
 
PLANNING COMMISSION STAFF REPORT 
 
DATE: March 8, 2017 
 
TO:  Members of the Planning Commission 
 
FROM: Brian Halvorson, Principal Planner 
   
RE:  Conditional Use Permit – CUP 16-01 
  Starbucks Coffee Drive-Thru 
 
 
AGENDA ITEM NO. 2 
 
A request from Taylor Megdal of Elliot Megdal and Associates, for Planning 
Commission consideration of a proposal to construct a 1,840 square foot Starbucks 
coffee drive-thru, including parking and landscaping. The project site includes two lots 
(APN’S: 085-172-001, -002) with a cumulative size of 0.40 acres located at 400 East 
Ocean Avenue in the Commercial Office (CO) Zoning District. This action is 
categorically exempt pursuant to Section 15332 (In-Fill Development Projects) of the 
California Quality Act (CEQA). 
 
Scope of Review 
 
The Planning Commission is being asked to consider: 

• If the project meets the property development standards for the Commercial 
Office (CO) Zone District; 

• If the proposal is consistent with the Architectural Review Guidelines; 
• If the required Findings of Fact in the Resolution can be made; and 
• If the Conditions of Approval are appropriate for the project. 

 
Planning Commission Action 
 

1. Adopt Resolution No. 855 (17), approving a Conditional Use Permit (CUP 16-01), 
based upon the Findings of Fact in the Resolution and subject to the attached 
draft Conditions of Approval; or 
 

2. Provide alternative direction. 
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Site Data 
 

1. Property Owner:   Taylor Megdal 
Elliot Megdal and Associates 

 
2. Site Location:   400 East Ocean Avenue 

 
3. Assessor’s Parcel Numbers: 085-172-001, -002  

 
4. Site Zoning:    Commercial Office (CO)  

 
5. General Plan Designation:  Office Commercial (CO)  

 
6. Site Use:    Vacated Restaurant 

 
7. Surrounding Uses/Zoning: North:  Commercial Offices / (CO) 

 South: Government Offices / (PF) 
 East:  Commercial Office / (CO) 
 West:  Market / (C2) 

 
8. Site Area:    0.40 acres (17,529 square feet) 

 
 

Figure 1: Project Location Aerial 
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Background  
 
January 1, 1959 Building permit issued for the construction of the Hi 

restaurant.  
 
August 11, 2016 Pre-Conceptual review meeting with applicant for a 

proposed Starbucks Coffee drive-thru.  
 
December 5, 2016 An application was received by the Planning Division for a 

Conditional Use Permit (CUP 16-01) for the construction of a 
Starbucks Coffee drive-thru. 

 
Proposal 
 
The proposed project would include the demolition of an existing vacated restaurant 
(Jalama Café) and allow the construction of a 1,840 square foot Starbucks coffee drive-
thru with new parking and landscaping at 400 East Ocean Avenue. A small outdoor 
patio would also be located on the northwest portion of the site. The proposed hours of 
operation for this Starbucks location would be daily from 4:30am to 12:00am. 
 
Sign Review 
 
As part of the initial staff review, staff discussed with the applicant the community 
concern over the disposition of the existing “Hi, Let’s Eat” sign. In order to determine if 
the sign had historic significance beyond the local attachments, the applicant agreed to 
have the sign evaluated.  
 
On November 28, 2016, an historical assessment was completed by Rincon 
Consultants. This study reviewed the existing “Hi! Let’s Eat” pole sign located on the 
project site and analyzed its historical significance. Following the completion of this 
study, it was determined that the sign was not historical and never received an historical 
designation. A copy of the study is attached for Planning Commission review 
(Attachment 2). 
 
Although the existing sign was not deemed “historical”, staff has worked closely with the 
applicant for the off-site preservation of the sign.  The Lompoc Historical Society is also 
working with the property owner to re-locate the sign to the Historical Society property 
located at 207 North L Street. Relocation of the sign would require a building permit. 
 
Conformance with General Plan 
 
The General Plan designation for this property is Commercial Office (CO). The stated 
purpose of this land use designation is: 

 
To provide commercial areas for business, medical, and professional offices 
outside of the Old Town area which are easily integrated into adjacent residential 
areas. This category provides a buffer between residential areas and major 
roadways. 

