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CHAPTER

1

HUMAN ENVIRONMENT

A. HISTORY
Prior to European settlers and agricultural development of the Sanger area, the region was
inhabited by the Yokut native American tribe. These people inhabited the southern end of the
San Joaquin Valley (and adjoining foothills and mountains) generally from the Fresno River
(near Madera) in the north, to the Tehachapi Mountains in the south.
In the Sanger area abundant natural resources were available due to the presence of the Kings
River which supported a vast oak woodland and wildlife. The river also provided a means of
travel by canoe. During the cooler time of the year tribes stayed along the river and adjoining
areas, while during the hot summer months they would move to the higher elevations to escape
the heat.
The archaeological record indicates that there was a dry climatic interval between A.D. 1000 and
1500 followed by a more favorable climatic period in which the bow-and-arrow came into use
and acorns and small game became the staple of the diet. A large number of Late Prehistoric
sites, identified with the Yokuts language family, indicate a population expansion after about
A.D. 1500 in the southern and central portions of the San Joaquin Valley.
As Europeans began to enter the valley in the late 1700s native American tribes were decimated
due to their lack of resistance to diseases carried by the white population – particularly smallpox.
Entire Indian villages were vacated as residents died from these diseases or left in an effort to get
away.
By the late 1800s the Southern Pacific Railroad had surveyed the area east of Fresno for a
railroad line and in 1887 elected to build a new depot in the area that would become Sanger - at
what is now the corner of Seventh and L Streets - on a railroad line connecting Fresno to the
southeast side of the San Joaquin Valley. This area was beginning to develop as an important
agricultural area that needed facilities with which to ship products to market. The depot still

1-1

PART II: Community Profile

2030 Sanger General Plan

Chapter 1: Human Environment

exists today as a museum. Sanger was named after
Joseph Sanger, Jr. an early official with the railroad.
The railroad also provided a means to ship lumber
that was being milled from trees logged in the Sierra
Nevada mountains east of the community. A logging
company built a flume that transported logs from
Sequoia Lake nearly 55 miles to the valley floor at
Sanger, where a sawmill cut the wood into lumber.
The flume was the longest in the world.

Looking west along Seventh Street from N
Street in downtown Sanger, around 1890.

A post office was established in Sanger in 1888 and the city incorporated in 1911. Lumber
operations ceased in the 1920’s but this activity was replaced by the bountiful output of the
surrounding agricultural industry, with citrus, grapes and dairying being leading products.
Numerous packing houses were built along the railroad to process and ship produce from the
area.
In 1926 President Coolidge designated the General Grant tree in what would become Kings
Canyon National Park as the nation’s Christmas tree. In 1949 Sanger was designated the
nation’s Christmas Tree City by the U.S. Postal Department. Every December the Sanger
Chamber of Commerce leads a Trek to the Tree where a wreath is placed in honor of fallen
soldiers.
Sanger continued to grow and over time many new buildings were constructed, including
schools, churches, banks, stores, restaurants, packinghouses, warehouses, homes and apartments.
By 1950 the population had reached 6,400 and by the year 2010 the population nearly
quadrupled, reaching nearly 25,000 persons.
In 2012 State Highway 180 was converted to a four lane expressway with future plans to convert
it to a freeway. Sanger is now the third most populous of Fresno County’s 15 cities and serves as
the gateway to Kings Canyon National Park and the surrounding mountain recreation areas.
There are four structures in Sanger that are designated as historically valuable by the Fresno
County Registry of Historic Sites. These include the Women’s Club building (the original
YMCA facility), the Sanger Depot museum (the oldest building in the City), the Sanger First
Unified Methodist Church and the Miller House (now The Blossom Trail Bed and Breakfast).
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B. POPULATION
Sanger’s population has shown a steady increase during the last 30 years. The population in 2015
stood at 25,128, compared to 18,931 persons in 2000. Population growth is one of the central
factors for establishing policies and determining new areas for development. For purposes of
preparing the General Plan, population projections were developed representing low, medium
and high estimates.
Chart 1-1
Population Estimates, 2000-2015

Source: U.S. Census Bureau, California Department of Finance, Collins & Schoettler, 2016.
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Chart 1-2: Population Growth Projections
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Source: Collins & Schoettler, 2018

Chart 1-2 shows various population projections for Sanger beginning in 2015 and extending 20
years through 2035. These projections are based on past actual growth rate over various periods
in Sanger’s recent history, and represent projections of “low”, “medium”, and “high” amounts,
as follows:
The Low Rate is 1.24% per year and is based on Sanger’s growth rate from the years 2005 to
2015. Sanger has observed this “low” growth rate since the economic depression that occurred
in the mid-2000’s after the mortgage crisis and worldwide financial melt down. Projecting this
rate to the year 2035 would result in an increase of about 10,000 residents over Sanger’s existing
population.
The Medium Rate is 2.82% per year, and is based on Sanger’s growth rate from the years 2000
to 2010. This rate included years of high and low growth rates observed during significant
residential building and the years immediately after the economy crashed. Applying this growth
rate would increase the population by about 18,700 persons by the year 2035.
The High Rate is 3.6% per year and is based on Sanger’s growth rate from the years 2000 to
2005. This was the period of greatest residential growth in Sanger, however it ultimately proved
1-4
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unsustainable. This rate of growth would result in an increase of about 25,850 persons – more
than doubling Sanger’s existing population.
As shown above, using various rates of growth, Sanger’s population by the year 2035 could
range from about 35,000 to nearly 51,000. Given the rates of growth during the early 2000’s
were not sustainable this General Plan proposes a lower growth rate of 1.7% – which is midway
between the “low” and “medium” rates that are reviewed above. Using this growth rate results
in population projections shown below:
Chart 1-3: Population Projection – 1.7% Per Year
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The selected growth rate of 1.7% per year results in a year 2035 population of over 35,200
residents.
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C. SOCIOECONOMIC CONDITIONS
Income
The median household income in Sanger in 2012 (the most recent year for which data are
available) was $40,761. Sanger’s income level was 9th out of Fresno County’s 15 cities and
below the County median of $45,741, and significantly less than the California median of
$61,400.
Retail Sales
Taxable sales are an indicator of a city’s economic vitality. A common measure is the per capita
taxable sales. This is the amount of taxable sales generated by a city in a given year, divided by
the city’s population.
A city with a high per capita taxable sales figure generally reflects a community with numerous
retail and/or durable goods commercial establishments or citizens with higher purchasing power.
Chart 1-4 shows per capita taxable sales for Sanger and several other cities in Fresno County.
For the year 2012 Sanger’s sales tax was $6,668 per person. In other words, for each resident,
the City’s retail and other commercial outlets generated $6,668 of sales taxes. In terms of
comparison to nearby cities, Sanger generated more sales tax revenues than Reedley and Parlier,
but less than Kingsburg, and significantly less than Selma and Fowler (which boast auto
dealerships, lodging, restaurants and location on Freeway 99).
Sales tax revenues are important because they support the City’s general fund, which pays for
services like police and fire safety. It is critical for the City to attract uses that generate sales
taxes in order to be able to fund adequate services. From a planning standpoint it is important to
have available land for commercial uses, and to maintain an attractive, well-managed community
that these businesses will find desirable.
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Chart 1-4
Per Capita Taxable Sales, 2012
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Employment
The greatest employment category in Sanger is related
to education and health care – employing over 22% of
the workforce.
Agriculture employs the second
greatest percentage at 18%. Other major categories
include manufacturing (8%), retail (8%) and wholesale
(7%). While agriculture is a significant component of
the workforce, this sector can be vulnerable to a
variety of issues, including water supply, weather,
global and trade policies and others, and Sanger will
want to continue to seek opportunities to diversify the
local economy, thereby ensuring that it is more stable
in the long term.
As of 2015, the top ten major employers in Sanger include:
- Sanger Unified School District = 1,097 employees
- Sanger Poultry Processing = 750
Chart 1-5 Employment (2010)
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Source: U.S. Census, 2010
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Ethnicity
Sanger’s population is dominated by persons of Hispanic descent. Chart 1-6 shows the ethnic
breakdown of the community's population.
The percentage of Sanger’s Hispanic population stands at 82%. The next largest group is
“white” at 13%. Other groups include Asian (3%), African-American (1%) and Native
American (1%).
Chart 1-6
Ethnicity

Source: U.S. Census Bureau, 2010
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D. HOUSING
Type
Chart 1-7 illustrates changes in the makeup of Sanger’s housing stock between 2000 and 2010.
The percentage of single family units increased from 74% in 2000 to 77% in 2010.
Correspondingly the percentage of multi family dwellings (apartments) decreased from 23% to
22% during the same time period. In the meantime the percentage of mobile homes decreased
from 3% to only 1%. The increase in the number of single family homes occurred during the
housing boom of the early 2000’s.
Chart 1-7
Dwelling Units by Type
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Tenure
Tenure refers to whether a dwelling is occupied by its owner or is rented out to another party.
Knowledge of housing tenure is important for planning purposes so that a community can
appropriately plan for adequate areas for both owner- and renter-occupied housing. In Sanger,
the percentage of owner-occupied dwellings has remained about the same from 2000 to 2010 –
with a slight increase in the percentage of owner-occupied units versus renter-occupied units.
This has occurred despite the significant increase in the number of single family homes
constructed since 2000.
Chart 1-8
Housing Tenure
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Source: U.S. Census, 2000 and 2010.
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Vacancy
The 2010 Census (the most recent year for which data are available) showed that Sanger had a
residential vacancy rate of 6.3 percent. This compared to a vacancy rate of 3.7% in 2000. Chart
1-9 shows the vacancy rates by tenure for Sanger, other nearby cities and Fresno County as a
whole. A lower vacancy rate may signify a lack of available housing, while a higher vacancy
rate may indicate a market that is oversupplied with available dwellings.
Table 1-9
Vacancy Rates, 2010
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Source: U.S. Census Bureau, 2010
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Overcrowding
An overcrowded unit is defined by the State of California as a unit with more than one person
per room, excluding closets, bathrooms, hallways, etc. The 2010 Census shows that about 13
percent of Sanger's dwelling units were overcrowded. By comparison, about 10 percent of
Fresno County’s dwellings were overcrowded in 2010. Sanger’s overcrowding rate is lower than
many of the neighboring communities, as shown in Chart 1-10.
Chart 1-10
Percent of Dwellings Overcrowded, 2010
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Housing Starts
Table 1-1 shows the number of housing units constructed from 2006 to 2019. Sanger has
averaged about 68 residential units per year (60 single family units and 8 multi-family units).
After a significant slowdown following the recession of the mid-2000’s, development activity
has resumed.
Table 1- 1: Housing Development By Year 2000 - 2015
Year

Single Family Homes

Multi Family Homes

2006

18

0

2007

63

14

2008

11

4

2009

33

0

2010

61

0

2011

3

0

2012

18

0

2013

49

0

2014

144

45

2015

64

2

2016

68

0

131

51

2018

84

0

2019

87

0

Totals

834 units

116 units

Average annual

60 units/year

8 units/year

2017

Source: City of Sanger, 2019
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E. PUBLIC SERVICES
Fire Protection
Fire protection within the City of Sanger is provided by the Sanger Fire Department, which is
headquartered at the Sanger Civic Center in downtown Sanger. The Department also has a
mutual aid agreement with the Fresno County Fire Protection District (FCFPD) for support
services around the City (and inside city limits when requested). The nearest FCFPD station is
located on Academy Avenue about one mile north of the current city limit boundary. The City
and County have entered into a transition agreement which compensates the District for lost
property taxes when property is annexed to the City. The Department also has aid agreements
with Selma and Kingsburg.
The City currently has 23 fire fighters including a chief, one captain and two lieutenants and two
administrative staff. The City works to train cadets from Fresno City College’s Fire Fighters
Institute. Of the 23 fire fighters 17 are trained paramedics. The department operates three shifts
per day to provide 24 hour coverage; shifts for employees are two days on and four days off.
The Department operates three Type 1 fire engines, three ambulances and four support vehicles.
The Department plans to replace one fire engine in the near future. The Department desires to
acquire a ladder truck but the costs of doing so are currently prohibitive.
The Fire Department has a goal that 95 percent of calls have a four minute response time from
the time of alarm, and the Department has been meeting this goal.

The Department has reported that it has experienced low water pressure and low flow at times
when wells are off line and there is high demand for water - typically during warmer months.
There are plans to install a new above-ground water tank at the intersection of Church and J
Streets to supplement water pressure. The desired water pressure in all neighborhoods is at least
40 to 45 pounds per square inch.
1-15
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The Department does not track calls for service by type however there are currently about 3,800
calls for service per year. Overall the Department believes the number of calls over the past ten
years has increased about six to eight percent per year – 85 percent of calls are for medical
purposes while 15 percent are fires or other. No one area of the community is more fire prone
than others although in most communities older buildings are more susceptible to fire than new
buildings.
According to the Fire Department Sanger’s Insurance Service Office (ISO) rating is 4 with areas
outside the City scoring higher. The City’s rating reflects qualified personnel and equipment but
could be higher if the City were able to obtain a ladder truck.
The Fire Department provides other services such as hazardous materials (“hazmat”) response as
well as nuisance abatement (such as for weed control and other fire-related issues). The
Department also works closely with Sanger’s Code Enforcement Division to coordinate
activities. Finally the Department is involved with public education efforts aimed at increasing
knowledge about fire prevention and improving public safety.
In terms of preparing for future growth the Department has expressed several concerns including
the need for an aerial ladder truck, the need to expand and modernize the station, and concerns
over unreinforced masonry buildings in the downtown and newer large homes that are harder to
access with existing equipment. The Department also believes the City’s public safety impact
fee should be reviewed to ensure it is adequately addressing demands created by new
development.
The 2003 General Plan noted that the City was considering building an additional fire station at
the corner of Greenwood and Woods Avenue in the north part of the City – to better respond to
growth that was poised to occur in that area. Since the Great Recession of the mid 2000’s
growth has fallen off significantly and the station was never built. The City will need to evaluate
current growth patterns and determine when and where a new station would be warranted.
There were also plans to establish a new station on the south side of the City near the industrial
park, however resources have not been available to move forward with this plan.
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Police Protection
Law enforcement within the City limits
is provided by the Sanger Police
Department, located at Sanger City Hall
at 1700 7th Street in downtown Sanger.
A separate Investigations Unit is housed
at 1789 Jensen Avenue.
As of late 2015, the police department
employed 32 personnel, including a
chief, captain, five seargeants, 4
corporals, 17 officers, one records
personnel, 2 community service officers and one animal control officer. There are currently 8
officer vacancies. The Department also has a volunteer complement of two reserve officers and
four volunteers. One officer is a School Resource Officer and is assigned to Sanger Unified
School District campuses. There are also two K-9 officers. The current ratio of officers to
citizens is one officer per 698 citizens. The City does not have an adopted policy regarding
service level.
Sanger has mutual aid agreements with the Fresno County Sheriff’s Department, California
Highway Patrol and other neighboring cities. Areas outside Sanger are patrolled by the Sheriff’s
Department, though they sometimes ask Sanger PD for assistance. The California Highway
Patrol patrols State Highway 180 and other County roads in the Sanger vicinity.
The Department conducts a variety of outreach efforts and events, including traffic, distracted
driver and Click It or Ticket enforcement details. Other activities include National Night Out
events, Department open house, child safety seat courses and gang intervention and eduction, K9 demonstrations, traffic, pedestrian and educational events. Finally the Department has an
Explorer Post with 18 members and hosts interns from CSU-Fresno and Fresno Pacific
University.
Sanger voters passed a public safety sales tax (Measure S) of ¾ cent which will sunset in 2018.
This tax has generated about $2 million per year to fund equipment and positions in public
safety. The City is preparing an effort to extend this tax beyond 2018.
The Police Department has suggested that new growth and development pay more for police
services beyond just property taxes. Given additional revenue the Department wishes to promote
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additional activities towards gang enforcement and discouraging residents from becoming
involved in gangs and gang activities.
The Department is also interested in expanded use of technological advances in crime-fighting,
particularly upgrading and modernizing video surveylance cameras in parks and other public
spaces. Finally the Police Department would like to partner with Sanger Unified School District
and area colleges to establish a program to develop individuals interested in majoring in law
enforcement.
Medical Facilities
The nearest hospitals to Sanger are in Fresno (about 15 miles to the west) and Selma,
approximately 15 miles to the southwest. Within Sanger there are two medical clinics, in
addition to private practitioners. Adventist Healthcare has a 12,000 square foot facility in the
Southgate Shopping Center on Academy Avenue, south of North Avenue. This facility provides
a broad range of services ranging from women’s health to dentistry.
United Health Centers also has a clinic in Sanger on Jensen Avenue east of Bethel. United is
also in the process of constructing a 16,000 square foot facility in downtown at the corner of 7th
and P Streets. This new facility should be completed by the end of 2016.
Sanger provides its own ambulance, EMT and Paramedic services in association with the Sanger
Fire Department.
Solid Waste
Sanger contracts with Mid Valley Disposal Service for solid waste collection. In addition, this
private contractor operates a curbside recycling program.
Mid Valley Disposal transports solid waste to a transfer facility in Fresno for sorting, after which
solid waste is hauled the American Avenue landfill, located near Kerman. The American Avenue
landfill is a 440-acre facility and has a 30-year “life expectancy” based on current rates of
disposal.
In the unincorporated portions of the community, solid waste disposal is handled by the
individual property owner.
Sanger has successfully achieved the State of California’s mandate to divert at least 50% of its
solid waste stream to recycling and green waste programs, and is working with Mid Valley
Disposal to devise strategies to meet the 75% diversion rate by the year 2020.
1-18
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Schools
Sanger Unified School District
provides public education facilities in
Sanger and the surrounding areas. The
District covers 180 square miles and
serves a population of around 35,000.
In addition to the City of Sanger, the
district serves the unincorporated
communities of Centerville, Del Rey,
Fairmont, Lone Star, Tivy Valley and
portions of the Sunnyside area of the
City of Fresno. Current attendance in
the district is about 12,100 students.
There are currently 12 elementary
schools, a middle school and a high
school. There are two K-8 and one K12 charter sites. In addition there is an education continuation school, an alternative education
independent study school, a community day school, and an adult school. Of these, eleven
campuses are inside Sanger’s city limits, including the high school and middle school. Table 1-3
lists existing campuses.
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Table 1-3
Enrollment for Schools in the
Sanger Unified School District
Campus

Location

Grades

Enrollment
(2014-2015)

Centerville Elementary

48 South Smith Ave.

K-6

240

Community Day

818 L St.

7-12

41

Del Rey Elementary

10620 Morro St.

K-6

264

Fairmont Elementary

3095 North Greenwood Ave.

K-8

472

Hallmark Charter

2445 Ninth St.

K-12

399

Jackson Elementary

1810 Third St.

K-5

407

Jefferson Elementary

1110 Tucker St.

K-5

404

John S. Wash Elementary

6350 East Ln. Ave.

K-6

508

Kings River High (Continuation)

1801 Seventh St.

7-12

77

Lincoln Elementary

1700 14th St.

K-5

421

Lone Star Elementary

2617 South Fowler Ave.

K-6

380

Madison Elementary

2324 Cherry St.

K-5

458

Quail Lake Environmental Charter

4087 North Quail Lake Dr.

K-8

547

Ronald W. Reagan Elementary

1586 South Indianola

K-5

475

Sanger Academy Charter

2207 Ninth St.

K-8

608

Sanger High

1045 Bethel Ave.

9-12

2,734

Sequoia Elementary

1820 South Armstrong Ave.

K-6

492

Taft High

1801 Seventh St.

K-12

110

Washington Academic Middle

1705 Tenth St.

6-8

1,722

Wilson Elementary

610 Faller St.

K-5

445

Source: California Department of Education, 2018.
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Enrollment
Table 1-4 shows enrollment trends for Sanger Unified School District. Since 2000 the annual
growth rate has been about 2.4 percent. Since 2010 the growth rate has slowed to about 0.8%
per year.
Table 1-4 Enrollment Trends

14,000
12,247
11,725

12,000
9,688

10,000
8,695

8,000

12,672

7,818

7,969

8,863

10,129

10,368 10,501

10,752 10,872 10,916

11,140 11,204

9,160

8,213

6,000
4,000
2,000
2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017

Source: California Department of Education, 2015

The School District contracted with Odell Planning and Research to prepare enrollment
projections and a future needs analysis, as well as justification for development impact fees that
will be used to fund new schools. The “Enrollmnent Projections and Future School Needs Study
(2013-2022)” uses an annual growth rate of 1.38% per year, which results in a total enrollment of
12,514 students by the year 2022. This represents an increase of 1,598 students from the 2012
enrollment.
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According to District officials all campuses are current at or above their design capacity. In
order to offset the impacts of growth, Sanger Unified currently charges $3.57 per square foot for
residential development and $0.54 per square foot for commercial and industrial development.
These fees were set based on the aforementioned O’dell study prepared in 2013.
In terms of future campuses in the Sanger area the District owns an 11.7 acre parcel at the
northeast corner of North and Del Rey Avenues. There is currently no timetable for the
development of this site.
College Facilities
Sanger is within the boundaries of the State Center Community College District, which operates
five campuses within Fresno and Madera counties, covering nearly 5,750 square miles that also
includes portions of Tulare and Kings counties. Reedley College and Fresno City College are
the two community colleges located nearest to Sanger. According to the District nearly 1,100
students from Sanger attend District colleges. Reedley College offers some courses at Sanger
High School.
Two four-year colleges are located in Fresno. California State University at Fresno provides
students with a four-year degree, as well as many graduate programs. Fresno Pacific University
is a private, four-year liberal arts university and provides both four-year degrees and graduate
programs. Clovis is also home to the San Joaquin College of Law.
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Public Parks and Facilities
The City of Sanger provides park and open space facilites as well as recreational programs for
residents. There are currently 17 developed parks covering a total of 51.5 acres. A list of each
park and associated facilities is as follows. Parks are also shown on Map 1-1.
Table 1-5 Existing Parks
# 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

Mini Park

4

Community Center Park (730
Recreation Place)

City/Neighborhood park

5

Greenwood Park and basin
(southwest

Neighborhood

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

Facilities
Mixed Use – picnic,
playground, walking path,
landscaping
Mixed use, band stand,
pavilion, picinic, tot lot,
restrooms
Playground, tot lot
Community Center, senior
center, pool with slide,
playground
Mixed use, picnic,
playground, mobile skate
park, restrooms

Acres

4.2 acres

3.8 acres
0.4 acres
3.2 acres

4.1 acres

Mini Park

Passive use – open space

0.7 acres

Neighborhood

Mixed use sports fields,
concession restrooms

8.8 acres*

Neighborhood
Neighborhood Park

10

Cesar Chavez Park and basin
(Faller and Harrison Streets)

Neighborhood Park

11

JFK Park and basin (Faller
and North Avenues)

Neighborhood Park

12

Sam Gutierrez Park (7th Street

Mini Park

13
14
15
16
17

Brehler Square
Medrano Park
Park
Park
Park

Mini Park
Mini Park
Neighborhood Park
Mini Park
Neighborhood Park

Total Park Acreage

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

5.0 acres
4.0 acres

8.8 acres

7.0
0.5 acres
0.6 acres
0.4 acres
1.9 acres
0.6 acres
1.6 acres
55.6 acres

Source: City of Sanger, 2019

With 51.5 acres of parks and a population of 25,128, Sanger has a ratio of 2.2 acres of parks per
1,000 residents in 2015. The City’s adopted policy is to establish 3-1/2 acres per 1,000 residents.
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Map 1-1: Existing Parks

TURNEY AVE
AV
E
W
BO
A IN

LEWIS LN

OLIVE AVE

DR
H U ME
ARK AV
E

11

CITY
CORPORATION
YARD

NEWM

S TRIAL AVE

SANGER AVE
NORTH AVE

EDGAR AVE

ACADEMY AVE

Q ST

RAWSON AVE

GREENWOOD AVE

INDU

WASTEWATER
TREATMENT
PLANT

AVE

KEISER AVE

BETHEL AVE

Jenni Park and Basin
Sanger Park
Civic Center Park
Community Center Park
Greenwood Park
Arbor Day Park
Rotary Field
Faller Park and basin
Lincoln Park
Cesar Chavez Park and basin
JFK Park and basin
Sam Gutierrez Park
Brehler Square
Medrano Park
Park
Audrey Park
Park
Park

ANNADALE AVE

COTTLE AVE

1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18

ST

SWAN AVE

INDIANOLA AVE
Document Path: F:\2014\14-330\GIS\14-330_6_Public_Facilities.mxd

9

LIME AVE

City Park Facilities

ELEVE NTH ST

FOURTEENTH ST

17

14

8

T W ELFTH

CHERRY AVE
MOIR AVE

COMMUNITY
CENTER

AVE

7

YOUTH
CENTER

NINTH ST

FALLER

GLORIA AVE

4

POST

OFFICE
12ST
EIGHTH

O ST

ALMOND AVE

H ST

I ST

SEVENT

TUCKE R AVE

FIRE DEPT

P ST

5

R

CITY
POOL

K ST

POLICE
DEPT

13

MORTON AVE

HILL AVE

TAIT AVE

OATMAN AVE

3

J ST

HAWLEY AVE

2
FIFTH ST

L ST

LYON AVE

D ST
SECON
ST
THIRD

CITY HALL

WEBSTER AVE

QUALITY AVE

E
AV

JE

10

MADSEN AVE

FAIRBANKS AVE

IA

REAGAN AV E

BREHLER AVE

AC
AC

LILY AVE

GEARY AVE

FLORENCE AVE

MARY AVE

ANNADALE AVE

E
AV

RLING AVE
STE
HOLT AVE
DR
AL
18 CAN
VE
I A
NN

1

16

H

CALIFORNIA AVE

SEQUOIA AVE

VINE AVE

VINE ST

ITC

ROSS AVE

15

OAK AVE

CHURCH AVE

SW

GO

OD

F EL

CHANNEL

LOW

AVE

Parks
Public
Facilities
City Facilities
Schools
Parks
City Limits
Sphere of Influence

1-24

0

1,000
Feet

2,000

PART II: Community Profile

2030 Sanger General Plan

Chapter 1: Human Environment

Future Facilities
The City owns an additional 13.8 acres of land for future neighborhood park and recreation
facilities. These are also shown on Map 1-1. The City also owns a 65 acre area adjacent to the
Kings River that is outside city limits but within the Sphere of Influence, near the wastewater
treatment plant. This area has been considered for the development of a regional nature
park/preserve.
Recreation Programs
The Sanger Parks and Recreation Department operates a variety of recreation programs
throughout the year. These include:
-

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.
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Park and Recreation Master Plan
The City adopted the 2025 Sanger Parks
and Recreation Master Plan in 2012. This
document establishes policies and design
recommendations for the development of
future park and open space facilities in the
community. The Plan establishes five
service areas in the community based on
population. The Plan also noted that the
City is lacking 137 acres of park space – to
meet the standard of 3 acres of parks per
1,000 residents.
Fresno County operates several regional
park facilities within driving distance of Sanger, including:
- Avocado Lake Park, north east of Sanger
- Winton Park, northeast of Sanger near Pine Flat Lake
- Choinumni Park, near Pine Flat Lake
Kings Canyon and Sequoia National Parks are located about 45 miles east of Sanger in the Sierra
Nevada Mountains. These parks cover thousands of acres of pristine mountain wilderness and
offer a wide variety of recreational activities including hiking, camping, fishing and winter
activities such as cross country skiing, sledding and snow-shoeing.
Library
The Fresno County Library Department operates a branch in Sanger located in the downtown at
the Sanger Civic Center (1812 Seventh Street). The Library Department operates 39 branches
throughout Fresno County, including in each city and several unincorporated communities.
There are 16 branches in the Fresno/Clovis metropolitan area. The Sanger branch is open six
days a week and contains books, periodicals, internet access and a conference room available to
the public.
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F. LAND USE
Land use acreage for the Sanger city limits and the Sphere of Influence is detailed in Table 1-6
and is displayed in Map 1-2. Sanger currently has 3,680 acres within its city limit boundary.
The Sphere of Influence boundary contains approximately 6,873 acres. Subtracting the acreage
of the city limits boundary from the Sphere of Influence indicates there are 3,193 acres of land
outside the city limits but within the Sphere of Influence.
Table 1-6:
Existing Land Use Acreage within City Limits and Sphere of Influence

Acres in City Limits

Percent of Total

Acres in Sphere of
Influence (not
including city
limits)

1,032

28%

61

2%

Multi Family Residential

103

3%

11

0.3%

Mobile Home Parks

19

0.5%

6

0.2%

Commercial

122

3%

13

0.4%

Industrial

204

6%

56

2%

Public

603

16%

88

3%

Agriculture

243

7%

2,117

66%

“Rural Residential”

36

1%

83

3%

Vacant

332

9%

722

23%

Rights-of-way (streets
and railroads)

986

26%

36

1%

3,680

100%

3,193

100%

Land Use Category
Single Family
Residential

TOTAL

Source: Collins & Schoettler, 2019. All figures are rounded.
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General land use patterns
Over the years Sanger has expanded outward from the original township generally centered
around 7th Street and the railroad. The downtown area is centered in the original township along
with vestiges of industrial uses (mostly packing houses) situated along the right-of-way of the
railroad. In fact, the railroad corridor is almost entirely occupied by industrial and commercial
uses.
The City’s earliest residential neighborhoods developed in a ring around the downtown core and
these areas are now interspersed with commercial, industrial and public uses.
Residential Development
Residential development is found in all four quadrants of the City. The bulk of residential
development is dominated by single family homes – accounting for nearly 1,100 acres. Multi
family development is interspersed throughout each quadrant, from duplexes to larger apartment
complexes. Multi family development covers about 113 acres.
Commercial Development
Major commercial development occurs in the downtown area, along the Academy Avenue
corridor and along the Jensen Avenue corridor. The downtown area is characterized by offices,
banks, restaurants and small retail uses. Larger shopping centers are situated in outlying areas of
the community, including along Jensen Avenue in the vicinity of Bethel Avenue, south Academy
at North Avenue, and North Academy south of Church Avenue.
Industrial Development
Industrial uses in Sanger began with
lumber-processing sheds along the
railroad in the late 1800’s.
As
lumbering
subsided
packing
warehouses were developed along the
railroad corridor to accommodate the
vast fruit and vegetable production that
was occurring in the area. The railroad
corridor still figures as the primary
area for industrial development in the City, although this focus has broaded in the southern part
of the community as the Sanger Technology Park was developed in the 1980’s, south of North
Avenue.
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Agriculture
As Sanger is situated in the leading agricultural county in the nation the City is literally
surrounded by agricultural uses – primarily field and tree crops. Approximately 2,330 acres
within the Sphere of Influence is currently in agricultural development. Primary crops that are
grown include grapes, citrus, stone fruit and row crops. Agriculture is the dominant land use in
the planning area.
Public Uses
There are a number of public (government) uses throughout the planning area, including school
campuses, parks, Sanger City Hall, the wastewater treatment plant, public works facility and
others. These uses cover approximately 690 acres.
Rights of Way
Rights of Way are those lands devoted to streets and the railroad, with the bulk being for streets.
Approximately 986 acres of land are used for street and railroad rights-of-way.
Williamson Act Lands
The Williamson Act, passed by the state legislature in the early 1970's, was designed to prevent
the premature urbanization of agricultural land. The Act authorizes owners of agricultural land
to enter into a contract with the County, which results in a reduced property tax rate in exchange
for the land being maintained in agriculture. The contract runs for a period of ten years and is
renewed automatically every year unless a Notice of Non-Renewal is submitted by the property
ownerr.
The contract can generally be terminated in one of two ways. The owner of the property can file
a Notice of Non-Renewal, (which means that the owner will not renew the contract at the end of
the ten year period) or the owner can request cancellation of the contract and remove the land
immediately from the Williamson Act. However, if the removal is approved, usually the owner
must pay taxes they were exempted from during the contract.
The location of Williamson Act Lands is important in land planning. Typically, new
development is directed away from these lands, if practical. Currently in Sanger Sphere of
Influence (SOI), there are approximately 583 acres of land under Williamson Act contracts. Of
these, a Notice of Non-Renewal has been filed on one contract. These are shown on Map 1-3.

1-29

PART II: Community Profile

2030 Sanger General Plan

Chapter 1: Human Environment

Map 1-3: Agricultural Preserves
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G. INFRASTRUCTURE
SANITARY SEWER
The City of Sanger provides wastewater collection and
treatment for its residents and businesses. The existing
sewer system is comprised of a network of approximately
80 miles of sewer pipelines ranging from 6 to 30 inches
in diameter, and includes four lift stations and associated
force mains. Wastewater is conveyed by the collection
system to the City’s Wastewater Treatment Plant
(WWTP) located southeast of the urban area, east of
Newmark Avenue and south of North Avenue, adjacent
to the Kings River.
A master plan for the sewer collection system was
completed in 2004 and another master plan was prepared
for the WWTP in 1998. These plans were prepared to
anticipate growth in the current Sphere of Influence. The
WWTP has a treatment capacity of 3.0 million gallons
per day (mgd) for domestic waste. Some industrial
wastes are treated then disposed by application onto
agricultural crops in a smaller 1.7 mgd WWTP. The
WWTP is designed to be able to accommodate a population Sanger Wastewater Treatment Plant,
of about 31,300 people. Recent flows to the WWTP have located southeast of the urban area
been averaging 1.37 mgd, with peak flows observed at 2.25 mgd.
Collection of sewage effluent is accomplished through a system of main trunk lines within major
street rights-of-way. As development occurs, main trunks are extended through a combination of
major facilities extensions typically funded through development fees and state and federal
grants. Local extensions are constructed by developers based on individual project requirements.
The City also collects sewer system impact fees from new development. Funds accrued by these
fees are used to make capital improvements to the system.
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WATER SYSTEM
Sanger receives its potable water supply
from the underlying groundwater basin.
The system currently has nine active wells
in various locations throughout the
community, with the capability of
pumping 10,400 gallons per minute.
Water is distributed by a network of lines
ranging in size from two to twelve inches
in diameter. There are also two elevated
storage tanks with a total capacity of
150,000 gallons.
According to the Sanger Municipal Service Review document, sub-surface geologic conditions
are favorable for continued withdrawal and underground supplies will have capacity to serve
growth contained within Sanger’s current Sphere of Influence. Intentional recharge through
storm basins and unlined canals will continue to recharge the underground aquifer,
supplementing water that moves down-gradient from the Sierra Nevada Mountains, in the Kings
River and smaller ditches and canals
Current water demand ranges from 3.05 mgd in winter months to 9.5 mgd in summer months.
Daily peak demands of 6,597 per minute have been observed on warm summer days.
The City prepared a Water System Master Plan that evaluates the system and identifies
improvements that will be needed to serve growth through the year 2020. The Plan indicates the
system will need to be able to supply 22,700 gallons per minute at that time. The Plan also
estimates that 18 additional wells will be needed by 2020. These wells will be constructed on an
as-needed basis and financed with development impact water fees. Water distribution lines will
be installed by developers as development occurs.
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STORM DRAINAGE
The City operates a storm drainage
system that provides drainage facilities
for most of the urban area. The system
is comprised primarily of gutter flow to
pipelines that range in size from 8 to 36
inches. Drainage is channeled through
storm drain lines to a series of storage
basins or irrigation canals and pipelines.
There are approximately ten retention
basins located throughout the City’s
service area, ranging in capacity from
under one acre foot to over 100 acre feet.

Storm drain basin at Cherry and Bethel doubles as a park
with athletic fields.

The City does not currently have a storm drainage master plan and so storm drain facilities are
designed either on a drainage sub-area or piece-meal basis. If permanent storm drainage
facilities are not available to serve a proposed development the developer must install temporary
on-site facilities or permanent drainage facilities. Developers are also required to pay the City’s
storm drain impact fee. Funds accumulated in this account are used to make capital storm
drainage improvements throughout the City.
The City’s Municipal Service Review document indicates that each storm drainage basin will
serve approximately 500 to 600 acres (about ½ square mile).
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H. CIRCULATION SYSTEM
Circulation and transportation is one of the most important functions of a city. The
transportation needs of Sanger are met in a variety of ways, including streets and roads,
bicycling, sidewalks, paths and trails and by railroads and airports. This section provides an
overview of these facilities.
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, which are commonly referred to as
functional classifications. These functional classifications for most streets are 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 one quarter mile should be restricted to right turn access.
Based upon the City of Sanger Standard Details (Figure 1-1), 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. The
minimum median width is 16 feet.
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Figure 1-1: Typical Arterial Cross Section

The following arterials are identified in the City of Sanger’s General Plan circulation system.
Academy Avenue is a north/south arterial located in central Sanger and bisects the
community. Academy Avenue in a regional route in Fresno County that extends from
the City of Kingsburg in the south to State Route 180 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.
Annadale Avenue provides east/west travel in central Sanger between N Street and the
eastern city limits. Annadale Avenue is primarily a four-lane undivided arterial in
central Sanger that 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.
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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.
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. This roadway currently serves residential
and agricultural land uses.

