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NOTICE OF PUBLIBE HEARING AND INTENT TO ADOPT A MITIGATED NEGATIVE 
DECLARATION 

Notice is Hereby Given: The City of Sanger (City) is the Lead Agency on the below-described 
project and has prepared an Initial Study/Mitigated Negative Declaration (IS/MND) for the 
proposed Tentative Tract Map (TTM) No. 6504 Project (Project). The complete project 
description, location, and potential environmental effects are contained in the IS/MND. The 
IS/MND concludes that no significant environmental impacts will occur as a result of the 
proposed project with implementation of mitigation measures. 

Project Title: Tentative Tract Map (TTM) No. 6504 

Project Location: The Project is located on an approximately 16-acre site consisting of 28 
parcels (Assessor Parcel Numbers: 315-050-01 through -26, -34, and -40 through -49) within 
the City of Sanger city limits. The project site is generally bounded by Bethel Avenue to the 
west and Fairbanks Avenue to the east. The site is located within Section 15, Township 14 
South, Range 22 East, Mount Diablo Base and Meridian (MDB&M), as shown on the Sanger 
USGS Quadrangle. 

Project Description: The proposed project consists of the subdivision of approximately 16 
acres for the development of an 87-lot single-family residential subdivision, including 
associated public streets, utilities, storm drainage improvements, landscaping, sidewalks, and 
related infrastructure improvements. The project includes roadway connections to the 
surrounding circulation network and is intended to support planned residential growth within 
the City of Sanger consistent with the City’s General Plan land use designations and 
development standards. It should be noted that the project site is not included on any lists of 
hazardous materials sites compiled pursuant to Section 65962.5 of the California Government 
Code, including, but not limited to, lists of hazardous waste facilities, hazardous waste disposal 
sites, or hazardous materials release sites. 

Document Availability and Public Review Timeline: Due to time limits mandated by State 
law, responses to the IS/MND should be submitted as early as possible, but no later than the 
close of the public review period July 22, 2026. The review period for the IS/MND will be from 
July 2, 2026 through July 22, 2026. Copies of the IS/MND are available for review at City of 
Sanger, 1700 7th Street, Sanger, CA 93657. Please send your comments to Ethan Davis, 
Senior Planner at planningdivision@ci.sanger.ca.us. 

Planning Commission Consideration: The Sanger Planning commission intends to consider the 
Mitigated Negative Declaration on:  

Date: July 23, 2026 
Time: On or After 6:00PM 
Location: City Hall – Council Chambers 

1700 7th Street 
Sanger, CA 93657 

 



 

01484.0005 2162227.1  3 
 

Table of Contents 

 
NOTICE OF PUBLIBE HEARING AND INTENT TO ADOPT A MITIGATED NEGATIVE DECLARATION ..................................... 2 
Table of Contents ................................................................................................................................................................ 3 
List of Acronyms and Abbreviations .............................................................................................................................. 5 
Mitigated Negative Declaration .......................................................................................................................................... 7 
Section 1 - Introduction ...................................................................................................................................................... 7 

1.1 - Overview ................................................................................................................................................................. 7 
1.2 - California Environmental Quality Act ..................................................................................................................... 7 
1.3 - Impact Terminology ................................................................................................................................................ 7 
1.4 - Document Organization and Contents ................................................................................................................... 8 
1.5 - Incorporated by Reference ..................................................................................................................................... 8 

Section 2 - Project Description ........................................................................................................................................... 9 
2.1 – Introduction ........................................................................................................................................................... 9 
2.2 - Project Location ...................................................................................................................................................... 9 
2.3 - Project Environment ............................................................................................................................................... 9 
2.4 - Proposed Project .................................................................................................................................................... 9 
2.5 - Required Approvals and Entitlements .................................................................................................................... 9 

Section 3 - Initial Study ..................................................................................................................................................... 10 
3.1 - Environmental Checklist ....................................................................................................................................... 10 
3.2 - Environmental Factors Potentially Affected ......................................................................................................... 11 
3.3 - Determination ...................................................................................................................................................... 12 

3.4 - Evaluation of Environmental Impacts ....................................................................................................................... 13 
3.4.1 - Aesthetics .......................................................................................................................................................... 15 
3.4.2 - Agriculture and Forestry Resources .................................................................................................................. 17 
3.4.3 - Air Quality .......................................................................................................................................................... 20 
3.4.4 - Biological Resources .......................................................................................................................................... 24 
3.4.5 - Cultural Resources ............................................................................................................................................. 28 
3.4.6 - Energy ................................................................................................................................................................ 31 
3.4.7 - Geology and Soils ............................................................................................................................................... 32 
3.4.8 - Greenhouse Gas Emissions ................................................................................................................................ 37 
3.4.9 - Hazards and Hazardous Materials ..................................................................................................................... 38 



 

01484.0005 2162227.1  4 
 

3.4.10 - Hydrology and Water Quality .......................................................................................................................... 42 
3.4.11 - Land Use and Planning .................................................................................................................................... 47 
3.4.12 - Mineral Resources ........................................................................................................................................... 48 
3.4.13 - Noise ................................................................................................................................................................ 49 
3.4.14 - Population and Housing .................................................................................................................................. 51 
3.4.15 - Public Services ................................................................................................................................................. 52 
3.4.16 - Recreation ....................................................................................................................................................... 55 
3.4.17 - Transportation ................................................................................................................................................. 57 
3.4.18 - Tribal Cultural Resources ................................................................................................................................. 61 
3.4.19 - Utilities and Service Systems ........................................................................................................................... 62 
3.4.20 - Wildfire ............................................................................................................................................................ 66 
3.4.21 - Mandatory Findings of Significance ................................................................................................................. 68 

Section 4 - List of Preparers .............................................................................................................................................. 70 
Section 5 - Bibliography .................................................................................................................................................... 71 
Section 6 - Mitigation Monitoring and Reporting Program .............................................................................................. 72 
Appendices ....................................................................................................................................................................... 75 
 

  



 

01484.0005 2162227.1  5 
 

List of Acronyms and Abbreviations 
Acronym/Abbreviation Definition 
AADT Annual Average Daily Traffic 
AB Assembly Bill 
ALUCP Airport Land Use Compatibility Plan 
APN Assessor’s Parcel Number 
AQP Air Quality Plan 
BAU Business as Usual 
BMP Best Management Practices 
BPS Best Performance Standards 
CalGEM California Geologic Energy Management 

CALGreen 
CARB California Air Resources Board 
CBC California Building Code 
CCE California Candidate Endangered 
CDFW California Department of Fish and Wildlife 
CE California Endangered 
CEQA California Environmental Quality Act 
CFR Code of Federal Regulations 
CHRIS California Historical Resources Information 

System 
CNEL Community Noise Equivalent Level 
System CO Carbon Monoxide 
CO2e Carbon Dioxide equivalent emissions 
COG Council of Governments 
CRHR California Register of Historical Resources 
CSC California Species of Concern 
CT California Threatened 
CUP Conditional Use Permit 
CWA Clean Water Act 
DTSC Department of Toxic Substances Control 
EIR Environmental Impact Report 
EPA Environmental Protection Agency 
ESA Environmental Site Assessment 
FCMHMP Fresno County Multi-Hazard Mitigation  
FHWA Federal Highway Administration 
FMMP Farmland Mapping and Monitoring Program 
Impacts GHG Greenhouse Gas 
HCD Housing and Community Development 
HZ Hertz 
kHz Kilohertz 
ITE Institute of Transportation Engineers 
Ldn Day‐Night Level 
Leq Equivalent Sound Level 
Leq(h) Equivalent Sound Level over one hour 
Lmax Maximum Sound Level 



 

01484.0005 2162227.1  6 
 

Lmin Minimum Sound Level 
LOS Level of Service 
LRA Local Responsibility Area 
mBTU millions of therms 
MDB&M Mount Diablo Base and Meridian 
MND Mitigated Negative Declaration 
mPa micro-Pascals 
mph miles per hour 
NAC Noise Abatement Criteria 
NADR Noise Abatement Decision Report 
NSR Noise Study Report 
SPL  sound pressure level 
TeNS  Caltrans’ Technical Noise Supplement 
TNM 3.0  FHWA Traffic Noise Model Version 3.0  
year NAHC Native American Heritage Commission 

  



 

01484.0005 2162227.1  7 
 

Mitigated Negative Declaration 
As Lead Agency under CEQA, the City of Sanger Planning Department has reviewed the 
Project described below to determine whether it could have a significant effect on the 
environment because of its development. In accordance with CEQA Guidelines Section 15382, 
“significant effect on the environment” means a substantial, or potentially substantial, adverse 
change in any of the physical conditions within the area affected by the Project, including land, 
air, water, minerals, flora, fauna, ambient noise, and objects of historic or aesthetic 
significance. 

Section 1 - Introduction 

1.1 - Overview Vice Engineering (Applicant) proposes to allow development of an 87‐lot single‐family subdivision and a trail on an approximately 16‐acre Project site. The Project is located in the Sanger City limits. 
1.2 - California Environmental Quality Act 
The City of Sanger is the Lead Agency for this Project pursuant to the CEQA Guidelines (Public 
Resources Code Section 15000 et seq.). The Environmental Checklist (CEQA Guidelines 
Appendix G) or Initial Study (IS) (see Section 3 – Initial Study) provides analysis that examines 
the potential environmental effects of the construction and operation of the Project. Section 
15063 of the CEQA Guidelines requires the Lead Agency to prepare an IS to determine whether 
a discretionary Project will have a significant effect on the environment. A Mitigated Negative 
Declaration (MND) is appropriate when an IS has been prepared, and a determination can be 
made that no significant environmental effects will occur because revisions to the Project have 
been made or mitigation measures will be implemented that reduce all potentially significant 
impacts to less-than-significant levels. The content of an MND is the same as a Negative 
Declaration, with the addition of identified mitigation measures and a Mitigation Monitoring and 
Reporting Program (MMRP) (see Section 6 – Mitigation Monitoring and Reporting Program). 

Based on the IS, the Lead Agency has determined that the environmental review for the 
proposed application can be completed with an MND. 

1.3 - Impact Terminology 
The following terminology is used to describe the level of significance of impacts.  

• A finding of “no impact” is appropriate if the analysis concludes that the Project would 
not affect a topic area in any way. 

• An impact is considered “less than significant” if the analysis concludes that it would 
cause no substantial adverse change to the environment and requires no mitigation. 

• An impact is considered “less than significant with mitigation incorporated” if the 
analysis concludes that it would cause no substantial adverse change to the 
environment with the inclusion of environmental commitments that have been agreed 
to by the applicant.  
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• An impact is considered “potentially significant” if the analysis concludes that it could 
have a substantial adverse effect on the environment. 

1.4 - Document Organization and Contents 
The content and format of this Initial Study/Mitigated Negative Declaration (IS/MND) is designed 
to meet the requirements of CEQA. The report contains the following sections: 

• Section 1 – Introduction: This section provides an overview of CEQA requirements, 
intended uses of the IS/MND, document organization, and a list of regulations that 
have been incorporated by reference. 

• Section 2– Project Description: This section describes the Project and provides data 
on the site’s location.  

• Section 3 – Initial Study: This section contains the evaluation of 21 different 
environmental resource factors contained in Appendix G of the CEQA Guidelines. 
Each environmental resource factor is analyzed to determine whether the proposed 
Project would have an impact. One of four findings is made which include: no impact, 
less-than-significant impact, less than significant with mitigation, or significant and 
unavoidable. If the evaluation results in a finding of significant and unavoidable for any 
of the 21 environmental resource factors, then an Environmental Impact Report will 
be required. 

• Section 4 – List of Preparers: This section identifies the individuals who prepared the 
IS/MND. 

• Section 5 – Bibliography: This section contains a full list of references that were used 
in the preparation of this IS/MND. 

• Section 6 – Mitigation Monitoring and Reporting Program: This section contains the 
Mitigation Monitoring and Reporting Program. 

1.5 - Incorporated by Reference 
The following documents and/or regulations are incorporated into this IS/MND by reference: 

• 2035 Sanger General Plan 
• City of Sanger General Plan Update Draft Focused Environmental Impact Report 

(EIR)   
• City of Sanger Zoning Ordinance (Chapter 20) 
• City of Sanger 2020 Urban Water Management Plan 
• Fresno County Airport Land Use Compatibility Plan  
• Fresno County Hazard Mitigation Plan 2024  
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Section 2 - Project Description 

2.1 – Introduction 
The City of Sanger has received an application from Vice Engineering for Tentative Tract Map 
(TTM) No. 6504. The applicant proposes to subdivide an approximately 16-acre project site 
into individual single-family residential lots along with associated public infrastructure, roadway 
connections, and utility improvements. 

2.2 - Project Location 
The Project is located on an approximately 16-acre site consisting of 28 parcels (Assessor 
Parcel Numbers: 315-050-01 to -26, -34, and -40 to -49) located within the City of Sanger City 
limits. The Project site subdivision is generally bounded by Bethel Avenue to the west, and 
Fairbanks Avenue to the east. The site is located within Section 15, Township 14S, Range 
22E, Mount Diablo Base and Meridian (MDB&M), of the Sanger U.S. Geological Survey 
(USGS) Quad Map. 

2.3 - Project Environment 
The Project site is currently an undeveloped vacant property. The Project is bounded by East 
Bethel Avenue, Fairbanks Avenue and railway to the north, single-family residential to the east, 
single-family residential to the south, and vacant site to the west.  

The Project site is currently designated as Medium Low Density Residential and Park and 
Open Space by the 2035 General Plan (City of Sanger, 2020). Regional access to the Project 
site is provided by State Route (SR) 180.  

2.4 - Proposed Project 
The Project proposes an 87-lot single family residential subdivision (TTM 6504) and 
continuation of a trail on an approximately 16-acre Project site in City limits of the City of 
Sanger. The site is currently designated as Medium Low Residential Density in the Sanger 
Land Use Map. 

2.5 - Required Approvals and Entitlements 
The Project has two discretionary approvals, Conditional Use Permit (CUP) for a Planned Unit 
Development to allow for reduced lot sizes, reduced setbacks and deviations from the 
development standards of the R-1-7.5 Zone District and Approval of Tentative Tract Map.  
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Section 3 - Initial Study 

3.1 - Environmental Checklist 
1. Project Title 

Tentative Tract Map No. 6504 

2. Lead Agency Name and Address 

City of Sanger  
1700 7th Street 
Sanger, CA 93657 

3. Contact Person and Phone Number 

Ethan Davis - Senior Planner 

City of Sanger 

(559) 876-6300 Ext 1540 

4. Project Location 

The Project is located on an approximately 16-acre site consisting of 28 parcels (Assessor 
Parcel Numbers: 315-050-01 to -26, -34, and -40 to -49) located within the City of Sanger City 
limits. The Project site subdivision is generally bounded by Bethel Avenue to the west, and 
Fairbanks Avenue to the east. The site is located within Section 15, Township 14S, Range 
22E, Mount Diablo Base and Meridian (MDB&M), of the Sanger U.S. Geological Survey 
(USGS) Quad Map. 

