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AGENDA 
PLANNING COMMISSION AND  
TRAFFIC COMMISSION 
REGULAR MEETING 
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IMPERIAL, CA 92251 
 
WEDNESDAY, January 10, 2018 
6:30PM 
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A. PLANNING COMMISSION CALL TO ORDER: 
 

6:30 PM …………………   
ROLL CALL 
PLEDGE OF ALLEGIANCE 

 
B.     PUBLIC APPEARANCES 

 
C. CONSENT CALENDAR 

 
a. Approve Planning Commission Meeting Minutes for November 22, 2017 and 

December 13, 2017.  
 

D. OATH OF OFFICE AND SEATING OF NEW PLANNING COMMISSIONERS 
 
 D-1. City Clerk to administer Oath of Office to incoming Planning Commissioners Andrea  
  Guillen and Kristopher Haugh. 

 
 E. RE-ORGANIZATION OF THE PLANNING COMMISSION 
 
  E-1. Selection of Chairman  
 
  E-2 Selection of Vice-Chairman 
 

F. NEW BUSINESS: (DISCUSSION/ACTION –RECOMMEND/DENY) 
 

    F-1 Public Hearing, Discussion/Action: Review proposed Zone Change from R-1 to C-2. 
 

1. Open Public Hearing. 
2. Staff Report. 
3. Public Testimony. 
4. Commission Discussion. 
5. Recommended Action:  Planning Commission members to review and 

Recommend or Deny the proposed Zone Change for recently acquired 
parcels as C-2 zones.  
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F-2 Discussion/Action: Site Plan Review Senior Apartment complex located at 321 N. 

Imperial Avenue. 
 

1. Staff Report. 
2. Commission Discussion. 

 
 

G. TRAFFICE COMMISSION (DISCUSSION/ACTION): 
  

G-1.  Discussion/Action: ICTC request for “40 ft. Red Curb” at the intersection of 
Snapdragon Way & Bouganvillea Trail. 

 
  G-2. Discussion/Action: Proposed “Reduce Speed” signs for “West” bound traffic on 

Worthington Rd. 
 
 
 H.         H-1.  Commissioners Report 
              H-2.  Staff Report 
 
 
 

ADJOURN PLANNING COMMISSION MEETING UNTIL NEXT REGULARLY SCHEDULED 
MEETING. 

 
NOTE: Any documents produced by the City and distributed to a majority of the Planning Commission 
regarding any item on this agenda will be made available at the front counter at City Hall, located at 420 

South Imperial Avenue, during normal business hours. 
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MINUTES 
CITY OF IMPERIAL 

PLANNING COMMISSION 
AND 

TRAFFIC COMMISSION 
NOVEMBER 22, 2017 

 
A.  
ROLL CALL 
 
COMMISSIONERS PRESENT: HOLBROOK, LUCAS, AND MCDADE 
 
COMMISSIONERS ABSENT: ROSS (VACATION) AND HONSE 
 
OTHERS PRESENT: COMMUNITY DEVELOPMENT DIRECTOR MORA, 

CITY PLANNER TYLENDA, CITY CLERK JACKSON, 
AND CITY ATTORNEY MORITA 

 
VICE CHAIRMAN LUCAS called the meeting to order at 6:30 PM and led those present in the Pledge of 
Allegiance. 
 
B. 
PUBLIC APPEARANCES: 
 
None. 
 
C. 
CONSENT CALENDAR: 
 
C-1. Approve Planning Commission Meeting Minutes for October 25, 2017 and November 8, 2017. 
 
Motion by HOLBROOK, seconded by MCDADE to approve the Consent Agenda as presented. 
AYES:  HOLBROOK, MCDADE, AND LUCAS 
NOES:  NONE 
ABSTAIN: NONE 
ABSENT: HONSE AND ROSS  MOTION CARRIED 3-0 
 
D. 
NEW BUSINESS: 
 
D-1.  PUBLIC HEARING:  REVIEW OF DRAFT MEDICAL CANNABIS DISPENSARIES 

ORDINANCE. 
 
The Public Hearing was opened at 6:35 PM. 
 