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 two-lane, undivided roadway that
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will be built to arterial standards in the future to serve future development. Central
Avenue is currently served by 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.
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.
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 13,400.1 The future concept for
State Route 180/Academy Avenue includes a modern interchange.

1

2013, State of California, Department of Transportation, Traffic Operations Division
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Collectors
Collectors connect local and arterial streets and provide direct access to parcels. Collector rightof-way widths range from 60 feet to 92 feet (with bike lanes). This width would typically
accommodate two 30-foot travel lanes and 10 feet on each side to provide for sidewalks, bike
lanes and parking. Figure 1-2 is the typical section for collector streets from City Standards.
Figure 1-2: Collector Typical Cross Section

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 is currently an east/west collector street between Academy Avenue and
Quality Avenue in northeastern Sanger. It is planned to connect from Indianola Avenue
and Academy Avenue in the future as development occurs between State Route 180 and
Sanger. Butler Avenue is a two-lane undivided rural road the serves agricultural and
limited residential land uses.
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
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Quality Avenue. With a pavement width of 56 feet, this route serves a school,
residences, businesses and a church. Sections along the Church Avenue corridor are
ideal for future Class II Bike Lanes as a result of the mixed land uses and wide road.
Faller Avenue is a north/south collector located in central and east Sanger. This twolane 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 good facility to consider extension of the Class II Bike Lanes south of 8th
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.
Harrison Avenue is a two-lane undivided roadway that extend in its entirety from
south of 9th Street to Church Avenue; however, it is designated as a collector street
north of 5th Street (¼ mile) to Church Avenue. Harrison Avenue primarily serves
residential neighborhoods and provides access to a local church.
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).
North Avenue runs in an east/west direction in south Sanger. A two-lane undivided
collector, North Avenue extends from Indianola Avenue east of Newmark Avenue.
Portions of North Avenue contain sidewalks and/or multi-use paths. Mixes of land use
make North Avenue a candidate for Class II Bike Lanes.
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
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Avenue and travels beyond the city limits past California Avenue. Rainbow Avenue is
west of the canal.
Riverbend Avenue is a future collector on the eastern outskirts of Sanger. As a twolane undivided collector from Goodfellow Avenue north to Rainbow Avenue,
Riverbend Avenue serves rural residents of Fresno County and the community of
Centerville.
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 businesses 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.
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.
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Local Streets
Local streets 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 56 feet (as
shown in Figure 16), 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 1-3: Local Typical Cross Section

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.
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Sanger City Transit
The City of Sanger provides a local transit route (see Map 1-4) to provide an alternative mode of
transportation within the City. There is a demand responsive service provided for the elderly and
disabled passengers in the community from 7:00 a.m. to 5:30 p.m., Monday through Friday, and
Saturday from 8:00 a.m. to 5:00 p.m. The scheduled, fixed-route service is provided in the
community Monday through Friday from 7:00 a.m. to 4:00 p.m.
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 18 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.
Passenger fares are subsidized to be reasonable and to encourage frequent trips. Fares for service
within a community range from $.35 (for elderly, disabled, and accompanied children) to $.50
(for the general public) per one-way trip. Fares for intercity service are generally half the fares
granted to common carriers by the California Public Utilities Commission, they range from $.75
to $6.50 per one-way trip, depending upon distance traveled.
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 20 at the following locations:
•
•
•
•

Academy & North (Southgate Shopping Center/99
Cents Store/EDD Office)
8th & Recreation (Sanger Community Center)
7th & West (Sanger City Hall)
Jensen & Bethel (Sanger Hospital)
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Map 1-4: Transit Routes
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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
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.
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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 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
are shown below in Figures 18 thru 20.
Bicycle Routes
Map 1-5 identifies existing Class I and Class II Bikeways in the City of Sanger. In addition, the
map 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 Map 1-5, 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.
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Map 1-5 – Bike Map
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Pedestrian
A pedestrian is a person traveling on foot, whether walking or running. In some communities,
those traveling using small wheels such as roller skates, skateboards, and scooters, as well as
wheelchair users, are also included as pedestrians. In modern times, the term [pedestrian] usually
refers to someone walking on a road or sidewalk.
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 air
pollution and 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 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.
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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.
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.
Figure 1-4: Acacia Trail in northwest Sanger
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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/M Street (passive);
Annadale Avenue (gates);
North Avenue (gates);
Muscat Avenue (gates); and,
Central Avenue (gates).

The route of the tracks and crossings are shown in map 1-6. 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.
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Map 1-6: Rail Map
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Passenger Rail Service
Amtrak provides regional and national railway servi ce in Fresno County. The nearest Amtrak
Station is located in the City of Fresno, at 2650 Tulare Street.
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.
Twelve trains a day run between its southern terminus
at Bakersfield and Stockton, where the route splits
to Oakland (four trains each way per day)
or Sacramento (two trains each way per day).
At Bakersfield, Thruway Motorcoach 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.
The San Joaquin is Amtrak's fifth-busiest service and the railroad's third-busiest in California.
During fiscal year 2013 (FY 2013), the service carried a record 1.2 million passengers, a 6.6%
increase from FY 2012.
Amtrak’s San Joaquin has six
southbound trains (between 6:00 AM
and 9:55 PM) and six northbound
trains (between 6:05 AM and 11:50
PM). Travelers from Sanger would
have to travel by private vehicle
approximately 15 miles. Public
transportation users, i.e., FCRTA,
would have to coordinate with bus
schedules on the Orange Cove Transit
Line to/from 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.
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Aviation
The City of Sanger does not have a municipal airport. The nearest commercial airport is Fresno
Yosemite International Airport. 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.
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 also 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
Denver
Guadalajara, Mexico
Las Vegas
Los Angeles
Phoenix
Portland
Salt Lake City
San Diego
San Francisco
Seattle
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PHYSICAL ENVIRONMENT

A. CLIMATE
The climate of the Sanger area is relatively cool and moist in the winter and warm and dry in the
summer. Relative humidity readings of 15 percent are common on summer afternoons, and
readings as low as 8 percent have been recorded. In contrast to this, humidity readings average
90 percent during the morning hours of December and January. Average monthly temperatures
range from 45°F in January to 80°F in July. Summer weather is typically at or above 90°F over
100 days per year. Temperatures of 32°F and below occur only about 27 days per year.
Central California’s weather is mainly influenced by the North Pacific High Pressure system.
During the summer, a high pressure ridge develops over the Pacific Ocean blocking the
penetration of moist air from the Pacific. This high pressure system tends to weaken during the
winter months thereby opening the door to Pacific storms. Nearly 90 percent of Sanger’s annual
precipitation falls in the six months between November and April. The mean annual rainfall is
8.27 inches.
Air movement through the San Joaquin Valley is usually in a northwest to southeast direction.
Wind enters the Valley over the passes east of the San Francisco Bay and exits through mountain
passes at the southern end of the San Joaquin Valley, principally Tehachapi.
B. TOPOGRAPHY
The Sanger planning area is located on topography that is nearly level, with a gradual slope
downward from northeast to southwest. Elevations range from about 320 to 415 feet above sea
level. Local variations in slope of six to ten feet to the mile are typical. An exception is the
banks and floodplain of the Kings River in the eastern portion of the community. The bluff of
the river drops ten to fifteen feet in portions. The floodplain of the river generally lays about 25
to 35 feet below the elevation of the downtown Sanger.
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Map 2-1: Topography
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C. SOILS
The U.S. Department of Agriculture and Natural Resources Conservation Service rates soils
according to a classification system to demonstrate the suitability of soils for most types of crops.
The rating system uses Roman numerals from I to VIII, where Class I soils have slight
limitations that restrict use and Class VIII soils have the greatest limitations for commercial crop
production.
Most soils in the Sanger area fall within Class I to III rankings (meaning they are very valuable
for agriculture). Class I soils 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

Soils in the Sanger area are described by the Soil Survey of Eastern Fresno County prepared by
the Soil Conservation Service, Department of Agriculture. The general soil maps of these
surveys show 11 major soil groups in the Sanger area: the Atwater, Delhi, Dello, Exeter,
Grangebille, Greenfield, Hanford, Hesperia, Ramona, San Joaquin and Tujunga series. These
series and specific soils are described in more detail below.
The Atwater series consists of deep, well-drained coarse textured and moderately coarse textured
soils that formed in stabilized old dunes of wind-sorted material.
The Delhi series consists of deep, somewhat excessively drained, rapidly permeable, coarsetextured soils formed in wind-laid deposits of uniformly sorted sandy material.
The Dello series consists of deep soils that formed under somewhat poorly drained to poorly
drained conditions from permeable, coarse-textured, grantic alluvium or wind laid sands.
The Exeter series consists of well drained soils having a medium textured, weakly defined
subsoil that overlies a strongly cemented silica-iron hardpan at a moderate depth. These soils
developed in granitic alluvium of intermediate aged terraces of the Kings River and small
streams draining the foothills.
The Grangeville series consists of moderately coarse textured soils that formed in recent granitic
alluvium where drainage was somewhat poor. These soils have moderately rapid permeability
and lack a subsoil.
The Greenfield series are deep, well-drained and moderately coarse textured and have a
moderately permeable subsoil. These soils formed in young granitic alluvium that is poorly
sorted and contains many coarse particles.
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The Hanford series consists of well-drained, fertile moderately coarse textured soils formed in
recent granitic alluvium. These soils lack a subsoil but are some of the best soils for farming in
the survey area.
The Hesperia series consistists of well drained moderately coarse textured soils that formed in
granitic alluvium. These soils are typically loaced on the central parts of the young fans of the
Kings River.
The Ramona series consists of well drained soils that formed in moderately coarse textured old
granitic alluvium. They comprise a large part of the low alluvial terraces in the Sanger area.
The San Joaquin series consists of well-drained soils formed from old granitic alluvium. These
soils have a thin clay layer in the subsoil and are moderately deep to a strongly cemented
hardpan.
The Tujunga series consists of excessively drained loamy sand and sandy soils that formed in
recent alluvium derived from granitic rocks. These soils occupy flood plains and fans of rivers
and smaller streams.
The characteristics of individual soil types in the Sanger area for farming and development are
listed in Table 2-1 and shown on Map 2-1:
Table 2-1
Soils in the Sanger Planning Area
Soil Type

Land Capability
Classification (1)

Storie
Index (2)

Building Site
Limitations

Shrink/Swell
Potential

Corrosion
Potential

Atwater loamy sand, 0
to 3 percent slopes

III

70

Moderate to
severe

Low

Low

Atwater sandy loam,
moderately deep, 0 to
3 percent slopes

III

52

Moderate to
severe

Low

Low

Delhi loamy sand, 0 to
3 percent slopes

III

72

Severe

Low

Low

Delhi loamy sand,
moderately deep, 0 to
3 percent slopes

III

77

Severe

Low

Low

Delhi sand, 0 to 3
percent slopes

IV

51

Severe

Low

Low

Dello sandy loam

III

45

Severe

Low

Low

Exeter loam

III

45

Severe

Low

Low

Exeter sandy loam

III

42

Severe

Low

Low

Grangeville fine sandy
loam, 0 to 1 percent
slopes

I

90

Severe

Low

High

Grangeville fine sandy
loam, saline alkali

II

72

Severe

Low

High
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Soil Type

Land Capability
Classification (1)

Storie
Index (2)

Building Site
Limitations

Shrink/Swell
Potential

Corrosion
Potential

Grangeville fine sandy
loam, water table

II

60

Severe

Low

High

Grangeville fine sandy
loam, water table,
saline alkali

II

48

Severe

Low

High

Grangeville soils,
channeled

II

36

Severe

Low

High

Greenfield sandy
loam, 0 to 3 percent
slopes

I

90

Moderate to
severe

Low

Low

Greenfield sandy
loam, moderately
deep, 0 to 3 percent
slopes

III

67

Moderate

Low

Low

Hanford fine sandy
loam

I

100

Low

Low

Hanford sandy loam

II

95

Low

Low

Hesperia fine sandy
loam

I

100

Low

Low

Hesperia sandy loam

II

95

Ramona loam

I

Ramona loam, hard
substratum

Low

Low

85

Moderate to
severe
Moderate to
severe
Moderate to
severe
Moderate to
severe
Moderate

Low-Moderate

Moderate

II

65

Moderate

Low-Moderate

Moderate

I

77

Moderate

Low-Moderate

Moderate

III

31

Severe

Low-Moderate

High

III

23

Severe

Low-Moderate

High

VIII

10

Moderate

NA

Low

Tujunga loamy sand,
0 to 3 percent slopes

III

76

Severe

Low

Low

Tujunga loamy sand,
3 to 9 percent slopes

III

68

Severe

Low

Low

Tujunga sand, 0 to 3
percent slopes

IV

54

Severe

Low

Low

IV

36

Severe

Low

Low

Ramona sandy loam
San Joaquin loam, 0
to 3 percent slopes
San Joaquin loam,
shallow, 0 to 3 percent
slopes
Terrace escarpments

Tujunga soils,
channeled, 0 to 9
percent slopes

Source: Soil Survey Eastern Fresno Area, 1971
(United States Department of Agriculture, Soil Conservation Service
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Notes:
1.
2.

Land Capability Classification shows the suitability of a soil to support agricultural uses. The scale is from I to
VIII, with soils rated “I” having the best qualities and soils rated VIII having the most limited qualities. Classes
are further broken down into subclass and unit.
The Storie Index is a system for rating the relative degree of suitability of a soil for general intensive
agriculture. Factors evaluated include soil depth, surface texture, subsoil characteristics, drainage, salts an
dalkali and relief, irrigation availability, climate and distance to markets

Many of the soils have severe limitations for urban development. However these limitations can
be overcome by various methods including soil stabilization, importing of fill soils and coating
building materials (like steel) to preclude corrosion.
Farmland Mapping
Map 2-3 shows those soils in the Sanger area that are rated for their ability to grow crops. The
United States Department of Agriculture’s Soil Conservation Service has prepared maps that
grade the quality of soils for purposes of farming. In addition to physical characteristics of the
soils this survey also considers the availability of irrigation supplies as well as climate.
The map shows that Sanger is virtually surrounded by soils rated as “prime” for agriculture, as
wells as “Farmland of Statewide Importance”. There are also some soils classified as “Unique
Farmland” and “Farmland of Local Importance”. The map confirms that Sanger is located in the
midst of some of the world’s best farmland.
D. GEOLOGY
Sanger is located in the east center of the Great Valley of California, a nearly flat northwestsoutheast trending basin approximately 450 miles long by 50 miles wide. The basin is bordered
by Mesozoic platonic, volcanic, and metamorphic rocks of the Sierra Nevada mountains on the
east and by Mesozoic and Cenozoic metamorphic and sedimentary rocks of the Coast Ranges on
the west.
The original basin underlying the valley gradually filled with waterborne sediments, largely
derived from the erosion of the Sierra Nevada (and to a lesser extent from the Coast Ranges).
The Kings River is the main water channel in the planning area and drains nearly 1,700 square
miles of the central Sierra Nevada mountain range. Alluvial fans formed by this river are the
largest geomorphic features of the Sanger area. The formation of these fans resulted in mostly
flat regional topography, except for some areas adjacent to the river where geologic forces
(including river erosion) have caused relatively significant elevation variations.
E. SEISMICITY
The Sanger area is subject to ground shaking from earthquakes generated by California’s
numerous faults, although there are no known faults within or adjacent to the planning area.
Major faults that lay on the west side of the Central Valley include the San Andreas, Ortigalita,
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Calaveras, Hayward, Coalinga and Rinconada. Major faults to the east (primarily on the east
side of the Sierra Nevadas include the Owens Valley Fault, Kern Front Fault Groups, White
Wolf Fault and the Kern Canyon Fault. Sanger is not located in a designated “Special Studies
Zone” under the Alquist-Priolo Special Studies Zone Act of 1972. Sanger is rated a “moderate”
zone for earthquake intensity. A rating of moderate on the intensity scale is defined by the
United States Geological Survey as an earthquake measuring 6.0 to 6.9 magnitude on the Richter
Scale. A magnitude of 6.0 to 6.9 represents an earthquake felt by everyone, causing furniture to
move, waves on ponds and moderate damage to reinforced and unreinforced masonry structures.
An earthquake of magnitude 8.5 is considered the maximum credible quake and would most
likely result from activity on the San Andreas Fault.

F. HYDROLOGY
The planning area is located in the southeastern San Joaquin Valley of California, approximately
five miles west of the base of the Sierra Nevada foothills. The San Joaquin Valley is bordered
by the Sierra Nevada to the east, the Tehachapi Mountains to the south, the California coastal
ranges to the west, and the Sacramento-San Joaquin Delta to the north.
Kings Basin
The City of Sanger is located within the
Kings River Basin (which includes
approximately 610,000 acres in parts of
Fresno, Kings and Tulare Counties as well
as numerous cities). Much of the Kings
Basin is developed for agriculture and
crops through a network of canals that
deliver water to agricultural lands and
groundwater recharge facilities. Most
crops require irrigation during the dry
season, and irrigated lands within the
basin cover about 480,000 acres. There
are two primary sources of surface water
for the Kings Basin, the Kings River and the
San Joaquin River via the Friant-Kern Canal. Map 2-4: Kings Hydrology Basin
Surface water supply is largely dependent on the volume of snowpack in the Sierra Nevada
Mountains that feeds rivers and canals.
Due to insufficient water supplies, the Kings Basin has been operating under overdraft conditions
for many years with an annual overdraft of an estimated 160,000 acre feet per year (AFY) when
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averaging the total change in groundwater volume from 1964 – 2015.1 The effects of the driest 4year period on record continue to be evident in the estimated annual change in groundwater
storage. The groundwater storage was
estimated to decrease by more than
1,000,000 acre feet from 2014 to 2015.2
Some western areas of the basin rely
exclusively on groundwater pumping. As a
result, pumping in this area creates a steep
groundwater gradient from east to west,
resulting in the movement of water towards
the lower parts of the Kings Basin.
Kings River
The Kings River is the major source of
surface water in the region and is a major contributor to groundwater recharge. The Kings River
originates in the Sierra Nevada Mountains near the Inyo County line. The upper portion of the
river feeds into Pine Flat Lake (a 1,000,000 acre-feet reservoir constructed by the U.S. Army
Corps of Engineers). There are two uncontrolled creeks, Hughes Creek and Mill Creek that flow
into the Kings River below Pine Flat Dam, which can add significant flow to the river. Years
2014-15 were the driest years on record with only 361,000 acre-feet of runoff (inclusive of
precipitation, snowpack and river flow) of the Kings River and the past four years have been the
driest 4-year period on record with regard to acre feet of runoff.3
The Kings River flows in a north-south direction past the planning area, bordering the planning
area at its southeastern corner. It eventually branches to the north toward Mendota Pool and to
the south toward the Tulare Lakebed in Kings County.
Planning Area
The approximately 6,900-acre planning area consists primarily of a mosaic of urban, agricultural,
and rural residential lands. The City’s population in 2015 was 24,270. The main water user
within the planning area is single family residential, followed by multi-family residential,
commercial, industrial, and institutional/government. In 2015, single family residential was
projected to use approximately 73% of total water use within the City.4

1

Kings Basin Water Authority. 2015 Annual Report. (2016)
Ibid. Page 3.
Kings Basin Authority. 2015 Annual Report. Page 2. (2016)
4
City of Sanger UWMP. Page 14. 2005.
2
3
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The City is within the boundaries of the Consolidated Irrigation District (CID). CID is comprised
of 145,000 acres, the majority of which is in agricultural production. CID has water rights to the
flow of the Kings River and storage rights in Pine Flat Reservoir.5 They are responsible for
surface water distribution as well as management of multiple groundwater recharge facilities.
CID actively manages local water use through conjunctive use (combined management of
surface water and groundwater supplies and storage). The intentional use of surface water in lieu
of groundwater pumping is part of the CID conjunctive use operations. In drier years, for
example, growers irrigate with available surface water supplies supplemented by pumping of
recharged groundwater.
Water Supply and Demand
The City of Sanger obtains 100 percent of the City’s water supply from groundwater. The City is
capable of producing 14,458 acre-feet per year (AFY), from eight wells, with an average
groundwater depth of 235 feet. The demand, however was only approximately 6,000 AFY (as of
2012)6. The City operates two above ground storage tanks, which supply water through a grid
distribution system of 4, 6, 8, 10 and 12-inch diameter mains.
Groundwater Recharge
The City of Sanger operates its own storm water collection system, which includes numerous
ponding basins. The storm water ponding basins allow water to percolate and recharge the
groundwater basin. In addition, the City operates its own secondary effluent percolation basins,
which also recharge the groundwater basin. The Kings River is a major contributor to
groundwater recharge in the planning area. CID operates over 50 dedicated recharge basins with
a surface area of approximately 1,300 acres along the Kings River’s alluvial plain. Average pond
recharge is approximately 30,000 acre feet. The sandy soils in the CID area make their ponds
capable of recharging over 1,200 acre feet per day. In addition, seepage from the bottom of
canals and ditches contributes to additional recharge.
Water Quality
Surface water quality in the basin region generally has high quality water due to its origin in the
uplands of the Sierra Nevada Mountains.7 The Kings Basin is covered by the Basin Plan that
addresses the surface water quality issues of the Kings River. Most contaminants occur from
surface or subsurface agricultural drainage. As the Kings River collects agricultural return flows
in the Valley, the instream water quality gradually declines but is still considered of high quality.
5

Case Study: Consolidated Irrigation District Recharge Program
Kings Basin Water Authority. IRWMP (2012).
7
Kings Basin Water Authority. IRWMP Page 3-35 (2012).
6
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Groundwater in the region is of the following types: calcium sodium, sodium calcium, and
calcium bicarbonate type.8 The most widely detected pesticide in groundwater is the
nematodecide dibromochloropropane (DBCP).9 Its detection in groundwater is attributable to
crop applications (vineyards and stone fruits) of this pesticide that occurred up until the late
1970’s when its use was discontinued. In general, pesticides in groundwater of the east side of
the Valley are more prevalent than in groundwater of the west side of the Valley. Groundwater
summary statistics note that the Kings Basin contains public supply wells that exceed MCLs for
certain constituents.10
Drainage and Storm Water Disposal
The topography of the planning area is generally flat. Storm water runoff drains through a
surface and subsurface collection system. Storm water in Sanger is piped to storm water
percolation basins and is not treated at the WWTP.11 The storm water ponding basins allow
water to percolate and recharge the groundwater basin.
Flooding and Dam Failure
A portion of the planning area is located in a dam
failure flood inundation area from the Pine Flat
Dam. Areas along the Kings River could be subject
to inundation in the event that the dam were to fail.
The Pine Flat Dam was completed in 1954 and
impounds the Kings River at Pine Flat Reservoir.
The dam is constructed of concrete and is built for
flood control, irrigation, recreation, and water
conservation. It is owned and operated by the U.S.
Army Corps of Engineers.
Small portions of the City are located in the
FEMA-designated 100-Year Flood Hazard Area. A Pine Flat Dam and the Kings River, northeast
100-year flood has a one percent chance of of Sanger.
occurrence during any given year and is the flood magnitude that requires Federal Insurance
Administration regulations. A swath of land east of Academy Avenue is located within this flood
designation, as well as some smaller pockets in the southwestern part of the City. The remainder
of the City is outside the 100-Year Flood Hazard Area.

8

Ibid. Page 3-36.
Ibid. Page 3-37.
Ibid. Page 3-38.
11
Sanger UWMP Page 31 (2005).
9

10
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A. SCENIC RESOURCES
The scenic qualities of a community are composed of a mixture of natural and man-made features.
The value or importance of these features to the public is dependent upon the visual quality of the
view. The rating of a view is a subjective process, however the US Forest Service has developed
a rating system for classifying different views within a planning area. Originally this classification
system was used by the Forest service to classify views that contained primarily natural features.
The Consultant has modified this classification system to include the urban landscape of Sanger.
To evaluate scenic resources within the planning
area, the Consultant has classified views along
major travel corridors through the planning area.
Table 3-1 contains rating guidelines used by the
Consultant
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Table 3-1: Visual Rating Guidelines

Rating

Guideline

1

All features within the field of view appear to be characteristic of the region – open
native grassland, an agricultural field, or vineyard or orchard. Few, if any, man-made
features are evident

2

Most features within the field of view appear to be characteristic of the region – open
native grassland, an agricultural field, or vineyard or orchard. Man-made features are
more evident and may attract attention but are visually subordinate to inherent features.
Man-made features may include agricultural buildings, residential dwellings or
billboards.

3

Man-made features dominate the field of view. These views are mostly urbanized
areas. They exhibit well-maintained and well-designed urban areas – proper setbacks,
appealing landscaping and screening, compatible land uses and continuity in terms of
building scale

4

Man-made features appear incongruous and dominate the field of view. These views
are considered urbanized areas. They exhibit unmaintained buildings, minimal
landscaping, a mixture of land uses and lack of continuity in terms of building scale

5

Man-made features dominate the field of view. These views are considered urbanized.
These urban views are dominated by deteriorating or dilapidated buildings, little or no
landscaping, mixture of incompatible land uses, streets are unpaved or in poor
condition, curb and gutter is lacking.

Views in Sanger’s Sphere of Influence tend to be dominated by either agricultural or urban settings.
Agricultural areas generally surround the urban area. Views that rated good in agricultural areas
are those where the predominant scene is well-tended agricultural fields.
In developed urban areas locations that scored well tended to be well maintained, with healthy
landscaping and screening of storage areas. Areas that scored poorly generally were characterized
with poorly maintained buildings and properties, little or no landscaping, unscreened storage of
equipment and a predomance of overhead utility lines.
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Map 3-1: Visual Quality Survey
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It should be stressed that the visual quality ratings are very subjective and one person’s evaluation
likely will be different from anothers. However the analysis does give a general picture of the
visual environment of the community, laying the foundation for potential investments to improve,
such as landscaping (e.g. street trees) property cleanup, undergrounding of utilities and efforts to
improve the appearance of gateways, among others.
B. AGRICULTURE
The economy of the Sanger area is very dependent upon agriculture and agriculturally-related
industries. An analysis of land use within the planning area reflects this reliance. Over 2,100 acres
within Sanger’s Sphere of Influence is currently used for intensive agricultural purposes, and the
planning area is virtually surrounded by agricultural land. Much of the agricultural land within
the planning area is considered “Prime” farmland and farmland of "statewide significance" by the
California Department of Conservation’s Important Farmland Mapping Program.
Prime farmland is defined as land having the best combination of soil quality, growing season, and
water supply and is generally characterized as agricultural land with soils having a Capability Class
of I or II, and a Storie Index greater than 85. Farmland of statewide importance is land other than
prime farmland with a “good combination of physical and chemical characteristics for the
production of crops”.
Within the planning area, agricultural land overlying soils of the Ramona series are considered to
be prime farmland when it is irrigated (see Map 3-2). Agricultural land overlying soils of the
Exeter and San Joaquin series is considered to be farmland of statewide importance. A discussion
of the characteristics of these soils and their locations is presented in Chapter 2 (Physical
Environment).
Water supply is the other key factor in rating the quality of farmland. Prime farmland and farmland
of statewide importance must have a constant, reliable source of water. Sanger and the land within
its Sphere of Influence is within the Consolidated Irrigation District (CID).
CID is comprised of 145,000 acres, the majority of which is in agricultural production. CID has
water rights to the flow of the Kings River and storage rights in Pine Flat Reservoir. They are
responsible for surface water distribution as well as management of multiple groundwater recharge
facilities. CID actively manages local water use through conjunctive use (combined management
of surface water and groundwater supplies and storage). The intentional use of surface water in
lieu of groundwater pumping is part of the CID conjunctive use operations. In drier years, for
example, growers irrigate with available surface water supplies supplemented by pumping of
recharged groundwater.
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Map 3-2: Important Farmland Map
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The primary crops grown in the Sanger area include stone fruits (peaches, nectarines, plums,
cherries) citrus (oranges, lemons, grapefruits) almonds, table grapes and field crops such as
tomatoes. To the east, extensive cattle grazing occurs in the foothills of the Sierra Nevada.
The conversion of agricultural land to urban development is always a concern with Central Valley
cities. Since 1990 Sanger has completed 18 annexations totaling 878 acres – much of this land
formerly in agricultural use.
Even though Sanger’s growth has had a relatively small impact on agricultural land when
considered valley-wide, the cumulative result of urban growth of all cities in the Valley on
agricultural land is considerable.
A recent report released by the State Department of Conservation indicated that irrigated
farmland in California decreased by more than 91 square miles (58,587 acres) between 2010 and
2012. The highest-quality agricultural soils, known as Prime Farmland, comprised 81 percent of
this loss. The report notes, however, that this rate of conversion was one of the lowest observed
in recent years – due to the ongoing recession and its impact on development. During the period
2008 – 2010 Fresno County ranked sixth among the State’s 58 counties in terms of the amount of
agricultural land lost to urbanization. However between 2010 and 2012 Fresno County had risen
to third.
In 2008 the Fresno Council of Governments partnered with American Farmland Trust to prepare
the report “Model Farmland Conservation Program for Fresno County”. The preparation of this
report followed the most intense period of urbanization and loss of farmland ever observed in the
County (and California). The report identified much of the farmland around Sanger as “strategic
farmland” – meaning that it is land most likely to remain economically viable for high-value
agriculture in the long term, given its inherent characteristics and surrounding conditions. The
report further stated that these lands should receive the highest priority for conservation and the
lowest priority for non-farm development – as a part of a broad strategy to sustain Fresno County
agriculture.
The report also notes that if present development trends continue that another 97,600 acres of
land will be urbanized in Fresno County by 2050 – roughly doubling the size of the urban area.
Of that acreage about 67,350 acres is likely to be prime, unique or statewide important farmland.
Another 55,000 acres could be consumed if “rural residential” (e.g. “ranchette-style”)
development occurs.
The report “Farming on the Edge” (also prepared by the American Farmland Trust) studied the
nation’s most valuable farming regions and their vulnerability to the pressures of converting land
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from agriculture to urban development. This study identified the San Joaquin and Sacramento
Valley region as the agricultural area most threatened by conversion of farmland to urban uses in
the entire nation!
Williamson Act
The Williamson Act was legislated by the State of California in 1967 in an effort to slow the loss
of prime agricultural land to urban land uses. The Act provides property tax incentives for
landowners who make a commitment to maintain their land in agricultural use for a period of ten
years. Williamson Act contracts are automatically renewed on an annual basis unless a Notice of
Non-renewal is filed with the Fresno County Assessor. After filing a Notice of Non-renewal, a
landowner must still wait a period of ten years before converting the land to non-agricultural uses.
City and County governments may immediately cancel Williamson Act Contracts only after
making mandatory findings concerning the availability of other lands for non-agricultural use, the
effect on adjacent agricultural lands, and the public need for the land. These findings are set forth
in Section 51282 of the Government Code. Government Code Section 51284 states that no
contract may be canceled without holding a duly noticed public hearing on the matter.
As of March 2016, Influence, approximately 583 acres of land were in agricultural preserve
contracts within Sanger’s existing Sphere of Influence (SOI).
In the year 2000, the California legislature approved the Farmland Security Zones Act (also known
as the “Super Williamson Act”). The Act provides for tax incentives for property owners willing
to enter into 20-year contracts. The process for terminating contracts is much more difficult than
that for regular Williamson Act Contracts. Fresno County officials report that there are no
Farmland Security Zone contracts within the Sanger SOI as of March 2016.
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C. BIOTIC RESOURCES
Lands surrounding the planning area are dominated by agricultural and rural residential uses. The
approximately 6,900-acre planning area consists primarily of a mosaic of urban, agricultural, and
rural residential lands. Riparian habitat associated with the Kings River and Collins Creek occurs
in the southeastern portion of the planning area, and is contained largely within the fenced facility
of the City’s wastewater treatment plant and an adjacent City-owned natural area.
Biotic Habitats and Land Uses
Seven biotic habitats and land uses are identified within the planning area and are shown on Map
3-3:
- urban
- agricultural
- rural developed
- ruderal
- non-native grassland
- drainage/canal, and
- artificial ponds and basins
A more extensive description of each habitat type is as follows:
Urban
The urban footprint of Sanger is developed with single- and multi-family residential units,
commercial units, schools, industrial and manufacturing plants and warehouses, transportation
corridors, city parks, and other developments and infrastructure associated with urbanized
communities. Sanger also includes a number of small undeveloped lots that are similar to
surrounding urban areas in terms of habitat function and value, and are therefore included in the
urban land use type. However, large expanses of vacant land within city limits are separately
classified as ruderal.
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Map 3-3: Biotic Habitats and Land Uses
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Agricultural
A large portion of the planning area
consists of actively farmed agricultural
land including orchards, vineyards, row
crops, and grain. Compared to natural
habitats, managed agricultural lands
provide relatively low habitat value for
wildlife due to intensive management
practices and lack of vegetative diversity.
Annual management practices such as
discing and harvesting would eliminate
breeding and foraging habitat for many
small birds and mammals native to the
region. The application of chemical
pesticides may also pose a threat to such
species at various times of the year.
Rural Developed
Outside of the urban footprint of Sanger, agricultural lands are interspersed with rural residences
and several small commercial/industrial complexes. These rural developed lands include homes
and other structures, landscaping, driveways and parking areas, and, in some cases, small pastures
and ruderal areas adjacent to buildings.
Ruderal
The ruderal land use type includes disturbed
habitats such as deep-ripped fields,
construction sites, barren land, and travel
corridors.
Given the scope of this
investigation and the scale of the planning
area, roads were generally not mapped as
ruderal habitat, but were included with
adjacent land uses. Within the urban
footprint of Sanger, only large expanses of
ruderal land were mapped as such; small
vacant lots would be expected to be
functionally similar to surrounding urban
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development, and were therefore classified as urban.
Non-native Grassland
Seventeen expanses of non-native grassland were identified within rural portions of the planning
area. Most of these grasslands are located within the agricultural mosaic, on leveled land that was
presumably once used for cultivation. Four expanses of grassland identified during the field survey
are located outside of the agricultural grid. Three are associated with rural residences and appear
to be in use as livestock pastures, while the fourth borders a network of basins that were once used
by the City as wastewater treatment ponds. These grasslands, like all others in the planning area,
appear to have been subjected to intensive disturbance over the years, and are not representative
of natural grassland habitats found elsewhere in the San Joaquin Valley. Vernal pools and swales
are absent from all grasslands of the planning area.
Drainage/Canal
This habitat consists of natural drainages,
engineered canals and ditches, and associated
riparian habitat. The two natural drainages of
the planning area are the Kings River and
Collins Creek, both of which pass through the
planning area near its southeast corner, flowing
generally from north to south. The Kings River
is perennially inundated and follows its
original, meandering course. By contrast,
Collins Creek carries seasonal flows, and
within the planning area has been realigned to a
relatively straight course within an engineered
channel.
Five engineered canals and ditches pass through the planning area, the Fowler-Switch Canal,
Centerville-Kingsburg Canal, Hansen Canal, Lonetree Channel, and Garfield Ditch. All
engineered canals and ditches of the planning area flow generally from northeast to southwest,
carry seasonal flows, and appear intensively maintained.
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Artificial Ponds and Basins
Artificial ponds and basins in the planning area
include stormwater detention basins, tailwater
basins, residential ponds, and waste treatment
ponds. Waste treatment ponds comprise five
actively used ponds within the Sanger
Wastewater Treatment Facility, as well as a
number of basins in the City-owned natural area
near the confluence of Collins Creek and the
Kings River that were previously used for this
purpose, but are now retired. While larger ponds
and basins have been identified in Map 3-1, small
ponds within rural residential areas were not
mapped given the scope of this investigation.
Plant and Animal Species of Concern
Endangered species with the potential to occur in the planning area are listed in Table 3-1:

Table 3-1
List of Special Status Plant Species That Occur
Or May Occur in the Planning Area Vicinity
Species

Status

Habitat

Occurrence in the Planning Area

Succulent Owl’s Clover
(Castilleja campestris
succulenta)

FT, CE
CNPS 1B

Absent. Vernal pools are absent from
the planning area.