5. General Plan Designation 

City of Sanger – Residential - Medium Low Density 

6. Zoning 

City of Sanger – R-1-7.5 (Single Family Residential) 

7. Description of Project 

The Project proposes an 87-lot single family residential subdivision (TTM 6504) and 
continuation of a trail on an approximately 16-acre Project site in City limits of the City of 
Sanger. The site is currently designated as Medium Low Residential Density in the Sanger 
Land Use Map. 
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The Project has two discretionary approvals, Conditional Use Permit (CUP) for a Planned Unit 
Development to allow for reduced lot sizes, reduced setbacks and deviations from the 
development standards of the R-1-7.5 Zone District and Approval of Tentative Tract Map  

8. Surrounding Land Uses and Setting 

The Project is bounded by Single Family Residential to the east, single family residential to the 
south, vacant parcel to the west, and vacant/ railway to the north.  

9. Other Public Agencies Whose Approval May Be Required 

• California State Water Resources Control Board 
• San Joaquin Valley Air Pollution Control District 

10. Tribal Consultation 

Assembly Bill 52 letters were mailed on March 24, 2026, for Tribal Consultation notice. One 
response was received and consisted of declining consultation.  

3.2 - Environmental Factors Potentially Affected 
The environmental factors checked below would be potentially affected by this Project, involving at least one impact 
that is a "Potentially Significant Impact" as indicated by the checklist on the following pages. 

 Aesthetics  Agriculture and Forestry 
Resources 

 Air Quality 

 Biological Resources  Cultural Resources  Energy 

 Geology / Soils  Greenhouse Gas Emissions   Hazards & Hazardous 
Materials  

 Hydrology / Water 
Quality  

 Land Use / Planning   Mineral Resources  

 Noise   Population / Housing   Public Services  

 Recreation   Transportation   Tribal Cultural Resources 

 Utilities / Service 
Systems  

 Wildfire   Mandatory Findings of 
Significance 

 

 

 

     

□ 

~ 

□ 

□ 

□ 

□ 

□ 

~ 

□ 

□ 

□ 

□ 

□ 

□ 

□ 

□ 

□ 
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3.3 - Determination 
On the basis of this initial evaluation: 

 I find that the proposed Project COULD NOT have a significant effect on the environment, and a NEGATIVE 
DECLARATION will be prepared. 

 I find that although the proposed Project could have a significant effect on the environment, there will not be 
a significant effect in this case because revisions in the Project have been made by or agreed to by the Project 
proponent. A MITIGATED NEGATIVE DECLARATION will be prepared. 

 I find that the proposed Project MAY have a significant effect on the environment, and an ENVIRONMENTAL 
IMPACT REPORT is required. 

 I find that the proposed Project MAY have a “potentially significant impact” or “potentially significant unless 
mitigated” impact on the environment, but at least one effect (a) has been adequately analyzed in an earlier 
document pursuant to applicable legal standards, and (b) has been addressed by mitigation measures based 
on the earlier analysis as described on attached sheets. An ENVIRONMENT IMPACT REPORT is required, but it 
must analyze only the effects that remain to be addressed. 

 I find that although the proposed Project could have a significant effect on the environment, because all 
potentially significant effects (a) have been analyzed adequately in an earlier EIR or NEGATIVE DECLARATION 
pursuant to applicable standards, and (b) have been avoided or mitigated pursuant to that earlier EIR or 
NEGATIVE DECLARATION, including revisions or mitigation measures that are imposed upon the proposed 
Project, nothing further is required. 

 July 2, 2026 

 Signature  Date 

Ethan Davis  City of Sanger 

Printed Name  For 

□ 

□ 

□ 

□ 
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3.4 - Evaluation of Environmental Impacts 
1. A brief explanation is required for all answers except "No Impact" answers that are 

adequately supported by the information sources a Lead Agency cites in the parentheses 
following each question. A "No Impact" answer is adequately supported if the referenced 
information sources show that the impact simply does not apply to Projects like the one 
involved (e.g., the Project falls outside a fault rupture zone). A "No Impact" answer should be 
explained where it is based on Project-specific factors as well as general standards (e.g., the 
Project will not expose sensitive receptors to pollutants, based on a Project-specific 
screening analysis). 

2. All answers must take account of the whole action involved, including off-site as well as on-
site, cumulative as well as Project-level, indirect as well as direct, and construction as well 
as operational impacts. 

3. Once the Lead Agency has determined that a particular physical impact may occur, then the 
checklist answers must indicate whether the impact is potentially significant, less than 
significant with mitigation, or less than significant. "Potentially Significant Impact" is 
appropriate if there is substantial evidence that an effect may be significant. If there are one 
or more "Potentially Significant Impact" entries when the determination is made, an EIR is 
required. 

4. "Negative Declaration: Less Than Significant With Mitigation Incorporated" applies where the 
incorporation of mitigation measures has reduced an effect from "Potentially Significant 
Impact" to a "Less-Than-Significant Impact." The Lead Agency must describe the mitigation 
measures, and briefly explain how they reduce the effect to a less-than-significant level 
(mitigation measures from "Earlier Analyses," as described in (5) below, may be cross-
referenced). 

5. Earlier analyses may be used where, pursuant to the tiering, program environmental impact 
report (EIR), or other CEQA process, an effect has been adequately analyzed in an earlier 
EIR or negative declaration. Section 15063(c)(3)(D). In this case, a brief discussion should 
identify the following: 

a. Earlier Analysis Used. Identify and state where they are available for review. 

b. Impacts Adequately Addressed. Identify which effects from the above checklist were 
within the scope of and adequately analyzed in an earlier document pursuant to 
applicable legal standards, and state whether such effects were addressed by mitigation 
measures based on the earlier analysis. 

c. Mitigation Measures. For effects that are "Less than Significant with Mitigation Measures 
Incorporated,” describe the mitigation measures which were incorporated or refined from 
the earlier document and the extent to which they address site-specific conditions for the 
Project. 

6. Lead agencies are encouraged to incorporate into the checklist references to information 
sources for potential impacts (e.g., general plans, zoning ordinances). Reference to a 
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previously prepared or outside document should, where appropriate, include a reference to 
the page or pages where the statement is substantiated. 

7. Supporting Information Sources: A source list should be attached, and other sources used, 
or individuals contacted should be cited in the discussion. 

8. This is only a suggested form, and lead agencies are free to use different formats; however, 
lead agencies should normally address the questions from this checklist that are relevant to 
a Project's environmental effects in whatever format is selected. 

9. The explanation of each issue should identify: 

a. the significance criteria or threshold, if any, used to evaluate each question; and b. the mitigation measure identified, if any, to reduce the impact to less than significance. 
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3.4.1 - Aesthetics 

Environmental Issue 
Potentially 
Significant 
Impact 

Less Than 
Significant 
With 
Mitigation 
Incorporated 

Less Than 
Significant 
Impact 

No Impact 

a. Have a substantial adverse 
effect on a scenic vista? ☐ ☐ ☒ ☐ 

b. Substantially damage scenic 
resources within a state scenic 
highway? 

☐ ☐ ☒ ☐ 

c. Substantially degrade the 
existing visual character or quality 
of public views of the site and its 
surroundings? 

☐ ☐ ☒ ☐ 

d. Create a new source of 
substantial light or glare that would 
adversely affect day or nighttime 
views? 

☐ ☐ ☒ ☐ 

 
Except as provided in Public Resources Code Section 21099, would the project: 
 
A. Have a substantial adverse effect on a scenic vista; or 

 
Neither the General Plan or the Fresno County General Plan designates specific scenic 
vistas within the City or in the immediate unincorporated areas adjacent to the City.  
 
However, scenic vistas from areas within the City are available. The area is surrounded 
by agricultural areas which can be considered aesthetically valuable to some residents 
and visitors. Mountains to the east and views towards the Kings River could also be 
considered scenically valuable on clear days. The Project site is not within or in the 
vicinity of a city, county, or State identified scenic vista. As discussed above, the Project 
site would not impact views of scenic resources including the Kings River and Sierra 
Nevada Mountain range, located east of the Project site.  
 
The Project will comply with General Plan goals, objectives, and action plans for 
residential development within the city, including the proposed PUD deviations of the R-
1-7.5 district to allow reduced lot sizes, reduced setbacks and other deviations.  

 
FINDING: LESS THAN SIGNIFICANT IMPACT. 
 

 
B. Substantially damage scenic resources, including, but not limited to, trees, rock 

outcroppings, and historic buildings within a state scenic highway; or 
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The Project does is not near or within a State Designated or Eligible State Scenic 
Highway (California Department of Transportation 2025). The nearest Eligible Scenic 
Highway is SR 180, approximately one mile north of the Project site, and would not be 
impacted. The Project does not include the removal of trees determined to be scenic or 
of scenic value, the destruction of rock outcroppings or degradation of any historic 
buildings.  
 
FINDING: LESS THAN SIGNIFICANT IMPACT. 
 

 
C. In non-urbanized areas, substantially degrade the existing visual character or quality of 

public views of the site and its surroundings?  (Public views are those that are 
experienced from publicly accessible vantage points.)  If the project is in an urbanized 
area, would the project conflict with applicable zoning and other regulations governing 
scenic quality; or 
 
Views of the mountains and river areas will remain but may be reduced for some 
residents or visitors to the extent that new buildings might block or obscure some views. 
However, the city will have development standards that will enhance the surrounding 
view of the proposed area.  
 
FINDING: LESS THAN SIGNIFICANT IMPACT. 
 

 
D. Create a new source of substantial light or glare which would adversely affect day or 

nighttime views in the area? 
 
 Construction of the proposed project would generally occur during daytime hours, 
typically from 7:00 a.m. to 7:00 p.m. as regulated by the City under Sect 38.24.4-18 of 
the City Municipal Code. Increased truck traffic and the transport of construction 
materials to the Project site would also be minimal and temporary in nature. 
Construction activity would focus on specific areas on the sites, and any sources of 
glare would not be stationary for a prolonged period of time. Therefore, construction of 
the proposed Project would not create a new source of substantial glare that would 
affect daytime views in the area. 

 
Once constructed nighttime lighting is necessary to provide and maintain safe and 
attractive environments. However outdoor lighting will inevitably create some spill over 
lighting in the proposed development area. With the compliance of the Sanger Municipal 
Code and General Plan, and other applicable local development standards for exterior 
lighting, the proposed Project would not create new sources of substantial light or glare 
that would adversely affect day or nighttime views in the area.  

 
FINDING: LESS THAN SIGNIFICANT IMPACT. 
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3.4.2 - Agriculture and Forestry Resources 

Environmental Issue 
Potentially 
Significant 
Impact 

Less Than 
Significant 
With 
Mitigation 
Incorporated 

Less Than 
Significant 
Impact 

No Impact 

a. Convert Prime Farmland, 
Unique Farmland, or Farmland of 
Statewide Importance to non-
agricultural use? 

☐ ☐ ☒ ☐ 

b. Conflict with existing zoning for 
agricultural use or a Williamson 
Act contract? 

☐ ☐ ☒ ☐ 

c. Conflict with existing zoning for, 
or cause rezoning of, forest land, 
timberland, or timberland 
production? 

☐ ☐ ☒ ☐ 

d. Result in loss of forest land or 
conversion of forest land to non-
forest use? 

☐ ☐ ☒ ☐ 

e. Involve other changes that could 
result in conversion of farmland or 
forest land to non-agricultural/non-
forest use? 

☐ ☐ ☒ ☐ 

 

In determining whether impacts to agricultural resources are significant environmental 
effects, lead agencies may refer to the California Agricultural Land Evaluation and Site 
Assessment Model (1997) prepared by the California Department of Conservation as an 
optional model to use in assessing impacts on agriculture and farmland.  In determining 
whether impacts to forest resources, including timberland, are significant environmental 
effects, lead agencies may refer to information compiled by the California Department of 
Forestry and Fire Protection regarding the state’s inventory of forest land, including the 
Forest and Range Assessment Project and the Forest Legacy Assessment project; and 
forest carbon measurement methodology in Forest Protocols adopted by the California 
Air Resources Board.  Would the project: 

 
A. Convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance, as 

shown on the maps prepared pursuant to the Farmland Mapping and Monitoring 
Program of the California Resources Agency, to non-agricultural use; or 
 
The General Plan EIR states that full buildout of planning area would result in the direct 
conversion of approximately 1,827 acres of Important Farmland to non-agricultural use. 
Implementation of the Project would convert approximately 16 acres of Important 
Farmland to residential. This results in an approximately two percent decrease in the 
Important Farmland inventory in the SOI. Additionally, the Project site does not have 
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water allocation from the Consolidated Irrigation District and is therefore no longer 
viable as an agricultural site. 
 
As noted, the General Plan designates this area for residential development. To reduce 
impacts and protect agricultural resources, the General Plan EIR has adopted various 
goals, objectives and action plans, however, the conversion of the 1,827 acres of 
Important Farmland will have a significant and unavoidable impact to Important 
Farmland.  
 
The proposed Project will result in the conversion of Farmland of Local Importance, 
however, consideration of the Project site not having water allocations from the irrigation 
district indicates that farming viability of the site has been reduced. Project development 
will be in accordance with the 2035 General Plan and comply with the goals, objectives 
and actions adopted in the 2035 General Plan. The Project will not have any impacts 
beyond what has already been analyzed in the City of Sanger General Plan EIR. The 
Project site does not have a water allocation from the irrigation district and would reduce 
Important Farmland by an insignificant amount.  
 
FINDING: LESS THAN SIGNIFICANT IMPACT. 

 
B. Conflict with existing zoning for agricultural use, or a Williamson Act Contract; or 

 
The Project site is not subject to a Williamson Act land use contract, according to data 
available from the California Department of Conservation. The Project site is vacant and 
has not been used for agricultural purposes since 2005.  The Project proposes to 
develop the site for residential purposes which is consistent with the General Plan and 
Zoning Ordinance.  
 
Therefore, the Project proposal would not result in a conflict with existing zoning for 
agricultural use or a Williamson Act contract. 
 
FINDING: LESS THAN SIGNIFICANT IMPACT. 

 
 
C. Conflict with existing zoning for forest land, timberland, or timberland zoned Timberland 

Production; or 
   

The Public Resources Code (PRC) Section 12220(g) and Section 4526 defines “Forest 
land” as land that can support 10 percent native tree cover of any species, including 
hardwoods, under natural conditions and that allows for the management of one or 
more forest resources, including timber, aesthetics, fish and wildlife, biodiversity, water 
quality, recreation, and other public benefits. Timberland, pursuant to PRC 4526, is land 
other than land owned by the federal government and land designated as experimental 
forest land, which is available for and capable of growing a crop of trees of a 
commercial species used to produce lumber and other forest products, including 
Christmas trees. 



 

01484.0005 2162227.1  19 
 

 
There are no forest lands or timberlands identified on the Project sites or within its 
vicinity. The Project would not result in the loss or conversion of forest land to a non-
forest use.  
 
FINDING: LESS THAN SIGNIFICANT IMPACT. 
 

 
D. Result in the loss of forest land or conversion of forest land to non-forest use; or 

 
The project site has no forest land and is not located near any forest land.  
 
FINDING: LESS THAN SIGNIFICANT IMPACT. 

 
E. Involve other changes in the existing environment, which, due to their location or nature, 

could result in conversion of farmland to non-agricultural use or conversion of forestland 
to non-forest use? 
 
The Project site is vacant and has not been farmed or used for agricultural purposes in 
more than 10 years. As such, the project would not involve other changes to the existing 
environment resulting in the conversion of farmland or forestland. 

