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CITY OF MENDOTA 
PLANNING COMMISSION 

MINUTES 
 

 
Regular Meeting    Tuesday, February 25, 2025        6:30 p.m. 
 
Meeting called to order by Chairperson Escobedo at 6:31 p.m. 
 
Roll Call 
 
Commissioners Present:   Chairperson Albert Escobedo, Vice Chairperson Alex 

Garcia, Commissioners Alicia Escobedo, Veronica 
Gill and Moses Macias  

   
Commissioners Absent:  None   

 
Staff Present:   Jeff 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  
 
FINALIZE THE AGENDA 
 
1. Adjustments to Agenda 

 
2. Adoption of final Agenda 
 
A motion was made by Commissioner Escobedo to adopt the agenda, seconded  
by Vice Chairperson Garcia; unanimously approved (5 ayes).   
 
APPROVAL OF MINUTES AND NOTICE OF WAIVING OF READING 
 
1. Approval of the minutes of the regular Planning Commission meeting of August 

27, 2024, and of the special Planning Commission meeting of February 19, 2025. 
 
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 Garcia, seconded by 
Commissioner Escobedo ; unanimously approved (5 ayes).  
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WORKSHOP 
 
1. Planning Commission to receive a presentation on the role of the Planning 

Commission and various planning policies, processes, and functions. 
 
Chairperson Escobedo introduced the item and City Planner O’Neal presented 
information on the role of the Planning Commission and various planning policies, 
processes and functions.  
 
Discussion was held on the information provided; the Assembly Bill 1234 Ethics 
Training scheduled for March 5, 2025; the Assembly Bill 1825/1661 Sexual Harassment 
Prevention Training; the 2025 Earth Day Celebration event; the City of Mendota 
General Plan Update; and the Ralph M. Brown Act.  
 
PLANNING DIRECTOR UPDATE 
 
City Planner O’ Neal commented on public hearings to review and consider the status of 
Development Agreements of Cannabis businesses in the City; and potential new 
housing developments in the City.  
 
PLANNING COMMISSIONERS’ REPORTS 
 
Chairperson Escobedo thanked the City for the Eastside Streetlight Project (“Project”) 
and for the signage placed on the corner of Marie Street informing the community of the 
Project.  
 
ADJOURNMENT 
 
At the hour of 7:13 p.m. with no more business to be brought before the Planning 
Commission, a motion for adjournment was made by Vice Chairperson Garcia, 
seconded by Commissioner Macias; unanimously approved (5 ayes).  
 
_______________________________   
Albert Escobedo, Chairperson 
  
 
ATTEST: 
 
_______________________________ 
Celeste Cabrera-Garcia City Clerk 
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Work/Study Session 

  
MINUTES OF MENDOTA 

SPECIAL PLANNING COMMISSION JOINT WORK/STUDY SESSSION 
 
 

Special Joint Work/Study Session March 5, 2025   10:00 a.m. 
 
Meeting called to order by City Clerk Cabrera-Garcia at 10:13 a.m. 
 
Roll Call 
 
Commissioners Present:  Chairperson Albert Escobedo, Commissioners 

Alicia Escobedo, Veronica Gill, and Moses Macias 
 
Commissioners Absent:   Vice Chairperson Alex Garcia and Alternate 

Commissioner Jessica Sanchez 
 
Flag salute led by City Clerk Cabrera-Garcia  
 
WORK/STUDY SESSION 
 
1. City Council, Planning Commission, and Recreation Commission to participate in an 

Assembly Bill 1234 Ethics Training. 
 
City Clerk Cabrera-Garcia introduced the item, and John Kinsey and Hunter Castro with 
Wanger Jones Helsley provided an ethics training. 
 
Discussion was held on the information provided by Mr. Kinsey and Mr. Castro 
 
PUBLIC COMMENT 
 
None offered. 
 
 
 
 
 
 
 

 



 

Minutes of Special Planning Commission 2   March 5, 2025 
Work/Study Session 

ADJOURNMENT 
 
With no more business to be brought before the Planning Commission, a motion for 
adjournment was made at 12:15 p.m. by Chairperson Escobedo, seconded by 
Commissioner Gill; unanimously approved (4 ayes, absent: Garcia and Sanchez).  
 
_______________________________     
Albert Escobedo, Chairperson 
 
ATTEST: 
  
_______________________________ 
Celeste Cabrera-Garcia, City Clerk    
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MINUTES OF MENDOTA 

SPECIAL PLANNING COMMISSION JOINT WORK/STUDY SESSSION 
 
 

Special Joint Work/Study Session March 18, 2025   12:00 p.m. 
 