California Jewel-flower
(Caulanthus californicus)

FE, CE,
CNPS 1B

Occurs in vernal pools of the
Central Valley, often in acidic soils;
blooms April-May; elevation 1602460 ft.
Occurs in chenopod scrub, pinyon
and juniper woodland, and sandy
valley and foothill grassland;
blooms February–May; elevation
250-3,300 ft.

San JoaquinValley Orcutt Grass
(Orcuttia inaequalis)

FE, CE
CNPS 1B

San Joaquin Adobe Sunburst
(Pseudobahia peirsonii)

FT, CE,
CNPS 1B

Occurs in the Central Valley in
deep vernal pools with prolonged
inundation; blooms AprilSeptember; elevation 100-2480 ft.
Occurs in grasslands of the Sierra
Nevada foothills in heavy clay soils
of the Porterville and Centerville
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Unlikely. All grassland habitats of the
planning area are disturbed and would be
marginal, at best, for this species.
Moreover, California jewel-flower
populations in the Fresno area are
presumed extirpated.
Absent. Vernal pools are absent from
the planning area.
Absent. Suitable heavy clay soils are
absent from the planning area.
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Table 3-1
List of Special Status Plant Species That Occur
Or May Occur in the Planning Area Vicinity
Species

Status

Habitat

Occurrence in the Planning Area

series; blooms March-April;
elevation 300-2,625 ft.
Keck’s Checkerbloom
(Sidalcea keckii)

FE
CNPS 1B

Occurs in blue oak woodland and
valley and foothill grassland
habitats in clay or serpentine soils;
blooms April-June; elevation 2502150 ft.

Greene’s Tuctoria
(Tuctoria greenei)

FE, CR,
CNPS 1B

Occurs in vernal pools of the
Central Valley; blooms MaySeptember; elevation 100-3510 ft.

Spiny-sepaled Button Celery
(Eryngium spinosepalum)

CNPS 1B

Forked Hare-leaf
(Lagophylla dichotoma)

CNPS 1B

Madera Leptosiphon
(Leptosiphon serrulatus)

CNPS 1B

Sanford’s Arrowhead
(Sagittaria sanfordii)

CNPS 1B

California Satintail
(Imperata brevifolia)

CNPS 2B

Occurs in vernal pools and valley
and foothill grasslands of the San
Joaquin Valley and the Tulare
Basin; blooms April-May;
elevation 330-840 ft.
Occurs in cismontane woodland
and valley and foothill grasslands;
blooms April-Sept.; elevation 1602500 ft.
Occurs in cismontane woodland,
foothill grasslands, and lower
montane forest from Madera
County south through Kern County;
blooms April-May; elevation
1,000-4,300ft.
Occurs in freshwater marshes and
swamps of the Central Valley;
blooms May-October; elevation up
to 2000 ft.
This perennial grass occurs in
chaparral, coastal sage scrub,
creosote bush scrub, and
wetland/riparian habitats; blooms
September-May; elevation 6004,000 ft.
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Absent. Blue oak woodland habitat is
absent from the planning area, and
grassland habitats are marginal, at best,
due to past and ongoing human
disturbance. The nearest known
occurrences are 10-11 miles northeast of
the planning area in large blocks of
grassland / blue oak woodland habitat.
Absent. Vernal pools are absent from
the planning area.
Unlikely. Vernal pools are absent from
the planning area, and all grassland
habitats would be marginal, at best, for
this species due to past and ongoing
human disturbance.
Unlikely. Grassland habitats of the
planning area would be marginal, at best,
for this species due to past and ongoing
human disturbance.
Unlikely. Grassland habitats of the
planning area would be marginal, at best,
for this species due to past and ongoing
human disturbance. Moreover, the
planning area is located below this
species’ typical elevational range.
Possible. Several documented
occurrences of this species are reported in
canals, ditches, and detention basins in
and around the Fresno/Clovis area.
Absent. The planning area is situated
below the lower elevational limit for this
species.
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Table 3-1
List of Special Status Plant Species That Occur
Or May Occur in the Planning Area Vicinity
Species

Status

Habitat

Occurrence in the Planning Area

Caper-fruited Tropidocarpum
(Tropidocarpum capparideum)

CNPS 1B

Occurs in valley and foothill
grassland habitats; blooms MarchApril; elevation up to 1,500 ft.

Unlikely. Grassland habitats of the
planning area would be marginal, at best,
for this species due to past and ongoing
human disturbance. Moreover,
populations of this species in the Fresno
area are believed to be extirpated.

Table 3-2: Animal Species Listed as Threatened
or Endangered Under the Federal or State Endangered Species Acts
Table 3-2: Animal Species Listed as Threatened
or Endangered Under the Federal or State Endangered Species Acts
Species

Status

Habitat

Occurrence in the Planning Area

Vernal Pool Fairy Shrimp
(Branchinecta lynchi)

FT

Absent. Vernal pools are absent from
the planning area.

Valley Elderberry Longhorn
Beetle (VELB)
(Desmocerus californicus
dimorphus)

FT

Occurs in vernal pools, grass or
mud-bottomed swales, and basalt
depression pools.
Lives in mature elderberry shrubs
of California’s Central Valley and
Sierra foothills.

California Tiger Salamander
(CTS)
(Ambystoma californiense)

FT, CT

Found primarily in annual
grasslands; requires vernal pools
for breeding and rodent burrows for
aestivation. May aestivate up to 1.3
miles away from breeding habitat.
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Present. Suitable habitat for this
species in the form of elderberry shrubs
occurs within the planning area,
particularly in the riparian areas
associated with Collins Creek and the
Kings River, and the CNDDB lists a
1991 occurrence of VELB within the
planning area along Collins Creek.
Unlikely. Vernal pools and other
suitable breeding ponds are absent from
the planning area, and most grassland
habitat of the site occurs within the
agricultural mosaic on leveled land that
was presumably once in cultivation.
The few areas of grassland located
outside of the agricultural mosaic are
highly disturbed. Overall, the land uses
and disturbance regimes of the planning
area are not compatible with CTS life
history and habitat requirements. The
closest known occurrences of this
species are located more than 4 miles to
the northeast of the planning area in
contiguous grassland with vernal pools.
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Table 3-2: Animal Species Listed as Threatened
or Endangered Under the Federal or State Endangered Species Acts
Species

Status

Habitat

Occurrence in the Planning Area

Swainson’s Hawk
(Buteo swainsoni)

CT

This breeding-season migrant to
California nests in mature trees in
riparian areas and oak savannah,
and occasionally in lone trees at the
margins of agricultural fields.
Requires adjacent foraging areas
such as grasslands or alfalfa fields
supporting rodent populations.

Western Yellow-billed Cuckoo
(Coccyzus americanus
occidentalis)

FC, CE

Least Bell’s Vireo
(Vireo bellii pusillus)

FE, CE

Tricolored Blackbird
(Agelaius tricolor)

CE

Occurs in valley foothill and desert
riparian habitats in scattered
locations in California. Requires
extensive gallery riparian forests
for nesting.
Breeding migrant to California;
current breeding distribution
extends from Santa Clara County to
the north and San Diego County to
the south. Nests in early- to midsuccessional riparian habitats.
Nests colonially near fresh water in
dense cattails or tules, or in thickets
of willows or shrubs. Forages in
grassland and cropland areas.

Possible. Agricultural fields and
grasslands outside of urban Sanger
provide suitable foraging habitat for this
species, and mature trees in less
developed areas offer suitable nesting
habitat. The closest documented nesting
occurrences of this species are located
more than 10 miles from the planning
area, however.
Unlikely. Riparian habitats associated
with Collins Creek and the Kings River
could theoretically be used for nesting;
however, this species has not been
observed in the area for over 100 years.
Possible. Riparian habitats associated
with Collins Creek and the Kings River
are suitable for nesting by this species;
however, this species has not been
observed in the area for over 100 years.

Townsend’s Big-eared Bat
(Corynorhinus townsendii)

CCT,
CSC

Found throughout California.
Primarily a cave-dwelling species,
but may also roost in tunnels,
buildings, and other human-made
structures.

San Joaquin Kit Fox
(Vulpes macrotis mutica)

FE, CT

Found in desert alkali scrub and
annual grasslands; may forage in
adjacent agricultural habitats. Use
underground dens for
thermoregulation, cover, and
reproduction. Dens are either selfdug or modified rodent burrows.
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Possible. Tricolored blackbirds could
potentially forage in agricultural lands of
the planning area, and nest in riparian
habitats associated with Collins Creek
and the Kings River. The closest
known occurrence of this species is
approximately 4 miles northeast of the
planning area.
Possible. This species could roost in
bridges or buildings in less developed
portions of the planning area, and forage
over agricultural lands or riparian
habitats. There are no documented
occurrences of this species within 10
miles of the planning area.
Unlikely. The CNDDB lists two kit fox
occurrences within 10 miles of the
planning area, including one mapped
generally to the center of Sanger in the
1980s. However, intensive land uses of
the planning area and surrounding lands
are generally not compatible with kit fox
life history and habitat requirements.
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Table 3-3: Animal State Species of Special Concern
or Fully Protected Endangered Species Act
Species

Status

Habitat

Occurrence in the Planning Area

Western Spadefoot
(Spea hammondii)

CSC

Mainly occurs in grasslands of San
Joaquin Valley. Vernal pools or
other temporary wetlands are
required for breeding. Aestivates in
underground refugia such as rodent
burrows, typically within 1,200 ft.
of aquatic habitat.

Western Pond Turtle
(Actinemys marmorata)

CSC

Northern Harrier
(Circus cyaneus)

CSC

Occurs in open, slow-moving water
or ponds with rocks and logs for
basking. Nesting occurs in open
areas, on a variety of soil types, and
up to ¼ mile away from water.
Frequents meadows, grasslands,
open
rangelands,
freshwater
emergent wetlands. Nests on
ground, generally in wet areas,
although grassland, pasture, and
cultivated fields may be used.

Unlikely. Vernal pools and other
suitable breeding ponds are absent from
the planning area, and most grassland
habitat of the site occurs within the
agricultural mosaic on leveled land that
was presumably once in cultivation.
The few areas of grassland located
outside of the agricultural mosaic are
highly disturbed. Overall, the land uses
and disturbance regimes of the planning
area are not compatible with spadefoot
life history and habitat requirements.
The closest known occurrence of this
species is located approximately 5 miles
northeast of the planning area in
contiguous grassland.
Likely. This species may occur in
natural or constructed aquatic
environments within the planning area.

White-Tailed Kite
(Elanus leucurus)

CFP

Occurs in savanna, open woodlands,
marshes, desert grassland, and
cultivated fields. Prefer lightly
grazed or ungrazed fields for
foraging.
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Possible. This species could forage in
agricultural fields and grasslands of the
planning area. The planning area does
not contain wetlands or marshes offering
high-quality nest habitat for this species;
however, grasslands and agricultural
fields of the planning area could
theoretically be used.
Possible. Agricultural fields and
grasslands outside of urban Sanger
provide suitable foraging habitat for this
species, and mature trees in less
developed areas offer suitable nesting
habitat.
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Table 3-3: Animal State Species of Special Concern
or Fully Protected Endangered Species Act
Species

Status

Habitat

Occurrence in the Planning Area

Burrowing Owl
(Athene cunicularia)

CSC

Frequents open, dry annual or
perennial grasslands, deserts, and
scrublands characterized by low
growing vegetation. Dependent
upon burrowing mammals, most
notably the California ground
squirrel, for nest burrows.

Long-eared Owl
(Asio otus)

CSC

Frequents riparian woodlands and
forests of California.

Loggerhead Shrike
(Lanius ludovicianus)

CSC

Pallid Bat
(Antrozous pallidus)

CSC

Western Mastiff Bat
(Eumops perotis)

CSC

American Badger
(Taxidea taxus)

CSC

Frequents open habitats with sparse
shrubs and trees, other suitable
perches, bare ground, and low
herbaceous cover. Nests in riparian
areas, desert scrub, and agricultural
hedgerows.
Found in grasslands, chaparral, and
woodlands, where it feeds on
ground- and vegetation-dwelling
arthropods, and occasionally take
insects in flight. Prefers to roost in
rock crevices, but may also use tree
cavities, caves, bridges, and
buildings.
Found in open, arid to semi-arid
habitats, where it feeds on insects
in flight. Roosts most often in
crevices in cliff faces, but may also
use high buildings, bridges, and
tunnels.
Uncommon resident statewide;
most abundant in drier open stages
of most shrub, forest, and
herbaceous habitats.

Possible. Burrowing owls could
theoretically nest and roost in grassland
and ruderal habitats of the planning area
in which California ground squirrel
burrow complexes are present, and
forage in these habitats or adjacent
agricultural lands. However, all habitats
of the planning area are marginal, at
best, for this species due to past and
ongoing human disturbance. There are
no known occurrences of burrowing owl
in the vicinity of the planning area; the
closest occurrence in the CNDDB is
nearly 6 miles northeast of the planning
area in contiguous grassland.
Possible. Possible nesting and roosting
habitat is present in riparian trees
associated with Collins Creek and the
Kings River.
Possible. Less developed portions of the
planning area provide potential foraging
and nesting habitat for this species.
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Possible. Grasslands and riparian
habitats of the planning area are suitable
for foraging by this species, and
potential roosting may occur in hollows
of large trees, bridges, and buildings.

Possible. This species may forage over
open habitats of the planning area, but
suitable roosting habitat is absent.

Possible. Badgers could potentially den
and forage in rural grassland and ruderal
habitats of the planning area. The
closest occurrence of this species was
documented approximately 7 miles to
the northwest in 1987, in what was at
that time the residential outskirts of
Clovis.
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Legend for Tables 3-1 through 3-3
Occurrence Terminology:
Present:
Likely:

Species observed on the site at time of field surveys or during recent past.
Species not observed on the site, but it may reasonably be expected to occur there on a
regular basis.
Species not observed on the site, but it could occur there from time to time.
Species not observed on the site, and would not be expected to occur there except,
perhaps, as a transient.
Species not observed on the site, and precluded from occurring there because habitat requirements
not met.

Possible:
Unlikely:
Absent:
STATUS CODES
FE
FT
FPE
FPT
FC

Federally Endangered
Federally Threatened
Federally Endangered (Proposed)
Federally Threatened (Proposed)
Federal Candidate

CE
CT
CCT
CFP
CSC

CNPS
1A
2
1B

California Native Plant Society Listing
Plants Presumed Extinct in California
Plants Rare, Threatened, or Endangered in California, but more common elsewhere
Plants Rare, Threatened, or Endangered in California and elsewhere
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California Endangered
California Threatened
California Threatened (Candidate)
California Fully Protected
California Species of Special Concern
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D. CULTURAL AND HISTORICAL RESOURCES
The Kings River corridor was an important Native American habitation and resource-gathering
area, both prehisotirically and historically. Several tribes fished for salmon, gathered acorns and
other food and fiber resources, held ceremonies, and collected basketry materials along this stretch
of the river.
In prehistoric times the Petachie, Gashowu,
Wakichi and Kechayi of the Yokuts occupied the
valley floor on the floodplains of creeks and
rivers. Salmon spreaking, acorn gathering and
other hunting and gathering activities were
conducted throughout the area by various tribes.
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 in 1848. In 1851 soldiers arrived as part
of the marposa Indian war and built a military
post on the south bank of the San Joaquin River
two miles above Friant. Indians in the area wree
involved as laborers in various railroad projects
from 1891 through the early 1930’s.
A record search at the California Archaeological
Information Center in Bakersfield revealed that
previous archaeological investigations have
taken place near the project area (the Sphere of
Influence). These investigations covered lands
proposed for sand and gravel mining in the
floodplain of the Kings River.
These
investigations identified a number of cultural and
historical resources, however no listed historical
or cultural resources were indentified within the
boundaries of the Sphere of Influence.
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A 1934 photo of Jug Rock located northeast of
Sanger and north of Jesse Morrow Mountain.
Also called “Wa-Ha-Lish” the rock is a sacred
site of the Choinumni tribe of Yokut Indians.
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E. AIR QUALITY
Regional Setting
The City of Sanger lies within the San Joaquin
Valley Air Basin, which is the southern half of
California’s Central Valley. It is approximately
250 miles long and averages 35 miles wide.
The Valley is defined by the Sierra Nevada in
the east (8,000 to 14,000 feet in elevation), the
Coast Ranges in the west (averaging 3,000 feet
in elevation), and the Tehachapi mountains in
the south (6,000 to 8,000 feet in elevation).
The bowl shaped topography inhibits
movement of pollutants out of the valley. The
vertical dispersion of air pollutants in the
Valley is limited by the presence of persistent
temperature inversions. Solar energy heats up the Earth’s surface, which in turn radiates heat and
warms the lower atmosphere. Therefore, as altitude increases, the air temperature usually decreases
due to increasing distance from the heat source. A reversal of this atmospheric state, where the air
temperature increases with height, is termed an inversion. A temperature inversion can act like a
lid, inhibiting vertical mixing of the air mass at the surface, leading to emissions of pollutants
being trapped below the inversion.1
The Valley is in a Mediterranean Climate Zone, which is influenced by a subtropical high-pressure
cell most of the year. Mediterranean Climates are characterized by sparse rainfall, which occurs
mainly in winter. Summers are hot and dry. For the entire valley, high daily temperature readings
in summer average 95 degrees F. Temperatures below freezing are unusual while average high
temperatures in the winter are in the 50s, but highs in the 30s and 40s can occur on days with
persistent fog and low cloudiness. The average daily low temperature is 45 degrees F.2

1

San Joaquin Valley Air Pollution Control District. Air Quality Guidelines for General Plans. Revised June 2005.
San Joaquin Valley Air Pollution Control District. Guidance for Assessing and Mitigating Air Quality Impacts. March 19, 2015.
http://www.valleyair.org/transportation/GAMAQI_3-19-15.pdf. Accessed February 2016.
2
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Existing Air Quality Conditions
The SJVAPCD, the Air Resources Board (ARB), and the U.S. National Park Service, and the Santa
Rosa Rancheria in Lemoore operate an extensive air monitoring network to measure progress
toward attainment of the EPA-established National Ambient Air Quality Standards (NAAQS) and
California Ambient Air Quality Standards (CAAQS). Ambient Air Quality Standards can be seen
in Table 3-4, along with the potential pollutant health and atmospheric effects and sources.

Table 3-4: National and State Ambient Air Quality Standards
and Effects and Sources of Pollutants3
Pollutant

Averaging
Time

State
Standard

National
Standard

Pollutant
Health
Atmospheric Effects

Ozone

1 hour
8 hours

0.09 ppm
0.07 ppm1

--0.075 ppm

Carbon
Monoxide

1 hour
8 hours

20 ppm
9.0 ppm

35 ppm
9.0 ppm

Nitrogen
Dioxide

1 hour
Annual
Avg.

0.180 ppm
0.030

0.010 ppm
0.053 ppm

(a) Decrease of pulmonary
function and localized lung
edema in humans and animals;
(b) Risk to public health implied
by alterations in pulmonary
morphology and host defense in
animals; (c) Increased mortality
risk; (d) Risk to public health
implied by altered connective
tissue metabolism and altered
pulmonary
morphology
in
animals
after
long-term
exposures
and
pulmonary
function
decrements
in
chronically exposed humans; (e)
Vegetation damage; (f) Property
damage.
(a) Aggravation of angina
pectoris (chest pain) and other
aspects of coronary heart disease;
(b) Decreased exercise tolerance
in persons with peripheral
vascular disease and lung
disease; (c) Impairment of central
nervous system functions; (d)
Possible increased risk to fetuses.
(a) Potential to aggravate chronic
respiratory
disease
and
respiratory symptoms in sensitive
groups; (b) Risk to public health
implied by pulmonary and extrapulmonary biochemical and

3

California Environmental Protection Agency Air Resources Board. Ambient Air Quality Standards.
http://www.arb.ca.gov/research/aaqs/aaqs.htm. Accessed February 2016.
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and

Major
Sources

Pollutant

Formed when reactive
organic gases (ROG) and
nitrogen oxides (NOx)
react in the presence of
sunlight. Major sources
include on-road motor
vehicles,
solvent
evaporation,
and
commercial / industrial
mobile equipment.

Internal
combustion
engines,
primarily
gasoline-powered motor
vehicles.

Motor vehicles, petroleum
refining
operations,
industrial sources, aircraft,
ships, and railroads.
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Table 3-4: National and State Ambient Air Quality Standards
and Effects and Sources of Pollutants3
Pollutant

Averaging
Time

State
Standard

National
Standard

Sulfur
Dioxide

1 hour
3 hours
24 hours
Annual
Avg.

0.25 ppm
--0.04 ppm
---

75 ppb
0.5 ppm
0.14 ppm
0.03 ppm

Respirable
Particulate
Matter
(PM10)

24 hours
Annual
Avg.

50 mg/m3
20 mg/m3

150 mg/m3
---

Fine
Particulate
Matter
(PM2.5)

24 hours
Annual
Avg.

--12 mg/m3

35 mg/m3
15 mg/m3

Lead

Rolling 3Month
Average
NAAQS/M
onthly Avg.
State
Quarterly

1.5 mg/m3

0.15 mg/m3

---

1.5 mg/m3
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Pollutant
Health
Atmospheric Effects

and

cellular changes and pulmonary
structural
changes;
(c)
Contribution to atmospheric
discoloration
Colors
atmosphere reddish-brown.
Bronchoconstriction
accompanied by symptoms
which may include wheezing,
shortness of breath and chest
tightness, during exercise or
physical activity in persons with
asthma. Some population-based
studies indicate that the mortality
and morbidity effects associated
with fine particles show a similar
association with ambient sulfur
dioxide levels. It is not clear
whether the two pollutants act
synergistically or one pollutant
alone is the predominant factor.
(a) Exacerbation of symptoms in
sensitive patients with respiratory
or cardiovascular disease; (b)
Declines in pulmonary function
growth in children; (c) Increased
risk of premature death from
heart or lung diseases in the
elderly. Daily fluctuations in
PM2.5 levels have been related to
hospital admissions for acute
respiratory conditions, school
absences,
and
increased
medication use in children and
adults with asthma.

Lead accumulates in bones, soft
tissue, and blood and can affect
the kidneys, liver, and nervous
system. It can cause impairment
of blood formation and nerve
conduction. The more serious
effects of lead poisoning include
behavior
disorders,
mental
retardation,
neurological
impairment,
learning

Major
Sources

Pollutant

Fuel combustion, chemical
plants, sulfur recovery
plants,
and
metal
processing.

Dust and fume-producing
industrial and agricultural
operations,
combustion,
atmospheric
photochemical reactions,
and natural activities (e.g.,
wind-raised dust and ocean
sprays).
Fuel combustion in motor
vehicles, equipment, and
industrial
sources;
residential and agricultural
burning; Also, formed from
photochemical reactions of
other pollutants, including
NOx, sulfur oxides, and
organics.
Present
source:
lead
smelters,
battery
manufacturing & recycling
facilities. Past source:
combustion of leaded
gasoline.
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Table 3-4: National and State Ambient Air Quality Standards
and Effects and Sources of Pollutants3
Pollutant

Averaging
Time

State
Standard

National
Standard

Hydrogen
Sulfide

1 hour

0.03 ppm

No National
Standard

Sulfates

24 hour

25 mg/m3

No National
Standard

Visibility
Reducing
Particles

8 hour

Extinction
of 0.23/km;
visibility of
10 miles or
more

No National
Standard

Pollutant
Health
Atmospheric Effects

and

deficiencies, and low IQs. Lead
may also contribute to high blood
pressure and heart disease.
High levels of hydrogen sulfide
can cause immediate respiratory
arrest. It can irritate the eyes and
respiratory tract and cause headache,
nausea, vomiting, and cough. Long
exposure can cause pulmonary
edema.
(a) Decrease in ventilatory
function; (b) Aggravation of
asthmatic
symptoms;
(c)
Aggravation
of
cardiopulmonary
disease;
(d)
Vegetation
damage;
(e)
Degradation of visibility; (f)
Property damage.
Reduces visibility, reduced
airport safety, lower real estate
value, and discourages tourism.

Major
Sources

Pollutant

Geothermal Power Plants,
Petroleum Production and
refining

Produced by the reaction in
the air of SO2.

See PM2.5.

ppm = parts per million; mg/m3 = micrograms per cubic meter.
1
This concentration was approved by the Air Resources Board on April 28, 2005 and became effective May 17, 2006.
Source: CARB, 2013

The EPA and the ARB designate air basins where ambient air quality standards are exceeded as
“nonattainment” areas. If standards are met, the area is designated as an “attainment” area. If there
is inadequate or inconclusive data to make a definitive attainment designation, they are considered
“unclassified.” National nonattainment areas are further designated as marginal, moderate, serious,
severe, or extreme as a function of deviation from standards. Current attainment designations for
the San Joaquin Valley Air Basin are provided in Table 3-5.
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Table 3-5: San Joaquin Valley Attainment Status4
Designation
Pollutant

Federal Standards

State Standards

Ozone- 1 hr
Ozone- 8 hr

No Federal Standard
Nonattainment/Extreme

Nonattainment/Severe
Nonattainment

PM10

Attainment

Nonattainment

PM2.5

Nonattainment

Nonattainment

Carbon monoxide

Attainment/Unclassified

Attainment/Unclassified

Nitrogen dioxide

Attainment/Unclassified

Attainment

Sulfur dioxide

Attainment/Unclassified

Attainment

Lead (Particulate)

No Designation/Classification

Attainment

Hydrogen sulfide

No Federal Standard

Unclassified

Sulfates

No Federal Standard

Attainment

Visibility-reducing particles

No Federal Standard

Unclassified

Vinyl chloride

No Federal Standard

Attainment

F. GREENHOUSE GAS RESOURCES
Greenhouse gases (GHGs) are gases that absorb and emit radiation within the thermal infrared
range, trapping heat in the earth’s atmosphere. There are no “attainment” concentration standards
established by the Federal or State government for greenhouse gases. GHGs are not generally
thought of as traditional air pollutants because greenhouse gases, and their impacts, are global in
nature, while air pollutants affect the health of people and other living things at ground level, in
the general region of their release to the atmosphere.5

4

San Joaquin Valley Air Pollution Control District. 2016. Ambient Air Quality Standards & Valley Attainment Status.
https://www.valleyair.org/aqinfo/attainment.htm. Accessed January, 2016.
5
San Joaquin Valley Air Pollution Control District. Guidance for Assessing and Mitigating Air Quality Impacts. March 19, 2015.
http://www.valleyair.org/transportation/GAMAQI_3-19-15.pdf. Accessed February 2016.
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Some greenhouse gases such as water vapor occur naturally and
are emitted to the atmosphere through natural processes as well
as through human activities. The most common GHG that
results from human activity is carbon dioxide, followed by
methane and nitrous oxide. GHGs can include:
•
Water Vapor – Although not considered a pollutant,
water vapor is the most important, abundant, and variable GHG.
In the atmosphere, it maintains a climate necessary for life. The main source of water vapor is
evaporation from the ocean (approximately 85 percent). Other sources include sublimation
(change from solid to gas) from ice and snow, evaporation from other water bodies, and
transpiration from plant leaves.6
•
Ozone – Unlike other GHG, ozone is relatively short- lived and, therefore, is not global in
nature. It is difficult to make an accurate determination of the contribution of ozone precursors
(nitrogen oxides and volatile organic compounds) to global climate change.7
•
Aerosols – Are suspensions of particulate matter in a gas emitted into the air through
burning biomass (plant material) and fossil fuels. Aerosols can warm the atmosphere by absorbing
and emitting heat and can cool the atmosphere by reflecting light. Cloud formation can also be
affected by aerosols. Sulfate aerosols are emitted when fuel-containing sulfur is burned. Black
carbon (or soot) is emitted during bio mass burning or incomplete combustion of fossil fuels.
Particulate matter regulation has been lowering aerosol concentrations in the United States;
however, global concentrations are likely increasing.8
•
Chlorofluorocarbons –(CFCs) are gases formed synthetically by replacing all hydrogen
atoms in CH4 or ethane with chlorine and/or fluorine atoms. CFCs are nonflammable, nontoxic,
insoluble, and chemically uncreative in the troposphere (the level of air at the earth's surface).
CFCs were first synthesized in 1928 for use as cleaning solvents, refrigerants, and aerosol
propellants. They destroy stratospheric ozone; therefore, their production was stopped as required
by the Montreal Protocol in 1987.9

6

Ibid.
Association of Environmental Professionals. Alternative Approaches to Analyzing Greenhouse Gas Emissions and Global Climate Change in
CEQA Documents. June 29, 2007. http://www.counties.org/sites/main/files/file-attachments/aep_global_climate_change_june_29_final1.pdf.
Accessed February 2016.
8
San Joaquin Valley Air Pollution Control District. Guidance for Assessing and Mitigating Air Quality Impacts. March 19, 2015.
http://www.valleyair.org/transportation/GAMAQI_3-19-15.pdf. Accessed February 2016.
9
Association of Environmental Professionals. Alternative Approaches to Analyzing Greenhouse Gas Emissions and Global Climate Change in
CEQA Documents. June 29, 2007. http://www.counties.org/sites/main/files/file-attachments/aep_global_climate_change_june_29_final1.pdf.
Accessed February 2016.
7
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•
Carbon dioxide – (CO2) is an odorless, colorless gas, which has both natural and
anthropogenic sources. Natural sources include the following: respiration of bacteria, plants,
animals, and fungus, evaporation from oceans, volcanic out gassing, and decomposition of dead
organic matter. Anthropogenic sources of carbon dioxide are from burning coal, oil, natural gas,
and wood. Concentrations of CO2 were 379 parts per million (ppm) in 2005, which is an increase
of 1.4 ppm per year since 1960.10
•
Methane – (CH4) is a flammable gas and is the main component of natural gas. When one
molecule of CH4 is burned in the presence of oxygen, one molecule of carbon dioxide and two
molecules of water are released. There are no direct ill health effects from CH4. A natural source
of CH4 is from the anaerobic decay of organic matter. Geological deposits, known as natural gas
fields, also contain CH4, which is extracted for fuel. Other sources are from cattle, fermentation
of manure, and landfills.11
•
Nitrous oxide – (N2O), also known as laughing gas, is a colorless greenhouse gas. Higher
concentrations of N2O can cause euphoria, dizziness, and slight hallucinations. N2O is produced
by microbial processes in soil and water, including those reactions that occur in fertilizer
containing nitrogen. In addition to agricultural sources, some industrial processes (nitric acid
production, nylon production, fossil fuel-fired power plants, and vehicle emissions) also contribute
to its atmospheric load. It is used in racecars, rocket engines, and as an aerosol spray propellant.12
•
Fluorinated Gases – Are gases that are synthetic, powerful GHG that are emitted from a
variety of industrial processes.13
•
Hydrofluorocarbons – (HFCs) are synthetic man-made chemicals that are used as a
substitute for CFCs (Chlorofluorocarbons) for automobile air conditioners and refrigerants. 14
•
Perfluorocarbons – (PFCs) have stable molecular structures and do not break down though
the chemical processes in the lower atmosphere. High-energy ultraviolet rays, roughly 60
kilometers above the earth's surface are able to destroy the compounds. PFCs have long lifetimes,
ranging between 10,000 and 50,000 years. Two common PFCs are tetrafluoromethane and
hexafluoroethane. Concentrations of tetrafluoromethane in the atmosphere are over 70 parts per

10

Ibid.
San Joaquin Valley Air Pollution Control District. Guidance for Assessing and Mitigating Air Quality Impacts. March 19, 2015.
http://www.valleyair.org/transportation/GAMAQI_3-19-15.pdf. Accessed February 2016.
12
Ibid.
13
Ibid.
14
Ibid.
11
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trillion (ppt). The two main sources of PFCs are primary aluminum production and semiconductor
manufacturing.15
•
Sulfur hexafluoride – (SF6) is an inorganic, colorless, odorless, nontoxic, nonflammable
gas. Concentrations in the 1990s were roughly 4 ppt. SF6 is used for insulation in electric power
transmission and distribution equipment, in semiconductor manufacturing, the magnesium
industry, and as a tracer gas for leak detection.16
Design for Air Quality
The San Joaquin Valley Air District has prepared a list of recommendations for communities to
implement to protect air quality while accommodating growth. Key among these concepts are:
-

Plan
and
design
neighborhoods
to
facilitate walking and
bicycling.
Design
sidewalks
that
are
separated from streets
and plant street trees for
shade.

-

Mix land uses to
combine residential and
commercial uses –
allowing residents to
easily walk from one use
to another.

-

Create effective linkages
of streets and pathways
to facilitate walking and
Shady streets with a well-connected grid pattern help to tame traffic and
cycling.

make walking and cycling more enjoyable – thereby offering a simple and
inexpensive way to improve air quality and reducing greenhouse gases.

15

Association of Environmental Professionals. Alternative Approaches to Analyzing Greenhouse Gas Emissions and Global Climate Change in
CEQA Documents. June 29, 2007. http://www.counties.org/sites/main/files/file-attachments/aep_global_climate_change_june_29_final1.pdf.
Accessed February 2016.
16
Ibid.
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-

Plan for transit in new neighborhoods. Among other strategies locate higher density
residential uses in linear fashion (along major streets) to promote transit.

-

Retrofit downtown streets to make them pleasing for pedestrians. Improve linkages between
the downtown and surrounding neighborhoods.

-

Change zoning to allow residential uses in the downtown.

-

Designate high and medium-density housing at sites within walking distance of
neighborhood commercial services and transportation corridors during general plan updates
and developer-initiated general plan amendments.

-

Designate parks in locations that are central to the neighborhoods they serve.

-

Incorporate school sites into larger neighborhood activity centers which could include parks,
day care facilities, and limited commercial uses.

-

Encourage all development to incorporate pedestrian-oriented designs and work with the
developer and other appropriate parties in the design and approval of development.

-

Provide for an orderly outward expansion of new urban development so that it is contiguous
with existing development (not leapfrog), allows for the incremental expansion of
infrastructure and public services, and minimizes impacts on the environment.

-

Encourage infill development of vacant parcels so that land is used more efficiently.
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Appendix A
Commercial Land Demand Study
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City of Sanger: Commercial Land Demand Study
Final Report

12/23/2015

Section(1:(Introduction,"Findings"&"
Opportunities!
Introduction
A!relatively!small!community!within!Fresno!County,!the!City!of!Sanger!(shown!in!Figure'
1.1)!is!contemplating!relatively!aggressive!growth!over!the!next!twenty!years.!!
In!order!to!plan!for!this!growth,!the!City!of!Sanger!is!in!the!process!of!updating!its!2025!
General!Plan,!prepared!in!2003.!!One!potential!growth!area!is!in!the!northern!part!of!the!
City,!as!well!as!an!area!that!is!north!of!the!current!city!limits;!in!these!areas!(collectively!
known! as! North! Sanger),! an! expanded! Highway! 180! is! shortening! the! commute! time!
between!Sanger!and!Fresno!and!facilitating!additional!visitors!to!Kings!Canyon/Sequoia!
National!Park.!!Sanger!wants!to!ensure!that!over!time!it!can!continue!to!offer!existing!
and! new! local! residents! a! full! complement! of! local! goods! and! services,! facilitate! the!
ability!to!operate!businesses!in!town,!and!maximize!capture!of!retail!spending!by!passR
by!traffic!from!visitors!and!commuters!traveling!along!Highway!180.!!!
This! Commercial! Land! Demand! Study! considers! the! scale! of! land! that! the! City! should!
zone!for!commercial!development,!including!retail!and!office.!!This!study!also!provides!a!
focus! on! the! northern! part! of! Sanger! (North! Sanger),! which! is! the! area! anticipated! to!
experience!the!most!amount!of!new!development!and!act!(via!State!Highway!180)!as!a!
commute!shed!for!Sanger,!Clovis,!and!Fresno.!!!
Findings! from! this! study! will! help! inform! the! City’s! current! General! Plan! update,!
including! the! Land! Use! Element! and! Economic! Development! Element.! ! Key! questions!
addressed!by!this!Commercial!Land!Demand!Study!include:!
•

How!are!national!and!regional!economic!trends!affecting!the!demand!for!
commercial!land?!!

