
CITY OF LOMPOC 
PLANNING COMMISSION STAFF REPORT 

 
DATE: AUGUST 11, 2010 

TO:  MEMBERS OF THE PLANNING COMMISSION 

FROM: MORGEN BENEVEDO, ASSISTANT PLANNER 

 
RE:  CONDITIONAL USE PERMIT – CUP 10-04 

  
 
AGENDA ITEM NO. 1 
 
A request by Antonio Moretti, representing Taste of Santa Rita Hills, for Planning 
Commission consideration of a proposal for a Conditional Use Permit to operate a wine 
tasting room in an existing building.  The project is located at 1505 East Chestnut 
Avenue in the Business Park (BP) Zoning District (Assessor Parcel Number: 99-520-
03).  This action is exempt pursuant to the provisions of the California Environmental 
Quality Act (CEQA). 
 
SCOPE OF REVIEW: 
 
The Planning Commission is being asked to consider: 
 

• If the proposed tasting room is a use that is compatible with surrounding 
uses and appropriate for the site with a Conditional Use Permit; 

• If the Conditions of Approval are appropriate for the proposed project; and 

• If the required Findings of Fact for CUP 10-04 can be made. 
 
The Planning Commission has the authority to approve, conditionally approve, modify, 
or deny a Conditional Use Permit (Lompoc City Code Section 17.124.060). 
 
PLANNING COMMISSION ACTION: 
 

1) Adopt Resolution No. 681 (10) based upon the Findings of Fact in the 
Resolution and subject to the attached draft Conditions of Approval; or 

 
2) Provide alternate direction. 
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SITE DATA: 
 
1. Property Owner.......................................................Sobhani 2005 Trust 
2. Business Address ...................................................1505 East Chestnut Avenue 
3. Assessor Parcel Number ........................................99-520-03 
4. Site Zoning..............................................................Business Park (BP) 
5. General Plan Designation .......................................Business Park 
6. Site Use ..................................................................Industrial Park 
7. Surrounding Uses/Zoning .......................................North: Industrial / I 
 South: Hospital / PF 
 East: Industrial / I 
 West: Residential / 7-R-1 
 
BACKGROUND: 
 
1985  One story industrial building constructed. 
 
July 6, 2010 The City Council adopted Ordinance No. 1564 (10) 

approving Text Amendment TA 10-01 amending the City’s 
Zoning Ordinance Section 17.064.060 – Allowable Land Use 
and Permit Requirements to allow wine tasting rooms 
subject to obtaining a Conditional Use Permit.  A Condition 
of Approval has been included stating the Ordinance must 
be in effect prior to operation of the wine tasting room (COA 
P17). 

 
July 15, 2010  The Planning Division received an application for a 

Conditional Use Permit to operate a wine tasting room in an 
existing building. 

 
PROPOSAL: 
 
The proposal is for a Conditional Use Permit to operate a tasting room in an existing 
structure located at 1505 East Chestnut Avenue.  Total tenant space area is 700 
square feet.  The tasting room includes a wine cellar and a storage room.  The 
proposed use also includes wine sales, wine paraphernalia sales and wine shipping.  
The proposed tasting room operating hours are from 11:00 a.m. to 5:00 p.m. Thursday 
through Sunday. 
 
No exterior changes to the building are proposed.  The applicant is not requesting 
signage at this time.  Any future signage will be reviewed at staff level to ensure 
conformance with the approved sign program for the industrial park (COA P7). 
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Floor Plan 

 
 

 
CONFORMANCE WITH ADOPTED CITY POLICIES: 
 
General Plan: 
 
The General Plan designation for this property is Business Park and the stated purpose 
is: 

 
To provide areas for clean and attractive, planned industrial centers on large, 
integrated parcels of land upon which all activities are conducted indoors. 

 
With an approved Conditional Use Permit, the proposed wine tasting room would be 
consistent with the General Plan designation and all applicable policies. 
 
Zoning Ordinance: 
 
The zoning for this site is Business Park (BP).  Zoning Ordinance Section 17.064.060 
Allowable Land Use and Permit Requirements states that a wine tasting room is a 
permitted use in the BP District with a Conditional Use Permit from the Planning 
Commission.  
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The Conditional Use Permit process allows the Commission to evaluate each project 
individually and assure compatibility with existing uses.  If the Commission issues a 
Conditional Use Permit it will have the ability to return the permit for review, and 
possible imposition of additional conditions, should there be complaints or negative 
impacts on the surrounding uses.  
 
