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RESOLUTION NO. 2023-49 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF IMPERIAL BEACH, CALIFORNIA, 
APPROVING REGULAR COASTAL PERMIT (CP-22-0012), CONDITIONAL USE PERMIT 
(CUP-22-0011 ), DESIGN REVIEW CASE (DRC- 22-0024), SITE PLAN REVIEW (SPR-22-0025), 
AND TENTATIVE MAP (TM-22-0002); AND CATEGORICAL EXEMPTION PURSUANT TO 
CEOA GUIDELINES SECTION 15332 CLASS 32 (IN-FILL DEVELOPMENT PROJECTS) FOR 
THE CONSTRUCTION OF A NEW MIXED-USE DEVELOPMENT WITH EIGHT RESIDENTIAL 
CONDOMINIUM UNITS, AND APPROXIMATELY 2,700 SQUARE FEET OF COMMERCIAL 
SPACE AT 757 SEACOAST DRIVE (APN 625-192-04-00). USE-22-0088. 

WHEREAS, on June 21, 2023 the City Council of the City of Imperial Beach held a duly 
advertised and noticed public hearing to consider the merits of approving or denying an 
application for a Regular Coastal Permit (CP-22-0011 ), Design Review Case (DRC-22-0024), Site 
Plan Review (SPR-22-0025), Tentative Map (TM-22-002), and Categorical Exemption pursuant 
to CEQA Guidelines 15332 Class 32 (In-Fill Development) for the construction of a new mixed­
use development with eight residential condominium units and approximately 2,700 square feet 
of commercial space at 757 Seacoast Drive (APN 625-192-04-00), which is located in the C/MU-
2 (Seacoast Commercial & Mixed Use) Zone. 

WHEREAS, on April 19, 2023 the City Council of the City of Imperial Beach reviewed the 
project and the item was continued to a future date with a vote of 5-0; and 

WHEREAS, on February 16, 2023 the Design Review Board recommended approval of 
the project's design with conditions with a vote of 3-1 (1 absent); and 

WHEREAS, the City Council finds that the project design of the residential project is 
compatible with the community and would be consistent with Policy 0-8 (Project Design) of the 
Design Element of the General Plan; and 

WHEREAS, the City Council finds that the project is in compliance with the Land Use 
Element of the General Plan; and, 

WHEREAS, the City Council finds that the project complies with the requirements of the 
California Environmental Quality (CEQA) as the project is categorically exempt pursuant to CEQA 
Guidelines 15332 (In-Fill Development Projects); and 

WHEREAS, the City Council further offers the following findings in support of its decision 
to conditionally approve the project: 

REGULAR COASTAL PERMIT (IBMC § 19.87.050): 

1. The proposed development conforms to the certified local coastal plan including
coastal land use policies.

The General Plan/Local Coastal Plan designates the site as Seacoast Commercial and
Mixed Use (C/MU-2) Zone. The purpose of the C/MU-2 Zone is to provide land to meet
the demand for goods and services required primarily by the tourist population, as well as
local residents who use the beach area. It is intended that the dominant type of commercial
activity in the C/MU-2 Zone will be visitor-serving retail such as specialty stores, surf
shops, restaurants, and hotels and motels. The development standards of the C/MU-2
Zone encourage pedestrian activity through the design and location of building frontages
and parking provisions (!BMC Section 19.27.010). The proposed project would provide a
commercial use (restaurant) with an open patio as well as eight residential units which
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CALIFORNIA 

APPEAL FORUCOASTAL COMMISSION
•�N DIEGO COAST DISTRICT

Appeal of Local Government Coastal Development Permit 

Filing Information (STAFF ONLY) 

District Office: San Diego Coast 

Appeal Number: _________ _ 

Date Filed: ' / i � / h z, 3» 

Appellant Name(s): LA� 'Z.-'lj o� <--

APPELLANTS 

IMPORT ANT. Before you complete and submit this appeal form to appeal a coastal 
development permit (CDP) decision of a local government with a certified local coastal 
program (LCP) to the California Coastal Commission, please review th� appe,;[ 
r:\ .. r:-r.EiU::1r· st.ee' The appeal information sheet describes who is eligible to appeal 

what types of local government CDP decisions, the proper grounds for appeal, and the 
procedures for submitting such appeals to the Commission. Appellants are responsible 
for submitting appeals that conform to the Commission law, induding regulations. 
Appeals that do not conform may not be accepted. If you have any questions about any 
aspect of the appeal process, please contact staff in the Commission district office with 
jurisdiction over the area in question (see the Commission's g9ntact 2a

