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CALL TO ORDER

ROLL CALL

FLAG SALUTE

FINALIZE THE AGENDA

1. Adjustments to Agenda

2. Adoption of final Agenda

MINUTES AND NOTICE OF WAIVING OF READING

1. Approval of the minutes of the special Planning Commission meeting of April 3,
2024.

The City of Mendota Planning Commission welcomes you to its meetings, which are scheduled for the 3'd Tuesday
every month. Your interest and participation are encouraged and appreciated. Notice is hereby given that Planning
Commissioners may discuss and/or take action on any or all of the items listed on this agenda. Please turn your
cell phone off. Thank you for your respect and consideration.
Any public writings distributed by the City of Mendota to at least a majority of the Planning Commission regarding any
item on this regular meeting agenda will be made available at the front counter at City Hall located at 643 Quince
Street Mendota, CA 93640, during normal business hours.

ln compliance with the Americans with Disabilities Act, those requiring special assistance to participate at this
meeting please contact the City Clerk at (559) 655-3291. Notification of at least forty-eight hours prior to the meeting
will enable staff to make reasonable arrangements to ensure accessibility to the meeting.

2 Notice of waiving the reading of all resolutions introduced and/or adopted under
this agenda.
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643 0uince Street Mendota, Calilornia 93640

Telephone: (559) 655-3291 Fresno Line: (559) 266-6456 Far: (559) 655-4064

TDD/[TY 866-735-2919 (English) TDD/[TY 866-833-4703 (Spanish)

www.Gityolmendota.com

The City ol Mendota is an equal opportunity provider and employer
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CONSENT CALENDADR
Matters listed under the Consent Calendar are considered to be routine and will be enacted by one motion and one
vote. There will be no separate discussion of these items. lf discussion is desired, that item will be removed from the
Consent Calendar and will be considered separately.

Proposed adoption of Resolution No. PC 24-03, fonararding a recommendation
to the City Council to approve an exemption under the California Environmental
Quality Act and approve Tentative Parcel Map No. 24-01.

Proposed adoption of Resolution No. PC 24-04, forwarding a recommendation
to the City Counci! to approve an exemption under the California Environmental
Quality Act and approve Tentative Parcel Map No. 24-02.

Proposed adoption of Resolution No. PC 24-05, fonruarding a recommendation
to the City Council to approve an exemption under the California Environmental
Quality Act and approve Tentative Parcel Map No. 24-03.

PUBLIC COMMENT ON ITEMS THAT ARE NOT ON THE AGENDA
The public is invited to speak to the Planning Commission at this time about any item that is not on the
Agenda. Please limit your comments to five (5) minutes. Please note that the Planning Commission cannot
take action on any item not listed on the agenda.

PLANNING DIRECTOR UPDATE

PLANNING COMMISSIONERS' REPORTS

ADJOURNMENT

CERTIFICATION OF POSTING

I, Celeste Cabrera-Garcia, City Clerk of the City of Mendota, do hereby declare that the
foregoing agenda for the Mendota Planning Commission Regular Meeting of Tuesday,
April 16, 2024, was posted on the outside bulletin board of City Hall, 643 Quince Street
on Friday, April 12,2024 by 5:00 p.m

Cabrera-G
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CITY OF MENDOTA 
PLANNING COMMISSION 

MINUTES 
  

 
 
Special Meeting     Wednesday, April 3, 2024     6:00 p.m. 
 
Meeting called to order by Chairperson Escobedo at 6:00 p.m. 
 
Roll Call 
 
Commissioners Present:   Chairperson Albert Escobedo, Commissioners Alex 

Garcia, Jose Gutierrez, Joshua Perez and Jessica 
Sanchez and Alternate Commissioner Alicia 
Escobedo 

  
Commissioners Absent:  None 

 
Staff Present:   Cristian Gonzalez, City Manager; Jeffrey O’Neal, City 

Planner; Wyatt Czeshinski, Assistant City Planner; 
Celeste Cabrera-Garcia, City Clerk and Antonio 
Pizano, Deputy City Clerk 

 
Flag Salute led by Chairperson Escobedo 
 
REORGANIZATION OF THE PLANNING COMMISSION 
 
1. City Clerk Cabrera-Garcia to conduct the Commission reorganization 

proceedings and accept nominations for the following office: 
a) Vice-Chairperson 

 
City Clerk Cabrera-Garcia opened the floor to accept motions for nominations of 
Commissioners for the office of Vice-Chairperson.  
 
A motion was made by Chairperson Escobedo to nominate Commissioner Perez to the 
office of Vice-Chairperson, seconded by Commissioner Gutierrez.  
 
Hearing no other motions for the office of Vice-Chairperson, City Clerk Cabrera-Garcia 
closed the floor to nominations.  
 
City Clerk Cabrera-Garcia conducted a roll call vote for the appointment of 
Commissioner Perez to the office of Vice-Chairperson.  
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Roll Call Vote: 
Chairperson Escobedo: Yes; Commissioner Garcia: Yes; Commissioner Gutierrez: Yes;  
Commissioner Perez: Yes; and Commissioner Sanchez: Yes. 
 
Commissioner Perez was appointed to the office of Vice-Chairperson by a vote of five (5)  
ayes. 
 
SWEARING IN 
 
1. City Clerk Cabrera-Garcia to swear in Alternate Commissioner Alicia Escobedo. 
 
City Clerk Cabrera-Garcia swore in Alternate Commissioner Alicia Escobedo.  
 
MINUTES AND NOTICE OF WAIVING OF READING 
 
1. Approval of the minutes of the regular Planning Commission meeting of 

November 21, 2023. 
 
2. Notice of waiving the reading of all resolutions introduced and/or adopted under 

this agenda. 
 
A motion to approve items 1 and 2 was made by Vice-Chairperson Perez, seconded by  
Commissioner Gutierrez; unanimously approved (5 ayes).  
 
PUBLIC HEARING 
 
1. Commission discussion and consideration of Resolution No. PC 24-01, in the 

matter of Application No. 24-05, adopting a categorical exemption pursuant to 
California Environmental Quality Act guidelines section 15332 and approving a 
Planned Development and Conditional Use Permit for the Emmanuel Outreach 
Center. 
 

Chairperson Escobedo introduced the item and City Planner O’ Neal deferred to  
Assistant City Planner Czeshinski who provided the report.  
 
Discussion was held on the report provided by Assistant City Planner Czeshinski.  
 
Chairperson Escobedo opened the Public Hearing.  
 
Pastor Jose Nava provided an update on services offered by the Emmanuel Outreach  
Center (the “EOC”), including virtual services that are offered; commented on  
personnel; the potential impact that the EOC will have on neighboring residents; the  
EOC’s missionary work; and the capacity of the proposed EOC.  
 
Discussion was held on the comments made by Mr. Nava.  
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Chairperson Escobedo closed the Public Hearing. 
 
A motion was made by Commissioner Sanchez to adopt Resolution No. PC 24-01,  
seconded by Vice-Chairperson Perez; unanimously approved (5 ayes).  
 
2. Commission discussion and consideration of Resolution No. PC 24-02, 

recommending that the City Council of the City of Mendota amend Mendota 
Municipal Code Title 17 regarding housing related definitions, procedures, and 
regulated uses in zone districts that allow housing. 
 

Chairperson Escobedo introduced the item and City Planner O’Neal provided the report.  
 
Discussion was held on the report provided by City Planner O’Neal; the average size of 
backyards in the City; complaints received from residents due to the high number of 
Accessory Dwelling Units (“ADUs”) in the City; building regulations for ADUs; and on the 
possibility of the Planning Commission modifying the proposed Mendota Municipal 
Code amendments in the future.  
 
Chairperson Escobedo opened the Public Hearing and, seeing no one willing to 
comment, closed it within the same minute.  
 
A motion was made by Vice-Chairperson Perez to adopt Resolution No. PC 24-02,  
seconded by Commissioner Garcia; unanimously approved (5 ayes). 
 
PLANNING DIRECTOR UPDATE 
 
City Manager Gonzalez provided an update on the front counter improvements for City 
Hall; the recent Federal Advocacy Trip to Washington D.C.; the Community Center 
Project; Starbuck’s proposal to bring a business to Mendota; the Vista Square Project; 
and on California Department of Transportation (“Caltrans”) projects in the City, 
including restriping of bike lanes on State Highways 180 and 33, and the Roundabout 
Project on State Highways 33 and 180 and McCabe Avenue.  
 
Discussion was held on the updates provided by City Manager Gonzalez; the streetlight 
data collection and mapping project, and the status of the Pool Park Rehabilitation 
Project. 
 
PLANNING COMMISSIONERS’ REPORTS 
 
Vice-Chairperson Perez commented on the Vista Square Project. 
 
Discussion was held on the comments made by Vice-Chairperson Perez.  
 
