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GENERAL PLAN OVERVIEW

Introduction
This document is a comprehensive update of the General PlahddCityof McFarland,
California State lawrequires cities and counties to prepased adopta GeneralPlanto serve
asaguiding cument forland use andlevelopmentdecisionsThe General Plan is developed
with publicinput as well aslemographic anghlanning researchit is typically preparetboking
over al5-to 20-year timeline, andnust be periodically updatedccording toState law
with the Housing Elememntequiring more frequent updates.

The General Plan is separated into thematic elemehiisslements must be consistent with
each other.Seven elements are required for all General Plans in Califovitia,

two further elements required for communities meetiragrtaincriteriathat exist in McFarland
Optional elements may also be included d@hdy carry the same legal foreand status as the
required elementsThis General Plamcludesfive optional elementsThefourteen elements
include:

1 Required:Land Use, Circulation, Housii@gfety, Conservation, Open Space, and Noise

1 Required in San Joaquin Valléyr Pollution Control DistrictAir Quality

1 Requiredin Disadvantaged Communitie€nvironmental Justice

1 Optional: Economic Developmenijealth, Community Design, Public Faciljtesl
Sustainable Agriculture

Planning Process
This General Plamas produced with significant input froresidents and stakeholders the
Cityof McFarlandjncludingmany members of the publithe Planning Commission, and City
staff. Theplanning teanconsistedof second year graduate students puisgY I & (i d@didesi
in City& Regional Planning under tlgaiidanceof Dr. CorneliudNuworsoo,all from California
Polytechnic State University (Cal Poly) in San Luis Obispo, California. The planning team worked
closely withthe Cityof McFarlandon thisupdate ofthe CityfQa DSY SNI f tfly> gKAO
updated in 1991.

In the fallof 2019, the planning teargathered input, including likes, dislikes, and wishes from
the citizens oMcFarlandand City leadership and stafffirough twopublic meetingsand an

online surveyas well as a complete land use inventtmygenerate a Background Repdnat
descritesthe existing conditionsn the City The Background Repgastovidessupplemental
informationfor the General Plaand was used tonform goal development and land use and
circulation decisions. The Background Report provides an overview of the existing
conditionstaking intoconsideration existing policieplans,regulations,
infrastructure,resourcesand services withithe Cityand the surrounding area. The
Background Repofurther guided the formulation of development alternatives irigh
subsequent General Plan document.
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Usingadditional community input receiveith a third community meeting in Februa@p20, the
planning team dveloped the Preferred GrowtAlternativein February and March 2020. Three
different methods were utilized to gather information to inform the planning process on
existing conditions and to identify emerging directions, which in turn guided the develdpmen
of goals, objectives, policies, and programs and the Preferred Graligmativeof the General
Plan. Thesenethods include:

1 Primary data collection in the form of four public meetiragal an online survey on
preferences for future development in McFamd.

1 Field work in the form of a land use inventowhich provided an uppo-date map othe
land uses, intensities, and conditions on all parcels witmenCityboundaries in October
2019

1 Secondary research to identify existing plans, policies, ancegtrd! information
related to each element

Demographics
a OCIl NI I ypRpQldtionawasiB20. Thenedian age ithe Cityin 2015 wa26 years old.
The median household inconué $35,069wasc i’z 2F YSNY / 2dzyi&Qa YSRAL
I £ AT 2 Ny 89%pathepofulatioh of KicFarland idengifas white,and 96%dentify
asHispanic or Latino. 36% of residefati below the poverty levelThe 2017 unemployment
rate in McFarlandvas 14.2%.

2040 Population and Housing Projections
aOCIFNIFYyRQa LRLIzZ I 0A2Yy A& LINE2SHWABMRNdér2 IANRgG T
baseline conditionsdHowever, the Preferred Growth atteptsto accommodate the most
aggressive plausible growth 33,220 peopleThe age distribution is projected thhange,as
birth ratesdecline,andthe averageageof the populationincrease.

aOCIFNIIFYyRQa HAMT edoR3@80holsing anitoflwhich@efedvdcanti To
accommodate future population growtlthe Citywould need 4,500 more housing unitsder
baseline conditiongas population increases and as more young people start their own
households.Nearly half éthe new housing unitshould be affordabléo specific income
groupsbased on the percentage of households overburdenetidnysing costén 2017.The

Preferred Growth accommodagea target ofL0,630total housing units instead of a baseline

total of 7,580. The increase is due to additional housing need to be generated by an aggressive
jobs target of 17,195 jobs by 2040.

Plan Elements aresting Conditions
Land Use
The Land Use Elemeistrequired angrovides a guide for future development and growth for
planners, developers, decisionakers, and the public. In doing so, the Land Use Element
designates the location, distribution, andemsity of housingcommercialjndustiial, open
spaceandeducationaluses public facilities and buildings, recreational facilities, and waste
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management facilities. In correlating all land use issues into one set of clear development
policies, the Land Use Element is the most representative of the General Plan and establishes
the frameworkfor all other elements.

The2019landuseinventoryof McFarlanddentified 6%of the acreage withithe City
(76.98acres) as vacantffering potentialfor a variety of development opportunities. The
distribution of uses on theemaining acreage ithe Citywas as follows

1 36%residential
29%institutional
24%agriculture
3%parks
2%commercial
1 1%industrial

= =4 4 2

Community feedback collected during the drafting stages of the General Plan indicated a desire
for a weltbalanced and diverse mix of residential, open space, commercial, andriatiuses
GKAES YIAydl Ay A308nfeeldrGd LA UsEIBnREt sels dals 4nd objectives
that reflect these values.

Circulation
The Circulation Element is requiraddfocuses on the movement of people and goods. To
fulfill this, the elenent focuseson transportation and is related to the Land Use, Housing, Open
Space, Noise, and Safety Elements. McFarland contains numerous commercial corridors with

A 2 4 oA X

I dzi2Y20AfS GNIFFAO YR Aad 0AaSOGSR o0& ctyrIKgl &

limits destined for other locales the State The downtown is largely walkable with wide
sidewalks, but in the residential neighborhoods there are some parcels and blocks with limited
sidewalk facilities. Bicycle facilities are limited to two bieyahes located on the southern
boundary ofthe City Residents primarily use personal automobiles to make trips outside of
McFarland for work and shopping purposes. Access to regional transportation terminals,
including airports and train stations, reges travel to neighboring cities including Wasco,
Delano, and Bakersfiel@uring community meetingsresidents expressetihe desire for

expanded public transportation options, raised crosswalks, and bicycle facilities to connect to
various City parks.

The Circulation Element address8B 743equirementswith proposals ¢ further help reduce
vehicle miles travelednd relatedimpacts of drivingThe Goals of Circulatiorelate to safety,
efficiency, sustainabity, and equiy intransportationoptions andnetworkto maintain a small
town feel while preparing for the future

Housing
The Housing Element is mandatory accordingtate law This Element analyzes the housing
stock and conditions based on information gathered from the 2@h@ useinventoryand the
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U.S. Censu3he housing stock in the City of McFarland consisted of 3,080 total housing units in
2017. 86% of these units were sing#nily homesThe vacancy rate was 2%. Like the rest of

the State of California, the City of McFarlaras continued to grapple with high housing costs.

In 2016, 48% of residents were burdengiih overpaymentfor housing. Renters are
disproportionally more financially burdened with housing costs than owners. This burden
impacts future housing developmentitiin the City

The Housing Element includes goals, objectives, policies, and programs which address state
legislative housing requirements and reflect the housing needs and desires of McFarland

residents. Community feedback collected during the planpimgess showed community

interest in maintaining affordability withithe CitfQ a4 K2 dza Ay 3 &G 20> AYONBI 3
residential development downtown, and developing more of a variety of housing options for

residents. The goaknd objectiveswithin the Housing Element prioritize these factors.

Economic Development
The Economic Development Element is optional. Economic development is the process by
which the economic welbeing and quality of life of a local community is improved. The
Economic Developmeriilement guides the community in expanding, attracting, and retaining
businesses to support diverse and vibrant commercial areas

IN2015a OCIF NI I YRQ& Y SRA lwst $362aanbichaxt Rt 'y O2FY SYSNY / 2
FYR pw: 2F /£ A FaANIomesd da FSRMIF 1YY KQHzAd&S Y LI 28 Y S
Mn ®H3 Y YdzOK KAIKSNI GKIFyYy Y SNY JobsdriioFarand rgetyn 1272 |
depenced on workers from outsidéhe Citywhilea OCI NX I Y RQ&a NX:vds prin@rifydi 6 2 NJ
employed outsidehe Cty® a OC | NI | iaf iRaReupsprgdemmdantgricultually

based.

Theland use plamuses infill and mixedise redevelopment to revitaliziae downtown areg
bringing commercial activity and jobs. The land allocated for highway commercial use along
Famoso Road is to capture revenue from piseugh traffic and events at the Famoso
Raceway. The large amounts of land dedicated to industrial and commercial use can make
McFarland an inviting destination for economic development.

The policies and programs delineated in the Economic Development Elemsstgsigned to

f SOSNIF IS GKS fIyR dz&aS LI Iy | yR &paddhgantd a OCl NI
diversifying area businesses, expanding the tax base, and providing senassssto
jobseekersentrepreneursandregional businesses.

Safety
The Safety Element is requiredaiGeneral PlanTheSafety Hement addresses the protection
of life and property from natural and mamade hazards. Under California Government Code
65304g) the following hazardsiust be addressedseismic, geologic, fire, flood, and climate
change. The Safety Element for McFarland goes beyond minimum requirements to address
hazardous materials, drought, and emergency preparedness.
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The greatest risk to Mearland is extreme weather which can lead to flooding issues,
particularly in areas within the 18gear flood plain. The Safety Element provides goals,
objectives, policies, and programs to help prevent loss of life or damage to property. This is
done thraughout the element by focusing on emergency preparation and hazard evaluation to
establish mitigation measures to reduce impact on property, health, and safety of the
community.

The Safety Element requires safe building practices which can greatly eédic®@ O2 Y Y dzy A (1 & Q
vulnerability to natural and mamade hazards. Among other measures, new residential

development is to be located outside the t98ar floodplain or must be appropriately

mitigated. The Safety Element also specifies emergency preparenmesaires to respond to

and recover from hazards

Conservation
The Conservation Elemeistrequired andcaddresses the management and conservatioarof
FNBFQa yIFddaNFf NBaz2dz2NOSa gKAES Fff2gAy3 F2NI S
minimize negtive impacts on natural resources while allowthg Cityto grow. Additionally,
this element addresses federal and stat@ndates forenvironmental regulation, soil and
mineral resources, biological resources, water resources, air quality, and wikliren the
strong agricultural base dflcFarlandsoil and water conservation are high priorities in the
community.

The Conservation Element identifies goals, objectives, policies, and programs tohguiciey

into the future while minimizing impacts amatural resources. Under the Preferred Growth
Alternative the Cityis toconcentrate future residential and economic growth. Future groisth
likelyto increase water demand, but aleanprovide opportunities to improve on water and
energy conservationral reduce the peuser cost of necessary infrastructure projects for
residents and businesses. The Conservation Element includes policies on energy, water, and
habitat that correspond with regional planning goals.

Open Space
The Open Space Elemestrecquiredto address agricultural lands, parles)d recreational
spaceMcFarland is host tmanyagricultural fields and Williamson Act parcels with high quality
soils both withinCity limits and in the surrounding aredince Agriculture ismainstay of the
local economy, a separate optional Sustainable Agriculture Element is added to this General
Plan update.

Within City limits, recreational parks include McFarland Park, Ritchey Park, Arturo J. Munoz
Park, Blanco Park, and Browning Road Ratker outdoor recreational spaces include Kaboom
Playground, the grass field by the local public librand Villa Del Caribe Parkhichwas under
developmentat the time of this report The distribution of these parks favors theuthwestern
neighbortoodsin McFarland.
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The goals, objectives, policies, and programs of the Open Space Element seek to preserve
existing open spaces and agriculturally productive land while allowing for responsible
conversion of land fophysicaldevelopment ThePreferredGrowth Alternativeseeks

to providespecific control at the planning level to batldd neededopen space as the
community growthswhile also preventing umarrantedconversion ofjreenfields.

Air Quality
McFarland is located within the San Joaquin Yafle Basinwhichis not in attainment with
Federal regulatory standards including the Clean Air Act and National Ambient Air Quality
Standards, an@ate regulationsncludingthe California Clean Air Act and the California
Ambient Air Quality Standard8s a result, residents McFarland aralisproportionately
pollution-burdenedand suffer negative health effect§his situation makes the Air Quality
Element mandatory for McFarland.

Most air pollution in the San Joaquin Valley stems from locally gesdgatllutants, primarily

from agricultural activities; other contributors include vehicular emissions, construction

emissions, and fugitive dust and odors. The San Joaquin Valley is also disproportionately

affected by greenhouse gas emissions which couatetio local air pollution and endanger

human healtht SNJ YSNY / 2dzy i & Qa DenisSofiKko?gearBouskigasesL y @Sy i
in the regionare mostly attributed to industry and energy consumptidime goals, objectives,

policies, and programs of th&ir Quality Element includstrategy to keep air pollutants and

emissions lowo protect the health and safety of residents

Health
The Health Elemens optional in this General Plan updatépromotes a healthy lifestyle by
introducing land uses that fditate active transportation. In addition, this element aims to
increase acceds adequate health serviceexpand education about preventative and primary
care and to establish policies that increase access to affordable local, fiedinealthy foods.

McFarlandresidents aret a higher risk for asthma, heart disease, obesity, various cancers,
teen pregnancy, and sexually transmitted infections when compavemther regions in
California. There are two clinics in the Cigshichcompelsresidents to seekuchmedical
attention outside,mostly in neighboring cities

The goals, objectives, policies, and programs oiHbalth Elemenaddress the health issues
and challenges of the City. To provide a comprehenaitention to health, the Health Element
incorporates aspects @uchother related elementsasCirculation Open Spacand
Environmental Justice

Environmental Justice
The Cityof McFarland is required by law to have an Environmental JuStemaent due to its
statusas a disadvantaged commuyifThe purpose of the Environmental Justitement is to
identify objectives and policies to reduce compounded health risks includithgfipa
exposure, food insecurity, and insufficient physical activity. The element also requires
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jurisdictions to promote public participation in the decisioraking process and prioritize the
needs of disadvantagegroups.

The California Environmentalii SOG A2y ! 3SyO0eQa adl yRINRa F2NJ
that the City is impacted by pollution burdenss early a4984 a cluster of childhood cancers
was identified in McFarland linked to pesticide use

The goals, objectives, policies, gmbgrams of theEnvironmental Justice Element focus on
makingMcFarland sustainable, inclusive, and resiliéfite policy frameworkequiresthat
transportation facilitates safe, efficient, pollutinee mobility for all its residentwith future
expansiya (2 aOCI NI Iy RaQdesciibad|futhiel iretheyCitcilatienElement
This is to attaira more multimodal city marked by healthy, affordable, and integrated mobility.
Sidewalk improvements would also promote physical activity through ac@esportation

Noise
The Noise Element is mandatanythe General Plan. This element identifies noise sources,
guantifiesnoiselevels mapsnoisy areasand outlines policies and methods to mitigate
excessive noise generation and exposUdiee Noise Eleant influencesand usedecisions, as
excessivaoise exposure is detrimental tuman health in various waysd some land uses
are particularly sensitive to noise.

The primary sources of noise in McFarland are Highway 99 and the railiioadNoise Eleant
includes goals, objectives, policies, and programs intendguidtiect sensitive receptors from
noisy areas, minimize noise generation witthie City andplan noisy land uses for appropriate
areassuch as the Highway 99 corridétralsoseeks to exjore the potential forsound barriers

or sound walls to be buitb reduce noise exposure for existing sensitive receptors near
Highway 99 and the railroad.

Community Design
Communitydesignand sense of place refer to the unique character and featureiseof
built environmentand natural landscapef a community The Community Desigilement of
the General Plais optional Itsroles are toidentify existingD2 Y RA G A2y a 2F aOClI NI |
built environmentandto suggest ways to preserve or enhart@sirablecommunity attributes
througha set of goals, policies, and actions. The CommDesignElement also provides the
basis foraestheticregulation of all development and offers specditidelineso enhance the
sense of place and qualiof life for McFarlad residents. These guidelines bring together the
principles of other elements in an overall set of policies to guide the form and appearance of
a O C | NIndigyider@iadds, streetscapes, and buildings.

Hitherto, McFarland has had limited ability to attract visitors and travelers. The downtown
corridor has the potential to serve visitors and residents but is mostly underdeveloped and the
absence of area design guidelines has led to-pedestrian scale stets and building facades

with little cohesion. This element provides additional direction for the prescriptions ascribed to
uses in the Land Use, Circulation, and Housing Elements as determined by the Preferred Growth
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Alternative. This additional dire&iy’ Ay Of dzZRS&a y 20 2yteé (KS ARSYGA-
development pattern, form, and structure, but also the unique characteristics of the City that

together form its sense of place. The Preferred Growth Alternative emphasizes infill

development, completstreets, and safety enhancements throughout the City. Implementation

of community design policies can help the City attain future goals and create an inviting and

attractive atmosphere with a distinguished identity. The goals, objectives, policies, and

programs outlined in this element aim to entice people to actively participate in community

events and feel a sense of pride in being part of the. City

Public Facilities
The Public Facilities Elemastoptional. Itdescribes the facilities and services yided bythe
Cityof McFarland to residents and businesses and ident#reas thatmayneed improvement
to accommodate growth. It does this by providing a policy basemablethe Cityto meet
infrastructure, serviceand resource needs. Topiegaminel in this chapter include water
supply, stormwater, wastewater, recycling and solid waste, police and fire services, school
facilities, and library facilities.