.,,� at 
"·<-·' "··'"··. r,,·-�.;;;.,,., �-� "0' .:,., . ..,r, .... ,:,,.,t,.;.;,•) . f, .. .,:-:.:. 1_,.,1..._;.,:�-..; ••. ,�;.;,,�,�.1 \!', . .,A..., .!\_,.:_..;-:..., ,7'.""/ • 
· ---�--.. ,--... ... -,.------� 

Note regarding emailed appeals. Please note that_ emailed appeals are accepted 
ONLY at the general email address fo::-the Coastal Commission district office with 
jurisdi�on over the l�I government in question. For the San Diego Coast district 

ffi th · ·1 dd. • c::-- ::> -- �u·, · ,. r·..- · ····• ·,· , ... · ·� '' -·' ,.... .., r-, ' An ppeal ema· ·,ted 4-o0 ce, e ema1 a . ress IS v-,1; ':DUO\.,-._l,.�:;:,t;,:. \.,Or.,S.ic\.l..r;i.),f,.;,•. a II 

some other email address. induding a different district's general email address or a 
staff email address, will be rejected. It is the appellant's responsibility to use the correct 
email address, and appellants are encouraged to contact Commission staff with any 
questions. For more information;·see the CommissiC?n's _s:.9n+.2-::� P�J.'::. at 
�t::1::�::.1:/ i ::-�oc=stt�·o:J\/·/c�)ntact/#/). . .. ,;.-� 
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1. Appellant information1 

Name: Lo. C' r Y 2<UOnc. -=---=--:....::..........:..___;;::;;;..;::~----------------
Ma iii n g address: _.E...:....1 O::.....:,_____,_.@p)(::a..r..:...----:.;;.i>_7...:,___ ___ -~1 '.:...}....,?,c.---=:~~__:;)(_:_:AV,;;__e. ___ _ 

Phone number: • Yo 8- le5 - 3<\ 39 

Email address: 

How did you participate in the local CDP application and decision-m~g process? 

Drnd not participate ~ubmitted comment ~Testified at hearing OOther 

Describe: 1 ffe~.J.re my ~ns a+ :f,e. n,~ ('~+ 

C.ity me~re.AI-+~;;, h1M; M-/ ,bp,c:, o~ Cet,ce.en 

)dece. ovec\oo l<eJ t Jct, kin~ l')t.\-it.HVe C r SWJe,J °'-

Peb\-ton a.w:,.s \../ i .fl-, ofJiec nei:9' bots qno Cz,/taj-ed II:;>_ 
_ Si.5~-t-e.res, 

~ou did not participate in the local CDP application and decision-making process, 
please identify why you should be allowed to appeal anyway (e.g., if you did not 
participate because you were not property noticed). 

Describe: 

Please identify how you exhausted all LCP CDP appeal processes or otherwise identify 
why you should be allowed to appeal (e.g., if the local government did not follow proper 
CDP notice and hearing procedures, or it charges a fee for local appellate CDP 
processes). 

~ . 
Describe: R~Celt"1~ :k? ~i ~"15 on Ai<8c..St 21 1 k J.3 ft,e.k 

Wece- i..,C~@i+s, of ~ero~fest-ortG I b;,l:}ctVic r 6t ¼e 

1 If there are multiple appellants. each appellant must provide their own contact and participation 
infoonation. Please attach additional sheets as necessary. 
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2. Local CDP decision being appealed2 

Local government name: 

Local government approval body: J:'niPetie.l ~'ieh c.\+'/ Ccs,rnc"i l ~ Mti')br 

Loca~ government CDP application number: _7_5_1 __ Se_1:1_~_ ..... +-______ _ _ 

L~I government CDP decision: 

Date of local government CDP decision: 

~ CDP approval □ CDP denial3 

3L<ne ).\1 J.ol3, . <JZ 

Please identify the location and description of the development that was approved or 
denied by the local government 

