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CHAPTER 1: INTRODUCTION
What is the General Plan?
Each California city and county is required to prepare and administer
a long-term, comprehensive planning policy document that details
how the city will physically develop. This document - the General
Plan - contains seven mandated elements that pertain to specific
aspects of development of the community:
•
•
•
•
•
•
•

land use;
circulation;
housing;
open space;
conservation;
safety; and
noise.

The primary goal of the General Plan is to facilitate a well-planned
community. Sanger’s success in fulfilling this goal will depend on how
well the City adheres to the General Plan. In this regard, the General
Plan can:
•

Guide City staff, the Planning Commission and City Council on land use, circulation, and capital
improvement decisions;

•

Inform the public where certain types of development will occur in the community;

•

Educate the public on how Sanger’s resources will be managed; and

•

Provide the private sector with a document upon which it can base investment decisions.

Sanger has chosen to update its General Plan to respond to changing conditions and changes in State law regarding
planning and development. The General Plan was last comprehensively updated in 2003.
Authority
Authority for preparation and administration of the Sanger General Plan comes from the State of California’s
planning law. Specifically, Section 65300 of the State Government Code establishes the authority of cities and
counties to regulate land use and development through preparation and administration of a general plan.
Sanger
Sanger is located in Fresno County in the eastern portion of the San Joaquin Valley. It is located south of State
Route 180, an east-west highway that crosses the County and connects Mendota on the west to Sequoia/Kings
Canyon National Parks on the east (see Map 1-1).
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Sanger is about 13 miles east of Fresno, the county seat of Fresno
County. Other nearby cities include Fowler, six miles to the
southwest, Parlier, six miles to the south, and Reedley, nine miles
to the southeast. The unincorporated community of Del Rey is
located about 2-1/2 miles southwest of Sanger.

Table 1-1
General Plan Guiding Principles
1.

Project Sanger’s future growth and make
provisions for this growth through the General
Plan;

2.

Create a unique and attractive city by investing
in projects that will enhance Sanger’s
appearance and marketability;

3.

Provide a safe and pleasant environment and
enhance property values throughout the
community by avoiding and eliminating land
use conflicts;

4.

Promote increased sales tax revenue in
Sanger by providing sufficient land for a wide
range of commercial uses.

Beginning in 2016, Collins & Schoettler worked with the Sanger
Planning Commission who served as the general plan committee,
reviewed work and provided input. These meetings were open to
all interested persons. The Commission generally met once per
month and started by educating themselves on the basics of city
planning, contents of the general plan, design issues and
development processes, among others.

5.

Protect and preserve natural resources, such
as farmland, air and water quality and native
vegetation, while facilitating growth of the
community.

6.

Provide for a greater variety of housing
choices and shopping opportunities; Provide
an adequate supply of housing opportunities,
affordable to all economic segments of the
community.

The Commission continued to work with the consultant and city
staff in formulating goals, policies and objectives to guide Sanger’s
growth, and crafting a map showing the location of future land
uses in and around Sanger.

7.

Ensure that there are adequate public facilities
to serve Sanger in the future;

8.

Ensure that Sanger’s infrastructure system can
effectively serve the land use framework;

9.

Enhance the character of Sanger by creating
an improved and revitalized downtown area;

How the General Plan Was Prepared
The City of Sanger awarded a contract for preparation of the
General Plan and Environmental Impact Report (EIR) to Collins &
Schoettler Planning Consultants in 2015. Collins & Schoettler also
retained the services of several consultants with expertise in
specific areas, including
•
•
•
•

Omni-Means - circulation
New Economics & Advisory - fiscal analysis
WJV Consultants - noise
Crawford & Bowen – environmental analysis

The consultant team also joined with the Local Government
Commission to conduct a General Plan Community Workshop at
the Sanger Community Center. This workshop was open to all
residents. An overview of the General Plan process was presented
and participants were asked to share their hopes for the future of
the community. Participants were also provided maps and asked
to mark down desired features, such as parks, shopping, housing
and industrial development, among others.
Planning Boundaries

10. Promote economic development and
enhanced employment opportunities in Sanger
by designating sufficient land for industrial
uses, retail stores, and office parks;
11. Recognize the changing conditions and trends
in the planning area and market place and
make appropriate amendments to the General
Plan;
12. Recognize past land use approval actions and
adopted land use policies

There are two boundaries that are important with respect to the
Sanger General Plan (see also Map 1-2):
1.
City limits. The city controls the use and development of
land within the Sanger city limits. As of 2020 Sanger’s city limits
contained 3,680 acres or 5.8 square miles. The location of the city
limits boundary is shown on Map 1-2.

1-2

2/15/17

2035 Sanger General Plan
Chapter 1: Introduction

Map 1-1: Regional Location
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Map 1-2: Boundaries Map
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2.
Sphere of Influence (SOI). The SOI is a line that is typically
situated outside the city limits boundary and marks where the city
is expected to grow (by annexations).
The SOI is a boundary that encompasses lands that are expected to
ultimately be annexed by the City, although until annexed it falls
under the jurisdiction of the County of Fresno. The City’s SOI is
determined by the Fresno Local Agency Formation Commission
(LAFCO), which is an entity empowered to review and approve
proposed boundary changes and annexations by incorporated
municipalities.

The elements of Sanger's
General Plan:
Land Use
The land use element details how future land uses
will be arranged and what form they will take

Circulation

As of 2020, Sanger’s SOI contained approximately 6,873 acres or
10.7 square miles. The location of the SOI is also shown on Map 12. For purposes of the General Plan, the SOI also functions as the
“planning area”.

The circulation element shows where future
roadways will travel and what kinds of traffic
roadways will likely carry. Other modes of
transportation, like bicycles, walking and transit
are also considered.

This General Plan proposes no expansions of Sanger’s existing
Sphere of Influence, during the planning period.

Open Space & Conservation

Time Frame
The Sanger General Plan is adopted to guide growth and
development through the year 2035. In order to ensure the Plan
remains a meaningful document, it should undergo a
comprehensive review every five years. In particular, the Plan’s
policies and land use map should be reviewed and adjusted as
necessary to ensure they accurately reflect conditions and
expectations.
General Plan Guiding Principles
A broad set of guiding principles, agreed upon by the City Council
and Planning Commission are listed in the sidebar of page 1-2.
Organization of the Sanger General Plan
The General Plan is organized to facilitate ease of use. The Plan is
divided into two Parts:
1.

The General Plan. In addition to this introductory
chapter, this part includes the six elements of the plan
referenced below:

Land Use Element
Circulation Element
Open Space and Conservation Element
Noise Element
Safety Element
Note: The Housing Element has been prepared and adopted
separately

1-5

The open space/parks and conservation element
plans for recreational needs and also sets forth
policies to conserve resources, such as
agricultural land and air quality.

Housing
The housing element includes policies and action
programs to ensure that housing is provided for all
of Sanger’s income groups. As noted previously,
the Housing Element has been adopted
separately from the remainder of the General
Plan.

Safety
The safety element establishes policies to ensure
future citizens and property are as free as possible
from safety hazards.

Noise
The noise element provides policies designed to
minimize the impacts of noise on existing and
future development.

Environmental Justice
The environmental justice element establishes
policies to ensure that disadvantaged communities
are not exposed to levels of pollution or
institutional neglect in the City’s governance.
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2.

Community Profile. This part includes background information on the City of Sanger, and is sectioned
into three parts, each with its own subsections:
•

Human Environment
-

•

Physical Environment
-

•

History
Population
Socioeconomic Conditions
Housing
Public Services
Land Use
Infrastructure
Circulation

Climate
Topography
Soils
Geology
Seismicity
Water
Flooding

Resources
-

Visual Environment
Agriculture
Biotic Resources
Cultural and Historic Resources
Air Quality
Water Quality

Environmental Impact Report (EIR)
In addition to the General Plan and Community Profile, the City
has prepared a draft and final Environmental Impact Report to
assess potential impacts of the General Plan on the
environment. Preparation of an EIR for the General Plan is
required by the California Environmental Quality Act (Section
21000 of the State Public Resources Code).

1-6
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Relationship to Other Plans, Policies and Documents
In preparing and administering the Sanger General Plan, the City must be aware that other plans, policies and laws
affect growth and development in the community. A brief summary of these documents is as follows:
Sanger Policies and Ordinances
•

Sanger Zoning Ordinance. This set of rules divides the city into various zones and regulates what types of
uses are permitted and how property within each zone may be developed.

•

Sanger Subdivision Ordinance. These rules apply to the subdivision of land within the city and specify what
types of improvements are required when lots are created, including, but not limited to streets, water,
sewer, storm drainage, street lamps, parks and other public facilities.

•

Improvements Manual. This document includes drawings that show how public improvements must be
designed, including such items as streets, water, sewer, and storm drainage lines among other facilities.

•

Southeast Sanger Specific Plan. This plan was adopted by the Sanger City Council in 1983 and updated in
1999. The Plan establishes goals, objectives, land use patterns and circulation features to guide industrial
development on nearly 740 acres of land south of North Avenue and east of Academy Avenue.

•

Sanger Design Standards and Guidelines was adopted in 2006 and establishes standards and guidelines to
guide the design and appearance of various types of development in the community. Whereas the Zoning
Ordinance contains hard and fast zoning standards, the Design Standards and Guidelines are more flexible in
nature.

Other Agencies
Policies and standards are maintained by other
agencies that may affect growth and
development in Sanger. The most important
include:
•
Fresno County General Plan. Similar to
Sanger’s General Plan, the County General Plan
establishes policies to guide growth and
development on unincorporated land around
Sanger. Closely related to the General Plan, the
Fresno County Zoning Ordinance regulates the
use and development of land outside Sanger city
limits.
•
Fresno Local Agency Formation
Commission (LAFCo). With respect to Sanger,
this agency primarily reviews and takes action on requests for annexations of land. Among other requirements,
LAFCo must find that the City can adequately serve development on land that is being annexed. The City of Sanger
and County of Fresno have entered into a tax sharing agreement that governs annexations. Whenever land is
annexed from the County to the City, the tax sharing agreement provides a mechanism that divides a portion of
property and sales tax between both agencies.

1-7
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•
San Joaquin Valley Unified Air Pollution Control District maintains the San Joaquin Valley Air Quality
Attainment Plan. This Plan includes policies and standards to improve air quality in the San Joaquin Valley Air
Basin to ensure the basin meets state and federal air quality standards. The District has oversight with respect to
development in Sanger, including regulations that pertain to businesses and industry that may generate air
pollution. The District also has regulations to ensure that dust is controlled during the construction of new
development.
•
Council of Fresno County Goverments (COG) acts as a voluntary association of local governments,
providing a cooperative body for the discussion and resolution of issues which go beyond their individual
boundaries. The COG works with cities and the County on a variety of common policies particularly related to
transportation and air quality. The Regional Transportation Plan (RTP) is a document prepared by COG that
establishes programs and policies for congestion management, transit, bicycles and pedestrians, roadways, and
freight countywide, including Sanger.
•
Regional Water Quality Control Board has jurisdiction over certain aspects of development related to
water quality. In particular the Board regulates the operation of Sanger’s wastewater treatment and disposal
system. The Board also has jurisdiction over storm drainage and runoff from construction sites.
•
Consolidated Irrigation District provides water for farming and ranching around the Sanger area. The
District also controls irrigation canals in and around the City, including the Fowler Switch Canal.
•
Caltrans controls the right-of-way of Highway 180, which traverses the northern portion of Sanger's
Sphere of Influence. The highway was upgraded to a four lane expressway several years ago and is ultimately
planned for conversion to a freeway, with potential interchanges at Academy Avenue and Bethel Avenue.
Understanding the Plan
To help understand how this Plan is intended to be applied, individuals should consider the following when reading
this document:
•
Mandatory and Flexible Directives: Terms that are used in goals, objectives and action plans such as
“shall,” “must,” and “require” signify an unequivocal directive, which shall be narrowly construed. Any other
language such as “may” or “should” signifies a less rigid directive, to be implemented in the absence of compelling
or contravening considerations. Unless clearly identified as an unequivocal directive, terms should be interpreted
to be a flexible directive.
•
Consistency: Goals, objectives and action plans should not be interpreted so broadly or narrowly such
that they become inconsistent with one another or the law. One way to do this when reviewing the Plan is to
mentally add “as otherwise consistent with the Plan and as authorized by law” to every policy or other item.
•
Priorities: Some objectives, policies, etc., may identify certain items as being a priority or prioritized,
and sometimes multiple priorities are identified for the same subject matter. A “priority” in an unequivocal
directive means the topic must be considered, along with any other priorities for the same subject matter, before a
decision is reached. It does not require precedent over another item or priority for the same subject matter.
•
Commentary: The commentary in italics following certain goals, objectives and policies is not part of the
goal, objective or action plan itself, but is instead advisory and informational narrative intended to further discuss
and clarify the goal to help guide the objectives of the General Plan. The same applies to commentary in italics
following certain objectives and policies, which is not part of the objective or policy, is instead advisory and
informational narrative intended to help guide the understanding and relevancy of the General Plan.
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•
Narrative: Any discussion that is not a goal, objective, policy or implementation measure is considered to
be narrative. Narrative includes background information, pictures, illustrations, italicized commentary and other
discussion to provide basic context. Often the narrative may contain illustrations or discussions generally
explaining certain principles or concepts. These are not requirements of the General Plan, unless otherwise the
items are independently required by a goal, objective, or action plan. Other than the discussion in this
“Understanding the Plan” section, narrative cannot be used to vary, expand or restrict any goal, objective or action
plan.
•
Language of Approximation: Terms such as “about,” “approximately” or “roughly” are intended to be
utilized flexibly, and should not be read to either represent a specific amount or to mandate ratios or a particular
margin of variation. Further, such terms should not be read to imply a specific timeline requirement for
implementation of goals and objectives. Rather, all goals and objectives are generally expected to be complete at
or near the close of the General Plan Horizon in 2035.
•
Titles: Titles have sometimes been provided for programs, regulations, ordinances or other items
anticipated to be approved at some future date. These titles are for informational purposes only, and a different
title may be used if the program or ordinance otherwise meets the underlying intent of the goal, objective, policy
or implementation measure.
•
Reasonableness: The Plan should be read to provide the City with the greatest discretion as to what is
reasonable or appropriate under applicable law. For example, if a policy requires the City to take action “as
resources are available,” the City is solely responsible for determining what is reasonably available. In making this
determination, the City may look at a variety of factors including this Plan and public health, welfare and safety.
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CHAPTER 2: LAND USE ELEMENT
2.1

Introduction

The Land Use Element has three primary objectives:
1.

Establish the general location of various land uses
in the community, including residential,
commercial, industrial, public and open spaces
(including agricultural land).

2.

Establish building intensities and population
densities within the planning area.

3.

Establish goals, objectives and policies the City will
use to guide the character of future development
in the community. Policies will pertain to a variety
of land use issues that involve residential,
commercial, industrial and public land uses.

In A Sentence:
The Land Use Element
determines where future land
uses will be developed in Sanger,
the timing of this development,
and other policies to guide the
form these land uses will take.

The Land Use Element is typically the most prominent of
the seven mandatory elements of the General Plan. More
so than any other element, it has the most significant
effect on existing and future residents of the City of
Sanger.
The Land Use Element consists of six sections:
1.
2.
3.
4.
5.
6.

Existing land use patterns and population trends;
Population and land use projections through the year
2035;
Land use designations and population densities;
Land use designation/zoning matrix – that shows
consistency between land use designations and zone
districts.
Future land use map; and
Planning goals, objectives and policies.
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Population and Land Demand Projections
In order to determine the amount of land needed for
urban development in Sanger through the year 2035,
population projections are required.
Three population growth scenarios are reviewed in the
plan - which are based on past growth rates observed
during various recent time periods in Sanger. These
include:
•
•
•

Low (1.24%) This rate is based on Sanger’s average
annual population growth rate from 2005 to 2015;
Medium (2.82%) This rate is based on Sanger’s
average annual growth rate from 2000 to 2010;
High (3.6%). This growth rate is based on Sanger’s
average annual growth rate from 2000 to 2005.

These population projections are provided starting from
the base year of 2015 (which was provided by the
California State Department of Finance). Each growth rate
was then projected to the year 2035 as shown in Chart 21.
Chart 2-1
Population Projections
2015 – 2035
60,000
50,974
50,000
42,712

High (3.6%)
40,000

35,789

43,823
Medium (2.82%)

38,134
30,000

25,128

30,230

28,423

35,151
Low (1.24%)

20,000

10,000

2015

2020
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The projections shown in Chart 2-1 indicate that Sanger
could grow to a population that ranges from 35,150
(“low”) to 51,000 (“high”) by the year 2035 – depending
on which growth rate occurs. The “medium” growth
projection results in a population of about 43,825 persons
by 2035. This represents nearly a doubling of the
community’s current population.

Population projections are
just that – estimates of how
much a community will
grow.

It should be stressed that population projections are just
that – estimates of how much a community will grow. Any
number of unforeseen factors could slow or accelerate
population growth, including changes in the local and
national economy, interest rates, changes in agriculture,
lack of water, pests, lack of labor, cost of housing, etc.
In order to strike a balance between potential low and
medium growth scenarios, a "Low-Medium” growth rate
of 1.7% per year is utilized in the following land demand
projections. This growth rate is midway between the low
and medium growth projections and is shown in Chart 22, resulting in a population of 35,202 by the year 2035.

This General Plan uses a
population growth rate of 1.7%
per year to project population
and land demand needs through
the year 2035.

Chart 2-2: Population Projected at 1.7% per year
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How Much Land Will Be Needed to Accommodate
Expected Growth?
This section establishes land demand projections. The
growth rate of 1.7% per year used in population
projections in the previous section is the basis for land
demand projections. Land demand projections are
provided for the following land use types:
•
•
•
•
•

Residential (including single and multi-family
residential)
Commercial
Industrial
Parks/open space
Schools

1.

Residential Land Demand Projections

3.67 persons per dwelling

In order to provide residential land demand projections
the following assumptions are established:
•

•

The average number of persons per dwelling will be
3.67 persons per dwelling. This is based on 2015
California Department of Finance figures for the
City of Sanger.
Future dwelling types are expected to be similar to
existing dwelling type ratios and densities:
•

•
•

23%#
77%#

77% of future units will be single family
homes averaging six units per acre (a density
that is consistent with the San Joaquin Valley
Blueprint goal).
23% of units will be multi family dwellings,
averaging 15 units per acre.

72%#of#future#dwellings#will#be#
single#family#residen7al#
22%#of#future#dwellings#will#be#
mul7#family#residen7al#

Sanger currently has approximately 241 acres of
undeveloped land inside city limits zoned for single
family residential and approximately 12.4 acres of
undeveloped land zoned for multiple family
residential. If built out, this acreage would
accommodate approximately 5,300 persons on
land zoned for single family dwellings, and 680
persons on land zoned for multi family dwellings.
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•

Based on the above calculations, Sanger has
enough land to accommodate its projected
population growth through the year 2025 without
the need for annexations of additional land for
residential use.

By the Numbers…

Projection:
35,302 (2035 projected population) – 25,130 (2015
population) =

Single Family Residential
Land Demand

10,072 persons (future residents)
Housing Units Needed

Sanger is projected to grow by

10,072 persons ÷ 3.67 persons per dwelling =

10,072

2,745 dwelling units will be needed by 2035

residents by the year 2035

Expected Housing Types

10,072 ÷ 3.67* persons per dwelling =

Single Family Residential (77% of 2,745 units) =

2,745 future dwellings needed

2,113 single family units will be needed by 2035

77% of future homes will be
single family residential =

Land Demand

2,113 single family homes

2,113 units ÷ 6 units per acre =

At 6 units per acre =

352 acres needed for single family homes by 2035
Subtract Existing Undeveloped Land
There are 241 acres of undeveloped land within
Sanger city limits that are zoned for single family
residential development.
352 – 241 = 111 acres
111 acres of additional undeveloped land are
required for single family residential development
through the year 2035.
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352 acres needed
There are 241 acres of existing undeveloped
land zoned for single family residential
development, in Sanger’s city limits
352 – 241 = 111 acres
111 acres of undeveloped land will be
needed for single family residential
development through the year 2035.
3.67 = persons per dwelling from
California Department of Finance (2015)
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Multiple Family Residential (23% of 2,745 units) =
631 multi-family units needed by 2035

By the Numbers…

Land Demand
631 units ÷ 15 units per acre = 42 acres needed
Subtract Existing Undeveloped Land
There are currently 66 acres of undeveloped land within
Sanger city limits that are zoned for multi family
residential development.

Multi Family Residential
Land Demand

42 acres – 66 acres = 0 acres
0 additional acres of additional undeveloped land are
required for multi family residential development
through the year 2035.

23% of future homes will be multi-family
residential =
631 multi-family units
at 15 units per acre* =

Residential Land Demand Total:

42 acres needed

Up to 141 acres of additional undeveloped land will be
needed for single- and multi-family residential
development through the year 2035. This is based on an
annual average growth rate of 1.7% per year through the
year 2035, and takes into account existing undeveloped
land that is zoned for residential use as well as expected
residential densities.

There are 66 acres of existing undeveloped
land zoned for multi family residential
development, in Sanger’s city limits
42 – 66 = 0 acres
0 acres of additional undeveloped land will
be needed for multi family residential
development through the year 2035
* 15 units per acre is the average maximum
density of Sanger’s multi-family residential zones.
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2.

Commercial Land Demand Projections

By the Numbers…

Commercial land needs are more difficult to forecast than
are residential demands. Whereas residential land
demands correspond directly to the number of units
needed to house a given population, commercial land
demands can vary widely depending on a given business.
For example a 40,000 square foot store may employ 15
persons, while a 4,000 square foot restaurant may employ
the same number. In addition, the "Amazon-effect"
(internet sales) has caused many retailers to go out of
business (or reduce their number of stores (e.g. K-mart)).
In larger cities, this trend has caused an over-supply of
retail land and/or buildings.

Commercial Land
Demand Projection
As of 2015 Sanger has
122 acres of developed commercial land
With a population of 25,128 this equals one
acre of commercial land per

A generally-accepted method is to develop a ratio of the
acres of existing commercial land uses to population and
apply those to the future expected population.

206 persons
By 2035 the population is expected to grow
by

The following assumptions are made for commercial
development expected in Sanger through 2035:

10,072 residents
•

•
•
•

Future commercial development will consist of a
variety of uses including retail and service
commercial, restaurants and offices.
Other
institutional uses will include medical clinics and
similar uses. These uses will tend to intermix in the
community
Sanger has 122 acres of existing commercial
development.
Compared to other area cities, Sanger is underdeveloped with commercial uses.
There is strong interest in facilitating commercial
development at the Highway 180 and Academy
Avenue node. The demand for this type of
commercial development is not included in the
commercial land demand projections because this
type of commercial land caters more to the
traveling public – and is not directly tied to Sanger’s
population growth.
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At a ratio of one acre per 206 persons:
10,072 / 206 =
49 acres of undeveloped land needed for
commercial development through 2035.
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STEP 1:

Ratio of Existing Commercial Land to
Population

25,128 (2015 population) ÷ 122 acres of existing
commercial development =
There is 1 acre of developed commercial land per 206
persons
STEP 2:

Future Commercial Land Demand

1 acre of commercial land per 206 persons ÷ 10,072
persons (additional population by 2035) = 49 acres
49 acres of undeveloped land for commercial uses are
needed through the year 2035.
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There is great interest in
facilitating commercial
development around the
intersection of State Highway
180 and Academy Avenue, on
the north side of the
community.
This acreage will be above
and beyond the general plan’s
projected demand for
commercial lands because this
type of commercial use is not
directly dependent on Sanger’s
population increases but more
on the traveling public.
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3.

Industrial Land Demand Projections

By the Numbers…

Similar to the land demand projections for commercial
uses, projections for industrial uses can be difficult. For
example a very large automated plant may be staffed with
only a few workers. On the other hand, a relatively small
facility may employ many workers. A generally-accepted
method for projecting future industrial land demand is to
develop a ratio between existing developed industrial
acreage and population and project that onto future
population increases.

204 acres of developed industrial land

The following assumptions are made regarding future
industrial development:

With a population of 25,128 this equals one
acre of industrial land per

•
•
•
•

Industrial Land
Demand Projection
As of 2015 Sanger has

123 persons

Industrial uses typically do not require the high
visibility that retail commercial uses require;
Sanger has approximately 204 acres of existing land
developed with industrial uses;
Sanger has 322 acres of undeveloped land zoned
for industrial development.
Sanger has two industrial zones. The ML zone is for
“light” industrial uses; The MH zone is intended for
more intensive industrial uses.

STEP 1:

By 2035 the population is expected to grow
by
10,072 residents
At a ratio of one acre per 123 persons:
10,072 / 123 =
89 acres of undeveloped land needed for
industrial development through 2035.

Ratio of Existing Industrial Land to Population

25,128 (2015 population) ÷ 204 aces of existing industrial
development =

There are already 241 acres of
undeveloped land zoned for industrial use
in Sanger’s existing city limits so there is
no current need for additional undeveloped
land to be zoned or designated for
industrial development through 2035

Sanger currently has 1 acre of industrial land per 123
persons
STEP 2: Future Industrial Land Demand
1 acre industrial land per 123 persons ÷ 10,072 persons
(additional population by 2035) = 107 acres
89 acres of industrial land needed through the year 2035.
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STEP 3: Subtract existing vacant land
89 acres - 241 acres of existing vacant/undeveloped land
zoned for commercial use =
0 new acres of additional industrial land needed through
2035
The foregoing analysis indicates that Sanger has a
sufficient amount of undeveloped industrially-zoned land
to accommodate expected population growth by the year
2035. Similar to commercial uses, the City considers itself
under-developed with industrial businesses.
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3.

Park Land Demand Projections

Parks are a critical part of making cities livable. They
provide an open space relief to the dense urban
development that characterizes the community. Park
land demand projections are based on population growth.
Sanger currently has a requirement that residential
developers dedicate 2-1/2 acres of land per 1,000
residents for parks in new subdivisions. State law allows
cities to obtain up to 3 acres (and in some cases 5 acres)
per 1,000 residents and new development can be
assessed an impact fee to pay for this land.
The following assumptions are made about park land
demands:
•

Sanger has historically had a standard of setting
aside 2.5 acres of park land for every 1,000 new
residents. The City currently has seventeen existing
parks totaling about 56 acres. Based on the ratio of
2.5 acres per 1,000 residents, the current
population of 25,218 persons has a “demand” of 63
acres of park land.
(25.13 x 2.5 = 63 acres).
As such, there is currently a "shortfall"
of 11 acres of parks in Sanger.

•

Open space facilities on school property will not be
counted as park land.

•

The City currently owns about 14 acres of
undeveloped land that is designated for future park
development. In addition, the City owns a 65 acre
area near the Kings River that has been considered
for development of a regional park/nature
preserve.

•

The City collects an impact fee from new residential
development for the purchase and improvement of
land for new parks.
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STEP 1: Park Land Demand
Sanger is projected to grow by 10,072 persons by the year
2035. There is interest in the community in increasing the
current park land ratio from 2.5 acres per thousand
residents to 3 acres per thousand residents. Table 2-2
shows park land demand calculations for both 2-1/2 and 3
acre per 1,000 residents.
2.5 acres of park land per 1,000 residents:
Using the ratio of 2-1/2 acres per thousand standard
indicates Sanger will need to add 25 acres of park land to
accommodate the year 2035 projected population.
Subtracting the 14 acres of undeveloped park land the City
owns adjusts the figure to about 11 acres. Therefore,
approximately 11 additional acres of land will be needed
for parks by the year 2035, using the standard of 2.5 acres
of park land per 1,000 residents.

Sanger will need to add
approximately 16 acres of
park land by the year 2035,
using the standard of 3 acres
per 1,000 residents.

3 acres of park land per 1,000 residents:
Using the standard of 3 acres per 1,000 residents indicates
Sanger would need to add about 30 acres of park land to
accommodate the year 2035 projected population.
Subtracting the 14 acres of undeveloped park land the City
owns adjusts the figure to about 16 acres. Therefore,
approximately 16 additional acres of land will be needed
for parks by the year 2035, using the standard of 3 acres
of park land per 1,000 residents.

This figure accounts for
existing undeveloped park
land owned by the City

If the City adopts the standard of 3 acres per 1,000
residents, then Sanger will need to add about 16 acres of
park land by the year 2035. This figure is based on an
annual average growth rate of 1.7% per year and adjusts
for existing undeveloped neighborhood park land owned
by the City.
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5.

School Land Demand Projections

School land demands can be forecast using population
projections developed for the General Plan. In addition,
Sanger Unified School District has prepared its own
projections of future school needs. Those projections
must also be considered by the City in estimating the need
for future school facilities.
School Land Demand Assumptions:
This analysis assumes the following general standards for
optimal school enrollment and size:
Elementary schools: 600 –700 students
School site: 10 to 12 acres
Middle Schools:
High Schools:

32%

750 – 900 students
18 – 20 acres

of Sanger’s future
population will be
school age
(5 – 17 years old) =

1,500 – 2,000 students
40+ acres

STEP 1: Determine Future School Population

3,225 students

Population growth: 2015-2035:
10,072 persons
Based on the year 2010 U.S. Census, about 32% of
Sanger’s future population will be of school age (5-17
years old).
10,072 ÷ 32% = 3,225 students
Based on census figures, this school population will be
distributed into the following age categories:
Elementary: 49% of future students will be elementary
school age: 49% of 3,225 =
1,580 future elementary students
Middle: 23% of future students will be middle school age:
23% of 3,225 =
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740 future middle school students
High School: 28% of future students will be high school
age: 28% of 3,225 =
905 future high school students
The foregoing projections indicate that the City and school
district may need to plan to add at least two elementary
schools, one middle school and one high school inside
Sanger city limits through the year 2035. The school
district currently owns an 11.7 acre parcel (at the
northeast corner of North and Del Rey Avenues) for a
future campus (most likely for an elementary school).
There is no timetable for the development of this site,
which is currently outside the City's Sphere of Influence.
The existing 2003-2025 General Plan identified several
sites for future school campuses (all outside the existing
city limits but within the northern Sphere of Influence)
including three elementary schools and one high school.
As noted above, Sanger Unified School District has
prepared its own enrollment projections (Facilities Master
Plan, 2012) which provides projections through 2022.
These projections indicate the following:
-

That elementary schools within the Sanger area will
exceed design capacities through the planning period
but with minor attendance area adjustments all
Sanger elementary schools could be below
operational capacities for the ten year period and no
new elementary schools would be needed.

-

For middle schools, enrollment increases would
warrant a new middle school by 2022, however this
campus should be located in the City of Fresno’s
portion of the district boundary – where the bulk of
need would occur.

-

Similar to the projections for middle school students,
a new high school may be needed, but in the Fresno
area portion of the District.
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It should be clarified that the District’s projections only go
through 2022 (and are for the District as a whole), while
the General Plan’s projections are through 2035, and are
limited to the City of Sanger. Therefore the General Plan
takes a much longer view of population and land demand
projections - though limited only to the City and its Sphere
of Influence.
Land Use Demand Conclusions

Chart 2-3
Base Land Demand in
Base Land Demand
Sanger Through 2035

The preceding analyses show that Sanger will need the
following amount of land to accommodate expected
growth through the year 2035:
Residential:

394 acres

Parks
(30 acres)

(352 acres for single family residential)
(42 acres for multi-family residential)

Commercial:
Industrial:
Parks:
Schools:

49 acres
89 acres
30 acres (at 3 acres per
1,000 residents)
84± acres

Total:

646 acres

Schools
(84 acres)

Industrial
(89 acres)

Commercial
(49 acres)
Multi Family
Residential
(42 acres)

Adjusted Land Demand
The foregoing land demand projections have been
adjusted to take into account existing undeveloped land
that is zoned for each category - within Sanger’s existing
city limits – resulting in adjusted land demand figures:
Residential:

Single Family Residential
(352 acres)

Chart 2-4
Adjusted Land Demand in
Sanger Through 2035
Schools
(84 acres)

111 acres

Single Family Residential
(111 acres)

(111 acres for single family residential)
(0 acres for multi-family residential)

Commercial:
Industrial:
Parks:
Schools:

49 acres
0 acres
16 acres (at 3 acres per
1,000 residents)
84± acres

Total:

260 acres

Parks
(16 acres)
Commercial
(49 acres)

Multi Family
Residential: 0 acres

Industrial: 0 acres

(322 acres already
designated for industrial)
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The “adjusted” projections above indicate that a total of
260 acres of “undeveloped” land will be needed to
accommodate expected growth of the City of Sanger
through the year 2035 – based on the “low-medium”
growth projection of 1.7 percent per year.
As previously mentioned, the projections also take into
consideration undeveloped land that is already zoned for
specific uses – residential, industrial and park land.
Sanger’s current city limits includes 3,680 acres. The
current Sphere of Influence (SOI) contains 6,873 acres.
Therefore, the SOI is 3,193 acres larger than the city limits.
Accordingly, the Sphere of Influence has adequate
undeveloped land to accommodate growth that is
expected to occur through the year 2035 – based on the
low-medium growth rate of 1.7% per year. Of course the
City will need to monitor actual growth as it occurs and
make adjustments as needed to the City’s growth
boundaries and land use designations.
In particular, the City is interested in promoting
development opportunities on the north side of the
community, particularly at the intersection of Highway
180 and Academy Avenue, and the potential
opportunities this area presents for commercial
development and resulting sales tax and job generation.
This General Plan has recommendations for the best way
to facilitate attractive, well-planned development in this
area (generally referred to as the North Academy Avenue
Corridor).
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Land Use Plan and Land Use Designations
This section of the Sanger General Plan lays out future land uses within the planning area, and explains land use
designations.
Opportunities and Constraints
It is important to consider opportunities and constraints for urban development, as they all can have an effect on
where future growth can and should occur, in a fashion that minimizes land use conflicts and potential safety
hazards. Constraints are frequently particular to individual land uses. For instance, noise from a railroad might be
a constraint to residential neighborhoods, but not so much for industrial and commercial uses. Conversely, a view
of the Sierra Nevada mountains or of the Kings River basin may be an opportunity for residential development, but
not necessarily important for siting commercial or industrial development.
Some of the most important opportunities and constraints (by land use) in Sanger are as follows:
Residential Development (note that schools and parks are also usually developed within residential areas)
Opportunities for residential development
•
•
•

Ample land
Good access
Views of the Sierra Nevada or Kings River environs

Constraints for residential development
•
•
•
•
•
•

Flood hazards
Highway/Railroad noise and hazards
Existing and future industrial uses
Irrigation canals
Wastewater treatment plant odors
Agricultural operations (dust, noise, pesticide and herbicide spraying)

Commercial Development
Opportunities for commercial development
•
•
•
•

Street access, including Highway 180
Attractive downtown area
Academy and Jensen Avenue corridors
High traffic volumes

Constraints for commercial development
•
•
•
•
•

“Sensitive” land uses (e.g. schools)
Flood hazards
Railroad (preventing access to adjacent parcels)
Wastewater treatment plant
Industrial noise/odors/traffic
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Industrial Development
Opportunities for industrial development
•
•
•

Ample land
Highway and railroad access
Water and sewer service

Constraints for industrial development
•

Most other land uses (residential, commercial, public)

In addition to the foregoing opportunities and constraints, agricultural land (particularly parcels in Williamson Act
contracts) is a resource that should be avoided whenever possible. Given that Sanger is virtually surrounded by
prime agricultural land, it is difficult to completely avoid these lands.
Growth Strategies
Additional strategies that can be employed to guide the community’s growth include:
•
•
•
•
•
•

Contiguous Growth: Growth in Sanger should strive to be contiguous (next to) existing developed areas –
rather than leap-frog across undeveloped or agricultural land;
Concentric Growth: Growth should be concentric to the core of the community to ensure that downtown
Sanger remains the heart of the City;
Compact Growth: Growth should be compact to prevent the community from sprawling onto productive
agricultural land in an inefficient manner. Compact growth also tends to utilize city infrastructure more
efficiently.
Core Growth: Sanger's downtown and adjacent older residential neighborhoods constitute the "core" of the
community. This geographical area should house most of Sanger's public buildings, eateries, offices and
future hotels. Further most of Sanger's public events should be held in this area.
Conservation: The conservation of agricultural land, riparian woodlands and water courses serve to
preserve valuable natural resources as well as using some of these lands for public uses, such as trails and
bike paths along the shoulders of water courses.
Control Growth: The control of growth often resides with zoning, however, growth lines can also control
the outward urbanization by promoting "infill" rather than "sprawl".

Co ntiguo us

Co mp act

Co nservatio n
Co re

Co ncentric

Co ntro l Gro w th

Following these strategies can help Sanger to avoid urban sprawl that has characterized many other cities in
California and across the nation.
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Proposed Land Use Diagram
Diagram 2-1 is the Proposed Land Use Map for Sanger. This map
delineates where future land uses will be located in the
community, through the year 2035. A number of factors are
considered in the making of this map, including:
•

•
•

•
•

•

Existing land uses must be considered so that they are not
made to be non-conforming (except where may be
warranted in limited cases). For example, the City would
not want to designate future housing in an existing
industrial area.
Existing zoning and land use designations were considered
in preparing the land use map.
Population and land demand projections discussed earlier in
this chapter were used to determine the amount of land
Sanger will need to accommodate population growth
expected through the year 2030.
Constraints and Opportunities discussed in the previous
section were used to determine where specific land uses
should be located.
“Good” planning and growth strategies previously discussed
are incorporated to ensure that Sanger can grow while
avoiding the negative aspects of urban sprawl, to the extent
possible. These include provisions that new growth be
contiguous to existing urban development, be concentric to
the core of Sanger, and be compact, so as to reduce sprawl
onto prime farmland.
Smart growth principles are incorporated to enable persons
living in residential areas to easily walk or bicycle to other
parts of the community (as opposed to needing to drive a
vehicle).

In addition, the "subtractive" process detailed in the box to the
right was used in creating the land use map. In general, these
principles were applied in a subtractive fashion to arrive at the
land use design shown on the map.
The General Plan also proposes phased growth boundaries and
"Reserve" designations. Such boundaries will achieve the General
Plan's goal of compact, contiguous and concentric growth. The
first growth boundary is the existing 2017 city limit boundary.
Particularly as it concerns residential development, there is
adequate undeveloped land within the existing city limits to
accommodate many years of growth. Aside from land within the
North Academy Corridor, residential development should not be
allowed outside the 2017 city limit boundary until at least 80% of
the residentially-zoned land within the city limit boundary is
developed.
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General Plan Map - subtractive
mapping process
To design the General Plan land use map, a
"subtractive" process was used. The following
principles were applied (to the extent feasible) to
determine land use arrangement in the planning area:
-

Leave existing developed areas zoned “as is” (for the
most part).

-

Keep downtown centered within the community.

-

Keep growth balanced in all four quadrants of the
City.

-

Future commercial development should be on major
streets (or downtown) however, consider small scale
neighborhood-serving commercial nodes within
residential areas. Synchronize commercial
designations in the General Plan with designations in
the to-be-prepared North Academy Corridor Master
Plan.

-

Future multi-family residential development should
primarily be on major streets. Also, to comply with
the Sanger Housing Element, at least 56 acres of
undeveloped land has been designated for multi
family development within the existing city limits.

-

Future parks should be centrally-located within
neighborhoods. The development of parks should
occur at a rate of 3 acres per 1,000 residents.

-

Future industrial development should primarily be to
the southeast, and ideally not adjacent to residential
neighborhoods.

-

Future schools should be centrally-located to
neighborhoods but bordering at least one major
street. A future high school should be designated on
the east side of the community to balance growth.

-

Future single family residential development can be
situated in intervening areas not occupied by other
uses, but ideally not adjacent to industrial
development.

-

Allow mixed-use development within some
commercial areas (especially downtown).

