
 

 
 

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. 
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