Describe: The [a:.cd--ia-, 0 f" +I,,? RaJeot:: rs on 7i1 »~st: 
pc·we \/\ k,Pedet I &qc,-, Ll<l~C,rnl~ .. Thi.s, i~ Ot 

develoPm&i+ of g U!)do bt14ih;)S ~no l ~l"Z~CtC.' 

bc.c, \o\Y).,5 on ic>,-soo ~Q.ce C'ee+,. 71,,ib ~ h,rie 

. c+v l,vi~+ Pct<'k~#'\5. The. clec, wiete #&.!;, devebP/1-iel?t 

~rn be ~rweteJ. he.~ £;,l(e:.c\v he-en c,,pf(o'led ~r ~ 

<'e-k4:\ b.i \d<Yl,5 a,,C:: fl.tree. C'~tc.-,,+s~ Th.vs wtll te'ive. 
fhfee Pcal<:irt5 ~➔S t:;\A1,lob(e. fi< +k. ~~ts 

2 Attach ackfdional sheets as necessary to fully describe-the local government CDP decision, including a 
desaipti«;:>n of the development that was the subject of the CDP application and decision. 

3 Very few local CDP denials are appealable, and those that are also require submittal of an c;ippeal fee. 
Please see the ,:;,0_; ,_'f£U;Jfc;Ir.:::-,attc10 .. ~ ;-:>,!,U for more information. 
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3. Applicant information 

Applicant name{s): 

Applicant Address: 

4. Grounds for this appeak 

For appeals of a CDP approval, grounds for appeal are limited to allega1Mhs that the 
approved development does not conform to the LCP or to Coastal Act public access 
provisions. For appeals of a CDP Etenial, grounds for appeal are limited to aHegations 
that the development confonns to the LCP and to Coastal Act public access provisions. 
Please clear1y identify the ways in which the development meets or doesn't meet, as 
applicable, the LCP and Coastal Act provisions, with citations to specific provisions as 
much as possible. Appellants are encouraged to be concise, and to arrange their 
appeals by topic area and by individual policies. 

Describe: G·,Ve,, -+l,e c~+ 0~ bc.<"cicl-in.:; ±':Jc:± ~s h4efened 

1n +~e. {cts-\- tY MDn-t¾s1 ,Shpw.s C\ le:;t<t+- cf 5 

·,5rl8Cif"\!; Ca,dit-(onq l Mse PecMlf ,2 ('C4?) fer hei"~, 

cl@'JSi tl One, Pacl'ki.nj, Th< s. P(obleJ'l'I IMU t ~e+­

t?K'Potlen-He.ll'/ ~c~e i"1 +~~ .rt.th,. re. Cu-i:)~kt,ti.5 R~ch 

r~,den+i4l lD-t- C4r1 b~ve. t.tP i-0 +we blLt\Jtri.35~ 

4 Attach additional sheets as necessary to fully describe the grounds for appeal. 
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5. lde~cation of Interested persons 

On a separate page, please provide the names and contact information (i.e., mailing 
and email addresses) of all persons whom you know to be interested in the local CDP 
decision and/or the approved or denied development {e.g., other persons who 
participated in the local CDP application and decision making process, etc.), and check 
this box to acknowledge that you have done so. 

D Interested persons identified and provided on a separate attached sheet 

&. Appellant certifications 

I attest that to the best of my knowledge, all information and facts in this appeal are 
correct and complete. '" * 

~-

,gnature-

Date of S~ 9olt 
7. Represe ·ve authorizations 

While not required, you may identify others to represent you in the appeal process. If 
you do, they must have the power to bind you in all matters concerning the appeal. To 
do so~ please complete the representative authorization form below and check this box 
to acknowledge that you have done so. 

DI have authorized a representative, and I have provided authorization for them on 
the representative authorization form attadled . 

s if there are multiple appellants, each appellant must pr~yide their own certification. Please attach 
additional shee1s as necessary. .,.. 

s If there are muJijple appellants, each appellant must provide their own representative authorization form 
to identify others who represent them. Please attach additional sheets as necessary. 



STATE OF CALIFORNIA- NATURAL RESOURCES AGENCY 

CALIFORNIA COASTAL COMMISSION 
455 MARKET STREET, Sur:TE 300 
SAN FRANCISCO, CA 94105-2219 
VOICE (415) 904-5200 
FAX(415)904-5400 

"' ... 