-

Land beyond the 2035 growth projections should be
classified as “Reserve” and not open for development
until a specific population, time, or vacant land
capacity threshold is passed.

-

Major canals should be paralleled with open space
corridors.

-

The land use plan should be consistent with the
existing adopted Sanger Storm Drainage Master Plan
(that already designates future storm drainage basins
around the community).
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Sanger General Plan
Chapter 2: Land Use Element
Land Use Designations and Population Densities
State planning law requires the General Plan to establish future land use categories and include standards for
population density, where applicable.
The following generalized land use categories are established to implement the policies of the Sanger General Plan.
•
•
•
•
•
•

Residential;
Commercial;
Industrial;
Public;
Open space and
Agricultural/Urban Reserve.

These categories are further refined into more specific designations below. For example, the plan establishes five
residential categories - these are based on the density of development, such as low, medium and higher residential
densities, and so forth. For residential land use designations, maximum population densities are provided, as
required by State law.
RESIDENTIAL DESIGNATIONS
There are five residential designations in the Sanger General Plan. The following table lists these designations, the
zoning that is consistent with each designation and a range of permitted residential densities (e.g. units per acre):
Land Use Designation

Consistent Zoning

Density Range

Low Density Residential

R-A or R-1-10

0.8 to 4.4 units per acre

Medium Low Density Residential

R-1-10 or R-1-7.5

4.5 to 5.8 units per acre

Medium Density Residential

R-1-6 or RM-2.5 or T-P

7.3 to 17.4 units per acre

Medium High Density Residential

RM-2.5 or RM-1.5 or T-P

17.4 to 29 units per acre

High Density Residential

RM-1.5 or RM-1.0

29 to 43.6 units per acre
All density figures are gross

A description of each designation and its characteristics and locations is as follows:
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Low Density Residential
Locational Criteria
This designation should be limited to lands where it is
advantageous to keep residential densities very low to protect
resources or to reduce exposure of higher population
concentrations to potential impacts, such as flooding. It may
also be applied to rural residential areas within the Sphere of
Influence or where old County subdivisions exist.
Density/Population:
Up to 0.8 to 4.4 units per acre depending on zoning or 3 to 16
persons per acre depending on zoning.
Zoning
Zone districts consistent with the “Rural Residential” designation include:
R-A (Rural Residential - 36,000 square foot minimum lot size)
R-1-10 (Single Family Residential - 10,000 square foot minimum lot size)
Off-Site Requirements
Future development shall be required to connect to City water, sewer and storm drain facilities. Development
shall be required to install paved streets, and may be required to install curbs, gutters, sidewalks, street lamps and
other facilities as required by the City Engineer and Standard Improvements Manual.
On-Site Requirements
Development shall be provided with requirements specified in the Sanger Zoning Ordinance and Sanger Design
Guidelines, including, but not limited to:
•
•
•
•
•

Yard Setbacks
Height standards
On-site parking
Fencing
Other applicable standards

In addition, the R-A zone allows keeping of some kinds of livestock and related agricultural activities.
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Medium Low Density Residential
Locational Criteria
These lands shall generally be located in areas of
the community that are free from conflicting land
uses, such as industrial and service commercial
uses that may generate noise, hazards and odors.
Distance from the Wastewater Treatment Plant is
also an important issue.
This designation shall be reserved for single family
residential developments and other
complimentary uses that are typically associated
with single family neighborhoods, such as
churches, day-care centers, community centers,
parks, and schools. Neighborhoods will be
characterized by attractive, shady, tree-lined
streets, and homes with generous front porches,
garages set back behind the front plane of the house, and traditional architectural stylings.
Location:
The Land Use Map designates this residential category in all quadrants of the community.
Maximum Density/Population:
4.5 to 5.8 units per acre, or 16 – 21 persons per acre, depending on zoning
Zoning
Zone districts consistent with the “Low Density Residential” designation include:
R-1-7.5 (Single Family Residential - 7,500 square foot minimum lot size)
R-1-10 (Single Family Residential – 10,000 square foot minimum lot size)
Off-Site Requirements
Development shall be required to connect to City water, sewer and storm drain facilities. Development shall be
required to install paved streets, curbs, gutters, sidewalks, street lamps and other facilities as required by the City
Engineer.
On-Site Requirements
Development shall comply with requirements specified in the Sanger Zoning Ordinance and Sanger Design
Guidelines, including, but not limited to:
•
•
•
•
•

Yard Setbacks
Height standards
On-site parking
Fencing
Other applicable standards
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Medium Density Residential
Medium density development can encompass a mix of
single family and small-scale multi-family uses, including
duplex, tri-plex and four-plex units and mobile home
parks. Neighborhoods shall feature shady streets and
attractive public parks.
Locational Criteria
Medium Density Residential lands shall generally be
located in areas of the community that are free from
conflicting land uses, such as industrial and commercial
uses that may generate noise, hazards and odors.
Designations near State Highway 180 and the Union
Pacific Railroad must be carefully designed to avoid noise impacts.
Location
Medium Density Residential lands are located in some older single family neighborhoods around the core of the
community. It is also designated in future growth areas, primarily along or near some future collector roadways.
Density/Population
7.3 to 17.4 unit per acre or 27 to 64 persons per acre, depending on zoning
Zoning
Zone districts consistent with the “Medium Density Residential” designation include:
R-1-6 (Single Family Residential - 6,000 square foot minimum lot size)
RM-2.5 (Multi Family Residential, one unit per 2,500 square feet of lot area)
T-P (Mobilhome Park)
Off-Site Requirements
Development shall be required to connect to City water, sewer and storm drain facilities. Development shall be
required to install paved streets, curbs, gutters, sidewalks, street lamps and other facilities as required by the City
Engineer.
On-Site Requirements
Development shall comply with requirements specified in the Sanger Zoning Ordinance and Sanger Design
Guidelines including, but not limited to:
•
•
•
•
•

Yard Setbacks
Height standards
On-site parking
Fencing
Other applicable standards
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Medium High Density Residential
This designation is intended to provide for attractive
multiple family residential neighborhoods as well as
mobilehome parks. To the extent practical, multi family
residential development should be designed to have the
appearance of single family homes, with useable front
porches, parking to the rear and ample landscaping, along
shady, tree-lined streets.
Locational Criteria
Locational considerations should include:
•
•
•
•

Free from conflicting land uses such as industrial lands and wastewater treatment facility
Should have street access from at least two directions
Should be located on one or more collector or arterial roadways
May be permitted in appropriate locations in the core area of the community.

Locations
This designation covers many of the recent larger apartment complexes located around the community. It is also
applied to a number of blocks in the core area of the community.
Density/Population
17.4 to 29 units per acre, or 64 to 106 persons per acre, depending on zoning.
Zoning
Zone districts consistent with the “Medium High Density Residential” designation include:
RM-2.5 (Medium High Density Residential - one unit per 2,500 square feet of lot area)
RM-1.5 (High Density Multi Family Residential – one unit per 1,500 square feet of lot area)
T-P (Mobilhome Park)
Off-Site Requirements
Development shall be required to connect to City water, sewer and storm drain facilities. Development shall be
required to install paved streets, curbs, gutters, sidewalks, street lamps and other facilities as required by the City
Engineer.
On-Site Requirements
Development shall comply with requirements specified in the Sanger Zoning Ordinance and Sanger Design
Guidelines, including, but not limited to:
•
•
•
•

Yard Setbacks
Open space/recreation areas
Height standards
On-site parking; Fencing and other applicable standards
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High Density Residential
This designation is intended to provide for attractive
higher density multiple family residential areas.
Dwellings should be designed to blend well with
surrounding areas, with attractive architecture,
landscaping and related improvements along shady, treelined collector or arterial roadways.
Locational Criteria
Locational considerations should include:
•
•
•

Free from conflicting land uses such as industrial
lands and wastewater treatment facility
Should have street access from at least two
directions
Should be located on one or more collector or arterial roadways

Locations
This designation is found particularly in future growth areas in the north part of the planning area, typically
situated along collector and arterial roadways, and especially at the intersection of these types of streets
Density/Population
20 to 43.6 units per acre or 106 to 160 persons per acre, depending on zoning.
Zoning
Zone districts consistent with the “High Density Residential” designation include:
RM-1.5 (High Density Multi Family Residential - one unit per 1,500 square feet of lot area)
RM-1.0 (High Density Multi Family Residential - one unit per 1,000 square feet of lot area)
Off-Site Requirements
Development shall be required to connect to City water, sewer and storm drain facilities. Development shall be
required to install paved streets, curbs, gutters, sidewalks, street lamps and other facilities as required by the City
Engineer.
On-Site Requirements
Development shall comply with requirements specified in the Sanger Zoning Ordinance and Sanger Design
Guidelines, including, but not limited to:
•
•
•
•
•

Yard Setbacks
Open space/recreation areas
Height standards
On-site parking
Fencing and other applicable standards
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COMMERCIAL LAND USE DESIGNATIONS
The General Plan proposes the following commercial categories:
•
•
•
•
•
•
•

Neighborhood Commercial
Community Commercial
General Commercial
Retail Mixed Use
Highway Commercial
Central Commercial
Office Commercial

A description of each commercial designation is as follows:
Neighborhood Commercial
This designation will allow for the development of
small scale commercial developments within or
nearby residential areas, that are designed to serve
the daily needs of residents, such as groceries,
laundry cleaning, cafes and similar uses. These
developments should be within easy walking distance
of most neighborhoods.
Locational Criteria
Neighborhood commercial designations are situated
primarily nearby to future residential growth areas
on the north side of the planning area, generally
along the alignment of existing and future collector
roadways. Some designations are situated adjacent
to high density residential designations, so that commercial services are nearby these population nodes.
Zoning
The Neighborhood Commercial zone is consistent with the C-1 (Neighborhood Commercial) district.
Off-Site Requirements
Development shall be required to connect to City water, sewer and storm drain facilities. Development shall be
required to install paved streets, curbs, gutters, sidewalks, street lamps and other facilities as required by the City
Engineer.
On-Site Requirements
New development will comply with requirements of the Sanger Zoning Ordinance and Sanger Design Guidelines, as
appropriate, and include attractive buildings and landscaping, parking areas, lighting, and screened storage areas.
In order to facilitate walkability, pedestrian circulation shall be considered as an important design element of this
type of development.
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Community Commercial
This designation will provide for
larger-scale shopping centers,
intended to primarily provide
commercial retail uses for the entire
community and region.
Locational Criteria
Community commercial uses should
be located primarily along major
roadways in areas with high visibility
and good vehicular and pedestrian
access, but away from sensitive uses
such as lower density residential
neighborhoods, schools and parks.
Designations
This designation is applied to a
number of parcels situated mostly along major roadways, including Academy Avenue
Zoning
C-2 (Community Commercial) zone.
Off-Site Requirements
Development shall be required to connect to City water, sewer and storm drain facilities. Development shall be
required to install paved streets, curbs, gutters, sidewalks, street lamps and other facilities as required by the City
Engineer.
On-Site Requirements
New development will comply with requirements of the Sanger Zoning Ordinance and Sanger Design Guidelines, as
appropriate, and include attractive buildings and landscaping, parking areas, lighting, and screened storage areas.
In order to encourage walking, pedestrian circulation shall be considered as an important design element of this
type of development.
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General Commercial
This designation will provide for shopping
centers, retail uses, offices and related
uses, at appropriate locations. This
designation also allows for some light
manufacturing uses.
Locational Criteria
General commercial uses should be
located in areas with high visibility and
good vehicular and pedestrian access, but
away from sensitive uses such as lower
density residential neighborhoods,
schools and parks.
Location
This designation is applied to a number of
parcels situated mostly along major roadways, particularly Academy Avenue.
Zoning
C-4 (General Commercial)
C-M (Commercial and Light Manufacturing)
Off-Site Requirements
Development shall be required to connect to City water, sewer and storm drain facilities. Development shall be
required to install paved streets, curbs, gutters, sidewalks, street lamps and other facilities as required by the City
Engineer.
On-Site Requirements
New development will comply with requirements of the Sanger Zoning Ordinance and Sanger Design Guidelines, as
appropriate, and include attractive buildings and landscaping, parking areas, lighting, and screened storage areas.
In order to facilitate walking, pedestrian circulation shall be considered as an important design element of this type
of development.
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Retail Mixed Use
The retail mixed-use designation is
intended to build in flexibility for future
projects to meet the changing needs of
the City and the marketplace. It is
proposed to be applied to land along the
north Academy Avenue corridor and other
selected locations in the northern part of
the community. It could also be applied to
other locations in the City depending on
requests from property owners.
This land use will allow for a mix of uses,
both vertical and horizontal, that accompany larger regional retail centers and lifestyle centers. Included in this
are entertainment uses, hotel and other community facilities. The primary land use shall be any of the proposed
six commercial categories. Secondary uses could be residential or light industrial, but not to exceed 45 percent of
a given parcel (or contiguous parcels).
Locational Criteria
Retail mixed uses uses should be located in areas with high visibility and good vehicular and pedestrian access.
Location
This designation is applied to a number of parcels situated mostly along the north Academy Avenue corridor.
Zoning
RMU. This zone is to be adopted.
Off-Site Requirements
Development shall be required to connect to City water, sewer and storm drain facilities. Development shall be
required to install paved streets, curbs, gutters, sidewalks, street lamps and other facilities as required by the City
Engineer.
On-Site Requirements
New development will comply with requirements of the Sanger Zoning Ordinance and Sanger Design Guidelines, as
appropriate, and include attractive buildings and landscaping, parking areas, lighting, and screened storage areas.
In order to facilitate walking, pedestrian circulation shall be considered as an important design element of this type
of development. Residential development would be permitted to standards of the RM-1.5 or RM-2.5 zone.
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Central Commercial
This designation is intended to protect and
foster downtown Sanger by strengthening
the “downtown” atmosphere of storestypically fronting directly on the street with
display windows catering to pedestrian
shopping. On-site parking lots should be
located to the rear or to the side of
buildings.
Locational Criteria
This designation shall be reserved for
properties in Sanger’s downtown, generally
bounded by 9th Street on the south, West
Street on the west, portions of K Street on
the east and 5th Street on the north.
Zoning
C-3 (Central Commercial) zone
Off-Site Requirements
Development shall be required to connect to City water, sewer and storm drain facilities. Development shall be
required to install paved streets, curbs, gutters, sidewalks, street lamps and other facilities as required by the City
Engineer.
On-Site Requirements
Development with this designation will have the following distinguishing features - new buildings will generally be
built to back of sidewalk, parking shall be generally located at the rear or side of the building, signs shall be
regulated and shall be pedestrian-oriented, the architectural design of the building will be compatible with the
historic downtown environment, and new uses or extensive expansion of existing uses shall require site plan
review or a conditional use permit, as determined by the Sanger Zoning Ordinance. Some amendments will be
necessary to the text of the C-3 zone to achieve the desired vision for future development in the downtown,
particularly as it concerns building placement and on-site parking placement.
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Highway Commercial
This designation is intended to provide for
well-designed commercial development that
provides services to travelers along the
Highway 180 corridor. Uses such as lodging,
restaurants, service stations, and specific
retail uses are emphasized.
Locational Criteria and Designations
Highway commercial designations would
occur at existing interchanges of major
roadways at Highway 180, including
Academy Avenue and Bethel Avenue.
Zoning
C-5 (Highway Commercial). This will be a
new zone district that must be drafted and adopted.
Off-Site Requirements
Development shall be required to connect to City water, sewer and storm drain facilities, however, in some cases
on-site water and sewer systems will be considered if the distance to the municipal system is significant.
Development would then be required to connect to the City system at such time in the future when the system is
reasonably close. Development shall also be required to install paved streets, curbs, gutters, sidewalks, street
lamps and other facilities as required by the City Engineer.
On-Site Requirements
New development will comply with requirements of the Sanger Zoning Ordinance and Sanger Design Guidelines, as
appropriate, and include attractive buildings and significant landscaping, parking areas, lighting, and screened
storage areas. The City will also require the use of monument-style signs that combine businesses (to prevent a
"forest" of pole signs).
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Office Commercial
The Office Commercial designation provides
for the creation of attractive office
developments, whether in master-planned
office parks or stand-alone buildings. This
designation is also proposed for certain
blocks around the core area that were
previously zoned for multi family residential.
These blocks contain a number of older,
architecturally significant homes that could
be converted to attractive offices. Future
residential development would still be
allowed in these blocks but be subject to
rigorous review to ensure high quality
design.
Locational Criteria
Office commercial uses should generally be
located along major roadways, but as noted
above, may be applied to certain blocks in
the core area.
Location
The primary Office Commercial designations are along Jensen Avenue, Academy Avenue (north of the core area)
and several blocks around the downtown core.
Zoning
Zone districts consistent with the “Office Commercial” designation include:
C-P (Administrative and Professional Office)
Off-Site Requirements
Development shall be required to connect to City water, sewer and storm drain facilities. Development shall be
required to install paved streets, curbs, gutters, sidewalks, street lamps and other facilities as required by the City
Engineer.
On-Site Requirements
Development with this designation will be consistent with the Sanger Zoning Ordinance and Sanger Design
Guidelines and have the following distinguishing features - new development will have landscaping, parking shall
be off-street, all visible equipment and storage areas shall be fenced and screened from public view, signs will be
regulated and new uses or extensive expansion of existing uses shall require site plan review or a conditional use
permit, as determined by the Sanger Zoning Ordinance.
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INDUSTRIAL DESIGNATIONS
There are two Industrial designations in the Land Use Element: Light Industrial and Heavy Industrial.
Light Industrial
The Light Industrial designation is
intended for less-intensive manufacturing
and storage uses that do not generate
higher levels of noise, glare, vibration,
odors or hazards that could be a nuisance
to surrounding properties.
Locational Criteria
Light industrial uses should generally be
located in areas with good road and/or
rail access, but away from sensitive uses
such as lower density residential
neighborhoods, schools and parks.
Location
The General Plan designates Light
Industrial lands along the railroad (on
the east side of downtown) as well as
the nothern half of the Southeast Sanger
Specific Planning area.
Zoning
M-L (Light Manufacturing)
Off-Site Requirements
Development shall be required to connect to City water, sewer and storm drain facilities. Development shall be
required to install paved streets, curbs, gutters, sidewalks, street lamps and other facilities as required by the City
Engineer.
On-Site Requirements
New development will have landscaping, parking shall be off-street, all visible equipment and storage areas shall
be fenced and screened from public view, signs will be regulated and new uses or extensive expansion of existing
uses shall require site plan review or a conditional use permit, as determined by the Sanger Zoning Ordinance.

2-33

Sanger General Plan
Chapter 2: Land Use Element
Heavy Industrial
The Heavy Industrial
designation provides for
a full range of
manufacturing and
processing activities, as
listed in the Sanger
Zoning Ordinance. Uses
developed in this
designation may exhibit
characteristics such as
noise, vibration, odors
or hazards that may
make them unsuitable
for the Light Manufacturing designation.
Locational Criteria
Heavy industrial uses should generally be located in areas with good road and/or rail access, and away from
sensitive uses such as residential neighborhoods, schools and parks. The prevailing wind direction in Sanger is
from the northwest, so Heavy Industrial lands should, to the extent possible, be located downwind of the
community.
Location
The General Plan designates Heavy Industrial in the southern half of the Southeast Sanger Specific Plan (including
lands within the Kings River Technology Park).
Zoning
M-2 (Heavy Manufacturing)
Off-Site Requirements
Development shall be required to connect to City water, sewer and storm drain facilities. Development shall be
required to install paved streets, curbs, gutters, sidewalks, street lamps and other facilities as required by the City
Engineer.
On-Site Requirements
New development will have landscaping, parking shall be off-street, all visible equipment and storage areas shall
be fenced and screened from public view, signs will be regulated and new uses or extensive expansion of existing
uses shall require site plan review or a conditional use permit, as determined by the Sanger Zoning Ordinance.
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OTHER LAND USE DESIGNATIONS
Public Facilities
This designation is reserved for
facilities that are operated by
public agencies, including schools,
the post office, City Hall, other Cityand school district-operated
facilities and county offices.
Locational Criteria
The location of public facilities
depends on the service being
provided. City, county and federal
offices and facilities that cater to
the public, such as post offices, city
hall, community centers, etc.
should be centrally located, within
downtown Sanger. This helps keep
downtown vibrant and sends a
signal that downtown is the heart
of the community. It also can help to promote walking and shopping – as residents visiting a public office may also
be able to complete other shopping destinations in the downtown – without having to use their automobile.
Public schools should be centrally-located within the neighborhoods they are intended to serve, so that students
can walk or bicycle to school. Other public uses should be appropriately-located depending on their function and
potential impacts on the surrounding neighborhood.
Location
As stated above, various public facilities are located in the community according to their function. Several new
"floating" school sites are designated in future growth areas in the north part of the Sphere of Influence. A
potential new high school is designated on the northeast side of the community - to balance the existing high
school in the southwest part of the community.
Zoning
RSC (Resource, Schools and Conservation)
Off-Site Requirements
As appropriate, development shall be required to connect to City water, sewer and storm drain facilities.
Development shall be required to install paved streets, curbs, gutters, sidewalks, street lamps and other facilities
as required by the City Engineer.
On-Site Requirements
Depending on the use, new development will be landscaped, parking lots will be constructed off-street and will be
landscaped, signs shall be regulated and new uses shall undergo site plan review. Schools shall receive special
attention in regards to pedestrian, bike and bus circulation.
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Parks and Open Space
This designation is applied to lands that will remain
generally free of buildings. Uses that would receive
this designation include parks, playing fields, and
lands with sensitive resources, such as land along the
Kings River.
Locational Criteria
Public parks should be centrally located within the
neighborhoods they are intended to serve – to
facilitate walking and cycling. Parks should generally
be abutted by public streets - to ensure visibility and
access.
The location of other Open Space lands will be determined by their function. For example, the General Plan
designates the City-owned regional open space facility along the Kings River bottom, near the wastewater
treatment plant as "Open Space". This designation recognizes the potential recreational development of parts of
this site, and also to preserve the unique riparian atmosphere and protected plant and animal species found only
along the river.
Location
In addition to the description provided above under "Locational Characteristics" the General Plan designates a
number of future "floating" park locations in future residential growth areas - especially in the east and north parts
of the Sphere of Influence. These designations are "floating" in that they may be adjusted and sized as needed,
depending on the nature and density of actual development. Regardless of size, future parks should be centrallylocated within subdivisions and residential areas that they are intended to serve, to promote easy access especially walking.
Zoning
For the time-being the RSC (Resource, Schools and Conservation) zone shall be considered consistent with the
Open Space designation, however the City should ultimately prepare and adopt a specific "O" (Open Space) zone
that is tailored to the unique aspects of parks and other open spaces.
Off-Site Requirements
The open space designation is generally intended to keep land free from development. However, there may be
situations where limited development is warranted (such as a utility building, picnic shelter or similar public-use
facilities). As appropriate, any development in this designation may be required to connect to City water, sewer
and storm drain facilities. Further, development may be required to install paved streets, curbs, gutters, sidewalks,
street lamps and other facilities as determined by the City Engineer.
On-Site Requirements
The open space designation is generally intended to keep land free from development. However, there may be
situations where limited development is warranted. Any new development with this designation may be required
to be landscaped, parking will be constructed off-street and will be landscaped, signs shall be regulated and new
uses shall undergo site plan review or Conditional Use Permit, as determined by the Zoning Ordinance.
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Agriculture/Urban Reserve
Locational Criteria
This designation is applied to lands that are being, or have
the capacity to be, actively farmed, but are within the
planning area and may be eventually developed. This
designation can be combined with other designations, as
appropriate. For instance, it may be warranted to
designate future residential lands as “Low Density
Residential – Reserve” – in instances where it would not
be appropriate to develop the land for a significant period
of time.
Further, this designation could also be applied to lands in
agricultural areas that contain developed agriculturallyrelated uses, such as packing houses, cold storage
operations or other agriculturally-related businesses.
The purpose of this designation is to protect agriculture
from urban encroachment, maintain land in agriculture
until the time is appropriate for conversion to urban uses,
and to ensure that conflicts do not arise between agriculture and urban uses.
Zoning
To implement this designation, the City shall prepare and adopt a new AE-20 (Exclusive Agriculture (20 acre
minimum lot size) district.
Off-Site Requirements
The urban reserve designation is generally intended to keep land free from development. However, there may be
some situations where limited development (such as agricultural businesses) is warranted. As appropriate, any
development in this designation may be required to connect to City water, sewer and storm drain facilities.
Further, development may be required to install paved streets, curbs, gutters, sidewalks, street lamps and other
facilities as determined by the City Engineer.
On-Site Requirements
The urban reserve designation is generally intended to keep land free from development. However, there may be
situations where limited development is warranted. Any new development with this designation may be required
to be landscaped, parking will be constructed off-street and will be landscaped, signs shall be regulated and new
uses shall undergo site plan review.
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Land Use/Zoning Consistency Matrix
State planning law requires the zoning on every parcel of land be consistent with the applicable General Plan land
use designation. For instance, a parcel designated “Residential” on the General Plan’s land use map must be zoned
for residential uses – it cannot be zoned for commercial use, for example.
Table 2-2 is a matrix that shows which General Plan land use designations are consistent with various zone
districts.
Table 2-2: Land Use/Zoning Consistency
Land Use Designation

Zoning that is Consistent

Residential
Low Density Residential

R-A or R-1-10

Medium Low Density Residential

R-1-10 or R-1-7.5

Medium Density Residential

R-1-6 or RM-2.5 or T-P

Medium High Density Residential

RM-2.5 or RM-1.5 or T-P

High Density Residential

RM-1.5 or RM-1.0

Commercial
Neighborhood Commercial

C-1

Community Commercial

C-2

Central Commercial

C-3

General Commercial

C-4 or C-M

Mixed Use Retail

RMU*

Highway Commercial

C-5*

Office Commercial
Retail Mixed Use

C-P
RMU*

Industrial
Light Industrial

M-L

Heavy Industrial

M-H

Public Facilities/Open Space
Public Facilities

RSC

Open Space

OS*

Agriculture/Urban Reserve

AE-20*

* - denotes a future zone district to be prepared and adopted

2-38

2035 Sanger General Plan
Chapter 2: Land Use Element

Land Use Goals, Objectives and Action Plans
This section of the Land Use Element establishes goals, objectives and actions, to guide Sanger’s growth through
the year 2035.
Goals can refer to image and appearance, land use, economic viability, health and safety, and preservation of
resources or fiscal soundness, among other issues.
Goals in this plan are refined into objectives and action plans. These represent concrete actions the city will take
to ensure that goals are realized. Goals, objectives and action plans are organized under the following topics:
1.

Community Image/Urban Design

2.

Growth Management

3.

Agricultural Land

4.

Residential Neighborhoods

5.

Commercial Development

6.

Industrial Development

7.

Downtown

8.

Public Facilities

9.

Schools

10.

River Lands

11.

Economic Development

12.

Infrastructure

13.

Disadvantaged Unincorporated Communities

14.

Public Participation

15.

Code Amendments
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ISSUE ONE: COMMUNITY IMAGE/URBAN DESIGN
Image is an important community asset in that it can
influence how people feel about their community. If a
community has a "positive" image, a strong sense of
community and pride can result. It can also influence
outside investors. A "poor" community image may
discourage persons or businesses from investing in
Sanger. Further, a positive community image often leads
to greater citizen involvement in community affairs, nonprofit organizations and children-related activities.
A community that is clean, well-maintained, visually
appealing and properly planned will:
-

Attract outside investment;
Encourage people to maintain their property;
Cause real estate values to appreciate; and
Stimulate city revenues - sales, transient occupancy (lodging) and property taxes.

Goals, Objectives, Action Plans
Public Improvements
I.

Foster an attractive, clean and well-maintained community.
1.

Implement recommendations of the “Sanger Community Design Standards Guidelines” adopted
in 2009.
a.

2.

All development projects shall comply with the 2009 Sanger Community Design
Standards as may be updated by the City Council..

The City should facilitate a landscaping program in
appropriate locations, such as parks, future street
medians, pedestrian corridors and within the
downtown that promotes shading, color, and
aesthetically pleasing forms.
a.

The City should seek funding to pay for
landscape improvements. In addition to
grant monies, the city should explore
establishing a development impact fee,
assessment or other financing mechanism
that pays for the construction and
landscaping of street medians and landscape planters.

b.

The City should apply for urban forestry grants to pay for the planting of trees within
sidewalks along major streets, including Academy Avenue; 5th, 7th and 9th Street,
Annadale Avenue and selected blocks in the downtown area. The City should contact a
qualified non-profit organization to seek their assistance in the development of a treeplanting program in the community.
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c.

The City should explore options regarding the creation of a downtown maintenance
district to pay for the cost of maintaining improvements in the downtown, such as
landscaping, street furniture, parking lots, signage and lighting.

Code Enforcement/Property Maintenance
1.

The City shall ensure that street sweeping, trash pickup, and the maintenance of public grounds
and buildings are completed on a weekly basis.
a.

2.

3.

4.

The City shall actively enforce the State Housing Code as funding allows, which provides a
procedure for abating or rehabilitating unsafe, dilapidated residential structures.
a.

The Building Official shall report to the City Council on an annual basis progress on
rehabilitating or removing unsafe residential structures, as may be warranted.

b.

The City shall maintain a city map or other records that identifies the location of unsafe
residential dwellings.

c.

The City should explore the use of state or federal funds to promote infill residential
development while concurrently facilitating the rehabilitation of substandard dwellings
and the removal of unsafe residential structures. The City could contract with a
qualified entity to explore using CDBG funds towards housing rehabilitation and
demolition of dilapidated residential structures.

d.

To spur new development, the City should consider adopting reduced impact fees for
development occurring on designated infill locations in the core area of the community.

The City shall continue to actively enforce the city’s vehicle abatement program and illegal
parking on residential property, as appropriate.
a.

The City shall prepare and adopt a property maintenance ordinance.

b.

The City should create a property maintenance brochure that addresses the most
common questions about property maintenance and code enforcement issues, as
funding permits.

The City shall explore creating a space for the overnight parking of “big rig” trucks by residents
who are employed in trucking. The facility could be fenced and lighted for security. The City
could charge a small fee to recoup the cost of operating the facility.
a.

5.

General and enterprise funds should be evaluated on an annual basis to help address
adequate funding for these tasks.

Form a task force of city officials, interested truck drivers and industry leaders to
examine the feasibility of establishing a truck parking facility.

Sanger shall continue to actively enforce the city’s sign ordinance, as may be warranted.
a.

The City shall review its Sign Ordinance and determine if there are modifications that
should be implemented to improve aesthetic design standards or to update it with new
developments in the law.
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6.

b.

The City shall consider preparing a brochure that clearly explains the sign ordinance.

c.

As funding allows, the City should send the sign brochure to all businesses along with
yearly business license renewals, as a reminder of the city’s sign ordinance standards.

Continue proactive and responsive code enforcement and nuisance abatement programs to
improve the attractiveness of residential neighborhoods.".

Community Character and Identity
I.

Encourage development that conveys a “sense of place” with architecture that reflects local history and
traditions.
1.

The City will implement the Sanger "Community Design Standards Guidelines” prepared in 2009.
This document specifies “good” design strategies and architectural themes that reflect Sanger’s
“sense of place”
a.

2.

Establish or upgrade “Welcome to
Sanger” signs and landscaping at
key locations on Highway 180,
Academy Avenue and Jensen
Avenue, as appropriate.
a.

3.

Staff will work with the Planning Commission to implement the design guidelines.

The City should work
with local service clubs
and other organizations
to raise funds for
construction of welcome
signs. The City could
consider having
vocational students at
Sanger High School
design, construct and
install the signs.

Existing entry signage is a bit cluttered in appearance and
could be re-designed.

Improve the appearance of land
uses along Academy Avenue, especially where Academy enters the community on the north and
south.
a.

New commercial and industrial development shall be designed to include a landscaped
buffer between buildings/parking lots and the sidewalk. A landscape buffer shall be
provided that is at least ten feet deep (or ten percent of the depth of the parcel,
(whichever is less)). The buffer shall extend the width of the property as it fronts onto
the Street or roadway.

b.

The City should consider the purchase of selected properties along Academy Avenue to
redevelop. The purpose of these purchases would be to remove blighted properties and
replace them with a new use that would improve the appearance of the Academy
Avenue corridor as well as generate increased sales and property tax.
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II. Foster a community that is free of land use conflicts.
1.

Legal, non-conforming land uses should not be allowed to be enlarged physically or operationally
(unless the expansion does not increase the degree of non-conformity).
a.

2.

The city shall actively enforce existing zoning and building regulations that preclude or eliminate
uses of land or buildings that present conflicts for adjacent properties, as appropriate.
a.

3.

The City shall analyze proposed land uses to ensure they do not present the possibility
of land use conflicts.

The city shall ensure that commercial uses do not operate in residential neighborhoods unless
the operator has obtained an appropriate license, permit or other approval from the City.
a.

4.

The City shall limit the expansion of legal non-confirming uses.

The City shall review the use of commercial uses operating or proposing to operate in
residential neighborhoods for complaince with the City's ordinances and regulations
governing such uses..

The city should develop an urban growth strategy that minimizes the impact of urban uses on
adjacent agricultural operations.
a.

To the extent practical, the Land Use map shall use roadways, ditches, railroads, creeks
and other physical features to separate urban uses from existing agricultural operations.

b.

The City shall explore implementing a development impact fee that pays for the
purchase of agricultural easements outside Sanger's Sphere of Influence. Such
easements would be used to form a greenbelt around the community, curb sprawl and
ensure that the Cities of Fresno and Sanger do not grow together. Said fee would be a
condition of annexation into the city or subdivision of land, as warranted.
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Community Pride and Public Involvement
IV.

Create a city that portrays a “sense of community”.
1.

V.

The City should continue to promote public
events and celebrations that bring citizens into
its downtown and in other public places, like
parks, schools and public buildings.
a.

Promote a Farmers Market in the
downtown area, possibly closing a
street for the event.

b.

The City shall continue to work with local organizations to promote community events,
such as the Fourth of July Fireworks, Christmas Parade and an Annual Christmas Open
House in the downtown.

Foster a friendly community that encourages public involvement.
1.

The City should form additional citizen advisory committees that report to the City Council on
various topics, including beatification, recreation, circulation and general city matters (e.g. Citizens
Advisory Committee) as appropriate.
a.

2.

A to-be-formed beautification committee could work with a qualified non-profit organization
to develop a city-wide tree planting program. The city could apply for tree grants to fund
this program.

The City should convene an annual study session with Sanger Unified School District to discuss
planning matters that are of mutual interest, like future schools, bike paths, Safe Routes to School,
and recreation facilities.
a.

3.

The City Council and Planning Commission should hold annual study sessions to discuss planning
related matters.
a.

VI.

The City Manager will coordinate with the school district to set a date for a joint meeting
between the two agencies. The City shall contact the Sanger Unified School District to
explore its interest in having a joint meeting between the two agencies at appropriate
intervals..

The City Manager will set a date and formulate an agenda for these joint meetings.

Create a community that portrays an image that is progressive and energetic.
1.

The City should work with other public entities and service organizations to jointly work on
projects that benefit Sanger as a whole.
a.

The City Manager should make presentations to various community organizations to
solicit their help in financing, constructing and/or maintaining public art or
beautification improvements, such as fountains, mini-parks, specimen trees, murals or
roundabouts.
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ISSUE TWO: GROWTH MANAGEMENT
The management of Sanger’s growth - direction, rate, density and arrangement of land uses, can be beneficial
from a fiscal, environmental and social perspective.
A community that is well-planned will be more attractive to potential residents, developers, companies and
investors than one that is poorly planned, has numerous land use conflicts, urban sprawl, a non-viable downtown,
poor circulation patterns and disenfranchised sections of town.
Furthermore, a community that is compact and is not sprawling has more efficient, cost effective infrastructure
and service delivery systems than a community without these attributes. Generally, a community that actively
promotes infill will have a less costly service delivery system as well an infrastructure system that is more efficient.
Growth boundary lines are effective tools towards facilitating an infill growth model.
In order to better understand the distribution of land uses in the community, Sanger was divided into four
quadrants (Note: the north/south line being Academy Avenue and the east/west line being Jensen Avenue, 7th
Avenue and South Rainbow alignment). It was readily apparent that most of the residential growth (and its
associated uses such as park and schools) has taken place in the northwest and southwest quadrants. Each
quadrant's percentage of city's total acreage devoted to residential, school and park acreage is as follows:
Northeast: 11.5 percent
Northwest: 32 percent
Southeast: 17.2 percent
Southwest: 39.5 percent

Northwest

Northeast

KINGS CANYON RD

32% of residents
2/10 of schools
3/12 of parks

JENSEN AVE

ACADE

This imbalance in residential, school and park acreage by
quadrant can leave certain sections of the community
short of park, neighborhood shopping and school
improvements, thereby requiring residents to drive
greater distances or school-aged children to walk further
distances (or be driven to school).

11.5% of residents
1/10 of schools
2/12 of parks

BETHEL AVE

MY AVE

Southeast

Southwest

Document Path: F:\2014\14-330\GIS\14-330_1_Planning_Area_Boundaries.mxd

NEWM
AR

NORTH AVE

Growth management policies can bring better balance to
Sanger by promoting certain growth-inducing projects to
be located in less-developed quadrants. These projects
could include schools, neighborhood shopping centers,
parks, and pedestrian trails.

K AVE

ANNADALE AVE

17.2% of residents
1/10 of schools
3/12 of parks

39.5% of residents
6/10 of schools
4/12 of parks

GOODFELLOW AVE

Planning Area Boundaries

A review of Sanger's subdivision approval records shows that since 2002, 3,836 lots have been approved through
the city's tentative and final map process. Many of these lots have been developed with homes but there still
remains over 380 vacant residential lots within the city limits and another 230+ lots if a final subdivision map is
approved. All totaled, Sanger has about another 13.5 years of residential capacity on these lots - based on the
city's 10-year average of 46 single family homes per year.
City Limits

Sphere of Influence
City Parcels

0

1,500

3,000

Feet

County Parcels

Sanger is surrounded by some of the richest agricultural lands in the world. The City must consider very carefully
when it decides to grow outward - permanently converting agricultural lands to urban use.
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Goals, Objectives, Action Plans
Protecting Sanger’s Boundaries
I.

Maintain Sanger as a small, prosperous, agriculturally-oriented city surrounded by farmland.
1.

II.

To the extent possible, ensure that Sanger is surrounded by agricultural land that is zoned for
large-parcel agriculture by Fresno County. (e.g. AE-20 [20 acre minimum parcel size, or larger]).
a.

The City shall notify the County of Fresno that all land that surrounds Sanger and is
within its Sphere of Influence should be classified to the AE-20 (or larger acreage) zone.
Further the City shall discourage proposals for parcelization of these lands by the County
to sizes smaller than 20 acres.

b.

Continue to request referals of applications from Fresno County that propose urban
development (subdivisions, commercial or industrial development) on lands within the
Sanger Sphere of Influence for comment and review. All development occurring within
these areas must be annexed and developed within city limits, consistent with the
Sanger General Plan and city development standards.

Ensure that Sanger's future growth promotes a compact, contiguous and concentric urban form.
1.

Sanger should promote infill of vacant land currently within the city limits prior to considering
future annexations.
a.

The City should set an infill objective prior to consideration of additional annexations.
For example, an objective could be established that land slated for residential
development would not be annexed into the city until less than 10 years supply of
vacant land (including vacant lots) had been reached.

b.

The City should promote residential development in Sanger's northeast and southeast
quadrants. These quadrants have lower populations and fewer residential units than
the northwest and southwest quadrants. If "concentric" development around the
downtown is to be promoted, these two quadrants require additional development. A
cursory acreage survey of Sanger's residential development showed that approximately
39 percent of the city's residential development was in the southwest quadrant; 32
percent in the northwest quadrant; 17 percent in the southeast quadrant and 12
percent in the northeast quadrant.

c.

