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This memorandum supplements the October 19, 2011, Planning Commission staff report to amend the Zoning Ordinance regarding the use of the existing restaurants and banquet facilities at the Chardonnay and Eagle Vines golf courses. 
The Proposed Ordinance Amendment

As described in the staff report, the proposed Zoning Ordinance amendment is intended to allow restaurants and banquet facilities at the two existing golf courses located in the proximity of the Airport Industrial Area to be open to the general public as an accessory use.  Should the golf courses cease operations so too would the accessory use.  By limiting the application of the proposed text amendment to a geographically specific area, the action should not set a precedent for other existing commercial recreational activities elsewhere in the unincorporated areas of the county.   In addition, the proposed text amendment addresses patronage of the restaurants and banquet facilities at the two golf courses which are accessory to the golf courses and does not establish new or additional uses, or change or alter the agricultural zoning designation.  

The proposed Zoning Ordinance text amendment is intended to allow the restaurants and banquet facilities at both golf courses to be open to the general public instead of serving only those patrons and their guests that play golf that day or in connection with a golf event.   As contained in the current text of the Zoning Ordinance, “grant of a use permit shall include any accessory uses.”  This ordinance will clarify the extent of accessory uses that may be conducted in association with the Eagle Vines and Chardonnay golf courses.   As proposed, the text amendment would only be applicable to these two golf courses as language included in the zoning text amendment specifically limits the applicability of the amendment to golf courses within one-mile of the Airport Industrial Area that were approved prior to October 1, 2011.
General Plan Conformity Required


As noted in the staff report, both golf courses are in the Agricultural Watershed zoning district which allows "Parks and Rural Recreation" uses, such as golf courses with associated accessory uses, upon approval of a use permit.  The Eagle Vines golf course and the western portion of the Chardonnay golf course have a General Plan designation of Industrial.  The remainder of the Chardonnay site has a General Plan designation of Agriculture, Watershed and Open Space.  According to Table AG/LU-B the AW zoning designation is consistent with all General Plan designations.  All of the structures on the Eagles Vines property are contained within the Industrial land use designation.  All of the structures on the Chardonnay site lie within the Agriculture, Watershed and Open Space land use designation. 


A number of General Plan goals and policies, summarized below, offer support for the conclusion that the proposed Zoning Ordinance text amendment is consistent with the General Plan:

· Goal AG/LU‐5: With municipalities, other governmental units, and the private sector, plan for commercial, industrial, residential, recreational, and public land uses in locations that are compatible with adjacent uses and agriculture.

· Policy CON-1: The County will preserve land for greenbelts, forest, recreation, flood control, adequate water supply, air quality improvement, habitat for fish, wildlife and wildlife movement, native vegetation, and natural beauty.  The County will encourage management of these areas in ways that promote wildlife habitat, renewal, diversification, and protection.
· Goal E-2: Develop and promote a diversity of business opportunities, which do not conflict with agriculture.
· Policy E-6: The County values the businesses which currently operate in Napa County.  Business retention strategies will be integral to meeting the County’s economic goals.

· Goal CON-17 Reduce air pollution and reduce local contributions to regional air quality problems, achieving and maintaining air quality in Napa County which meets or exceeds state and federal standards.
· Policy ROS-16: recreational uses on lands designated for agriculture should be encouraged only where those uses will not deplete or degrade natural resources on which nearby or on-site agriculture depends, and will not adversely affect the commencement, intensification, or continuation of local agricultural activity.
· Policy ROS-30: Other than at Lake Berryessa, recreational facilities should be designed and scaled to serve the needs of county residents, recognizing that facilities that serve local residents will also serve visitors, that visitors can help pay for the construction and operation of recreational facilities beneficial to residents, and that the provision of additional nature-based recreational opportunities is an important tool for achieving economic development goals while also reducing potential adverse impacts of tourism.


The policies listed above recognize that non-agricultural uses such as recreational uses have a place and serve a need in the County.  The proposed Zoning Ordinance amendment would not affect the principal use of the property; it would address patronage of allowable accessory uses that are subordinate to the golf courses.   These existing restaurants, in particular, would also serve local business park employees that currently have limited options within the vicinity.  In addition, given the proximity to the nearby business park, vehicle miles travelled would be reduced as these restaurants could provide an alternative to driving to the cities of Napa or American Canyon for eating establishments.   The proposed text amendment does not change the underlying General Plan or zoning designations thereby preserving potential future agricultural use of the properties.


For the reasons discussed here, staff believes that the propose Zoning Ordinance text amendment would be consistent with the General Plana and would not be applicable to other areas of the County given its limited scope.
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