
DATE ISSUED: April 30, 2025 REPORT NO. HO-25-019 

HEARING DATE:         May 7, 2025 

SUBJECT: Reynold Residence, Process Three Decision 

PROJECT NUMBER: PRJ-1067750  

OWNER/APPLICANT: Reynolds Family Trust/RM-Use, LLC 

SUMMARY 

Issue: Should the Hearing Officer approve a Coastal Development Permit and Neighborhood 
Development Permit to remodel an existing duplex, demolish an existing garage, and construct a 
new 322-square-foot garage with a 377-square-foot roof deck located 825 Rockaway Court within 
the Mission Beach Precise Plan and Local Coastal Program?     

Staff Recommendation: 

1. APPROVE Coastal Development Permit No. PMT-3193078 and Neighborhood
Development Permit No. PMT-3335126.

Fiscal Considerations: None. The applicant funds a deposit account that recovers all costs associated 
with processing the application.  

Code Enforcement Impact: On June 17, 2021, August 2, 2021, and August 20, 2021, violations were 
observed at the property and must be corrected. The civil penalty notice and order outlining the 
violations was mailed on August 26, 2021, outlining the violations which consist of remodeling an 
existing dwelling, demolishing a garage, and building a new garage with a roof deck without first 
obtaining the required permits and inspection approvals. The violations and the relevant code 
sections can be seen on Attachment 8. The following civil penalty will be removed by the Code 
Enforcement Division upon approval and final inspection of all relevant permits.  

Community Planning Group Recommendation: The applicant requested to present to the Mission 
Beach Precise Planning Board, however the Board declined a presentation and did not provide a 
recommendation.  

Environmental Impact:  On February 7, 2025, the City of San Diego, as Lead Agency, through the 
Development Services Department, made and issued an Environmental Determination that the 

https://aca-prod.accela.com/SANDIEGO/Default.aspx
https://www.google.com/maps/place/825+Rockaway+Ct,+San+Diego,+CA+92109/@32.7839906,-117.2514322,380m/data=!3m1!1e3!4m6!3m5!1s0x80dc01e44e2ef487:0x10f4a7f93dab580a!8m2!3d32.7844171!4d-117.2521583!16s%2Fg%2F11c4jy82_1?entry=ttu&g_ep=EgoyMDI1MDEyOC4wIKXMDSoASAFQAw%3D%3D
https://aca-prod.accela.com/SANDIEGO/Default.aspx
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project is exempt from the California Environmental Quality Act (CEQA) (Public Resources Code 
Section 21000 et seq.) under CEQA Guidelines Section 15302, Replacement or Reconstruction, and 
15303(b), New Construction or Conversion of Small Structures and no appeals of that determination 
were made. 
 
BACKGROUND 
 
The 0.04-acre site contains an existing duplex. The site is located at 825 Rockaway Court 
(Attachment 1) within the Mission Beach Precise Plan and Local Coastal Program (MBPP), which 
designates the site and surrounding area as residential with an allowed density of up to 36 dwelling 
units per acre, characterized as medium residential with a goal to promote a mix of housing types 
and styles.  The site is zoned MBPD-R-N (Mission Beach Planned District Residential North) and is 
within the First Public Road, Coastal Height Limit Overlay Zone, the Coastal Overlay Zone 
(Appealable Area), and the Parking Impact Overlay Zone. The project site is a rectangular lot 
surrounded by residential development within a fully developed neighborhood and is approximately 
737 feet from the Pacific Ocean and 250 feet from Mission Bay.  
 
DISCUSSION 
 
Project Description:  
 
The project proposes an interior remodel of the existing duplex and the demolition of the existing 
garage, which will be replaced with a new 322-square-foot garage with a 377-square-foot roof deck.  

• A Coastal Development Permit (CDP) per San Diego Municipal Code (SDMC) Section 
126.0702(a), is required for development within the appealable area of the Coastal Overlay 
Zone. Approval of the CDP shall require the findings in SDMC section 126.0708(a).   
 

• A Neighborhood Development Permit (NDP) per San Diego Municipal Code (SDMC) section 
127.0104(b) ), is required for maintenance, repair, alteration, or replacement of a structure 
with a previously conforming structural envelope for proposed development that requires a 
Coastal Development Permit. Approval of an NDP shall require the findings in SDMC section 
126.0404(a).  
 

The two required permits are consolidated for a decision by the Hearing Officer, with appeal rights 
to the Planning Commission, per SDMC section 112.0103, and to the California Coastal Commission.  
 
