AGENDA
CITY OF SANGER
PLANNING COMMISSION MEETING
THURSDAY, APRIL 22, 2021, 6:00 p.m.
CITY HALL COUNCIL CHAMBER
th
1700 7 STREET, SANGER, CALIFORNIA 93657

Drew Esquer, Chair
Vincent Wall, Vice Chair
Commissioners: Kevin Carter, Ken Garcia, Kari Daniska, Stephanie Moreno, Monica Yamada
This meeting will be conducted pursuant to the provisions of Paragraph 11 of the Governor’s Executive
Order N–25–20 which suspends certain requirements of the Ralph M. Brown Act, and as a response to
mitigating the spread of COVID–19, the meeting will be held via teleconference and will not be physical
open to the public. The weblink and telephone number listed below will provide access to the Planning
Commission meeting. Public comment will also be accepted via email at publicmeeting@ci.sanger.ca.us

Weblink:
Telephone number:
Meeting ID:

https://us02web.zoom.us/j/83846036800
+1 669 900 9128
838 4603 6800

A.

Call to Order

B.

Roll Call & Flag Salute

C.

Approval of Agenda

D.

Presentations

E.

Consent Calendar

F.

Approval of Minutes

G.

Public Comment and Participation
(This portion of the meeting is reserved for persons desiring to address the Planning Commission on any
matter not otherwise on the agenda and within the jurisdiction of the Planning Commission. Speakers
shall address all comments to the Chair and the Commission as a body and not to any particular
Commission Member or member of the staff. Speakers should limit their comments to three (3) minutes).
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H.

PUBLIC HEARINGS
1. Administrative Hearing to Determine the Existence of Public Nuisance and to Abate in Whole or
Part, 1302 Olive Avenue, Sanger, CA 93657, (APN 322-104-23).
This Item was continued from the March 25, 2021 Planning Commission Meeting.
Recommendation: Continue to the May 27, 2021 Planning Commission meeting.
2.

Zoning Ordinance Amendment No. 2021-01
Proposed Addition of New Zone Districts C-5 and RMU (Zoning Amendment No. 2021–01):
The Planning Commission will consider a Resolution of the Planning Commission Recommending
the City Council 1) Adopt Zoning Amendment No. 2021-01 to Add the C–5 (Highway Commercial)
Zone District and the RMU (Retail–Mixed Use) Zone District to the Sanger Municipal Code
including by Amending Section 90-91 in Article II of Chapter 90, and by Adding Articles XXVIII
and XXIX to Chapter 90 of the Sanger Municipal Code; and 2) Adopt an Exemption per CEQA
Guidelines Section 15063(b)(3).

3.

Zoning Ordinance Amendment No 2021-02
Proposed Pre-zoning of Master Plan Area (Zoning Ordinance Amendment No 2021-02):
The Planning Commission will consider a Resolution of the Planning Commission Recommending
the City Council adopt a finding of consistency with the 2035 General Plan and corresponding
Environmental Impact Report, and adopt pre-annexation zoning for the North Academy Corridor
Master Plan area.

4.

Initiation of Annexation
Proposed Annexation of the North Academy Corridor Master Plan Area): A Resolution of the
Planning Commission Recommending the City Council Initiate Annexation for the North Academy
Corridor Master Plan Area.

I.

General Matters

J.

Staff Communications

K.

Commissioner Communications/Announcements/Agenda Items
(This portion of the meeting is reserved for the Commissioners (i) to make brief reports on relevant
matters to the Planning Commission, (ii) to request updates, and (iii) to initiate new agenda items. No
action may be taken under this section of the Agenda.
1. Planning Commissioner Payroll
2. Industrial Park Zoning
3. Growth Areas After North Academy
4. On-Going Items
Next meeting:
May 13, 2021
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May 27, 2021
L.

ADJOURNMENT
In compliance with the Americans with Disabilities Act (ADA), if you need special assistance to participate in this
meeting, please contact the office of the City Clerk at 559-876-6300, Ext 1350. Notification 48 hours prior to a
meeting will enable the City to make reasonable arrangements to ensure accessibility to that meeting. [28 CFR
35.104 ADA Title II].

Agenda Item No. H.1.
CITY OF SANGER
Planning Commission
Meeting of April 22, 2021

TO:

Sanger Planning Commission

FROM:

David Brletic, Senior Planner

SUBJECT:

Administrative Hearing to Determine the Existence of Public Nuisance
to Abate in Whole or Part, 1302 Olive Avenue, Sanger, CA 93657, (APN
322-104-23).

RECOMMENDATION:
Staff recommends that the Planning Commission grant the request by the Code Enforcement
Administrator to continue this item to May 27, 2021, at 6:00 p.m.
PROJECT BACKGROUND SUMMARY:
The Code Enforcement Administrator continues to the work with property owner to achieve
compliance. The Property owner has obtained a demolition permit and has commenced
demolition. The Code Enforcement Administrator is requesting continuation to the May 27,
2021, Planning Commission meeting.
RECOMMENDATION:
Staff recommends that the Planning Commission grant the request by the Code Enforcement
Administrator to continue this item to May 27, 2021, at 6:00 p.m.

Agenda Item H.2.
CITY OF SANGER
Planning Commission
Meeting of April 22, 2021

TO:

Sanger Planning Commission

FROM:

David Brletic, Senior Planner

SUBJECT:

Public Hearing
Zoning Ordinance Amendment No. 2021-01. Proposed Addition of New
Zone Districts C-5 and RMU (Zoning Amendment No. 2021–01): The
Planning Commission will consider a Resolution of the Planning
Commission Recommending the City Council 1) Adopt Zoning Amendment
No. 2021-01 to Add the C–5 (Highway Commercial) Zone District and the
RMU (Retail–Mixed Use) Zone District to the Sanger Municipal Code
including by Amending Section 90-91 in Article II of Chapter 90, and by
Adding Articles XXVIII and XXIX to Chapter 90 of the Sanger Municipal
Code; and 2) Adopt an Exemption per CEQA Guidelines Section
15063(b)(3).

ATTACHMENTS:
1. Planning Commission Resolution No. 2021-04 (including CEQA Exemption and Draft
Sanger Municipal Code Section 90-91, Articles XXVIII and XXIX).

RECOMMENDATION:
Receive staff’s report and conduct public hearing.
Adopt Resolution No. 2021-04,
recommending approval of Zoning Amendment No. 2021–01 to Add the C–5 (Highway
Commercial) Zone District and the RMU (Retail–Mixed Use) Zone District to the Sanger
Municipal Code including by Amending Section 90-91 in Article II of Chapter 90, and by
Adding Articles XXVIII and XXIX to Chapter 90 of the Sanger Municipal Code; including a
recommendation to Adopt an Exemption per CEQA Guidelines Section 15063(b)(3).
EXECUTIVE SUMMARY:
In July 2020 the City Council for the City of Sanger adopted the 2035 General Plan Update and
North Academy Corridor Master Plan. These documents included the new General Plan
designations of Highway Commercial and Retail Mixed Use. California Planning Law Requires
the Zoning Ordinance to be in compliance with the General Plan. An action item of the 2035
General Plan is development and adoption of the corresponding new Zone Districts of C–5
(Highway Commercial), and RMU (Retail Mixed Use). Zoning Ordinance Amendment No.
2021-01 will bring the Zoning Ordinance into compliance with the General Plan as updated.
BACKGROUND:

