
 

 
 
 
 

Staff Report 
 Agenda Item No. D-2 
 
 

To: City of Imperial City Council 
 

From: Othon Mora, Community Development Director 

 
Date: July 19, 2022 

 
Subject: Amendment to the Victoria Ranch Specific Plan, Planned Unit Development 

Zone Change & Subdivision Revision to the Victoria Ranch Unit 4B Tentative 
Trac Map  

 

 
Summary: 

    

 Applicant: 

 

Las Victorias, Inc.  

 Project Location: Southeast corner of Bernardi Street & Legakes Avenue 

Assessor’s Parcel Number 044-220-105 

 

 Request: Amendment to the Victoria Ranch Specific Plan, 
Planned Unit Development Zone Change & 

Subdivision Revision to the Victoria Ranch Unit 4B 
Tentative Trac Map  

Number of Lots: 1,279 units at 5,000 sq. ft. minimum lots 

Modification Requested: 1,311 units including Planned 

Unit Development with minimum lot sizes of 3,000 sq. ft. 

 

 Zoning: Current: R-1 Single Family Residential  
(Under approved Specific Plan) 

 
Proposed: PUD Planned Unit Development  

(Under proposed Specific Plan Amendment) 

 

 General Plan: Current: Medium Low Density Residential  
(Under approved Specific Plan) 

 
Proposed: Planned Unit Development 

(Under proposed Specific Plan Amendment) 

 

 Environmental: Mitigated Negative Declaration (certified December 17, 2003)   

 Recommendation: Recommend the City Council approval of Amendment to the 

Victoria Ranch Specific Plan, Planned Unit Development Zone 
Change & Subdivision Revision to the Victoria Ranch Unit 4B 

Tentative Trac Map 
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Background/Discussion and Analysis  
 

The Developer submitted a Specific Plan and Annexation Application in 2003 for a proposed 320-acre 
mixed use development project to include residential, commercial, and community facility land uses.  The 

Specific Plan was adopted by the City of Imperial on December 17, 2003 with a subsequent conditional 

approval of a Subdivision Map for the project site on June 2, 2004.  Final annexation was approved by 
LAFCo on July 22, 2004.  The original Specific Plan and Subdivision proposal included 894 single family 

units, 405 multi-family units, 20± acres of commercial development and 42± acres of community facilities 
including the dedication of 12.84 acres for school facilities and 21± acres for recreational parks and open 

space areas.  The applicant is proposing a Specific Plan Amendment and Tentative Tract Map revisions, 
for the City’s consideration. 

The proposed amendment to the originally adopted Victoria Ranch Specific Plan consists primarily of 

change in zoning designation for the Unit 4B development and updating the Plan with current information 
and conditions.  The overall footprint of the project site remains the same (Aten Road to the north, Cross 

Road to the west, Dogwood Road to the east, and the Central Drain Canal to the south). There are no 
material changes as it relates to the project site’s overall land use assignment and land use densities, 

which are the primary determining factors in assessing environmental impacts.   

The proposed changes and revisions are notable as it relates to design, phasing and internal circulation 
for the proposed Unit 4B TTM. The overall housing units approved for the Victoria Ranch Subdivision was 

1279.  The revised total housing units increased to 1311, resulting in 32 additional units.  The proposed 
modification of a 2.4% increase is considered minor and will not significantly change the land use 

densities.  Unit 4B TTM includes a total of 102 housing units.   

 

Project Location 
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VR4B Models 
 

Plan 1 Catalonia 
 

 
 

 

Plan 2 Palmira 

 
 

 
Plan 3 Valencia 
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General Plan Consistency 
 

The current Land Use designation for the entire Victoria Ranch Subdivision is regulated by the adopted 
Victoria Ranch Specific Plan of 2003. The current minimum lot sizes within the Specific Plan area is 5,000 

square feet.  The proposed Planned Unit Development would incorporate a minimum lot size of 3,000 

square feet.  Objective 1 of the General Plan Land Use Element states that: “The land use distribution 
should be such, that the integrity of the existing land use is maintained and/or enhanced. Also, the new 

land uses should be distributed to encourage the development of residential uses at appropriate 
densities, to implement the quantified objectives for housing construction as contained in the General 

Plan Housing Element.” 
 

PUD Required Findings 

 
The Planning Commission must adopt certain findings prior to the approval of any Planned Unit 

Development. 
 

