
CITY OF LOMPOC 
PLANNING COMMISSION STAFF REPORT 

 
   DATE: September 30, 2015 
 
   TO:  Members of the Planning Commission 
 
   FROM: Lucille T. Breese, AICP, Planning Manager 
     Megan Lowery, Contract Planner 
   
   RE:  Development Plan Review – DR 15-06 
 

 
AGENDA ITEM NO. 1 
 
A request from Jeremy Just of Blacktide Development for Planning Commission 
consideration of a proposal to construct a two-tenant restaurant building, including 
signage, with parking and outdoor seating. The building would be approximately 4,025 
gross square feet, with approximately 3,800 square feet of leasable area, and including 
cooking, sales, and dining areas for both Chipotle Mexican Grill Restaurant and The 
Habit Burger Grill Restaurant.  The proposed project site is approximately 0.85 acres 
and is located at 1413 North H Street in the Planned Commercial Development (PCD) 
Zoning District (Assessor Parcel Number: 093-450-034). A Mitigated Negative 
Declaration has been prepared for the project pursuant to the requirements of the 
California Environmental Quality Act (CEQA). 
 
SCOPE OF REVIEW: 
 
The Planning Commission is being asked to consider: 
 

 If the proposed draft Mitigated Negative Declaration (MND) is adequate pursuant 
to the California Environmental Quality Act (CEQA); 

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

 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. 
 
The Planning Commission has the authority to approve, conditionally approve, or deny 
project architecture (Lompoc Municipal Code Section 17.104.030 et seq.). 
 
PLANNING COMMISSION ACTION: 
 

1. Receive public input;  
 

2. Certify the Mitigated Negative Declaration; and 
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3. Adopt Resolution No. 818 (15), approving Development Plan (DR 15-06), based 
upon the Findings of Fact in the Resolution and subject to the attached draft 
Conditions of Approval; or 

 
4. Provide alternative direction. 

 
SITE DATA: 
 

1. Property Owner:   Blacktide Development Corporation 
 

2. Site Location:   1413 North H Street 
 

3. Assessor’s Parcel Number: 093-450-034 
 

4. Site Zoning:    Planned Commercial Development (PCD) 
 

5. General Plan Designation:  General Commercial (GC) 
 

6. Site Use:    Vacant Site 
 

7. Surrounding Uses/Zoning:  North – Hotel/PCD 
South – Commercial Restaurants/PCD 
East – Commercial Retail/PCD 
West – Hotel & Commercial Retail/PCD 

BACKGROUND: 
 
October 24, 1962 Final building inspection completed for construction of Loop’s 

Motel, with swimming pool, restaurant and attached dwelling. 
 
March 19, 1976 Change of ownership to Lion’s Inn. 
 
November 11, 1990 Demolition of bar and restaurant (location of current project site). 
 
February 13, 1995 DR 95-31 was approved by the Planning Commission to allow 

changes to the hotel.  Approval expired January 7, 1997. 
 
January 8, 1996 DR 94-43 was approved by the Planning Commission to allow 

changes to the hotel.  Approval expired January 7, 1997. 
 
September 8, 1997 DR 97-16 was approved by the Planning Commission to allow 

changes to the roof, windows, railing, addition of columns, a new 
lobby, a porte cochere, a Holiday Inn Tower, pool, landscaping 
and signage.  The remodeling was completed prior to expiration. 
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PROPOSAL: 
 
Blacktide Development Corporation proposes to develop a two-tenant restaurant 
building at 1413 North H Street (APN 093-450-034).  The two tenants that would 
operate the restaurant spaces in the proposed building would be Chipotle Mexican Grill 
and The Habit Burger Grill.  The proposed building would be single-story, consisting of 
approximately 3,800 square feet of leasable space, with one tenant occupying 
approximately 1,969 square feet and the other 1,804 square feet.  The spaces in the 
building would be side by side with the front door of each space facing east toward 
North H Street.  In addition to the building area, the proposal includes approximately 
950 square feet of outdoor patio dining area located on the east side of the building. 
 
Customers and employees would access the restaurants from an existing curb cut and 
driveway on the west side of North H Street.  This driveway currently serves the 
adjacent businesses (Holiday Inn to the north, and Panda Express to the south) and 
would continue to serve as the main point of entry for the proposed project and the hotel 
front entrance.  Additional access would also be provided via connections to the 
surrounding parking lots.  
 