PLANNER TYLENDA presented the staff report.  Tylenda outlined the state of California’s allowance of 
usage of marijuana for medicinal purposes and the subsequent passage of various bills and proposition 
approved by the voters allowing the personal use of marijuana.  Currently City Code prohibits the 
operation of commercial and industrial cannabis activities.  Outdoor personal cultivation is prohibited but 
is allowed for indoor growth with regulations in place.  
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A review of state law was provided outlining licensing requirements on the state level.  This legislation 
protects local control via dual licensing:  all marijuana businesses must have both a state license and a 
local license or permit to operate legally in California.  Jurisdictions that regulate or ban medical 
marijuana will be able to retain their regulations or ban.  Local governments may enforce state law in 
addition to local ordinances.  Types of permits allowed include commercial cultivation, dispensaries, 
manufacturing, testing laboratories, transporters, and distributors.  Delivery services may be permitted by 
the local agency and must be associated with a dispensary.   
 
Areas to be addressed in the ordinance includes:  Definitions for uses, activities, etc.; permissive zoning 
vs. explicit bans; permitted zones; public hearing and noticing requirements; separation requirements 
from sensitive uses such as parks, schools, day cares and other marijuana related uses; parking 
requirements; hours of operation, and signage and on-site advertisements. 
 
COMMUNITY DEVELOPMENT DIRECTOR MORA informed the commission that under 
consideration at this time is allowance of dispensaries in the C-2 zone.   
 
Members of the audience speaking in favor of allowing the medical dispensary was CARLA DANIEL, 
HELEN PALOMINO, MELISSA LIZARRAGA; TAMMIE THOMAS and others.   
 
Commission discussion was held and questions asked about the number of permits to be issued; 
requirement for a Conditional Use Permit being granted; conflicts with federal laws in regards to 
marijuana possession and usage; on-site consumption of cannabis in dispensary; other zones in addition to 
C-2 to locate dispensary; the length of time that a valid permit would be good for; distances between 
dispensaries if multiple allowed. 
 
The Public Hearing was closed at 7:30 PM 
 
Motion by HOLBROOK, seconded by MCDADE to approve the draft ordinance with limiting 
dispensaries in C-2 zone only; one permit issued per year and to remove section banning the smoking of 
product indoors of the of the dispensary. 
AYES:  HOLBROOK, MCDADE, AND LUCAS 
NOES:  NONE 
ABSTAIN: NONE 
ABSENT: HONSE AND ROSS  MOTION CARRIED 3-0 
 
D-2. DISCUSSION/ACTION: SIMILAR LAND USE DETERMINATION FOR THE USAGE  
 OF A GYM AT 612 S. “J” STREET, IMPERIAL. 
 
Item was pulled from the agenda at the request of the applicant. 
 
E-1 CHAIRMAN AND COMMISSIONERS’ REPORTS 
 
None. 
 
E-2. DIRECTOR’S REPORT 
 
MORA updated the Commission on various projects underway in the city. 
 
Planning Commission meeting adjourned at 7:37 PM until the next regular meeting on December 13, 
2017 at 6:30 PM. 
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MINUTES 
CITY OF IMPERIAL 

PLANNING COMMISSION 
AND 

TRAFFIC COMMISSION 
DECEMBER 13, 2017 

 
A.  
ROLL CALL 
 
COMMISSIONERS PRESENT: HOLBROOK, HONSE, MCDADE, AND ROSS 
 
COMMISSIONERS ABSENT: LUCAS 
 
OTHERS PRESENT: COMMUNITY DEVELOPMENT DIRECTOR MORA, 

CITY PLANNER TYLENDA, AND ADMINISTRATIVE 
ANALYST ALVAREZ 

 
CHAIRMAN ROSS called the meeting to order at 6:34 PM and led those present in the Pledge of 
Allegiance. 
 
B. 
PUBLIC APPEARANCES: 
 
LINDA SANCHEZ, IMPERIAL UNIFIED SCHOOL BOARD TRUSTEE addressed the Commission in 
regards to the letter the board submitted to the City Council opposing the allowance of cannabis 
dispensaries in the city. 
 