Commissioner Sanchez commented on the staff of Provost and Pritchard Consulting 
Group.  
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Discussion was held on the comments made by Commissioner Sanchez.  
 
Commissioner Garcia stated he was happy with all of the potential new businesses 
coming into the City.  
 
Commissioner Gutierrez stated he was happy with all of the potential new businesses 
coming into the City.  
 
Chairperson Escobedo thanked staff for their work; thanked City Planner O’Neal and 
Assistant City Planner Czeshinski for their reports; and commended the City Council for 
their work.  
 
Discussion was held on the comments made by Chairperson Escobedo and on the 
upcoming regular planning commission meeting of April 16th.  
 
ADJOURNMENT 
 
At the hour of 6:52 p.m. with no more business to be brought before the Planning 
Commission, a motion for adjournment was made by Commissioner Gutierrez, 
seconded by Commissioner Garcia; unanimously approved (5 ayes). 
 
_______________________________   
Albert Escobedo, Chairperson 
  
ATTEST: 
 
_______________________________ 
Celeste Cabrera-Garcia, City Clerk 
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AGENDA ITEM – STAFF REPORT 

TO: HONORABLE CHAIRPERSON AND COMMISSIONERS 

FROM: JEFFREY O’NEAL, AICP, CITY PLANNER 

VIA: WYATT CZESHINSKI, ASSISTANT CITY PLANNER 

SUBJECT: APPLICATION NO. 24-01, TENTATIVE PARCEL MAP NO. 24-01 

DATE: APRIL 16, 2024 
  

ISSUE 
Shall the Planning Commission adopt Resolution No. PC 24-03, forwarding a recommendation 
to the City Council to approve an exemption under the California Environmental Quality Act 
(“CEQA”) and approve Tentative Parcel Map (“TPM”) No. 24-01? 
 
BACKGROUND 
The Planning and Building Department has received an application for a TPM which proposes to 
subdivide Assessor’s Parcel Number (“APN”) 013-105-18, a 0.172-acre site, into two smaller 
parcels. The site is currently vacant and undeveloped. At this time, no new development is being 
proposed, nor is a land use change or rezone proposed. 
 

Applicant/Owner: Guillermina Meza  
Representative: Peter Moua, Moua Engineering & Surveying LLC  
Location: (APN 013-105-18) Marie Street and Seventh Street  
 See Attachment 1 
Site Size:  0.172 acres (7,500 square feet) 
General Plan: Medium Density Residential 
Zoning: R-2 (Multiple Family Medium High Density Residential- Min. 

3,000 SQ. FT. per lot) 
See Attachment 2 

Existing Use: Vacant 
Surrounding Uses: Northeast – Residential; R-1 

Southeast – Vacant; R-2 
Southwest – Railroad; M-1 

   Northwest – Vacant; R-2 
Street Access:  Marie Street, Public Alleyway 

 
ANALYSIS 
The California Subdivision Map Act (“Map Act”) (Government Code Section 66410, et seq.) 
establishes most of the procedures for subdivision of land. Other components are contained 
within Title 16 (“Subdivision Ordinance”) of the Mendota Municipal Code. Generally, a parcel 
map is required in order to subdivide land into four or fewer parcels. Note the distinction of a 
“tentative parcel map” versus simply a “parcel map”.  As indicated in the Map Act, a parcel map 
is immediately recordable following its approval, while approval of a tentative map is only the 
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first step in a two-step process. The Subdivision Ordinance provides applicants the option of 
submitting a parcel map or a tentative parcel map. This allows the City flexibility in applying 
conditions of approval while granting the subdivider an additional year (two instead of one) 
during which to record a final map or parcel map. Although the Subdivision Ordinance indicates 
that tentative parcel maps are valid for one year following approval, the Map Act indicates that 
they are valid for two years and is the controlling law. 
 
TPM No. 24-01 proposes to subdivide the approximately 0.172-acre (7,500 square feet) parcel 
into two parcels identified as “Parcel 1” and “Parcel 2” (see Attachment 3). They will be referred 
to as such throughout this report. Both Parcel 1 and Parcel 2 would contain approximately 0.086 
acres (3,750 square feet). No further development of or land use entitlements for any of the 
resultant parcels is being proposed at this time; any future development and/or new uses would 
be subject to the appropriate land use application(s).  
 
Senate Bill 9 (“SB9”) went into effect on January 1, 2022. This bill allows for a one-time lot split 
of an existing single family residential parcel into two parcels. An application for an urban lot 
split under SB9 must be considered ministerially, without discretionary review or a hearing. The 
public official(s) merely ensures that the proposed development meets all the applicable 
objective standards for the proposed action but uses no special discretion or judgement in 
reaching a final decision. The table below provides lot split requirements and compliance under 
SB9 for the proposed lot split: 
 
Requirement  Analysis  
Urban Setting/ Single Family Zoning  
The property is located in a single-family 
residential zone located within a city, the 
boundaries of which include some portion of 
either an urbanized area or urban cluster, as 
designated by the United States Census Bureau. 

The property is located within the R-2 (Multiple 
Family Medium High Density Residential- Min. 
3,000 SQ. FT. per lot) zone district, where single-
family residences are allowed. 

Lot Size/Ratio 
The urban lot split would not result in any of the 
following: 
• The creation of a lot less than 1,200 square feet.  
• The creation of a lot that is less than 40% or 
more than 60% of the original lot size 

The proposed lot split will split a 7,500 square 
foot lot into two 3,750 square foot lots 
(50%/50%). The resulting lots are not required to 
conform to the R-2 standards for area or 
dimensions. 

No Previous Lot Split  
The lot cannot have been not previously 
subdivided under SB9 

No previous SB9 Lot Split has occurred on the 
subject property. 

No adjacent lot splits 
The property owner, or a person working in 
concert with the property owner, is not proposing 
an urban lot split on an adjoining lot. 

Property owner is not proposing a lot split on an 
adjacent lot. 

Public Street Access 
Each lot created by the urban lot split would have 
direct access to a public street, or would have 
access to a public street through an easement. 

Parcel 2 would have access off of Marie Street, 
while Parcel 1 would have access off of a public 
alleyway. 

Subdivision Map Act Compliance Review determined compliance.  
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 The urban lot split will comply with all 
requirements of the Subdivision Map Act, except 
as otherwise expressly provided in SB9 
 
ENVIRONMENTAL 
The first step in complying with CEQA is to determine whether the activity in question 
constitutes a “project” as defined by CEQA, Public Resources Code Section 21000, et seq. and 
the CEQA Guidelines, California Code of Regulations, Title 14, Chapter 3, Section 15000, et 
seq.  A “project” consists of the whole of an action (i.e., not the individual pieces or components) 
that may have a direct or reasonably foreseeable indirect effect on the environment. The second 
step is to determine whether the project is subject to or exempt from the statute. This proposal 
qualifies as a project under CEQA because it involves the issuance to a person of a “lease, 
permit, license, certificate, or other entitlement for use” as described in CEQA Guidelines 
Section 15378. 
 
Under Government Code Section 66411.7 (a)(1), SB9 approvals are considered to be ministerial 
actions.  CEQA Guidelines Section 15268 indicates that ministerial actions are exempt from the 
CEQA review process. Therefore, the project is exempt under CEQA and a notice of exemption 
would be filed following project approval.  
 
PUBLIC NOTICE 
A notice of public hearing is not required for urban residential lot splits subject to SB9.  
 
PLANNING COMMISION FINDINGS 
Parcel maps for residential urban lot splits must meet certain requirements contained in 
Government Code 66411.7 (a) in order to be approved. These requirements are discussed below: 
 
FINDING A: The parcel map subdivides an existing parcel to create no more than two new 
parcels of approximately equal lot area provided that one parcel shall not be smaller than 
40 percent of the lot area of the original parcel proposed for subdivision. 
 
The proposed subdivision would divide the existing parcel into two smaller parcels of equal size. 
The project would split a parcel of 7,500 square feet into two parcels of 3,750 square feet. 
 
FINDING B: Both newly created parcels are no smaller than 1,200 square feet. 
 
As discussed above, the two newly created parcels would each be 3,750 square feet in size. 
  
FINDING C: The parcel is located within a single-family zone district. 
 
The existing and resulting parcels would be located within the R-2 (Multiple Family Medium 
High Density Residential - Min. 3,000 SQ. FT. per lot) zone district, where single-family 
residences are allowed. 
 
FINDING D: The parcel subject to the proposed urban lot split is located within a city, the 
boundaries of which include some portion of either an urbanized area or urban cluster, as 
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designated by the United States Census Bureau, or, for unincorporated areas, a legal parcel 
wholly within the boundaries of an urbanized area or urban cluster, as designated by the 
United States Census Bureau. 
 
The proposed lot split would be located within the city limits of the City of Mendota, an 
urbanized area. 
 