01236.0105/710869.1
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The 2035 General Plan Update and North Academy Corridor Master Plan introduced and
adopted the new General Plan designations of Highway Commercial and Retail Mixed Use.
The 2035 General Plan states that the C-5 Highway Commercial 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. The Highway Commercial designation is located on all corners of the
intersection of Highway 180 and Academy Avenue, and the northeast corner Highway 180 and
Bethel Avenue.
The 2035 General Plan states that the RMU Retail Mixed Use designation is intended to build in
flexibility for future projects to meet the changing needs of the City and the marketplace. Retail
Mixed Use designation is located along the west side of the North Academy Avenue corridor and
southside of Highway 180, and along the east side of Bethel Avenue south of Highway 180.
This land use designation will allow for a mix of uses, both vertical and horizontal, that
accompany larger regional retail centers and lifestyle centers.
The draft zoning ordinance amendment states the purpose of the C–5 zone district as follows:
The C-5 district is intended to establish appropriate areas along Highway 180 for
the development of commercial uses that cater to the traveling public, such as
restaurants, service stations, lodging and complementary uses. Recognizing the
high-profile location of Highway Commercial properties and the city’s desire to
project a positive, dynamic image along the highway, property development
should exhibit the highest level of design quality, including architectural
character, landscaping and screening.
The draft zoning ordinance amendment states the purpose of the RMU zone district as follows:
The RMU district is intended to build flexibility for future development to meet
the changing needs of the City and the marketplace by permitting combinations of
commercial, office and residential uses on the same site or within the same
building.
For both the C–5 and RMU zone districts, the draft zoning ordinance amendment proposes a list
of uses broken into three categories: permitted uses, uses permitted subject to a conditional use
permit, and uses permitted subject to director's review permit.
The draft zoning ordinance amendment also defines property development standards for lot area,
lot dimensions, population density, building height, yard setback areas, for walls, off-street
parking, access, outdoor advertising, loading spaces.
The draft zoning ordinance amendment states that all development shall comply with provisions
of the Sanger Design Guidelines and the Design Guidelines contained within the North Academy
Corridor Master Plan and that new development and remodel of existing development will be
subject to the Site Plan Review provisions contained in the Zoning Ordinance.
ENVIRONMENTAL ANALYSIS

01236.0105/710869.1

Page 3 of 3

Zoning Ordinance Amendment No. 2021-02

Staff have performed a preliminary environmental assessment of Zoning Ordinance Amendment
No. 2021-01, and, pursuant to California Environmental Quality Act (CEQA) Guidelines Section
15063(b)(3), has determined with certainty that there is no possibility that this project may have
a significant effect on the environment. This is because the Zoning Ordinance Amendment
merely implements the existing standards set by the General Plan, which was environmentally
assessed, and is an action that would maintain the existing baseline established by the General
Plan. Further, the standards would further serve to promote protections for the public health,
safety, and welfare (including the environment), and any subsequent project developing
consistent the Zoning Ordinance Amendment would be required to comply with CEQA at that
time. Therefore, this project is not subject to CEQA.
REASON FOR RECOMMENDATION:
Zoning Ordinance Amendment No. 2021-01 will bring the Zoning Ordinance into compliance
with the General Plan and otherwise implement the General Plan as updated.
FISACAL IMPACT:
No direct fiscal impact.
ALTERNATIVES:
Amend General Plan to remove proposed Highway Commercial and Retail Mixed Use land use
designations.
ACTIONS FOLLOWING APPROVAL:
Following the Planning Commission’s recommendation on Zoning Ordinance Amendment No.
2021-01, it will be forwarded to the City Council of the City of Sanger for consideration and
final action.
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CITY OF SANGER
PLANNING COMMISSION

RESOLUTION NO. 2021-04

A RESOLUTION OF THE CITY OF SANGER PLANNING
COMMISSION RECOMMENDING THAT THE CITY COUNCIL
OF THE CITY OF SANGER I) ADOPT ZONING AMENDMENT
NO. 2021-01 TO ADD THE C–5 (HIGHWAY COMMERCIAL)
ZONE DISTRICT AND THE RMU (RETAIL–MIXED USE) ZONE
DISTRICT TO THE SANGER MUNICIPAL CODE BY
AMENDING SECTION 90-91 IN ARTICLE II OF CHAPTER 90,
AND BY ADDING ARTICLES XXVIII AND XXIX TO CHAPTER
90 OF THE SANGER MUNICIPAL CODE; AND II) ADOPT AN
EXEMPTION PER CEQA GUIDELINES SECTION 15063(B)(3)
WHEREAS, California Government Code Section 65300 requires the City to adopt a
comprehensive, long-term general plan for the City’s physical development and for any land
outside City boundaries which bear relation to the City’s planning; and
WHEREAS, in 2020 the City Council of the City of Sanger (“Council”) adopted the
2035 General Plan as a comprehensive update to the City’s then-existing General Plan, and
certified an environmental impact report (EIR) for the project; and
WHEREAS, as part of this process the City of Sanger adopted the North Academy
Corridor Master Plan (“Master Plan”), which further implemented the 2035 General Plan update;
and
WHEREAS, the Master Plan area contains approximately 36 existing parcels containing
approximately 367 acres within the City’s existing sphere of influence, and is generally centered
along Academy Avenue, from the northern city limits to State Highway 180; and
WHEREAS, the General Plan calls for the creation of two new zoned districts, C-5
(Highway Commercial District) and RMU (Retail Mixed-Use District), within the City’s zoning
ordinance; and
WHEREAS, although these uses are currently planned for the Master Plan area, an
update to the City’s zoning ordinance would apply City-wide; and
WHEREAS, the City’s zoning ordinance will need to be amended to add the additional
zoned districts in order to implement the General Plan including the Master Plan; and
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WHEREAS, the City now desires to implement the General Plan and Master Plan by
adopting Zoning Ordinance Amendment No. 2021-01 which amends the Zoning Ordinance to
add two new zoning districts “Highway Commercial” (C-5) and “Retail Mixed Use” (RMU)
designating additional land uses; and
WHEREAS, the Planning Commission of the City of Sanger (“Planning Commission”)
did conduct a duly noticed public hearing in the Council Chambers of the Sanger City Hall in
Sanger, California, on April 22, 2021, to consider Zoning Ordinance Amendment No. 2021-01 to
add the C-5 (Highway Commercial) Zone District and the RMU (Retail-Mixed Use) Zone
District to the Sanger Municipal Code by Amending Section 90-91 in Article II of Chapter 90,
and by Adding Articles XXVIII and XXIX to Chapter 90 of the Sanger Municipal Code; and
WHEREAS, the Planning Commission now desires to adopt a resolution recommending
that the City Council approve Zoning Ordinance Amendment No. 2021-01, amending portions of
the text of the Sanger City Code, Chapter 90 – Zoning, and to make associated findings under
CEQA Guidelines Section 15063(b)(3).
NOW, THEREFORE BE IT RESOLVED, by the Planning Commission of the City of
Sanger as follows:
1.
Recitals. The Planning Commission finds the foregoing recitals and findings are true and
are hereby incorporated by reference as if set forth in full.
2.
CEQA. The Planning Commission finds and recommends that, pursuant to California
Environmental Quality Act (CEQA) Guidelines Section 15063(b)(3), it can be determined with
certainty that there is no possibility that this project may have a significant effect on the
environment. This is because the Zoning Ordinance Amendment merely implements the existing
standards set by the General Plan, which was environmentally assessed, and is an action that
would maintain the existing baseline established by the General Plan. Further, the standards
would further serve to promote protections for the public health, safety, and welfare (including
the environment), and any subsequent project developing consistent the Zoning Ordinance
Amendment would be required to comply with CEQA at that time. Therefore, this project is not
subject to CEQA.
3.
General Plan Consistency. The Planning Commission finds that the text amendment is
consistent with the goals, objectives, and policies of the Sanger General Plan, including the
North Academy Corridor Master Plan (“Master Plan”).
4.
Recommendation for Approval. Based on all the information in the record, the Planning
Commission recommends the City Council adopt an ordinance to 1) adopt Zoning Amendment
No. 2021-01 to add the C–5 (Highway Commercial) Zone District and the RMU (Retail–Mixed
Use) Zone District to the Sanger Municipal Code including by amending Section 90-91 in
Article II of Chapter 90, and by Adding Articles XXVIII and XXIX to Chapter 90 of the Sanger
Municipal Code; and 2) Adopt an exemption per CEQA Guidelines Section 15063(b)(3). (Draft
ordinance attached as Exhibit “A.”)
5.