1. Superior Design – The proposed PUD must demonstrate a creative approach to the unified 

planning of development and incorporates a higher standard of integrated design and amenity. One of 
the intents of the smaller lot sizes is to provide a more affordable housing product that maintains the look 

and feel of a standard single family residential development. 
 

2. Meets PUD Requirements – The proposed PUD meets all of the property development 
standards with regards to density, dwelling unit size, and building. All other development standards are 

left to the discretion of the Planning Commission. The minimum dwelling unit size allowed by the PUD 

Ordinance is 2 bedrooms and 1,000 square feet of living space.  
 

3. Consistency with the General Plan – As discussed in this Staff Report, the project is 
consistent with and in furtherance with the goals, objectives and policies of the Land Use and Housing 

Elements. The Developer will comply with the provisions of the Parks and Recreation Element and is 

consistent with the Circulation Element Goals. The proposed project is also consistent with all other 
elements of the General Plan. 

 
4. Compatible with Environs – Surrounding land uses include single family residences in 

development to the north, and west; vacant rural land to the east and an agricultural field to the south. 

The project is a detached single-family residential development and is compatible with surrounding 
residential uses.  

 
5. Circulation – The project incorporates roadway improvements to mitigate any impacts to 

surrounding traffic and circulation.  
 

6. Open Spaces and Landscaping – The quality and quantity of common open space areas in 

PUD’s must be of higher standards than conventional development projects.  
 

7. Public Services – Sufficient capacity within the City’s infrastructure system and public services 
exist to service the Victoria Ranch Tentative Map Unit 4B. 

 

Compatibility with Surrounding Land Uses 
 

The project site is located in an active agricultural field, and is surrounded by agricultural uses to the 
north, south and to the east. The area to the west of the Victoria Ranch Subdivision is the Border Patrol 

Headquarters and currently zoned R-1 Residential Single Family. 
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Environmental Discussion/Analysis 
 

The Environmental Evaluation Committee (EEC) reviewed the Victoria Ranch Specific Plan and Subdivision 
Map in 2003 and found that the project, as proposed, would create potentially significant impacts to 

agricultural resources, air quality, biological resources, geology and soils, noise, public services, parks and 

recreation, transportation and traffic, utility and service systems.  Mitigation measures were incorporated 
and the EEC determined that adoption of a Mitigated Negative Declaration (MND) would be appropriate.  

The environmental documents were circulated through the State Clearinghouse (SCH#2003111004) and 
a final Notice of Determination was officially filed with the County Clerk in December 2003. The proposed 

revision will not affect a change in the original findings and mitigation measures and will continue to be 
enforced.  

 

Public Notification 
 

The public hearing scheduled for July 27, 2022 was duly noticed in the Holtville Tribune and Calexico 
Chronicle newspaper of general circulation on July 14, 2022 and a Notice of Public Hearing was sent to all 

property owners within 300-feet of the property. 

 
Recommendation 

 
Staff recommends the Planning Commission conduct a public hearing to receive comments for and 

against the project.  Unless sufficient evidence to the contrary is presented at the public hearing, staff 
recommends that the Planning Commission recommends the City Council approval of Amendment to the 

Victoria Ranch Specific Plan, Planned Unit Development Zone Change & Subdivision Revision to the 

Victoria Ranch Unit 4B Tentative Trac Map 
 

 
Attachments 

 

• Tentative Map-Victoria Ranch 

• Tentative Map Unit 4B 

• RESO PC2022-06 

• Conditions of Approval 
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RESOLUTION NO. PC2022-06 

 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 

IMPERIAL, CALIFORNIA, RECOMMENDING THE CITY COUNCIL 

APPROVAL OF THE VICTORIA RANCH SUBDIVISION SPECIFIC PLAN 

AMENDMENT, PLANNED UNIT DEVELOPMENT ZONE CHANGE AND 

SUBDIVISION REVISION TO THE VICTORIA RANCH UNIT 4B TENTATIVE 

TRACT MAP (APN 044-220-105) 

 

WHEREAS, Las Victorias Inc, has submitted an application for approval of 

Tentative Map Victoria Ranch Sub Unit 4B (APN 044-220-105), Specific Plan 

Amendment, Planned Unit Development Zone Change, Subdivision revision to the 

Victoria Ranch Unit 4B Tentative Trac Map; and 

 

WHEREAS, a duly notified public hearing was held by the Planning 

Commission on July 27, 2022; and 

 

