





AGENDA

AGENDA ITEM - STAFF REPORT

TO: HONORABLE CHAIRPERSON AND COMMISSIONERS
FROM: CRISTIAN GONZALEZ, CITY MANAGER

SUBJECT: APPLICATION NO. 26-78, CONDITIONAL USE PERMIT FOR CONSTRUCTION OF A
CATHOLIC CHURCH

DATE: AUGUST 6, 2026

SUBJECT

Shall the Planning Commission adopt Resolution No. PC 26-03, in the matter of Application No. 26-78,
adopting a categorical exemption pursuant to California Environmental Quality Act (“CEQA”)
Guidelines Section 15332 and approving a Conditional Use Permit (“CUP”) for the construction of a new
9,195 square foot Catholic Church (Our Lady of Guadalupe) and parking site improvements located at
1073 Naples Street, Mendota, CA 93640 on Assessors Parcel Numbers (APNs) 013-150-23 and 013-150-
30?

BACKGROUND

For several years, Our Lady of Guadalupe Catholic Church (the “Church”) has sought to relocate from its
current location on Quince Street to provide parishioners with an expanded and more modern church. In
April 2014, efforts began in earnest to accomplish this goal with the submittal of the current CUP
application. Discussions between the Church and Stamoules Produce Company (“Stamoules”) have
resulted in an arrangement whereby Stamoules will construct the Church on the site of the former
Stamoules Produce Company on Naples Street and dedicate/donate the improved property to the Fresno
Diocese.

The Church and associated parking lot are being considered. Subsequent development of the site will
need to be decided by separate agreement between the applicant and Diocese and any approved CUP
would need to be amended in the future with the additional proposed development reflected at that time.

Project Proposal & Discussion

Owner: Stamoules Produce Company

Applicant: Aeronot Design

Location: 1073 Naples Street, APNs 013-150-23 and 013-150-30
Site Size: 7.23 = Acres

Zoning: M-1, Light Manufacturing Industrial District

General Plan: Light Industrial

Existing Use: Previous use was light industrial

Adjacent Uses: Northeast — Light Industrial

Northwest — Light Industrial M-1

Southwest — Commercial; C-3

Southeast — Mobile Home Park; M-P
Street Access: Naples Street, & 11" Street
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According to the Mendota Municipal Code (“MMC?”), a church is permissible on the proposed site with
an approved CUP. A CUP is used in cases when a proposed land use is generally compatible with the
underlying zoning district but may require additional conditions in order to ensure compliance with
various city standards, compliance with other external agency requirements, or general compatibility with
surrounding land uses.

For example, in this particular case, the State of California Department of Transportation (“Caltrans”),
which is responsible for traffic volume and control on Oller Street (which is State Route 180) is requiring
a traffic study. The applicant disagreed with this finding. City of Mendota (“City”) staff cannot waive a
requirement from a state agency, so a condition of approval has been added to ensure that prior to the
issuance of building permits, the applicants consult with Caltrans on any requirements that they are
legally able to impose on the project.

Members of the Church’s building committee have indicated a desire to add (at some future date) a
rectory, a hall, and other associated uses. However, it is not clear whether the applicant is agreeable to
constructing these additional uses or when, and as such they are not included as part of this proposal.

The remaining development standards, such as yards, parking, open space, and lot coverage are consistent
with the underlying development standards and/or the requirements of the condition use permit process.
Any future modifications to the site plan or structure(s) are subject to review and approval by the
Planning Commission, and any interior modifications subject to approval and inspection by the Building
Department.

Environmental Assessment

The project is a Class 32 Categorical Exemption under Section 15332 of the CEQA Guidelines. No
further environmental review is required.

Planning Commission Findings

Section 17.08.050 of the MMC requires that the following findings be made prior to approval of a CUP:

FINDING No. 1: THAT THE SITE FOR THE PROPOSED USE IS ADEQUATE IN SIZE AND
SHAPE TO ACCOMMODATE SUCH USE AND ALL YARDS, SPACES, WALLS AND
FENCES, PARKING, LOADING, LANDSCAPING, AND OTHER FEATURES REQUIRED BY
THIS CHAPTER TO ADJUST SUCH USE WITH THE LAND AND USES IN THE
NEIGHBORHOOD.