 
FINDING: LESS THAN SIGNIFICANT IMPACT. 
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3.4.3 - Air Quality 

Environmental Issue 
Potentially 
Significant 
Impact 

Less Than 
Significant 
With 
Mitigation 
Incorporated 

Less Than 
Significant 
Impact 

No Impact 

a. Conflict with or obstruct 
implementation of the applicable air 
quality plan? 

☐ ☐ ☒ ☐ 

b. Result in a cumulatively 
considerable net increase of any 
criteria pollutant? 

☐ ☐ ☒ ☐ 

c. Expose sensitive receptors to 
substantial pollutant 
concentrations? 

☐ ☐ ☒ ☐ 

d. Result in other emissions, such 
as odors, adversely affecting a 
substantial number of people? 

☐ ☐ ☒ ☐ 

 
Where available, the significance criteria established by the applicable air quality 
management district or air pollution control district may be relied upon to make the 
following determinations.  Would the project: 

 
A. Conflict with or obstruct implementation of the applicable Air Quality Plan; or 

  
The city is located in the San Joaquin Valley Air Basin (SJVAB). The surrounding 
topography includes foothills and mountains to the east and west that direct air 
circulation and dispersion patterns. Temperature inversions can trap air within the 
Valley, thereby preventing the vertical dispersal of air pollutants. In addition to 
topographic conditions, the local climate can also contribute to air quality problems. The 
climate is characterized by hot, dry summers and cool winters with the notable presence 
of Tule fog. 
  
As required by California law, city and county General Plans contain a Land Use 
Element that details the types and quantities of land uses that the city or county 
estimates will be needed for future growth, and that designate locations for land uses to 
regulate growth. Fresno Council of Governments (COG) uses the growth projections 
and land use information in adopted general plans to estimate future average daily trips 
and then vehicle miles traveled (VMT), which are then provided to the San Joaquin 
Valley Air Pollution Control District (SJVAPCD) to estimate future emissions in the 
AQPs. Existing and future pollutant emissions computed in the AQP are based on land 
uses from area general plans. AQPs detail the control measures and emission 
reductions required for reaching attainment of the air standards. 
 
The applicable General Plan for the Project is the 2035 General Plan Update (City of 
Sanger 2020). The Project is consistent with the currently adopted General Plan and is 
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therefore consistent with the population growth and VMT applied in the plan. Therefore, 
the Project is consistent with the growth assumptions used in the applicable AQPs. As a 
result, the Project will not conflict with or obstruct implementation of any air quality 
plans. Therefore, no mitigation is needed. 
 
FINDING: LESS THAN SIGNIFICANT IMPACT. 
 

 
B. Result in a cumulatively considerable net increase of any criteria pollutant for which the 

project region is non-attainment under an applicable federal or state ambient air quality 
standard; or 

  
The Fresno County area is nonattainment for federal and State air quality standards for 
ozone, in attainment of federal standards and nonattainment for State standards for 
particulate matter 10 microns or less in diameter (PM10), and nonattainment for Federal 
and State standards for particulate matter 2.5 microns or less in diameter (PM2.5). The 
SJVAPCD has prepared the 2016 and 2013 Ozone Plans, 2007 PM10 Maintenance 
Plan, and 2012 PM2.5 Plan to achieve Federal and State standards for improved air 
quality in the SJVAB regarding ozone and particulate matter (PM). Inconsistency with 
any of the plans would be considered a cumulatively adverse air quality impact. As 
discussed in Section 3.4.3a, the Project is consistent with the currently adopted General 
Plan for the City of Sanger and is therefore consistent with the population growth.  
 

SJVAPCD Criteria Pollutant Thresholds 
 

Pollutant Construction 
(tons/year) 

Operation 
(tons/year) 

Carbon Monoxide (CO) 100 100 
Nitrogen Oxides (NOx) 10 10 
Reactive Organic Gases 
(ROG) 10 10 

Sulfur Oxides (SOx) 27 27 
PM10 15 15 
PM2.5 15 15 

 
 
Project specific emissions that exceed the thresholds of significance for criteria 
pollutants would be expected to result in a cumulatively considerable net increase of 
any criteria pollutant for which the County is in non-attainment under applicable federal 
or state ambient air quality standards.  

Construction activities associated with residential development—including grading, 
excavation, paving, and building construction—would generate temporary emissions 
from: 
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• Heavy-duty diesel equipment  
• Worker vehicle trips  
• Material hauling  
• Fugitive dust from disturbed soil  

Construction dust may temporarily increase particulate matter concentrations and 
create nuisance conditions if uncontrolled. However, compliance with the following 
SJVAPCD requirements would reduce impacts: 

• Rule 4102 – Nuisance  
• Regulation VIII – Fugitive PM10 Controls  
• Rule 8011 – General Requirements  
• Rule 8021 – Earthmoving Activities  
• Rule 8041 – Carryout and Trackout  
• Rule 8051 – Open Areas  

With compliance with applicable air district regulations and standard dust control 
practices, construction emissions would remain below significance thresholds or be 
reduced to less-than-significant levels. 

It should be noted that a project is not characterized as cumulatively insignificant when 
project emissions fall below thresholds of significance. Therefore, as discussed above, 
both construction and operational emissions are not anticipated to exceed SJVAPCD’s 
established emissions thresholds and significance thresholds for all CEQA air quality 
determinations. Therefore, this Project would not have a significant impact on the 
SJVAB. The proposed Project would not result in a cumulatively considerable net 
increase of any criteria pollutant for which the Project region is non- attainment under an 
applicable federal or state ambient air quality standard.  
 
FINDING: LESS THAN SIGNIFICANT IMPACT. 
 

C. Expose sensitive receptors to substantial pollutant concentrations; or 
 

The single-family residences located to the south and east of the project site are the 
closest sensitive receptors. The project does not include any project components 
identified by the California Air Resources Board that could potentially impact any 
sensitive receptors. These include heavily traveled roads, distribution centers, fueling 
stations, and dry-cleaning operations. The project would not expose sensitive receptors 
to substantial pollutant concentrations.  
 
FINDING: LESS THAN SIGNIFICANT IMPACT. 
 

 
D. Result in other emissions (such as those leading to odors) adversely affecting a 

substantial number of people? 
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The Project will create temporary localized odors during project construction. The 
proposed project is similar in nature to surrounding use. Furthermore, there does not 
appear to be any significant source of objectionable odors or other emissions in close 
proximity that may adversely impact the Project site when it is in operation.  
 
The Project’s construction and operational emissions would remain below the San 
Joaquin Valley Air Pollution Control District (SJVAPCD) thresholds of significance for all 
criteria pollutants, resulting in a less-than-significant impact on regional air quality. The 
San Joaquin Valley Air Pollution Control District reviewed the proposed project and 
expressed no concerns regarding the proposal. Additionally, the Project would not 
conflict with or obstruct implementation of the applicable Air Quality Plan, would not 
violate any air quality standard, would not result in a cumulatively considerable net 
increase of any criteria pollutant, and would not expose sensitive receptors to 
substantial pollutant concentrations or generate objectionable odors. 
 
As such, the proposed Project would not be a source of any odorous compounds nor 
would it likely be impacted by any odorous source or other emissions. 

 
FINDING: LESS THAN SIGNIFICANT IMPACT. 
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3.4.4 - Biological Resources 

Environmental Issue 
Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No Impact 

a. Have a substantial adverse 
effect on candidate, sensitive, or 
special-status species? 

☐ ☒ ☐ ☐ 

b. Have a substantial adverse 
effect on riparian habitat or other 
sensitive natural community? 

☐ ☐ ☒ ☐ 

c. Have a substantial adverse 
effect on state or federally 
protected wetlands? 

☐ ☐ ☒ ☐ 

d. Interfere substantially with 
wildlife movement, corridors, or 
nursery sites? 

☐ ☒ ☐ ☐ 

e. Conflict with local policies or 
ordinances protecting biological 
resources? 

☐ ☒ ☐ ☐ 

f. Conflict with an adopted Habitat 
Conservation Plan, Natural 
Community Conservation Plan, or 
other approved plan? 

☐ ☒ ☐ ☐ 

 

A.  Have a substantial adverse effect, either directly or through habitat modifications, on 
any species identified as a candidate, sensitive, or special-status species in local or 
regional plans, policies, or regulations, or by the California Department of Fish and 
Wildlife or U.S. Fish and Wildlife Service; or 

 
 The project site consists of a currently vacant parcel that was previously planned for 

subdivision development in 2006. Since that time, the property has remained 
undeveloped and is subject to routine discing for vegetation management. Although the 
site is presently disturbed, there remains a potential for special-status species to 
occupy the property prior to the initiation of construction activities. In the event that 
special-status species are present at the time of project implementation, the following 
mitigation measures will be implemented to avoid or minimize potential impacts. MM 
BIO-1, MM-BIO-2, MM-BIO-3, MM-BIO-4, MM-BIO-5, MM-BIO-6, MM-BIO-7.  

 
B. Have a substantial adverse effect on any riparian habitat or other sensitive natural 

community identified in local or regional plans, policies, regulations, or by the California 
Department of Fish and Wildlife or U.S. Fish and Wildlife Service; or 
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The Project site does not contain riparian habitat or sensitive natural communities The 
Project is not located within a river or an area that encompasses a river or potential 
floodplain and does not contain nor is near any riparian habitat. There are no 
anticipated impacts to sensitive natural communities as a result of the proposed Project. 
The proposed Project would be less than significant impacts to a riparian habitat or 
sensitive natural communities. 

 
C. Have a substantial adverse effect on state or federally-protected wetlands (including, 

but not limited to, marsh, vernal pool, coastal, etc.) through direct removal, filling, 
hydrological interruption, or other means; or 
 
The project site consists of a disturbed, vacant parcel that has been subject to routine 
discing and does not support hydric soils, standing water, or hydrophytic vegetation 
indicative of jurisdictional wetlands. Based on site conditions and the absence of visible 
wetland features, the project site does not contain wetlands or other waters potentially 
subject to jurisdiction under Section 404 of the Clean Water Act or applicable State 
regulations. 
 
No marshes, vernal pools, riparian habitats, or other aquatic resources were identified 
within the project boundaries or in areas that would be affected by off-site 
improvements. Additionally, the project would not alter existing drainage patterns in a 
manner that would result in the creation, degradation, or loss of wetland habitat. 
 
Therefore, implementation of the proposed project would not result in the direct 
removal, filling, hydrological interruption, or other adverse effects on State or federally 
protected wetlands. Impacts are considered less than significant, and no mitigation is 
required. 

 
D. Interfere substantially with the movement of any native resident or migratory fish or 

wildlife species or with established native resident or migratory wildlife corridors, or 
impede the use of native wildlife nursery sites; or 
 

 The project site consists of a previously disturbed, vacant parcel that has been routinely 
disced and does not support significant natural habitat features that would function as a 
wildlife movement corridor or nursery site. The property is located within an urbanizing 
area of the City of Sanger and is surrounded by agricultural and developed land uses, 
which limits its value for regional wildlife movement. No riparian corridors, waterways, or 
other linear habitat features that typically facilitate wildlife movement are present on or 
adjacent to the site. 

 
While the site may provide limited foraging opportunities for common wildlife species and 
temporary habitat for ground-nesting birds or other small fauna, it is not known to support 
established migratory corridors or critical nursery sites. However, in compliance with 
applicable regulations protecting nesting birds and sensitive species, pre-construction 
surveys and avoidance measures (e.g., BIO-1 through BIO-3) will be implemented. 
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With implementation of these mitigation measures, the project would avoid or minimize 
potential impacts to nesting or transient wildlife. The project would not substantially 
interfere with wildlife movement, impede the use of nursery sites, or disrupt established 
wildlife corridors. Therefore, impacts would be less than significant with mitigation 
incorporated. 

 
E. Conflict with any local policies or ordinances protecting biological resources, such as a 

tree preservation policy or ordinance; or 
 
 The proposed project would be subject to all applicable policies and regulations of the 

City of Sanger Municipal Code and General Plan related to the protection of biological 
resources, including any applicable tree preservation requirements. The project site 
consists of a previously disturbed, vacant parcel that has been routinely maintained and 
does not contain protected native trees, heritage trees, or other sensitive biological 
resources subject to local preservation ordinances. 

 
Development of the site would be required to comply with all relevant local regulations, 
including obtaining any necessary permits for tree removal, if applicable. In the event 
that any protected trees are identified during project implementation, the project 
applicant would adhere to applicable ordinance requirements, which may include 
avoidance, replacement planting, or mitigation measures as required by the city. 
The Project will implement measures such as those listed above (Mitigation Measures 
MM BIO-1 through BIO-7) to remain compliant with the General Plans. Therefore, 
implementation of the proposed Project would have no conflict related to any adopted 
local policies or ordinances protecting biological resources. 

 
F. Conflict with the provisions of an adopted Habitat Conservation Plan, Natural 

Community Conservation Plan, or other approved local, regional, or state Habitat 
Conservation Plan? 
 
The project site is not located within the boundaries of any adopted Natural Community 
Conservation Plan or other local, regional, or State conservation plan. With 
implementation of the proposed mitigation measures, the project would not conflict with 
the provisions of any applicable Habitat Conservation Plan, Natural Community 
Conservation Plan, or other approved conservation plans at the local, regional, or State 
level. The Project will implement measures such as those listed above (Mitigation 
Measures MM BIO-1 through BIO-7) to remain compliant with the General Plans. 

 
FINDING: LESS THAN SIGNIFICANT IMPACT WITH MITIGATION 

INCORPORTATED. 
 
* Mitigation Measure(s) 
• MM BIO-1: Prior to construction activities in drainages and canals, a qualified biologist shall 
conduct a preconstruction survey for Sanford’s arrowhead during the May–October blooming 
period.  
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• MM BIO-2: If a Sanford’s arrowhead population is identified within the construction zone, it 
shall be avoided by a minimum distance of 50 feet, where feasible. The avoidance area shall be 
clearly marked with fencing or flagging prior to construction.  
•  MM BIO-3: If avoidance of Sanford’s arrowhead is not feasible, a qualified biologist shall 
remove all impacted plants and relocate them to suitable nearby habitat.  
• MM BIO-4: Construction-related disturbance of grassland habitats located within 400 feet of 
creeks, canals, ponds, and basins in the rural zone shall occur between November 1 and May 31, 
where feasible.  
• MM BIO-5: If disturbance must occur between June 1 and October 31, a qualified biologist 
shall conduct preconstruction surveys for western pond turtle nests and aquatic habitat surveys 
within 24 hours prior to construction.  
•  MM BIO-6: If active western pond turtle nests are identified, a 50-foot buffer shall be 
established around each nest and maintained until hatchlings have emerged.  
•  MM BIO-7: If avoidance of active western pond turtle nests is not possible, eggs and/or 
hatchlings shall be relocated to suitable nearby habitat in consultation with a qualified 
herpetologist. 
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3.4.5 - Cultural Resources 

Environmental Issue 
Potentially 
Significant 
Impact 

Less Than 
Significant 
With 
Mitigation 
Incorporated 

Less Than 
Significant 
Impact 

No Impact 

a. Cause a substantial adverse 
change in the significance of a 
historical resource? 

