
 

  

MINUTES OF THE REGULAR MEETING 
OF THE LOMPOC PLANNING COMMISSION 

September 22, 2010 

draft 
ROLL CALL:  Commissioner Helen Free 
   Commissioner Nick Gonzales 

Commissioner Kate Griffith 
Commissioner Frank Hain 
Commissioner Jack Rodenhi  

       
STAFF:  Community Development Director Arleen Pelster 
   Planning Manager Lucille Breese 

Assistant City Attorney June Ailin 
Rachel Cook, Gatzke, Dillon and Ballance 
Tony Locacciato, Principal, Impact Sciences 

   Principal Planner Keith Neubert 
Assistant Planner Morgen Benevedo 

   Staff Assistant Angela Wynne 
 
 
Chair Rodenhi advised the audience that the on the Wal-mart Expansion project had been 
closed at the last meeting. 
 
ORAL COMMUNICATIONS:   
 
Robert Cuthbert, resident – stated that public safety and urban blight is not adequately 
addressed in the Wal-mart EIR and that the EIR documents needs to be reexamined. 
 
Ben Schaub, resident – expressed support for the Wal-mart expansion project; indicated that 
he had provided correspondence to both the Planning Commission and the City Council; and, 
noted that Lompoc’s unemployment rate is at 16%. 
 
Karen Franenberger, resident – noted corrections to her letter printed in the Lompoc Record 
and indicated her support for the Wal-mart expansion project. 
 
Fred Yaiser, resident – did not provide comment to the Commission. 
 
Cheryl Wilson, resident – expressed support for the Wal-mart expansion and noted she was 
impressed with the promotional opportunities and health care plan provided to the 
employees. 
 
APPROVAL OF MINUTES: 
 
The draft minutes from the August 25, 2010 meeting were not available for consideration.    
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CONSENT CALENDAR:   
 
None. 
 
PUBLIC HEARING ITEM: 
 
Commissioner Gonzales and Commissioner Griffith recused themselves from the agenda item 
due potential business conflict of interest.  
 
1. CONDITIONAL USE PERMIT – CUP 10-07 
 

A request by Peter Work, representing Ampelos Cellars, 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 312 North Ninth Street in the 
Industrial (I) Zoning District (Assessor Parcel Number: 99-520-11).  This action is 
exempt pursuant to the provisions of the California Environmental Quality Act (CEQA). 

 
Assistant Planner Morgen Benevedo summarized the written staff report. 
 
PUBLIC HEARING OPENED AND CLOSED AT 6:45 p.m. 
 
It was moved by Commissioner Hain and seconded by Commissioner Free that the Planning 
Commission adopt Resolution No. 686 (10) based upon the Findings of Fact and the 
Conditions of Approval.  The motion passed on a 3-0-2 voice vote with Commissioner 
Gonzales and Commissioner Griffith not participating.   
 
Commissioner Gonzales and Commissioner Griffith returned to the Dias. 
 
2. ENVIRONMENTAL IMPACT REPORT (EIR 09-02 / DEVELOPMENT PLAN (DR 

08-09) 
Continued hearing from August 25, 2010 

 
A request from Amelia Neufeld, representing the property owner, has been received for 
Planning Commission review and consideration of the following: 
 
1) EIR 09-02 – The Final Environmental Impact Report (FEIR), prepared for the project 

described below, prepared by Impact Sciences and circulated through the State 
Clearinghouse (SCH No. 2009081045) pursuant to the requirements of the California 
Environmental Quality Act (CEQA); and 

 
2) DR 08-09 – A Development Plan for the addition of approximately 41,433 new net 

square feet of retail area to an existing 104,453 square foot Walmart store. The 
application includes a request to amend the approved sign program for the shopping 
center. 
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The property is approximately 12.03 acres located at 701 West Central Avenue at the 
northeast corner of the intersection of West Central Avenue and North O Street in the City of 
Lompoc (Assessor Parcel Number 93-450-36). 
 
Planning Manager Lucille Breese summarized the written staff report and noted that the 
Hearing was continued from the Planning Commission meeting of August 25, 2010 for 
Planning Commission discussion.  She indicated that a packet containing five (5) letters were 
received by staff; distributed to the Commission and are available on the City’s website.  She 
advised the Planning Commission that Mr. Locacciato of Impact Science was available to 
answer questions. 
 
Commissioner Gonzales asked Mr. Locacciato about the Urban Decay report and Mr. 
Locacciato indicated that the study had been prepared by Natelson Dale and analyzed data 
from project conception through the year 2020.  The study is an appendix to the EIR. 
 
Commissioner Griffith thanked everyone for public testimony regarding the project; noted 
that local small businesses were not surveyed or considered regarding the expansion; and, 
believed that a super Wal-mart could close some local businesses.  She also stated that long 
term impacts had not been analyzed and could discourage potential investors.  
Commissioner Griffith encouraged additional analysis in the Urban Decay study. 
 
It was moved by Commissioner Griffith that the Environmental Impact Report for the Wal-
mart expansion project be returned for further study.  The motion failed for lack of a second. 
 
Commissioner Hain concurred with Commissioner Griffith’s concerns.  Commissioner Free 
noted that Wal-mart Corporation had the option of changing the product mix in the store 
without the approval of the Planning Commission.  Commissioner Gonzales stated that the 
Planning Commission’s task was to determine if the EIR is adequate and, if not, make 
recommendations. 
 
Commissioner Rodenhi discussed elements of CEQA; noted that economic and social factors 
are not a consideration of CEQA; believed that the analysis of Urban Decay was fairly well 
examined by the consultants; and, stated that the EIR is adequately and can be certified in 
its current condition. 
 
