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GENERAL PLAN OVERVIEW 

Introduction  
This document is a comprehensive update of the General Plan for the City of McFarland, 

California. State law requires cities and counties to prepare and adopt a General Plan to serve 

as a guiding document for land use and development decisions. The General Plan is developed 

with public input as well as demographic and planning research. It is typically prepared looking 

over a 15- to 20-year timeline, and must be periodically updated according to State law, 

with the Housing Element requiring more frequent updates.  

The General Plan is separated into thematic elements. All elements must be consistent with 

each other. Seven elements are required for all General Plans in California, with 

two further elements required for communities meeting certain criteria that exist in McFarland. 

Optional elements may also be included and they carry the same legal force and status as the 

required elements. This General Plan includes five optional elements. The fourteen elements 

include: 

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

¶ Required in San Joaquin Valley Air Pollution Control District: Air Quality  

¶ Required in Disadvantaged Communities: Environmental Justice  

¶ Optional: Economic Development, Health, Community Design, Public Facilities, and 

Sustainable Agriculture 

Planning Process  
This General Plan was produced with significant input from residents and stakeholders in the 

City of McFarland, including many members of the public, the Planning Commission, and City 

staff. The planning team consisted of second year graduate students pursuing ƳŀǎǘŜǊΩǎ degrees 

in City & Regional Planning under the guidance of Dr. Cornelius Nuworsoo, all from California 

Polytechnic State University (Cal Poly) in San Luis Obispo, California. The planning team worked 

closely with the City of McFarland on this update of the CityΩǎ DŜƴŜǊŀƭ tƭŀƴΣ ǿƘƛŎƘ ƘŀŘ ƭŀǎǘ ōŜŜƴ 

updated in 1991. 

In the fall of 2019, the planning team gathered input, including likes, dislikes, and wishes from 

the citizens of McFarland and City leadership and staff through two public meetings and an 

online survey as well as a complete land use inventory to generate a Background Report that 

describes the existing conditions in the City. The Background Report provides supplemental 

information for the General Plan and was used to inform goal development and land use and 

circulation decisions. The Background Report provides an overview of the existing 

conditions taking into consideration existing policies, plans, regulations, 

infrastructure, resources, and services within the City and the surrounding area. The 

Background Report further guided the formulation of development alternatives in this 

subsequent General Plan document. 



xx 

Using additional community input received in a third community meeting in February 2020, the 

planning team developed the Preferred Growth Alternative in 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 development 

of goals, objectives, policies, and programs and the Preferred Growth Alternative of the General 

Plan. These methods include: 

¶ Primary data collection in the form of four public meetings and an online survey on 

preferences for future development in McFarland. 

¶ Field work in the form of a land use inventory, which provided an up-to-date map of the 

land uses, intensities, and conditions on all parcels within the City boundaries in October 

2019. 

¶ Secondary research to identify existing plans, policies, and contextual information 

related to each element.  

Demographics  
aŎCŀǊƭŀƴŘΩǎ нлмр population was 13,020. The median age in the City in 2015 was 26 years old. 

The median household income of $35,069 was сф҈ ƻŦ YŜǊƴ /ƻǳƴǘȅΩǎ ƳŜŘƛŀƴ ŀƴŘ рн҈ ƻŦ 

/ŀƭƛŦƻǊƴƛŀΩǎ ƳŜŘƛŀƴΦ 89% of the population of McFarland identify as white, and 96% identify 

as Hispanic or Latino. 36% of residents fall below the poverty level. The 2017 unemployment 

rate in McFarland was 14.2%.  

2040 Population and Housing Projections  
aŎCŀǊƭŀƴŘΩǎ ǇƻǇǳƭŀǘƛƻƴ ƛǎ ǇǊƻƧŜŎǘŜŘ ǘƻ ƎǊƻǿ ŦǊƻƳ моΣлнл ƛƴ нлмр ǘƻ ноΣсфл by 2040 under 

baseline conditions. However, the Preferred Growth attempts to accommodate the most 

aggressive plausible growth to 33,220 people. The age distribution is projected to change, as 

birth rates decline, and the average age of the population increases. 

aŎCŀǊƭŀƴŘΩǎ нлмт ƘƻǳǎƛƴƎ ǎǘƻŎƪ Ŏƻƴǎƛǎǘed of 3,080 housing units, 3% of which were vacant. To 

accommodate future population growth, the City would need 4,500 more housing units under 

baseline conditions as population increases and as more young people start their own 

households.  Nearly half of the new housing units should be affordable to specific income 

groups based on the percentage of households overburdened by housing costs in 2017. The 

Preferred Growth accommodates a target of 10,630 total 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 and Existing Conditions   

Land Use  

The Land Use Element is required and provides a guide for future development and growth for 

planners, developers, decision-makers, and the public. In doing so, the Land Use Element 

designates the location, distribution, and intensity of housing, commercial, industrial, open 

space, and educational uses, 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 framework for all other elements.  

The 2019 land use inventory of McFarland identified 6% of the acreage within the City 

(76.98 acres) as vacant, offering potential for a variety of development opportunities. The 

distribution of uses on the remaining acreage in the City was as follows:   

¶ 36% residential   

¶ 29% institutional  

¶ 24% agriculture  

¶ 3% parks  

¶ 2% commercial  

¶ 1% industrial  

Community feedback collected during the drafting stages of the General Plan indicated a desire 

for a well-balanced and diverse mix of residential, open space, commercial, and industrial uses 

ǿƘƛƭŜ ƳŀƛƴǘŀƛƴƛƴƎ aŎCŀǊƭŀƴŘΩǎ ǎƳŀƭƭ-town feel. The Land Use Element sets goals and objectives 

that reflect these values.  

Circulation  

The Circulation Element is required and focuses on the movement of people and goods. To 

fulfill this, the element focuses on transportation and is related to the Land Use, Housing, Open 

Space, Noise, and Safety Elements. McFarland contains numerous commercial corridors with 

ŀǳǘƻƳƻōƛƭŜ ǘǊŀŦŦƛŎ ŀƴŘ ƛǎ ōƛǎŜŎǘŜŘ ōȅ IƛƎƘǿŀȅ ффΣ ǿƘŜǊŜ ǘǊŀǾŜƭŜǊǎ Ǉŀǎǎ ǘƘǊƻǳƎƘ aŎCŀǊƭŀƴŘΩǎ city 

limits destined for other locales in 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 bicycle lanes located on the southern 

boundary of the 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, requires travel to neighboring cities including Wasco, 

Delano, and Bakersfield. During community meetings, residents expressed the desire for 

expanded public transportation options, raised crosswalks, and bicycle facilities to connect to 

various City parks.  

The Circulation Element addresses SB 743 requirements with proposals to further help reduce 

vehicle miles traveled and related impacts of driving. The Goals of Circulation relate to safety, 

efficiency, sustainability, and equity in transportation options and network to maintain a small-

town feel while preparing for the future.  

Housing  

The Housing Element is mandatory according to State law. This Element analyzes the housing 

stock and conditions based on information gathered from the 2019 land use inventory and the 
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U.S. Census. The housing stock in the City of McFarland consisted of 3,080 total housing units in 

2017. 86% of these units were single-family homes. The vacancy rate was 2%. Like the rest of 

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

In 2016, 48% of residents were burdened with overpayment for housing. Renters are 

disproportionally more financially burdened with housing costs than owners. This burden 

impacts future housing development within 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 planning process showed community 

interest in maintaining affordability within the CityΩǎ ƘƻǳǎƛƴƎ ǎǘƻŎƪΣ ƛƴŎǊŜŀǎƛƴƎ ƳƛȄŜŘ-use 

residential development downtown, and developing more of a variety of housing options for 

residents. The goals and objectives within the Housing Element prioritize these factors.  

Economic Development  

The Economic Development Element is optional. Economic development is the process by 

which the economic well-being and quality of life of a local community is improved. The 

Economic Development Element guides the community in expanding, attracting, and retaining 

businesses to support diverse and vibrant commercial areas. 

In 2015, aŎCŀǊƭŀƴŘΩǎ ƳŜŘƛŀƴ ƘƻǳǎŜƘƻƭŘ ƛƴŎƻƳŜ was $35,069, which waǎ тл҈ ƻŦ YŜǊƴ /ƻǳƴǘȅΩǎ 

ŀƴŘ рн҈ ƻŦ /ŀƭƛŦƻǊƴƛŀΩǎ ƳŜŘƛŀƴ ƘƻǳǎŜƘold incomesΦ aŎCŀǊƭŀƴŘΩǎ ǳƴŜƳǇƭƻȅƳŜƴǘ ǊŀǘŜ was 

мпΦн҈Σ ƳǳŎƘ ƘƛƎƘŜǊ ǘƘŀƴ YŜǊƴ /ƻǳƴǘȅΩǎ млΦт҈ ŀƴŘ /ŀƭƛŦƻǊƴƛŀΩǎ тΦт҈Φ Jobs in McFarland largely 

depended on workers from outside the City while aŎCŀǊƭŀƴŘΩǎ ǊŜǎƛŘŜƴǘ ǿƻǊƪŦƻǊŎŜ was primarily 

employed outside the CityΦ aŎCŀǊƭŀƴŘΩǎ ƛƴŘǳǎǘǊial makeup is predominantly agriculturally 

based.   