•

How!much!commercial!land!should!the!City!designate/zone!to!accommodate!its!
targeted!employment!and!population!size,!given!its!role!within!the!regional!
economy?!

•

Are!there!optimal!locations!for!commercial!development!in!the!northern!part!of!the!
General!Plan!Policy!Area,!where!significant!growth!could!occur?!
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Organization of this Report

This!study!is!organized!into!the!following!sections,!each!of!which!begins!with!a!summary!
of!findings:!!
•
•
•
•

•

Section'1!contains!an!introduction!and!summarizes!the!broad!conclusions!of!this!
analysis.!!!
Section'2!provides!an!overview!of!Sanger’s!key!demographic!and!employment!
trends.!
Section'3!summarizes!recent!retail!and!office!space!trends!and!provides!a!snapshot!
of!current!retail!and!office!activities!occurring!in!Sanger.!
Section'4!reviews!the!projected!amount!of!growth!forecasted!for!Sanger!by!the!local!
council!of!governments!and!offers!some!alternative!growth!projections!for!
consideration!by!the!City!
Section'5!analyzes!demand!for!commercial!space!citywide!and!within!North!Sanger.!

Summary of Conclusions
The! conclusions! below! encapsulate! the! key! observations! pertaining! to! Sanger’s!
commercial!position.!!
•

Conclusion'1:!Sanger'is'a'diverse'community'that'carries'a'distinct'identity'within'
Fresno'County.'!!With!an!estimated!population!of!approximately!25,000,!Sanger!is!
similar!in!size!to!other!small!communities!in!the!Central!Valley.!!Sanger!has!a!high!
proportion!of!families,!relatively!large!households,!and!a!sizeable!Hispanic!
population!segment.!!Also,!although!it!is!a!commuter!city,!Sanger!has!strong!high!
school!district!performance!marks!that!help!brand!the!city!as!a!desirable!and!
affordable!place!to!live!within!the!Region.!!!

•

Conclusion'2:!Sanger’s'retail'and'office'market'primarily'serve'the'local'
community.''Both'markets'exhibit'significant'levels'of'oversupply.!!With!a!variety!
of!structural!changes!occurring!in!the!retail!market!nationally,!Sanger!appears!to!
have!more!retail!inventory!than!its!residents!can!support!at!this!time.!!Older!retail!
centers!are!continuing!to!show!signs!of!struggle!and!many!of!these!centers!have!
high!vacancy!levels,!including!anchor,!inRline,!and!pad!spaces;!many!of!them!are!also!
exhibiting!signs!of!deferred!maintenance!and!aging.!!It!is!important!to!note!that!
Sanger!has!continued!to!approve!new!retail!development,!often!characterized!as!
standRalone!stores;!many!of!these!stores!have!been!located!along!Academy!Avenue,!
outside!of!existing!centers.!!!
Small!office!users!dominate!Sanger’s!office!market.!!Larger!spaces!formerly!occupied!
by!national!users!(e.g.!banks)!have!become!outdated;!those!that!have!not!been!
divided!up!into!smaller!spaces!and!updated!are!continuing!to!experience!longRterm!
vacancies.!!Newer!developments!geared!toward!small!users,!particularly!focused!in!
local!business!services,!medical!services,!and!social!services,!have!performed!well!in!
Sanger.!!!
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Conclusion'3:'The'City'envisions'robust'growth'overall'and'particularly'in'North'
Sanger'through'2035.!!The!Fresno!Council!of!Governments!forecasted!2,500!new!
housing!units!and!1,900!jobs!between!2008!and!2035.!!Despite!a!major!recession,!by!
2015!the!City!already!nearly!achieved!nearly!half!of!this!residential!growth!
increment!and!nearly!all!of!the!jobs!growth!increment.!!!
City!staff!identified!North!Sanger!as!a!potential!area!for!significant!growth;!this!area!
is!poised!for!development!because!of!recent!expansions!on!Highway!180!that!are!
expected!to!make!Academy!Avenue!a!much!more!significant!commute!corridor.!!In!
response!to!City!staff’s!request!for!an!analysis!of!North!Sanger,!New!Economics!
applied!a!variety!of!more!aggressive!growth!rates!to!project!potential!citywide!
demand!for!1,300R4,800!new!residential!units!and!1,800R5,100!new!jobs!between!
2015!and!2035;!most!of!this!growth!is!expected!to!occur!within!North!Sanger.!!
Growth!may!be!able!to!occur!elsewhere,!including!other!areas!surrounding!the!core!
or!even!within!the!core,!although!those!scenarios!were!not!studied!in!this!analysis.!!!
However,!the!ability!to!both!jumpstart!and!sustain!this!level!of!new!development!
will!depend!on!the!depth!of!homebuyers!that!have!sufficient!household!income!to!
qualify!for!starter!homes!in!the!$250,000R$300,000!range.!!Because!the!median!
income!of!residents!in!Sanger!is!currently!too!low!to!afford!these!units,!buyers!of!
these!units!will!have!to!come!from!other!parts!of!the!Central!Valley!and/or!
experience!wage!increases!if!they!are!local.!!!

•

Conclusion'4:!Residential'growth'will'create'opportunities'for'new'commercial'
space'and'the'City'should'weigh'its'policy'options'both'to'serve'the'community'
and'maximize'public'revenues.''Figure'1.2!summarizes!the!gross!demand!for!
commercial!space!citywide!and!North!Sanger!between!2015!and!2035.!!
Much! of! this! demand! could! be! met! by! new! commercial! development! that! is!
strategically! located! close! to! new! growth! (e.g.! North! Sanger).! ! New! growth! in! this!
area!could!also!create!opportunities!to!capture!retail!demand!from!commute!traffic!
and! tourists.! ! Please! note! that! Figure' 1.2! provides! an! indication! of! gross! demand,!
before!accounting!for!the!existing!supply!of!retail!in!Sanger.!!!
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Summary'of'Gross'Projected'Commercial'Demand
Sanger'(2015-2035)
North.Sanger

Item

Citywide

Projected Growth
Housing Unit Growth
Avg. Ann. Growth Rate

1,333 - 4,830
0.85% - 2.58%

Job Growth
Avg. Ann. Growth Rate

1,823 - 5,065
1.11% - 2.41%

NA [3]
NA [2]

Projected Commercial Space Demand (Building Sq. Ft.)
Local Retail/Service Commercial Demand
268,657
Visitor Spending Demand (North Sanger)
NA
Potential Hotel Demand (North Sanger)
NA
Office Demand
41,904 - 151,844
Gross Commercial Demand (Sq. Ft.)
310,561 - 420,501

164,000
15,108
145 rooms
68,041
247,148

Projected Commercial Space Demand (Acres)
Floor-Area-Ratio [4]
Gross Commercial Demand (Acres)

[1]

1,357 - 2,765
NA [2]

0.30
24 - 32

0.30
19

[1] Citywide growth range starts at a lower end than North Sanger because the lowest growth
projection for the city was forecasted by the Fresno COG in 2008 and did not contemplate new
growth in North Sanger.
[2] Not calculated because there is no existing development upon which to form a basis for
annual growth.
[3] Job growth calculated citywide only.
[4] Represents a preliminary blended average, for planning purposes. Subject to further
refinement.
Prepared by New Economics & Advisory, July 2015.

!

!
•

Conclusion'5:'New'retail'will'gravitate'to'the'most'competitive'locations'and'the'
City'can'influence'these'locations'through'its'decision'on'where'or'how'Sanger'will'
grow.!!There!is!only!a!certain!amount!of!retail!that!Sanger,!even!with!new!growth,!
can!support!overall.!!The!City!should!consider!several!important!dynamics.!
As!traffic!demand!increases!along!Highway!180,!there!will!be!demand!for!retail!that!
is!convenient!for!travelers!and!commuters.!!To!the!extent!that!the!City!does!not!
meet!this!demand,!the!County!will!have!opportunities!to!develop!retail!and!capture!
taxable!sales!revenue.!!The!City!should!make!strategic!decisions!about!locations!best!
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suited!to!attract!new!retail,!including!Highway!180!and!Bethel,!Highway!180!and!
Academy!Avenue,!the!Academy!Avenue!corridor,!and!Jensen!Avenue.!!Each!of!these!
areas!has!pro’s!and!con’s!with!respect!to!traffic!patterns,!proximity!to!commuters,!
travelers,!residential!subdivisions,!and!existing!retail!concentrations.!!For!example,!if!
the!City!decides!to!prioritize!growth!in!North!Sanger,!a!more!significant!share!of!
demand!for!retail!will!shift!to!Highway!180!and!Academy!Avenue,!as!well!as!the!
Academy!Avenue!corridor!overall.!!On!the!other!hand,!if!the!City!decides!to!
encourage!growth!throughout!the!City!or!infill!development,!then!new!demand!
along!Highway!180!will!be!limited!to!highway!service!commercial,!while!other!new!
retail!demand!will!exist!closer!to!the!core.!!For!example,!the!City!of!Woodland!
(northwest!of!Sacramento)!decided!to!support!a!new!regional!center!anchored!by!a!
Costco!and!Target!at!the!freeway,!while!preserving!its!downtown!as!a!civic!and!
entertainment!center;!the!older!mall!has!been!repositioned!to!serve!the!Hispanic!
community!and!other!smaller,!aging!neighborhood!centers!have!transitioned!to!
service!commercial.!!This!process!is!ongoing!and!has!worked!well!for!Woodland!
because!of!its!community!size!and!ability!to!capture!demand!from!many!nearby!
rural!communities.!!This!solution!may!not!be!appropriate!for!Sanger!but!serves!as!an!
example!of!a!strategic!decision!about!the!character!and!location!of!retail!
development.!!!
•

Conclusion'6:'Existing'struggling'centers'as'well'as'Downtown'will'not'be'helped'
by'new'retail'development'that'occurs'elsewhere'and'will'need'additional'
planning'assistance.!!Many!existing!shopping!centers!are!older!and!are!facing!
challenges!associated!with!aging!structures!and!locations!that!are!no!longer!central!
to!the!community.!!Similarly,!Downtown!Sanger’s!older!infrastructure!and!building!
space!has!hindered!revitalization!of!this!area!as!a!destination!for!the!community.!
As!new!retail!continues!to!develop!offsite,!Downtown!and!these!centers!will!struggle!
to!fill!vacant!space.!!The!City!should!monitor!older!centers!and!large!office!buildings!
and!look!for!opportunities!to!help!landowners!update!and/or!reRpurpose!these!
facilities!into!more!productive!uses!over!the!long!term.!!
One!potential!option!to!redevelop!these!centers!would!be!reRzone!part!of!the!
centers!for!other!uses,!including!residential,!office,!industrial,!and/or!civic!uses.!!
Because!infrastructure!at!these!centers!was!sized!for!retail!development,!the!City!
may!need!to!help!property!owners!upgrade!utility!and!traffic!access,!through!fee!
waivers,!infrastructure!investments,!assistance!with!any!needed!environmental!
analysis,!etc.!!Appendix'B!of!this!report!provides!a!variety!of!resources!that!have!
studied!the!challenges!faced!by!aging!retail!centers!and!examples!of!partial!or!total!
conversions!of!centers!into!other!uses.!!!!!

•

Conclusion'7:'Office'development'along'Highway'180'is'not'recommended'at'this'
time.!!Because!Sanger’s!office!market!primarily!serves!the!local!community!and!is!
characterized!by!relatively!small!users,!new!office!development!along!Highway!180!
would!force!most!of!the!community!to!drive!to!the!edge!of!the!city!(assuming!North!
Sanger!is!annexed)!for!key!services!and!businesses.!!!

Page 8 of 79

City of Sanger: Commercial Land Demand Study
Final Report

12/23/2015

Section(2:(Sanger(Overview!
This!section!provides!an!overview!of!demographic!characteristics!that!distinguish!Sanger!
from! surrounding! communities,! as! well! as! a! synopsis! of! major! employers! and!
employment!trends.!

Summary of Findings
•

•

•

•

•

Finding'2.1:'Sanger'is'a'diverse'community'with'a'distinct'identity'within'Fresno'
County.'!!With!an!estimated!population!of!approximately!25,000,!Sanger!is!similar!in!
size!to!other!small!communities!in!the!Central!Valley,!including!Reedly,!Selma,!and!
Dinuba.!!Sanger!is!characterized!by!its!high!proportion!of!families,!its!relatively!large!
households,!and!its!sizeable!Hispanic!population!segment.!!!
Finding'2.2:'Sanger’s'secondary'school'performance'helps'to'brand'the'City'as'a'
desirable'place'to'live.'!Although!Sanger’s!residents!have!not!achieved!levels!of!
educational!attainment!as!high!as!Fresno!or!Clovis,!the!local!high!school!has!earned!
high!marks!on!standardized!testing.!
Finding'2.3:'Sanger'falls'within'a'comparable'range'among'other'small'Central'
Valley'cities'regarding'perScapita'property'tax'revenues,'sales'tax'revenues'and'
crime'rates.!!Sanger!ranks!neither!the!lowest!nor!the!highest!within!each!of!these!
categories!compared!to!Selma,!Reedley,!Dinuba,!Kingsburg,!and!Mendota.!!
Finding'2.4:'Sanger'is'a'commuter'city.!!Nearly!80!percent!of!Sanger!jobs!are!held!by!
workers!who!commute!into!Sanger!each!day;!at!the!same!time,!about!85!percent!of!
Sanger!residents!leave!the!city!each!day!to!go!to!work!elsewhere.!!!
Finding'2.5:'Sanger,'which'has'a'small'but'growing'job'base,'relies'upon'major'
employers'mostly'comprising'private'sector'companies.'!Many!small!communities!
rely!heavily!on!public!entities,!such!as!the!local!city,!county,!and!school!district.!
While!Sanger‘s!largest!employer!is!the!school!district!(with!over!1,000!employees),!
private!employment!is!also!strong!in!Sanger,!and!many!private!companies!employ!
100R350!workers;!many!major!employers!are!concentrated!in!food!manufacturing,!
including!Sanger!Poultry!Processing,!Initiative!Foods,!and!Del!Monte!Fresh!Produce.!!
Recent!job!growth!has!been!concentrated!in!health!care!and!social!assistance.!!!

Demographic Metrics
The!City!of!Sanger!is!located!in!California’s!Central!Valley!within!Fresno!County.!!The!city!
is! about! a! 20Rminute! drive! east! of! Fresno,! just! south! of! Highway! 180! (SequoiaRKings!
Canyon!Freeway)!and!a!oneRhour!drive!west!of!Kings!Canyon!National!Park.!!Figures'2.1!
through! 2.3! provide! an! overview! of! key! demographic! characteristics! for! Sanger!
compared!to!other!select!communities!within!the!Fresno/Madera!County!area.!!!

Page 9 of 79

City of Sanger: Commercial Land Demand Study
Final Report

12/23/2015

Figure' 2.1! highlights! a! variety! of! demographic! metrics! for! Sanger! compared! to! nearby!
Clovis!and!Fresno:!
•

Sanger'has'more'families'and'larger'households.'!With!an!average!household!size!
of!3.63!persons,!Sanger’s!households!are!18R25%!larger!than!their!Fresno!and!Clovis!
counterparts.!!Sanger!households!are!also!much!more!likely!to!consist!of!families!(as!
opposed!to!nonRmarried!and/or!nonRrelated!persons)!than!Clovis!or!Fresno.!!!

•

Sanger'is'largely'Hispanic.!80!percent!of!Sanger’s!population!is!Hispanic!or!of!Latino!
origin!and!over!half!of!Sanger’s!population!speaks!Spanish!at!home.!!Nearby!Clovis!
and!Fresno!have!significantly!lower!shares!of!residents!that!are!Hispanic!or!of!Latino!
origin.!!!

•

A'high'share'of'residents'(40%)'did'not'complete'high'school,'while'a'low'share'of'
residents'(19%)'have'an'Associates'degree'or'higher.!!These!shares!are!generally!
the!reverse!in!Clovis!and!Fresno.!!!

•

Sanger'residents'have'median'household'incomes'of'nearly'$40,000,'which'is'
lower'than'Clovis'but'relatively'comparable'to'Fresno.'Figure!2.1!shows!a!
comparison!between!Sanger,!Clovis,!Fresno!City,!and!the!State.!'
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'

2.1

Demographic,Snapshot
Sanger,(Clovis,(Fresno(City((2015)
California

Sanger

Population [1]
Households [1]
Housing Units [1]
Family HH as a % of Total HH
Average Household Income
Median Household Income
Average Household Size
Residents of Hispanic/Latino Origin (%)

25,128
24,994
7,269
83.47%
$52,726
$39,034
3.63
80%

104,339
103,951
38,031
73.24%
$75,157
$59,458
2.89
27%

520,159
510,627
176,915
70.82%
$57,522
$40,056
3.08
49%

18,261,003
6,295,550
6,935,628
N/A
N/A
$51,236
2.67
N/A

55%

12%

30%

N/A

< 9th grade or some High School

40%

11%

25%

N/A

High School Graduate or Some College

41%

49%

48%

N/A

19%

40%

27%

N/A

31%
50%
19%
30.3
$173,778

27%
49%
24%
34.8
$274,184

29%
51%
20%
31.1
$177,514

N/A
N/A
N/A
39.1
$245,082

Owner-Occupied

57%

63%

50%

51%

Renter-Occupied

43%

37%

50%

40%

Pop. Speaking Only Spanish at Home (%)

Clovis/

Fresno/City

Category

Educational Attainment (%)

Associate Degree or Higher
Population by Age (%)
0 -17
18 - 54
55+
Median Age (years)
Est. Median Owner-Occ. Housing Value
Housing Tenure

Prepared by New Economics & Advisory, May 2015.
[1] Department of Finance, Table 2: E-5 City/County Population and Housing Estimates, 1/1/2015.
Sources: The Nielsen Company custom data report, requested February 2015; and ESRI custom dadta report,
requested December 2015.

'
Figure' 2.2! compares! Sanger! to! a! number! of! other! Central! Valley! cities! for! a! variety! of!
metrics,!including!income,!education!scores,!crime!rates,!taxable!sales!and!property!tax!
revenues,! development! trends,! and! commercial/industrial! inventory.! ! This! snapshot!
information!reveals!these!characteristics!for!Sanger:!
1. Within'the'larger'region,'Sanger’s'population'(25,000)'is'comparable'in'size'to'
Reedley,'Selma,'and'Dinuba.''
2. Sanger’s'high'school'has'high'performance'marks.!!Sanger!ranks!second!out!of!
eight!for!API!Scores!between!2011!and!2013.!!These!types!of!scores!increase!the!
community’s!profile!and!can!influence!home!prices.!
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3. Sanger'crime'rates'fall'within'a'comparable'range'for'other'communities.!!
Sanger’s!violent!and!property!crime!rate!per!1,000!residents!is!similar!to!Selma!
and!Reedley,!lower!than!Fresno,!Selma,!and!Dinuba,!and!higher!than!Reedley,!
Kingsburg,!and!Mendota.!!!
4. Revenues'from'Taxable'sales'and'property'taxes'fall'within'a'comparable'range'
on'a'perScapita'basis'with'other'small'communities.!!PerRcapita!revenues!are!
higher!in!Clovis!and!the!City!of!Fresno,!but!among!the!smaller!communities,!
Sanger!is!second!for!property!tax!revenues!per!capita!and!second!for!taxable!
sales!revenues!per!capita.!!!!

2.2

Other&Select&Demographic&Metrics,&Comparable&Cities
2011$2014

Category
Population [2]
Housing Units [3]
Median Household
Income [3]
API Score
(Education) [4]
Violent/Property
Crime Rate [5]
Taxable Sales Rev.
per Capita [6]
Property Tax Rev.
per Capita [7]
Annual No. of Res.
Bldg. Permits [8]
Retail Inventory
per Capita [9]
Industrial Inventory
per Capita [9]
Office Inventory
per Capita [9]

Data$Year Mendota Kingsburg Dinuba$[1]$ Selma
2014

23,601

23,893

Sanger Reedley
24,820

Clovis

Fresno$City

11,185

11,643

2015
2008-2012

2,571
$26,061

4,138
$58,000

25,035 101,908

516,148

6,478
6,934
7,269
7,135 38,031
$36,922 $42,000 $42,000 $48,000 $65,000

176,915
$42,000

2011-2013

713

780

741

776

791

749

839

647

2014

29.5

30.4

48.2

52.0

35.9

27.9

36.4

51.0

2013

$53

$78

NA

NA

$68

$59

$151

$136

2011/12

$23

$63

$24

$43

$59

$40

$96

$96

2013

0

6

84

15

18

123

829

1,439

2014

N/A

N/A

N/A

83

43

51

59

30

2014

N/A

N/A

N/A

N/A

83

87

N/A

72

2014

N/A

N/A

N/A

12

9

7

13

20

Prepared by New Economics & Advisory, May 2015.
[1] Dinuba is in Tulare County. Median household income from City of Dinuba website, accessed March 2015.
[2] Department of Finance, Table 2: E-5 City/County Population and Housing Estimates, 1/1/2015.
[3] Fresno Council of Governments website, accessed May 2015. Rounded to the nearest 2,000.
[4] California Department of Education, Academic Performance Index (API) Report for High Schools, 3-Year Weighted Score, accessed March
2015.
[5] Includes violent and property crimes per 1,000 residents. Neighborhood Scout, accessed March 2015.
[6] California State Board of Equalization, 2013 Taxable Sales by City, accessed March 2015. Reflects only the 1% sales tax and excludes any
sales tax overrides.
[7] CA State Controller's Office, 102nd Edition of Cities Annual Report, April 23, 2014. Rounded to the nearest dollar.
[8] United States Census Bureau, Annual Building Permits, accessed March 2015.

!

[9] CoStar Market Report, Q3, 2014.

!
Finally,! Figure' 2.3! provides! an! overview! of! commute! patterns! both! for! employed!
residents! of! Sanger! and! for! workers! employed! in! Sanger.! ! This! figure! indicates! that!
nearly!80!percent!of!Sanger!jobs!are!held!by!people!who!commute!into!Sanger!each!day;!
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at!the!same!time,!about!85!percent!of!Sanger!residents!leave!the!city!everyday!to!go!to!
work.!!Appendix!Table'AS9!lists!the!top!10!work!destinations!for!Sanger!residents.!!!

2.3

Commute'Patterns
2011
Count

Item

%'of'
Total

Employed Residents of Sanger
Residents Employed Outside City
Residents Employed in the City
Total Employed Residents of Sanger

7,773
1,346
9,119

85%
15%
100%

Workers Employed in Sanger
Live Outside
Live in City
Total Employed in Sanger

4,929
1,346
6,275

79%
21%
100%

Commute Distance [1]
Less than 10 Miles
10 to 24 Miles
25 to 50 Miles
Greater than 50 Miles
Total Employed in Sanger

2,673
1,692
411
1,499
6,275

43%
27%
7%
24%
100%

Prepared by New Economics & Advisory, May 2015.
Source: US Census Bureau LED/LEHD On the Map Application,
accessed March 2015.
[1] Commute distance for workers employed in Sanger.

!

Sanger Employment Snapshot

New!Economics!obtained!employment!estimates,!by!industry!sector,!from!the!California!
Employment!Development!(EDD)!for!the!City!in!2009!and!2013.!!Figure' 2.4!provides!a!
breakdown! of! jobs! by! sector,! in! so! far! as! disclosure! rules! could! be! maintained.! ! This!
analysis!revealed!the!following!trends:!
•

Sanger’s'job'base'is'small'but'growing.''Sanger'had'about'7,100'wageSearning'jobs'
in'2009,'a'number'that'grew'to'nearly'7,400'jobs'by'2013.!!Please!note!that!EDD!
estimates!exclude!certain!workers.!Business!owners,!the!selfRemployed,!unpaid!
family!workers!or!volunteers,!and!private!household!workers!are!not!included.!Also,!
if!someone!holds!more!than!one!paid!job,!they!may!be!counted!more!than!once.!!!
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•

Between'2009'and'2013,'Sanger'lost'nearly'600'jobs'in'the'Agriculture/Forestry'
industry'but'gained'about'the'same'amount'in'Manufacturing;'this!change!reflects!
a!reclassification!of!one!business.!!!

•

Between'2009'and'2013,'there'was'a'notable'increase'in'the'number'of'health'
care'and'social'assistance'businesses.!!This!industry!alone!added!about!400!jobs!
within!the!city.!!This!increase!was!partially!offset!by!a!loss!of!about!100!jobs!in!
Accommodations!&!Food!Services.!!

2.4

Sanger'Jobs'by'Industry
2009$and$2013,$Q3

Major&Ind.&NAICS&Sector&[1]

2009
No.'of'Bus Avg'Empl.

Ag., Forestry, Fishing & Hunting

2013
No.'of'Bus Avg'Empl.

Change
No.'of'Bus Avg'Empl.

15
N/A

3,661
N/A

16
N/A

3,063
N/A

1
N/A

-598
N/A

Construction

10

147

13

119

3

-28

Manufacturing

16

597

15

1,177

-1

580

4

57

6

106

2

49

45

710

44

723

-1

13

4
2

41
N/A

5
3

53
N/A

1
1

12
N/A

11

62

12

63

1

1

Other Services

10
16
N/A
2
18
37
3
29
23

33
40
N/A
N/A
N/A
355
40
427
163

8
12
N/A
3
22
381
1
29
20

16
37
N/A
N/A
N/A
759
N/A
315
117

-2
-4
N/A
1
4
344
-2
0
-3

-17
-3
N/A
N/A
N/A
404
N/A
-112
-46

Non-Classified

14

13

7

6

-7

-7

2
261

N/A
7,147

2
599

N/A
7,360

0
338

N/A
213

Mining & Utilities

Wholesale Trade
Retail Trade
Transportation & Warehousing
Information
Finance & Insurance
Real Estate & Rental & Leasing
Prof., Scientific & Tech. Skills
Mgmt of Co. & Enterprises
Admin Sup. & Wste Mgmt & Rem.
Educational Services
Health Care & Social Assistance
Arts, Entertainment, & Recreation
Accommodation & Food Services

Government
Total (including confidential data)

Prepared by New Economics & Advisory, May 2015.
[1] Confidential information may not have been provided by EDD to avoid violating disclosure rules.
Source: Employment Development Department custom labor market data, requested March 2015.

!
!

'
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Figure' 2.5! highlights! Sanger’s! major! employers.! ! This! table! indicates! a! substantial!
number!of!larger!privateRsector!employers,!whereas!many!small!communities!typically!
rely!heavily!on!public!employers.!!!

2.5

Top$10$Sanger$Employers
2015

Employer

No.$
%$of$Total$
Employees
Jobs

Sanger Unified School District

1,097

15%

Sanger Poultry Processing [1]

750

10%

Wal-Mart Super Center

339

5%

ADCO Manufacturing

150

2%

International Paper

145

2%

Initiative Foods

140

2%

California TrusFrame

125

2%

Del Monte Fresh Produce

115

2%

City of Sanger

110

1%

54

1%

3,025

41%

Gong's Southgate Market
Total

Prepared by New Economics & Advisory, May 2015.
Source: Fresno County EDC, March 2015.

!

[1] Also known as Pitman Farms and Mary's Free Range, Organic,
and Heritage Turkeys.
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!

Section(3:"Economic'&!Commercial!
Trends!
A! number! of! permanent! changes! are! reRshaping! the! retail! and! office! landscape! in!
communities! across! the! United! States.! ! This! section! highlights! changes! that! have!
manifested! themselves! more! prominently! as! the! economy! improves! and! may! be!
important!to!future!development!patterns!in!Sanger.!!!

Summary of Findings
•

•

•

Finding'3.1:'The'Central'Valley’s'economy'is'expected'to'grow'more'quickly'than'
the'U.S.'as'a'whole.!!Identified!highRgrowth!industries!for!the!Central!Valley!include!
Health!Services,!and!Transportation!&!Warehousing.!!The!Fresno!MSA!is!expected!to!
experience!growth!in!Information,!Education!Services,!Health!Care,!and!Social!
Assistance.!!These!are!sectors!that!Sanger!should!track!for!ongoing!growth!
opportunities.!!!!
Finding'3.2:'Since'2011,'a'dramatically'different'retail'landscape'has'been'
physically'manifesting'itself;'this'new'landscape'reflects'the'realities'of'growing'eS
commerce'as'well'as'changes'in'consumer'spending'habits'and'preferences.'!!
Growth!in!onRline!purchasing!is!leading!to!shrinkage!of!brick!and!mortar!retail!stores.!!
In!response!to!these!eRcommerce!pressures,!many!retail!anchors!are!also!becoming!
more!groceryRoriented,!which!bodes!well!for!neighborhood!centers.!!Other!center!
anchors!are!becoming!increasingly!serviceRoriented!(e.g.!gym’s,!houses!of!worship).!!
Retail!centers!are!adapting!to!competition!by!attracting!serviceRoriented!inRline!
tenants!as!well,!including!medical!and!repairRoriented!businesses.!!As!a!result,!retail!
centers!may!not!be!generating!as!much!taxable!sales!as!they!did!in!the!previous!
market!cycle.!!!
Finding'3.3:'Work'patterns'are'shifting,'resulting'in'dramatic'decreases'in'office'
space'ratios'and'changes'in'the'demand'for'office'space.!!Improved!vehicle!
technology,!job!sharing,!telecommuting,!homeRbased!businesses,!digital!information!
storage,!mobile!technology!improvements,!and!the!use!of!“third!places,”!(e.g.!coffee!
shops)!are!shrinking!overall!demand!for!office!space.!!In!addition,!firms!are!
increasingly!changing!the!overall!role!of!office!space!from!one!that!emphasizes!size!
or!location!for!one!that!supports!collaboration,!communication!and!connection!
among!colleagues.!This!evolution!favors!smaller!individual!workspaces!and!small!
group!spaces,!closer!proximity!for!younger!workers,!and!the!use!of!video!and!audio!
technology!instead!of!large!group!meetings!for!“distributed”!teams.!Typical!office!
markets!are!experiencing!reduced!employment!densities!in!the!range!of!175R250!
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square!feet,!compared!to!300R350!square!feet!per!employee!in!the!previous!real!
estate!cycle.!!!
Finding'3.4:'Sanger'has'up'to'1'million'square'feet'of'retail'space,'although'only'a'
portion'of'this'space'is'actively'used'in'the'market.!!Data!research!indicated!up!to!1!
million!square!feet!of!retail!space!in!the!city,!with!approximately!half!located!in!
major!retail!centers.!!Uncertainty!regarding!the!viability!of!older!freestanding!
buildings!and!Downtown!spaces—specifically!whether!infrastructure!and/or!
technology!upgrades!are!needed!to!make!these!spaces!competitive!with!rented!
spaces!within!the!local!marketRR!!and!the!flexible!configuration!of!newer!spaces!
allowing!for!retail,!office,!or!service!commercial—not!knowing!how!these!spaces!are!
classified!within!the!brokerage!communityRR!makes!it!hard!to!narrow!this!range.!!

•

Finding'3.5:'Sanger'appears'to'have'an'oversupply'of'retail'space.''Despite!
challenges!associated!with!identifying!the!precise!amount!of!retail!inventory,!Sanger!
appears!to!have!more!retail!space!than!it!can!sustainably!support.'!This!oversupply!is!
caused!by!outdated!commercial!space,!alternative!regional!and!specialty!retail!
venues!outside!Sanger,!relatively!low!household!incomes,!and!the!advent!of!eR
commerce.!!!!

•

Finding'3.6:'Sanger’s'office'base'tends'to'focus'on'small,'locally'based'businesses;'
this'is'not'expected'to'change'in'the'near'future.!!!Sanger’s!office!inventory!
1
comprises!a!very!small!portion!(less!than!0.5!percent)!of!the!Fresno!Office!Market ;!
most!spaces!can!be!characterized!as!relatively!small!and!serving!businesses!that!
cater!to!the!local!community.!!Larger!spaces!previously!occupied!by!national!banks!
or!other!institutional!users!have!remained!vacant!or!have!been!broken!up!into!
smaller!spaces.!

Finding'3.7:'Sanger'is'not'currently'known'as'a'retail'destination'for'people'
traveling'along'State'Highway'180,'although'the'city’s'existing'retail'base'is'well'
positioned'to'meet'traveler'retail'demand.!!Downtown!Sanger!and!the!Academy!
Avenue!retail!corridor!are!approximately!1.5R2.5!miles,!or!about!a!5Rminute!drive!
south!of!State!Highway!180;!this!area!includes!many!retail!goods!and!services!that!
may!be!of!interest!to!travelers,!including!fast!food,!coffee,!auto!parts,!grocery!
stores,!and!even!a!Walmart!SuperCenter!(at!Bethel/Jensen).!!However,!a!lack!of!
signage,!combined!with!a!lack!of!development!along!S.!Academy!Avenue!between!
the!State!Highway!and!the!start!of!the!Academy!Avenue!retail!corridor!probably!
deter!travelers!from!leaving!the!State!Highway.!!Strategically!placed!StateRHighway!
signage!highlighting!key!retailers!could!help!capture!outside!spending!and!expand!
business!volumes!and!the!City’s!taxable!sales!base.!!In!addition,!the!advent!of!mobile!
phone!technology!is!increasingly!drawing!techRsavvy!shoppers!off!of!highways!(e.g.!
people!who!use!mobile!apps!to!look!for!restaurants!while!traveling).!!The!City!could!
!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!
•

1

!Fresno! Office! Market! covers! the! Fresno! Metropolitan! Area! that! encompasses! Atwater! and! Winton! on!
the! north,! Hanford! in! the! southeast! corner,! Coalinga! in! the! southwest! corner,! and! Los! Banos! bordering!
the!northwest!corner.!!
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also!help!facilitate!investment!by!local!business!in!such!platforms!and/or!create!a!
City!platform!for!visitors.!!!!
•

Finding'3.8:'Projected'growth'trends'for'eScommerce'nationally'is'expected'to'
continue'to'lessen'the'demand'for'retail'space'across'the'country.''If'Sanger'
participates'in'this'national'trend,'the'City'should'actively'consider'opportunities'
to'update'older'but'wellSlocated'retail'space'while'reSpurposing'space'located'in'
less'competitive'areas.''To!the!extent!the!retail!center!owners!continue!to!struggle!
to!fill!longRterm!vacancies,!the!City!may!be!able!to!help!facilitate!planning!efforts!to!
revitalize!and/or!repurpose!these!buildings.!!!

Regional Economic Trends

Two!recent!reports!highlight!statewide!and!Central!Valley!Metropolitan!Statistical!Areas!
2
(MSAs) !economic! trends.! ! These! reports! contain! the! following! findings! about!
California’s!economy!for!2015:!
•
•
•
•
•
•

Expected!continued!growth!economic!statewide!that!outperforms!the!U.S.!!
Growth!tempered!by!modest!gains!for!retailers!and!financial!services!firms.!
Concerns!about!low!oil!prices,!drought!impacts,!and!the!state’s!relatively!high!cost!of!
living.!
Gains!in!most!industries,!including!Health!Services!(now!the!largest!employment!
sector),!Transportation!&!Warehousing.!!!
Expectation!for!a!slow!down!in!construction!and!highRtech!hiring.!
Slow!singleRfamily!housing!starts!and!a!recovery!of!multiRfamily!housing!starts.!
3

The!economic!outlook!for!the!Central!Valley!and!the!Fresno!MSA !can!be!summarized!as!
follows:!
•

Job!growth!at!or!above!the!statewide!average!(2.2%)!and!expectation!for!
unemployment!to!fall!below!10%!by!the!end!of!2016.!

•

For!the!Fresno!MSA,!anticipated!job!growth!of!about!1.8%!in!2015,!real!personal!
income!growth!of!3.8%!in!2015!and!4.2%!in!2017,!labor!force!growth!of!1.0%!for!
2017!and!1.3%!in!2018.!!

!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!
2

!2015R2018!California!&!Metro!Forecast,!January!2015!produced!by!the!Business!Forecasting!Center!at!
the!University!of!the!Pacific!School!of!Business;!California!Economic!Outlook:!February!2015!produced!by!
Wells!Fargo!Securities!Economics!Group.!!
3

!Fresno! Metropolitan! Statistical! Area! (MSA)! is! a! metropolitan! area! located! in! the! San! Joaquin! Valley!
anchored! by! the! City! of! Fresno.! Defined! by! the! Office! of! Management! and! Budget! (used! by! Federal!
statistical!agencies)!Fresno!MSA!in!2013!includes!the!cities!of!Clovis,!Selma,!Reedley,!Sanger,!Kingsburg,!
Kerman,!Coalinga,!Parlier,!Fowler,!Orange!Cove,!Mendota,!Firebaugh,!Huron,!and!San!Joaquin.!!
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•

Major!industry!sectors!with!significant!growth!rates!include!Information,!Education!
Services,!Health!Care,!and!Social!Assistance.!