☐ ☒ ☐ ☐ 

b. Cause a substantial adverse 
change in the significance of an 
archaeological resource? 

☐ ☒ ☐ ☐ 

c. Disturb any human remains, 
including those interred outside 
dedicated cemeteries? 

☐ ☒ ☐ ☐ 

 

A. Cause a substantial adverse change in the significance of a historical resource pursuant 
to Section 15064.5; or 

  
The proposed project site was previously entitled, including approval and recordation of 
a final map, and consists of previously disturbed land. The project will comply with 
Mitigation Measure CUL-1 to address the potential for cultural resources to be 
encountered during ground-disturbing construction activities. 
 
In the event that cultural materials are discovered during construction within any portion 
of the project area, all work within a 50-foot radius of the find shall be immediately 
halted until a qualified archaeologist can evaluate the discovery and determine its 
significance. Assembly Bill 52 letters were mailed on March 24, 2026 for Tribal 
Consultation notice. One response was received and consisted of declining 
consultation.  
 
Although the project is located on a previously disturbed site, there remains the 
potential for unknown or undocumented cultural resources to be encountered during 
ground disturbance. To address this possibility, mitigation measures have been 
incorporated to ensure appropriate identification, evaluation, and treatment of any such 
resources. 
 
With implementation of Mitigation Measure CUL-1, potential impacts related to cultural 
resources would be reduced to a less-than-significant level with mitigation incorporated. 
 
FINDING: LESS THAN SIGNIFICANT IMPACT WITH MITIGATION 

INCORPORTATED. 
 

B. Cause a substantial adverse change in the significance of an archaeological resource 
pursuant to Section 15064.5; or 
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Trenching and grading activities could result in the discovery of previously unknown 
archaeological resources. Implementation of Mitigation Measure CUL-2 would ensure 
that any potential impacts to archaeological resources during project-related 
construction activities are appropriately addressed and reduced to a less-than-
significant level.  
 
FINDING: LESS THAN SIGNIFICANT IMPACT WITH MITIGATION 

INCORPORTATED. 
 

 
C. Disturb any human remains, including those interred outside of formal cemeteries? 

 
Should remain be found implementation of mitigation measure MM CUL 1 and MM 
CUL-2 would ensure that the proposed Project would not directly or indirectly destroy 
previously unknown human remains. It is unlikely that the proposed Project would 
disturb any known human remains, including those interred outside of formal 
cemeteries. With the implementation of the mitigation measures, impacts would be less 
than significant. 

 
FINDING: LESS THAN SIGNIFICANT IMPACT WITH MITIGATION 

INCORPORTATED. 
 
A mitigation measure will be implemented to address cultural resources in the unlikely 
event that they are unearthed during ground-disturbing activities related to the project.   
 
* Mitigation Measure(s) 
 

CUL-1: Should any potentially significant cultural, historical, archaeological or fossil 
resources be discovered, no further ground disturbance shall occur in the area of the 
discovery until the Planning Director concurs in writing that adequate provisions are 
in place to protect these resources. Unanticipated discoveries shall be evaluated for 
significance by a certified professional archaeologist or paleontologist that meets the 
Secretary of the Interior’s Professional Qualifications Standards. If significance criteria 
are met, then the project shall be required to perform data recovery, professional 
identification, radiocarbon dates as applicable, and other special studies; curate 
materials with recognized scientific or educational repository; and provide a 
comprehensive final report as required by Senate Bill 18; California Historical Building 
Code (Title 24, Part 8); California Public Resources Code Sections 5020-5029.5, 
5079-5079.65, 5097.9-5097.998, and 5097.98; and California State Health and Safety 
Code, Section 7050.5, as applicable. 

CUL-2: Should human remains be uncovered during ground disturbing activities; the 
Fresno County Coroner shall be notified to investigate the remains and arrange proper 
treatment and disposition. If the remains are identified on the basis of archaeological 
context, age, cultural associations, or biological traits to be those of a Native American, 
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California Health and Safety Code 7050.5 and PRC 5097.98 require that the coroner 
notify the NAHC within 24 hours of discovery. The NAHC will then identify the Most 
Likely Descendent who will make recommendations regarding the treatment and 
disposition of the remains. Institution or person who is capable of providing long‐term 
preservation to allow future scientific study. 
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3.4.6 - Energy 

Environmental Issue 
Potentially 
Significant 
Impact 

Less Than 
Significant 
With 
Mitigation 
Incorporated 

Less Than 
Significant 
Impact 

No Impact 

a. Result in potentially significant 
environmental impact due to 
wasteful, inefficient, or 
unnecessary consumption of 
energy resources? 

☐ ☐ ☒ ☐ 

b. Conflict with or obstruct a state 
or local plan for renewable energy 
or energy efficiency? 

☐ ☐ ☒ ☐ 

 

 
A. Result in potentially significant environmental impact due to wasteful, inefficient, or 

unnecessary consumption of energy resources during project construction or operation; 
or 
 
The Project construction and operation would result in the consumption of energy 
resources, including fuel for construction equipment and vehicles, as well as electricity 
and natural gas during operation. However, such energy use would be typical of 
residential development of this scale and would not be considered wasteful, inefficient, 
or unnecessary. 
 
Construction activities would be temporary in nature and would utilize standard 
construction equipment operated in compliance with applicable regulations, including 
idling restrictions and equipment efficiency standards. During operation, the project 
would be required to comply with applicable State and local energy efficiency 
regulations, including the current California Building Energy Efficiency Standards (Title 
24), which mandate energy-efficient building design, construction, and operation. 

 
Additionally, the project would incorporate best building practices and infrastructure that 
promote energy conservation, such as energy-efficient appliances, lighting, and building 
materials. As a result, the project would not result in wasteful, inefficient, or 
unnecessary consumption of energy resources. 
 
FINDING: LESS THAN SIGNIFICANT IMPACT. 

 
B. Conflict with or obstruct a state or local plan for renewable energy or energy efficiency? 

 
  The proposed project will not conflict with or obstruct any state or local plans for 

renewable energy or energy efficiency. The proposed project will comply with all state 
and local policies related to energy efficiency and there is no impact. 
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FINDING: LESS THAN SIGNIFICANT IMPACT. 

 

3.4.7 - Geology and Soils 

Environmental Issue 
Potentially 
Significant 
Impact 

Less Than 
Significant 
With 
Mitigation 
Incorporated 

Less Than 
Significant 
Impact 

No Impact 

a. Directly or indirectly cause 
potential substantial adverse 
effects involving rupture of a 
known earthquake fault, strong 
seismic ground shaking, 
liquefaction, or landslides? 

☐ ☐ ☒ ☐ 

b. Result in substantial soil erosion 
or loss of topsoil? ☐ ☐ ☒ ☐ 

c. Be located on a geologic unit or 
soil that is unstable or could 
become unstable? 

☐ ☐ ☒ ☐ 

d. Be located on expansive soil 
creating substantial risks? ☐ ☐ ☒ ☐ 

e. Have soils incapable of 
supporting septic tanks or 
alternative wastewater disposal 
systems? 

☐ ☐ ☒ ☐ 

f. Directly or indirectly destroy a 
unique paleontological resource or 
site or unique geologic feature? 

☐ ☒ ☐ ☐ 

 

A. Directly or indirectly cause potential substantial adverse effects, including the risk of 
loss, injury, or death involving:  
 
1. Rupture of a known earthquake fault, as delineated on the most recent Alquist-Priolo 

Earthquake Fault Zoning Map issued by the State Geologist for the area or based on 
other substantial evidence of a known fault? 

    
Per the General Plan EIR, there are no known active faults located within the SOI 
and no Alquist-Priolo Earthquake Fault Zoning established within the Sanger 
Planning Area. Therefore, hazards from fault rupture hazards are considered 
unlikely (City of Sanger General Plan EIR 2020). The project site is not located 
within an Alquist-Priolo Earthquake Fault Zone as delineated by the State Geologist 
on the most recent Earthquake Fault Zoning Maps. In addition, there is no evidence 
of an active fault trace crossing the project site based on available geologic data and 
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mapping, including guidance provided in Division of Mines and Geology Special 
Publication 42. The nearest active faults in the region are associated with the Sierra 
Nevada foothills and the San Joaquin Valley structural features; however, these are 
not known to extend through the project site. As such, the potential for surface fault 
rupture at the site is considered low. Therefore, the project would not expose people 
or structures to hazards associated with the rupture of a known earthquake fault. 
 
FINDING: LESS THAN SIGNIFICANT IMPACT. 

 
 

2. Strong seismic ground shaking? 
 

The proposed project does not include any activities or components which could 
feasibly cause strong seismic ground shaking, either directly or indirectly.  

 
FINDING: LESS THAN SIGNIFICANT IMPACT. 

 
 

3. Seismic-related ground failure, including liquefaction? 
 
The Fresno County Multi-Hazard Mitigation Plan (FCMHMP) identifies the risk of 
liquefaction within the county as low because the soil types are unsuitable for 
liquefaction. The area’s low potential for seismic activity would further reduce the 
likelihood of liquefaction occurrence. Because the project site is within an area of low 
seismic activity, and the types of soil associated with the project area not suitable for 
liquefaction. 
 
The area’s low potential for seismic activity would further reduce the likelihood of 
liquefaction occurrence. Because the project site is within an area of low seismic 
activity, and the types of soil associated with the project area not suitable for 
liquefaction, there is a less than significant impact 
 

4. Landslides? 

The project site is relatively flat and does not contain significant changes in 
topography. As a result, the potential for rockfalls or landslides to occur, including 
during a major seismic event, is minimal due to the absence of steep slopes or 
pronounced elevation differences. The project would not directly or indirectly result 
in substantial adverse effects related to landslide hazards, including risks to people 
or structures.  

FINDING: LESS THAN SIGNIFICANT IMPACT. 
 

B. Result in substantial soil erosion or loss of topsoil; or 
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The project site and surrounding area are relatively flat, resulting in a low inherent 
potential for erosion. However, construction activities would temporarily disturb soils and 
expose them to potential erosion from wind and water. Additionally, the introduction of 
impervious surfaces during project development could incrementally increase runoff if 
not properly managed. In addition, the project will comply with applicable grading and 
drainage requirements, including Title 24 and Appendix J of the California Building 
Code, as well as City of Sanger Municipal Code Section 82-201. These requirements 
ensure proper erosion control during construction and adequate stormwater 
management following project completion. 
 
FINDING: LESS THAN SIGNIFICANT IMPACT. 

 
 

C. Be located on a geologic unit or soil that is unstable, or that would become unstable as 
a result of the project, and potentially result in on- or off-site landslide, lateral spreading, 
subsidence, liquefaction, or collapse; or 
 
There are no slopes on or near the site, and the Project would not expose the people or 
structures to significant risks from landslides. 
 
The proposed Project will comply with all City and State regulations pertaining to 
construction, including CBC and the Sanger Municipal Code.  
 
FINDING: LESS THAN SIGNIFICANT IMPACT. 

 
D.  Be located on expansive soil as defined in Table 18-1-B of the Uniform Building Code 

(1994), creating substantial direct or indirect risks to life or property; or 
   

The project site may contain soils with some degree of expansion potential, as is 
common in portions of the San Joaquin Valley. Expansive soils can shrink and swell 
with changes in moisture content, which may affect foundations, slabs, and other 
structural improvements if not properly addressed. However, all future development on 
the site would be required to comply with applicable building code requirements and 
standard engineering practices designed to reduce potential risks associated with 
expansive soils. Therefore, while expansive soils may be present, compliance with 
applicable geotechnical and building standards would reduce potential impacts. 
 
FINDING: LESS THAN SIGNIFICANT IMPACT. 

 
E. Have soils incapable of adequately supporting the use of septic tanks or alternative 

wastewater disposal systems where sewers are not available for the disposal of 
wastewater; or 

 
The proposed Project does not include private septic systems or alternative wastewater 
disposal systems. The Project will connect to the existing City sewer system.  
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FINDING: LESS THAN SIGNIFICANT IMPACT. 
 
 

F. Directly or indirectly destroy a unique paleontological resource or site or unique 
geologic feature? 

 
The City’s General Plan EIR indicates that no unique geologic features are located 
within the Planning Area and that the likelihood of encountering paleontological 
resources is low. No known paleontological resources or unique geologic features have 
been identified within the project site, which has been previously disturbed by 
agricultural activities. 
 
Implementation of Mitigation Measures CUL-1 and CUL-2 would ensure that any 
inadvertent discoveries are properly managed and that potential impacts to 
paleontological resources or unique geologic features are reduced to a less-than-
significant level. 

 
 

FINDING: LESS THAN SIGNIFICANT IMPACT WITH MITIGATION 
INCORPORTATED. 

 
* Mitigation Measure(s) 

 

CUL-1: Should any potentially significant cultural, historical, archaeological or fossil 
resources be discovered, no further ground disturbance shall occur in the area of the 
discovery until the Planning Director concurs in writing that adequate provisions are 
in place to protect these resources. Unanticipated discoveries shall be evaluated for 
significance by a certified professional archaeologist or paleontologist that meets the 
Secretary of the Interior’s Professional Qualifications Standards. If significance criteria 
are met, then the project shall be required to perform data recovery, professional 
identification, radiocarbon dates as applicable, and other special studies; curate 
materials with recognized scientific or educational repository; and provide a 
comprehensive final report as required by Senate Bill 18; California Historical Building 
Code (Title 24, Part 8); California Public Resources Code Sections 5020-5029.5, 
5079-5079.65, 5097.9-5097.998, and 5097.98; and California State Health and Safety 
Code, Section 7050.5, as applicable. 

 
CUL-2: Should human remains be uncovered during ground disturbing activities; the 
Fresno County Coroner shall be notified to investigate the remains and arrange proper 
treatment and disposition. If the remains are identified on the basis of archaeological 
context, age, cultural associations, or biological traits to be those of a Native American, 
California Health and Safety Code 7050.5 and PRC 5097.98 require that the coroner 
notify the NAHC within 24 hours of discovery. The NAHC will then identify the Most 
Likely Descendent who will make recommendations regarding the treatment and 
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disposition of the remains. Institution or person who is capable of providing long‐term 
preservation to allow future scientific study. 
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3.4.8 - Greenhouse Gas Emissions 

Environmental Issue 
Potentially 
Significant 
Impact 

Less Than 
Significant 
With 
Mitigation 
Incorporated 

Less Than 
Significant 
Impact 

No Impact 

a. Generate greenhouse gas 
emissions that may have a significant 
impact on the environment? 

☐ ☐ ☒ ☐ 

b. Conflict with an applicable plan, 
policy, or regulation adopted to 
reduce greenhouse gas emissions? 

☐ ☐ ☒ ☐ 

 

 Generate greenhouse gas emissions, either directly or indirectly, that may have a 
significant impact on the environment; or 

 
 The San Joaquin Valley Air Pollution Control District reviewed the Air Impact 

Assessment (AIA) (ISR Project Number: C-20250072) for the Tract 6504 project and 
determined that both construction and operational emissions would be below applicable 
significance thresholds (less than two tons per year of NOx and PM10). Because the 
project’s emissions fall below these thresholds and it qualifies for exemption under 
District Rule 9510 (Sections 4.3, 6.0, and 7.0), greenhouse gas emissions associated 
with the project would not be substantial. Therefore, the project would not generate 
greenhouse gas emissions that have a significant impact on the environment. 