The goals, objectives, policiesd programs in the Public FacilitiEement seek additiona
development where there is existing capacity to support it. Development east of Highway 99 is
limited due to the sewage capacity and flooding reshglthis is not anticipated to change
Sormwater projects are anticipated in the west to reduce floodisgues. Anticipated

population growthwould require expanded school facilities to accommodate more students,
especially at the high school level. There is also an identified need for senior and medical care
facilities. Police services ftre Citylack degred levels of staffing and as a result the desired

level of service is not currently met. Water quabtyouldcontinue to be monitored and

reported as groundwater levels lower and contaminants become higher.

Sustainable Agriculture
TheSustainable Agnidgture Elementis optionaland addressemanaged production and
conservation ofigricultural landgo sustain the roleof Agriculture as anainstay of the local
economywhile it contributes to the Stateconomy McFarland is host to many agricultural
fields and Williamson Act parcels with high quality soils both within City limits and in the
surrounding area. Since Agriculturebisfar the largest industrial sector in the areageparate
optional Sustainable gkiculture Element is added to this General Plan update

The abundanproductiveagricultural land can hampeoutward expansion viannexation. As

McFarland continues to expand, the conversion of agricultural lands into residantial

commercialuses andcomplimentary park spaceill becomea large part of accommodatinghe

CityQ @rojected growth.ThePreferredGrowth Alternativeseeks tgprovide specific control at

the planning level to both allow needed housing and commercial growth while also pregenti

Gf SIEINB 3¢ 2NJ dzyySOSaal N ¢goalsSobjgciivegilicies, dé @St 2 LIY Sy (i
programs of theSustainable AgriculturBlementseek topreserveexisting open spaces and
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agriculturally productive land while allowing for responsible conversidaraf for needed
housing and commercial development.

Future Development Alternatives

Business as Usual
The Business as Usual Alternatisgbased on historic growth patterns and land use trends. The
Business as Usualternative ircludesthe expansion othe Cityand its Sphere of Influence
(SOI) to the soutincluding unrestrictecconvession ofagricultural land to various types of
development. Thiglternativeenvisions primarilgommercial and industrial development along
Highway 99. Residential, instiional, and other development continues to the west and to the
east of the Highway 99 corridor. Transportation systems remain automohgated with
some improvements for pedestrian connectivity and comfort. Extensive development, including
residentialdevelopment, occurs in 10@earand 500year floodplains, presenting risks to life
and property. Utilitiesnmustexpand and improve to provide adequate capacity, especially
wastewater and stormwater on the east sidetbé City

Redevelopment andoderate Growth
The Moderate Growth and Redevelopment Alternatiaelvocatedocusinggrowth on
dzy RSNHzi A€ AT SR FYyR @I OFyd LI NOSta G2 aigeyOSy il NI
distancs(i 2 NBGIF Af | yR a Sdedifles5Saéa®of prépasad grodttt S NI/ I G A @S

1 Downtown Core
o Mixeduse commercial and residential development close to shops, amenities,
and public spaces.
T b2NIK YR 2Said bSAIKo2ZNK22RA
o Commercial infill, high density housirand improved connectivity to activity
K dzo dhe Qityd
1 Southern Highway Commercial
o0 bSs 0O02YYSNDOA Ithe CityNB B vy & 2 tizhtd&cke@tdF oppordoiities
for suchbusinessess grocery storeandretail centersthat require largespace.
1 East Neighborhood
o Mixeduse office buildings along the highway corridor, ADUs throughout the
neighborhood andimprovedconnectivity to the west side dhe City

TheModerate Growthand Redevelopment Alternative prioritizes mixese designations and
infill development o create growth withirthe Citywhile reducingsprawlandimproving
residential transport connectivity. This alternative also offers diverse transportation options
that addresswvalkabilityand bike-ability betweenregions ofthe Cityand the expansion of
existing bus transit service.

Smart Growth
The Smart Growth Alternativaccounts for the most aggressive population growthtfe City
of McFarland, maximizing infill withthe Cityand new development outside of the existing
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Cityboundary to accommodate the maximum projected population, housing, and job growth.
This alternative identifies three key areas for growth of housing and jobs ati®€ity

1 Downtown Infill
0 The entire dawntown coreis tobe designated for mixedse developmentvhich
would allow buildings to host commercial or office on the first floor and
residential units on the upper floors. Thigerease in densithias the potential
to offer density bonus opportunitiefor affordable housing developers.
1 28aiaARS 9ELI yaArzy
0 A range of lowto-high density residential developments to accommodate
projected population growth. Higbensity residential development is proposed
Ff2y3 GKS ¢Saidai RS Qarzd Xdedugwhile MBAEINANE N2 | R
low-density housing is proposed on slower moving residential streets.
1 Highway 99 Improvements
o This area promotes highwaserving commercial uses such as gas stations and
hotels, as well as industrial uses such as manufactadoggHighway 99.

The Smart Growtiternative focuses its aggressive growth in three key ateagrve the
needs of neighborhoods, the region, and travelers on Highway 99. To avoid laoatng
residential development in hazard areas, the Smart GhoMternative increases the density of
housing typologies, particularly in the Downtown Infill and Westside expansion key growth
areas. Additionally, new mixease and commercial development are prioritized in the
Downtown Infill to support a vibrardowntown core and at key intersections within the
Westside Expansion key growth area (Gaweéinueat Perkins, Sherwood, and Taylor
Avenues). Commercial development is also prioritized along Highwayedftmrage highway
travelers to stogfor servicesn Mdrarland.

Preferred Growth Alternative
The Preferred Growth Alternativés the vision for development changes in McFarland by the
year2040.Tis! t 6 SNY I G A GBS Ay Of dzRSa + O2Yo6Ayl A2y 2F
derived from theprevious threealternatives The Preferred Growth Alternative influences
future land use designations, housing allocation, and circulation improvements needecto me
the population growth projections anrgetsfor job growth.

The main features of this alternative include medium and high density migsedowntown

and along major arterials west of downtown as well as the establishmemtighborhood

retail centes. This provides the opportunity to integrate housing and commercial uses, making
servicegeadilyaccessible to largegegments of thgopulation. In addition to mixed use
commercial, this alternative includes commercial usksg Highway 9% cater for pass

through traffic and industrial uses to the south to botis¢ availability of jobsThePreferred
Alternative therefore includesthe followingvariety of changes to land use:

1 Infill development for housing and commercial growth on the west side oCihe
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1 A neighborhood commercial corridor along Kern Avenue to serve the east side of the
City.

1 Downtown mixeduse redevelopment to create a vibrant atmosphere in the center of
the City

1 Commercial and industrial development along Highway 99

1 Additional Acessory Dwelling Units in the Central McFarland neighborhoods

Circulation for this alternative, includes a network of complete streets, a pedestrian and bike
network, new transit stopgor internal transit service and at major commercial centers along
Highway 99 and safempedestrian crossingsetween the east and west sides of the Cifhese
new circulation connectionare toexpand multimodal transportation throughouthe City.

Thealternative concentrates development key growth areaso target Mckrland's most

optimal locations for development: Downtown, Western McFarland, and the Highway 99

Corridor. Growth areas are designed to accommodate maximum growth while aligning with
aOCI NI I yRQa RSa&aA NEB sbasédCityREYWith tifemany changd A O dzf § dzNB
McFarland's smatibwn community character is envisioned to remalinefull description of

the Preferred Growth AlternativéChapter 5)ncludes the identification diurther implications

for each of the General Plan elements.

Element Goals

Land Use
Goal LUL. A welltbalanced mix of uses.
Goal LL2. Compact urban form.
GoalLU3. Compatibldand uses.

Circulation
Goal @R1. A safe, comfortable, and aesthetically pleasing transportation system.
Goal @R2. Anintegrated, multimodal transportation system.
Goal @R3. A sustainable transportation system.
Goal @R4. An equitable transportation system.

Housing
GoalHO 1. High quality residential neighborhoods.
GoalHO 2. Equal housingpportunities for all community members.
GoalHO 3. Enoughhousing opportunities for all income groups.

EconomidDevelopment
Goal ELL. Aresilient local economy
Goal E2. An appealing place to live and work
Goal EB. Asupportive businesdriendly, and business readgnvironment

Safety
Goal ®FL1. A safe and steadfast community.
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Goal F2. A community resilient against natural hazards.
Goal &F3. A community protected from humamade hazards.
Goal 3F4. Acommunity responsive to and resilient against emergencies.

Conservation
GoalCON 1. Resiliereto flooding.
GoalQON 2. Efficient use of water and energy
GoalQON 3. Protecting and respecting rare and endangered wildlife.

OpenSpace
Goal O3. Attractive,accessible, andomprehensivepenspacess.
Goal O2. An engaged, active, and proedmmunity.

Air Quality
Goal AQL. Clean air for McFarland.
Goal AQ. A climateadapting community.
Goal AGB. A weltinformed community.

Health
GoalHTH1. Equitable access to healthcare.
Goal HTR2. A physically active community with decreased rates of obesity.
Goal HTH. A variety of affordable healthy food options.

Environmental Justice
Goal EJd. A clean community.
Goal E2. A quietcommunity.
Goal E3. Accessible community programs and facilities for all residents.
Goal E4. A healthy community.
Goal E%. An active and involved citizenry in decisioraking processes.

Noise
Goal NDI1. Quiet residential streetsschools, churches, and healthcare facilities.
Goal NDI2. Protection of existing noissensitive receptors.
Goal NDI3. A built environmenthat minimizesnoise generation.
GoalNOI4. New economic and commercial activityriniseappropriate areas.

Community Design
Goal C[1. An attractive and uniform city.
Goal CI2. A thriving central town core.
Goal CE3. An accessible and safe community.

Public Facilities
Goal PH.. A city with highquality and efficient public uities.
Goal PR. A city that addresses solid waste efficiently.
Goal PB. A safe and peaceful community.
Goal PH. A highquality education system.
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Goal P. A community with a healthy youth and political environment.
Goal P. Safe andaccessible facilities citywide.

Sustainable Agriculture
Goal AG 1Protected agricultural resources
Goal AG 23ustainable development practices
Goal AG 3. A robust agricultural economy that coexists with urban development.
Goal AG 4Authentic, healthy, and sustainable food production for healthy people and
planet
Goal AG 5: A healthy and competitive agricultural industry
D2Ff ' D cY {GFrofS | ANROMzZ (GdzNF f dzaSa |0
Goal AG 7: Freedom tnanage agricultural operations in an efficient, economic manner
with minimal conflict with noragricultural uses
Goal AG 8: Convenient and accessiblocation of agriculturerelated support uses in
agricultural production areas
Goal AG 9: Adequate sugmf farm worker and farm family housing
Goal AG 10: Available alternative resources for agricultural production
Goal AG 11: Rapid and efficient agricultural permit processing procedures
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1.INTRODUCTION
1.1The Community and Planning Area

1.1.1 Setting
The Cityof McFarland sitin the northern section of Kern CountyA G KAy / I ft AT 2NY Al Q3
Valley.Map 1-1 displays the location of McFarland ilaton tothe Stateof California. Map 4
2 displays the location of McFarland within Kern Couifitye Cityis located along Highway 99,
approximately 25 miles north of Bakersfield and approximaselyenmiles south of Delano.
a O C I NJbdunt&i@ssencompssapproximatelythree-squaremilesof landconsisting of
mostly residentialinstitutional, andagriculturalusesa OCI NX I yRQa { LK &&B 2F L
surrounding area are primarily agricultural.

McFarland'slimate consists dfiot and dry summersrad cool wintersAnnual rainfall averages
seveninchesandaverage snowfall is zero inchédcFarlandexperiences sunny days for 274
days peryear on average.

Map 1-1: Location of McFarland withthe Stateof California.
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Map 1-2: Location oMcFarland within Kern County
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1.1.2 Demographics
aOCl NI I y R Qdas ofR02 1wegf13,9800 Phy distributiodepicts a high concentration
of younger individualsis shown irFigurel-1. The mediamge in McFarlandias 26 years
old. McFarland hd higher percentages of young children and teenagerd lower percentages
of older working adults and seniotisan Kern County and California as shown in Table 1
1.a OCI NI I y R Qwas pragladazantlyiwhiie slone as shoumTable 12. ltwas also
96% Hispanic or Latirasshownin Table 13.Mostofa O C | NJrekigeR<identiied as white
in terms of race and Hispanic or Latino in terms of ethnicity, as categdnzibe US Census.
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aOCI NI yRQA&

Y S RA lwgt$3%,02602 €002 T RY & NI 2 NRBnf (i & Q&

Iy R

[ It A Tas Nddvirih Takble 14. The poverty rate in 20was 36%, much higher than in Kern
County or California as showmTable 15. The unemployment rate in McFarlamebs also
higherthan the surrounding area dt4.2% as showim Table 16.

85 years and over

Age Group

80 to 84 years
75 to 79 years
70 to 74 years
65 to 69 years
60 to 64 years
55 to 59 years
50 to 54 years
45 to 49 years
40 to 44 years
35 to 39 years
30 to 34 years
25 to 29 years
20 to 24 years
15 to 19 years
10 to 14 years

S5to 9 years
Under 5 years

15% 10% 5% 0% 5% 10% 15%
B Male BFemale
Figure 11: Population pyramid for McFarland in 2017.
Table 11: Age Distribution, 2017
Age McFarIand K(?rn County (_Zalifornia
Population  Percent Population Percent Population  Percent

Under 5 1,425 10 71,850 8 2,493,545 6
5-17 3,662 26 185,802 21 6,621,175 17
1824 1,669 12 94,806 11 3,917,309 10
2544 4,383 31 243,625 28 11,002,942 28
45-64 2,162 16 193,434 22 9,799428 25
65+ 629 5 89,227 10 5,148,448 13

SourcelJ.S. Census Bureau; 204merican Community Survégpble S010%-Year Estimates
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Table 12: Racial Composition as a Percentage of T®apulation, 2017
McFarland Kern County  California

\White alone 88.5 75.1 60.6
Black / African American alone 0.9 55 5.8
American Indian / Alaska Native alon 0.2 1.1 0.7
Asian or Pacific Islander alone 0.2 4.9 14.5
SomeOther Race alone 8.8 10.1 13.7
Two or More Races 1.4 3.4 4.7

SourcelU.S. Census Bureau; 208merican Community SurvépbleB02001 5Year
Estimates

Tablel-3: Hispanic or Latino Ethnicity as a Percentage of Total Population, 2017

McFarland Kern County  California
Hispanic or Latino (of any race) 95.6 52.2 38.8
Not Hispanic or Latino (of any race) 4.4 47.8 61.2
SourcelJ.S. Census Bureau; 204merican Community Survé&ableB03001 SYear
Estimates

Tablel-4: Median Income, 2017

Age McFarland Kern County California
Median Family Income $34,840 $55,176 $76,965
Median Household Income $35,069 $50,826 $67,169

SourcelJ.S. Census Bureau; 20American Community SurvéableS19015-Year
Estimates

Tablel-5: Percent of Residents Below Poverty Level, 2017
McFarland Kern County California

Percent of residents
below poverty level
SourcelJ.S. Census Bureau; 208merican CommunitgurveyTableS1701 5Year Estimates

35.9% 22.6% 15.1%

Tablel-6: Unemployment Rate, 2017
McFarland Kern County California
Unemployment ratq 14.2% | 10.7% | 7.0%
SourcelJ.S. Census Bureau; 20American Community SurvépbleS2301 5Year Estimates

1.1.3 History
The Cityof McFarland was founded in 1909 by an educator named James Boyd McFarland, who
moved to California from Ohio and purchased 50 acres of land in what is now McFarland. His
purchase was based on his observations that the land hagdbential to become prime
agricultural land in the pristine San Joaquin Valley. As the burgeoning agricultural industry
expanded in the valleyhe Cityof McFarland grew.
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McFarland experienced significant growth in the 1930s during the Great Depressi@ople

moved westward from the droughimpacted midwestern states. Growth ithe Citywas in
partspurredbythe Citfda f 20F GA 2y A GK FTNBAIKG NI Af fAySa
bisectingthe Cityin the northrsouth direction.

In 1950 Highway 99wvas constructed anderved as anajor corridor connecting many Central
Valley cities. Highway 99 connected McFarland to the wider region causing the area to
experience population growth throughout the 1950s, leading to its incorporation in the
summer of 1957. The highway construction also separaedCityinto two distinct sides that
characterizea O C | NXormytdilaya

For the remainder of the 20th century, McFarland continued to experience various periods of

growth as the farming communityslgame a fulkervice city within Kern County. In the 1980s,

aOCI NI I yR | A Jckuntfy@&n? @ith QuianceN@niitieir coachim White,

won nine state titles. The events that brought McFarland great amounts of positive press w
dramatized inhe 2015 DisneyJNB RdzZOSR FAf Y daOCIF NI I yRXZ- ! {! &€ g&¢
winning crosscountry team and their impact otme Cityof McFarland.

1.1.4 Planning Area and Sphere of Influence
Prior to 2020, the planning area for the City of McFarlandompassed approximately 12.12
square miles (7,760 acres), located south of the City of Delano and north of the City of
Bakersfield. The area includéoth the east side and west side developments situated around
the north-south Highway 99 and Union Pacifailroad rightsof-way. The Sphere of Influence
(SOI) created by the Local Area Formation Commission (LAFCO) is defined as the planning
02dzy R NB 2dziAARS 2F (GKS /AGeéeQa fS3aFf 062dzyRI NB
boundary and service are@he planning area is defined as the area to which this document
refers, which is compiled from the boundaries of existing and potential future extents of the
Cityand its sphere of influencé& his document details the future development of the City. The
cieQa {hL Aa atl-diSR G2 0SS SELIYRSR AY HAHAN GAl
toward the intersection with Highway 46. This proposed expanded Sphere of Influence is to
encompass approximately 18.37 square miles (11,760 acres) and stretcliesmoard State
Route 46 and the Famoso interchan@nce a Sustainable Agriculture Element is included in
GKAa DSYSNIf tfly dzLJRIFGS yYyR F3INROdzE GdzNI £ € |y
extends slightly beyond the proposed SOI to coveaiea of approximately 23 square miles or
14,760 acres.