Effective Date. This Resolution shall take effect immediately.
* * * * *
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I HEREBY CERTIFY that the foregoing is a full, true, and correct copy of a Resolution
duly and regularly adopted and passed by the Planning Commission of the City of Sanger,
California, at a meeting held on the ___ day of _____, 2021, by the following vote:
AYES:
NOES:
ABSENT:

Dated:
David Brletic,
Secretary of the Planning Commission
of the City of Sanger

Attachment: An Ordinance of the City Council of the City Of Sanger, California to i) adopt Zoning
Amendment No. 2021-01 to add the C–5 (Highway Commercial) Zone District and the RMU (Retail–
Mixed Use) Zone District to the Sanger Municipal Code by Amending Section 90-91 in Article II Of
Chapter 90, and by adding Articles XXVIII and XXIX To Chapter 90 of the Sanger Municipal Code; and
ii) adopt an exemption per CEQA Guidelines Section 15063(B)(3)
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ORDINANCE NO. 2021- ____
AN ORDINANCE OF THE CITY COUNCIL OF THE CITY
OF SANGER, CALIFORNIA TO I) ADOPT ZONING
AMENDMENT NO. 2021-01 TO ADD THE C–5 (HIGHWAY
COMMERCIAL) ZONE DISTRICT AND THE RMU
(RETAIL–MIXED USE) ZONE DISTRICT TO THE SANGER
MUNICIPAL CODE BY AMENDING SECTION 90-91 IN
ARTICLE II OF CHAPTER 90, AND BY ADDING
ARTICLES XXVIII AND XXIX TO CHAPTER 90 OF THE
SANGER MUNICIPAL CODE; AND II) ADOPT AN
EXEMPTION PER CEQA GUIDELINES SECTION
15063(B)(3)
WHEREAS, California Government Code Section 65300 requires the City to adopt a
comprehensive, long-term general plan for the City’s physical development and for any land
outside City boundaries which bear relation to the City’s planning; and
WHEREAS, in 2020 the City Council of the City of Sanger (“Council”) adopted the 2035
General Plan as a comprehensive update to the City’s then-existing General Plan, and certified an
environmental impact report (EIR) for the project; and
WHEREAS, as part of this process the City of Sanger adopted the North Academy
Corridor Master Plan (“Master Plan”), which further implemented the 2035 General Plan update;
and
WHEREAS, the Master Plan area contains approximately 36 existing parcels containing
approximately 367 acres within the City’s existing sphere of influence, and is generally centered
along Academy Avenue, from the northern city limits to State Highway 180; and
WHEREAS, the General Plan calls for the creation of two new zoned districts, C-5
(Highway Commercial District) and RMU (Retail Mixed-Use District), within the City’s zoning
ordinance; and
WHEREAS, although these uses are currently planned for the Master Plan area, an update
to the City’s zoning ordinance would apply City-wide; and
WHEREAS, the City’s zoning ordinance will need to be amended to add the additional
zoned districts in order to implement the General Plan including the Master Plan; and
WHEREAS, the City now desires to implement the General Plan and Master Plan by
adopting Zoning Ordinance Amendment No. 2021-01 which amends the Zoning Ordinance to add
two new zoning districts “Highway Commercial” (C-5) and “Retail Mixed Use” (RMU)
designating additional land uses; and
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WHEREAS, the Planning Commission of the City of Sanger (“Planning Commission”)
held a public hearing on April 22, 2021, to consider a Resolution of the Planning Commission
Recommending the City Council adopt Zoning Amendment No. 2021-01 including whether the
project was subject to the California Environmental Quality Act (CEQA);
WHEREAS, after due consideration of all the items before it, the Planning Commission
found that Zoning Amendment No. 2021-01 is consistent with the General Plan, and recommend
the City Council adopt the proposed Ordinance and make an associated determination the proposed
Ordinance was not a “project” for the purposes of CEQA pursuant to Guideline Section
15061(b)(3); and
WHEREAS, the proposed Ordinance was presented to the Council for a public hearing
and consideration at its regular meeting of ____________, 2021; and
WHEREAS, Zoning Ordinance Amendment No. 2021-01 is consistent with the General
Plan; and
WHEREAS, after receiving the recommendation of the Planning Commission and
considering all public testimony and presentation by City Staff, the City Council waived the first
reading and introduced the proposed Ordinance; and
WHEREAS, the proposed Ordinance was again presented to the City Council for a public
hearing and consideration at its regular meeting of ____________, 2021; and
WHEREAS, the City Council now desires to waive the second reading and approve
Zoning Ordinance Amendment No. 2021-01 by adopting this Ordinance.
NOW, THEREFORE, THE CITY COUNCIL OF THE CITY SANGER DOES ORDAIN
AS FOLLOWS:
SECTION 1. The City Council of the City of Sanger finds that the above recitals are true and
correct and are incorporated herein by reference.
SECTION 2. Section 90-91 of Article II of Chapter 90 of the Sanger Municipal Code is
amended to read in its entirety as follows:
Sec. 90-91. - Establishment of zoning districts.
The zoning districts established by this zoning ordinance:
U-R

Urban reserve

RSC

Recreation, school and conservation

R-A

Single-family residential agriculture
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R-1-10

Single-family residential

R-1-7.5

Single-family residential

R-1-6

Single-family residential

RM-2.5

Low density multifamily residential

RM2.5(s)

Low density multifamily residential, one story

RM-1.5

Medium density multifamily residential

RM1.5(s)

Medium density multifamily residential, one story

RM-1

High density multifamily residential

T-P

Trailer park

C-P

Administrative and professional office

C-1

Neighborhood commercial

C-2

Community commercial

C-3

Central commercial

C-4

General commercial

C-M

Commercial and light manufacturing

M-L

Light manufacturing

M-H

Heavy manufacturing

RMU

Retail Mixed Use

C-5

Highway Commercial

SECTION 3. Article XXVIII is added to Chapter 90 of the Sanger Municipal Code to read as
follows:
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ARTICLE XXVIII. – RMU RETAIL-MIXED USE DISTRICT

Sec. 90-1107. - Purpose.
The RMU district is intended to build flexibility for future development to meet the
changing needs of the City and the marketplace by permitting combinations of commercial,
office and residential uses on the same site or within the same building.
Sec. 90-1108. - Uses permitted.
The following uses shall be permitted in the RMU district plus such other uses as the
commission may determine to be similar in nature and consistent with the intent of the
district as defined in section 90-611:
(1)
(2)
(3)

Accessory uses incidental to a permitted or conditionally permitted use existing
on the site.
Automated teller machine (stand alone or associated with a bank– subject to
development standards)
Automobile and motorized vehicle businesses, including:
a. Vehicle sales (autos, trucks, boats, recreational vehicles, travel trailers,
tractors, farm equipment), including on-site repair
b. Auto supply stores
c. Repair of automobiles and trucks, farm equipment, etc.
d. Car washes
e. Service stations (except those with a convenience store selling alcoholic
beverages require a Conditional Use Permit).
f. Tire shops
g. Vehicle leasing, renting

(4)

Banks and financial institutions

(5)

Business, professional and trade schools

(6)

Check cashing services

(7)

Clubs, lodges and meeting rooms

(8)

Day care, small and large family

(9)