 
B. Conflict with an applicable plan, policy or regulation adopted for the purpose of reducing 

the emissions of greenhouse gases? 
 

The project has been found to comply with the requirements of District Rule 9510, which 
is designed to reduce air pollutant emissions and support regional air quality and 
greenhouse gas reduction goals. The district issued a statement of tentative rule 
compliance and confirmed that the project is not subject to additional mitigation fees 
due to its low emission levels. Therefore, the project would not conflict with any 
applicable plan, policy, or regulation adopted to reduce greenhouse gas emissions. 

 
FINDING: LESS THAN SIGNIFICANT IMPACT. 
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3.4.9 - Hazards and Hazardous Materials 

Environmental Issue 
Potentially 
Significant 
Impact 

Less Than 
Significant 
With 
Mitigation 
Incorporated 

Less Than 
Significant 
Impact 

No Impact 

a. Create a significant hazard 
through routine transport, use, or 
disposal of hazardous materials? 

☐ ☐ ☒ ☐ 

b. Create a significant hazard 
through upset or accident 
conditions involving hazardous 
materials? 

☐ ☐ ☒ ☐ 

c. Emit hazardous emissions or 
handle hazardous materials within 
one-quarter mile of an existing or 
proposed school? 

☐ ☐ ☒ ☐ 

d. Be located on a site included on 
a list of hazardous materials sites? ☐ ☐ ☒ ☐ 

e. For a project near an airport, 
result in a safety hazard or 
excessive noise for people residing 
or working in the area? 

☐ ☐ ☒ ☐ 

f. Impair implementation of or 
physically interfere with an 
adopted emergency response or 
evacuation plan? 

☐ ☐ ☒ ☐ 

g. Expose people or structures to a 
significant risk of loss, injury, or 
death involving wildland fires? 

☐ ☐ ☒ ☐ 

 

A. Create a significant hazard to the public or the environment through the routine 
transport, use, or disposal of hazardous materials; or 

 
Construction of the project would involve the temporary use, storage, and transport of 
limited quantities of hazardous materials, including fuels, oils, lubricants, hydraulic 
fluids, paints, and solvents. These materials are typical of construction activities and 
would be used in relatively small quantities that would not create a reasonably 
foreseeable risk of upset or accident. Refueling of construction equipment may occur 
onsite; however, standard construction Best Management Practices (BMPs), including 
those incorporated into the project’s Stormwater Pollution Prevention Plan (SWPPP), 
would minimize the potential for leaks or spills and ensure proper containment, 
handling, and disposal of hazardous materials. 
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All hazardous materials would be transported, stored, and used in accordance with 
applicable federal, State, and local regulations. In the event of an accidental release, 
the City of Sanger Fire Department would respond, with additional emergency response 
resources available as needed. 
 
During operation, the proposed residential development would involve the use of 
common household hazardous materials such as cleaning products, paints, and 
landscaping chemicals. These materials are typical of residential uses and would be 
utilized and disposed of in small quantities that would not pose a significant hazard to 
the public or the environment. 
 
FINDING: LESS THAN SIGNIFICANT IMPACT. 

 
B. Create a significant hazard to the public or the environment through reasonably 

foreseeable upset and accident conditions involving the release of hazardous materials 
into the environment; or 

 
There is no reasonably foreseeable condition or incident associated with the project that 
would result in the release of hazardous materials into the environment, other than the 
potential for minor, accidental releases of fuels, solvents, or other materials typically 
used during residential construction. In the event of an accidental release or the 
discovery of contaminated soils, compliance with existing regulations would require 
coordination with the California Department of Toxic Substances Control to implement 
appropriate response actions, which may include site investigation, testing, and proper 
handling and disposal of hazardous materials. 
 
During project operation, the proposed residential uses would involve only small 
quantities of common household hazardous materials, such as cleaning products, 
landscaping chemicals, soaps, and pesticides. These materials are typical of residential 
activities and would not be used or stored in quantities that would pose a significant 
hazard to the public or the environment.  
 
FINDING: LESS THAN SIGNIFICANT IMPACT. 

 
C. Emit hazardous emissions or handle hazardous or acutely hazardous materials, 

substances, or waste within one-quarter mile of an existing or proposed school; or 
 

The project site is located approximately 3,000 feet from an existing elementary 
school. Construction activities would involve the limited use of hazardous materials 
typical of such projects, including fuels for equipment, as well as small quantities of 
paints and solvents. The storage, transport, and use of these materials would be 
conducted in compliance with all applicable local, State, and federal regulations. 
Although minor leaks could occur during equipment refueling, standard construction 
Best Management Practices (BMPs), as incorporated into the project’s Stormwater 
Pollution Prevention Plan (SWPPP), would minimize the potential for releases by 
controlling site runoff and ensuring proper handling, recycling, and disposal of 
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hazardous materials. Construction activities would not generate hazardous emissions 
at levels that could adversely affect the nearby school. 
 
During operation, the project would involve only typical residential use of small 
quantities of household and landscaping materials, such as cleaning agents, fertilizers, 
and pesticides. The project would not involve the routine use, storage, or emission of 
hazardous substances in a manner that would pose a risk to nearby sensitive 
receptors. 
 
FINDING: LESS THAN SIGNIFICANT IMPACT. 

 
D. Be located on a site which is included on a list of hazardous materials sites compiled 

pursuant to Government Code Section 65962.5 and, as a result, would it create a 
significant hazard to the public or the environment; or 

 
An online database search was conducted to identify hazardous waste sites on or in the 
vicinity of the project site. The results indicate that there are no recorded hazardous or 
toxic sites within the project boundaries. Additionally, the project site is not listed as a 
hazardous materials site pursuant to Government Code Section 65962.5 (Cortese List) 
and is not included on any list compiled by the Department of Toxic Substances Control. 

 
Furthermore, there are no known facilities in the surrounding area that would be 
reasonably expected to emit hazardous air pollutants or handle hazardous materials, 
substances, or wastes in a manner that could adversely affect the proposed residential 
development.  
 
FINDING: LESS THAN SIGNIFICANT IMPACT. 
 

 
E. For a project located within an airport land use plan or, where such a plan has not been 

adopted, within two miles of a public airport or public use airport, result in a safety 
hazard or excessive noise for people residing or working in the project area; or 

 
The project site, is situated roughly 7.5 miles northwest of Reedley Municipal Airport 
and approximately 8 miles southeast of Fresno Yosemite International Airport. The site 
is not located within an Airport Land Use Compatibility Plan (ALUCP) boundary or any 
designated airport influence area. 
 
As the project site is well beyond the typical two-mile airport vicinity threshold and 
outside of any identified airport safety or noise contours, implementation of the 
proposed project would not expose people residing or working in the area to excessive 
noise levels or safety hazards associated with airport operations. 
 
FINDING: LESS THAN SIGNIFICANT IMPACT. 
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F. Impair implementation of or physically interfere with an adopted emergency response 
plan or emergency evacuation plan; or 

  
The City of Sanger has adopted an Emergency Operations Plan (EOP) that establishes 
procedures and protocols to be implemented in the event of an emergency or natural 
disaster. The proposed project will be designed and constructed in compliance with the 
EOP. In addition, the project site plan will be reviewed by the Sanger Fire Department 
through standard procedures to ensure consistency with emergency access, response, 
and evacuation requirements. 
 
The 2025 Fresno County Multi-Jurisdictional Hazard Mitigation Plan (FCMHMP) 
identifies hazards within the County, evaluates associated risks, and establishes 
strategies to reduce those risks. The proposed project will be consistent with the 
FCMHMP and will comply with all applicable City safety requirements, including 
provisions of the Fire Code and other regulations governing emergency response. 
Accordingly, the proposed project would not impair implementation of, or physically 
interfere with, an adopted emergency response or evacuation plan. 
 
FINDING: LESS THAN SIGNIFICANT IMPACT. 

 
G. Expose people or structures, either directly or indirectly, to a significant risk of loss, 

injury or death involving wildland fires? 
 

According to CAL FIRE data, the project site is located within a Local Responsibility 
Area (LRA) designated as an Unzoned Fire Hazard Severity Zone. The City of Sanger 
General Plan includes policies to reduce fire risk, such as maintaining emergency 
access, adhering to Fire Code standards, and enforcing weed abatement during the dry 
season, all of which would apply to the project. 
 
Wildland fire risk in the area is low due to minimal fuel loads, particularly within the city 
and surrounding agricultural lands. The project would not increase wildfire risk and 
would comply with all applicable State and local fire safety regulations. 
 

 
FINDING: LESS THAN SIGNIFICANT IMPACT.  
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3.4.10 - Hydrology and Water Quality 

Environmental Issue 
Potentially 
Significant 
Impact 

Less Than 
Significant 
With 
Mitigation 
Incorporated 

Less Than 
Significant 
Impact 

No Impact 

a. Violate water quality standards, 
waste discharge requirements, or 
otherwise degrade surface or 
groundwater quality? 

☐ ☐ ☒ ☐ 

b. Substantially decrease 
groundwater supplies or interfere 
with groundwater recharge? 

☐ ☐ ☒ ☐ 

c. Substantially alter drainage 
patterns or add impervious 
surfaces resulting in 
erosion/siltation, flooding, capacity 
exceedance/polluted runoff, or 
impeded/redirected flood flows? 

☐ ☐ ☒ ☐ 

d. In flood hazard, tsunami, or 
seiche zones, risk release of 
pollutants due to project 
inundation? 

☐ ☐ ☒ ☐ 

e. Conflict with or obstruct 
implementation of a water quality 
control plan or sustainable 
groundwater management plan? 

☐ ☐ ☒ ☐ 

 

A. Violate any water quality standards or waste discharge requirements or otherwise 
substantially degrade surface or groundwater quality; or 

 
The proposed Project would not violate any water quality standards or waste discharge 
requirements, nor would it otherwise substantially degrade surface or groundwater 
quality. The Project site is currently vacant and consists of previously disturbed land 
within the urban area of the City of Sanger, and would be developed in accordance 
with applicable federal, State, and local regulations intended to protect water quality. 
 
Construction and groundbreaking activities associated with the Project have the 
potential to cause temporary erosion, sedimentation, and discharge of construction-
related debris from the Project site. Activities such as vegetation clearing and grading 
could expose or stockpile soils susceptible to stormwater runoff during peak flow 
events. In addition, soil compaction from heavy equipment may minimally reduce 
infiltration capacity and increase runoff and erosion potential. Construction materials, 
including concrete and asphalt, could also contribute contaminants to stormwater 
runoff if not properly managed. If uncontrolled, these conditions could result in 
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sediment-laden runoff, prohibited non-stormwater discharges, and degradation of 
downstream receiving waters. 
 
Because the Project would disturb more than one acre, preparation and 
implementation of a Storm Water Pollution Prevention Plan (SWPPP) would be 
required. The SWPPP would ensure implementation of Best Management Practices 
(BMPs) designed to minimize erosion, sediment transport, and contaminated runoff 
during construction. BMPs may include, but are not limited to, straw wattles, sandbags, 
silt fencing, swales, and street sweeping. Compliance with the State Water Resources 
Control Board’s Construction General Permit and the preparation of a Stormwater 
Pollution Prevention Plan (SWPPP), potential impacts to surface and groundwater 
quality would be reduced. Impacts to surface and groundwater quality would be 
reduced to a less-than-significant level. 
 

 
B. Substantially decrease groundwater supplies or interfere substantially with groundwater 

recharge such that the project may impede sustainable groundwater management of 
the basin; or 

  
 The proposed Project would not substantially decrease groundwater supplies or 

interfere substantially with groundwater recharge such that it would impede sustainable 
groundwater management of the basin. The Project consists of the development of 
approximately 87 single-family residential units on a previously disturbed vacant parcel 
located within the incorporated city limits of Sanger. The site is planned for urban 
residential development under the City’s General Plan and would be served by existing 
and planned municipal water infrastructure. 

 
The City is located in the Kings Subbasin (DWR Subbasin 5-22.08), which is within the 
greater Tulare Lake Hydrologic Region and the larger San Joaquin Valley Groundwater 
Basin. The Kings Subbasin encompasses approximately 1,530 square miles and is 
generally bounded by the San Joaquin River to the north, Fresno Slough to the west, 
the Kings River and Cottonwood Creek to the south, and the Sierra Nevada foothills to 
the east. Groundwater is the City’s sole source of municipal water supply. The City 
participates in and is a member of the South Kings Groundwater Sustainability Agency 
(SKGSA), which adopted a Groundwater Sustainability Plan on December 19, 2019. 

 
The City provides water service to an estimated population of approximately 26,617 
people. In 2020, the City delivered approximately 7,367 acre-feet (2,063 million gallons) 
of water to approximately 6,973 service connections, with approximately 61 percent of 
water use attributed to residential services and the remainder attributed to commercial 
and industrial uses. The City currently extracts groundwater from nine wells located 
within the city limits and also maintains three surface storage structures. 

 
Pursuant to the State Urban Water Management Planning Act, urban water suppliers 
that provide water for municipal purposes to more than 3,000 customers or supply more 
than 3,000 acre-feet annually are required to prepare and adopt an Urban Water 
Management Plan (UWMP). The City’s 2020 UWMP evaluates water supply reliability 
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under normal year, single dry-year, and multiple dry-year conditions. As shown in the 
UWMP supply and demand comparison tables, the City’s anticipated groundwater 
supplies are sufficient to meet projected demands through 2045 under normal, single 
dry-year, and multiple dry-year scenarios. 

 
The Project’s long-term operational water demand would be associated with residential 
water use from the proposed 87 single-family units. Based on an average demand of 
250 gallons per day per residential unit, the Project would generate an estimated water 
demand of approximately 21,750 gallons per day, or approximately 7.94 million gallons 
per year. This is equivalent to approximately 24.37 acre-feet per year. Because the 
Project is located within the city limits and represents planned residential growth 
consistent with the City’s General Plan, the Project’s water demand is accounted for 
within the growth assumptions evaluated in the City’s UWMP. 

 
The City’s Water Master Plan identified that additional growth and proposed 
development projects are dependent on increased municipal water supply capacity 
through new well infrastructure. Two new wells, Well 19 and Well 22, have been 
identified to support planned growth. Well 22 became operational at the end of 2024, 
and Well 19 is anticipated to became operational in 2026. Because the UWMP supply 
projections rely on these additional wells becoming operational, water supply availability 
for the Project would be supported by the completion and operation of these planned 
well improvements. 

 
With implementation of planned municipal water infrastructure, including Well 19 and 
Well 22, the City is anticipated to have sufficient water supply capacity to serve the 
Project’s anticipated demand. Additionally, the Project would be required to comply with 
applicable City standards for water service, infrastructure connections, and water 
conservation requirements. Therefore, the Project would not substantially decrease 
groundwater supplies or interfere substantially with groundwater recharge such that it 
would impede sustainable groundwater management of the Kings Subbasin. Impacts 
would be less than significant. 

