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Project Description

•Architectural Design/Site 
Development Review for a new 
1,200 square foot Starbucks drive-
through and walk-up window (no 
indoor seating) 

•In the Planned Commercial 
Development (PCD) and the H 
Street Overlay (HSO) Zoning 
Districts 

Presenter
Presentation Notes
Good evening, Chair Cioni and Commissioners;I am presenting a request from Andrew Gharibian the project applicant for Planning Commission consideration of a Starbucks Drive-Through to be located in the Planned Commercial Development (PCD) and H Street Overlay (HSO) zoning districts.  



Project Location
432 Commerce Court

Presenter
Presentation Notes
The project is located at 901 North H Street; the site is approximately 17,000 square feetThe surrounding uses include:North - Commercial / PCD (Mid Coast Glass -  proposed El Pollo Loco, Walgreens)South - Commercial / PCD (across Oak Avenues & McDonalds)East - Commercial / PCD (across H Street New ERA Sounds (car Stereo and Home Theater) West - Commercial / PCD (Parking lot for Mid Coast Glass, Tint Shop)The property fronts North H Street.  Vehicular access to the site would be from North H Street via the northern driveway approach is to remain.  



Existing Conditions

Presenter
Presentation Notes
Here are photographs of the site with the previous service station that was demolished in December 2023



Existing Conditions

Presenter
Presentation Notes
Here are current photographs of the project site.



Proposed Site Plan

Presenter
Presentation Notes
Here is the proposed site plan, which includes a new 1,200 square foot Starbuck drive-through coffee shop with a walk-up window (no indoor seating) 2 trash enclosures, parking, and landscapingIn summary, the project complies with the parking requirements of the LMC by proposing 6 parking spaces, 1 bicycle rack, and 14 stacking spaces within for  drive-through lane.The southern drive approach on North H Street is proposed to be removed and replaced with new frontage improvements, as this work  is on North H Street, CA State Hwy 1, it will require an encroachment permit from CalTransIn accordance with Lompoc Municipal Code (LMC) Chapter 17.308 (Parking Requirements), the proposed project requires a total of 6 parking spaces. This is based on 1 parking space per 200 square feet of building area for a restaurant (1,200/200 = 6), and 5 stacking spaces required for the drive-through component. A bicycle rack for a minimum of 2 bicycle spaces is also required. 



Proposed Circulation Changes

Presenter
Presentation Notes
Engineering Conditions of Approval EN23, EN24, & EN25, reflect the recommendation of the Traffic Study completed by Rick Engineering which requires installing a stop sign with a stop bar and pavement markings on the exit side of the North H Street entrance/exit and requires the modification of the proposed driveway approach on West Oak Avenue to be reduced in size, signed, and stiped to indicate Exit Only /Right Turn only movements on to Oak Avenue. This will encourage the flow of drive through traffic vehicles.Traffic StudyConsistent with the existing LOS Standards as outlined in the City of Lompoc 2030 General Plan Circulation Element.Screened out of VTM due to the project size of less than 50,000 square feet of local serving retailApproximately 50% of trips would be considered “Pass-by” trips in nature and thus are already traveling on the City’s street system and not creating additional VMT.A traffic study dated by Rick Engineering Company (Rick) was complete in April 2024. The study found that existing traffic including the project generated trips would remain to operate at a Level Of Service (LOS) C or better along H Street (Highway 1) except for the intersection of Central Avenue and H Street which would continue to operate at LOS D with the addition of the project. 



Proposed Floor Plan

Presenter
Presentation Notes
The proposed floor plan includes 2 coffee bar work areas, a workroom, a breakroom, a janitorial area, an employee restroom, a manager's office, a drive-through with a payment/pick-up window, and a walk-up area with a menu board/kiosk and an order/pick-up window.The hours of operation of Starbucks would be daily from Monday through Sunday, from 4:30 a.m. to midnight.



Proposed Elevations

Presenter
Presentation Notes
Top - East Elevation facing North H StreetBottom - West Elevation facing the parking lot to the West.The proposed building is modern in style and architectural features and includes a wraparound metal awning/canopy with metal posts. The building is multi-media consisting of composite metal panels (artwork), galvanized corrugated steel, accoya wood, and dark bronze anodized steel window trim providing architectural details to accent the building.  Staff review finds that the proposed project, as conditioned, is compatible with nearby developments and substantially conforms with the City’s Architectural Review Guidelines. Staff review finds that the proposed project, as conditioned, is compatible with the nearby developments and is substantially compliant with the City’s Architectural Review Guidelines. 