Staff believes that the proposed use is compatible with the surrounding uses. The structure does not
encroach into any required yard setback. Onsite parking has been provided to adequately address the
anticipated number of vehicles, as well as provide compliance with the Americans with Disabilities Act.
The addition of trees and landscaped areas will further enhance the appearance of the site and provide
additional aesthetic compatibility with adjacent uses.

FINDING No. 2: THAT THE SITE FOR THE PROPOSED USE RELATES TO STREETS AND
HIGHWAYS ADEQUATE IN WIDTH AND PAVEMENT TYPE TO CARRY THE QUANTITY
AND KIND OF TRAFFIC GENERATED BY THE PROPOSED USE.

The site is situated one block east of Oller between 10" and 11" Streets, behind the Drip 2000 building.
Historically, there have been no complaints related to traffic, and the proposed use does not act to further
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intensify existing conditions during peak hours. The site’s relationship to adjacent streets is adequate for
the proposed use. It is important, however, in order to achieve a positive finding that due to Oller Street’s
status as a state highway under the jurisdiction of Caltrans, the Planning Commission requires the
applicant to consult with and implement the conditions of approval that may be placed upon the project
by Caltrans.

FINDING No. 3: THAT THE PROPOSED USE WILL HAVE NO ADVERSE EFFECT ON
ABUTTING PROPERTY OR THE PERMITTED USE THEREOF.

The site has historically been used as an industrial site. The change to a much less intensive land use will
represent an overall positive impact to its relationship to surrounding land uses and represents an
important redevelopment opportunity. The affect on both surrounding and adjacent land uses is seen as
positive.

FINDING No. 4: THAT THE CONDITIONS STATED IN THE RESOLUTION ARE DEEMED
NECESSARY TO PROTECT THE PUBLIC HEALTH, SAFETY, AND GENERAL WELFARE.

The conditions of approval will serve to accommodate the proposed use while protecting the health,
safety, and welfare of the public. Conditions of approval are based upon standards contained within the
Mendota General Plan and the MMC, and upon precedent established through review and approval of
similar projects. Further, the proposed conditions will serve to implement the goals and objectives of the
General Plan, which itself is intended to provide for logical and orderly development of the City in a
manner beneficial to its residents.

RECOMMENDATION
It is recommended that the Planning Commission adopt Resolution No. PC 26-03 approving Application
No. 26-78, subject to the Conditions of Approval contained in Exhibit “A” of the Resolution.

Staff Further Recommends:

1. That the Planning Commission Chair request a report from staff, and ask for any clarification as
needed by the Commission;
2. That the Chairperson open a public hearing, requesting any public comments in favor of, opposed

to, or otherwise regarding the proposed project. Upon conclusion of testimony, ask the
Commission for a consensus that sufficient information has been obtain to close the public
portion of the hearing. The Chair may then close the public hearing.

3. That the Chairperson ask the Commission for action on the application. The Commission may
then render a decision based on the merits of the proposal, staff comments, and any public
testimony received. A resolution containing the conditions of approval is attached.
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BEFORE THE PLANNING COMMISSION
OF THE
CITY OF MENDOTA, COUNTY OF FRESNO

RESOLUTION NO. PC 26-03

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF MENDOTA, IN
THE MATTER OF APPLICATION NO. 26-78, ADOPTING A CATEGORICAL
EXEMPTION PURSUANT TO CALIFORNIA ENVIRONMENTAL QUALITY ACT
GUIDELINES SECTION 15332 AND APPROVING A CONDITIONAL USE PERMIT
FOR THE CONSTRUCTION OF A NEW 9,195 SQUARE FOOT CATHOLIC CHURCH
(OUR LADY OF GUADALUPE) AND PARKING SITE IMPROVEMENTS LOCATED AT
1073 NAPLES STREET, MENDOTA, CA 93640 ON ASSESSORS PARCEL NUMBERS
013-150-23 AND 013-150-30