 
 
C. Substantially alter the existing drainage pattern of the site or area, including through the 

alteration of the course of a stream or river or through the addition of impervious 
surfaces, in a manner which would: 

 
1. Result in substantial erosion or siltation on or off site? 
 

Construction activities such as grading, excavation, trenching, and soil 
stockpiling could temporarily increase the potential for erosion and sediment 
transport during construction. However, because the Project would disturb more 
than one acre, the Project would be required to comply with the State Water 
Resources Control Board National Pollutant Discharge Elimination System 
(NPDES) Construction General Permit. Compliance would require preparation 
and implementation of a Storm Water Pollution Prevention Plan (SWPPP) 
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incorporating Best Management Practices (BMPs) to minimize erosion and 
sedimentation. BMPs may include silt fencing, fiber rolls, stabilized construction 
entrances, sediment traps, temporary drainage controls, dust suppression, and 
proper material storage procedures.  
 
FINDING: LESS THAN SIGNIFICANT IMPACT. 

 
2. Substantially increase the rate or amount of surface runoff in a manner which 

would result in flooding on or off site? 
 

The proposed Project would increase impervious surface coverage compared to 
existing conditions, which could increase the volume and rate of stormwater 
runoff. However, storm drainage facilities would be designed in accordance with 
City standards to accommodate anticipated runoff generated by the Project. 
Drainage improvements may include curb and gutter systems, underground 
storm drain infrastructure, detention or retention features if required, and 
controlled discharge systems intended to maintain acceptable runoff conditions. 
The Project would be reviewed by the City Engineer to verify that runoff from the 
site would not create flooding conditions on-site or downstream.  
 
FINDING: LESS THAN SIGNIFICANT IMPACT. 

 
3. Create or contribute runoff water which would exceed the capacity of existing or 

planned storm water drainage systems or provide substantial additional sources 
of polluted runoff; or 

 
The Project would connect to existing and planned municipal storm drainage 
infrastructure serving the area. As part of the development review process, the 
applicant would be required to demonstrate that adequate storm drainage 
facilities are available or would be constructed to accommodate Project-
generated runoff. Additionally, compliance with NPDES requirements and 
implementation of permanent post-construction BMPs would reduce pollutants in 
urban runoff associated with residential land uses. Typical operational BMPs may 
include landscaped areas, drainage inlets with filtration measures, controlled 
irrigation practices, and proper maintenance of stormwater infrastructure. 
Because the Project would comply with applicable stormwater regulations and 
City drainage standards, the Project would not exceed drainage system capacity 
or create substantial additional polluted runoff.  
 
FINDING: LESS THAN SIGNIFICANT IMPACT. 
 

4. Impede or redirect flood flows? 

The Project site is not located within a natural stream corridor or river channel 
and does not contain features that convey major flood flows. The proposed 
Project would not alter the course of a stream or river or construct improvements 
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that would obstruct regional flood conveyance patterns. Site grading and 
drainage improvements would be designed to maintain proper drainage flow 
paths and would be subject to review by the City Engineer. Consequently, the 
Project would not impede or redirect flood flows in a manner that would create 
significant impacts. 

The Sanger General Plan includes policies supporting proper stormwater 
management, flood protection, erosion control, and infrastructure planning to 
accommodate future urban development. Consistent with these policies and 
applicable regulatory requirements, implementation of the proposed  

In flood hazard, tsunami, or seiche zones, risk release of pollutants due to project 
inundation; or 

 
The proposed Project would not expose people or structures to significant flood-
related hazards that could result in the release of pollutants due to project 
inundation. The Project site is located within the urban area of Sanger and is not 
located within a tsunami hazard zone or an area subject to seiche hazards due to 
the absence of nearby large enclosed bodies of water capable of generating 
seiche events. 

 
FINDING: LESS THAN SIGNIFICANT IMPACT. 

 
D. Conflict with or obstruct implementation of a water quality control plan or sustainable 

groundwater management plan? 
 
The proposed Project would not conflict with or obstruct implementation of an applicable 
water quality control plan or sustainable groundwater management plan. The Project 
consists of the development of approximately 87 single-family residential units within the 
planned urban growth area of Sanger and would be constructed and operated in 
compliance with applicable federal, State, regional, and local water quality and 
groundwater management regulations. 
 
 
FINDING: LESS THAN SIGNIFICANT IMPACT. 
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3.4.11 - Land Use and Planning 

Environmental Issue 
Potentially 
Significant 
Impact 

Less Than 
Significant 
With 
Mitigation 
Incorporated 

Less Than 
Significant 
Impact 

No Impact 

a. Physically divide an established 
community? ☐ ☐ ☒ ☐ 

b. Cause a significant 
environmental impact due to 
conflict with any land use plan, 
policy, or regulation adopted to 
avoid or mitigate an environmental 
effect? 

☐ ☐ ☒ ☐ 

 

A. Physically divide an established community; or 
 
 The Project is proposed on an approximately 16-acre site. Project site located in the 

northwestern portion of the city. The proposed Project site would not create a division 
between any established communities. The proposed Project would not physically 
divide an established community.  

 
FINDING: LESS THAN SIGNIFICANT IMPACT. 

 
 

B. Cause a significant environmental impact due to a conflict with any land use plan, 
policy, or regulation adopted for the purpose of avoiding or mitigating an environmental 
effect? 

 
The Project requests the approval of a CUP for a Planned Unit Development to allow 
reduced lot sizes, setbacks, lot coverage, which deviate from the development 
standards of the R-1-7.5 Zone District. The Project would therefore be consistent with 
City development standards as allowed by the approval of the CUP/PUD. The Project 
Site is located on land designated for residential use. The proposed residential 
development does not conflict with the land use or any general plan policies.  

 
FINDING: LESS THAN SIGNIFICANT IMPACT. 
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3.4.12 - Mineral Resources 

Environmental Issue 
Potentially 
Significant 
Impact 

Less Than 
Significant 
With 
Mitigation 
Incorporated 

Less Than 
Significant 
Impact 

No Impact 

a. Result in loss of availability of a 
known mineral resource of value? ☐ ☐ ☒ ☐ 

b. Result in loss of availability of a 
locally important mineral resource 
recovery site? 

☐ ☐ ☒ ☐ 

 

A. Result in the loss of availability of a known mineral resource that would be of value to 
the region and the residents of the state; or 

 
 The project site does not contain any known mineral resources of value to the region or 

the State. Accordingly, implementation of the proposed project would not result in the 
loss of availability or restrict access to locally or regionally important mineral resources.  

 
FINDING: LESS THAN SIGNIFICANT IMPACT. 

 
B. Result in the loss of availability of a locally-important mineral resource recovery site 

delineated on a local General Plan, Specific Plan or other land use plan? 
 

 The project site is not designated as a mineral resource recovery area in the City or 
County General Plan and does not contain any known mineral resources of regional or 
local importance. The proposed project would not conflict with any plans or policies 
intended to protect mineral resources, nor would it interfere with existing or potential 
mining operations. Accordingly, the project would not result in the loss of availability of a 
locally or regionally important mineral resource recovery site as identified in any 
applicable land use plan.  

 
FINDING: LESS THAN SIGNIFICANT IMPACT. 
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3.4.13 - Noise 

Environmental Issue 
Potentially 
Significant 
Impact 

Less Than 
Significant 
With 
Mitigation 
Incorporated 

Less Than 
Significant 
Impact 

No Impact 

a. Generate a substantial 
temporary or permanent increase 
in ambient noise levels in excess 
of standards? 

☐ ☐ ☒ ☐ 

b. Generate excessive 
groundborne vibration or 
groundborne noise levels? 

☐ ☐ ☒ ☐ 

c. For a project near an airport, 
expose people residing or working 
in the area to excessive noise 
levels? 

☐ ☐ ☒ ☐ 

 

A. Generation of a substantial temporary or permanent increase in ambient noise levels in 
the vicinity of the project in excess of standards established in the local general plan or 
noise ordinance, or applicable standards of other agencies; or 
 

 The proposed Project, Tract 6504 would introduce a new residential subdivision 
consisting of 87 single-family homes within the City of Sanger. Short-term construction 
activities would generate temporary increases in ambient noise levels, with equipment 
noise ranging from approximately 65 to 90 dBA Leq at 50 feet. However, construction 
activities would be limited to hours permitted under the City of Sanger Noise Ordinance 
(6:00 a.m. to 10:00 p.m., Monday through Saturday) and are exempt from noise 
standards when conducted in compliance with applicable permits. Therefore, short-term 
construction noise impacts would be less than significant.  

 
 Long-term operational noise associated with roadway traffic (primarily along N. Bethel 

Avenue and N. Fairbanks Avenue) is predicted to increase ambient noise levels. 
Modeling indicates exterior noise levels could reach up to approximately 72 dBA Ldn at 
the closest residences, exceeding the City of Sanger General Plan standard of 65 dBA 
Ldn for residential outdoor activity areas. However, with implementation of mitigation 
measures, including installation of a combined 2-foot landscape berm and 6-foot sound 
wall, exterior noise levels would be reduced to approximately 65 dBA Ldn, consistent 
with City standards. Therefore, with mitigation, long-term noise impacts would be less 
than significant. 

 
B. Generation of excessive ground-borne vibration or ground-borne noise levels; or 
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The proposed project would involve construction activities including grading, trenching, 
paving, utility installation, and building construction. Construction equipment such as 
excavators, graders, loaders, compactors, and haul trucks would generate temporary 
ground-borne vibration. Vibration levels from typical construction equipment are 
generally highest at the source and attenuate rapidly with distance. 
The project site is located within an urbanizing area surrounded primarily by residential 
development and disturbed vacant land. Construction-related vibration would be 
temporary, intermittent, and limited to the duration of specific construction phases. 
Heavy vibration-generating activities such as pile driving, blasting, or rock crushing are 
not anticipated as part of project development. Due to the relatively flat topography and 
absence of unique geologic conditions that would amplify vibration, significant ground-
borne vibration impacts are not expected. 

 
Operational activities associated with the proposed residential subdivision would consist 
primarily of passenger vehicle trips, residential occupancy, and routine neighborhood 
activity. These uses do not typically generate substantial ground-borne vibration or 
ground-borne noise. 
 
Construction activities would be required to comply with applicable provisions of the City 
of Sanger Municipal Code, including allowable construction hours and nuisance noise 
standards. Compliance with these regulations would further reduce temporary vibration 
and noise impacts. 
 
Therefore, the project would not generate excessive ground-borne vibration or ground-
borne noise levels, and impacts would be less than significant. 

 
 
C. For a project located within the vicinity of a private airstrip or an airport land use plan or, 

where such a plan has not been adopted, within two miles of a public airport or public 
use airport, would the project expose people residing or working in the project area to 
excessive noise levels; or 
 
The project site is not located within an adopted airport land use plan area and is not 
within two miles of a public airport, public use airport, or private airstrip. The site is 
outside the influence areas of nearby aviation facilities, including Fresno Yosemite 
International Airport and Reedley Municipal Airport. As such, the project would not 
expose future residents or workers to excessive aircraft-related noise. 

 
FINDING: LESS THAN SIGNIFICANT. 
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3.4.14 - Population and Housing 

Environmental Issue 
Potentially 
Significant 
Impact 

Less Than 
Significant 
With 
Mitigation 
Incorporated 

Less Than 
Significant 
Impact 

No Impact 

a. Induce substantial unplanned 
population growth directly or 
indirectly? 

☐ ☐ ☒ ☐ 

b. Displace substantial numbers of 
existing people or housing, 
necessitating replacement housing 
elsewhere? 

☐ ☐ ☒ ☐ 

 

A. Induce substantial unplanned population growth in an area, either directly (for example, 
by proposing new homes and businesses) or indirectly (for example, through extension 
of roads or other infrastructure)?; or 

 
 The proposed project is located on an approximately 16-acre site in the northwestern 

portion of the city and is designated for residential use, consistent with the City’s 
General Plan and planned growth patterns. The project would enhance connectivity by 
extending circulation through existing neighborhoods to the south, east and west and 
would be compatible with surrounding single-family residential uses. As such, the 
project would contribute to the continuity of the existing community and would not create 
a physical division between established neighborhoods. Therefore, the project would 
not physically divide an established community. 

 
FINDING: LESS THAN SIGNIFICANT IMPACT. 

 
 

B. Displace substantial numbers of existing people or housing, necessitating the 
construction of replacement housing elsewhere? 

 
The Project site is located on a currently vacant site and does not propose the 
demolition or removal of existing people or housing. The Project sites will not displace 
existing people or housing, necessitating the construction of replacement housing 
elsewhere.  

 
FINDING: LESS THAN SIGNIFICANT IMPACT. 
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3.4.15 - Public Services 

Environmental Issue 
Potentially 
Significant 
Impact 

Less Than 
Significant 
With 
Mitigation 
Incorporated 

Less Than 
Significant 
Impact 

No Impact 

a. Result in substantial adverse 
physical impacts associated with 
new or altered governmental 
facilities for fire protection, police 
protection, schools, parks, or other 
public facilities? 

    

1. Fire Protection? ☐ ☐ ☒ ☐ 
2. Police Protection? ☐ ☐ ☒ ☐ 
3. Schools? ☐ ☐ ☒ ☐ 
4. Parks? ☐ ☐ ☒ ☐ 
5. Other Public Facilities? ☐ ☐ ☒ ☐ 

 

A. Result in substantial adverse physical impacts associated with the provision of new or 
physically-altered governmental facilities, or the need for new or physically-altered 
governmental facilities, the construction of which could cause significant environmental 
impacts, in order to maintain acceptable service ratios, response times or other 
performance objectives for any of the following public services: 

 
1. Fire protection; 

 
Fire protection services for the proposed project would be provided by the 
Sanger Fire Department (SFD), with the nearest fire station located 
approximately 5,100 feet southeast of the project site. The addition of 
approximately 87 residential units would not incrementally increase demand for 
fire protection services; however, the City addresses growth-related service 
needs through established development impact fees, which are adopted annually 
and designed to fund necessary public safety improvements. 

 
The City of Sanger General Plan and associated EIR recognize that future 
population growth may necessitate expanded fire protection facilities. While no 
new facilities are currently proposed specifically for this project, the timing and 
location of any future stations would be determined by the city as growth occurs. 
Any such facilities would be subject to separate environmental review under 
CEQA. As a result, analysis of potential future facilities at this time would be 
speculative. 

 
The city also maintains automatic aid agreements with neighboring agencies, 
including the Fresno County Fire Protection District/CAL FIRE and the cities of 
Selma and Kingsburg, which enhances regional emergency response 
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capabilities. In addition, the project would be required to comply with all 
applicable fire safety standards, including emergency access requirements, 
adequate water supply for fire suppression, and provisions of the California 
Building Code and Fire Code. 

 
Pursuant to Chapter 50, Article II of the City’s Municipal Code, the project would 
be subject to payment of development impact fees for public safety services, 
including fire protection. The project is not expected to increase fire risk or 
require the construction of new or expanded fire protection facilities beyond those 
anticipated for planned growth. 

 
 FINDING: LESS THAN SIGNIFICANT IMPACT. 
 
2. Police protection; 
 

The Police protection services for the proposed project would be provided by the 
Sanger Police Department, located approximately 1.1 miles southeast of the 
project site. Development of the 87-unit single-family residential project would not 
incrementally increase the local population and demand for police services. 
While the City does not have a formally adopted service level policy, the 
increased demand associated with the project would be addressed through 
payment of development impact fees pursuant to Chapter 50, Article II of the 
City’s Municipal Code. These fees are intended to fund public safety 
improvements necessary to accommodate growth, including police protection 
services. 

