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Good afternoon,
 
This was sent over regarding tomorrow’s hearing.
 
 
 
Christian Hoppe
Development Project Manager 
City of San Diego
Project Management Division 
Development Services Department
619-446-5293
SanDiego.gov/DSD
 
Need help? Book a free virtual appointment to schedule assistance from DSD staff.
 
Need to contact my supervisor for a second opinion?
If you disagree with a staff member’s code interpretation, you can request a second opinion from the
supervisor. Contact Development Project Manager Sara Osborn at 619-446-5381 and
SOsborn@sandiego.gov. 
 
How long do permits take?
See permit processing timelines on our website. These are real time averages for Intake, Review and
Submittal.
 
Stay Connected
Visit sandiego.gov/dsd-email to sign up for the latest news and updates.
Listen to City in Motion, our dedicated podcast for DSD services, staff and resources.
 
CONFIDENTIAL COMMUNICATION 
This electronic mail message and any attachments are intended only for the use of the addressee(s) named above. The
email may contain information that is privileged, confidential and exempt from disclosure under applicable law. If you are
not an intended recipient, or the employee or agent responsible for delivering this email to the intended recipient, you are
noticed that any dissemination, distribution or copying of this communication is strictly prohibited. If you received this email
message in error, please immediately notify the sender by replying to this message or by telephone. Thank you.
 
 

From: Mike McNeill <mike.mcneill@prudential.com> 
Sent: Tuesday, May 6, 2025 2:04 PM
To: Hoppe, Christian <CHoppe@sandiego.gov>; CLK Hearings <HEARINGS1@sandiego.gov>
Cc: Mike <mcneillsd@gmail.com>

mailto:CHoppe@sandiego.gov
mailto:HearingOfficer@sandiego.gov
mailto:JMackinnon@sandiego.gov
mailto:SOsborn@sandiego.gov
http://www.sandiego.gov/DSD
https://www.sandiego.gov/development-services/virtual-appointments
mailto:SOsborn@sandiego.gov
https://www.sandiego.gov/development-services/permits/timeline
https://www.sandiego.gov/dsd-email
https://dsdcityinmotion.buzzsprout.com/
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Subject: [EXTERNAL] FW: 825 Rockaway Appeal PRJ 1067750 CED 0515104
 
**This email came from an external source. Be cautious about clicking on any links in this email or
opening attachments.**

 

Christian, can you please make sure the photos of the construction as well as the PLAT MAP
are included in the hearing documents.  I will be bringing hard copies but it would be easier if
accessible electronically for explanation purposes.  I am sure this will be explained tomorrow,
but it certainly seems to me that THEY are asking for a rubber stamp for non-permitted
construction done by an unlicensed contractor so they can put this code compliance violation
behind them.  It would seem they have no intention of demolishing the existing structure that
is non compliant and their roof deck is already built?   Please confirm these items will be in the
record prior to the hearing.  Thanks!
 

Mike McNeill CLU®, ChFC®  |  Financial Advisor  |  Prudential Advisors
CA Insurance License Number 0813447
AR Insurance License Number 2547778
4538 Cass Street, San Diego, CA 92109
T 858-272-7997 | C 858-688-3345 | F 858-272-7930 |
mike.mcneill@prudential.com

Securities and investment advisory services offered through LPL Enterprise, a Registered Investment Advisor. Member
FINRA/SIPC, and an affiliate of LPL Financial.
 
“Prudential Advisors” is a brand name for the proprietary retail sales channel of The Prudential Insurance Company of America (“PICA”)
and its insurance company and other affiliates (collectively “Prudential”). Prudential Advisors financial professionals are licensed
insurance agents of Prudential.
Pursuant to a strategic relationship among Prudential, LPL Enterprise, and LPL Financial, Prudential Advisors financial professionals
provide securities brokerage services and/or investment advice on securities solely as registered persons of LPL Enterprise, an affiliate of
LPL Financial. These financial professionals are permitted to brand under “Prudential Advisors.” LPL Enterprise and LPL Financial are
not affiliated with Prudential.
 
 

 
 

The confidentiality of email cannot be guaranteed. Information you send us over email could
be viewed by persons other than the intended recipients. Therefore, you should not include
account numbers, credit card numbers, passwords, or other sensitive information in your email
messages.

If you do not wish to receive marketing emails from Prudential, please email
FindPru.Privacy@prudential.com, with "Remove" typed in the subject field.

mailto:mike.mcneill@prudential.com
mailto:FindPru.Privacy@prudential.com


Prudential Headquarters Location: The Prudential Insurance Company of America, 751 Broad
St., Newark, NJ 07102-3777
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Mission Beach Precise Planning Board’s (“MBPPB”) Response 
Subject: Reynolds Residence 
Project Number: PRJ-1067750 
Hearing Officer’s Hearing Date: May 7, 2025 
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In the Staff Report dated April 30, 2025, Report No. HO-25-019 under “Community 

Planning Group Recommendation,” the City writes that “The applicant requested to 

present to the Mission Beach Precise Planning Board, however, the Board declined a 

presentation and did not provide a recommendation.” 