 

N 
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The proposed project is located outside the Old Town area and would provide a new 
commercial use that would appropriately serve the community along a major arterial 
(Ocean Avenue) roadway. It would be consistent with the General Plan designation and 
all applicable policies such as the promotion of in-fill development and its location within 
walking distance of a variety of uses (office, public facilities, commercial and 
residential). 
 
Conformance with Zoning Ordinance 
 
The zoning for this site is Commercial Office (CO). The stated purpose of this zone 
district is: 
 

To provide a district for office-type uses with yard and open space and 
architectural requirements similar to those in residential districts in order that 
such uses can be located in close proximity thereto.  

 
The proposed Starbucks meets the intent of the CO district. A Conditional Use Permit 
(CUP) is required for this use since a drive-thru is not listed as a permitted use. The 
Planning Commission can make a determination that similar uses that fall within the 
intent and purpose of the zone can be allowed with a CUP (LMC Section 17.040.030). 
The Planning Commission review and approval of the CUP for this project would ensure 
the orderly development of the site as it conforms to all development standards and 
provides necessary infill development to serve the surrounding area.  
 
Site Plan 
 
The project site currently has an existing vacated restaurant building which would be 
demolished. The project site is approximately 17,529 square feet (0.40 acres) in size 
and is located on the southeast corner of East Ocean Avenue and South E Street. The 
site includes two lots and a lot combination is required prior to issuance of a building 
permit (COA P48 and E21). 
 
The project would create a 1,840 square foot drive-thru Starbucks coffee café with 
parking, landscaping, and an outdoor patio. Pedestrians would enter the building on the 
west side of the building. As shown in Figure 2 below, the drive-thru lane would 
accommodate the stacking of 7 vehicles. Patrons would pick up their order on the east 
side of the proposed building and exit onto East Ocean Avenue.  
Vehicles may also enter the site from the alley located off of South E Street on the 
southern perimeter of the site. A trash enclosure would be located at the southwest 
corner of the site off of the alley. 
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Figure 2: Proposed Site Plan 
 

 
 
As shown in the table below, the project meets Zoning Ordinance Section 17.040 for the 
CO zoning district. 
 

Table 1 – CO Zone District Development Standards 
 

Category Maximum 
(from centerline)

Proposed 

Front Yard Setback 40 feet 73 feet, 6 inches 

Rear Yard Setback 40 feet 43 feet 4 inches 

Side Yard Setback 40 feet 18 feet 0 inches (east)
116 feet, 9 inches (west)

Height 40 feet 26 feet 

 
Parking and Loading 
 
The proposed Starbucks building requires a total of 19 parking spaces. As required, one 
loading space has been provided on the southeast portion of the parking lot near the 
drive-thru lane. With the required off-street loading parking space provided, the project 
meets the required 19 parking spaces as shown in the Table 2 below.  
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Table 2: Parking Requirements 
  

Type Required Proposed 
Vehicle Parking 10 spaces plus 1 space per 200 square 

feet of gross floor area 
 

19 spaces required 

 
 
 

19 spaces proposed 
*Motorcycle Parking 

None 1 space proposed 

*Bicycle Parking 
None 1 rack proposed 

Loading 1 space required for non-residential 
structures less than 50,000 sq. ft. 

 
1 space required 

 
 
 

1 space proposed 
(*) Motorcycle and bicycle parking requirements are based on the number of vehicle spaces 
with a minimum of 1 space per 20 motor vehicle spaces shall be provided for 
motorcycle/bicycles 

 
The project, as proposed, meets the Zoning Ordinance requirements. 
 
Architectural Review Guidelines 
 
The Starbucks Coffee building is designed with a modern architectural style containing 
earth tone colors and modern exterior finishes. The proposed single-story building 
would have a flat roof and include exterior plaster walls that would be “pacer white” in 
color and an accent plaster base that would be “tony taupe” in color.  
 

Figure 3: North Building Elevation 
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Figure 4: South Building Elevation 
 

 
 
As shown in Figure 5 below, the east building elevation contains four wall insets. As 
proposed, the insets would match the color of the building but could be improved and 
serve as a complimentary building accent if painted a darker color. Staff is 
recommending that these building insets be painted in another color and the specific 
paint color would be reviewed upon submittal of constructions drawings (COA P52).   
 