FINDING E: The parcel satisfies the requirements specified in subparagraphs (B) to (K), 
inclusive, of paragraph (6) of subdivision (a) of Section 65913.4. 
 
The proposed subdivision would satisfy the requirements specified in subparagraphs (B) to (K), 
inclusive, of paragraph (6) of subdivision (a) of Section 65913.4. 
 
FINDING F: The proposed urban lot split would not require demolition or alteration of 
any of the following types of housing: 
 

(i) Housing that is subject to a recorded covenant, ordinance, or law that restricts rents 
to levels affordable to persons and families of moderate, low, or very low income. 
 

(ii) Housing that is subject to any form of rent or price control through a public entity's 
valid exercise of its police power. 

 
(iii) A parcel or parcels on which an owner of residential real property has exercised the 

owner's rights under Chapter 12.75 (commencing with Section 7060) of Division 
7 of Title 1 to withdraw accommodations from rent or lease within 15 years 
before the date that the development proponent submits an application. 

 
(iv)  Housing that has been occupied by a tenant in the last three years. 

 
The project site is vacant and undeveloped. No demolition activity or removal of housing would 
result from the proposed subdivision. 
 
FINDING G: The parcel is not located within a historic district or property included on the 
State Historic Resources Inventory, as defined in Section 5020.1 of the Public Resources 
Code, or within a site that is designated or listed as a city or county landmark or historic 
property or district pursuant to a city or county ordinance. 
 
The subject parcel is not located within a historic district or is a property included on the State 
Historic Resources Inventory, nor is it a site that is designated or listed by the City of Mendota or 
County of Fresno as a landmark or historic property or district pursuant to a City or County 
ordinance. 
 
FINDING H: The parcel has not been established through prior exercise of an urban lot 
split. 
 
An urban lot split has not occurred for the subject property within the past. 
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FINDING I: Neither the owner of the parcel being subdivided nor any person acting in 
concert with the owner has previously subdivided an adjacent parcel using an urban lot 
split. 
 
The property owner of the subject parcel, nor any other person has acting in concert with the 
owner has previously subdivided an adjacent parcel using an urban lost split. 
 
FISCAL IMPACT 
Review and processing of TPMs are paid for by the applicant, and the project is responsible for 
payment of all applicable development impact fees. No development has been proposed. Any 
future development would be responsible for payment of fees consistent with the appropriate 
standards at the time of application. 
 
RECOMMENDATION 
Staff recommends that the Planning Commission adopt Resolution No. PC 24-03, recommending 
that the City Council approve the filing of a notice of exemption under CEQA and approving 
TPM No. 24-01. 
 
Attachments: 

1. Aerial Map 
2. Zoning Map 
3. TPM No. 24-01 
4. Resolution No. PC 24-03 
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Attachment 1: Aerial Map 
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Attachment 2: Zoning Map 
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Attachment 3: TPM No. 24-01 
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Attachment 4: Resolution No. PC 24-03 



BEFORE THE PLANNING COMMISSION 
OF THE 

CITY OF MENDOTA, COUNTY OF FRESNO 
 

RESOLUTION NO. PC 24-03 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF MENDOTA 
FORWARDING A RECOMMENDATION TO THE MENDOTA CITY COUNCIL IN THE 
MATTER OF APPLICATION NO. 24-01, TENTATIVE PARCEL MAP NO. 24-01 
(ASSESSOR’S PARCEL NUMBER 013-105-18) 
 
 WHEREAS, on February 7, 2024, the City received a request for a tentative parcel 
map (“TPM”) by Peter Mou, on behalf of Guillermina Meza, the applicant; and 
 
 WHEREAS, the proposal has been designated Application No. 24-01, consisting 
of TPM No. 24-01; and  
 

WHEREAS, Application No. 24-01 proposes to subdivide an existing parcel of 
approximately 0.172 acres (Assessor’s Parcel Number 013-105-18) into two smaller 
parcels of approximately 0.086 acres (3,750 square feet) each, respectively, and that said 
subdivision of property is subject to the provisions of Government Code Section 66410, 
et seq.; and  
 
 WHEREAS, no development is proposed at the project site at this time; and 
 

WHEREAS, the project has satisfied the requirements of Government Code 
66411.7 (a); and 
 
 WHEREAS, at a regular meeting on April 16, 2024, the Mendota Planning 
Commission considered Application No. 24-01; and 

 
WHEREAS, approval of a TPM consists of a “lease, permit, license, certificate, or 

other entitlement for use”, and is therefore a “project” pursuant to the California 
Environmental Quality Act, Public Resources Code Section 21000, et seq. (“CEQA”) and 
the CEQA Guidelines, California Code of Regulations Title 14, Chapter 3, Section 15000, 
et seq.; and 

 
WHEREAS, as the agency primarily responsible for carrying out or approving said 

project, the City of Mendota assumes the role of lead agency pursuant to CEQA; and 
 

WHEREAS, the project is considered a residential urban lot split under California 
Senate Bill 9; and 

 
WHEREAS, California Senate Bill 9 residential urban lot splits are processed 

ministerially in accordance with Government Code Section 66411.7 (b)(1); and 
 
WHEREAS, ministerial projects are exempt from CEQA under CEQA Guidelines 

Section 15268 and a notice of exemption would be filed for the project subsequent to 
approval; and 



 
WHEREAS, under Title 16 of the Mendota Municipal Code, the City Council has 

the authority to approve TPMs; and 
 
WHEREAS, the Planning Commission serves as a recommending body in regard 

to TPMs. 
 
 NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City 
of Mendota hereby recommends that the Mendota City Council takes the following 
actions: 
 

1. Finds that Application No. 24-01, consisting of TPM No. 24-01, is exempt from 
CEQA under Government Code Section 15268. 

2. Approves Application No. 24-01, consisting of TPM No. 24-01, substantially as 
illustrated in Exhibit “A” hereto and subject to the conditions contained in Exhibit 
“B” hereto. 

 
       ______________________________ 
       Albert Escobedo, Chairperson 
 
ATTEST: 
 
 I, Celeste Cabrera-Garcia, City Clerk of the City of Mendota, do hereby certify that 
the foregoing resolution was duly adopted and passed by the Planning Commission at a 
regular meeting of said Commission, held at Mendota City Hall on the 16th day of April, 
2024, by the following vote: 
 
AYES:  
NOES:  
ABSENT:  
ABSTAIN:  
       ______________________________ 

Celeste Cabrera-Garcia, City Clerk 
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As may be used herein, the words “subdivider”, “owner,” “operator”, and “applicant” shall be 
interchangeable.  Conditions of approval related to future development of the project site are either 
expressly (i.e., specific references using the term “future development” or similar) or impliedly 
(i.e., referring to activities that could only occur during site development) related, and shall be 
applicable at the time of approval of said future development. 
 
General 

1. The map shall be designated “Tentative Parcel Map No. 24-01”. 
 

2. Tentative Parcel Map No. 24-01 shall be valid for a period of 24 months from the date of 
its approval or conditional approval by the City Council.  Extensions to this period may be 
requested pursuant to Section 66453.3 of the California Subdivision Map Act. 
 

3. Following City Council approval or conditional approval of the tentative parcel map and 
prior to its expiration, the subdivider may submit a final parcel map (“Parcel Map No. 24-
01” or “Parcel Map” herein). 

 
4. The Parcel Map shall be prepared in accordance with Chapter 2, Article 3 of the 

Subdivision Map Act by a California-licensed land surveyor or civil engineer qualified to 
perform such service. 

 
5. The Parcel Map submittal shall include parcel closures and a preliminary title report dated 

no more than thirty (30) days prior to submission to the City Engineer. Copies of all 
easement documents referenced in the preliminary title report shall accompany the 
submittal. All parcel map fees and recording fees shall be paid as required by the City of 
Mendota and the County of Fresno prior to recordation of the map. The owner shall provide 
the City with a Land Division or Subdivision Guarantee and a Fresno County Tax 
Compliance Certification Request prior to the City submitting the Parcel Map to the Clerk 
to the Board of Supervisors. 

 
6. The Parcel Map shall reflect two numbered parcels consistent with the approved Tentative 

Parcel Map, except as may be modified herein. 
 
7. The Parcel Map will contain correct parcel information and identify the site address and 

general location correctly. 
 
8. Prior to recordation, the applicant shall execute and record an affidavit, prepared by the 

City Attorney, indicating his intention to reside in a dwelling on one of the resulting parcels 
for a period of not less than three (3) years. 

 
9. Future development of the project site shall comply with all applicable provisions of the 

City of Mendota General Plan Update 2005-2025 and the Mendota Municipal Code, 
including but not limited to: potable water protection regulations (Chapter 13.24), business 
licensing requirements (Title 5), and Building Code Standards (Title 15); the Subdivision 
Ordinance (Title 16); and the regulations of the applicable zone district(s) and other 
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relevant portions of the Zoning Ordinance (Title 17), including but not limited to 
acquisition of a conditional use permit and/or approval of a site plan; and the City of 
Mendota Standard Specifications and Standard Drawings. 