The purpose of the MBPD-R-N zone is to ensure small scale and low profile. The project site is 
allowed approximately 36 dwelling units per net residential acre as outlined in the Mission Beach 
Community Plan. The existing duplex and garage, as proposed, are consistent with the character of 
the existing residential zone as they are not changing uses or adding additional units. The project 
height is 12 feet and six inches, which is below the 30-foot coastal height limit. In addition to the 
structure conforming to the allowable height, previously conforming density and setbacks, the 
reconstruction does not increase the structural size and therefore the project is consistent with the 
character and scale of the existing residential neighborhood and zone.  
 

https://docs.sandiego.gov/municode/MuniCodeChapter12/Ch12Art06Division07.pdf
https://docs.sandiego.gov/municode/MuniCodeChapter12/Ch12Art06Division07.pdf
https://docs.sandiego.gov/municode/MuniCodeChapter12/Ch12Art07Division01.pdf
https://docs.sandiego.gov/municode/MuniCodeChapter12/Ch12Art06Division04.pdf
https://docs.sandiego.gov/municode/MuniCodeChapter12/Ch12Art06Division04.pdf
https://docs.sandiego.gov/municode/MuniCodeChapter11/Ch11Art02Division01.pdf
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The project, as designed, does not require and is not requesting any deviations from the 
development regulations, and with the NDP, the project maintains previously conforming rights to 
the front, street side, and interior side setbacks. The project conforms to all applicable regulations 
and policy documents and is consistent with the recommended land use designation, design 
guidelines, and development standards of the underlying zone in effect for this site, including but 
not limited to the 30-foot coastal development height limit The setbacks of the garage are not in 
conformance with the current requirements; however, as the garage is previously conforming and is 
a replacement, this is allowed per the San Diego Municipal Code section 127.0102(a) General Rules 
for Previously Conforming Premises and Uses.  
   
The Mission Beach Precise Plan outlines the goal of the continuation of the existing medium-density 
character of Mission Beach, exemplified by the overall low profile and random mix of housing types 
and styles outlined on page 13. The project meets this goal by not changing the existing medium-
density character nor altering the density of the site. The Mission Beach Precise Plan also has the 
goal of enhancing the overall quality of the physical environment in Mission Beach outlined on page 
13. The project will meet this goal by providing an updated structure that will meet the requirements 
of the California Residential Building Code. 
 
Conclusion: 
 
Staff has determined that the project is consistent with the MBPP and regulations of the Land 
Development Code, as described above. Staff has provided draft findings and conditions to support 
approval of the project (Attachments 4 and 5) and recommends that the Hearing Officer approve the 
project as proposed.    
 
ALTERNATIVES 
 
1. Approve Coastal Development Permit No. PMT-3193078 and Neighborhood Development 

Permit No. PMT-3335126, with modifications. 
 
2. Deny Coastal Development Permit No. PMT-3193078 and Neighborhood Development 

Permit No. PMT-3335126, if the findings required to approve the project cannot be affirmed. 
 
  
 
 
____________________________________   
Christian Hoppe 
Development Project Manager  
Development Services Department   
 
 
Attachments:  
1. Project Location Map 
2. Community Plan Land Use Map  

https://www.sandiego.gov/sites/default/files/mbpp_full_04_02_18.pdf


 
 
 
 

Page 4 of 4 
 

3. Aerial Photograph  
4. Draft Permit with Conditions 
5. Draft Resolution with Findings 
6. CEQA Exemption 
7. Ownership Disclosure Statement 
8. Civil Penalty Notice and Order  
9. Project Plans  
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Reynold Residence, CDP-NDP
Project No. 1067750 – 825 Rockaway Court
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Reynold Residence, CDP-NDP
Project No. 1067750 – 825 Rockaway Court
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Reynold Residence, Coastal Development Permit & Neighborhood Development Permit
Project No. 1067750 – 825 Rockaway Court
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RECORDING REQUESTED BY 
CITY OF SAN DIEGO 

DEVELOPMENT SERVICES  
PERMIT INTAKE, MAIL STATION 

501 
 

WHEN RECORDED MAIL TO 
PROJECT MANAGEMENT 

PERMIT CLERK 
MAIL STATION 501 

 
 
 
 
 
 
 
 
 
 

INTERNAL ORDER NUMBER:24009354  SPACE ABOVE THIS LINE FOR RECORDER'S USE 
 

COASTAL DEVELOPMENT PERMIT NO. PMT-3193078 
NEIGHBORHOOD DEVELOPMENT PERMIT NO. PMT-3335126 

REYNOLDS RESIDENCE - PROJECT NO. PRJ-1067750 
HEARING OFFICER 

 
This Coastal Development Permit No. PMT-3193078 and Neighborhood Development Permit No. 
PMT-3335126 is granted by the Hearing Officer of the City of San Diego to RONALD L. REYNOLDS 
AND JACQUELINE S. REYNOLDS, TRUSTEES OF THE REYNOLDS FAMILY TRUST DATED JUNE 21, 2001, 
AS TO AN UNDIVIDED 79% INTEREST AND RM-USE, LLC, A CALIFORNIA LIMITED LIABILITY COMPANY, 
AS TO AN UNDIVIDED 21% INTEREST AS TENANTS IN COMMON, Owners/Permittees, pursuant to 
San Diego Municipal Code [SDMC] sections 126.0708 and 126.0404. The 0.04-acre site is located at 
825 Rockaway Court in the MBPD-R-N zone, the Public First, Road Coastal Height Limit Overlay Zone, 
the Coastal Overlay Zone (Appealable Area), and the Parking Impact Overlay Zone within the Mission 
Beach Precise Plan and Local Coastal Program. The project site is legally described as: THE 
WESTERLY ONE HALF OF LOT B AND ALL OF LOT C IN BLOCK 192 OF MISSION BEACH, IN THE CITY 
OF SAN DIEGO, COUNTY OF SAN DIEGO, STATE OF CALIFORNIA, ACCORDING TO THE MAP THEREOF 
NO. 1651, FILED IN THE OFFICE OF THE COUNTY RECORDER OF SAN DIEGO COUNTY, DECEMBER 
14,1914. 
 