1.2Purpose, Intent& Legal Authority
1.2.1 Long Range Planning
CaliforniaState lawrequires all cities and counties to prepare a comprehensive General
Plan.The General Plais toguide future etvelopment in the jurisdiction and thefoundation
upon whichall land use decisionare basedlt includes goal$or the future of the jurisdiction
andoutlines policies and programs to achieve those goals.
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This General Plan updabecame necessags MOCI NI | Yy RQ& SEA&GAYWIA DSy SN
30 years of age. The update was a collaborative effort betvieerCityof McFarlandand a

class of 16 second year graduate students in the Master of City & Regional Planning program at
California Polytechnic S@University (Cal Poly) at San Luis Obispaer faculty supervisian

1.2.2 Regional Coordination
The Cityof McFarland is locatedithin Kern County ithe Central Valley of California.
McFarland, Kern County, and ten other citreake up the Kern Cowil of Governments (Kern
COG or KCOG)Metropolitan PlanningOrganization (MPQyvhich aids in regional planning
and coordination efforts anébcuses primarily on transportation, though it is also involved with
air quality, housing, and other issues.

1.3 GeneraPlanComponents

1.3.1 Elements of th@eneraPlan
Seven elements are required for all General Plans in California, with two further elements
required for communities meetingriteria. Optional elements may also be included, and they
carry the sae legal force and status as the rest of the Plan. In this Generaliptiate, fve
optional elements are included.

1 Required:Land Use, Circulation, Housing, Safety, Conservation, Open Space, and Noise

1 Required in San Joaquin Valley Air Pollution Cohastrict: Air Quality

1 Required in Disadvantaged Communitiegsnvironmental Justice

1 Optional: Economic Development, Health, Community Design, Public Facdities
Sustainable Agriculture

Land Use

ThelLand Usd&lementis requiredand designates the location, type, and concentration of land
use in a city and ensures that neighboring land uses complement one another. The main land
use categories include residential, institutional, commercial, industrial, and open space.

Circulation

The Circulation Element is requir@d a General Plaa and itfocuses on the movement of
people and goods. To fulfill this, ti@&rculationElement centers on transportation circulatidn
is closelyrelated to the Land Use, Housing, Open Space, NoiseSafietlyelements.

Housing

The Housing Element is requiradd itmust meet legal requirements fromhe StateHousing
Element Law. The Housing Element examines housing and household characteristics, such as
housing for vulnerable populations, affordakyliand longterm housing needs that

provideaccess to people from all economic backgrounds.
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Economic Development

Economic developmentefers tothe process by which the economic wieéing and quality of
life of a local community is improved. Thptional Economic Development Elemeistto guide
the community in expanding, attracting, and retaining businesses tostipfprantand
diverse economic activities.

Safety

The Safety Elememd requiredin the General Plant describes and coordinates the municipal
and civilian response to natural and marade hazards including flood, fire, drought, seismic,
geologic, ad climate hazards. The Safety Element coordinates existing information on
hazardous conditions in combination with the predicted change in natural conditions.

Conservation

The Conservatioklement is required in th&eneral Plamndaddresses the conseation,
development, and utilization of natural resources including water, forests, soils, wildlife, and
minerals. The Conservation Element sets goals and policies for the preservation and
development of land and agriculture.

Open Space

The Open Spacedshent is required in the General Planddefines comprehensive, loaginge

goals and objectives involving presation ofopen space and recreational space. In particular,

the elementis topresent information on three uses for open space withinty: agricultural

production, natural resource managemeandreasonable access to open spaéaspublic

healthand safety! & | Yl Ayadle 2F GKS /AGedQa SO2y2YAO o
covered in a separate Sustainable Agriculture Element.

Air Quality

The Air Quality Element addresses the quality of air in the community and establishes methods

2F AYLINROAY3I AN ljdzZt Aded ¢KS D2FSNY2NRA hTFA
communities develop an Air Quality Eleméfithey are withn the jurisdiction of the San

Joaquin Valley Air Pollution Control District.

Health

TheoptionalHealth Element categorizes, labels, and articulates different health needs
impacting the mental and physical wélking of citizens. A healtbriented commuiity has
access to healthcare, healthy food options, recreational opportunities, active and mass
transportation modes, and a clean environment.

Environmental Justice

The Cityof McFarland is required by law to have an Environmental Justice Element dse to
designation as a disadvantaged community. The purpose of the Environmental Justice Element
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is to identify objectives and policies to reduce compounded health risks including pollution
exposure, food insecurity, and insufficient physical activity. Tement also requires
jurisdictions to promote public participation in the decisinpraking process and prioritize the
needs of disadvantaged communities.

Noise

The Noise Element is required in the General Plan and identifies noise sources and noise
sensitve land uses and contains goals, policies, and programs to mitigate noise impacts. The
Noise Element helps guide the Land Use Elerardtland use decisiorie minimize excessive
exposure to noise.

Community Design

Community design refers to the unig@@K I NI OG SNJ F yR FSIF ddz2NBa 27F
environment. The purpose of this optional element is to help establish a sense of place by
highlighting the positive aesthetic and functional qualities of a city. These qualities can be
classified undea wide variety of featurescludingstreetscapes, parking lots, architecture,
landscaping, signage, commeraalelopmentand residential developmenEormalizing

these characteristics into a Community Design Element helps define a location and improves
quality of life for residents and visitors.

Public Facilities

The Public Facilities Elemasatoptional andietails the existing conditions and standards of the
services, infrastructure, and utilities that are providedtbg City The element coversish
infrastructure as water systems, utilities, waste management, safety services, schools, parks,
and public buildings. These systems are important to maintain a high quality of life in the
community.

Sustainable Agriculture

The Sustainable Agricultukdement is optional and addresses managed production and
conservation of agricultural lands to sustain the role of Agriculture as a mainstay of the local
economy while it contributes to the State econoniye policiesinderthe Sustainable
Agriculture Elerant seek to preserve existing open spaces and agriculturally productive land
while allowing for responsible conversion of land for needed housing and commercial
development.

1.3.2Contents of Elements
During this General Plan update, the planning teaneaeshed the existing conditions ithe
Cityof McFarland. This information was collected from community members during public
meetings and community outreach, as well as through field research, revigulansiing
documentsanddevelopment patternsand oher relevant sourcessoals, objectives, policies,
and programs were developed based on thieormation found by the planning team,
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combined with input from the communityhe formatfor these goals, objectives, policies, and
programs are as follows:

Goal

A goal is a general directiesetter. It is an idealized vision of the future with respect to public
health, safety, or general welfare. A goal is a general expression of community values that may
be abstract. Thus, a goal is generally not quantiéaiy timedependent

Objective

An objective is a specified end, condition, or state that is an intermediate step toward attaining
a goal. lis oftenspecificyneasurable, achievablegalistic,and timedependent. An objective
mayrelate to onespecificaspect of a goabr it may be one of several successive steps towards
achieving a goallhus, there may be more than one objective for each goal.

Policy

A policy is a specific statement that guides decisiaking. It indicates a commitment

of alocal legislative body to a particular course of action. A policy is based on, and helps
implement,the objectives and goals of the General Plan.

Program
A program implements &eneralPlan policy. Jurisdictions draft programs to be specific to
implement policies, meet objectives, and ultimately work towards goals.
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2. PLANNING PROCESS

2.1The Planning Team
The Planning Teafor the McFarland General Plarpdate consised of sixteen second year
graduate students from California Polytechnic State University, San Luis Obispo in the Master of
City and Regional Planning Progrander the supervision oftulty. The team worked closely
with the Cityof McFarlandand dedicated takeholders over the course of six months to
complete an initial,comprehensive update the CityQ @eneral Planirst aBackground Report
was produced aa culmination of background research and community input, developed to
serve as the foundation fahe development of goals, objectives, and policies in the General
Planupdate This report includes the regulatory setting, overview of existing conditions,
community feedback, and emerging directions related to each Element of the General Plan.

2.2 Comnunity Planning Process
The planning process refers to the path taken to research, analyze, and integrate community
input in the development of the written plan document. Figur& Butlines the timeline of the
three essential phases of the General PlamcBsswhich includel the collection of
information, analyzing of that information, and comparing growth alternatives.

Community Input

Gather Analyze Compare McFarland
Information Information Alternatives General Plan

_

Oct2019 Nov2019 Dec2019 Jan2020 Feb2020 Mar2020 Feb 2020

Figure 21: General Plan process diagram.

The planning process began in September 20H@&planning team began reviewing local and
regional planning documents containing relevant codes and regulations in the region, while
attaining an understanding of the demographics and history of McFarland. On October 24,

Pagell



2019, the planning team hosted a camnity focus group meeting and requested input on the
strengths, barriers, and wishes of McFarland residents. Following that meeting, the planning
team analyzed community feedback and used it to guide the creation of questions for the
community visioning meting, which occurred on November 14, 20T@esecond public

meeting provided an opportunity for community members to communicate their preferences
regarding specific components of the General Plan elements.

During the community visioning meeting, thiapning team established a platform for
community preferences to be identified through an interactive exercise affiliated with each of
the General Plan elements. Information from both community meetings was analyzed and
compiled into the Background report

Community feedback is an important component of the planning process, and two more
community meetings took place in February and March of 2020. These meetings nurtured a
space for residents to share their perspectives on alternative growth approadmegldnning
team then used this information to identify which growth development plan was right for
McFarland and most desired by its residents. Once completed, the draft General Plan was
submitted to the City of McFarland for further review

The GenerdPlan has information regarding all the elements and identiiesds for future
growth and development in McFarlanBollowing review of the draft Plarhé revised
documentwassubmitted tothe Cityof McFarlandfor further actiontoward potential
adoption.

2.2.1 Phase 1 Gathering Information
Initiatedin September 2019, phasme was concerned with the collection gdrimary and
secondary information. The planning team reviewed secondary data sources for the General
Plan, including federal, state, coungnd local documents. The planning team reviewed
existing demographic data and historical information on McFarland. The team collected primary
data through the community feedback meetingsd from acomprehensive land use inventory.
During the public meéngs, primary data was collected aboekistingstrengths, weaknesses,
and desires of the residents, along with an identification of the priorities for the future of
McFarland. The land use inventory invohdata collectiorby members of theplanning
teamon existing land uses, sidewalk conditions, and building conditions in McFarland.

2.2.2 Phase 2 Analyzing Information
Phasewo began in November 2019 and consistedanfanalysis of the information collected
during Phase 1. The planniteam used information related to communitjefined strengths,
barriers, and wishes to identify themes affiliated with each of the General Plan eleriéigs.
analysis remaied in progress, as the planning team contirtlt® collect community input and
attain community knowledge from citizens, community leaders, and local government staff.
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2.2.3 Phase 3 Comparing Alternatives
The third phase of the planning procesasthe formation and comparison @iternative
growth strateges. Questions answered by tr@ommunityduringpreference exercises
contributed to thedevelopment of alternative growth strategiewhichcommencedn January
2020.

The review of existing documents and collect of communityinput from residents officials

and stakeholdergnablel the creation of a General Plan document that frantes future
development of McFarland. The planning teaontinuedto collect community input

throughout the duration of the process to create a comprehensive document that reflects the
aspirationsof the mmmunity.

2.2.4 The McFarland General Plan
This is a comprehensivpdatel Y R S E LJ Y & A 2 yGereral Platast dndxtengiveQ &
research and analysis of existing information sources. The previous GenerafaBlarepared
in 1988with sporadic updtes to certain sections id011andlater years. The planning team
worked with the people of McFarland ttevelop an updated General Plan that represents the
needs identified by the community Iate 2019and early 2020This plan is developed to be
GSNIAOFfte O2yaraidSyid oAGK {dFGS NBIdzZThed A 2 y &
Plan include$wo essentialolumes of planningocumentsfor McFarlandTheBackground
Report and the Draft General Plan.

2.3 Research Methods
Information for the background report was collected from September through November of
2019. Three main research methods were used during this process:

1. Two public meetings were held to connect with residents and engage them in the
planning process to gafieedback on community aspirations

2. Field work was conducted to develop a land use inventory of existing conditions within
McFarland.

3. Secondary research was done to identify appropriate standards, policies, and programs
related to each General Plan elente

2.3.1 Primary Research
Primary research is defined as original research, conducted to find answers to specific issues or
guestions. The process can involve questionnaires, surveys, or interviews with small groups or
individuals. As part of the prilmaresearch methods, the planning team organized two
community meetings. The initial meeting identified community views related to strengths,
OF NNASNBS FYR gAaKSa FT2NJ aOCINIFYyRd ¢KS &aS02y
preferences for the future of lFarland. The other main primary method used was the land use
inventory.
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2.3.1.1 Focus Group Community Meeting
Meeting 1, the Focus Group Community Meeting, was held on October 24f204% PM to 7
PM at the McFarland Community Center. The meetictuoted a presentatioabout
requirements and elements of the General Pénd goals for the projectThen followedyroup
discussion with community members about the strengths, barriers, and wishes for McFarland.

Meeting 1 provided a brief explanatiaf what a General Plan is, its purpose, information and
elements included, and whattworkstowards. Thercommunity members

formed smallerfocusgroups to partake in discussions. The focus groups were asked the
following three questions:

1 What are the strendts of your community?
1 What does your community lack?
1 What would make your community better?

The meeting participants were provided with a few minutes to answer questions on colored
sheets provided to them by the planning team. This was followed by sismtissios with

other participants to share ideas and voice thoughts. Planning team members acted as
facilitators to guide the conversation and recediall ideas shared at each table. Once all the
guestionshad beermansweredeach focugroup nominateda community member to share
their thoughts with all meeting participants.

The information and discussion from the meeting were provided in both English and Spanish.
Approximately 25 community members were in attendance. Following the meeting, planning
team members went to a community coalf event on November 3, 2019 to shasenilar
information about the General Plan update.

2.3.1.2 Community Preferences Meeting
The second meeting, the Community Preferences Meeting, was held on November 24, 2019
from5 PM to 7 PM at the McFarland Community Center. The meeting included a presentation
and three breakout sessions with-bainute interactive preference activities.

The meeting provided a brief definition of each element in the General Plarstatus ofeach
elementin McFarland, the community strengths, barriers, and wisheshey relate teeach
element, and emerging directiorisat were compiled from the information collected from the
first community meetingand other research activitie3 he elements @re presented in groups

of four, followed by breakout sessisted by the planning team. The three-hiinute breakout
sessions looked for community preferences related to each element presented. The members
of the community in attendance were given stickeo answer question boards based on their
individualpreferences. The participants were also given the opportunity to place more than
one stickerin responséf they had strong fe@hgs aboutcertainoptionson the board. The

results of the preferences we collected and summarized for the community members.
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The information and discussion from the meeting were provided in both English and Spanish.
Around 20 people were in attendance. Following this meeting, additional information was
collected using an dime survey to collect more data on the community preferences.

2.3.1.3 Land Use Inventory
The land use inventonyas a primary dat&ollection effortcomposed of data collected about
the community. The planning team completed a site visit to McFarland and walked throughout
the planning area. The community was divided iséwenneighborhoods for observation. The
planning team worked in twperson teamdo collect the data for the inventory to attain an
understanding of the existing land uses, building condgi@md sidewalk availability and
conditions per parcel. The assessed information was obtained from the site visit conducted on
October 14 to captre these criteria:

1 Active land use(s)

Number of structures on parcel

Number of stories for each structure on parcel
Mixture of useson each parcel

Number of units per structure

Condition of the structures

Presence of sidewalks

Vacary instructures

= =4 4 4 -8 2 -1

The planning team entered characteristics for each parcel into iPads installed with HanDBase
database software. This software allowed the planning team to organize, export, and merge
data from the fieldwork onto the computer for further analysising Excel and GIS software.
The data from the land use inventory is compilei®IS and an existing land use map in the
Background Repart

2.3.2 Secondary Research
Secondary research methods inclaudée summary, collation, and merger of exigfiresearch
documents. This research method is used to understand the background of McFarland and
regulations that apply téhe City along with all existing documents concerned wiik City
The planning team hadsed government documents, US Census datorical documents,
planning documents, and other related documents to develop a comprehensive understanding
of McFarland. The information compiled was useadompilethe BackgroundReport.

2.3.3 Themes in Community Feedback
Themes from the commity feedback collected from the meetings can be found in this
section. In multiple instances, themare repeated within the summary to capture shared
themes across the different elements.
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2.3.3.1 Community Meeting 1: Focus Groups
Date: Thursday, Oaber 24, 2019

Land Use

In the initial community meeting, residents shared their strengths, barriers, and wishes for the
Cityas it relates to land use. Strengths for land use largely pertain to the location of parks
within the Cityand the new residentiadevelopment that is located on the western edgetloé

City. In addition, residents stated #t sidewalk improvements in downtown enharctthe
atmosphere withirthe City Community barriers related to land use wdiraited housing

options, a lack of medad care facilities, and minimal development on the east sidd@City
Community wishes includiemore industrial development, affordable housing options, and
expanded retail options, including restaurants and car dealerships.

Circulation

In the first community meeting, residents shared their strengths, barriers, and wishes as they
related to circulation. Strengths were related to the presence of Highway 99 and numerous
resurfaced roads withithe City Also, the downtown beautification wamsaised for improving

the sidewalks. The listed barriers inclabenited connections between the east and west sides
of the City, lack of regional connections between Delano, Wasco, and Bakersfield when using
public transportation; and outdated crossimgrastructure.

Housing

In the first community meeting, residents shared their strengths, barriers, and wishes as they
related to housing. Their strengths inclutithe newer residential developments the City
Barriers includd limited housing optionsand affordable housing choices. Wishes for McFarland
included better housing stock on the east side, affordable housing options, and an incentive
program for public employees to become homeowners.