 
10. Construction drawings including but not limited to building and improvement plans; site, 

grading, irrigation, lighting, and landscaping shall be submitted to the Building Department 
and/or to the City Engineer as appropriate for review and approval. A building permit or 
permits, including payment of applicable fees, shall be acquired prior to start of any 
construction activities. 

 
11. Grading and improvement plans shall be prepared by a California-licensed civil engineer. 
 
12. Irrigation, lighting, and landscaping plans may be prepared by a California-licensed 

landscape architect, architect, or engineer, or by an unlicensed design professional. 
 
13. All exterior lights shall be shielded or otherwise oriented to prevent disturbance to 

surrounding or neighboring properties or traffic on abutting streets and rights-of-way. 
 
14. Any work within City of Mendota public right-of-way shall require an encroachment 

permit, including payment of all associated fees. 
 
15. Any work within, across, above, beneath or otherwise affecting Caltrans, County of Fresno, 

or other agency right-of-way, property, or operations shall be subject to applicable 
provisions of said other agency, including but not limited to acquisition of encroachment 
permits, dedication or right-of-way, or other requirements. 

 
16. It shall be the responsibility of the owner/developer to grant easements as necessary for the 

installation and maintenance of private utilities, including but not limited to: electricity, 
gas, telephone, and cable television. 

 
17. Any work within, across, above, beneath or otherwise affecting right-of-way, property, 

and/or easements owned by or granted to purveyor(s) of private utilities shall be subject to 
the applicable provisions of said purveyor(s). 

 
18. Prior to issuance of a certificate of occupancy for new development, all conditions of 

approval shall be verified as complete by the Planning Department.  Any discrepancy or 
difference in interpretation of the conditions between the owner/applicant and the Planning 
Department shall be subject to review and determination by the Planning Commission. 

 
19. Development shall comply with the rules and regulations of the San Joaquin Valley Air 

Pollution Control District (SJVAPCD). 
 
20. Development shall comply with the requirements of the Fresno County Fire Protection 

District/CAL FIRE. 
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21. The owner of the project site, or of individual parcels created, shall be responsible for the 

ongoing and long-term maintenance of all onsite amenities to ensure that nuisance 
complaints are not received by the City. 

 
22. Connection points for water and wastewater shall be determined by the City Engineer 

during review of future development proposals.  Connections shall be made in accordance 
with City of Mendota standards and shall be coordinated with the Director of Public 
Utilities. 

 
23. Applicants for development of the project site shall coordinate with Mid Valley Disposal 

to establish necessary solid waste procedures. 
 
24. All City of Mendota Planning, Building, and Engineering fees and costs shall be paid in 

full to the City prior to recordation of a Parcel Map. 
 
25. Applicants intending to construct on, operate on, or otherwise occupy the parcels created 

by the Parcel Map shall be responsible for payment of City of Mendota Application Fees, 
Plan Check and Engineering Fees, Building Fees, and/or Development Impact Fees in 
amounts to be determined during review, processing, and approval of their respective 
projects. 

 
26. Development shall be responsible for payment of fees to Mendota Unified School District 

and shall provide the City with evidence of payment, or evidence of the District’s 
determination that no fees are required, prior to issuance of a certificate of occupancy.  

 
27. Development shall be responsible for payment of Fresno County Regional Transportation 

Mitigation Fees and Fresno County Public Facilities Impact Fees and shall provide the City 
with evidence of payment, or evidence of the County’s determination that no fees are 
required, prior to issuance of a certificate of occupancy. 
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AGENDA ITEM – STAFF REPORT 

TO: HONORABLE CHAIRPERSON AND COMMISSIONERS 

FROM: JEFFREY O’NEAL, AICP, CITY PLANNER 

VIA: WYATT CZESHINSKI, ASSISTANT CITY PLANNER 

SUBJECT: APPLICATION NO. 24-02, TENTATIVE PARCEL MAP NO. 24-02 

DATE: APRIL 16, 2024 
  

ISSUE 
Shall the Planning Commission adopt Resolution No. PC 24-04, forwarding a recommendation 
to the City Council to approve an exemption under the California Environmental Quality Act 
(“CEQA”) and approve Tentative Parcel Map (“TPM”) No. 24-02? 
 
BACKGROUND 
The Planning and Building Department has received an application for a TPM which proposes to 
subdivide Assessor’s Parcel Number (“APN”) 013-105-19, a 0.172-acre site, into two smaller 
parcels. The site is currently vacant and undeveloped. At this time, no new development is being 
proposed, nor is a land use change or rezone proposed. 
 

Applicant/Owner: Ashlie Ceja  
Representative: Peter Moua, Moua Engineering & Surveying LLC  
Location: (APN 013-105-19) Marie Street and Seventh Street  
 See Attachment 1 
Site Size:  0.172 acres (7,500 square feet) 
General Plan: Medium Density Residential 
Zoning: R-2 (Multiple Family Medium High Density Residential- Min. 

3,000 SQ. FT. per lot) 
See Attachment 2 

Existing Use: Vacant 
Surrounding Uses: Northeast – Residential; R-1 

Southeast – Residential; R-2 
Southwest – Railroad; M-1 

   Northwest – Vacant; R-2 
Street Access:  Marie Street, Public Alleyway 

 
ANALYSIS 
The California Subdivision Map Act (“Map Act”) (Government Code Section 66410, et seq.) 
establishes most of the procedures for subdivision of land. Other components are contained 
within Title 16 (“Subdivision Ordinance”) of the Mendota Municipal Code. Generally, a parcel 
map is required in order to subdivide land into four or fewer parcels. Note the distinction of a 
“tentative parcel map” versus simply a “parcel map”.  As indicated in the Map Act, a parcel map 
is immediately recordable following its approval, while approval of a tentative map is only the 
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first step in a two-step process. The Subdivision Ordinance provides applicants the option of 
submitting a parcel map or a tentative parcel map. This allows the City flexibility in applying 
conditions of approval while granting the subdivider an additional year (two instead of one) 
during which to record a final map or parcel map. Although the Subdivision Ordinance indicates 
that tentative parcel maps are valid for one year following approval, the Map Act indicates that 
they are valid for two years and is the controlling law. 
 
TPM No. 24-02 proposes to subdivide the approximately 0.172-acre (7,500 square feet) parcel 
into two parcels identified as “Parcel 1” and “Parcel 2” (see Attachment 3). They will be referred 
to as such throughout this report. Both Parcel 1 and Parcel 2 would contain approximately 0.086 
acres (3,750 square feet). No further development of or land use entitlements for any of the 
resultant parcels is being proposed at this time; any future development and/or new uses would 
be subject to the appropriate land use application(s).  
 
Senate Bill 9 (“SB9”) went into effect on January 1, 2022. This bill allows for a one-time lot split 
of an existing single family residential parcel into two parcels. An application for an urban lot 
split under SB9 must be considered ministerially, without discretionary review or a hearing. The 
public official(s) merely ensures that the proposed development meets all the applicable 
objective standards for the proposed action but uses no special discretion or judgement in 
reaching a final decision. The table below provides lot split requirements and compliance under 
SB9 for the proposed lot split: 
 
Requirement  Analysis  
Urban Setting/ Single Family Zoning  
The property is located in a single-family 
residential zone located within a city, the 
boundaries of which include some portion of 
either an urbanized area or urban cluster, as 
designated by the United States Census Bureau. 

The property is located within the R-2 (Multiple 
Family Medium High Density Residential- Min. 
3,000 SQ. FT. per lot) zone district, where single-
family residences are allowed. 

Lot Size/Ratio 
The urban lot split would not result in any of the 
following: 
• The creation of a lot less than 1,200 square feet.  
• The creation of a lot that is less than 40% or 
more than 60% of the original lot size 

The proposed lot split will split a 7,500 square 
foot lot into two 3,750 square foot lots 
(50%/50%). The resulting lots are not required to 
conform to the R-2 standards for area or 
dimensions. 

No Previous Lot Split  
The lot cannot have been not previously 
subdivided under SB9 

No previous SB9 Lot Split has occurred on the 
subject property. 

No adjacent lot splits 
The property owner, or a person working in 
concert with the property owner, is not proposing 
an urban lot split on an adjoining lot. 

Property owner is not proposing a lot split on an 
adjacent lot. 

Public Street Access 
Each lot created by the urban lot split would have 
direct access to a public street, or would have 
access to a public street through an easement. 

Parcel 2 would have access off of Marie Street, 
while Parcel 1 would have access off of a public 
alleyway. 

