
 
PLANNING COMMISSION STAFF REPORT 
 
DATE: April 12, 2017 
 
TO:  Members of the Planning Commission 
 
FROM: Sara Farrell, Assistant Planner 
 
RE:  CUP 03-04 – Conditional Use Permit Amendment  
 
 
AGENDA ITEM NO. 3 
 
A request from Maryam Ahari and Kevin Bandari of Fast Pass Car Wash, for Planning 
Commission consideration of an amendment to CUP 03-04 for the installation of eleven 
(11) self-service vacuum stations at an existing car wash facility. The project site is a 
34,494 square foot parcel located at 638 North H street (APN: 087-131-00) in the 
Planned Commercial Development (PCD) Zoning District. This action is categorically 
exempt pursuant to Section 15301 (Existing Facilities) of the California Environmental 
Quality Act (CEQA).  
 
Scope of Review 
 
The Planning Commission is being asked to consider: 

• If the proposed project meets the property development standards for the 
Planned Commercial Development (PCD) zone;  

• If the proposed project, with a Conditional Use Permit, is compatible with 
surrounding uses, and appropriate for the site; 

• If the required Findings of Fact can be made; and  
• If the Conditions of Approval are appropriate for the project. 

 
Planning Commission Action 

 
1) Adopt Resolution No. 860(17) approving an amendment to CUP 03-04, 

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:   KMRD, LLC 

2. Site Location:   638 North H Street  

3. Assessor’s Parcel Number: 087-131-001 

4. Site Zoning:    Planned Commercial Development (PCD) 

5. General Plan Designation:  General Commercial (GC) 

6. Site Use:    Existing Car Wash  

7. Surrounding Uses/Zoning:  North – Commercial, PCD 

South – Commercial, PCD 

East – High Density Residential, R3/R3PD 

West – Commercial, PCD 

8. Site Area:    34,494 square feet/0.79 acres  

 
Figure 1: Project Location  
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Background 
 
October 13, 2003 The Planning Commission approved CUP 03-04 conditionally 

permitting the use of a car wash facility at 638 North H Street  
 
July 28, 2015 The Development Review Board reviewed and formulated a 

second set of conditions of approval as a result of a Code 
Enforcement case.  

 
August 29, 2016  The Planning Division received an application for an 

amendment to CUP 03-04 to allow for the installation of 11 self 
service vacuums on the southwest portion of the site.   

 
Proposal 
 
The applicant is requesting to amend CUP 03-04 to allow for 11 self-service vacuum 
cleaners (see Figure 2) to be installed at the south west portion of the site. The 
proposal includes five (5) stations each equipped with a waste receptacle, claw 
vacuum tool, and vacuum hose and seven (7) stations similarly equipped with the 
addition of a mat rack (see Figure 3). All stations will have a covered awning.  No new 
impervious material is being proposed at this time.   
 

Figure 2: Proposed Vacuum Cleaner Elevations  
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Figure 3: Vacuum Cleaner Detail  

 
 
Conformance with General Plan 
 
The General Plan designation for this property is General Commercial and the stated 
purpose is: 
 

To provide commercial areas for a wide variety of retail, office, and service 
oriented enterprises which meet the needs of residents and visitors. To 
accommodate commercial uses which operate more effectively outside the other 
commercial areas of the community. 

 
The proposed amendment adding vacuums would add to the variety of service oriented 
enterprises located in the General Commercial area. Therefore, the proposed 
amendment conforms to the General Plan.  
 
Conformance with Zoning Ordinance 
 
The zoning for this site is Planned Commercial Development (PCD) and the stated 
intent and purpose is: 
 

To provide for the orderly development of commercial centers in conformance 
with the comprehensive land use element of the City. This district is intended to 
provide flexibility in the design arrangements of various types of commercial 
developments. 
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The addition of self-service vacuums to the existing carwash supports the orderly 
development of the commercial center along North H Street. As proposed and 
conditioned, the amendment is in conformance with the Zoning ordinance.  
 
Site Plan 
 
As shown in figure 4 below, the vacuums are proposed at the southwest portion of the 
site on the existing pavement.  There shall be no new impervious surfaces, and any 
restriping of the existing parking lot would require review by the Planning Division. 
There are no proposed changes to the existing carwash or the remainder of the 
project site.    
 

Figure 4: Site Plan  

 
 

Parking 
 
No new parking is required as the vacuum stalls are inherently parking spaces for the 
proposed use. When the car wash was originally approved under CUP 03-04 a total of 
eight (8) parking spaces were required and nine (9) spaces are currently provided.  
 
