EXHIBIT A
FINDINGS
Piner’s Ambulance Service Use Permit 
#P09-00536-UP
2020 Imola Avenue, Napa
 Assessor’s Parcel #: 046-311-012
Approval of a Use Permits to establish an ambulance dispatch substation to include: 

· 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
Environmental Determination 

1.
This project is Categorically Exempt pursuant to Section 15303 of the California Environmental Quality Act (Class 3 – New Construction or Conversion of Small Structures).  The project consists of a change of use from a secondary dwelling unit to living quarters for ambulance crews, which qualifies for this exemption class because it represents a conversion of less than three single-family residences from a residential use to a quasi-public use and it is consistent with the RS:UR zoning district.  Additionally, the project will require only minor alterations to the site and interior of the structure consisting of trimming landscaping and installing fire alarms.  The secondary dwelling unit may return to use as a residence in the event that the quasi-public use is discontinued.
Use Permit Required Findings
The Commission has reviewed the use permit request in accordance with the requirements of the Napa County Code Section18.124.070 and makes the following findings:

2.
The Commission has the power to issue a use permit under the zoning regulations in effect as applied to the property. 

Analysis: The project is consistent with RS:UR (Residential Single: Urban Reserve) zoning district regulations.  Quasi-public uses are allowed in any zoning upon grant of a use permit pursuant to Napa County Code Section 18.120.010.B.9.  Napa County Code Section 18.08.497 defines a "quasi-public use" as:  "...a use serving the public at large, and operated by a private entity under a franchise or other similar governmental authorization designed to promote the interests of the general public or operated by a recognized civic organization for the benefit of the general public."  See findings 7 through 9 below concerning required findings for grant of use permits within the :UR – Urban Reserve Combination zoning district.  The project satisfies the required findings of the :UR – Urban Reserve district.
3.
The procedural requirements for a use permit set forth in Chapter 18.124 of the Napa County Code (Use Permits) have been met.  

Analysis: The use permit application has been filed, noticed and public hearing requirements have been met. The hearing notice was posted on January 22, 2010, published on January 24, 2010, and copies were forwarded to property owners within 300 feet of the subject parcel. 

4.
The granting of the use permit, as conditioned, will not adversely affect the public health, safety or welfare of the County of Napa.  

Analysis: Various County departments have reviewed the project and have determined that the use does not trigger any changes to the existing conditions.  The use consists of converting an existing secondary dwelling unit into crew member living quarters, and parking and dispatch one ambulance from the site.  The project site is already connected to City water and sewer and has an improved driveway accessing Imola Avenue.  The ambulance will dispatch from the site approximately 7 to 10 times daily (24 hour period) and two-person crews will rotate onto the site in 48-hour shifts.  Consequently, the use characteristics of the projects, as far of traffic, water, sewer and other health, safety and welfare aspects of the property will not discernibly change from that which exists and is current not adversely affecting the public.  Furthermore, conditions are recommended which will assure the ongoing protection of the public health and safety.

5.
The proposed use complies with applicable provisions of the Napa County Code and is consistent with the policies and standards of the Napa County General Plan.

Analysis: The proposed use complies with applicable provisions of the Napa County Code and is consistent with the policies and standards of the Napa County General Plan.  The subject parcel is located on land designated Rural Residential on the County’s adopted General Plan Land Use Map and lies within the City of Napa’s Rural Urban Limit (RUL) line.  County policies concerning the RUL call for property to annex before it is further urbanized.  As noted in findings 7 through 9 below, this project is not considered urbanization because no improvements or changes to the site are occurring other than an ambulance will be parked on site behind an existing gate and dispatched several times a day.  An existing second unit will be used as crew living quarters, and the existing primary dwelling will continue to be used solely in a residential capacity. 

County General Plan policies applicable to the proposed use are as follows:

AG/LU-20.5:  New public safety facilities shall be located within existing urbanized (i.e. non-agricultural) areas of the County and the County shall require site specific analysis of new public safety facilities prior to their construction.

Comment:  The proposed used is located within an area designated by the County as urban and site specific analysis has occurred in reviewing the use permit.

AG/LU-27:  For the purposes of this General Plan, the term “urbanized” or “urbanizing” shall include subdivision, use or development of any parcel of land for non-agricultural purposes.  Engaging in nature-based recreation or agriculturally compatible uses that are permitted in the applicable zoning district without the issuance of a use permit, such as development of one single-family house and/or second unit on an existing legal lot, shall not be considered urbanizing.

Comment:  The project site is currently urbanized and contains a single family home and second unit.  The use of the single family main residence will not change as a result of converting the second dwelling unit to ambulance crew guest quarters.  The project is not considered further urbanization of the existing urbanized setting.  Annexation to the City is required as a condition of approval as such time the City wishes to proceed with annexation.