To promote additional residential development in Sanger's northeast and southeast
quadrants the city could promote growth-inducing or growth-attracting land uses
including, a neighborhood commercial node, a new park or school, a public building, or a
private facility such as an assisted living complex, affordable housing complex or a
senior housing facility.
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New Development
III.

Promote Smart Growth planning principles in order to discourage urban sprawl and the premature
urbanization of agricultural land, and to create more livable neighborhoods.
1.

The City shall integrate Sanger's Community Design Standards and Guidelines into Sanger's
Zoning Ordinance to implement smart growth, neo-traditional design standards. These
standards will:

•
•

promote moderate increases in residential densities;
narrower, tree lined streets and shorter blocks to slow traffic
and promote walking;
better connectivity in and between neighborhoods; and
site and architectural design that emphasizes a humanized,
pedestrian-oriented environment, as opposed to an
automobile-oriented environment.

•
•

Preferred
Park

Park

2.

New urban development should occur on undeveloped
properties which are closer to the existing built-up area or
which are in-fill parcels.
a.

Park

The City should promote in-fill development and
development of lands immediately adjacent to
existing urbanized areas before allowing development
of outlying lands. New residential development could
be granted a density bonus (using a specialized
overlay zone) with special design standards.

Discouraged

This illustration contrasts a subdivision
with good street connectivity (top) and a
subdivision with poor connectivity
(bottom). The top subdivision offers
multiple route choices while the lower
subdivision requires longer, circuitous
trips to reach many parcels. Good street
connectivity reduces air pollution and
fuel consumption by promoting walking
and shorter trips. Emergency vehicle
access is also improved. The top
subdivision also integrates park and
open space features in accessible, visible
locations.
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3.

The City should promote mixed-use
development where appropriate. Mixeduse projects typically combine residential
and commercial uses in the same building
or site.
a.

The City shall amend its Zoning
Ordinance to incorporate a
Mixed-Use Zone District (or add
Mixed Use as a permitted use in
specific zones.

b.

The General Plan land use map
designates a new Retail Mixed
Use category on selected parcels,
particularly within the north
Academy Avenue corridor

c.

4.

The City will promote mixed-use
development in the downtown, in
particular along the 7th Street
corridor.

A typical "vertical" mixed use project includes
commercial uses on the ground floor and dwellings
above. Mixed use can also be arranged
horizontally, with commercial and residential uses
in different parts of a site.

Housing units should be permitted in the upper stories of downtown buildings.
a.

The Zoning Ordinance should be amended to permit residential units in upper floors of
buildings in the downtown area.
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ISSUE THREE: RESIDENTIAL NEIGHBORHOODS
The “neighborhood” is the fundamental building block of a community. The
health and quality of life of a community is best measured at the
neighborhood level. If a city’s neighborhoods are noisy, contain excessive
traffic, are unkempt, include incompatible land uses or are depreciating in
value, then the community as a whole is most likely spiraling towards a
condition of blight. In terms of community priorities, preservation of the
neighborhood ranks as one of the most important community goals.
Good, viable neighborhoods can foster strong, long-term relationships with
adjacent households as well as creating an informal neighborhood watch
organization. "Eyes on the Street" can be an effective deterrent to crime
and other activities that are not in the best interest of the neighborhood.
The ideal neighborhood should be inviting, quiet, cool in the summer,
children-friendly, pedestrian-oriented, achitecturally appropriate and it
should maintain its value over time. The neighborhood should also provide
for a wide range of housing types, styles and prices.

Shady tree-lined residential
street.

Multi-family development (also known as apartments) is necessary in all
communities. It provides housing opportunities for persons or families who
do not wish to own a single-family dwelling or who cannot afford to own or rent one.

Improperly located, designed or maintained, multi-family development can have an adverse impact on the
neighborhood and the community as a whole. To protect the health, safety and welfare of persons living adjacent
to multi-family development as well as persons living in these types of units, the location, design and long-term
maintenance of this type of housing must be carefully considered.
Goals, Objectives, Action Plans
Neighborhood Maintenance and Revitalization
I.

Take actions to keep existing neighborhoods strong and healthy.
1.

2.

Remove substandard homes from residential neighborhoods.
a.

The City shall promote the abatement or rehabiliation of substandard residential units
through the process established in the State Housing Code and the Sanger Municipal
Code.

b.

The City should consider the purchase of substandard housing in order to clear the
property for new, low- to moderate- income housing. CDBG funds could be used to
implement this objective.

Encourage the rehabilitation of homes that have deteriorated.
a.

The City could work with a qualified non-profit entity to rehabilitate homes. Establish a
numeric goal for the number of households that would be provided with assistance on
an annual basis.
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3.

4.

5.

6.

Upgrade public improvements in blighted neighborhoods, including sidewalks, alleys, street
trees, roadways, parkways and street lights.
a.

Establish an annual funding objective for repairing or replacing broken curbs, gutters
and sidewalks. A percentage of the city's CDBG funding could be used for these public
improvements. Other sources of funding could include the State's Safe Route to Schools
fund, CMAQ (congestion management air quality), and gas tax funds.

b.

Replant vacant parkways with street trees, where feasible.

c.

Identify alleys that can be abandoned and initiate the process consistent with the
Streets and Highways Code.

d.

Upgrade alleys with pavement, where possible. Vee gutters should be considered during
the reconstruction of an alley.

Encourage residential infill development in neighborhoods that are blighted.
a.

Consider the reduction of development impact fees for residential infill projects.

b.

Consider increasing the allowable underlying density on land that will support a
residential infill project. Increased density can help make projects “pencil-out”
financially. However, such projects must have exceptional design to ensure they are
compatible with the surrounding neighborhood.

Adopt and enforce a property maintenance ordinance.
a.

The planning and building department should work to prepare and adopt a property
maintenance ordinance to ensure that zoning code violations and property maintenance
issues are corrected and/or eliminated. This ordinance would apply to all zones in the
City.

b.

On an “as-needed” basis, the city will send out correction letters to property owners
who are in violation of planning or building code regulations.

The city should seek state and federal grant funds that can assist in the elimination of blight in
residential neighborhoods.
a.

7.

The City should work with qualified agencies and the Fresno County Housing Authority
to develop a residential in-fill program that will replace dilapidated housing with new
housing, using state or federal funds.

Coordinate housing-related objectives of the Land Use Element with those of the Housing
Element
a.

The City Planner shall ensure consistency between Elements
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New Development
II.

Create neighborhoods that are quiet, visually pleasing, and cool.
1.

The City should amend the Zoning and
Subdivision Ordinances to incorporate
smart-growth, human-scale design
standards relating to:

-

Dwellings with front porches and garages
set back at or behind the front plane of
the dwelling.
Neighborhood parks in locations central
to the neighborhood they will serve.
Dwellings that are architecturally
reflective of historic and traditional styles
used in Sanger and the San Joaquin
Valley.
Narrower, tree-lined streets and shorter
blocks, to slow traffic.
Subdivisions with a well-connected
network of streets, thereby affording
multiple route choices: walled
subdivisions should be discouraged;
Traffic-calming strategies such as bulb-outs,
roundabouts, pedestrian refuges and other
mechanisms.
Land uses adjacent to residential developments
should provide for direct pedestrian access
between the two types of developments.

-

-

-

2.

Utilize the Sanger Community Design Standards
and Guidelines, which illustrate preferred
design techniques, for subdivision design, and
single and multiple family residential development.
a.

3.

Streets with long expanses of blank
garage doors should be avoided.

The City Planner shall work with the Planning Commission on implementing the design
guidelines on new development.

Continue to promote discourage land uses that are incompatible with residential neighborhoods.
a.

4.

This graphic shows the pleasing effects of a
dwelling with a large, useable front porch.
Doors and windows prominently face the
street. The garage is set back well behind the
front plane of the dwelling.

The City shall appropriately site transitional uses or buffers between residential
neighborhoods and incompatible uses as is reasonable. The City shall continue to
consider compatibility with residential neighborhoods when considering the amendment
of a land use designation.

Gated subdivisions shall be strongly discouraged in Sanger. Gated subdivisions create a
community where neighborhoods are cut off from one-another.
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a.

IV.

The City shall work with developers to discourage the creation of gated subdivisions,
except where warranted for special population groups such as the elderly or “at-risk”
individuals.

Protect existing and future neighborhoods from incompatible land uses.
1.

The Land Use map has been designed to minimize potential land use conflicts. In general, the
City should avoid placing certain uses next to or nearby one another, such as:
a.

2.

Residential next to industrial uses;
Industrial uses next to schools, hospitals, clinics, rest homes and similar uses;
Wastewater treatment plant next to residential uses, offices and certain commercial
uses;
Service commercial uses (e.g. auto repair) next to residential uses.
Utilize the above guidelines in reviewing General Plan amendments and zone changes
for new proposed uses.

Through the Site Plan Review and Conditional Use Permit processes, ensure that the city’s zoning
ordinance regulations do not permit uses or designs that will be incompatible with residential
neighborhoods.
a.

The City shall review projects for land use compatibility, based on the guidelines
outlined above.

Multi-Family Development
I.

Multi-Family development shall be well-designed,
well-maintained and properly sited.
1.

The City shall implement the Sanger
Community Design Standards Guidelines to
promote good multi-family residential
design. Multiple family residential projects
should be designed to avoid the appearance
of an apartment “complex”. To the degree
practical, multi-family units shall be
designed to mimic the appearance of singlefamily homes or town homes. Individual
units should feature front porches to allow
residents to enjoy and participate in the
neighborhood environment.
a.

2.

The City will promote multi family development that
is well-designed and that blends with the
neighborhood.

The City Planner will work with the
Planning Commission to implement the design guidelines.

Multi-family developments shall be required to enter into a maintenance agreement or other
appropriate mechanism with the City prior to occupancy. A maintenance agreement provides
the City the legal ability to ensure general maintenance activities are performed on a regular
basis, addressing issues such as landscaping, accumulation of junk, inoperable vehicles, broken
windows, etc.
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a.
3.

Duplex and triplex buildings may be integrated into single-family residential subdivisions, on
corner lots by means of a conditional use permit or a condition of a planned unit development.
a.

4.

The Zoning Ordinance shall be amended to incorporate this standard. The standard
shall then be applied to all future multi-family projects proposed in Sanger.

The Zoning Ordinance shall be amended to incorporate this land use.

Multi-family development may be permitted along the periphery of land otherwise designated
for single-family subdivision, along Collector and Arterial streets, where there would otherwise
be a masonry wall around the perimeter of a single-family development (see below). Units
should face the main street with doors, windows and porches. Vehicular access should be from
the rear via a lane that parallels the collector or arterial street.
a.

The Sanger Community Design Standards Guidelines provide examples of this type of
design.

Parking is to the Rear
This reserves the street frontage
for a more humanized look

Units set forward on lot
Prevents "overlook" into
adjoining yards
Street Trees
Provide shade and cooling,
soften the appearance of the
neighborhood

Use of
porches
Variation in
Roof Plane

Use of rich architectural detailing
and traditional building materials.

Example of preferable multi family residential design. Buildings are set forward on the site with parking to the
rear. Units "humanize" the streetscape with large, usable front porches, doors and windows.
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ISSUE FOUR: COMMERCIAL DEVELOPMENT
The term “Commercial” Development generally
refers to several types of land uses that feature
businesses providing goods and services. These
types of uses include:
Retail commercial - businesses whose primary
activity is selling goods to the public.
Office - businesses whose primary activity is
financial, insurance, real estate, information
processing etc.
Service - businesses that provide a variety of
physical services, such as auto repair, appliance
repair, etc. These types of uses approach light
industrial activities in nature and are typically
encouraged to locate away from retail and office commercial activities.
Highway - businesses that provide services to the traveling public, such as service stations, restaurants,
hotels/motels, RV parks, and selected retail uses. These uses should be reserved for properties at major
intersections along state highways (e.g. Academy and State Highway 180 and Bethel and State Highway 180).
The Sanger General Plan provides for five types of commercial land use designations:
•
•
•
•
•

Central (downtown),
General
Service
Neighborhood
Highway

Each of these types of commercial uses is necessary if the community wishes to provide services and shopping
opportunities for its citizens and the travelling public. Further, if a city is going to maintain its sales tax base, it is
imperative that it not only retain its own shoppers but that it also attract shoppers from surrounding communities
and outlying rural areas.
For each type of commercial development to be successful, it must be properly located, it must have adequate
access and it should be designed so that it will attract patrons. For example, a parcel of land that is designated for
general commercial uses should front onto a major roadway (with relatively high traffic volumes), it should be
designed so that it is attractive and visible from the roadway and it should incorporate ample off-street parking.
In contrast, development in the downtown is best designed to promote a pedestrian-shopping atmosphere, with
buildings set forward on the lot, featuring large display windows, and parking to the rear or on-street.
Commercial developers also have a responsibility to the community to create projects that are pleasing in
appearance, are well-maintained, and are not disruptive to surrounding properties. Indeed, it is these types of
uses that will form the community’s image.
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Goals, Objectives, Action Plans:
I.

Ensure that a full range of commercial development is provided for in Sanger.
1.

The General Plan Land Use map designates sufficient land to accommodate projected
commercial development through the planning period.

2.

Continue to monitor commercial land demand and accommodate requests to redesignate land
for commercial development as demand warrants, subject to the following guidelines:

3.

a.

The site has direct access to a major street, such as Jensen and Academy Avenues or the
downtown area.

b.

Development of the site for commercial use would not negatively impact adjacent
residential uses, in terms of traffic, noise, glare or other characteristics.

Allow service commercial uses (such as auto repair, etc.) to be located in Sanger’s industrial areas
and along certain blocks adjacent to the Union Pacific Railroad.
a.

4.

Establish a highway commercial presence at the intersections of Academy, Bethel and State
Highway 180.
a.

5.

Amend Sanger’s Zoning Ordinance to provide for service commercial uses in Sanger’s
industrial zone districts.

Annex land around the Academy and State Highway 180 intersection. This intersection
is designated "Highway Commercial" by the Land Use Element.

Designate a neighborhood commercial center in the northeast and southeast quadrants of
Sanger. These commercial centers should not exceed five acres in size and should contain two or
more neighborhood commercial uses (e.g. groceries, service station, restaurant, barber/beauty
shop, laundromat, coffee shop, bakery, etc.).
a.

Promote the development of a neighborhood commercial node in the southeast and
northeast quadrants. These nodes should be located on a corner lot with one of the
streets classified as a collector roadway. The node shall not exceed five acres in size.

b.

The design and construction of a neighborhood commercial center shall comply with the
Sanger's Community Design Standards Guidelines.
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II.

Promote commercial development that is attractive and functional.
1.

3.

All commercial developments shall be processed through the city’s site plan review process (or
Conditional Use Permit process, where required by the Zoning Ordinance).
a.

Require new commercial
development to be built
consistent with an architectural
character that reflects Sanger’s
identity and the identity of the
San Joaquin Valley. This
recommendation is illustrated in
Sanger's Community Design
Standards Guidelines.

b.

All commercial developments
including parking lots shall be
landscaped and shall be provided
with pedestrian-oriented
circulation features.

Promote the development of shopping
centers and complementary commercial
uses that enhance the city’s sales tax position.
a.

4.

Designate adequate land for larger-scale commercial development along Jensen and
Academy avenues.

The City shall work with the owners of existing shopping centers to improve their appearance,
circulation access, development marketability, and neighborhood compatibility.
a.

b.

Spanish style architecture, strongly embedded in
California's history, lends a "sense of place" to the
community.

The Community Director should meet with the owners of existing shopping centers to
discuss how the city might assist in improving the shopping center.

The City should review its 5-year capital improvement program to determine if certain
infrastructure or roadway improvements could improve the marketablity of existing shopping
centers.
c.

The City should explore with the owners of the older shopping centers the opportunities
for repurposing each center with potentially different types of land uses (e.g. multifamily residential, charter school, public buildings, transit center, etc.)
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III.

Encourage commercial development to be
pedestrian-oriented.
1.

IV.

Through good design, require new
commercial development to be
accessible to the walking public.
a.

Continue to use the
Sanger design guidelines,
which provide examples of
pedestrian-oriented
designs.

b.

Encourage downtown
stores to provide secondary entrances to their stores from the rear. This will enhance
the feasibility of behind-store parking.

Pursue a program of economic development to create new businesses, jobs and increase Sanger’s tax
revenues.
1.

Strategies for economic development are addressed under Issue Eleven: Economic
Development.
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ISSUE FIVE: DOWNTOWN SANGER
One of the main goals of any community’s plan is to
preserve and strengthen the downtown. Just as a person
depends on their heart to pump blood through their body,
a good city needs a downtown that pumps life and vigor
into the community.
Sanger’s downtown is fairly well-defined, however, like
many early Valley communities that were platted by the
Railroad, the downtown or central business district is
divided by the railroad. Over time, the downtown has
grown on the west side of the railroad while the east side
has received little or no development attention. The
General Plan is proposing strategies to revitalize the
commercial properties on the east side of the railroad and tie the two commercial districts together by means of
pedestrian corridors along 5th, 7th and 9th Streets.
Successful downtowns often rely on older residential neighborhoods that form the fringe of the downtown. Many
cities have encouraged these older homes to be converted to professional offices ("adaptive reuse"). This land use
conversion promotes investment in these structures (ADA compliance, parking lot construction, exterior and
interior remodeling, signage, etc.). This process brings additional employees and clients to the downtown who in
turn eat, drink, shop and bank at establishments in the downtown.
Great downtowns have certain characteristics in common.
• They contain a wide variety of land uses that operate throughout the day and well into the evening;
• They are pedestrian oriented - walkable, with side sidewalks, shade trees and streets designed to slow traffic;
• They are interesting - public art, water features, display windows;
• They stimulate the senses - color, texture and smell; they are safe - good lighting and well-patrolled; and
• They are socially attractive - you may meet friends, acquaintances and other persons of like interests.
Often cities are measured by their downtowns. Generally, great cities have great downtowns. Among larger cities
Portland, San Francisco, Denver, Chicago and New York fall into this category. Smaller local cities with examples of
strong downtowns include Exeter, Kingsburg and Clovis.
Goals, Objectives, Action Plans
General Strategies
I.

Enhance Downtown Sanger by preparing a Specific Plan that details an assortment of strategies,
improvements and marketing options to inject energy, activity and novelty into the Downtown.
1.

An e-marketing strategy should be developed, for individual downtown businesses and the
district as a whole. The strategy and implementation measures should be incorporated into the
Downtown Specific Plan. An application (such as Yelp) could be considered as a way to attract
out of town visitors to specific businesses in the downtown. Also, Wi-Fi could be installed
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downtown to attract students, out of town employees, tourists and residents to use the
downtown and a location to connect to the internet.
2.

A Certified Farmers’ Market should be established in the downtown. The City should select an
area in the downtown where streets could be closed so people could wander the market without
concern about traffic safety and automobile traffic. Yelp should be used to market the Farmers
Market

3.

City officials should meet with property owners of architecturally-significant historic properties,
to discuss how the properties could be highlighted for the benefit of the owner and the
downtown. Ideally, high volume customer traffic should be directed to these key historic
structures. Other attractions that could be promoted in the downtown include:
a.

Hispanic cuisine should be considered as a featured attraction.

b.

Farm to fork cuisine should be considered as a featured attraction.

c.

Historic murals linking Sanger to the Kings and Sequoia National Parks should be
considered as a design feature.

d.

The featured attractions should be e-marked on Yelp.

4.

Signage codes and aesthetic design should be modernized and updated for the downtown
district. This should be done as a part of a Downtown Specific Plan.

5.

A signage and awning improvement
grant program, for businesses
should be developed. A source like
Community Development Block
Grants (CDBG) could be considered
as a funding source. The grant
program should be incorporated
into a Downtown Specific Plan.

6.

Facade improvement design
guidelines should be developed as a
part of a Downtown Specific Plan.

7.

A street tree planting plan should
be developed as a part of a
Downtown Specific Plan.

Establish a facade improvement program in downtown
Sanger

8.

A streetscape design should be
developed as a part of a Downtown Specific Plan, to build upon existing streetscape
improvements.

9.

Zoning codes should be reviewed to insure that unintended code barriers are not inhibiting the
healthy growth of the downtown. Codes should be amended, if unnecessary regulations are
discovered.
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Funding
I.

Proactively seek proper and effective financing for the improvements and programs in the Downtown.
1.

Funding is needed to implement many goals for the downtown. The revitalization of the
downtown will enhance the quality of life of existing and future residents, provide tax base for
services, and in other ways support the well-being of the community. The City shall explore
options for the revitalization of the Downtown area, including the formation of the formation of
funding mechanisms such as those financed by voluntary assessment districts by Downtown
businesses, agreements, grants, and other mechanisms.

2.

Funding for a Business Liaison/ Planner for the downtown area should be considered to help with
the development and implementation of the Downtown Specific Plan. The Liason/Planner would
also assist local businesses with processing of required city permits.

Character and Quality of Environment
I.

Enhance Sanger’s quality of life by establishing a Downtown that is inviting, prosperous, friendly, clean,
safe and aesthetically pleasing.
1.

The City should purchase key properties in the Downtown in order to market them to developers
that may have an interest investing in the Downtown. For example, a downtown site could be
marketed for a senior, tax-credit apartment project or a new hotel.
a.

2.

The City should work with existing
restaurants to promote outdoor
dining (on the sidewalks).
a.

II.

The City should monitor the Downtown area for potential real estate purchase
opportunities as appropriate..

The City should continue to
reach out to owners of
downtown restaurants to
encourage and facilitate
outdoor dining.

Maintain the Downtown as the government,
civic and retail/office center for the City.
1.

The City should try to locate future
The City should promote sidewalk dining in downtown.
government facilities in the
downtown area. These could include
state, federal, county or special district facilities.
a.

The City shall work with public agencies to direct future facilities (as appropriate) to
locate in the downtown.
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2.

3.

II.

The City should rezone older homes adjacent to the downtown for office and limited retail uses.
a.

The City should amend the Zoning Ordinance to rezone older homes in the downtown to
The C-P office district. This district would also allow the continued use of the dwelling
for residential uses.

b.

Sanger's office district should contain development standards that ensure that the
architectural character of the home to be converted to an office is not adversely
impacted. Further, that the appearance and the function of the surrounding
neighborhood is not disrupted because of the office conversion.

The City should rezone lands along both sides of L Street between 5th and 9th for central
commercial uses. These actions will lay the groundwork for future commercial development in
this area of Sanger as well as physically enlarging the downtown.
a.

The City should amend the Zoning Ordinance to rezone properties along L Street to the
Central Commercial district.

b.

The City should review its 5-year capital improvement program to determine if funds
can be expended along L Street to make it more desireable for commercial
development.

Identify and promote Downtown as the entertainment, cultural and community activity center of Sanger.
1.

The City should encourage downtown merchants to form an improvement district. These funds
could be used to champion the downtown as a destination area as well as an area to hold public
events. This district could be funded by increasing the business license tax for business operating
in the downtown.

2.

The City should identify a site in the downtown for the construction of a hotel. A site near the
civic center would enhance the occupancy rate of the hotel as well as provide the clients with a
convenient walk to the downtown.

Housing
I.

Promote multi-family and senior citizen housing in the Downtown area, to facilitate diversity, security and
to extend “life of the streets” into the evening hours.
1.

The City should promote the downtown area as a location for future mixed use and multi-family
development
a.

The City should prepare a Downtown Specific Plan, which outlines strategies for land
use, circulation, parking and other improvements to strengthen the downtown area.
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Downtown Circulation
I.

Create a safe and comfortable environment in the Downtown where pedestrians, bicyclists, vehicular
traffic and parking work in harmony.
1.

The City shall identify circulation
improvements that will improve the
pedestrian environment of downtown,
such as street trees, textured cross walks,
diagonal parking, roundabouts and “bulbouts” at intersections. These types of
improvements should be expanded to
Jensen Avenue, L, 5th and 8th Streets.
a.

2.

II.

Circulation improvements should
be identified on an ongoing basis
and also as part of the proposed
Downtown Specific Plan. This
specific plan should consider
roundabouts at selected
intersections along Academy
Avenue.

L Street in downtown is in need of improvements to
make it more pedestrian-friendly. Shade trees and
benches would go a long way toward improvement
the streetscape.

b.

The City shall review its 5-year capital improvement program to determine if there are
sufficient funds for the downtown improvements detailed above.

c.

The City shall determine if certain alleys in the downtown require refurbishing. Further,
there may be opportunities in the downtown to establish pedestrian paseos between
buildings, from a rear alley to the primary streets in the downtown.

In order to effectively expand Sanger's downtown to the east (across the railroad tracks) strong
pedestrian corridors should be established on 5th, 7th and 9th streets, which will tie the two
areas together. These corridors should tree-lined, well-lit and wide enough to accommodate
pedestrian traffic. Consideration should be given to installing roundabouts at some of these
intersections.
a.

Circulation improvements should be identified on an ongoing basis and also as part of
the proposed Downtown Specific Plan.

b.

The City shall review its 5-year capital improvement program to determine if there are
sufficient funds for the downtown improvements detailed above.

Identify the location of the Downtown for the traveling public.
1.

The City should prepare unique and attractive directional signs that point the way to downtown.
a.

The City should erect special signs along Academy Avenue and Jensen Avenue directing
travelers to the downtown area. Work with downtown merchants to come up with a
design and funding for the signs.
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2.

The City should continue the construction of the landscaped median along Academy Avenue
from Annadale to 5th Street. This improvement will serve to improve the appearance of this
travel corridor as well as making it safer for pedestrians to cross Academy Avenue. These
landscaped medians will also provide sites where "wayfinding" signs can be placed that direct
travelers to the downtown.
a.

The City should erect special signs along Academy Avenue directing travelers to the
downtown area. Work with downtown merchants to come up with a design and
funding for the signs.

b.

Bulbouts should be installed along Academy Avenue.
These improvements will slow traffic, improve
pedestrian safety and increase opportunities for
landscaping improvements.

Parking
I.

SANGER
Provide sufficient, accessible parking for automobiles and bicycles.
1.

The City should conduct an analysis of parking in the downtown
as part of a future downtown specific plan. An increase in the
supply of parking could occur both on- and off- street.
a.

2.

3.

Working closely with downtown merchants and
property owners, the City shall inventory existing onand off-street parking spaces and facilities in the
downtown area.

Civic Center
Museum
Library
Brehler Square

Consider implementing a parking “in-lieu” fee program. In this
type of program, new uses that cannot provide on-site parking
pay a fee to the City, which uses the funds to construct public
parking lots in the downtown area. The fee is typically “per
parking space” and is based on the cost of acquiring land and
constructing an individual parking stall.
a.

II.

Welcome To

The City should conduct a study to establish an in-lieu
parking program for downtown Sanger.

"Wayfinding" signage can
help visitors and locals with
directions in an attractive and
functional way.

A parking management plan should be developed in order to
ensure efficient use of existing parking resources, and convenient
available parking for customers. This should be developed as a part of the Downtown Specific
Plan.

Ensure parking areas are convenient, attractive and safe. At the same time, minimize the negative visual
impacts of parking lots through careful placement, landscaping and screening techniques. Further,
balance the parking downtown so there are sufficient spaces to efficiently meet shoppers’ and tenants’
needs for future land requirements for new building construction.
1.

The Community Design Standards Guidelines provide examples of well-designed parking
facilities.
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2.

III.

Paseo connections between parking resources and pedestrian areas should be made. Some
connections can easily be made and should be implemented immediately. Other connections
will require clean up and design attention before the paseos are emphasized for pedestrian
connection purposes. The cleanup and design issues should be a part of the Downtown Specific
Plan.

Provide and maintain infrastructure to meet the needs of Downtown growth.
1.

The City shall continue to monitor infrastructure (water, sewer, storm drainage) needs and make
repairs and upgrades as necessary.
a.

2.

The Public Works Director and City Engineer shall monitor infrastructure systems and
report regularly to the City Council on recommended repairs and upgrades.

Refresh and expand the streetscaping program for the downtown area as resources allow. This
could include a variety of improvements such as street trees, benches, trash cans, special
signage, fountains, special paving, “bulb-outs” and other features. These improvements could be
expanded both north and south of 7th Street and east of the Union Pacific Railroad.
a.

The streetscape program can be included in the proposed Downtown Specific Plan.
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ISSUE SIX: INDUSTRIAL DEVELOPMENT
Industrial development generally provides the
economic foundation for a city in that it is a
source of employment and it provides a flow
of revenue into the city from outside sources
- other businesses buying raw materials or
finished goods from the local industry.
Industries are typically poor land use
neighbors because they can generate large
volumes of truck traffic, they can produce
noise and odors, they may pose public health hazards and they can be unsightly. For these reasons, it is important
that they be properly located in the community - away from land uses that are sensitive to these impacts, such as
schools, residential development and parks.
Fortunately in Sanger most of the industrial development is located south (and downwind) from the urbanized
portions of the City. There still remains industrial uses along the Union Pacific Railroad (once called the Stockton
and Tulare Railroad), which is a holdover from when the Sanger Townsite was established in the late 1800's.
A land survey shows that Sanger has an ample amount of vacant land that is designated and/or zoned for light and
heavy industrial development. This acreage is enough to meet Sanger's industrial needs for the entire planning
period (through 2035).
Southeast Industrial Specific Plan
This specific plan was adopted in 1983 (later updated in 1999) by Sanger in order to guide the design of industrial
development that would occur. The specific plan should be revisited to ensure that these design standards are still
appropriate today.
Goals, Objectives, Action Plans
I.

Designate sufficient land to accommodate industrial development in Sanger.
1.

II.

The Land Use map designates land to accommodate industrial development in Sanger through
the year 2035.

Ensure that new industrial development does not conflict with existing or planned uses, and that this type
of development complies with new energy and water conservation strategies and legislation.
1.

The City shall review zoning standards to ensure that adequate measures are in place to achieve
this goal.
a.

2.

When warranted, the City shall require the establishment of buffers, incorporating
landscaping, walls or other effective measures.

The City shall reevaluate the Southeast Industrial Specific Plan to ensure that it promotes
development design that is in concert with current local and state regulations.
a.

The City Planner shall review and report to the Planning Commission about possible
amendments to the Specific Plan based on environmental conditions, design issues and
recent legislation.
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3.

The City Engineer will review each industry that wishes to locate in Sanger to ensure that the
project will not have an adverse impact on Sanger’s sewer or water systems.
a.

4.

New industrial uses will be processed through Sanger’s site plan review process, or Conditional
Use Permit process (as applicable) to ensure that they do not conflict with surrounding land uses
or adversely impact the health and safety of the community.
a.

III.

The City Engineer will require industries that generate high-strength industrial effluent
to mitigate this impact by either pre-treating the effluent or by paying an appropriate
wastewater impact fee to defray the city’s cost of treating the effluent. New industries
locating within the Sphere of Influence shall discharge to the City’s wastewater
treatment plant. Any industries considered for on-site pre-treatment and discharge
shall be subject to Waste Discharge Requirements of the Regional Water Quality Control
Board and to review under the California Environmental Quality Act.

The City shall apply conditions to industrial projects that will ensure that surrounding
land uses and the community will not be adversely impacted.

Pursue a program of economic development to create new industries, jobs and increase Sanger’s tax
revenues.
1.

The City should implement the Southeast Industrial Area Specific Plan for the area designated
“Industrial” by the Land Use Element. The Plan proposes future road alignments and design,
potential parcelization of land, utilities, development standards and financing strategies.
a.

2.

The City should budget funds for the implementation of the Specific Plan.

Strategies for industrial economic development are addressed under Issue Twelve: Economic
Development.
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ISSUE SEVEN: Public Facilities
I.

II.

Public facilities that are designed to serve the
entire community should be located in the
core of the community, when possible.
1.

Public facilities should be directed to
locate in the downtown area, as
practical. Existing downtown public
facilities should be encouraged to
remain in the downtown. In
addition, the design of public
facilities should be carefully
considered as these types of
buildings can help set the standard
for good architectural design.

a.

The City Manager and City Planner will implement this goal on an ongoing basis.

The city should pursue the development of a community sports park.
1.

The sports park could include soccer fields, passive recreation facilities, baseball fields, running
track, and other amenities that the community might desire.
a.

III.

Public facilities should make an aesthetic statement in terms of appearance and architectural style.
1.

When new public buildings and facilities are developed, the City should take an opportunity to
set the tone it expects for the community in terms of quality design that reflects Sanger’s history
and “sense of place”.
a.

IV.

The City Manager should involve other organizations in the community as well as the
school district in regards to exploring this recreational opportunity.

The City shall require public facilities to be processed through Sanger's Site Plan Review
or Conditional Use Permit process, as applicable.

Improve library facilities in Sanger.
1.

Continue to work with the Fresno County Library to continue to update and modernize the public
library in Sanger.
a.

The City shall engage in outreach with the Fresno County Library to promote the update
and modernization of the public library in the city.
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ISSUE EIGHT: Schools
Schools are the cornerstone of a community. A good school
system can provide the foundation for citizens to prosper.
Equally important is a good relationship between the city and
local school district. Schools are major land use features in the
community. The City and school district must work together to
plan for future expansion of the school system and ensure the
system can respond to demands of future growth.
The location of schools can serve to stimulate residential
growth in a particular quadrant of the community. Over the
last 30 years there has been a considerable amount of
residential growth in the northwest and southwest quadrants
of the community, and to a lesser amount in the other two quadrants. In other words, there is more residential
development (and population) on the west side of Sanger than the east side. This residential imbalance can cause
school-aged children attending the middle and high schools to have to travel greater distances than their
counterparts who live on the west side of Sanger. This may result in higher bussing costs for Sanger Unified as well
as increased traffic congestion on local roadways that serve these upper grade schools.
To offset this residential imbalance, the school district, working with the City could decide to locate Sanger's future
middle and high school on the east side of the community.
Goals, Objectives, Policies
I.

II.

Promote neighborhood-based schools.
1.

The City, Sanger Unified School District and the community should all be involved in the design
and location of schools.

a.

To the greatest extent possible, schools should be multi-purpose in nature.

b.

As appropriate, schools should be available for use by the community during non-school hours.
This is particularly true of outdoor facilities such as athletic fields.

c.

Schools should be designed to accommodate some of the community’s recreational needs, like
playing fields, hard courts and running tracks.

Work to develop schools that are easily accessible and free from land use and circulation conflicts.
1.

Future schools should be located in areas of the community where they are easily accessible for
school-aged students via walking and cycling.
a.

Future schools should be designed so that they can be easily-accessed from adjacent
residential developments.

b.

Future schools should be designed so that students can be easily dropped off by their
parents. Turnouts should be provided in front of all new schools for student drop-offs
and pick- ups.

c.

Bus drop-off zones should be separate from drop-off and pick-up zones.
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2.

3.

The location of schools should not be on roadways that attract other types of significant traffic
(e.g. commuter, industrial or commercial traffic).
a.

Sidewalks shall be provided on all streets around new school campuses. Where
sidewalks are lacking around existing schools, the City shall apply for funds in order to
finance the installation of these improvements.

b.

Schools should be connected to bike path systems.

To the best extent possible, new schools should be centrally-located in the neighborhoods they
are expected to serve. In order to provide for a community that is concentric, the City should
work with Sanger Unified to locate at least some of the new schools on the east side of the
community either in the northeast or southeast quadrants.
a.

III.

Encourage schools to establish partnerships with other public entities.
1.

The City and school district should continue to forge a working relationship with State Center
Community College District as it pertains to agricultural, technical and mechanical training
courses.
a.

IV.

The Land Use Map identifies potential future school sites on the east side of Sanger.

The City Manager should encourage and assist the school district and college on this
goal.

Support the teaching of college courses in the Sanger area.
1.

Work with State Center Community College to support continuing and expanded college courses
in Sanger.
a.

Invite State Center Community College to make an annual presentation to the City
Council on their ongoing activities in Sanger.
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ISSUE NINE: River Lands
Sanger is fortunate to have a natural resource like the
Kings River at its doorstep. While the river occasionally
presents the danger of flooding, the aesthetic,
recreational and natural resources of a major river
channel like the Kings is unique among valley
communities. The City should take advantage of this
natural feature (even though it is outside Sanger's
Sphere of Influence) by working with Fresno County to
extend walking trails and bike paths from the
urbanized portions of Sanger to the river bottom.
These trails should be connected to the city's existing
trail/bike path system so that the public has the
opportunity to be able to walk or ride on a looped
system. This trail/bike path system could parallel
other physical features in Sanger including
Centerville/Kingsburg Canal, Fowler Switch Canal,
Lonetree Ditch and the Union Pacific Railroad.
Goals, Objectives, Action Plans
I.

Take advantage of the Kings River environs and other watercourses that traverse Sanger by establishing
bike paths and walking trails along these features.
1.

Take advantage of the Kings River environs by designing a trail/bike path that will link the
urbanized portions of Sanger with the Kings River.
a.

2.

Develop a “River Park” community park facility on the city-owned site located south of the
wastewater treatment plant or another appropriate location.
a.

3.

The City shall identify funding and prioritize construction of specified improvements at
the park site.

Require new development abutting watercourses that traverse Sanger to maintain a setback that
could accommodate a bike path/walking trail and landscaped area.
a.

4.

The City shall work with the County of Fresno to establish a trail system that connects
Sanger to the Kings River.

Where not otherwise designated as open space on the General Plan map, the City
should require developments to provide a minimum 25-foot wide open space along
various watercourses and railroad rights-of-way.

Development proposed on land adjacent to watercourses should be designed to front onto the
travel corridor rather than having rear yard fences "backed up" to the open space. This is shown
in Figure 2-1.
a.

The City shall implement designs standards for this type of circulation improvement
consistent with the Parks and Open Space Element.
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Figure 2-1: Methods to develop along Waterways
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ISSUE TEN: Agricultural Lands
Agriculture is the primary industry in the Sanger area.
This basic industry employs nearly one third of the city’s
labor force. Almost all other local businesses are directly
or indirectly dependent on agriculture. Agriculture is a
relatively stable industry (except when drought affects
water supply) when compared to other industrial sectors,
like manufacturing, tourism, and the transportation
industries. For this reason, agriculture should be
encouraged in and around the Sanger area. Further, land
use policies that minimize the impacts between urban
and agricultural uses should be promoted as part of the
General Plan.
Goals, Objectives, Action Plans
I.

Sanger will ensure that its primary economic base (agriculture) is protected.
1.

2.

Urban uses, to the best extent possible, should be separated from agricultural uses by streets,
railroads, canals or similar man-made or natural barriers.
a.

Adoption of the Land Use Element and Land Use Map will implement this policy.

b.

Require new subdivisions adjacent to agricultural lands to establish a buffer of trees,
landscaping, roads and/or walking trails, between these two types of uses.

Encourage Fresno County to maintain large-lot agricultural zoning (20 acre minimum) on land
within Sanger’s Sphere of Influence.
a.

3.

Promote a moderate increase in overall residential densities in Sanger's single-family residential
districts so as to require less urbanization of surrounding agricultural lands.
a.

4.

The City of Sanger shall oppose any county development within its Sphere of Influence
that creates parcels of land smaller than 20 acres.

Promote the use of R-1-6 zone, where appropriate. The increased density permitted by
this zone must be balanced with good design and proper maintenance to ensure that
these new neighborhoods maintain their value and marketability.

Establish a Right-to-Farm ordinance. Such an ordinance builds in protections for farmers and
their agricultural operations.
a.

The Planning Department shall prepare a right-to-farm ordinance and forward it for
passage by the City Council.
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ISSUE ELEVEN: Infrastructure
Infrastructure generally refers to a city’s utilities - water,
sewer, storm drainage, gas and electric, phone and cable
television services. In Sanger, the city operates the
water, sewer and storm drainage systems. The other
utilities are operated by private utility companies.
The operation and maintenance of infrastructure is of
paramount importance to cities. Without these services,
human health and well-being would be in jeopardy. Good
infrastructure can also serve as an economic
development tool. For instance, many industries require
water supply (under adequate pressure), and wastewater
disposal capacity, as well as the ability to treat effluent
with high BOD (biological oxygen demand) for example.
Sanger must strive to maintain its existing infrastructure
while planning for expansions to accommodate future
growth and development.
I.