Subject to the terms and conditions set forth in this Permit, permission is granted to 
Owners/Permittees to remodel an existing duplex, demolish an existing garage, and construct a new 
322-square-foot garage with a 377-square-foot roof deck as described and identified by size, 
dimension, quantity, type, and location on the approved exhibits [Exhibit "A"] dated May, 7 2025, on 
file in the Development Services Department. 

 
The project shall include: 
 

a. An interior remodel of the existing duplex consisting of 1,076 square feet, 
 

b. Demolition of the existing garage, 
 

c. Construction of a new 322-square-foot garage with a 377-square-foot roof deck,    
  
d. Off-street parking,  
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e. Public and private accessory improvements determined by the Development Services 

Department to be consistent with the land use and development standards for this site in 
accordance with the adopted community plan, the California Environmental Quality Act 
[CEQA] and the CEQA Guidelines, the City Engineer’s requirements, zoning regulations, 
conditions of this Permit, and any other applicable regulations of the SDMC.  

 
STANDARD REQUIREMENTS: 
 
1. This permit must be utilized within thirty-six (36) months after the date on which all rights of 
appeal have expired.  If this permit is not utilized in accordance with Chapter 12, Article 6, Division 1 
of the SDMC within the 36-month period, this permit shall be void unless an Extension of Time has 
been granted.  Any such Extension of Time must meet all SDMC requirements and applicable 
guidelines in effect at the time the extension is considered by the appropriate decision maker. This 
permit must be utilized by May 21, 2028. 
 
2. This Coastal Development Permit shall become effective on the eleventh working day following 
receipt by the California Coastal Commission of the Notice of Final Action, or following all appeals. 
 
3. No permit for the construction, occupancy, or operation of any facility or improvement 
described herein shall be granted, nor shall any activity authorized by this Permit be conducted on 
the premises until: 
 

a. The Owner/Permittee signs and returns the Permit to the Development Services 
Department; and 

 
b. The Permit is recorded in the Office of the San Diego County Recorder. 

 
4. While this Permit is in effect, the subject property shall be used only for the purposes and 
under the terms and conditions set forth in this Permit unless otherwise authorized by the 
appropriate City decision maker. 
 
5. This Permit is a covenant running with the subject property and all of the requirements and 
conditions of this Permit and related documents shall be binding upon the Owner/Permittee and 
any successor(s) in interest. 
 
6. The continued use of this Permit shall be subject to the regulations of this and any other 
applicable governmental agency. 
 
7. Issuance of this Permit by the City of San Diego does not authorize the Owner/Permittee for 
this Permit to violate any Federal, State or City laws, ordinances, regulations or policies including, but 
not limited to, the Endangered Species Act of 1973 [ESA] and any amendments thereto (16 U.S.C. § 
1531 et seq.). 
 
8. The Owner/Permittee shall secure all necessary building permits.  The Owner/Permittee is 
informed that to secure these permits, substantial building modifications and site improvements 
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may be required to comply with applicable building, fire, mechanical, and plumbing codes, and State 
and Federal disability access laws.  
 
9. Construction plans shall be in substantial conformity to Exhibit “A.”  Changes, modifications, or 
alterations to the construction plans are prohibited unless appropriate application(s) or 
amendment(s) to this Permit have been granted.  
 
10. All of the conditions contained in this Permit have been considered and were determined 
necessary to make the findings required for approval of this Permit.  The Permit holder is required 
to comply with each and every condition in order to maintain the entitlements that are granted by 
this Permit.  
 
If any condition of this Permit, on a legal challenge by the Owner/Permittee of this Permit, is found 
or held by a court of competent jurisdiction to be invalid, unenforceable, or unreasonable, this 
Permit shall be void.  However, in such an event, the Owner/Permittee shall have the right, by paying 
applicable processing fees, to bring a request for a new permit without the "invalid" condition(s) 
back to the discretionary body which approved the Permit for a determination by that body as to 
whether all of the findings necessary for the issuance of the proposed permit can still be made in 
the absence of the "invalid" condition(s).  Such hearing shall be a hearing de novo, and the 
discretionary body shall have the absolute right to approve, disapprove, or modify the proposed 
permit and the condition(s) contained therein. 
 
11. The Owner/Permittee shall defend, indemnify, and hold harmless the City, its agents, 
officers, and employees from any and all claims, actions, proceedings, damages, judgments, or 
costs, including attorney’s fees, against the City or its agents, officers, or employees, relating to the 
issuance of this permit including, but not limited to, any action to attack, set aside, void, challenge, 
or annul this development approval and any environmental document or decision.  The City will 
promptly notify Owner/Permittee of any claim, action, or proceeding and, if the City should fail to 
cooperate fully in the defense, the Owner/Permittee shall not thereafter be responsible to defend, 
indemnify, and hold harmless the City or its agents, officers, and employees.  The City may elect to 
conduct its own defense, participate in its own defense, or obtain independent legal counsel in 
defense of any claim related to this indemnification. In the event of such election, Owner/Permittee 
shall pay all of the costs related thereto, including without limitation reasonable attorney’s fees and 
costs. In the event of a disagreement between the City and Owner/Permittee regarding litigation 
issues, the City shall have the authority to control the litigation and make litigation related decisions, 
including, but not limited to, settlement or other disposition of the matter. However, the 
Owner/Permittee shall not be required to pay or perform any settlement unless such settlement is 
approved by Owner/Permittee. 
 