Site Plan: 
 
The site is located at 1505 East Chestnut Avenue.  The proposed wine tasting room 
will share the existing building with an office, a gunsmith, two winery industrial uses 
and a vacant tenant space.  The building to the north contains industrial and winery 
related uses.  Single family residential homes are located across Seventh Street to the 
west and existing industrial uses are located within the industrial park to the east.  The 
Lompoc Valley Medical Center is located south of the proposed site. 
 
 

Aerial Map 
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Proposed Tasting Room 

 
Parking 
 
Parking for this building is included in the calculations for the overall industrial park.  
Since the wine tasting facility will occupy a tenant space in an existing industrial 
building, and no changes to the building are proposed, no additional parking is 
required. 
 
 

http://images.google.com/imgres?imgurl=http://sjr.state.fl.us/education/images/l7expnsew.gif&imgrefurl=http://sjr.state.fl.us/education/waterways/students/lesson7/experiment.html&h=81&w=81&sz=1&hl=en&start=234&tbnid=RUJ5TfCr0AodrM:&tbnh=74&tbnw=74&prev=/images%3Fq%3Dnorth%2Barrow%2Bimage%26start%3D220%26gbv%3D2%26ndsp%3D20%26svnum%3D10%26hl%3Den%26sa%3DN�
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Based upon the information provided on the plans, the development would be in 
conformance with the Zoning Ordinance. 
 
Staff Review: 
 
No Development Review Board (DRB) meeting was held for the project since the 
request is limited to a new use in an existing building. 
 
The Building Division, Engineering Division, Fire Department, Police Department and 
Wastewater Division reviewed the project description and plans.  No project specific 
Conditions of Approval were provided. 
 
ENVIRONMENTAL DETERMINATION: 
 
The project is categorically exempt from review pursuant to Section 15301, Existing 
Facilities, of the California Environmental Quality Act (CEQA).  A Notice of Exemption 
will be filed pursuant to CEQA requirements following the Commission action. 
 
NOTICING: 
 
On July 30, 2010: 

1) Notice of the Public Hearing was published in the Lompoc Record;   
2) Notices were mailed to property owners within 300 feet by US mail; and 
3) The project site was posted by City staff. 

 
APPEAL RIGHTS: 
 
Any person has the right to appeal the Planning Commission action to the City Council 
within ten days of the action.  Contact a Planning Division staff member for the required 
appeal form; the fee is $257.80. 
 
ATTACHMENTS: 
 

1) Draft Resolution No. 681 (10) and Conditions of Approval 
2) Site Plan/Floor Plan 

(PC only with staff report, documents available for review in Planning Division) 
 
 
 
 
 Staff Report has been reviewed and approved for submission to the Planning Commission 

    

Arleen T. Pelster, AICP 
Community Development 

Director 
Date Lucille T. Breese, AICP 

Planning Manager Date 

 

http://www1.cityoflompoc.com/planningagenda/2010/100811/100811n1a1.pdf
http://www1.cityoflompoc.com/planningagenda/2010/100811/100811n1a1a.pdf


ATTACHMENT 1 

RESOLUTION NO. 681 (10) 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
LOMPOC APPROVING A CONDITIONAL USE PERMIT TO OPERATE A 
WINE TASTING ROOM IN AN EXISTING BUILDING AT 1505 EAST 
CHESTNUT AVENUE (CUP 10-04) 

 
WHEREAS, a request was submitted by Antonio Moretti, representing Taste of Santa Rita 
Hills, for Planning Commission consideration of a proposal for a Conditional Use Permit to 
operate a wine tasting room in an existing building.  The project is located at 1505 East 
Chestnut Avenue in the Business Park (BP) Zoning District (Assessor Parcel Number: 99-
520-03); and 
 
WHEREAS, the matter was considered by the Planning Commission at a duly-noticed 
public meeting on August 11, 2010; and 
 
WHEREAS, at the meeting of August 11, 2010, _______________ was present and 
answered Planning Commissioners’ questions and addressed their concerns; and 
 
WHEREAS, at the meeting of August 11, 2010, _______________ spoke in favor of, and 
_______________ spoke in opposition to, the proposal; and 
 
WHEREAS, this project is Categorically Exempt pursuant to the provisions of the California 
Environmental Quality Act (CEQA). 
 