C. 
CONSENT CALENDAR: 
 
C-1. Approve Planning Commission Meeting Minutes for November 22, 2017. 
 
Staff requested the approval of minutes be tabled at this time. 
 
D. 
NEW BUSINESS: 
 
D-1.  PUBLIC HEARING:  REVIEW OF DRAFT ZONING TEXT AMENDMENT FOR C-2  
    ZONES  
 

1. REVIEW AND RECOMMEND OR AMEND DRAFT ZONING TEXT 
AMENDMENT FOR “MEDICAL CANNABIS DISPENSARIES” AND USES IN 
C-2 ZONES. 

 
The Public Hearing was opened at 6:38 PM 
 
Staff report was provided by PLANNER TYLENDA.  As per City Council direction, staff initiated a zone 
text amendment regarding the potential locations for Medical Cannabis Dispensaries.  The desired zone 
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for such businesses is in the C-2 zone and would be subject to a Conditional Use Permit and other 
requirements set forth in Chapter 15 of the Municipal Code.  
 
Speaking in opposition to allowing Medical Cannabis Dispensaries was LARRY COWNE, Imperial 
resident. 
 
LINDA SANCHEZ, IUSD BOARD MEMBER requested clarification on location of C-2 zones in the 
city. (see also Public Appearances) 
 
MARK GRAN, Imperial resident requested clarification on number of permits to be granted if allowed by 
city. 
 
A correspondence provided via e-mail was submitted by BOBBY GRAN owner of Motor-Vu property.  
He expressed support in allowance of Medical Cannabis Dispensaries. 
 
The Public Hearing was closed at 6:55 pm and the following action taken: 
 
Motion by HONSE, seconded by HOLBROOK to approve Resolution No. PC 2017-20, recommending 
language to include Medical Cannabis Dispensaries in C-2 Zone to the City Council. 
AYES:  HOLBROOK, HONSE, AND MCDADE 
NOES:  ROSS 
ABSTAIN: NONE 
ABSENT: LUCAS   MOTION CARRIED 3-1 
 
D-2. DISCUSSION/ACTION: SIMILAR LAND USE DETERMINATION FOR THE USAGE  
 OF A GYM AT 612 S. “J” STREET, IMPERIAL. 
 
PLANNER TYLENDA provided the staff report to commission.  The applicant is requesting a Similar 
Land Use Determination to relocate his gym business to 612 S. “J” Street.  This area is zoned I-1 General 
Industrial Zone which allows businesses, professional services and research offices.  The current zoning 
description does not reference gyms.  It is being requested that the commission determine whether or not 
the proposed use is similar to, or not more detrimental than uses already permitted. 
 
Motion by HOLBROOK, seconded by MCDADE to determine that the requested use is similar to 
existing uses. 
AYES:  HOLBROOK, HONSE, MCDADE, AND ROSS 
NOES:  NONE 
ABSTAIN: NONE 
ABSENT: LUCAS   MOTION CARRIED 4-0 
 
E-1 CHAIRMAN AND COMMISSIONERS’ REPORTS 
 
None. 
 
E-2. DIRECTOR’S REPORT 
 
TYLENDA provided an update of Traffic Commission recommendations for four projects that has been 
approved by them since September 2017. 
 
Planning Commission meeting adjourned at 7:09 PM until the next regular meeting on December 27, 
2017 at 6:30 PM. 



 

 
 

Staff Report 
                                                    Agenda Item No. F-1 
   
 
 
 
To: City of Imperial Planning Commission 

 
From: Lisa Tylenda, Planner 

 
Date: January 4, 2018  

 
Subject: Proposed Zone Change from R-1 to C-2. 
 

 
 
Background: 
 

• Current Zoning: R-1 
 

• Current Land Use: Vacant Parcel 
 

• Size of Property: 164,572 sqft./3.78 acres 
 

• Parcel Legal Description: DD-1999-01-01 west of Highway 86 east of north Imperial 
Avenue, north of 15th Street. 
 

• Site Design: There are no specific designs proposed with this application. Any future 
development will be reviewed prior to construction. 
 