ENGINEERING REQUIREMENTS: 
 
12. The Owner/Permittee shall remove all existing private improvements from Rockaway Court's 
public right-of-way. All future private improvements within the public right-of-way will require an 
Encroachment Maintenance and Removal Agreement subject to the approval of the City Engineer. 
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13. Prior to the issuance of any construction permit, the Owner/Permittee shall submit a Water 
Pollution Control Plan (WPCP). The WPCP shall be prepared in accordance with the guidelines in Part 
2, Construction BMP Standards, Chapter 4 of the City’s Storm Water Standards.  
   
PLANNING/DESIGN REQUIREMENTS: 

 
14. The automobile, motorcycle and bicycle parking spaces must be constructed in accordance 
with the requirements of the SDMC. All on-site parking stalls and aisle widths shall be in compliance 
with requirements of the City's Land Development Code and shall not be converted and/or utilized 
for any other purpose, unless otherwise authorized in writing by the appropriate City decision 
maker in accordance with the SDMC. 

 
15. A topographical survey conforming to the provisions of the SDMC may be required if it is 
determined, during construction, that there may be a conflict between the building(s) under 
construction and a condition of this Permit or a regulation of the underlying zone.  The cost of any 
such survey shall be borne by the Owner/Permittee. 
 
16. All private outdoor lighting shall be shaded and adjusted to fall on the same premises where 
such lights are located and in accordance with the applicable regulations in the SDMC. 
 
 
INFORMATION ONLY: 
 

• The issuance of this discretionary permit alone does not allow the immediate commencement 
or continued operation of the proposed use on site. Any operation allowed by this 
discretionary permit may only begin or recommence after all conditions listed on this permit 
are fully completed and all required ministerial permits have been issued and received final 
inspection. 
 

• Any party on whom fees, dedications, reservations, or other exactions have been imposed as 
conditions of approval of this Permit, may protest the imposition within ninety days of the 
approval of this development permit by filing a written protest with the City Clerk pursuant to 
California Government Code section 660 20. 

 
• This development may be subject to impact fees at the time of construction permit issuance. 

 
APPROVED by the Hearing Officer of the City of San Diego on May 7, 2025, and [Approved Resolution 
Number].  
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COASTAL DEVELOPMENT PERMIT NO. PMT-3193078 
NEIGHBORHOOD DEVELOPMENT PERMIT NO. PMT-3335126 

Date of Approval: May 7, 2025 
 
 
AUTHENTICATED BY THE CITY OF SAN DIEGO DEVELOPMENT SERVICES DEPARTMENT  
 
 
_____________________________________ 
Christian Hoppe 
Development Project Manager 
 
 
NOTE:  Notary acknowledgment 
must be attached per Civil Code 
section 1189 et seq. 
 
 
The undersigned Owner/Permittee, by execution hereof, agrees to each and every condition of 
this Permit and promises to perform each and every obligation of Owner/Permittee hereunder. 
 
 
       Reynolds Family Trust dated June 21, 2001 
       Owner/Permittee  
 
 
       By _________________________________ 

NAME 
              TITLE 
 

RM-USE, LLC, a California Limited Liability 
Company  

       Owner/Permittee 
 
 
       By _________________________________ 

NAME 
              TITLE 
 
 
NOTE:  Notary acknowledgments 
must be attached per Civil Code 
section 1189 et seq. 
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HEARING OFFICER RESOLUTION NO.  __________  
COASTAL DEVELOPMENT PERMIT NO. PMT-3193078 

NEIGHBORHOOD DEVELOPMENT PERMIT NO. PMT-3335126 
REYNOLDS RESIDENCE PROJECT NO. 1067750 

 
 
 

WHEREAS, RONALD L. REYNOLDS AND JACQUELINE S. REYNOLDS, TRUSTEES OF THE 

REYNOLDS FAMILY TRUST DATED JUNE 21, 2001, AS TO AN UNDIVIDED 79% INTEREST AND RM-USE, 

LLC, A CALIFORNIA LIMITED LIABILITY COMPANY, AS TO AN UNDIVIDED 21% INTEREST AS TENANTS 

IN COMMON, Owners/Permittees, filed an application with the City of San Diego for a permit to 

remodel an existing duplex, demolish an existing garage, and construct a new 322-square-foot 

garage with a 377-square-foot roof deck (as described in and by reference to the approved Exhibits 

"A" and corresponding conditions of approval for the associated Permit No. PMT-3193078 and 

Permit No. PMT-3335126, on portions of a 0.04-acre site; 

WHEREAS, the project site is located at 825 Rockaway Court in the MBPD-R-N zone, the 

Coastal Height Limit Overlay Zone, the Coastal Overlay Zone (Appealable Area), and the Parking 

Impact Overlay Zone within the Mission Beach Precise Plan and Local Coastal Program; 

WHEREAS, the project site is legally described as THE WESTERLY ONE HALF OF LOT B AND 

ALL OF LOT C IN BLOCK 192 OF MISSION BEACH, IN THE CITY OF SAN DIEGO, COUNTY OF SAN 

DIEGO, STATE OF CALIFORNIA, ACCORDING TO THE MAP THEREOF NO. 1651, FILED IN THE OFFICE 

OF THE COUNTY RECORDER OF SAN DIEGO COUNTY, DECEMBER 14,1914. 