This statement is deceiving and needs further explanation.  Debbie Watkins, Chair of 

the MBPPB at that time, had numerous email contacts with the City’s Project Manager 

(Christian Hoppe) requesting assessment letters, cycle issues, code violations, updated 

plans, among  other requests.  Mr. Hoppe did not address the MBPPB’s concerns and 

questions, and the plans and assessment letter he sent did not provide sufficient 

information for the MBPPB to review this project.  In addition, he did respond to the 

MBPPB’s request for clarification regarding using the low income dwelling unit section 

for this project. 

On February 8, 2024 and February 12, 2024, Mr. Hoppe was informed that the Mission 
Beach Precise Planning Board would not be reviewing this project for a formal 
recommendation because of our concerns expressed in the February 8, 2024 email 
regarding this project, and the lack of sufficient information requested and not received.  
 

Below is the email Chain expressing the MBPPB’s concerns and requests for further 

information and documents.    

Email Chain – 1 

From: "dkwatkns" <dkwatkns@aol.com> 
To: "Christian Hoppe" <choppe@sandiego.gov> 
Cc: "Lesley Henegar" <lhenegar@sandiego.gov>, "jbsarch @dslextreme.com" 
<jbsarch@dslextreme.com> 
Sent: Thursday, February 8, 2024 12:13:00 PM 
Subject: PRJ-1067750 825 Rockaway Court 

 Christian, 

In your May 25, 2023 email to me, you wrote the scope of the work as follows: 

 Scope of Work: The demolition of an existing detached garage and the conversion and remodel 
of two dwelling units into one dwelling unit along with the construction of a new garage located 
at 825 Rockaway Court. 

You also state an assessment letter was attached - no assessment letter was attached.  

mailto:dkwatkns@aol.com
mailto:choppe@sandiego.gov
mailto:lhenegar@sandiego.gov
mailto:jbsarch@dslextreme.com
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In your February 7th email to tell me, you state the the City signed off on the proposed project 
plans in September 2023.  We have received no assessment letters or cycle issues to that 
effect, let alone a proper scope of work for this project.  

The current building plans you sent to me dated 12/21 from the architect describe a different 
scope of work with a Unit A and Unit B and are not really clear. These plans seem to be the 
original plans submitted to the City. Have these plans ever been revised? 

What is the scope of the project?  The Mission Beach PDO does not allow 2 dwelling units on a 
1,875 sq. ft lot.  Below is the PDO regulation.   

 Ch. Art. Div. 
15 13 3 3 
San Diego Municipal Code Chapter 15: Planned Districts 
(5-2023) 
§1513.0304 Property Development Regulations – Residential Subdistricts 
(a) Density Regulations 
One dwelling unit shall be allowed per 1,200 square feet of lot area, except as 
follows: 
(1) A single R-S lot of 2,000 to 2,400 square feet shall be entitled to a 
maximum of 2 dwelling units; 
(2) Two contiguous R-S lots developed concurrently with common wall 
construction shall be entitled to a maximum of 4 dwelling units; and 
(3) Fractions of a dwelling unit shall not be rounded up when determining 
the total units permitted on a lot or lots 

 We need more information about this project, Assessment letters, cycles issues and just what 
the City signed off on this project since the scope of the work for this project from the 
documents you sent to us are not clear.  

 Thank you, 

 Debbie Watkins, Chair 

Mission Beach Precise Planning Board 

(858) 344-1684 

 Email Chain – 2 

On Thursday, February 8, 2024 at 02:57:54 PM PST, Hoppe, Christian 
<choppe@sandiego.gov> wrote:  

 Good afternoon Debie,  

  

mailto:choppe@sandiego.gov
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The project is proposing an interior remodel along with rebuilding the garage in like kind with a 
new roof deck. The structure is an existing duplex that was previously conforming. The project is 
subject to the dwelling unit protection ordinance per SDMC Chapter 14, Article 3, Article 12. Per 
SDMC 143.1210 Development shall include at least as many dwelling units as the most recent 
permitted development on the premises. 

 Christian Hoppe 
Development Project Manager 
City of San Diego 
Development Services Department 

619-446-5293 

 

Email Chain - 3 

From: dkwatkns@aol.com <dkwatkns@aol.com>  
Sent: Thursday, February 8, 2024 5:14 PM 
To: JBS Architect <jbsarch@dslextreme.com>; Hoppe, Christian <CHoppe@sandiego.gov> 
Cc: Henegar, Lesley <LHenegar@sandiego.gov>; Osborn, Sara <SOsborn@sandiego.gov> 
Subject: [EXTERNAL] Re: PRJ-1067750 825 Rockaway Court 

Mr. Hoppe,  

Thank you for getting back to me regarding how the City approved this proposed 
project.  A closer review of the section of the SDMC you sent below that the City used to 
approve this proposed project does not conform with our PDO.  That section deals with 
low-income dwelling units as follows: 

 Protected dwelling unit means any of the following: 
(1) Dwelling units that are or were subject to a recorded covenant, 
ordinance, or law that restricts rents to levels affordable to very low 
income or low income households during the five -year period 
preceding the application. 
(2) Dwelling units that are or were occupied by very low income or low 
income households during the five -year period preceding the 
application. 