•

Fresno!COG!estimates!4,600!new!jobs!will!be!generated!in!the!Education!Services,!
Health!Care,!and!Social!Assistance!sector!between!2008!and!2018!at!1.2%!growth!
rate.!

•

In!2008!to!2018,!Professional,!Business!Services,!and!Government!sector!will!
generate!50!percent!of!new!jobs!in!nonfarm!employment!with!an!estimated!4,700!
new!jobs!as!predicted!by!Fresno!COG.!!!

•

Fresno!COG!also!projects!Information!will!be!the!fastest!growing!nonfarm!industry!
sector!with!an!annual!growth!rate!of!1.3%!followed!by!Transportation,!Warehousing,!
and!Utilities!at!1.2%.!

Retail Trends
National Trends
Through! the! midR2000’s,! retail! development! occurred! in! the! shape! of! retail! shopping!
centers! and! free! standing! retail! buildings.! ! Retail! centers! ranged! from! convenience!
centers!drawing!from!the!neighborhood!surrounding!it!at!one!of!the!spectrum,!to!superR
regional!retail!centers!that!draw!shoppers!from!a!10R20+!mile!radius,!at!the!other!end!of!
the!spectrum.!!In!addition,!freestanding!retail!development!met!the!needs!of!national!
retailers!who!preferred!to!construct!their!own!facilities!to!meet!particular!specifications!
and!locational!requirements.!!!
Since! 2011,! a! dramatically! different! retail! landscape! has! been! physically! manifesting!
itself;! this! new! landscape! reflects! the! realities! of! growing! eRcommerce! as! well! as!
changes! in! consumer! spending! habits! and! preferences.! ! ! The! summary! below!
encapsulates!these!changes.!!!
•

OnSLine'Purchasing'is'Growing.!!Whereas!in!2005!eRcommerce!accounted!for!less!
than!three!percent!of!total!retail!sales,!this!year!eRcommerce!is!expected!to!account!
4
for!7R8!percent!of!total!retail!sales!and!is!anticipated!to!reach!15!percent!by!2025 .!!

•

Retail'Anchors'Are'Shrinking'and'Becoming'More'GrocerySOriented.!!Prolonged!
increases!in!market!share!by!eRcommerce!businesses,!(e.g.!Amazon,!Staples.com),!
have!caused!a!building!footprint!reduction!for!major!retail!anchors!that!sell!
comparison!goods.!!This!trend!has!been!accompanied!by!the!propensity!for!largeR
format!department!stores!to!venture!into!the!grocery!market.!!Increased!
competition!for!grocery!(as!well!as!prepared!foods)!has!resulted!in!smallerRformat!
traditional!grocery!stores;!new,!smallRformat!grocery!versions!of!department!stores;!
and!more!department!stores!containing!a!grocery!department.!!

!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!
4

!State!of!Retail!2015!Presentation!by!DTZ.!
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•

Bricks'and'Mortar'Retail'is'Becoming'Increasingly'“Experiential.”!!Because!
shoppers!can!buy!more!things!onRline!that!can!be!delivered!in!a!very!short!time,!
bricks!and!mortar!shopping!is!evolving!to!emphasize!an!experience,!beyond!the!
instant!gratification!offered!by!a!traditional!commercial!transaction.!!For!example,!
experiences!can!include!outlet/thrift!shopping,!(finding!a!unique!item!for!a!“steal”),!
services!combined!with!retail!(a!bike!repair!shop!with!a!coffee!counter),!or!a!
restaurant!with!exceptional!community!views.!!!

•

Retail'Centers'Are'(Successfully)'Recruiting'Tenants'from'Office'and'Commercial'
Sites.!!The!decline!of!traditional!retail!and!inRline!anchors!has!forced!retail!centers!to!
expand!their!tenanting!options;!retail!centers!now!tend!to!include!service!providers!
(massage,!insurance,!small!appliance!repair,!gyms)!and!medical!uses!(physical!
rehabilitation,!radiology/dialysis!centers,!dental!offices).!Industry!publications!
currently!recommend!post!offices!and!other!concepts!“that!can’t!be!delivered!onR
line,!like!hair/nail!salons,!urgentRcare!centers!or!the!gym!that…!offers!boot!campR
5
style!training.” !!Retail!centers!typically!have!ample!parking!and!ADA!accessibility,!
6
and!these!uses!generate!significant!foot!traffic!that!can!benefit!other!retail!uses .!!!!

•

Retail'Centers'are'Becoming'More'Aggressive'in'Considering'Options'to'Expand'
Revenues.!!In!addition!to!competing!for!office!and!service!users,!large!retail!centers,!
particularly!aging!malls,!are!seeking!a!wide!variety!of!opportunities!to!diversify!
revenues.!!One!trend!has!been!to!add!restaurant!pads!close!to!frontage!roads,!to!
boost!mall!revenues!and!increase!traffic!to!the!mall.!!Another!trend!that!appears!to!
be!starting!is!the!addition!of!residential!development!to!create!a!24Rhour!presence!
and!add!to!the!rooftops!in!close!proximity!to!the!mall.!!

•

In'the'NearSTerm,'Neighborhood'Centers'are'Expected'to'Experience'the'Most'
Growth.!To!date,!consumers!continue!to!prefer!purchasing!groceries!and!personal!
7
care!items!at!a!bricks!and!mortar!retail!store .!!This!trend!bodes!well!for!recruiting!
grocery!anchors!and!inRline!tenants!from!both!national!tenants!and!local!retailers.!!

Sanger Retail Inventory and Performance
Sanger!has!between!570,000!and!1!million!square!feet!of!retail!space.!!This!large!range!
was!established!based!on!information!from!multiple!sources.!!CoRStar!Group,!a!research!
and! data! provider! for! commercial! real! estate,! tracks! retail! inventory! and! performance!
throughout! the! Fresno! Region,! including! Sanger! (Figure' 3.1).! ! In! addition,! City! staff!
provided!an!estimate!of!major!retail!center!space!(Figure'3.2).!!Internet!research!sites,!
including! LoopNet.com,! other! real! estate! brokerage! websites,! and/or! onRline! media!
articles,! describe! current! retail! listings! for! lease! and! for! sale! (Figure' 3.3).! ! New!
Economics!also!conducted!a!windshield!survey!in!February!2015!to!assess!the!scale!of!
and!character!of!existing!space!throughout!the!City,!including!space!configured!for!retail!
!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!
5

!“Cultivation!of!independent!tenants!a!worthwhile!investment”,!Shopping!Centers!Today,!January!2015.!
!“Shopping!Center!Shift”!by!Rich!Rosfelder;!CCIM!Institute,!published!May/June!2013.!
7
!State!of!Retail!2015!Presentation!by!DTZ.!
6
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or!other!commercial!uses!but!not!be!actively!listed!or!tracked!by!major!brokerage!firms!
(integrated!into!Figures'3.2!and!3.3).!!!

3.1 Commercial*Real*Estate*Indicators*2*Retail
Q3,$2014
Submarket

Existing(
Inventory([1]

%(of(
Total

Annual(Lease(
Rate([2]

General Retail
Sanger
Clovis
Fowler/Selma
Fresno
Total General Retail [3]

616,868
1.9%
1,383,494
4.3%
1,313,114
4.1%
3,205,240 10.1%
31,880,421 100.0%

$13.31
$14.85
$27.00
$7.09-$21.85
$10.69

Shopping Center
Sanger
Clovis
Fowler/Selma
Fresno
Total Shopping Center [2]

450,972
1.9%
2,798,290 11.7%
675,020
2.8%
2,133,054
8.9%
23,998,762 100.0%

$13.20
$13.18
$7.48
$9.42-$14.22
$12.91

Total Retail
Sanger
Clovis
Fowler/Selma
Fresno
Remaining Market Area [3]
Total Retail

1,067,840
1.7%
$13.25
5,983,942
9.4%
$13.97
1,988,134
3.1%
$9.52
5,338,294
8.4% $10.21-$15.42
49,122,873 77.4%
N/A
63,501,083 100.0%
$12.52

Prepared by New Economics & Advisory, May 2015.
Source: CoStar Marketview Report Q3, 2014.
[1] Reflects the sq. ft. of buildings that have received a certificate of occupancy
and are able to be occupied by tenants. Does not include space in buildings that
are planned, under construction, or under renovation.
[2] Annual lease rates quoted on a per building sq. ft. basis. All rental rates
reported in the CoStar Retail Report are calculated using Triple Net (NNN) rental
rates.
[3] Remaining Market Area includes: Atwater/Winton, Chowchilla, Coalinga,
Downtown Fresno, Downtown Merced, Downtown/E Street District, East Shaw,
Hanford/Armona, Lemoore, Los Banos, Midtown East, Midtown West, N Shaw/E
Blackstone, N Shaw/W Blackstone, North Blackstone, Reedley, South Blackstone,
Suburban Madera, Suburban Merced, West Shaw, and Woodward.

Page 21 of 79

!

City of Sanger: Commercial Land Demand Study
Final Report

3.2

12/23/2015

Existing(Commercial(Centers/Major(Retailers
Sanger'(2015)

Retail$Center/$Anchor$Tenants

Sq.$Ft.

Other$Tenants

Southgate Center - SWC of North Ave & S Academy Ave
Grocery Store & Liquor Store
37,625
Gym
Me-n-Ed's Pizza
2,800
Medical
Restaurant
3,500
Commercial Tenant Spaces [1]
Commercial Tenant Spaces [1]
12,430
Liquor Store
98 Cent Store
56,355
Subtotal
Northgate Plaza - SWC Academy & Church
State Foods Grocery Story
33,600
Government Office
McDonalds
4,500
Medical Office
CVS Pharmacy
20,000
Vacant Commercial/Office (2)
Discount Cigarettes
4,800
Coin Laundry
Restaurants/Eateries (3)
6,000
Cash Advance
Office/Commercial Space
4,700
Subtotal
73,600
Gong's Center - NWC of Jensen & Bethel Ave
18,600
Restaurant
La Colonia Market (vacant)
99 Cent Store
Dollar Tree

13,750
7,250

Me-n-Ed's Pizza

4,000

Carl's Jr.

4,500

Panda Express

4,000

Subtotal
Wal-Mart Center - 2680 Jensen Ave
Wal-Mart

2,625
2,625
12,430
2,625
2,625
22,930

12,400

Pediatric Center
Coin Laundry

1,867
N/A
1,867
12,850

3,950

Restaurant

1,875

Beauty Supplies

1,875

Jamba Juice

1,875

Spa

1,875

Gaming

1,875

Pizza

1,786

Commercial/Office (2)
Salon

4,800

Cigarette Outlet

1,788

1,875

Cricket Phone

1,788

13,750
13,750
10,200
4,063

1,875

12,775
To-Go Pizza
Vacant
Check Cashing
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64,950

1,788

Auto Parts

181,250

86,000

1,866

Chiropractic
AT&T

Subtotal
Academy - Jensen (North)
Bank
Denny's
Taco Bell & Long John Silvers
Starbucks

79,285

3,625
3,625

Service Station [2]
Restaurant

Total

2,400
2,000
4,000
2,000
2,000

WIC

52,100
165,000

Sq.$Ft.

4,062
4,062
4,063

194,025

City of Sanger: Commercial Land Demand Study
Final Report

Subtotal
Academy - Jensen (South)
AnyTime Fitness [3]
NAPA Auto Parts
Foster's Freeze
Subtotal Academy South
TOTAL MAJOR RETAIL CENTERS

12/23/2015

41,763
6,014
4,000
3,000
13,014

12,187
Physical Therapy [3]
Vacant [3]
PalPac Pizza [3]

Misc. Retail Centers
Family Dollar - 742 Academy [4]
9,180
Vacant (2)
Little Caesars
1,020
WIC
Liquor Store
1,182
Select Staffing
Pizza
1,181
Tax Preparation
Vacant (2)
2,364
Jeweler
Subtotal Misc. Retail Centers
14,927
Other Retail Centers
Academy Hardware Strip Center - 911 Academy Ave
9,000
Mexican Restaurant
Academy Hardware
Laundromat
1,200
Car Lot
Les Schwab - 710 Academy
Auto Zone - Academy Ave (between 11th & 12th)
Free-Standing Restaurant w/drive-thru (new Sonic) - Academy & 9th
Academy Ave Older Retail - South of Downtown between 8th & 6th
Vacant (2nd floor)
7,500
Bar/Restaurant (Oasis)
Hospice Thrift Store
7,500
Carpet One
Sara Marie's Home Furnishing
6,000
Subtotal Other Retail Centers
31,200
TOTAL SANGER MAJOR RETAIL SPACES

2,526
1,389
1,121
5,036

2,040
1,020
1,020
1,182
1,181
6,443

53,950

18,050
496,260

21,370

1,000
800
9,000
2,500
3,000
2,500
5,000
23,800

55,000
572,630

Prepared by New Economics & Advisory, May 2015.
[1] 11 spaces of commercial/retail equally split for representation of retail and other tenants.
[2] Not included in total.
[3] Building sq. ft. from property sales brochure, December 2014.
[4] Building sq. ft. from CoStar Market Report, Q3, 2014.
Source: City staff, April 2015, and preliminary windshield survey. Subject to further refinement.
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Retail,(Office,(and(Industrial(Listings(Snapshot
City%of%Sanger,%February%2015
Size
Building( Total(
Sq.(Ft.
GLA Acres

Description

Location

Retail Leases
Downtown Retail [1]
Strip Center

1312 Academy
1419 Jensen Ave.

Strip Center
Sanger Strip Center

2407 Jensen Ave.
630 O Street

Radio Shack
Wal-Mart Center Building 2

SWC of Jensen & Bethel Ave
2669 East Jensen Ave.

Wal-Mart Center Building
Southgate Shopping Center

775 Bethel Ave., Suite 101
1839 Academy

Southgate Shopping Center
Strip Center
Downtown Retail
Jansen & N
Jensen Zaven Plaza
Retail/Warehouse
Downtown Retail/Office
Neighborhood Center
Southgate Shopping Center

1837 Academy (99 Cent Store)
1711 O Street
1351 7th St
1419 Jensen
2407 Jensen
929 Academy Ave.
1401-1417 Seventh Stet
1132 N. Academy Ave.
1831 Academy

Retail Sales
Restaurant
Commercial
Neighborhood Center

1335 10th Street
619 N Street
1132 N. Academy Ave.

Commercial (Academy & 7th) 635 Academy Ave
Sanger Strip Center
635 Academy Ave.

Lease(Price(
per(Month

Price
Total(Sales( Per(Building(Sq.(
Price
Ft./Acre((land)

N/A
750
1,000

N/A
750
6,000

N/A
N/A
N/A

N/A
$1.10
$1.00

N/A
N/A
N/A

N/A
N/A
N/A

1,150
2,000

1,150
5,000

N/A
N/A

$0.74
$1.65

N/A
N/A

N/A
N/A

N/A

2,000 5,000
2,400 10,000

$1.60
$2.75

N/A
N/A

N/A
N/A

N/A
N/A

N/A
N/A
N/A

$0.61
$0.60

N/A
N/A

N/A
N/A

3,000 9,630
3,000
N/A
4,500
N/A
5,500 5,700
7,500 7,500
8,500 14,000
11,050 11,050
14,000
N/A

0.85
N/A
N/A
N/A
0.17
0.60
0.91
N/A

$1.00
$0.57
$1.00
$1.00
$0.42
$0.75
$1.50
N/A

N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A

N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A

2,470
N/A
4,790 7,500
11,050 11,050
16,920 30,000

0.24
0.17
0.91

N/A
$650,000
N/A
$299,000
N/A $3,000,000
N/A $1,290,000

$263
$62
$271
$76

N/A $1,290,000

$76

2,769
2,840

16,920

N/A

0.69
0.69

Office Leases
Office Building
Downtown Moller Building
Jensen Medical Center

1329 8th Street
619 N Street
2570 Jensen Ave

1,446 1,446
4,900 4,900
5,000 18,000

0.01
N/A
2.00

$1.30
$0.80
$1.00

Office Sales
Office Building
Downtown Moller Building
PG&E Building (Class B)

1329 8th Street
619 N Street
612 N Street

1,146
N/A
4,900 4,900
4,950
N/A
5,000 18,000

0.01
N/A
0.26
2.00

N/A
N/A
N/A

8,385

N/A

0.90

1941 N. Academy
1234 Academy

N/A 15,000
N/A 39,000

N/A
N/A

$0.60
$0.96 - $2.40

N/A
N/A

N/A
N/A

29882 E Trimmer Springs Rd.
30367 E Trimmer Springs Rd.

N/A
N/A

N/A 13.10
N/A 14.81

N/A
N/A

$375,000
$675,000

$28,626
$45,577

Jensen Medical Center
West America Bank (Class B)
Industrial Leases
Academy Sales Lot
Academy/Warehouse
Industrial Sales
Ponderosa Trailer Park
Oak Knolls Trailer Park

2570 Jensen Ave
1601 7th Street

Prepared by New Economics & Advisory, May 2015.
Sources: LoopNet, Accessed 02/17/2015, and New Economics outreach to Sanger real estate agents.
[1] Property owner chose not to provide information.
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N/A
N/A
N/A

N/A
N/A
N/A

$169,950
$299,000
$499,000
N/A $1,900,000
N/A
$949,999

$148
$61
$101
$100
$113
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The!challenge!in!estimating!the!total!amount!of!Sanger’s!retail!inventory!relates!to!the!
typology!of!retail!space!there.!!Sanger!has!between!496,000!and!520,000!square!feet!of!
shopping! center! space;! the! remaining! amount! of! space! consists! of! freeRstanding! retail!
stores,!very!small!retail!strip!centers!located!throughout!the!city,!and!Downtown!Sanger!
groundRfloor! building! spaces.! ! The! New! Economics! windshield! survey! highlighted! the!
existence! of! many! empty! spaces! in! older! freestanding! buildings! and! Downtown!
buildings!in!addition!to!active!“vacancies”!listed!in!shopping!centers.!!Moreover,!other!
spaces!configured!in!a!flexible!manner!to!accommodate!office,!retail,!or!retail!services;!
makes!it!difficult!to!determine!the!portion!of!space!that!should!be!classified!as!“retail”.!
Notwithstanding! the! challenge! of! accurately! estimating! total! retail! inventory,! Sanger’s!
retail!landscape!can!be!described!as!follows:!
•

Sanger'offers'local'and'community'serving'retail'but'is'not'a'regional'retail'
destination.!!Sanger’s!retail!space,!which!includes!a!combination!of!retail!centers,!
freestanding!retail,!and!Downtown!buildings,!accounts!for!less!than!two!percent!of!
total!retail!inventory!in!the!Fresno!Market.!!Its!location!and!current!retail!inventory!
is!somewhat!removed!from!major!freeways,!population!centers,!and!job!hubs,!
preventing!it!from!being!a!regional!retail!destination.!!!!!

•

Traffic'patterns'for'the'City'reveal'locations'with'the'highest'levels'of'vehicular'
traffic'(see'Figure'3.4).''These!locations!correspond!with!the!areas!where!retail!is!
concentrated!within!Sanger:!Jensen!Avenue,!Bethel!Avenue,!and!Academy!Avenue.'

•

Sanger'has'4'major'retail'centers,'many'of'which'are'showing'signs'of'aging'and'
deferred'maintenance.!!With!the!exception!of!the!Walmart!Center,!Sanger’s!other!
major!retail!centersRR!Northgate,!Southgate,!and!Gong’sRR!can!be!classified!as!aging!
neighborhood/community!centers!anchored!by!grocery!and/or!discount!stores;!each!
of!these!centers!has!inRline!and/or!anchor!vacancies!currently!listed!at!rates!that!
range!from!$1.10!to!$2.75!monthly!per!square!foot.!!The!three!older!centers!appear!
dated!and!have!varying!levels!of!anchor!and/or!inRline!vacancies.!

•

The'Walmart'Center,'located'on'Jensen'Avenue'south'of'the'Gong’s'center,'is'the'
newest'large'retail'center'and'includes'many'national'anchors.!!As!of!March!of!
2015,!this!center!had!1R2!vacant!inRline!spaces!listed!for!$1.60R$2.75!per!month!per!
building!sq.!ft.!

!
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3.4

Existing(Roadway(LOS(Results((2014)
Road%Segments%With%More%Than%10,000%AADT
No.'

Roadway'

Segment'Limits

Jensen Avenue
Bethel Avenue
Bethel Avenue
State Route 180 [2]
Academy Avenue
J Street
Annadale Avenue
Academy Avenue
State Route 180 [2]
State Route 180 [2]
Jensen Avenue
North Avenue
North Avenue

N St - Academy Ave
Jensen Ave - 9th St
Lorena Ave - Sterling Ave
McCall Ave - Bethel Ave
Commerce Ave - Central Ave
5th St - Jensen Ave
J St - I Street
Cherry Ave - North Ave
Bethel Ave - Academy Ave
Academy Ave - Newmark Ave
Bethel Ave - Lyon Ave
Sanger Ave - Academy Ave
J St - Faller Ave

of'
2014'
Lanes Facility'Type AADT'[1]
4
4
2
4
4
2
2
4
4
4
4
2
2

Arterial
Arterial
Arterial
State Route
Arterial
Local
Arterial
Arterial
State Route
State Route
Arterial
Collector
Collector

21,600
18,800
18,600
17,000
15,200
15,100
13,500
11,600
11,500
11,000
10,478
10,400
10,300

Prepared by New Economics & Advisory, May 2015.
Sources: City of Sanger Circulation Element Update: Existing Conditions Background Draft Report,
Collins & Schoettler, 2014; and OmniMeans.
[1] Represents annual average daily traffic.
[2] Divided Expressway.

!

•

In'addition'to'traditional'retail'centers,'Sanger'has'a'substantial'amount'of'
freestanding'retail,'including'older'and'newer'development,'mostly'concentrated'
along'Academy'Avenue'and'Jensen'Avenue.!!Older!spaces!can!be!characterized!as!
structures!that!are!an!extension!of!Downtown!Sanger!(some!of!which!are!partially!
occupied,!mostly!by!Hispanic!businesses)!as!well!as!some!freestanding!buildings!
(such!as!a!restaurant!on!Academy!Avenue)!built!in!the!1980’s!or!1990’s.!!Newer!
freestanding!retail!consists!of!retail!stores!dedicated!to!discount!shopping!(Family!
Dollar)!or!auto!repair!(Auto!Zone,!Les!Schwab).!!In!general,!the!concentration!of!
retail!along!Academy!Avenue!and!near!the!juncture!of!Academy!and!Jensen!Avenue!
mirrors!existing!traffic!patterns!in!Sanger;!traffic!patterns!indicate!the!highest!
numbers!of!trips!in!these!same!areas.!!!!!

•

Sanger'has'also'recently'developed'new'compact'commercial'centers'focused'on'
food'and'services.!!These!include!the!Anytime!FitnessRanchored!center!on!Academy!
Avenue,!Zaven!strip!center!on!Jensen,!and!the!approved!(but!not!yet!built)!retail!
center!south!of!the!Denny’s!on!Academy!Avenue.!!!

•

Downtown'Sanger'contains'a'variety'of'locallySowned'businesses'but'the'area'has'
many'vacant'spaces.!!Local!stakeholders!report!that!absentee!landlords!own!many!
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Downtown!buildings,!and!that!the!cost!to!renovate!buildings!and!infrastructure!may!
exceed!marketRrate!lease!rates!in!the!near!term.!!!!!
•

Sanger'has'recently'attracted'several'national'retailers'expanding'all'over'the'U.S.,'
including'fast'food,'dollar'stores,'and'auto'parts'stores.!!Many!of!these!retailers!are!
located!along!the!Academy!Avenue!corridor!near!Downtown!Sanger.!

•

Sanger'is'not'currently'be'known'as'a'retail'destination'for'people'traveling'along'
State'Highway'180,'although'the'city’s'existing'retail'base'is'well'positioned'to'
meet'traveler'retail'demand.!!Downtown!Sanger!and!the!Academy!Avenue!retail!
corridor!are!approximately!1.5R2.5!miles,!or!about!a!5Rminute!drive!south!of!State!
Highway!180.!!This!area!includes!many!retail!goods!and!services!that!may!be!of!
interest!to!travelers,!including!fast!food,!coffee,!auto!parts,!grocery!stores,!and!even!
a!Walmart!SuperCenter!(at!Bethel/Jensen).!!However,!a!lack!of!signage,!combined!
with!a!lack!of!development!along!S.!Academy!Avenue!between!the!State!Highway!
and!the!start!of!the!Academy!Avenue!retail!corridor!probably!deter!travelers!from!
leaving!the!State!Highway.!!StrategicallyRplaced!State!Highway!signage!highlighting!
key!retailers!could!help!capture!outside!spending!and!expand!business!volumes!and!
the!City’s!taxable!sales!base.!!!!

Retail Leakage Citywide

New!Economics!performed!a!highRlevel!leakage!analysis!for!the!City!that!considered!two!
broad! approaches.! The! first! approach! projects! the! total! amount! of! retail! spending! by!
local! residents! in! the! City! compared! to! the! amount! of! retail! space.! The! retail! space!
estimates!reflect!a!maximum!inventory!including!all!shopping!center!and!general!retail!
space!tracked!by!CoRStar!as!well!as!a!midRpoint!inventory!which!assumes!that!only!half!
of!the!general!retail!tracked!by!CoRStar!continues!to!be!viable!retail!space.!!The!second!
approach! reviews! taxable! sales! for! Sanger! on! a! perRcapita! basis! compared! to! the!
statewide!average.!!!
Because!of!the!uncertainty!regarding!retail!supply,!it!is!important!to!note!that!this!highR
level! analysis! includes! some! broad! assumptions! and! serves! as! a! general! indicator! of!
retail!leakage,!but!is!not!meant!to!be!an!exact!estimate!of!leakage.!!!
Approach #1: Residential Spending Power
Residential!spending!power!is!the!primary!source!of!support!for!retail!space.!!Figure'3.5!
contains! an! estimate! of! brick! and! mortar! space! that! could! be! supported! by! Sanger!
residents.!!Because!Sanger!residents!are!predominantly!Hispanic!(or!of!Hispanic!origin),!
this! approach! applies! HispanicRspending! patterns! to! the! city’s! average! household!
income!level.!!The!analysis!also!applies!a!reduction!to!gross!spending!to!account!for!eR
commerce! trends! (approximately! 7! percent! in! 2015! nationally).! ! This! analysis! suggests!
that!Sanger’s!residents!can!support!around!half!of!the!retail!space!that!exists!in!the!city.!!!
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Support'for'Retail'Space'Citywide

3.5 2015

City(of(Sanger
High%
Inventory
Mid0Point%Inventory

Item
APPROACH #1: RESIDENTIAL SPENDING POWER
Assumptions
Number of Household Units [1]
Average Household Income [2]
TOTAL SUPPORTABLE COMMERCIAL SPACE
Portion of HH Income Spent on Retail [3]
% Reduction for E-Commerce Expenditures [4]
Portion of HH Income Spent on Brick & Mortar Retail
Total Retail Spending Power
Median Sales Per Sq. Ft. (Rounded) [5]
Total Supportable Brick & Mortar Retail (Rounded) [6]
Additional Services Demand (33%) [7]
Total Supportable Commercial Space by Residents

7,269
$52,726

7,269
$52,726

37%
7%
35%
$133,644,611
$420
318,000
156,627
474,627

37%
7%
35%
$133,644,611
$420
318,000
156,627
474,627

major centers only

Existing Retail Center Space
Portion of Retail Supported by Local Residents

APPROACH #2: TAXABLE SALES (2012)
California Total Sales
California Population
California Sales per Capita

1,067,840
44%

All outlets

Sanger Total Sales
Sanger Population
Sanger Sales per Capita
Surplus/Leakage (Amount)
Surplus/Leakage (%)

all major centers + 1/2
general retail [8]

759,406
62%
retail & food
services only

$558,387,250,000
37,680,593
$14,819

$381,372,823,000
37,680,593
$10,121

$165,429,000
24,601
$6,724

$133,274,000
24,601
$5,417

-$8,094
-55%

-$4,704
-46%

Prepared by New Economics & Advisory, June 2015.
[1] From California Department of Finance, 2015 estimates.
[2] The Nielsen Company custom data report, obtained February 2015.
[3] This estimate emphasizes Hispanic spending patterns tracked by the Consumer Expenditure Survey. See Appendix
A8 for detailed calculations.
[4] E-commerce is projected to increase from 7% of total retail sales in 2015 to 20-25% in the long-term. This analysis
includes a 7% allocation for estimation purposes.
[5] Median sales per sq. ft. for a neighborhood supermarket from ULI. Reflects Western region figures, 2008. Not inflated
because the national economy has undergone major recession and current sales figures per sq. ft. are not available.
[6] This high-level assessment assumes 100% capture of resident spending but does not include any non-resident
employee spending.
[7] This provisional estimate reflects the portion of commercial space that is dedicated to services, such as fitness,
personal services, medical/dental, banking, etc. that constitute an increasing presence in retail centers. Subject to
further refinement.
[8] The Mid-Point inventory includes all of the shopping center space but only half of the general retail space tracked by
Co-Star, as shown in Figure 3.1.
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To!develop!a!more!refined!leakage!analysis,!total!demand!would!need!to!be!adjusted!to!
account!for!the!portion!of!residential!spending!on!retail!outside!of!Sanger,!spending!by!
employees!in!Sanger,!and!spending!by!businesses!in!Sanger.!
Approach #2: Taxable Sales
A! second! approach! compares! taxable! sales! (made! to! residents,! nonRresidents,!
employees,! and! businesses)! for! Sanger! businesses! to! taxable! sales! made! statewide.!
NonRtaxable!sales!(e.g.!groceries!and!personal!services)!are!excluded!from!this!estimate.!
The! result,! summarized! in! Figure' 3.5,! shows! that! Sanger’s! sales! are! only! about! half! of!
sales!statewide!on!a!perRcapita!basis.!!This!result!indicates!the!following!possible!trends:!
•

Sanger!residents!spend!less!overall!on!taxable!goods!compared!to!the!statewide!
average;!!

•

Sanger!residents!may!have!a!larger!tendency!to!engage!in!bartering!and!cash!
exchanges,!some!of!which!may!not!be!recorded!as!pointRofRsale!transactions;!!

•

Sanger!residents!spend!a!greater!portion!of!their!dollars!outside!Sanger;!or!!

•

Some!combination!of!both!of!these!trends.!!!!!

Office Trends
National Office Trends
As!of!2014,!the!Fresno!Region!was!one!of!only!five!California!Regions!that!had!recovered!
8
all! the! jobs! lost! during! the! Great! Recession .! ! As! jobs! have! returned,! changes! in!
technology!have!impacted!the!way!work!is!completed!and!the!demand!for!commercial!
and! industrial! space.! ! Regarding! office! space,! work! patterns! are! shifting,! resulting! in!
dramatic!decreases!in!office!space!ratios!and!changes!in!the!demand!for!office!space.!!!
Whereas!traditional,!suburban!office!planning!has!historically!assumed!300R350!square!
feet!per!employee,!this!ratio!has!more!recently!fallen!to!about!150R250!square!feet!per!
employee.! Some! of! the! factors! driving! this! decrease! include! improved! vehicle!
technology! (navigation! and! hand! held! devices! improve! the! autonomy! and! lessen! the!
need! for! a! desktop! computer! at! an! office),! job! sharing,! telecommuting,! homeRbased!
businesses,! digital! information! storage,! mobile! technology! improvements,! and! the! use!
of! “third! places,”! (e.g.! coffee! shops).! ! In! addition,! firms! are! increasingly! changing! the!
overall! role! of! office! space! from! one! that! emphasizes! size! or! location! for! one! that!
supports! collaboration,! communication! and! connection! among! colleagues;! this!
evolution!favors!smaller!individual!workspaces!and!small!group!spaces,!closer!proximity!
for!younger!workers,!and!the!use!of!video!and!audio!technology!instead!of!large!group!
!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!
8

!Just! the! Facts,! The! California! Economy:! Employment! Update! December! 2014.! ! Published! by! the! Public!
Policy!Institute!of!California.!!Accessed!onRline!July!24,!2015.!
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9

meetings!for!“distributed”!teams .!!Some!of!these!same!factors!also!contribute!to!more!
compact! publicRsector! office! usage! patterns.! ! According! to! professional! brokerage!
houses,! the! ability! to! achieve! ratios! of! less! than! 175! square! feet! per! employee! is!
strongly!correlated!with!high!lease!rates—in!markets!like!San!Francisco!and!New!York,!
where! rents! exceed! $60! per! square! foot! annually,! ratios! average! 167R180! square! feet!
10
per! employee .! ! Markets! that! do! not! face! these! type! of! market! pressures! are! also!
experiencing!reduced!employment!densities,!but!in!the!range!of!175R250!square!feet.!!!
Sanger Office Outlook
As! described! in! Section' 2,! Sanger’s! employment! base! is! relatively! small! and! heavily!
concentrated! in! Agriculture,! Manufacturing,! and! Health! Care.! ! Jobs! in! Agriculture! and!
Manufacturing!do!not!necessarily!occur!within!traditional!office!settings.!!!
Figure'3.6!provides!an!overview!of!Sanger!as!a!submarket!within!the!larger!Fresno!office!
market.!!Containing! approximately!225,000!sq.!ft.!of!traditional!office!space,!Sanger!is!
not! considered! to! be! an! office! hub! within! the! Fresno! Market! Area.! ! Sanger’s! office!
inventory!makes!up!less!than!one!percent!of!Fresno’s!Total!Market!Area!inventory.!!!
New! Economics! &! Advisory! conducted! a! windshield! survey! of! Sanger’s! office! holdings!
and!also!interviewed!local!real!estate!professionals!and!office!space!landowners.!!Based!
on!quantitative!as!well!as!qualitative!data,!the!following!observations!were!made!about!
Sanger’s!office!market:!
•

Sanger’s'existing'office'space'can'be'primarily'characterized'as'a'combination'of'
Class'B'and'Class'C'space.!!Class!B!office!space!is!generally!described!as!utilitarian!
space!in!nonRlandmark!buildings!that!lack!the!premier!amenities!offered!by!Class!A!
but!are!well!maintained!and!attract!tenants!seeking!reliable!space!with!lower!rents.!!!
Class!C!office!space!is!generally!understood!to!be!a!“noRfrills”!space,!often!in!older!
buildings,!that!have!inferior!infrastructure!systems!and!rent!prices!compared!to!
11
Class!A!or!Class!B!space .!

•

Sanger’s'office'inventory'has'relatively'high'vacancy.!!According!to!CoRStar!metrics,!
Class!B!space!in!Sanger!is!experiencing!nearly!19%!vacancy,!despite!offering!
relatively!low!lease!rates.!!!

•

Sanger'relies'heavily'on'Fresno'for'many'of'its'financial'services'needs.!!As!such,!
there!are!not!many!large!traditional!office!users!in!Sanger,!and!many!larger!spaces!
remain!vacant!or!have!been!remodeled!to!allow!for!multiple!smaller!users.!

•

Active'sources'of'demand'for'office'space'focuses'heavily'on'smaller'spaces'that'
accommodate'businesses'serving'the'local'community.'!These!include!professional!
services!(bookkeeping,!for!example),!medical!services,!real!estate,!etc.!!The!

!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!
!How!Emerging!Work!Strategies!Are!Changing!the!Workplace;!published!by!Steelcase,!June!2009.!
Bay!Area!Mortgage!Association!2015!Outlook,!DTZ.!
11
!2014!CoRStar!Office!Report!definitions.!!!
9

10!
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windshield!survey!indicated!that!a!substantial!number!of!healthcare!related!
companies!occupy!office!space!in!Sanger,!particularly!along!Jensen!Avenue.!!!
•

Sanger’s'Business'Center!located'at'1533'7th'Street'has'64'compact'office'spaces'
and'a'98%'occupancy'rate'(as'of'July'2015).!!Users!include!a!diverse!range!of!
tenants,!including!churches,!nonRprofit!organizations,!a!funeral!home,!barber!shop,!
construction!contractors,!computer!repair!business,!massage!therapist,!paralegal,!
art!gallery,!tax!provider,!and!insurance!brokers.!A!second!location!is!in!the!planning!
stages.!!