Drainage basins
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(10) Feed stores and agricultural supply stores
(11) Funeral parlors/mortuaries
(12) Health/athletic clubs
(13) Hotels/motels
(14) Mixed-Use Developments (that combine commercial and residential uses that
are permitted in this zone) where residential components shall be subject to
zoning standards of the RM-1.5 (Medium Density Multiple-Family Residential)
District. The residential component of any mixed-use development shall be
limited to no more than forty-five percent of the site.
(15) Movie theaters
(16) Offices (administrative, business, medical, general, governmental and
professional)
(17) Personal Services Businesses. Commercial establishments that provide services
of a personal nature, including:
a. Barber and beauty shops
b. Cleaners
c. Fortune telling, hypnotists and palm reading
d. Locksmiths
e. Mail/delivery stores
f. Massage and physical therapy businesses practiced by individuals certified
by the State
g. Laundry (full and self-serve)
h. Music, dance, gymnastics and martial arts studios
i. Tattoo shops
(18) Retail stores and service establishments that supply commodities or services that
meet the needs of residents in the community. Permitted uses include:
a. Appliance sales and servicing
b. Bakeries, retail
c. Clothing, shoes, jewelry and accessory stores
d. Confectionary (candy) stores
e. Convenience grocery stores (except that stores selling alcoholic beverages
require a Conditional Use Permit)
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f. Florists
g. Food stores
h. Furniture stores/mattress shops and upholstery shops
i. Garden shops and nurseries
j. Gift shops
k. Gun shops
l. Hardware and home improvement stores
m. Health food stores
n. Hobby shops
o. Ice cream shops
p. Jewelry stores
q. Office supply stores
r. Pet shops
s. Pharmacy/drug stores
t. Photo studios and photographic supplies, art galleries
u. Sporting goods stores
v. Supermarkets
w. Tobacco stores
x. Toy stores
y. Variety stores
(19) Restaurants and cafes, including drive-thru and drive-in restaurants.
(20) Service stations, subject to the requirements detailed in Chapter 25-41 (Special
Uses).
(21) Social service and counseling centers
(22) Veterinarian offices, kennels, boarding facilities
(23) Video arcades
(24) Wholesale businesses

Sec. 90-1109. - Uses permitted subject to conditional use permit.
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The following uses shall be permitted in the RMU district subject to first securing a
conditional use permit as provided in sections 90-998 through 90-1001, plus such other
uses as the commission may determine to be similar in nature and consistent with the intent
of the district as specified in section 90-611:
(1) Bars and cocktail lounges.
(2) Cabinet shops, welding/blacksmith shops, signs shops, glass stores
(3) Convenience stores that sell alcoholic beverages
(4) Liquor Stores
(5) Microwave relay stations.
(6) Public parking lots or structures, subject to the provisions of sections 90-614,
90-615 and 90-884 through 90-889.
(7) Repair shops for electronics, appliances, upholstery, garden equipment, etc.
(8) Storage buildings, mini storage facilities
(9) Warehouses
(10) Water pump stations.

Sec. 90-1110. - Uses permitted subject to director's review permit.
The following uses shall be permitted in the RMU district subject to first securing a
director's review permit as provided in sections 90-1018 and 90-1019 plus such other uses
as the commission may determine to be similar in nature as specified in section 90-611:
(1) Temporary auto motor vehicle sales including autos, motorcycles, trucks,
recreational vehicles (RVs), boats, and farm equipment in parking lots of existing
shopping centers (limited to three days duration or less).
(4) Small collection facilities for recycled materials, subject to the provisions of
section 90-1095.

Sec. 90-1111. - Property development standards—Lot area; lot dimensions;
population density; building height; yards.
The following property development standards for lot area, lot dimensions, population
density, building height and yards, together with the property development standards in the
general conditions, section 90-881 et seq., shall apply to all land and structures in the RMU
district:
(1)

Lot area. No requirement.

(2)

Lot dimensions. No requirements.
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(3)
(4)

Population density. For residential portions of mixed-use developments there
may be one dwelling unit for each 1,500 square feet of lot area.
Building height.
a.

(5)

No building or structure erected in this district shall have a height greater
than 2½ stories, not to exceed 35 feet.

Yards.
a.

b.

c.

General yard requirements.
1.

All required yards shall extend the full width or depth of the lot and shall
be open from the ground to the sky, except as provided in subsection 90535(2)e.

2.

The required yard abutting a street shall be completely landscaped and
maintained.

3.

Except as provided in this subsection, all yards may be used for parking,
loading, or access to parking or loading.

Front yard.
1.

Each lot shall have a front yard of not less than twenty feet, except that
residential portions of mixed-use developments shall have a front yard
of not less than 15 feet.

2.

Where a RMU lot is adjacent to a residential district, the front yard shall
be equal to the largest adjacent residential front yard required for the
adjacent district; however, in no event need such front yard exceed 20
feet.

Side yard.
1.

For interior side yards there is no requirement except:
(a) where the RMU district abuts a residential district there shall be a
side yard on the RMU lot on the side abutting the residential district
of not less than ten feet, which shall be landscaped and maintained.
(b) Residential portions of mixed-use developments shall have a side
yard of not less than five feet for interior yards

2.
d.

For street side yards on corner lots there shall be a side yard of not less
than fifteen feet on the side abutting the street.

Rear yard. None required except:
(a) For residential portions of mixed-use developments there shall be a rear
yard of not less than 10 feet, which shall be landscaped and maintained.
(b) Where the rear of the RMU district abuts a residential district, there shall
be a rear yard of not less than 15 feet, which shall be landscaped and
maintained.
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Sec. 90-1112. - Same—Space between buildings; lot coverage; walls; off-street
parking; access; outdoor advertising; loading spaces; size of new district.
The following property development standards for space between buildings, lot
coverage, walls, off-street parking, access, outdoor advertising, loading spaces and size of
new district, together with the property development standards, section 90-881 et seq., shall
apply to all land and structures in the RMU district:
(1) Space between buildings. No requirements, except that buildings within
residential portions of mixed-use developments shall be set no less than ten feet
apart.
(2) Lot coverage. No requirements except that for residential portions of mixed-use
developments the maximum lot coverage by buildings and structures shall not
exceed 50 percent of the total lot area.
(3) Walls. None required other than along the boundaries between the RMU district
and abutting residential districts, in which case the requirements set forth in the
C-1 district, subsection 90-575(3), shall apply.
(4)

Off-street parking.
a.

For commercial uses, the general requirement for off-street parking spaces
and areas for commercial uses shall be six parking spaces per 1,000 square
feet of floor area.

b.

The requirement for multi-family residential portions of mixed-use
developments shall be 1.5 spaces per dwelling unit.

c.

The required parking shall be provided on the lot with the building or uses
being served.

d.

The special parking requirements and improvement and maintenance
standards of sections 90-884 through 90-889 shall apply as therein specified.

(5)

Access. The provisions of the C-1 district, subsection 90-575(5), shall apply.

(6)

Outdoor advertising. The provisions of section 90-891 (Signs) shall apply.

(7)

Loading spaces. The provisions of section 90-892 shall apply.

Sec. 90-1113. - Design Guidelines
All development shall comply with provisions of the Sanger Design Guidelines and the
Design Guidelines contained within the North Academy Corridor Master Plan (Issue Four:
Design Guidelines and Site Planning).

Sec. 90-1114. - Site plan review.
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Before any building or structure is erected, or any existing building or structure is
enlarged, on any lot in this district, a site plan review shall have been approved pursuant to
the provisions of sections 90-1009 through 90-1013.
Secs. 90-1115—90-1120. - Reserved.
SECTION 4. Article XXIX of Chapter 90 of the Sanger Municipal Code to read as follows:
ARTICLE XXIX. – C-5 HIGHWAY COMMERCIAL DISTRICT
Sec. 90-1121. - Purpose.
The C-5 district is intended to establish appropriate areas along Highway 180 for the
development of commercial uses that cater to the traveling public, such as restaurants,
service stations, lodging and complementary uses. Recognizing the high-profile location
of Highway Commercial properties and the city’s desire to project a positive, dynamic
image along the highway, property development should exhibit the highest level of design
quality, including architectural character, landscaping and screening.
Sec. 90-1122. - Uses permitted.
The following uses shall be permitted in the C-5 district plus such other uses as the
commission may determine to be similar in nature and consistent with the intent of the
district as defined in section 90-611:
(1)

Automobile service stations.

(2)

Banks and financial institutions.

(3)

Confectioneries.

(4)

Drugstores.

(5)

Fruit and vegetable stores.

(6)

Gift shops.

(7)

Hotels and motels

(8)

Ice cream parlors

(9)

Ice and food products dispensing machines (subject to development
standards).