WHEREAS, upon hearing and considering all testimony and arguments, 

examining and analyzing the information submitted by staff and considering any written 

and oral comments received, the Planning Commission considered all facts relating to the 

proposed Amendment to the Victoria Ranch Specific Plan, Planned Unit Development 

Zone Change & Subdivision Revision to the Victoria Ranch Unit 4B Tentative Trac Map 

 

NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City of 

Imperial as follows: 

 

A) That the foregoing recitations are true and correct; and 

 

B) That based on the evidence presented at the public hearing, the Planning 

Commission hereby recommends the City Council APPROVAL of Amendment 

to the Victoria Ranch Specific Plan, Planned Unit Development Zone Change & 

Subdivision Revision to the Victoria Ranch Unit 4B Tentative Trac Map subject 

to Conditions of Approval outlined in Exhibit A; and 

 

C) All recommendations made by the Planning Commission are based on the 

following findings: 

 

1. The project has been reviewed in accordance with the requirements set 

forth by the City of Imperial for implementation of the California 

Environmental Quality Act. 

 

2. The project is in compliance with the California Environmental Quality 

Act, Section 2100 through 21176 of the Public Resources Code. 

 

3. The initial environmental assessment shows that there is no substantial 

evidence that the proposed Amendment to the Victoria Ranch Specific 
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Plan, Planned Unit Development Zone Change & Subdivision Revision to 

the Victoria Ranch Unit 4B Tentative Trac Map may have a significant 

impact on the environment. 

 

4. That any sensitive resources located within the area of the project or 

adjacent to the area of the project will be protected and not be significantly 

impacted by the project. 

 

5. The proposed Amendment to the Victoria Ranch Specific Plan, Planned 

Unit Development Zone Change & Subdivision Revision to the Victoria 

Ranch Unit 4B Tentative Trac Map are consistent with the intent of the 

Imperial General Plan to maintain land use designation consistency within 

the incorporated area of a City’s and its sphere of influence. 

 

6. The proposed Amendment to the Victoria Ranch Specific Plan, Planned 

Unit Development Zone Change & Subdivision Revision to the Victoria 

Ranch Unit 4B Tentative Trac Map are consistent with the policies and the 

land uses of the existing City of Imperial General Plan. 

 

7. The proposed Amendment to the Victoria Ranch Specific Plan, Planned 

Unit Development Zone Change & Subdivision Revision to the Victoria 

Ranch Unit 4B Tentative Trac Map are consistent with the objective of the 

City of Imperial Zoning Ordinance. 

 

 

 

PASSED, ADOPTED AND APPROVED by the Planning Commission of 

the City of Imperial, this 27th day of July, 2022. 

  

                                                        

                                                                      Planning Commission Chairman 

 

ATTEST: 

 

 

                                                 

City Clerk 
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RESOLUTION PC 2022-06 

  

 EXHIBIT A 

CONDITIONS OF APPROVAL 

FOR  

AMENDMENT TO THE VICTORIA RANCH SPECIFIC PLAN, PLANNED UNIT 

DEVELOPMENT ZONE CHANGE AND SUBDIVISION REVISION TO THE 

VICTORIA RANCH UNIT 4B TENTATIVE TRACT MAP 

(APN 044-220-105) 

 

1. The Developer/Applicant shall comply with all local, State and Federal laws, regulations, rules, 

ordinances, and standards as they pertain to this project, whether specified herein or not. Where 

conflicts occur, the most stringent shall apply. 

 

2. The tentative map shall be consistent with and conform to the approved Victoria Ranch 

Specific Plan Land Use and Circulation Maps. 

 

3. All off-site improvement plans for streets, water and sewer, and other construction items, shall 

be approved by the City Engineer prior to the start of any construction on off-site improvements 

within the project. 

 

4. All plants, trees, and other vegetation planted within the street rights-of-way shall be approved 

by the City Parks Director prior to being planted. 

 

5. The project shall be subject to the use standards outlined in the Planned Unit Development 

Ordinance and site development standards as follows: 

The Applicant requests the same Building Setbacks as the approved Victoria Ranch 6A 

 Development Standards         Requirements 

Front Setback 

Living Area/House 
Covered Porch 
Garage 

10’ Minimum 

5’ Minimum 

15’ Minimum

 

Rear Yard Setback        
Living Area 

Porches/Patios 

 

 

10’ Minimum 

  5’ Minimum

 

Side Yard Setback 
Living Area                               5’ Minimum 

 

Street Side Yard Setback        10’ Minimum 

Driveway Curb-Cuts                20’ Maximum 

Distance between 
structures 

5’ Minimum 
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Architectural projections such as chimneys, overhangs, etc. may project onto any required setbacks 

subject to the approval of the Planning Director and the Fire Marshall. 