• Environmental Clearance: Please see attached CEQA and NEPA review documents. 
 

The City of Imperial recently acquired “excess land” from the State of California-Department of 
Transportation. The current zoning for this newly acquired land is R-1 (Residential Single 
Family), in 2014 a “Highest and Best Use” analysis was done for the location and the analysis 
determined that the best physical use of the land would be for Commercial Development (please 
see attached analysis).  
 
In the City of Imperial there are three (3) types of Commercial Zoning Districts: 
 

• Village Commercial (VC): The Village Commercial Zone is intended as the social and 
civic heart of the City of Imperial with attractive housing, small retail shops, outdoor 



dining, parks, and civic facilities in a vibrant, pedestrian friendly and family-oriented 
atmosphere. 
 

• Commercial Neighborhood (C-1): This zone is intended for professional, administrative 
offices, restaurant, health clubs, and for neighborhood shopping centers which provide 
limited retail business service and office facilities for the convenience of residents of the 
neighborhood. These stopping centers are intended to be compatible with residential 
environment. 
 

• Commercial General (C-2): This zone is intended as an area for the location of highway 
oriented retail service and wholesale commercial activities. 
 

Staff has determined that the proposed zone change from R-1 to a C-2 designation would be 
consistent with the location of the parcels (HWY 86), the surrounding environment, 
developments and the future growth planned for that area. A C-2 zoning allows for additional 
“permitted” uses versus the two other commercial zoning districts/categories. 
 
General Plan Compliance and Policies Related to this Application: 
 
Land Use Element:  
 
“Eleven Character Areas were established for planning purposes and serves as the basis for the 
proposed land use pattern and distribution. Character Areas ensure that each area is developed 
with 
the unique characteristics and opportunities provided in the General Plan’s policies. These 
areas 
represent the highest likelihood of change through redevelopment and new development of the 
General Plan’s planning period.” 
 
The proposed zone change falls into the Character area of: 
 
Gateway North Character Area: is located at the northern entryway to the City along the 
west side of Highway 86. The area is anticipated to accommodate neighborhood commercial 
land uses. 
 
The proposed zone change is consistent with the commercial aspect of the Character area; the 
parcel of land did not originally belong to the City of Imperial and is located closer to HWY 86. 
Staff has determined that a C-2 zoning would allow for additional “permitted uses” in 
anticipations of attracting developments. 
 

• Land Use Element Goal #1 Growth & Development: Implement the successful 
transformation of the City from a small town into a medium, full service City while 
maintaining its rural character via planned and orderly development. 

 
• Land Use Element Goal #2 Land Use Compatibility: Achieve land use compatibility 

throughout the City and promote character areas, where appropriate. 



 
Circulation Element: 
 
The proposed Zone Change is consistent with and meets various goals of the Circulation Element 
by bringing commercial development closer to the City and existing Neighborhoods: 
 

• Circulation Element Goal #1 Circulation & Land Use : Plan land uses in conjunction 
with the circulation system to encourage future growth in areas of higher density on 
transportation nodes, which will better allocate City resources and limit vehicle miles 
traveled. 

 
• Circulation Element Goal #2 Safe & Complete Streets: Develop a multi-modal network 

and balanced transportation system that safely accommodates all modes of travel. 
 
This Zone Change will not cause any traffic generation or affect the circulation of the existing 
traffic in the area. As the vacant parcels are developed, there may be an increase in the traffic 
volume in the immediate area surrounding these sites. 
Public Improvements/City Services: No public improvements are required with the approval of 
this Zone Change. However, when the vacant parcels are developed, all missing public 
improvements shall be constructed 
 
Neighborhood Impact/Interface: There is no neighborhood impact/interface anticipated as a 
result of this Zone Change. At the time of development, consideration will be given to the 
impacts any future project might have on the surrounding area. 
 
Staff Recommendation: 
 
Staff recommends this item to the Planning Commission for discussion and action. 
 
