
  

 

staff report 
 Agenda Item No.  
 
 
 

To: City of Imperial Planning Commission 
 

From: Lisa Tylenda, Planner 
 

Date: September 26, 2018 
 

Subject: Raspalandia/La Careta- Maria & Laura Cortez & Don Euhus 
Similar Land Use Determination: Food Trailer Kiosk/Mobile Food Facility ≈ Outdoor Food Kiosk 
Conditional Use Permit Request CUP (18-06) 
228 South Imperial Ave; Imperial, CA 92251  

 
 
Title: CONTINUED PUBLIC HEARING – CONDITIONAL USE PERMIT 

AND SIMILAR LAND USE DETERMINATION TO FIND A FOOD 
TRAILER KIOSK/MOBILE FOOD FACILITY SIMILAR TO AN 
OUTDOOR FOOD KIOSK LOCATED 228 S IMPERIAL AVENUE. 

 
Case File No.: CUP (18-06) 
 
Location: 228 S IMPERIAL AVENUE 
 
Assessor’s Parcel Nos.: 064-105-004 
  
Applicant: LARRY & PATRICIA ROSE/ MARY & LAURA CORTEZ 
 
Zoning designation: VILLAGE COMMERCIAL (V-C) 
 
Adjacent land use / zoning:  
 

North: VILLAGE COMMERCIAL (V-C) 
 
East: COMMERCIAL NEIGHBORHOOD (C-1) 
 
South: COMMERCIAL NEIGHBORHOOD (C-1) 
 
West: VILLAGE COMMERCIAL (V-C) 

 
Environmental Review: EXEMPT AS PER CALIFORNIA ENVIRONMENTAL QUALITY 

ACT (CEQA) GUIDELINES.  
 
Staff recommendation: ATTACHED.  
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Application History: 
 
Conditional Use Permit (CUP 18-06) was brought to the Planning Commission on August 8, 2018 for the 
first time, during which a Public Hearing was conducted. During the Public Hearing portion of the item, 
there were not any comments made by the public verbally or written against the project. The item was 
tabled during this meeting pending further information requested by Planning Commission members, 
which consisted of the following questions: 
 

• Options for mobility and/or movability for the business (dates & times). 
 

Applicant purposes moving the Food Facility every three (3) months for the duration of two (2) days 
during a weekend (Saturday & Sunday) and also purposes to move food facility during the “Market Day” 
Events. 
 
Business hours shall be limited from 5:00AM to 12:00 PM & 5:00PM to 10:00 PM, Monday through 
Sunday. 
 

• Parking Requirements for the Village Commercial Zoning District.  
 

Per City Ordinance, Businesses within the Village Commercial Zoning District, only have to meet 50% of 
parking requirement standards per City ordinance section (24.13- Off-Street Parking) and both “On-
Street and Off-Street” parking may be counted towards parking requirements. “La Careta” would only 
have to provide 2.5 parking spots. “La Careta” does meet the parking requirement.  
 

• Special Event details/schedule. 
 
The applicants no longer plan on holding special events at location. “La Careta” will only participate at 
the City of Imperial scheduled “Market Days” Events. 
 
The item was also tabled the following dates after the initial hearing (8/8/2018): 8/22/2018 and 
9/12/2018. 
 
Background: 
 
The “La Careta” mobile food facility has been operating from the “Raspalandia” Businesses parking lot 
approximately the last two years. During May 2018, the “La Careta’ mobile food facility was moved 
behind the “Raspalandia” business. Movement of the business triggered City enforcement regarding City 
Development and Use standards. The owners of the food truck and the property owners were informed 
that the operation of a mobile food facility was not a permitted use at the location. The City of Imperial’s 
General Plan has not been updated since 1992 and does not address nor set regulation standards or uses 
regarding “Mobile Food Facilities” and the zoning ordinance for the City of Imperial’s Village 
Commercial District does not make reference to “Mobile Food Facilities” in that zoning district. 
However, the Village Commercial zoning district does allow for outdoor kiosks with issuance of a 
Conditional Use Permit. Community Development Staff is asking the Planning Commission to make the 
determination if a “Food Trailer Kiosk/Mobile Food Facility” is similar to an “Outdoor Food Kiosk”.  
 

Similarities between the uses/operations:  
 Both are small in size. 
 Both are transportable.  
 Both uses promote pedestrian traffic and activity. 
 Both are small businesses. 
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Definition of a Kiosk:  

 Any kind of an open booth that distributes information or sells something. 
 
 

California State Legislature 
California Assembly Bill No. 626 defines “Mobile Food Facilities” as “Retail Food Facility”.  
 
 

California Fire Code 2016: 
Categorizes and Defines Mobile Food Facilities as follows: Food processing establishments and 
commercial kitchens not associated with restaurants, cafeterias, and similar dining facilities not more than 
2500 square-feet as part of the Business Group B.  
 