WHEREAS, on February 7, 2025, the City of San Diego, as Lead Agency, through the 

Development Services Department, made and issued an Environmental Determination that the 

project is exempt from the California Environmental Quality Act (CEQA) (Public Resources Code 

Section 21000 et seq.) under CEQA Guidelines section 15302, Replacement or Reconstruction, and 

section 15303(b), New Construction or Conversion of Small Structures; and there was no appeal of 
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the Environmental  Determination filed within the time period provided by San Diego Municipal 

Code Section 112.0520; 

WHEREAS, on May 7, 2025, the Hearing Officer of the City of San Diego considered Coastal 

Development Permit No. PMT-3193078 and Neighborhood Development Permit No. PMT-3335126 

pursuant to the Land Development Code of the City of San Diego; NOW, THEREFORE, 

BE IT RESOLVED by the Hearing Officer of the City of San Diego, that it adopts the following 

findings with respect to Coastal Development Permit No. PMT-3193078 and Neighborhood 

Development Permit PMT-3335126.  

 
A. Coastal Development Permit [SDMC Section 126.0708] 

1. Findings for all Coastal Development Permits; 

a. The proposed coastal development will not encroach upon any existing 
physical accessway that is legally used by the public or any proposed public 
accessway identified in a Local Coastal Program land use plan, and the 
proposed coastal development will enhance and protect public views too and 
along the ocean and other scenic coastal areas as specified in the Local Coastal 
Program land-use plan.  

The 0.04-acre site is located at 825 Rockaway Court and contains an existing duplex. 
The project proposes an interior remodel of the existing duplex, the demolition of 
the existing garage, and construction of a new 322-square-foot garage with a 377-
square-foot roof deck.  

The project site is a rectangular lot bordered by residential development on all four 
sides and lies between Rockaway Court and Redondo Court in a fully developed 
residential neighborhood within the Mission Beach Community Planning Area and 
subject to the Mission Beach Precise Plan and Local Coastal Program (MBPP). 

The site is approximately 737 feet from the Pacific Ocean and 250 feet from Mission 
Bay. The Visual Resources and Special Communities Element of the MBPP page 14 
states, “Views to, and along the shoreline from public areas shall be protected from 
blockage by development and or vegetation.”  

Physical access and public views to the Pacific Ocean and Mission Bay exist along the 
Rockaway Court pedestrian accessway. Access and views along Redondo Court 
towards the Pacific Ocean and the bay are obstructed by existing development at 
either end of the right-of-way.  
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The development is entirely within the boundaries of privately owned property and 
will not encroach upon any existing physical accessway that is legally used by the 
public or any proposed physical accessway.  

The existing duplex will remain consistent with the MBPP goal of the continuation of 
medium-density character and the new garage will be built to the updated 
requirements of the California Residential Building Code. Additionally, the highest 
point of the residence will be 12 feet and six inches which is below the 30-foot 
coastal height limit. The project design incorporates elements that contribute to the 
reduction of the bulk and scale of the structure including having the garage detached 
from the house and is in conformance with the height limit.  

The project as designed does not require and is not requesting any deviations from 
the development regulations. The project is in conformance with all applicable 
regulations and policies of the underlying zone in effect for this site. Therefore, the 
project will not encroach upon any existing physical accessway that is legally used by 
the public or any proposed public accessway identified in the Local Coastal Program 
land use plan and the proposed coastal development will enhance and protect public 
views to and along the ocean and other scenic coastal areas as specified in the Local 
Coastal Program land use plan. 

b. The proposed coastal development will not adversely affect environmentally 
sensitive lands.  

The project site is a rectangular lot bordered by residential development on all four 
sides and lies between Rockaway Court and Redondo Court in a fully developed 
residential neighborhood.  

The project site does not contain nor is adjacent to any environmentally sensitive 
lands as defined in the San Diego Municipal Code (SDMC) Section 113.0103. The 
project site does not contain, nor is it adjacent to, Multi-Habitat Planning Area 
(MHPA)-designated lands of the City of San Diego’s (City) Multiple Species 
Conservation Program. The proposed coastal development is not located within a 
coastal bluff, beach, or special flood area. Therefore, the project will not adversely 
affect environmentally sensitive lands.  

c. The proposed coastal development is in conformity with the certified Local 
Coastal Program land use plan and complies with all regulations of the 
certified implantation program.  

The project site is allowed up to 36 dwelling units per net residential acre (du/ac) as 
outlined in the MBPP and is zoned in the Northern residential subdistrict (MBPD-R-N) 
of the Mission Beach Planned District. The purpose of the residential subdistrict is to 
regulate the small-scale and low-profile development of the area. The 0.04-acre site 
has two existing dwelling units. This equates to a density of 50 dwelling units per 
acre., which exceeds the designated land use density identified in the MBPP; 
however, the density is previously conforming per SDMC Section 127.0102(a) which 
allows the site density to be maintained as long as the premises was established with 
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all permit requirements and was lawful until a change in the applicable zoning 
regulations made the premises previously conforming.     