DISCLOSURE OF REPRESENTATIVES 

GAVIN NEWSOM, GOVERI 

If you intend to have anyone communicate on your behalf to the California Coastal 
Commission, individual Commissioners, and/or Commission staff regarding your coastal 
development pennit (CDP) application (including if your project has been appealed to the 

· Commission from a local government decision) or your appeal, then..su are required to 
identify the name and contact information for all such persons prior many such 
communication occurring (see Public Resources Code, Section 30319). The law provides 
that failure to comply with this disclosure requirement prior to the time that a 
communication occurs is a misdemeanor that is punishable by a fine or imprisonment and 
may lead to denial of an application or rejection of an appeal. 

To meet this important disclosure requirement, please fist below all representatives who 
will communicate on your behalf or on the behalf of your business and submit the list to the 
appropriate Commission office. This fist could include a wide variety of people such as 
attorneys, architects, biologists, engineers, etc. If you identify more than one such 
representative, please identify a lead representative for ease of coordination and 
communication. You must submit an updated list anytime your list of representatives 
chan~. You must submit the disclosure list before any communication by your 
representative to the Commission or staff occurs. 

YourName Lv..rrt 2.euonc.. 

CDP Application or Appeal Number ______________ _ 

Lead Representative 

Name L.c..rry Zt1,je>nC 

Trtle 
Street Address. I~ D,na1- Me... 
City J:f'rl ~~ I f?:eqcri 
State, Zip vAr lli q 3 ~ -
Email Address 1~rry~c@y~hw, &>m 
Daytime Phone Lfc>'g- ~S-- ~.3, 

-----
Date of Sign 



Larry Zaj one 
123 Donax Ave 
Imperial Beach, CA, 91933 
Larry Zaj one 
408- 205-3939 
7/8/23 

California Coastal Commission 
7575 Metropolitan Dr. 
Str 103 
Sd car 92108- 4402 

1m:~rn11w~IID 
JUL 2 5 2023 

CALIFORNIA 
COASTAL COMMIS."ilON 

SAN DIEGO COAST DISTR!CT 

Subject: Concems Regarding Coastal Development in Imperial Beach 

Dear California Coastal Commission, 

I hope this letter finds you well. I am writing to express my deep concern regarding the proposed 
coastal development in Imperial Beach. As a concerned citizen and someone who values the 
preservation of our beautiful coastline. I feel compelled to bring certain issues to your attention. 

Imperial Beach, a charming coastal city, uniquely situated amidst breathtaking surroundings. 
Although the geographical configuration is landlocked for the area. Imperial Beach is 
encompassed by magnificent elements of nature, including the vast ocean, a 2,500 acre estuary, 
and the scenic Silver Strand. 

First and foremost, it is crucial to highlight the significance of safeguarding the natural splendor 
and ecological harmony of our coastal areas. The coastal regions oflmperial Beach possess not 
only awe-inspiring beauty but also a recreation for all of us to enjoy. Reminding us of the 
importance of preserving and appreciating such natural treasures as they may not be around for 
future generations to relish in firsthand. 

In addition, the problem with a lack of parking in Imperial Beach is the strain it places on the 
local infrastructure and community. Beachgoers will ultimately be unable to park within a 
reasonable distance from the coastline. Limited space to park leads to increased competition for 
parking spots, traffic congestion, and difficulty finding convenient parking near homes and 
businesses. This, coupled with a community of only two traffic routes, would discourage tourism 
thereby leaving a harmful impact on the local economy. This issue can adversely affect the 
quality of life for residents and visitors, as it may result in longer commute times and discomfort 
of living. 



Recently, we have witnessed exponential development activity in our quaint coastal community 
of 25,000 residents. Some of these developments include; 

• Four restaurants 
• A retail building 
• 23 units within a 5 block radius. 
• A prominent restaurant 
• Four single-family residences and two townhouses 

Notably, two of the four restaurants currently under construction provide no on-site parking. This 
has been made possible by continuously overriding ordinances by issuing Conditional Use 
Permits. While an increase in capacity is inevitable, doing so without adequate parking will 
undoubtedly increase congestion issues for local businesses and residents. Unfortunately, this 
will ultimately lead to our coastal community losing its accessibility. 

