
 
 

 

CITY COUNCIL AGENDA REPORT 
MEETING DATE:  MARCH 21, 2017 ITEM NUMBER:    PH-1      

SUBJECT: APPEAL OF PLANNING COMMISSION’S DECISION TO DENY A ONE-YEAR TIME 
EXTENSION FOR PLANNING APPLICATION PA-15-08 AND PARCEL MAP 2015-108 
APPROVED FOR CONSTRUCTION AND SUBDIVISION OF A FOUR UNIT DETACHED 
RESIDENTIAL DEVELOPMENT AT 2068 MAPLE AVENUE 

 
DATE: MARCH 9, 2017 

FROM:           PLANNING DIVISION/DEVELOPMENT SERVICES DEPARTMENT 
 

PRESENTATION BY:      MINOO ASHABI, PRINCIPAL PLANNER  
 
FOR FURTHER INFORMATION CONTACT: MINOO ASHABI, AIA (714)754-5610 

Minoo.ashabi@costamesaca.gov 
 

 

 
RECOMMENDATION 
 
Uphold, Reverse or Modify the Planning Commission’s decision to deny the proposed one-
year time extension for the project, described below: 
 

1. Planning Application PA-15-08 – Urban Master Plan for development of a four-unit 
detached residential project on a vacant parcel within an Urban Plan area. The project 
includes the following deviations: 
 

• Minimum lot size (one acre required, 0.235-acre proposed) 
• Minimum front landscape setback (20 feet required, 10 feet proposed) 
• Open parking spaces provided in garages – The project meets the overall 

parking requirement; (a total of 13 spaces are required including 8 open 
parking spaces and five garage spaces, 8 garage spaces and 5 open parking 
spaces proposed) 

 
2. Tentative Parcel Map 2015-108 – Subdivision of a 0.235-acre property into four fee-

simple parcels in compliance with small lot subdivision standards. 
 
APPLICANT / APPLELLANT  
 
The authorized agent and the appellant is Ramin Favakehi representing the property owner, 
Mohammad Gharavi Ghouchi Family Trust.  
 
 
 
 
 



 
 

BACKGROUND/ ANALYSIS 
 
Project Site/Environs 
 
The 10,260 square-foot (0.235 acre) property is located on the east side of Maple Avenue. 
The property is currently undeveloped.  The site abuts multi-family residential development to 
the east and south. The site is also to the south of a 6-unit three-story detached development 
recently constructed that was approved under provisions of the Mesa West Residential Urban 
Plan.  
 
Urban Master Plan Screening 
 
The first step of a project within an urban plan area is review and feedback by City Council; 
however, no voting is required. On January 16, 2015, the preliminary master plan of the four-
unit project was reviewed by the City Council at their regularly scheduled meeting.  The City 
Council expressed concerns with number of open guest parking, enforcement of CC&Rs for 
garage use and providing private open space on the ground floor. The Council also 
expressed concerns with a 12-foot front setback for the building, requested compliance with 
20-foot front setback and the possibility of a parking space within the front 20-foot setback 
with adequate screening was discussed.  
 
The project site plan was modified to provide a 20-foot front setback to the building, relocated 
a parking space to the front and added private open space on the ground floor of the units. 
The applicant requested a subdivision in accordance with the Small Lot Ordinance, which 
allowed a 5-foot side yard setback and required a minimum 10-foot rear setback.  
 
On May 26, 2015, the Planning Commission held a public hearing and approved the project 
on a 5-0 vote. The staff report and minutes may be found at the following link: 
 
http://www.costamesaca.gov/index.aspx?page=1822 
 
General Plan / Zoning  
 
The site’s land use designation is High Density Residential, which allows densities up to 20 
du/acre. The project site is within the R2-HD zone and the Mesa West Residential 
Ownership Urban Plan. Development under the Urban Plan standards allow residential 
densities consistent with the General Plan and building heights of up to three stories. 
 