WHEREAS, Aeronot Design (“Applicant”), has submitted Application No. 26-78,
which includes a Conditional Use Permit (“CUP”) to construct and operate a new Catholic
Church building on Assessor’s Parcel Numbers (“APNs”) 013-150-23 and 013-150-30
(“Project Site”); and

WHEREAS, the Stamoules Produce is the property owner of the Project Site, and
the Stamoules Produce Company intends to construct a new Catholic Church for the
patrons of the City that will be donated to the Catholic Church Diocese; and

WHEREAS, the Project Site is 7.28 acres in size, designated Light Industrial by
the City’s General Plan Land Use Map, and designated M-1 (Light Manufacturing) by the
City’s Official Zoning Map; and

WHEREAS, the new building would be approximately 9,195 square feet in size
and include a new, paved parking area accommodating parking stalls and other
associated landscaping and public infrastructure improvements; and

WHEREAS, the new building would primarily be used as a church for review under
the Mendota Municipal Code; and

WHEREAS, churches are conditionally allowed within the M-1 zone district,
making the proposed use compatible with the surrounding properties; and

WHEREAS, the City has determined that the project is categorically exempt under
the California Environmental Quality Act (“CEQA”) in accordance with CEQA Guidelines
Section 15332, In-Fill Development Projects, and that no additional environmental
analysis is required; and

WHEREAS, at a special meeting on August 6, 2026, the Mendota Planning
Commission conducted a public hearing to consider Application No. 26-78; and



AGENDA

WHEREAS, notice of said public hearing was published in the July 24, 2026,
edition of The Business Journal, posted at City Hall and the City’'s website, sent to
property owners within 300 feet of the subject site via US Mail, and sent to interested
parties via email; and

WHEREAS, the Planning Commission, after reviewing and considering the staff
report, categorical exemption, and all evidence presented at the Planning Commission’s
special meeting on August 6, 2026, including oral and written public testimony on the
project and the categorical exemption, and which is herein incorporated by reference, did
make the following findings with regard to the Planned Development proposed under
Application No. 26-78:

1. The proposed planned development is consistent with the general plan and any
applicable specific or community plan, including the density and intensity
limitations that may apply.

2. The subject site is physically suitable for the type and intensity of the development
being proposed.

3. Adequate transportation facilities, utilities, and public services exist or will be
provided in accordance with the approval of the planned development to serve the
proposed development, and approval of the planned development will not result in
adverse impacts to existing facilities, utilities, or services so as to be a detriment
to the public health, safety, or welfare.

4. The proposed development will not have a substantial adverse impact on
surrounding land uses and will be compatible with the existing and planned land
use character of the surrounding area.

5. The proposed development generally complies with any adopted design
guidelines.

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City
of Mendota hereby:

1. Adopts a Class 32 categorical exemption, absolving the project of further
environmental review under CEQA.

2. Approves a CUP for the Our Lady of Guadalupe building and as proposed under
Application No. 26-78, subject to the conditions contained in Exhibit “A,” attached
hereto.

Albert Escobedo, Chairperson
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ATTEST:

I, Antonio Pizano, Deputy 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
special meeting of said Commission, held at the Mendota City Council Chambers located
at 725 Riofrio Street, Mendota, California 93640, on the 6" day of August, 2026, by the
following vote:

AYES:
NOES:
ABSENT:
ABSTAIN:

Antonio Pizano, Deputy City Clerk
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Exhibit “A” TO RESOLUTION NO. PC 26-03
CONDITIONS OF APPROVAL
APPLICATION NO. 26-78; APNs 013-150-23 & 013-150-30
CATHOLIC CHURCH

As may be used herein, the words “Applicant”, “owner,” “operator”, and “developer” shall
be interchangeable, excepting when the word is indicated in bold italics. In that event,
the condition of approval is specific to the entity named.

General

1.

All conditions of approval shall be the sole financial responsibility of the
Applicant/owner, except where specified in the conditions of approval listed herein
or mandated by statutes.