Subdivision Map Act Compliance Review determined compliance.  
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 The urban lot split will comply with all 
requirements of the Subdivision Map Act, except 
as otherwise expressly provided in SB9 
 
ENVIRONMENTAL 
The first step in complying with CEQA is to determine whether the activity in question 
constitutes a “project” as defined by CEQA, Public Resources Code Section 21000, et seq. and 
the CEQA Guidelines, California Code of Regulations, Title 14, Chapter 3, Section 15000, et 
seq.  A “project” consists of the whole of an action (i.e., not the individual pieces or components) 
that may have a direct or reasonably foreseeable indirect effect on the environment. The second 
step is to determine whether the project is subject to or exempt from the statute. This proposal 
qualifies as a project under CEQA because it involves the issuance to a person of a “lease, 
permit, license, certificate, or other entitlement for use” as described in CEQA Guidelines 
Section 15378. 
 
Under Government Code Section 66411.7 (a)(1), SB9 approvals are considered to be ministerial 
actions.  CEQA Guidelines Section 15268 indicates that ministerial actions are exempt from the 
CEQA review process. Therefore, the project is exempt under CEQA and a notice of exemption 
would be filed following project approval.  
 
PUBLIC NOTICE 
A notice of public hearing is not required for urban residential lot splits subject to SB9.  
 
PLANNING COMMISION FINDINGS 
Parcel maps for residential urban lot splits must meet certain requirements contained in 
Government Code 66411.7 (a) in order to be approved. These requirements are discussed below: 
 
FINDING A: The parcel map subdivides an existing parcel to create no more than two new 
parcels of approximately equal lot area provided that one parcel shall not be smaller than 
40 percent of the lot area of the original parcel proposed for subdivision. 
 
The proposed subdivision would divide the existing parcel into two smaller parcels of equal size. 
The project would split a parcel of 7,500 square feet into two parcels of 3,750 square feet. 
 
FINDING B: Both newly created parcels are no smaller than 1,200 square feet. 
 
As discussed above, the two newly created parcels would each be 3,750 square feet in size. 
  
FINDING C: The parcel is located within a single-family zone district. 
 
The existing and resulting parcels would be located within the R-2 (Multiple Family Medium 
High Density Residential - Min. 3,000 SQ. FT. per lot) zone district, where single-family 
residences are allowed. 
 
FINDING D: The parcel subject to the proposed urban lot split is located within a city, the 
boundaries of which include some portion of either an urbanized area or urban cluster, as 
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designated by the United States Census Bureau, or, for unincorporated areas, a legal parcel 
wholly within the boundaries of an urbanized area or urban cluster, as designated by the 
United States Census Bureau. 
 
The proposed lot split would be located within the city limits of the City of Mendota, an 
urbanized area. 
 
FINDING E: The parcel satisfies the requirements specified in subparagraphs (B) to (K), 
inclusive, of paragraph (6) of subdivision (a) of Section 65913.4. 
 
The proposed subdivision would satisfy the requirements specified in subparagraphs (B) to (K), 
inclusive, of paragraph (6) of subdivision (a) of Section 65913.4. 
 
FINDING F: The proposed urban lot split would not require demolition or alteration of 
any of the following types of housing: 
 

(i) Housing that is subject to a recorded covenant, ordinance, or law that restricts rents 
to levels affordable to persons and families of moderate, low, or very low income. 
 

(ii) Housing that is subject to any form of rent or price control through a public entity's 
valid exercise of its police power. 

 
(iii) A parcel or parcels on which an owner of residential real property has exercised the 

owner's rights under Chapter 12.75 (commencing with Section 7060) of Division 
7 of Title 1 to withdraw accommodations from rent or lease within 15 years 
before the date that the development proponent submits an application. 

 
(iv)  Housing that has been occupied by a tenant in the last three years. 

 
The project site is vacant and undeveloped. No demolition activity or removal of housing would 
result from the proposed subdivision. 
 
FINDING G: The parcel is not located within a historic district or property included on the 
State Historic Resources Inventory, as defined in Section 5020.1 of the Public Resources 
Code, or within a site that is designated or listed as a city or county landmark or historic 
property or district pursuant to a city or county ordinance. 
 
The subject parcel is not located within a historic district or is a property included on the State 
Historic Resources Inventory, nor is it a site that is designated or listed by the City of Mendota or 
County of Fresno as a landmark or historic property or district pursuant to a City or County 
ordinance. 
 
FINDING H: The parcel has not been established through prior exercise of an urban lot 
split. 
 
An urban lot split has not occurred for the subject property within the past. 
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FINDING I: Neither the owner of the parcel being subdivided nor any person acting in 
concert with the owner has previously subdivided an adjacent parcel using an urban lot 
split. 
 
The property owner of the subject parcel, nor any other person has acting in concert with the 
owner has previously subdivided an adjacent parcel using an urban lost split. 
 
FISCAL IMPACT 
Review and processing of TPMs are paid for by the applicant, and the project is responsible for 
payment of all applicable development impact fees. No development has been proposed. Any 
future development would be responsible for payment of fees consistent with the appropriate 
standards at the time of application. 
 
RECOMMENDATION 
Staff recommends that the Planning Commission adopt Resolution No. PC 24-04, recommending 
that the City Council approve the filing of a notice of exemption under CEQA and approving 
TPM No. 24-02. 
 
Attachments: 

1. Aerial Map 
2. Zoning Map 
3. TPM No. 24-02 
4. Resolution No. PC 24-04 
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Attachment 1: Aerial Map 
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Attachment 2: Zoning Map 
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Attachment 3: TPM No. 24-02 
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Attachment 4: Resolution PC No. 24-04 



BEFORE THE PLANNING COMMISSION 
OF THE 

CITY OF MENDOTA, COUNTY OF FRESNO 
 

RESOLUTION NO. PC 24-04 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF MENDOTA 
FORWARDING A RECOMMENDATION TO THE MENDOTA CITY COUNCIL IN THE 
MATTER OF APPLICATION NO. 24-02, TENTATIVE PARCEL MAP NO. 24-02 
(ASSESSOR’S PARCEL NUMBER 013-105-19) 
 
 WHEREAS, on January 30, 2024, the City received a request for a tentative parcel 
map (“TPM”) by Peter Mou, on behalf of Ashlie Ceja, the applicant; and 
 
 WHEREAS, the proposal has been designated Application No. 24-02, consisting 
of TPM No. 24-02; and  
 

WHEREAS, Application No. 24-02 proposes to subdivide an existing parcel of 
approximately 0.172 acres (Assessor’s Parcel Number 013-105-19) into two smaller 
parcels of approximately 0.086 acres (3,750 square feet) each, respectively, and that said 
subdivision of property is subject to the provisions of Government Code Section 66410, 
et seq.; and  
 
 WHEREAS, no development is proposed at the project site at this time; and 
 

WHEREAS, the project has satisfied the requirements of Government Code 
66411.7 (a); and 
 
 WHEREAS, at a regular meeting on April 16, 2024, the Mendota Planning 
Commission considered Application No. 24-02; and 

 
WHEREAS, approval of a TPM consists of a “lease, permit, license, certificate, or 

other entitlement for use”, and is therefore a “project” pursuant to the California 
Environmental Quality Act, Public Resources Code Section 21000, et seq. (“CEQA”) and 
the CEQA Guidelines, California Code of Regulations Title 14, Chapter 3, Section 15000, 
et seq.; and 

 
WHEREAS, as the agency primarily responsible for carrying out or approving said 

project, the City of Mendota assumes the role of lead agency pursuant to CEQA; and 
 

WHEREAS, the project is considered a residential urban lot split under California 
Senate Bill 9; and 

 
WHEREAS, California Senate Bill 9 residential urban lot splits are processed 

ministerially in accordance with Government Code Section 66411.7 (b)(1); and 
 
WHEREAS, ministerial projects are exempt from CEQA under CEQA Guidelines 

Section 15268 and a notice of exemption would be filed for the project subsequent to 
approval; and 



 
WHEREAS, under Title 16 of the Mendota Municipal Code, the City Council has 

the authority to approve TPMs; and 
 
WHEREAS, the Planning Commission serves as a recommending body in regard 

to TPMs. 
 
 NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City 
of Mendota hereby recommends that the Mendota City Council takes the following 
actions: 
 

1. Finds that Application No. 24-02, consisting of TPM No. 24-02, is exempt from 
CEQA under Government Code Section 15268. 

2. Approves Application No. 24-02, consisting of TPM No. 24-02, substantially as 
illustrated in Exhibit “A” hereto and subject to the conditions contained in Exhibit 
“B” hereto. 