 
In addition, the project would be required to incorporate adequate infrastructure 
and design features to ensure appropriate emergency access for police and 
other first responders. With compliance with applicable regulations and payment 
of required fees, the project’s contribution to police service demand would be 
accounted for within the City’s planned growth framework. 

 
FINDING: LESS THAN SIGNIFICANT IMPACT. 

 
3. Schools; 

 
School services are provided by the Sanger Unified School District. The nearest 
school is Reagan Elementary School located approximately 3,000 feet southwest 
of the site. 
The increased population generated by the proposed Project would increase the 
number of students attending local schools and could result in significant impacts 
to these facilities by requiring new facilities. Per the U.S. Census, the average 
household size is 3.6. Assuming a two-parent household, the remaining 1.6 
within the household would amount up to 139 students that would utilize school 
services within the city.  
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The proposed residential subdivision is located within the service boundaries of 
the Sanger Unified School District. The addition of single-family homes will 
generate new K-12 student enrollment. In accordance with California 
Government Code Section 65995, the project developer shall pay mandatory 
statutory school fees prior to the issuance of building permits. 

 
FINDING: LESS THAN SIGNIFICANT IMPACT. 

  
 
4. Parks; or 
 

The project consists of continuing an existing trail along the northern border of 
the project. As there is no proposed park with the associated development the 
proposed project would be required to pay in lieu fees pursuant to Chapter 50 of 
the City’s Municipal Code. 

 
5. Other public facilities? 
 

With respect to other public facilities, the Sanger Branch Library, located at 1812 
7th Street, serves the city and is a community landmark. The library is 
approximately 1 mile south of the project site and is operated by County of Fresno. 
The proposed project would be subject to all applicable impact fees, which would 
ensure that the proposed project would pay its fair share for all public facilities in 
the city. 
  
In addition, as discussed above, the proposed project is consistent with the site’s 
General Plan land use and zoning designations. As such, buildout of the site, 
including associated demand on schools, parks, and other public facilities has 
been anticipated by the city and analyzed in the General Plan EIR. 

 
 

FINDING: LESS THAN SIGNIFICANT IMPACT. 
  



 

01484.0005 2162227.1  55 
 

3.4.16 - Recreation 

Environmental Issue 
Potentially 
Significant 
Impact 

Less Than 
Significant 
With 
Mitigation 
Incorporated 

Less Than 
Significant 
Impact 

No 
Impact 

a. Increase the use of existing 
neighborhood and regional parks or 
recreational facilities such that 
substantial physical deterioration 
would occur or be accelerated? 

☐ ☐ ☒ ☐ 

b. Include recreational facilities or 
require construction/expansion of 
recreational facilities that might 
have an adverse physical effect? 

☐ ☐ ☒ ☐ 

 

A. Increase the use of existing neighborhood and regional parks or other recreational 
facilities such that substantial physical deterioration of the facility would occur or be 
accelerated; or 

 
 The City adopted the 2025 Sanger Parks and Recreation Master Plan, which identifies 

existing and planned recreational facilities serving the community. The City currently 
maintains 14 public parks, representing approximately 51.5 acres of parkland within the 
General Plan Planning Area, in addition to 13.8 acres designated for future park 
facilities and a 65-acre nature area located outside the city limits but within the City’s 
Sphere of Influence (SOI). Neighborhood parks are intended to provide open space and 
basic recreational amenities for nearby residents, while community parks provide larger-
scale recreational facilities serving the broader community, including amenities such as 
a community center, bandstand, and swimming pool. The majority of parks in Sanger 
are neighborhood parks ranging from approximately 3.2 to 8.8 acres, although the City 
also maintains five mini parks of less than one acre each.  

 
 The project site is located approximately 1,340 feet west of the nearest existing park, 

Squirrel’s Run Park. The project description anticipates the eventual construction of a 
pedestrian trail to serve future residents and enhance neighborhood connectivity; 
however, no additional parkland is proposed as part of the project. Pursuant to the 
Quimby Act (Quimby Act) and the City of Sanger Municipal Code, the project developer 
shall pay applicable in-lieu park fees for neighborhood park and recreational purposes 
prior to recordation of the final map. Payment of these fees would ensure that project-
generated demand for park and recreational facilities is adequately mitigated, and 
impacts to recreational facilities would remain less than significant. 

. 
 

FINDING: LESS THAN SIGNIFICANT IMPACT. 
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B. Include recreational facilities or require the construction or expansion of recreational 

facilities, which might have an adverse physical effect on the environment? 
 

Although the proposed project does not include the dedication of parkland, it would 
extend the North Sanger Trail, which currently terminates at the site’s eastern boundary 
along Fairbanks Avenue. The trail would continue through the proposed development 
and connect to Bethel Avenue. This extension would not result in adverse physical 
environmental effects, as the land is presently vacant and unused. 
 
Section 50-27 of the Municipal Code establishes park and recreation facilities impact 
fees for development within the City, which are required to be paid at the time of 
building permit issuance. The proposed project would be subject to all applicable impact 
fees. Revenue generated from in-lieu fees and impact fees would be used to fund any 
new park and recreational facilities determined necessary by the City. 
 
Additionally, as noted above, the proposed project is consistent with the site’s General 
Plan land use and zoning designations. Therefore, full development of the site—
including the associated demand for parks and recreational facilities—has already been 
anticipated by the city and evaluated in the General Plan Environmental Impact Report 
(EIR). 
 
The proposed project would not result in increased use of existing recreational facilities 
such that substantial physical deterioration would occur or be accelerated. Furthermore, 
the project would not include or require the construction or expansion of recreational 
facilities that could result in adverse physical effects on the environment. 

 
FINDING: LESS THAN SIGNIFICANT IMPACT. 
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3.4.17 - Transportation 

Environmental Issue 
Potentially 
Significant 
Impact 

Less Than 
Significant 
With 
Mitigation 
Incorporated 

Less Than 
Significant 
Impact 

No Impact 

a. Conflict with a program, plan, 
ordinance, or policy addressing 
circulation, transit, roadway, 
bicycle, or pedestrian facilities? 

☐ ☐ ☒ ☐ 

b. Conflict or be inconsistent with 
CEQA Guidelines section 
15064.3(b)? 

☐ ☐ ☐ ☐ 

c. Substantially increase hazards 
due to a geometric design feature 
or incompatible uses? 

☐ ☐ ☒ ☐ 

d. Result in inadequate emergency 
access? ☐ ☐ ☒ ☐ 

 

A. Conflict with a program, plan, ordinance, or policy addressing the circulation system, 
including transit, roadway, bicycle and pedestrian facilities; or 

 
 The proposed project is consistent with the Sanger General Plan and applicable policies 

governing the circulation system, including roadway, bicycle, and pedestrian facilities. 
The project would generate approximately 821 daily trips (based on ITE Land Use Code 
210), with relatively minor increases during peak hours that can be accommodated by 
the existing and planned roadway network without exceeding capacity or degrading 
acceptable Levels of Service. 

 
 The project includes the development of internal streets and connections to the existing 

circulation network, which would be designed in accordance with City standards to 
support safe and efficient vehicle travel, as well as pedestrian and bicycle movement. 
The project design shall incorporate pedestrian sidewalk connections along all internal 
subdivision streets, consistent with existing improvements along East Bethel Avenue, to 
promote active transportation and maintain consistency with the Fresno Council of 
Governments Regional Transportation Plan. 

 
 The project does not conflict with any adopted plans or policies related to transit, as the 

scale and nature of the development are typical of residential growth anticipated in the 
General Plan. Additionally, the project would not disrupt existing or planned bicycle or 
pedestrian facilities and would incorporate standard improvements, including sidewalks 
and roadway design features, that promote multimodal circulation. 

 
FINDING: LESS THAN SIGNIFICANT IMPACT. 
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B. Be in conflict or be inconsistent with the California Environmental Quality Act (CEQA) 
Guidelines Section 15064.3, subdivision (b); or 
 
CEQA Guidelines Section 15064.3(b) requires evaluation of transportation impacts 
based on Vehicle Miles Traveled (VMT). The Office of Planning and Research (OPR) 
Technical Advisory recommends a threshold of 15 percent below existing VMT per 
capita for residential projects. However, for the Fresno region, the applicable threshold 
has been refined to 13 percent below the jurisdictional average, consistent with targets 
established by the California Air Resources Board (CARB) and implemented through 
Fresno Council of Governments (Fresno COG) VMT Analysis Guidelines. 
 
CARB has established greenhouse gas (GHG) reduction targets for each Metropolitan 
Planning Organization, including the Fresno region. The Fresno COG Regional 
Transportation Plan/Sustainable Communities Strategy (RTP/SCS) demonstrates 
compliance with State targets, including a 13 percent reduction in GHG emissions by 
2035, which corresponds to the VMT threshold used for residential projects in Fresno 
County jurisdictions. 
 
However, the project is relatively small in scale and would generate approximately 821 
average daily trips (ADT). To evaluate the relationship between VMT and greenhouse 
gas emissions, the California Emissions Estimator Model (CalEEMod), developed by 
CARB, is commonly used. A widely accepted screening threshold for GHG emissions is 
3,000 metric tons of CO₂ equivalent per year (MT CO₂e/year). Residential projects 
generating approximately 500 ADT or fewer typically result in emissions below 
approximately 1,300 MT CO₂e/year, which is well under the significance threshold. 
 
While the project exceeds this screening level, it remains a smaller residential 
development consistent with planned growth under the City of Sanger General Plan and 
the Fresno COG RTP/SCS. The project does not conflict with regional land use or 
transportation strategies intended to reduce VMT and GHG emissions. Additionally, the 
project’s scale and location within an urbanizing area support efficient use of existing 
infrastructure and do not represent a substantial increase in VMT at a regional level.  
 

Project Trip Generation Summary 
 

Land Use 
ITE Land 
Use 
Code 

Quantity Unit Daily Trip 
Rate 

Estimated 
Daily 
Trips 

Single-Family 
Detached 
Housing 

210 87 Dwelling 
Units 

9.44 
trips/unit      821 

 
Estimated Peak Hour Trip Generation 

 

~II =7□□::====I ======:~======:1 
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Land Use Quantity 
(DU) 

AM Peak 
Hour 
Rate 

AM Peak 
Trips 

PM Peak 
Hour 
Rate 

PM Peak 
Trips 

Single-
Family 
Detached 
Housing 

87 0.75 trips/unit 65 1.00 
trips/unit 87 

 
 

 
 
The City of Sanger General Plan Circulation Element establishes criteria for when a 
traffic impact study is required. Specifically, a study is generally warranted if a proposed 
project generates more than 100 AM or PM peak hour trips, or more than 50 peak hour 
trips at an existing City intersection, based on trip generation rates from the Institute of 
Transportation Engineers (ITE) Trip Generation Manual. The General Plan also requires 
that, when applicable, traffic studies evaluate project impacts using standard 
methodologies, including trip generation, distribution, assignment, and Level of Service 
(LOS) analysis under existing and future conditions, consistent with Caltrans guidelines. 
 
As demonstrated by the ITE Land Use Code 210 (Single Family Detached Housing), the 
proposed 87-unit residential development would generate approximately 64 AM peak 
hour trips and 85 PM peak hour trips, which does not exceed the City’s threshold of 100 
peak hour trips. Additionally, the project would not generate more than 50 peak hour 
trips at any single existing intersection. Therefore, the project does not trigger the need 
for a detailed traffic impact study under City standards and is consistent with the City’s 
circulation policies. 

 
FINDING: LESS THAN SIGNIFICANT IMPACT: 
 

C. Substantially increase hazards due to a geometric design feature (e.g., sharp curves or 
dangerous intersections) or incompatible uses (e.g., farm equipment); or 

 
The proposed project does not include incompatible land uses or design features that 
would substantially increase traffic hazards. The project proposes new vehicle access 
points from Fairbanks Avenue and Bethel Avenue. All access improvements would be 
subject to review and approval by the City Engineer to ensure they meet applicable 
safety and design standards and do not create hazardous conditions.  
 
During construction, the project may be required to obtain a traffic control permit and 
prepare a Traffic Control Plan (TCP) for work occurring within the public right-of-way. 
The TCP would identify appropriate measures to safely manage construction-related 
traffic, including the movement of equipment and materials, thereby minimizing potential 
hazards to the traveling public. Construction activities would also be subject to review 
by City and County staff to ensure compliance with all applicable safety requirements. 
 

I 11=71 11=7CJCJ 
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Upon completion, all roadway and access improvements would be constructed in 
accordance with City standards and industry design criteria. The project would be 
reviewed by City staff to ensure consistency with applicable roadway design and safety 
standards. Accordingly, the project would not substantially increase transportation 
hazards during construction or operation. 
 
FINDING: LESS THAN SIGNIFICANT IMPACT. 

 
D. Result in inadequate emergency access? 

 
The proposed Project would be required to comply with all emergency access 
requirements adopted and set forth in the City Municipal Code. Project site development 
will be required to comply with applicable emergency access standards from local and 
State authorities.  

 
FINDING: LESS THAN SIGNIFICANT IMPACT. 
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3.4.18 - Tribal Cultural Resources 

Environmental Issue 
Potentially 
Significant 
Impact 

Less Than 
Significant 
With 
Mitigation 
Incorporated 

Less Than 
Significant 
Impact 

No Impact 

a. Cause a substantial adverse change in 
the significance of a tribal cultural 
resource listed or eligible for listing in the 
California Register or local register? 

☐ ☒ ☐ ☐ 

b. Cause a substantial adverse change in 
a tribal cultural resource determined by 
the lead agency to be significant? 

☐ ☒ ☐ ☐ 

 

A. Cause a substantial adverse change in the significance of a tribal cultural resource, 
defined in Public Resources Code Section 21074 as either a site, feature, place, 
cultural landscape that is geographically defined in terms of the size and scope of 
the landscape, sacred place, or object with cultural value to a California Native 
American tribe, and that is: 

 
The project site was previously approved for a residential development in 2006. 
Upon any ground-breaking activity, there is the possibility of uncovering an object of 
cultural value. Mitigation Measures MM CUL-1 through MM CUL-3 must be 
implemented if any artifacts or human remains are discovered.  
 
FINDING: LESS THAN SIGNIFICANT IMPACT WITH MITIGATION 
INCORPORTATED. 

 
B. Listed or eligible for listing in the California Register of Historical Resources, or in a 

local register of historical resources as defined in Public Resources Code Section 
5020.1(k); or 

 
A resource determined by the lead agency, in its discretion and supported by 
substantial evidence, to be significant pursuant to criteria set forth in subdivision (c) 
of Public Resources Code Section 5024.1?  (In applying the criteria set forth in 
subdivision (c) of Public Resource Code Section 5024.1, the lead agency shall 
consider the significance of the resource to a California Native American tribe.)  
 
Compliance with Mitigation Measures MM CUL-1 through MM CUL-3 must be 
implemented if any artifacts or human remains are discovered. Therefore, the 
Project would have a less than significant impact with mitigation incorporated. 