 
Figure 5: East Building Elevation 

 

 
 
A tower element would be located on the west building elevation (Figure 6 below) which 
serves as a focal point to the main building entrance.  The tower feature would contain a 
reclaimed wood finish with a “grey board” stain finish. 
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In addition, as shown below, the building would contain metal louvered window awnings 
on the west elevation and metal canopy overhangs on the north (facing Ocean Avenue), 
east and west facing elevations.  

 
Figure 6: West Building Elevation 

 

 
 
A color/materials board will be available at the Planning Commission meeting for 
review. As proposed and conditioned, the proposed Starbucks building would have 
sufficient architectural interest and would conform to the City’s Architectural Review 
Guidelines.  
 
Lighting 
 
Two light poles are proposed within the new parking lot. Based on the late hours of 
operation proposed for Starbucks, staff is recommending one (1) additional light pole to 
be located on the west perimeter of the parking lot (COA P50). 
 
Landscaping 
 
The project site would contain a variety of new drought landscaping and would be a 
significant improvement from the existing site conditions. One street tree would be 
removed as part of the realignment of an existing driveway located off of East Ocean 
Avenue. Sidewalk improvements along Ocean Avenue would be required in the right-of-
way and the street tree located in this repair area would be left in place or re-planted 
with an appropriate replacement street tree. A Landscape Maintenance Agreement 
(LMA) is required (COA P24). Final landscaping will be reviewed and approved at staff 
level, if appropriate (COA P23). 
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Signage 
 
The conceptual drawings depict proposed wall signage on the north and west building 
elevations. All proposed signage requires a separate review process and would be 
reviewed through a sign permit application to be submitted to the Planning Division 
(COA P45). 
 
Staff Review 
 
A Development Review Board (DRB) meeting was held for this project on January 24, 
2017. The applicants met with staff to discuss the proposal and draft Conditions of 
Approval were formulated.  
The Development Review Board (DRB) has developed a series of standard Conditions 
of Approval (COA) to advise applicants of possible requirements during the 
development review process. 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 
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 Planning Commission meeting and Planning staff cannot 
answer specific questions regarding conditions recommended by other 
departments/divisions. 
 
The DRB recommends that the Planning Commission adopt Resolution No. 855 (17), 
approving the Conditional Use Permit, based upon the Findings of Fact in the 
Resolution and subject to the attached draft Conditions of Approval. 
 
Environmental 
 
Traffic  
 
A traffic impact study was prepared by Associated Transportation Engineers, dated 
December 12, 2016. This report concluded that the proposed project would not 
generate significant traffic impacts and no improvements to off-site roadways and 
intersections were recommended. The traffic report is available upon request. 
 
Although no impacts would occur as a result of the proposed project, a drive-thru queue 
analysis found that the proposed 7-vehicle storage area would accommodate queues 
during most periods but has the potential to be exceeded if the Starbucks store attracts 
higher than average drive-thru business. Therefore, vehicular stacking off of the alley 
would be monitored by staff as part of this project. In addition, staff will provide the 
Planning Commission with an update regarding the stacking following a 6-month period 
of operation (COA P49). 
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Determination 
 
It was determined that there would be no impacts from traffic/circulation or the removal 
of the existing sign on the project site.  
 
Therefore, the project was determined to be categorically exempt from review pursuant 
to Section 15332 (In-Fill Development Projects) of the California Environmental Quality 
Act (CEQA). A Notice of Exemption will be filed for the project following the Planning 
Commission action. 
 
Noticing 
 
On February 26, 2017: 

1) Notice of the Public Hearing was published in the Lompoc Record;   
On February 24, 2017: 

2) Notices were mailed to property owners within 300 feet by US mail;  
3) Notice was posted 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 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. 855 (17) approving CUP 16-01  
2. Rincon Consultants Historic Assessment, November 28, 2016 
3. 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 
Economic Development Director / 

Assistant City Manager 

Date Lucille T. Breese, AICP 
Planning Manager 

Date 

 
G:\COMDEV\Staff reports-PC\cup\2017\CUP 16-01 Starbucks Coffee.docx 

http://www1.cityoflompoc.com/planningagenda/2017/170308/170308n02a01.pdf
http://www1.cityoflompoc.com/planningagenda/2017/170308/170308n02a02.pdf
















































































 
Mural on west elevation, view to the east. 