The land use plan uses infill and mixed-use redevelopment to revitalize the downtown area, 

bringing commercial activity and jobs. The land allocated for highway commercial use along 

Famoso Road is to capture revenue from pass-through 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 Element are designed to 

ƭŜǾŜǊŀƎŜ ǘƘŜ ƭŀƴŘ ǳǎŜ Ǉƭŀƴ ŀƴŘ ŘŜǾŜƭƻǇ aŎCŀǊƭŀƴŘΩǎ ŜŎƻƴƻƳƛŎ ǊŜǎƻǳǊŎŜǎ ōȅ expanding and 

diversifying area businesses, expanding the tax base, and providing services to assist 

jobseekers, entrepreneurs, and regional businesses.  

Safety  

The Safety Element is required in a General Plan. The Safety Element addresses the protection 

of life and property from natural and man-made hazards. Under California Government Code 

65302(g) the following hazards must be addressed: seismic, 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 McFarland is extreme weather which can lead to flooding issues, 

particularly in areas within the 100-year flood plain. The Safety Element provides goals, 

objectives, policies, and programs to help prevent loss of life or damage to property. This is 

done throughout 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 reduce ǘƘŜ ŎƻƳƳǳƴƛǘȅΩǎ 

vulnerability to natural and man-made hazards. Among other measures, new residential 

development is to be located outside the 100-year floodplain or must be appropriately 

mitigated. The Safety Element also specifies emergency preparedness measures to respond to 

and recover from hazards. 

Conservation  

The Conservation Element is required and addresses the management and conservation of an 

ŀǊŜŀΩǎ ƴŀǘǳǊŀƭ ǊŜǎƻǳǊŎŜǎ ǿƘƛƭŜ ŀƭƭƻǿƛƴƎ ŦƻǊ ŜŎƻƴƻƳƛŎ ƎǊƻǿǘƘΦ ¢ƘŜ Ǝƻŀƭ ƻŦ ǘƘƛǎ ŜƭŜƳŜƴǘ ƛǎ ǘƻ 

minimize negative impacts on natural resources while allowing the City to grow. Additionally, 

this element addresses federal and state mandates for environmental regulation, soil and 

mineral resources, biological resources, water resources, air quality, and wildlife. Given the 

strong agricultural base of McFarland, soil and water conservation are high priorities in the 

community.  

The Conservation Element identifies goals, objectives, policies, and programs to guide the City 

into the future while minimizing impacts on natural resources. Under the Preferred Growth 

Alternative, the City is to concentrate future residential and economic growth. Future growth is 

likely to increase water demand, but also can provide opportunities to improve on water and 

energy conservation and reduce the per-user 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 Element is required to address agricultural lands, parks, and recreational 

space. 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 Agriculture is a mainstay 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 Park. Other outdoor recreational spaces include Kaboom 

Playground, the grass field by the local public library, and Villa Del Caribe Park, which was under 

development at the time of this report. The distribution of these parks favors the southwestern 

neighborhoods in 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 for physical development. The Preferred Growth Alternative seeks 

to provide specific control at the planning level to both add needed open space as the 

community growths while also preventing unwarranted conversion of green fields.  

Air Quality  

McFarland is located within the San Joaquin Valley Air Basin, which is not in attainment with 

Federal regulatory standards including the Clean Air Act and National Ambient Air Quality 

Standards, and State regulations including the California Clean Air Act and the California 

Ambient Air Quality Standards. As a result, residents in McFarland are disproportionately 

pollution-burdened and suffer negative health effects. This situation makes the Air Quality 

Element mandatory for McFarland. 

Most air pollution in the San Joaquin Valley stems from locally generated pollutants, 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 contribute to local air pollution and endanger 

human health. tŜǊ YŜǊƴ /ƻǳƴǘȅΩǎ DǊŜŜƴƘƻǳǎŜ Dŀǎ LƴǾŜƴǘƻǊȅΣ emissions of greenhouse gases 

in the region are mostly attributed to industry and energy consumption. The goals, objectives, 

policies, and programs of the Air Quality Element include strategy to keep air pollutants and 

emissions low to protect the health and safety of residents. 

Health  

The Health Element is optional in this General Plan update. It promotes a healthy lifestyle by 

introducing land uses that facilitate active transportation. In addition, this element aims to 

increase access to adequate health services, expand education about preventative and primary 

care, and to establish policies that increase access to affordable local, fresh, and healthy foods.  

McFarland residents are at a higher risk for asthma, heart disease, obesity, various cancers, 

teen pregnancy, and sexually transmitted infections when compared to other regions in 

California. There are two clinics in the City, which compels residents to seek much medical 

attention outside, mostly in neighboring cities. 

The goals, objectives, policies, and programs of the Health Element address the health issues 

and challenges of the City. To provide a comprehensive attention to health, the Health Element 

incorporates aspects of such other related elements as Circulation, Open Space and 

Environmental Justice. 

Environmental Justice  

The City of McFarland is required by law to have an Environmental Justice Element due to its 

status as a disadvantaged community. The purpose of the Environmental Justice Element is to 

identify objectives and policies to reduce compounded health risks including pollution 

exposure, food insecurity, and insufficient physical activity. The element also requires 
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jurisdictions to promote public participation in the decision-making process and prioritize the 

needs of disadvantaged groups. 

 The California Environmental PrƻǘŜŎǘƛƻƴ !ƎŜƴŎȅΩǎ ǎǘŀƴŘŀǊŘǎ ŦƻǊ ŜƴǾƛǊƻƴƳŜƴǘŀƭ ƧǳǎǘƛŎŜ ƛƴŘƛŎŀǘŜ 

that the City is impacted by pollution burdens. As early as 1984, a cluster of childhood cancers 

was identified in McFarland linked to pesticide use. 

The goals, objectives, policies, and programs of the Environmental Justice Element focus on 

making McFarland sustainable, inclusive, and resilient. The policy framework requires that 

transportation facilitates safe, efficient, pollution-free mobility for all its residents with future 

expansioƴǎ ǘƻ aŎCŀǊƭŀƴŘΩǎ ōƛƪŜǿŀȅ ƴŜǘǿƻǊƪ as described further in the Circulation Element. 

This is to attain a more multimodal city marked by healthy, affordable, and integrated mobility. 

Sidewalk improvements would also promote physical activity through active transportation. 

Noise  

The Noise Element is mandatory in the General Plan. This element identifies noise sources, 

quantifies noise levels, maps noisy areas, and outlines policies and methods to mitigate 

excessive noise generation and exposure. The Noise Element influences land use decisions, as 

excessive noise exposure is detrimental to human health in various ways and some land uses 

are particularly sensitive to noise.  

The primary sources of noise in McFarland are Highway 99 and the railroad. The Noise Element 

includes goals, objectives, policies, and programs intended to protect sensitive receptors from 

noisy areas, minimize noise generation within the City, and plan noisy land uses for appropriate 

areas such as the Highway 99 corridor. It also seeks to explore the potential for sound barriers 

or sound walls to be built to reduce noise exposure for existing sensitive receptors near 

Highway 99 and the railroad. 

Community Design  

Community design and sense of place refer to the unique character and features of the 

built environment and natural landscape of a community. The Community Design Element of 

the General Plan is optional. Its roles are to identify existing ŎƻƴŘƛǘƛƻƴǎ ƻŦ aŎCŀǊƭŀƴŘΩǎ 

built environment and to suggest ways to preserve or enhance desirable community attributes 

through a set of goals, policies, and actions. The Community Design Element also provides the 

basis for aesthetic regulation of all development and offers specific guidelines to enhance the 

sense of place and quality of life for McFarland residents. These guidelines bring together the 

principles of other elements in an overall set of policies to guide the form and appearance of 

aŎCŀǊƭŀƴŘΩǎ neighborhoods, 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 non-pedestrian scale streets 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 directiƻƴ ƛƴŎƭǳŘŜǎ ƴƻǘ ƻƴƭȅ ǘƘŜ ƛŘŜƴǘƛŦƛŎŀǘƛƻƴ ƻŦ aŎCŀǊƭŀƴŘΩǎ 

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, complete streets, 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 Element is optional. It describes the facilities and services provided by the 

City of McFarland to residents and businesses and identifies areas that may need improvement 

to accommodate growth. It does this by providing a policy basis to enable the City to meet 

infrastructure, service, and resource needs. Topics examined in this chapter include water 

supply, stormwater, wastewater, recycling and solid waste, police and fire services, school 

facilities, and library facilities.    

The goals, objectives, policies, and programs in the Public Facilities Element seek additional 

development where there is existing capacity to support it. Development east of Highway 99 is 

limited due to the sewage capacity and flooding risk, and this is not anticipated to change. 

Stormwater projects are anticipated in the west to reduce flooding issues. Anticipated 

population growth would 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 for the City lack desired levels of staffing and as a result the desired 

level of service is not currently met. Water quality should continue to be monitored and 

reported as groundwater levels lower and contaminants become higher.  

Sustainable Agriculture 

The Sustainable Agriculture Element 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 economy. 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 Agriculture is by far the largest industrial sector in the area, a separate 

optional Sustainable Agriculture Element is added to this General Plan update. 