•

There'is'a'perception'within'the'community'that'many'older'buildings'are'
outdated'and'should'be'demolished'if'infrastructure'upgrades'cannot'be'
performed.!!!Brokers!and!local!leaders!expressed!that!buildings!with!longRterm!
vacancies!typically!have!significant!deficiencies!that!owners!are!having!trouble!
solving!in!a!financially!feasible!manner!given!market!rent!levels!and!sources!of!
tenant!demand.!!!

•

A'new'medical'center!at!613!Greenwood!Avenue,!northwest!corner!of!Jensen!and!
Greenwood!is!anticipated!to!open!in!September,!2016.!!The!center!will!include!two!
offices!for!a!general!practitioner!and!OGBYN.!!The!larger!office!space!will!have!3,800!
sq.!ft.!while!the!smaller!office!space!will!have!1,700!sq.!ft.!for!a!total!of!5,500!sq.!ft.!A!
second!15,000!sq.!ft.!medical!complex!at!7th!and!O!Street!is!also!planned!to!be!
completed!in!the!Summer,!2016.!

!
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Commercial*Real*Estate*Indicators*2*Select*Office*Submarkets

3.6 Q3,$2014
Submarket([1]

Class B
Sanger
Clovis
Fowler/Selma
Fresno
West Fresno
Southeast Fresno
Remaining Market Area
Total Class B Market Area [4]
Class C
Sanger
Clovis
Fowler/Selma
Fresno
West Fresno
Southeast Fresno
Remaining Market Area
Total Class C Market Area [4]
Total Office [5]
Sanger
Clovis
Fowler/Selma
Fresno
West Fresno
Southeast Fresno
Remaining Market Area
Total Office Market Area [4] [5]

Existing(Rental(
Building(Area!
[2]!

35,805
700,359
35,433

%(of(
Total

6,650
76,057
1,080

18.6%
10.9%
3.0%

$13.20
$19.37
$21.60

77,048
0.6%
6,000
727,695
5.5%
N/A
11,658,112 88.1% 1,810,040
13,234,452 100.0% 1,899,827

7.8%
0.0%
N/A
14.4%

$6.00
N/A
N/A
$17.53

6,446
49,925
6,971

3.4%
8.1%
2.8%

$15.60
$14.82
$11.34

169,733
1.0%
1,300
399,261
2.4%
16,005
15,292,582 90.4% 1,173,424
16,912,544 100.0% 1,254,071

0.8%
4.0%
N/A
7.4%

$6.22
$11.10
N/A
$12.96

13,096
125,982
8,051

5.8%
9.6%
2.9%

$14.78
$17.24
$12.83

246,781
0.8%
7,300
1,126,956
3.5%
16,005
29,447,423 90.2% 3,326,350
32,643,725 100.0% 3,496,784

3.0%
1.4%
N/A
10.7%

$6.12
$11.10
N/A
$16.65

189,902
615,407
245,659

225,707
1,315,766
281,092

0.3%
5.3%
0.3%

Annual(
Total( Vacancy( Lease(
Vacant(SF Rate Rate([3]

1.1%
3.6%
1.5%

0.7%
4.0%
0.9%

Prepared by New Economics & Advisory, May 2015.
Source: CoStar Marketview Report Q3, 2014.
[1] Sanger does not have Class A office inventory; therefore Class A office is not analyzed separately.
[2] Reflects the sq. ft. of buildings that have received a certificate of occupancy and are able to be
occupied by tenants. Does not include space in buildings that are planned, under construction, or under
renovation.
[3] Annual lease rates quoted on a per sq. ft. basis. All rental rates reported in the CoStar Retail Report are
calculated using Triple Net (NNN) rental rates.
[4] Remaining Market Area includes: Atwater/Winton, Chowchilla, Coalinga, Downtown Fresno, Downtown
Merced, Downtown/E Street District, East Shaw, Hanford/Armona, Lemoore, Los Banos, Midtown East,
Midtown West, N Shaw/E Blackstone, N Shaw/W Blackstone, North Blackstone, Reedley, South Blackstone,
Suburban Madera, Suburban Merced, West Shaw, and Woodward.
[5] Includes Class A office space.
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Section(4:(Projected)Growth)!
This!section!reviews!the!projected!amount!of!growth!forecasted!for!Sanger!by!the!local!
council! of! governments! and! offers! some! alternative! growth! projections! for!
consideration!by!the!City.!!!

Summary of Findings
•

Finding'4.1:'Sanger'is'increasingly'accessible'to'the'larger'Fresno/Clovis'area'and'
has'the'capacity'to'accommodate'more'growth'than'forecasted'by'the'Fresno'
COG.!!!The!Fresno!COG!developed!growth!projections!for!2008R2035!forecasting!
roughly!2,500!new!residential!units,!or!1.27%!average!annual!growth.!!However,!
actual!growth!through!2015!has!surpassed!the!pace!set!by!the!forecast;!as!of!2015,!
Sanger!has!achieved!half!of!the!COG’s!projected!growth!by!2040!despite!a!major!
recession.!!In!addition,!development!of!identifiable!new!projects!exceeds!the!total!
amount!of!projected!growth!by!2035.!!While!it!remains!unknown!how!many!
“approved”!projects!will!develop!according!to!their!current!entitlements,!under!
“normal”!market!conditions,!it!is!likely!that!Sanger!will!continue!to!expand!its!
housing!base.!!!!!

•

Finding'4.2:'Alternative'growth'projections'developed'by'New'Economics'suggest'
that'the'City'could'grow'by'at'least'2,100'–'5,900'new'units'between'2015'and'
2035.!!These!alternative!growth!forecasts!account!for!approved,!proposed,!and!
planned!projects!throughout!the!City,!as!well!as!additional!growth!directly!north!of!
the!City!(the!North!Sanger!area)!at!a!rate!of!5R7!units!per!acre.!!These!alternative!
forecasts!project!average!annual!growth!rates!of!1.27!–!3.00!percent.!More!growth!
in!other!parts!of!the!City!would!be!a!net!addition!to!these!forecasts.!!!

•

Finding'4.3:!The'City’s'job'base'will'need'to'grow'by'1,800'–'5,100'jobs'by'2030'to'
maintain'its'jobs'housing'ratio.!!In!2013,!the!City!had!approximately!1.03!jobs!for!
every!housing!unit.!!To!keep!this!ratio!steady,!the!City!will!need!to!add!about!400R
560!jobs!(physically!located!in!Sanger)!per!year!on!average!between!2015!and!2035.!

•

Finding'4.4:'New'residential'growth'in'the'near'term'will'depend'on'the'ability'for'
developers'and/or'builders'to'achieve'a'minimum'price'threshold.''Price!points!for!
new! starter! homes! in! the! Central! Valley! appear! to! begin! in! the! low! $200,000’s! in!
Tulare! and! the! high! $200,000’s! in! most! other! communities,! including! Fresno! and!
Clovis.!!For!Sanger!to!achieve!price!points!in!the!high!$200,000’s,!buyers!will!need!to!
have!a!household!income!in!the!range!of!$70,000!to!$85,000,!compared!to!current!
average!household!income!of!approximately!$53,000.!!!!!'
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Fresno COG Citywide Growth Projections

The! Fresno! Council! of! Governments! (Fresno! COG)! undertakes! comprehensive! regional!
planning!with!an!emphasis!on!transportation.!!Fresno!COG!regularly!produces!a!growth!
forecast!that!describes!estimated!changes!in!housing!units!and!jobs.!!
Fresno! COG! projections! prepared! for! Sanger! in! 2008! forecasted! a! population! growth!
rate! of! 1.27%! annually,! which! produces! a! relatively! little! amount! of! overall! growth!
through! 2035—! or! about! 2,500! new! units.! ! It! also! projected! roughly! 1,900! new! jobs,!
which!equates!to!an!average!annual!growth!rate!of!1.11%!and!results!in!a!jobsRhousing!
ratio! that! decreases! from! 0.91! in! 2008! to! 0.86! in! 2035.! ! A! falling! ratio! indicates! that!
population!will!grow!more!quickly!than!jobs.!!!
New!Economics!also!analyzed!2035!projections!based!on!actual!housing!unit!inventory!
in!2015!(based!on!data!from!DOF)!and!jobs!in!2013!(provided!by!EDD).!!Based!on!this!
updated! information,! the! City! would! only! grow! by! another! 1,300! units! by! 2035! and!
another!60!jobs!by!2035.!!(Of!note,!Clovis!has!already!surpassed!its!2035!housing!unit!
projection—according! to! DOF! data,! Clovis! has! over! 38,000! housing! units,! whereas! the!
COG! forecasted! only! 33,400! units! by! 2035).! ! This! analysis! also! indicates! that! Sanger’s!
jobsRhousing!ratio!has!increased!enough!to!reached!equilibrium!(nearly!1!job!for!every!
housing!unit),!whereas!the!2035!forecast!continues!to!show!a!ratio!that!is!less!than!2008!
levels.!!!
Figure' 4.1! summarizes! the! original! COG! growth! projection! as! well! as! adjusted! growth!
rates!based!on!2015!actual!counts!and!maintaining!the!2035!projections.!
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Regional)Growth)Projections
2008$%$2035
Fresno*COG*Growth*Forecast*(200872035)

Item

2008

2035

13,503,834

N/A

Change, Avg,Annual,,
2008Growth,
2035
Rate

Total Housing Units
California

Updated*COG*Forecast*(2013/1572035)
Actual,
2013/2015

Change, Avg,Annual,,
2015,Growth,
2035
Rate

DOF: 2015

N/A

N/A

13,914,715

N/A

N/A

Fresno County

270,785

371,898

101,113

1.18%

324,941

46,957

0.68%

Fresno City

199,125

268,433

69,308

1.11%

176,915

91,518

2.11%

29,199

33,438

4,239

0.50%

38,031

-4,593

-0.64%

6,115

8,602

2,487

1.27%

7,269

1,333

0.85%

Clovis
Sanger (base)
Jobs
California

2009

2009-2035

N/A

N/A

N/A

427,170 [1]

437,520

10,350

0.09%

N/A

N/A

N/A

Fresno County

315,716

388,594

72,878

0.80%

N/A

N/A

N/A

Fresno City

216,106

270,831

54,725

0.87%

N/A

N/A

N/A

24,764

34,725

9,961

1.31%

N/A

N/A

N/A

5,565

7,420

1,855

1.11%

60

0.04%

0.91

0.86

Sanger Jobs-Housing
Ratio (base)

N/A

EDD: 2013

Fresno County MSA

Clovis
Sanger (base)

19,988,730 [1] 27,212,450

N/A

7,360 [2]
1.03 [3]

Prepared by New Economics & Advisory, May 2015.
[1] 2008 data from Woods & Poole.
[1] Figures reflect Fresno Metropolitan Statistical Area (MSA) instead of Fresno County.
[2] Estimated job count provided by EDD reflects 2013 data.
[3] Calculated based on 2013 housing unit count of 7,167 according to the California Department of Finance (E-5 Population & Housing
Estimates).
Sources: Fresno County Council of Governments, March 2015; Department of Finance, Table 2: E-5 City/County Population and Housing
Estimates, 1/1/2015; and Woods & Poole Economics, Inc., 2012 California State Profile. Figures reflect 2009 and 2035 jobs.

!

Adjusted Growth Projections

The!City!has!expressed!a!capacity!and!desire!for!Sanger!to!experience!a!higher!level!of!
growth!than!that!forecasted!by!the!Fresno!COG.!!To!help!the!City!develop!a!new!growth!
forecast,! New! Economics! evaluated! the! City’s! capacity! to! accommodate! more! growth!
and!developed!three!alternative!projections.!
One! way! to! assess! growth! potential! is! to! review! the! scale! of! identifiable! new!
development,! including! approved! (but! not! yet! built)! projects,! proposed! projects,! and!
other! planned! projects.! ! As! shown! in! Figure' 4.2,! approximately! 1,700! residential! units!
12
have!either!been!approved!or!have!preliminary!maps .!!Figure' 4.3!shows!the!location!
of!approved!projects!with!recorded!final!maps!(shaded!red)!or!approved!tentative!maps!
!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!
12

!City!staff!did!not!identify!any!approved,!proposed,!or!planned!nonRresidential!projects.!
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(shaded! yellow);! this! figure! shows! that! growth! is! planned! all! around! the! existing! city,!
with!the!largest!concentrations!on!the!north!and!west!sides.!

4.2 Planned'and'Proposed'Projects
Sanger'(March'2015)
Item

Location

Developer

Approved Tentative Map
Redwood Farms [2]
Villa Real Estates & Sevilla (PUD) [2]
Synergy Land Group (PUD)
Pine Meadows (PUD)
Stonehaven, Phase 1
Synergy Land Group (PUD)
RZR Master Plan (PUD)
Master Plan
Avalon Communities (PUD)
No Name
Subtotal Approved Tentative Map

NEC Greenwood & California
NEC Bethel & California
SEC Academy & California
SWC R/R Tracks & Fairbanks
NWC Bethel & Florence
SW & SE of Church/Quality
SWC Indianola/Annadale
NWC Annadale/Indianola
NEC J Street & North Ave
N Church/Harrison

Lennar/Cambridge
Sanger II Land Holdings
Central Valley Land Group
C Investments
Sanger II, CA LLC
Synergy Land Group
RZR Glenwood
RZR
Leo Puig
Highland Partner Group

Preliminary Map
Sanger IV [3]
Greenwood Estates
Subtotal Preliminary Map

SW Bethel/North
SWC Greenwood & North

DR Horton
New Urban Dev.

Total Approved/Preliminary Units
Sanger Projected Growth (2015-2035) [4]
Approved/Preliminary as a % of COG Projection Through 2035

No.4of4
Est.4
Lots Units4[1]

193
108
273
42
84
145
385
217
39
41
1,527

193
108
273
42
84
145
385
217
39
41
1,527

66
143
209

66
143
209
1,736
1,333
130%

Prepared by New Economics & Advisory, May 2015.
Source: City of Sanger Subdivision Tract Map, 1998 - present.
[1] Assumes all projects are single-family. Subject to refinement.
[2] Project is within North Sanger Growth Area between North Sanger (East California Ave.), Highway 180, Bethel Ave., and Academy Ave.
[3] Will include 315 Single-Family units, no Multi Family and no commercial. Entitlement status "proposed".
[4] Reflects growth projected by Fresno COG.

!
In!jurisdictions!with!large!amounts!of!greenfield!development!opportunities,!the!scale!of!
identifiable!growth!typically!only!reflects!a!fraction!of!buildout!capacity.!!!While!it!is!
unknown!at!this!time!how!many!of!Sanger’s!“approved”!projects!will!be!constructed!in!
the!near!term,!the!amount!of!identifiable!new!development!projects!far!exceeds!the!
remaining!amount!of!growth!projected!by!the!Fresno!COG!to!occur!through!2035;!this!
excess!indicates!that!Sanger!can!accommodate!much!more!growth!than!forecasted!by!
the!Fresno!COG.!!
City!staff!also!identified!a!key!growth!area!on!the!north!side!of!Sanger!that!could!
accommodate!substantial!additional!growth.!!This!“North!Sanger”!area,!outside!of!the!
current!city!limits,!is!bounded!by!Highway!180!to!the!north,!Academy!Avenue!to!the!
east,!East!California!Avenue!to!the!south,!and!Bethel!Avenue!to!the!west.!!Figure'4.4!
contains!a!preliminary!projection!of!the!potential!scale!of!additional!residential!units!
that!could!be!developed!in!North!Sanger,!after!accounting!for!Redwood!Farms!and!Villa!
Real!Estates!&!Sevilla!PUD!(which!were!approved!and!are!documented!in!Figure'4.2).!!!
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CITY OF SANGER
STATUS OF RESIDENTIAL SUBDIVISIONS
(1988-PRESENT)

LEGEND
RECORDED FINAL MAP
APPROVED TENTATIVE MAP

5448

PRELIMINARY MAP REVIEWED BY
STAFF
# ASSIGNED BY COUNTY
LIMITS OF MAP

5559

5385

5209

5723

5425
5250

5201
5240
5234

5199

5152
4264

5372

4088
5054

5267

4941

4719

4740

5759

5241
5166

5069

5635

3812
4423

5383

3895
4111

4341

5084

5889

ORIGINAL 1912 DEVELOPMENT PATTERN

4667

(SEE “MAP OF THE CITY OF SANGER,” JUNE 1912)

5536

5323

5460

4888

5659

5019
5426
5404
3894

4144

5091

5307

5174

5644

3975

5365
5784

5286

5490

5687
5179
5826
5448

HISTORICAL SUMMARY: RESIDENTIAL SUBDIV.
YEAR

# OF LOTS APPROVED

1988 - 1994

495

1995 - 2001

201

2002 - PRESENT

3,836 (FINAL MAP/ TENTATIVE MAP)

TOTAL

4,532

66

SW Bethel/North
5826

Greenwood Estates SWC Greenwood & North New Urban Dev.
TOTAL UNITS

PREPARED BY PUBLIC WORKS AND DEVELOPMENT SERVICES: 01/08/08
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North&Sanger&Potential&Growth
Supply&Side*Projection
Acres

Item

Units

%+of+Citywide+
Forecast+by+
COG

North Sanger Land Development Potential [1]
Gross Area

641

Minus Approved Projects [2]
Redwood Farms [3]

-60

193

Villa Real Estates & Sevilla (PUD) [3]

-39

108

Subtotal Approved Projects

-99

301

Remainder Gross Area

542

Minus: Arterials and P/QP

20%

108

Minus: Provisional Commercial

15%

81

Net Developable Acres for Residential

352

Sanger Citywide Housing Unit Growth
Forecast through 2035 (Fresno COG)

1,333

100%

Total Potential New Residential Units in North Sanger
At 3 Units/Acre
Approved Projects

301

Remaining Development (3u/a)

352

Total North Sanger

1,056
1,357

79%

At 5 Units/Acre
Approved Projects

301

Remaining Development (3u/a)

352

Total North Sanger

1,760
2,061

132%

At 7 Units/Acre
Approved Projects

301

Remaining Development (3u/a)

352

Total North Sanger

2,464
2,765

185%

Prepared by New Economics & Advisory, May 2015.
[1] Area between North Sanger (East California Ave.), Highway 180, Bethel Ave., and Academy
Ave.
[2] See Technical Appendix A6 for calculations.
[3] Approved/preliminary projects in North Sanger growth area. Estimated acreage based on
Fresno County Division of Public Works & Planning GIS on-line services. Accessed June 24, 2015.

!'
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Figure'4.5!compares!the!Base!Projection!for!Sanger!developed!by!the!Fresno!COG!as!to!
three! alternative! projections! developed! by! New! Economics! for! consideration! by! the!
City:!
•

Base'Projection:'Sanger!calculates!the!remaining!amount!of!housing!and!job!growth!
needed!to!reach!the!scale!of!new!development!forecasted!to!occur!by!2035!and!the!
resulting!average!annual!growth!rate!for!the!2015R2035!period.!!!

•

Alternative'1:'Adjusted'COG'Projection!applies!the!average!annual!housing!growth!
rate!from!the!2008R2035!time!period!(1.27%!for!housing!and!1.11%!for!jobs!annually!
shown!in!Figure'4.1)!to!a!2015R2035!time!frame,!resulting!in!more!overall!growth!
and!at!a!pace!that!is!consistent!with!the!original!Fresno!COG!projection.!!The!jobs!
projection!maintains!the!2013!jobsRhousing!ratio!to!ensure!that!job!growth!keeps!
pace!with!residential!housing!growth!and!that!the!city!continues!to!have!jobsR
housing!balance.!!!!

•

Alternative'2:'Approved/Proposed'Plus'MidSRange'Growth!includes!all!approved,!
proposed,!and!planned!residential!growth!as!well!as!additional!development!in!
North!Sanger!at!a!rate!of!5!units!per!acre.!!The!jobs!projection!maintains!the!2013!
jobsRhousing!ratio!to!ensure!that!job!growth!keeps!pace!with!residential!housing!
growth!and!that!the!city!continues!to!have!jobsRhousing!balance.!!!!

•

Alternative'3:'Approved/Proposed'Plus'HighSRange'Growth!includes!all!approved,!
proposed,!and!planned!residential!growth!as!well!as!additional!development!in!
North!Sanger!at!a!rate!of!7!units!per!acre.!!The!jobs!projection!maintains!the!2013!
jobsRhousing!ratio!to!ensure!that!job!growth!keeps!pace!with!residential!housing!
growth!and!that!the!city!continues!to!have!jobsRhousing!balance.!!!!

These!projections!produce!housing!growth!estimates!that!range!from!roughly!1,300!to!
4,800! new! units! over! the! next! 20! years! and! average! annual! growth! rates! that! vary!
between!less!than!one!percent!and!more!than!two!and!oneRhalf!percent.!!!!
New! Economics! &! Advisory! developed! alternative! job! projections! by! maintaining! the!
City’s!existing!jobsRhousing!ratio.!!These!projections!indicate!that!the!City!would!need!to!
add! between! 1,900! and! 4,500! new! jobs! to! keep! pace! with! projected! housing! growth!
between!2015!and!2035.!
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Sanger'Citywide'Residential'Growth'Projections
Projected-Growth-(2015F2035)
2008$%$2035

Projection

AdditionalApproved/- NorthPreliminary Sanger-[1]

2015

Housing Units
Base Projection (Fresno COG)

Other

TotalGrowth

2035

Avg-Ann.GrowthRate

1,333 [2]

8,602

2,091

9,360

1.27%

524 [5]

4,021

11,290

2.23%

630 [5]

4,830

12,099

2.58%

7,360

1,823

9,183

Alt 1-- Adjusted COG Projection [3]
Alt 2 - Approved/Preliminary + mid-range [4]

7,360

2,252

9,612

1.22%

7,360

0

0

0

4,234

11,594

2.09%

Alt 3 - Approved/Preliminary + high-range [6]

7,360

0

0

0

5,065

12,425

2.41%

7,269

Alt 1-- Adjusted COG Projection [3]
Alt 2 - Approved/Preliminary + mid-range [4]

7,269
7,269

1,736

1,760

Alt 3 - Approved/Preliminary + high-range [6]

7,269

1,736

2,464

Jobs
Base Projection (Fresno COG)

2,091

2013

0.85%

[7]

1.11%

Prepared by New Economics & Advisory, May 2015.
Source: Fresno County Council of Governments, March 2015.
[1] Approved projects in North Sanger are included in the "Approved/Preliminary" column; this column includes only additional growth not yet planned,
proposed, or approved.
[2] Reflects 2035 projection minus 2015 estimate of 7,269 units.
[3] Applies projected average annual growth rate from COG (2008-2035) to 2015-2035 timeframe.
[4] 2035 projection includes all approved and preliminary projects, a preliminary estimate for North Sanger at a density of 5 units per acre, and a 15%
addition for new units in other areas of the City..
[5] Preliminary estimated 15% additional growth in other areas of the City that have not yet been identified.
[6] 2035 projection includes all approved and preliminary projects, as well as a preliminary estimate for North Sanger at a density of 7 units per acre and a
15% addition for new units in other areas of the City.
[7] Alternatives 1, 2, and 3 calculated projected jobs in 2035 by maintaining the jobs/housing ratio that existed as of 2013.

!

Near Term Citywide Residential Growth Considerations

Interviews! with! builders! active! in! the! Fresno! region! indicated! that! to! undertake! new!
projects! in! Sanger,! home! prices! must! surpass! a! certain! minimum! threshold.! ! Active!
projects! in! Clovis! and! Fresno! provide! an! indication! of! potential! prices! for! new! singleR
family!homes!on!small!lots:!
•

Lennar’s!Ellingsworth!Chateau!Series!in!Clovis!is!selling!new!singleRfamily!detached!
units!in!the!high!$200,000’s.!!Another!new!home!project!in!Clovis!by!Lennar,!Quail!
Lake,!features!sales!prices!beginning!in!the!low!$400,000’s.!

•

DR!Horton’s!Meadows!Project!in!Clovis!has!singleRfamily!homes!beginning!at!
approximately!$280,000.!

•

Lennar’s!Cedar!Grove!project!in!Tulare!begins!in!the!low!$200’s.!

•

Lennar’s!The!Vista’s!in!Visalia!begin!in!the!low!$200’s.!

•

Lennar’s!Autumnwood!in!Fresno!begin!in!the!low!$200’s,!while!Heritage!Park,!the!
Laurel’s!and!Elderberry!Bluff!projects!begin!in!the!high!$200’s.!

New! Economics! conducted! an! analysis! to! illustrate! the! level! of! income! required! to!
afford!new!homes!based!on!these!price!ranges.!!Figure'4.6!contains!an!in!illustration!of!
these!prices!and!corresponding!household!incomes.!!
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Illustrative+Household+Income+by+New+Home+Price
Range
Current%Sanger%
Median%Home%Price
$175,000

Cost%Category
Downpayment Amount (0.15)
Net Amount for Home Loan

$200,000

New%Home%Price%Point
$250,000 $300,000

$350,000

-$26,250
$148,750

-$30,000
$170,000

-$37,500
$212,500

-$45,000
$255,000

-$52,500
$297,500

Monthly Mortgage Payment [1]
Adjustments for Other Debt [2]
Subtotal Monthly Debt Obligations

-$845
-$349
-$1,194

-$965
-$399
-$1,365

-$1,207
-$499
-$1,706

-$1,448
-$599
-$2,047

-$1,689
-$699
-$2,388

Monthly Gross Income [3]
Annual Gross Income
Annual Gross Income Applied in this Analysis

$4,117
$49,410

$4,706
$56,468

$5,882
$7,059
$70,585
$84,703
$78,000

$8,235
$98,820

Prepared by New Economics & Advisory, June 2015
[1] Assuming 30 year, 5.5% interest rate loan on 85% of the purchase price.
[2] The Federal Housing Administration (www.fha.gov) suggests that housing (including principal and interest, as well as insurance
and taxes) accounts for approximately 29% of gross monthly income, while other debt accounts for approximately 12% of gross
monthly income. Other debt could include student loans, car loans, credit card obligations, etc.
[3] Assumes that gross monthly income = 3 times total monthly debt. This is a variation on the industry assumption that gross
monthly income = 3 times a household mortgage payment.

'
For!purposes!of!analyzing!demand!for!commercial!space!by!new!Sanger!households,!this!
analysis! presumes! starter! home! price! points! that! are! similar! to! Fresno! and! other!
communities! within! the! Central! Valley:! $250,000! R! $300,000.! ! New! residential!
households!are,!therefore,!assumed!to!have!an!average!household!income!of!$73,000!to!
be! able! to! afford! the! minimum! threshold! needed! to! afford! prices! of! new! homes! in!
Sanger!that!could!be!feasibly!constructed!by!home!builders.!!!
!

!
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Section(5:(Demand'for'New'Commercial'
Space!
This! section! provides! a! preliminary! assessment! of! longRterm! demand! for! commercial!
space!in!the!City,!including!citywide!and!North!Sanger.!!!

Summary of Findings
•

Finding'5.1:'New'residential'growth'will'generate'demand'for'local'and'
communitySserving'retail.!!If!the!City!grows!its!housing!base!at!a!scale!
commensurate!with!any!of!the!alternative!projections,!new!development!could!
generate!demand!for!retail!in!the!range!270,000!square!feet.!!This!amount!of!
demand!would!help!the!City’s!retail!demand!come!back!into!line!with!its!existing!
retail!inventory.!!!!!

•

Finding'5.2:!New'retail'will'continue'to'develop'to'the'extent'that'the'locations'are'
highly'competitive.!!In!many!cases,!it!is!more!likely!that!new!retail!will!develop!
instead!of!occupying!existing!vacant!retail!space.!!If!the!majority!of!new!
development!occurs!in!North!Sanger,!new!residents!will!prefer!to!shop!at!venues!
that!are!conveniently!located.!!New!retail!located!in!North!Sanger!will!be!preferable!
over!some!existing!retail!centers.!!!

•

Finding'5.3:'Improvements'to'State'Highway'180'will'likely'reduce'the'prominence'
of'Jensen'Avenue'over'time'but'also'create'new'commercial'development'
opportunities'in'North'Sanger.!Jensen!Avenue!has!historically!served!as!the!main!
eastRwest!corridor!between!Sanger!and!Highway!99;!as!a!result!of!this!traffic,!the!
Jensen!corridor!features!a!large!share!of!the!City’s!commercial!development.!!
Although!this!route!still!provides!better!access!to!southbound!Highway!99,!the!
newly!improved!State!Highway!180!now!provides!superior!access!to!Downtown!
Fresno,!Highway!41,!Highway!168,!and!northbound!Highway!99.!!Over!time,!and!
assuming!that!Sanger!continues!to!grow!north!toward!State!Highway!180,!Jensen!
Avenue!may!evolve!into!more!of!a!localRserving!corridor.!!On!the!other!hand,!
improved!access!via!Academy!Avenue!and!growth!in!North!Sanger!will!create!new!
opportunities!for!commercial!development!near!the!junction!of!Highway!180!and!
Academy!Avenue.!!!

•

Finding'5.4:'Sanger'has'an'opportunity'to'capture'significant'taxable'sales'through'
development'of'highway'commercial'along'State'Highway'180,'although'careful'
study'of'infrastructure'and'other'competing'locations'should'be'considered.!!!New!
development!projected!to!occur!in!North!Sanger!will!generate!demand!for!
commercial!space;!additional!demand!from!workers!commuting!in!from!outside!the!
City,!as!well!as!visitors!travelling!to!and!from!Kings!Canyon!National!Park!along!the!
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expanded!SR!180,!will!also!present!opportunities!for!North!Sanger!to!capture!
demand.!!!However,!recently!reRzoned!properties!along!the!corridor!that!are!
expected!to!remain!in!unincorporated!Fresno!County!are!also!wellRpositioned!to!
capture!retail!demand;!the!City!should!monitor!any!proposed!development!in!these!
areas.!!!!!!
•

Finding'5.5:'Office'demand!is'likely'to'keep'pace'with'residential'development.''
Because!Sanger’s!office!market!is!characterized!primarily!as!community!serving,!it!is!
likely!that!as!the!City’s!residential!base!grows,!so!will!its!office!base.!!Using!the!
current!ratio!of!approximately!31!square!feet!of!office!space!per!capita,!Sanger!can!
expect!to!grow!its!office!base!by!42,000!–!155,5000!square!feet!by!2035.!!This!
estimate!presumes!that!new!office!users!will!occupy!new!space!and!that!older!
existing!spaces!will!be!repurposed!into!other!uses.!!!!!

•

Finding'5.6:'Total'commercial'demand'between'2015'and'2040'is'expected'to'fall'
in'the'range'of'376,000'to'486,000'citywide.''This!demand!consists!of!locally!
supported!neighborhood!retail,!community!retail,!service!commercial,!commuter!
retail,!and!locally!supported!office!space.!!The!portion!of!this!demand!met!by!new!
development,!versus!occupancy!of!existing!spaces,!will!depend!on!the!location!of!
existing!vacant!spaces!and!the!ability!for!existing!owners!to!update!their!spaces!if!
those!spaces!are!showing!signs!of!deferred!maintenance.'!!

•

Finding'5.7:!Total!commercial!demand!for!North!Sanger!is!anticipated!to!be!nearly!
250,000!square!feet,!as!well!as!potentially!145!hotel!rooms.!!This!demand!consists!of!
locally!supported!neighborhood!and!community!retail,!visitor!spending,!potential!
hotel!demand,!and!locally!supported!office!demand.!!

Demand for Locally-Supported Retail Space

Figure' 5.1!provides!an!estimate!of!citywide!demand!for!neighborhood!and!community!
retail!in!2015!and!2035.!!This!projection!differs!from!the!leakage!analysis!presented!in!
Section'3!and!relies!upon!the!following!key!assumptions:!
•

Existing!households!are!assumed!to!spend!an!increasing!portion!of!income!through!
eRcommerce!instead!of!at!brick!and!mortar!establishments.!!The!US!Department!of!
Commerce!projects!eRcommerce!to!account!for!20R25%!of!total!retail!sales!in!the!
longRterm;!this!analysis!applies!a!20%!reduction!for!eRcommerce!spending!in!the!
future.!!!

•

The!scale!of!growth!is!consistent!with!Alternative'2:'MidSRange'Growth!described!in!
Section'4.!

•

New!residential!households!are!assumed!to!have!an!average!household!income!of!
$73,000!to!be!able!to!afford!the!minimum!threshold!needed!to!afford!prices!of!new!
homes!that!could!be!feasibly!constructed!by!home!builders.!!!
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Support'for'Retail'Space'Citywide

5.1 2015%2035
Item

Existing(HH

Assumptions
Number of Household Units [1]
Average Household Income [2]
TOTAL SUPPORTABLE RETAIL SPACE
Portion of HH Income Spent on Retail [3]
% Reduction for E-Commerce Expenditures [4]
Portion of HH Income Spent on Brick & Mortar Retail
Total Retail Spending Power
Median Sales Per Sq. Ft. (Rounded) [5]
Total Supportable Brick & Mortar Retail (Rounded)
Additional Services Demand (33%) [6]
Total Supportable Commercial Space
Existing Retail Center Space [7]
Unmet Demand for Retail Space

City+of+Sanger
New(HH(
201512035

2035

7,269
$52,726

4,021
$78,000

11,290
$61,727

37%
7%
35%
$133,644,611
$420
318,000
156,627
474,627

37%
20%
30%
$94,069,256
$420
224,000
88,657
268,657

37%
20%
30%
$209,032,362
$420
498,000
245,284
743,284

759,406
-284,779

NA
268,657

759,406
-16,122

Prepared by New Economics & Advisory, May 2015.
[1] Reflects Alternative 2 mid-range growth projections described in Section 4.
[2] The Nielsen Company custom data report, requested February 2015.
[3] This estimate is reflective of Hispanic spending patterns as tracked by the Consumer Expenditure Survey.
[4] E-commerce is projected to increase from 7% of total retail sales in 2015 to 20-25% in the long-term. This analysis includes
a 7% allocation for existing development in 2015, and 20% allocation for new growth and total development in 2035.
[5] Median sales per sq. ft. for a neighborhood supermarket from ULI. Reflects Western region figures. Not inflated because
the national economy has undergone major recession and current sales figures per sq. ft. are not available.
[6] This provisional estimate reflects the portion of commercial space that is dedicated to services, such as fitness, personal
services, medical/dental, banking, etc. that constitute an increasing presence in retail centers.
[7] Existing retail space in Sanger is estimated to range from 572,630 to 1,067,840 square feet. For purposes of analysis, this
study assumes 760,000 square feet.
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This!figure!indicates!in!2015!there!may!be!an!oversupply!in!the!city!overall.!!New!growth!
citywide! could! generate! demand! for! additional! retail! to! help! bring! the! city’s! existing!
supply!into!overall!alignment!without!adding!any!new!inventory.!!However,!as!discussed!
in! Section' 3,! Sanger’s! current! inventory! includes! some! underutilized! and! vacant! retail!
space,! including! in! Downtown! Sanger.! ! In! addition,! the! ongoing! evolution! of! eR
commerce! is! expected! to! place! additional! pressure! on! retail! establishments! to! shrink!
their!footprint!and/or!change!the!way!they!do!business!and!the!products!they!sell.!!!As!a!
result! of! these! trends,! it! is! more! likely! that! about! 270,000! square! feet! of! retail! space!
could!be!supported!by!new!residential!growth.!!Given!the!current!oversupply,!this!new!
growth!would!bring!existing!inventory!back!into!equilibrium.!!!However,!it!is!more!likely!
that!new!retail,!developed!in!the!most!competitive!locations,!will!occur,!while!existing!
retail!inventory!that!is!located!more!poorly!will!need!to!be!reRpurposed!for!other!uses!
(office,! industrial,! and/or! residential).! ! For! other! existing! retail! areas,! including!
Downtown!and!some!existing!retail!centers,!the!City!may!need!to!proactively!help!to!reR
shape!and/or!reposition!these!spaces!to!accommodate!other!types!of!development.!!!
Retail Demand in North Sanger
The!ability!to!maximize!new!retail!development!opportunities!will!rely!on!the!placement!
of!new!stores/centers!at!locations!that!provide!the!highest!levels!of!access!and!visibility.!!
One!such!competitive!location!may!be!North!Sanger.!!As!described!in!Section' 2,!retail!
concentrations!in!Sanger!currently!exist!along!Academy!Avenue,!Jensen!Avenue,!and!at!
the!intersection!of!Bethel!Avenue!and!Jensen!Avenue;!these!corridors!correspond!with!
areas!that!experience!the!highest!levels!of!vehicular!traffic.!!Over!time,!however,!traffic!
patterns!are!expected!to!evolve!as!a!result!of!the!expansion!of!SR!180,!which!will!likely!
divert!traffic!from!Jensen!and!Bethel!to!SR!180,!Bethel,!and!Academy.!!As!highlighted!in!
Figure' 5.2,! by! 2035! traffic! counts! along! Jensen! and! Bethel! are! expected! to! decrease!
substantially,!while!counts!along!State!Highway!180!and!Academy!Avenue!(north!of!the!
existing! city! limits)! are! expected! to! rise! significantly.! ! Further,! the! City! has! identified!
North!Sanger!as!an!area!where!growth!is!likely!to!occur!and!could!be!accommodated.!!
Figure' 4.3! in! Section' 4! describes! a! range! of! potential! residential! growth! capacity! for!
North!Sanger.!!!!