(10)

Offices as a component of a permitted use.

(11)

Produce Sales

(12)

Restaurants, including those serving wine and beer with meals

(13)

Fast food and drive-in restaurants.
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(14)

Car washes.

(15)

Tire, battery and accessory parts retail sales and service stores.

(16)

Murals subject to the approval of a mural permit pursuant to section 90891(9).

Sec. 90-1123. - Uses permitted subject to conditional use permit.
The following uses shall be permitted in the C-2 district subject to first securing a
conditional use permit as provided in sections 90-998 through 90-1001, plus such other
uses as the commission may determine to be similar in nature and consistent with the intent
of the district as specified in section 90-611:
(1)

Bars and cocktail lounges.

(2)

Liquor Stores and convenience stores that sell alcoholic beverages.

(3)

Microwave relay stations.

(4)

Public parking lots or structures, subject to the provisions of sections 90614, 90-615 and 90-884 through 90-889.

(5)

Water pump stations.

Sec. 90-1124. - Uses permitted subject to director's review permit.
The following uses shall be permitted in the C-5 district subject to first securing a
director's review permit as provided in sections 90-1018 and 90-1019 plus such other uses
as the commission may determine to be similar in nature as specified in section 90-611:
(1)

Temporary auto motor vehicle sales including autos, motorcycles, trucks,
recreational vehicles (RVs), boats, and farm equipment in parking lots of
existing shopping centers (limited to three days duration or less).

(2)

Small collection facilities for recycled materials, subject to the provisions
of section 90-1095.

Sec. 90-1125. - Property development standards—Lot area; lot dimensions;
population density; building height; yards.
The following property development standards for lot area, lot dimensions, population
density, building height and yards, together with the property development standards in the
general conditions, section 90-881 et seq., shall apply to all land and structures in the C-5
district:
(1)

Lot area. No requirement.

(2)

Lot dimensions. No requirements.
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(3)

Population density. No requirements.

(4)

Building height.
a.

(5)

No building or structure erected in this district shall have a height greater
than two stories, not to exceed 35 feet.

Yards.
a.

b.

General yard requirements.
1.

All required yards shall extend the full width or depth of the lot and shall
be open from the ground to the sky, except as provided in subsection 90535(2)e.

2.

The required yard abutting a street shall be completely landscaped and
maintained.

Front yard.
1.

c.

d.

Each lot shall have a front yard of not less than thirty feet.

Side yard.
1.

None required for interior side yards, except where the C-5 district abuts
a residential district there shall be a side yard on the C-5 lot on the side
abutting the residential district of not less than ten feet, which shall be
landscaped and maintained.

2.

On corner lots there shall be a side yard of not less than twenty feet on
the side abutting the street, which shall be landscaped and maintained.

Rear yard. None required except where the rear of the C-5 district abuts a
residential district, there shall be a rear yard of not less than 20 feet, of which
five feet shall be landscaped and maintained.

Sec. 90-1126. - Same—Space between buildings; lot coverage; walls; off-street
parking; access; outdoor advertising; loading spaces; size of new district.
The following property development standards for space between buildings, lot
coverage, walls, off-street parking, access, outdoor advertising, loading spaces and size of
new district, together with the property development standards, section 90-881 et seq., shall
apply to all land and structures in the C-5 district:
(1)

Space between buildings. No requirements.

(2)

Lot coverage. No requirements.

(3)

(4)
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a.

The general requirement of off-street parking spaces and areas shall be six
parking spaces per 1,000 square feet of floor area.

b.

The required parking shall be provided on the lot with the building or uses
being served.

c.

The special parking requirements and improvement and maintenance
standards of sections 90-884 through 90-889 shall apply as therein specified.

(5)

Access. The provisions of the C-1 district, subsection 90-575(5), shall apply.

(6)

Outdoor advertising. The provisions of section 90-891 (Signs) shall apply.

(7)

Loading spaces. The provisions of section 90-892 shall apply.

Sec. 90-1127. - Design Guidelines
All development shall comply with provisions of the Sanger Design Guidelines and the
Design Guidelines contained within the North Academy Corridor Master Plan (Issue Four:
Design Guidelines and Site Planning).

Sec. 90-1128. - Site plan review.
Before any building or structure is erected, or any existing building or structure is
enlarged, on any lot in this district, a site plan review shall have been approved pursuant to
the provisions of sections 90-1009 through 90-1013.
Secs. 90-1129—90-1135. - Reserved.
SECTION 5. Severability. If any section, subsection, sentence, clause, phrase, or portion of
this ordinance is, for any reason, held to be invalid or unconstitutional by the decision of any court
of competent jurisdiction, such decision shall not affect the validity of the remaining portions of
this ordinance. The City Council hereby declares that it would have adopted this ordinance and
each section, subsection, sentence, clause, phrase, or portion thereof, irrespective of the fact that
any one or more sections, subsections, sentences, clauses, phrases, or portions thereof may be
declared invalid or unconstitutional.
SECTION 6. CEQA The City has performed a preliminary environmental assessment of
Zoning Ordinance Amendment No. 2021-01, and, pursuant to California Environmental Quality
Act (CEQA) Guidelines Section 15063(b)(3), the City Council determines with certainty that there
is no possibility that this project may have a significant effect on the environment. The Zoning
Ordinance Amendment merely implements the existing standards set by the General Plan, which
was environmentally assessed, and is an action that would maintain the existing baseline
established by the General Plan. Further, the standards would further serve to promote protections
for the public health, safety, and welfare (including the environment), and any subsequent project
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developing consistent the Zoning Ordinance Amendment would be required to comply with CEQA
at that time. Therefore, the City Council finds this project is not subject to CEQA.
SECTION 7. Effective Date. This ordinance shall become effective thirty days after its adoption
except that it shall not apply to any pending abatement action or proceeding submitted to the
Planning Commission for consideration prior to March 1, 2021.
SECTION 8. Publication. The City Clerk is authorized to cause this ordinance or a summary of
this ordinance to be published in a newspaper of general circulation in the City of Sanger, within
fifteen days after its adoption. If a summary of the ordinance is published, the City Clerk shall
cause a certified copy of the full text of the proposed ordinance to be posted at City Hall at least
five days prior to the meeting at which the ordinance is adopted and again after the meeting at
which it is adopted. The ordinance shall become effective thirty days after its adoption.
The foregoing ordinance was introduced at a regular meeting of the City Council of the City of
Sanger held on _____________, and was passed and adopted at a regular meeting of the City
Council held on _________________ by the following vote:
AYES:
NOES:
ABSENT:
ABSTAIN:
ATTEST:

APPROVED:

Rebeca Ramirez
City Clerk

Eli Ontiveros, Mayor
City of Sanger
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TO:

Sanger Planning Commission

FROM:

David Brletic, Senior Planner

SUBJECT:

Public Hearing
Zoning Ordinance Amendment No. 2021-02 (Pre-zoning of Master Plan
Area). A resolution of the Planning Commission Recommending the City
Council adopt a finding of consistency with the 2035 General Plan and
corresponding Environmental Impact Report, and adopt pre-annexation
zoning for the North Academy Corridor Master Plan area.