Staff Review 
 
No formal Development Review Board (DRB) meeting was held for this CUP 
amendment. However, the application was circulated and Conditions of Approval were 
drafted by each of the departments, addressing both standard and project specific 
requirements that will need to be completed. 
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Project specific conditions are included when staff can determine what they should be 
from the conceptual plans provided for Planning Commission review. A complete plan 
check occurs after construction plans have been submitted to the Building Division for 
building permits. Please note that not all COA’s included with the Planning 
Commission resolution for the project may be applicable. If the applicant has 
questions and/or concerns regarding specific conditions, he/she should contact the 
department/division that is recommending the condition. DRB members do not attend 
the Commission meeting and Planning staff cannot answer specific questions 
regarding conditions recommended by other departments/divisions. 
 
A condition of approval has been added to prevent visual clutter along North H Street 
by requiring the proposed vacuum station awnings to match the existing carwash 
building. The applicant has agreed to work with staff in providing awning colors that 
cohesively match the existing structure. (COA P16) 
 
Staff recommends approval of the amendment to CUP 03-04 based on the conditions 
of approval. 
 
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 for the project following the Planning Commission action. 
 
Noticing 
 
April 2, 2017: 

1) Notice of the Public Hearing was published in the Lompoc Record; 
March 31, 2017: 

2) Notices were mailed to property owners within 300 feet by US mail;  
3) Notices were placed on the City website; and 
4) 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 (10) calendar days of the action.  Contact a Planning Division staff member 
for the required appeal form; the fee is $257.80. 
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Attachments 
 

1) Draft Resolution No. 860(17)  
2) Site Plan and Elevations  

(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 

  

Teresa Gallavan              Date 
Economic  Development Director /  
Assistant City Manager 

Lucille T. Breese, AICP        Date 
Planning Manager 
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ATTACHMENT 1 
 

 

RESOLUTION NO. 860 (17) 
  

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
LOMPOC APPROVING AN AMENDMENT TO AN EXISTING 
CONDITIONAL USE PERMIT TO ALLOW THE INSTALLATION OF 11 
SELF-SERVICE VACUUM CLEANERS (CUP 03-04)  
  

WHEREAS, a request from Maryam Ahari and Kevin Bandari of Fast Pass Car Wash, 
for Planning Commission consideration of an amendment to CUP 03-04 for the 
installation of 11 self-service vacuum cleaner stations at an existing car wash facility. 
The project site is a 34,494 square foot parcel at 638 North H Street (APN: 087-131-
001) in the Planned Commercial Development (PCD) Zoning District; and 
 
WHEREAS, the matter was considered by the Planning Commission at a duly-noticed 
public meeting on April 12, 2017; and 
 
WHEREAS, at the meeting of April 12, 2017, ______ was present, and answered 
Planning Commissioners’ questions and addressed their concerns; and 
 
WHEREAS, at the meeting of April 12, 2017, ______ spoke in favor of the project and 
______ spoke in opposition to the project; and  
 
WHEREAS, this action is categorically exempt pursuant to Section 15301 (Existing 
Facilities) of the California Environmental Quality Act (CEQA). 
 
NOW, THEREFORE, THE LOMPOC PLANNING COMMISSION RESOLVES AS 
FOLLOWS: 
 
SECTION 1:  After hearing testimony, considering the evidence presented, and due 

deliberation of the matters presented, the Planning Commission finds 
that the proposed amendment to CUP 03-04 to allow for the installation 
of 11 self-service vacuum cleaners at the existing car wash facility 
located at 638 North H Street, as conditioned, meets the requirements of 
the Lompoc Municipal Code and is consistent with the applicable policies 
and development standards.  

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

policies and development standards set forth in Lompoc Municipal 
Code Chapter 17. 
 

B. The site for the proposed use is adequate in size and topography to 
accommodate said use, and all yards, spaces, walls and fences, 
parking, loading, and landscaping are adequate to properly adjust 
such use with the land and uses in the vicinity. 
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C. The site of the proposed use relates to streets and highways 

adequate in width and pavement type to carry the quantity and kind 
of traffic generated by the proposed use. 

 
D. The proposed use will have no adverse effect upon the abutting and 

surrounding property from the permitted uses thereof. 
 

E. The proposed use is within the intent and purpose of the Planned 
Commercial Development (PCD) zoning district. 

 
F. The proposed use is not more obnoxious or detrimental to the public 

welfare, and is of a comparable nature and of the same class as the 
uses enumerated in Section 17.048.020 Uses Permitted in the PCD 
Zone of the Lompoc Municipal Code.  

 
G. The conditions stated in Exhibit A to this Resolution are necessary to 

protect the public health, safety, and welfare. 
 
