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Agenda – City of Imperial Planning Commission   

    PLANNING COMMISSION 
Veronica Harvey – Chairperson 

Ruben Rivera – Vice Chairperson 
Alice Abatti – Commissioner 

Rebecca Terrazas-Baxter – Commissioner 
Lisa Winkler-Commissioner 

 

AGENDA 
PLANNING COMMISSION 
TRAFFIC COMMISSION 

 
220 West 9th Street 

IMPERIAL, CA 92251 
 

WEDNESDAY, NOVEMBER 8, 2023 
6:30 P.M. 

 
The Imperial Planning Commission Meetings, including public comments, are being Livestreamed on the City’s social media pages. If 

attending in person, by remaining in the room, you are giving your permission to be recorded. 
 

1. You are encouraged to observe the City Council meetings via Livestream at the City of Imperial Facebook page. 
2. If you are unable to participate in-person, and wish to address the City Council on matters within their jurisdiction, please 

email public comments to cityclerk@citofimperial.org  
3. All documents containing an executive summary and staff recommendation associated with open session action items are 

made available for public inspection on the City’s website, www.cityofimperial.org seventy-two (72) hours prior to the 
posted meeting time.  Government Code Section 54957.5(b)(2)(B). 

 
In compliance with the Americans With Disabilities Act, if you need special assistance to participate in this meeting, please contact 

(760) 355-4373.  Notification 48 hours prior to the meeting will enable the city to make reasonable arrangements to ensure 
accessibility to this meeting [28cfr 35.102-35.104 ADA title ii] 

 
A. PLANNING COMMISSION CONVENES TO OPEN SESSION AT 6:30 PM: 

 
ROLL CALL 
PLEDGE OF ALLEGIANCE 
ADJUSTMENTS TO THE AGENDA 

 
B.     PUBLIC APPEARANCES 
 

B-1. Matters not appearing on the agenda. If you wish to address the Planning Commission concerning 
any item not appearing on the agenda and within the Commission’s jurisdiction, please raise your hand and 
be acknowledged by the Chairperson, and at that time state your name and address for the record. The 
Chairperson reserves the right to place a time limit on each person’s presentation of three (3) minutes. It is 
requested that longer presentations be submitted to the Commission in writing. 

 
C. CONSENT CALENDAR 

All items appearing under “Consent Agenda” will be acted upon by the Planning Commission in one motion 
without discussion. Should any Commissioner or other person request that any item be considered 
separately, that item will then be taken up at the time as determined by the Chairperson. 

 
C-1. Approve Planning Commission Meeting Minutes for October 25, 2023. 
 
 
 
 

mailto:cityclerk@citofimperial.org
http://www.cityofim/
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 D. PUBLIC HEARING: (DISCUSSION/ACTION-RECOMMEND/DENY): 
 

D-1:  Subject: Public Hearing, Discussion/Action: Recommend approval of Variance 23-03 for Chris Peto, 
to allow the deviation of Section 24.16 of the Municipal Code Pertaining to Sign Regulations for 
Commercial Zones at 830 N. Imperial Avenue (APN 063-040-035).  

 
1. Public Hearing 
2. Staff Report – Public Comment 
3. Commission Discussion  
4. Close Public Hearing 
5. Recommended Action: Approve/Deny Resolution No. PC2023-11: A Resolution of the 

Planning Commission of the City of Imperial, approving Variance 23-03 for Chris Peto to 
allow the deviation of Section 24.16 of the Municipal Code Pertaining to Sign Regulations for 
Commercial Zones at 830 North Imperial Avenue (APN 063-040-035). 
 

E.         REPORTS: 
 
E-1: Commissioners’ Reports 
E-2:  Staff Reports 
 
F. ADJOURNMENT 

 
F-1. Subject:     Adjourn the Planning Commission meeting until the next regularly scheduled meeting     

       December 13, at 6:30pm.  
 