Within the 112 collected signatures, 78% of them belong to residents on Donax and Daisy 
A venue within the first two blocks and individuals who heavily rely on this parking. Regrettably, 
the city council has shown a lack of concern as they dismissed the significance the residents 
signatures presented. 

In conclusion, I implore the California Coastal Commission to thoroughly consider the 
environmental, ecological, and socioeconomic implications of the proposed coastal development 
in Imperial Beach. Our coastline is a precious resource that should be protected for the benefit of 
current and future generations. I respectfully request that you take into account the concerns 
raised in this letter. 

Thank you for your attention to this matter. 

Yours sincerely, 

' ✓----- -tt-vW/ } ·~ 
Larry Zaj orpc 



Re: New Building Construction replacing Aroma Thai at 757 Seacoast Drive 

We the undersigned residents and property owners in the vicinity of Seacoast Or. and Donax Ave. are 

concerned about the construction project being considered to replace the existing structures located at 

757 Seacoast Dr. The expansion of commercial development on Seacoast Drive in recent years has 

become extreme to the point of diminishing the quality of life of our local residents. We object to the 

proposed new development regarding CU P's or code exemptions to parking requirements, building 

height, or density. 

The existing codes and limits on the issuance of CUP's as they are established followed much study using 

sound reasoning. Code exemptions and CUP's should not be issued without serious impact studies and 

attention and consideration by the councilmembers to the residents concerns and desires. 

We the undersigned object to any exemptions to any code requirement. 

Signature Date 

llf Mfl l~ 
q-,5~z3 
'-1/2~1? $ 

t.({!S/l7 

L\ ( 's' t~ 
~ \,sin 

Print Name and Address 



Re: New Building Construction replacing Aroma Thai at.757 Seacoast Drive 

We the undersigned residents and property owners in the vicinity of Seacoast Dr. and Donax Ave. are 

concerned about the construction project being considered to replace the existing structures located at 

757 Seacoast Dr. The expansion of commercial development on Seacoast Drive in recent years has 

become extreme to the point of diminishing the quality of life of our local residents. We object to the 

proposed new development regarding CUP's or code exemptions to parking requirements, building 

height, or density. 

The existing codes and limits on the issuance of CUP's as they are established followed much study using 

sound reasoning. Code exemptions and CUP's should not be issued without serious impact studies and 

attention and consideration by the councilmembers to the residents concerns and desires. 

We the undersigned object to any exemptions to any code requirement. 

Signature Print Name and Address 

>~7 DC(,C (.'ct 

V~1~&vo '";!o :ii~:Hn 1/1",z 

f'l\'\J ~-l-A De(u~ ~ ,s DA-t\L'-~ 
SLJf\~ oe,.l,-..o tf- Vl D Ca(!a..~. 
\4>b(b \/MttL 

?- 7 7 -z::. 'Cs oN ..__,J.. -A. vt.-<­

) ~ 72a ~ t1~. ~~~ 
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Re: New Building Construction replacing Aroma Thai at 757 Seacoast Drive 

We the undersigned residents and property owners in the vicinity of Seacoast Dr. and Donax Ave. are 

concerned about the construction project being considered to replace the existing structures located at 

757 Seacoast Dr. The expansion of commercial development on Seacoast Drive in recent years has 

become extreme to the point of diminishing the quality of life of our local residents. We object to the 

proposed new development regarding CUP's or code exemptions to parking requirements, building 

height, or density. 

The existing codes and limits on the issuance of CU P's as they are established followed much study using 

sound reasoning. Code exemptions and CUP's should not be issued without serious impact studies and 

attention and consideration by the councilmembers to the residents concerns and desires. 

We the undersigned object to any exemptions to any code requirement. 

Date Print Name and Address 

VlU1A/-1 s-rgv'ltll .. :{ ' l2 1 P-11,sy 11u,: ' 
C1aboe~e ~\ m1(t(fu n )- ili s ~ Av--{ 
f)Mie, \1IB\\ lY\Thur,1 «Aw ,¥ 1¾ \1~~-t~ 

~LJJ~°?> ~L-¼~ Yl 

os\20\13 
1,2.0·?3 ..... 