Meeting called to order by City Clerk Cabrera-Garcia at 12:08 p.m. 
 
Roll Call 
 
Commissioners Present:  Chairperson Albert Escobedo, Commissioners 

Alicia Escobedo, Veronica Gill, and Moses Macias 
 
Commissioners Absent:   Vice Chairperson Alex Garcia and Alternate 

Commissioner Jessica Sanchez 
 
Flag salute led by City Clerk Cabrera-Garcia  
 
WORK/STUDY SESSION 
 
1. City Council, Planning Commission, and Recreation Commission to participate in an 

Assembly Bill 1825/1661 Sexual Harassment Prevention Training. 
 
City Clerk Cabrera-Garcia introduced the item, and Giulio Sanchez with Wanger Jones 
Helsley provided a sexual harassment/discrimination prevention training. 
 
Discussion was held on the information provided by Mr. Sanchez 
 
PUBLIC COMMENT 
 
None offered. 
 
 
 
 
 
 
 

 



 

Minutes of Special Planning Commission 2   March 18, 2025 
Work/Study Session 

ADJOURNMENT 
 
With no more business to be brought before the Planning Commission, a motion for 
adjournment was made at 2:02 p.m. by Chairperson Escobedo, seconded by 
Commissioner Escobedo; unanimously approved (4 ayes, absent: Garcia and Sanchez).  
 
_______________________________     
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: 6TH CYCLE HOUSING ELEMENT PROGRAMS ZONING TEXT AMENDMENT 

DATE: APRIL 22, 2025 
  

ISSUE 
Shall the Planning Commission adopt Resolution No. PC 25-01, forwarding a recommendation to 
the City Council to approve a Zoning Text Amendment, adding Chapter 17.42 (Housing Element 
Implementation Overlay District) to the Mendota Municipal Code (MMC), and finding that such 
action is exempt from the California Environmental Quality Act (CEQA) under CEQA Guidelines 
Section 15061(b)(3)? 
 
BACKGROUND 
On October 1, 2024, the Mendota City Council adopted Resolution No. 24-53, approving a General 
Plan Amendment adopting the City of Mendota 2023-2031 6th Cycle Housing Element (Housing 
Element). The Housing Element commits the City to accommodating housing for all 
socioeconomic levels within the city through the implementation of certain programs contained in 
the Housing Element. Program 5 (Annexation for RHNA) and Program 7 (Use of Sites in Previous 
Cycles) commit the City to amending the MMC after adoption of the Housing Element.  
 
ANALYSIS 
Program 5 of the Housing Element states that the City shall “modify the zoning ordinance such 
that [sites used in the sites inventory requiring annexation] will permit owner-occupied and rental 
multifamily uses by right pursuant to Government Code section 65583.2(i) for developments in 
which 20 percent or more of the units are affordable to lower income”. Sites within the Housing 
Element subject to this requirement include Site 1 (Assessor’s Parcel Number [APN] 01305045S), 
Site 2 (APN 01306109S), Site 3 (APN 01305012S), and Site 4 (APN 01306109S). 
 
Program 7 of the Housing Element states that for “any non-vacant sites identified in the prior 5th 
Cycle Housing Element or vacant sites identified in two or more consecutive planning periods [the 
City shall provide] by-right development when at least 20 percent of the units in the proposed 
development are affordable to lower-income households”. Sites within the Housing Element 
subject to this requirement include Site 1 (APN 01305045S), Site 2 (APN 01219056ST), Site 3 
(APN 01305012S), Site 4 (APN 01306109S), and Site 6 (APN 01220028). 
 
In response to the requirement to amend the MMC based on these two Housing Element programs, 
a Zoning Text Amendment has been proposed by staff. The amendment would add a new chapter 
to the MMC called the “Housing Element Implementation Overlay District”. This new chapter 
will specifically reference the requirements of the two programs described herein, of which the 
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City Council has already committed to through adoption of the Housing Element. Codifying the 
requirements within the MMC will allow prospective developers to better access housing 
regulations established under the City’s Housing Element. Attachment 1, provided below, shows 
the sites inventory map included in the Housing Element, which show the site numbers referenced 
above. The California Department of Housing and Community Development sent the City a letter 
on December 4, 2024, requesting a status update on the Zoning Text Amendment that the City 
committed to when it adopted the Housing Element (see Attachment 2). Should the City Council 
ultimately choose to not adopt the proposed Zoning Text Amendment, the City would risk falling 
out of compliance with State Housing Element Law. 
 