Page 45 of 79

City of Sanger: Commercial Land Demand Study
Final Report

5.2

12/23/2015

Projected)Annual)Traffic)Counts)(2035)
Fresno'COG'Data,'2014
Limits

Roadway)Segment
Jensen Avenue
Bethel Avenue
Bethel Avenue
State Route 180 [4]
State Route 180 [4]
State Route 180 [4]
Academy Avenue

N St - Academy Ave
Jensen Ave - 9th St
Lorena Ave - Sterling Ave
McCall Ave - Bethel Ave
Bethel Ave - Academy Ave
Academy Ave - Newmark Ave
State Route 180 - Butler Ave

No.)of)
2014) 2035))Proj.)
2035)Annual)
Lanes Facility)Type AADT)[1] AADT)[2] %)Change
Trips)[3]
4
4
2
4
4
4
4

Arterial
Arterial
Arterial
State Route
State Route
State Route
Arterial

21,600
18,800
18,600
17,000
11,500
11,000
5,300

11,625
8,825
16,733
50,921
35,903
28,155
20,493

-46%
-53%
-10%
200%
212%
156%
287%

4,240,000
3,220,000
6,110,000
18,590,000
13,100,000
10,280,000
7,480,000

Prepared by New Economics & Advisory, May 2015.
Sources: City of Sanger Circulation Element Update: Existing Conditions Background Draft Report, Collins & Schoettler, 2014; OmniMeans; and
Fresno COG Data as of Summer, 2014.
[1] Represents annual average daily traffic.
[2] Taken from Fresno COG data, as of Summer, 2014.
[3] Rounded to nearest ten thousand.
[4] Divided Expressway.

!
Commercial!development!in!North!Sanger!will!capture!a!portion!of!retail!dollars!spent!
by! residents! of! North! Sanger,! residents! elsewhere! in! the! City,! commuters! traveling! to!
Sanger! each! day! for! work,! and! visitors! traveling! the! SR! 180! corridor.! ! However,! until!
specific! land! development! proposals! are! developed,! it! is! difficult! to! precisely! estimate!
the!total!amount!of!retail!that!could!be!supported!within!North!Sanger.!!Nonetheless,!
New!Economics!has!conducted!a!planningRlevel!analysis!that!applies!broad!assumptions!
to!develop!an!initial!projection!of!commercial!space;!this!projection!should!be!refined!as!
development!projects!come!forward.!!!!!
Local Residential Demand for Commercial
Alternative' 2:' MidSRange' Growth!indicates!that!North!Sanger!could!accommodate!up!
to! 2,000! new! residential! units.! ! These! new! households! are! expected! to! generate!
demand!for!retail!and!commercial!space,!as!shown!in!Figure'5.3.!!!
Commuter Demand for Commercial
North! Sanger’s! proximity! to! SR180! also! makes! it! a! prime! location! for! highway!
commercial! development.! ! New! Economics! prepared! a! highRlevel! projection! of! retail!
13
demand!from!workers!coming!from!outside!the!City!via!North!Sanger!by!2035 .!!Figure'
5.3!assumes!that!60!percent!of!these!workers!will!come!into!the!City!from!North!Sanger;!
this!estimate!is!preliminary!and!can!be!refined!in!the!future!based!on!updated!data!from!
the! Fresno! COG! and/or! traffic! impact! modeling! for! specific! development! projects! in!
North!Sanger.!!
!!
!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!
13

!There!will!also!be!demand!from!Sanger!residents!travelling!outside!the!city!to!work;!however,!

this! estimate! is! excluded! because! no! capture! rate! is! applied! to! local! resident! demand! for!
commercial!space.!
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Demand'for'Commercial'Space'from'North'Sanger

5.3 2015%2035
Sector

2015%2035

North Sanger Growth Assumptions
Estimated Households: Approved Projects
Estimated Households: Remaining North Sanger [1]
Total New Estimated Households in North Sanger
Median Household Income [2]
TOTAL SUPPORTABLE NEIGHBORHOOD/COMMUNITY RETAIL
Brick & Mortar Retail Demand
Portion of HH Income Spent on Brick & Mortar Retail [3]
Total Retail Spending Power
Median Sales Per Sq. Ft. (Rounded) [4]
Subtotal Supportable Brick & Mortar Retail (Sq. Ft.)
Additional Commercial Service Demand (33%)(Sq. Ft.) [5]
Subtotal Residential Demand
Commuter Demand
Sanger Forecasted Jobs (2035)
Sanger Workers Coming From Outside the City (2011)
Estimated Annual Trips: Workers From Outside Sanger
Potential Portion Commuting Through North Sanger
Potential North Sanger Annual Commuter Trips
Avg. Annual Spending per Trip ($2.50) [6]
Sales per Sq. Ft. [7]
Subtotal Supportable Commuter Demand (Sq. Ft.)
Total Commercial Space Demand from North Sanger Residents
and Commuters
TOTAL LOCAL OFFICE DEMAND
Total New Estimated Households in North Sanger
Estimated Persons per Household
Estimated New Persons in North Sanger
Estimated Office Space Per Capita (2015)
Amount of New Office Space Needed to Maintain Current Ratio

301
1,760
2,061
$78,000

30%
$48,225,166
$420
115,000
38,000
153,000
7,420
79%
3,030,766
60%
1,818,459
$4,546,148
$420
11,000
164,000

2,061
3.63
7,482
9
68,041

Prepared by New Economics & Advisory, May 2015.
[1] Figure 4.4 (North Sanger Growth). Mid-range growth estimate.
[2] From Figure 5.2.
[3] This estimate considers Hispanic spending patterns and on-line consumer trends.
[4] Median sales per sq. ft. for a neighborhood supermarket from ULI. Reflects Western region
figures. Not inflated because economy has undergone major recession and current sales figures
per sq. ft. are not available.
[5] This provisional estimate reflects the portion of commercial space that is dedicated to services,
such as fitness, personal services, medical/dental, banking, etc. that constitute an increasing
presence in retail centers.
[6] Excluding gasoline. Preliminary assumption by New Economics. Subject to refinement.
[7] Preliminary assumption by New Economics. Subject to refinement.
[8] Parcel 314-070-37, U&A Mini Mart Building sq. ft. from Fresno County Assessor website,
accessed May 2015.
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Demand for Highway Service Commercial
The! Fresno! COG! estimates! that! by! 2035! SRR180! will! have! approximately! 10.3! million!
trips!annually;!these!trips!will!include!commuters!as!well!as!travelers!to!and!from!Kings!
Canyon!National!Park.!!Relying!on!data!tracked!by!the!National!Park!Service!on!visitors!
and!their!spending!trends,!Figure'5.4!projects!potential!spending!that!could!be!captured!
by! Sanger! from! these! visitors.! Major! retail! categories! are! expected! to! include!
accommodations,! groceries,! takeRout! food,! restaurants! and! bars,! gasoline,! and! other!
expenses.!!Most!of!this!spending!would!likely!occur!in!North!Sanger.!

5.4 Potential)Kings)Canyon)Spending)Capture
2015$
Category

Percentage)
(%)

Kings Canyon (Non-Local Visitors)
Non-Local Visitor Spending (2013$) [2]

100.0%

Distribution of Spending:
Local Transportation
Groceries & Takeout Food
Restaurants & Bars
Gas & Oil
Souvenirs & Other Expenses
Admissions & Fees
Total Retail Supportable Sq. Ft.

Amount

%"[1]

Potential)Sanger)Capture
Sales"per" Supportable"
Amount"($)
Sq."Ft.
Sq."Ft.

540,691
$45,750,000

[3]

7.5%
7.2%
20.1%
12.1%
10.0%
10.3%

$3,431,250
$3,294,000
$9,195,750
$5,535,750
$4,575,000
$4,712,250

5%
50%
50%
75%
30%
0%

$171,562.50
$1,647,000
$4,597,875
$4,151,813
$1,372,500
$0

30.3%

$13,862,250

40%

$5,544,900

N/A
$510 [4]
$534 [5]
N/A
$420 [6]
N/A
avg daily rate

Accommodations

N/A
3,229
8,610
N/A
3,268
N/A
15,108
rooms

$150 [7]

145 [8]

Prepared by New Economics & Advisory, July 2015
[1] Preliminary assumption made by New Economics & Advisory. Subject to further refinement.
[2] Cullinane Thomas, C., C. Huber, and L. Koontz. 2014. 2013 National Park visitor spending effects: Economic contributions to local
communities, states, and the nation. Natural Resource Report NPS/NRSS/EQD/NRR-2014/824. National Park Service, Fort Collins, Colorado.
Access via the internet, July 2015.
[3] Ibid. Figure 3: Distribution of NPS visitor spending by spending category.
[4] JLL.com and CoStar Group. Accessed July 2015.
[5] MarketRealist.com. Accessed July 2015.
[6] ULI Sales per sq. ft., Community Shopping Center. Dollars and Cents, 2008.
[7] Reflects potential room rate. Subject to further refinement.

!

[8] Reflects number of rooms, assuming 70% occupancy.

Potential Commercial Competition
The! area! surrounding! the! expanded! SRR180! is! currently! within! the! unincorporated!
portion! of! Fresno! County.! ! While! the! City! views! the! North! Sanger! area! as! a! future!
annexation! area,! there! is! additional! land! on! either! side! of! SRR180! that! will! remain! in!
Fresno!County.!!!
Between! Thompson! Avenue! and! Academy! Avenue,! there! are! 4! parcels! that! were!
recently!reRzoned!to!C6!and!1!parcel!recently!reRzoned!to!AC,!as!shown!in!Figure'5.5.!!C6!
is! a! general! commercial! district,! while! AC! is! an! agricultural! commercial! center! district.!!
Parking!requirements!for!commercial!development!within!C6!results!in!a!floorRareaRratio!
of!approximately!0.30.!!!
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The! four! C6! parcels! have! the! capacity! to! develop! up! to! nearly! 50,000! square! feet! of!
commercial! space;! this! space! represents! a! sizeable! portion! of! the! demand! from! new!
development! in! North! Sanger,! commuters,! and! nonRlocal! visitors! to! Kings! Canyon!
National!Park.!!!
At! this! time,! Fresno! County! has! not! received! any! specific! proposals! for! commercial!
development! on! recently! reRzoned! properties;! however,! the! City! should! monitor! any!
new! development! along! the! SRR180! corridor! to! help! inform! future! capacity! for!
commercial!development!within!North!Sanger.!!!!!!

5.5 Rezoning(Projects(Along(SR180
Unincorporated,Fresno,County:,Thompson,(W),to,Academy,(E)
Location
Thompson/Hwy 180
McCall/Hwy 180

Academy/Hwy 180
NW Corner

Parcel

Zone*
District!
[1]
Acres

Land*
Sq.*Ft.

Estimated*
Potential*
Est.*
Develop.*
FAR![2]
(Sq.*Ft.)

Address

Project*Description

314-051-16
314-051-17
314-051-26
314-051-29 [3]

C6
C6
AC
C6

1.01
0.04
0.81
1.77

43,996
1,742
35,284
77,101

0.30
0.30
0.30
0.30

13,199
523
10,585
23,130

9453 Kings Canyon
N/A
N/A
N/A
9927 Kings Canyon
N/A
50 McCall
Planned agr. comm.
center to include
market with fuel
sales & restaurant.

314-043-7t

C6

0.88

38,333

0.30

11,500

13018 Kings Canyon

4.51

196,456

Total Rezoning Projects to A6

N/A

48,352

Prepared by New Economics & Advisory, May 2015.
Sources: Fresno County, Board of Supervisor Interoffice Memo, April 29, 2014; Fresno County Public Works; and Planning staff, March 2015.
[1] C-6 zoning is for general commercial district. AC zoning is the agricultural commercial center district intended to provide for the location of commercial
centers within agricultural areas for the purpose of providing food and services to the surrounding farm community.
[2] Zoning requirement for C6 and AC requires 2 sq. ft. of off-street parking area for each 1 sq. ft. of commercial floor area which roughly translates to a floor
area ratio (FAR) of 0.33. New Economics reduced the FAR to 0.30 to account for setbacks.
[3] Parcel has a total of 19.14 acres. Remaining acres are zoned AE20 (exclusive agricultural district under 20 acres).
[4] Parcel has a total of 8.14 acres. Remaining acres are zoned AE20 (exclusive agricultural districts under 20 acres).

!

Demand for New Office Space

As!shown!in!Section'4,!Sanger!would!need!to!add!between!1,900!and!5,100!new!jobs!to!
keep!pace!with!alternative!housing!projections.!!These!jobs!would!include!retail,!office,!
industrial,!as!well!as!other!wageRbased!jobs!that!require!little,!if!any,!physical!space.!!!!!
Figure'5.6!provides!two!illustrative!approaches!to!forecasting!the!demand!for!new!office!
space:!
•

Approach'#1!calculates!the!existing!level!of!office!space!per!housing!unit!(31!sq.!ft.).!!
This!ratio!implies!that!office!space!in!Sanger!is!mostly!localRserving!and!will!grow!
proportionately!as!new!homes!are!added!to!the!community;!as!discussed!in!Section!
3,!real!estate!professionals!appear!to!agree!that!Sanger’s!office!market!does!
primarily!serve!the!local!community.!!!As!such,!Approach!#1!applies!this!office!space!
to!housing!unit!ratio!to!projected!housing!growth!between!2015!and!2035!to!
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calculate!the!amount!of!new!office!space!that!would!need!to!be!added!to!maintain!
this!ratio!as!the!population!grows.!!!
Approach'#2'calculates!the!level!of!office!space!per!job!as!of!2013!(also!31!sq.!ft.).!!
In!reality,!jobs!occur!in!a!variety!of!spaces,!including!retail,!industrial,!government,!
ownerRoccupied!space,!etc.!!This!ratio!should!be!viewed!as!an!illustrative!metric.!!
Approach!#2!assumes!that!the!proportion!of!office!space!to!overall!jobs!will!remain!
the!same!over!time!and!applies!this!ratio!to!projected!housing!growth!between!2015!
and!2035!to!calculate!the!amount!of!new!office!space!that!would!need!to!be!added!
to!maintain!this!ratio!as!the!population!grows.!!!

The!resulting!projections!indicate!that!Sanger!could!experience!demand!in!the!range!of!
42,000!to!155,000!square!feet!of!new!office!space!between!2015!and!2040.!!

5.6

Estimated)Demand)for)New)Office)Space)(Citywide)
2008$%$2035

Projection

Amount

Approach #1: Constant Space Ratio Per Housing Unit
Office Inventory (sq. ft.), 2014

225,707

Number of Housing Units, 2014

7,180

Office Inventory Sq. Ft. per household, 2014
Projected Office Space Growth: 2015-2035
Base Projection (Fresno COG)

Housing
Growth

31

Office Space
Growth

1,333

41,904

Alt 1-- Adjusted COG Projection
Alt 2 - Approved/Preliminary + mid-range

2,091

65,717

4,021

126,391

Alt 3 - Approved/Preliminary + high-range

4,830

151,844

Approach #2 Constant Space Ratio per Job
Office Inventory, (sq. ft.), 2013

225,707

Number of Jobs, 2013

7,360

Office Inventory Sq. Ft. per Job 2013
Projected Office Space Growth: 2015-2035
Base Projection (Fresno COG)

31
Job Growth

Office Space
Growth

1,823

55,905

Alt 1-- Adjusted COG Projection
Alt 2 - Approved/Preliminary + mid-range

2,252

69,049

4,234

129,832

Alt 3 - Approved/Preliminary + high-range

5,065

155,331

Prepared by New Economics & Advisory, May 2015.
Source: Co-Star reports, Fresno COG, New Economics & Advisory.
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Demographic,Characteristics,Comparison
Sanger,(Clovis,(and(Fresno(City
Fresno.
City

Category

103,677

514,514

Household

37,652

177,514

$52,726

$75,157

$57,522

3.63

2.89

3.08

Households

6,534

35,696

164,100

Hispanic or Latino Origin %

80.1%

27.3%

49.1%

Category

Sanger

Clovis

Population

23,867

Housing Units

6,993

Average Household Income
Average Household Size

Race

Sanger

Clovis

Fresno.City

Family Households

83.47%

73.24%

70.82%

Nonfamily Households

16.53%

26.76%

29.18%

Never Married

38.37%

32.82%

40.37%

Married [1]

46.45%

51.30%

43.78%

Married-Couple Family (with children)

37.07%

36.85%

31.83%

Married-Couple Family (no children)

Marital Status

White

60.4%

68.3%

48.4%

29.67%

37.16%

30.92%

Black or African American

1.1%

2.9%

7.7%

Speak Only English at Home

42.31%

77.35%

57.22%

American Indian/Alaska Native

1.4%

1.3%

1.8%

Speak Only Spanish at Home

54.52%

11.89%

29.54%

Asian

3.3%

11.8%

12.6%

Families at or Above Poverty

77.04%

88.96%

74.56%

Native Hawaiian/Other Pacific Islander

0.2%

25.0%

19.0%

Families Below Poverty

22.96%

11.04%

25.44%

Other

30.2%

10.1%

24.2%

Tenure

Two or More Races

3.5%

5.3%

5.3%

Owner Occupied

57.25%

62.92%

50.21%

30.3

34.8

31.1

Renter Occupied

42.75%

37.08%

49.79%

$173,778

$274,184

$177,514

0 -17

31.4%

27.0%

29.0%

18 - 54

49.5%

49.4%

50.6%

$100,000 - $149,999

21.06%

8.03%

16.73%

55+

19.1%

23.6%

20.4%

$150,000 - $199,999

31.17%

14.21%

18.55%

$200,000 - $299,999

21.49%

29.88%

24.15%

$300,000 - $399,999

6.74%

20.77%

11.85%

Median Age
Age

Median Owner-Occupied Housing Value

Income

Owner-Occupied Housing Unit Value

< $15,000

15.01%

10.91%

18.37%

$15,000 - $24,999

14.02%

9.53%

15.08%

1 Unit Detached

76.48%

71.30%

62.32%

$25,000 - $34,999

16.56%

9.81%

11.92%

5 to 19 Units

4.76%

8.90%

13.71%

$35,000 - $49,999

16.39%

12.81%

13.74%

$50,000 - $74,999

15.01%

18.34%

16.47%

Built 1970 to 1979

13.80%

19.65%

18.56%

$75,000 - $99,999

9.84%

13.87%

9.58%

Built 2000 to 2009

26.91%

26.33%

13.23%

Employed (civilian)

55.68%

56.93%

50.99%

Unemployed (civilian)

9.36%

7.91%

10.47%

Occupation (top four)

Housing Units by Units in Structure

Housing Units (Year Built)

Education
Educational Attainment (%)

Farming/Fishing/Forestry

14.73%

48.00%

4.70%

< 9th grade or some High School

40%

11%

25%

Transportation/Moving

11.05%

5.59%

7.09%

High School Graduate or Some College

41%

49%

48%

Office/Admin Support

14.90%

13.67%

13.63%

Associate Degree or Higher

16%

31%

21%

Sales/Related

6.64%

12.75%

11.33%

Personal Care/Service

7.56%

4.47%

5.77%

Hispanic/Latino Educ. Attain.
No High School Diploma

49.09%

18.20%

41.88%

High School Graduate

18.43%

23.44%

23.15%

Some College or Associate Degree

25.07%

40.25%

25.80%

Bachelor Degree or Higher

7.41%

18.11%

9.16%

Prepared by New Economics & Advisory, March 2015.
[1] Includes spouse that are present and absent.
Source: The Nielsen Company custom data report, February 2015.
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High%School%Ranking%by%API%Scores
2013

Low% High%
Total%
Student/%
STAR%
2013%
NonDWeighted% Weighted%3D
School%Districts%and%High%Schools%[1] Rank%[2] Grade Grade Students Teacher%Ratio Combined Growth%API 3DYear%API%Avg Year%API%Avg
Fresno County Office of Edu. Dist.
Crescent View West Charter

1,528

KG

12

299

29.90

563

626

687

687

Fresno County Court

1,770

KG

12

338

13.00

522

486

563

558

Buchanan High

121

9

12

2,534

24.20

723

866

863

863

Clovis East High

213

9

12

2,087

25.70

704

829

824

824

Clovis High

183

9

12

2,851

25.10

709

845

839

839

Clovis North High

105

9

12

2,070

26.20

731

882

880

880

Clovis West High

159

9

12

2,183

23.90

713

856

851

851

830

9

12

669

22.90

641

755

755

755

Clovis Unified District

Fowler Unified
Fowler High
Fresno Unified District
Bullard High
Cambridge Continuation High
Edison High
Erma Duncan Polytechnical High
Fresno Academy for Civic &
Entrepreneurial Leadership
Fresno High
Herbert Hoover High

808

9

12

2,723

27.50

642

758

770

770

1,726

9

12

445

26.10

532

492

540

534

866

9

12

2,246

27.90

637

768

762

762

1,001

9

12

985

24.40

627

731

737

737

1,396

9

12

156

17.30

583

586

632

625

1,206

9

12

2,227

22.70

606

653

647

647
700

596

9

12

1,849

23.30

659

703

700

McLane High

1,377

9

12

2,102

25.00

586

617

627

628

Roosevelt High

1,303

9

12

2,112

22.50

596

626

647

647

School of Unlimited Learning

1,688

9

12

214

21.40

539

517

568

566

Sierra Charter

1,299

KG

12

624

15.60

596

657

663

663

Sunnyside High

1,270

9

12

3,229

28.00

600

689

695

695

Kingsburg Joint Union High
Kingsburg High

568

9

12

1,098

24.30

662

779

780

780

Kingsburg Independent Study High

1,493

9

12

47

31.30

293

541

N/A

N/A

Oasis Continuation High

1,248

9

12

49

15.00

602

597

600

603

Hallmark Charter

141

KG

12

440

23.60

718

855

835

835

Sanger High

601

9

12

2,731

24.10

659

795

791

791

1,711

KG

12

148

41.10

534

477

481

480

674

9

12

1,674

22.40

654

781

776

776

949

9

12

1,242

25.50

630

749

749

749

1,171

9

12

734

24.40

609

693

713

713

Sanger Unified

Taft High
Selma Unified
Selma High
Reedley
Reedley High
Mendota Unified
Mendota High
Dinuba Unified
Dinuba High
Sierra Vista High (Continuation)

876

9

12

1,834

21.00

637

741

741

741

1,732

9

12

60

9.30

531

392

469

479

Madera Unified
Madera High
Madera South High

609

9

12

2,163

25.00

658

757

750

750

1,088

9

12

2,705

24.90

619

704

702

702

Prepared by New Economics & Advisory, March 2015.
Sources: National Center for Education Statistics, US Department of Education, California Department of Education 3-Year Average Academic Performance Index Report, and
School Digger.
[1] High schools grade 9 to 12th with few offering K-12th grade to compare with the City of Sanger.
[2] Ranking from 1,830 schools statewide.
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Crime&Statistics
2014

Item

Sanger

Population

Clovis0

Fresno

24,681

99,769

509,924

Crime Index [1]

17

17

8

Annual Crimes

885

3,629

25,985

153

197

2,622

Violent
Murder

2

-

40

Rape

21

33

78

Robbery

25

47

917

Assault

105

117

1,587

732

3,432

23,363

Burglary

179

879

5,293

Theft

434

2,226

13,863

Motor Veh. Theft

119

327

4,207

35.86

36.37

50.96

6.20

1.98

5.14

Property

Annual Crimes [2]
Violent
Murder

0.08

Rape

0.85

0.33

0.15

Robbery

1.01

0.47

1.80

Assault

4.25

1.17

3.11

29.66

34.40

45.82

7.25

8.81

10.38

17.58

22.31

27.19

4.82

3.28

8.25

Property
Burglary
Theft
Motor Veh. Theft

-

0.08

Prepared by New Economics & Advisory, March 2015.
Source: Neighborhood Scout, accessed March 2015.
[1] Crime Index 100 is the safest.
[2] Per 1,000 residents.
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Commute'Origin'and'Destination
2011

City

Amount

%+of+
Total

Distance
(miles)

Sanger Resident Commute Destination:
1,346

14.8%

0.0

2,810

30.8%

16.0

Clovis

387

4.2%

19.2

Reedley

259

2.8%

13.4

Parlier

179

2.0%

8.3

Visalia

152

1.7%

36.3

Dinuba

128

1.4%

20.8

Selma

128

1.4%

12.6

Madera

104

1.1%

37.6

97

1.1%

211.0

3,529

38.7%

9,119

100%

Sanger

1,346

21.5%

0.0

Fresno

1,036

16.5%

14.8

Clovis

302

4.8%

19.4

Reedley

288

4.6%

13.4

Parlier

144

2.3%

7.8

Los Angeles

123

2.0%

213.0

Selma

121

1.9%

12.6

Orange Cove

77

1.2%

19.7

Dinuba

69

1.1%

20.8

Kingsburg

57

90.0%

14.1

2,712

43.2%

6,275

189%

Sanger
Fresno

Los Angeles
All Other Locations
Total Employed Residents
Sanger Employee Commute Origin:

All Other Locations
Total Employed in Sanger

Prepared by New Economics & Advisory, March 2015.
Source: US Census Bureau Longitudinal Employer-Household Dynamics,
accessed March 2015.
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H"180&Frontage&Parcels
Along&SR&180&between&McCall&Ave.&(W)&and&Quality&Ave.&(E)
North(of(SR(180
Location
Acreage Zoning'[1]

Parcel

South(of(SR(180
Location
Acreage

Parcel

Zoning'[1]

31412056

10070 Kings Canyon

5.22

AE20

31405127

10021 Kings Canyon

1.77

AE20

31412049

N/A

22.30

AE20

31405128

10021 Kings Canyon

17.07

AE20

31412052S

10390 Kings Canyon

21.51

AE20

31405135

10361 Kings Canyon

139.62

AE20

31412035S

N/A

22.44

AE20

31406234

11033 Kings Canyon

19.72

AE20

31412041S

10510 Kings Canyon

2.83

AE20

31406202

11223 Kings Canyon

20.00

AE20

31412045

10646 Kings Canyon

15.62

AE20

31406203

11295 Kings Canyon

39.11

AE20

34112054

10776 Kings Canyon

15.65

AE20

31406204

11371 Kings Canyon

6.78

AE20

31412043

10934 Kings Canyon

16.82

AE20

31406205

11447 Kings Canyon

1.57

AE20

31403167

11190 Kings Canyon

23.65

AE20

31406206

65 Indianola

1.38

AE20

31403177

N/A

30.39

AE20

31406207

119 Indianola

1.88

AE20

31403162

11536 Kings Canyon

15.91

AE20

31406208

157 Indianola

6.00

AE20

31403171

11638 Kings Canyon

26.83

AE20

31406226

11631 Kings Canyon

38.41

AE20

31403180

107 Bethel

28.45

AE20

31406227

11785 Kings Canyon

14.00

AE20

31403181

11764 Kings Canyon

0.20

AE20

31406228

11849 Kings Canyon

2.88

AE20

31403176

11864 Kings Canyon

0.40

AE20

31406233

N/A

20.85

AE20

31403163

146 Bethel

15.42

AE20

31406333

12027 Kings Canyon

34.56

AE20

31403178

12150 Kings Canyon

16.19

AE20

31406331

31 Fairbanks

13.88

AE20

31403149S

12222 Kings Canyon

32.89

AE20

31406304

N/A

0.62

AE20

31403156S

12490 Kings Canyon

32.62

AE20

31406305

115 Fairbanks

20.44

AE20

31403186S

12878 Kings Canyon

30.02

AE20

31406306

307 Fiarbanks

2.42

AE20

31404370

60 N Academy

0.28

AE20

31406332

12397 Kings Canyon

19.75

AE20

31404303

66 Academy
13054 Kings Canyon

8.10
1.90

AE20
AE20

31406325
31406321S [2]

N/A
12719 Kings Canyon

116.35
8.14

13168 Kings Canyon

14.12

AE20

31406344S [2]

103 Academy

5.60

C6

31404360
31404369

AE20
C6 & AE20

31404367

13264 Kings Canyon

14.63

AE20

31406348S [2]

77 Academy

4.15

C6

31404376S

13386 Kings Canyon

15.36

AE20

31407037

[2]

13015 Kings Canyon

0.44

C6

31404358

4.42
6.80

AE20
AE20

31407038
31407049

[2]

31404307T

13496 Kings Canyon
13518 Kings Canyon

13039 Kings Canyon
N/A

0.29
6.11

C6

31404359T

13562 Kings Canyon

6.84

AE20

31407040

13233 Kings Canyon

19.48

AE20

31404372

153 Quality

14.90

AE20

31407067

13291 Kings Canyon

2.01

AE20

31407066

N/A

36.51

AE20

31407005

N/A

19.68

AE20

31407080

N/A

9.63

AE20

Total

462.71

[2]

Total

C6

651.10

Prepared by New Economics & Advisory, March 2015.
Source: Fresno County Public Works and Planning GIS, accessed March 2015.
[1] C-6 zoning is for general commercial district. Zone AE20 is for exclusive agricultural district under 20 acres.
[2] Parcels are within North Sanger growth area between North Sanger (East California Ave.), Highway 180, Bethel Ave., and Academy Ave.
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North&Sanger&Potential&Growth&Parcel&List
North&of&Sanger&(East&California&Ave),&
South&of&HWY&180,&between&Bethel&(W)&
and&Academy&Ave.&(E)&
Location

Parcel

Gross+Acres

31406333

12027 Kings Canyon

34.56

31406331

31 Fairbanks

13.88

31406303

79 Fairbanks

0.00

31406304

N/A

0.62

31406305

155 Fairbanks

20.44

31406306

307 Fiarbanks

2.42

31406307

N/A

24.80

34106308

538 Bethel

19.16

31406347

610 Bethel

18.68

31406311

N/A

39.34

31406332

12397 Kings Canyon

19.75

31406319

N/A

20.00

31406318

250 Fairbanks

12.00

31406317

N/A

25.06

31406349

494 Fairbanks

31406316

N/A

31406313

620 Fairbanks

31406314

N/A

17.18

31406312

842 Fairbanks

39.34

31406321S

12719 Kings Canyon

31406325

N/A

31406344S

103 Academy

5.60

31406348S

77 Academy

4.15

31406327

469 Academy

15.29

31406326

409 Academy

3.83

31406338S

N/A

34.83

31406335S

N/A

29.35

31406339S

709 Academy

31.55

31406337S

1047 Academy

30.51

31406340S

N/A

1.34
20.26
2.50

8.14
116.35

29.92
640.85

Gross Acres
Prepared by New Economics & Advisory, March 2015.

Source: Fresno County Public Works and Planning GIS, accessed March
2015; and County Staff March 2015.
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Typical(Attributes(of(Various(Shopping(Center(Categories

Shopping(Center(
Type

Typical(Anchor(s)

Neighborhood

Supermarket, drugstore,

Typical(GLA

General(Range(in( Typical(Minimum( Typical(Trade(Area(
GLA
Site(Area((acres)
Radius([1]

60,000

30,000 - 1000,000

3 - 10

1-3 miles

180,000

100,000 - 400,000

10 - 30

3-5 miles

600,000

300,000 - 900,000

10 - 60

8 miles

15 - 100+

12 miles

discounter
Community

Supermarket, drugstore,
discount department store,
mixed apparel

Regional

One or two full-line
department stores

Super Regional

Three or more full-line

1,000,000 600,000 - 2,000,000

department stores
Prepared by New Economics & Advisory, March 2015.
Source: The Urban Land Institute Retail Development Handbook, 2008.
[1] The typical trade radii shown are general guidelines, which must be modified according to the characteristics of the specific shopping center
being considered.
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Hispanic(CES
2013

Item

12/23/2015

Hispanic1or1Latino1
Households
%'of'
Income'[2] Amount

%1Spent1at1Bricks1&1
Mortar1[1]
%

Amount

Not1Hispanic1or1Latino
%'of'
Income'[2]
Amount

Income Before Taxes (mean)

$47,438

$66,165

Average Annual Expenditures

$41,958

$52,432

Retail
Food

14.3%

$6,771

93%

$6,297

9.9%

$6,572

Food at Home

8.5%

$4,042

93%

$3,759

6.0%

$3,966

Food Away from Home

5.8%

$2,729

93%

$2,538

3.9%

$2,606

Alcoholic Beverages

0.8%

$365

93%

$339

0.7%

$457

Housing

3.7%

$1,773

93%

$1,649

3.4%

$2,250

Housekeeping Supplies

1.2%

$567

93%

$527

1.0%

$657

Household Furnishings & Equipment

2.5%

$1,206

93%

$1,122

2.4%

$1,593

4.1%

$1,924

93%

$1,789

2.3%

$1,553

Men and Boys

1.0%

$484

93%

$450

0.5%

$357

Women and Girls

1.5%

$688

93%

$640

0.9%

$628

Children (under 2)

0.2%

$97

93%

$90

0.1%

$71

Footwear

0.9%

$423

93%

$393

0.4%

$289

Other Apparel Products & Services

0.5%

$232

93%

$216

0.3%

$208

Apparel and Services

Transportation

10.7%

$5,062

93%

$4,708

9.1%

$6,002

Vehicle Purchase

5.2%

$2,484

93%

$2,310

5.1%

$3,386

Gasoline and Motor Oil

5.4%

$2,578

93%

$2,398

4.0%

$2,616

Healthcare

0.7%

$323

93%

$300

1.0%

$647

Drugs

0.5%

$250

93%

$233

0.8%

$502

Medical Supplies

0.2%

$73

93%

$68

0.2%

$145

2.9%

$1,377

93%

$1,280

3.1%

$2,059

Entertainment
Fees and Admissions (10%) [5]

0.1%

$29

93%

$27

0.1%

$61

Audio and Visual Equipment & Services

1.6%

$770

93%

$716

1.5%

$993

Pets, Toys, Hobbies & Playground Equip.

0.8%

$399

93%

$371

0.9%

$626

Other Entertainment Supplies, Equip & Services

0.4%

$179

93%

$166

0.6%

$379

Reading

0.1%

$38

93%

$35

0.2%

$112

Tobacco Products & Smoking Supplies

0.3%

$154

93%

$143

0.5%

$355

Personal Care Products & Services (50%) [5]

0.6%

$262

93%

$244

0.5%

$311

Subtotal Retail

37%

$17,787

93%

$16,542

30%

$20,007

0.9%

$420

100%

$420

1.3%

$851

Commercial
Healthcare-- Medical Services [4]
Personal Care Products & Services (50%) [5]

0.6%

$262

100%

$262

0.5%

$311

Other Vehicle Expenses

4.7%

$2,210

100%

$2,210

4.0%

$2,640

Household Operations (50%) [3] [5]

0.9%

$439

100%

$439

0.9%

$592

0.2%

$84

100%

$84

0.2%

$135

$3,415

100%

$3,415

Miscellaneous (20%) [5]
Subtotal Other Commercial

7%
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Non-Retail/Commercial
Fees and Admissions (90%) [5]
Miscellaneous (80%) [5]
Household Operations (50%) [3] [5]
Education

0.5%

$258

0.8%

$550

0.7%

$337

0.8%

$542

0.9%

$439

0.9%

$592

1.0%

$497

1.9%

$1,231

Shelter

19.6%

$9,314

15.4%

$10,192

Utilities, Fuels, and Public Services

7.1%

$3,351

5.7%

$3,793

Public and Other Transportation

0.7%

$350

0.9%

$564

Health Insurance

2.5%

$1,188

3.6%

$2,381

Cash Contributions

1.9%

$884

3.0%

$1,972

Personal Insurance & Pensions

8.2%

$3,875

8.7%

$5,769

Life and Other Personal Insurance

0.3%

$127

0.5%

$347

Pensions and Social Security

7.9%

$3,748

8.2%

$5,422

42%

$19,898

40%

$26,494

Subtotal Non-Retail
Prepared by New Economics & Advisory, March 2015.