Request for Time Extension  
 
The project entitlement included a tentative parcel map; therefore, the entitlement was valid for 
24 months and will expire on May 26, 2017.  The property was purchased in 2016 by the current 
property owner. On October 19, 2016, a request for a one-year time extension was filed by the 
applicant/ agent.  
 
The following includes a list of all time extensions granted by the Planning Commission since 
2010: 
 
 

http://www.costamesaca.gov/index.aspx?page=1822


 
 

Project Number  Address Proposal  Time Extension  
PA-11-06 2626 Harbor Blvd.  33 detached 

residential units  
Two, two-year time extensions were 
granted in 2013 and 2015 – project is 
under construction  

PA-13-19 580 Anton Blvd.  250-unit apartment 
complex 

A two-year time extension granted in 
2015 – project is under construction  

PA-14-11 585 Anton Blvd.  484-unit high-rise 
residential projects  

A total of three time extensions granted 
to extend the project for four years 

PA-07-15 2013-2029 Anaheim 
Avenue  

26 attached 
residential units  

Four, one-year time extensions were 
approved for a total of 4 fours – the 
project completed construction in 2016 

PA-06-75 3350 Avenue of the 
Arts  

120 high rise 
condominium units  

Two-year time extension granted in 
2012. The project has been modified to 
an expansion of the hotel in 2016. 

PA-07-37 178 and 180 E. 19TH 
Street 

Four unit residential 
development  

Two-year time extension granted in 
2011. The project was constructed in 
2012.  

PA-08-06 320 E. 18th Street Two-unit residential 
development  

Three one-year time extensions were 
granted in 2010, 2011, 2012– the site is 
currently under construction.  

PA-09-18 845 Baker Street  53- unit, 4-story, 
senior housing 
project with 4,980 
SF of retail 
commercial  

Two time extensions granted in 2012 and 
2013- the project was not constructed 
because of lack of funding  

PA-07-35 1509 Orange Ave Two unit subdivision  Two–year time extension granted in 2011 
– the project was completed in 2014.  

PA-07-02 372, 378 and 382 
382 Victoria Street 

30-unit residential 
development  

Three time extensions were approved in 
2009, 2010 and 2012 – the project 
construction was completed in 2014. 

PA-13-16 522 and 526 Bernard 
Street  

10-unit residential 
development  

Two-year time extension granted in 
2015. The project was redesigned and 
processed under PA-16-02 for detached 
units  

PA-14-40 1100 Bristol Street  Construction of a 
65,263 square foot 
building materials 
retail store with 
administrative 
offices (Ganahl 
Lumber)  

One-year time extension granted in 2016 
– the project is under construction  

PA-13-29 2089, 2095 and 2099 
Harbor Blvd.  

28-unit residential 
and live/work project  

Two-year time extension was granted in 
2016 – the site needs water and soil 
remediation, construction has not started 

 
Planning Commission Action 
 
On February 13, 2017, the one-year time extension was considered by the Planning 
Commission. Based on the evidence presented by the applicant/appellant and testimony 
presented at the hearing, the Planning Commission denied the time extension request on a 
4-0 vote (Commissioner Harlan absent). The Planning Commission staff report can be found 
in Attachment 6, and on the City’s website link below: 
 
http://www.costamesaca.gov/ftp/planningcommission/agenda/2017/2017-02-13/PH-2.pdf 

http://www.costamesaca.gov/ftp/planningcommission/agenda/2017/2017-02-13/PH-2.pdf


 
 

The excerpt of the Planning Commission meeting minutes for the item are attached to this 
report (Attachment 5). The main concerns raised by the Planning Commission were the 
following: 
 

• Given that the project was comprised of only four units, adequate time was available 
to concurrently secure financing, develop construction drawings, receive final map 
and building permit approval and begin construction. 

• A good faith effort to meet the deadline has not been demonstrated by the applicant, 
inadequate due diligence review of the entitlement expiration during the purchase is 
not a sufficient good cause to grant an extension.  