Did the City check to ensure this property was occupied by very low income or low 
income households during the five-year period?  We do not know and cannot determine 
from the information you sent when these two units were built to even determine 
whether they are previously conforming.   

 We will not be going through a process to find out the answers to these questions.  The 
documentation from the City has been lacking i.e., Assessment Letters and Cycle 
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Issues for this proposed project.  According to Mr. Hoppe, the City has already 
approved this project without our input back in September 2023.   

This Mission Beach Precise Planning Board is not going to proceed with a review of this 
project.  

Thank you,   

 Debbie Watkins, Chair 

Mission Beach Precise Planning Board 

(858) 344-1684 

Email Chain - 4 

On Monday, February 12, 2024 at 08:15:19 AM PST, Hoppe, Christian 
<choppe@sandiego.gov> wrote:  

Good morning Debbie,  

Just to clarify the city has not approved this project yet. Nor has a hearing date been set. 
However, the city’s assigned planning reviewer has confirmed that the proposed project 
complies with all existing regulations and has been copied into the email.  The following project 
is still subject to code section 143.1210 which regulates the number of dwelling units on the 
premises. I have also included the applicant in the email to help facilitate a time when they can 
present the project to the community planning group for a formal recommendation.   

Best regards,  

 Christian Hoppe 
Development Project Manager 
City of San Diego 
Development Services Department 

619-446-5293 
 

Email  Chain - 4 

rom: dkwatkns@aol.com <dkwatkns@aol.com> 
To: JBS Architect <jbsarch@dslextreme.com>; Hoppe, Christian <choppe@sandiego.gov> 
Cc: Henegar, Lesley <lhenegar@sandiego.gov>; Osborn, Sara <sosborn@sandiego.gov>; 
Goossens, Kyle <kgoossens@sandiego.gov>; jacquir1539@gmail.com 
<jacquir1539@gmail.com> 
Sent: Monday, February 12, 2024 at 02:28:50 PM PST 
Subject: Re: [EXTERNAL] Re: PRJ-1067750 825 Rockaway Court 
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Pursuant to my February 8th email and concerns expressed therein regarding this project and 
the lack of sufficient information requested and not received, we will not be reviewing this 
project for a formal recommendation.  
 
Thank you, 
 
Debbie Watkins, Chair 
Mission Beach Precise Planning Board 
 
____________________________________________________________________________ 
 

 Thank you for your consideration.   
 
Respectfully submitted, 
 
Laurel Powell, Chair 
Mission Beach Precise Planning Board 
(619) 252-2013 
laurenj.powell@gmail.com 
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ElAeneal of tne environmental Determination

[1nterested Person"

Decision (Describe the permit/approval decision):

Applicants & SD DevSvc still have not completed CED 0515104 mainly garage built in setback
5. Ground forAppeal (Please check all that apply):

Factual Error

Conflict with other l\.4atters

2. Appellant Please check one nnpplicant f,om.tutty r".ognized ptanning Committee

Name:

MICHAEL MCNEILL

Address:

4538 Cass St

3. Project Name:

825 Rockaway/ PRJ 1067750

4. Projectlnformation:

825 Rockaway Ct

Permit/Environmental lnformation Determination and PermiUDocument No:

825 Rockaway/ PRJ 1067750
Date of Decision/Determination:

217125

iP_eLSan Drc8o_Mullejpal Code-(5LM!L5_i] 3O1 !3

E-mail:

mcneillsd@gmail.com

City: State: Zip Code: Telephone:

San Diego, CA 92109 8586883345

City Project Manager:

CHRISTIAN HOPPE

New lnformation

f,CitV-wide SiSnificance (Process four decisions only)

@ rinOing, ttot Supported

Description of Grounds for Appeal (Please relate your description to the allowable reasons for appeal as more
fully described in the S-QMe.s 112.+ol!i. Attach additional sheets if necessary.)

Visit our website: ir r-r.irego-gov, DS D.

Upon request, this information is available in alternative formats for persons with
dlsabilities. DS-3031 (1 1-22)



City of San Dieto ' Form DS-3031 ' November 2022

6. Applicanfs Signature: t certily under penalty of perjury that the foregoing, including all names and addresses, is
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Note: Faxed appeals are not accepted.

. San Diego Municipal Codc (SDMC)
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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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