Proposed Elevations

Presenter
Presentation Notes
Top -South Elevation facing Oak AvenueBottom – North Elevation facing the Starbuck parking lot – Mid Coast Glass BuildingAlthough shown on the elevation drawings, signage is not approved as part of the architectural design and site development review process.Any future signage will be reviewed administratively at the staff level through the building and sign permit process.



Proposed Rendering

Presenter
Presentation Notes
Proposed Rendering with landscaping



Proposed Landscaping

Presenter
Presentation Notes
The project is proposing a variety of drought-tolerant landscaping.Currently, there are two mature street trees located within the existing parkway on North H Street that will be required to be preserved/protected in place. There are also two street trees on West Oak Avenue, one tree will need to be removed for the relocation of the driveway and approach. Planning Division Condition of Approval P60 requires that a replacement tree be planted.  The project complies with the minimum overall requirement of 15% landscape coverage and the required parking lot landscaping of 5% for 15 or fewer parking spaces pursuant to LMC Chapter 17.132 (Landscaping and Screen Standards).There will be stepping stones installed in the landscaping to accommodate foot traffic from the east.



Environmental Review
•An Environmental Initial Study – Negative 
Declaration (IS-ND) was prepared for the 
proposed project.

•No potentially significant impacts were 
identified for the project.

•No proposed Mitigation Measures.
•Public review period from February 7, 
2024, to March 7, 2024.

•One Comment from Caltrans.

Presenter
Presentation Notes
The project site is on the Hazardous Waste and Substances Sites (Cortese) List for the previously leaking underground storage tanks and required the completion of a CEQA Initial Study Checklist and either a Negative Declaration or Mitigated Negative Declaration for the project. Since there were no potentially significant impacts identified for the project and there are no Mitigation Measures proposed for the project, a Negative Declaration was prepared for the proposed project.The public review period for comments began on February 7, 2024, and ended on March 7, 2024. On March 7, 2024, Comments were received from the State of California – Department of Transportation, Caltrans District regarding the IS-ND.  Caltrans had no comments on the Environmental Determination for the project but requested a copy of the Traffic Study.  The Traffic Study was sent to Caltrans for review, and they replied on April 4, 2024, stating that they concur with the findings provided in the Traffic Study and requested that a copy of the Traffic Study and the comments be included with the Caltrans Encroachment Application for driveway removal and new frontage improvements along H Street.The Final Negative Declaration was included as Exhibit B to the Resolution in the Staff ReportA Notice of Determination will be filed for the project following the Commission's action.Pursuant to the provisions of the California Environmental Quality Act (CEQA), the IS-ND was circulated for public review through the State Clearinghouse (SCH No. 2024020166), was posted on the City website, hard copies made available in the City Hall Lobby and at the Lompoc Library Reference Desk. Based on this study, no potentially significant impacts were identified for the project. 



Staff Recommendation

•Adopt Resolution No. 1002 (24) Certifying 
the Negative Declaration and approving DR 
2023-0004;     

                           OR

•Provide other direction

Presenter
Presentation Notes
A Development Review Board (DRB) meeting was held on January 11, 2024. The application was circulated to various City departments for review, and each of the departments provided standard and project specific conditions as necessary. These requirements are reflected in the draft Conditions of Approval. As conditioned, the project satisfies the development standards of the zoning code, and therefore, staff recommends that the Planning Commission adopt Resolution No. 1002 (24) Certifying the Negative Declaration and approving Architectural Design and Site Development Review Permit (DR 2023-0004) based on the findings in the resolution and subject to the attached draft Conditions of Approval.Thank you, that concludes my presentation, and I am available for questions.  Noticing On January 30, 2024, AB 52 Consultation Letters were mailed to the list of participating Tribes received from the Native American Heritage Commission (NAHC) for the project area.  One response was received on February 28, 2024, from the Santa Ynez Band of Chumash Indians stating that no further consultation was needed for this project. On February 7, 2024, a Notice of Intent to Adopt a Negative Declaration was published in the Lompoc Record, mailed to all required parties under CEQA, and posted to the CEQA Sumit website for State Clearinghouse (SCH) routing and review. On March 27, 2024, a public hearing notice was published in the Lompoc Record. In addition, on March 29, 2024, required notices were mailed by US mail to property owners within 300 feet of the site, and a notice was posted at the project site.  



End of Presentation
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