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 “an activity directly undertaken by any public agency including 
but not limited to public works construction and related activities clearing or grading of land, 
improvements to existing public structures, enactment and amendment of zoning ordinances, and 
the adoption and the amendment of local General Plans or elements thereof pursuant to 
Government Code Sections 65100-65700” as described in CEQA Guidelines Section 15378. 
 
While amending the MMC qualifies as a “project” under CEQA, the project involves the addition 
of language to the MMC based on requirements of the adopted Housing Element and does not 
directly or indirectly approve any development. The project has no potential to result in a direct 
impact on the environment. As a result, because it can be seen with certainty that there is no 
potential for the project to impact the environment, the project is exempt from further 
environmental analysis pursuant to CEQA Guidelines Section 15061(b)(3). 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 was published in The Fresno Bee on April 2, 2025 and mailed to 
owners of the affected properties and owners of properties within 300 feet. It was also posted at 
City Hall and on the City’s website. 
 
FISCAL IMPACT 
The proposed Zoning Text Amendment has been funded using general fund dollars for staff time 
in drafting the Planning Commission materials and text changes. While the project has been funded 
through the general fund, non-compliance with State Housing Element Law (which would result 
without adoption of the proposed Zoning Text Amendment) would result in penalties to the City 
that would significantly affect the City’s ability to obtain grant funding in the future. 
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RECOMMENDATION 
Staff recommend that the Planning Commission adopt Resolution No. PC 25-01, recommending 
that the City Council finds the project exempt from CEQA and approves a Zoning Text 
Amendment. 
 
Attachments: 

1. Sites Inventory Map 
2. HCD Letter of Inquiry, December 4, 2024 
3. Resolution No. PC 25-01 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

Attachment 1: Sites Inventory Map 

  



 

Attachment 2: HCD Letter of Inquiry, December 4, 2024 



STATE OF CALIFORNIA - BUSINESS, CONSUMER SERVICES AND HOUSING AGENCY GAVIN NEWSOM, Governor 

DEPARTMENT OF HOUSING AND COMMUNITY DEVELOPMENT 
DIVISION OF HOUSING POLICY DEVELOPMENT 
651 Bannon Street, Ste. 400 
Sacramento, CA 95811 
(916) 263-2911 / FAX (916) 263-7453 
www.hcd.ca.gov  

December 4, 2024 
 

 
Cristian Gonzalez, City Manager 
City of Mendota 
643 Quince Street 
Mendota, CA 93640 
 
RE: 6th Cycle Housing Element Update Rezone Requirements – Letter of Inquiry 

 
Dear Cristian Gonzalez: 

 
The purpose of this letter is to inquire about the status of the City of Mendota’s (City)  
6th Cycle Housing Element Implementation Program related to sites to accommodate the 
Regional Housing Needs Allocation (RHNA) pursuant to Government Code section 
65585, subdivision (i). The California Department of Housing and Community 
Development (HCD) sent the City a letter on October 25, 2024 finding the City’s housing 
element in substantial compliance with Housing Element Law.1 This was based on, 
among other reasons, the City’s commitment to complete Program 5 (Annexation for 
RHNA) to address the RHNA shortfall of capacity and Program 7 (Use of Sites in 
Previous Cycles) to allow by-right processing of sites identified in previous housing 
elements pursuant to Government Code section 65583.2, subdivision (c) by  
December 31, 2024. HCD requests that the City provide an update on the status and 
timeline of implementation for Programs 5 and 7 by January 3, 2025.  
 
Rezoning Requirements 
 
Pursuant to Government Code section 65588, subdivision (e)(4)(C) if a local 
government fails to adopt a compliant housing element within 120 days of the statutory 
deadline (December 31, 2023), then any rezoning to make sites available to 
accommodate the RHNA shall be completed no later than one year from the statutory 
deadline.2 As the City did not adopt a compliant housing element within 120 days of the 
statutory deadline, Programs 5 and 7 must be completed no later than one year from 
the statutory deadline. 
 
 
Consequences of Failure to Implement Programs 5 and 7 
 

 
1 Gov. Code, § 65580 et seq. 
2 Gov. Code, §§ 65583, subd. (c), 65583.2, subd. (c). 

http://www.hcd.ca.gov/
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Government Code section 65585, subdivision (i), grants HCD authority to review any 
action or failure to act by a local government that it determines is inconsistent with an 
adopted housing element or Housing Element Law. This includes failure to implement 
program actions included in the housing element. Failure to implement rezone actions in 
Programs 5 and 7 by the statutory deadline means the City’s housing element will no 
longer substantially comply with Housing Element Law, and HCD may revoke its finding 
of substantial compliance. 
 