The abundant productive agricultural lands can hamper outward expansion via annexation. As 

McFarland continues to expand, the conversion of agricultural lands into residential and 

commercial uses and complimentary park space will become a large part of accommodating the 

CityΩǎ projected growth. The Preferred Growth Alternative seeks to provide specific control at 

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

άƭŜŀǇ-ŦǊƻƎέ ƻǊ ǳƴƴŜŎŜǎǎŀǊȅ ƎǊŜŜƴŦƛŜƭŘ ŘŜǾŜƭƻǇƳŜƴǘΦ ¢ƘŜ goals, objectives, policies, and 

programs of the Sustainable Agriculture Element seek to preserve existing open spaces and 
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agriculturally productive land while allowing for responsible conversion of land for needed 

housing and commercial development. 

Future Development Alternatives  

Business as Usual  

The Business as Usual Alternative is based on historic growth patterns and land use trends. The 

Business as Usual Alternative includes the expansion of the City and its Sphere of Influence 

(SOI) to the south including unrestricted conversion of agricultural land to various types of 

development. This alternative envisions primarily commercial and industrial development along 

Highway 99. Residential, institutional, and other development continues to the west and to the 

east of the Highway 99 corridor. Transportation systems remain automobile-oriented with 

some improvements for pedestrian connectivity and comfort. Extensive development, including 

residential development, occurs in 100-year and 500-year floodplains, presenting risks to life 

and property. Utilities must expand and improve to provide adequate capacity, especially 

wastewater and stormwater on the east side of the City.  

Redevelopment and Moderate Growth  

The Moderate Growth and Redevelopment Alternative advocates focusing growth on 

ǳƴŘŜǊǳǘƛƭƛȊŜŘ ŀƴŘ ǾŀŎŀƴǘ ǇŀǊŎŜƭǎ ǘƻ ŎƻƴŎŜƴǘǊŀǘŜ ƎǊƻǿǘƘ ǿƛǘƘƛƴ ǿŀƭƪŀōƭŜΣ ōƛƪŜŀōƭŜΣ ƻǊ ōǳǎ-ride 

distances ǘƻ ǊŜǘŀƛƭ ŀƴŘ ǎŜǊǾƛŎŜǎΦ ¢Ƙƛǎ ŀƭǘŜǊƴŀǘƛǾŜ identifies 5 areas of proposed growth: 

¶ Downtown Core  

o Mixed-use commercial and residential development close to shops, amenities, 

and public spaces.  

¶ bƻǊǘƘ ŀƴŘ ²Ŝǎǘ bŜƛƎƘōƻǊƘƻƻŘǎ  

o Commercial infill, high density housing, and improved connectivity to activity 

Ƙǳōǎ ƛƴ the CityΦ  

¶ Southern Highway Commercial  

o bŜǿ ŎƻƳƳŜǊŎƛŀƭ ŀǊŜŀ ǎƻǳǘƘ ƻŦ the City ŀƭƻƴƎ IƛƎƘǿŀȅ ффto create opportunities 

for such businesses as grocery stores and retail centers that require large space.  

¶ East Neighborhood   

o Mixed-use office buildings along the highway corridor, ADUs throughout the 

neighborhood, and improved connectivity to the west side of the City.   

The Moderate Growth and Redevelopment Alternative prioritizes mixed-use designations and 

infill development to create growth within the City while reducing sprawl and improving 

residential transport connectivity. This alternative also offers diverse transportation options 

that address walkability and bike-ability between regions of the City and the expansion of 

existing bus transit service.  

Smart Growth  

The Smart Growth Alternative accounts for the most aggressive population growth for the City 

of McFarland, maximizing infill within the City and new development outside of the existing 
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City boundary to accommodate the maximum projected population, housing, and job growth. 

This alternative identifies three key areas for growth of housing and jobs across the City:  

¶ Downtown Infill  

o The entire downtown core is to be designated for mixed-use development which 

would allow buildings to host commercial or office on the first floor and 

residential units on the upper floors. This increase in density has the potential 

to offer density bonus opportunities for affordable housing developers.  

¶ ²ŜǎǘǎƛŘŜ 9ȄǇŀƴǎƛƻƴ  

o A range of low-to-high density residential developments to accommodate 

projected population growth. High-density residential development is proposed 

ŀƭƻƴƎ ǘƘŜ ǿŜǎǘǎƛŘŜΩǎ Ƴŀƛƴ ŀǊǘŜǊƛŀƭ ǊƻŀŘǿŀȅ, Garzoli Avenue, while medium and 

low-density housing is proposed on slower moving residential streets.  

¶ Highway 99 Improvements  

o This area promotes highway-serving commercial uses such as gas stations and 

hotels, as well as industrial uses such as manufacturing along Highway 99.    

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 Smart Growth Alternative increases the density of 

housing typologies, particularly in the Downtown Infill and Westside expansion key growth 

areas. Additionally, new mixed-use and commercial development are prioritized in the 

Downtown Infill to support a vibrant downtown core and at key intersections within the 

Westside 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 for services in McFarland.  

Preferred Growth Alternative  

The Preferred Growth Alternative is the vision for development changes in McFarland by the 

year 2040. This !ƭǘŜǊƴŀǘƛǾŜ ƛƴŎƭǳŘŜǎ ŀ ŎƻƳōƛƴŀǘƛƻƴ ƻŦ ǘƘŜ ŎƻƳƳǳƴƛǘȅΩǎ ǇǊŜŦŜǊǊŜŘ ŎƻƴŎŜǇǘǎΣ 

derived from the previous three alternatives. The Preferred Growth Alternative influences 

future land use designations, housing allocation, and circulation improvements needed to meet 

the population growth projections and targets for job growth.  

The main features of this alternative include medium and high density mixed-use downtown 

and along major arterials west of downtown as well as the establishment of neighborhood 

retail centers. This provides the opportunity to integrate housing and commercial uses, making 

services readily accessible to large segments of the population. In addition to mixed use 

commercial, this alternative includes commercial uses along Highway 99 to cater for pass-

through traffic and industrial uses to the south to boost the availability of jobs. The Preferred 

Alternative therefore includes the following variety of changes to land use: 

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

City. 

¶ Downtown mixed-use redevelopment to create a vibrant atmosphere in the center of 

the City. 

¶ Commercial and industrial development along Highway 99. 

¶ Additional Accessory Dwelling Units in the Central McFarland neighborhoods. 

Circulation for this alternative, includes a network of complete streets, a pedestrian and bike 

network, new transit stops for internal transit service and at major commercial centers along 

Highway 99, and safer pedestrian crossings between the east and west sides of the City. These 

new circulation connections are to expand multi-modal transportation throughout the City.  

The alternative concentrates development in key growth areas to target McFarland'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 

aŎCŀǊƭŀƴŘΩǎ ŘŜǎƛǊŜǎ ǘƻ ǊŜƳŀƛƴ ŀƴ ŀƎǊƛŎǳƭǘǳǊŜ-based City. Even with the many changes, 

McFarland's small-town community character is envisioned to remain. The full description of 

the Preferred Growth Alternative (Chapter 5) includes the identification of further implications 

for each of the General Plan elements. 

Element Goals  

Land Use  

Goal LU 1. A well-balanced mix of uses.  
Goal LU 2. Compact urban form.  
Goal LU 3. Compatible land uses.  

Circulation  

Goal CIR 1. A safe, comfortable, and aesthetically pleasing transportation system.  

Goal CIR 2. An integrated, multimodal transportation system.  

Goal CIR 3. A sustainable transportation system.  

Goal CIR 4. An equitable transportation system.  

Housing  

Goal HO 1. High quality residential neighborhoods.  
Goal HO 2. Equal housing opportunities for all community members.  
Goal HO 3. Enough housing opportunities for all income groups.  

Economic Development  

Goal ED 1. A resilient local economy.   

Goal ED 2. An appealing place to live and work.   

Goal ED 3. A supportive,  business friendly,  and business ready environment.   

Safety  

Goal SAF 1. A safe and steadfast community.  
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Goal SAF 2. A community resilient against natural hazards.  

Goal SAF 3. A community protected from human-made hazards.  

Goal SAF 4. A community responsive to and resilient against emergencies.  

Conservation  

Goal CON 1. Resilience to flooding.  
Goal CON 2. Efficient use of water and energy.  
Goal CON 3. Protecting and respecting rare and endangered wildlife.  

Open Space  

Goal OS 1. Attractive, accessible, and comprehensive open spaces.  

Goal OS 2. An engaged, active, and proud community.  

Air Quality  

Goal AQ 1. Clean air for McFarland.  

Goal AQ 2. A climate-adapting community.  

Goal AQ 3. A well-informed community.  

Health  

Goal HTH 1. Equitable access to healthcare.  

Goal HTH 2. A physically active community with decreased rates of obesity.  

Goal HTH 3. A variety of affordable healthy food options.  

Environmental Justice  

Goal EJ 1. A clean community.  

Goal EJ 2. A quiet community.  

Goal EJ 3. Accessible community programs and facilities for all residents.  

Goal EJ 4. A healthy community.  

Goal EJ 5. An active and involved citizenry in decision-making processes.  