Economic Development

In the first community meeting, resgats shared their strengths, barriers, and wishes as they
related to economic development. The strengths incldideobile vendors, the proximity to the
highway that allows for retail opportunities, and the centralized downtown that has
opportunities to expad into a robust commercial center. Communitientified barriers

included a low number of businesses on the east sidéhefCity a distinct lack of local

businesses, and a lack of career training opportunities for residents. Other barriers were related
to the lack of bigbox retailers and other related commercial establishments. Wishes collected
from the community inputvere to expand revenugenerating commercial usestine City

organize summer events to generate income for local commerce, and exymeldodging

options.
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Sakty

In the first community meeting, residents shared their strengths, barriers, and wishes as they
related to safety. The results from the initial meeting slealpronounced interest in safety as it
related to natural hazards. dlstrengths that related to safety weraentionedin the meeting.
Barriers includd a lack of evacuation plan, missing drainage and flood control infrastructure,
and a lack of emergency drills to train residents how to respond to emergencies. No community
wishes as they related to safety were identified in the meeting.

Conservation

In the first community meetingjo information on barriers or wishes were collected from the
community members. The strength was relatedhte Cityda | 6 Af A (1 & efwith dzGAf AT S
efficiency.

Open Space

In the first community meeting, residents shared their strengths, barriers, and wishes as they
related to open space. Strengths include the good quality of the parks, well organized youth
sport organizations, andyouth population interested in sporelated activities.

Air Quality

In the first community meeting, residents shared their concerns pertaining to the surrounding
local air quality. Strengths and barriers related to air quality were not shared in the meeting,
but a single wish was shared that asked for better air qualltg. Single comment also noted

that air quality was affected by the presence of agriculture in the region surrounioénGity

Hedth

In the first community meeting, residents shared their strengths, barriers, and wishes as they

related to health. Commentsicluded lack of access to medical care facilities, rehabilitation

centers, and activities fahe CityQa A SY A 2NJ O2Y Ydzy A (1 wasME YO SNE D Ly 1
forthcoming aboutstrengths. Barriers included a lack of healthcare facilities for physical and
mentalhealth, along with a lack of activities for senior citizens. Wishes for the community were
gathered and related to a need for medical facilitieshi@ City In addition, a distinct wish for

mental health care facilities was noted. Another wish of note wasmment on expanded

daycare options for parents with younger children.

Environmental Justice

In the first community meeting, residents shared their strengths, barriers, and wishes as they
related to environmental justice. Strengths included the preseoicsidewalks on

manyCityblocks, with a note for more sidewalks in sectionshef Citylacking in sidewalks.

Barriers includd missing connections between the two sides of McFarland and contrasting

quality of infrastructure between the east and wedlesi with lowerquality infrastructure on

the east side. Wishes included expanded public service programs relatied @ityQ & & Sy A 2 NJ
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conditions.

Noise

In the firstcommunity meeting, residents shared their strengths, barriers, and wishes as they
related to noise. The information collected revealed that residents found noise produced by the
railroad as a barrier and an issue they wished to be fixed. A comment taathenglated to

noise was a desire expressed by community members to have some nightlife and clubs or bars
within downtown McFarland.

Community Design

In the first community meeting, residents shared their strengths, barriers, and wishes as they
related o community design. Strengths includé CityQ & -énk @ekgliborhoods that create

a unigue community spirifThis spirit is emulated by local building styles with multiple churches
providing community centersSome residents considere¢de smalitown characterand
atmosphereas a barrierWishes includéan incentive program to provide beautification for
buildings withinthe Cityand improved crossings over Highway 99.

Public Facilities

In the first community meeting, residents shared their strengthesriers, and wishes as they
related to public facilities. Residents in attendance expressed their satisfaction with the quality
of the parks withirthe City the school programming that providectivities for youth, and

clean facilities located througtut the City Barriers includé a lack of lighting in some areas of

the Cityand a distinct lack of sidewalks, lighting, and infrastructure on the east sithe @ity

Sustainable Agriculture

In the first community meeting, residents shareemmentsrelated to agriculture. They

considered the scenic setting that agriculture fields provide as a strength, but the air quality

AYLI OGa 2F | ANROdzZ (GdzNF £ 2LISNF GA2ya | o6 NNA SN
can purchase fresh foods.

2.3.3.2 Community Meeting 1: Strengths
In summary, esidents identified the following strengthstine Cityof McFarland:

1 Strong sense of community, identity, and pride.

Great churches and faith services.

Strong support for veterans.

Sense of safety, peace,dstability in McFarland.

Familyfriendly community.

Beautification has begun through recent infrastructural improvements.

Many clubs, organizations, and recreational opportunities are available to residents.
Schools always have many activities going o

= =4 4 4 -5 -2 -2

Pagel8



1 Good communication betweetie Cityand the community.

2.3.3.3 Community Meeting 1: Barriers
In summary, esidents identified the following as barriers challengimg Cityof McFarland:

=

Limited petfriendly areas

Lack of equality in businesses, services, and beautification efforts abeo€sty
Limited lighting in public areas

Much infrastructure is outdated

Limited athletic events

Speed limitavere not enforced

Highway dd not draw people into McFarland

Paoor connections between the east and west sideshef City
Lack of regional connections to surrounding communities
Therewas no emergencgvacuation plan

Lack of gas stations

Lack of major businesses

Limited health care opportunities

Unemploymentwas high in the winter

Missing recreational facilities

Limited affordable housing opportunities

Lack of local businesses

Lack of safety and police services

=4 =2 =4 8 8 8 -5 -5 -5 _5_9 -9 -9 -9 -9 -5 -°

2.3.3.4 Community Meeting 1: Wishes
In summary, esidents wished for the following:

=

Incentives ér City beautification

Crossing improvements for Highway 99

Increase in local businesses and economic development
Improved highway entrances and traffic control

Integration of trade programs within educational opportunities.
Furtherengagement with new technologies

More opportunities for restaurants, retail, and entertainment
Opportunities for daycare and senior services

More variety and affordability in housing stock

Programs for art and recreation for youth

New City Hall or g@rnment centers

Implementation of mental health services and education
Increase in community and cultural events

Better interaction between government and citizens

= =4 4 8 4 4 8 5 _5 _5 -9 -9 -9
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1 Tertiary water treatment for more usable water

2.3.3.5 Community Meeting 2: Preferences
Date: Thursday, November 14, 2020

Land Use

Ly GKS aSO2yR O2YYdzyAde YSSGAy3ar GKS NBAARSy
central focus. The community members were asked to select from a set of options for qgestion
andto indicate their t@ choices by placing sticker on postéfhe questions were created from

feedback analyzed from the first meeting. When residents were asked where they would like to

see development concentrated, most community members warg@stern McFarland and the

potential southern annexation area south of t2@19City limits.

Circulation

In the second community meeting, community members were given a set of questions to
encourage them to share their preferences on various improvements to McFarland as they
related to circulation. Residents noted a preference for public transportation options and raised
crosswalks. Rpendentsstated a preference for travelling to Bakersfield using public transit.
Residents also noted that they would prefer to visit parks in McFarland using bicyclas and
visitcommercial businessegithin the using public transiCity.

Housing

In the secondcommunity meeting, residents were given a set of questions that focused on
housing preferences. Residents were given a series of questions related to the future of housing
development and improvements that theyould prefer. Most residents preferred to maiain

the singlefamily residential style developments thatre abundant irthe City There were

some responses that showed an interest in mixesg residential development. Apartments

were the most preferred type of affordable housing choice with a fooaugowincome

residents. In addition, community members noted that building maintenamagthe most

pressing issue in their neighborhoods.

Economic Development

The second community meeting allowed community members to answer a set of questions and
askedfor their preferences on each option presented to them. When McFarland residents were
asked what types of industry there would want in their city, they noted a preference for
distribution centers and manufacturing facilities. Residents also noted thatwwaild like to

see food service commercialtime City and strip matoriented commercial development.
Respondats also noted a desire fggost-secondary educatiom mechanicalelectrical and
healthcarefields
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Safety

In the second community meetingesidents were given a series of questions that related to
safety concerns and potential improvements. Most residents in attendance noted that flood
and droughtwere their most pressing concerns. Climate changs also noted as a potential
threat to thecommunity. Most residents stated that flooding ocrent on the east side of
McFarland.

Conservation

The second community meeting gave residents the space to choose their preferences related to
conservation within McFarland. Most residents noted that thegre concerned with water
efficiency, with some votes indicating concern with energy efficiency. Residents also stated that
they would prefer to see enhanced habitat space in vacant space wftei€ity in addition

some votes indicated a preference foabitat space to be allocated in the streetscape and City
parks. Residents in attendance also preferred renewable energy as an eastigg option.

The questioraboutwhich watersaving strategy appealed to theimdicated apreference for
droughttolerant plants to be implemented withithe City

Open Space

At the second community meeting, residents were given a set of questions related to open

space concerns and improvements fbe City Residents in attendance noted their preference

for water-wise landscaping in City parks. Residents also noted a prekefenoew sports

facilities, dog parks, and upgraded facilities were also noted as preferred choices. Residents

stated their preference for Mediterranean style landscaping for their yards, and that they

preferred to walk or use their car to travel to parks addition, residents noted that the park
theyusethemosvad WAY 2 KAGS a. fFyO2é¢é tI NJ] oodei K aOCI NI
secondpreferred recreational space.

Air Quality

At the second community meeting, community members responses solidifesddoncern
with air quality withinthe City Residents noted that they preferred both to limit industrial air
pollutants and promote alternatives to driving to reduce air pollution within McFarland.
Residents also noted a strong preference to plant ntoges withinthe Cityas a strategy to
reduce air pollution.

Health

At the second community meeting, residents had the chance to indicate their preferred
methods to improve health within McFarland. Residents in attendance noted that they would
like to seeF | NJIyraNk@inthe Cityto increase access to fresh produce. Residents also
noted that sporting events would be beneficial to improving social interactions within
McFarland. In addition, community members noted their preference for primary caréiésil
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clinics,andfamily planningmedical facilities ithe City Residents also indicated a preference
for mental health clinics as a medical servicetlifiar City

Environmental Justice

In the second community meeting, residents indicated a preferéocenore community

activities to encourage physical activity amongst community members. Residents also noted

that theywere most concerned with air pollution caused by dust generated by agricultural

uses. In addition, transportatiegenerated air pollutiorwasa major cause of air pollution.

/| 2YYdzyAGie YSYOSNB AYRAOFGSR I LINBFSNBYyOS T2NJ
stores that stock fresh produce to promote healthy food choices for residents. Residents noted

a preference for youth sports anégreation programs to promote a sense of community

within McFarland.

Noise

In the second community meeting, residents were asked to give their opinions in relation to
noise concerns withithe City Community members noted that Highway 99 and the railroad
were sources of noiseelated annoyance that bothed residents. A few community members
stated that noise bothered therdaily, but there was a wide range of responses including

multiple community members who said noise never or almost never bothered .theéhen

residents were asked what sections of McFarland were most affected by noise, residents noted
that the areas closer to Highway 99 and the railroad were locations where noise annoyed them.

Community Design

The second community meeting gave thosetteradance a set of questions so they could share
their preferences on various community design related preferences to improve McFarland.
Questions covered topics that included streetscape improvements, architectural styles that
appealed to residents, andhprovements to downtown. Residents noted a preference for
improved pedestrian access on streets. A preference for modecontemporary architecture

for building constructiorwas also noted. Community members in attendance also stated that
trash cans, ligting, and increased landscapingre desiredmprovements for commercial

areas withinthe City For improvements to downtown, residents indicated that public spaces,
plazas, pocket parks, and complete streets would be ideal to enhance community.design

Public Facilities

In the second community meeting, community members were given a set of questions so they
could share their preferences and issues related to public facilities within McFarland. When
residents were asked which public servicesaailities they wanéd to see improved,

community members noted that they wanted police services to see improvement.-édterol
programs for kids and senior centers and activities were noted as the preferred choice for
improvements to community servisavithin the City Infrastructure needs noted more
streetlights, better maintained streets, and improved sidewalks withenCity When residents
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were asked questions related to personal safety, community members noted they felt safest in
the southwestern sction of McFarland. In contrast, residents felt the least safe in the eastern
section of McFarland.

Sustainable Agriculture

During the second community meetingsidents noted that they were most concerned with
air pollution caused by dust generated &gricultural usesCommunity memberalsoindicated
I LINBFSNBYyOS F2NJ .OOSaa (G2 FFNYSNRa YIN)]Saa

2.3.3.6 Community Meeting 3: Futufdternatives
Date:ThursdayFebruary 19, 2020

At the third community meeting, the planning team presented three gloalternatives. These
alternativeswere designed with contrasting visions of the future to facilitate discussion with
stakeholders The threealternativesincluded Business as Usudloderate Growth and
Redevelopment, and Smart Growth.

Each alternative mvided a conceptual land use map, proposed circulation options,
representative photos, and thredimensional building massing models. This information was
presented in a before/after format to showcase tphetential physical impacts aéach growth
alternative.

Thealternatives were presented with the following growth assumptions:
Business as Uslia

1 Auto-oriented development

1 Lowdensity residentiahs the dominant housing type
1 Commerciahlong Highway 99

1 Light andheavyindustrialuses

Moderate Growth and Redevelopment

1 Residential infill development

Accessorylwellingunits as aesidentialoption

Expandedusservices

Completestreets

Increased commercial and ftdérvice grocery stores

§ 3-story height limit to maintairmn O C I NI I yt&@ &haracel f f
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Smart Growth

1 Maximizinghousing, retail, mixed use, and industrial growth to match the highest jobs
to labor force ratio recorded for McFarland
1 Residentialevelopment focuseéh Downtown and on the Westside
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1 Landuse dstribution that provides mixedise commercial for service jodgyht
industrial to accommodate office and studio uses, heavy industrial to provide high
paying manufacturing jobs, and highway commercial to create salegetagrating
services alonglighway99

1 Expanding public transitith a new internal circulatory transit netwotk link with the
existing regional transit systendeveloping bicycle and pedestrian infrastructaodink
homes, schoolsgnd parks improving nommotorized crossing® provide better
transition and connection between East and West sides ofitye

The following section outlines the results from the survey completed by community member at
the February 19meeting:

Forthe Business stUsuaAlternative, community feedback indicated that:

1 95.8% of participants liked lodensity residential useis McFarland

65.2% of participants liked autriented uses

100.0% of participants liked commercial development along Highway 99
54.2% of pdicipants liked light and heavy industry useshe City

54.2% of participantbked loss of open space and agriculture

83.3% of participants disliked development in the floodplains

57.7% of participants liked residential development near industgabku

1 88.0% of participants disliked limited walkability and connectivity

= =4 4 4 8 2

Forthe Moderate Growth and RedevelopmeAtternative, community feedback indicated
that:

83.3% of participants liked mixed density housing

87.5% of participants liked mixatse developmentfor commercialand housing
72.0% of participants liked accessory dwelling units for residential infill
95.8% of participants liked highway commercial development

100.0% of participants liked improved sidewalk and bicycle connections
95.7 of participants liked expanded bus connections witheCity

83.3% of participants liked infill development on vacant and underutilized land
87.0% of participants liked increased density

95.2% of participants liked downtown redevelopment

72.7% 6 participants liked more affordable housing options

94.7% of participants liked improved connectivity

90.0% of participants liked more public transportation options

= =4 4 4 4 -5 5 5 -9 9 -9
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For the Smart Growth Alternative, community feedback indicated that:

1 93.1% of participnts liked downtown infill development
1 90.0% of participants liked westside residential expansion
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1 96.7% of participants liked development along Highway 99

86.2% of participants liked gatewaysthe Cityusing signs

1 100.0% of participants liked walkabtorridors with widened sidewalks, benches, and
landscaping

82.8% of participants likeseparatedbike lanes

89.7% of participants liked extended pedestrian and bike barriers along highway
crossings

82.1% of participants likedtira-city bus service

92.9% of participants liked additional bus stops for Kern Transit route

70.4% of participants liked increased housing density

100.0% of participants liked increased job opportunities along Highway 99
92.9% of participants liked a vibrant downtown

70.4%0f participants liked mixedise in downtown

77.8% of participants liked identified gateways

1 96.4% of participants liked safe streets for all road users

=
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In summary, attendees at the third meeting expressed a desire for McFarland to continue
evolving withmore active transportation infrastructure, more housing, and more commercial
development along Highway 99. Residents were accepting of infill development on vacant land,
and accessory dwelling units were welcomed as an opportunity to build more affordable
housing. Residents accepted mixese structures in downtown but little desire for

continuation of auteoriented development

2.3.3.7Community Meeting 4: Presentation of Preferred Gréw#rnative
Date: Wednesday, March 11, 2020

On March 11, 2020, the fourth community meeting was heldetaew and verify thathe
PreferredGrowth Alternativecapturedthe preferences of the community. Timeeeting

consisted of a presentation on the Preferred Growdkternative a plan for future deelopment
created through the combination of feedback from the previous three community meetings
and the most preferred features of the three development alternatives presented in Meeting 3
The presentation wafbllowed by a feedback session and actitity}check whether the

Preferred Alternative adequately captured the vision and aspirations of McFarland residents.
Participantsviewed posters thatgavethem information about theconcepts presentewhile

they engaged in the verification process

Feedback

The community provided feedback by filling out worksheets to confirm whether the planning
team correctly captured their likes and dislikes regardiitg-wide, Land Use, an@irculation
features of the Preferred Growth Alternative. Results wargely positive, confirming that the
Preferred GrowthAlternativelargely captured the community aspirations and preferences for
the future.
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For thecommunity-wide features of the Preferred Growth Alternativaammunityfeedback
indicated that:

1 100.0% of prticipants liked concentrating development to the west to avoid flood
areas

85.7% of participants liked to preserve open space and agricultural land

100.0% of participants likedty gateways with signs, landscaping, and iconic features
92.9% of partipants liked to prioritize infill development for housing

92.9% of participants liked to redevelop downtown

92.9% of participants liked a vibrant downtown

100.0% of participants liked mixede in downtown and commercial corridors

1 100.0% of participarstliked increased jobpportunitiesalong Highway 99

= =4 4 8 A4 -2

For the Land Use features of the Preferred Alternative, community feedback indicated that:

1 100.0% of participants liked a revitalized downtown with mixiseé on vacant and
underutilized land

1 100.0% oparticipants likedNorth & WestExpansioror clustered low, medium, & high
density housing

1 92.3% of participants liked Whisler Road Expan&omixed-density residential
development with connection to commerciases

1 100.0% oparticipants liked Southern Commercial Corridoth widened sidewalks,
crosswalks & commerciakes

1 92.3% of participants likeBamoso industrial & Commercial Centferthe creation of
light and heavy industrial & highway commercial centers

1 100.0% of paicipants liked Southern Neighborhood Commeréalthe creation of
retail centerfor the Eastern Neighborhood

For the Circulation features of the Preferred Alternative, community feedback indicated that:

1 100.0% of participants liked inner city bus\see

1 100.0% of participants liked new bus stops for Kern Transit at major centers along
Highway 99

1 100.0% of participants liked expanded sidewalks along major pedestrian corridors

1 100.0% of participants liked marked bike lanes along major arteriatofoplete
streets

1 100.0% of participants liked improved pedestrian & bike corridor connettiegt

1 91.7% of participants liked extended pedestrian & bicyclist barriers for safety on
Highway 99 crossings

1 100.0% of participants liked safe streets fdrrahd users
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3.CONDITIONS AND FACTORS FOR GROWTH

3.1 Introduction
This chapter addressthe conditions and factors thahfluencefuture growth inthe Cityof
McFarland. Background research for this chaptarsisted ofieldwork, data analysis, and
community input. This chapter also presents projections for population growthajgets and
relatedhousing needs. These projections inform the three development alternatives and the
Preferred Growth Alternative.