 
This is the beautification plan for the Food Trailer Kiosk/Mobile Food Facility business “La Careta” 
location. The applicants will have 6 months to beautify the location where the Food Kiosk/Mobile Food 
Facility location and the applicants will be bound by the conditions of approval set forth by the Planning 
Commission. 
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Evaluation: 
 
The Zoning Ordinance provides flexibility in the regulation of uses to ensure that unusual 
characteristics of certain uses are properly addressed in furtherance of the Imperial Zoning 
Ordinance. Section 24.19.340 of the City of Imperial Zoning Ordinance requires that the 
Commission make specific findings be made when reviewing a CUP.  

 
1. That the proposed location, size, design, and operating characteristics of the 

proposed use is in accord with the Title and Purpose of this Ordinance, the 
Purpose of the zone in which the site is located, the Imperial General Plan, 
and the development policies and standard of the City. 

The proposed project site is located within the V-C Village Commercial zone 
which, amongst other things, is intended as the social heart of the City. Land 
uses within this zone are intended to be less intensive then those in other 
commercial zones.  

2. That the proposed location, size, design, and operating characteristics of the 
proposed use and the conditions under which it would be operated or 
maintained will not be detrimental to the public health, safety, or welfare, or 
materially injurious to properties or improvements in the vicinity. 

The “La Careta” Mobile Food Facility has been operating in the front 
parking of “Raspalandia” for approximately the last two years, which is 
located in the Village Commercial Zone and has been in operation for past 4 
years. Through mitigation measures and conditions of approval for the 
outdoor food kiosk/mobile food facility the use/operations shall not be 
detrimental to the surrounding community or businesses. 

3. That the proposed Conditional Use will comply with each of the applicable 
provisions of the Zoning Ordinance, except for any approved via Variance. 

The proposed facility shall comply with all provisions of the Zoning 
Ordinance.  

4. The proposed project is compatible with the City of Imperials General Plan 
“Land Use Element” and “Downtown Imperial Redevelopment Master Plan”: 

 

Land Use Element-Central Downtown Character Area:  

As the Downtown Imperial Master Plan is implemented, the Downtown is becoming the civic, 
social and commercial center of the City. The pedestrian-friendly Downtown will offer a mix of 
locally-owned retail and restaurants, provide unique cultural experiences, and support higher 
density mixed use developments. The vision for the Downtown Character Area is intended to 
follow the vision set forth in the Imperial Downtown Plan as follows: 
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 Create strong sense of place and provide unique cultural experiences. 
 Support higher density mixed use development.  
 Include a multi-use trail along Hwy 86 and enhanced pedestrian crossing at 

Barioni Boulevard.  
 Provide a mixture of housing options and shopping opportunities.  

 
 

Downtown Imperial Redevelopment Master Plan: 

 Developing a Pedestrian-Friendly Downtown: 
Downtown Imperial is designed as a pedestrian-friendly village. Creating a comfortable 
environment through the use of key design elements such as, landscaping, street 
furniture, and lighting is what makes Downtown a great place to be.  
 

 Spurring Economic Development: 
Retaining and attracting businesses is a priority. Integrating restaurants, cafes, coffee 
shops, retail, offices, and services allows for a diverse, vibrant atmosphere.  
 

 Maintaining a Small Town Atmosphere:  
Downtown Imperial continues the history of Imperial as a small town. Residential, retail, 
service, and dining are integrated to make Downtown Imperial a truly walkable place 
where community members regularly socialize.   
 

 Creating a Center for Activity: 
Downtown Imperial is the heart of the City. Events, festivals, concerts, parades, and other 
family-oriented activities are held in Downtown Imperial and key civic buildings are a 
source of community pride.  
  

 Ensuring a Comfortable and Attractive Environment:  
Downtown architecture draws upon the past for inspiration, while still reflecting a 
contemporary, up-to-date style. Aesthetics and comfort for the pedestrian are key 
attributes of what makes Downtown unique. 
 

 Promote Shared Parking:  
To maximize the efficiency of Downtown’s parking resources and to limit the number of 
curb cuts, encourage formalized shared parking among uses with alternate hours of 
operation. Additionally, property owners and merchants are encouraged to consolidate 
parking lots and share egress and ingress. 
 

 Encourage Infill of Vacant Lots with Mixed-Use: 
In addition to the old Worthington Building site, there are a number of vacant parcels 
within Downtown with the potential for new infill development (Exhibit II-12). 
Incentives to encourage public art, plazas and paseos, and other amenities should be 
developed to enhance the contribution of new projects to Downtown. 

Environmental Compliance: 
 Does not trigger CEQA review. 
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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 approval of Resolution PC2018-10 
approving the Similar Land Use Determination to find that a Mobile Food Facility is 
Similar to an Outdoor Food Kiosk and to approve the Conditional Use Permit (CUP 18-
06) to allow the mobile food facility/food kiosk to operate at the said location: 228 S 
Imperial Avenue; Imperial, CA 92251 which are subject to Conditions of Approval 
outline in Resolution PC2018-10. 

 

 

• Location Map: 
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• Project Timeline: 
 

 
 

Attachments: 

• Project Plan 

• Resolution PC 2018-08 

• Conditions of Approval 
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