Noise  

Goal NOI 1. Quiet residential streets, schools, churches, and healthcare facilities.  
Goal NOI 2. Protection of existing noise-sensitive receptors.  
Goal NOI 3. A built environment that minimizes noise generation.  
Goal NOI 4. New economic and commercial activity in noise-appropriate areas.  

Community Design  

Goal CD 1. An attractive and uniform city.  

Goal CD 2. A thriving central town core.  

Goal CD 3. An accessible and safe community.  

Public Facilities  

Goal PF 1. A city with high-quality and efficient public utilities.  

Goal PF 2. A city that addresses solid waste efficiently.  

Goal PF 3. A safe and peaceful community.  

Goal PF 4. A high-quality education system.  
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Goal PF 5. A community with a healthy youth and political environment.  

Goal PF 6. Safe and accessible facilities citywide.  

Sustainable Agriculture  

Goal AG 1. Protected agricultural resources.  

Goal AG 2. Sustainable development practices. 

Goal AG 3. A robust agricultural economy that coexists with urban development. 

Goal AG 4. Authentic, healthy, and sustainable food production for healthy people and 

planet.  

Goal AG 5: A healthy and competitive agricultural industry 

Dƻŀƭ !D сΥ {ǘŀōƭŜ ŀƎǊƛŎǳƭǘǳǊŀƭ ǳǎŜǎ ŀǘ ǘƘŜ ŜŘƎŜǎ ŀƴŘ ōŜȅƻƴŘ aŎCŀǊƭŀƴŘΩǎ ǳǊōŀƴ ǎŜǊǾƛŎŜ ŀǊŜŀ 

Goal AG 7: Freedom to manage agricultural operations in an efficient, economic manner 

with minimal conflict with non-agricultural uses 

Goal AG 8: Convenient and accessible co-location of agriculture-related support uses in 

agricultural production areas 

Goal AG 9: Adequate supply of 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  

1.1 The Community and Planning Area  

1.1.1 Setting  

The City of McFarland sits in the northern section of Kern County ǿƛǘƘƛƴ /ŀƭƛŦƻǊƴƛŀΩǎ /ŜƴǘǊŀƭ 

Valley. Map 1-1 displays the location of McFarland in relation to the State of California. Map 1-

2 displays the location of McFarland within Kern County. The City is located along Highway 99, 

approximately 25 miles north of Bakersfield and approximately seven miles south of Delano. 

aŎCŀǊƭŀƴŘΩǎ boundaries encompass approximately three-square miles of land consisting of 

mostly residential, institutional, and agricultural uses. aŎCŀǊƭŀƴŘΩǎ {ǇƘŜǊŜ ƻŦ LƴŦƭǳŜƴŎŜ ŀƴŘ the 

surrounding area are primarily agricultural.  

McFarland's climate consists of hot and dry summers and cool winters. Annual rainfall averages 

seven inches and average snowfall is zero inches. McFarland experiences sunny days for 274 

days per year on average. 

Map 1-1: Location of McFarland within the State of California. 
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Map 1-2: Location of McFarland within Kern County 

 

1.1.2 Demographics  

aŎCŀǊƭŀƴŘΩǎ ǇƻǇǳƭŀǘƛƻƴ as of 2017 was 13,930. The distribution depicts a high concentration 

of younger individuals as shown in Figure 1-1. The median age in McFarland was 26 years 

old. McFarland had higher percentages of young children and teenagers and lower percentages 

of older working adults and seniors than Kern County and California as shown in Table 1-

1. aŎCŀǊƭŀƴŘΩǎ ǇƻǇǳƭŀǘƛƻƴ was predominantly white alone as shown in Table 1-2. It was also 

96% Hispanic or Latino as shown in Table 1-3. Most of aŎCŀǊƭŀƴŘΩǎ residents identified as white 

in terms of race and Hispanic or Latino in terms of ethnicity, as categorized by the US Census.  
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aŎCŀǊƭŀƴŘΩǎ ƳŜŘƛŀƴ ƘƻǳǎŜƘƻƭŘ ƛƴŎƻƳŜ was $35,069, or 69% ƻŦ YŜǊƴ /ƻǳƴǘȅΩǎ ŀƴŘ 52% of 

/ŀƭƛŦƻǊƴƛŀΩǎ as shown in Table 1-4. The poverty rate in 2017 was 36%, much higher than in Kern 

County or California as shown in Table 1-5. The unemployment rate in McFarland was also 

higher than the surrounding area at 14.2% as shown in Table 1-6. 

  

Figure 1-1: Population pyramid for McFarland in 2017.  
  

Table 1-1: Age Distribution, 2017 

Age  
McFarland  Kern County  California  

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  
18-24  1,669  12  94,806  11  3,917,309  10  
25-44  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  

Source: U.S. Census Bureau; 2017 American Community Survey Table S0101 5-Year Estimates  
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Table 1-2: Racial Composition as a Percentage of Total Population, 2017  

  McFarland  Kern County  California  

White alone  88.5  75.1  60.6  
Black / African American alone  0.9  5.5  5.8  
American Indian / Alaska Native alone  0.2  1.1  0.7  
Asian or Pacific Islander alone  0.2  4.9  14.5  
Some Other Race alone  8.8  10.1  13.7  
Two or More Races  1.4  3.4  4.7  

Source: U.S. Census Bureau; 2017 American Community Survey Table B02001 5-Year 
Estimates  

  

Table 1-3: 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  

Source: U.S. Census Bureau; 2017 American Community Survey Table B03001 5-Year 
Estimates  

  

Table 1-4: 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  

Source: U.S. Census Bureau; 2017 American Community Survey Table S1901 5-Year 
Estimates  

  

Table 1-5: Percent of Residents Below Poverty Level, 2017  

  McFarland  Kern County  California  

Percent of residents 
below poverty level  

35.9%  22.6%  15.1%  

Source: U.S. Census Bureau; 2017 American Community Survey Table S1701 5-Year Estimates  

  

Table 1-6: Unemployment Rate, 2017  

  McFarland  Kern County  California  

Unemployment rate  14.2%  10.7%  7.0%  

Source: U.S. Census Bureau; 2017 American Community Survey Table S2301 5-Year Estimates  

  

1.1.3 History  

The City of 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 had the potential to become prime 

agricultural land in the pristine San Joaquin Valley. As the burgeoning agricultural industry 

expanded in the valley, the City of McFarland grew.  



Page 5 

McFarland experienced significant growth in the 1930s during the Great Depression as people 

moved westward from the drought-impacted mid-western states. Growth in the City was in 

part spurred by the CityΩǎ ƭƻŎŀǘƛƻƴ ǿƛǘƘ ŦǊŜƛƎƘǘ Ǌŀƛƭ ƭƛƴŜǎ ƻǇŜǊŀǘŜŘ ōȅ ǘƘŜ ¦ƴƛƻƴ tŀŎƛŦƛŎ wŀƛƭǊƻŀŘ 

bisecting the City in the north-south direction.   

In 1950, Highway 99 was constructed and served as a major 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 separated the City into two distinct sides that 

characterize aŎCŀǊƭŀƴŘΩǎ form today.   

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

growth as the farming community became a full-service city within Kern County. In the 1980s, 

aŎCŀǊƭŀƴŘ IƛƎƘ {ŎƘƻƻƭΩǎ ŎǊƻǎǎ-country team, with guidance from their coach, Jim White, 

won nine state titles. The events that brought McFarland great amounts of positive press were 

dramatized in the 2015 Disney-ǇǊƻŘǳŎŜŘ ŦƛƭƳ άaŎCŀǊƭŀƴŘΣ ¦{!έ ǿƘƛŎƘ ŎŜƴǘŜǊǎ ƻƴ ǘƘŜ ŀǿŀǊŘ-

winning cross-country team and their impact on the City of McFarland.  

1.1.4 Planning Area and Sphere of Influence  

Prior to 2020, the planning area for the City of McFarland encompassed approximately 12.12 

square miles (7,760 acres), located south of the City of Delano and north of the City of 

Bakersfield. The area included both the east side and west side developments situated around 

the north-south Highway 99 and Union Pacific railroad rights-of-way. The Sphere of Influence 

(SOI) created by the Local Area Formation Commission (LAFCO) is defined as the planning 

ōƻǳƴŘŀǊȅ ƻǳǘǎƛŘŜ ƻŦ ǘƘŜ /ƛǘȅΩǎ ƭŜƎŀƭ ōƻǳƴŘŀǊȅ ǘƘŀǘ ŘŜǎƛƎƴŀǘŜǎ aŎCŀǊƭŀƴŘΩǎ ǇǊƻōŀōƭŜ ŦǳǘǳǊŜ 

boundary and service area. The 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 

City and its sphere of influence. This document details the future development of the City. The 

CiǘȅΩǎ {hL ƛǎ ǎƭŀǘŜŘ ǘƻ ōŜ ŜȄǇŀƴŘŜŘ ƛƴ нлнл ǿƛǘƘ ƛƴŎƭǳǎƛƻƴ ƻŦ ǘƘŜ ƭŀƴŘ ŀƭƻƴƎ IƛƎƘǿŀȅ фф ǎƻǳǘƘ 

toward the intersection with Highway 46. This proposed expanded Sphere of Influence is to 

encompass approximately 18.37 square miles (11,760 acres) and stretches south toward State 

Route 46 and the Famoso interchange. Since a Sustainable Agriculture Element is included in 

ǘƘƛǎ DŜƴŜǊŀƭ tƭŀƴ ǳǇŘŀǘŜ ŀƴŘ ŀƎǊƛŎǳƭǘǳǊŀƭ ƭŀƴŘǎ ǎǳǊǊƻǳƴŘ ǘƘŜ /ƛǘȅ ŀƴŘ ƛǘǎ {hLΣ ǘƘŜ άǎǘǳŘȅ ŀǊŜŀέ 

extends slightly beyond the proposed SOI to cover an area of approximately 23 square miles or 

14,760 acres. 