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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  PLANNING COMMISSION 
Veronica Harvey – Chairperson 

Ruben Rivera – Vice Chairperson 
Alice Abatti – Commissioner 

Rebecca Terrazas-Baxter – Commissioner 
Lisa Winkler-Commissioner 

 

Minutes 
PLANNING COMMISSION 
TRAFFIC COMMISSION 

REGULAR MEETING 
 

220 West 9th Street 
IMPERIAL, CA 92251 

 
WEDNESDAY, OCTOBER 25, 2023 

6:30 P.M. 
 

A. PLANNING COMMISSION CALL TO ORDER: 
 

Vice Chair Harvey called the meeting to order at 6:30 p.m.  
 
ROLL CALL: 
Commissioners Present: Vice Chairperson Rivera, Commissioner Terrazas-Baxter, Chairperson Harvey.  
 
ABSENT: Commissioner Winkler & Commissioner Abatti 
 
City Staff Present: City Manager, Dennis Morita, City Attorney, Katherine Turner, Planner, Yvonne 
Cordero, Community Development Administrative Assistant, Carla Banales, Community Development 
Code Enforcement Inspector, David Ramirez, and Community Development Director, Othon Mora. 
 
PLEDGE OF ALLEGIANCE: Led by Vice Chairperson Harvey. 
 
ADJUSTMENTS TO THE AGENDA: NONE 
 
 

B.     PUBLIC APPEARANCES 
 

B-1. Matters not appearing on the agenda: NONE 
 
B-2. Matters appearing on the agenda: NONE 

 
 

C. CONSENT CALENDAR 
 

C-1.  Approve Planning Commission Meeting Minutes for October 11, 2023. Chairperson Harvey also 
requested a change to page two (2) of the minutes on Item D-1, Reorganization of Planning 
Commission, to revise Commissioner Rivera to serve as Vice Chairperson.    

 
Action: 
 Commissioner Terrazas-Baxter moved to approve Planning Commission Meeting Minutes for 

October 11, 2023, and the reorganization of Planning Commission, to revise Commissioner 
Rivera to serve as Vice Chairperson. Motion seconded by Commissioner Rivera.  
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 AYES:  Terrazas-Baxter, Rivera, & Harvey 
 NOES:  NONE 
 ABSTAIN:  NONE 
 ABSENT: Winkler & Abatti 
 
 MOTION CARRIES 3-0 
 
 

 D. SPECIAL PRESENTATION: (DISCUSSION/ACTION –RECOMMEND/DENY) 
 

D-1: SB 1383 Statewide Mandatory Organic Waste Collection Presentation 
 Planner, Yvonne Cordero and Code Enforcement Inspector, David Ramirez presented the item to 

Planning Commission.  
 
E.         NEW BUSINESS: (DISCUSSION/ACTION – RECOMMEND/DENY) 
 
E-1: Discussion/Action: Similar Land Use Determination for a Recycling Facility within the General  

  Industrial Zone  
 

1.     Commission Discussion 
   2.     Recommended Action: Approve Resolution PC2023-10.  A Resolution of the Planning  
           Commission of the City of Imperial Approving a Similar Use Determination for the Use  
           of a Recycling Facility within Industrial Zones.  Project is Categorically Exempt per the  
           California Environmental Quality Act, Section 15301 for Existing Facilities.  
 

Planner, Yvonne Cordero presented the staff report. The Planning Commission entertained comments 
from Jose Moises Carballo, applicant for the Recycling Facility.  
 
Action:  
Commissioner Terrazas-Baxter moved to approve Resolution PC2023-10. A Resolution of the Planning 
Commission of the City of Imperial Approving a Similar Use Determination for the Use of a Recycling 
Facility within Industrial Zones. Motion seconded by Vice Chairperson Rivera.   

 
AYES:  Terrazas-Baxter, Rivera, Abatti, & Harvey 

 NOES:  NONE 
 ABSTAIN:  NONE 
 ABSENT: Winkler 
 
 MOTION CARRIES 4-0 

 
ROLL CALL: 
Commissioners Present: Commissioner Abatti, Vice Chairperson Rivera, Commissioner Terrazas-Baxter, 
Chairperson Harvey. Roll call was taken, prior to MOTION CARRIES, due to Commissioner Abatti entering the 
room at 6:40pm. 