ATTACHMENTS:
1. Planning Commission Resolution No. 2021-05.
RECOMMENDATION:
Receive staff’s report and conduct public hearing.
Adopt Resolution No. 2021-05,
recommending the City Council of the City of Sanger Pre-Zone the North Academy Corridor
Master Plan project area and adopt a finding of consistency for the same.
EXECUTIVE SUMMARY:
The City of Sanger has adopted the 2035 General Plan and North Academy Corridor Master
Plan, is processing Zoning Ordinance Amendment No. 2021-01 to add the C–5 and RMU zone
district to the Zoning Ordinance, and is in the process of initiating annexation of the North
Academy Corridor Master Plan Area.
Prior to annexation of the North Academy Corridor Master Plan Area, the City is required to
“prezone” the property, which requires a City of Sanger zone district designation be applied to
the parcels proposed to be annexed. Zoning Ordinance Amendment No. 2021-02 applies City of
Sanger zone designations, compliant with the 2035 General Plan, to all parcels proposed to be
annexed.
BACKGROUND:
The Planning Commission of the City of Sanger has recommended the City Council of the City
of Sanger annex the North Academy Corridor Master Plan Area. Annexation from the County of
Fresno into the City of Sanger requires that a City of Sanger zoning designation be applied to all
parcels proposed to be annexed.
The proposed annexation area consists of the following acreage and corresponding General Plan
Land Use Designations:
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General Commercial approximately 98.01+ acres to General Commercial.
Highway Commercial approximately 43.08+ acres to Highway Commercial.
Retail Mixed Use approximately 90.68+ acres to Retail Mixed Use.
Public Facilities approximately 29.99+ acres to Public Facilities.

The corresponding zone district for the “General Commercial” 2035 General Plan designation is
C–4. The corresponding zone district for the “Highway Commercial” 2035 General Plan
designation is C–5. The corresponding zone district for the “Retail Mixed Use” 2035 General
Plan designation is RMU. The corresponding zone district for the “Public Facilities” 2035
General Plan designation is RSC.
The parcel numbers, acreage, and proposed zone designation are as follows:
Parcels to be Pre-Zoned RMU:
APN 314-063-25
39.4 acres (portion)
APN 314-063-26
3.64 acres
APN314-063-27
15.29 acres
APN 314-063-40S
29.92 acres
APN 314-063-51S
2.43 acres (portion)
Parcels to be Pre-Zoned C–5:
APN 314-063-43ST
.01 acres
APN 314-063-44S
5.69 acres
APN 314-063-54S
1.27 acres
APN 314-063-55S
3.36 acres
APN 314-070-37
.44 acres
APN 314-070-38
.29 acres
APN 314-070-40
19.48 acres
APN 314-070-49
6.11 acres
APN 314-070-57
6.43 acres
Parcels to be Pre-Zoned C–4:
APN 314-070-33
19.40 acres
APN 314-070-34
17.93 acres
APN 314-090-04
15.33 acres
APN 314-090-05
16.85 acres
APN 314-090-39
4.76 acres
APN 314-090-38
4.76 acres
APN 314-090-48
1.31 acres
APN 314-090-51
1.84 acres
APN 314-090-52
2.20 acres
APN 314-090-53
6.31 acres (portion)
APN 314-090-58
4.10 acres
APN 314-090-59
3.22 acres
Parcels to be Pre-Zoned RSC:
APN 314-063-39S
15 acres (portion)
APN 314-070-35T 4.59 acres
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10.4 acres (portion)

ENVIRONMENTAL ANALYSIS
The City of Sanger has conducted an environmental analysis of the proposed pre-zoning and it
has been determined to be consistent with the 2035 General Plan and Environmental Impact
Report (EIR) (SCH #2018031047) certified by the City for the General Plan. Staff recommends
the Planning Commission recommend the City Council adopt a Finding of Consistency with the
EIR for this project.
REASON FOR RECOMMENDATION:
Zoning Ordinance Amendment No. 2021-02 will bring the zoning map into compliance with the
2035 General Plan land use designations for the project area. Zoning Ordinance Amendment
No. 2021-02 is a component of the effort to implement the goals of the 2035 General Plan and
North Academy Corridor Master Plan.
FISACAL IMPACT:
No direct fiscal impact.
ALTERNATIVES:
Do not recommend approval of Zoning Ordinance Amendment No. 2021-02.
ACTIONS FOLLOWING APPROVAL:
Following City of Sanger Planning Commission approval of Resolution No. 2021-06,
recommending the City Council of the City of Sanger, the recommendation will be forwarded to
the City Council of the City of Sanger for consideration.
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CITY OF SANGER
PLANNING COMMISSION

RESOLUTION NO. 2021-05
A RESOLUTION OF THE CITY OF SANGER PLANNING COMMISSION
RECOMMENDING THAT THE CITY COUNCIL OF THE CITY OF SANGER
ADOPT AN ORDINANCE 1) APPROVING A FINDING OF CONSISTENCY
WITH THE 2035 GENERAL PLAN AND ENVIRONMENTAL IMPACT
REPORT (EIR); AND 2) ADOPTING PRE-ANNEXATION ZONING FOR THE
NORTH ACADEMY MASTER PLAN AREA FOR APPROXIMATELY 285
ACRES OF LAND GENERALLY CENTERED ALONG ACADEMY AVENUE
FROM THE NORTHERN CITY LIMITS TO STATE HIGHWAY 180.
WHEREAS, California Government Code Section 65300 requires the City to adopt a
comprehensive, long-term general plan for the City’s physical development and for any land
outside City boundaries which bear relation to the City’s planning; and
WHEREAS, in 2020 the City Council of the City of Sanger adopted the 2035 General
Plan as a comprehensive update to the City’s then-existing General Plan; and
WHEREAS, as part of this process the City of Sanger adopted the North Academy
Corridor Master Plan (“Master Plan”), which further implemented the 2035 General Plan update
and certified an Environmental Impact Report (EIR) for the update; and
WHEREAS, the Master Plan area is currently within the jurisdiction of the County of
Fresno, but is within the City of Sanger’s Sphere of Influence; and
WHEREAS, the Master Plan area contains an approximate gross acreage of 285+ acres
(area including right of way) and contains 29 existing parcels containing approximately 261.76+
acres within the City’s existing Sphere of Influence, and is generally centered along Academy
Avenue, from the northern city limits to State Highway 180; and
WHEREAS, the Sphere of Influence defines those areas the City may annex for future
urban development; and
WHEREAS, Fresno County has zoned most of the Master Plan area for Agriculture (AE20), with General Commercial (C-6) designations at the southwest and southeast corner of the
intersection of Highway 180 and Academy Avenue; and
WHEREAS, the Master Plan area is proposed to be annexed into the City limits of Sanger
and thus the Master Plan area is proposed be pre-zoned to match the proposed land use designations
of the 2035 General Plan; and
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WHEREAS, the Master Plan designates the area with the following proposed pre-zoning
designations: i) approximately 98.01+ acres to General Commercial (C-4); ii) Approximately
43.08+ acres to Highway Commercial (C-5); iii) approximately 90.68+ acres to Retail Mixed Use
(RMU); and iv) approximately 29.99+ acres to Public Facilities (RSC); and
WHEREAS, California Government Code subdivision 65859 (a) states, a city may prezone unincorporated territory to determine the zoning that will apply to that territory upon
annexation to the city. The zoning shall become effective at the same time that the annexation
becomes effective; and
WHEREAS, the City desires to pursue annexation and a sphere of influence (SOI) and
adopt pre-annexation zoning for the North Academy Corridor Master Plan Area; and
WHEREAS, the City has conducted an environmental analysis of the project and has been
determined to be a project that is consistent with the 2035 General Plan and EIR certified by the
City for the General Plan; and
WHEREAS, the Planning Commission held a duly-noticed public hearing on April 22,
2021, at which time all interested parties were given an opportunity to be heard and present
evidence; and
WHEREAS, after due consideration of all the items before it, the Planning Commission
now desires to recommend the City Council adopt an ordinance approving a Finding of
Consistency with the City General Plan and EIR, and to adopt pre-annexation zoning for the North
Academy Master Plan Area by adopting Zone Amendment No. 2021-02.
NOW, THEREFORE, BE IT RESOLVED the Planning Commission of the City of
Sanger as follows:
1. Recitals. The Planning Commission hereby finds that all of the facts set forth in the recitals
above are true and correct and incorporated herein.
2. CEQA.
The Planning Commission recommends the City Council find the project is
consistent with the Environmental Impact Report (EIR) (SCH #2018031047) certified by the
City for the 2035 General Plan. The EIR analyzed the impacts of development anticipated in
the Master Plan area. The 2035 General Plan and its EIR specifically contemplated both
annexation and change of zone designations for properties whose land use designations were
changed under the 2035 General Plan, and identified such actions as being subject to
streamlining under CEQA based on consistency with those documents. The impacts associated
with both the pre-zone and annexation were previously analyzed in the EIR. The Planning
Commission further recommends the City Council find that there is no substantial new
evidence in the record that this project may have additional significant impacts that were not
analyzed as significant adverse effects in the EIR. Additionally, there is no substantial new
evidence of potentially significant off-site impacts and cumulative impacts that were not
discussed in the EIR, and no potentially significant adverse effects peculiar to the project.
Finally, the City Council is recommended to find that there are no previously identified
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significant effects, which as a result of substantial new information which was not known at
the time the EIR was certified, that have a more severe adverse impact than assessed in the
EIR. Given the forgoing, the Planning Commission recommends the City Council adopt a
Finding of Consistency for this project.
3. General Plan Consistency. The Planning Commission finds that the pre-annexation zoning is
consistent with the goals, objectives, and policies of the Sanger General Plan, including the
North Academy Corridor Master Plan. In this regard, the Planning Commission recommends
the City Council find that public necessity, convenience, general welfare, or good zoning
practices justify adoption of Zone Amendment No. 2021-02. Specifically, the pre-zoning
change is consistent with the General Plan goals and policies, any operative plan, or adopted
policy, and specifically implements the planned land uses in the Master Plan area. The change
is also consistent with the purpose of the Development Code to promote the growth of the city
in an orderly and sustainable manner, and to promote and protect the public health, safety,
peace, comfort, and general welfare. The change is also necessary for good zoning practices
to achieve the balance of land uses desired by the City and to provide sites for needed retail,
commercial, and public facilities, consistent with the General Plan including the Master Plan.
4. Recommendation for Approval. The Planning Commission recommends to the City Council
adopt an ordinance approving a Finding of Consistency with the City General Plan and
Environmental Report (EIR), and adopting pre-annexation zoning for the North Academy
Master Plan Area as set forth in Exhibits “A” and “B.”
5. Effective Date. This Resolution shall take effect immediately.
* * * * *
I HEREBY CERTIFY that the foregoing is a full, true, and correct copy of a Resolution
duly and regularly adopted and passed by the Planning Commission of the City of Sanger,
California, at a meeting held on the ___ th day of _____, 2021, by the following vote:
AYES:
NOES:
ABSENT:
Dated:
David Brletic,
Secretary of the Planning Commission
of the City of Sanger