1.2 Purpose, Intent, & Legal Authority  

1.2.1 Long Range Planning  

California State law requires all cities and counties to prepare a comprehensive General 

Plan. The General Plan is to guide future development in the jurisdiction and is the foundation 

upon which all land use decisions are based. It includes goals for the future of the jurisdiction 

and outlines policies and programs to achieve those goals. 
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This General Plan update became necessary as MŎCŀǊƭŀƴŘΩǎ ŜȄƛǎǘƛƴƎ DŜƴŜǊŀƭ tƭŀƴ ŀǇǇǊƻŀŎƘŜd 

30 years of age. The update was a collaborative effort between the City of McFarland and a 

class of 16 second year graduate students in the Master of City & Regional Planning program at 

California Polytechnic State University (Cal Poly) at San Luis Obispo under faculty supervision.   

1.2.2 Regional Coordination  

The City of McFarland is located within Kern County in the Central Valley of California. 

McFarland, Kern County, and ten other cities make up the Kern Council of Governments (Kern 

COG or KCOG), a Metropolitan Planning Organization (MPO), which aids in regional planning 

and coordination efforts and focuses primarily on transportation, though it is also involved with 

air quality, housing, and other issues. 

1.3 General Plan Components  

1.3.1 Elements of the General Plan  

Seven elements are required for all General Plans in California, with two further elements 

required for communities meeting criteria. Optional elements may also be included, and they 

carry the same legal force and status as the rest of the Plan. In this General Plan update, five 

optional elements are included.  

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

¶ Required in San Joaquin Valley Air Pollution Control District: Air Quality  

¶ Required in Disadvantaged Communities: Environmental Justice  

¶ Optional: Economic Development, Health, Community Design, Public Facilities, and 

Sustainable Agriculture 

Land Use  

The Land Use Element is required and 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 required in a General Plana and it focuses on the movement of 

people and goods. To fulfill this, the Circulation Element centers on transportation circulation. It 

is closely related to the Land Use, Housing, Open Space, Noise, and Safety elements.  

Housing  

The Housing Element is required and it must meet legal requirements from the State Housing 

Element Law. The Housing Element examines housing and household characteristics, such as 

housing for vulnerable populations, affordability, and long-term housing needs that 

provide access to people from all economic backgrounds.  
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Economic Development  

Economic development refers to the process by which the economic well-being and quality of 

life of a local community is improved. The optional Economic Development Element is to guide 

the community in expanding, attracting, and retaining businesses to support vibrant and 

diverse economic activities.  

Safety  

The Safety Element is required in the General Plan. It describes and coordinates the municipal 

and civilian response to natural and man-made hazards including flood, fire, drought, seismic, 

geologic, and climate hazards. The Safety Element coordinates existing information on 

hazardous conditions in combination with the predicted change in natural conditions.   

Conservation  

The Conservation Element is required in the General Plan and addresses the conservation, 

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 Space Element is required in the General Plan and defines comprehensive, long-range 

goals and objectives involving preservation of open space and recreational space. In particular, 

the element is to present information on three uses for open space within a city: agricultural 

production, natural resource management, and reasonable access to open spaces for public 

health and safety. !ǎ ŀ Ƴŀƛƴǎǘŀȅ ƻŦ ǘƘŜ /ƛǘȅΩǎ ŜŎƻƴƻƳƛŎ ōŀǎŜΣ ǘƘŜ ǎǳōƧŜŎǘ ƻŦ ŀƎǊƛŎǳƭǘǳǊŜ ƛǎ 

covered in a separate Sustainable Agriculture Element.  

Air Quality  

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

ƻŦ ƛƳǇǊƻǾƛƴƎ ŀƛǊ ǉǳŀƭƛǘȅΦ ¢ƘŜ DƻǾŜǊƴƻǊΩǎ hŦŦƛŎŜ ƻŦ tƭŀƴƴƛƴƎ ŀƴŘ wŜǎŜŀǊŎƘ όhtwύ ƳŀƴŘŀǘŜǎ ǘƘŀǘ 

communities develop an Air Quality Element if they are within the jurisdiction of the San 

Joaquin Valley Air Pollution Control District.  

Health  

The optional Health Element categorizes, labels, and articulates different health needs 

impacting the mental and physical well-being of citizens. A health-oriented community has 

access to healthcare, healthy food options, recreational opportunities, active and mass 

transportation modes, and a clean environment.  

Environmental Justice  

The City of McFarland is required by law to have an Environmental Justice Element due to its 

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. The element also requires 

jurisdictions to promote public participation in the decision-making process and prioritize the 

needs of disadvantaged communities.  

Noise  

The Noise Element is required in the General Plan and identifies noise sources and noise 

sensitive land uses and contains goals, policies, and programs to mitigate noise impacts. The 

Noise Element helps guide the Land Use Element and land use decisions to minimize excessive 

exposure to noise.  

Community Design  

Community design refers to the unique ŎƘŀǊŀŎǘŜǊ ŀƴŘ ŦŜŀǘǳǊŜǎ ƻŦ ŀ ŎƛǘȅΩǎ ōǳƛƭǘ ŀƴŘ ƴŀǘǳǊŀƭ 

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 under a wide variety of features including streetscapes, parking lots, architecture, 

landscaping, signage, commercial development, and residential development. Formalizing 

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 Element is optional and details the existing conditions and standards of the 

services, infrastructure, and utilities that are provided by the City. The element covers such 

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 Agriculture Element 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 economy. The policies under the Sustainable 

Agriculture Element seek to preserve existing open spaces and agriculturally productive land 

while allowing for responsible conversion of land for needed housing and commercial 

development. 

1.3.2 Contents of Elements  

During this General Plan update, the planning team researched the existing conditions in the 

City of McFarland. This information was collected from community members during public 

meetings and community outreach, as well as through field research, reviews of planning 

documents and development patterns, and other relevant sources. Goals, objectives, policies, 

and programs were developed based on the information found by the planning team, 
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combined with input from the community. The format for these goals, objectives, policies, and 

programs are as follows:  

Goal  
A goal is a general direction-setter. 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 quantifiable or time dependent.  

Objective   
An objective is a specified end, condition, or state that is an intermediate step toward attaining 

a goal. It is often specific, measurable, achievable, realistic, and time dependent. An objective 

may relate to one specific aspect of a goal, or it may be one of several successive steps towards 

achieving a goal. Thus, there may be more than one objective for each goal.  

 Policy   
A policy is a specific statement that guides decision-making. It indicates a commitment 

of a local 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 a General Plan policy. Jurisdictions draft programs to be specific to 

implement policies, meet objectives, and ultimately work towards goals.   
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2. PLANNING PROCESS  

2.1 The Planning Team  
The Planning Team for the McFarland General Plan update consisted of sixteen second year 

graduate students from California Polytechnic State University, San Luis Obispo in the Master of 

City and Regional Planning Program under the supervision of faculty. The team worked closely 

with the City of McFarland and dedicated stakeholders over the course of six months to 

complete an initial, comprehensive update to the CityΩǎ General Plan. First a Background Report 

was produced as a culmination of background research and community input, developed to 

serve as the foundation for the development of goals, objectives, and policies in the General 

Plan update. 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 Community 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. Figure 2-1 outlines the timeline of the 

three essential phases of the General Plan Process, which included the collection of 

information, analyzing of that information, and comparing growth alternatives. 

 

 
Figure 2-1: General Plan process diagram. 

  
The planning process began in September 2019. The 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, 
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2019, the planning team hosted a community 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 meeting, which occurred on November 14, 2019. The second 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, the planning 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 approaches. The planning 

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 General Plan has information regarding all the elements and identifies needs for future 

growth and development in McFarland. Following review of the draft Plan, the revised 

document was submitted to the City of McFarland for further action toward potential 

adoption.  

2.2.1 Phase 1 Gathering Information  

Initiated in September 2019, phase one was concerned with the collection of primary and 

secondary information. The planning team reviewed secondary data sources for the General 

Plan, including federal, state, county, and local documents. The planning team reviewed 

existing demographic data and historical information on McFarland. The team collected primary 

data through the community feedback meetings and from a comprehensive land use inventory. 

During the public meetings, primary data was collected about existing strengths, weaknesses, 

and desires of the residents, along with an identification of the priorities for the future of 

McFarland. The land use inventory involved data collection by members of the planning 

team on existing land uses, sidewalk conditions, and building conditions in McFarland.   

2.2.2 Phase 2 Analyzing Information   

Phase two began in November 2019 and consisted of an analysis of the information collected 

during Phase 1. The planning team used information related to community-defined strengths, 

barriers, and wishes to identify themes affiliated with each of the General Plan elements. This 

analysis remained in progress, as the planning team continued to 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 process was the formation and comparison of alternative 

growth strategies. Questions answered by the community during preference exercises 

contributed to the development of alternative growth strategies, which commenced in January 

2020.  