3.2 Existing Strengths & Challenges
3.2.1 Communit$trengths
History and Culture

McFarlandresidentspossesgreat pride in their historand culture, as reflected in public art
and murals. McFarlankas a particularly robust youth sports cultuesthe Cityis known for its
high school crossountry team'sstate championships.

Connections

McFarland has multiplentry and exit rampsconnectingto Highway 99, a major nortsouth
route linkingMcFarland toother Gentral Valley cities, including@akersfieldFresno, and
SacramentoA major northsouth railroadtraversesMcFarland, andurlington Northern Santa
Fe (BNSF) Railrohds made inguies about constructing newterminalin McFarlandhat
would be an opportunity to enhance local economic growth.

Parks

There are35 acres of parkavailable taVicFarlandresidentswithin City limits.While theratio
of parks to residentsould be impoved,McFarland's ratias higher than the nationgbarksto-
residentsaverageand higher tharthe ratios ofsome of theother San Joaquialley cities.

Smal-Town Feel

Therelatively small population, lowlensity housing, and agricultural context creatrural
character for McFarlandResidents support each other and relish the sr@Ain feel.

a OCl NI I y R QiasmRIandyalkablé,and thereasurroundingthe Cityis almost
entirely agricultural fieldsadding tothe CityQ guiet, rural atmosphee.

Quantity of Land

aOCI NIFYyRQ& NBOSyYylG FyySEFGA2Y lenpiyhldnti® LJ2 & SR
accommodatehe CityQ @rojected populatiorgrowth andaspirations foreconomicexpansion.

Farmland
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3.2.2 Community Challenges
Jobs & Economic Diversity

aOCI NI IYyRQa 220a | NBandixBdnhaniygw-peying, &ith e 3 NR O dzf { dzN.
significant amount of local jobs being seasoMitFarland's median househaidcome is

70%that of Kern County and just $2of California'sAdditionally,a O C I NR01y R Q &

unemployment rateof 14.26was significantly higheéi K I y Y S NI %I2\d8 (/&8 [QfAA 21 NS A
7%.

Housing

Almost half of McFarlancesidentswere overburdenedy housing costspendng more than
30%of their incomes on housing.

Goodsand Services

McFarland possesses limitedtlets forgoods and servicesuch as grocery stores and
convenience storegarticularly on the eastern sidés a resultresidents oftertravel
to Delano or Bakersfieltb access needed supplies and services.

Medical Services

Feedback from the community identified a need for more comprehensive medical services
within McFarlandMcFarland's medical services are limited wwtclinics operating ithe City
and no emergency room.

Police

The existing ratio of 11 police officers to 15,000 residents is below the recommeatii@tbr
community policingFeedbackrom community meetingfasindicated difficultiesn funding
adequate police services.

Pollution

The San Joaquin Valley Air Bagthich McFarland is a part a$, one of the most polluted air
basins in California and not in attainmenfor both federal and state regulatory standards for
particulate matter and ozoneAs a resultasthma ratesn McFarlancarein the 67" percentile

in California.

Flooding

Significant portions of McFarland, particularly eastern McFarlaraljna flood plain. Existing
mitigation measures are insufficient to prevent roaasl buildngsfrom flooding, which is
expected to intensify witlclimate change.
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Climate Change

Ongoing climate change plackkFarland at risk from drought and extreme heat. Climate
change is expected to worsen the effects of these hazards and adversely iagp@citural
productionf YR a OCIF NI F yYRQ& LI LMz | GA2Yy KSIfOK®

Transportation

Highway 99 creates a significgttysicabarrier between the east and west sides of McFarland,
andthe Cityhaslimited pedestrian and bicycle facilitigsurthermore McFarlanddoes nothave

an intracity busservice althoughthere isone stop for theregional busserviceat the
McFarlandveterans Community Center.

3.3 Growth Projections for 2040
This section describes the population, employment, and housing projections that have
informed the development of the McFarland General Plan update. These projections also serve
as the basis foall growthalternatives.

3.3.1 Population Projections
McFarlyy RQa LJ2LJdzf | G A2y %fiomINE € HDMITRR204D popiahidd for y H
the Cityof McFarland was projected using the cohocoimponentmethod, whichappliedlocal
birth, death, and migration ratet® generateforecassin five-year incrementsdr eachage and
sex cohort. Based aheseprojections, McFarland ital populationis estimatedto increase to
23,690 people by 2040nder baseline conditionss shown in Tabl@ 1.

Table3-1: Population Projections for McFarland, 26-2040
Year Total Population

2015 13,020
2020 14,755
2025 16,661
2030 18,770
2035 21,121
2040 23,690
Source: Cal Poly Planning Team, 2020

In addition toa significant population increasthe 2040projections also showignificant
changes taohort characteristics, atepicted inthe 2017 census angrojected 2040
population pyramidsn Figures3-1 and 32 respectively.

The growth in the uper age cohorts illustrates the expected increasthCity2 T a OCI NI | Yy R
senior population. The cohort data from the 2017 American Community SurgeEatesa

pyramid shape, with larger percentages of younger residents in McFarland and lower

percentages of older residents. In comparison, projecsdor 2040 show anore cylindrical

shape, indicating a more even distribution of age growfikin the populationin the future
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85 years and over

Age Group

80 to 84 years
75 to 79 years
70 to 74 years
65 to 69 years
60 to 64 years
55 to 59 years
50 to 54 years
45 to 49 years
40 to 44 years
35 to 39 years
30 to 34 years
25 to 29 years
20 to 24 years
15 to 19 years
10 to 14 years

51to 9 years
Under 5 years

15% 10% 5% 0% 5% 10% 15%

85 years and over

Age Group

80 to 84 years
75 to /9 years
70 to 74 years
b5 to 69 years
60 to 64 years
55 to 59 years
50 to 54 years
45 to 49 years
40 to 44 years
35 to 39 years
30 to 34 years
25 to 29 years
20 to 24 years
15 to 19 years
10 to 14 years

5to 9 years
Under 5 years

m Male W Female

Figure3-1: 2017populationpyramid for McFarland

15% 10% 5% 0% 5% 10% 15%

m Male W Female

Figure3-2: 2040baselinepopulationpyramid for McFarland
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3.3.2 Housing Projections
TheCit2 ¥ a OCI NI I yRQa K2dzaAy3a aia201 | dhefilwilhnmt &1
need an additional 4,500 housing unitsaccommodate projected populi@in growth for a
total housing stock of 7,580 housing unitsder baseline conditionsI'his housingeedwas
calculated using the head of household formation metifodheadship method). Thimethod
calculates the percentag®f people whowere heads of household within each age cohart a
base yearThese percentages are then multiplied by the projected population for respective
age cohorts to determine the totalumber of potential households which converts to number
of housing units needed. TabBe2 slows the distribution of households by age of head of
householder and by tenure fahe 2017 census data as well as projected households for 2040.

Table3-2: McFarland Headship Projections for Housing Units Needed, 22040

2017 2040

Age | Pop. OwnerHouseholds RenterHouseholds|Projected Pop. Households Owner Renter
Number Percentof Number Percentof|
Age Age
Group Group

15-24 | 2,306 16 1% 85 4% 2,787 122 19 103
25-34 | 2,320 346 15% 451 19% 4,108 1,411 613 799
35-44 | 2,062 296 14% 412 20% 3,150 1,081 452 629
45-54 | 1,090 404 37% 143 13% 3,302 1,657 1,224 433
55-64 | 1,072 343 32% 140 13% 2,430 1,095 778 317
65- 74 454 246 54% 27 6% 1,677 1,008, 909 100
75-84 152 75 49% 15 10% 872 516 430 86
85+ 23 23 100% 0 0% 330 330 330 0
Total 9,480, 1,749 18% 1,273 13% 18,656 7,220, 4,754 2,46¢
Source: U.S. Census Bureau; 2017 American Community Survey Table B2&E0EsEmates

To accommodate vacancies, the housing projections assumexd &thousing units would
remain vacant. About 3%f housing units in McFarland were vacant in 204 8ttle lower than
the 5%assumption. Factoring in the 5%cancy rate to the projected 7,@households, the
projectedbaselinehousing need in McFarland is 7,580 total housing units by 2040.

Housing Affordability

Housing is considered affordable when total housing costs are less that 0% K2 dza SK2 f R
monthly income, according to the UI3epartment of Housing and Urban Development (HUD).

As part of the housing projection processOCI NX I YRQA | FF2NRI 3t S K2 dza A
projected based on 2017 household income dathich multiplied the projected number of

householders in each agelwort (seen in Tabl8-2) by the percentage of households paying

greater than 30%f their income on housing. Based on these affordable housing projections,

the Cityshould plan to develo@,450 new affordable housing unity 2040 to accommodate
projectedpopulation growthunder baseline conditions
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3.3.3 Economic Projections
In 2017, there were 6,745 jobs in the City of McFarland, the majority of which (about 80%) were
I ANAR Odzf GdzNF t 220a® .FaSR 2y aOClI NI2WRQa 220a
G23SGKSNI 6A0GK Hnnn LRLWAFGAZ2Y LINRP2SOGA2yas (K
08 HAnAnnX AYONBlFraiAy3a GKS /AdeqQa G201 f ydzYoSNI 2
projections of the Business as Usual Alternative. The fo labor force ratios are based on
economic data from the United State Census and retrieved from the Longitudinal Employer
Household Dynamics (LEHD) database

The following are descriptions of the industries within each sector according to the Census:

1 Agriculture- Agriculture, Forestry, Fishing, and Hunting

1 Service- Administration & Support; Waste Management and Remediation; Educational
Services; Health Care and Social Assistance; Arts, Entertainment, and Recreation;
Accommodation and Food Servic€gher Services (excluding Public Administration)

1 Retail- Wholesale Trade; Retail Trade

1 Office- Information; Finance and Insurance; Real Estate and Rental and Leasing;
Professional, Scientific, and Technical Services; Management of Companies and
Enterpiises; Public Administration

1 Industrial - Mining, Quarrying, and Oil and Gas Extraction; Utilities; Construction;
Manufacturing; Transportation and Warehousing

Job Targets for Growtllternatives

The job targets foall growth alternativeswere based orhistoricjobs to labor force ratisfrom
2013 to 2017or McFarland¢ K S Nahoiiféree & definedsthe population between the
ages of 16 and 65. Those younger tharwBBe assumed to be too young to work and those
whowere 65 and abovevere assumed tde retired. Table-3 shows the labor force
population, jobs withirthe City and associated jokt®-labor force ratiosThe City depicted a
low ratio of 086, an average of 1.0, and a high of 1.25

Table3-3: McFarland Jobs to Laiy Force Ratios, 2013017

Year Jobs Labor Force Ratio (Jobs/Labor Force)
2013 4,662 4,931 0.95
2014 4,441 5,167 0.86
2015 5,296 5111 1.04
2016 5,514 5,210 1.06
2017 6,743 5,399 1.25
Average 1.03
Source: Cal PoBlanning Team, 2020

Table3-4 compares the average jolte-labor force ratios othe Cityof McFarlandthe
neighboringCityof Delano, Kern County, aride Stateof California Thisprovided context
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within which to set realistic job targets fearious alternativesOver the period, MacFarland
exhibited a higher average ratio compared to the other jurisdictiéios.scenario planning
therefore, the Business as Usual Alternative applieddleratio o 0.9,the Moderate Growth
Alternative applied thewverage of 1.0, anthe Smart Growth Alternative applied theghratio
of 1.25

Table3-4: Average Job to Labor Force Ratio

Geographic Area Average Jobs to Labor Force Ratio, 22(B.7
City ofMcFarland 1.03
City of Delano 0.79
Kern County 0.75
State of California 0.83
Source: Longitudinal Employer Household Dynamics (LEHD) OnTheM&02D13

The Preferred Growtilternativealsoused the aggressive jobto-labor force ratioof 1.25 for
the Cityof McFarlandnatchingthe highest historic ratio that McFarland had in 2017, as shown
in Table3-3. Thssuggesed atargetof 17,1% total jobs by 2040.

Using economic base methods of analysis, higher numbgobsithan those under baseline
conditions were converted to additional population and housing needs. Appendix 5 shows
comparative details on population, housing, and jobs with associated needs for development
space for the various growth scenarios.

3.4 Deelopment Opportunities and Constraints

3.4.1 Boundaries and Limits
The Cityof McFarland does not border any other cities, botdersagricultural land on all
sides,includingWilliamson Act lands. These natural obstructions and land use restrictions
present barriers to outward growth. In additioRljghway99 dividesMcFarlandnto western
andeasternsideswhichrestrictsactive transportatiormovementacrosshe highway.The
CiyQa { LIKSNB 2F Ly Tt dzS ydeCityinita ih most@irectiofs/ T LocalS f f 0 &
Agency Formation Commission (LAFCO) is responsible for approvingral 8@ICityhas been
in discussions with LAFCO to expand its SOI. Magh®ws boundaries of the incorporated
area, previous SOI, and the proposed SOltonfé&dt / A 1@ Qa | AaLIANI GAZ2ya T2

3.4.2 Opportunities
The planning team created an Opportunities map baseduilding coverage, vacant parcels,
and potential for Accessory Dwelling Units (ADUSs). This process idekéfipdrcels and areas
within the Cityof McFarlandhat could accommodatesome of thefuture growthin housing

TheOpportunitiesmap (Map 3-2) shows areas of opportunity within the existing City
boundaries. Parcels with opportunity include vacant underutilizecparcelsthat could
accommodate additional development. Vacant parcels are highlighted in bright pink and are
concentrated largely ithe North & Wesern part ofthe Cityand along the railroad on the east
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side.The 2019 land use inventory identified 77 vacant parcels within City limits, totaling
approximately 77 acres.

Thismap also shows parcels where ADQJald be built to increase dusingsupplyin the City

and create smaller, more affordable units for single people or elderly family members. GIS data
of building footprints and parcel sizes was used to calculate how hamctwas available on

each parcendwhether an ADU could fidn the parcel. This analysis revealed the potential for
approximately 1,300 ADUs. Much of this data was gathered in October 2019 during the land use
inventory beforeGty boundaries were expandeah the westin February 2020
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Map 3-2: Opportunities within McFarland
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3.4.3 Constraints
Constraints to development include both natural hazards and-made obstacles. These areas
would not be prime candidates for development or redevelopment due to their sensitive
environmental or historical naturdNeverthelesssome constraints can be ngated during
development through best management practices.

The planning team created Constraints maps based on environmental resources, natural and
manmade hazards, and restricted land usegentify where future growth culd be
accommodatedMap 3-3 depicts constrainsto future development in McFarland.
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Map 3-3: Constraints withimnd around McFarland

The primary producers of noise in McFarland include Highway 99 and the railroad that runs
parallel to the freeway. The G8Bnoise contour along thisorridor is unsuitable for sensitive
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receptors, such as residential areas and schools, and tlB60ntour requires mitigation
measures to construct development that includes sensitive receptors.

McFarland also contains both 1Q@ar flood plains and@-year flood plains as designated by
the Federal Emergency Management Agency (FEM@9dhazards present a rigk life and
property and will need to benitigatedin future development.

Additionally,the Cityis nearly surrounded by croplands and \itison Act lands, which limit
development with the intentiorof preservingprime farmland.Otherwise the regional
geography poses low fire risk kdcFarlandand lacksvetlands,forested areas, or other
sensitive habitathat mighthinderdevelopment.
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4. DEVELOPMENT ALTERNATIVES

4.1 Introduction
This chapter presents three alternatives for accommodating future population, housing, and
employment needs iMcFarlandhrough 2040. Each alternatiwaries bydevelopment
densities, intensities, types, and locations of growth throughbetCityto meetthree
distinctvisions andsets of growth assumptions.