       ______________________________ 
       Albert Escobedo, Chairperson 
 
ATTEST: 
 
 I, Celeste Cabrera-Garcia, City Clerk of the City of Mendota, do hereby certify that 
the foregoing resolution was duly adopted and passed by the Planning Commission at a 
regular meeting of said Commission, held at Mendota City Hall on the 16th day of April, 
2024, by the following vote: 
 
AYES:  
NOES:  
ABSENT:  
ABSTAIN:  
       ______________________________ 

Celeste Cabrera-Garcia, City Clerk 
 



Exhibit “A” 
Resolution No. PC 24-04 

 



Exhibit “B” 
Resolution No. PC 24-04 

 
As may be used herein, the words “subdivider”, “owner,” “operator”, and “applicant” shall be 
interchangeable.  Conditions of approval related to future development of the project site are either 
expressly (i.e., specific references using the term “future development” or similar) or impliedly 
(i.e., referring to activities that could only occur during site development) related, and shall be 
applicable at the time of approval of said future development. 
 
General 

1. The map shall be designated “Tentative Parcel Map No. 24-02”. 
 

2. Tentative Parcel Map No. 24-02 shall be valid for a period of 24 months from the date of 
its approval or conditional approval by the City Council.  Extensions to this period may be 
requested pursuant to Section 66453.3 of the California Subdivision Map Act. 
 

3. Following City Council approval or conditional approval of the tentative parcel map and 
prior to its expiration, the subdivider may submit a final parcel map (“Parcel Map No. 24-
02” or “Parcel Map” herein). 

 
4. The Parcel Map shall be prepared in accordance with Chapter 2, Article 3 of the 

Subdivision Map Act by a California-licensed land surveyor or civil engineer qualified to 
perform such service. 

 
5. The Parcel Map submittal shall include parcel closures and a preliminary title report dated 

no more than thirty (30) days prior to submission to the City Engineer. Copies of all 
easement documents referenced in the preliminary title report shall accompany the 
submittal. All parcel map fees and recording fees shall be paid as required by the City of 
Mendota and the County of Fresno prior to recordation of the map. The owner shall provide 
the City with a Land Division or Subdivision Guarantee and a Fresno County Tax 
Compliance Certification Request prior to the City submitting the Parcel Map to the Clerk 
to the Board of Supervisors. 

 
6. The Parcel Map shall reflect two numbered parcels consistent with the approved Tentative 

Parcel Map, except as may be modified herein. 
 
7. The Parcel Map will contain correct parcel information and identify the site address and 

general location correctly. 
 
8. Prior to recordation, the applicant shall execute and record an affidavit, prepared by the 

City Attorney, indicating his intention to reside in a dwelling on one of the resulting parcels 
for a period of not less than three (3) years. 

 
9. Future development of the project site shall comply with all applicable provisions of the 

City of Mendota General Plan Update 2005-2025 and the Mendota Municipal Code, 
including but not limited to: potable water protection regulations (Chapter 13.24), business 
licensing requirements (Title 5), and Building Code Standards (Title 15); the Subdivision 
Ordinance (Title 16); and the regulations of the applicable zone district(s) and other 
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Resolution No. PC 24-04 

 
relevant portions of the Zoning Ordinance (Title 17), including but not limited to 
acquisition of a conditional use permit and/or approval of a site plan; and the City of 
Mendota Standard Specifications and Standard Drawings. 

 
10. Construction drawings including but not limited to building and improvement plans; site, 

grading, irrigation, lighting, and landscaping shall be submitted to the Building Department 
and/or to the City Engineer as appropriate for review and approval. A building permit or 
permits, including payment of applicable fees, shall be acquired prior to start of any 
construction activities. 

 
11. Grading and improvement plans shall be prepared by a California-licensed civil engineer. 
 
12. Irrigation, lighting, and landscaping plans may be prepared by a California-licensed 

landscape architect, architect, or engineer, or by an unlicensed design professional. 
 
13. All exterior lights shall be shielded or otherwise oriented to prevent disturbance to 

surrounding or neighboring properties or traffic on abutting streets and rights-of-way. 
 
14. Any work within City of Mendota public right-of-way shall require an encroachment 

permit, including payment of all associated fees. 
 
15. Any work within, across, above, beneath or otherwise affecting Caltrans, County of Fresno, 

or other agency right-of-way, property, or operations shall be subject to applicable 
provisions of said other agency, including but not limited to acquisition of encroachment 
permits, dedication or right-of-way, or other requirements. 

 
16. It shall be the responsibility of the owner/developer to grant easements as necessary for the 

installation and maintenance of private utilities, including but not limited to: electricity, 
gas, telephone, and cable television. 

 
17. Any work within, across, above, beneath or otherwise affecting right-of-way, property, 

and/or easements owned by or granted to purveyor(s) of private utilities shall be subject to 
the applicable provisions of said purveyor(s). 

 
18. Prior to issuance of a certificate of occupancy for new development, all conditions of 

approval shall be verified as complete by the Planning Department.  Any discrepancy or 
difference in interpretation of the conditions between the owner/applicant and the Planning 
Department shall be subject to review and determination by the Planning Commission. 

 
19. Development shall comply with the rules and regulations of the San Joaquin Valley Air 

Pollution Control District (SJVAPCD). 
 
20. Development shall comply with the requirements of the Fresno County Fire Protection 

District/CAL FIRE. 
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21. The owner of the project site, or of individual parcels created, shall be responsible for the 

ongoing and long-term maintenance of all onsite amenities to ensure that nuisance 
complaints are not received by the City. 

 
22. Connection points for water and wastewater shall be determined by the City Engineer 

during review of future development proposals.  Connections shall be made in accordance 
with City of Mendota standards and shall be coordinated with the Director of Public 
Utilities. 

 
23. Applicants for development of the project site shall coordinate with Mid Valley Disposal 

to establish necessary solid waste procedures. 
 
24. All City of Mendota Planning, Building, and Engineering fees and costs shall be paid in 

full to the City prior to recordation of a Parcel Map. 
 
25. Applicants intending to construct on, operate on, or otherwise occupy the parcels created 

by the Parcel Map shall be responsible for payment of City of Mendota Application Fees, 
Plan Check and Engineering Fees, Building Fees, and/or Development Impact Fees in 
amounts to be determined during review, processing, and approval of their respective 
projects. 

 
26. Development shall be responsible for payment of fees to Mendota Unified School District 

and shall provide the City with evidence of payment, or evidence of the District’s 
determination that no fees are required, prior to issuance of a certificate of occupancy.  

 
27. Development shall be responsible for payment of Fresno County Regional Transportation 

Mitigation Fees and Fresno County Public Facilities Impact Fees and shall provide the City 
with evidence of payment, or evidence of the County’s determination that no fees are 
required, prior to issuance of a certificate of occupancy. 
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AGENDA ITEM – STAFF REPORT 

TO: HONORABLE CHAIRPERSON AND COMMISSIONERS 

FROM: JEFFREY O’NEAL, AICP, CITY PLANNER 

VIA: WYATT CZESHINSKI, ASSISTANT CITY PLANNER 

SUBJECT: APPLICATION NO. 24-04, TENTATIVE PARCEL MAP NO. 24-03 

DATE: APRIL 16, 2024 
  

ISSUE 
Shall the Planning Commission adopt Resolution No. PC 24-05, forwarding a recommendation 
to the City Council to approve an exemption under the California Environmental Quality Act 
(“CEQA”) and approve Tentative Parcel Map (“TPM”) No. 24-03? 
 
BACKGROUND 
The Planning and Building Department has received an application for a TPM which proposes to 
subdivide Assessor’s Parcel Number (“APN”) 013-115-10, a 0.344-acre site, into two smaller 
parcels. The site contains one existing single-family residence. At this time, no new development 
is being proposed, nor is a land use change or rezone proposed. 
 

Applicant/Owner: Tony Jose Lopez  
Representative: Cris H. Robles, PLS  
Location: (APN 013-115-10) Lolita Street and Ninth Street  
 See Attachment 1 
Site Size:  0.344 acres (15,000 square feet) 
General Plan: Medium Density Residential 
Zoning: R-1 (Single Family Medium Density Residential- Min. 6,000 SQ. 

FT. per lot) 
See Attachment 2 

Existing Use: Single-Family Residence 
Surrounding Uses: Northeast – Residential; R-1 

Southeast – Residential; R-1 
Southwest – Residential; R-1 

   Northwest – Residential; R-1 
Street Access:  Lolita Street and Public Alleyway 

 
ANALYSIS 
The California Subdivision Map Act (“Map Act”) (Government Code Section 66410, et seq.) 
establishes most of the procedures for subdivision of land. Other components are contained 
within Title 16 (“Subdivision Ordinance”) of the Mendota Municipal Code. Generally, a parcel 
map is required in order to subdivide land into four or fewer parcels. Note the distinction of a 
“tentative parcel map” versus simply a “parcel map”.  As indicated in the Map Act, a parcel map 
is immediately recordable following its approval, while approval of a tentative map is only the 
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first step in a two-step process. The Subdivision Ordinance provides applicants the option of 
submitting a parcel map or a tentative parcel map. This allows the City flexibility in applying 
conditions of approval while granting the subdivider an additional year (two instead of one) 
during which to record a final map or parcel map. Although the Subdivision Ordinance indicates 
that tentative parcel maps are valid for one year following approval, the Map Act indicates that 
they are valid for two years and is the controlling law. 
 