 
CONFORMANCE WITH ADOPTED CITY POLICIES: 
 
General Plan: 
 
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 restaurants are being constructed to serve both residents and those 
visiting the City of Lompoc.  It would be consistent with the General Plan designation 
and all applicable policies. 
 
Zoning Ordinance: 
 
The zoning for the site is Planned Commercial Development (PCD).  The purpose of 
this zone 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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Planning Commission review and approval of the development plan for this project will 
assure the orderly development of the site. 
 
Site Plan: 
 
The project is located on an approximately 0.85 acre parcel located at 1413 North H 
Street.  The proposed two-tenant restaurant building would be located in the middle of 
the lot, with parking to the west, east and south of the building.  A driveway along North 
H Street provides access to the site, in addition to access provided by connections to 
the surrounding parking lots.  

 
As shown in the table below, the project meets Zoning Ordinance §17.048 Standards of 
Development for the PCD zone. 
 

Table 1 – PCD Zone District Development Standards 

Category Maximum Proposed 

Front Yard Setback None 89 feet 

Rear Yard Setback None 140 feet 

Side Yard Setback None 
42 feet (south) 
15 feet (north) 

Height 50 feet 23 feet 

 
Parking 
 
The Zoning Ordinance establishes parking standards by use in Section 17.112.  
Restaurants are required to provide 1 space for each 60 sq. ft. of floor area of public 
accommodation, plus 1 space for each 250 sq. ft. of remaining gross floor area.  Each 
of the restaurants have public and non-public areas.  Per the project plans, the two (2) 

Proposed Site Plan 

N 
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restaurants combined would have 2,200 square feet of public accommodation area, and 
1,825 non-public.  Therefore the two (2) restaurants combined require a total of 44 
vehicle parking spaces (37 spaces for public accommodation area, plus seven (7) for 
non-public area). 
 

Table 2 – Parking Requirements 

Type Required Proposed 

Vehicle Parking 
 

44 spaces required* 
 

54 spaces proposed 

Motorcycle Parking 
 

 2 spaces required* 
 

3 spaces proposed 

Bicycle Parking 
 

2 spaces required* 
 

2 spaces proposed 

*Parking requirements based on 2,200 sf of public accommodation and 1,825 sf of remaining gross floor area. 

 
In addition to vehicle parking, the project is required to provide bicycle and motorcycle 
parking.  Both motorcycle and bicycle parking requirements are based on the number of 
vehicle spaces—a minimum of 1 space per 20 motor vehicle spaces shall be provided 
for motorcycles/bicycles.  Therefore two (2) motorcycle and two (2) bicycle spaces are 
required.  The project proposes to provide three (3) motorcycle spaces and two (2) 
bicycle spaces. 
 
Signage 
 
The applicant is proposing six (6) identification signs on the building and one (1) 
monument sign.  Three (3) of the identification signs would be for Chipotle Mexican 
Grill, placed on the eastern, western and southern building faces.  Three (3) additional 
signs would be placed on the eastern, western and northern faces of the building for 
The Habit Burger Grill.  The monument sign would be placed in the North H Street 
frontage landscape area and would serve to identify the point of access for the Holiday 
Inn, Chipotle and The Habit.  The square footage of the proposed signage, including the 
monument sign, would be approximately 230 square feet, and would not exceed the 
250 square foot sign area limitation.    
 

Table 3 – Proposed Signage 

Category Chipotle Habit Monument Sign Total 

Number of signs 3 3 
1 

(double-sided) 
7 

Color 
White lettering on red 

background 
Red, with black and 

yellow 

Off-white base with 
red, black and white 

logos 

 
NA 

Location 
On Building 

South, East & West 
Elevations 

On Building 
North, East & West 

Elevations 

North H Street 
driveway, 

in landscape planter 
NA 
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Category Chipotle Habit Monument Sign Total 

Lighting Internally illuminated Internally illuminated 
Internally 

illuminated 
NA 

Materials Aluminum Vinyl, aluminum Stucco, vinyl NA 

Dimensions 
49 sq. ft. (3.6’ x 13.5’) 
49 sq. ft. (3.6’ x 13.5’) 
49 sq. ft. (3.6’ x 13.5’) 

15.6 sq. ft. (3.4’ x 4.6’) 
15.6 sq. ft. (3.4’ x 4.6’) 
15.6 sq. ft. (3.4’ x 4.6’) 

18 sq ft (3’ x 6’) 
18 sq ft (3’ x 6’) 

NA 

Total Sign Area 147 sq. ft. 47 sq. ft. 36 sq. ft. 230 sq. ft. 