Various consequences may apply if the City does not have a housing element in 
compliance with Housing Element Law, including ineligibility or delay in receiving certain 
state funds, referral to the California Office of the Attorney General, court-imposed 
financial penalties, the loss of local land use authority to a court-appointed agent, and 
the application of the “builder’s remedy.”3  
 
Conclusion 

 
Housing elements are essential to developing a blueprint for growth and are a vital tool 
to address California’s prolonged housing crisis. Accordingly, state law has established 
clear disincentives for local jurisdictions that fail to comply with Housing Element Law. 
To ensure the City continues to meet the 6th cycle update requirements for a 
substantially compliant housing element, the City must submit any adopted rezones and 
accompanying resolutions to HCD for review.4  

 
HCD will consider any written response before taking further action authorized by 
Government Code section 65585, subdivision (i), including issuance of a Corrective 
Action Letter and removal of HCD’s finding of housing element compliance.  
 
HCD looks forward to receiving your written response to this inquiry. If you have any 
questions or would like to discuss the content of this letter, please contact Reid Miller 
from our staff at Reid.Miller@HCD.ca.gov.  
 
Sincerely, 

 
Melinda Coy 
Proactive Housing Accountability Chief 
Division of Housing Policy Development 

 
3 Gov. Code, §§ 65585, subds. (j), (l)(1), (i); 65589.5, subd. (d)(5). 
4 Gov. Code, § 65585. 

mailto:Reid.Miller@HCD.ca.gov
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BEFORE THE PLANNING COMMISSION 
OF THE 

CITY OF MENDOTA, COUNTY OF FRESNO 
 

RESOLUTION NO. PC 25-01 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF MENDOTA 
FORWARDING A RECOMMENDATION TO THE CITY COUNCIL FOR THE 
APPROVAL OF A ZONING TEXT AMENDMENT TO THE MENDOTA MUNICIPAL 
CODE TO ADD CHAPTER 17.42 “HOUSING ELEMENT IMPLEMENTATION 
OVERLAY DISTRICT”, ALONG WITH FINDING THAT SUCH ACTION IS EXEMPT  
FROM THE CALIFORNIA ENVIRONMENTAL QUALITY ACT  
 

WHEREAS, On October 1, 2024, the City of Mendota adopted the City of Mendota 
6th Cycle Housing Element (Housing Element); and 

 
WHEREAS, Programs included in the Housing Element commit the City to certain 

actions which would help ensure the continued availability of housing for all 
socioeconomic levels within the city; and 

 
WHEREAS, Program 5 of the Housing Element requires that sites identified in the 

Housing Element sites inventory which require future annexation permit owner-occupied 
and rental multifamily uses by right pursuant to Government Code section 65583.2(i) for 
developments in which 20 percent or more of the units are affordable to lower income 
households; and 

 
WHEREAS, Program 7 of the Housing Element requires that any on-vacant sites 

identified in both the 5th Cycle Housing Element and the Housing Element be provided by 
right development when at least 20 percent of the units in the proposed development are 
affordable to lower-income households; and 

 
WHEREAS, staff have proposed a Zoning Text Amendment to the Mendota 

Municipal Code to add Chapter 17.42, “Housing Element Implementation Overlay 
District”, which will codify the requirements of Program 5 and Program 7 of the adopted 
Housing Element; and 
 

WHEREAS, adoption of the proposed Zoning Text Amendment will ensure the 
City’s continued compliance with State Housing Element Law; and 
 

WHEREAS, the City has determined that the Zoning Text Amendment is exempt 
under the California Environmental Quality Act (CEQA) in accordance with CEQA 
Guidelines Section 15061(b)(3), Common Sense Exemption, and that no additional 
environmental analysis is required; and 

 
WHEREAS, at a regular meeting on April 22, 2025, the Mendota Planning 

Commission conducted a public hearing to consider forwarding a recommendation to 



approve a Zoning Text Amendment, adding Chapter 17.42 to the MMC as proposed in 
Exhibit “A”, attached hereto, to the Mendota City Council; and 

 
WHEREAS, notice of said public hearing was published in the April 2, 2025 edition 

of The Fresno Bee, mailed to individual property owners, and posted at City Hall and the 
City’s website; and 
  

WHEREAS, the Planning Commission has reviewed and considered the staff 
report, CEQA exemption, and all evidence presented at the Planning Commission’s 
regular meeting on April 22, 2025, including oral and written public testimony on the 
Zoning Text Amendment and the CEQA exemption, and which is herein incorporated by 
reference; and  