TPM No. 24-03 proposes to subdivide the approximately 0.344-acre (15,000 square feet) parcel 
into two parcels identified as “Parcel 1” and “Parcel 2” (see Attachment 3). They will be referred 
to as such throughout this report. Both Parcel 1 and Parcel 2 would contain approximately 0.172 
acres (7,500 square feet). No further development of or land use entitlements for any of the 
resultant parcels is being proposed at this time; any future development and/or new uses would 
be subject to the appropriate land use application(s).  
 
Senate Bill 9 (“SB9”) went into effect on January 1, 2022. This bill allows for a one-time lot split 
of an existing single family residential parcel into two parcels. An application for an urban lot 
split under SB9 must be considered ministerially, without discretionary review or a hearing. The 
public official(s) merely ensures that the proposed development meets all the applicable 
objective standards for the proposed action but uses no special discretion or judgement in 
reaching a final decision. The table below provides lot split requirements and compliance under 
SB9 for the proposed lot split: 
 
Requirement  Analysis  
Urban Setting/ Single Family Zoning  
The property is located in a single-family 
residential zone located within a city, the 
boundaries of which include some portion of 
either an urbanized area or urban cluster, as 
designated by the United States Census Bureau. 

The property is located within the R-1 (Single 
Family Medium Density Residential- Min. 6,000 
SQ. FT. per lot) zone district. 

Lot Size/Ratio 
The urban lot split would not result in any of the 
following: 
• The creation of a lot less than 1,200 square feet.  
• The creation of a lot that is less than 40% or 
more than 60% of the original lot size 

The proposed lot split will split a 15,00 square 
foot lot into two 7,500 square foot lots 
(50%/50%). The resulting lots are not required to 
conform to the R-1 standards for area or 
dimensions. 

No Previous Lot Split  
The lot cannot have been not previously 
subdivided under SB9 

No previous SB9 Lot Split has occurred on the 
subject property. 

No adjacent lot splits 
The property owner, or a person working in 
concert with the property owner, is not proposing 
an urban lot split on an adjoining lot. 

Property owner is not proposing a lot split on an 
adjacent lot. 

Public Street Access 
Each lot created by the urban lot split would have 
direct access to a public street, or would have 
access to a public street through an easement. 

Both parcels would have access off of Lolita 
Street and the could be access by the abutting 
public alleyway.  

Subdivision Map Act Compliance Review determined compliance.  
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 The urban lot split will comply with all 
requirements of the Subdivision Map Act, except 
as otherwise expressly provided in SB9 
 
ENVIRONMENTAL 
The first step in complying with CEQA is to determine whether the activity in question 
constitutes a “project” as defined by CEQA, Public Resources Code Section 21000, et seq. and 
the CEQA Guidelines, California Code of Regulations, Title 14, Chapter 3, Section 15000, et 
seq.  A “project” consists of the whole of an action (i.e., not the individual pieces or components) 
that may have a direct or reasonably foreseeable indirect effect on the environment. The second 
step is to determine whether the project is subject to or exempt from the statute. This proposal 
qualifies as a project under CEQA because it involves the issuance to a person of a “lease, 
permit, license, certificate, or other entitlement for use” as described in CEQA Guidelines 
Section 15378. 
 
Under Government Code Section 66411.7 (a)(1), SB9 approvals are considered to be ministerial 
actions.  CEQA Guidelines Section 15268 indicates that ministerial actions are exempt from the 
CEQA review process. Therefore, the project is exempt under CEQA and a notice of exemption 
would be filed following project approval.  
 
PUBLIC NOTICE 
A notice of public hearing is not required for urban residential lot splits subject to SB9.  
 
PLANNING COMMISION FINDINGS 
Parcel maps for residential urban lot splits must meet certain requirements contained in 
Government Code 66411.7 (a) in order to be approved. These requirements are discussed below: 
 
FINDING A: The parcel map subdivides an existing parcel to create no more than two new 
parcels of approximately equal lot area provided that one parcel shall not be smaller than 
40 percent of the lot area of the original parcel proposed for subdivision. 
 
The proposed subdivision would divide the existing parcel into two smaller parcels of equal size. 
The project would split a parcel of 15,000 square feet into two parcels of 7,500 square feet. 
 
FINDING B: Both newly created parcels are no smaller than 1,200 square feet. 
 
As discussed above, the two newly created parcels would each be 7,500 square feet in size. 
  
FINDING C: The parcel is located within a single-family zone district. 
 
The existing and resulting parcels would be located within the R-1 (Single Family Medium 
Density Residential - Min. 6,000 SQ. FT. per lot) zone district. 
 
FINDING D: The parcel subject to the proposed urban lot split is located within a city, the 
boundaries of which include some portion of either an urbanized area or urban cluster, as 
designated by the United States Census Bureau, or, for unincorporated areas, a legal parcel 
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wholly within the boundaries of an urbanized area or urban cluster, as designated by the 
United States Census Bureau. 
 
The proposed lot split would be located within the city limits of the City of Mendota, an 
urbanized area. 
 
FINDING E: The parcel satisfies the requirements specified in subparagraphs (B) to (K), 
inclusive, of paragraph (6) of subdivision (a) of Section 65913.4. 
 
The proposed subdivision would satisfy the requirements specified in subparagraphs (B) to (K), 
inclusive, of paragraph (6) of subdivision (a) of Section 65913.4. 
 
FINDING F: The proposed urban lot split would not require demolition or alteration of 
any of the following types of housing: 
 

(i) Housing that is subject to a recorded covenant, ordinance, or law that restricts rents 
to levels affordable to persons and families of moderate, low, or very low income. 
 

(ii) Housing that is subject to any form of rent or price control through a public entity's 
valid exercise of its police power. 

 
(iii) A parcel or parcels on which an owner of residential real property has exercised the 

owner's rights under Chapter 12.75 (commencing with Section 7060) of Division 
7 of Title 1 to withdraw accommodations from rent or lease within 15 years 
before the date that the development proponent submits an application. 

 
(iv)  Housing that has been occupied by a tenant in the last three years. 

 
The project site contains one existing single-family residence. This residence would remain on 
Parcel 2 subsequent to the subdivision of the property. No demolition activity or removal of 
housing would result from the proposed subdivision. 
 
FINDING G: The parcel is not located within a historic district or property included on the 
State Historic Resources Inventory, as defined in Section 5020.1 of the Public Resources 
Code, or within a site that is designated or listed as a city or county landmark or historic 
property or district pursuant to a city or county ordinance. 
 
The subject parcel is not located within a historic district or is a property included on the State 
Historic Resources Inventory, nor is it a site that is designated or listed by the City of Mendota or 
County of Fresno as a landmark or historic property or district pursuant to a City or County 
ordinance. 
 
FINDING H: The parcel has not been established through prior exercise of an urban lot 
split. 
 
An urban lot split has not occurred for the subject property within the past. 
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FINDING I: Neither the owner of the parcel being subdivided nor any person acting in 
concert with the owner has previously subdivided an adjacent parcel using an urban lot 
split. 
 
The property owner of the subject parcel, nor any other person has acting in concert with the 
owner has previously subdivided an adjacent parcel using an urban lost split. 
 
FISCAL IMPACT 
Review and processing of TPMs are paid for by the applicant, and the project is responsible for 
payment of all applicable development impact fees. No development has been proposed. Any 
future development would be responsible for payment of fees consistent with the appropriate 
standards at the time of application. 
 
RECOMMENDATION 
Staff recommends that the Planning Commission adopt Resolution No. PC 24-05, recommending 
that the City Council approve the filing of a notice of exemption under CEQA and approving 
TPM No. 24-03. 
 