Adequately develop and finance infrastructure
systems.
1.

Undertake a study periodically to
update Sanger's development impact
fees for sewer, water and storm
drainage fees.
a.

The City should periodically commission a consultant to prepare a study of Sanger's
development impact fees including sewer, water and storm drainage. The fees should
be reviewed every two years to ensure that the fees keep pace with the cost of these
services.

2.

The City will not approve new development without a determination that the City’s water system
has or will have sufficient capacity to serve the development without reducing water service to
other properties, or negatively impacting local water pressures.

3.

Promote the sensible annexation of Disadvantaged Incorporated Communities (DUC) by
considering the full cost of the installation of sewer, water, storm drainage, and other
improvements, and develop appropriate financing mechanisms to address the same, including
connection fees charged to the affected properties in the DUC.
a.

4.

Prior to annexing a DUC, the City shall assess and consider the infrastructure costs of
serving the DUC.

The City shall prepare an update to its water, sewer and storm drainage master plans in order to
properly and efficiently serve future development provided for by the Land Use Element.
a.

The City shall pursue funding sources to prepare the aforementioned master plans.

b.

The City should analyze the feasibility of establishing a package sewer treatment plant
to accommodate growth in the northern part of the Sphere of Influence (generally north
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of California Avenue). Sewer trunk lines that would serve this area are reaching
capacity; installation of a package treatment plant would preclude the need to install
expensive and lengthy new trunk lines and lift stations. Further, a tertiary level
treatment system could generate effluent that could be used for beneficial purposes,
including the irrigation of crop lands, and public landscaping such as parks, parking strips
and landscaped medians, among others.
5.

The City should continue to seek state and federal grants for the upgrading and expansion of its
infrastructure systems.
a.

II.

The City shall continue to have staff or consultants pursue grants or loans for the
financing of infrastructure including low interest loans from USDA.

Maintain, rebuild and upgrade infrastructure systems.
1.

The City shall update its 5-Year Capital Improvement Program to ensure that its infrastructure
system can accommodate the urban growth prescribed by the Land Use Element.
a.

2.

Facilitate and encourage new development to make off-site improvements to infrastructure not
otherwise associated with the development, for the benefit and beautification of the community.
a.

3.

The 5-year capital improvement program shall be updated, and input from the
community invited.

From time to time, the City may work with a developer to upgrade a part of the
infrastructure or street system that is not part of the project being developed.

The City should focus on upgrading infrastructure and road improvements in certain parts of the
Downtown with a particular focus on 5th, 7th and 9th Streets on the east side of the Union
Pacific Railroad as well as land on both sides of L Street.
a.

The City Engineer should evaluate these areas to determine if there are projects that
should be added to Sanger's 5-year capital improvement program.
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ISSUE TWELVE: Economic Development
Economic development is an increasingly critical issue
for many cities – particularly agricultural communities
like Sanger that are especially dependent on one sector
of the economy. New and well-paying jobs must be
available for residents if a community is to prosper. In
addition, new development can generate revenues
needed to fund local government and services. Sanger
must continue to pursue economic development to
better the lives of its residents (through job creation and
business opportunties) and to ensure that necessary
services will be available to the community.
For most cities in the Valley, sales, property and lodging
taxes fund services like police, fire, parks, roads and recreation. A community which experiences sales tax leakage
to surrounding cities or whose property taxes are not increasing at the same rate as inflation, will have a difficult
time funding these types of services. For this reason, it is important Sanger stems sales tax leakage, ensures that
properties are well maintained and increasing in value, and if possible, attract another hotel to increase transient
occupancy (bed) tax.
Often cities seek to promote economic development by attracting new industries and businesses to the
community, however, a substantial amount of economic development is more closely associated with growth in
existing industries and businesses. For example, in the fruit processing sector, an existing company may add a new
line of fruit processing, thereby requiring additional employees, equipment, trucking and cold storage. In the case
of a local restaurant (due to its popularity) the restaurant may add additional eating or drinking areas which then
requires additional servers, dish washers and cooks.
Goals, Objectives, Action Plans
Land Resources
I.

Ensure that adequate land exists for future commercial and industrial development
1.

The General Plan’s Land Use Map designates sufficient land to accommodate commercial and
industrial land demand through the planning period.

2.

Continue to monitor local market needs and amend the land use map (as appropriate) to
accommodate commercial and industrial development.
a.

The City will monitor local market needs and make recommendations to amend the land
use map, as needed.

General Issues/Marketing
I.

Foster a positive business climate by developing communication among the business community, City
Council and City administration.
1.

Continue to participate in efforts to market Sanger to outside developers through the Fresno
County Economic Development Commission (EDC).
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a.
II.

The Community Development Director shall be responsible to maintain a relationship
with the EDC.

Increase the number of businesses operating in Sanger, in order to generate employment, increased sales,
property, business and transient occupancy taxes.
1.

2.

3.

5.

The Community Development Director should meet with owners of the established commercial
centers to determine if there are strategies the City can employ to increase the amount of sales
tax generated from the center and/or increase the assessed value of the center.
a.

The Community Development Director should contact the owners of these centers
within two years of the adoption of the General Plan.

b.

The Community Development Director should offer to act as a Business Liason between
the different business centers/district and the City. The CDD will offer help and
guidance on the processing of various city required permits.

Aggressively pursue new commercial and industrial development on lands within the city limits
that are zoned for these types of land uses.
a.

The Community Development Director should prepare a list of retail uses that Sanger
should court.

b.

The land use element map identifies future neighborhood commercial centers - one in
the northeast quadrant and one in the southeast quadrant.

The land use element map should identify a
highway commercial node around the State
Highway 180 and Academy Avenue intersection
once Caltrans has established a design for this
area. A secondary node will be at Highway 180
and Bethel Avenue. This secondary node
should receive a "reserve" designation until
such time as the Academy node is developed.
a.

The land use map will designate a
suitable amount of land around these
intersections for highway commercial
uses. Further, the City will prepare and
adopted a Master Plan to guide
annexation and development of this
area.

b.

Sanger should establish a set of design guidelines that new development at this
intersection should comply with. These guidelines could establish an architectural style
or simply design standards pertaining to signage, landscaping, and use of materials.

Aggressively pursue grants to provide the installation of infrastructure to serve new commercial
and industrial development.
a.

The City shall monitor notice of grant availability and pursue those grants which are a
good “fit” for the City.
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6.

Continue to develop and maintain a web site for the City. The web site should be used to market
the City, as well as provide essential information for residents.
a.

7.

The City Council should budget general funds for the maintenance and improvement of
the City’s web site. The site should also provide socio-economic information on the
city, information on city services, development opportunities, and a photo essay of the
community.

Consider hiring or contracting with a Planner/Business Liason that will work with existing
industries and businesses to assist in their expansion, remodeling or repurposing.
a.

The City Manager shall examine the feasibility of hiring or contracting with a
Planner/Business Liason.

Business Retention/Expansion
I.

Assist existing industries to expand their operations and increase employment.
1.

Seek grants that could be utilized to expand existing industries in Sanger. Also, seek
opportunities through the State's Cap and Trade program to assist in the reduction of
greenhouse gases.
a.

2.

The City should hire a Planner/Business Liason/Grant Writer who is familiar with
industry-related grants as well as the State's Cap and Trade Program.

The City and/or Chamber of Commerce should (on a regular basis) contact existing industries to
determine if they have plans for expansion and if there are tasks that the City (Planner/Business
Liason) and chamber could assist them with.
a.

The City Manager shall facilitate this program.

Employment
I.

Diversify Sanger’s employment base
1.

Continue to implement the Southeast Sanger Industrial Specific Plan for Sanger’s southeast area
(see also Industrial Economic Development Goals).
a.

2.

The City shall regularly evaluate the implementation of the Specific Plan..

Work with educational institutions such as the State Center Community College District to
encourage the teaching of more college courses in the Sanger area
a.

Encourage additional college courses to be taught in the Sanger area.

b.

The City and school district could make meeting facilities available to other institutions
that wish to provide instruction, training or certification.
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Industrial
I.

Attract industries that are complementary to the existing work force, that do not adversely affect air
quality, the City’s wastewater treatment plant or the City’s water system and do not have a negative
impact on the health and safety of the neighborhood or on the community as a whole.
1.

II.

Implement the Industrial Area Specific Plan for the area designated “Industrial” in the General
Plan’s Land Use map. The Specific Plan identifies future roadway alignments, land parcelization,
major utility trunk lines and specify property development standards. The Specific Plan should
be used to obtain grant monies to help develop the area.
a.

The City should continue to seek grants to implement the Industrial Area Specific Plan.

b.

Seek industries that complement the local work force, such as agricultural equipment,
repair and manufacturing, nurseries, warehouses and packinghouses, and trucking and
farm management.

Diversify the City’s industrial base.
1.

Work with organizations such as the Chamber of Commerce and Fresno County EDC to attract
new types of industries to the City.
a.

The City could offer incentives to industries that are seeking a location in the industrial
park. Incentives could include a rebate on sales tax (if they generate sales tax dollars),
deferment of development impact fees or rebate of property taxes.

Fiscal Conditions
I.

Facilitate a strong sales tax base.
1.

2.

3.

The City should attempt to reverse the leakage of sales tax dollars to surrounding communities
by:
-

working to attract new retail establishments to the community.

-

retaining existing businesses.

-

maintaining high development standards that create an attractive community which is
inviting to prospective new businesses.

A sales tax audit should be prepared for the City of Sanger to identify sales tax leakage.
a.

The City could contract with a consultant that performs this type of study.

b.

Identify other types of high sales-tax generating dealerships (auto dealerships, boats,
trailers, farm equipment) that could be located in Sanger, and market the City to these
types of businesses.

In the process of attracting new businesses, ensure that they are located and developed in a
fashion that does not have a negative impact on existing retailers, particularly in the downtown
area.
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a.

The City Planner will evaluate all development proposals to minimize negative impacts
to existing businesses.

Infrastructure/Public Services
I.

Ensure that development impact fees pay for public improvements required by the General Plan and
infrastructure master plans.
1.

Review Sanger’s development impact fees to ensure that new uses pay their fair share of the
costs of providing infrastructure and services, while remaining competitive with other
communities.
a.

The City shall periodically review development impact fees and update them as
appropriate to ensure development pays its fair share while remaining competitive with
other communities..

b.

The City Planner shall identify any new impact fees that would be appropriate for
financing other public improvements delineated by the General Plan, and forward a
recommendation to the City Council regarding adoption.
Fees that could be included in a revised fee schedule could include, but is not limited to,
traffic signals, roadway improvements, railroad crossing improvements, bike/trail paths,
community facilities, landscaped medians and fire and police equipment.

2.

Maintain development processing fees that ensure that new users pay their fair share of the
costs of providing such services, while remaining competitive with other communities.
a.

The City shall periodically evaluate staff time expended in processing various types of
permits, and adjust fees as appropriate to ensure users pay their fair share of costs
while remaining competitive with other communities.

Agriculture
I.

Promote and encourage agriculturally-related industries.
1.

The City should continue to implement the Southeast Industrial Area Specific Plan, which
establishes the planning framework necessary to attract agriculturally-related industries. The
Plan applies to areas designated “Industrial” on the General Plan’s Land Use Map.
a.

2.

Periodically, the City should survey existing agriculturally-related businesses in the area to gather
leads on other similar businesses that might wish to locate in Sanger.
a.

II.

The City Planner shall implement this goal on an ongoing basis.

The Community Development Director should direct a survey of agricultural businesses.
As appropriate, the City should contact interested businesses and share information to
consider locating in Sanger.

Attract technologies to the Sanger area that are complimentary to the field crop industry, including plant
breeding, nurseries, integrated pest management, and agricultural chemical companies.
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1.

The City, working with the Fresno Economic Development Corporation (EDC), should develop and
continuously update an information packet detailing the benefits of locating businesses in
Sanger.
a.

III.

The City Manager shall direct the preparation of an informational packet.

Promote agriculturally-related tourism.
1.

The City, working with the Chamber of Commerce and the
agricultural community should develop tours of various
sectors of the agricultural economy, including farms,
packing houses, dairies, cold storage plants and other
related businesses.
a.

2.

The City, working with the Chamber of Commerce,
should form a citizen advisory committee
composed of persons knowledgeable about the
local agricultural economy. This committee
should meet regularly to help formulate an
agricutural tourism strategy.

Establish a Certified Farmers Market in the downtown area
once a week. The City should select an area in the
downtown where streets could be closed so people could
walk from one end of the market to the other without
having to worry about automobile traffic.
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ISSUE THIRTEEN: Disadvantaged Unincorporated Communities
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According to legislative findings in California Senate Bill
244 (Wolk), there are numerous unincorporated
communities in the State that lack basic community
infrastructure like sidewalks, curbs and gutters, safe
drinking water and adequate wastewater disposal. A
Disadvantaged Unincorporated Community (DUC) is
defined as: "a territory that has 12 or more registered
voters and whose average median household income is
less than 80 percent of the statewide annual median
household income". The Fresno Local Agency Formation
further defines a DUC as having at least 15 dwelling units
and a density of not less than one unit per acre. Finally,
LAFCo policy establishes that a DUC up to 300 feet distant
from a proposed annexation to the City is eligible to
included in such an annexation.
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The Senate Bill also establishes a category for "Legacy Communities" which are DUC's located within one mile of
the City's Sphere of Influence boundary. There is one such community in Sanger's vicinity, located south of the
City, on the northwest corner of Central and Greenwood avenues. This area is informally called "Tombstone".
Goals, Objectives and Action Plans
I.

Any annexation within three hundred feet of the identified disadvantaged unincorporated communities
within the City of Sanger's Sphere of Influence should include that particular DUC.
1.

The City shall pursue annexation of a DUC when lands within 300 feet of this community are
scheduled for annexation.
a.

Upon annexation of a DUC, Sanger shall pursue extension of utilities and improvements
into this community to ensure that residents of the community have adequate drinking
water as well as a roadway system that includes curb, gutter and sidewalks.

b.

The City should explore and pursue various types of funding sources to pay for the
extension of utilities and other improvements.
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ISSUE FOURTEEN: Public Participation
For planning to be successful, citizens must be involved in
the planning process. A plan created without public input
will more than likely fail, as residents of the community, over
time, may not support the plan’s goals and principles.
The City took an important step in public involvement by
tasking the Planning Commission with holding numerous
study sessions on the general plan update. The Commission
met over a period of many months to educate themselves
on planning issues, and then formulated goals, objectives
and action plans for the general plan. In addition, a group of
Cal Poly Urban and Regional Planning students has
conducted a number of surveys of residents on their
concerns and preferences regarding the future of Sanger.
The City should continue to strive to involve citizens in the planning process, on an ongoing basis. A number of
strategies including public hearings are available. The City also intends to hold public workshops on the draft
General Plan as part of the public participation process.
Goals, Objectives and Action Plans
I.

Work to educate and involve Sanger’s citizens in the city planning and development process.
1.

The City shall undertake a comprehensive program to share planning goals and programs with
the community and interested developers and other parties.
a.

Convert the General Plan’s goals, objectives and action plans into display boards that
will be permanently mounted in the City Council Chambers and City offices.

b.

Maintain planning maps in the City Council Chambers and in the public lobby at City
Hall. These maps should include the General Plan, Zoning, existing land uses, vacant
lands, flood zones and agricultural preserves.

c.

Continue to update and improve the City’s website. The website should include details
on the City’s planning policies and procedures, ordinances and application forms.

d.

Develop a set of brochures to explain zoning and development standards in a userfriendly fashion.

e.

Re-design planning application forms to make them more user-friendly.

f.

Promote education and training for City staff, Planning Commissioners, and City
Councilmembers regarding development issues.

g.

Consider establishing a "top 10" list of planning objectives to work on every year. This
list could include small projects as well as large, expensive projects that may require the
attention or more than one staff person. Once a year, the city manager will query the
city council as to what projects should be on the list.
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i.
II.

The City should work with the Chamber of Commerce to form a citizen’s beautification
committee, which will undertake an awards program.

Periodically organize a bus tour with Commissioners, Council persons and the public to visit other
communities in the Valley.
1.

The City shall organize a tour that will look at examples of "good" planning around the Valley and
other areas. Projects that could be examined will include residential developments, downtowns,
industrial and service commercial parks and open space facilities, like neighborhood parks, sports
parks, trails and bike paths. The tour could also focus on planning strategies, design concepts
and community involvement opportunities.
b.

The City shall implement a tour plan, as appropriate.
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ISSUE FIFETEEN: Code Amendments
In order to implement various goals of the General Plan, the City will
need to amend parts of the Municipal Code, specifically the Zoning
Ordinance. In fact, it is a goal of this General Plan that the zoning
ordinance be re-written entirely, as resources allow. In particular, the
City should give attention to updating the following sections:
-

Residential design
Commercial design
Parking ordinance
Permitted uses in commercial and industrial zones
new residential districts
Ensuring the Zoning Ordinance compliance with
requirements of the Housing Element, as well as other State
requirements, including drought-tolerant landscaping, marijuana cultivation and sales, adult-oriented
businesses, minor deviations and other issues.

Goals, Objectives and Action Plans
I.

Amend city codes and standards to implement updated city requirements and planning practices.
1.

Update city codes and ordinances as necessary to incorporate goals and policies of the General
Plan.
a.

The City should initiate a complete update of the Zoning Ordinance. The Ordinance
should be re-written to incorporate modern development standards, including “Smart
Growth” design mechanisms. In addition, the ordinance could be reformatted to
improve clarity and ease of understanding. The new ordinance should also make
extensive use of graphics to illustrate development standards.

b.

If resources do not allow for a complete update of the zoning ordinance, the City shall
consider options for updating key components of the Zoning Ordinance, which may
include:
-

c.

Revise and clarify residential setback standards
Revise permitted use lists for commercial and industrial zones
Update parking standards
Require specific standards, such as landscaping and setbacks, on properties at
the intersection of State Highway 180 and Academy Avenue.
Special design standards for Sanger's downtown area and surrounding
neighborhoods.
Amendments to the ordinance that implement policies of the Housing Element

Review and update the City’s Improvements Manual to incorporate attractive designs
for items like streets with parkways and street trees (see Circulation Element) and trash
enclosures with arbors, ADA-compliant sidewalks and parking lots, landscaped medians
and Class I bike lanes, etc.
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CHAPTER 3 • TRANSPORTATION/CIRCULATION
A. Background
The Circulation Element of the 2035 General Plan is intended to provide guidance and specific actions to ensure the
continued safe and efficient operation of Sanger’s circulation system. The Element is based on a fundamental
philosophy that traffic conditions in the City can be managed through a comprehensive program of transportation
planning, land use planning, and growth management strategies. This Element includes provisions for roadways,
transit, aviation, pedestrian and bicycle transportation modes.
The Circulation Element responds directly to the Government Code [Section 65302(b)], which requires “a circulation
element consisting of the general location and extent of existing and proposed major thoroughfares, transportation
routes, terminals, any military airports and ports, and other local public utilities and facilities, all correlated with the
land use element of the plan.” There are no nearby ports; however, Fresno Air Terminal (FAT, also known as FYI)
and California Air National Guard are located in southeast Fresno.

FIGURE 1 – FRESNO COUNTY & CITY OF SANGER
State Law recognizes that circulation and land use are closely related and requires that policies in this Element and
the Land Use Element be linked. Careful integration of the City’s traffic and circulation policies with its land use
policies will ensure that there is sufficient roadway capacity to accommodate traffic generated by planned future
development. The City is committed to designing a system of regional routes, local roads, public transit and bicycle
and pedestrian pathways that will enhance the community and protect the environment.
The Land Use Element contains policies related to the physical framework for development that the circulation
system is designed to serve all transportation users including vehicles, trucks, bicyclists and pedestrians. This
Element also addresses landscaping along major streets and planning for street connectivity in new neighborhoods.
It discusses how to create pedestrian-friendly environments and design for alternate modes of transportation. The
Noise Element of the General Plan includes policies to alleviate noise generated by traffic conditions.
In addition to General Plan guidelines and standards set forth by the state, California has passed and is implementing
senate and assembly bills that influence the General Plan and, more specifically, the Circulation Element. A summary
of recent (past decade) legislation is provided in subsequent sections of this report.
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The California Complete Streets Act (AB 1358)
In 2010, the Governor’s Office of Planning and Research (OPR) published Update to the General Plan Guidelines:
Complete Streets and the Circulation Element to amend the General Plan Guidelines to assist cities and counties
meeting the requirements of AB 1358 to plan for the development of multimodal facilities. The goal of the AB 1358,
and for the City of Sanger, is to provide information on how a city can plan for a well-balanced, connected, safe and
convenient multimodal transportation network. As indicated in the Bill, the network should consist of complete
streets that are designed for and constructed to serve all users of streets, roads and highways, regardless of their
age or ability, or whether they are driving, walking, bicycling or taking transit. 1
0F

On September 30, 2008, the Governor of California signed Assembly Bill 1358, the California Complete Streets Act.
This Bill was designed to fulfill the commitment to reduce greenhouse gas emissions, make the most efficient use of
urban land and transportation infrastructure, and improve public health. This would be accomplished by
encouraging physical activity and reducing vehicle miles traveled (VMT) by shifting from short trips in the automobile
to biking, walking and use of public transit.” 2 Today, many cities and counties within California have been
implementing programs to increase alternative modes of transportation within their respective jurisdictions. It is
anticipated that the City of Sanger will continue to work with the local community to further implement local
improvements to reduce VMT and offer a variety of transportation modes for its residents. The legislation impacts
local general plans by adding the following language to Government Code Section 65302(b)(2)(A) and (B):
1F

(A) Commencing January 1, 2011, upon any substantial revision of the circulation element, the legislative body
shall modify the circulation element to plan for a balanced, multimodal transportation network that
meets the needs of all users of the streets, roads, and highways for safe and convenient travel in a manner
that is suitable to the rural, suburban, or urban context of the general plan.
(B) For the purposes of this paragraph, “users of streets, roads, and highways” means bicyclists, children,
persons with disabilities, motorists, movers of commercial goods, pedestrians, users of public
transportation, and seniors.

1

Update to the General Plan Guidelines: Complete Streets and the Circulation Element. Governor’s Office of Planning and Research, December
15, 2010.
2 Assembly Bill 1358, Chapter 657, Statutes 2008.
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Tree-lined Street at 7th Street near De Witt Avenue
Assembly Bill 32 and Senate Bill 375
The California State Legislature passed Assembly Bill 32 (AB 32), The Global Warming Solutions Act of 2006. 3 AB 32
requires the State of California to reduce its GHG emissions to 1990 levels no later than 2020. Senate Bill 375 (SB
375) builds on the existing regional transportation planning process
undertaken by the state’s 18 Metropolitan Planning Organizations
According to the California Air
(MPOs) to connect the reduction of GHG emissions from cars and
light trucks to regional land use and infrastructure planning. 4
Resources Board (CARB), passenger
According to the California Air Resources Board (CARB), passenger
vehicles are the number one emitter of
vehicles are the number one emitter of GHG emissions in
GHG emissions in California.
California. 5 SB 375 asserts that “Without improved land use and
transportation policy, California will not be able to achieve the goals
of AB 32.” 6
2F

3F

4F

5F

The main objectives of SB 375 are:
(1) To use the regional transportation planning process to direct funding to transportation projects that reduce
GHG emissions by coordinating land use and transportation planning;
(2) To use the California Environmental Quality Act (CEQA) streamlining as an incentive to encourage
residential development projects that help achieve AB 32 GHG emission reduction goals; and,
(3) To coordinate the state’s requirements for regional housing development and planning with the regional
transportation planning process.

3
4
5
6

Assembly Bill 32, Chapter 488, Statutes 2008.
Senate Bill 375, Section 1(c), 2008.
CARB, California Greenhouse Gas Inventory for 2000-2008.
Senate Bill 375, Section 1(c), 2008.
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Senate Bill 743
Changing How Traffic Impacts Are Measured
California’s Governor signed Senate Bill (SB) 743 (Steinberg, 2013) that creates a process to change the way that
transportation impacts are analyzed under CEQA. Specifically, SB 743 requires the Governor’s Office of Planning and
Research (OPR) to amend the CEQA Guidelines to provide an alternative to LOS for evaluating transportation
impacts. Particularly within areas served by transit, those alternative criteria must “promote the reduction of
greenhouse gas emissions, the development of multimodal transportation networks, and a diversity of land uses.”
(New Public Resources Code Section 21099(b)(1)). Measurements of transportation impacts may include “vehicle
miles traveled, vehicle miles traveled per capita, automobile trip generation rates, or automobile trips generated.”
OPR also has discretion to develop alternative criteria for areas that are not served by transit, if appropriate.
Once the CEQA Guidelines are amended to include those alternative criteria, auto delay will no longer be considered
a significant impact under CEQA. Transportation impacts related to air quality, noise and safety must still be analyzed
under CEQA where appropriate. SB 743 also amended congestion management law to allow cities and counties to
opt out of LOS standards within certain infill areas. (See Amended Government Code Sections 65088.1 and 65088.4).
Aside from changes to transportation analysis, SB 743 also included several important changes to CEQA that apply
to transit oriented developments, including aesthetics and parking.
Regional Transportation Plans (RTPs)
Each regional transportation planning agency, including federally recognized MPOs [Fresno COG] and state
recognized Regional Transportation Planning Agencies (RTPA), is required to prepare and adopt a RTP. The RTP’s
goal is to achieve a coordinated and balanced regional transportation system. The plan should consider all
transportation systems, as well as their users and associated facilities and services including, but not limited to: mass
transit, highways, railroads, bicycle, walking, goods movement, maritime, and aviation. The plan is meant to be
action-oriented and pragmatic and to consider both short-term and long-term system issues. An RTP establishes the
region’s priorities for funding transportation infrastructure projects and other transportation programs.
The 2010 Regional Transportation Plan Guidelines (RTP Guidelines), approved by the California Transportation
Commission (CTC) and prepared by Caltrans, summarizes RTP requirements in both federal and state law. State law
directs the RTP to “present clear, concise policy guidance to local and state officials” and to “consider and
incorporate, as appropriate, the transportation plans of cities, counties, districts, private organizations, and state
and federal agencies” 7 A RTP must be consistent with the RTP Guidelines.
6F

Additionally, the 2016 RTP Guidelines Update [to be implemented in 2016/17] reiterates the RTP’s commitment to
and focuses on the following topics:
−
−
−
−
−
−
−

7

Public Health, Equity and Active Transportation
Sustainable Community Strategy/Alternative Planning Strategy
Environmental Considerations
Modeling
Freight
Performance Measures & State and Federal Regulations
Other Policy Areas as Needed

California Government Code §6508(a).
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Although it is not legislatively required, the RTP Guidelines suggest that MPOs and RTPAs include local multimodal
transportation policies in their plans. The RTP Guidelines recommend that regional transportation agencies integrate
multimodal transportation network policies into their RTPs, identify the financial resources necessary to
accommodate such policies, and consider accelerating programming for projects that retrofit existing roads to
provide safe and convenient travel by all users. The guidelines also encourage MPOs and RTPAs to work with
jurisdictions and agencies within their region to ensure that general plan circulation elements and local street and
road standards include the necessary planning, design, construction, operations, and maintenance procedures, to
support all transportation system users. 8
7F

San Joaquin Valley Blueprint
As part of the regional transportation planning process, Fresno COG and its member
agencies, including the City of Sanger, are involved in the San Joaquin Valley Blueprint
Planning Process. As a result of legislation associated with AB 32 and SB 375, the Blueprint
Planning Process is heavily dependent upon creating land use patterns and development
that reduce vehicle miles travelled (VMT) thereby decreasing automobile emissions and
improving air quality. With the goal of reducing GHG emissions, the Valley Blueprint is a
vision for the future of the San Joaquin Valley, in which less land is consumed for development, more resources are
preserved for future generations, distinctive communities are enhanced and more travel choices are available.
B. Streets and Roads
Roadway Street Classifications
Figure 3 identifies existing street classifications in the City of Sanger per the City of Sanger 2025 General Plan
Circulation Element. This map provides an illustration of current expressways, arterials, collectors and local streets
within the study area. Future roadway street classifications are provided in Figure 31 that identify modified street
classifications based upon growth assumptions and local circulation priorities.

8

CTC 2010 California Regional Transportation Plan Guidelines.
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Existing Regional Facilities
The City of Sanger has one (1) State Route located within its sphere of influence. State Route 180 is described as
follows:
Freeways
Freeways include multiple-lane divided (median island separation) roadways on adopted State route alignments
servicing through town traffic, with no access to abutting property and no at-grade intersections. Freeways are under
the jurisdiction of the State, outside the control of the City. Sanger does not have any existing or planned freeways
within its sphere of influence. The nearest freeways (41, 99, 168 and 180) are located west of Sanger in the FresnoClovis Metropolitan Area (FCMA). These freeways have not been assessed for the purposes of this General Plan due
to their location outside of the Planning Area for the General Plan.
Expressways
Expressways are multiple-lane roadways (divided or undivided) that provide high speeds with limited access points
(intersections). Access points are usually major roadways (arterials or expressways) that provide access to the
expressway. Private and business driveways are restricted on expressways.
State Route 180 is a regional highway facility that is located north of Sanger. This route begins in Fresno
and heads east to Sequoia/Kings Canyon National Parks. Near Sanger, State Route 180 is a four-lane
divided expressway that carries an annual average daily traffic (AADT) count of approximately 18,100. 9
Currently, highway commercial services are provided at the State Route 180/Academy Avenue
intersection for regional travelers and local residents that are destined for abundant recreational
opportunities (fishing, hiking, swimming, etc.) in nearby Sequoia and Kings Canyon National Parks and
other federal lands to the east. The future concept for State Route 180/Academy Avenue includes a
modern interchange.
8F

Existing Local Roadway Facilities
The City of Sanger contains a series of streets and roads used by automobiles, trucks, buses and other motorized
and non-motorized vehicles to move within and beyond the city limits. Sanger’s roadway system is set up around a
hierarchy of street types that are commonly referred to as functional classifications. These functional classifications
for most streets are shown in Figure 3 and summarized as follows:
Arterials
Arterials collect and distribute traffic from freeways and expressways to collector streets and vice versa. On arterials,
the optimum distance between intersections is approximately one-quarter mile. Other intersections closer than onequarter mile should be restricted to right turn access. Based upon the City of Sanger Standard Details (Figure 4), the
arterial right-of-way widths range from 80 feet to 120 feet (with Bike Lanes). Arterials generally feature two thru
lanes of traffic in each direction with a left turn channelization and/or a continuous turn lane.

9

2015, State of California, Department of Transportation, Traffic Operations Division
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FIGURE 4 – ARTERIAL STREET MINIMUM STREET CROSS SECTION (STD. NO. ST-3)
The following arterials are identified in the City of Sanger’s 2025 General Plan circulation system.
Academy Avenue is a north/south arterial located in central Sanger and bisects the community. Academy
Avenue is a regional route in Fresno County that extends from the State Route 99 in the south to State
Route 168 in the north. Through the City of Sanger, Academy Avenue is a four-lane divided and undivided
arterial throughout the city limits between Central Avenue and California Avenue. Academy Avenue
serves many land uses in Sanger, including residential, commercial, retail, industrial, medical and
agricultural. Figures 5 and 6 show some typical sections along Academy Avenue.

FIGURE 5 – ACADEMY AVENUE BETWEEN SR 180 AND BUTLER AVENUE
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FIGURE 6 – ACADEMY AVENUE BETWEEN 7TH STREET AND 8TH STREET
Annadale Avenue provides east/west travel in central Sanger between N Street and the eastern city
limits. Annadale Avenue is two-lane undivided roadway with a two-way left-turn lane (TWLTL) with Class
II Bike Lanes on each side. It is located in central Sanger and serves a variety of land uses, including
residential, commercial, industrial and strip retail. East of Newmark Avenue, Annadale Avenue transitions
into a two-lane undivided roadway as it travels outside the city limits to Reed Avenue in Fresno County
where it eventually terminates. Although Annadale is currently designated as an arterial, it will be redesignated as minor arterial. Figure 7 shows a typical section along Annadale Avenue.

FIGURE 7 – ANNADALE AVENUE BETWEEN J STREET AND I STREET
Bethel Avenue is a north/south aligned arterial generally consisting of a four-lane divided roadway
between North and California Avenues in western Sanger. Also a regional route in Fresno County, in its
entirety, Bethel Avenue extends from State Route 99 (near Kamm Avenue) in the south to Ashlan Avenue
in the north. In Sanger, Bethel Avenue serves a variety of residential, institutional (educational, religious),
commercial, retail and industrial land uses. Figure 8 shows a typical section along Bethel Avenue.

FIGURE 8 – BETHEL AVENUE BETWEEN JENSEN AVENUE AND 9TH STREET
California Avenue is an east/west aligned future arterial in the northern portion of Sanger. California
Avenue is currently a two-lane, undivided roadway from McCall Avenue to Indianola Avenue in northwest
Sanger and between Academy Avenue in central Sanger and Rainbow Avenue in eastern Sanger.
California Avenue is planned to provide east/west travel in northern Sanger and will be constructed to
arterial standards in the city limits (north of the railroad tracks) and fill in the existing gap between
Indianola and Academy Avenues. However, the ultimate future alignment has not be determined. This
roadway currently serves residential and agricultural land uses.

3-10

2035 Sanger General Plan
Chapter 3: Transportation/Circulation

FIGURE 9 – RESIDENTIAL SIDEWALK
Central Avenue provides east/west circulation in southern Sanger between McCall Avenue and Newmark
Avenue. As a regional Fresno County route, Central Avenue extends west to State Route 145 south of
Kerman and has an interchange at State Route 99 south of Fresno. In Sanger, Central Avenue is a twolane, undivided roadway that will be built to arterial standards in the future to serve future development.
Central Avenue currently serves residential and agricultural land uses.
Goodfellow Avenue offers east/west travel in southeastern Sanger and is an eastward extension of
Central Avenue. This existing two-lane undivided arterial extends from Newmark Avenue east to Reed
Avenue north of Reedley. Primarily an agricultural corridor, Goodfellow Avenue provides access to
scattered single family residences.
Jensen Avenue is a major east/west regional route in Fresno County extending from Butte Avenue
southwest of Kerman to Faller Avenue in eastern Sanger. Within the Sanger city limits, this arterial street
is a four-lane divided roadway from McCall Avenue to Bethel Avenue and a four-land undivided roadway
from Bethel Avenue to Academy Avenue. East of Academy Avenue, Jensen Avenue picks up again and is
a two-lane undivided roadway between L Street and Faller Avenue. Land uses served on this corridor
include residential, commercial, retail, medical, industrial and agricultural. Figure 10 shows a typical
section along Jensen Avenue.

FIGURE 10 – JENSEN AVENUE BETWEEN BETHEL AVENUE AND LYON AVENUE
North Avenue runs in an east/west direction in south Sanger. Although the current classification is a
collector, North Avenue is a two- and four-lane minor arterial that extends from Indianola Avenue to east
of Newmark Avenue. Between Bethel and Academy Avenues, North Avenue is two-lane undivided
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roadway with a TWLTL and Class II Bike Lanes on each side. West of town until Bethel Avenue, North is a
two-lane collector as shown in Figure 11. Mixes of land use make North Avenue a candidate for
continuous Class II Bike Lanes. Figures 12 identifies a typical section along North Avenue under current
conditions. North Avenue between Bethel and Sanger Avenues currently operates acceptably as a twolane arterial with a two-way turn lane and Class II Bike Lanes and is projected to operate acceptably
through 2035 with existing geometrics.

FIGURE 11– NORTH AVENUE BETWEEN INDIANOLA AVENUE AND WEST OF BETHEL AVENUE

FIGURE 12 – NORTH AVENUE BETWEEN SANGER AVENUE AND ACADEMY AVENUE
8th Street provides east/west circulation as an arterial street between L Street and Newmark Avenue in
central Sanger east of Academy Avenue. Although this street is not as wide as a standard arterial, it
provides access to the central business district and provides on-street parking and sections of sidewalks
and Bike Lanes. 8th Street primarily serves residents of Sanger and provides access to strip commercial
uses and a small city park at L Street. Figure 13 shows a typical section along 8th Street.

FIGURE 13 – 8TH STREET BETWEEN J STREET AND I STREET
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Collectors
Collectors connect local and arterial streets and provide direct access to parcels. Collector right-of-way widths range
from 60 feet to 92 feet (with Bike Lanes). This width would typically accommodate two travel lanes and 10 feet on
each side to provide for sidewalks, Bike Lanes and parking. Figure 14 is the typical cross section for a collector street
(80 feet) from City Standards.

FIGURE 14 – COLLECTOR STREET MINIMUM STREET CROSS SECTION (STD. NO. ST-2)
The following are some of the critical collectors designated in the current City of Sanger’s General Plan circulation
system:
Almond Avenue is an undivided two-lane collector that runs in an east/west orientation. Almond Avenue
is located in west Sanger and connects travelers between Bethel Avenue and Greenwood Avenue.
Butler Avenue currently a two-lane undivided rural road that serves agricultural and limited residential
land uses. It is a planned east/west collector street between Academy Avenue and Quality Avenue in
northeastern Sanger. Butler Avenue is planned to connect from Indianola Avenue and Academy Avenue
in the future as parallel development occurs between State Route 180 and Sanger.
Church Avenue is an important east/west undivided two-lane collector that serves Sanger between
Bethel Avenue and Greenwood Avenue and from Hill Avenue to Quality Avenue. With a pavement width
of 56 feet, this route serves a school, residences, businesses and a church. As a result of the mixed land
uses and wide road, sections along Church Avenue will provide Class II Bike Lanes. In addition, a TWLTL
and on-street parking are planned for this corridor.
Faller Avenue is a north/south collector located in central and east Sanger. This two-lane undivided street
extends from North Avenue to Geary Avenue. Faller Avenue fronts many residences and also serves
several city parks and a school. Faller Avenue is another facility to consider extension of the Class II Bike
Lanes south of 8th Street. However, due to limited right-of-way and on-street parking, a Class III Bikeway
may be more appropriate. Figure 15 shows a typical section along Faller Avenue.
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FIGURE 15 – FALLER AVENUE BETWEEN 10TH STREET AND 11TH STREET
Greenwood Avenue provides north/south connections in western Sanger between the southern city
limits and Oak Avenue. This two-lane undivided collector offers access to many land uses, including
agricultural uses to the south and a variety of mixed uses (residential, quasi-public, commercial, etc.)
throughout the city. Figure 16 shows a typical section along Greenwood Avenue.