NOW, THEREFORE, THE PLANNING COMMISSION OF THE CITY OF LOMPOC 

ESOLVES AS FOLLOWS: R
 
SECTION 1: After hearing testimony, considering the evidence presented, and due 

deliberation of the matters presented, the Planning Commission finds that the 
proposed wine tasting room, as conditioned, meets the requirements of the 
Lompoc City Code and is consistent with the applicable policies and 
development standards, therefore it can be found that: 

 
A. The proposed use, as conditioned, is consistent with the applicable 

policies and development standards set forth in Lompoc City Code 
Section 17.052.040. 

 
B. The site for the proposed use is adequate in size and topography to 

accommodate said use, and all yards, spaces, walls and fences, 
loading, and landscaping are adequate to properly adjust such use 
with the land and uses in the vicinity. 

 
C. The conditions stated in the decision are deemed necessary to protect 

the public health, safety, and welfare. 
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D. The site of the proposed wine tasting room, relates to streets and 
highways adequate in width and pavement to carry the quantity and 
kind of traffic generated by the proposed use. 

 
E. The proposed wine tasting room will have no adverse effect upon the 

abutting and surrounding property from the permitted uses thereof. 
 
SECTION 2: Based upon the foregoing, CUP 10-04 is approved as proposed on August 

11, 2010, subject to the conditions attached as Exhibit A which are 
incorporated by reference as if fully set forth herein. 

 
The foregoing resolution, on motion by Commissioner _______________, seconded by 
Commissioner _______________, was adopted at the regular Planning Commission 
meeting of August 11, 2010 by the following vote: 
 
 
 

AYES: 
 
NOES: 
 

 
 
    
Arleen T. Pelster, AICP, Secretary Jack Rodenhi, Chair  
 
 
Attachment: Exhibit A - Conditions of Approval 

http://www1.cityoflompoc.com/planningagenda/2010/100811/100811n1a1a.pdf


EXHIBIT A 

  
DRAFT Conditions of Approval 1 
CUP 10-04 – Wine Tasting Room Planning Commission Review 
1505 East Chestnut Avenue August 11, 2010 

CONDITIONS OF APPROVAL 
CUP 10-04 – TASTE OF SANTA RITA HILLS 

1505 EAST CHESTNUT AVENUE – APN: 99-520-03 
 

The following Conditions of Approval apply to the plans for CUP 10-04, received by the Planning Division 
and stamped on July 15, 2010, and reviewed by the Planning Commission on August 11, 2010. 
 
I. PLANNING 
 
 Planning – General Conditions 
 

P1. All applicable provisions of the Lompoc City Code are made a part of these conditions of 
approval in their entirety, as if fully contained herein.   

 
P2. In conformity with Sections 17.140.010, 17.152.010, and 17.152.020 of the Lompoc City 

Zoning Ordinance, the violation of any condition listed herein shall constitute a nuisance 
and a violation of the Lompoc City Zoning Ordinance and the Lompoc City Code.  In 
conformity with Section 1.24.010 of the Lompoc City Code, a violation of the Lompoc City 
Code and the Lompoc City Zoning Ordinance is a misdemeanor and shall be punishable 
as provided by law.  In addition to criminal penalties, the City may seek injunctive relief to 
specifically enforce the Conditions of Approval.  The applicant agrees to pay for all 
attorney’s fees and costs, including, but not limited to, staff time incurred by the City in 
obtaining injunctive relief against the applicant as a result of a failure of the applicant to 
fully perform and adhere to all of the Conditions of Approval.   

 
P3. Owner agrees to and shall indemnify, defend, protect, and hold harmless City, its officers, 

employees, agents and representatives, from and against any and all claims, losses, 
proceedings, damages, causes of action, liabilities, costs and expenses, including 
reasonable attorney’s fees, arising from or in connection with, or caused by (i) any act, 
omission or negligence of Owner, or their respective contractors, licensees, invitees, 
agents, sublessees, servants or employees, wherever on or adjacent to the Property the 
same may occur; (ii) any use of the Property, or any accident, injury, death or damage to 
any person or property occurring in, or on or about the Property, or any part thereof, or 
from the conduct of Owner’s business or from any activity, work or thing done, permitted or 
suffered by Owner or its sublessees, contractors, employees, or invitees, in or about the 
Property, other than to the extent arising as a result of City’s sole active negligence or to 
the extent of any willful misconduct of the City; and (iii) any default in the performance of 
any obligations of Owner’s part to be performed under the terms of this Agreement, or 
arising from any negligence of Owner, or any such claim or any action or proceeding 
brought thereon; and in case any action or proceedings be brought against the City, its 
officers, employees, agents and representatives, by reason of any such claim, Owner, 
upon notice from City, shall defend the same at its expense by counsel reasonably 
satisfactory to City. 
 