The project complies with the Mission Beach Planned District Ordinance - Residential 
Neighborhood – Northern zone (MBPDO-R-N) and the Mission Beach Precise Plan by 
meeting the following goals outlined below.  

The MBMP outlines the goal of the continuation of the existing medium-density 
character of Mission Beach, exemplified by the overall low profile and random mix of 
housing types and styles outlined on page 13. The project meets this goal by not 
changing the existing medium-density character nor altering the density of the site. 
The MBPP also includes the goal of enhancing the overall quality of the physical 
environment in Mission Beach outlined on page 13. The project will meet this goal by 
providing an updated structure that will meet the requirements of the California 
Residential Building Code.  

The project as designed does not require and is not requesting any deviations from 
the applicable development regulations and with the NDP the project maintains 
previously conforming rights for the garage relating to the front, street and side 
setback. The setbacks of the garage include 2 feet from the alley and a 3 foot side 
yard setback which are not in conformance with the current requirements; however, 
as the garage is previously conforming and is a replacement, this is allowed per the 
San Diego Municipal Code section 127.0104(b). The project height is 12 feet and six 
inches which is below the 30-foot coastal height limit. In addition to the structure 
conforming to the allowable height, previously conforming density and setbacks, the 
reconstruction does not increase the structural size and therefore the project is 
consistent with the character and scale of the existing residential neighborhood and 
zone.  

The project complies with applicable regulations and policies and is consistent with 
the development standards of the underlying zone in effect for this site, including, 
but not limited to, the 30-foot coastal development height limit, as the project is only 
proposing the new garage to be 12 feet and six inches, which is below the 30-foot 
coastal height limit.   

Therefore, the proposed coastal development is in conformity with the certified 
Local Coastal Program land use plan and complies with all regulations of the certified 
Implementation Program.  

d. For every Coastal Development Permit issued for any coastal development 
between the nearest public road and the sea or the shoreline of any body of 
water located within the Coastal Overlay Zone the coastal development is in 
conformity with the public access and public recreation policies of Chapter 3 of 
the California Coastal Act.  

The project site is located at 825 Rockaway Place, on the southern side of Rockaway 
Place, east of Mission Boulevard within the first public roadway.  
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The project is in conformity with Article 2, Public Access, within Chapter 3 of the 
Coastal Act. As stated in Finding A(1)(a) herein incorporated by reference, the project 
meets the Community Plan guidelines for public access. In addition, the project 
meets the following sections of the Coastal Act Article 2 applicable to the site: 

  Public Resources Code Section 30211 Development not to interfere with access. 

• Development shall not interfere with the public's right of access to the sea 
where acquired through use or legislative authorization, including, but not 
limited to, the use of dry sand and rocky coastal beaches to the first line of 
terrestrial vegetation. 
 

The proposed development will not interfere with the public's right of access to the 
bay acquired through use or legislative authorization, including, but not limited to, 
the use of dry sand and rocky coastal beaches to the first line of terrestrial 
vegetation. The project site does have direct pedestrian access to the bay from 
Rockaway Court, however, it will not interfere with access as the project is contained 
entirely within the existing building footprint. 
 
Public Resources Code Section 30212 New development projects provides in pertinent 
part: 

• Public access from the nearest public roadway to the shoreline and along the 
coast shall be provided in new development projects except where: 
• It is inconsistent with public safety, military security needs, or the 

protection of fragile coastal resources. 
• Adequate access exists nearby. 
• Agriculture would be adversely affected. 

 
• For purposes of this section, "new development" does not include: 

• Improvements to any structure which do not change the intensity of its 
use, which do not increase either the floor area, height, or bulk of the 
structure by more than 10 percent, which do not block or impede public 
access, and which do not result in a seaward encroachment by the 
structure. 
 

As previously stated, the project does have direct access to the bay, however it will 
not interfere with access as the development is contained entirely within the private 
parcel. The site improvements are not “new development” subject to section 30212 
as they do not change the intensity of the use and do not increase either the floor 
area, height, or bulk of the structure by more than 10 percent, and do not block or 
impede public access, or result in a seaward encroachment by the structure. 

  Public Resources Code Section 30212.5 Public facilities; distribution. 

• Wherever appropriate and feasible, public facilities, including parking areas 
or facilities, shall be distributed throughout an area so as to mitigate 
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against the impacts, social and otherwise, of overcrowding or overuse by 
the public of any single area. 
 

The proposed project is a private development that is in conformance with the local 
coastal plan and does not require public facility improvements, including parking 
areas or facilities, to be distributed throughout an area so as to mitigate against the 
impacts, social and otherwise, of overcrowding or overuse by the public of any single 
area. 
 
The project is in conformity with Article 3, Recreation, within Chapter 3 of the Coastal 
Act. As stated in Finding A(1)(a), the project meets the Community Plan guidelines for 
public access. In addition, the project conforms to the following provisions of Article 
3: 

 Public Resources Code Section 30221 Oceanfront land; protection for recreational use 
and development. 