It was moved by Commissioner Rodenhi and seconded by Commissioner Free that the 
Planning Commission adopt Resolution No. 682 (10) adopting the CEQA Findings of Fact and 
Mitigation Monitoring Program and certifying the Final Environmental Impact Report (FEIR 
09-02).  The motion failed on a roll call vote of 2-3 with Commissioner Griffith, Commissioner 
Gonzales, and Commissioner Hain voting no. 
 
Commissioner Gonzales asked if the updated General Plan will cover to 2030 and Ms. Breese 
clarified the issue.  Commissioner Gonzales discussed aspects of the City Council 
reconsidering the Bailey Avenue Expansion and the proposed commercial component.  Ms. 
Breese outlined the process of possible commercial development of the area.  Commissioner 
Gonzales asked Mr. Locacciato if the General Plan update, including the Bailey Avenue 
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expansion and the H Street corridor had been taken into consideration relative to Urban 
Decay.  Mr. Locacciato indicated those projects were not in the foreseeable future. 
 
Commissioner Gonzales asked about public safety as addressed in the EIR report and be 
acceptable level with the General Plan update.  Ms. Breese stated what the Wal-mart EIR 
Public Safety analysis was acceptable to both the Lompoc Police Chief and the Lompoc Fire 
Chief.  Commissioner Gonzales expressed concern that the Wal-mart expansion impacts that 
could span 10-15 years. 
 
Commissioner Hain indicated his disagreement with many details of the Urban Decay study 
which missed several vacant sites in the City.  Commissioner Griffith asked Ms. Pelster if a 
City funded economic study had been started and/or completed.  Ms. Pelster indicated that 
trade market areas had been reviewed.  Commissioner Griffith suggested that an economic 
survey be done with the local small business community in order to possibly identify long 
term storefront vacancy.  Commissioner Gonzales read a description of Urban Decay for the 
record. 
 
Commissioner Hain stated his disagreement with the EIR’s conclusion that impacts of the 
Wal-mart expansion will be less than significant; noted that Wal-mart gives back to the local 
community; expressed concern about public safety issues; and, stated that the EIR does not 
adequately address elements of concern therefore he is unable to certify. 
 
Commissioner Gonzales noted that CEQA does address the element of business closure if it is 
sustained; that the proposed policies in the General Plan update can add a substantial 
amount of commercial space; acknowledged excessive current commercial space; questioned 
that the EIR identified and defined only one property as Urban Decay; noted many sites 
within the City can be defined as Urban Decay; and, stated he is not able to support 
certification but invited the applicant to clarify the elements of Urban Decay. 
 
Commissioner Free indicated that it wasn’t fair to ask a project to wait to finish development 
until the General Plan update was complete.  Commissioner Rodenhi discussed that once 
Wal-mart expansion is complete and development on Bailey Avenue expansion begins, the 
burden of possible Urban Decay would fall to the new development.  Commissioner Gonzales 
stated that the development effect is cumulative and noted his disagreement with the Urban 
Decay analysis in the EIR. 
 
Ms. Cook clarified that the EIR only identified Urban Decay resulting from the Wal-mart 
expansion project and not based on current economic conditions.  Commissioner Rodenhi 
noted that the City’s current blight was not caused by the expansion proposal.   
 
Commissioner Hain stated that adding an additional 34,000 commercial square footage will 
result in local business closure; noted that some blight is City-owned property; and, 
discussed re-tenating issues.  Commissioner Griffith agreed with Commissioner Hain’s 
statements; requested a small business survey in order to potentially identify long-term 
storefront vacancy; and, requested more analysis in the EIR. 
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It was moved by Commissioner Griffith that the Planning Commission request more analysis 
in the EIR, specifically Urban Decay. 
 
Ms. Ailin suggested that the Planning Commission clearly state what additional studies in 
what areas are requested and to continue the Hearing to a date uncertain. 
 
Commissioner Griffith’s motion was amended by Commissioner Hain and seconded by 
Commissioner Gonzales to continue the agenda item, that each Planning Commissioner 
create a list of concerns with the EIR, and the list provided to the applicant in writing.  The 
motion passed on a roll call vote of 3-2 with Commissioner Rodenhi and Commissioner Free 
voting no. 
 
Ms. Ailin suggested that the Planning Commission provide a motion that the item be 
continued for specification of the additional studies to be done. 
 
It was moved by Commissioner Griffith and seconded by Commissioner Hain that the 
Planning Commission continue the item for specification of the additional information to the 
meeting of October 13, 2010.  The motion passed on a roll call vote of 3-2 with 
Commissioner Rodenhi and Commissioner Free voting no. 
 
NEW BUSINESS: 
 
None 
 
ORAL COMMUNICATIONS:    
 
None 
 
WRITTEN COMMUNICATIONS:    
 
None. 
 
DIRECTOR/STAFF COMMUNICATIONS: 
 
Ms. Pelster indicated that there will be a regular meeting on October 13, 2010.   
 
COMMISSION REQUESTS:  
 
None 
 
NUMBER OF PEOPLE IN ATTENDANCE:   65 
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ADJOURNMENT: 
 
It was moved by Commissioner Free and seconded by Commissioner Rodenhi that the 
Planning Commission adjourn to the October 13, 2010 meeting.  The motion passed on a 
unanimous voice vote and the meeting was adjourned at 7:44 p.m. 
 
______________________  ________________________ 
Arleen T. Pelster, AICP            Jack Rodenhi 
Secretary              Chair   
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