 
 

FINDING: LESS THAN SIGNIFICANT IMPACT WITH MITIGATION 
INCORPORTATED. 
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3.4.19 - Utilities and Service Systems 

Environmental Issue 
Potentially 
Significant 
Impact 

Less Than 
Significant 
With 
Mitigation 
Incorporated 

Less Than 
Significant 
Impact 

No Impact 

a. Require relocation or 
construction of new or expanded 
water, wastewater, stormwater, 
electric, gas, or 
telecommunications facilities that 
could cause significant 
environmental effects? 

☐ ☐ ☒ ☐ 

b. Have sufficient water supplies 
available to serve the project and 
reasonably foreseeable future 
development? 

☐ ☐ ☒ ☐ 

c. Result in a determination that 
wastewater treatment provider 
capacity is inadequate? 

☐ ☐ ☒ ☐ 

d. Generate solid waste in excess 
of state or local standards or 
capacity? 

☐ ☐ ☒ ☐ 

e. Comply with applicable statutes 
and regulations related to solid 
waste? 

☐ ☐ ☒ ☐ 

 

A. Require or result in the relocation or construction of new or expanded water, wastewater 
treatment or storm water drainage, electric power, natural gas, or telecommunications 
facilities, the construction or relocation of which could cause significant environmental 
effects; or 

 
The city provides water and waste water / storm drain facilities.  

 
The proposed project consists of the development of an 87-lot single-family residential 
subdivision. The project would connect to the City of Sanger’s stormwater drainage 
system and would be constructed in accordance with applicable City standards. Use of 
the existing municipal stormwater infrastructure is not expected to result in significant 
impacts; therefore, impacts would be considered less than significant. 
 
Pacific Gas and Electric Company (PG&E) would provide natural gas and electrical 
services to the project. The development would connect to existing PG&E infrastructure 
located adjacent to the project site, and no substantial upgrades beyond standard 
connection requirements are anticipated. 
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The project site is located within an area currently served by telecommunications 
providers; however, the project does not propose or require the construction of new 
telecommunications facilities. 
 
FINDING: LESS THAN SIGNIFICANT IMPACT. 

 
B. Have sufficient water supplies available to serve the project and reasonably foreseeable 

future development during normal, dry and multiple dry years; or 
 
The project will comply with mitigation measure HYD-1 of the EIR. Prior to exceeding 
existing water supply capacity for development projects subject to CEQA, the City will 
review projects on an individual basis, which will include an analysis of the following: 
Inventory of existing water demands; quantification of proposed water use; assessment 
of opportunities for enhanced water conservation; assessment of any shortfalls in future 
water demands; and identification of alternative water sources or other methods of 
achieving sufficient water use reduction and/or to achieve water balance. The proposed 
single-family residential development is consistent with the projected growth and water 
delivery capacities established in the City of Sanger 2020 Urban Water Management 
Plan, and existing municipal groundwater wells maintain sufficient capacity to serve the 
project. 

This analysis will be performed within the context of City’s General Plan; the City’s 
Municipal Code; State and federal regulations; and the requirements of the Sustainable 
Groundwater Management Plan / Groundwater Sustainability Plan. 
 
FINDING: LESS THAN SIGNIFICANT IMPACT. 

 
C. Result in a determination by the wastewater treatment provider which serves or may 

serve the project that it has adequate capacity to serve the project’s projected demand 
in addition to the provider’s existing commitments; or 

 
The City does not currently have sufficient water supply capacity to serve the project as 
proposed, as determined by the City Engineer pursuant to the California Waterworks 
Standards (Cal. Code Regs., tit. 22, § 64554). However, the project will comply with 
Mitigation Measure HYD-1 of the Environmental Impact Report (EIR), which requires 
the City to review development projects subject to CEQA on an individual basis prior to 
exceeding existing water supply capacity. 

 
This review includes an inventory of existing water demands, quantification of proposed 
water use, assessment of opportunities for enhanced water conservation, evaluation of 
potential shortfalls in future water demands, and identification of alternative water 
sources or other methods to achieve sufficient water use reduction and maintain water 
balance. This analysis is conducted within the framework of the City’s General Plan, 
Municipal Code, applicable State and federal regulations, and the requirements of the 
Sustainable Groundwater Management Plan/Groundwater Sustainability Plan. 
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Although the current capacity of the City’s water system has been determined 
insufficient under existing standards, a new municipal well (Well No. 19) has been 
previously drilled and developed and is currently under construction for final equipping 
and associated site improvements. Completion of the Well No. 19 project is anticipated 
to improve the City’s water system to a level sufficient to serve the proposed project, at 
which point water service can be provided. The anticipated completion date for Well No. 
19 is on or before December 31, 2026. 

 
 
D. Generate solid waste in excess of State or local standards, or in excess of the capacity 

of local infrastructure, or otherwise impair the attainment of solid waste reduction goals; 
or 
 
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. The City’s website provides schedules for solid waste and recycled waste 
pickup. 
 
FINDING: LESS THAN SIGNIFICANT IMPACT. 

 
E. Comply with federal, state, and local management and reduction statutes and 

regulations related to solid waste? 

Construction and operation of the proposed 87-unit single-family residential subdivision 
would generate solid waste typical of residential development, including construction 
debris during site development and household waste during long-term occupancy. 
Construction-related waste may include soil, concrete, asphalt, wood, metal, packaging 
materials, and other demolition or building debris. Operational waste would primarily 
consist of municipal solid waste, recyclable materials, green waste, and organic waste 
generated by future residents. 

Solid waste generated by the project would be handled in accordance with applicable 
federal, state, and local statutes and regulations governing waste management and 
diversion. At the state level, the project would be subject to the California Integrated 
Waste Management Act (AB 939), which established waste diversion requirements for 
local jurisdictions, as well as SB 1383, which mandates reduction of organic waste 
disposal through recycling and composting programs. Future residents would participate 
in solid waste collection and recycling programs provided through the City’s franchised 
waste hauler, consistent with local and state waste reduction requirements. 

At the local level, the project would be subject to the solid waste management policies 
and municipal service requirements of the City of Sanger, including compliance with 
applicable municipal code provisions related to refuse storage, collection, and disposal. 
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Adequate space for curbside waste, recycling, and organic waste collection would be 
provided as part of subdivision design and residential operations. 

The project would not impair the attainment of solid waste reduction goals, exceed 
landfill capacity, or conflict with adopted waste management plans. Compliance with 
existing waste handling, recycling, and disposal regulations would ensure that solid 
waste generated by the project is properly managed.  

FINDING: LESS THAN SIGNIFICANT IMPACT. 
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3.4.20 - Wildfire 

Environmental Issue 
Potentially 
Significant 
Impact 

Less Than 
Significant 
With 
Mitigation 
Incorporated 

Less Than 
Significant 
Impact 

No Impact 

a. Substantially impair an adopted 
emergency response plan or 
evacuation plan? 

☐ ☐ ☒ ☐ 

b. Exacerbate wildfire risks due to 
slope, prevailing winds, or other 
factors? 

☐ ☐ ☒ ☐ 

c. Require infrastructure that may 
exacerbate fire risk or result in 
environmental effects? 

☐ ☐ ☒ ☐ 

d. Expose people or structures to 
significant risks from post-fire 
slope instability or drainage 
changes? 

☐ ☐ ☒ ☐ 

 

If located in or near state responsibility areas or lands classified as very high fire hazard 
severity zones, would the project: 

 
A.      Substantially impair an adopted emergency response plan or emergency evacuation 

plan, or telecommunications facilities, the construction or relocation of which could 
cause significant environmental effects; or 

  
 According to CAL FIRE, the project site is located within an LRA Unzoned designated 

area (Cal Fire Hazard Severity Zone Viewer). Given this designation, the Project site is 
outside of areas identified by CAL FIRE as having substantial wildfire risk. 

 
As noted previously, the Project will adhere to the standards set forth in the City 
Municipal Chapter 30. The Project would also comply with the appropriate local and 
State requirements regarding emergency response plans and access. The proposed 
Project would not inhibit the ability of local roadways to accommodate emergency 
response and evacuation activities. Driveways and access points shall be designed for 
ingress and egress of fire trucks and other emergency vehicles.  
 
Therefore, the Project would not impair the implementation of or physically interfere with 
an adopted emergency response plan or emergency evacuation plan. 
 
FINDING: LESS THAN SIGNIFICANT IMPACT. 
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B. Due to slope, prevailing winds, and other factors, exacerbate wildfire risks, and thereby 
expose project occupants to pollutant concentrations from a wildfire or the uncontrolled 
spread of a wildfire; or 

 
 The Project site is not located in or near a State Responsibility Area and the Project will 

implement State and local fire code requirements. As such, the Project would not 
significantly increase the risk of exposure of Project occupants to wildfire. 

 
FINDING: LESS THAN SIGNIFICANT IMPACT. 

 
  
C. Require the installation or maintenance of associated infrastructure (such as roads, fuel 

breaks, emergency water sources, power lines or other utilities) that may exacerbate 
fire risk or that may result in temporary or ongoing impacts to the environment; or 

 
 All road improvements would be completed in accordance with the applicable City of 

Sanger standards and specifications.  
 

FINDING: LESS THAN SIGNIFICANT IMPACT. 
 
D. Expose people or structures to significant risks, including downslope or downstream 

flooding or landslides, as a result of runoff, post-fire slope instability, or drainage 
changes? 

 
The Project is not located near State Responsibility Areas or lands classified as very 
high fire hazard severity zones. The city and the Project site are topographically flat 
land. 

 
FINDING:      LESS THAN SIGNIFICANT IMPACT. 
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3.4.21 - Mandatory Findings of Significance 

Environmental Issue 
Potentially 
Significant 
Impact 

Less Than 
Significant 
With 
Mitigation 
Incorporated 

Less Than 
Significant 
Impact 

No Impact 

a. Have the potential to 
substantially degrade the quality of 
the environment, reduce fish or 
wildlife habitat, or eliminate 
important examples of California 
history or prehistory? 

☐ ☒ ☐ ☐ 

b. Have impacts that are 
individually limited but cumulatively 
considerable? 

☐ ☒ ☐ ☐ 

c. Have environmental effects that 
will cause substantial adverse 
effects on human beings, directly 
or indirectly? 

☐ ☒ ☐ ☐ 

 

A. Have the potential to substantially degrade the quality of the environment, substantially 
reduce the habitat of a fish or wildlife species, cause a fish or wildlife population to drop 
below self-sustaining levels, threaten to eliminate a plant or animal community, 
substantially reduce the number, or restrict the range of a rare or endangered plant or 
animal or eliminate important examples of the major periods of California history or 
prehistory; or 

 
 As analyzed in this IS/MND, the proposed Project would not significantly degrade 

environmental quality, substantially reduce fish or wildlife habitat, or cause populations 
of such species to fall below self-sustaining levels. It would not threaten the survival of 
plant or animal communities, reduce the number or range of endangered, rare, or 
threatened species, or eliminate important examples representing major periods of 
California’s history or prehistory. 

 
With implementation of the mitigation measures identified in this document, the Project 
would avoid significant impacts to environmental quality, biological resources, and 
cultural or historical resources. Accordingly, with these mitigation measures in place, the 
Project’s impacts would be considered less than significant. 
 
FINDING: LESS THAN SIGNIFICANT IMPACT WITH MITIGATION 
INCORPORTATED. 

 
B. Have impacts that are individually limited, but cumulatively considerable (“cumulatively 

considerable” means that the incremental effects of a project are considerable when 
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viewed in connection with the effects of past projects, the effects of other current 
projects, and the effects of probable future projects); or 

 
Potentially significant impacts of the proposed project would be reduced to a less-than-
significant level through implementation of the mitigation measures identified in this 
document, including Mitigation Measures MM BIO-1 through MM BIO-7, MM CUL-1, 
MM CUL-2, and HYD-1. 
 
FINDING: LESS THAN SIGNIFICANT IMPACT WITH MITIGATION 
INCORPORTATED. 

 
C. Have environmental effects which will cause substantial adverse effects on human 

beings either directly or indirectly? 
 

All Impacts identified from this project would be mitigated by implementing mitigation 
measures. Therefore, the project would not either directly or indirectly cause significant 
effects on human beings.  

 
FINDING: LESS THAN SIGNIFICANT IMPACT WITH MITIGATION 
INCORPORTATED.  
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Section 6 - Mitigation Monitoring and Reporting Program 
 

Mitigation 
Measure 

Implementation 
Requirement 

Responsible 
Party 

Timing Monitoring 
Agency 

MM BIO-
1 

Prior to construction 
activities in drainages 
and canals, a qualified 
biologist shall conduct 
a preconstruction 
survey for Sanford’s 
arrowhead during the 
May–October 
blooming period. 

Applicant 
/Construction 
Contractor 

Prior to and 
during 
construction 

City of 
Sanger 

MM BIO-
2 

If a Sanford’s 
arrowhead population 
is identified within the 
construction zone, it 
shall be avoided by a 
minimum distance of 
50 feet if possible. 
Avoidance area shall 
be marked with 
fencing or flagging. 

Applicant 
/Construction 
Contractor 

Prior to and 
during 
construction 

City of 
Sanger 

MM BIO-
3 

If avoidance is not 
possible, a qualified 
biologist shall remove 
all impacted Sanford’s 
arrowhead plants and 
relocate them to 
suitable nearby 
habitat. 

Applicant 
/Construction 
Contractor 

Prior to and 
during 
construction 

City of 
Sanger 

MM BIO-
4 

Construction-related 
disturbance of 
grassland habitats 
within 400 feet of 
creeks, canals, ponds, 
and basins in the rural 

Applicant 
/Construction 
Contractor 

Prior to and 
during 
construction 

City of 
Sanger 
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zone should occur 
between November 1 
and May 31. 

MM BIO-
5 

If disturbance must 
occur June 1–October 
31, a qualified 
biologist shall conduct 
preconstruction 
surveys for western 
pond turtle nests and 
aquatic habitat 
surveys within 24 
hours before 
construction. 

Applicant 
/Construction 
Contractor 

Prior to and 
during 
construction 

City of 
Sanger 

MM BIO-
6 

If active western pond 
turtle nests are 
identified, establish a 
50-foot buffer around 
nests until hatchlings 
emerge. 

Applicant/Con
struction 
Contractor 

Prior to and 
during 
construction 

City of 
Sanger 

MM BIO-
7 

If avoidance of active 
pond turtle nests is not 
possible, eggs and/or 
hatchlings shall be 
relocated to nearby 
suitable habitat in 
consultation with a 
qualified herpetologist. 

Applicant 
/Construction 
Contractor 

Prior to and 
during 
construction 

City of 
Sanger 

MM CUL-
1 

Should significant 
cultural, historical, 
archaeological, or 
fossil resources be 
discovered, no further 
ground disturbance 
shall occur until 
Planning Director 
approval and resource 

Applicant 
/Construction 
Contractor 

Prior to and 
during 
construction 

City of 
Sanger 
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evaluation by qualified 
professional. 

MM CUL-
2 

If human remains are 
unearthed, all activity 
shall cease 
immediately. County 
Coroner and NAHC 
procedures shall be 
followed pursuant to 
PRC §5097.98. 

Applicant 
/Construction 
Contractor 

Prior to and 
during 
construction 

City of 
Sanger 

HYD-1 Review projects 
exceeding water 
capacity with supply 
and conservation 
analysis consistent 
with SGMA/GSP. 

City of Sanger Prior to 
building 
permits 

City of 
Sanger 
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Appendices 
• Appendix A – Acoustical Analysis 
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