• Oceanfront land suitable for recreational use shall be protected for 
recreational use and development unless present and foreseeable future 
demand for public or commercial recreational activities that could be 
accommodated on the property is already adequately provided for in the 
area. 

The project site is designated and zoned Residential, and public recreational uses are 
not applicable. In addition, public and commercial recreational activities that could 
be accommodated on the property are already adequately provided for in the area. 

  Public Resources Code Section 30222 Private lands; priority of development purposes. 

• The use of private lands suitable for visitor-serving commercial recreational 
facilities designed to enhance public opportunities for coastal recreation shall 
have priority over private residential, general industrial, or general commercial 
development, but not over agriculture or coastal-dependent industry. 

 
The project site is designated for residential use and does not contain private lands 
suitable for visitor-serving commercial recreational facilities designed to enhance 
public opportunities for coastal recreation. The project is in a built-out, residential 
neighborhood. 
 
As demonstrated above, the proposed project is within the first public roadway and 
meets all the criteria of Coastal Act Chapter 3, Article 2 and Article 3, and therefore, 
the coastal development is in conformity with the public access and public recreation 
policies of Chapter 3 of the California Coastal Act. 
 

 

B. Neighborhood Development Permit [SDMC 126.0404]  
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1. Findings for all Neighborhood Development Permits: 
 
a. The proposed development will not adversely affect the applicable land use 

plan.  

See Findings A.1.a and A.1.c above, incorporated here by reference, which demonstrate 
project consistency with the MBPP. The proposed development will not adversely affect 
the applicable land use plan.  

b. The proposed development will not be detrimental to the public health safety 
and welfare. 

The proposed garage will create minimal physical changes to the existing development 
on site as the garage is a replacement of the previously existing one. The proposed 
project, including the review of architectural and environmental impacts, has been 
designed to conform with the applicable land use policies of the MBPP and SDMC 
regulations, whose primary focus is the protection of the public’s health, safety and 
welfare. The conditions of approval of the project require compliance with public 
improvements and water pollution control in compliance with the City's stormwater 
standards. The new garage will not be detrimental to the health, safety, or general 
welfare of persons living or working in the area, nor will it be injurious to property or 
improvements in the vicinity. 

The project must meet California Residential Building Code and San Diego Municipal 
Code regulations governing the construction of the development to assure that 
structural, mechanical, electrical, plumbing and access components of the project are 
designed safely.  Therefore, the proposed project will not be detrimental to public 
health, safety and general welfare.  

c. The proposed development will comply with the regulations of the Land 
Development Code including any allowable deviations pursuant to the Land 
Development Code.  

See finding A.1.c above, incorporated here by reference, which demonstrates 
compliance with the Land Development Code. The replacement of a structure with a 
previously conforming structural envelope for a proposed development that requires a 
Coastal Development Permit is allowed per a Neighborhood Development Permit per 
SDMC Section 127.0104(b). The garage requires no deviations from any applicable 
regulations in the SDMC. Therefore, the project complies with all relevant sections of the 
Land Development Code.  

The above findings are supported by the minutes, maps and exhibits, all of which are 

incorporated herein by this reference. 
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BE IT FURTHER RESOLVED that, based on these findings  adopted by the Hearing Officer, 

Coastal Development Permit No. PMT-3193078 and Neighborhood Development Permit No. PMT-

3335126 is hereby GRANTED by the Hearing Officer to the referenced Owner/Permittee, in the form, 

exhibits, terms and conditions as set forth in Permit No. PMT-3193078 and Permit No. PMT-3335126, 

a copy of which is attached hereto and made a part hereof. 

 
 
 
 
  
 
                                                                           
Christian Hoppe 
Development Project Manager  
Development Services 
    
Adopted On: 24009354 
 
IO#: 24009354 
 
 



 

 
DATE OF NOTICE:  February 7, 2025 

NOTICE OF RIGHT TO APPEAL 
ENVIRONMENTAL DETERMINATION 

DEVELOPMENT SERVICES DEPARTMENT 
IO No. 24009354 

 
 
PROJECT NAME / NUMBER:  825 Rockaway/ PRJ 1067750 
COMMUNITY PLAN AREA:  Mission Beach Community Plan  
COUNCIL DISTRICT:  2 
LOCATION:  825 Rockaway Court, San Diego, CA 92109 
 
PROJECT DESCRIPTION:   Coastal Development Permit (CDP) and a Neighborhood Development 
Permit (NDP) for demolishing an existing garage for a new garage and remodeling the existing 
duplex. The interior remodel will be 1,076 square feet (SF), the new garage will be 322 SF, and the 
roof deck will be 377 SF, all on a 0.04-acre site. The site is zoned MBPD-R-N in the Mission Beach 
Community Plan, Coastal Height Limit Overlay Zone, Coastal Overlay Zones (Appealable), Parking 
Impact Overlay Zone (Beach Impact), Transit Area Overlay Zone and the Transit Priority Area.  LEGAL 
DESCRIPTION:  Lot C and a portion of Lot B in Block 192 of Mission Beach altered map in the City of 
San Diego, State of California, According to Map Thereof no. 1809, APN 423-584-05-00. The 
community plan identifies the land use as residential (36 dwelling units per acre (du/ac)).  
  
