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Dwight Thompson expressed appreciation for the public speakers who opposed 
short-term rentals. He also voiced frustration with the City’s leadership on the 
issue. 

Moses Amoghlian thanked the public speakers for their stance against short-term 
rentals and remarked that he was surprised more residents had not spoken out. 

Carl Lindner expressed opposition to Senate Bill 79, a housing bill designed to 
streamline the development of higher-density and taller housing near public transit 
hubs, even when it may override existing local zoning regulations. He also 
questioned the absence of City Council members at Neighborhood Council 
meetings. In response, Executive Board member Dwight Thompson explained that 
it is not customary for City Council members to attend due to their demanding 
schedules. He noted that the Council receives Neighborhood Council 
recommendations through the Community Services Coordinator. Staff further 
clarified that City Council members do review the meeting minutes. 
 

10. Adjournment: Thursday, November 6, 2025, 7:00 p.m. 

By consensus of the Executive Board, the meeting was adjourned at 8:22 p.m. 
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Neighborhood Council 
Development Project Overview 

 
Project No……………………. .............................................................. CUP-S-2024-0002 
Project Name ........................................................... Popeyes Drive-Through Restaurant 
Neighborhood Council Nos. ............................................................................... 1 and 2  
Neighborhood Council Dates .................................................. November 4 and 6, 2025 
Planning Commission Meeting Date .............................................. November 19, 2025 
Case Planner .......................................................... Neal Morrissette, Associate Planner 
 
Request: 
 
A request to consider a Conditional Use Permit (CUP-S-2024-0002) to construct a new 
2,172-square-foot drive-through restaurant on a 0.52-acre parcel, improvements to the 
adjacent mobile home park, located at 2401 Tapo Street. 
 

Applicant: 
 
Marok and Cheema, Inc. 
(Attn: Mike Marok) 
5138 Laurel Canyon Blvd.  
North Hollywood, CA 91607 
Phone: (804) 390-5016 
Email: poppcal@yahoo.com 
 
General Plan: Mixed-Use (Up to 1.5 FAR) 
 
Zoning: 

Previously: Commercial Planned Development within the Tapo Area Planning Overlay 
[CPD(TAPO)] 
Currently: Tapo Kadota Fig within the Envision Simi Valley Specific Plan (SP-TKF) 
 
Location: 
 
2401 Tapo Street 
 

CITY OF SIMI VALLEY 

mailto:poppcal@yahoo.com
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I. Project Overview 
 

The Applicant, Marok and Cheema, Inc., requests approval for a Conditional Use Permit 
(CUP-S-2024-0002) to construct a new drive-through restaurant for a Popeyes. As shown 
in Figure 1, the 2,172-square-foot drive-through restaurant building will include an outdoor 
dining patio at the front of the restaurant, a new trash enclosure, landscaping, 17 parking 
spaces, and will be developed primarily on a 0.52-acre vacant portion of a larger site 
located at the corner of Cochran Street and Tapo Street.  
 

Figure 1 – Site Plan 
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The larger site includes an existing mobile home park and several structures that 
surround the vacant portion. In addition to the development of the drive-through 
restaurant, the project is proposing to remove the existing structures to the west to 
accommodate the new development and provide several improvements to the existing 
mobile home park, including new landscaping, parking, carports, and a trash enclosure. 
The mobile home park to the north and west of the project site is a legal non-conforming 
use. 
 
Envision Simi Valley Specific Plan 
 
The proposed project was submitted to the City of Simi Valley on January 29, 2023, under 
the Simi Valley Municipal Code (SVMC) requirements. Since that time, the Envision Simi 
Valley Specific Plan was adopted on November 18, 2024, and went into effect in January 
2025, incorporating new development standards for the project site. The Envision Simi 
Specific Plan changed the site's zoning to Tapo Kadota Fig (TKF) zone, where drive-
through uses are prohibited.  While the project was still deemed incomplete at the time of 
implementation of the Specific Plan, substantial progress was made, and it was 
determined that the SVMC standards and allowed uses at the time of submission would 
remain applicable to the project.   
 
Lot Line Adjustment 
 
A Lot Line Adjustment (LLA) will be required to reorganize and legalize lot lines for the 
development of the drive-through restaurant.  The LLA will result in a 22,072-square-foot 
parcel for the drive-through and a 60,382-square-foot parcel for the existing mobile home 
park (refer to Figure 2). 
 

Figure 2 - Overall Site Plan 
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The land use designations, zoning designations, and land uses surrounding the site are 
shown in Table 1. 
 