The Business as Usudtiernative assumes future growth will continue based on historic trends
in land use patterns, housing typaad density, and employmermipportunities and locationdt
includesthe expansion othe Cityand its Sphere of Influence (SOI) to the south. In this
alternative, residential development remains primarily ldensity withagricultural land
converting to new commercial and industrial development along Highway 99. The
trangportation system remainautomobile oriented

The Moderate Growth and RedevelopmeMternative selects multiple areas to concentrate
new growthwithin the existingCity boundary with the option to expand through annexation as
needed¢ KS | f (i S XYhingpdn&ieQricludgiill development, densification, and
repurposing andit prioritizesimproving circulationconnectiondetween the areas east and
west of Highway 98nddevelopng complete streetsto increasewalkability, bike

ability, and streetscape beautificatiorPedestrian bridge improvements, bus network
expansion, anthe development ofttractive gatewaymto McFarlandare alsokeyfeatures of
this alternative.

The Smart Growtiternative accounts for the most aggressive population growththierCity

of McFarland, maximizing infill withthe Cityand new development outside of the exigg City
boundary to accommodate the maximum projected population, housing, and job growth. This
alternative identifies three key areas for growth of housing and jobs athes€ity

1 Downtown Infill
1 Westside Expansion
1 Highway 99 Improvements

Future growthof housing is concentrated in the Downtown Infill and Westside Expansion key
growth areas. Future growth of jobs is focused along Highway 99, wherégsldasignated for
light and heavy industrial uses, as well as highway commercial retail and seovggspbrt job
growth.

4.2. Businesas Usual

4.2.1 Introduction
The Business as Usudternative continues the existing development patterns of McFarland,
based on historic growth patterns and current land use trends. The Business as Usual
Alternativeinvolves the expansion tfie Cityand its Sphere of Influenam the south,
converting agricultural land to various types of commercial and industrial develogakmg

Page39



Highway 99. Residential, institutional, and otlend usescontinue to the west ando the east
of the Highway 99 corridor. Transportation systems remain automatiknted with some
improvements for pedestrian connectivity and comfort. Extensive development, including
residential development, occurs in 100 and 5@ar floodplains, requing utilitiesto expand
and improve to provide adequate capacity.

Future populatiorgrowth is projectedusing the cohort method, which estimates growth based
on recentbirth, death, and migratiomatesin the area This baselingrojectionthen adjuststo
account forjob growth targets for each alternative. According to the population projections

shown in Tablé-1,the City2 ¥ a O

CIFNIIFYRQa

LJ2 LJdzf [byR780y A &

SELISC

peoplefrom 2017to 2040,reachinga total population of 23,69th 2040under the Business as

UsualAlternative

Table 41: Population for each Growt Alternative
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The population, employment, and housing projections for the Business as Usual
Alternativeare based on the joHo-labor force ratio of 0.9 taken from McFarland employment
data from 2010 to 2017. As seen in Tadi2, projections from this ratio show a tagjob
increase of 5,090 jobs from 2014 2040,with a total 0of11,833 jobsn 2040.

Table 42: Jobs for each GrowtAlternative

Business as Usual Redevelopment  Smart Growth
HAamMT W20a CXT CxT CXT
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{ 2 dzICE BoYy Planning Team, 2020

To accommodate increased population and employmenhéCityof McFarland, new
residential development is needed. As seen in Tédl8eunder the Business as Usual
Alternative 4,500 new housing units are needed by 2040, increasintptaEhousing stock to

7,580 housing units.

Table 43: Housing for each GrowtAlternative

Business as Usual Redevelopment

Smart Growth
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4.22 Vision
The Businesas Usuallternativemaintainsa O C I NX | yi6@ teel &itvf mdstly low
density housing and neighborhood commercial, while also expandingd@itydariesto include
economically beneficial highway commercial and industrial development.

4.23 Growth Assumptions
The assumpbns used in the development of this alternative refldw current housing,
commercial, and transportation patterns in existence, as well as the expansiba Gityand
its SOlto the south. The most predominant housing type in McFarland isdemsitysingle
family homes; thereforeBusiness as Usual assumes new housing growth will continue a low
density housing patternithe CitQ & | YYSEFI A2y ® bSé Ay RdzAGNA I €
activitiesare centered along Highway 99 between Taylor Avenue anbvirhiy 46.

Growth Assumptions:

Expandhe Cityand the SOI to the south

Improve circulatior(including for pedestrians), especially around the highway
Pursue commercial development, especially arothrehighway

Improvea O C | NJadstfieRa@ and imagéslity

Allow for mixeduse development in appropriate areas

Lowdensity housing

Private automobile use remairise dominant mode of travel

= =4 -4 4 -4 -8 -9

4.24 Conceptual Land Use
Under the Business as Usual Alternative, McFarland is projected to need 4,50@uswg
units by 2040. Projecting historic growth rates indicates that 810 acres of new residential land
and 200 acres of new commercial land are needed by 2040. With the annexation, the City has
more land under its control than is needed, making McFarlaalitpositioned to accommodate
future growth, if not overshooting its need just slightly. The spatial distribution of proposed
land uses can be seen in Mafi 4

4.25 Residential Land Use
Out of the 810 acres projected for new residential land use Gh is projected to need 770
acres of new singlamily development, and 40 acres of new multifamily development. With
the new proposed SOI, McFarland will be able to support its projected growth with over 88,000
acres of single family residential, 560es of medium density residential, and 9,000 acres of
high density residential. Currently, low density makes up most of the housing development in
McFarland at 85%, while high density makes up about 15% of residential development.
Assuming future housingedisities reflect existing density distributions in McFarland, low
density will continue to make up the great majority of new housing development, with high
density at about 9% and medium density at 1% of new developaeiigure 4 shows
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Map 4-1: Conceptual Land Use Map for Business as Usual Alternative
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Planned Housing Densities in McFarland

Low Density Medium Density
90% 1%
High Density

9%

® Low Density ® Medium Density  m High Density

Figured-1: Proposed residential densities in Business as Usual Alternative

4.26 Commercial Land Use
As shown in Table-4, the total area of commercial and industrial uses within MizFar was
41 acres in 2019, which accounted for the 1,374 jobs in the City. The Business as Usual
Alternative projects a need for additional 133 acres for commercial and industrial uses to
support 3,551 jobs by 2040

able4-4: Commecial LandUse

2019 Acres 2040 Acres Needed Available 2040 Acres
Commercial 26 57 2,310
Industrial 15 117 2,520
Total 41 174 4,830

SourceCal Poly Planning Team, 2020

With McFarland's expansion of @ty limits and itSphere oinfluence the Citywas projected
to have about 2,300 available acres of new commetarato accommodate future
commercial job growth including office, retail, and services. An additigp@02acresvere
designated for industrial useMap 42 shows the distribution of future commercial land use
across the City and its SOI.
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Map 4-2: Conceptual Commercial Land Use Map for Business as Usual Alternative
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4.27 Key Growth Areas
There are dur key growth areas in the Business as Usitatnative:

1 Downtown

9 East McFarland Extension
I Whisler Road

 Famoso Road

Downtown is the business center of McFarland. East McFarland is primarily residential, and its
extension to the soutltanbring nev mixeduse and job opportunities. Whisler Road and

Famoso Road transition from agriculture to new commercial and industrial land uses to support
job growth and attract new business from Highway 99.

Downtown

Figure 42 shows theexistingDowntown area, comprised mostly ofe- to two-
story commercialjnstitutional, and residentidbuildings.

Under the Business as Usual Alternative, themeno major changes tthe Downtown area in
terms of building size, density, ptacement.As such, Figure-Zrepresents both theresent
andthe future vision for DowntownRecent sidewalk improvements, including the new
sidewalk project along 2nd Street, and other facade improvements and awning replacements
have helped to boost the aesthetio§ downtown McFarland. However, additional pedestrian
enhancements are still needed to improve safgtgrticularlyaround the pedestrian bridge
crossing Highway 99.

Figure4-2: SketchUp model of Downtown McFarland
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East McFarland Extension

Figure 43 shows the existingast McFarland Extension area,viewed fronthe west.Blanco
Park is visible in the center of the imageth Highway 99 and the railroadsiblenearthe
bottom. Most of the area is currentlysed for agriculture.

Figure 44 shows lhe proposed development in the East McFarland Extension area under the
Business as Usualternative. Significant changes would occur, with agricultural land being
converted for industrial use along the highway, new office and commercial to the south of
Blanco Park, and mixedse development to the east of Blanco Park. Additional sifagtely
residential units are prioritized to the north and east of Blanco Park.

Figure4-4: East MCFarIanExtension, proposed vision under Business as Usual.
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Whisler Road

Whisler Road represents a hew opportunity for McFarland to expandcome fromhighway
commercialactivities Currently, the Wine Group, one of the largest exporters of wine in the
country andmaker of populaFranzieand Cupcake brands, is located along Whisler Rbael.
land around WhisleRoad is primarily agricultural lanBigure 45 shows the existing conditions
of the area, which is mostly undeveloped agricultural land.

The Businesas Usual Alternative proposes new highway commercial, industrial, and mixed
uses. Figure-8 depicts the future change in land use intended to draw visitors from Highway
99 into McFarland

Figure4-6: Proposed future Whislr Road development.
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Famoso Road

The Famoso Speedwayaiprominent regionaattraction atthe intersection of Famoso Road

and Highway 46. Although the new sphere of influence does not include the speedway itself, it
is apopular regional destinatiothat the Business as Usudternative considers in its future
development opportunities.

New highway commercial, shownHingure 48, is proposed to support Famoso Racevaayl
actas an economic driver fahe City buildingon the limited existing development shown in
Figure 47. The proposed highway commercialtoinclude a hotel as anothesource ofCity
revenue.Adjacent land®n the eastern side dflighway99 are toserve new heavy industrial
activitiesto supportlocaljob growth asshownin purple

-
Figure4-7: FamosdRoadarea, existing.

-
Figure 48: Famoso Road, proposed.
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4.28 Circulation
Since the Business as Usual Alternative follows the present developmental trends of McFarland,
there are minimal adjustments to the existing circulation patterns within the City and SOI. This
alternative focuses on automob#Heriented transportation and frecasts circulationelated
development,accordingly, maintaining the current class of arterial and collector streets and
further developing nortksouth arterial and collector streets including Garzoli Avenue and Mast
Avenue. The alternative also proposeswy or expanded easwest arterials, including Whisler
Road, Philips Road, and McCombs Road to accommodate future development in the southern
portion of the proposed SO

Map 4-3: Conceptual Giulation Map for Business as Usual Alternative
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TheBusiness as Usual Alternative also assumes that there are few changes to public transit or
the bicycle and pedestrian network, aside from minor improvements to major corridors and
providing safe routes to school. While this alternative does not proposelaayges to the
alignment of Kern Transit Route 110, it does recommend the addition of one new regional
transit stop near the proposed highway commercial area at the intersection of Famoso Road
and Highway 46

4.29 Outcomes
Under Business as Usual, significant development would acclands that arainder
agricultural use impacting open space preservation. Major development would also occur
in Federal Emergency Management Agency (FEMsipnated 100and 500year flood pains,
creating risks to life and property. Residential development walddoccur near the highway
and heavy industrial areas, presentiaig quality and noiséssues. Utilities wouldequire major
upgrades tgrovideadequate capacityo serve new develpment, especially on the east side
of the City Walkability and pedestrian connectivity wowdtsobe slightly improved, but still
limited.

4.3 Moderate Growth and Redevelopment

4.3.1 Introduction
The Moderate Growth and RedevelopmeMternative (RedgelopmentAlternative) places
new construction on sites with prexisting uses using redevelopment principgesh asnfill
development, densification, and repurposiafjland. The RedevelopmeAtternative focuses
development primarily on underutilizechd vacant parcels within the existing City boundary
with the option to expand through annexation as needbthp 44 shows the conceptual land
use under this scenario.

The Moderate Growth and Redevelopment Alternative envisions maximizing the use of land
within City limits and focuses on high@ensity compact infill development. The

WSRSOSt2LIYSYyd ' fO0SNYIFGAGS g2dzZ R AYyONBIasS aocClk

four Focus Areas of key growth

1 Downtown along 2nd Street

1 Highway 99 corridor

1 East sidef Highway 99

1 SouthernHighway Commercial
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Map 4-4: Conceptual Land Use Mig Moderate Growth and Redevelopment Alternative
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According to the population projections shown in Tab#®,the City2 T a OCIF NI | YRQA&
couldincreaseby 13,924 people from 2017 to 2040hder the Redevelopmerilternativeto a

total population of 27,854, approximately 4,000 more residents than the Busasissual
Alternative.
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Table4-5: Population for each Growtilternative

Business as Usual Redevelopment

Smart Growth
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The population, employment, and housing projections for the Redevelopment Alternative were
based on the average jeto-labor force ratio of 1.0 for the City of McFarland from 2010 to
2017. As seen in Table64 projections based on thratio show a target job increase of 7,433

jobs from 2017 to 2040, resulting in a total of 14,176 jobs

Table4-6: Jobs for each GrowtAlternative

Business as Usual Redevelopment

Smart Growth

HAamMT W20a CXZT CXZT CXZT
2040 Jolt  NBE S & MM Y M3 MT 21
2017H nnn W20 ¢k NEBSI pXn TZn M I
{ 2 dzICE) BoYy Planning Team, 2020

To accommodate increased population and employment in the City of McFarland, new
residential development would beeeded. As seen in Tabler45,830 new housing units would

be needed by 2040 under the Redevelopment Alternative, increasing the housing stock to a
total of 8,910 housing units

Table4-7: Housing for each GrowtAlternative

Business as Usual Redevelopment

Smart Growth

HamMT | 2d2AAy3 {02 0] oXn oXn oXn
Hnnn | 2dzaAy3 t NR2SY TZp y Zd M T 2 (
20171 nnn t N22SO0G SR nxp pXy TZp

{ 2 dzICE Bo¥y Planning Team, 2020

4.3.2 Vision
The Redevelopmerflternative envisions a compact community that maximizes the use of land
within Gty limits. It focuses development primarily on underutilized and vacant parcels to
LINEY20GS | O0Saa (i and@&erétion THERIeindedistingaishesliselOi®@m >
GKS 20KSNJ Gg2 FfGSNYIFGAGSa addeppdtantiestdrA y3 2y O2Y
accessory dwelling unit (ADU) within a concentrated area.

4.3.3 Growth Assumptions
The growth assumptions of the Moderate Growth and Redevelopment Alternative involve
increasing the housing stock through residential infill development in existing vacant lots and
underdeveloped parcel® create low, medium, and highdensity housing awell as ADUs
where applicable. This alternative also recommends implementing circulation improvements
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and multiuse paths to create a safe and connected network throughout the City that connects
community members to schools, residential areas, and shopmipgrtunities, including a new
full-service grocery store with healthy and affordable food options

The assumptionfor the Downtown, North, and West neighborhooiieludethe creation of

complete streets and expanded bus service tivatild connect resiénts to goods and services

in the downtown core and throughout McFarlamsnotherassumption limits new development

Ay aOCINIFyR (G2 | YIFIEAYdzY 6dzAf RAy3d KSAIKG 27
town character.

4.3.4 Guiding Principles
The RedeslopmentAlternative utilizes redevelopment principles that place new construction
on sites with preexisting uses, such as infill, densification, and repurposing. The focus of this
alternative igprioritizingdevelopment on undeutilized and vacant part¢e

Residential Developmen

1 Capitalize on existing vacant lots and undereloped parcels for residential infill and
accessory dwelling units (ADUSs)
1 Increase multfamily housing density and affordable housing

Mixed Use

1 Redevelopment in undedevelged parcels in the downtown areas for residential and
retail or commercial uses

9 Capitalize on existing vacant lots and undereloped parcels for residential infill and
accessory dwelling units (ADUS)

Circulation

1 Creation of complete streets andulti-use pathways that improve access to schools and
neighborhoods
1 Connect regions ithe Citythrough expanded bus service

Light Industrial

1 Redevelopment concentrated in areas southeast along Highway 99
1 Development of industrial space that improvesoaomic development and provides
diverse job opportunities

4.3.5 Conceptual Land Use
The Redevelopment Alternative proposes changes in land use to increase walkability and
accessibility to retail, jobs, services, and recreation. To accomplisththialternative
identifies opportunities in the follow key growth areas of McFartand
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Downtown Core

The downtown core provides opportunities for mixadecommercialandresidential
developmentthroughinfill. Proposednixeduse development is focused @v Street between
Perkins Avenue and Sherwood Avenue, with the center of development focused on Kern
Avenue.

North and West Neighborhoods

There are opportunities in the western and northern portions of McFarland for high density
housing and improved corectivity. Most of thenew housing developmenivould occur
alongGarzoliAvenue and West Perkins Avenue.

Southern Highway Commercial

The southern portion of the City has room for larger highway commercial developments and a
full-service grocery store. Alitionally, there is space for additional industrial and commercial
activities to support new job growth to the east of Highway 99 and south of Sherwood Avenue

East Neighborhood

Based on communitynput, easternMcFarlandvould benefit from increased connectivity to
the westside.Additionally, there is room for ADUs throughout the neighborhood to increase
the availability of affordable housing, and this alternatalsoproposes mixedise office
buildings along the highway corridtw support job growth.

4.3.6 Residential Land Use
The community needs to accommodate 5,830 new housing units byt20#i€et a total need
of 8,910 housing units. Most of the new development is to comprise infill oitg@acels for
high-density housing and ADUs where appropriate. In the northern part of the City, there is
potential for infill development in the form of higtlensity housing and ADUs within proximity
to parks and the downtown core. In the southern aréaviwFarland, redevelopment
opportunities for compact residential development could enable access to new commercial
opportunities

The Redevelopment Alternative promotes higher density residential development and

opportunities for potential ADU® growthS / Aieé 2F aOCINIlFYyR® ¢KS |
graph, shown in Figure-9, details the distribution of the conceptual residential land use

densities in categories of mixagse, ADU opportunities, and low and high density. Based on

proposed developrant and existing residential growth, residential land uses in 2040 would

comprise 69% low density residential, 10% high density residential, 20% ADU opportunities, and

1% mixeduse development
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20%
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Residential, 10% Low Density
Residential,
69%

Figure 49: Residential densities fddoderate Growth and &levelopmenAlternative

The lowdensity residential parcels are to be located on the edgdbefCityboundary, as well
asthe repurposedsites of the Central Valley and Golden State Correctional Facilities. The high
density residential parcels are to be located west of Highway 99 in the North, West, and South
neighborhoods. ADUs are to be located throughthwg City and mixeduse parcels are tbe

located near the Downtown Core.