Owner further agrees to and shall indemnify, defend, protect, and hold harmless the City, 
its officers, employees, agents and representatives, from and against any and all actions 
brought by any third party to challenge the Project or its approval by the City, including 
environmental determinations.  Such indemnification shall include any costs and expenses 
incurred by Agency and City in such action(s), including reasonable attorney’s fees. 
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P4. The applicant is advised that certain fees and charges will be collected by the City prior to 
issuance of building permits and/or prior to issuance of certificates of occupancy. 

 
P5. These conditions of approval shall be noted on the construction drawings filed for any 

building permits, including the Planning Commission resolution number and the applicant's 
signed affidavit agreeing to comply with the conditions. 

 
P6. Any revisions made by the Planning Commission and specified in the planning conditions 

of approval shall be shown on a revised plan submitted for Building permits. 
 
P7. Prior to the installation of any signage or sign related construction the applicant shall 

obtain all appropriate permits.  Signs must conform to the existing approved sign program. 
 
Planning – Conditional Use Permit Conditions 

 
P8. The right to use an occupancy permit shall be contingent upon the fulfillment of any 

general and special conditions imposed by the conditional use permit procedure. 
 

P9. All of the special conditions shall constitute restrictions running with the land and shall be 
binding upon the owner of the land, his successors or assigns and a covenant to the effect 
may be required. 

 
 P10. The applicant shall consent to all of the conditions in writing. 
 

P11. The resolution granting the application, together with all consent forms and a description of 
the property shall be recorded by the Recorder of the County of Santa Barbara prior to 
issuance of a certificate of occupancy. 

 
P12. This Conditional Use Permit may be reviewed and reconsidered by the Planning 

Commission at any time for the purpose of imposing new conditions to mitigate a nuisance 
or to revoke the permit to abate a nuisance. 

 
P13. The use permit granted is conditioned upon the rights or privileges acquired thereby being 

utilized within one year after the effective date of approval, and should the rights or 
privileges authorized hereby fail to be executed or utilized within said year, or when a 
building permit has not been issued within said year, or when some form of work is 
involved which has not actually commenced within said year, or if so commenced, is null 
and void; unless such permit has not been utilized or such construction work started or 
completed within such one year period by reason of delays caused by the City in 
approving plans, in which event the Community Development Director shall grant and 
record a commensurate extension.  The Planning Commission may, at its discretion, and 
with the consent or upon request of the permittee, for any cause, grant a reasonable 
extension of time in addition to the one (1) year period hereinabove provided.  Such a 
request for extension shall have been filed with the Secretary of the Planning Commission 
fifteen (15) days prior to the expiration of the one (1) year. 
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Planning – Architectural Conditions  
 
P14. If new mechanical, ventilation, and/or utility equipment is proposed, it shall be 

architecturally screened to prevent visibility from public view and shall be designed and 
placed to harmonize with the major structures on the site and with the neighborhood. 

 
P15. No outside vending machines, except fully enclosed newspaper racks, shall be allowed 

on-site.  
 
Planning – Mitigation Monitoring Conditions 

 
P16. If new exterior lighting is proposed, two copies of the lighting plan shall be submitted to the 

Building Division with the building plans.  The lighting plan shall be reviewed and approved 
by the Engineering and Planning Divisions prior to issuance of any permits for the project. 
 The plan shall incorporate the following: 

 
a. Details for external light fixtures both on and off the building(s), all lighting within 

private streets (including conduit and wiring), external illuminated signage, and any 
light fixtures at ground level.  All lighting shall be shielded to prevent glare and 
minimize light intrusion to adjacent properties.   

 
Planning – Project Specific Conditions 
 
P17. The CUP is not effective until and unless Ordinance No. 1564 (10) becomes effective and 

after the appeal period has expired.  The wine tasting room shall not operate prior to 
August 22, 2010. 

 
P18. The applicant shall contact the County of Santa Barbara Health Department and the State 

of California Alcoholic Beverage Control for appropriate permits. 
 

II. BUILDING AND FIRE SAFETY 
 
 Building – General Conditions 
 

B1. Project shall comply with the most recent adopted City and State building codes. 
 

B2. Plans shall be submitted by a California licensed architect and/or engineer. 
 

B3. Approved fire-resistive assemblies shall be provided for occupancy and/or exterior wall 
protection. Parapets may be required in accordance with the CBC and CFC. 

 
B4. Dimensioned building setbacks and property lines, street centerlines, and between 

buildings or other structures shall be designated on plot plans. 
 