 
ABSENT: Commissioner Winkler 
 
 
ADJOURNMENT OF PLANNING COMMISSION TO MOVE ONTO TRAFFIC COMMISSION 
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Subject:     Adjourn the Planning Commission at 7:18pm to move onto Traffic Commission meeting.  
 

 
F. TRAFFIC COMMISSION NEW BUSINESS: (DISCUSSION/ACTION-RECOMMEND/DENY): 
  
F-1:  Discussion/Action: Removal of Pedestrian Crosswalk on North Imperial Avenue Between Barioni 

Boulevard and 9th Street 
 

1. Commission Discussion 
2. Recommended Action: Approve removal or select appropriate mitigation measure(s) for 

the crosswalk on North Imperial Avenue between Barioni Boulevard and 9th Street.  The 
project is categorically exempt per the California Environmental Quality Act. 

 
Community Development Administrative Assistant, Carla Banales, presented the staff report. The 
Planning Commission entertained comments from Community Development Director, Othon Mora.  
 
Action:  
Commissioner Terrazas-Baxter moved to approve the recommendation to remove the crosswalk on North 
Imperial Avenue between Barioni Boulevard and 9th Street. Motion seconded by Vice Chairperson 
Rivera.   

 
AYES:  Terrazas-Baxter, Rivera, Abatti, & Harvey 

 NOES:  NONE 
 ABSTAIN:  NONE 
 ABSENT: Winkler 
 
 MOTION CARRIES 4-0 

 
 

G.         REPORTS:  
 
G-1: Commissioners’ Reports 
 
G-2:  Staff Reports 
 
 
H. ADJOURNMENT 

 
H-1. Subject Vice Chairperson Harvey Adjourned the Traffic Commission meeting at 7:07 p.m. The next 

regularly scheduled meeting is scheduled for November 8, at 6:30pm. 
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Staff Report 
 Agenda Item No. D-1 
 
 
To: City of Imperial Planning Commission  

 
From: Othon Mora, Community Development Director 

 
Date: October 30, 2023 

 
Item: Variance 23-03 

Deviation of the Commercial Sign Ordinance to allow for additional signs  
 
    

 Applicant: 
 

Sign Factory for Quick Quack Car Wash Owner 
Chris Peto 
 

 

 Project Location: 830 N Imperial Avenue   
 Zoning: C-2: Commercial General  

 
 

 Recommendation: Staff recommends Planning Commission 
approval of Variance 23-03  

 

    

 
Background 
 
The Sign Factory submitted an application on behalf of Quick Quack Car Wash’s owner, 
Chris Peto.  The City of Imperial’s Commercial Sign Ordinance allows a maximum of three 
(3) signs per business and one monument sign per street frontage.  The purpose and intent 
of the sign regulations is to control signs in a manner which maintain a high quality of 
development throughout the City, encourage the effective use of signs as a means of  
communication and provide fair and consistent enforcement of these sign restrictions.  The 
application’s site plans include a total of six (6) signs for the project - four (4) on the 
building and two (2) monument signs.  Two (2) of the proposed signs on the building  
included in the site plan are the lighted numbers “830” for the business’ address 
identification.  One monument sign is fronting Highway 86 and the other is fronting 
Imperial Avenue. The applicant is requesting a variance to allow the inclusion of the 
proposed six signs to advertise his business to potential customers traveling along 
Highway 86. 
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Project Location 
 

   
 
 
Required Findings: 
In order to approve Variance 23-03, the Planning Commission is required to review six 
findings per Section 24.19.400 of the City of Imperial’s Zoning Ordinance.  The findings are 
listed below, along with the reasons why staff considers that the findings are or are not met 
in this case.  These findings are: 
 

1. Special circumstances apply to the property. These can be its size, shape, 
topography, location, or surrounding structures. You must explain how these 
circumstances deprive your property of the privileges enjoyed by other 
property in the neighborhood which is zoned the same, and;  
 
The parcel’s location is adjacent to Highway 86 and in a very visible thoroughway.  
Because of the oddly shaped triangular parcel, the location and size of the signs have 
to be strategically placed to be visible to southbound and northbound faster paced 
highway traffic.  Including two additional signs than what is allowed will allow Quick 
Quack’s advertising via signage with more opportunity to be visible to potential 
patrons. 
 