SECTION 2: Based upon the foregoing, the installation of 11 self-service vacuum 

cleaners is approved as proposed on April 12, 2017, subject to the 
conditions attached as Exhibit A, which are incorporated by reference as 
if fully set forth herein. 

 
The foregoing Resolution was adopted, on motion by Commissioner ______, seconded 
by Commissioner _______, at the Planning Commission meeting of April 12, 2017 by 
the following vote: 
 
 

AYES:    
 

NOES:     
  

  
   
 

  
 
 
 
    
Lucille T. Breese, AICP, Secretary Ron Fink, Chair  
 
Attachments: Exhibit A – Conditions of Approval 
  

http://www1.cityoflompoc.com/planningagenda/2017/170412/n03a01eA.pdf
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DRAFT CONDITIONS OF APPROVAL 
CUP 03-04 – FAST PASS CAR WASH 

638 NORTH H STREET  – APN: 087-131-001 
 
The following Conditions of Approval apply to the plans for an amendment to CUP 03-04 reviewed by 
the Planning Commission on April 12, 2017 allowing installation of 11 self-service vacuum cleaner 
stations at an existing car wash facility.  
 
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.  These conditions of approval shall be noted on the construction drawings filed for any 

building permits, including the applicant’s signed affidavit agreeing to comply with the 
conditions  

 
P5.  Minor changes to the site plan, architectural elevations, or landscape plans shall be 

reviewed by the Planning Manager and approved, if acceptable. Major changes to the 
site plan, architectural elevations, or landscape plans shall be reviewed by the 
Planning Commission and approved, if acceptable.  

 
P6.      Decisions of the Planning Commission may be appealed to the City Council by the 

applicant or any interested person adversely affected by the decision if an appeal is 
filed with the City Clerk in 10 business days (LMC 17.006).The City will issue no 
discretionary or ministerial permits for the project site during the appeal period. 

 
P7.  Prior to the installation of any signage or sign related construction the applicant shall 

obtain all appropriate permits.  
 
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. All of the conditions shall be consented to in writing by the applicant. 

 
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. 

 
P12. 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 Planner Manager 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. 

 
P13. 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. 
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Planning – Project Specific Conditions 
 
P14. All previously approved Conditions of Approval found in Resolution 310 (03) and 

imposed by the Development Review Board on July 28, 2015 shall remain in full force 
and effect unless superseded by COA in this resolution. 

 
P15.  Any further development on this parcel shall require Planning Division review and 

approval.  
 
P16.  Color samples of the proposed vacuum awnings shall be provided to and approved by 

the Planning Division prior to the issuance of building permits to ensure a cohesive 
design between the existing carwash facility and the awnings.  

 
II. BUILDING  
 
 Building – General Conditions 
 

B1. Compliance shall be required to meet in accordance with the most restrictive of the 
following: 2016 California Fire Code (CFC) as amended by the City of Lompoc, the 
2016 California Building Code (CBC), the 2016 California Mechanical Code (CMC), the 
2016 California Plumbing Code (CPC), the 2016 California Electric Code (CEC), 
California Green Code (CGC), and the Lompoc City Municipal Code for alterations or 
additions. Plans currently reference the 1997 UBC and other outdated codes. 

 
B2. The Project shall comply with the requirements of the most recently adopted California 

Code of Regulations Title 24 and City of Lompoc regulations. 
 

 
B3. Dimensioned building setbacks and property lines, easements, street centerlines, and 

dimensions between buildings or other structures, along with all significant site 
features, shall be shown and identified on plot plans.  A written statement by the 
Applicant that such lines and easements are shown is required. 

 
B4. Four sets of plans shall be submitted to the Building and Fire Safety Division for review 

and approval prior to the start of framing construction. If approved, two sets of plans 
will returned to the applicant and two sets of plans will be retained by the Building and 
Fire Safety Division. Plan Submittal and installation shall be in accordance with 
conditions listed in B16. 

 
  The Title/Cover /first sheet of the plans shall include: 
 

   a.  Code Analysis addressing all work 
   b. Complete Scope of Work to be performed 
   c. Occupancy group(s) 
   d.  Description of use(s) 
   e.  Type of construction 
   f.  Height of the structure(s) and number of stories 
   g.  Floor area of structure(s), existing and new, broken down by  
    Use or Occupancy Type, with Totals. 
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B5. The project designer/engineer needs to sign the plans submitted.  All plans submitted 

to the City of Lompoc need a “wet signature” showing that the plans have been 
reviewed and calculated by a licensed professional.  All professionals must be licensed 
for the trade they are signing for such as the Civil Engineer and Architect when 
required by the California Architect's Practice Act and by CBC [A]107.3.4. Note that 
plan is currently signed by a CA Licensed Civil Engineer and the license as shown has 
expired (2005). 