'5 J_b-2') ·fl14Xla:r-:!(JfU9= D· {~~gQL 
5~ 1.0--z; A:1JQV\ l,ee /.;JOM'<..T fl.II do,sy G.v~ 

5·· °I0-2] 0os, ef+e ~0 (' t /LJ. / cl&i<;;t..( G \_)((_ 



Re: New Building Construction replacing Aroma Thai at 757 Seacoast Drive 

We the undersigned residents and property owners in the vicinity of Seacoast Dr. and Donax Ave. are 

concerned about the construction project being considered to replace the existing structures located at 
757 Seacoast Dr. The expansion of commercial develop-ment on Seacoast Drive in recent years has 

become extreme to the point of diminishing the quality of life of our local residents. We object to the 

proposed new development regarding CUP's or code exemptions to parking requirements, building 

height, or density. 

The existing codes and limits on the issuance of CUP's as they are established followed much study using 

sound reasoning. Code exemptions and CUP's should not be issued without serious impact studies and 

attention and consideration by the councilmembers to the residents concerns and desires. 

We the undersigned object to any exemptions to any code requirement. 

5~ ~ . 
. 7. 

I 

V'-> 

K' ?/\MD 6 (i !.e.v l ~t1 
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n1 Seacoast Dr 

Imperial Beach 

/3 

Re: New Building Construction replacing Aroma Thai at 757 Seacoast Drive 

We the undersigned tenants, property managers, and owner, are concerned about the construction 

project being considered to replace the Aroma Thai restaurant and additional structures located at 757 
Seacoast Dr. The expansion of commercial development on Seacoast Drive in recent years has become 

extreme to the point of diminishing the quality of life of our local residents. The noise levels and limited 

parking are already a serious problem for us, as well as the neighboring residents. 

We the undersigned object to any exemptions to any codes that could worsen these noise and parking 

conditions as well as any other quality of life considerations. We object to any code exemption without 
further study of impact. 

"" 
Date Print Name and Address 

J..kJ../43 t.DJI PerrA.. so,J U).)tT 111 
_3/a 3/J-1 i)A fl.Le' {JeT€/J,(5n.J ti NL [ µ 

~'2$ ~ Qc 1-A- {Ae(?-e,~ 
~ Y/11;£_b..f'~r-#-o 

;:;/2.Jl<?J Ac1.r~ L¥ 4 r 
.3/~/3~~ -4D 
3 / l 'I/ 1 7> _A'b, I $1t.&·~ < -if C 

~hi/a ~~1-4c~--=-=J--~k_ 
-:stri--qrz_ '> 
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s I 11 /73 iJ J .t5~~tudct 
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777 Seacoast Dr 

Imperial Beach 

Re: New Building Construction replacing Aroma Thai at 757 Seacoast Drive 

We the undersigned tenants, property managers, and owner, are concerhed about the construction 

project being considered to replace the Aroma Thai restaurant and additional structures located at 757 

Seacoast Dr. The expansion of commercial development on Seacoast Drive in recent years has become 

extreme to the point of diminishing the quality of life of our local residents. The noise levels and limited 

parking are already a serious problem for us, as well as the neighboring residents. 

We the undersigned object to any exemptions to any codes that could worsen these noise and parking 

conditions as well as any other quality of life considerations. We object to any code exemption without 
further study of impact. 

Date 

3/27/23 
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Print Name and Address 

Cody Fairfield, 777 Seacoast Dr, #0 

Cody Fairfield, 777 Seacoast Dr, #P 
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Re: New Building Construction replacing Aroma Thai at 757 Seacoast Drive 1 O 1A~ 
We the undersigned residents and property owners in the vicinity of Seacoast Dr. and Donax Ave. are , , 

concerned about the construction project being considered to replace the existing structures located at 

757 Seacoast Dr. The expansion of commercial development on Seacoast Drive in recent years has 

become extreme to the point of diminishing the quality of life of our local residents. We object to the 

proposed new development regarding CUP's or code exemptions to parking requirements, building 

height, or density. 

The existing codes and limits on the issuance of CUP's as they are established followed much study using 

sound reasoning. Code exemptions and CU P's should not be issued without serious impact studies and 

attention and consideration by the councilmembers to the residents concerns and desires. 

We the undersigned object to any exemptions to any code requirement. 
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