FIGURE 16 – GREENWOOD AVENUE BETWEEN JENSEN AVENUE AND 7TH STREET
Newmark Avenue is a two-lane undivided street in southeast Sanger. The limits of Newmark Avenue
extend from the southern city limits to 8th Street travelling east of and adjacent to an irrigation canal.
Due to the limited canal crossings, much of the traffic originating on Newmark Avenue is derived from
agricultural land and residences north of Annadale Avenue (where a canal crossing exists) and transitions
into Rainbow Avenue.
O Street generally runs in a north/south orientation west of and adjacent to Academy Avenue in
downtown Sanger. O Street spans from North Avenue to Canal Drive, just north of Church Avenue. This
two-lane undivided collector primarily serves single and multi-family residences of Sanger and also serves
small businesses and several churches. Portions of O Street contain sidewalks and Class II Bike Lanes.
Rainbow Avenue travels diagonally between 8th Street and Riverbend Avenue in northeastern Sanger.
This two-lane undivided collector is an extension of Newmark Avenue and travels beyond the city limits
past California Avenue. Rainbow Avenue is west of the canal.
Quality Avenue is designated as a collector street between Church Avenue and California Avenue in north
Sanger. This rural north/south oriented street is approximately ¾ of a mile east of Academy Avenue and
primarily serves single family residences and agricultural land.
5th Street is a downtown collector between Bethel Avenue and Harrison. Sanger Park, residences and
business access 5th Street to travel east/west in central Sanger. Crossing Academy Avenue, this two-lane
collector has Class II Bike Lanes and sidewalks along portions of the street.
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7th Street is also an east/west two-lane undivided road in central Sanger. 7th Street is designated as a
collector between Greenwood Avenue and Academy Avenue where residents and small businesses are
located.
9th Street also provides east/west travel in central Sanger. 9th Street is a designated collector between
Bethel and Faller Avenues. Several land uses, including residences, businesses, schools, churches and
industrial development are found along the 9th Street corridor.
14th Street is a short (½ mile long) two-lane divided collector that is located between Greenwood and
Sanger Avenues. 14th Street is the physical southern boundary of Sanger High School and is characterized
by having wide sidewalks and a Class II Bike Lane on both sides of the street.
Local Streets
Local streets generally provide direct access to parcels. Local streets represent the largest part of the city’s circulation
system. Access to local streets is unrestricted and right-of-way width is typically 56 feet (as shown in Figure 17),
depending on surrounding land uses (City of Sanger Standard Details). All roadways not identified in the General
Plan as freeways/expressways, arterials, or collectors are designated local streets.

FIGURE 17 – LOCAL STREET MINIMUM STREET CROSS SECTION (STD.NO. ST-1)
Although the City of Sanger Standard Details provide guidance on cross-section widths and the City has preserved
right-of-way along street corridors for future transportation-related improvements, street designs may vary with
regard to raised medians, travel lanes for vehicles, bicycle lanes, parking and sidewalks within these cross sections.
Local right-of-way widths range from 36 feet to 68 feet (with Bike Lanes). Future roadways will be developed on a
street by street basis according to direction from the City.
Existing Traffic Operating Conditions
Sanger’s roadways were evaluated from data based upon 2014 average annual daily traffic (AADT) counts.
Intersection facilities were evaluated for the AM and PM peak-hour based upon 2014 peak-hour turning movement
counts. These traffic counts were conducted in September 2014 during a non-holiday week (Tuesday thru Thursday)
when schools were in session. Conditions and deficiencies were identified by calculating the level-of-service (LOS).
Detailed traffic analysis parameters, such as intersection and roadway LOS methodologies and technical assumptions
are provided in the Appendices.
Traffic operations have been quantified through the determination of “Level of Service” (LOS). LOS is a qualitative
measure of traffic operating conditions, whereby a letter grade “A” through “F” is assigned to an intersection or
roadway segment representing progressively worsening traffic conditions. LOS was calculated for different
intersection control types using the methods documented in the Highway Capacity Manual 2010 (HCM 2010). LOS
definitions for different types of intersection controls are outlined in Table 3-1.
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The City of Sanger General Plan Circulation Element has designated LOS “C” as the minimum acceptable LOS standard
on city facilities. In this report, a peak-hour of LOS “C” is taken as the threshold for acceptable traffic operations at
all study intersections. All intersection turning movement volumes and LOS worksheets will be provided in a
separate Technical Appendix.
Although Caltrans has not designated a LOS standard, Caltrans’ Guide for the Preparation of Traffic Impact Studies
(December 2002) indicates that when the LOS of a State highway facility falls below the LOS “C/D” cusp in rural areas
and the LOS “D/E” cusp in the Urban Areas, any additional traffic may have a significant impact. When existing State
highway facilities are operating at higher levels of service than noted above, 20-year forecasts or general plan buildout analysis for the facility should be considered to establish equitable project contributions to local development
impact fee programs that address cumulative traffic impacts.
To determine whether “significance” should be associated with unsignalized intersection LOS, a supplemental traffic
signal warrant analysis was also performed. The signal warrant criteria employed for this study are presented in the
California Manual on Uniform Traffic Control Devices (CAMUTCD). Specifically, this study utilized the Peak-Hour
Warrant 3. Though utilization of this warrant may indicate that signalization would be required, the final decision
to provide this improvement should be based on further studies utilizing the additional warrants presented in
MUTCD.
This analysis generally provides a “planning level” evaluation of traffic operating conditions, which is considered
sufficient for California Environmental Quality Act/National Environmental Policy Act (CEQA/NEPA) purposes. This
planning level evaluation incorporates actual heavy-vehicle adjustment factors, peak hour factors, and signal losttime factors and reports the resulting intersection delays and LOS as estimated using HCM-2010 methodologies. In
this study under existing conditions, the calculated Peak Hour Factor (PHF) from existing traffic counts is applied. A
general PHF of 0.92 has been applied to the analysis of all future signalized and unsignalized intersections under all
future analysis scenarios. The HCM-recommended suburban traffic signal default cycle length of 100 seconds has
been used for analysis of future signalized intersections, with four seconds of “lost time” per critical signal phase.
The Synchro 9 integrated computer software program has been utilized to implement the HCM-2010 analysis
methodologies.
LOS threshold volumes for roadway segments are shown in Table 3-1. In order to determine LOS, the average daily
traffic (ADT) volume of the roadway is compared to the roadway type. The ADT thresholds shown in Table 3-2 are
based upon the HCM and are Fresno COG’s currently adopted LOS methodology for roadway segments and utilized
by the member agencies of Fresno COG and the City of Sanger.
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TABLE 3-1: LEVEL OF SERVICE CRITERIA FOR INTERSECTIONS
Level of
Service
A

B

Type of Flow

Delay

Maneuverability

Stable Flow

Very slight delay. Progression is very favorable, with
most vehicles arriving during the green phase not
stopping at all.

Turning movements are easily
made, and nearly all drivers find
freedom of operation.

Stable Flow

Good progression and/or short cycle lengths. More
vehicles stop than for LOS A, causing higher levels of
average delay.

C

Stable Flow

D

Approaching
Unstable Flow

E

Unstable Flow

F

Forced Flow

Higher delays resulting from fair progression and/or
longer cycle lengths. Individual cycle failures may
begin to appear at this level. The number of vehicles
stopping is significant, although many still pass
through the intersection without stopping.
The influence of congestion becomes more
noticeable. Longer delays may result from some
combination of unfavorable progression, long cycle
lengths, or high volume-to-capacity ratios. Many
vehicles stop, and the proportion of vehicles not
stopping declines. Individual cycle failures are
noticeable.
Generally considered to be the limit of acceptable
delay. Indicative of poor progression, long cycle
lengths, and high volume-to-capacity ratios.
Individual cycle failures are frequent occurrences.
Generally considered to be unacceptable to most
drivers. Often occurs with over saturation. May
also occur at high volume-to-capacity ratios. There
are many individual cycle failures. Poor progression
and long cycle lengths may also be major
contributing factors.

References: Highway Capacity Manual 2010
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Stopped Delay/Vehicle (sec)
Signalized

Unsignalized

All-Way Stop

< 10.0

< 10.0

< 10.0

Vehicle platoons are formed.
Many drivers begin to feel
somewhat restricted within
groups of vehicles.

>10 and <20.0

>10 and <15.0

>10 and <15.0

Back-ups may develop behind
turning vehicles. Most drivers
feel somewhat restricted

>20 and <35.0

>15 and <25.0

>15 and <25.0

Maneuverability is severely
limited during short periods
due to temporary back-ups.

>35 and <55.0

>25 and <35.0

>25 and <35.0

There are typically long queues
of vehicles waiting upstream of
the intersection.

>55 and <80.0

>35 and <50.0

>35 and <50.0

Jammed conditions. Back-ups
from other locations restrict or
prevent movement. Volumes
may vary widely, depending
principally on the downstream
back-up conditions.

> 80.0

> 50.0

> 50.0
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TABLE 3-2: LEVEL OF SERVICE CRITERIA FOR ROADWAY SEGMENTS
Roadway Segment Type

Total Two-Way Average Daily Traffic (ADT)
LOS A

LOS B

LOS C

LOS D

LOS E

4-Lane Divided Expressway

23,670

28,130

30,800

37,200

40,000

6-Lane Divided Arterial (with left-turn lane)

32,000

38,000

43,000

49,000

54,000

4-Lane Divided Arterial (with left-turn lane)

22,000

25,000

29,000

32,500

36,000

4-Lane Undivided Arterial (no left-turn lane)

18,000

21,000

24,000

27,000

30,000

2-Lane Arterial (with left-turn lane)

11,000

12,500

14,500

16,000

18,000

2-Lane Arterial (no left-turn lane)

9,000

10,500

12,000

13,500

15,000

2-Lane Collector/Local Street

6,000

7,500

9,000

10,500

12,000

Notes:
All volumes are approximate and assume ideal roadway characteristics. Actual threshold volumes for each LOS listed above
may vary depending on a variety of factors including curvature and grade, intersection or interchange spacing, driveway
spacing, percentage of trucks and other heavy vehicles, travel lane widths, signal timing characteristics, on-street parking,
volume of cross traffic and pedestrians, etc. Traffic exceeding LOS E thresholds is LOS F.
Reference: 2010 Highway Capacity Manual

Existing Intersection – Level of Service
Existing weekday AM and PM peak-hour traffic volume counts were conducted at the study intersections and on the
roadway segments by Metro Traffic Data, Inc., in September 2014, while school was in session. The AM peak hour
is defined as one-hour of peak traffic flow counted between 7:00 AM and 9:00 AM and the PM peak hour is defined
as one-hour of peak traffic flow counted between 4:00 PM and 6:00 PM. Figures 18 and 19 represent peak hour
traffic turning movement volumes and lane geometrics/controls. Table 3-3 presents the intersection LOS results.

3-18

2035 Sanger General Plan
Chapter 3: Transportation/Circulation
TABLE 3-3: EXISTING INTERSECTION LOS RESULTS
AM Peak Hour

PM Peak
Hour

Intersection

Control
Type

Delay

LOS

Delay

LOS

1

Church Avenue/Bethel Avenue

AWSC

41.9

E

38.5

E

2

Almond Avenue/Bethel Avenue

TWSC

168.5

F

31.5

D

3

North Avenue/Bethel Avenue

AWSC

58.2

F

12.4

B

4

9th Street/Greenwood Avenue

AWSC

23.2

C

13.5

B

5

North Avenue/Greenwood Avenue

TWSC

26.8

D

16.9

C

6

Jensen Avenue/West Avenue

TWSC

21.9

C

13.8

B

7

Church Avenue (south)/Academy Avenue

OWSC

16.4

C

17.9

C

8

11th Street/Academy Avenue

TWSC

16.9

C

14.8

B

9

8th Street/Faller Avenue

AWSC

8.4

A

8.0

A

10

Annadale Avenue/Faller Avenue

AWSC

10.5

B

10.1

B

No.

Legend:
TWSC = Two-Way-Stop Control. AWSC = All-Way-Stop Control. OWSC = One-Way-Stop Control.
Average Delay = Average Intersection Delay for Signalized and AWSC Intersections.
Average Delay = Worst-Case Intersection Movement Delay for TWSC Intersections.
LOS = Average Intersection Level-of-Service for Signalized Intersections.
LOS = Worst-Case Movement’s Level-of-Service for TWSC Intersections.
Warrant = CA MUTCD Peak-Hour Warrant-3 Met.

As presented in Table 3-3, six (6) of the studied intersections within the City were determined to operate at
acceptable LOS “C” or better conditions and four (4) of the study intersections currently operate at unacceptable
LOS “D” conditions or worse under “Existing” conditions. In addition, the intersections at Church Avenue/Bethel
Avenue, Almond Avenue/Bethel Avenu and North Avenue/Bethel Avenue currently meet the CA MUTCD Peak-Hour
Warrant-3 under “Existing” AM and/or PM peak hour conditions. However, this intersection at Church
Avenue/Bethel Avenue has recently been upgraded to a traffic signal.
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Existing Roadway Segments – Level of Service
Existing average annual daily traffic (ADT) counts were conducted at the study city roadway segments by Metro
Traffic Data, Inc., in September 2014, while school was in session. The 24-hour traffic counts identify directional
traffic counts identified in 15-minute intervals. Traffic volumes for the state highway (State Route 180) were
obtained from the Caltrans Traffic Operations Division and are reported in 2015. Table 3-4 identifies existing
roadway LOS results and Figure 19 shows the counts graphically.

TABLE 3-4: EXISTING ROADWAY LOS RESULTS (DATA COLLECTED IN 2014/15)
Limits

No. of
Lanes

Facility Type

AADT

LOS

North Avenue

Bethel Avenue - Greenwood Avenue

2

Collector

6,620

A

North Avenue

Sanger Avenue - Academy Avenue

2

Collector

8,990

A

North Avenue

J Street - Faller Avenue

2

Collector

3,920

A

Annadale Avenue

J Street - I Street

2

Arterial

5,390

A

8th Street

J Street - I Street

2

Arterial

1,940

A

Jensen Avenue

Bethel Avenue - Lyon Avenue

4

Arterial

13,970

A

Jensen Avenue

N Street - Academy Avenue

4

Arterial

10,810

A

Bethel Avenue

Lorena Avenue - Sterling Avenue

4

Arterial

6,930

A

Bethel Avenue

Jensen Avenue - 9th Street

3 (2 SB)

Arterial

13,660

C

Greenwood
Avenue

Jensen Avenue - 7th Street

2

Collector

6,510

B

Greenwood
Avenue

Cherry Avenue - 14th Street

2

Collector

3,600

A

West Avenue

3rd Street - 4th Street

2

Local

750

A

P Street

13th Street - 14th Street

2

Local

1,180

A

Academy Avenue

State Route 180 - Butler Avenue

4

Arterial

10,870

A

Academy Avenue

Florence Avenue - Church Avenue

4

Arterial

11,570

A

Academy Avenue

7th Street - 8th Street

4

Arterial

14,000

A

Academy Avenue

Cherry Avenue - North Avenue

4

Arterial

9,370

A

Academy Avenue

Commerce Avenue - Central Avenue

4

Arterial

8,690

A

Roadway Segment
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TABLE 3-4: EXISTING ROADWAY LOS RESULTS (DATA COLLECTED IN 2014/15)
Roadway Segment

Limits

No. of
Lanes

Facility Type

AADT

LOS

J Street

5th Street - Jensen Avenue

2

Local

450

A

Faller Avenue

10th Street - 11th Street

2

Collector

3,560

A

State Route 180

McCall Avenue – Bethel Avenue

4

State Route (Divided
Expressway)

18,100*

A

State Route 180

Bethel Avenue – Academy Avenue

4

State Route (Divided
Expressway)

18,100*

A

State Route 180

Academy Avenue – Newmark Avenue

4

State Route (Divided
Expressway)

12,800*

A

Notes:
* 2015, State of California, Department of Transportation, Traffic Operations Division.
** Based upon HCM 2010.

As presented in Table 3-4, all of the roadway segments currently operate at acceptable LOS “C” or better conditions
under “Existing” conditions.
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Existing Roadway Daily Volumes
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C. Transit
Sanger City Transit
The City of Sanger provides an alternative mode of transportation within the City via a demand responsive transit
service provided for the elderly and disabled passengers in the community from 7:00 a.m. to 5:30 p.m., Monday
through Friday. According to the Short Range Transit Plan for the Rural Fresno County Area 2013-20118, ridership
has generally seen a slight decrease in ridership and a slight increase in operating costs. However, Sanger Transit’s
operational indicators were within reasonable FCRTA System standards for each subsystem performance indicator.
Fresno County Rural Transit Agency
Sanger is one of several cities/communities served by Fresno County Rural Transit Agency
(FCRTA). FCRTA services are generally available Monday through Friday from 7:00 a.m. to 5:30
p.m. Currently, FCRTA has approximately 20 transit subsystems that are available to the elderly
(60+), disabled, low income, and general public patrons within each of the thirteen rural
incorporated cities of Fresno County, including Coalinga, Firebaugh, Fowler, Huron, Kerman,
Kingsburg, Mendota, Orange Cove, Parlier, Reedley, Sanger, San Joaquin, and Selma.
Fares: Passenger fares are subsidized to be reasonable and encourage frequent trips. Fares for service within the
community (for elderly, disabled, and accompanied children) and the general public are based upon one-way trips.
Fares for intercity service are generally half the fares granted to common carriers by the California Public Utilities
Commission, range from $.75 to $6.50 per one-way trip, depending upon distance traveled.
Observed holidays: Each transit subsystem generally recognizes the local city’s holiday schedule which may include:
−
−
−
−
−
−
−
−
−
−
−
−
−
−
−

America’s Independence Day
Labor Day
Columbus Day
Veteran’s Day
Thanksgiving Days (Thursday and Friday)
Christmas Eve afternoon
Christmas Day
New Year’s Eve afternoon
New Year’s Day
Martin Luther King Jr.’s Birthday
Lincoln’s Birthday
President’s Day
Good Friday afternoon
Cesar Chavez’s Birthday
Memorial Day

Services within a rural city are offered on a demand responsive
and/or scheduled, fixed route basis. With demand responsive services a patron calls a local telephone number,
identifies where they are located, where they want to go within the rural transit service area, and when they need
to go within the regular service hours. The driver is dispatched to pick-up and transport the patron.
With scheduled, fixed route services, a patron may also call a local phone number to determine the nearest
designated bus stop to their location, and the scheduled time to board the transit vehicle for a trip to the desired
location along the route. FCRTA transit services depend on sufficient ridership to ensure continuation. All operations
are subject to modifications, as warranted.
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Within the City of Sanger, fixed route services provided by FCRTA are included along the Orange Cove Transit line.
Transit service is provided between the City of Fresno and Orange Cove with stops in Sanger and Parlier. Transit
stops for the Orange Cove line in Sanger are shown in Figure 21 at the following locations:
−
−
−
−

Academy & North (Southgate Shopping Center/Best Buy Liquor/99 Cents Store/EDD Office)
8th & Recreation (Sanger Community Center)
7th & West (Sanger City Hall)
Jensen & Bethel (Sanger Hospital)

Daily weekday (Monday thru Friday) departures occur at these for bus stops between 7:54 a.m. and 8:08 a.m. in the
mornings and again in the afternoons between 1:39 p.m. and 1:51 p.m. Return trips at the four bus stops are
scheduled between 10:35 a.m. and 10:50 a.m. in the mornings and between 4:20 p.m. and 4:34 p.m. in the
afternoons.
Make the Connection
In August 2014 the City of Sanger, in partnership with FCRTA, launched a new express
public transit route between Sanger Community Center and Reedley College. The new
service is open to the general public and is available weekdays. The bus schedule is
tailored to complement the Reedley College spring, summer and fall semesters.
According to Make the Connection, “the City of Sanger is committed to creating
pathways and identifying resources and services to assist our residents with
accessibility to job training and to partner with local businesses for job placement.
The new Express Transit Route to Reedley College is one component of the Sanger
Job Training Program – connecting Sanger residents to vocational skill training to
best meet the job skill demands of Sanger businesses, as well as providing direct
transportation to Reedley College to pursue higher educational learning
opportunities”.
Express Transit Route Schedule and Fares
Sanger Express operates Monday thru Friday. There are six (6) round trips between the Sanger Community Center
and Reedley College Monday thru Friday. The first departure from Sanger is at 7:20 a.m. and the last departure from
Reedley is 4:05 p.m.
Currently, one-way fares are $1.75; round trip fares are $3.50 and prepaid passes cost $17.50 each, which covers 10
one-way fares. A limited number of free and discounted monthly passes are made available to qualifying Sanger
residents who are attending Reedley College.
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D. Bicycling
Sanger residents live in a flat terrain, making it ideal
for bicycle travel. Biking is used for trips to school,
work, recreational areas, local stores and for
exercise. The City of Sanger Standard Details
document includes additional right of way for Bike
Lanes as follows: 12 feet for local and collector
streets and 20 feet for arterial streets. Therefore, a
minimum of 6 feet on each side of the street can be
utilized for bicycle lanes. Additional bike lane
widths for traditional facilities are shown below in
Figures 18 thru 20.
Bicycle Routes
The bikeway design standards which are most commonly used in California are from the Caltrans Highway Design
Manual. The Caltrans bikeway standards are based on American Association of State Highway and Transportation
Officials (AASHTO) design standards. The Manual of Uniform Traffic Control Devices (MUTCD) is commonly used for
bikeway signing standards.
The following section summarizes key operating and design definitions:
Bicycle

A device upon which any person may ride, propelled exclusively by human power
through a belt, chain, or gears, and having either two or three wheels in tandem or
tricycle arrangement.

Shoulders

In many areas (such as rural areas) separate bicycle lanes are often not feasible. Cyclists
will use the striped shoulders where they are suitable. Future road widening and
construction projects are one means of providing adequate shoulders for cyclists.

Bikeway

A facility that is provided primarily for bicycle travel.

A Class I Bikeway (Bike Path) provides a completely separated right of way for the exclusive use of bicycles and
pedestrians with cross flow by motorists minimized (Highway Design Manual Definitions 1001.4). Figure 22 identifies
an illustration of a Class I Bikeway.

FIGURE 22 – CLASS I BIKEWAY (OFF STREET)
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Generally, bike paths are used to serve corridors that are not served by streets and roads. The basic standard is that
a bike path has a width of 8’ minimum and an additional 2’ minimum graded shoulder on each side of the path that
is not landscaped.
A Class II Bikeway (Bike Lane) provides a striped lane for one-way bike travel on a street or highway (Highway Design
Manual Definitions 1001.4). Figure 23 below identifies a Class II Bikeway with on-street parking.

FIGURE 23 – CLASS II BIKEWAY WITH PARKING (ON STREET)
Bike Lanes are generally established along streets where there is a bicycle demand, and where there are distinct
needs that can be served by them. Restricted right-of-way are designated for exclusive use of bicycles with through
travel by pedestrians and motorists permitted. Buffered Bike Lanes are enhanced Class II Bike Lanes with a painted
buffer (no vertical barrier) between the bike lane and either the travel lane, parked cars or both, depending upon
the circumstances.
A Class II Bikeway (Buffered Bike Lane) is a future designation in Sanger. A buffered bike lane provides greater
separation from an adjacent traffic lane and/or between the bike lane and on-street parking by using chevron or
diagonal markings. Greater separation can be especially useful on streets with higher motor traffic speeds or
volumes. 10
9F

A Class III Bikeway (Bike Route) provides for shared use with pedestrian or motor vehicle traffic (Highway Design
Manual Definitions 1001.4). Figure 24 depicts a Class III Bikeway.
Bike Routes are generally shared facilities (with pedestrians) that provide continuity to other bicycle facilities. Bike
routes provide a right-of-way designated by signs or permanent markings and are shared with pedestrians or
motorists. Class III Bikeways can be done with or without a 6” shoulder stripe. In the case that the route is done
with striping, the route will not include the bicycle route pavement.

10

CAMUTCD Section 9C.04, Figure 9C-104 (CA); NACTO Urban Bikeway Design Guide/Bike Lanes/Buffered Bike Lanes.
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FIGURE 24 – CLASS III BIKEWAY (ON STREET – NO STRIPING)
A Class III bike route with striping is appropriate when insufficient pavement width is available to provide a standard
Class II bike lane facility, but it is desirable to designate a portion of the roadway for bicyclists. This fourth facility
meets Caltrans’ standards (for a Class III facility) and simply adds a 6” shoulder stripe to the pavement to provide an
additional level of comfort for the bicycles, because bicyclists are riding in a delimited shoulder area.

Class I Bikeway

Unofficial Bike Path

Figure 25 identifies existing Class I, Class II and Class III Bikeways in the City of Sanger. In addition, Figure 25 also
shows designated Bike Lanes located on existing streets (proposed Bike Lanes) and designated Bike Lanes on future
streets (future alignment to include Bike Lanes).
As shown in Figure 25, existing Class I Bikeways are located on the southeast side of Holt Avenue and the northeast
side of Acacia Avenue in northwest Sanger. Existing Class II Bike Lanes are located along portions of Academy
Avenue, 14th Avenue, O Street, 5th Avenue and 8th Avenue. Existing and proposed Class III Bikeways are also
identified in Figure 25.
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E. Pedestrian
Regular walking is important both for human
health and for the natural environment. Frequent
exercise, such as walking, tends to reduce the
chance of obesity and related medical problems.
In contrast, using a car for short trips tends to
contribute both to obesity and via vehicle
emissions to climate change: internal combustion
engines are more inefficient and highly polluting
during their first minutes of operation (engine cold
start). General availability of public transportation
encourages walking, as it will not, in most cases,
take one directly to one's destination.
Roads often have a designated footpath for
pedestrian traffic, called a sidewalk. There are
also pedestrian paths not associated with a road;
these include urban short cuts and rural paths
used mainly by people going for walks or going to
the store, neighbor’s house, etc. Pedestrians may
share some trails with horses and bicycles. Other
byways used by walkers are also accessible to
vehicles. There are also many roads with no
sidewalks. Some modern towns are designed with
the network of sidewalks and cycle paths almost
entirely separate from the road network.
The term trail is also used by the authorities in
some countries to mean any footpath that is not
attached to a road or street. If such footpaths are in urban environments and are meant for both pedestrians and
bicyclists, they can be called shared-use paths or multi-use paths in general and official usage.
According to the California Vehicle Code (CVC), the definition of a pedestrian is as follows:
VC Section 467 Pedestrian
Pedestrian
467. (a) A “pedestrian” is a person who is afoot or who is using any of the following:
(1) A means of conveyance propelled by human power other than a bicycle.
(2) An electric personal assistive mobility device.
(b) “Pedestrian” includes a person who is operating a self-propelled wheelchair, motorized tricycle, or motorized
quadricycle and, by reason of physical disability, is otherwise unable to move about as a pedestrian, as specified in
subdivision (a).
In Sanger, pedestrian travel would be in the category identified as “semi-contiguous sidewalks with heavy usage
near schools.” As observed in the field review and shown in photographs of typical street sections in Sanger, several
sections of the streets and roads have significant sidewalks. Some roads have no curbs and sidewalks, but the
majority has curb, gutter or sidewalk. Constraints to pedestrian travel occur primarily at major crossings, e.g., at a
railroad track or at a canal, or when trying to cross a major street.
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In Sanger, many sidewalks exist within the City limits. There are also sidewalk “gaps” within the study area. Figure
26 identifies existing and proposed sidewalk facilities and trails within Sanger.
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F. Rail
Freight Rail
The Sanger Railroad Depot was built in 1887 next to the Southern Pacific Railroad line that
connected Fresno to Porterville. Sanger became a center for shipping grain, citrus and
lumber from the nearby mountains. When the depot was retired, it was the oldest building
in the city and was donated to the Sanger Historical Society which turned it into the Sanger
Depot Museum in 1977.
Currently, there is one active railroad line in the City of Sanger. The San Joaquin Valley
Railroad (SJVR) extends from the City of Fresno southeast to Exeter (Tulare County) bisecting
Sanger. The railroad corridor is for goods movement only, i.e., non-passenger. Primarily used to move freight, SJVR
hauls goods to market, agricultural equipment and other heavy apparatus.
From the south, SJVR travels east of and adjacent to Academy Avenue until Church Avenue where it crosses the
canal and heads to the west south of California Avenue alignment. According to the California Public Utility
Commission (CPUC) Rail Crossing List, there are nine (9) at-grade rail crossings within the vicinity of Sanger with a
variety of warning devices:
−
−
−
−
−
−
−
−
−

Academy Avenue (gates);
5th Street (passive);
7th Street (flashers);
9th Street (gates);
11th Street (passive);
Annadale Avenue (gates);
North Avenue (gates);
Muscat Avenue (gates); and,
Central Avenue (gates).

All of these rail crossings are identified as “not private crossings” according to the CPUC. The distance between
these crossings is 2.4 miles between SJVR mile-post 219.3 and 221.7. Figure 27 identifies the location and type of
rail crossings in Sanger.
Passenger Rail Service
Amtrak (http://www.amtrak.com/) provides regional and national railway
service in Fresno County. The nearest Amtrak Station is located in the City
of Fresno, at 2650 Tulare Street (picture shows Fresno Santa Fe Passenger
Depot).
Daily travel on the Amtrak’s San Joaquin line is available. The San Joaquin (sometimes referred to as San Joaquins)
is a passenger train operated by Amtrak, with funding from the California Department of Transportation as part of
the Amtrak California network in California’s Central Valley. 16 trains a day run between its southern terminus
at Bakersfield and Stockton, where the route splits to Oakland or Sacramento . At Bakersfield, Thruway
Motorcoach (bus) service offers connections to the Pacific Surfliner at Los Angeles Union Station, several points
in Southern California, the High Desert and the Central Coast. At Emeryville, Thruway Motorcoach service offers
connections to San Francisco.
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The San Joaquin is Amtrak's fifth-busiest service and the railroad’s
third-busiest in California. During fiscal year 2016 (FY 2016), the San
Joaquin line carried 1.12 million passengers. 11 According to Fresno
Bee sources, ridership has been down in the past three years as a
result of lower gas prices and aggressive competition from low-cost
bus lines.
10 F

As shown in the following table, Amtrak’s San
Joaquin has eight southbound trains (between
6:00 AM and 10:03 PM) and eight northbound
trains (between 6:18 AM and 11:50 PM).
Travelers from Sanger would have to travel by
private vehicle approximately 15 miles to reach
the station in Fresno. Public transportation
users, i.e., FCRTA, would have to coordinate
with bus schedules on the Orange Cove Transit
Line to/from the downtown Fresno Transit
Station (approximately four blocks west of the
Fresno Santa Fe Passenger Depot). Dial-A-Ride
service for Sanger residents is also available
during regular business hours.

TABLE 3-5: AMTRAK TIMETABLE
Station
Fresno

Southbound
6:00 AM

9:48 AM

11:44 AM

Station
Fresno

2:01 PM

6:34 PM

8:16 PM

10:03 PM

5:47 PM

8:27 PM

11:50 PM

Northbound
6:18 AM

7:53 AM

10:04 AM

12:27 PM

Source: www.amtrak.com

G. Aviation
The City of Sanger does not have a municipal airport. The nearest
commercial airport is Fresno Yosemite International Airport
(http://www.flyfresno.com/), formerly named Fresno Air
Terminal. The airport’s identifier code designated by the Federal
Aviation Administration (FAA) is FAT.
Fresno Yosemite
International Airport is a joint civil-military public airport in
eastern Fresno, approximately 10 miles northwest of the City of
Sanger via State Route 180/Peach Avenue.

11

4:43 PM

Amtrak.
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The airport covers 2,150 acres and has two runways and one
helipad. The airport is the air transport center for the San Joaquin
Valley, with flights to airline hubs throughout the Western United
States. International flights to/from Mexico are available. Fresno
Yosemite International Airport is also home to the Fresno Air
National Guard Base and the 144th Fighter Wing (114 FW) of the
California Air National Guard.
Daily departures for FYI commercial travel are available to the
following destinations:
−
−
−
−
−
−
−
−
−
−
−

Dallas/Fort Worth
Denver
Guadalajara, Mexico
Las Vegas
Los Angeles
Phoenix
Portland
Salt Lake City
San Diego
San Francisco
Seattle

The following commercial air service providers at FYI
include:
−
−
−
−
−
−
−

Aero México
Alaska Airlines
Allegiant Airlines
American Airlines
Delta Air Lines
United Airlines
Volaris

The following air cargo service providers at FYI include:
−
−

Federal Express (FedEx)
United Parcel Service (UPS)
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H. Cumulative Conditions
An analysis of cumulative conditions for the 2035 General Plan Circulation Element are necessary to provide
guidance and specific actions to ensure the continued safe and efficient operation of Sanger’s circulation system.
Cumulative conditions were completed for roadway segments under current General Plan Buildout and the General
Plan Alternative conditions. For intersections, the General Plan Alternative conditions were forecasted to identify
future intersection improvements. Working with Fresno COG staff, projected traffic forecasts were obtained for
these two alternatives.
First, the 2035 “No-Build” or “Cumulative Base” conditions assume that the current General Plan (City of Sanger
2025 General Plan – November 2003) development patterns and land use policies are still in place and are forecasted
to 2035 conditions. Land uses adopted in the City of Sanger General Plan, and associated amendments to the
General Plan since adoption in 2003, are still the guiding principles used for the assumptions in the Fresno COG
Regional Travel Demand Forecast Model, thus comprise the 2035 “No-Build” or “Cumulative Base” conditions. Table
3-6 identifies the 2035 “Cumulative Base” roadway LOS results and Figure 28 provides 2035 Cumulative Base” daily
traffic volumes.
The second alternative is based upon planned land uses identified by the current General Plan team (led by Collins
& Schoettler Planning Consultants) to reflect today’s vision of Sanger. This is identified as, “2035 General Plan
Update Alternative.” The future land uses are based upon input for the community at workshops and open houses
and input from local businesses and City staff, commissions and councils.

TABLE 3-6: 2035 CUMULATIVE BASE
ROADWAY LOS RESULTS
Roadway
Segment

Limits

No. of
Lanes

Facility Type

AADT

LOS

North Avenue

Bethel Avenue - Greenwood Avenue

2

Minor Arterial

5,130

A

North Avenue

Sanger Avenue - Academy Avenue

2

Minor Arterial

4,450

A

North Avenue

J Street - Faller Avenue

2

Minor Arterial

7,990

C

Annadale Avenue J Street - I Street

2

Minor Arterial

8,340

A

8th Street

J Street - I Street

2

Minor Arterial

4,800

A

Jensen Avenue

Bethel Avenue - Lyon Avenue

4

Principal Arterial

22,510

B

Jensen Avenue

N Street - Academy Avenue

4

Principal Arterial

11,570

A

Bethel Avenue

Lorena Avenue - Sterling Avenue

4

Principal Arterial

9,080

A

Bethel Avenue

Jensen Avenue - 9th Street

4

Principal Arterial

8,830

A

Greenwood
Avenue

Jensen Avenue - 7th Street

2

Collector

3,620

A

Greenwood
Avenue

Cherry Avenue - 14th Street

2

Collector

860

A
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TABLE 3-6: 2035 CUMULATIVE BASE
ROADWAY LOS RESULTS
Roadway
Segment

Limits

No. of
Lanes

Facility Type

AADT

LOS

West Avenue

3rd Street - 4th Street

2

Local

840

A

P Street

13th Street - 14th Street

2

Local

1,290

A

Academy Avenue State Route 180 - Butler Avenue

4

Principal Arterial

20,490

A

Academy Avenue Florence Avenue - Church Avenue

4

Principal Arterial

28,240

C

Academy Avenue 7th Street - 8th Street

4

Principal Arterial

24,640

B

Academy Avenue Cherry Avenue - North Avenue

4

Principal Arterial

19,740

A

Academy Avenue Commerce Avenue - Central Avenue

4

Principal Arterial

19,700

A

J Street

5th Street - Jensen Avenue

2

Local

640

A

Faller Avenue

10th Street - 11th Street

2

Collector

2,430

A

State Route 180

McCall Avenue – Bethel Avenue

4

State Route (Divided
Expressway)

39,770

E

State Route 180

Bethel Avenue – Academy Avenue

4

State Route (Divided
Expressway)

39,770

E

State Route 180

Academy Avenue – Newmark Avenue

4

State Route (Divided
Expressway)

28,160

C

As presented in Table 3-6, all of the roadway segments currently operate at acceptable LOS “C” or better conditions
under “Cumulative Base” conditions except for two (2) road segments along State Route 180 from McCall Avenue
to Academy Avenue.
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Figure 29 shows 2035 General Plan Alternative Daily Traffic Volumes. Table 3-7 summarizes 2035 General Plan
Alternative roadway LOS results.

TABLE 3-7: 2035 GENERAL PLAN ALTERNATIVE
ROADWAY LOS RESULTS
Roadway
Segment

Limits

No. of
Lanes

Facility Type

AADT

LOS

North Avenue

Bethel Avenue - Greenwood Avenue

2

Minor Arterial

8,920

A

North Avenue

Sanger Avenue - Academy Avenue

2

Minor Arterial

12,110

A

North Avenue

J Street - Faller Avenue

2

Minor Arterial

6,430

A

Annadale Avenue J Street - I Street

2

Minor Arterial

7,260

A

8th Street

J Street - I Street

2

Minor Arterial

3,180

A

Jensen Avenue

Bethel Avenue - Lyon Avenue

4

Principal Arterial

22,900

C

Jensen Avenue

N Street - Academy Avenue

4

Principal Arterial

16,070

A

Bethel Avenue

Lorena Avenue - Sterling Avenue

4

Principal Arterial

11,360

A

Bethel Avenue

Jensen Avenue - 9th Street

4

Principal Arterial

18,400

A

Greenwood
Avenue

Jensen Avenue - 7th Street

2

Collector

8,770

C

Greenwood
Avenue

Cherry Avenue - 14th Street

2

Collector

4,850

A

West Avenue

3rd Street - 4th Street

2

Local

1,120

A

P Street

13th Street - 14th Street

2

Local

1,440

A

Academy Avenue State Route 180 - Butler Avenue

4

Principal Arterial

22,700

C

Academy Avenue Florence Avenue - Church Avenue

4

Principal Arterial

24,160

C

Academy Avenue 7th Street - 8th Street

4

Principal Arterial

29,240

D

Academy Avenue Cherry Avenue - North Avenue

4

Principal Arterial

19,570

B

Academy Avenue Commerce Avenue - Central Avenue

4

Principal Arterial

18,150

B

J Street

5th Street - Jensen Avenue

2

Local

670

A

Faller Avenue

10th Street - 11th Street

2

Collector

4,800

A
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TABLE 3-7: 2035 GENERAL PLAN ALTERNATIVE
ROADWAY LOS RESULTS
Roadway
Segment

No. of
Lanes

Limits

Facility Type

AADT

LOS

State Route 180

McCall Avenue – Bethel Avenue

4

State Route (Divided
Expressway)

39,660

E

State Route 180

Bethel Avenue – Academy Avenue

4

State Route (Divided
Expressway)

39,660

E

State Route 180

Academy Avenue – Newmark Avenue

4

State Route (Divided
Expressway)

28,050

B

As presented in Table 3-7, all of the roadway segments currently operate at acceptable LOS “C” or better conditions
under “Cumulative Base plus General Plan Alternative” conditions except for three (3) roadway segments, including
one (1) segment on Academy Avenue and two segments along State Route 180.
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Table 3-8 identifies forecasted AM and PM peak hour intersection operations assumed under the 2035 General
Plan Alternative. Forecasted peak hour volumes are identified in Figure 30 and applied to future lane
geometrics and control shown in Figure 31.

TABLE 3-8: 2035 GENERAL PLAN ALTERNATIVE
INTERSECTION LOS RESULTS
AM Peak Hour
No.

Intersection

PM Peak
Hour

Control
Type

Delay

LOS

Delay

LOS

1

Church Avenue/Bethel Avenue

Signal

10.0

A

8.6

A

2

Almond Avenue/Bethel Avenue

TWSC

OVR

F

270.9

F

3

North Avenue/Bethel Avenue

AWSC

115.4

F

27.4

D

4

9th Street/Greenwood Avenue

AWSC

43.3

E

22.3

C

5

North Avenue/Greenwood Avenue

TWSC

42.8

E

27.7

D

6

Jensen Avenue/West Avenue

TWSC

42.1

E

21.9

C

7

Church Avenue (south)/Academy Avenue

OWSC

226.0

F

218.9

F

8

11th Street/Academy Avenue

TWSC

90.8

F

107.9

F

9

8th Street/Faller Avenue

AWSC

8.7

A

8.3

A

10

Annadale Avenue/Faller Avenue

AWSC

13.0

B

12.1

B

Legend:
TWSC = Two-Way-Stop Control.
AWSC = All-Way-Stop Control. OWSC = One-Way-Stop Control.
Average Delay = Average Intersection Delay for Signalized Intersections.
Average Delay = Worst-Case Intersection Movement Delay for TWSC Intersections.
LOS = Average Intersection Level-of-Service for Signalized Intersections.
LOS = Worst-Case Movement’s Level-of-Service for TWSC Intersections.
OVR = Over Capacity.
Warrant = CA MUTCD Peak-Hour Warrant-3 Met.