Table 1: Land Use Designations, Zoning, and Surrounding Uses of Land 
 

 GENERAL 
PLAN 

ZONING LAND USE 

Subject 
Site: 

Mixed-Use 
(Up to 1.5 
FAR)  

Previously: Commercial Plan Development within 
the Tapo Area Planning Overlay [CPD(TAPO)] 
Currently: Tapo Kadota Fig within the Envision 
Simi Valley Specific Plan (SP-TKF) 

Mobile home park 
and vacant lot 

North: Mixed-Use 
(Up to 1.5 
FAR)  

Previously: Commercial Plan Development within 
the Tapo Area Planning Overlay [CPD(TAPO)] 
Currently: Tapo Kadota Fig within the Envision 
Simi Valley Specific Plan (SP-TKF) 

Mobile home park 
and commercial 
development beyond  

South: Mixed-Use 
(Up to 1.5 
FAR)  

Previously: Commercial Plan Development within 
the Tapo Area Planning Overlay [CPD(TAPO)] 
Currently: Tapo Mixed-Use within the Envision 
Simi Valley Specific Plan (SP-TMU) 

Cochran Street and 
commercial 
development beyond 

East: Mixed-Use 
(Up to 1.5 
FAR)  

Previously: Commercial Plan Development within 
the Tapo Area Planning Overlay [CPD(TAPO)] 
Currently: Tapo Kadota Fig within the Envision 
Simi Valley Specific Plan (SP-TKF) 

Tapo Street and 
commercial 
development beyond  

West: Medium 
Density (3.6 – 
5.0 du/ac)  

Residential Medium Density [RM(FC)]  Mobile home park 
and elementary 
school beyond 

 
Vehicle access, parking, and circulation 
 

For the drive-through restaurant site, four existing curb cuts accessing the property will 
be replaced with a single entrance from Cochran Street. A 260-foot stacking distance will 
be provided for the restaurant, exceeding the 150-foot minimum requirement. The 
restaurant site will include 17 parking spaces.  
 
The existing access to the mobile home park site will remain. Paving will be added to the 
mobile home park site to provide 24 striped parking spaces, including 16 covered by 
carports,  for a total of 37 spaces. 
 
Simi Valley Municipal Code compliance 
 

The project development standards pursuant to the Simi Valley Municipal Code (SVMC), 
are shown in Table 2: 

Table 2: Development Standards 
 
 

SVMC Standards Required Provided Complies 
Parking 
(SVMC 9-34) 

1/125 sq. ft. of gross floor area: 
16 spaces 

17 spaces Yes 

Landscaping (SVMC 9-33) 10% 25% Yes 
Setbacks 
(SVMC 9-26.040) 

Front: 20 feet(1) 
Street side: 20 feet(1) 

Side: None(1)(2) 
Rear: None(1)(2) 

Front: 49’-5”  
Street side: 36’ 

Side: 88’-6” 
Rear: 24’-5” 

Yes 

Height 
(SVMC 9-26.040) 

48 feet 22 feet Yes 

(1) Setback shall be 20 feet, plus 1 additional foot by which the structure exceeds 20 feet in height. 
(2) Unless adjacent to a residentially zoned parcel. In those cases, (1) applies 
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Project Design 
 
The proposed design for the new drive-through restaurant includes ‘semi-corporate’ 
architecture and will follow a modern, contemporary theme. The colors will consist of 
earthtone whites, greys, and brown with teal and orange accents (refer to Figure 3). The 
materials will be fiber cement board, primarily in smooth texture, with wood and brick 
textures as accents.  The new building will be approximately 22 feet in height, measured 
from the top of the parapet, which will screen all rooftop mechanical equipment.  
 

Figure 3 - Project Elevations 
 

South elevation 
 

West elevation 
 

East elevation 
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North elevation  

 
II. Discretionary Statement 
 
The Planning Commission is the review authority for the Conditional Use Permit (CUP). 
Staff has determined that the proposed project complies with the City’s Municipal Code 
standards and complies with all health and safety standards.  
 
III. Issues 
 
There are no issues. 
 
IV. Environmental Review 
 
A CEQA exemption will be prepared for the project, as the project is exempt from the 
California Environmental Quality Act (CEQA) pursuant to Section 15332 of the State 
CEQA guidelines. Section 15332, “In-Fill Development Projects.” 
 
V. Exhibits 
 
Project exhibits are attached. 
 
INDEX Page 
 
Project Exhibits (CUP-S-2024-0002) ............................................................................... 7 
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