2. The Variance will meet the intent of the zoning on the parcel, and will not be 
detrimental to public health, safety, and welfare, and not be detrimental to 
other property in the neighborhood; and,  
 
The project site is located with the C-2 Commercial General Zone.  This zone is 
intended as an area for the location of highway-oriented retail service and wholesale 
commercial activities. Approval of the Variance meets the intent of the zoning as it will 
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promote a highway-oriented retail service and does not pose to be detrimental to 
public health, safety and welfare or other properties in the surrounding area. 

 
3. The granting of the Variance or its modification is necessary for the 

preservation and enjoyment of a substantial property right possessed by 
other property in the same vicinity and zone and denied to the property for 
which the Variance is sought; and 

 
The City of Imperial’s Sign Ordinance, Section 24.16.080 for Permitted Signs allows for 
a maximum of three (3) business signs and one monument sign per street frontage per 
business. The other businesses in the same vicinity (McDonald’s and Starbucks) and 
within the same zone did not install additional signage.  Additional signage will benefit 
the businesses by attracting southbound and northbound customers traveling along 
Highway 86. 
 

4. The granting of the Variance or its modifications will not constitute a special 
privilege inconsistent with the limitations upon other properties in the 
vicinity and zone in which such property is situated; and 
  
Granting the two additional signs will constitute a special privilege as the two 
commercial businesses in the vicinity do not have additional signage.  However, 
businesses typically do not include lighted address signs on their buildings.   
 

5.  The granting of this Variance does not allow a use or activity which is not 
 otherwise expressly authorized by the zoning regulation governing the parcel 
 of property. 

 
Granting of Variance 23-03 has no effect on the use or activity not expressly 
authorized within the Commercial Zone.  
 

6.   That granting the Variance or its modification will not be incompatible with 
 the City of Imperial General Plan. 

 
The City of Imperial’s General Plan’s Land Use Element addresses the City’s regional 
factors, specifically the Highway 86 Corridor.  It describes Highway 86 as the main 
arterial roadway for the City and a primary path for regional travelers with high daily 
traffic counts.  The benefits of a Commercial Zone along the highway are listed as an 
opportunity to capitalize on the potential sales tax revenue of businesses along the 
corridor.  The goals detailed within the General Plan’s Goals, Policies and Actions 
include: 
 
 Goal #1 - Growth & Development 
 To 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. 
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 Goal #4 - Economic Prosperity 
 Achieve a balanced and varied economic base which provides a broad range  
 of goods, services, and employment to the City’s residents and the region in 
 a manner that is aesthetically pleasing and consistent with the character areas.  
 
The Planning Commission’s approval of Variance 23-03 is compatible with the General 
Plan’s Land Use Element’s goals.  The approval will encourage growth and 
development as it will provide the business with more visibility and attract more 
patrons that will support Quick Quack Car Wash’s and the City’s economic prosperity. 
 

 
Environmental: 
This item is exempt from the California Environmental Quality Act (CEQA) per Section 
15061(b)(3)-Common Sense Exemption, which applies to projects where it can be seen 
with certainty that there is no possibility that the activity in question may have a significant 
effect on the environment. 
 
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 approve Variance 23-03 to allow the 
six commercial business signs for Quick Quack Car Wash.  
 
