CONDITIONS OF APPROVAL

PINER’S AMBULANCE SERVICE SUBSTATION
P09-00536-UP


1. SCOPE:  The permit shall be limited to:

· Establish a “quasi-public use” consisting of an ambulance service within an existing secondary residence at 2020 Imola Avenue with 24 hour a day, 7 days a week living quarters for rotating 2-person ambulance crews, including use of cooking, bathing, sleeping facilities, and leisure activities by crew members awaiting deployment
· Dispatch/deployment of one ambulance from the property;

· 2 crew member personal vehicle parking spaces (depicted on site plan);

· 1 ambulance parking space located behind the existing gate located between the two houses with the gate to remain closed when the ambulance is parked at the property;

· Continued use of the main residence (Home B depicted on the site plan and narrative) as a residence which shall not be used in any capacity related to this ambulance service substation;
· No change to existing water and sewer connections.


(Assessor’s Parcel Number:  046-311-012)
The project shall be designed in substantial conformance with the submitted site plan, elevation drawings, and other submittal materials and shall comply with all requirements of the Napa County Code. It is the responsibility of the applicant to communicate the requirements of these conditions and mitigations (if any) to all designers, contractors, employees, and persons associated with the project to ensure compliance is achieved. Any expansion or changes in use shall be by the approved in accordance with Section 18.124.130 of the Napa County Code and may be subject to the Use Permit modification process.

2. PROJECT SPECIFIC CONDITIONS:  The permittee shall comply with the following:
a.
Pursuant to Napa County Code Section 18.120.010.B.9, this ambulance service use permit has been granted under the provision that allow a quasi-public use pursuant to Napa County Code Section 18.08.497, and therefore, this use permit is made expressly contingent upon the permittee being under contract to provide public ambulance services to the general public.  In the event that the permittee is not under contract to provide public ambulance services as specified, this use permit shall automatically terminate and all ambulance related dispatch and crew member accommodations shall cease immediately.  Prior to commencing the use, the permittee shall provide the County documentation that the ambulance service is under contract to provide public service to the general public.  From the point of commencing the use, on an annual basis the permittee shall provide the County, or City upon annexation, documentation that the ambulance service remains under contract to provide public service to the general public.
b.
Pursuant to mandatory findings for grant of a use permit within the :UR – Urban Reserve Zoning District (Napa County Code Section 18.100.303), and as set forth by the City of Napa as specified in their letter of January 26, 2010, the permit was authorized in advance of required annexation to the City of Napa.  The permittee hereby consents to annexation of the property to the City of Napa at such future time it is pursued by the City and waives any right to object to the future annexation.
c.
The crew member quarters shall be used solely by crew members who are on their work shift.  No visitors are permitted at the residence excepting that non-residing employees of the ambulance service are permitted.
d.
There shall be no signage displayed on the property advertising the ambulance service. 
e.
Ambulance sirens shall not be turned on (made audible) until the ambulance has traveled a minimum of 500 ft. from the subject property.  Shurtleff Avenue is located approximately 500 ft. west of the project site.  Wildwood Court is the second street intersection located approximately 500 ft. east of the subject property.  The permittee shall direct ambulance drivers to limit use of sirens along Imola Avenue and within the surrounding neighborhood street which are beyond 500 ft. from the subject property.
f.
There shall be no disposal of medical waste on the subject property.  All medical waste shall be disposed of in accordance with State and Federal laws and at an appropriately designated off-site location.
g.
No changes to the physical improvements of the subject property have been proposed or approved as part of this application.  The property shall be maintained in an orderly and well-kept fashion.  Any new exterior lighting is subject to prior County approval, or City approval upon annexation, and shall be directed downward and be the minimum necessary for security, safety, or operations and shall incorporate the use of motion detection sensors to the greatest extent practical. No flood-lighting or sodium lighting of the building is permitted, including architectural highlighting and spotting.
h.
All existing landscaping to be maintained in an orderly and weed-free state.  Landscaping near Imola Avenue and the existing driveway shall be prune to meet County site distance requirements.  The permittee shall complete pruning to the satisfaction of the Public Works Department prior to commencing the use.
i.
The ambulance shall be stored behind the gate located between the two houses when it is present on-site.  With the exception of allowing the vehicle to warm up, the ambulance shall not be left idling while on the subject property.  A maximum of 1 ambulance is permitted on site.
j.
At the discretion of the permittee, this use permit may be abandoned at any point by providing the County, or the City of Napa upon annexation, a letter signed by the permittee and property owner declaring that intent.  Nothing in this use permit shall preclude the conversion of the second dwelling unit (Home A) back into a residential living unit upon abandonment of the use permit.  The use permit shall be abandoned in writing prior to the second dwelling unit being returned to residential use unassociated with ambulance crew living quarters and dispatch.

3.
INDEMNIFICATION
An indemnification agreement, in the form attached hereto, shall be signed and returned to the County within twenty (20) days of the granting of this approval. 

4.
MONITORING COSTS: 

All staff costs associated with monitoring compliance with these conditions, previous permit conditions and project revisions shall be borne by the permittee and/or property owner. Costs associated with conditions and mitigation measures that require monitoring, including investigation of complaints, other than those costs related to investigation of complaints of non-compliance that are determined to be unfounded, shall be charged.   Costs shall be as established by Board Resolution in accordance with the hourly consulting rate established at the time of the monitoring. Violations of conditions of approval or mitigations measures caused by the permittee’s contractors, employees, and guests are the responsibility of the permittee.

The Planning Commission may implement an audit program if compliance deficiencies are noted. If evidence of compliance deficiencies is found to exist by the Planning Commission at some time in the future, the Planning Commission may institute the program at the applicant’s expense (including requiring a deposit of funds in an amount determined by the Commission) as needed until compliance assurance is achieved. The Planning Commission may also use the data, if it is so warranted, to commence revocation hearings in accordance with section 18.124.120 of the County Code.

Piner’s Ambulance Service, #P09-00536