4.3.7 Commercial Land Use
For commercial growth, the Redevelopmeiiternative recommends a variety of development

types to provide space for businesses for the growing commuiig.concephas the
following features

1 TheDowntownCorehas space for commercial development and mixsé in the
central core

1 TheEast Neighborhoodan accommodate offices and compact business uses, as well as
industrial and commercial uses in the southeast

1 TheSouthern Highway Commerctzs room for a fulkervice grocery store or similar
big-box retail

Downtown Core

The Downtown Core embraces mixaese development that offers a combination of
commercial services and provides housing close to restaurahtgs, and public spaces.
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North and West Neighborhoods

The North and West Neighborhoods integrate new commercial infill opportunities into
underutilized areas along Highway 99 in the north and in available parcels west of Downtown

Southern Highway @nmercial

The Southern Highway Commercial area incorporates new commercial space sthetCatly
along Highway 99 for businesses requiring more spackjdinga grocery store.

East Neighborhood

The East Neighborhood includes additional space fomgernial uses near the center of the
residential area as well as greater commercial development along Highway 99 in the south.

4.3.8 Key Growth Areas
The Moderate Growth and Redevelopment Alternative identifies four key growth areas of
opportunity in McFdand that serve as anchor points of change and development. These
opportunities are centered around redevelopment of existing vacant lots to meet the future
community needs of McFarland

Downtown Core

New mixeduse residential and commercial developmehtslt along complete streets can

create a distinct walkable downtown with multiple commercial options accessible to residents
and visitors. The development of vacant lots with commercial and residential rasedan

also create a cohesive streetscapergjdVest Kern Avenue. In doing so, the Downtown Core
key growth area would become distinct with a multitude of commercial options for residents
and visitors by providing economic and housing growth in mixgzlspaces where residents

can walk to nearby scluts, stores, parks, and services. FiguEd4dshows the existing

downtown area, while Figure-#1 shows what it might look like under the Redevelopment
Alternative
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Figure 411: Downtown Corgroposed.
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North and West Neighborhoods

aOCI NI IYyRQA b2NIlK Irgpiesent it opmoduhitsomnenNdsidential a
development. Theskey growth areasillow for the development of low and higiensity

housing on existing vacaldts, such as those shown in Figur&2 to build homeswithin

walking or biking distance of Downtown. Underutilized pareddsoffer space to

developnew commercial uses along Highway 99, includirgh density residentiadnd mixed

use near West Penks AvenueFigure 413 shows what the North Neighborhood might look like
under theRedevelopmentAlternative.

-

Figure 413: North Neighborhood, proposed.
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SouthernHighway Commercial

The sites of th&Central Valley and Golden State Correctional Facilities between Taylor Avenue
and CIiff Avenue, shown at the top of Figur&4l offer opportunity for new housing and retail
development, as envisioned in Figurd 3, and would be an optimal site for a fakrvice

grocery store. The Southern neighborhoaltbcatesspace for low and higdensity residential
development near McFarland Junior High School and McFarland High School. Vacant lots along
the south side of Taylor Avenue near Frontage Road alsopgtential for office space to

create additional jobs and centers of employment. The Highway 99 corridor south of Hanawalt
Avenueis anaddtional area for commercial development to attract visitors on the highwaag
AYONBIFasS GKS /A0e0a SO02y2YAO0 RS@OSt2LIYSyYy
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Figure 414: Southern Neighbor

g
hood, existing.

Figure 415: Southern Neighborhood, proposed.
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East Neighborhood

The East neighborhood is to accommodate industrial and commercial space south of Taylor
Avenue on the east side of Highway 8&ht industrial development can provide opportunities
for diverse employment near commercial areas and within the boundaries of McFarland. The
underutilized spaces near the Highway 99 overpasses, like those in Fig@rerbvide
opportunity for new infil office buildings to support new jobs and economic development, as
represented in Figure-47. New low and medium density homes and ADUs also create new
housing opportunities in this neighborhood
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Figure 416: East Neighborhood, existing.

Figure 417: East Neighborhoogroposed.
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4.3.9 Circulation
The Redevelopmerflternative strives to improve circulation opportunities through:

1 Increased multuse and dedicated bicycle and pedestrian paths
1 Traffic calming measurescludingcrosswalksand signage
1 Completestreets with additional bus stops in are#isat currently have limited access

To accommodate additional growth, this alternative includes infrastructure upgrades for roads
and increasing the variety of travel modes that can be accodates by creating complete
streets. Implementation of these circulation opportunities can increase connectivity for
bicyclists, pedestrians, and vehicles

Map 45 shows the conceptual circulation map for the Moderate Growth Alternative. This
alternative poposes a network of complete streets, shown in green, that would connect major
streets within the community. In Downtown and East McFarland, there is greater focus on
pedestrian corridors (as shown by the daskmdnge lines) that would allow people to ka

freely and comfortably. This alternative also incorporates a planned Humsdtipath (as shown

by the dasheeblue line) east of the railroad that connects East Perkins Avenue and East
Sherwood Avenue. This proposed trail can take advantage of undexdtdfzace to create a
walkable area. Finallyp connect areas of the community, an expanded network of new bus
routes and stops is proposed around the East, North, and Downtown neighborhoods

4.3.10 Outcomes
The Moderate Growth anRedevelopment Alternative focuses most of the new development
in key growth areas in the North, Downtown, West, East, and South Neighborhoods.
Development consists of new residential, commercial, and industrial expansion. New residential
growth in City bondariesare tobe largely higkidensity housing and ADUs on infill and
redevelopment parcels. The integration of dense infill commercial and miged
redevelopment in the Downtown Cor@&ncreate opportunities for people to work, live, shop,
and interact.The highway commercial corridoanprovide services for residents and attract
visitors from Highway 99 into the City of McFarland. Although McFarland residents continue to
rely on singleoccupancy vehicles, improvements to pedestrian, bicycle, and public
transportation infrastructure and connectivitanenhance the circulatiosystemand reduce
the need for individuals to drive within the community. An effort to develop complete streets
with pedestrian safety crossings and traffic calming meascaegpromote a welcoming
environment for pedestrians, bicyclists, and public transportation users in McFarland
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Map 4-5: Conceptual Circulation Mdpr Moderate Growth and Redevelopment
Alternative
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4.4 Smart Growth
4.4.1 Introduction
The Smart Growtiternative accounts for the most aggressive population growtithe Cityof
McFarland, maximizing infill withthe Cityand new development outside of the existi@ity
boundary to accommodate the maximunogential population, housingand job growthThis
alternative identifieghree key areas for growth of housing and jobs acribesCity

1 Downtown Infill
1 Westside Expansion
1 Highway 99 Improvements

Future growth of housing is concentrated in the Downtown Infill and Westside Exparsion k
growth areas. Future growth of jobs is focused along Highway 99, where land is designated for
light and heavy industrial uses, as well as highway commercial retail and services to support job
growth.

According to the population projections shown in Tab#®, the City2 T a OCIF NI | YRQ& LJ2
is to increasdoy 19,289 people from 2017 to 2046hder the Smart Growtllternative
resulting ina total population of 33,218y 2040.

Table 48: Population fa each GrowthAlternative
Business as Usual Redevelopment Smart Growth

HAaMT t 203z FdAz2Yy MO I ( MO I ( MO I (
Hann t 2Lz FGA2Y t N HO Z( HT X\ 00 X}
2007ZH nnn t N22SOGSR hbZT MO 3 Mg |
{ 2 dzICR) BoYy Planning Team, 2020

The population, employment, and housing projections for the Smart Grétdmativewere
based on the joko-labor force ratio of 1.2 taken from McFarland employment data from 2010
to 2017. As seen in Tade9, projections from this ratio show a target job incredsd 0,451

jobs from 2017 to 2040 toeacha total of 17,194 jobs 2040.

Table 49: Jobs for each GrowtAlternative
Business as Usual Redevelopment Smart Growth

HAMT W20a CXT CXT CXT
HAann W20 ¢FNBSGa MMZ Y MT 21
2017H nnn W26 ¢k NBSI pZn TN M I
{ 2 dzICR) BoYy Planning Team, 2020

To accommodate increased population and employment in the City of McFarland, new
residential development is needed. As seen in TaHl®,4inder the Smart Growth Alternative,
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7,550 new housing unitsould beneeded by 2040, increasing the total housing stock to 10,630
housing units

Table 410: Housing for eacksrowth Alternative
Business as Usual Redevelopment  Smart Growth

HAaMT | 2dzaAy3a { G2 0]} ozn ozn ozn
2040 Housing N2 2S Qi A2y TZp y =g M I
2007H nnn t N22SOG SR nzp pIy TXIp
{ 2 dzICE BoYy Planning Team, 2020

4.4.2 Vision
la adridSR 0@  aOCFNIlFYyR NBaARSyidz GKS /AdGe A
| 2dzyiedée [221Ay3 (261 NRa (GKS FdzidzNBX aOCHNI LY
and jobrich community while maintaining its vibrant agricultural industries. The Smart Growth
T GSNY I GADS dzaSa aOCI NI Iy RQaobkiddevelSgts plandiig 2 S Od A
strategy for 2040 and beyond. The key growth areas target McFarland's most optimal locations
for development: Downtown, Western McFarland, and the Highway 99 Corridor. Growth areas
are designed to accommodate maximum growth whil I £ Ay Ay 3 gAGK aOCI NI I
remain an agriculturdased City

4.4.3 Growth Assumptions
aOCINIFYyRQa Y2ad [F33INBaaragdS aINRgGK GFNBSG F2N
increase in population by 19,289 people, which would require additi@b50 housing units to
support the projected growth. These forecasts fit well with McFarland's current goals of
SELI YRAY3I (GKS /AGeQa {LKSNB 2F Ly¥FtdsSyOS o{hlL
to resources and revenue. Still, residentskld¢lS G2 YI Ay (| Atywnde®@idNI | Y RQa
O2y U AydzS U-#adding hidiody @ffactife Zofmmunity members. Therefore, the
proposed growth areas considered opportunities for community engagement and connections
between growth areas, including @riding adequate open space close to newly proposed
housing, pedestriaffriendly commercial districts, and placemaking through community design

4.4.4 Guiding Principles
In the Smart Growth Alternative, the guiding principles come from four main thehags t
encompass the needs under all 13 elements of a community plan: land management,
connectivity, habitation, and public wedkeing. The following principles were also developed to
meet the needs of the community

1 Develop strong commercial districts thrdugiixeduse, highway commercial, and infill
commerciadevelopment

1 Increase the ease and appeal of access withenCity(primarily east to west) as well as
into the City.

1 Expandhe variety of housing options to provide fouseholds ofaryingincome
levels
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1 Decrease McFarland's reliance on its neighliyrereating andexpandingcommercial
and industriauses
T 550St2L) aOCI NI Iy R@netha Gityad Segignfildestihatiod S | y R

4.4.5 Conceptual Lardse
The Smart Growth Alternative proposes changes in landargesidential developmento take
placeoutside of flood zones, expansion of commercial activities along Highway 99, and the
creation of a vibrant downtown core as shown in Mag.4This alternatie allocates 850 acres
of land for residential ust prepare for future housing needs and 280 acres of land for
commercial use (including mixede) to appropriately prepare for future job growth

4.4.6 Residential Lardse
To appropriatelyprovide for the anticipated population growth in this aggressive growth
alternative, the City would need sufficient space to accommodate 7,550 new housing units by
2040. Proposed housing is limited to the northern and western areas of McFarland due to
seveal factors including extensive Williamson Act lands to the east, flood hazards to the east
and south, and limited capacity of municipal infrastructure serving east McFarland. In
consideration of these factors, the additional 850 acres for residentiaisyseposed in the
Westside Expansion key growth area within and beyond the current City boundaries, and
internally within the proposed Downtown Infill key growth area. This combination of internal
and external residential growth is necessary to providingnecessary variety of housing
options to support low, middle, and highincome individuals and families in McFarland

Additionally,the Smart Growth Alternativpromotesa higher density residential
developmentcompared to the previous two alternatigéo expand the housing capacity thfe
Cityof McFarlando serve the maximumqtential population growthwhile avoidingow-
densitysprawl.Still, low and mediumdensity residential are prominent in thadternative,
YFEAYGFAYAY 3T atond fedlIHe giekgingh, shadvh in Eigurel8 details the
distribution of residential densitiedy total acreageinderthe Smart Growth

Alternative TheAlternativewould result in the followin@llocations of residential acreage

1 33%mediumdensity residentialise
1 32%low density residentialise

1 20%mixeduseresidentialuse

1 15%highdensity residentialise.
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Map 4-6: Conceptual Land Use Map for Smart Growth Alternative
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Low Density Medium Density High Density = Mixed-Use

Mixed-Use
20%

Low Density
32%

High Density
15%

Medium Density
33%

Figure 418: Distribution of housing densities under Smart Growth Alternative

4.4.7 Commercial Laridse
To account for continued commercial expansion, the Smart Growth Alternatbgoses three
specific commercial growtboncepts:

1 Downtown Infill
1 Neidchborhood Commercial Nodes
1 Highway Commercial

Downtown Infill

Downtown commerciaih this areas toserve the regional needs for dining and entertainment

as well as local neighborhood commercial uses such as small grocery markets and services. Jobs
in this areaare tobe primarilyin the service sectorincludinghairstylists, accountants, and

restauran workers.

Neighborhood Commercial Nodes

Neighborhood Commercial nodetongGarzoliAvenue at Perkins, Sherwood, and Taylor
Avenues, as well as on East Kern Avenue from Browning Road to San Pedrai$ttesgrve
the residentsin nearby communities.
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Highway Commercial

Highway commercias tofocus on providing uses for traffatong Highway 99, includirgas
stations, hotelsand casual ofast-food dining options.The highway commerciabrridorisalso
to serve workers in nearby light afeavy industrial areas.

The Smart Growth Alternative targets the highest level of job availatolgyow the City of
aOCINIlyRQa SO2y2YAO olasSd® ¢KS {YINI DNRgIK
graph, shown in Figure-49, details the distribtion of space allocations to commercial and
industrial land usgin categories of commercial, highway commercial, light industrial, and

heavy industrial uses by total acreage. The proposed development of commercial and industrial
uses includes

1 40%heavyindustrial

1 40%light industrial

1 15%commercial

1 5%highway commercial

m Commercial mHighway Commercial = Light Industrial = Heavy Industrial

Commercial
15%

Highway Commercial

Heavy Industrial 2%

40%

Light Industrial
40%

Figure 419: Smart Growtltommercial &ndustrialuses by percent.

4.4.8 KeyGrowth Areas
The Smart Growth Alternative identifies three key growth areas that can $éct<arland as
the City aggressively grows and develops. These areas are to accommodate the largest growth
in development to meet the future needs of the community
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Downtown Infill

The Downtown Infill key growth area promotes a thriving town core with badthato support
additional residential, commercial, and office development. To facilitate this commercial, office,
and residential mix, the entire downtown core is to be designated for missldevelopment.

This designation is to allow buildings to hostramercial or office on the first floor and

residential units on the upper floors, and the increase in density would enable the offer of
density bonus opportunities for affordable housing developers. The Downtown Infill growth
area, seen in existing conditis in Figure 420 and in the future in Figure 21, can also provide

key connections to Perkins, Kern, and Sherwood Avenues to serve as main commercial
corridors, and to Garzoli Avenue which can act as a perpendicular commercial corridor

L E g L
8 e g T

Figure 421: Downtown Infill, proposed.
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Westside Expansion

The Westside Expansion key growth area, seen in existing conditions in FRRistahds to

promote a range of lowto-high density residential developments to accommodatéential

population growth. HigtRSy aA & NBAARSYGAlFf RSOSt2LIVYSyd Aa
main arterial roadway aGarzoliAvenuewhile medium and lowdensity housing is propes on

slower moving residential streets, seen in Figu234West McFarlandvas identified as a key
residential sitedue toits locationoutside ofa flood zone andts distancerom Highway 99,

which would limitpollution andnoiseconcerns.

Figure 422: Westside Expansion, existing.

Figure 423: Westside Expansioproposed.
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Highway 99 Improvement

The Highway 99 Improvement key growth area, seen in existing conditions in Fgdyés4o

promote highwayserving comrarcial uses such as gas stations and hotels, as well as industrial

uses such as manufacturing. Highway commercial uses could be most beneficial at Famoso and
Highway 99 which has the greatest opportunity of capturing Famoso Raceway traffic. Light and
heavyindustrial development is to be focused the intersection of Whisler Road and Highway

99 to support new job growth, as seen in Figurd54 Additionally, signage improvements for

highway offramps can further help to draw visitors from Highway 99 it / A 1@ Q4 02 Y Y &
areas

Figure 425: Highway 99proposed.
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4.4.9 Circulation
The Smart Growtiternative proposes tamprove circulation irthe Citythrough:

1 Expanding public transib integratea newinternal Qty transit networkwith the
existing regional transgystem

1 Developing bicycle and pedestrian infrastructfwe increased connectivity
betweenhomes, schoolsgnd parks

1 Improving noAmotorized crossings betwedsast and WedWicFarland

The proposed bicycle and pedestrian network for this alternative suggests improvements
centered on improving nomotorized connectivity and safety. Map74shows the conceptual
circulation map. The blue lines propose a separated bike network on majorahmeads which

would connect activity centers and promote healthy lifestyles. The orange dashed line
illustrates walkable pathways along the major commercial corridors. These pathways are to
include widened sidewalks, added benches and other pedestriaandi®s, and improved
landscaping. The green dashed lines are highway crossings on EImo Highway, Perkins Avenue,
Kern Avenue, and Sherwood Avenue, which are proposed to mitigate barriers for pedestrian
and bicyclist connectivity between East and West Miciral.