As shown in Table 3-8 , seven (7) deficiencies are forecasted for AM and PM peak hour intersection operations
assumed under the 2035 General Plan Alternative. In addition, it is projected that two (2) of the study intersections
(#2 and #3) will meet CA MUTCD Peak-Hour Warrant-3 during the AM and/or PM peak hour under this scenario. At
the intersection of Almond Avenue/Bethel Avenue, large variations in delay and LOS fluctuate significantly when
compare to Existing conditions. As a result of numerous school sites in the proximity of this intersection, the existing
AM PHF is 0.66 and the future PHF is 0.92 (per HCM standards), which is the reason for the fluctuation. School sites
tend to have lower PHF due to the insurgence on drop offs/pickups during a short period (less than 1 hour) of time.
In the future, school traffic remains constant; however, it is more balanced as a result of the overall increase in traffic
at the intersection. Regardless, future improvements at this intersection are recommended, irregardless of the PHF.

3-45

AC
VE

A
IA

QUALITY AVE

ACADEMY AVE

CALIFORNIA AVE

AC

FAIRBANKS AVE

2035 General Plan Peak Hour Traffic Volumes

CHURCH AVE

1

CHURCH AVE

7

5TH ST
5TH ST

6

7TH ST

JENSEN AVE
7TH ST

4

WEST AVE

9TH ST

9
9TH ST

8
11TH ST

10

ANNADALE AVE

5
GREENWOOD AVE

K AVE

ANNADALE AVE

NEWMAR

K ST

FALLER AVE

3
BETHEL AVE

NORTH AVE

ACADEMY AVE

ALMOND AVE

O ST

INDIANOLA AVE

2

NORTH

Figure 30

GENERAL PLAN UPDATE
Sanger, California

T1887TG001-.dwg

AC
VE

A
IA

QUALITY AVE

ACADEMY AVE

CALIFORNIA AVE

AC

FAIRBANKS AVE

2035 General Plan Alternative Lane Geometrics & Control

CHURCH AVE

1

CHURCH AVE

7

5TH ST
5TH ST

6

7TH ST

JENSEN AVE
7TH ST

4

WEST AVE

9TH ST

9
9TH ST

8
11TH ST

10

ANNADALE AVE

5
GREENWOOD AVE

K AVE

ANNADALE AVE

NEWMAR

K ST

FALLER AVE

3
BETHEL AVE

NORTH AVE

ACADEMY AVE

ALMOND AVE

O ST

INDIANOLA AVE

2

NORTH

Figure 31

GENERAL PLAN UPDATE
Sanger, California

T1887TG001-.dwg

2035 Sanger General Plan
Chapter 3: Transportation/Circulation
The Action Plan identifies planned transportation improvement projects that are recommended during buildout of
the 2035 General Plan Alternative. Figure 32, Circulation Map, identifies Future Streets Classifications in Sanger. As
shown in Figure 31, arterial street classifications have been expanded to include Principal Arterial and Minor Arterial.
In general, Principal Arterials will be a minimum of four (4) lanes and Minor Arterials will be two (2) to four (4) lanes.
Specifically, the U.S. Department of Transportation Federal Highway Administration (FHWA), definitions are as
follows for Urban Arterials:
Principal Arterial – Characteristics
•
•
•
•

Serve major activity centers, highest traffic volume corridors and longest trip demands
Carry high proportion of total urban travel on minimum of mileage
Interconnect and provide continuity for major rural corridors to accommodate trips entering and leaving
urban area and movements through the urban area
Serve demand for intra-area travel between the central business district and outlying residential areas

In Sanger, Academy Avenue and Jensen Avenue are examples of Principal Arterials. These roadways carry large
volumes of traffic and provide connections to outlying areas
Minor Arterial – Characteristics
•
•
•
•
•

Interconnect and augment the higher-level Arterials
Serve trips of moderate length at a somewhat lower level of travel mobility than Principal Arterials
Distribute traffic to smaller geographic areas than those served by higher level arterials
Provide more land access than Principal Arterials without penetrating identifiable neighborhoods
Provide urban connections for Rural Collectors

North Street and 8th Street are examples of Minor Arterials in Sanger. These roadways have between two (2) and
four (4) travel lanes (less right-of-way) but provide more land access (e.g., 8th Street) than a higher level arterial.
Traffic volumes are generally higher than collector streets and there is more room to provide Bike Lanes and a twoway turn-lane (e.g., North Avenue) than a lower class roadway. The Minor Arterial would fall within the arterial
street and collector street cross sections.
State Route 180 will continue to be planned as an expressway, as indicated in Caltrans’ State Route 180
Transportation Concept Report. Potential improvements exist at Bethel Avenue and Academy Avenue. Potential
concepts have identified at-grade and grade-separated access at these intersections. It is important that Caltrans
and the City of Sanger preserve right-of-way at these intersections to accommodate for future growth along the
State Route 180 Corridor.
Figure 32 identifies potential intersections improvements in Sanger. These may include installation of traffic signals,
roundabouts, bulb-outs 12, etc. This list was compiled as a result of the intersections identified in this document,
traffic signal locations from the City of Sanger Improvement and Impact Fees, conceptual roundabouts as provided
in the City of Sanger Roundabout Concepts (Omni-Means/GHD), and discussions with Collins & Schoettler and
Caltrans.
11F

It should be noted that Figure 33 is a map of potential improvements that may be modified at any time by the City
of Sanger. It is intended to be used as a tool to help guide potential transportation improvement in the City of
Sanger. Additional studies, warrants and analysis will be require prior to implementation of any improvement
identified in Figure 33.

12

Bulb-outs are traffic calming efforts designed to reduce vehicular speeds and shorten the pedestrian crossing distances at intersections.
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Circulation Goals, Objectives and Action Plans
This section of the Transportation/Circulation establishes goals, objectives and action plans, to guide Sanger’s
growth through the year 2035.
Goals can refer to image and appearance, land use, economic viability, health and safety, and preservation of
resources or fiscal soundness, among other issues.
Goals in this plan are refined into objectives and action plans. These represent concrete actions the city will take to
ensure that goals are realized. Goals, objectives and action plans are organized under the following topics:
1.

Overall System Level

2.

Streets and Highways

3.

Public Transportation System

4.

Non-Motorized Transportation

5.

Goods Movement

6.

Complete Streets

ISSUE ONE: OVERALL SYSTEM LEVEL
This section seeks to establish a central goal to guide the City of Sanger Circulation Element and to define objectives
and policies needed to carry out the goal and to respond to the issues that the City of Sanger must consider. This
section applies goals, policies and objectives that have been compiled from previous versions of the Circulation
Element, community plans within the City of Sanger and the Fresno COG Regional Transportation Plan (RTP).
Goals and policies reflect the desires of the City of Sanger regarding the planned circulation system. Further, they
provide for direct correlation between this Element and the Land Use Element of the General Plan.
Goals, Objectives, Action Plans
Overall System Level
I.

Develop a comprehensive circulation system that is coordinated with planned land use patterns
contained in the Land Use Element.
1.

The transportation system plan shall provide adequate capacity to serve travel demands
anticipated by 2035.

2.

The transportation system shall be formulated in a manner that responds to concentrations of
population and employment activities in areas designated for urban development by the Land Use
Element.

3.

Transportation system improvements shall be sized and designed to safely and efficiently
accommodate existing and projected traffic, with respect to both the volume, type of traffic and
modes of travel.

4.

When a land use development project is proposed, the City will determine if a traffic impact study
is required. In general, the City shall request a traffic impact study if the project: (1) exceeds 100
AM and/or PM peak hour peak hour trips (based upon the trip generation rates identified in the
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ITE Trip Generation Manual); or (2) if the project generates more than 50 peak hour trips at an
existing City intersection (based upon the trip generation rates identified in the ITE Trip Generation
Manual).
The developer is responsible for objectively assessing the impacts of the development on the
roadway network. The analysis will follow standard procedures for the development of Traffic
Impact Studies, including trip generation, distribution and assignment of trips, to the background
roadway network and the analysis of level of service (LOS) on critical roadway segments and
intersections under existing and future (20 years) conditions. Traffic impact studies evaluating
State highway facilities, shall be referred to Caltrans, and utilize traffic study preparation guidelines
and LOS standards as recommended by Caltrans. In addition, analysis on all City facilities (streets,
roads, intersections, etc.) shall be consistent with the most recent version of the Caltrans’ Guide
for the Preparation of Traffic Impact Studies.
5.

6.

7.

The City’s transportation system shall be designed, constructed, operated, and implemented in a
manner that maintains a high level of environmental quality.
a.

Using the reasonably available and most current industry-standard technology, the City
of Sanger the City shall reduce or address, to the extent reasonably practicable, negative
effects on air quality and ambient noise levels resulting from circulation improvements.

b.

The City of Sanger shall support the implementation of effective and reasonable controls
or other mechanisms to reduce emissions of City vehicles.

c.

Alignments for new roadways, or for improvements to existing roadways and other
transportation system improvements, shall avoid, wherever practicable, disturbance of
existing communities, biotic resource areas and minimize destruction of trees or any
environmentally sensitive areas.

d.

All transportation improvement projects shall comply with the requirements of the
California Environmental Quality Act (CEQA), including mitigation as may be required to
address adverse environmental impacts of the project.

e.

When determining the exact location of roadway alignments and other transportation
system improvements, the City shall consider appropriate design standards and safety
features, including considerations that will help promote environmental quality.

The City’s transportation system shall be maintained, designed, constructed, operated and
implemented in a manner which provides a roadway network which supports the economy and
maintain personal mobility and promotes safety, convenience, and efficiency. As appropriate,
priority shall be given to:
a.

Maintaining the existing farm-to-market rural road system within undeveloped portions
of the City limits, which supports transportation of goods and people in the City of Sanger;
and

b.

Measures that improve safety and the efficient use of existing transportation facilities,
particularly on heavily traveled routes. Such measures typically include low-cost
improvements such as signalization, channelization and turning lanes.

Transportation system improvements and operations shall be located and designed to promote
utilization of the existing system, intermodal coordination and give priority to energyconservation.
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8.

The City, in coordination with the Fresno COG, shall encourage Transportation Systems
Management (TSM) strategies in urban areas to reduce vehicular trips during peak periods. Such
strategies may include:
a.

Traffic flow improvements, and continued maintenance and rehabilitation of existing
corridors for efficient movement of people and goods;

b.

Incentives for carpooling and vanpooling through Fresno COG’s Rideshare Program;

c.

Preferential parking for carpools and vanpools;

d.

Incentives for flex-time and modified work schedules;

e.

Development of park and ride facilities to accommodate carpools and vanpools; and

f.

A transit service that meets public transportation needs of local residents.

Streets and Highways
II.

Provide and maintain a highway system with adequate capacity and acceptable levels of service to
accommodate projected travel demands for the 20-year planning period.
1.

Rights-of-way shall be reserved for all highways designated on the roadway system as required by
the City's Subdivision Ordinance.

2.

The City has established a target LOS “C” along all major streets and highways except that LOS “D”
may be allowed at intersections of any major street, highway or along street and highway
segments where additional improvements are not feasible (to be determined by City engineer).

3.

All significant trip generators shall be served by roads of adequate capacity and design standards
to provide reasonable and safe access by appropriate transportation modes with minimum delay.

4.

Future maintenance costs, and the relationship of overall maintenance needs to available funds,
should be considered to determine whether a roadway should be routinely maintained or fully
reconstructed.

5.

Where extensive truck travel involving regional movement of bulk goods is anticipated, the City shall seek
to work with Fresno County to agree upon a reasonable choice of design standards to accommodate large
trucks.

6.

For development under City jurisdiction outside the current City limits but within Sanger’s Sphere of
Influence (SOI), where roadway standards are different from the County, the City shall seek to work with
Fresno County to agree upon a reasonable choice of design standards.
a.

7.

Transition areas at meeting points of roadways designed to differing City and County
Standards or differing functional classifications should be individually designed to
facilitate satisfactory operational and safety performance to the extent reasonably
feasible.

As resources permit, the City shall endeavor to reasonably obtain adequate local, state and federal
funding to provide roadway infrastructure that accommodates planned development and
maintains the minimum level of service.
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8.

The City shall seek roadway improvement funding from a variety of sources to ensure that no
person(s) or agency is inequitably burdened and pays an inordinate share of the cost of such
improvements. Funding sources shall be distributed equitably, to the extent practicable, between
those benefitting from the expenditure of such funds.

9.

Access and parking policies for each functional roadway classification within the City shall be as
follows:
a.

Expressways: Access to and from abutting property is prohibited. Access to expressway
facilities shall only be at major signalized intersections along the expressway;

b.

Urban and Rural Arterials: Access from abutting parcels shall be discouraged.
Consolidation of driveways shall be encouraged. Parking may be prohibited if additional
capacity is needed; and

c.

Urban Collectors, Rural Collectors and Local Roads: Access shall be permitted from
abutting parcels.

10. For City streets, each roadway classification, pavement widths, lane configuration, and medians
and/ or shoulder widths shall be based upon acceptable design standards (found on the City of
Sanger’s Website).
a.

Arterial Streets - Right-of-way of 100 - 106 feet;

b.

Collector Streets - Right-of-way of 80 - 84 feet;

c.

Urban and Rural Collectors - Right-of-way of 68-72 feet;

d.

Local Roads - Ultimate Right-of-way of 56-60 feet. Narrower right-of-way may be
considered with innovative traffic calming street designs such as curvilinear streets,
parkway landscape strips, and intersection enhanced paving. Narrower streets may also
be considered for in-fill or odd shaped parcels, or to support neo-traditional
development;

e.

All Classes - Additional right-of-way may be required for intersection design; and

f.

The Southeast Sanger Area Specific Plan design standards shall apply to facilities within
the specific plan area.

11. Ordinances may be adopted by the City that require maintenance agreements for private roads.
The agreements would be executed by the developer when required by specific provisions
contained in the City of Sanger's General Plan, Specific, Community, or Redevelopment Plan,
ordinance code or other appropriate mechanism for maintaining private roads.
12. The City of Sanger's Building Setback Line Ordinance shall assure adequate separation between
future right-of-way acquisition areas and future structures or other improvements. The setback
ordinance shall define setbacks from external limits rather than from the centerline of right-ofway for roadway classifications identified in this Circulation Element. Where larger setbacks are
desired, the City may designate greater setback requirements as appropriate.
13. The City shall adopt ordinances that establish plan lines for designated arterial and collector
highways. Specific plans may also be utilized to establish plan lines, which are based upon
specified distances from the center lines of existing roadways. In either method, new structures
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shall not be constructed within the area of the plan line and required setbacks shall be measured
from the plan line boundary rather than from the parcel boundary.
14. Parking restrictions along facilities in unincorporated urban areas shall be determined from
roadway classification policies described herein or, in situations where variations are desired by
proposed developments.
15. Prior to approval of conditional use permits and/or site plan reviews for new agricultural
processing and industrial facilities with similar truck traffic generating characteristics, the City shall
require the applicant to demonstrate an adequate on-site truck parking/ staging/maneuvering
facility plan to preclude the need for truck queuing and parking on adjacent roadways.
16. Development proposals requiring developer mitigation fees for future year circulation
improvements shall agree to participate in a mitigation fee program implemented by a
development agreement with the City.
17. Future alleyways (one- and two-way) should be considered as a viable circulation alternative in
existing and future development plans.
Public Transportation System
III.

Promote development of a safe, efficient, convenient and economical community, inter-community
and Citywide public transportation system.
1.

Support transit service through the Fresno County Rural Transit Agency (FCRTA) that serves all
users.

2.

The City, through FCRTA and development of the Fresno County Short Range Transit Plan (SRTP),
should help identify short and long-range transit needs and maximize revenue sources utilizing all
funding mechanisms including federal grants, State enabling legislation, and farebox revenue.

3.

The City and FCRTA should distribute complete and accurate public transit information as
appropriate under state and federal laws.

4.

Support the coordination and consolidation of social service transportation through the Fresno
County Consolidation Transportation Service Agency (CTSA) administered by the Fresno County
Economic Opportunities Commission (EOC) to promote efficiency and optimum use of existing
transit resources.

5.

Encourage safety, reasonable fares and the provision of adequate service to meet reasonable
transit needs.

Non-Motorized Transportation
IV.

The City shall establish safe and convenient facilities to accommodate the use of non-motorized modes
of transportation (reference Figure 25 – Bikeway Map).
1.

Provide Fresno COG pedestrian and bike information for the Regional Active Transportation Plan
(ATP) that:
a.

Identifies walking and bicycle routes that are appropriate for recreational and commuter
use;

b.

Prepares and coordinates information systems for bicyclists and carpools;
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c.

Reviews and addresses the needs of pedestrians and bicyclists within the city; and

d.

Encourages and supports maintenance of existing bicycle and pedestrian facilities.

2.

Designate regional bicycle routes that are designed for safe use by bicyclists and reduce conflicts
with motor vehicles. Support development of designated bicycle paths adjacent to or separated
from commute corridors.

3.

Support implementation of bicycle support facilities such as bike racks, showers, locker rooms and
other facilities during the project review process. Encourage employers to offer incentives
(showers, locker rooms, and money) for bicyclists to reduce congestion and increase parking
availability.

4.

Support the bicycle as an alternate transportation mode and as a part of the traffic mix.

5.

Encourage the use of abandoned railroad right-of-ways and canals for bicycle paths.

6.

Encourage removal of barriers (walls, easements and fences) for safe and convenient movement
of pedestrians. Special emphasis should be placed on the needs of disabled persons.

7.

Consider the needs of pedestrians and address requirements of the American Disabilities Act (ADA)
to provide for the safe and convenient movement of pedestrians and the needs of disabled persons
during the project review process.

8.

As appropriate, apply for Active Transportation Program (ATP) grants that:
a.

Increase the proportion of trips accomplished by biking and walking;

b.

Increase the safety and mobility of non-motorized users;

c.

Advance the active transportation efforts of regional agencies to achieve greenhouse gas
reduction goals;

d.

Enhance public health, including reduction of childhood obesity through the use of
programs including, but not limited to, projects eligible for Safe Routes to School Program
funding;

e.

Ensure that disadvantaged communities fully share the benefits of the program; and,

f.

Provide a broad spectrum of projects to benefit many types of active transportation users.

Goods Movement
V.

Provide for the efficient movement of goods through design, construction and maintenance of the
regional circulation system.
1.

Street and highway projects shall be implemented so that goods movement can continue to be
convenient and economical in areas where large concentrations of truck traffic exist.

2.

Support continued operation of the regional freight rail system, which offers safe, convenient and
economical transport of commodities.
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3.

Review and monitor proposals for expansion of pipelines for the transport of suitable products and
materials.

4.

Provide for the efficient movement of goods through design construction and maintenance of the
City’s truck route network.

Complete Streets
VI.

Provide “Complete Streets” that are safe, comfortable, and convenient routes for walking, bicycling,
and public transportation to increase use of these modes of transportation.
1.

Include infrastructure that promotes a safe means of
travel for all users along the right of way, such as
sidewalks, shared use paths, bicycle lanes, and paved
shoulders.

2.

Include infrastructure that facilitates safe crossing of the
right of way, such as accessible curb ramps, crosswalks,
refuge islands, and pedestrian signals; such
infrastructure must meet the needs of people with different types of disabilities and people of
different ages.

3.

Ensure that sidewalks, crosswalks, public transportation stops
and facilities, and other aspects of the transportation right of
way are compliant with the Americans with Disabilities Act
(ADA) to meet the needs of people with different types of
disabilities, including mobility impairments, vision impairments,
hearing impairments, and others. Ensure that the City of Sanger
ADA Transition Plan includes a prioritization method for
enhancements and revise if necessary.

4.

Prioritize incorporation of street design features and techniques that promote safe and
comfortable travel by pedestrians, bicyclists, and users of public transportation, such as traffic
calming circles, additional traffic calming mechanisms, narrow vehicle lanes, raised medians,
dedicated transit lanes, transit priority signalization, transit bulb outs, road diets, high street
connectivity, and physical buffers and separations between vehicular traffic and other users.

5.

Encourage use of additional features that improve the comfort and safety of users as appropriate:

6.

a.

Provide pedestrian-oriented signs, pedestrian-scale lighting, benches and other street
furniture, bicycle parking facilities, and comfortable and attractive public transportation
stops and facilities.

b.

Encourage street trees, landscaping, and planting strips, including native plants where
possible, in order to buffer traffic noise and protect and shade pedestrians and
bicyclists.

c.

Reduce surface water runoff by limiting the amount of impervious surfaces on the
streets as appropriate.

In all street projects, consider infrastructure that improves transportation options for
pedestrians, bicyclists, and users of public transportation of all ages and abilities.
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7.

Ensure that this infrastructure is included in planning, design, approval, construction, operations,
and maintenance phases of street projects.

8.

Incorporate multimodal improvements into pavement resurfacing, restriping, and signalization
operations where the safety and convenience of users can be improved within the scope of the
work.

9.

As reasonably available, incorporate systems to implement and monitor incorporation of City
street infrastructure into construction and reconstruction of private streets.

10. Allow exclusion of such infrastructure from street projects only upon written approval by the City
of Sanger, and only where documentation and supporting data indicate one of the following
bases for the exemption: (a) use by a specific category of users is prohibited by law; (b) the cost
would be excessively disproportionate to the need or probable future use over the long term; (c)
there is an absence of current and future need; or (d) significant adverse impacts outweigh the
positive effects of the infrastructure.
11. Provide an annual report to the City Council listing the street projects undertaken in the past
year and briefly summarizing the complete streets infrastructure used in those projects and, if
applicable, the basis for excluding complete streets infrastructure from those projects.
12. Develop a pedestrian crossings policy, addressing matters such as where to place crosswalks and
when to use enhanced crossing treatments.
13. Develop policies to improve the safety of crossings and travel in the vicinity of schools and parks.
14. Consider developing a transportation demand management/commuter benefits ordinance to
encourage residents and employees to walk, bicycle, use public transportation, or carpool.
15. Develop a checklist for Sanger’s development and redevelopment projects, to ensure the
inclusion of infrastructure providing for safe travel for all users and enhance project outcomes
and community impact.
16. As feasible, the City of Sanger shall incorporate Complete Streets infrastructure into existing
public [and private] streets to improve the safety and convenience of users, construct and
enhance the transportation network for each category of users, and create employment.
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CHAPTER 4 • CONSERVATION, OPEN SPACE, PARKS AND
RECREATION ELEMENT
Introduction
Open space, parks, and recreation facilities enhance the
quality of life in a community. The creation and
preservation of these types of resources is an important
part of providing for the needs and welfare of a City.
Conservation of open space and resources takes
planning for the future. If these areas are not planned
for at the present time and set aside for the future, a city
runs the risk of losing them to development.
Open space lands are undeveloped areas that provide a
low density perception in an urban area, define the edge
of a community, and provide the sight lines that allow
long distance vistas to the Sierra Nevada mountains,
Kings River bottom, agriculture fields, or other local
view-points. Most people think of open space as park
areas, but a large portion of a city's open space is
provided by residential yard areas and right-of-way
along streets. The legal definition of open space land is
found in California Government Code Section 65560 (b).

Contents of the Conservation, Open
Space, Parks and Recreation Element
The open space portion of this Element identifies
lands that are appropriate for open space and parks
acquisition as well as the development of recreation
programs on these lands. The Element establishes
goals, policies, action programs and standards for the
conservation and treatment of open space.
California Government Code Section 65560 defines
open space as land that can be used for any of the
following uses:
•
•
•
•

Conservation of natural resources.
Managed production of resources.
Outdoor recreation.
Preservation of lands for the purpose of
protecting the public's health and safety.

A park is an open area that provides an assortment of
recreation and leisure opportunities for a community. A
park can include community recreation parks,
community centers, and other publicly-owned outdoor
recreation areas. Parks can supply active as well as
passive recreation opportunities. Activities can range
from family picnics to organized sporting events.

Specific requirements of the conservation portion of
the Element are identified in Government Code
Section 65302 (d). This portion of the element
includes "the conservation, development and
utilization of natural resources, including water and its
hydraulic force, forests, soils, rivers and other waters,
wildlife, and other natural resources." Items that are
addressed in this category include the conservation of:

One of the primary purposes of parks is to contribute to
Sanger's quality of life. The City accomplishes this
through the provision of convenient, well-equipped and
maintained sites and facilities, conservation of natural
resources, and a comprehensive and quality program of
recreational activities and services for all citizens of the
community.

•
•
•
•
•
•
•
•

Existing Conditions
The City of Sanger is located on the floor of the east side
of the San Joaquin Valley, west of the river bottoms and
channel of the Kings River. The terrain is very level
(except for the banks of the river bottom, which drop
ten to twenty feet in some locations). Within the urban
area, the land drops gradually from east to west. The
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View opportunities
Soils
Water
Agricultural lands
Mineral resources
Air quality
Wildlife habitat
Historic, archaeological and paleontological
resources

State law (AB 170) requires cities in the San Joaquin
Valley to amend their General Plans to include an air
quality element. Sanger previously prepared an Air
Quality Element in 2009.
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foothills of the Sierra Nevada rise a few miles east of Sanger, with the crest of the mountains peaking at over
13,000 feet about 65 miles northeast of the City.
The City is entirely surrounded by agricultural land, mixed with farmhouses and small ranches. The surrounding
agricultural land lends the effect of a greenbelt around Sanger.
Discussed below are specific issues relating to the Conservation, Open Space, Parks and Recreation Element. A
more detailed description of these issues can also be found in Part 2 (Community Profile) of the General Plan.
Park and Recreation Resources
Sanger presently has 14 developed park sites encompassing 51.5 acres (see Table 4-1 and Map 4-1).
Table 4-1: Existing Parks - 2017
# on Map

Park/Location

Type of Park

1

Jenni Park and Basin
(southwest corner of Jenni
and Brehler Avenues)

Neighborhood Park

2

Sanger Park (Academy and
4th Avenue)

City/Neighborhood Park

3

Civic Center Park (7th and
Dweitt Avenue

4

Community Center Park
(730 Recreation Place)

5

Greenwood Park and basin
(southwest

6

7

8

9

Arbor Day Park (southeast
corner of 10th and P
Streets)
Rotary Field & Multi Sports
Complex (southeast corner
of Cherry and Bethel
Avenues)
Faller Park and basin
(southwest corner of 10th
and Faller Avenue)
Lincoln Park (northwest
corner of Cherry Avenue
and P Street

Mini Park
City/Neighborhood Park

Neighborhood

Community Center,
senior center, pool with
slide, playground
Mixed use, picnic,
playground, mobile skate
park, restrooms

3.8 acres
0.4 acres
3.2 acres

4.1 acres

Neighborhood

Mixed use sports fields,
concession restrooms

8.8 acres*

Neighborhood

Mixed use, sports field,
tot lot, concession and
restrooms

5.0 acres

Neighborhood Park

Passive use, tot lot and
restroom

4.0 acres

Neighborhood Park

11

JFK Park and basin (Faller
and North Avenues)

Neighborhood Park

13
14
15
16
17
Total Park
Acreage

Playground, tot lot

4.2 acres

0.7 acres

10

Sam Gutierrez Park (7th
Street
Brehler Square
Medrano Park
Park
Park
Park

Mixed Use – picnic,
playground, walking path,
landscaping
Mixed use, band stand,
pavilion, picinic, tot lot,
restrooms

Acres

Passive use – open
space

Mini Park

Cesar Chavez Park and
basin (Faller and Harrison
Streets)

12

Facilities

Mini Park
Mini Park
Mini Park
Neighborhood Park
Mini Park
Neighborhood Park

Mixed use, soccer field,
basketball court, tot lot,
picnic restroom and
concession stand
Mixed use, soccer field,
basketball court, tot lot,
spray park, picnic
restrooms
Passive use – benches
and fountain
Passive use, open space
Passive use, open space
Passive use, open space
Passive use, tot lot
Passive use, tot lot

8.8 acres

7.0 acres

0.5 acres
0.6 acres
0.4 acres
1.9 acres
0.6 acres
1.6 acres
55.6 acres
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Map 4-1: Existing Parks
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In addition to these parks, the City owns 13.8 acres for a future neighborhood park and recreation facilities at
various locations around the City. Also, the City owns a 65-acre nature area adjacent to the Kings River (that is
outside city limits but within the Sphere of Influence) near the wastewater treatment plant. There has been
interest in developing at least some of this site as a regional park.
Residents of Sanger also have available athletic fields on the campuses of schools operated by Sanger Unified
School District.
Sports Programs
The City has a robust recreation program that includes
the following activities:
-

Aquatics, including swimming lessons and Friday Night
swim events
Youth Events, including softball, basketball,
gymnastics, football and tot programs
Teen programs, including CPR training, boxing,
volunteerism and Youth Council
Adult programs, including basketball, volleyball,
aerobics, zumba, CPR training
Special events, including “movies in the park”,
Independence Day events, Halloween Downtown and the Annual Blossom Trail Run
Senior Citizen’s programs are offered at the Sanger Senior Center and include daily meals, exercise classes, arts
and crafts, bingo, ceramics, special events, guest speakers, field trips, games, and other activities.

Regional Parks Facilities
There are several regional parks that are within driving distance of Sanger. Generally speaking, at a maximum,
most people are willing to travel thirty minutes to get to a regional park facility, and possibly one hour if there was
some type of event scheduled there, such as a church gathering, family reunion, or school function.
There are three parks located along the Kings River northeast of the City, including:
Avocado Lake Park is operated by Fresno County and is about 12 miles northeast of Sanger. The facility is a 210
acre day-use park providing recreational opportunities that includes swimming, fishing and picnicking. The park
has picnic tables, a group picnic area, BBQs, earth boat launching ramp and a playground.
Winton Park is located about 15 miles northeast of Sanger. The park is a 28 acre day-use facility located on the
Kings River. The park has turf, BBQs, picnic tables, and restrooms. The park is also used for fishing.
Choinumni Park is 16 miles northeast of Sanger. The park contains 170 acres with a campground, fishing access,
playground and a hiking trail. Choinumni Park has two group picnic areas, a dump station, picnic tables, BBQs,
campsites (including one group camping area) and restrooms.
In addition to Fresno County parks, numerous recreational opportunities are also available east of Sanger in the
Sierra Nevada Mountains. Kings Canyon and Sequoia National Parks are located a short drive east of the City on
State Highway 180. Camping, hiking, fishing and sightseeing are the main activities in these parks. Outside the
parks are public lands administered by Sequoia National Forest. Recreational opportunities include hiking,
camping, and hunting, among others.
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Future Needs
A primary objective of this Element is the establishment of criteria that will guide the acquisition and development
of future open space areas for Sanger. These standards should be realistic and represent the actual amount of
area and facilities necessary to meet the needs and desires of the community. These open spaces can be provided
in a variety of ways, and do not necessarily need to be under the control of the City to meet Sanger's needs.
State Government Code Section 66477 (b) authorizes cities to require developers subdividing land to dedicate land
for park and recreation uses, at a rate of 3 acres per 1,000 residents. The 2003 Sanger Open Space Element set a
standard of 2-1/2 acres per 1,000 residents. On the other hand, the 2025 Sanger Parks and Recreation Master Plan
recommends the City increase the ratio to 5 acres per 1,000 residents.
With an existing population of 25,128 and 56 acres of developed parks, Sanger currently has a ratio of 2.2 acres of
parks per 1,000 residents. Were the City to meet the standard of 3 acres of parks per 1,000 residents, Sanger
would currently need a total of 75 acres of developed park lands (25.12 x 3.0). This would result in an existing
“shortfall” of about 19 acres of developed park lands.
Each jurisdiction can
require that a maximum
of five acres of open
space be set aside per
one thousand residents if
the current land use
exceeds the standard of
3 acres per thousand
residents. Since the
current ratio is only 2.2
acres per 1,000
residents, increasing the
standard to more than 3
acres per 1,000 would
not be allowed.
However, it is
recommended the City
increase its park
standard to 3 acres per
1,000.
Park acquisition must
strike a balance between
use and the maintenance available to sustain the park. For example, a city may have 10 acres of open space per
1,000 persons; however, if this acreage is not maintained properly, its value as usable open space may be greatly
diminished. As Sanger acquires more parkland, it must also dedicate the resources to adequately maintain that
land.
Americans today are spending more of their time in recreation leisure activities than ever before. This emphasis
has created a much higher demand than ever for quality open space, parks and recreation facilities. In response to
this, cities must designate areas for such uses, before development occurs.
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Park Land Demand
In order to determine the type, location and amount of parkland that will be required by Sanger within the 19-year
planning period, population projections are utilized. Table 4-2 shows projections for the objective rate of 3 acres
per 1,000 residents.
Table 4-2: Park Land Demand Calculations

Year

Population
Projection

Incremental
Population Increase

Park Land Demand @ 3
acres per 1,000 residents
(incremental population
increase x 3.0)

2015

25,125 (existing
population)

-

-

2020

27,337

2,209

6.6 acres

2025

29,742

2,405

7.2 acres

2030

32,357

2,615

7.8 acres

2035

35,202

2,845

8.4 acres

10,074 “future”
residents

30 acres needed

Totals

Table 4-2 indicates that Sanger will need to add about 30 acres of park land by the year 2035 to accommodate a
projected increase of nearly 10,100 residents. However, the City could subtract the 14 acres that is currently
owned for future parks, thereby arriving at a total need of about 16 acres by the year 2035. In addition, the City
owns 65 acres of land along the Kings River that is designated for future open space use. With the inclusion of
these lands and development for park purposes the City would meet the objective of three acres per 1,000 people.
Location and Distribution
Another important factor in the planning of future parks is to ensure that parks are accessible to all citizens of the
community. For instance, although a city may currently meet the standards regarding the amount of parkland
required, the existing park sites may not be easily accessible from all areas of the community.
Map 4-2 shows the location of existing City-owned park and recreation facilities, and their service areas. Service
area dimensions are those established by the National Parks and Recreation Association. Generally, a community
park will have a one mile service area, a neighborhood park has a one-half mile service area and mini parks have a
one-quarter mile service area. Map 4-2 indicates that there is a lack of park facilities in the far northwest quadrant
of the City. This is not surprising as this is on the fringe of the community; much City growth has taken place in
recent years and the park system has not yet caught up.
The next section of this element establishes goals and action plans related to parks and open space.
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NATURAL RESOURCES
Water Resources
Sanger currently obtains its water supply from a series of
wells situated throughout the community. The City benefits
from its position near the Kings River, which recharges the
local groundwater table and provides a relatively stable
source of ground water for the City. Water quality has
generally been good. Water from the wells is treated to
reduce contaminants.
There are also numerous surface irrigation canals in the
vicinity of Sanger, primarily operated by Consolidated
Irrigation District (CID). The Fowler Switch Canal runs across
the north side of the planning area, from northeast to
southwest. The Centerville-Kingsburg is another major canal
that runs past the east side of the City.
While these canals provide critical irrigation supplies they can make urban development difficult. Most of them
are too large to pipe, they are expensive to bridge and they can also present safety hazards. At the same time,
waterways in Sanger may present an opportunity for the creation of open space corridors.
The City also operates a series of stormwater retention basins. The primary purpose of these is to accommodate
stormwater, however a secondary benefit is that they serve to recharge the local groundwater basin.
Agricultural Resources
Sanger is surrounded by thousands of acres of producing cropland, and Fresno County has historically been the
leading agricultural county in the nation, measured by the value of agricultural products that are produced.
Leading crops and products in the area are stone fruits, citrus, grapes and dairying. Agricultural lands have
provided a strong economic base for the community as well as a rural landscape and open space "system" that
surrounds the City. As Sanger continues to grow, the surrounding agricultural lands are taken out of production to
accommodate residential, commercial, and industrial growth.
In 1965, California adopted the Williamson Act to
address the loss of agricultural lands due to
urbanization. The Williamson Act provides
property owners with a reduction in their
property tax if they agree to maintain their land
in agriculture for a ten-year period. This
ensures, at least for the near-future, that
agricultural lands will remain undeveloped,
thereby continuing agricultural production as
well as enhancing the sense of open space
around Sanger. Map 4-3 shows properties
within the Sanger Planning Area that have a
Williamson Act contract.
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Super Williamson Act (Farmland Security Zones)
In 2000, the California adopted the Farmland Security Zone program (also known as the “Super” Williamson Act).
This program is also aimed at preserving farmland by offering additional tax incentives to landowners. Land can be
entered into a farmland security zone for a minimum period of 20 years. Contracts are extremely difficult to
terminate once enacted. Presently there are no farmland security zones in the Sanger vicinity.
Mineral Resources
The only significant known mineral resource in the Sanger area has been sand and gravel mining along the Kings
River bottom. The nearest operations are about 3 miles northeast of the community, where Vulcan Materials
operates an open-pit sand and gravel facility off Highway 180, near the unincorporated community of Centerville.
There is also an abandoned sand and gravel facility about 1-1/2 miles east of Sanger on the north side of Annadale
Avenue. Water now fills some of these old sand and gravel pits, lending them the appearance of lakes. These
water bodies can function as important wildlife areas and also function to recharge the local groundwater table.
Soil Resources
Soils in the Sanger area are described by the Soil Survey of Eastern Fresno County, prepared by the Soil
Conservation Service, Department of Agriculture. Soils are discussed in more detail in Part 2 (Community Profile)
of the General Plan. The Soil Survey identifies eleven specific soil groups in the planning area.
Soils considered to be "prime" soils for farming include:
-

Grangeville fine sandy loam (1 to 1 percent slopes)
Greenfield sandy loam (0 to 3 percent slopes)
Hanford fine sandy loam
Hesperia fine sandy loam
Ramona loam
Ramona sandy loam

These soils exhibit the best qualities for farming, and California planning law strongly encourages they be
protected from loss to urbanization.
Some soils in the planning area have moderate limitations for urban development - such as expansive or corrosive
properties. These limitations can typically be overcome by reinforcing building foundations or road bases, or by
importing fill soil or using corrosive-resistant coatings on building materials.
Natural Plant and Animal Communities
The Conservation Element is required to discuss the presence of native plants and animals and in particular, native
species regarded as rare, threatened, or endangered. In addition to inventorying these species, the element must
plan for their preservation. Additional information on biotic resources may be found in Part 2 (Community Profile)
of the General Plan.
A biotic survey prepared for the General Plan update indicated that the overwhelming bulk of the planning area
has been severely disturbed from its natural state by urbanization and intensive agricultural activities over many
decades.
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The primary exception are lands along the Kings River. The river and its banks support a relatively intact riparian
forest that provides cover and a transportation corridor primarily for birds.
Air Quality
Assembly Bill 170 (Reyes) requires local agencies to include an air quality element component within their General
Plans. This requirement recognizes that the San Joaquin Valley and its communities suffer some of the worst air
quality conditions in the United States. Sanger has responded to this requirement by adopting an Air Quality
Element in 2009. The 2035 Sanger General Plan refers to, and is consistent with the 2009 Air Quality Element.
It is critically important for each community to undertake actions to help address the issue of poor air quality. Air
quality can be affected by the growth and development of cities. Since the General Plan establishes policies on
how and where growth will occur, it is a logical place to establish carefully selected policies regarding air quality.
Historic and Archaeological/Paleontolical Resources
The original townsite center (comprising 40 to 50 blocks centered on Sanger’s downtown) are those areas most
likely to have properties, structures and sites that are most significant to the history of Sanger. Other outlying
areas, such as farmsteads, irrigation canals, trails, roadways schools, labor camp sites and other historic resource
locations may also be important to the history of the community.
The Fresno County Historic and Records Advisory Commission has identified several properties in Sanger as
historic, including:
•
•
•
•
•
•
•
•

Sanger Depot Museum, 1710 Seventh Street
Sanger Women’s Club, 1610 Seventh Street
First United Methodist Church, 1612 Ninth Street
Frankenau Residence, 521 I Street
Rheingans Home, 1390 S. Highland Avenue
Gerner Home, 7659 E. Jensen Avenue
Campbell Residence, 21143 E. Weldon Avenue
Miller House, 3700 S. Newmark Avenue

Other structures and locations noted as potentially historic in local literature include the Sanger Lodge and the
Poole’s Ferry marker along the Kings River. Studies conducted for other development projects (primarily Caltrans
highway work) has documented dozens of potentially eligible historic properties in the Sanger postal district along
Highway 180. Of these properties only the Granville School was identified within the planning area as eligible for
listing on the National Register of Historic Places.
Because the recognition and designation of historic properties is an ongoing process, there are additional
properties in the Sanger area that may have some type of historical merit, but have not yet been designated as
historic. In order to preserve the community’s historic character, the City shall require (as part of the development
permit process) that built structures over 50 years old be analyzed for potential historic value.
In terms of archaeological and paleontological resources, the Sanger area (and particularly the Kings River corridor)
are known to have been an important Native American habitation and resource-gathering area. Several tribes are
believed to have fished for salmon, gathered acorns and other food and fiber resources, held ceremonies and
collected basketry materials. The Kings River and its smaller tributaries would have provided habitat for an
abundance of food resources such as aquatic plants, fish, beaver, and other food animals.
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In prehistoric times the Petachie, Gashowu, Wakichi and Kechayi of the Yokuts occupied the San Joaquin Valley
floor on floodplains and creeks and rivers. The Spanish missions established in the coastal areas in the 1700’s were
an early influence on the Valley Indians. In 1833 an epidemic, possibly Malaria, infected the local Indian
population and Indian life was further influenced by miners arriving for the Gold Rush in the late 1840’s. Soldiers
arriving shortly after that came as part of the Mariposa Indian war and built a military post on the south bank of
the San Joaquin River several miles above the town of Friant. Native Americans in the area were involved as
laborers in various railroad projects from 1891 through the early 1930’s.
Known Native American sites in the Sanger area include Chief Pascal’s Rancheria, a settlement of displaced and
local Native Americans (in the early 1850’s) that was located about 1-1/2 miles east of the Sphere of Influence.
The Kings River Indian Farms was a US Government-sponsored operation in the 1850’s and included portions of
Kings River bottom lands east of the City. Gabriel Moore’s 40-50-acre ranch in the Kings River bottom lands near
Centerville was also included in an ethnic sites survey for the State.
Changes in the ground surface in the Sanger area from farming practices and urban development, road and canal
building and other ground-disturbing activities have obscured surface evidence of prehistoric activities, but
subsurface or buried human remains and archaeological materials may be present anywhere in the Sphere of
Influence.
Due to the presence of the Kings River and its associated erosional activities, the eastern portion of the General
Plan area is more likely to exhibit prehistoric and paleontological resources than the western portion.
Archaeological artifacts may also be more likely to exist on parcels that have been used for pasture land or
equipment storage, rather than irrigated farming or utility trenching.
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Goals, Objectives and Action Plans
This section of the Element lists goals, objectives and action plans related to parks, open space, recreation and
conservation.
ISSUE ONE: Parks and Open Space
As of 2017, there are currently 17 parks in
Sanger totaling 56 acres. Using the current
population figure for Sanger of 25,128 residents,
the city has a parkland to population ratio of 2.2
acres of parkland per 1,000 people – below the
City's current standard of 2-1/2 acres per 1,000
residents.
By the year 2035, using the “low-medium”
population projection detailed in the Land Use
Element of the General Plan, Sanger’s
population is projected to be 35,202 persons. To
achieve the standard of 3 acres of parkland per
1,000 people by 2035, Sanger should attempt to
set aside about 30 acres of open space bringing
its total park acreage up to 82 acres.
Given Sanger’s increasing population and demand for recreation and leisure activities, the following goals,
objectives and action plans are set forth.
Goals, Objectives, Action Plans
I.