[1] Preliminary estimate as cited in DTZ National Retail Review, Summer 2015; original source is US Commerce Department. 2015 estimate for ecommerce is 7%, excluding auto and gasoline purchases. For purposes of this analysis, a 7% reduction was applied to all categories.
[2] Percent of income before taxes.
[3] Household Operations are personal services such as: baby-sitting; day care, nursery school, and preschool tuition; care of the elderly, invalids and
handicapped; adult day care; and domestic and other duties.
[4] Medical services includes hospital room and services, physicians' services, service by a professional other than a physician, eye and dental care, lab
tests and X-rays, medical care in a retirement community, care in convalescent or nursing home, and other medical care service.
[5] Preliminary allocation of expenditures between retail, commercial, and non-retail/commercial spaces made by New Economics & Advisory, based on
observational trends occurring in retail during 2015.
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Top$10$Work$Destinations$
Sanger'Residents'(2011)

Item

Amount

%*of*
Total

Distance
(miles)

Sanger Resident Commute Destinations:
1,346

14.8%

0.0

2,810

30.8%

16.0

Clovis

387

4.2%

19.2

Reedley

259

2.8%

13.4

Parlier

179

2.0%

8.3

Visalia

152

1.7%

36.3

Dinuba

128

1.4%

20.8

Selma

128

1.4%

12.6

Madera

104

1.1%

37.6

97

1.1%

211.0

3,529

38.7%

9,119

100%

Sanger
Fresno

Los Angeles
All Other Locations
Total Employed Residents

Prepared by New Economics & Advisory, March 2015.
Source: US Census Bureau Longitudinal Employer-Household Dynamics,
accessed March 2015.
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Appendix(B:(!
Commercial*Re"Use$Resources!
There!are!many!examples!of!neighborhood!shopping!centers!that!have!been!
redeveloped!into!other!uses.!The!following!publications!(provided!as!links!and/or!
attachments)!offer!examples!in!California!and!elsewhere!that!may!be!of!interest!to!the!
City!of!Sanger:!
•

The!National!League!of!Cities!Retail'Redevelopment'City'Practice'Brief,'May'
2008.!This!publication!provides!seven!synopses!of!communities!that!converted!
ailing!shopping!centers!into!a!variety!of!other!uses.!!

•

The!Urban!Land!Institute!has!been!studying!how!suburban!communities!can!
experience!continued!growth!and!revitalization.!Its!2009'Retrofitting'Suburbia!
publication!explores!the!challenges!and!opportunities!faced!by!suburbs!to!adapt!
to!the!impacts!of!the!recession.!!

•

Conversion!of!anchor!stores!into!single"user!office!or!industrial!space.!Co"Star,!a!
national!retail!data!source,!has!studied!mall!conversions!that!may!apply!at!a!
smaller!level!for!Sanger.!Dying'or'Abandoned'Mall'Series.!!

•

Re"use!of!parking!lots!for!higher"density!residential!development!has!been!done!
in!high"end!markets,!like!New!York.!!Something!on!a!more!modest!scale!may!be!
possible!in!Sanger.!This!NYT'article!profiles!some!of!these!successful!re"use!
stories.!A!current!project!is!also!being!considered!in!Georgia.!!

!
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Retail
Redevelopment
A City Practice Brief

May 2008

Abandoned or underutilized retail shopping centers contribute to economic and visual blight, and
represent foregone opportunities for business and job creation, as well as income and tax revenue
1
generation. However, these properties also present cities and suburbs with opportunities to leverage
public investment to meet community needs. Whether these properties are converted back into retail or
revitalized into mixed-use developments, affordable housing or social service centers, successfully
addressing them offers communities new ways to increase quality of life. This City Practices Brief offers
examples of how cities and suburbs across the country have redeveloped their abandoned regional malls,
poorly maintained strip centers, and other retail spaces into community assets.
For more examples, visit the City Practices Resources at www.nlc.org ! Resources for Cities.
---------Types of
Retail Shopping
Centers

Definition

Regional Center

This center type provides general merchandise (a large percentage of which
is apparel) and services in full depth and variety. Its main attraction is the
combination of anchors, which may be traditional, mass merchant, discount,
or fashion department stores, with numerous fashion oriented specialty
stores. A typical regional center is usually enclosed with an inward
orientation of the stores connected by a common walkway. Parking
surrounds the outside perimeter.

Community Center

A community center typically offers a wider range of apparel and other soft
goods and is anchored by supermarkets, super drugstores, and discount
department stores. Community center tenants sometimes include valueoriented big-box category-dominant retailers selling such items as apparel,
home improvement/ furnishings, toys, electronics or sporting goods.
Community centers encompass the widest range of formats.

Neighborhood
Center

This center is designed to provide convenience shopping for the day-to-day
needs of consumers in the immediate neighborhood. Roughly half of these
centers are anchored by a supermarket, while about a third has a drugstore
anchor. A neighborhood center is usually configured as a straight-line strip
with no enclosed walkway or mall area and parking in the front. Centers may
have a canopy or other façade treatment to provide shade and protection
from inclement weather, or to tie the center together.

Strip Center

A strip center, most often a smaller neighborhood center, is an attached row
of at least three retail stores, managed as a coherent retail entity, with onsite parking in front of the stores. Open canopies may connect the
storefronts, but a strip center does not have enclosed walkways or malls
linking the stores. A strip center may be configured in a straight line, or have
an "L" or "U" shape.

Source: International Council for Shopping Centers, “Shopping Center Definitions: Basic Configurations and Types for the
United States” http://www.icsc.org/srch/lib/USDefinitions.pdf

1
Fitzgerald, Joan and Nancy Green Leigh. (2002). Economic Revitalization: Cases and Strategies for City and Suburbs. Thousand
Oaks, CA, Sage Publications, Inc.
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City: Englewood, Colorado
For more information, contact:
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Population: 31,727
Allen White, Community Development Director
(303) 762-2346
awhite@englewoodgov.org

City Center Englewood is an open air, mixed-use, transit-oriented development which replaced an
enclosed, regional shopping mall. The 55-acre project includes a light rail transit station, retail and office
space, luxury apartments, an outdoor performance space and sculptures, and the Englewood Civic
Center which houses city offices, the public library, municipal courts, and the Museum of Outdoor Arts.
When the shopping mall closed in 1997, the owners transferred the property to the city, which held a
series of community meetings to solicit citizen input on potential uses for the site. With the help of a group
of local developers, landscape architects, planners, bankers, real estate executives, and attorneys, the
city council examined the concept of transit-oriented development. A planned extension of the region's
light rail line was scheduled to include Englewood. The prospect of a transit station at the site laid the
tracks for a multi-modal, mixed-use project.

South Brea Lofts
City: Brea, California
For more information, contact:

Population: 35,410
Sean T. Brooks, Economic Development Manager
(714) 671-4485
seanb@ci.brea.ca.us

The South Brea Lofts are the outcome of a successful public-private partnership between CWI
Development and the Brea Redevelopment Agency. Nearly three acres of obsolete commercial strip
development was converted it into a vibrant residential community of 47 units with home office space and
retail in close proximity to parks, downtown, and transportation. From 2001 through 2005, the Brea
Redevelopment Agency acquired 16 blighted commercial properties to consolidate ownership of the site
for future development. The total site acquisition costs, relocation expenses, demolition, and interest on
bond payments amounted to $8,401,948. Zoning standards for the new Mixed-Use III zone were
implemented for new development along South Brea Boulevard, allowing for up to 18 units per acre.
After the Agency assembled the full site of 2.8 acres, the site was sold using the RFP process for its fair
reuse value to CWI Development, Inc. for $5,413,189. The Agency’s net cost was $2,988,759 to remove
blight, provide economic viability to an obsolete commercial area, and to secure 10 affordable housing
units within this new residential development.

Jackson Medical Mall
City: Jackson, Mississippi
For more information, contact:

Population: 184,256
Kelli Share, Director of PR and Marketing and
Economic Development
(601) 982-8467 ext. 17
ksharpe@jacksonmedicalmall.org

Development of the Jackson Medical Mall was part of an inner city revitalization project that converted an
ailing retail center into a modern medical complex. The Jackson Medical Mall is the only facility of its kind
in the nation that provides quality healthcare, human services, and retail to the community. The
Foundation’s mission is to foster a holistic approach to health care for the underserved and to promote
economic and community development in the Medical Mall area. The Mall Foundation’s major source of
revenue comes from the rental of the more than 900,000 square feet of leasing space. In one building,
the Mall seamlessly provides access to appropriate specialty and primary care centers, an efficient
distribution center of nutritionally appropriate foods, and a variety of Women, Infants and Children (WIC)
services. The continued vision for the Jackson Medical Mall is of a well-planned, high quality community,
integrating heath care, community development and economic development with a stable, desirable
residential neighborhood.

©2008 National League of Cities

Page 65 of 79

2

City of Sanger: Commercial Land Demand Study
Final Report

Village Square
City: Schaumburg, Illinois
For more information, contact:

12/23/2015

Population: 75,386
Matt Frank, Economic Development Planner
(847) 923-3853
mfrank@ci.schaumburg.il.us

Schaumburg, a suburb of Chicago which historically has had no town center, built a new community
center in a formerly blighted shopping center. The village square design includes more than 320,000
square feet of development consisting of a public library, food store, restaurants, retail shops, offices, and
a Native American Museum and Gallery of architecture and design. The complex also features 3.5 acres
of public open space, including a centrally-located plaza with pond, waterfalls, fountains, decorative
pathways, amphitheater, Veteran Gateway Park and a landmark clock tower. The entire complex is
surrounded by large surface parking lots. So that the design would not be dictated by one developer, the
village acquired all the property that made up the downtown site, designed the complex itself, then sold
parcels to various developers. Year-round programs and special events for the community are held at the
space, including concerts, story-telling, farmer markets, a holiday market, and theatrical performances.
Redevelopment of the site was financed with city funds, TIF funds, and private investment. The city spent
over $17.4 million in gross expenditures for acquisition, public and common improvements, and other
costs. As a result of the redevelopment TIF, tax receipts jumped from $285,000 in 1991 to over
$1,500,000 in 2002.

Adult Training Center
City: Pomona, California
For more information, contact:

Population: 149,473
Todd Snow
(909) 397-4711 ext. 3727
Todd.Snow@Pomona.k12.ca.us

The Pomona Unified School District leases more than half of a largely vacant, 600,000 square foot retail
strip shopping mall, and houses a number of adult education and regional occupational programs there.
Included are a technology training center, cosmetology and barbering schools, a professional
development center, a media and staff development center, and a regional child care facility. The building
is part of the District's high-speed fiber-optic network, allowing students to take full advantage of the
District's technology and information resources. The school board subleases about 60 percent of its
350,000 square feet for commercial and retail purposes. The nonprofit Pomona Valley Educational
Foundation, formed by the school board, manages the commercial property, with all rental profits
funneled directly to capital improvements for the whole school district. The Pomona Unified School District
was a "with distinction" winner of the 1998 Magna Award given by The American School Board Journal.

Jersey Gardens Mall
City: Elizabeth, New Jersey
For more information, contact:

Population: 120,568
William Reyes, Public Information Officer
(908)-820-4124
wreyes@elizabethnj.org

Jersey Gardens Mall successfully transformed "trash into cash" for the City of Elizabeth. The 170-acre
former brownfield, which lay dormant for nearly two decades, was redeveloped with 200 stores,
restaurants and a retail training center, replacing an eyesore, preserving open space, providing jobs, and
attracting other development nearby. To begin the redevelopment process, the city performed a needs
assessment, addressing environmental issues and how the project would directly benefit the community.
The city then helped the site's original developer with the costs of remediation by making available a lowinterest loan of $250,000 and helping to secure another $500,000 loan from the state. The city expedited
the permitting process so that the 20 permits needed for the project were delivered in approximately
twelve months. The mall's Retail Skills Center provides free industry training and assistance with job
placement. Potential employees can train in customer service or inventory, and employers have access to
a ready pool of talent. This program won the 2002 Howland Silver Award in the 50,001-150,000
population category.
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City: Lakewood, Colorado
For more information, contact:
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Population: 144,126
Rebecca Clark, Deputy Director of Community
Planning & Development
(303) 987-7731
rebcla@lakewood.org

Currently a work in process, the Belmar development is at the site of the former Villa Italia Mall, a 1960s
regional mall whose 1.4 million square feet had a 75 percent vacancy rate and was in a marginal state of
repair. At full build out, the $800 million development will have approximately 1.1 million square feet of
retail space, 900,000 square feet of office space, a 250-room hotel, and 1,300 residential units. The
development also incorporates nine acres of parks, plazas, and other public spaces. Plans to redevelop
the area were complicated by multiple layers of ownership of the land, building and ground leases. A
comprehensive plan was developed and the city was able to purchase all the buildings in the mall and
surrounding area. The city was not as successful, however, in negotiating with the owner of the ground
leases, and used eminent domain to acquire them. The public improvements cost of the project was
$160 million with $120 million financed through bonds and the remaining $40 million paid by the
developer. The project also included environmental remediation and incorporates green design. During
2008, an 8,300 panel, 1.7 megawatt solar array will be installed on the roof of three parking garages.

This Brief was developed by William McGahan and Christiana McFarland of the National League of
Cities.
City Practices Briefs contain examples from NLC’s City Practices database, available at www.nlc.org.
Series editors: Bruce Calvin and Larry Foxman. For more information contact the NLC Municipal
Reference Service at (202) 626-3130 or email mrs@nlc.org.
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The transformation of
aging and underperforming
shopping centers, office
parks, and other prototypical
large suburban properties
into more urban places is
exemplified by projects
such as La Grande Orange, a
reborn strip mall in Phoenix
containing locally owned
restaurants and shops
(above and on pages 38–39).

Some of the changes will be incremental—a change
of use here, a new street or building there, much as
one sees in the “incremental urbanism” that characterizes the perception of how the world’s great cities
evolved over time. However, American suburban development patterns are so highly specialized for single
uses that their layouts are resistant to incremental
adaptation. Consequently, the most effective redevelopments will be those that retrofit the streets, blocks,
and lots to provide a compact, connected, walkable
mix of uses and housing types. Unfortunately, projects
at this scale often evoke criticism as “instant cities”
or “faux urbanism.” The challenge for all involved is
to provide settings and buildings that transcend their
“instant” status and inspire their communities.
The global urgency of reducing greenhouse gases
provides the most time-sensitive imperative for
reshaping sprawl development patterns, for converting areas that now foster the largest per-capita carbon
footprints into more sustainable, less automobiledependent places. The transformation of aging and
underperforming shopping centers, office parks,
garden apartment complexes, and other prototypical
large suburban properties into more urban places
allows new population growth to be redirected from
metropolitan greenfield edges into more central greyfield sites where vehicles-miles traveled (VMT) can
be reduced. It also allows for consideration of how
redeveloped suburban areas collectively add up to
“incremental metropolitanism” at a scale far more

capable of confronting the problems of sprawl than is
incremental urbanism.
Many of the retrofits produced to date have in
fact been incremental and indicative of both gradual
demographic shifts and public efforts to induce
change. For instance, the original Levittowns have
added not only countless additions to individual
houses, but also multiunit housing for seniors as
inhabitants have aged. A decade after Boulder,
Colorado, revised zoning and setback regulations
along suburban arterials, new mixed-use buildings
with sidewalk cafés appear cheek by jowl with older
carpet-supply stores set behind large parking lots.
Similarly, numerous older retail buildings have
been adapted for community-serving purposes. More
than a dozen Wal-Mart stores have been converted to
churches. La Grande Orange in Phoenix is a reborn strip
mall containing locally owned restaurants and shops
that have become so popular that La Grande Orange
has its own T-shirts and is regularly mentioned as a
selling point in real estate ads for the neighborhood. An
L-shaped mini-mall was made into the award-winning
Camino Nuevo Charter Academy elementary school in
Los Angeles. The addition of sidewalks and pervious
public green space figured into the transformation of
a grocery store into a public library in Denton, Texas,
and conversion of a Super Kmart into a megachurch
in Woodstock, Georgia. Many other vacant big-box
stores, malls, and shopping centers have been converted to office space, health care facilities, and civic
space—including the headquarters for Hormel Foods,
which includes the Spam Museum in a former Kmart in
Austin, Minnesota, and the revival of Crestwood Court
Mall in St. Louis by artist, theater, and dance groups
as ArtSpace. Sometimes, the best approach to a dead
retail site is to return it to nature, as in the reconstructed wetland that replaced a failed strip shopping
center in Phalen Village, Minnesota, or the proposed
park on the site of the Columbus City Center mall in
Columbus, Ohio. Countless additional examples of this
kind of recycling exist, showing welcome improvements
to the physical and social infrastructure.
However, retrofitting’s greater potential goes well
beyond incremental adaptive use or renovation.
Through urbanization of larger suburban properties with
a denser, walkable, synergistic mix of uses and housing
types, more significant reductions in carbon emissions,
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A former mini-mall in Los Angeles
(below) has been converted into
the Camino Nuevo Charter Academy
elementary school (left).

gains in social capital and public health, and changes
to systemic growth patterns can be achieved.
Mixed-use new urbanist greyfield retrofits routinely
achieve projections of 25 to 30 percent internal trip
capture rates, and substantially higher performance
has been measured in recent studies. Belmar, a dead
mall retrofit in Lakewood, Colorado, tripled density on
its 100-acre (40-ha) site but did not require a single
new traffic signal on surrounding streets. Such capturing of internal trips is dependent on achieving the
critical mass associated with instant cities, not with
incremental changes to the suburban pattern.
The most dramatic and prevalent retrofits tend
to be on dead mall sites—retrofits such as Belmar;
Mizner Park in Boca Raton, Florida; and Santana Row
in San Jose, California. Each replaced a typical low-rise
shopping mall surrounded by parking lots with a more
or less interconnected, walkable street grid, lushly
planted public spaces, and ground-level retail space
topped by two to eight stories of offices and residences. In Denver alone, eight of the region’s 13 malls
have undergone or announced plans for retrofitting.
There are also, however, significant retrofits on the

land adjacent to thriving malls. The retrofit of Downtown Kendall/Dadeland outside Miami incorporates
a mall (the Dadeland Mall) and new 20-plus-story
residential towers, as does Perimeter Place adjacent
to Perimeter Center Mall in Atlanta. Both are examples
of how 30-year-old edge cities, even bête noire Tysons
Corner, in northern Virginia, outside Washington, D.C.,
are being repositioned by infilling and urbanizing.
Suburban office and industrial parks are also
being retrofitted. The parking lots of an Edward Durell
Stone–designed office park of ten-story buildings in
Hyattsville, Maryland, have been infilled with a new
main street and a mix of uses to become University
Town Center. The owners of a low-rise industrial park
in Westwood, Massachusetts, are taking advantage
of its location on a commuter rail line to redevelop it
as Westwood Station, a four- to five-story live/work/
shop transit-oriented development (TOD) and the
largest suburban development project ever in Massachusetts. Golf courses, car dealerships, park-and-ride
lots, garden apartment complexes, residential subdivisions, and entire commercial strip corridors are
being retrofitted in ways that integrate rather than
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In Lakewood, Colorado, a
retrofit of a dead low-rise
shopping mall surrounded
by parking lots resulted
in Belmar, an area with an
interconnected, walkable
street grid and groundlevel retail space topped
by offices and residences.
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isolate uses and regenerate underperforming asphalt
into urban neighborhoods.
What has been driving all this? Several factors:
shrinking percentages of households with children and
a growing market for multiunit housing in the suburbs,
an aging population, continued suburban job growth,
regional growth patterns that have given leapfrogged
suburban areas a new centrality, higher gasoline prices
that have made closer-in living more attractive, and
local smart growth policies and transit investments that
are limiting sprawl and redirecting growth to existing
infrastructure. The dearth of good, cheap, undeveloped
sites in suburban markets, the escalating number of
vacant greyfield properties, and the expansion of mass
transit systems into suburban areas are all factoring
into a changed American suburban market.
Collectively, these market forces and policies are
enabling implementation of the principal benefit of
projects like these: the retrofitting of the underlying
layout of the streets, blocks, and lots so as to change
unhealthy suburban patterns and behaviors into more
sustainable ones. Incremental infill within as-of-right
zoning in most suburban municipalities is simply not
a feasible path toward achieving diversification
or densification.
The larger, denser, and more urban the redevelopment, the greater the ability of its designers to change
the existing development pattern and do the following:
reduce vehicle-miles traveled and improve public
health by creating a transit-served or transit-ready
mix of uses in a walkable street pattern connected
to adjacent uses;

reduce land consumption and per-capita costs of
public investment by absorbing growth that, without
alternatives, would expand in sprawl and edgeless cities;
increase the feasibility and efficiency of transit;
increase local interconnectivity;
add permeable surfaces and green space;
add public and civic space;
increase choice in housing type and affordability;
increase diversification of the tax base; and
establish an urban node within a polycentric region.
The key design challenge in altering the suburban
settlement structure is internal and external integration of the parts over time and over multiple parcels.
Research has yet to uncover built examples of connected culs-de-sac—a longstanding holy grail of suburban reform—or other perfectly seamless transitions
between properties. But designers are producing
innovative adaptations to zoning and subdivision
regulations to overcome suburban fragmentation.
For example, Michael Gamble and Jude LeBlanc,
professors at the Georgia Institute of Technology, have
proposed trading the right to build liner buildings
within the front setback along arterials for giving up
half the width of a new street on the side setback as a
means to gradually establish a finer-grained street and
pedestrian network on suburban superblocks. Similarly, Elizabeth Plater-Zyberk, a partner in the Miamibased town planning firm Duany Plater-Zyberk & Co.,
and Victor Dover and Joseph Kohl, partners in the urban
design firm Dover Kohl & Partners in Coral Gables, Florida, have developed a strategy for linking open spaces
within a walkable street grid through the superblocks
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of Downtown Kendall/Dadeland’s 324 acres (131 ha).
Working for Miami-Dade County on new zoning across
numerous parcels, they devised a system of anchor
points at the corners of property boundaries to which
each owner’s mandated 15 percent of open space had
to connect. Their suggested, rather than mandated,
shapes of public space have been substantially followed by property owners and are far more appropriately sized to the development as a whole than a series
of uncoordinated 15 percent bits would have been.
Internal integration of parts is indeed far easier
to control on single-parcel sites—especially sites
of 30 acres (12 ha) or more. Projects as small as 15
acres (6 ha), such as San Diego’s Uptown District
on the site of a former Sears store, can transform
the character of suburban areas and generate local
input concerning further changes. But larger parcels
can more easily justify the inclusion of public space,
decked parking, and a fine-grained street network
on suburban superblocks. Large sites are also more
likely than small ones to be able and/or required to
include housing for a mix of incomes.
This has not been universally achieved—witness
the exclusively high-end residences at Santana Row
or exclusively lower-end apartments at CityCenter
Englewood in Englewood, Colorado—but projects like
Mizner Park, Belmar, and Addison Circle in Addison,
Texas, provide a range of housing types, tenures,
and costs. While they do not contain the social and
physical diversity of incremental cities, the degree of
internal integration, diversification, and densification
of these instant cities deserves commendation.
Large, single-parcel projects also foster integration
external to the property. By forcing municipalities to
address rezoning and use tax-increment financing to
provide infrastructure upgrades for the new density,
larger projects are gradually reforming the regulations
and financing practices that otherwise continue to
favor sprawl. Large projects in particular increase a
municipality’s experience with mixed uses, mixed
incomes, shared parking, form-based codes, contextsensitive street standards, transfers of development
rights, and other regulations that encourage urban
development patterns. As a result, one successful
retrofit tends to breed another.
At the same time, the financing community is
gaining experience with evaluating mixed-use public/
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private deals. Gradually, the financial performances
of large projects are providing the predictable metrics
that lenders require to offer the most competitive
rates not only to conventional suburban development, but also to urbanizing redevelopment, increasing the feasibility of including affordable housing.
Evidence of the magnitude of change in the rules
of the game is that big players have now stepped
onto the field. Mall owner General Growth Properties added high-end housing to its mall in Natick,
Massachusetts, and was retrofitting the Cottonwood
Mall outside Salt Lake City to serve as a town center
before problems with commercial mortgage–backed
securities loans forced it into bankruptcy.

By 2005, recognition of the changed market led many
of the country’s high-production single-family-home residential builders to start “urban” divisions offering lofts,
yoga studios, and billiards lounges. Not surprisingly,
these divisions have been the best performers while
the rest of the housing market has tanked.
On the one hand, the urban divisions of K. Hovnanian
Homes, KB Homes, and Toll Brothers, along with compact urban retail formats by Wal-Mart, Target, and
Home Depot, are a promising indication that even the
big guns are recognizing both the market for and the
benefits of urbanism. The impact could be enormous
if the new divisions perform well enough to shift these
companies’ focus away from spreading unwalkable,
single-use suburban formats across the country. Combining affordability with urbanism in new construction,
whether in new developments or redevelopments, has
been difficult, and the expertise of these companies
in providing affordable products should be welcomed.
On the other hand, their highly repetitive and uninspiring “instant architecture”—a problem they are not
alone in creating—is less welcome.
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One way to enhance the character and diversity of
retrofits is to take advantage of the unique opportunities for adaptive use in redevelopment. Although most
aging low-rise suburban buildings lack the systems or
construction quality to merit restoration, the most distinctive retrofits tend to creatively retain at least some
buildings. Surrey Central City outside Vancouver, British
Columbia, revived a mall by grafting a new five-story
galleria of university classrooms on top. The multistory
department store buildings of several dead mall retrofits
have been converted to housing, offices, and city halls.
As counters to “instant architecture,” these legacies
contribute a sense of history, diversity, affordability, and
a reduction of waste. The resulting quirks contribute
enormously to the creativity and quality of the place

making. They can also insert a cool factor to suburban
places. Upper Rock in Rockville, Maryland, and Cloud
9 Sky Flats in Minnetonka, Minnesota, incorporate
modern loft conversions of suburban office buildings.
Bit by bit, beneath the static image of uniform
tract houses, many suburbs are undergoing significant
physical, social, and cultural change—not all of it
positive. For the first time in history, suburban municipalities now house more people living in poverty than
central cities do. Maps showing recent mortgage foreclosures concentrated in the newer outermost suburbs
indicate the likelihood of further decentralization of
poverty and an ever-shifting terrain.
On the physical side, several aging garden apartment complexes have been retrofitted and entire
post–World War II subdivisions in suburban Washington, D.C., and Atlanta have been bought up house by
house. One subdivision in Atlanta even self-organized
and put itself up for sale for redevelopment. New
transit systems, infrastructure improvements, programs to fund planning studies, regulations allowing

accessory dwelling units, and new overlay zoning
district designations are providing further incentives
for suburban urbanization.
But all this has not been happening everywhere.
It has been happening at specific nodes and along
specific corridors, generally where the transportation
infrastructure—usually with some improvements—can
support it. The outer rings of new exurban expansion
continue to be low density overall, but the densified retrofits and countless revitalized small-town
main streets are joining the edge cities as increasingly significant suburban activity centers. Arthur C.
Nelson of the University of Utah estimates that 2.8
million acres (1.1 million ha) of greyfields will become
available in the next 15 years. If only one quarter is
redeveloped into mixed-use centers, it has the
potential to supply half the housing required by
2030. As a result, the regional pattern emerging and likely to become more prominent is
increasingly polycentric.
While development has indeed been decentralizing away from central cities, it also has
been recentralizing around new and existing suburban centers—and becoming more sustainable
in the process. More bottom up than top down,
these new instant cities are demonstrations of
an incremental metropolitanism. While it is fair to fault
instant cities when their replication of incremental
urbanism is unsatisfying, the more relevant issue
today is how well each contributes to retrofitting the
larger systems of sprawl.
One of the first steps is to recognize the inefficiencies of sprawl development. Most lower-priced houses
are at the outer edges, but come with higher transportation costs that increasingly wipe out the savings
gained. Jobs and retail space are located along arterials,
but typically with little transit access. Thoroughfares
designed for high-speed travel between centers have
become so lined with uses that they do not work well
for either access or mobility. Everything is designed
in isolated pods. Even larger retrofits run the risk of
becoming stand-alone fragments unless their urban
structure integrates them into both local networks and
larger sustainable systems. Only as nodes of a polycentric metropolis can they contribute to regional efficiencies in transit and other civil infrastructure, per-capita
land and energy conservation, shorter commute dis-
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tances, lower housing and transportation costs, a jobs/
housing balance, and specialized labor agglomeration.
The inclusion of increasingly significant amounts
of office space within mixed-use retrofits is particularly important for balancing polycentric growth
and reducing VMT. Twinbrook Station in Rockville,
Maryland, and Lindbergh City Center in Atlanta are
integrating 12- and 14-story corporate office buildings
onto the sites of former park-and-ride lots. SkySong
in Phoenix and Surrey Central City are building incubator office space for Arizona State University and
Simon Fraser University, respectively, on the site of a
dead shopping center and a mall’s parking lot.
Transit is especially critical in the effort to network
nodes into a metropolitan area–wide economy and
system. Unfortunately, most potential retrofit sites
are not on transit lines. While retrofitting them can
still enhance local conditions and reduce automobile
dependency, the larger challenge is connecting retrofits to each other to achieve the benefits of a more
sustainable metropolis.
There are two principal strategies for “connecting
the dots.” The first is to extend transit to improve
suburban access, encourage even greater differentiation between nodes, and reduce VMT. The planned
extension of Metrorail through Tysons Corner is an
example of this strategy and reveals the high cost
and design difficulties of inserting stations and TODs
into an edge city not planned for them. (See “EdgeCity Evolution,” May, page 46.)
The hope is that densification of enough retrofitted
sites will make suburban transit feasible. However, the
track record so far indicates that more often transit in
the suburbs is what makes densification feasible. In
fact, examination of over 80 retrofits reveals that the
arrival of a rail system is one of the strongest triggers
for large-scale suburban redevelopment. In addition to
Washington, D.C., the availability (or construction) of
rail transit in Boston, Dallas, Denver, Los Angeles, and
Phoenix has stimulated suburban retrofitting at existing and proposed rail stations.
The second strategy for connecting the dots is
to retrofit corridors themselves. The general argument is that if commercial strip corridors are made
more attractive to and safer for pedestrians, they can
better attract redevelopment. Cathedral City, California, converted four blocks of what had become a
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commercial strip corridor back into its downtown by
retrofitting it into a multiway boulevard. Palm-lined
medians separate the high-speed traffic from slower
local traffic and wide sidewalks. Now serving as
the town’s main street, the retrofitted corridor has
attracted upscale hotels, shops, and housing to join
the new city hall on a site that would not previously
have been considered attractive.
A more incremental approach for retrofitting corridors is being pursued on Columbia Pike by Arlington County, Virginia. A form-based code with fast
permitting and the promise of a streetcar are the
incentives for its ongoing redevelopment of low-rise
supermarkets and strip malls into six- to ten-story
mixed-use buildings.

A five-story galleria of
university classrooms
was grafted on top of a
mall outside Vancouver,
British Columbia.
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One of the newest strategies for retrofitting corridors is to expand the network efficiency of the local
streets surrounding arterial roads. Virginia’s new
state law requiring connectivity between subdivisions
is intended to allow local roads to handle many more
local trips so that the arterials can function more efficiently as the links between metropolitan nodes.
So how well do instant cities and suburban retrofits live up to their sustainable aspirations? Each
case is unique and merits consideration of at least
the following questions:
At metropolitan and regional scales, does the
project make it easier for people to have access to
jobs, affordable housing, and affordable transportation while simultaneously reducing VMT and carbon
footprints? Or is it gentrifying an important remnant
of an affordable landscape and/or draining an existing downtown?
Are there tangible means, such as transfer of
development rights, to link densification at targeted
nodes with equally targeted land conservation elsewhere? Or are developers getting a free ride as local
communities get overburdened with traffic and displacement, and the region as a whole benefits little?
At the local scale, does the settlement have an
urban structure that supports interconnectivity, density, transit, and walkability? Has it triggered further
redevelopment?
Will its design and mix of uses improve with age
and endure, or will it remain a fragment of drive-to
walkable “product” with a life span driven by its retail
and limited to the fashionability of its scenography?
At the building scale, does it offer a variety of
housing choices to accommodate a diverse population with varied needs and ideas about public and
private space, or are the choices too similar and the
expectations of behavior too conformist?

These questions will be at the heart of local and
metropolitan politics as people move beyond debates
of sprawl versus smart growth and tackle the thorny
specifics of implementing real change. In many
respects, the even more difficult assessment is determining how well instant cities and suburban retrofits
live up to their urban aspirations. It is easy to compare
them to “real” cities and find them lacking the culture,
excitement, diversity, conflict, grit, and suffering that
coexist in core cities. But this misses the point. Instant
cities and suburban retrofits are not core cities. They
are urban nodes within a new polycentric metropolis
that simultaneously complement the core city’s downtown and serve a predominantly suburban population.
They are hybrids and reflect aspects of both centeredness and decentralization.
This hybrid nature is revealed in many ways,
including the following:
suburban parking ratios and urban streetscapes;
ambiguous “public” spaces developed in public/
private partnerships and privately owned or leased;
populations that are more diverse than stereotypical suburbs but less diverse than stereotypical cities;
new, single-ownership parcels deliberately masked
to look old and multiparceled;
urban qualities delivered at suburban costs;
transit orientation and automobile dependency; and
the appearance of local town centers and reliance
on larger networks of users, tenants, funders, and
designers.
Hybrid network nodes are neither suburban nor
urban. As a result, they are prone to critique from
the advocates of both better-understood categories. But are cities and suburbs really so different
in the polycentric metropolis? The old dichotomy of
suburb versus city as the separation of home and
work was always oversimplified. Today, it is further
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complicated by continued metropolitan decentralization, new forces of recentralization, the replication of
national retailers throughout, and the extended networks afforded by global communications.
More than 60 percent of U.S. metropolitan office
space is now in the suburbs, but many of the same
metropolitan regions seeing the most retrofitting in
suburban contexts are also seeing population growth
in their central cities. Post–World War II suburbs originally built at the edges of the metropolis have been
so surpassed by new growth, often losing property
value in the process, that they now enjoy relatively
central locations. New instant cities exploit those
centralities and activate them as metropolitan nodes
in a network increasingly reinforced by mass transit.
Retrofitting ushers in networked urbanity in which
living, working, shopping, and playing are no longer
separated—but neither are they entirely conjoined.
The networked urbanity of metropolitanism
reinterprets the Aristotelian ideal of the city—living
together well—at the larger scale. This bodes well for
confronting the challenges of economic and environmental sustainability but is less promising for dealing with entrenched social inequity.
Although instant cities and suburban retrofits
are neither as sustainable nor as urban as older
established cities, they are more sustainable and
more urban than the conditions they have replaced.
As such, they have great potential to reshape the
metropolis—while encouraging the planting of trees

The more attractive and
pedestrian friendly that
commercial strip corridors
are made, the more they
tend to attract development.
The retrofit of four blocks of
a commercial strip corridor
as a multiway palm-lined
median-strip boulevard with
wide sidewalks gave a main
street to Cathedral City,
California, and is credited
with helping the site attract
hotels, shops, and housing.

on former parking lots rather than chopping them
down at the metropolitan fringes.
Retrofits also face many challenges, including
addressing gentrification, producing architecture that
lives up to cultural aspirations, and constructing the
infrastructure to support the changes. Communities
interested in retrofitting should revise their zoning
codes and regulations to support mixed uses and
higher densities while seeking means to invest in transit boulevards and public parking garages to stimulate
private redevelopment. Similarly, those not familiar with
the complexities of mixed-use redevelopment need to
expand their skill sets—and their imaginations.
As the country looks ahead to recovery from this
recession, it is clear that public/private partnerships at
a multitude of scales—national, state, and local—will
be needed more than ever to collectively take on the
challenges and opportunities to retrofit suburbia.
ELLEN DUN HAM-JO N ES
JUN E WILLIAMSO N
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