The proposed transit network in the Smart Growth Alternative can help to accommodate
people without access to private vehicles. Mag depicts the Conceptual Transit map. The
purple dashed line represents proposed intigy transit to connect rediential areas to
commercial hubs and public facilities. Additionally, the pink line illustrates the existing Kern
Transit route, including newly proposed bus stops to accommodate trips to the proposed
developments in the south of the City

4.4.10 Outcomes
The Smart Growth Alternative focuses its aggressive growth in three key areas to serve the
needs of neighborhoods, the region, and travelers on Highway 99. To avoid locating new
residential development in hazard areas, the alternative increases the giefdiiousing,
particularly in the Downtown Infill and Westside Expansion key growth areas. Additionally, new
mixeduse and commercial development are prioritized in the Downtown Infill area to support
a vibrant downtown and at key intersections within tidéestside Expansion key growth area
(Garzoli Avenue at Perkins, Sherwood, and Taylor Avenues). Commercial development is also
prioritized along Highway 99 to encourage highway travelers to stop in McFarland.
Furthermore, the Smart Growth Alternative ides$ gateways, an internal transit system, and
safe and complete streets for all road users as necessary points of efficient circulation and
connectivity for the future of McFarland
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Map 4-7: Conceptual Circulation Map for Smart Growdternative
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Map 4-8: Conceptual Transit Map for Smart Growth Alternative
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5.PREFERRED GROWTH ALTERNATIVE

5.1Introduction
The Preferred Growth Alternative is the vision for development changes in McFarland by the
year 2040. ltwaR S @St 2 LISR gAGK GKS O2YYdzyAle@Qa LINBTSNEB
development alternatives detailed in Chapter 4: Development Alternatives. This chapter
presents growth assumptions as well as communiigte features, land use, and circulation
concepts wthin five key growth areas. The Preferred Growth Alternative reflects future land
use designations, housing allocation, and circulation improvements needed to meet the
population growth projections and targets for job growth. It therefore carries impboatfor
each of the General Plan elements: Land Use, Circulation, Housing, Conservation, Open Space,
Safety, Noise, Public Facilities, Economic Development, Community Design, Health,
Environmental Justice, Air Quality, and Sustainable Agriculture

5.2Conept & Proposal
The Preferred Growth Alternative is directly based on community feedback from community
meetings, particularly Meeting 3 of February 20, 2020 during which three development
alternatives were presented. The Preferred Growth Alternative feswm creating a diverse
local economy supported by a housing stock that accommodates a growing population and
balances land development and open space. Major growth areas include: Revitalized
Downtown,WestExpansion, Whisler Road Neighborhood, Southem@ercial Corridor, and
Famoso Industrial and Commercial Center. These growth areas introduce meensity,
high-density, and mixedise development, as well as accessory dwelling units (ADUS) in
residential neighborhoods that are eligible for the additi units using vacant and
underutilized parcels. In addition, the Preferred Growth Alternative promotes sustainable
RSaA3dy YR AYLINROGSYSyGa G2 GKS /AGeQa OANDdzZ |
creating a network of complete streets, whiplovide space for automobiles, pedestrians, and
bicycles, along with an expanded public transportation system to serve internal circulation
needs while it connects McFarland residents to neighboring communities

5.3Vision
Under the Preferred Growth Alteative, McFarland would transform into a connected
community that can accommodate growth in population and economic activity. Residents can
travel from home to work and shopping by multiple modes, while visitors are drawn to the
I AG@Qa @A o6 Npppriunitio The \dsiDncludes naultiple areas of residential
development infrastructure for active transportation and pedestrian safety, and the creation of
a comprehensive transportation network. Combined, these transformations can help
McFarland becom a magnet for residential and commercial activity

5.4Growth Assumptions
The Preferred Growth Alternative aims to allocate sufficient space to accommodate population,
housing, and jobs through the year 2040 for the most aggressive growth scenaged &n
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community feedback and demographic projections, land uses are allocated to balance housing
and jobs, expand housing options, and increase job opportunities oowing population.
Therefore, land uses in the growth areas are proposed to inclgds such as mixedensity
housing, mixeelses, neighborhood and highway commercial, and offices

5.4.1 PopulationHousing, and Jobs
Based on the population projection using local birth, death, and migration rates, baseline
population is estimated to b23,690 in 2040, which is an 82% increase from 13,020 in 2015.
However, the Preferred Growth can accommodate the most aggressive plausible growth to
33,220 people. Population growth translates to households which indicates the need for up to
10,640 housingmnits in the City. In addition, the projection shows increase in number of people
in the 25 to 39yearold age group, which suggests increasing the quantity and variety of job
opportunities to a total of 17,195 jobs by 2040

5.4.2Economi®evelopment
The Preferred Growth Alternative focuses on diversifying and increasing employment
2L NI dzy AGASE F2NJ GKS ANRgAYI LIR2LIzZA FGAZ2y d | 3N
sector, offers lowpaying jobs. To help increase incomes and expandpgortunities,the
mixture of compatible residentiatommercial and officeland usesare proposed in the
Revitalized Downtown while loyolluting industrial and highway commercigessuch as gas
stations and fast food restaurants are proposed for mgpb centers at Highway 99
interchange areas

5.4.3 Housin@istribution
The Preferred Growth Alternative is to accommodate the need for shelter according to multiple
dimensions in terms of size, cost, and location. Migedsity housing is to accommodat
various household sizes and income levels. High, medium, anddosity housing are
proposed inareas orthe north, south, eastand westboundariesof the City whereas accessory
dwelling units (ADUs) and residential/commercial mixed usegm@vesionedwithin central
areas of the City. The following section describes the key growth areas and development
characteristics

5.5 Conceptual Land Use
Map 51 illustrates the concepts for future land use envisioned for the City of McFarland. It
represents the de facto Land Use Map for the updated McFarland General Plan. The following
subsections offer brief descriptions of the five key growth area that dominate the ‘mjala#
the new General Plan.
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Map 5-1: Conceptual Land Us¢ap

Peterson Road N

A

(=4
{=

Driver Road

Elmo Highway

T Perkins Avenue

A
=)
_= Kern Avenue
[

Stradley Road

i

herwood Avenue

[ Taylor Avenue

Hanawalt Avenue

= Nill

Legend

.23 2020 City Limits

™ _J Existing Sphere of Influence
T2 Proposed City Expansion

1 Proposed Sphere of Influence
Land Use

- Agriculture

B commercial: Highway

|:| Commercial: Office

I commercial: Retail

- Facility: Government

B Facility: Sump Basin

[ Facility: Utilities

- Industrial: Heavy

|:| Industrial: Light

- Insitutional: School

- Institutional: Church

- Mixed-Use

[:I Other Existing Development

- Park .

|:| Residential with ADU Opportunities reice Roas ‘
[ Residential: High-Density
|:| Residential: Low-Density
:I Residential: Medium-Density

[ Vacant Esri, HERE, Garmin, SafeGrajgh, M f Land
USDA

Garzoli Avenue

/]

0 0.5 1 2 Miles
L 1 [, | 1 1 1 |

5.5.1Revitdized Downtown
The Plan proposes changing McFarland's residedtiaiinant downtown neighborhood into a
mixeduse residential and commercial environment. The mixed designationvould define
aOCIFNIlyRQa R2gyiG2oy O2NB o0 #ict addBodideRifaghidty || DA 0 N
for residents as well as visitors passing through McFarland on Highway 99. This designation can
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reduce the need for residents to travel out of town while increasing McFarland's ability to
attract visitors.

Connection to theeast side of McFarland is a critical component to this alternative because
internal circulation within the City is to improve access for all residents. Since new development
is limited on the east side due to flood hazards, developing mixed use on Eagiwesmue and
improving walkability via the Highway 99 pedestrian overpass is vital in the development of a
vibrant downtown commercial hub. The extension of the downtown core toward the east side
would reinforce the concept of a continuous downtown wittmemercial opportunities for all
McFarland residents. The extension is to provide commercial and residential opportunities on
the east side as part of the downtown core of the Revitalized Downtown area

5.5.2WestExpansion
TheWestexpansion area is primarily to consist of ldensity, mediuradensity and high
density residential unitgr areaghat are contiguous with the central builtp core of the City
As the City growsutwards, recreational open space is to be dispersed thiwug this zone to
accommodate the need for community gathering. This expansion is to accommodate
aOCIFNIFyRQa Y2ad FYoAGA2dza LRLJzZ A2y INBgGK
neighborhoods are to screen residential areas from roadway noise,da®e@rvices to the
community, and reduce the need to travel out of town or downtown to find resources. Mixed
use designation is proposed for the intersections of Garzoli Avenue at Perkins Avenue, West
Kern Avenue, and Sherwood Avenue

5.5.3WhislerRoad Nehborhood
Like theWestExpansion area, this growth area is to add-idewnsity, mediumdensity, and
high-density housing options to an area under agricultural and-d@nsity residential use. In
addition, new recreational park space is to be added altvegaidjacent commercial corridor to
meet open space needs for McFarland community members

5.54 Southern Commercial Corridor
This area is adjacent to the Whisler Road Neighborhood. It would screen the community from
exposure to the highway while prowidy the entire City with a major commercial core. Unlike
the Downtown Infill area, this area is not to provide housing of any sort. It is to provide space
for big-box retail and other commercial stores that the City needaccommodate its major
shoppingneeds and yet be readily accessible to motorists on Highway 99. Developing this area
can reduce the need for residents to travel to other cities such as Wasco and Delano for
shopping

5.55 Famoso Industrial and Commercial Center
¢KAA& | NBlI 200dzLASa Yz2aid 2F GKS LINRPLR&ASR SELNY
the south. Most of this growth area is for heavy and light industrial as well as office use to
accommodate the need for jobs and industry within McFarland anease its sources of
revenue. The east portion of this area is prone to%@@r flooding events and thus would
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require adequate mitigation to avoid damage to new developments. The area is to establish
highway commercial and other commercial spaces atwahinterchange areas further south
in the SOI. The highway commercial districts, in addition to the new rmigedlowntown infill,
can attract revenue from travelers on Highway 99

5.6 Residential Land Use
The Preferred Growth Alternative includes a wiixow-density, mediuradensity, anchigh
densityhousing.In response to State mandates to reduce vehicle miles travelled and emissions,
McFarland neeslto accommodate growth with higher density residentigesthan has been
the case historicallyThe haising stock in McFarland is concentrat@dthe west side othe
Cityand features lowdensity, singldamily homes as the dominant form of housing. While this
may havemet the needs of the communityhis is no longer the casmnsideringhew State
mandates. Future population growthvould need tobe housed within medium ankligh-
densitymixeduse parcels located in thHeowntown,North, and Wesineighborhoods
to accommodataesidents of all incomes, household types, and persons with special needs.
Future residential development would be concentrated in the followk®ay growthareas:

5.6.1 Downtown Infill
Downtown Infill aims to grow a vibrant town center. Residential development in this area
focuses on mixedise commercial and higllensity housing optiond his is meant t@nable
residents withinthe CityQ & @dudelhe need for motorized transportatiawhile supporing
economic developmeniThe approval of accessory dwelling units in this neighborhood is to
contribute to a compact development densitshich together with adjacent commercial uses
can help reduceehicle miles of travel.

5.6.2WestExpansion
Thisgrowth areaaims to introduce a variety of housing densities to accommodate future
growth in population. Higiensity is to be focused along major arterial roads and near
commercial nodes. Medium densiityto be focused along the outer arterial corridors. In areas
outside the medium and higtensity residential zones is leslensity development. Residential
allocations are intended to prevent urban sprajdringfuture growth of the City

5.6.3 WhislerRoad Neighborhood
This neighborhoods to add lowdensity, mediumdensity, and highdensity housing options to
an area that is contiguous to the southern City limitseaimis to introduce a variety of
housing densities to accommodate future growth in ptgiion and reduce vehicle miles as
new State mandaterequire.

5.7 Commercial Land Use
Commercial land usia the Preferredsrowth Alternativeis characterized by two distinct types:
general commercial and highway commercdiaéneral commercial refers teeighborhood
servingstoresandbig-box storeghat are suited forresidents and visit@while highway
commercialis primarily to provide servicand shoppingieeds ofcustomersravellingon

Pager9



Highway<99 andHighway46. ThePreferred Growth Alternative allocates 46 acres to general
commercial and 38acres to highway commerciagtaling 845 acresFuturecommercial
developmentis tobe concentrated in thé&ey growth areaslescribed in the subsections that
follow.

5.7.1WestExpansion
While this area is mainiyevoted tohousing, thereare provisions foneighborhoodcommercial
centersat mgor intersections along major arterial$hisis toserveresidents in the area and
preclude travel to distant locations for minor retail and restaurant items.

5.7.2 Whisler Roadaijhborhood and Southern Commercial Corridor
These two neighborhoods include a mix of general commercial and highway commercial space
with office space interspersed. There is general commercial in the northeast portion of the
Southern Commercial growth area to serve the residents locatedjecentresidential
developments as well as in the proposed Sphere of Influence. There are highway commercial
centers in the northern and southern sections of the Southern Commercial Corridor (directly
adjacent to Highway 99 and the Whisler Road neighborhood)

5.7.3 Famoso Industrial and Commercial Center
The Preferred Growth Alternative proposes a new highway commercial and general commercial
center at the Highway 46 and Famoso Road interchange to capture motorists along both
Highway 46 and Highway 99. Proposedaisiay include regional shopping centers, service
stations, and hotels. This commercial area is also to serve the Famoso Raceway and establish
this area as a commercial node along HighwayMi8st of this growth area is devoted to light
and heavy industridand uses to boost job creation and availability.

5.8 Mixed Land Use
Mixed-use is a new landsedesignationin McFarland Mixed-useis to provide opportunities
within the Cityfor horizontal and vertical placement of compatilbsidential and commeral
uses within the same parcédlhis typicallyvould be in the form oEommercial retaispaceon
the bottom floor with residential or office units above.

ThePreferredGrowth Alternativeproposesmixedusedevelopment primarilyn the
DowntownlInfill area with small developmentalongGarzoliAvenuein the western part ofthe
Cityandin the centralportion of the SOlwest of Highway99 andnorth of Nill Avenue

5.9 Key Growth Areas
Map 5-2 demarcateghe fivekeygrowth areasunder thePreferred Growth Alternative
Qbsequent subsectiongrovide summary descriptions of the growth areas
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Map 52: PreferredsrowthAlternative Key Growth Areas
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5.9.1 Downtowninfill
Downtown is the economic and cultural center of the Citylafarland. In the Preferred
Growth Alternative, vacant and underutilized lots on both sides of Kern Avenue and Highway 99
offer opportunities for mixeelise development as seen on Mag8%&nd for accessory dwelling
units. In addition, pedestrian crossings Kern Avenue and the addition of complete streets are
to create vibrant, safe corridors in downtown. Traffic calming measures such as raised
crosswalks and flashing signage and added street trees and landscaping are to help improve
walkability. This is rexled to improve resident and visitor experience as well as safety for
pedestrians and bicyclists traveling in the downtown area. M&pdisplays the conceptual land
use map for the Downtown Infill section of McFarland

Map 53: PreferredGrowthAlternative Key Growth Area #owntown Infill
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Figure 51 shows the existing downtown neighborhood. Figw2 &epicts what the areeould
look like with infill development on vacant parcels on Kern Avenue and surrounding cross

streets.
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Figure 51: Existingdowntown.
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Figure 52: Proposediowntowninfill development.
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Figure 53 shows the existing street view on Kern Avenue downtdvigure 54 depicts what
the area could look like in the future with mixed use.

Figure 54: Proposediew ofdowntown.
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Figure 55 displays current conditions on the east side of McFarland near the existing Highway
99 and railroad rightf-way. Figure % envisiondmprovingthe vacant space to provide a
multi-use pathway for pedestrians and bicyclistsige for recreatioal and mobility purposes.

Figure 56: Proposed street view of Kern Avenue near Highway 99 crossing
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Figure 57 shows the existing conditioren the SherwoodAvenue overpass that spans Highway
99 and the railroad rightf-way with a vantage point towards the east side of McFarland.
Figure 58 depicts the overpass with improved safety measures for pedestras the focal

point for street improvements.

Figure 57: Existing Highwa§9 crossing
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Figure 58: Proposed Highwa99 crossing witlextendedpedestrian andicyclistbarriers.
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5.9.2WestExpansion
TheWestExpansiorareais for predominantly residential land use with mixed densities ranging
from low-to-high density. In the Preferre@rowth Alternative, accommodation for growth can
be fulfilled by developing housing opportunities Cityland under temporaryagriculturaluse
These landsoffer opportunity to provide multiple different housing options for residents of all
needs withinthe City Map 54 displays th&VestExpansion area of McFarland.

Map 54: PreferredGrowthAlternative Key Growth Area #A&/estExpansiorrea
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Figure 59 displays the existing conditions whexepansionis envisioned. At the time of
preparing this Planthis section ofthe Citywas underpredominantly agriculturalisewith

recent residential developmenbn the periphery. Figure-50 depicts the mixed density
neighborhoods envisioned for this sectiontbé City
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Figure 511 shows conditionshowcasing minimal development with opportunities to expand
development on vacant parcels. Figurd® envisions rdiumand highdensity development
with sidewalks to promote pedestrian mobility in théestExpansiorArea
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Figure 59: ExistingWestExpansiorarea.

Figure 510: ProposedNVestExpansiorarea
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