The Applicant shall submit to the City of Mendota Planning and Building
Department a check in the amount necessary to file a Notice of Exemption at the
Fresno County Clerk. This amount shall equal the Fresno County filing fee in effect
at the time of filing. Such check shall be made payable to the Fresno County Clerk
and submitted no later than three (3) days following action on Application No. 26-
78.

The planned development detailed within Application No. 26-78 shall expire one
(1) year following the date of its approval unless, prior to expiration, a building
permit for the requested site modifications is issued by the City of Mendota and
construction is commenced and being diligently pursued. At the discretion of the
City Manager, and upon valid request not less than thirty (30) days prior to its
expiration, this planned development may be extended for a period or periods not
to exceed two (2) additional years in the aggregate.

The conditional use permit detailed within Application No. 26-78 shall expire one
(1) year following the date of its approval unless, prior to expiration, a building
permit for the requested site modifications is issued by the City of Mendota and
construction is commenced and being diligently pursued. At the discretion of the
City Manager, and upon valid request prior to its expiration, this conditional use
permit may be extended for a period or periods not to exceed two (2) additional
years in the aggregate.

Development shall comply with all applicable provisions of the City of Mendota
General Plan and the Mendota Municipal Code (MMC), including but not limited
to: potable water protection regulations (Chapter 13.30), business licensing
requirements (Title 5), and Building Code Standards (Title 15); the Subdivision
Ordinance (Title 16); the regulations of the applicable zone district(s) and other
relevant portions of the Zoning Ordinance (Title 17); and the City of Mendota
Standard Specifications and Standard Drawings, unless exceptions therefrom are
approved by the City Engineer.



10.

11.

12.

13.

14.

15.
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Approval of Application No. 26-78 and its associated site plan shall be considered
null and void in the event of failure by the Applicant and/or the authorized
representative, engineer, or surveyor to disclose and delineate all facts and
information relating to the subject property, and the proposed use.

Development of the project site shall be in substantial conformance with the
attached site plan dated December 18, 2014. The City Planner or the Public Works
Director shall determine the extent to which incremental or minor changes to the
site plan and/or proposed operation meet this requirement.

The site plan shall be revised to reflect the comments contained on the “Site Plan”,
attached hereto as “Attachment 1”.

Any proposed signs are subject to review and approval by the City Planner by
means of a separate Sign Review process.

It shall be the responsibility of the property owner, operator, and/or management
to ensure that any required permits, inspections, and approvals from any
regulatory agency be obtained from the applicable agency prior to issuance of a
building permit and/or the issuance of a certificate of completion, as determined
appropriate by the City of Mendota Planning and Building Department.

All conditions shall be satisfied prior to occupancy approval for any portion of the
project. Failure to comply with all conditions of approval shall be grounds for the
imposition of penalties, suspension of the permit, modification of the permit, or
revocation of the permit.

The City will monitor the operation for violations of conditions of approval. Penalty
for violation may include but is not limited to warnings, fines, and/or permit
revocation.

The operator shall keep the exterior premises free of trash and debris. Graffiti shall
be removed or covered within 48 hours of its discovery by the Applicant.

The owner/operator of the facility shall be responsible for the ongoing and long-
term maintenance of required improvements and landscaping to ensure that
nuisance complaints are  not received by the City. Any changes to
landscaping and on/off site improvements throughout the life of the structure
cannot be made without prior permission from the Building/Planning Department.

Approval of Application No. 26-78 is not an authorization to commence
construction. Construction drawings (building and improvement plans; site,
grading, irrigation, and landscaping, as applicable) shall be submitted to the
Planning and Building Department and City Engineer for review and approval. A
building permit shall be acquired prior to start of any construction activities.
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16. The contractor and any subcontractor(s) shall acquire a City of Mendota business
license, including payment of any applicable business license fees, prior to
commencing construction.

17.  No use shall be permitted, and no process, equipment or materials shall be used
that are found by the City to be objectionable to persons living or working in the
vicinity by reasons of odor, fumes, dust, smoke, cinders, dirt, refuse, water-carried
waste, noise, vibration, illumination, glare, or unsightliness or to involve any hazard
of fire or explosion.