 

 
Storage shed and trash enclosure, view to the southeast. 

 



     
Sign at northwest corner of property, 2016.            Sign at northwest corner of property, circa 1990s.  
                Source: Lompoc Valley Historical Society. 

 

 



                       State of California  The Resources Agency  Primary #   
DEPARTMENT OF PARKS AND RECREATION  HRI #   

PRIMARY RECORD    Trinomial   
       NRHP Status Code 6L 
    Other Listings  
 Review Code  Reviewer  Date   
Page   1   of 6 *Resource Name or #:  400 East Ocean Avenue 
 
P1.  Other Identifier: Hi Restaurant; Jalama Beach Café 
*P2.  Location:   Not for Publication     Unrestricted *a. County: Santa Barbara 

and (P2b and P2c or P2d.  Attach a Location Map as necessary.) 
    *b.  USGS 7.5' Quad:  Lompoc    Date: 1959 (PR 1982) T 7N ; R 33W;  ¼ of  ¼ of Sec  ; M.D. B.M. 
 c.  Address:  400 East Ocean Avenue City:  Lompoc Zip: 93436  
 d.  UTM:  Zone:  ;    mE/ mN (G.P.S.)  
 e.  Other Locational Data:  (e.g., parcel #, directions to resource, elevation, etc., as appropriate) Elevation:  APN # 085-172-001 
 

*P3a.  Description: (Describe resource and its major elements.  Include design, materials, condition, alterations, size, setting, and boundaries)   
 

The subject property is located at the southeast corner of Ocean Ave and E Street. A one-story, approximately 3,000 sq. ft.  
restaurant building is located near the center of the 0.24-acre parcel. It has a long, rectangular footprint and is flanked on the west 
by a paved parking lot and on the east by a flat, paved surface. The building has a flat roof and is primarily clad with painted 
stucco. The northern façade contains the canted main entry, which is comprised of a single, contemporary metal-frame door with 
two glass panes and a transom above. The door is flanked by large storefront windows over brick bulkheads. The brick on the 
façade has been coated with a colored, textured material. A striped fabric awning is mounted across the façade above the entry 
and windows. Above the awning, internally-lit letters announce the “Jalama Beach Café”. Along approximately half of the west 
elevation, a dropped shed roof covers a ribbon of windows. The dropped shed roof is clad with wooden shingles and has exposed 
rafter tails. It also covers a three-walled entryway that projects from the west elevation that shelters a single entry door. Under the 
ribbon of windows the wall is clad with wide, vertical wooden boards. Near the rear of the building is vinyl sliding window. Also 
on the west elevation is a mural depicting the Lompoc train depot circa early 1900s. See continuation sheet, page 3. 
 

*P3b.  Resource Attributes: (List attributes and codes)  HP6. 1-3 story commercial building 
*P4.  Resources Present: Building Structure Object Site District Element of District Other (Isolates, etc.) 

P5b.  Description of Photo: (View, 
date, accession #)   
Façade, view looking southwest, 
11/14/2016. 
 

*P6.  Date Constructed/Age and 
Sources: Historic  
Prehistoric Both 
 

*P7.  Owner and Address:   
Bottroff Trust 
621 South C Street 
Lompoc, CA 93436 
 

*P8.  Recorded by:  (Name, affiliation, 
and address)   
Susan Zamudio-Gurrola 
Rincon Consultants, Inc. 
180 N. Ashwood Ave. 
Ventura, CA 93003 
 

*P9.  Date Recorded: 11/16/2016 
 
*P10.  Survey Type: (Describe) 
Intensive 
 

 
*P11.  Report Citation: (Cite survey report and other sources, or enter "none.")   

Carmack, Shannon. Historic Assessment for 400 East Ocean Avenue, City of Lompoc, County of Santa Barbara, California.  
 

*Attachments: NONE  Location Map  Sketch Map  Continuation Sheet  Building, Structure, and Object Record 
Archaeological Record  District Record  Linear Feature Record  Milling Station Record  Rock Art Record 
Artifact Record  Photograph Record   Other (List):  

DPR 523A (1/95) *Required information 

 