Attachments 

• Attachment A – DRAFT Resolution PC2023-11 with Conditions of Approval 
• Attachment B - Site Plan 
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ATTACHMENT A 
DRAFT RESOLUTION NO. PC2023-11 

 
A RESOLUTION OF THE PLANNING COMMISSION, OF THE CITY OF IMPERIAL, 

APPROVING VARIANCE 23-03 FOR CHRIS PETO TO ALLOW THE DEVIATION OF 
SECTION 24.16 OF THE MUNICIPAL CODE PERTAINING TO SIGN 

REGULATIONS FOR COMMERCIAL ZONES 
AT 830 NORTH IMPERIAL AVENUE (APN 063-040-035)  

WHEREAS, property owner, Chris Peto, submitted a variance request for the deviation of 
the Municipal Code pertaining to Sign Regulations for Commercial Zones; and   

WHEREAS, a duly notified public hearing was held by the Planning Commission 
during a meeting on November 8, 2023; and 

 
WHEREAS, upon hearing and considering all testimony and arguments, analyzing 

the information submitted by staff and considering any written comment received, the 
Planning Commission considered all facts relating to the request for Variance 23-03. 

NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City of 
Imperial grants as follows: 

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

 
B) 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; and 
 

C) Installation and alteration of the property and deviation from the Municipal Code 
Pertaining to Sign Regulations for Commercial Zones are ministerial and therefore 
categorically exempt from the California Environmental Quality Act per Section 
15061 [b][3]. 
 

D) There are no sensitive resources located within the area of the project or adjacent to 
the area of the project so as to be significantly impacted by the project; and 
 

E) That based on the evidence presented at the public hearing, the Planning Commission 
hereby determines that the project is Categorically Exempt under Section 15061[b][3] 
of the California Environmental Quality Act; and 

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

Commission hereby APPROVES Variance 23-03 for Chris Peto to allow for the 
deviation of the Municipal Code Pertaining to Sign Regulations for Commercial Zones, 
subject to the Conditions of Approval outlined in Exhibit A and based on the following 
findings:   
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1. Special circumstances apply to the property. These can be its size, shape 
topography, location, or surrounding structures. You must explain how these 
circumstances deprive your property of the privileges enjoyed by other 
property in the neighborhood which is zoned the same, and;  

 
The parcel’s location is adjacent to Highway 86 and in a very visible throughway.  
Because of the oddly shaped triangular parcel, the location and size of the signs have 
to be strategically placed to be visible to southbound and northbound faster paced 
highway traffic.  Including two additional signs than what is allowed will allow 
Quick Quack’s advertising via signage with more opportunity to be visible to 
potential patrons. 
 

2.  The Variance will meet the intent of the zoning on the parcel, and will not be 
 detrimental to public health, safety, and welfare, and not be detrimental to 
 other property in the neighborhood; and,  

 
The project site is located with the C-2 Commercial General Zone.  This zone is 
intended as an area for the location of highway-oriented retail service and 
wholesale commercial activities. Approval of the Variance meets the intent of the 
zoning as it will promote a highway-oriented retail service and does not pose to be 
detrimental to public health, safety and welfare or other properties in the 
surrounding area. 

 
3.  The granting of the Variance or its modification is necessary for the 
 preservation and enjoyment of a substantial property right possessed by 
 other property in the same vicinity and zone and denied to the property for 
 which the Variance is sought; and 

 
The City of Imperial’s Sign Ordinance, Section 24.16.080 for Permitted Signs allows 
for a maximum of three (3) business signs and one monument sign per street 
frontage per business. The other businesses in the same vicinity (McDonald’s and 
Starbucks) and within the same zone did not install additional signage.  Additional 
signage will benefit the businesses by attracting southbound and northbound 
customers traveling along Highway 86. 
 

4.  The granting of the Variance or its modifications will not constitute a special 
 privilege inconsistent with the limitations upon other properties in the 
 vicinity and zone in which such property is situated; and 

  
Granting the two additional signs will constitute a special privilege as the two 
commercial businesses in the vicinity do not have additional signage.  However, 
businesses typically do not include lighted address signs on their buildings.   
 