18. Use of the facility in a manner other than that listed in the operational statement
shall be subject to review by the Planning Department, and a temporary use permit
may be required at the discretion of the City Manager.

19. Applicant shall comply with all conditions from the California Department of
Transportation, (CAL-TRANS) and provide evidence of such compliance prior to
the issuance of a building permit.

Parking

20. Public health, safety, and general welfare shall be maintained at all times in regard
to the use of on-street parking.

21.  On-street parking shall not be striped as a result of the project.

22.  All on-site parking stalls shall be striped to current City standards. The minimum
number of parking stalls required on-site shall be confirmed by the City Planner
prior to acquisition of a building permit.

23.  All parking areas shall have adequate ingress and egress to and from a street or
alley. Sufficient room for turning and maneuvering vehicles shall be provided on
the site, pursuant to current City standards.

24.  Entrances and exits to parking lots shall be provided only at locations approved by
the City.

25.  Construction of any new parking stalls shall be reviewed and approved by the City
Engineer prior to construction and the acquisition of building permits.

26. Parking shall not be permitted within the abutting alleyway.

27.  Any modifications to the parking requirements shall be subject to review and

approval by the Public Works Director.
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Construction

28.

29.

30.

31.

32.

33.

34.

35.

36.
37.

38.

39.

All above-ground features including but not limited to lighting, fire hydrants, postal
boxes, electrical and related boxes, and backflow devices shall be installed outside
of the public-right-of-way. All new utilities shall be installed underground.

Hours of construction shall be limited to 6:00 AM to 7:00 PM, Monday through
Saturday.

Construction debris shall be contained within an on-site trash bin and the Project
Site shall be watered for dust control during construction.

Any non-structural fencing shall be subject to approval by the Community
Development Department consistent with Standard Drawing Nos. M-3 through M-
7.

The Applicant and contractor shall comply with all relevant components of the
California Building Code and associated trade codes.

All signage must be approved pursuant to the standards and guidelines of the
MMC prior to installation.

Development shall at all times respect existing or new easements by, for, and
between all private and public entities, including but not limited to the City of
Mendota.

It shall be the responsibility of the Applicant to grant/secure easements as
necessary for the installation and maintenance of private utilities, including but not
limited to electricity, gas, telephone, and cable television.

Construction of the proposed building shall conform to the approved elevations.

The trees and shrubs shall be selected from the list provided in Appendix C of the
City of Mendota Design Guidelines for the Highway 33, Seventh Street, and Oller
Street Corridors (Subsection 1(B)). Deviation from the guidelines with Public
Works Director/Planning Director approval only.

Color schemes of all onsite structures shall conform to the color palettes contained
within Appendix F of the City of Mendota Design Guidelines for the Highway 33,
Seventh Street, and Oller Street Corridors. Deviation from the guidelines with
Public Works Director/Planning Director approval only.

Street trees shall be planted pursuant to City Standard Drawing No. M-13, except
as may be modified at the discretion of the City Planner or Public Works Director
to provide enhanced consistency with the approved site plan for the planned
development.
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The proposed drive approaches on Naples and 11th Streets are to be designed
and constructed consistent with City Standards or per approval of Public Works
Director or City Engineer.

Engineering

4].

42.

43.

44.

45.

46.

47.

48.

A residential sidewalk pattern consistent with City Standard Drawing No. ST-4
(alternate must be approved by either Public Works Director or City Engineer)
shall be constructed along the entirety of the 10th Street frontages along with street
reconstruction from centerline of the road to curbside on the entirety of the 10th
Street frontages.

The Applicant shall provide a lighting plan for the review and approval of the City
Engineer. All exterior lights shall be shielded or otherwise oriented to prevent
disturbance to surrounding or neighboring properties or traffic on abutting rights-
of-way.

Any work within the City of Mendota right-of-way shall require an encroachment
permit.

The site is required to have a trash enclosure constructed to City standards. The
trash enclosure shall provide sufficient capacity for solid waste, recyclables, and
organic waste pursuant to Senate Bill 1383. The Applicant shall coordinate with
the City Engineer and Mid Valley Disposal to establish necessary solid waste
procedures and facilities.