AG/LU-29:  Governmental uses and public utility uses shall be permitted in appropriate locations.  Only those new governmental and public utility uses which specifically implement programs mandated by the state or federal government shall be permitted in non-urban areas....

Comment:  The project site is located in an urbanized area that will be annexed to the City of Napa at a future date.  The use does not convert agriculturally-designated lands.

SAF-4:  Encourage intergovernmental and regional cooperation directed toward providing for a continuing high level of public services and coordination of services during a disaster.

Comment:  County and City Planning Division representatives coordinated on review of the proposal to ensure consistency with both City and County General Plan and Zoning.  Cooperation occurred over the Urban Reserve zoning standard that requires annexation to the City, wherein the City consented to County implementation of the use permit with annexation to follow at a later date.  This cooperation was necessary to allow ambulance dispatch to continue from this general area.  Had the City required annexation prior to grant of a use permit, ambulance dispatch from this area would likely have been interrupted for several month or possibly longer.

6.
The proposed use would not require a new water system or improvements causing significant adverse effects, either individually or cumulatively, on the affected groundwater basin in Napa County, unless that use would satisfy any of the other criteria specified for approval or waiver of a groundwater permit under Napa County Code Section 13.15.070 or Section 13.15.080.  

Analysis:  The property and both residences are currently connected to City water and Napa Sanitation District sewer.  No changes to these connections are proposed or required in order to facilitate the use permit.
.

Urban Reserve Combination Zoning District Required Findings:
7. 
The proposed development is consistent with the general plan and zoning policies of the city that would be applicable were the same development proposed to be located within the city;
Analysis:  The subject property is designated for residential land uses by the City General Plan.  Upon annexation, the City would apply a residential zoning to the property.  The City’s residential zoning districts allow quasi-public uses, such as this ambulance service, with grant of a conditional use permit by the City Council.  The City requires design review in concert with the grant of the conditional use permit.  The extent of improvements required by the City through the design review process must directly relate to the extent of changes occurring to the property.  As such, demolition and rebuilding of the site would require all new improvements to be constructed to City standards and would include such items as installation of curbs, gutter, sidewalk and street widening.  The ambulance service involves no changes to the project site.  The second dwelling unit will be used as crew living quarters.  As such, City Staff have indicated that upgrade of the site to meet City standards (i.e. – curb, gutter, sidewalk, widening) would not be required had the property already annexed to the City.
City Staff have reviewed the development for consistency with the City General Plan and Zoning as found the project, as conditioned, to comply as described in their letter of January 26, 2010.  

8.
A reasonable annexation request has been made and denied within one year of the use permit application being filed; and

Analysis:  During the Fall and Winter of 2009, the applicant contacted City of Napa Community Development Staff concerning the requested use of the property and whether annexation would be necessary.  City Staff concluded that annexation would not be required at this time and have consented to the County issuing the requested use permit.  The annexation process is lengthy, costly, and would require additional adjoining properties to participate in order to complete.  As such, this use, which currently operates from a residence at 2002 Imola Avenue located approximately 500 ft. from the residence, and which provides an important quasi-public service to the general surrounding area, would likely not be able to continue operation from its current location during the course of completing an annexation for the new location.  Consequently, and in response to the distinct possibility that ambulance dispatch from this general area could be discontinued, City Staff denied requiring annexation and chose instead to require the applicant to annex in the future when the City proceeds with annexation of other adjoining properties.  Given that no improvements to the property are necessary to issue the use permit, this refusal by the City to process an annexation request concurrent with this use permit satisfies the intent and purpose of the Urban Reserve Combination District and the findings and requirements set forth in Section 18.100.030 of Napa County Code.
9.
No reasonable use of the property exists should the uses that require the issuance of a use permit in the primary zone continue to be prohibited.

Analysis:  Prior to grant of the use permit the property has been in use as a residence with a second unit.  The project will result in the second unit being used by ambulance crews as living quarters.  Although this constitutes a change of use from a dwelling unit to a quasi-public service use, the use of the property and second unit will essentially function in the same manner as residence.  Ambulance crews will sleep, eat, cook meals, bath and otherwise utilize the residence in a residential fashion.  Consequently, the granting of the use permit will not discernibly alter the existing reasonable use of the property.  In addition, the existing primary dwelling unit on the property will continue its use.  The use permit has been conditioned such that it will not readily be apparent that an ambulance is being dispatched from this location.  For all intensive purposes, the use of the property will not be substantively altered as a result of granting this use permit.
The intent of the Urban Reserve Combination District is to insure that urbanization of a property only occur in association with annexation to the City.  In this case, the proposed project is not considered urbanization although grant of a use permit is required to allow the use.  The use is not considered urbanization because no improvements to the property are occurring or being enabled with the grant of this use permit and there are no agricultural uses on the property.  Further, the project has been required to annex to the City in the future as part of grant of this use permit.
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