5.  The granting of this Variance does not allow a use or activity which is not 
 otherwise expressly authorized by the zoning regulation governing the parcel 
 of property. 
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Granting of Variance 23-03 has no effect on the use or activity not expressly 
authorized within the Commercial Zone.  
 

6.   That granting the Variance or its modification will not be incompatible with 
 the City of Imperial General Plan. 

 
The City of Imperial’s General Plan’s Land Use Element addresses the City’s regional 
factors, specifically the Highway 86 Corridor.  It describes Highway 86 as the main 
arterial roadway for the City and a primary path for regional travelers with high 
daily traffic counts.  The benefits of a Commercial Zone along the highway are listed 
as an opportunity to capitalize on the potential sales tax revenue of businesses along 
the corridor.  The goals detailed within the General Plan’s Goals, Policies and Actions 
include: 
 
 Goal #1 - Growth & Development 
 To 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. 
 
 Goal #4 - Economic Prosperity 
 Achieve a balanced and varied economic base which provides a broad range  
 of goods, services, and employment to the City’s residents and the region in 
 a manner that is aesthetically pleasing and consistent with the character 
 areas.  
 
The Planning Commission’s approval of Variance 23-03 is compatible with the 
General Plan’s Land Use Element’s goals.  The approval will encourage growth and 
development as it will provide the business with more visibility and attract more 
patrons that will support Quick Quack Car Wash’s and the City’s economic 
prosperity. 

 
G)  The City Attorney is authorized to make minor typographical changes to this Resolution that 

does not change the substance of this Resolution; 
 

PASSED, ADOPTED AND APPROVED by the Planning Commission of the City of Imperial, 
this 8th day of November, 2023. 
 

 
        ________________________________ 

                                                                                Planning Commission Chairperson 
 
ATTEST: 
 
                                                 
City Clerk 
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EXHIBIT A 
 

CONDITIONS OF APPROVAL 
Variance 23-03 

Quick Quack Car Wash 
830 N. Imperial Avenue 

APN 063-040-035 
 
1. Owner shall not hold the City of Imperial or any of its employees responsible for 

any incidents regarding Variance 23-03. 
 

2. The provisions of Variance 23-03 are to run with the land/project and shall bind the current and 
future owner(s) successor(s) in interest, assignee(s) and/or transferor(s) of said project. 

 
3. The owner shall be responsible for the removal of all graffiti from the property within seventy-

two (72) hours of its appearance on the property. 
 

4. The owner shall be responsible for maintaining the property free of litter at all times. 
 

5. The owner 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. 

 
6. The approval of Variance 23-03 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. 
 

7. The owner shall pay all applicable fees as required by the city. 

 
8. If the Community Development Department finds and determines that the owner or successor-in-

interest has not complied or cannot comply with the terms and conditions of Variance 23-03, or 
the Planning/Building Division determines that the permitted activities constitute a nuisance, the City 
shall provide the owner with notice and opportunity to comply with the enforcement or abatement 
order. If after receipt of   the order (1) the owner fails to comply, and/or (2) the owner cannot comply 
with the conditions set forth in the Variance, then the matter shall be referred to the Planning 
Commission, or to the appropriate enforcement authority, for modification, suspension, or 
termination. 

 
9. As between the City and the owner, any violation of Variance 23-03 approval may be a "nuisance per 

se". The City may enforce the terms and conditions of Variance 23-03 in accordance with its Codified 
Ordinances and/or State law. The provisions of this paragraph shall not apply to any claim of nuisance 
per se brought by a third party. 

 
10. The owner shall not be permitted to maintain a “nuisance”, which is anything which: (1) is injurious to 

health, or is indecent or offensive to the senses, or an obstruction to the free use of property, so as to 
interfere with the comfortable enjoyment of life or property, and/or (2) affects at he same time 
an entire community or neighborhood, or any considerable number of persons, although the 
extent of the annoyance or damage inflicted upon individuals may be unequal, and/or (3) 
occurs during or as a result of the approved project. 

 
11. The owner must maintain all signs clean and in working order. 
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ATTACHMENT B 
Site Plan  
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