The review of existing documents and collection of community input from residents, officials 

and stakeholders enabled the creation of a General Plan document that frames the future 

development of McFarland. The planning team continued to collect community input 

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

aspirations of the community.  

2.2.4 The McFarland General Plan  

This is a comprehensive update ŀƴŘ ŜȄǇŀƴǎƛƻƴ ƻŦ aŎCŀǊƭŀƴŘΩǎ General Plan based on extensive 

research and analysis of existing information sources. The previous General Plan was prepared 

in 1988 with sporadic updates to certain sections in 2011 and later years. The planning team 

worked with the people of McFarland to develop an updated General Plan that represents the 

needs identified by the community in late 2019 and early 2020. This plan is developed to be 

ǾŜǊǘƛŎŀƭƭȅ ŎƻƴǎƛǎǘŜƴǘ ǿƛǘƘ {ǘŀǘŜ ǊŜƎǳƭŀǘƛƻƴǎ ŀƴŘ ǊŜŦƭŜŎǘƛǾŜ ƻŦ aŎCŀǊƭŀƴŘΩǎ ŎƻƳƳǳƴƛǘȅ ƴŜŜŘǎΦ The 

Plan includes two essential volumes of planning documents for McFarland: The Background 

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 gain feedback 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 element.  

2.3.1 Primary Research   

Primary research is defined as original research, conducted to find answers to specific issues or 

questions. The process can involve questionnaires, surveys, or interviews with small groups or 

individuals. As part of the primary research methods, the planning team organized two 

community meetings. The initial meeting identified community views related to strengths, 

ōŀǊǊƛŜǊǎΣ ŀƴŘ ǿƛǎƘŜǎ ŦƻǊ aŎCŀǊƭŀƴŘΦ ¢ƘŜ ǎŜŎƻƴŘ ƳŜŜǘƛƴƎ ŎŜƴǘŜǊŜŘ ƻƴ ǘƘŜ ŎƻƳƳǳƴƛǘȅΩǎ 

preferences for the future of McFarland. 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 24, 2019 from 5 PM to 7 

PM at the McFarland Community Center. The meeting included a presentation about 

requirements and elements of the General Plan and goals for the project. Then followed group 

discussion with community members about the strengths, barriers, and wishes for McFarland.  

Meeting 1 provided a brief explanation of what a General Plan is, its purpose, information and 

elements included, and what it works towards. Then community members 

formed smaller focus groups to partake in discussions. The focus groups were asked the 

following three questions:  

¶ What are the strengths of your community?  

¶ What does your community lack?  

¶ 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 short discussions with 

other participants to share ideas and voice thoughts. Planning team members acted as 

facilitators to guide the conversation and recorded all ideas shared at each table. Once all the 

questions had been answered, each focus group nominated a 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 cook-off event on November 3, 2019 to share similar 

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 

from 5 PM to 7 PM at the McFarland Community Center. The meeting included a presentation 

and three breakout sessions with 15-minute interactive preference activities.   

The meeting provided a brief definition of each element in the General Plan, the status of each 

element in McFarland, the community strengths, barriers, and wishes as they relate to each 

element, and emerging directions that were compiled from the information collected from the 

first community meeting and other research activities. The elements were presented in groups 

of four, followed by breakout sessions led by the planning team. The three 15-minute breakout 

sessions looked for community preferences related to each element presented. The members 

of the community in attendance were given stickers to answer question boards based on their 

individual preferences. The participants were also given the opportunity to place more than 

one sticker in response if they had strong feelings about certain options on the board. The 

results of the preferences were 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 online survey to collect more data on the community preferences.   

2.3.1.3 Land Use Inventory   

The land use inventory was a primary data collection effort composed 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 into seven neighborhoods for observation. The 

planning team worked in two-person teams to collect the data for the inventory to attain an 

understanding of the existing land uses, building conditions, and sidewalk availability and 

conditions per parcel. The assessed information was obtained from the site visit conducted on 

October 14 to capture these criteria:  

¶ Active land use(s)  

¶ Number of structures on parcel  

¶ Number of stories for each structure on parcel  

¶ Mixture of uses on each parcel  

¶ Number of units per structure  

¶ Condition of the structures  

¶ Presence of sidewalks   

¶ Vacancy in structures  

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 analysis using Excel and GIS software. 

The data from the land use inventory is compiled into GIS and an existing land use map in the 

Background Report.  

2.3.2 Secondary Research    

Secondary research methods included the summary, collation, and merger of existing research 

documents. This research method is used to understand the background of McFarland and 

regulations that apply to the City, along with all existing documents concerned with the City. 

The planning team had used government documents, US Census data, historical documents, 

planning documents, and other related documents to develop a comprehensive understanding 

of McFarland. The information compiled was used to compile the Background Report.   

2.3.3 Themes in Community Feedback     

Themes from the community feedback collected from the meetings can be found in this 

section. In multiple instances, themes are 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, October 24, 2019  

Land Use 

In the initial community meeting, residents shared their strengths, barriers, and wishes for the 

City as it relates to land use. Strengths for land use largely pertain to the location of parks 

within the City and the new residential development that is located on the western edge of the 

City. In addition, residents stated that sidewalk improvements in downtown enhanced the 

atmosphere within the City. Community barriers related to land use were limited housing 

options, a lack of medical care facilities, and minimal development on the east side of the City. 

Community wishes included more 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 within the City. Also, the downtown beautification was praised for improving 

the sidewalks. The listed barriers included limited 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 crossing infrastructure.  

Housing  

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

related to housing. Their strengths included the newer residential developments in the City. 

Barriers included limited housing options and 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, residents shared their strengths, barriers, and wishes as they 

related to economic development. The strengths included mobile vendors, the proximity to the 

highway that allows for retail opportunities, and the centralized downtown that has 

opportunities to expand into a robust commercial center. Community-identified barriers 

included a low number of businesses on the east side of the City, a distinct lack of local 

businesses, and a lack of career training opportunities for residents. Other barriers were related 

to the lack of big-box retailers and other related commercial establishments. Wishes collected 

from the community input were to expand revenue-generating commercial uses in the City, 

organize summer events to generate income for local commerce, and expand hotel lodging 

options. 
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Safety  

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

related to safety. The results from the initial meeting showed pronounced interest in safety as it 

related to natural hazards. No strengths that related to safety were mentioned in the meeting. 

Barriers included 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 meeting, no information on barriers or wishes were collected from the 

community members. The strength was related to the CityΩǎ ŀōƛƭƛǘȅ ǘƻ ǳǘƛƭƛȊŜ ǊŜǎƻǳǊŎes with 

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, and a youth population interested in sport-related 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 quality. The single comment also noted 

that air quality was affected by the presence of agriculture in the region surrounding the City. 

Health  

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

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

centers, and activities for the CityΩǎ ǎŜƴƛƻǊ ŎƻƳƳǳƴƛǘȅ ƳŜƳōŜǊǎΦ LƴŦƻǊƳŀǘƛƻƴ was not 

forthcoming about strengths. Barriers included a lack of healthcare facilities for physical and 

mental health, along with a lack of activities for senior citizens. Wishes for the community were 

gathered and related to a need for medical facilities in the City. In addition, a distinct wish for 

mental health care facilities was noted. Another wish of note was a comment 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 presence of sidewalks on 

many City blocks, with a note for more sidewalks in sections of the City lacking in sidewalks. 

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

quality of infrastructure between the east and west side, with lower-quality infrastructure on 

the east side. Wishes included expanded public service programs related to the CityΩǎ ǎŜƴƛƻǊ 
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ŎŜƴǘŜǊ ŀƴŘ ŦƻǊ ƛƳǇǊƻǾŜŘ ŀƛǊ ǉǳŀƭƛǘȅΣ ŀǎ ǘƘŜ ŀƎǊƛŎǳƭǘǳǊŀƭ ƛƴŘǳǎǘǊȅ ƛƳǇŀŎǘǎ aŎCŀǊƭŀƴŘΩǎ ŀƛǊ 

conditions. 

Noise  

In the first community 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 tangentially related 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 to community design. Strengths included the CityΩǎ ǘƛƎƘǘ-knit neighborhoods that create 

a unique community spirit. This spirit is emulated by local building styles with multiple churches 

providing community centers. Some residents considered the small-town character and 

atmosphere as a barrier. Wishes included an incentive program to provide beautification for 

buildings within the City and improved crossings over Highway 99. 

Public Facilities   

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

related to public facilities. Residents in attendance expressed their satisfaction with the quality 

of the parks within the City, the school programming that provided activities for youth, and 

clean facilities located throughout the City. Barriers included a lack of lighting in some areas of 

the City and a distinct lack of sidewalks, lighting, and infrastructure on the east side of the City. 

Sustainable Agriculture 

In the first community meeting, residents shared comments related to agriculture. They 

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

ƛƳǇŀŎǘǎ ƻŦ ŀƎǊƛŎǳƭǘǳǊŀƭ ƻǇŜǊŀǘƛƻƴǎ ŀ ōŀǊǊƛŜǊΦ wŜǎƛŘŜƴǘǎ ǿƛǎƘ ŦƻǊ ŀ ŦŀǊƳŜǊΩǎ ƳŀǊƪŜǘ ǿƘŜǊŜ ǘƘŜȅ 

can purchase fresh foods. 