 
WHEREAS, the Planning Commission is a recommending body on Zoning Text 

Amendments and shall forward its recommendation to the City Council via Resolution; 
and 

 
NOW, THEREFORE, BE IT RESOLVED that based upon the evidence in the staff 

report, public testimony, and project file, the that the Planning Commission of the City of 
Mendota hereby: 

 
1. Recommends the City Council finds the project exempt from further environmental 

review under CEQA Guidelines Section 15061(b)(3). 
2. Recommends the City Council approve the Zoning Text Amendment, adding 

Chapter 17.42 to Mendota Municipal Code in substantially the form contained in 
Exhibit “A” attached 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 the Mendota City Council Chambers located 
at 725 Riofrio Street, Mendota, California 93640, on the 22nd day of April, 2025, by the 
following vote: 
 
AYES:  
NOES:  
ABSENT:  
ABSTAIN:  
       ______________________________ 

Celeste Cabrera-Garcia, City Clerk 
 
 



Exhibit “A” 
 

Resolution PC No. 25-01 Draft Ordinance 
 

Section 1. Title 17 of the Mendota Municipal Code is hereby amended, adding 
Chapter 17.42, to read as follows:  
 
Chapter 17.42 – Housing Element Implementation Overlay District 
 
17.42.010 – Purposes. 
 
The Housing Element Implementation Overlay District is intended to implement 
Program 5 and Program 7 of the City’s 6th Cycle Housing Element, adopted on October 
1, 2024. 
 
17.42.020 – Applicability  
 
The Housing Element Implementation Overlay District shall apply to Site 1, Site, 2, Site 
3, Site 4, and Site 6 of the 6th Cycle Housing Element’s sites inventory, as depicted on 
Figure 1I-1 of the 6th Cycle Housing Element Housing Element. The Assessor’s Parcel 
Numbers of each of the aforementioned sites as of October 1, 2024, were as follows: 

A. Site 1: 01305045S 
B. Site 2: 01219056ST 
C. Site 3: 01305012S 
D. Site 4: 01306109S 
E. Site 6: 01220028 

17.42.030 – Development Requirements 
 
The following developments requirements shall apply to the sites as listed below and as 
applicable: 

A. Site 1, Site 2, Site 3, and Site 4, as described in Section 17.42.020, shall allow 
owner-occupied and rental multifamily uses by right for development sin which 
twenty percent (20%) or more of the units are affordable to lower income 
households. 

B. Site 1, Site, 2, Site 3, Site 4, and Site 6, as described in Section 17.42.020, shall 
allow by right development when at least twenty percent (20%) of units proposed 
within a development are affordable to lower income households. 

C. Sites developed within the Housing Element Implementation Overlay District shall 
comply with all adopted objective development standards. 

D. Sites located within the Housing Element Implementation Overlay District shall be 
developed as with a residential land use. 

 



SECTION 2. The City Council finds the approval of this Ordinance is not subject to the 
California Environmental Quality Act, Public Resources Code, Section 21000, et seq. 
(“CEQA”), pursuant to Section 15060(c)(2) of the CEQA Guidelines, on the ground that 
the activity will not result in a direct or reasonably foreseeable indirect physical change in 
the environment, and Section 15060(c)(3) of the CEQA Guidelines, on the ground that 
the activity is not a project as defined in Section 15378 of the CEQA Guidelines, because 
it has no potential for resulting in physical change to the environment, directly or indirectly.  
Alternatively, the City Council finds the approval of this ordinance is not a project under 
Section 15061(b)(3) of the CEQA Guidelines because it has no potential for causing a 
significant effect on the environment.  

SECTION 3. If any section, subsection, sentence, clause, phrase or portion of this 
Ordinance is held for any reason to be invalid or unconstitutional by the decision of any 
court of competent jurisdiction, such decision shall not affect the validity of the remaining 
portions of the Ordinance.  The City Council of the City of Mendota hereby declares that 
it would have adopted this Ordinance and each section, subsection, sentence, clause, 
phrase, or portion thereof, irrespective of the fact that any one or more sections, 
subsections, sentences, clauses, phrases, or portions be declared invalid or 
unconstitutional.  

SECTION 4. The Mayor shall sign and the City Clerk shall certify to the passage of this 
Ordinance and will see that it is published and posted in the manner required by law.  

SECTION 5. This ordinance shall become effective and in full force at 12:00 midnight on 
the 31st day following its adoption. 
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