Exhibit A: North Academy Corridor Master Plan – Proposed Zoning
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Exhibit B: North Academy Corridor Master Plan Annexation – Proposed Zoned District (By
Parcel)
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EXHIBIT “A”
North Academy Corridor Master Plan
Proposed Zoning

01236.0105/711019.1

EXHIBIT “B”
North Academy Corridor Master Plan Annexation
Proposed Zone District (By Parcel)
1. 314-063-25
2. 314-063-26
3. 314-063-27
4. 314-063-39S
5. 314-063-40S
6. 314-063-43ST
7. 314-063-44S
8. 314-063-51S
9. 314-063-54S
10. 314-063-55S
11. 314-070-33
12. 314-070-34
13. 314-070-35T
14. 314-070-37
15. 314-070-38
16. 314-070-40
17. 314-070-49
18. 314-070-57
19. 314-090-04
20. 314-090-05
21. 314-090-39
22. 314-090-38
23. 314-090-48
24. 314-090-51
25. 314-090-52
26. 314-090-53
27. 314-090-53
28. 314-090-58
29. 314-090-59
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39.4 acres (portion)
3.64 acres
15.29 acres
15 acres (portion)
29.92 acres
.01 acres
5.69 acres
2.43 acres (portion)
1.27 acres
3.36 acres
19.40 acres
17.93 acres
4.59 acres
.44 acres
.29 acres
19.48 acres
6.11 acres
6.43 acres
15.33 acres
16.85 acres
4.76 acres
4.76 acres
1.31 acres
1.84 acres
2.20 acres
6.31 acres (portion)
10.4 acres (portion)
4.10 acres
3.22 acres

RMU
RMU
RMU
RSC
RMU
C–5
C–5
RMU
C–5
C–5
C–4
C–4
RSC
C–5
C–5
C–5
C–5
C–5
C–4
C–4
C–4
C–4
C–4
C–4
C–4
C–4
RSC
C–4
C–4
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Planning Commission
Meeting of April 22, 2021

TO:

Sanger Planning Commission

FROM:

David Brletic, Senior Planner

SUBJECT:

Public Hearing
Resolution Recommending the City Council Initiation of Annexation of
North Academy Corridor Master Plan Area

ATTACHMENTS:
1. Location Map
2. Planning Commission Resolution No. 2021-06
RECOMMENDATION:
Receive staff’s report and conduct public hearing.
Adopt Resolution No. 2021-06,
recommending initiating annexation of the North Academy Corridor Master Plan Area and a
Finding of Consistency with the General Plan EIR.
EXECUTIVE SUMMARY:
The City of Sanger has adopted the 2035 General Plan Update and North Academy Corridor
Master Plan. The North Academy Corridor Master Plan is intended to guide urban development
within the planning area centered on Academy Avenue, north of the existing Sanger city
boundary, extending to the intersection of Academy Avenue and Highway 180. The annexation
and development of this corridor was selected by the Sanger City Council as one of its top land
use goals for action.
BACKGROUND:
The Planning Commission of the City of Sanger is advisory to the City Council of the City
Sanger. Adoption of the 2035 General Plan, North Academy Corridor Master Plan,
corresponding Zoning Ordinance Amendment, and subsequent pre-zoning of the project area all
require review and recommendation by Planning Commission of the City of Sanger. Initiation of
annexation does not require review and recommendation Planning Commission of the City of
Sanger but is in keeping with the Planning Commission of the City of Sanger comprehensive and
consistent involvement with land use policy for the City of Sanger.
The North Academy Corridor Master Plan area is currently within the jurisdiction of the County
of Fresno, but is within the City of Sanger’s Sphere of Influence. Annexation from the County
of Fresno into the City of Sanger is guided by a Memorandum of Understanding between the
City of Sanger and Fresno County. The MOU provides that cities may seek the annexation of
lands within its Sphere of Influence provided they prepare a Master Plan for the imminent
01236.0105/711407.1
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development of commercial and industrial lands. The North Academy Corridor Master Plan has
designated the proposed annexation area for commercial development.
The proposed annexation area consists of approximately 285 total acres (this acreage includes
right-of-way). Approximately 262 acres of the land being annexed will have the following
corresponding General Plan Land Use Designations:
-

General Commercial approximately 98.01± acres.
Highway Commercial approximately 43.08± acres.
Retail Mixed Use approximately 90.68± acres.
Public Facilities approximately 29.99± acres.