 

6. The Developer/Applicant shall complete Legakes Avenue to the Southern tract boundary, as 
depicted in the Original TM Conditions of Approval. 

 

7. Prior to issuing Certificates of Occupancy for homes in Victoria Ranch Unit 4B, the Developer must 
complete circulation improvements as established in the Specific Plan. The area between Legakes 
Avenue, Cross Road, Aten Boulevard and the southern City of Imperial boundary line, including 
their rights-of way. Class II bike lanes shall be consistent with bike lanes in the approved Legakes 
Striping Plan. 

8. Class II bike lane improvements are necessary along the following roads: 

A) Full length of eastern side of Cross Road 

B) Full length of eastern side of Legakes Avenue 

C) Additional bicycle facilities and improvements are shown in Figure 8 - Circulation 

and Alternative Transportation Mode of the project’s Specific Plan 

D) Class II bike lanes must be installed and shall have the following characteristics: 

1. Bike lanes shall have an overall width of 5 feet 

2. A 6-inch wide white line is to be installed separating the bike lane from the 

vehicle travel lane 

3. Bike stencils must be installed at approximately every 300 feet 

4. Bike path signs must be installed every 300 feet 

 

9. The Developer/Applicant shall offer, for dedication, all rights of way, easements, or parcels of 

land required for both on-site and off-site construction of streets, pipelines, utilities and the 

storm water retention basin. 

 

10. The Developer/Applicant shall pay all applicable impact and capacity fees prior to the issuance of 

any building permit. 

 

11. The Developer/Applicant shall pay any and all amounts as determined by the City of Imperial to 

defray all costs for the review of maps, drawings, reports, field investigations, or other activities 

related to compliance of this project with City ordinances and/or any other laws, regulations, or 

requirements that apply. No Tract Map shall record until such costs have been paid to the City. 

 

12. All maps, plans, studies, cost estimates, designs and calculations required for this project shall be 

subject to the review and approval of the City Engineer, the Department of Community 

Development and the Department of Public Services prior to submittal for approval to record any 

Tract Map. 

 

13. All infrastructure improvements shall be constructed, or in lieu thereof, security 

provided to ensure construction, prior to the recordation of any Tract Map.                       

 

14. Infrastructure improvements include on-site and off-site improvements such as curb, gutter, 

sidewalk, retention basins, park improvements, and required noise walls.                          
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15. The Developer shall provide adequate financial assistance to offset the impacts to local law 

enforcement, fire and school services to ensure the level of service of these departments are not 

adversely affected by the estimated population increase as a result of the development of this 

project. The fee amount shall be a pro rata share of each subdivided lot and shall be paid prior to 

the issuance of a building permit. 

 

16. The Developer/Applicant shall set aside two (2) public school sites to the El Centro Elementary 

School District for the whole Victoria Ranch Subdivision. The subject school sites shall be of 

adequate size, configuration and location and shall be approved by the School District prior to 

recordation of any Final Maps. In the event that adequate school sites are not available within the 

project site due to conflicts with State Department of Education requirements, the Developer 

shall pay the appropriate school fees as determined by the El Centro School District. 

 

17. Landscaping around the retention basin to be completed with the completion of the retention basin 

construction, landscape of other areas including the parkway. 

 

18. Active owl burrows on and adjacent to the project site area shall be identified, and physically 

marked before the start of any construction activities, including rough grading. They shall then be 

protected from destruction during any site construction activities. Active owl burrows shall not 

be disturbed by construction activities during the breeding season (February 15 to August 15). 

Inactive owl burrows identified in the project area after the breeding season shall then be destroyed, 

to prevent owls from reoccupying these same burrows in the disturbed project area in the future. A 

Department of Fish and Game wildlife biologist shall be consulted prior to relocating any owls 

from the project area. 

 

19. A Grading and Drainage Plan/Study shall be submitted to the City Engineer for review and 

approval. The Grading and Drainage Plan/Study shall address property grading and erosion control 

which shall include the prevention of sedimentation or damage to off- site properties. A Storm 

Water Pollution Prevention Plan (SWPPP) shall be submitted to the City of Imperial for review 

and approval. Best Management Practices shall be utilized to minimize or prevent storm water 

pollution. Prior to the recordation of a Tract Map, the Developer/Applicant shall provide the City 

with a letter from the Imperial Irrigation District (IID) stating that the plans have been reviewed 

and approved for the discharge of storm water onto IID facilities. 

