EXHIBIT A - FINDINGS
NAPA COUNTY CONSERVATION, DEVELOPMENT AND PLANNING DEPARTMENT

CONSERVATION & DEVELOPMENT PLANNING COMMISSION

INGLEWOOD VILLAGE BUSINESS PARK – MEDICAL OFFICES
USE PERMIT MODIFICATION (#P10-00057-MOD)
APN 027-120-063

May 5, 2010
ENVIRONMENTAL DETERMINATION:

The Conservation, Development, and Planning Commission (Commission) has reviewed this project pursuant to the provisions of the California Environmental Quality Act (CEQA) and Napa County’s Local Procedures for Implementing CEQA and makes the following finding(s):

1. That the proposed project is Categorically Exempt pursuant to Section 15301, Class 1, of the State CEQA Guidelines, which exempts permitting/leasing of existing private structures.
PLANNING AND ZONING ANALYSIS:
USE PERMIT:  The following findings must be made in order to approve the use permit modification:

2.
The Commission has the power to issue a Use Permit Modification under the Zoning Regulations in effect as applied to property.

Analysis: The project is consistent with the CN, Commercial Neighborhood zoning district regulations that apply to this property.  Medical offices are permitted in an CN zone district with approval of a use permit. Requirements of the Napa County Code (Zoning Regulations, as amended) can be met.

3.
The procedural requirements for a Use Permit set forth in Chapter 18.124 of the Napa County Code (zoning regulations) have been met.
Analysis: The use permit modification application has been filed and notice and public hearing requirements have been met.  The hearing notice and was posted on April 23, 2010 and copies were forwarded to appropriate persons on the mailing list.
4.
The grant of the Use Permit modification, as conditioned, will not adversely affect the public health, safety or welfare of the County of Napa.

Analysis:  Granting the use permit modification for the project as proposed and conditioned will not affect the health, safety or welfare of the County.  Various County departments have reviewed the project and commented regarding access, parking, building permits, and fire protection.  Conditions are recommended which will incorporate these comments into the project to assure the protection of the public health, safety, and welfare.

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 and the Airport Industrial Area Specific Plan.

Analysis: Compliance with the Zoning Ordinance 

The proposed use is consistent with the CN (Commercial Neighborhood) zoning district regulations, which allows medical offices.  The buildings and site improvements have all been constructed.  This proposal is simply to occupy a vacant tenant space.
Analysis: Compliance with the General Plan

The project site is designated as AR (Agricultural Resource) on the County’s adopted General Plan Land Use Map and is zoned CN (Commercial Neighborhood).  General Plan Agricultural Preservation and Land Use Policy AG/LU-45 allows for the continuation and limited expansion of existing commercial uses which are located on commercially-zoned property, despite the fact that the underlying General Plan land use designation may be agricultural. Additionally, General Plan Agricultural Preservation and Land Use Policy AG/LU-103 states that, "all land zoned for commercial uses in the South St. Helena area... shall be allowed to develop in conformance with that commercial zoning as if it were designated (for commercial uses) on the Land Use Map." Both policies AG/LU-45 and AG/LU-103 are applicable to the subject parcel as it is located within the CN zoning district, the AR General Plan land use designation, and the South St. Helena area. No new structures or site improvements are proposed as part of this application and none would foreseeably result from its approval. All existing and previously approved development is consistent with County zoning regulations and General Plan policies.

6.
That the proposed use would not require a new water system or improvement 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 §’s13.15.070 or 13.15.080 of the County Code.

Analysis: All public utilities and improvements, including water, septic, storm drains, streets, and sidewalks, were required and installed as part of the original development.  A new water system would not be required as a result of this project.
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