Attachments: 

1. Aerial Map 
2. Zoning Map 
3. TPM No. 24-03 
4. Resolution No. PC 24-05 
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Attachment 1: Aerial Map 
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Attachment 2: Zoning Map 
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Attachment 3: TPM No. 24-03 
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Attachment 4: Resolution No. PC 24-05 



BEFORE THE PLANNING COMMISSION 
OF THE 

CITY OF MENDOTA, COUNTY OF FRESNO 
 

RESOLUTION NO. PC 24-05 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF MENDOTA 
FORWARDING A RECOMMENDATION TO THE MENDOTA CITY COUNCIL IN THE 
MATTER OF APPLICATION NO. 24-04, TENTATIVE PARCEL MAP NO. 24-03 
(ASSESSOR’S PARCEL NUMBER 013-115-10) 
 
 WHEREAS, on February 22, 2024, the City received a request for a tentative 
parcel map (“TPM”) by Cris H. Robles, PLS on behalf of Tony Jose Lopez, the applicant 
and property owner; and 
 
 WHEREAS, the proposal has been designated Application No. 24-04, consisting 
of TPM No. 24-03; and  
 

WHEREAS, Application No. 24-04 proposes to subdivide an existing parcel of 
approximately 0.344 acres (Assessor’s Parcel Number 013-115-10) into two smaller 
parcels of approximately 0.172 acres (7,500 square feet) each, respectively, and that said 
subdivision of property is subject to the provisions of Government Code Section 66410, 
et seq.; and  
 
 WHEREAS, no development is proposed at the project site at this time; and 
 

WHEREAS, the project has satisfied the requirements of Government Code 
66411.7 (a); and 
 
 WHEREAS, at a regular meeting on April 16, 2024, the Mendota Planning 
Commission considered Application No. 24-04; and 

 
WHEREAS, approval of a TPM consists of a “lease, permit, license, certificate, or 

other entitlement for use”, and is therefore a “project” pursuant to the California 
Environmental Quality Act, Public Resources Code Section 21000, et seq. (“CEQA”) and 
the CEQA Guidelines, California Code of Regulations Title 14, Chapter 3, Section 15000, 
et seq.; and 

 
WHEREAS, as the agency primarily responsible for carrying out or approving said 

project, the City of Mendota assumes the role of lead agency pursuant to CEQA; and 
 

WHEREAS, the project is considered a residential urban lot split under California 
Senate Bill 9; and 

 
WHEREAS, California Senate Bill 9 residential urban lot splits are processed 

ministerially in accordance with Government Code Section 66411.7 (b)(1); and 
 



WHEREAS, ministerial projects are exempt from CEQA under CEQA Guidelines 
Section 15268 and a notice of exemption would be filed for the project subsequent to 
approval; and 

 
WHEREAS, under Title 16 of the Mendota Municipal Code, the City Council has 

the authority to approve TPMs; and 
 
WHEREAS, the Planning Commission serves as a recommending body in regard 

to TPMs. 
 
 NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City 
of Mendota hereby recommends that the Mendota City Council takes the following 
actions: 
 

1. Finds that Application No. 24-04, consisting of TPM No. 24-03, is exempt from 
CEQA under Government Code Section 15268. 

2. Approves Application No. 24-04, consisting of TPM No. 24-03, substantially as 
illustrated in Exhibit “A” hereto and subject to the conditions contained in Exhibit 
“B” hereto. 

       ______________________________ 
       Albert Escobedo, Chairperson 
 
ATTEST: 
 
 I, Celeste Cabrera-Garcia, City Clerk of the City of Mendota, do hereby certify that 
the foregoing resolution was duly adopted and passed by the Planning Commission at a 
regular meeting of said Commission, held at Mendota City Hall on the 16th day of April, 
2024, by the following vote: 
 
AYES:  
NOES:  
ABSENT:  
ABSTAIN:  
       ______________________________ 

Celeste Cabrera-Garcia, City Clerk 
 



Exhibit “A” 
Resolution No. PC 24-05 

 



Exhibit “B” 
Resolution No. PC 24-05 

 
As may be used herein, the words “subdivider”, “owner,” “operator”, and “applicant” shall be 
interchangeable.  Conditions of approval related to future development of the project site are either 
expressly (i.e., specific references using the term “future development” or similar) or impliedly 
(i.e., referring to activities that could only occur during site development) related, and shall be 
applicable at the time of approval of said future development. 
 
General 

1. The map shall be designated “Tentative Parcel Map No. 24-03”. 
 

2. Tentative Parcel Map No. 24-03 shall be valid for a period of 24 months from the date of 
its approval or conditional approval by the City Council.  Extensions to this period may be 
requested pursuant to Section 66453.3 of the California Subdivision Map Act. 
 

3. Following City Council approval or conditional approval of the tentative parcel map and 
prior to its expiration, the subdivider may submit a final parcel map (“Parcel Map No. 24-
03” or “Parcel Map” herein). 

 
4. The Parcel Map shall be prepared in accordance with Chapter 2, Article 3 of the 

Subdivision Map Act by a California-licensed land surveyor or civil engineer qualified to 
perform such service. 

 
5. The Parcel Map submittal shall include parcel closures and a preliminary title report dated 

no more than thirty (30) days prior to submission to the City Engineer. Copies of all 
easement documents referenced in the preliminary title report shall accompany the 
submittal. All parcel map fees and recording fees shall be paid as required by the City of 
Mendota and the County of Fresno prior to recordation of the map. The owner shall provide 
the City with a Land Division or Subdivision Guarantee and a Fresno County Tax 
Compliance Certification Request prior to the City submitting the Parcel Map to the Clerk 
to the Board of Supervisors. 

 
6. The Parcel Map shall reflect two numbered parcels consistent with the approved Tentative 

Parcel Map, except as may be modified herein. 
 
7. Prior to recordation, the applicant shall execute and record an affidavit, prepared by the 

City Attorney, indicating his intention to reside in a dwelling on one of the resulting parcels 
for a period of not less than three (3) years. 

 
8. Future development of the project site shall comply with all applicable provisions of the 

City of Mendota General Plan Update 2005-2025 and the Mendota Municipal Code, 
including but not limited to: potable water protection regulations (Chapter 13.24), business 
licensing requirements (Title 5), and Building Code Standards (Title 15); the Subdivision 
Ordinance (Title 16); and the regulations of the applicable zone district(s) and other 
relevant portions of the Zoning Ordinance (Title 17), including but not limited to 
acquisition of a conditional use permit and/or approval of a site plan; and the City of 
Mendota Standard Specifications and Standard Drawings. 
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9. Construction drawings including but not limited to building and improvement plans; site, 

grading, irrigation, lighting, and landscaping shall be submitted to the Building Department 
and/or to the City Engineer as appropriate for review and approval. A building permit or 
permits, including payment of applicable fees, shall be acquired prior to start of any 
construction activities. 

 
10. Grading and improvement plans shall be prepared by a California-licensed civil engineer. 
 
11. Irrigation, lighting, and landscaping plans may be prepared by a California-licensed 

landscape architect, architect, or engineer, or by an unlicensed design professional. 
 
12. All exterior lights shall be shielded or otherwise oriented to prevent disturbance to 

surrounding or neighboring properties or traffic on abutting streets and rights-of-way. 
 
13. Any work within City of Mendota public right-of-way shall require an encroachment 

permit, including payment of all associated fees. 
 
14. Any work within, across, above, beneath or otherwise affecting Caltrans, County of Fresno, 

or other agency right-of-way, property, or operations shall be subject to applicable 
provisions of said other agency, including but not limited to acquisition of encroachment 
permits, dedication or right-of-way, or other requirements. 

 
15. It shall be the responsibility of the owner/developer to grant easements as necessary for the 

installation and maintenance of private utilities, including but not limited to: electricity, 
gas, telephone, and cable television. 

 
16. Any work within, across, above, beneath or otherwise affecting right-of-way, property, 

and/or easements owned by or granted to purveyor(s) of private utilities shall be subject to 
the applicable provisions of said purveyor(s). 

 
17. Prior to issuance of a certificate of occupancy for new development, all conditions of 

approval shall be verified as complete by the Planning Department.  Any discrepancy or 
difference in interpretation of the conditions between the owner/applicant and the Planning 
Department shall be subject to review and determination by the Planning Commission. 

 
18. Development shall comply with the rules and regulations of the San Joaquin Valley Air 

Pollution Control District (SJVAPCD). 
 
19. Development shall comply with the requirements of the Fresno County Fire Protection 

District/CAL FIRE. 
 
20. The owner of the project site, or of individual parcels created, shall be responsible for the 

ongoing and long-term maintenance of all onsite amenities to ensure that nuisance 
complaints are not received by the City. 
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21. Connection points for water and wastewater shall be determined by the City Engineer 

during review of future development proposals.  Connections shall be made in accordance 
with City of Mendota standards and shall be coordinated with the Director of Public 
Utilities. 

 
22. Applicants for development of the project site shall coordinate with Mid Valley Disposal 

to establish necessary solid waste procedures. 
 
23. All City of Mendota Planning, Building, and Engineering fees and costs shall be paid in 

full to the City prior to recordation of a Parcel Map. 
 
24. Applicants intending to construct on, operate on, or otherwise occupy the parcels created 

by the Parcel Map shall be responsible for payment of City of Mendota Application Fees, 
Plan Check and Engineering Fees, Building Fees, and/or Development Impact Fees in 
amounts to be determined during review, processing, and approval of their respective 
projects. 

 
25. Development shall be responsible for payment of fees to Mendota Unified School District 

and shall provide the City with evidence of payment, or evidence of the District’s 
determination that no fees are required, prior to issuance of a certificate of occupancy.  

 
26. Development shall be responsible for payment of Fresno County Regional Transportation 

Mitigation Fees and Fresno County Public Facilities Impact Fees and shall provide the City 
with evidence of payment, or evidence of the County’s determination that no fees are 
required, prior to issuance of a certificate of occupancy. 
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