2.3.3.2 Community Meeting 1: Strengths  

In summary, residents identified the following strengths in the City of McFarland:  

¶ Strong sense of community, identity, and pride.   

¶ Great churches and faith services.  

¶ Strong support for veterans.  

¶ Sense of safety, peace, and stability in McFarland.  

¶ Family-friendly community.  

¶ Beautification has begun through recent infrastructural improvements.  

¶ Many clubs, organizations, and recreational opportunities are available to residents.  

¶ Schools always have many activities going on.  
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¶ Good communication between the City and the community.  

2.3.3.3 Community Meeting 1: Barriers  

In summary, residents identified the following as barriers challenging the City of McFarland:  

¶ Limited pet-friendly areas  

¶ Lack of equality in businesses, services, and beautification efforts across the City  

¶ Limited lighting in public areas  

¶ Much infrastructure is outdated  

¶ Limited athletic events  

¶ Speed limits were not enforced  

¶ Highway did not draw people into McFarland  

¶ Poor connections between the east and west sides of the City  

¶ Lack of regional connections to surrounding communities  

¶ There was no emergency evacuation plan  

¶ Lack of gas stations  

¶ Lack of major businesses  

¶ Limited health care opportunities  

¶ Unemployment was high in the winter  

¶ Missing recreational facilities  

¶ Limited affordable housing opportunities  

¶ Lack of local businesses  

¶ Lack of safety and police services  

2.3.3.4 Community Meeting 1: Wishes  

In summary, residents wished for the following:  

¶ Incentives for 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.  

¶ Further engagement 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 government centers  

¶ Implementation of mental health services and education  

¶ Increase in community and cultural events  

¶ Better interaction between government and citizens  
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¶ Tertiary water treatment for more usable water  

2.3.3.5 Community Meeting 2: Preferences  

Date: Thursday, November 14, 2020  

Land Use  

Lƴ ǘƘŜ ǎŜŎƻƴŘ ŎƻƳƳǳƴƛǘȅ ƳŜŜǘƛƴƎΣ ǘƘŜ ǊŜǎƛŘŜƴǘΩǎ ǇǊŜŦŜǊŜƴŎŜǎ ƻƴ ƭŀƴŘ ǳǎŜ ŘŜŎƛǎƛƻƴǎ ǿŜǊŜ ǘƘŜ 

central focus. The community members were asked to select from a set of options for questions 

and to indicate their top choices by placing sticker on posters. The 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 wanted eastern McFarland and the 

potential southern annexation area south of the 2019 City 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. Respondents stated a preference for travelling to Bakersfield using public transit. 

Residents also noted that they would prefer to visit parks in McFarland using bicycles and to 

visit commercial businesses within the using public transit City. 

Housing  

In the second community 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 they would prefer. Most residents preferred to maintain 

the single-family residential style developments that were abundant in the City. There were 

some responses that showed an interest in mixed-use residential development. Apartments 

were the most preferred type of affordable housing choice with a focus on low-income 

residents. In addition, community members noted that building maintenance was the most 

pressing issue in their neighborhoods. 

Economic Development  

The second community meeting allowed community members to answer a set of questions and 

asked for 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 that they would like to 

see food service commercial in the City, and strip mall-oriented commercial development. 

Respondents also noted a desire for post-secondary education in mechanical, electrical, and 

healthcare fields. 
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Safety  

In the second community meeting, residents were given a series of questions that related to 

safety concerns and potential improvements. Most residents in attendance noted that flood 

and drought were their most pressing concerns. Climate change was also noted as a potential 

threat to the community. Most residents stated that flooding occurred 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 they were 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 within the City, in addition 

some votes indicated a preference for habitat space to be allocated in the streetscape and City 

parks. Residents in attendance also preferred renewable energy as an energy-saving option. 

The question about which water-saving strategy appealed to them indicated a preference for 

drought-tolerant plants to be implemented within the City. 

Open Space  

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

space concerns and improvements for the City. Residents in attendance noted their preference 

for water-wise landscaping in City parks. Residents also noted a preference for new 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. In addition, residents noted that the park 

they use the most waǎ WƛƳ ²ƘƛǘŜ ά.ƭŀƴŎƻέ tŀǊƪ ǿƛǘƘ aŎCŀǊƭŀƴŘ tŀǊƪ ŀƭǎƻ ƴƻǘŜŘ ŀǎ ŀ close 

second preferred recreational space. 

Air Quality  

At the second community meeting, community members responses solidified their concern 

with air quality within the 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 more trees within the City as 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 see ŦŀǊƳŜǊǎΩ markets in the City to 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 care facilities, 
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clinics, and family planning medical facilities in the City. Residents also indicated a preference 

for mental health clinics as a medical service for the City. 

Environmental Justice  

In the second community meeting, residents indicated a preference for more community 

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

that they were most concerned with air pollution caused by dust generated by agricultural 

uses. In addition, transportation-generated air pollution was a major cause of air pollution. 

/ƻƳƳǳƴƛǘȅ ƳŜƳōŜǊǎ ƛƴŘƛŎŀǘŜŘ ŀ ǇǊŜŦŜǊŜƴŎŜ ŦƻǊ ŀŎŎŜǎǎ ǘƻ ŦŀǊƳŜǊΩǎ ƳŀǊƪŜǘǎ ŀƴŘ ƳƻǊŜ ƎǊƻŎŜǊȅ 

stores that stock fresh produce to promote healthy food choices for residents. Residents noted 

a preference for youth sports and recreation 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 within the City. Community members noted that Highway 99 and the railroad 

were sources of noise-related annoyance that bothered residents. A few community members 

stated that noise bothered them daily, but there was a wide range of responses including 

multiple community members who said noise never or almost never bothered them. When 

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 those in attendance 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, and improvements to downtown. Residents noted a preference for 

improved pedestrian access on streets. A preference for modern or contemporary architecture 

for building construction was also noted. Community members in attendance also stated that 

trash cans, lighting, and increased landscaping were desired improvements for commercial 

areas within the 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 services or facilities they wanted to see improved, 

community members noted that they wanted police services to see improvement. After-school 

programs for kids and senior centers and activities were noted as the preferred choice for 

improvements to community services within the City. Infrastructure needs noted more 

streetlights, better maintained streets, and improved sidewalks within the City. When residents 



Page 23 

were asked questions related to personal safety, community members noted they felt safest in 

the southwestern section of McFarland. In contrast, residents felt the least safe in the eastern 

section of McFarland. 

Sustainable Agriculture   

During the second community meeting, residents noted that they were most concerned with 

air pollution caused by dust generated by agricultural uses. Community members also indicated 

ŀ ǇǊŜŦŜǊŜƴŎŜ ŦƻǊ ŀŎŎŜǎǎ ǘƻ ŦŀǊƳŜǊΩǎ ƳŀǊƪŜǘǎ.  

2.3.3.6 Community Meeting 3: Future Alternatives   

Date: Thursday, February 19, 2020  

At the third community meeting, the planning team presented three growth alternatives. These 

alternatives were designed with contrasting visions of the future to facilitate discussion with 

stakeholders. The three alternatives included Business as Usual, Moderate Growth and 

Redevelopment, and Smart Growth.  

Each alternative provided a conceptual land use map, proposed circulation options, 

representative photos, and three-dimensional building massing models. This information was 

presented in a before/after format to showcase the potential physical impacts of each growth 

alternative.   

The alternatives were presented with the following growth assumptions:  

Business as Usual   

¶ Auto-oriented development  

¶ Low-density residential as the dominant housing type  

¶ Commercial along Highway 99  

¶ Light and heavy industrial uses  

Moderate Growth and Redevelopment  

¶ Residential infill development  

¶ Accessory dwelling units as a residential option  

¶ Expanded bus services  

¶ Complete streets  

¶ Increased commercial and full-service grocery stores  

¶ 3-story height limit to maintain aŎCŀǊƭŀƴŘΩǎ ǎƳŀƭƭ-town character  

Smart Growth  

¶ Maximizing housing, retail, mixed use, and industrial growth to match the highest jobs 

to labor force ratio recorded for McFarland  

¶ Residential development focused in Downtown and on the Westside  
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¶ Land use distribution that provides mixed-use commercial for service jobs, light 

industrial to accommodate office and studio uses, heavy industrial to provide high 

paying manufacturing jobs, and highway commercial to create sales tax-generating 

services along Highway 99  

¶ Expanding public transit with a new internal circulatory transit network to link with the 

existing regional transit system; developing bicycle and pedestrian infrastructure to link 

homes, schools, and parks; improving non-motorized crossings to provide better 

transition and connection between East and West sides of the City.  