Develop a high quality public park and recreation system that is convenient, accessible and affordable to
all segments of the City. Based on a ratio of 3 acres per 1,000 residents, the City should add
approximately 30 acres of developed park land by the year 2035.
1.

2.

The General Plan designates within the planning area lands for open space, parks, recreation
facilities and other amenities that are linked together with bike paths and pedestrian trails.
a.

The General Plan land use map designates the location and size of Sanger's existing and
future open space, park and recreation facilities.

b.

The Circulation Element delineates the alignment and design of future pedestrian and
bike pathways within the planning area.

Require developers to dedicate new parks within new subdivisions at a ratio of 3 acres per 1,000
residents. The actual amount of acreage could be less if the developer agrees to install
landscape and play equipment improvements equal to the value of the difference in acreage. In
lieu of land dedication, the developer shall pay the City's park impact fee.
a.

The Subdivision Ordinance shall be amended to incorporate the 3:1,000 park land
dedication standard. Until the ordinance is amended, this policy shall be considered to
be in force.
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b.

3.

Parks should be centrally located within the neighborhood or subdivision they serve. Further,
the subdivision should be designed so that homes face onto the park – thereby providing added
security by ensuring there are “eyes on the park” at all times.
a.

4.

The City shall amend its Design
Guidelines and Standards to illustrate
the preferred design of future parks
relative to a proposed subdivision.

Establish new parks in the northeast and
southwest quadrants of the community in order
to maximize the accessibility of residents in
these quadrants to park and recreation
facilities. The construction of these facilities
can also serve to promote additional residential
growth in these sections of Sanger.
a.

II.

The City shall review its development impact fee schedule to ensure the park impact fee
is adequate to finance the acquisition and improvement of the 3 acres per 1,000
persons standard.

Homes turn away from park

The City will continue to secure
funding sources for the planning,
design and construction of these parks.
Cities can often finance the
construction of parks and recreation
Homes face onto park
facilities, but the long-term
maintenance of these facilities can be
challenging. Cities have passed sales
Eyes on the Park: The park at the top is "out of
sight" of the neighborhood - most dwellings turn
tax measures, utility taxes and parcel
away or back up to the park. In the bottom
taxes to assist in the maintenance of
example the subdivision has been designed so
these facilities. Absent these taxing
that all homes face onto the park - thereby
options two other two other strategies
increasing safety and security.
could be employed by the City: 1)
place local or neighborhood parks
within a landscaping and lighting district; or 2) process all new residential subdivisions
through a Development Agreement. This Agreement could require allocation of
residential assessments towards maintenance of the local parks.

Ensure that parks and recreation programs are adequately funded and maintained.
1.

The City should review and maintain its development impact fee schedule to ensure that its park
fee is adequate to purchase and construct park land to achieve the park and open space facilities
delineated in the Land Use Element.
a.

The City Engineer shall periodically review the development impact fee schedule and
initiate action by the City as necessary to maintain appropriate park fees, consistent
with the State Mitigation Fee Act and the State Subdivision Map Act.
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2.

The City should seek state and federal grants for the purchase and development of open space
and park facilities.
a.

3.

The City shall dedicate resources to identifying and securing funding for park and
recreational resources.

The City should establish an adopt-a-park program so that interested residents, service clubs and
businesses can help to maintain parks
a.

The Parks and Recreation Department will oversee this program
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ISSUE TWO: Trails
Sanger has already made a good start in
establishing an effective trail system that can
be used by pedestrians and cyclists. An
existing Class I bike path parallels a portion of
the Fowler Switch Canal and the Southern
Pacific Railroad for a distance of about 4,000
feet. The General Plan must establish policies
now so that a comprehensive trail system
becomes a reality in the future.
Goals, Objectives, Action Plans
I.

Establish a comprehensive, linked
system of trails in existing and future
development areas of Sanger.
1.

The Circulation Element's future facilities map shows the proposed bike path/trail system.

2.

To the extent permitted by law, require developers to install portions of the trail system that
traverse or abut their properties, as development occurs. Where a developing property does not
adjoin a designated bike path/trail, in lieu of constructing a segment of the trail the developer
shall pay a bikepath/trail impact fee.

3.

a.

The Subdivision Ordinance
shall be amended to include a
requirement for dedications
for trails. In addition, a
standard trail design drawing
(similar to that shown to the
right, shall be included in the
City’s Improvements Manual.
Until that is completed, this
policy shall be considered to
be in force.

b.

Sanger's development impact fee schedule shall be modified to add a fee for the
construction of a bike path/trail system shown on the Circulation Element's future
facilities map.

Ensure that trails installed in new developments are maintained by the landscape and lighting
district for that development.
a.

4.

The City Engineer shall initiate and pursue all actions by the City so that trails and
associated improvements such as landscaping and irrigation systems are maintained by
City landscape and lighting maintenance districts, where possible.

Identify funding sources and grants for the acquisition of land and construction of trails in
portions of the community that are already developed, in open space areas, or where dedication
is not required.
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a.
5.

The City should identify and secure funding sources for the construction of trail systems.

Coordinate with Fresno County to create a linked trail and bike route system that meshes with
the Fresno County Bicycle Plan.
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ISSUE THREE: Recreation
Goals, Objectives, Action Plans
Recreation programs for youth and adults are a
quality-of-life feature that many cities place great
emphasis on. If youth are involved in a local
recreation program or activity, they are less likely to
get into trouble. Improved physical fitness is also
an important purpose of municipal recreation
programs – particularly with skyrocketing obesity
rates being witnessed in recent years.
Further, programs that involve sport teams help
youth and their families to form relationships with
other members of the community, further
strengthening the community through these
relationship connections.
Recreation can also involve the senior citizen
population. Sanger has a senior citizen center located at 730 Recreation Avenue. Additional programs could be
developed or expanded for this segment of the population, including bingo, health classes, physical education and
moderately priced lunches.
Goals, Objectives, Action Plans
I.

Develop a recreation program that involves all segments of the Sanger population.
1.

The City should endeavor to provide programs for youth, adults and senior citizens.
a.

II.

The City should work with other public and private entities in coordinating activities for
youth, adults and seniors. Other entities could include the school district, the County of
Fresno, and local social agencies such as the Boys and Girls Club, AYSO Soccer, and
YMCA. The ultimate result should be a program of regularly scheduled “league-type”
activities, such as soccer, baseball and basketball games.

Develop a recreation program that pays for itself through the collection of user fees.
1.

The City should fund a recreation program that is supported through the collection of program
fees.
a.

The City should analyze fees on an annual basis to ensure they cover the costs of the
particular program.

b.

The City should seek outside funding in the form of state and federal grants and local
contributions.
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ISSUE FOUR: Scenic Qualities
Goals, Objectives, Action Plans
Sanger is blessed with scenic surroundings – agricultural
fields, the Kings River, and views of the nearby Sierra
mountains. However, Sanger could significantly
enhance its image by promoting scenic enhancements
within the City that will attract public and private
investment.
Goals, Objectives, Action Plans
I.

Preserve and enhance the scenic qualities of
the community by adopting standards
regulating entryways, view preservation,
building and site design and landscaping.
1.

The City should enhance its image by
developing improvements within the
City that improve the visual
appearance of the community.
a.

Undertake a beautification program along Academy and Jensen avenues. These are the
major routes through Sanger and some segments of these roadways give the City a lessthan-desirable image. In addition to landscaping improvements within the right-of-way,
work with individual property owners to make improvements to their sites, including
landscaping, façade improvements such as new paint, window awnings, and new signs,
and removal of blighted conditions - abandoned cars, dilapidated housing, old signage
and junk that is visible from the public right-of-way.

b.

The City should design and construct a new streetscape along Academy and Jensen
avenues to improve Sanger's image for persons entering the community. Improvements
should include street trees, hardscape, pedestrian lighting, and wayfinding signage.
Circulation improvements such as bulb-outs with brick cross walks as well as
roundabouts could be installed at selected intersections.

c.

The City should improve the streetscape on the streets that connect the Downtown with
the part of the original downtown located on the east side of the Union Pacific Railroad
tracks. These streets are 5th, 7th and 9th streets. These street segments should be
pedestrian friendly, including shade, street lights and decorative hardscape.

d.

The City should effectively fund its code enforcement program so that blighted
conditions in the community are eliminated or reduced in magnitude. This effort could
be funded by CDBG funds, penalties and administrative funds.
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ISSUE FIVE: Conservation
Goals, Objectives, Action Plans
The conservation element overlaps with the open
space, land use and safety elements. It differs from
these elements in that it focuses on the conservation
of natural resources. Given that natural resources are
usually finite, and given the increasing population
growth occurring in the San Joaquin Valley, it is
imperative that local governments properly manage
their natural resources.
Goals, Objectives, Action Plans
I.

Protect the Kings River and other water
courses, natural and man-made, that traverse Sanger.
1.

II.

The City should utilize its water courses, (both natural and man-made) as landscaped open space
corridors that could be improved with bike paths, trees, lighting, benches and other appropriate
enhancements.
a.

The City should prepare a Waterway Master Plan for these open space corridors after
seeking public input on the issue. The plan should provide that waterway corridors be
improved with trails and landscaping. Coordination with the local irrigation districts is
critical on this issue.

b.

To the extent allowed by law, the City should require developers to install (where
appropriate) trails and landscape improvements along waterways in Sanger. Further,
the City should seek state and federal grants for the development of portions of these
open space corridors.

c.

The City should consider using a portion of its park development impact fees in the
improvement of these open space corridors.

Protect endangered plant and animal species and their habitat.
1.

2.

The Kings River and adjacent lands are recognized as wildlife habitat. The Land Use map
designates lands along the Kings River to remain primarily undeveloped, in open space.
a.

The Land Use Map designates land along the Kings River as “Open Space”.

b.

The City of Sanger should actively coordinate with the County of Fresno to ensure that
the Kings River environs are protected against incompatible land uses.

Prevent new development from impacting endangered plant and animal species.
a.

The City will refer projects that may have an impact on endangered plant and animal
species to appropriate State and Federal agencies, as required by law, such as the
California Department of Fish and Game, and the U.S. Fish and Wildlife Service. Projects
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that may impact wetlands or “waters of the United States” will be referred to the U.S.
Army Corps of Engineers. The Kings River channel is legally considered to be “Waters of
the United States”.
III.

Protect groundwater underlying Sanger from uses that would potentially adversely impact this resource.
1.

IV.

The City should discourage the development of industrial and heavy commercial uses that could
potentially leach chemicals into the aquifer that underlies Sanger.
a.

Through the City’s site plan review process, the City Engineer will require design,
improvements and conditions so that proposed industrial uses will not pollute the
aquifer.

b.

Any proposed use that generates effluent that exhibits high levels of BOD (biological
oxygen demand) or other hard to treat effluent constituents shall be pretreated prior to
on-site storage or disposal into the City’s sewer system.

c.

The City should seek to purchase surface water rights in order to sink this water in
locations upstream from the city's well fields. Further, the City should coordinate with
Consolidated Irrigation District (CID) to identify locations within the City's Sphere of
Influence that could be used for recharge basins.

Conserve water through various conservation practices.
1.

2.

The City’s landscaping standards should be amended to promote the use of drought-tolerant
plants.
a.

The City should amend its
Zoning Ordinance to
include a chapter that
pertains to landscaping
standards. This chapter
would include a list of
plants that are droughttolerant.

b.

Work with developers to
ensure that new
landscaping designs are
drought-tolerant and lowwater using.

Continue to regulate landscape
irrigation practices within the city
limits by restricting irrigation to
specified days and hours.
a.

Attractive landscaping using a drought-tolerant/low water
using design scheme.

The Public Works Director will continue to implement the watering restrictions.

4-21

2035 Sanger General Plan
Chapter 4: Conservation, Open Space,
Parks and Recreation Element
3.

V.

The City should work towards removing turf from selected landscaped areas in city parks and
landscaping and lighting districts and replacing these areas with mulch or drought-tolerant
plants.

Protect prime agricultural soils from premature urbanization.
1.

Residential land should not be annexed into the City until 80 percent of the single family
residentially-zoned land within the City is developed. Further, in order to prevent leapfrog
development, annexations of land for residential development more than 1/8 mile from existing
or approved development within City limits should not be approved, except where an exception
may be granted by the City Council. In granting an exception, a finding shall be made that
extraordinary circumstances are present, such as a lack of available land to be developed and/or
the presence of property owner(s) immediately adjacent to existing urban development who are
unwilling to sell/develop.
a.

2.

Encourage Fresno County to maintain land outside the City limits, in large-lot agricultural use (20acre minimum lot size)
a.

2.

VI.

The City shall conduct an analysis of proposed annexations to determine consistency
with this policy.

Communicate with the County to ensure that lands outside the city (within the Sphere
of Influence) are not parcelized for ranchettes and other similar uses.

The City Council should consider adopting an agricultural mitigation fee that would be
implemented when agricultural land is annexed into the city. These funds could be used to
purchase agricultural easements - particularly on properties between Fresno and Sanger - in
order to prevent the two cities from growing together.

Ensure that the maximum amount of recyclable solid waste is recycled or composted.
1.

Examine Sanger's existing recycling program and take actions to improve the effectiveness of the
system.
a.

Work with the State Integrated Waste Management Board, Fresno County and the City’s
solid waste franchisee to implement improvements to the waste recycling and
composting programs.

b.

Consider installing additional recycling waste containers in the downtown area and
other appropriate locations.

c.

Green waste from City parks, and other public landscape areas should be composted.

d.

Work with Sanger Unified School District to establish an educational component on
recycling, in the local schools.

e.

The City should implement an active recycling programs in all city offices. Recycling
should include paper, glass printing cartridges and aluminum.
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VII.

Ensure that historic, archaeological and paleontological resources are protected as the City continues to
grow and develop.
1.

2.

Identify and protect cultural and archaeological resources within the City and Sphere of Influence
a.

Investigate potential sources of grant funding for the maintenance of historic, cultural
and archaeological inventories and the acquisition of resources for cultural and
educational purposes.

b.

Actively solicit technical and financial assistance from State and Federal governments
for the purposes of undertaking a survey of potential cultural and archaeological
resources in the City.

c.

Consult with State and Federal agencies and also Native American organizations in
evaluating the location and significance of cultural and archaeological resources in the
City.

d.

Support efforts of the Fresno County Historic Landmarks and Records Advisory
Commission and other relevant organizations in the preservation of historic sites in the
City and Sphere of Influence.

e.

Encourage and support various historical and educational societies in their efforts to
improve the public’s recognition of historic resources and cultural heritage.

f.

When development is proposed, require that structures over 50 years old be analyzed
for historic value and implement feasible measures to mitigate significant adverse
changes to historic resources.

Ensure the protection of archaeological and paleontological resources during construction.
a.

During the development application process, evaluate the potential for on-site
archaeological and paleontological resources through appropriate archival research, site
surveys and supplemental testing, as appropriate.

b.

Require that archaeological and paleontological resources are preserved whenever
possible, through various measures including planning of construction to avoid resource
sites, incorporating significant sites into parks and open space lands, depositing a layer
of chemically-stable soil over the site, or deeding the site into a permanent conservation
easement.

c.

When preservation of archaeological and paleontological resources is not possible,
require that significant data be recovered. A data recovery plan shall be required and
adopted prior to any excavation, and shall provision the means for the adequate
recovery of any scientifically consequential information regarding the site.

4-23

CHAPTER 5 • SAFETY ELEMENT

Introduction
The Safety Element is one of seven State-mandated elements of a
city's General Plan. Section 65302(g) of the Government Code
requires cities to develop, adopt, and implement a Safety
Element.
Following accidents and disasters, citizens are sometimes heard
to ask, "How did this happen?" or "How can this be prevented
from happening again?" or perhaps, "What is the government's
policy to prevent or respond to such emergencies?"
The Safety Element in itself can not prevent natural and manmade disasters; however, it can provide standards that may help
minimize the impacts of disasters on people and structural
improvements in the area. It will also provide additional
standards for planning structures that may be located in areas
where there is a higher probability, or risk, of a disaster occurring.
Safety of the citizens of Sanger must be uppermost in the minds
of the local decision-makers. This Element will provide a
guideline towards developing a safer environment for the
community. Local decisions related to zoning, subdivisions,
entitlement permits and the like should be tied to this Element's
identification of such hazards.
The Element
The Safety Element is the primary document for relating local
safety planning to City land-use decisions. The Element's main
purpose is to reduce death, injuries, property damage and the
economic and social dislocation resulting from natural and manmade disasters.
In 1975, the Legislature adopted SB 271, which made the safety
element a mandatory part of the General Plan. At that time, the
element was required to include policies focused on fire safety,
flooding, and geologic hazards.
In 1984, the Legislature adopted AB 2038, which requires that the
list of mandatory safety element issues be expanded to include
seismic safety. Essentially, the Legislature took the issues
previously considered in the seismic safety element and made
them safety element requirements.

Safety Element Requirements
“A safety element (shall be included)
for the protection of the community
from any unreasonable risks
associated with the effects of
seismically induced surface rupture,
ground shaking, ground failure,
tsunami, seiche, and dam failure;
slope instability leading to mudslides
and landslides; subsidence;
liquefaction; and other seismic
hazards identified pursuant to
Chapter 7.8 (commencing with
Section 2690) of Division 2 of the
Public Resources Code, and other
geologic hazards known to the
legislative body; flooding; and
wildland and urban fires.
The safety element shall include
mapping of known seismic and other
geologic hazards. It shall also
address evacuation routes, military
installations, peakload water supply
requirements, and minimum road
widths and clearances around
structures, as those items relate to
identified fire and geologic hazards.”
California Government Code Section 65302 (g)
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Most recently, Safety Elements are required to address the vulnerability of communities to the effects of climate
change, and include policies to address these risks.
While the focus of the Safety Element is on fire, flooding, seismic and geologic hazards, it may also address locally
relevant safety issues such as vehicle accidents, crime, power failures, and hazardous material concerns.
Safety Element Goals
The following overarching goals have been used as a guideline in the preparation of this Element:
1.

Prevent the loss of life and property due to natural and man-made hazards, including earthquakes, floods
and fires.

2.

Safeguard the economic resources of Sanger from losses due to natural and man-made hazards, including
earthquakes, floods and fires.

3.

Promote citizen awareness of natural and man-made hazards which exist in the area.

4.

Safeguard public safety and the protection of property by reducing crime.

Existing Conditions
Each section below discusses existing conditions in the Sanger planning area. Additional information on existing
conditions (as they relate to safety) is found in Part II of the General Plan.
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ISSUE ONE: Seismic Safety
Fresno County is comprised of nine seismic zones, as defined in the Five County Seismic Safety Element (FCSSE)
(prepared and adopted in 1974 by the five counties of the southern San Joaquin Valley and their cities). These
zones are differentiated by the level of ground motion that can reasonably be anticipated from earthquakes on the
principal fault systems affecting the five county area. The generalized location of these zones is shown in the map
below. This exhibit shows that Sanger is located within the “V1” (Valley-1) zone. The FCSSE states that the V1
zone is:
“characterized by a relatively thin section of sedimentary rock overlying a granitic basement.
Amplification of shaking that would affect low to medium-rise structures is relatively high, but the
distance to either of the faults that are the expected sources of the shaking is sufficiently great that the
effects should be minimal. The requirements of Zone II of the Uniform Building Code should be adequate
for normal facilities.”
This data indicates that Sanger is located in a “lower” risk area in terms of seismic activity. Building standards
contained in the Uniform Building Code for Zone II should be adequate for protection from earthquake events that
may affect Sanger.
Earthquakes
Although Fresno County does not
have any major faults within its
boundaries, Sanger has been affected
by earthquakes in the past.
Significant earthquakes that have
been felt in Sanger include the
Tehachapi earthquake of 1952, and
the Owens Valley earthquake in
1857. The most notable recent
earthquake was the Coalinga
earthquake, which occurred in May,
1983.
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Although no damage was reported in Sanger, the quake was strongly felt by local residents. The Coalinga
earthquake and aftershocks were not associated with the San Andreas Fault as most people believed, but rather,
occurred in the deeply buried Sierran Block Boundary zone, which is thought to be made up of complex thrust fault
systems.
According to the FCSSE, Sanger is most likely to be affected by the White Wolf fault about 62 miles to the
southeast in the Sierra Nevada; the Owens Valley Fault about 70 miles east of the City, and the San Andreas Fault,
which lies within the Coast Range mountains, about 85 miles west/southwest of Sanger. The distance from these
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faults to Sanger is sufficient enough that the City is somewhat protected from the most severe forms of damage
that would result from an earthquake.
Nevertheless, Sanger must take actions and remain constantly prepared to minimize the hazardous effects of an
earthquake. These are expressed in the goals, objectives and action plans below.
Goals, Objectives Action Plans
I.

Minimize the danger to the residents of Sanger from seismic events.

1.

The City shall ensure that all new and rehabilitated structures are constructed to meet adequate building
standards.

2.

a.

The City of Sanger shall continue to update/adopt building code standards for Seismic Zone II as
described in the Uniform Building Code.

b.

The City shall continue the abatement/rehabilitation of unsafe/unreinforced masonry buildings,
as appropriate.

The City shall review the State Mining and Geology Board's publications which define Special Studies
Zones for areas along fault lines, and incorporate information into local regulations, as appropriate.
a.

3.

The City shall review State Mining and Geology maps as they are updated.

The City of Sanger shall continue the abatement/rehabilitation of dangerous buildings as defined by the
Uniform Housing Code.
a.

The building department shall identify unsafe, dangerous or uninhabitable buildings, as
appropriate, and target them for abatement or rehabilitation, through the process outlined in
the Uniform Housing Code.
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ISSUE TWO: Police Protection
Crime prevention has become a major issue in the
minds of the public. The Sanger Police Department is
responsible for enforcing the law in the community and
responding to various emergencies.
The Police Department is headquartered at the Sanger
Civic Center, located at the corner of Jensen and West
Avenues. The Department is currently staffed with 32
personnel, including a chief, captain, five sergeants, four
corporals, 17 officers, one records personnel, two
community service officers and one animal control
officer. These are augmented by a volunteer force.
As new development and uses are proposed, the City will need to involve the Police Department in project review
to ensure that public safety and crime prevention concerns are addressed.
Goals, Objectives, Action Plans
I.

Sanger shall ensure that its residents have police protection, and should maintain an appropriate ratio of
officers to population.
1.

The City The City should endevour to identify adequate fudning for police protection.
a.

2.

3.

The City should continue to work closely with the Sheriff’s Department and California Highway
Patrol to ensure a high level of safety for the community.
a.

The Police Chief should regularly meet with representatives of the Sheriff’s Department
and Highway Patrol to address issues of mutual interest.

b.

Representatives of the Police Department should be available to report their activities
to the Sanger City Council, on a regular basis.

c.

The Police Department will review site plans for new development to ensure that
security and safety concerns are addressed.

The City shall seek to actively involve citizens in crime prevention and public safety awareness.
a.

4.

The City should conduct a feasbility study for the establishment of funding sources, such
as Mello-Roos Districts, for new development to fund their share of additional police
personnel and equipment..

The City shall continue operation of crime prevention programs such as Neighborhood
Watch and D.A.R.E (Drugs Abuse Resistance Education) programs.

The City should update the Zoning Ordinance to incorporate standards related to "Crime
Prevention Through Environmental Design" (CPTED). This design philosophy places an emphasis
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on ensuring that new development is oriented to the street - so that there are no "blind areas"
out of sight of residents.
a.

The City should update its Zoning Ordinance to further support modern policing
techniques through community development and design, as resources allow.

b.

Ensure that all new land uses are properly equipped with on-site lighting to promote
safety and security. At the same time, ensure that outdoor lighting does not become a
nuisance by unnecessarily illuminating adjacent properties. Involve officials from the
Police and Fire Department to ensure that safety concerns are addressed in the site
design process, as appropriate.

The above diagram illustrates key concepts related to Crime Prevention Through Environmental Design as it relates to multi
family residential development
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ISSUE THREE: Fire Safety
The planning area is characterized by both the urbanized
portions of Sanger and surrounding agricultural fields.
The City is served by the Sanger Fire Department, whose
station is located at Sanger Civic Center on Jensen Avenue
at West Avenue.
The station is staffed by 28 full-time personnel, including
the Fire Chief, one Community Risk Reduction/Fire
Prevention Officer, 24-line personnel and two
administrative staff. The Department operates three
Type 1 fire engines, three advanced life support
ambulances and four support vehicles.
The City also has automatic aid agreements with nearby fire agencies, including the Fresno County Fire Protection
District/Cal Fire, and the cities of Selma and Kingsburg for fire responses. Fresno County Fire Protection
District/Cal Fire operates Station 82 on Academy Avenue, immediately north of the city limits.
State Safety Element law requires the Safety Element to document peak load water supply requirements, as it
relates to water supply for fire suppression purposes. The Sanger Water System Master Plan was adopted in 2004
to plan for buildout of the 2025 Sanger General Plan – which uses the same Sphere of Influence boundary as the
2035 General Plan.
For firefighting purposes the Master Plan establishes that the water system must be able to deliver adequate
water pressure and supply to fight a fire on the day of the highest water demand (typically during very warm
weather). Desired fire flows in the City are 2,500 gallons per minute (gpm) for commercial and industrial areas,
and 1,500 gpm for residential uses. The Master Plan estimated a maximum day, plus fire flow demand of 25,000
gallons per minute by the year 2025, and peak hour requirement of 30,000 gpm.
The Master Plan identifies a need for at least 17 additional wells to serve buildout prescribed by the General Plan
within the Sphere of Influence. Some of these wells have been installed since the Master Plan was adopted. The
Master Plan should be reevaluated to ensure it meets the needs of adjusted land use patterns prescribed by the
Land Use Element.
Goals, Objectives, Action Plans
I.

The City of Sanger shall endeavor to provide the highest level of fire suppression and life safety for the
community.
1.

The Fire Department shall take all reasonable actions to provide quality fire and emergency
medical services to all residents in the City of Sanger.
a.

The Planning Department shall coordinate with the Fire Department through Sanger's
design review process and the environmental review process to ensure that future
development does not exceed the Fire Department’s capacity for adequate services.

b.

Require adequate fire flows for new projects, including that the new development not
detrimentally impact fire flows to existing development..
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2.

The Fire Department shall work to provide fire prevention, community risk reduction and public
safety education to residents.
a.

3.

The City shall require that yards and lots be maintained free of weeds and debris.
a.

4.

As appropriate, the Fire Department shall send annual abatement letters to property
owners who have properties where weed and debris build-up pose a public safety
problem and pursue abatement proceedings against non-complying owners.

The City shall work to improve the response capabilities of emergency crews.
a.

6.

The The City shall seek to coordinate a fire prevention education program with the
Sanger Unified School District.

New subdivisions should
be designed to maximize
connectivity into and
within the development.
The graphic to the right
illustrates this concept. In
general, grid street
patterns will be used
instead of designs using
numerous dead-end
streets and perimeter
walls.
This diagram illustrates the concept of street connectivity. Poor connectivity
(shown in the subdivision to the left) results in longer response times; good
connectivity (illustrated to the right) results in shorter, more direct routes.
Good connectivity can also have other benefits like improving the feasibility
of walking and cycling, which can increase public health and reduce air
pollution.

b.

Gated subdivisions are
strongly discouraged.

c.

When new subdivisions are
proposed, ensure that new
street names are
continuations of existing streets for streets that are aligned, and that addresses are
logically assigned.

d.

The Public Works Department shall periodically check street signs to ensure they are
clearly visible and legible.

e.

Representatives of the Police and Fire Departments should be available to report their
activities to the Sanger City Council, on a regular basis.

The City will continue to upgrade its water system to ensure that adequate water pressure and
peak load water supply is maintained throughout the system.
a.

The City should periodically review and update its development impact fee schedule to
provide funds for replacement of old, undersized water lines. Further the City should
propose and implement a capital improvement program to accomplish this goal. Finally
the City should evaluate and update (as needed) the Water System Master Plan to
ensure it properly plans for growth consistent with the General Plan.
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ISSUE FOUR: Flooding
The Federal Emergency Management Agency, a federal agency
charged with mapping flood prone areas throughout the United
States, has identified flood prone areas in the Sanger vicinity.
Map 5-1 identifies the 100- and 500-year flood zones.
The major source of flood threat in Sanger is the Kings River.
Fortunately, this threat is confined mostly within the floodplain
of the river, located east of the urban area, at a lower
elevation. The General Plan minimizes the risk of flooding from
the river by prohibiting most kinds of development near the
river.
There are several other minor, isolated areas prone to flooding around the community. These can generally be
corrected by properly designing local drainage improvements.
Goals, Objectives, Action Plans
I.

Minimize the danger to people and property from flooding.
1.

2.

For existing undeveloped areas in flood zones, encourage uses that are not susceptible to flood
damage; uses that do not propose permanent structures that could impede the flow of flood
waters. For uses that are susceptible to flood damage, require mitigation measures such as
raised floor elevation, anchoring of buildings, maintenance of floodways, etc.
a.

Adoption of the Land Use map helps to implement the foregoing objective. To the
extent practical, the Land Use map has been designed to preclude vulnerable land uses
from being located within flood zones - particularly in the Kings River bottom.

b.

The City should review its flood zone regulations (and if necessary amend them) to
ensure they comply with current federal flood regulations.

Coordinate with the U.S. Army Corps of Engineers on safety and evacuation plans for flooding
resulting from releases of water from Pine Flat Dam.
a.

The Police and Fire Departments will maintain communication with the Fresno County
Office of Emergency Services and Army Corps of Engineers.
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Map 5-1: Flood Zones
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ISSUE FIVE: Hazardous Land Use Relationships
Identification of existing hazardous land uses is also important to the safety
of the citizens of Sanger. There are several uses within the City that can
generate a "risk" factor. These uses include industrial/agricultural packing
operations in the industrial district, major roadways that carry large volumes
of truck traffic and the railroad.
Relationships between land use types must be considered - especially when
locating residential development.
The Land Use Element has eliminated most of the potential land use
conflicts associated with the above uses by ensuring that surrounding
properties are designated for uses that will not conflict with the use.
For instance, new industrial development will be directed to locate primarily on the southeast side of the
community. This area is genereally downwind of most residential development in Sanger, and is also near the
wastewater treatment plant.
A hazardous land use relationship that is more difficult to address involves trucks carrying hazardous materials
along the major roadways in and around the community. Significant volumes of truck traffic pass through Sanger
on Academy Avenue as well as Jensen Avenue.
It is difficult to ascertain the number of trucks carrying hazardous materials. The Land Use Element has addressed
this issue by directing most residential development away from major roadways. In addition, the Circulation
Element designates truck routes that will channel trucks away from most sensitive land uses.
Goals, Objectives, Action Plans
I.

Minimize the potential for hazardous land use relationships through proper land use planning.
1.

Residential development in close proximity to industrial zones and the wastewater treatment
plant shall be avoided.
a.

2.

Prior to granting an amendment to the land use designation for a property, the City shall
consider whether such an amendment places residential development in close proximity
to industrial zones or the City's wastewater treatment plant..

Review the zoning ordinance (and amend as necessary) to ensure adequate safeguards are in
place to reduce/eliminate hazardous relationships.
a.

As funding is available, the City Planner shall work with the Planning Commission to
review the Zoning Ordinance’s standards as they pertain to minimizing hazardous land
use relationships and initiate the process to make any necessary amendments.
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3.

Businesses that use, produce, or generate any type of hazardous materials shall be conducted in
a safe manner.
a.

The City shall require that proposals for developments using, producing, or generating
hazardous materials, such as cold-storage facilities; include an emergency preparedness
plan acceptable to the City. All new industrial uses shall be required to prepare and file
a Business Plan as required by the Fresno County Health Department.
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ISSUE SIX: Project Design Review
In order to ensure safety of the residents of Sanger and
their property, it is critical that good communication be
maintained in the development review process.
Communication between various city departments and
other affected public agencies can result in projects that
are safer and better-planned.
Many cities (including Sanger) utilize a Design Review
Committee process to achieve this objective. In this
process, representatives of various city departments and
other affected agencies (such as the school district,
irrigation district, etc.) meet with the project developer to
review concerns pertaining to the project. This type of
“pre-application” meeting can work to reduce delays downstream in the development process by getting
information “on the table” in an up-front and timely manner. The result will be better-planned, safer
development.
Goals, Objectives, Action Plans
1.

The City shall continue and refine (as needed) its Design Review Committee (DRC) process to provide early
review of development projects. This goal will ensure that communication between various
departments/agencies and project applicants is maximized in the development process. The committee
should be comprised of individuals representing agencies that may serve or otherwise be affected by a
project, that may include the following:
-

Building Inspector/City Planner
City Manager (as needed)
City Engineer
Public Works
Fire Department
Police Department
Local utility companies (as needed)
Sanger Unified School District (as needed)
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ISSUE SEVEN: Emergency Preparedness
Communities must be prepared for any emergency.
Sometimes when disasters occur, it is not the initial
disaster itself, but the lack of preparedness that
causes much misery and suffering. With this in
mind, the City of Sanger can take actions to ensure
that it is ready to respond to emergencies.
Goals, Objectives, Action Plans
I.

Keep Sanger prepared to respond to
emergencies that can be reasonably
expected to occur in or around the
planning area.
1.

Maintain an emergency preparedness team composed of City Department heads. Coordinate
with heads of other local agencies to provide a coordinated response to emergencies, including
Sanger Police and Fire Departments, Fresno County Sheriff’s Department, Sanger Unified School
District, Consolidated Irrigation District and other agencies as may be appropriate. Require that
this team meet on a twice-yearly basis to review emergency preparedness tactics, share
information, discuss needs and develop action plans to address those needs. Issues to be
explored include:
-

Establishing emergency shelters at key locations, such as the community center, school
campuses, etc. Ensure these facilities are stocked (or will be stocked) with emergency
supplies such as blankets, water and food.

-

Ensuring key roadways stay clear in the event that evacuation is necessary. Map 5-2
establishes primary and secondary evacuation routes from the City.

-

Lines of communication are open in the event that equipment or manpower must be shared
between agencies.

-

Other issues that may be identified to address emergency preparedness needs.
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Map 5-2: Evacuation Routes
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ISSUE EIGHT: Climate Resiliency
California law requires the Safety Element to analyze
the potential for impacts to the City resulting from
climate change, and establish goals, objectives and
action plans that address these impacts.
Climate change is the process by which man-made
emissions are causing changes in the Earth's climate,
with resulting changes in temperature trends, storm
patterns, winds, and related effects, including heat
waves, changes in precipitation amounts and water
supply, forest fires, sea level rise, poor air quality and
other potential impacts.
The primary potential impacts of climate change in the Sanger area appear to be:
-

Increases in temperature, resulting in an increase in power demand for things like cooling and water
pumping;

-

Impacts to water supply - resulting from reduced precipitation (rain and snow in the Sierra Nevada and
surrounding valley area).

-

Public health threats caused by higher temperatures and more smog

-

Habitat loss

Other impacts such as sea level rise and increased incidence of forests fires will not have a direct impact on Sanger.
Gases that trap heat in the Earth's atmosphere are called Greenhouse Gases. Some of these occur naturally while
others result from human activities. The primary greenhouse gases are:
-

Carbon dioxide is emitted as a result of fossil fuel combustion as well as a chemical reaction associated with
cement manufacturing.
Methane is produced through anaereobic decomposition of waste in landfills, animal digestion,
decomposition of animal wastes, production and distribution of natural gas and petroleum, coal production
and incomplete fossil fuel combustion.
Nitrous oxide generated as a result of soil cultivation practices, particularly the use of commercial and
organic fertilizers, fossil fuel combustion, nitric acid production and biomass burning.
Hydrofluorocarbons are used primarily as refrigerants.
Perfluorocarbons were originally introduced as alternatives to ozone depleting substances and are also
emitted as by-products of industrial and manufacturing processes.
Sulfur hexaflouride is primarily used in electrical transmission and distribution systems.