ENTITY CONSIDERING PROJECT APPROVAL:  City of San Diego Hearing Officer 
 
ENVIRONMENTAL DETERMINATION:  Categorically exempt from CEQA pursuant to CEQA State 
Guidelines, Sections 15302, Replacement or Reconstruction, and 15303 (b), New Construction or 
Conversion of Small Structures. 
 
ENTITY MAKING ENVIRONMENTAL DETERMINATION:  City of San Diego  
 
STATEMENT SUPPORTING REASON FOR ENVIRONMENTAL DETERMINATION: The City of San 
Diego conducted an environmental review that determined the project would not have the potential 
to cause a significant effect on the environment. The project meets the criteria set forth in CEQA 
Section 15302. Class 2 of CEQA Section 15302 consists of replacement or reconstruction of existing 
structures and facilities where the new structure will be located on the same site as structure 
replaced and will have substantially the same purpose and capacity as the structure replaced. Since 
the project would replace and reconstruction of the garage, this exemption was deemed 



 

appropriate. Class 3 of CEQA Section 15303 consists of construction and location of limited numbers 
of new, small facilities or structures. Since CEQA Section 15303 allows for the construction of a new 
garage and remodel, this exemption was deemed appropriate.  Further, CEQA Section 15303 (b) 
includes but is not limited to: a duplex or similar multi-family residential structure, totaling no more 
than four dwelling units. In urbanized areas, this exemption applies to apartments, duplexes, and 
similar structures designed for not more than six dwelling units. In addition, the exceptions listed in 
CEQA Section 15300.2 would not apply. The site is not included on any list compiled pursuant to 
Government Code Section 65962.5 for hazardous waste sites. 
 
DEVELOPMENT PROJECT MANAGER: Christian Hoppe  
MAILING ADDRESS: 1222 First Avenue, MS 501, San Diego, CA  92101-4153 
PHONE NUMBER / EMAIL: (619) 446-5293, CHoppe@sandiego.gov 
 
On February 7, 2025, the City of San Diego (City), as Lead Agency, has made the above-referenced 
environmental determination pursuant to the California Environmental Quality Act (CEQA). This 
determination is appealable to the City Council. If you have any questions about this determination, 
contact the City Development Project Manager listed above. 
 
Applications to appeal CEQA determination made by staff (including the City Manager) to the City 
Council must be filed in the office of the City Clerk by 5:00pm within ten (10) business days from the 
date of the posting of this Notice (February 24, 2025). Appeals to the City Clerk must be filed by 
email or in-person as follows: 
 

1) Appeals filed via E-mail:  The Environmental Determination Appeal Application Form DS-
3031can be obtained at https://www.sandiego.gov/sites/default/files/legacy/development-
services/pdf/industry/forms/ds3031. Send the completed appeal form (including grounds for 
appeal and supporting documentation in pdf format) by email to Hearings1@sandiego.gov 
by 5:00p.m. on the last day of the appeal period; your email appeal will be acknowledged 
within 24 business hours. You must separately mail the appeal fee by check payable to the 
City Treasurer to: City Clerk/Appeal, MS 2A, 202 C Street, San Diego, CA  92101. The appeal 
filing fee must be United States Postal Service (USPS) postmarked) before or on the final date 
of the appeal. Please include the project number on the memo line of the check.  
 

2) Appeals filed in person:  Environmental Determination Appeal Application Form DS-3031 can 
be obtained at https://www.sandiego.gov/sites/default/files/legacy/development-
services/pdf/industry/forms/ds3031.pdf. Bring the fully completed appeal application DS-
3031 (including grounds for appeal and supporting documentation) to the City 
Administration Building-Public Information Counter (Open 8:00am to 5:00pm Monday 
through Friday excluding City-approved holidays), 1st Floor Lobby, located at 202 C Street, 
San Diego, CA  92101, by 5:00pm on the last day of the appeal period. The completed appeal 
form shall include the required appeal fee, with a check payable to: City Treasurer. 

 
This information will be made available in alternative formats upon request. 

mailto:CHoppe@sandiego.gov
https://www.sandiego.gov/sites/default/files/legacy/development-services/pdf/industry/forms/ds3031.pdf
https://www.sandiego.gov/sites/default/files/legacy/development-services/pdf/industry/forms/ds3031.pdf
https://www.sandiego.gov/sites/default/files/legacy/development-services/pdf/industry/forms/ds3031
https://www.sandiego.gov/sites/default/files/legacy/development-services/pdf/industry/forms/ds3031
mailto:Hearings1@sandiego.gov
https://www.sandiego.gov/sites/default/files/legacy/development-services/pdf/industry/forms/ds3031.pdf
https://www.sandiego.gov/sites/default/files/legacy/development-services/pdf/industry/forms/ds3031.pdf
https://www.sandiego.gov/sites/default/files/legacy/development-services/pdf/industry/forms/ds3031.pdf
https://www.sandiego.gov/sites/default/files/legacy/development-services/pdf/industry/forms/ds3031.pdf
https://www.sandiego.gov/sites/default/files/legacy/development-services/pdf/industry/forms/ds3031.pdf
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28936 OLD TOWN FRONT STREET, # 205
Temecula, CA 92590
Phone: (951) 587-2020
Fax: (951) 587-2626
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