 
Because the proposed signage is less than the maximum 250 square foot sign area 
limit, the applicant has requested to retain the right to increase the size of their 
proposed signage area up to 250 square feet.  A condition of approval (COA P44) has 
been included for the Planning Commission’s consideration to address this request. 
 
It should also be noted that the base of the monument sign would replace the existing 
parking lot directional sign for the Holiday Inn, approved under DR 97-16.  Combining 
the directional sign with the monument sign is consistent with the ordinance which 
“encourages” combining signs as a means of reducing the need for additional signage. 
 
Based upon the information provided on the plans and the conditions imposed upon the 
project, the development and signage would be in conformance with the Zoning 
Ordinance, the City Sign Regulations, and the Architectural Review Guidelines. 
 

 
 
ARCHITECTURAL REVIEW GUIDELINES: 
 
The proposed building architectural style for the building is modern/contemporary.  The 
single-story building utilizes simple geometric features and a flat roof.  Large rectangular 
windows wrap around the base of the building on the north, south and eastern walls. As 
proposed, minimal architectural detail is provided on the northern, southern and western 
sides of the building facing the parking lots and adjacent businesses.  However, metal 
awnings, building pop-outs and recesses add dimension to the east and south 
elevations, which are visible from North H Street.  In order to conform to the 

East Elevation (North H Street) 
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Architectural Review Guidelines, the north elevation, which would also be highly visible 
from North H Street, shall be revised to show additional architectural detail (COA P45).  
The changes shall be reviewed by staff at plan check and approved, if appropriate. 
 
The proposed exterior building finish is two-tone, with white and gray colored stucco 
and charcoal colored trim. Photos of the site and a color / material board will be 
available at the meeting for review.  The landscape plan will be reviewed by the 
Planning Division Staff and a Landscape Maintenance Agreement will be required for 
the project (COA P17 & P18). 
 
STAFF REVIEW: 
 
A Development Review Board (DRB) meeting was held for this project on June 9, 2015. 
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. 818 (15), 
approving Development Plan (DR 15-06), based upon the Findings of Fact in the 
Resolution and subject to the attached draft Conditions of Approval. 
 
ENVIRONMENTAL DETERMINATION: 
 
An Environmental Initial Study-Mitigated Negative Declaration (IS-MND) was prepared 
for the proposed project on August 17, 2015.  A traffic study was completed by 
Associated Transportation Engineers on July 28, 2015 and is available for review.  
Traffic impacts are discussed briefly in the Transportation/Circulation section beginning 
on page 20 of the IS-MND.  The public review period for comments began on August 
19, 2015 and ended on September 18, 2015.   
 
Comments were received from: 
 

 Santa Barbara County Air Pollution Control District, dated September 2, 2015 
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Responses to comments are included in Mitigated Negative Declaration (Attachment 2).  
These comments do not raise additional environmental issues that were not previously 
addressed in the IS-MND; therefore, no changes to the findings in the Mitigated 
Negative Declaration are required in order to address these comments. 
 
Pursuant to the provisions of the California Environmental Quality Act (CEQA) a 
Mitigated Negative Declaration has been prepared and circulated for public review 
(SCH No. 2015081051).  Mitigation Measures (Attachment 1, Exhibit B) were imposed 
and will be monitored by City staff pursuant to the Mitigation Monitoring Program 
identified in Section D of the Mitigated Negative Declaration (Attachment 2).   
 
It is recommended that the Commission review the documents and certify the Mitigated 
Negative Declaration for the proposal.  A Notice of Determination will be filed following 
the Planning Commission action. 
 