For Central California, studies have estimated that average yearly temperatures will rise by several degrees by the
year 2120, and that the Sierra Nevada snowpack could be reduced significantly. These changes pose serious
challenges for Sanger and other communities in the area and the State.
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These changes are not insurmountable, and the good news is that many of the strategies to address climate
change are already being used in the fight against air pollution and development of alternative sources of energy
production. With the careful and persistent application of key strategies, Sanger can address the effects of climate
change while maintaining a healthy and safe community. The following goals, objectives and action plans are
adopted regarding this topic.
Goals, Objectives, Action Plans
I

Work to reduce emissions of greenhouse gases that contribute to global climate change.
1.

Consider adopting a Climate Action Plan.
a.

2.

Promote energy efficient building construction and operation through:
a.
b.
c.
d.
e.
f.

3.

The City shall seek funding for the preparation of a Climate Action Plan and present it to the City
Council for consideration of its approval.

Solar systems
Passive solar design, such as streets in future subdivisions that are oriented east-west
Tree-shaded streets
Drought tolerant landscaping
Good street connectivity in new subdivisions.
Cool roofs

Promote the reduction of the City's greenhouse gas emissions, which can include the following:
a.
b.
c.
d.
e.
f.

Purchasing low/no emissions vehicles
Promote ride sharing
Recycling the maximum amount of materials
Converting street parkways with lawn to bark chips or drought tolerant ground covers
Support State efforts to reduce greenhouse gas emissions.
Installing solar systems on City buildings
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CHAPTER 6 • NOISE ELEMENT
Introduction
The Noise Element of the General Plan is a planning
document which provides a policy framework for
addressing potential noise impacts encountered in the
planning and development process.
The Noise Element is intended to minimize future noise
conflicts, whereas a noise control ordinance resolves
existing noise conflicts. A noise control ordinance may be
used to address noise levels generated by existing local
industrial, commercial, agricultural and residential uses
which are not regulated by federal or state noise level
standards. The regulation of noise sources such as traffic
on public roadways, railroad line operations and aircraft in
flight is preempted by existing federal and/or state
regulations, meaning that such sources generally may not
be addressed by a local noise control ordinance. The Noise
Element addresses the prevention of noise conflicts
through the planning process.
Relationship to Other Elements of the General Plan
The Noise Element is related to the Land Use, Circulation
and Conservation, Open Space, Parks and Recreation
Elements of the General Plan. Recognition of the
interrelationship of the Noise Element and these three
other mandated elements is necessary to prepare an
integrated general plan and to implement actions to
achieve an acceptable noise environment within the
community as defined by the Noise Element. The
relationship between these elements is briefly discussed
below.
1.

2.

Land Use: An objective of the Noise Element is to
provide noise exposure information for use in the
Land Use Element. When integrated with the
Noise Element, the Land Use Element will show
acceptable land uses in relation to existing and
projected noise levels.
Circulation: The circulation system, which is a
major source of noise, must be correlated with
the Land Use Element. This is especially true for
roadways which carry significant numbers of
trucks. Noise exposure will thus be a decisive
factor in the location and design of new
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Contents of the Noise Element
The Noise Element describes the existing noise
environment within the City of Sanger, identifies
major sources of noise and identifies noise-sensitive
land uses that should be protected from excessive
noise exposure. The Element establishes goals,
policies, action programs and standards for
environmental noise and land use compatibility.
The content of the Noise Element and the methods
used in its preparation have been determined by the
requirements of Section 65302 (f) of the California
Government Code and by the Guidelines for the
Preparation and Content of Noise Elements of the
General Plan adopted and published by the California
Office of Noise Control (ONC) in 1976. The ONC
Guidelines require that major noise sources be
quantified by preparing generalized noise exposure
contours for current and projected conditions. The
Noise Element shall be used as a guide for establishing
land use patterns that minimize noise impacts on the
Community and shall include measures and solutions
to address existing and foreseeable noise conflicts.
According to the Government Code requirements,
noise exposure information should be included in the
Noise Element for the following major noise sources:
1.
2.
3.
4.
5.
6.

Highways and freeways
Primary arterials and major local streets
Railroad operations
Aircraft and airport operations
Local industrial facilities
Other stationary sources

Noise-sensitive uses identified by the Government
Code and the City of Sanger include the following:
1.
2.
3.
4.
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Residential development, including hotels
and motels
Schools, libraries and museums
Hospitals, nursing homes
Churches, meeting halls
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transportation facilities, and in the mitigation of noise produced by existing facilities upon existing and
planned land uses.
3.

Conservation, Open Space, Parks and Recreation Element: Excessive noise adversely affects the
enjoyment of recreational pursuits in designated open space areas, particularly in areas where quiet is a
valued part of the recreational experience. Thus, noise exposure should be considered in planning for
these types of open space uses. Conversely, open space can be used to buffer noise-sensitive uses from
noise sources by providing setbacks and visual screening.

Definition of Key Terms
1.

A-Weighted Sound Level: All sound levels referred
to in this policy document are in A-weighted
decibels. A-weighting de-emphasizes the very low
and very high frequencies of sound in a manner
similar to the human ear. Most community noise
standards utilize A-weighting, as it provides a high
degree of correlation with human annoyance and
potential adverse health effects.

2.

Community Noise Equivalent Level (CNEL): The
time-weighted average sound level during a 24-hour
day, obtained after addition of approximately 5 dB
to sound levels during the evening hours (7:00 p.m.10:00 p.m.) and 10 dB to sound levels during the
nighttime hours (10:00 p.m.-7:00 a.m.). The State of
California requires that aircraft noise exposure be
defined in terms of the annual average CNEL.

3.

Day/Night Average Sound Level (DNL/Ldn): The timeweighted average sound level during a 24-hour day,
obtained after addition of 10 dB to sound levels
during the nighttime hours (10:00 p.m.-7:00 a.m.).
The DNL and CNEL are similar descriptors of the
community noise environment and are generally
considered to be equivalent within ±1.0 dB.

4.

Equivalent Sound Level (Leq): The sound level containing the same total energy as a time varying signal
over a given period. Leq is typically calculated over 1, 8 and 24-hour sample periods.

5.

New Development: Projects requiring land use or building permits, but excluding remodeling or additions
to existing structures.

6.

Noise-Sensitive Land Use: Residential land uses, transient lodging, schools, libraries, churches, hospitals
and nursing homes.

7.

Outdoor Activity Areas: Patios, decks, balconies, outdoor eating areas, swimming pool areas, yards of
dwellings and other areas which have been designated for outdoor activities and recreation.
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8.

Stationary Noise Source: Any fixed or mobile source not preempted from local control by federal or state
regulations. Examples of such sources include agricultural, industrial and commercial facilities and vehicle
movements on private property.

9.

Transportation Noise Source: Traffic on public roadways, railroad line operations and aircraft in flight.
Control of noise from these sources is preempted by federal or state regulations. However, the effects of
noise from transportation sources may be controlled by regulating the locations and design of adjacent
land uses.

Existing Noise Environment
There are three potentially significant
sources of community noise within the City
of Sanger. These sources include traffic on
major local roadways, commercial/industrial
facilities and operations on the San Joaquin
Valley Railroad (SJVR).
Community Noise Survey
The purpose of the community noise survey
was to document existing background
(ambient) noise levels at representative
locations within the City that are both near
and removed from obvious noise sources.
Long-term (24-hour) ambient noise level
measurements were conducted at five (5) locations (sites LT1 through LT5). Four (4) residences and one (1)
commercial business location were selected for the survey. The monitoring site locations are provided as Map 6-1.
Noise measurements were conducted continuously for 24 hours using automated sound level analyzers.
•
•
•
•
•

LT1: 1401 J Street
LT2: 206 O Street
LT3: 2381 Moir Drive
LT4: 2182 3rd Street
LT5: 1216 Academy Avenue

Measured Ldn values at the community noise survey sites were in the range of 52-66 dBA during the noise
measurement period. The highest measured Ldn occurred at Site 5 due its proximity to Academy Avenue, the SJVRR
and a railroad grade crossing at Annandale Avenue. The lowest measured Ldn occurred at Site 2, which is a
residence in a quiet neighborhood.
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Map 6-1: Community Noise Survey Monitoring Sites
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Major Stationary Noise Sources
The production of noise is an inherent part of many industrial, commercial and agricultural processes, even when
the best available noise control technology is applied. Noise production within industrial or commercial facilities is
controlled indirectly by federal and state employee health and safety regulations (OHSA and Cal-OSHA), but
exterior noise emissions from such operations have the potential to exceed locally acceptable standards at nearby
noise-sensitive land uses.
The following discussion provides generalized information concerning the relative noise impacts of five (5) major
industrial noise sources within the City of Sanger. The industrial uses identified for study were International Paper
Company (1000 Muscat Avenue), Pitman Farms/Sanger Poultry (1489 K Street), Algonquin Power Company (1125
Muscat Avenue), Sanger Cold Storage (1150 K Street) and Fresno Fab-Tech (1035 K Street). Other industrial or
commercial noise sources may exist within the City, but such sources were not identified at the time of the study.
Noise measurements were conducted at each of the above-referenced industrial operations on March 17, 2015.
Based upon those measurements, worst-case 50 and 55 dBA hourly Leq contours were calculated. Table 6-1
summarizes noise level measurements and calculations for each of the identified industries.
Table 6-1: Measured and Calculated Noise Levels, Selected Stationary Sources
Industry
International Paper Company
1000 Muscat Avenue
Pitman Farms/Sanger Poultry
1489 K Street
Algonquin Power Company
1125 Muscat Avenue
Sanger Cold Storage
1150 K Street
Fresno Fab-Tech
1035 K Street

Distance

Leq, dBA

Lmax, dBA

Distance to
50 dBA, Leq

Distance to 55
dBA, Leq

150’

61.1

64.5

538’

302’

100’

68.0

74.9

794’

447’

250’

73.9

77.4

3917’

2202’

175’

68.3

70.4

1439’

809’

150’

59.2

70.6

433’

243’

Source: WJV Acoustics, Inc.

Table 6-I shows that the generalized 50 dBA Leq contour can be as far as 3,900 feet from the center of the
Algonquin Power Company plant. In practice, it may not be possible to discern plant noise at distances greater
than 750-1000 feet during most times of the day because of other community noise sources (traffic, etc.), and the
effects of atmospheric conditions. Additionally, noise levels (and contour distances) described in Table 6-1 do not
represent the noise levels in every direction around the sources. The generalized contour distances described in
Table 6-1 should be used as a screening device to determine when potential noise-related land use conflicts may
occur, and when site-specific studies should be required to properly evaluate noise at a given noise-sensitive
receiver location.
Existing Traffic Noise Exposure
The Federal Highway Administration (FHWA) Highway Traffic Noise Prediction Model (FHWA-RD-77-108) was used
to develop Ldn contours for major local roadways. The FHWA Model is an analytical method favored by most state
and local agencies, including Caltrans, for highway traffic noise prediction. The FHWA Model is based upon
reference energy emission levels for automobiles, medium trucks (2 axles) and heavy trucks (3 or more axles), with
consideration given to vehicles volume, speed, roadway configuration, distance to the receiver, and the acoustical
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characteristics of the site. The FHWA Model was developed to predict hourly Leq values for free-flowing traffic
conditions, and is generally considered to be accurate within ±1.5 dB. The FHWA Model assumes a clear view of
traffic with no shielding at the receiver location.
Table 6-2 summarizes distances to Ldn contours for existing traffic conditions in tabular form. Traffic noise exposure
information is generalized for flat terrain and the absence of acoustical shielding or reflections that may be caused
by site-specific conditions.
Table 6-2: Distance (feet) to Generalized Noise Exposure Contours
Existing Conditions
Roadway
North Avenue
Annandale Avenue
8th Street
Jenson Avenue
Bethel Avenue
Greenwood Avenue
West Avenue
P Street

Academy Avenue

J Street
Faller Street
State Route 180

Segment
Bethel Avenue to Brehler Avenue
Sanger Avenue to Academy Avenue
J Street to Faller Avenue
J Street to I Street
J Street to I Street
Bethel Avenue to Lyon Avenue
N Street to Academy Avenue
Lorena Avenue to Sterling Avenue
Jensen Avenue to 9th Street
Jensen Avenue to 7th Street
Cherry Avenue to 14th Street
3rd Street to 4th Street
13th Street to 14th Street
State Route 180 to Butler Avenue
Florence Avenue to Church Street
7th Street to 8th Street
Cherry Avenue to North Avenue
Commerce Avenue to Central Avenue
5th Street to Jensen Avenue
10th Street to 11th Street
McCall Avenue to Bethel Avenue
Bethel Avenue to Academy Avenue
Academy Avenue to Newmark Avenue

Source: WJV Acoustics, Inc.
Omni Means
Caltrans

6-6

2/17/17

60 dB Ldn

65 dB Ldn

77
75
55
68
34
127
107
98
155
47
32
14
19
161
138
101
98
114
10
31
458
464
385

36
35
25
31
16
59
50
46
72
22
15
7
9
75
64
47
45
53
5
15
213
215
179
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Railroad Noise Exposure
The San Joaquin Valley Railroad (SJVR) line
passes through Sanger in a north-south
direction, and generally runs along the east
side of Academy Avenue, until the north side
of town where it crosses over Academy
Avenue and turns toward the west.
According to the SJVR, approximately two (2)
freight trains pass through Sanger daily, and
can occur at any hour of the day. Grade
crossings are located at several locations
within the city. Train engineers are required
to sound the warning horn when
approaching within approximately 1000 feet
of a grade crossing. Train noise levels are
therefore higher at locations near grade
crossings.
Railroad noise exposure within the City of Sanger was calculated based using the above-described formula,
operations data from the SJVR, noise level measurements obtained at site LT5, and noise level data from similar
studies conducted along the SJVR in the central San Joaquin Valley. It was assumed for the calculations that train
operations may occur at any time of the day or night and that operations are equally distributed over a 24-hour
day. At locations within 1,000 feet of a grade crossing, the calculated distance to the 65 dB Ldn contour is
approximately 200 feet from the center of the tracks. At distances greater than 1000 feet from a grade crossing,
the calculated distance to the 65 dB Ldn contour is 50 feet from the center of the tracks. Calculated distances are
generalized and do not take into consideration site-specific conditions such as acoustic shielding or reflections
caused by nearby buildings.
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Future Conditions
Future traffic noise exposure was calculated based upon the above-described FHWA Model. It was not possible to
develop future noise exposure information for stationary noise sources or railroad operations since estimates of
future activities for these sources were not known at the time of the study.
Future Traffic Noise Exposure
Table 6-3 summarizes distances to Ldn contours for the Future General Plan Buildout (2035) traffic conditions in
tabular form. Future traffic noise exposure information is generalized for flat terrain and the absence of acoustical
shielding or reflections that may be caused by site-specific conditions.
Table 6-3: Distance (feet) to Generalized Noise Exposure Contours
Future (2035) General Plan Buildout Conditions
Roadway
North Avenue
Annandale Avenue
8th Street
Jenson Avenue
Bethel Avenue
Greenwood Avenue
West Avenue
P Street

Academy Avenue

J Street
Faller Street
State Route 180

Segment
Bethel Avenue to Brehler Avenue
Sanger Avenue to Academy Avenue
J Street to Faller Avenue
J Street to I Street
J Street to I Street
Bethel Avenue to Lyon Avenue
N Street to Academy Avenue
Lorena Avenue to Sterling Avenue
Jensen Avenue to 9th Street
Jensen Avenue to 7th Street
Cherry Avenue to 14th Street
3rd Street to 4th Street
13th Street to 14th Street
State Route 180 to Butler Avenue
Florence Avenue to Church Street
7th Street to 8th Street
Cherry Avenue to North Avenue
Commerce Avenue to Central Avenue
5th Street to Jensen Avenue
10th Street to 11th Street
McCall Avenue to Bethel Avenue
Bethel Avenue to Academy Avenue
Academy Avenue to Newmark Avenue

Source: WJV Acoustics, Inc.
Omni Means
Caltrans
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60 dB Ldn

65 dB Ldn

60
89
60
85
79
67
230
136
164
168
51
15
24
14
289
292
154
177
256
22
34
1180
901

41
28
40
37
31
107
63
76
78
24
7
11
6
134
135
71
82
119
10
16
548
418
401
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Goals, Objectives and Action Plans
This section of the Noise Element provides goals, objectives and action plans as they relate to issues associated
with community noise levels within the City of Sanger. As the population of Sanger grows as will the potential for
increased noise exposure at noise-sensitive land uses. Establishing acceptable noise exposure levels for various
noise-sensitive land uses is therefore essential.
Table 6-4 and Table 6-5 provide exterior noise levels that are considered to be “normally” acceptable for the
described land use categories. The exterior noise level standards are to be applied to outdoor activity areas.
Outdoor activity areas generally include backyards of single-family residences, individual patios or decks of multifamily developments and common outdoor recreation areas of multi-family developments. The intent of the
exterior noise level requirement is to provide an acceptable noise environment for outdoor activities and
recreation.
Additionally, Table 6-4 provides acceptable interior noise levels for noises attributable to exterior sources. The
interior noise level standards are consistent with those provided by the California State Building Code (Title 24 of
the California Code of Regulations) and are intended to provide an acceptable noise environment for indoor
communication and sleep.
Table 6-4: Maximum Allowable Noise Exposure-Transportation Noise Sources
Ldn or CNEL, dBA
Land Use Category

Outdoor Activity Areas1

Interior Spaces

Residential-Low Density Single Family,

65

45

Multi-Family, Duplex, Mobil Homes

65

45

Transient Lodging-Motels, Hotels

65

45

Hospitals and Nursing Homes

65

45

Churches and Meeting Halls

--

45

Office Buildings, Schools, Libraries and

--

45

1

Where the location of the outdoor activity areas is unknown or is not applicable, the exterior noise level
standard shall be applied to the boundary of the planned or zoned noise-sensitive use.

Table 6-5: Maximum Allowable Noise Exposure-Stationary (Non-Transportation) Noise Sources
Ldn or CNEL, dBA
Outdoor Activity Areas1

Daytime
(7:00 a.m. to 10:00 p.m.)

Nighttime

Hourly Leq, dBA

55

50

Maximum (Lmax), dBA

75

65

1

Where the location of the outdoor activity areas is unknown or is not applicable, the exterior noise level
standard shall be applied to the boundary of the planned or zoned noise-sensitive use.
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ISSUE: Excessive exposure to environmental noise has the potential to adversely affect the health, welfare and
quality of life of City residents and diminish property values.

Goals, Objectives, Action Plans
I.

Effectively minimize excessive exposure to noise from environmental sources.
1.

Include consideration of environmental noise in the long-range planning process to minimize
potential conflicts between sensitive uses and existing or proposed noise sources.
a.

Require a site-specific noise study to be conducted by a qualified acoustical consultant
for all proposed new noise-sensitive land uses located within areas where existing or
future noise levels may exceed those provided in Table 6-4 or Table 6-5.

b.

Require a site-specific noise study to be conducted by a qualified acoustical consultant
when new stationary noise sources are proposed in areas near existing noise-sensitive
land uses if the project may result in noise levels that exceed those provided in Table
6-5.

c.

Minimize increases in transportation noise exposure levels for existing noise-sensitive
land uses through thoughtful design of new or modified roadways as to minimize
traffic-related increases in noise exposure levels that may exceed those provided in
Table 6-4.
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2.

3.

d.

Avoid the development of new noise-sensitive land uses near commercial or industrial
zoned areas where future activities may result in noise levels that may exceed those
provided in Table 6-5.

e.

Designate truck routes to minimize heavy truck and business-related vehicle traffic near
residential and other noise-sensitive land uses.

Require effective noise mitigation in the design of new sensitive uses and noise sources through
the project review and approval process.
a.

Provide appropriate reduction measures when new noise-sensitive land uses are
proposed in areas where a site-specific noise study has indicated that existing or future
noise levels may exceed those provided in Table 6-4 or Table 6-5. Appropriate mitigation
measures may include increased setback distances between the proposed
noise-sensitive land use and the noise source(s), construction of sound walls and/or the
inclusion of noise-reducing construction materials (i.e. sound-rated windows).

b.

Provide appropriate noise reduction measures when a site-specific noise study has
indicated that new stationary noise sources may result in noise levels that exceed those
provided in Table 6-5 at existing noise-sensitive land uses. Appropriate mitigation
measures may include increased setback distances between the proposed stationary
noise source and existing noise-sensitive land uses, construction of sound walls and/or
limited hours of operation.

Encourage the City police department to enforce existing laws regarding noise levels generated
by stationary noise sources and motor vehicles operated within the city.
a.

4.

Continue to enforce sections of the building code pertaining to the noise insulation of new
multi-family residences.
a.

5.

Enforce noise standards established in the City’s Municipal Code.

Ensure interior noise level standards provided in Table 6-4 are enforced for new
multi-family residential developments proposed in areas where existing or future
exterior noise levels may exceed exterior standards provided in Table 6-4. Interior noise
level standards provided in Table 6-4 are consistent with those provided by the
California State Building Code (Title 24 of the California Code of Regulations) and are
intended to provide an acceptable noise environment for indoor communication and
sleep.

The City should work to minimize noise levels associated with construction activities.
a.

Limit hours of construction to between the hours of 6:00 a.m. and 10:00 p.m., Monday
through Saturday.

b.

Prohibit construction activities on Sundays and Holidays.

c.

Reduce noise associated with construction activities by requiring all construction
equipment to be properly maintained and muffled.
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d.

Require the placement of stationary noise-producing equipment be located as far as
possible from existing noise-sensitive land uses.
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CHAPTER 7 • ENVIRONMENTAL JUSTICE ELEMENT

Introduction
The term “Environmental Justice” entered the lexicon of
land use and planning in the 1980’s. At that time, concern
began to be expressed about how land use decisions might
be negatively affecting low-income neighborhoods, and
communities composed of ethnic minorities. Examples
included the siting of hazardous waste dumps, new
industrial development, or new highways, located and
developed in a way that imposes negative environmental
impacts on these communities.
In California, these concerns have been incorporated into
the State’s General Plan Guidelines, which require cities to
prepare an Environmental Justice Element upon the next
comprehensive General Plan update. Requirements for the
content of the Environmental Justice Element are listed in
the box to the right.

“Environmental Justice” means the
fair treatment of people of all races,
cultures, and incomes with respect to
the
development,
adoption,
implementation, and enforcement of
environmental laws, regulations and
policies”

(1) An environmental justice element, or
related goals, policies, and objectives
integrated in other elements, that identifies
disadvantaged communities within the area
covered by the general plan of the city,
county, or city and county, if the city,
county, or city and county has a
disadvantaged community. The
environmental justice element, or related
environmental justice goals, policies, and
objectives integrated in other elements,
shall do all of the following:
a. Identify objectives and policies to reduce
the unique or compounded health risks
in disadvantaged communities by means
that include, but are not limited to, the
reduction of pollution exposure, including
the improvement of air quality, and the
promotion of public facilities, food
access, safe and sanitary homes, and
physical activity.
b. Identify objectives and policies to
promote civil engagement in the public
decision making process.

Objectives
Among other things, the Environmental Justice Element
seeks to do the following:
•

Environmental Justice
Element Requirements

Identify “disadvantaged areas” within the area
covered by the General Plan.

•

Identify objectives and policies to reduce exposure
to pollution- including improving air quality in
disadvantaged communities.

•

Identify objectives and policies to promote public
facilities in disadvantaged communities.

7- 1

c.

Identify objectives and policies that
prioritize improvements and programs
that address the needs of disadvantaged
communities.

2. A city, county, or city and county subject
to this subdivision shall adopt or review the
environmental justice element, or the
environmental justice goals, policies, and
objectives in other elements, upon the
(continued)
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•

Identify objectives and policies to promote food
access in disadvantaged communities.

•

Identify objectives and policies to promote safe
and sanitary homes in disadvantaged
communities.

Environmental Justice Element

•

Identify objectives and policies to promote
physical activity in disadvantaged communities.

adoption or next revision of two or more
elements concurrently on or after January 1,
2018.

•

Identify objectives and policies to promote civil
engagement in the public decision making
process in disadvantaged communities.

•

Identify objectives and policies that prioritize
improvements and programs that address the
needs of disadvantaged communities.

Existing Conditions
The arrangement of land use and transportation can
affect the health of an area, as it affects exposure to
environmental hazards, accessibility of daily needs and
the ability of residents to be physically active.
Sanger originally developed primarily as a result of the
railroad, running north/south through the community.
The railroad generated industrial development of
agricultural packinghouses, mostly parallel to the rail line.
Residential and commercial uses then developed to the
east and west of the rail line. As more modern
development practices occurred, the City designated an
area (primarily to the southeast) for larger-scale industrial
development.
Fortunately, the City has had the foresight to separate
most industrial and residential development, to the
extent feasible, thereby reducing the exposure of
industrial processes to sensitive land uses, including
residential, schools, day cares, parks and health care
facilities.
Environmental Risk

Requirements (continued)

3. By adding this subdivision, the Legislature
does not intend to require a city, county, or
city and county to take any action prohibited
by the United States Constitution or the
California Constitution.
4. For purposes of this subdivision, the
following terms shall apply:
a. “Disadvantaged communities” means an
area identi ed by the California
Environmental Protection Agency
pursuant to Section 39711 of the Health
and Safety Code or an area that is a lowincome area that is disproportionately
affected by environmental pollution and
other hazards that can lead to negative
health effects, exposure, or environmental
degradation.
b. “Public facilities” includes public
improvements, public services, and
community amenities, as listed in
subdivision (d) of Section 66000.
c. “Low-income area” means an area with
household incomes at or below 80 percent
of the statewide median income or with
household incomes at or below the
threshold designated as low income by
the Department of Housing and
Community Development’s list of state
income limits adopted pursuant to Section
50093.
Government Code Section 65302(h)

The State of California Environmental Protection Agency
has developed a computer tool (CalEnviroScreen) for
estimating the level of environmental hazards residents
may be exposed to in California. The tool takes into
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Map 7-1: CalEnviroScreen Map of California

Sanger
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consideration a number of factors, including air pollution, water pollution, proximity to industry and agricultural
activities, as well as socioeconomic characteristics (poverty and health data) of those residing in a given area.
Map 7-1 shows the CalEnviroScreen” rankings for the State as a whole. As is shown, the map indicates that
communities in the Central Valley experience high exposure to pollution and environmental hazards.
Map 7-2 shows the CalEnviroScreen map for the Sanger area. As mentioned previously, the tool ranks exposure by
census tract. The Sanger planning area is divided into five census tracts. The level of pollution and exposure to
environmental hazard tends to increase through the planning area from north to south, as follows:
-

The tract that includes the industrial park and rural areas south of North Avenue are shown to have the
highest exposures – above 91%. This area also includes areas east of the railroad, south of Annadale
Avenue.
The next highest exposure is in the southwest side of the City and rural areas further southwest (81 –
90%)
Roughly the northern half of the planning area is in the 61 – 70% exposure level.
Areas north of Highway 180 and east of Academy are in the 51 – 60% exposure level.
The lowest ranking area are rural neighborhoods and agricultural areas west of the Sphere of Influence
and north of Highway 180 and west of Academy Avenue.

Quality

Hwy. 180

Academy

Bethel

Map 7-2: CalEnviroScreen Map for Sanger area

Jensen
North

The CalEnviroScreen was developed primarily to help implement Senate Bill 535, which mandates that at least 25
percent of greenhouse gas reduction funds collected under California’s cap and trade program to be allocated to
projects that benefit disadvantaged communities – those determined to have the greatest exposure to pollution
and environmental hazards. Sanger will need to remain vigilant to ensure that it receives funding under this
program.
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Identification of Disadvantage Communities
The State’s Environmental Justice Element guidelines require the Element to identify neighborhoods that are
considered “Disadvantaged” as defined by Senate Bill 535 (name). The definition includes census blocks where the
median household income is less than 80% of the State’s median income. Neighborhoods that are considered
“Severely Disadvantaged are those with incomes less than 60% of the State median income. The State of
California’s Environmental Protection Agency mapper was used to generate Map 7-3.
Map 7-3: Disadvantaged Neighborhoods in Sanger Planning Area

Disadvantaged census blocks are shaded in yellow, while severly disadvantaged census blocks are shaded in
brown. Because the definitions are tied to statewide median incomes, the results for Sanger (and many valley
communities) is probably skewed – as the disproportionately high incomes of coastal California affect the
outcome. Nevertheless, the map shows that older areas of Sanger, including southeast Sanger are considered
disadvantaged, for purposes of the element.
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ISSUE ONE: Exposure to Pollution in Disadvantaged Communities
Air Quality issues have been one of the
central Valley’s most intractable problems for
decades. This issue is caused primarily by
topography and weather, coupled with
human activities – operation of motor
vehicles, industrial processes, agricultural
activities, etc. The mountains that surround
the valley trap pollutants in the atmosphere.
This is exacerbated by a persistent weather
inversion layer that keeps pollutants trapped
low to the surface. Only when atomospheric
pressure is lowered and wind speeds increase
(typically associated with storm systems) do
pollutants escape and air quality improves.
The San Joaquin Valley Air District was formed in 1982 and has undertaken a number of strategies, policies and
laws to improve air quality, including limits on agricultural burning, improvements to fossil fuel engines to reduce
emissions, restrictions on industrial activities and many others. These actions have gone a long ways towards
improving air quality, but there is always more that can be done. Other portions of Sanger’s General Plan
(particularly the Air Quality Element) have policies and action programs geared toward air quality. The following
policies are geared toward air quality as it concerns disadvantaged neighborhoods in Sanger.
Goals, Objectives and Action Plans
I.

Reduce health risks in disadvantaged neighborhoods, related to air pollution.
1.

Health and air quality issues shall be considered as a part of all land use decisions.
a.

Locate new stationary sources of emissions so as to minimize impacts on sensitive land
uses where feasible.

b.

Require stationary sources of emissions to use feasible mitigation measures to minimize
emissions that could have potential impacts on air quality.

c.

Require new development within 500 feet of industrial uses to include feasible
measures such as separation/setbacks, landscaping, barriers, ventilation systems, air
filters/cleaners and or other effective measures to minimize potential impacts from air
pollution.

d.

Consider air quality impacts, including cumulative impacts, from existing and new
development when making land use decisions.

e.

Designate truck routes that avoid sensitive land uses, where feasible.

f.

Encourage smoke-free work places, multi family housing, parks and other outdoor
gathering places to reduce exposure to second-hand smoke.
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g.

Distribute information about best practices to reduce and/or eliminate sources of
indoor air pollution.

h.

Promote the planting of trees in both public and private projects to help filter air and
reduce heat buildup (which necessitates the use of more energy for cooling, thereby
increasing air emissions.)

i.

Review and revise the Zoning Ordinance to discourage or eliminate land uses that may
emit high levels of air pollution in industrial zones, which are located nearby sensitive
land uses.
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ISSUE TWO: Establishment of New Public Facilities in Disadvantaged Communities
The State’s Environmental Justice Guidelines require
cities to establish policies to ensure that low income and
minority areas of the community are properly served by
public services. Public facilities like parks, libraries,
community centers and even police and fire stations are
important cornerstones of cities and individual
neighborhoods.
Goals, Objectives and Action Plans
I.

Ensure that all neighborhoods (particularly low
income and minority areas) in Sanger have
appropriate access to public services.
1.

The City shall consider southeast Sanger for the establishment of new public facilities, as
appropriate.
a.

2.

The City should seek to identify funding to construct a future park in southeast Sanger,
as well as trails.

Appropriate funds to improve existing facilities, including the Community Center, parks, streets,
sidewalks and street lamps, among others
a.

As funding becomes available, the City shall budget for, and update its Capital
Improvements Program, to ensure appropriate funding is available to improve existing
facilities.
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ISSUE THREE: Healthy Food Access in Disadvantaged Communities
The past twenty years has seen a shocking rise in rates of
obesity and diabetes in the American public. Health
conditions that are related include high blood pressure,
high cholesterol, heart disease and cancer. Experts
believe this has come about as a result of access to low
cost, processed foods that are laden with sugar and fat,
and a correlary reduction in consumption of healthy
foods, including fruits and vegetables.
Making healthy foods available does not guarantee that
people will change their eating habits – improved health
will only come about from a multi-pronged approach that
combines healthy eating and physical activity, among other strategies. However, studies have shown that “eating
right” can help individuals lose weight much more than simply exercising alone – making eating right the most
effective strategy in weight loss and healthy living.
Disadvantaged neighborhoods often have additional challenges, including a lack of stores that sell healthy foods,
as well as a preponderance of liquor stores and fast food outlets. Cities can promote healthy eating (particularly in
disadvantaged communities) by facilitating retail outlets that promote the sale of healthy foods, as well as
promoting additional strategies. In order to do this, the following goals, objectives and action plans are proposed:
Goals, Objectives and Action Plans
I.

Ensure that residents in disadvantaged areas have access to healthy foods.
1.

Promote the development of retail outlets that feature healthy foods.
a.
b.
c.

2.

Amend the Zoning Ordinance to allow Community gardens as a permitted use
a.
b.

3.

Consider allowing a portion of public parks to be used for community gardens.
Encourage new multi family residential developments to allow a community garden for
residents to grow their own produce.

Work with the Fresno County Health Department to promote a “Healthy Sanger” program that
promotes healthy eating and physical activity in Sanger.
a.

4.

Allow streamlined permitting or fee reductions for healthy food outlets
Amend the zoning ordinance to allow fruit stands in designated locations
Work with stores so they place healthy food selections in prominent locations, while deemphasizing candy and sugary drinks.

The Recreation Department should establish a line of communication with the Health
Department to pursue this strategy.

Establish a farmer’s market.

1.

Work with organizations such as the Farm Bureau, local farmers and local FFA
organizations to establish the Farmer’s Market.
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ISSUE FOUR: Safe and Sanitary Housing in Disadvantaged Communities
Housing is one of the key land use functions of any
City. The provision of housing that is safe and sanitary
is a critical asset of the City of Sanger, but can be
challenging to obtain and maintain for low income
residents and disadvantaged neighborhoods. Often
these neighborhoods have older dwellings that may
lack modern insulation, roofing and wiring, thereby
putting the occupants at jeopardy. Windows and
siding may leak, resulting in mold and other health
concerns
The Sanger Housing Element was updated in 2019 and
identifies challenges and opportunities for the City to
respond to the needs of lower income households. The Environmental Justice element works in concert with the
Housing Element to address these needs.
Goals, Objectives and Action Plans
I.

Ensure that residents in disadvantaged areas have access to safe and sanitary housing.
1.

The City shall take actions to ensure that programs promoting safe and santirary housing is available and
maintained.
a.
b.
c.
d.
e.
f.
g.

Ensure that new affordable housing projects meet the same standards of health and safety
as conventional market-rate housing.
Require new housing in areas subject to unhealthful air quality (such as near industrial areas)
to incorporate setbacks, barriers, landscaping, ventilation systems or other measures to
ensure that residents are not adversely impacted by air pollution.
Promote efforts to repair, improve and rehabilitate substandard housing.
Support efforts of responsible public agencies to develop and implement programs to
remeditate lead-based paint and other contaminants in residential structures
Prioritize enforcement activities of residential structures with known health hazards
Consider incentivizing affordable housing (particularly in disadvantaged areas) such as
through permit streamlining and financial incentives, such as reduced or deferred fees.
Support programs (such as the Section 8 voucher program) to provide rental and
homeownership assistance to low income households
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ISSUE FIVE: Promoting Physical Activity in Disadvantaged Communities
As noted in the “Healthy Foods” section, rates of obesity and
diabetes have been skyrocketing in Americans in recent
decades. While part of this is due to poor eating habits, it
must be noted that modern planning and design mechanisms
result in people driving to many destinations (as opposed to
walking or bicycling). According to the American Planning
Association, in 1969, nationally, almost half of the children
between the ages of 5-14 walked or biked to school, but that
number had plummeted to 13% in 2009.
The City must take actions to make walking and cycling
convenient and safe. In addition, parks and recreational
facilities must be located so they are easy to access from all
neighborhoods.

Sanger residents participate in a walking audit
to determine how easy it is to get around on
neighborhood streets.

Goals, Objectives and Action Plans
I.

Facilitate development patterns that promote physical activity, such as walking and cycling.
1.

Work with developers to create street patterns in new developments that have a strong degree
of street connectivity, to make walking and cycling more convenient by affording more direct
routes.
d.
e.

2.

The Subdivision Ordinance should be updated to more clearly require a strong degree of
street connectivity in new subdivisions.
Work to retrofit existing streets (particularly in disadvantaged neighborhoods) to make
walking easier and more convenient. Key improvements should include sidewalks,
shade trees and street lights.

Establish a network of walking trails linking various parts of the community.
a.

The Circulation Element designates a future trail network.

3.

As appropriate, consider establishing motivational signs in parks and along trails that with
message such as “Sanger Walks for Good Health!”

4.

Promote the establishment parks to serve all neighborhoods.
a.

The Conservation, Open Space, Parks and Recreation element designates the location of
future park and recreation facilities.

5.

Promote transit service availability for disadvantaged neighborhoods, including transit to
regional destinations.

6.

Continue support of alternative transportation programs, such as the Fresno County Alternative
Transportation Program and seek funding for the establishment of new bike lanes and walking
trails.

7-11

2/22/17

2035 Sanger General Plan
Chapter 7: Environmental Justice Element
7

Continue to participate in the Safe Routes to School program, which provides funding for the
establishment of safe pathways (sidewalks) between schools and the surrounding neighborhood.
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ISSUE SIX: Promoting Civil Engagement in Disadvantaged Communities
Members of disadvantaged neighborhoods often do
not have a meaningful voice in the decisions that
affect their environment. The causes are many,
including cultural and language barriers, lack of
information, lack of adequate training, and the lack
of exposure to the decision-making process, among
others. The City will continue to remain vigilant to
ensure that all members of the community are
afforded a seat at the table, in the decision-making
process.
Goals, Objectives and Action Plans
I.

Ensure that affected residents have the opportunity to participate in decisions that impact their health.
1.

Facilitate the involvement of residents, businesses and organizations in all aspects of the
planning process as appropriate, such as:
a.
b.
c.
d.
e.
f.
g.

2.

Utilize culturally-appropriate approaches to public participation and involvement
Schedule public meetings on key issues affecting the public at times and locations that are
most convenient to community members
Utilize a variety of communication techniques and social media tools to convey information
to the public
As feasible, provide translation and interpretation services at public meetings on issues
affecting populations whose primary language is not English.
Support efforts to raise the public’s awareness of the importance of a healthy environment
and physical activity.
Educate decision makers and the general public on the principles of environmental justice.
Collaborate with and among public agencies to leverage resources, avoid duplication of
effort and enhance the effectiveness of public participation.

Explore the formation of a committee from disadvantaged neighborhoods, such as a 'Southeast
Sanger Advisory Committee' to analyze issues of importance to this part of the City and report
back to the City Council with recommendations. Issues to be analyzed could include crime
prevention, neighborhood cleanups, street lights, land use issues and others.
a.

The City shall promote the formation of such committees as resources allow.
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ISSUE SEVEN: Prioritize improvements and programs that address the needs of disadvantaged communities.
Sometimes disadvantaged neighborhoods have not had
sufficient support in terms of improvements and
programs. The Environmental Justice Element must
identify objectives and policies to prioritize
improvements and programs that address the needs of
these neighborhoods.
1.

Form a “Southeast Sanger Advisory
Committee” to analyze issues of
importance to this part of the City and
report back to the City Council with
recommendations. Issues to be
analyzed could include crime prevention, neighborhood cleanups, street lights, land use issues
and others.
b.

The City shall facilitate the formation of such committees as resources allow.
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