Attachments: 

• Location map. 
• CEQA & NEPA review documents. 
• Highest and Best Use Analysis. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 
 
 
 
 







































 

 
 

Staff Report 
                                                    Agenda Item No. F-2 
   
 
 
To: City of Imperial Planning Commission 

 
From: Lisa Tylenda, Planner 

 
Date: January 4, 2018  

 
Subject: Informational Site Plan/Project Review of proposed Senior Apartment 

Complex. 
 
 
Background: 
 

• Current Zoning: Village Commercial (VC) 
 

• Current Land Use: Vacant Parcel 
 

• Size of Property: 42400 sqft. /0.97 acres 
 

• Parcel Location: 321 N Imperial Avenue  
 

• Site Design: Please see attached Conceptual Site Plans. 
 

• Environmental Clearance: Categorically Exempt.  
 
 

The City of Imperial entered into a Development Agreement with EAH INC. on March 27, 2013 
(Please see attached agreement) for a proposed Senior Apartment Complex. The proposed 
project is to be a 69 unit Senior Rental Housing complex, including one managers unit and a 
4000 sqft. Community center. The project is compatible with the surrounding land uses, the 
project is consistent with the General Plan Land Use element and the project is consistent with 
the Housing Element Goals:  
 

A. Promote the construction of new housing units and the rehabilitation of existing housing 
units in order that every citizen of the City may be provided with decent and livable 
housing. 
 

B. Encourage the construction of additional new assisted housing units in the City for 
persons and families of very low income. 
 

C. Obtain additional Section 8 unit allocations for the City from the U.S. Department of 
Housing and Urban Development. 

 
 
Staff Recommendation: 
 
Staff is presenting this item to the Planning Commission as an informational item, no action is 
required. 
 
Attachments: 

• Location map. 
• Conceptual Site Plan. 

































































































 

 
 

Staff Report 
                                                    Agenda Item No. G-1 
   
 
 
 
To: City of Imperial Traffic Commission 

 
From: Lisa Tylenda, Planner 

 
Date: January 4, 2018  

 
Subject: Proposed 40 foot Red Curb on Snapdragon Way & Bouganvillea Trail  
 

 
 
Background 
 
On December 11, 2017 the Community Development Department was contacted by David 
Aguirre from the Imperial County Transit Commission. The ICTC informed staff of the 
following: 
 
The ICTC has a small “Circuit” bus that utilizes “Bougainvillea Trail and Joshua Street” to drop 
off passengers in that area. The ICTC has identified the need of a “red curb” in that area due to 
high traffic during school hours when the bus is trying to make its stops at that location. The 
ICTC has expressed that it is nearly impossible to do so due to the amount of vehicles present. 
Having the red painted curb would allow for the ICTC Circuit bus to have the ability to make the 
stops substantially easier in addition to safer.  
 
The proposed red curb is to be 40 feet long. The Circuit bus is one of the smaller buses and is 
about 27 feet in length and the extra 13 feet of red curb would be a buffer for pedestrians in and 
drivers around that area. 
 
 
Staff Recommendation: 
 
Staff recommends this item to the Traffic Commission for discussion and action. 
 
Attachments: 
Location map. 
 
 
 





 

 
 

Staff Report 
                                                    Agenda Item No. G-2 
   
 
 
 
To: City of Imperial Traffic Commission 

 
From: Lisa Tylenda, Planner 

 
Date: January 4, 2018  

 
Subject: Proposed “Reduce Speed” signs for “West” bound traffic on Worthington Road. 
 

 
 
Background 
 
Currently, for west bound traffic entering the City of Imperial on Worthington Road, the 
transition from a 55 MPH speed limit to a 25 MPH speed limit is abrupt. There are currently no 
“Reduce Speed” signs in that area to prepare the drivers for the immediate transition from 
“County” limits to City limit speed.  
There have been numerous concerns expressed by citizens and officers from the Imperial Police 
Department. 
 
On December 12, 2017 the Development Review Committee convened and recommended that 
“Reduce Speed” signs would be the initial step in efforts to remedy the current situation of 
excess “speed” in that area.    
 
Staff Recommendation: 
 
Staff recommends this item to the Traffic Commission for discussion and action. 
 
Attachments: 
Location map. 
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