 

20. Storm drainage shall be designed to utilize catch basins at street intersections. Storm drain pipe 

lines, retention ponds with flow through systems shall be utilized if possible and the system shall 

pump out to public drains. Temporary drainage systems shall utilize this same criteria. Facilities 

must be capable of primary treatment such as de-siltation prior to discharge to public drain. 

 

21. For each phase, storm water basin(s) must be constructed to retain 110 percent of the required 

volume for that particular phase. The full build out of all retention basins must be completed prior 

to issuance of any building permit for the last phase of the project, unless required earlier by the 

City Engineer. The ultimate retention basin capacity shall be according to the approved original 

Tentative Map drainage factor of 85%. 

 

22. The Developer shall install new water mains, valves, and fire hydrants as required to serve the new 

development area. 

 

23. Construction sites shall control dust (PM-10) generation through daily watering in accordance with 

a dust control plan submitted to and approved by the Air Pollution Control District as required by 

Imperial APCD Rule 800. 
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24. All utilities including power lines, telephone lines, and cable television lines shall be installed 

underground. All existing drains and canals within the project site shall be relocated as necessary 

and installed underground. 

 

25. The Developer/Applicant shall provide a soils report indicating, among other things, 
suitability of the site for the proposed development, specifications for earthwork, design 

guidelines for slabs and foundations and recommended roadway sections.  

 

26. The conditional approval of the Tentative Subdivision Map shall not constitute the waiver of any 

requirement of the City’s ordinances or regulations, except where a condition set forth herein 

specifically provides for a waiver. 

 

27. The Developer/Applicant shall obtain, pay for, and comply with all permits from the Imperial 

Irrigation District, and other applicable agencies for all improvements within, across, or affecting 

the respective rights of way. 

 

28. All Final Tract Maps shall provide for 10-foot public utility easements adjacent to all street rights of 

way for underground power, communications and cable television systems.                   

29. The Developer may construct the project in phases. However, the project phasing shall comply 

with the approved phasing plan, as contained in the Victoria Ranch Specific Plan, and as outlined 

below. Each portion or phase shall fully implement all mitigation measures outlined in the Mitigated 

Negative Declaration and other environmental documentation whether re-stated herein or not. 

All conditions set forth in this approval shall be implemented to the extent that each 

development phase can, together with any phase that preceded it, exist as an independent unit that 

minimizes all impacts identified in the environmental documentation and all other applicable 

regulations even if no subsequent phases are built. 

 

30. All stationary mechanical equipment shall be properly screened with appropriate walls, building 

areas, and landscaping to prevent transmission of noise off of building site areas onto adjacent 

properties. No homes shall be constructed with skylights or other architectural features which could 

transmit noise from over- flying aircrafts. 

 

31. The Tract Map shall include an aviation easement for all lots created. In addition, all lots will be 

developed and sold with a hold harmless agreement with the County of Imperial Airport. 

 

32. For each phase of the project, the Developer shall provide a minimum 200 feet of open space 

buffer zone between new urban development and other private lands that are 

actively being farmed. The Developer shall record and inform homebuyers of agricultural easements 

to put new homeowners on notice regarding the noise, dust, odors, and other potential impacts 

associated with active farming of nearby lands. The Developer shall also inform homeowners of 

Imperial County’s right to farm ordinance prior to the occupancy of each residence. 

 

33. During the construction of Victoria Ranch Unit 4B improvements, the Developer shall complete the 

construction of Legakes Avenue to the full cross-section in accordance with the Victoria Ranch 

Phasing Map. 

 

34. The Imperial County Fire Department shall review both, the Tentative Tract Map and improvement 

plans, and may provide additional Conditions of Approval. Such conditions may include, but not 

limited to the location and sizing of fire hydrants, premise identification numbers (address 

numbers), cul-de-sac radii, and roadway accesses. 

 

35. In compliance with SB1383 State of California regulation and the City of Imperial’s procurement 
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requirement, applicant shall integrate compost and/or mulch from a CalRecycle certified composter 

in all retention basins and landscaped areas. Proof of eligible compost supplier must be submitted 

to the City prior to the issuance of Certificate of Occupancy for Victoria Ranch Unit 4B Phase 1. 
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