NOTICING: 
 
On September 18, 2015: 
 

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; 
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. 818 (15) approving DR 15-06 
a. Exhibit A – Conditions of Approval 
b. Exhibit B – Mitigation Measures 
c. Exhibit C – MMRP 

2. Mitigated Negative Declaration 
3. Site Plan, Floor Plans, Elevation Plans, and Signage Plans 

(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 

http://www1.cityoflompoc.com/planningagenda/2015/150930/150930n01a01.pdf
http://www1.cityoflompoc.com/planningagenda/2015/150930/150930n01a02.pdf
http://www1.cityoflompoc.com/planningagenda/2015/150930/150930n01a03.pdf


Planning Commission Staff Report  Page 9  
DR 15-06 – Chipotle-Habit Restaurant Building  September 30, 2015 
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http://www.cityoflompoc.com/PublicWorks/engineering.htm
http://www.cityoflompoc.com/PublicWorks/develop_asst.htm


http://www.cityoflompoc.com/PublicWorks/pdf/E30.pdf


mailto:l_speer@ci.lompoc.ca.us




http://www.centralcoastlidi.org/uploads/LIDI_Bioretention_Technical_Specifications_2013.03.06.pdf
http://www.centralcoastlidi.org/uploads/LIDI_Bioretention_Technical_Specifications_2013.03.06.pdf


























Mitigated Negative Declaration Page 7 
DR 15-06 September 18, 2015 
Chipotle-Habit Building 1413 North H Street  
 

 After clearing, grading, earth moving or excavation is completed, treat the disturbed area by 
watering, or revegetating, or by spreading soil binders until the area is paved or otherwise 
developed so that dust generation will not occur.  

 The contractor or builder shall designate a person or persons to monitor the dust control program 
and to order increased watering, as necessary, to prevent transport of dust offsite. Their duties 
shall include holiday and weekend periods when work may not be in progress. The name and 
telephone number of such persons shall be provided to the Air Pollution Control District prior to 
land use clearance for map recordation and land use clearance for finish grading for the structure.  

 Prior to land use clearance, the applicant shall include, as a note on a separate informational 
sheet to be recorded with map, these dust control requirements. All requirements shall be shown 
on grading and building plans.  

 All portable diesel-powered construction equipment shall be registered with the state’s portable 
equipment registration program OR shall obtain an APCD permit. 

 Fleet owners of mobile construction equipment are subject to the ARB Regulation for In-use Off-
road Diesel Vehicles (Title 13 California Code of Regulations, Chapter 9, § 2449), the purpose of 
which is to reduce diesel particulate matter (PM) and criteria pollutant emissions from in-use 
(existing) off-road diesel-fueled vehicles. For more information, please refer to the ARB website at 
www.arb.ca.gov/msprog/ordiesel/ordiesel.htm. 

 All commercial diesel vehicles are subject to Title 13, § 2485 of the California Code of 
Regulations, limiting engine idling time. Idling of heavy-duty diesel construction equipment and 
trucks during loading and unloading shall be limited to five minutes; electric auxiliary power units 
should be used whenever possible.  

 Diesel construction equipment meeting the ARB Tier 1 emission standards for off-road heavy-
duty diesel engines shall be used. Equipment meeting ARB Tier 2 or higher emission standards 
should be used to the maximum extent feasible. 

 Diesel powered equipment should be replaced by electric equipment whenever feasible. 

 If feasible, diesel construction equipment shall be equipped with selective catalytic reduction 
systems, diesel oxidation catalysts and diesel particulate filters as certified and/or verified by EPA 
or California.  

 Catalytic converters shall be installed on gasoline-powered equipment, if feasible. 

 All construction equipment shall be maintained in tune per the manufacturer’s specifications. 

 The engine size of construction equipment shall be the minimum practical size. 

 The number of construction equipment operating simultaneously shall be minimized through 
efficient management practices to ensure that the smallest practical number is operating at any 
one time. 

 Construction worker trips should be minimized by requiring carpooling and by providing for lunch 
onsite. 

 
 
Operational Emissions. Long-term operational emissions are contributed by on-site (stationary area) 
sources and mobile sources. Stationary Area source emissions result from use of natural gas, aerosols, 
landscaping maintenance equipment, architectural coatings, and other modern conveniences expected in 
commercial land uses. Mobile emissions are based on the estimated volume of project-generated vehicle 
trips from the Traffic and Circulation Study prepared by Associated Traffic Engineers (July, 2015). 
Potential operational emissions were estimated using CalEEMod. Because the primary trips to the project 
site were assumed to be generally from within Lompoc, and the distance between the project site and the 
furthest urban portion of the City is approximately 2.5 miles, the regional default trip lengths used by 
CalEEMod were modified from 4.6 miles to 2.5 miles. Table 3 (below) summarizes the estimated 
emissions associated with operation of the proposed project.  
 
 
 
 
 
 
 
 

http://www.arb.ca.gov/msprog/ordiesel/ordiesel.htm





































