B5. All property lines and easements must be shown on the plot plan.  A statement that such 
lines and easements are shown is required. 
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B6. The Title Sheet of the plans shall include: 
a. Occupancy group 
b. Description of use 
c. Type of construction 
d. Height of the building 
e. Floor area of building(s) 
f. Fire sprinklers 

 
B7. California disabled access regulations shall be incorporated within the plans.  

 
Please note: No accessibility is shown on proposed  plan (restrooms, point of sale, 
counter height ,entrance, parking, ISA decal, etc.). 
 

B8. Project shall comply with current City and State water conservation regulations. 
 

B9. Dust and erosion control shall be in conformance with standards and regulations of the 
City of Lompoc. 
 

B10. A licensed surveyor/engineer shall verify pad elevations, setbacks, and roof elevations. 
 

B11. Stairs, ramps, decks, and platforms shall meet the strict guidelines in the most recent 
adopted Building Code. 

 
B12. Buildings shall comply with the State’s Energy Regulations. 

 
B13. A sound transmission study complying with the most California Building Code may be 

required.  Sound transmission controls according to CBC Appendix Chapter 12 shall be 
clearly identified on the plans. 
 

B14. Elevators shall require separate permits from the appropriate State Agency and comply 
with all disabled access regulations. 

 
III. FIRE 
 
 Fire – Access Conditions 
 

F1. All required access roads on the site shall be in service prior to the start of framing 
construction.  The roads shall have: 1) an all-weather surface; 2) a minimum vertical 
clearance of 14 feet; and 3) a minimum width of 20 feet.  All dead-end access roads in 
excess of 150 feet in length shall have a minimum outside turn around radius of forty (40) 
feet and/or a minimum inside turn around radius of thirty (30) feet. 

 
F2. All permanent gates on required access roads shall have a means for Fire Department 

access either: 1) an approved key box containing appropriate keys or gate combination, or 
2) if electrically operated, an approved key operated switch.  Provisions must be made to 
open electrically operated gates in the event of a power failure. 

 
F3. Fire Department access shall comply with ICFC Chapter 5 and IFC Appendix C-D. 
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F4. An approved key box containing appropriate keys to buildings shall be made accessible 
and installed according to City Standards. 

 
Fire – Water Supply Conditions 

 
F5. Fire Hydrants shall be provided in accordance with  

CFC Chapter 5 and IFC Appendix B-C.  
 

a. The number and spacing of fire hydrants shall be in accordance to IFC 
Appendix B-C. 

b. Fire Department access and water supply shall be in accordance with CFC 
Chapter 5 and IFC Appendix B, C and D. 

 
F6. All fire hydrants shall be in service prior to the start of framing construction. 

 
F7. Fire sprinkler connections shall have unobstructed access to a fire hydrant within 150 feet. 

 
 Fire – Equipment and Protection System Conditions 
 

F8. Fire alarm systems are required in accordance with the most restrictive of the following: 
the Uniform Fire Code, the Uniform Building Code, or the Lompoc City Code. 

 
F9. Automatic sprinkler systems are required in accordance with the most restrictive of the 

following: the California Fire Code, the California Building Code, and the Lompoc City 
Code.  

 
 Note:  Materials in storage area may invoke code requirements 
 

F10. Fire alarm systems and automatic sprinkler systems shall be supervised on a 24-hour 
basis at a location approved by the Fire Department. 

 
F11. Four sets of plans for fire alarm systems and sprinklers shall be submitted to the Building 

and Fire Safety Division for review and approval, prior to the start of framing construction. 
When approved, two sets of the plans will be returned to the applicant, two sets will be 
retained by the Building and Fire Safety Division. Plan submittal and installation shall be in 
accordance with National Fire Protection Association and CFC standards and regulations. 

 
F12. All fire extinguishers required to have an ‘A’ rating shall have a minimum rating of 

2A10BC. Location, number and types shall be in accordance to CFC and NFPA 
Standards. 

 
IV. POLICE DEPARTMENT 
 

No General of Project Specific Conditions 
 

V. ENGINEERING  
 
 No General or Project Specific Conditions 
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VI. WASTEWATER 
 
 No General or Project Specific Conditions 
 
 
 
 
I, Antonio Moretti, project applicant, do hereby declare under penalty of perjury that I accept all conditions 
imposed by the Planning Commission in their approval of the wine tasting room.  As the project applicant, 
I agree to comply with these conditions and all other applicable laws and regulations at all times. 
 
 
 

    
Name Date 
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