A Grading and Site Improvement Plan for the proposed on-site improvements shall
be submitted for review and approval by the City Engineer. The Applicant shall
obtain a Grading and Site Improvement Permit once plans are approved.
Improvement plans shall indicate the site can adequately drain to a City storm drain
facility.

The approved site plan must adequately depict all existing and proposed water
and sewer connections.

The Applicant shall pay the Regional Traffic Mitigation Fee to the Fresno Council
of Governments.

Drive aisles shall be kept unobstructed at all times. Vehicles shall not block
driveways.

San Joaquin Valley Air Pollution Control District

49.

The Applicant shall consult with and shall comply with the requirements of the San
Joaquin Valley Air Pollution Control District, including but not limited to compliance
with Regulation VIII (Fugitive PM10 Prohibitions) and Rule 9510 (Indirect Source
Review).
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50.
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The Applicant shall consult with and shall comply with the requirements of the
Fresno County Fire Protection District/CAL FIRE, including but not limited to
requirements related to sprinklers, fire hydrants, and fire access.

Cultural Resources

51.

The developer shall comply with Health and Safety Code Section 7050.5 and
Public Resources Code Sections 5097.98 and 21083.2 and related statutes
regarding regulation of cultural and historical resources that may be discovered on
the site.

Parks/Open Space

52.

Other

53.

54.

The Applicant shall improve at least 10 percent of the site, exclusive of required
yards, as recreational area and/or open space for the use of the planned
development or improve and dedicate an equal area to the City for public use. If,
with the concurrence of the City Planner, this condition cannot be met due to site
constraints, the Applicant may instead pay an in-lieu open space fee to the City
equivalent to the cost of the otherwise-required improvements. Improvement costs
are subject to review by the City Engineer. A combination of improvements and in-
lieu fee may be acceptable.

Following any changes made to the site plan as a result of these conditions or
other commentary, correspondence, or official requirement, and prior to issuance
of a certificate of occupancy, the Applicant shall submit a copy of the final site plan
as revised to the Planning and Building Department for inclusion in the project file.
Changes made pursuant to these conditions shall be considered minor or
incremental.

Prior to issuance of a certificate of occupancy, all relevant conditions of approval
shall be verified as complete by the Planning Department, and any and all
outstanding development fees and costs shall have been paid. Currently the City
of Mendota has a fee moratorium on all development impact fees. If the project
applies for a building permit during the moratorium, the project will benefit from the
fee reductions. Any discrepancy or difference in interpretation of the conditions
between the Applicant and the Planning Department shall be subject to review and
determination by the Planning Commission.



AGENDA

‘“ATTACHMENT 1” — SITE PLAN
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SITE APN: 013-150-026

SITE ADRESS:
GROSS SITE AREA: 7.23AC
PROJECT: CHURCH SITE 4.12 AC
PRIOR USE:

TOPOGRAPHY:

PACKING SHED
PERDOMINATELY LEVEL AND
FLAT, ON PLANE OF SURROUNDING
NEIGHBORHOODS, NO SIGNIFICANT
TOPOGRAPHIC FEATURES
NEW CATHOLIC CHURCH
9,195 SQ.FT. BUILDING ( SEATING
CAPACITY 500 OCUPANTYS)
SEE ATTACHED OPERATION
STATEMENT.

PROPOSED USE:

NORTH

SITE PLAN

1" - 30|_ OII

OLLER

ST

OUR LADY OF GUADALUPE CATHOLIC CHURCH

MENDOTA, CA

PARCEL CONFIGURATIONS ARE TRANSCRIBED FROM APN MAPS AND DO NOT

DEPICT COMPASS BEARING VALUES

SITE PLAN

HEAVY LINE DENOTES
PARCEL BOUNDARY

SHADED PORTION
DENOTES PROJECT

(4.12 Ac) TRACKS (7.23 Ac)
/ Project number

APN 013-150-026 | Date 514.14
NAPLES STREET / N~ i
o - / Checked by Thom

T ALLEY n

S =
OLLER STREET SPR-l.l

VICINITY MAP NORTH
1" - 400'_0" 12 16 2014
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