ENVIRONMENTAL ANALYSIS
The City of Sanger has conducted an environmental analysis of the proposed annexation and it
has been determined to be consistent with the 2035 General Plan and Environmental Impact
Report (EIR) (SCH #2018031047) certified by the City for the General Plan. Staff recommends
the Planning Commission recommends the City Council adopt a Finding of Consistency with the
EIR for this project.
REASON FOR RECOMMENDATION:
Implement the goals of the 2035 General Plan and North Academy Corridor Master Plan.
FISACAL IMPACT:
No direct fiscal impact.
ALTERNATIVES:
Do not recommend initiation of annexation.
ACTIONS FOLLOWING APPROVAL:
Following Planning Commission approval of Resolution No. 2021-05, the recommendation for
annexation of the North Academy Corridor Master Plan Area will be forwarded to the City
Council of the City of Sanger for consideration.
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CITY OF SANGER
PLANNING COMMISSION

RESOLUTION NO. 2021-06

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF SANGER
RECOMMENDING THE CITY COUNCIL OF THE CITY OF SANGER INITIATE
ANNEXATION FOR THE NORTH ACADEMY CORRIDOR MASTER PLAN AREA
WHEREAS, the Cortese-Knox-Hertzberg Local Government Reorganization Act of 2000,
Division 3, commencing with Section 56000 of the California Government Code, requires
initiation for a proposed change of organization; and
WHEREAS, the specific changes of organization requested consists of annexation to the
City of Sanger and detachment from the County of Fresno of the area known as the North Academy
Corridor Master Plan (“Master Plan”); and
WHEREAS, the territory proposed to be changed is inhabited, containing more than 12
registered voters, and the City of Sanger will contact the County Elections Officer prior to
forwarding to the City Council; and
WHEREAS, a written description and map of the boundaries of the territory is set forth in
Exhibits “A” and “B” attached hereto and by this reference incorporated herein; and
WHEREAS, this proposal is consistent with the sphere of influence of the City of Sanger;
and
WHEREAS, the City has an agreement with the County of Fresno to comply with Revenue
and Tax Code section 99 regarding property tax revenue transfer upon annexation, which MOU
includes standards of annexations; and
WHEREAS, the City does not propose any specific term and conditions for the proposed
reorganization; and
WHEREAS, the reasons for this proposed allow for the implementation of recentlyadopted City of Sanger 2035 General Plan, which was a comprehensive update to the City’s thenexisting General Plan; and
WHEREAS, as part of this process the City of Sanger adopted the Master Plan, which
further implemented the 2035 General Plan update, and certified an Environmental Impact Report
(EIR) (SCH #2018031047) for the update; and
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WHEREAS, the Master Plan area contains approximately 29 parcels containing
approximately 261.76+ (approximately 285+ acres including right of way) within the City’s
existing Sphere of Influence, and is generally centered along Academy Avenue, from the northern
city limits to State Highway 180 (see Exhibit A); and
WHEREAS, the City has conducted an environmental analysis of the proposed
annexation, which is a project that is consistent with the 2035 General Plan and EIR; and
WHEREAS, the Planning Commission held a public hearing on April 22, 2021, to
consider a recommendation to the City Council regarding annexation of the Master Plan area; and
WHEREAS, in conjunction with the public hearing the Planning Commission has
considered a recommendation of pre-annexation zoning for the Master Plan area, consistent with
the Master Plan and the General Plan; and
WHEREAS, after due consideration of all the items before it, the Planning Commission
now desires to adopt this Resolution recommending to the City Council initiate the annexation of
the Master Plan area.
NOW, THEREFORE, BE IT RESOLVED the Planning Commission of the City of
Sanger as follows:
1. Recitals. The Planning Commission hereby finds that all of the facts set forth in the recitals
above are true and correct and incorporated herein.
2. CEQA.
The Planning Commission recommends the City Council find the project is
consistent with the Environmental Impact Report (EIR) (SCH #2018031047) certified by the
City for the 2035 General Plan. The EIR analyzed the impacts of development anticipated in
the Master Plan area. The 2035 General Plan and its EIR specifically contemplated both
annexation and change of zone designations for properties whose land use designations were
changed under the 2035 General Plan, and identified such actions as being subject to
streamlining under CEQA based on consistency with those documents. The impacts associated
with both the pre-zone and annexation were previously analyzed in the EIR. The Planning
Commission further recommends the City Council find that there is no substantial new
evidence in the record that this project may have additional significant impacts that were not
analyzed as significant adverse effects in the EIR. Additionally, there is no substantial new
evidence of potentially significant off-site impacts and cumulative impacts that were not
discussed in the EIR, and no potentially significant adverse effects peculiar to the project.
Finally, the City Council is recommended to find that there are no previously identified
significant effects, which as a result of substantial new information which was not known at
the time the EIR was certified, that have a more severe adverse impact than assessed in the
EIR. Given the forgoing, the Planning Commission recommends the City Council adopt a
Finding of Consistency for this project.
3. General Plan Consistency. The Planning Commission finds that the annexation is consistent
with the goals, objectives, and policies of the Sanger General Plan, including the North
Academy Corridor Master Plan.
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4. Recommendation for Approval. Based on the information provided above the Planning
Commission recommends to the City Council of Sanger to initiate annexation for the entire
North Academy Corridor Master Plan, by adopting a resolution of application requesting the
Local Agency Formation Commission of Fresno County to initiate proceedings for the change
of organization of territory as described in Exhibits “A” and “B” in the manner provided by
the Cortese-Knox-Hertzberg Local Government Reorganization Act of 2000. The Planning
Commission recommends the City Council directs the City Manager to take all necessary steps
to submit a complete application for the proposed annexation, including preparation and
submittal of all LAFCO required forms, documents and studies and payment of all required
fees, in accordance with any applicable agreement with the County of Fresno governing the
same. The Planning Commission further recommends that the City shall, at least thirty days
prior to filing any annexation proposal with the Fresno Local Agency Formation Commission,
notify the County of Fresno of the City’s intention to file such proposal and the date upon
which City expects such proposal to be filed.
5. Effective Date. This Resolution shall take effect immediately.
* * * * *
I HEREBY CERTIFY that the foregoing is a full, true, and correct copy of a Resolution
duly and regularly adopted and passed by the Planning Commission of the City of Sanger,
California, at a meeting held on the ___ th day of _____, 2021, by the following vote:
AYES:
NOES:
ABSENT:
Dated:
David Brletic,
Secretary of the Planning Commission
of the City of Sanger

Exhibit A: North Academy Corridor Master Plan – Proposed Area of Annexation
Exhibit B: North Academy Corridor Master Plan Annexation – Parcels Proposed to be Annexed
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EXHIBIT “A”
North Academy Corridor Master Plan
Proposed Area of Annexation
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EXHIBIT “B”
North Academy Corridor Master Plan Annexation
Parcels to be Annexed
1. 314-063-25
2. 314-063-26
3. 314-063-27
4. 314-063-39S
5. 314-063-40S
6. 314-063-43ST
7. 314-063-44S
8. 314-063-51S
9. 314-063-54S
10. 314-063-55S
11. 314-070-33
12. 314-070-34
13. 314-070-35T
14. 314-070-37
15. 314-070-38
16. 314-070-40
17. 314-070-49
18. 314-070-57
19. 314-090-04
20. 314-090-05
21. 314-090-39
22. 314-090-38
23. 314-090-48
24. 314-090-51
25. 314-090-52
26. 314-090-53
27. 314-090-53
28. 314-090-58
29. 314-090-59
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39.4 acres (portion)
3.64 acres
15.29 acres
15 acres (portion)
29.92 acres
.01 acres
5.69 acres
2.43 acres (portion)
1.27 acres
3.36 acres
19.40 acres
17.93 acres
4.59 acres
.44 acres
.29 acres
19.48 acres
6.11 acres
6.43 acres
15.33 acres
16.85 acres
4.76 acres
4.76 acres
1.31 acres
1.84 acres
2.20 acres
6.31 acres (portion)
10.4 acres (portion)
4.10 acres
3.22 acres

RMU
RMU
RMU
RSC
RMU
C–5
C–5
RMU
C–5
C–5
C–4
C–4
RSC
C–5
C–5
C–5
C–5
C–5
C–4
C–4
C–4
C–4
C–4
C–4
C–4
C–4
RSC
C–4
C–4
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CITY OF SANGER
Planning Commission
Meeting of April 22, 2021

TO:

Sanger Planning Commission

FROM:

David Brletic, Senior Planner

SUBJECT:

On-going List of Future Planning Commission Items

FOR INFORMATIONAL PURPOSE:
Staff list of future items:
1. Review of Entitlement Applications
2. Housing Element Update Annual Progress Report
3. Pre-Zone and Annexation of North Academy Corridor Master Plan
4. Comprehensive Zoning Ordinance Update
5. Utility Master Plans – Review of Development Impact Fees
6. Review of Design Standards and Guidelines.
Planning Commission list of future items:
1. Rules and Procedures
2. Downtown Revitalization.
3. Creating a new City Committee for Design and Architecture.
4. Planning Commission communication with the public.
5. Outdoor dining.