 
Appeal of Planning Commission Action 
 
On February 21, 2017, the Planning Commission’s denial of the one-year time extension was 
appealed by the applicant/authorized agent to the City Council.  The basis for the appeal 
includes the following: 
 

1. The applicant has presented a good faith effort since purchase of the property in 
September, 2016 with submitting a time extension request in a timely manner and hiring 
consultants to prepare construction drawings. The grading and building permit plans 
have been submitted for plan check by the Building Department and the final map has 
been submitted to the Engineering Division and the County agency for review.  

2. The applicant invested over $50,000 in preparation of the construction drawings to start 
construction in 2017. The applicant has hired consultants in reliance on the approval of 
the project.   

3. The time extension would allow the applicant to mobilize the construction team and 
begin the construction in a timely manner.  
 

Appeal/De Novo Hearing 
 
This is a de novo hearing at which the City Council may consider the project in its entirety. The 
purpose of this report is to provide responses to the issues raised by the appellant, and to 
highlight and/or clarify the evidence in the administrative record that was presented to the 
Planning Commission prior to its action. 
 
Public Notice  
 
A public notice was mailed out to the properties within the 500-foot radius of the subject 
property (Attachment 1) for the Planning Commission hearing and for the City Council 
appeal hearing as required by Title 13, Section 13-29. 
 
ENVIRONMENTAL DETERMINATION 
 
The proposed four-unit project is exempt from the provisions of the California Environmental 
Quality Act under Section 15332 for In-Fill Development.   
 
 
 



 
 

LEGAL REVIEW 
 
The City Attorney has reviewed the draft resolutions and they have been approved as to form.  
 
ALTERNATIVES  
 
The City Council may take the following actions: 
 

• Uphold the Planning Commission’s decision and deny one-year time extension; or 
 

• Reverse the Planning Commission’s denial and approve one-year time extension for 
Planning Application PA-15-08 and Tentative Parcel Map 2015-108.  Any modifications 
to the conditions of approval, such as additions or deletions, can be made by the Council 
as part of this action.      

 
CONCLUSION 
 
On February 13, 2017, a time extension request was considered by the Planning 
Commission; the request was denied due to the applicant not demonstrating a good faith 
effort to proceed with the project. This appeal requests the City Council to review the 
application to reconsider Planning Commission’s decision. Staff recommends the City 
Council uphold, reverse or modify the Planning Commission’s decision to deny the proposed 
project. 

 

                                   
MINOO ASHABI, AIA   JAY TREVINO, AICP 
Principal Planner Development Services Department Consultant 

 
 
Attachments:  1.  Location Map, Zoning Map, and 500’ Radius Map  
   2.  Appeal Application 
   3.  Draft City Council Resolutions and Exhibits 
   4.  Planning Commission Meeting Minute Excerpts 

5.  February 13, 2017 Planning Commission Staff Report w/ 
Attachments 

6. Planning Commission Resolution (signed copy) 
7. Public Correspondence  

 
cc:  

 
Property Owner:  Mohammad Gharavi Ghouchi Family Trust 
    36 San Simeon 
    Laguna Niguel, CA 92677  

 
Applicant/Appellant:  Ramin Favakehi 
    2355 Pieper Lane  
    Tustin, CA 92782 

http://www.costamesaca.gov/ftp/council/agenda/2017/2017-03-21/PH-1-Attach-1.pdf
http://www.costamesaca.gov/ftp/council/agenda/2017/2017-03-21/PH-1-Attach-2.pdf
http://www.costamesaca.gov/ftp/council/agenda/2017/2017-03-21/PH-1-Attach-3.pdf
http://www.costamesaca.gov/ftp/council/agenda/2017/2017-03-21/PH-1-Attach-4.pdf
http://www.costamesaca.gov/ftp/council/agenda/2017/2017-03-21/PH-1-Attach-5.pdf
http://www.costamesaca.gov/ftp/council/agenda/2017/2017-03-21/PH-1-Attach-5.pdf
http://www.costamesaca.gov/ftp/council/agenda/2017/2017-03-21/PH-1-Attach-6.pdf
http://www.costamesaca.gov/ftp/council/agenda/2017/2017-03-21/PH-1-Attach-7.pdf
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