 
B6. Provide accurate occupancy classifications and square footage of all areas of the 

building.  Usage will determine occupancy type and shall be used to calculate occupant 
loads.  Square footage and occupancy types are to be verified and approved by the 
Building and Fire Departments. 

 
B7. No work shall commence without approved plans and a building permit issued. 

 
B8.  Ensure proper licensing of all contractors and provide a list of contractors and 

subcontractors to the Building Department for coordination with the City Clerk’s office.  
Additionally, a City of Lompoc business license may be required of any installers.  
Verify with the City Clerk any concerns for the local business license of project 
employees. 

 
Building – Project Specific Conditions 

 
B9.  Include accessibility on all areas of the property that are open to the public. 

 
B10.  Verify an accessible stall is provided. 

 
B11.  At time of submittal for permit verify plans provide an “electrical plan” that clearly 

specifies all new circuits, type and size of conduit, feeder sizes and revised panel 
schedule.  Provide cut sheets for new equipment to be installed. 

 
III. FIRE 
 
 Fire – General Conditions 
 

F1. The project shall conform to the 2016 CFC code. 
 

F2. All fire extinguishers required to have an “A” rating shall have a minimum rating of 
2A10BC. Location, number, and types shall be in accordance with IFC Section 906.1 
and indicated on the submitted plans. 

  Note: This includes the vacuum area. 
 

F3. Approved key boxes are required for all change of occupancies. Contact the Lompoc 
Fire Department for placement coordination at (805) 875-8063. 

 
F4. Four sets of plans shall be submitted to the Building and Fire Safety Division for review 

and approval prior to the start of framing construction. If approved, two sets of plans 
will returned to the applicant and two sets of plans will be retained by the Building and 
Fire Safety Division. Plan Submittal and installation shall be in accordance with the 
National Fire Protection Association and IFC standards. 
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F5. Emergency exit doors shall provide correct direction of swing and properly rated exit 

hardware.  2016 CFC Section 1008.   
 
F6.      No work shall commence without approved plans and a building permit issued.   
 
F7.      A final fire inspection is required and shall be scheduled with the Lompoc Fire 

Department (805) 875-8063 prior to the issuance of the Certificate of Occupancy.   
 
F8. Ensure proper licensing of fire protection system engineers and California State Fire 

Marshal licensed installers for design specific systems.  Additionally, a City of Lompoc 
business license may be required of any installers.  Verify with the City Clerk any 
concerns for the local business license of project employees.  

 
F9.    Usage will determine occupancy type and shall be used to calculate occupant loads.  

Square footage and occupancy types are to be verified and approved by the Building 
and Fire Departments. 

 
Fire – Project Specific Conditions 
 
F10.   Drive way approaches shall comply with access for emergency vehicles. 
 
F11.   All electronic gates or gates with a lock shall have Knox brand locks for emergency 

access.    
 
F12.   A Knox box key box is required on the exterior of the building for emergency access at 

all times.  Contact the Lompoc Fire Department for ordering specifics.   
 
IV. POLICE DEPARTMENT – No General or Project Specific Conditions 
 
V. ENGINEERING – No General or Project Specific Conditions 
 
VI. AVIATION/TRANSPORTATION – No General or Project Specific Conditions 
 
VII. SOLID WASTE – No General or Project Specific Conditions 
 
VIII. ELECTRIC – No General or Project Specific Conditions 
 
IX. WATER – No General or Project Specific Conditions 
 
X. STORMWATER –  
 
 Stormwater – Project Specific Conditions 
 

SW1.  At the time of this proposal, approximately 27,798 square feet of the subject property is 
improved, with impervious surfaces.  Approximately 6,696 square feet of unimproved 
pervious space remains on the parcel’s southeast corner.  No additional impervious 
surface may be placed within this 6,696 square foot pervious / undeveloped area, 
without prior application and approval of a future amendment to CUP 03-04, identifying 
the proposed use(s) of the area and showing compliance with the Regional Water 
Board adopted Post-Construction Requirements. 
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SW2. No pollutants, including, but not limited to, sediment, chemicals, trash and 
contaminated storm water shall be discharged from private property into, or where they 
could be transported to, City property, the City’s storm drain system, streets, storm 
channels, or waterways, either during or after construction. 

  
 
XI. WASTEWATER – No General or Project Specific Conditions 
 
 
I, Kevin Bandari, the project applicant, do hereby declare under penalty of perjury that the applicant 
accepts all conditions imposed by the Planning Commission in their approval of the project for CUP 
03-04 and the applicant agree to comply with these conditions and all other applicable laws and 
regulations at all times. 
 
 
 
By:    
Kevin Bandari Date 
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