The following section outlines the results from the survey completed by community member at 

the February 19th meeting: 

For the Business as Usual Alternative, community feedback indicated that:  

¶ 95.8% of participants liked low-density residential uses in McFarland 

¶ 65.2% of participants liked auto-oriented uses  

¶ 100.0% of participants liked commercial development along Highway 99  

¶ 54.2% of participants liked light and heavy industry uses in the City  

¶ 54.2% of participants liked loss of open space and agriculture  

¶ 83.3% of participants disliked development in the floodplains  

¶ 57.7% of participants liked residential development near industrial uses  

¶ 88.0% of participants disliked limited walkability and connectivity  

For the Moderate Growth and Redevelopment Alternative, community feedback indicated 

that:  

¶ 83.3% of participants liked mixed density housing  

¶ 87.5% of participants liked mixed-use development for commercial and 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 within the City  

¶ 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% of participants liked more affordable housing options  

¶ 94.7% of participants liked improved connectivity  

¶ 90.0% of participants liked more public transportation options  

For the Smart Growth Alternative, community feedback indicated that:  

¶ 93.1% of participants liked downtown infill development  

¶ 90.0% of participants liked westside residential expansion  
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¶ 96.7% of participants liked development along Highway 99  

¶ 86.2% of participants liked gateways to the City using signs  

¶ 100.0% of participants liked walkable corridors with widened sidewalks, benches, and 

landscaping  

¶ 82.8% of participants liked separated bike lanes  

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

crossings  

¶ 82.1% of participants liked intra-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% of participants liked mixed-use in downtown  

¶ 77.8% of participants liked identified gateways  

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

In summary, attendees at the third meeting expressed a desire for McFarland to continue 

evolving with more 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 mixed-use structures in downtown but little desire for 

continuation of auto-oriented development. 

2.3.3.7 Community Meeting 4: Presentation of Preferred Growth Alternative  

Date: Wednesday, March 11, 2020  

On March 11, 2020, the fourth community meeting was held to review and verify that the 

Preferred Growth Alternative captured the preferences of the community. The meeting 

consisted of a presentation on the Preferred Growth Alternative, a plan for future development 

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 was followed by a feedback session and activity to check whether the 

Preferred Alternative adequately captured the vision and aspirations of McFarland residents. 

Participants viewed posters that gave them information about the concepts presented while 

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 regarding City-wide, Land Use, and Circulation 

features of the Preferred Growth Alternative. Results were largely positive, confirming that the 

Preferred Growth Alternative largely captured the community aspirations and preferences for 

the future. 
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For the community-wide features of the Preferred Growth Alternative, community feedback 

indicated that: 

¶ 100.0% of participants 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 liked City gateways with signs, landscaping, and iconic features  

¶ 92.9% of participants 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 mixed-use in downtown and commercial corridors  

¶ 100.0% of participants liked increased job opportunities along Highway 99  

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

¶ 100.0% of participants liked a revitalized downtown with mixed-use on vacant and 

underutilized land  

¶ 100.0% of participants liked North & West Expansion for clustered low, medium, & high-

density housing  

¶ 92.3% of participants liked Whisler Road Expansion for mixed-density residential 

development with connection to commercial uses   

¶ 100.0% of participants liked Southern Commercial Corridor with widened sidewalks, 

crosswalks & commercial uses 

¶ 92.3% of participants liked Famoso industrial & Commercial Center for the creation of 

light and heavy industrial & highway commercial centers  

¶ 100.0% of participants liked Southern Neighborhood Commercial for the creation of 

retail center for the Eastern Neighborhood  

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

¶ 100.0% of participants liked inner city bus service  

¶ 100.0% of participants liked new bus stops for Kern Transit at major centers along 

Highway 99   

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

¶ 100.0% of participants liked marked bike lanes along major arterials for complete 

streets  

¶ 100.0% of participants liked improved pedestrian & bike corridor connecting West    

¶ 91.7% of participants liked extended pedestrian & bicyclist barriers for safety on 

Highway 99 crossings  

¶ 100.0% of participants liked safe streets for all road users 
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3. CONDITIONS AND FACTORS FOR GROWTH  

3.1 Introduction  
This chapter addresses the conditions and factors that influence future growth in the City of 

McFarland. Background research for this chapter consisted of fieldwork, data analysis, and 

community input. This chapter also presents projections for population growth, job targets, and 

related housing needs. These projections inform the three development alternatives and the 

Preferred Growth Alternative.  

3.2 Existing Strengths & Challenges  

3.2.1 Community Strengths  

History and Culture  

McFarland residents possess great pride in their history and culture, as reflected in public art 

and murals. McFarland has a particularly robust youth sports culture, as the City is known for its 

high school cross-country team's state championships.  

Connections  

McFarland has multiple entry and exit ramps connecting to Highway 99, a major north-south 

route linking McFarland to other Central Valley cities, including Bakersfield, Fresno, and 

Sacramento. A major north-south railroad traverses McFarland, and Burlington Northern Santa 

Fe (BNSF) Railroad has made inquiries about constructing a new terminal in McFarland that 

would be an opportunity to enhance local economic growth.  

Parks  

There are 35 acres of parks available to McFarland residents within City limits. While the ratio 

of parks to residents could be improved, McFarland's ratio is higher than the national parks-to-

residents average and higher than the ratios of some of the other San Joaquin Valley cities.  

Small-Town Feel  

The relatively small population, low-density housing, and agricultural context create a rural 

character for McFarland. Residents support each other and relish the small-town feel. 

aŎCŀǊƭŀƴŘΩǎ Řƻǿƴǘƻǿƴ is small and walkable, and the area surrounding the City is almost 

entirely agricultural fields, adding to the CityΩǎ quiet, rural atmosphere.  

Quantity of Land  

aŎCŀǊƭŀƴŘΩǎ ǊŜŎŜƴǘ ŀƴƴŜȄŀǘƛƻƴ ŀƴŘ ǇǊƻǇƻǎŜŘ {ǇƘŜǊŜ ƻŦ LƴŦƭǳŜƴŎŜ ǇǊƻǾƛŘŜ enough land to 

accommodate the CityΩǎ projected population growth and aspirations for economic expansion.  

Farmland  

aǳŎƘ ƻŦ ǘƘŜ ƭŀƴŘ ƛƴ aŎCŀǊƭŀƴŘΩǎ {ǇƘŜǊŜ ƻŦ Influence is prime agricultural land.  
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3.2.2 Community Challenges  

Jobs & Economic Diversity  

aŎCŀǊƭŀƴŘΩǎ Ƨƻōǎ ŀǊŜ ǇǊŜŘƻƳƛƴŀƴǘƭȅ ŀƎǊƛŎǳƭǘǳǊal and predominantly low-paying, with a 

significant amount of local jobs being seasonal. McFarland's median household income is 

70% that of Kern County and just 52% of California's. Additionally, aŎCŀǊƭŀƴŘΩǎ 2017 

unemployment rate of 14.2% was significantly higher ǘƘŀƴ YŜǊƴ /ƻǳƴǘȅΩǎ млΦт% ŀƴŘ /ŀƭƛŦƻǊƴƛŀΩǎ 

7%.  

Housing  

Almost half of McFarland residents were overburdened by housing costs, spending more than 

30% of their incomes on housing.  

Goods and Services  

McFarland possesses limited outlets for goods and services, such as grocery stores and 

convenience stores, particularly on the eastern side. As a result, residents often travel 

to Delano or Bakersfield to access needed supplies and services.  

Medical Services  

Feedback from the community identified a need for more comprehensive medical services 

within McFarland. McFarland's medical services are limited to two clinics operating in the City 

and no emergency room.  

Police  

The existing ratio of 11 police officers to 15,000 residents is below the recommended ratio for 

community policing. Feedback from community meetings has indicated difficulties in funding 

adequate police services.  

Pollution  

The San Joaquin Valley Air Basin, which McFarland is a part of, is one of the most polluted air 

basins in California and is not in attainment for both federal and state regulatory standards for 

particulate matter and ozone. As a result, asthma rates in McFarland are in the 67th percentile 

in California.  

Flooding  

Significant portions of McFarland, particularly eastern McFarland, are in a flood plain. Existing 

mitigation measures are insufficient to prevent roads and buildings from flooding, which is 

expected to intensify with climate change.  
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Climate Change  

Ongoing climate change places McFarland at risk from drought and extreme heat. Climate 

change is expected to worsen the effects of these hazards and adversely impact agricultural 

production ŀƴŘ aŎCŀǊƭŀƴŘΩǎ ǇƻǇǳƭŀǘƛƻƴ ƘŜŀƭǘƘΦ  

Transportation  

Highway 99 creates a significant physical barrier between the east and west sides of McFarland, 

and the City has limited pedestrian and bicycle facilities. Furthermore, McFarland does not have 

an intra-city bus service, although there is one stop for the regional bus service at the 

McFarland Veterans 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 for all growth alternatives. 

3.3.1 Population Projections  

McFarlaƴŘΩǎ ǇƻǇǳƭŀǘƛƻƴ ƛǎ ǇǊƻƧŜŎǘŜŘ ǘƻ ƎǊƻǿ ун% from 2015 to 2040. The 2040 population for 

the City of McFarland was projected using the cohort component method, which applied local 

birth, death, and migration rates to generate forecasts in five-year increments for each age and 

sex cohort. Based on these projections, McFarlandΩǎ total population is estimated to increase to 

23,690 people by 2040 under baseline conditions, as shown in Table 3-1. 

Table 3-1: Population Projections for McFarland, 2015-2040  

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 to a significant population increase, the 2040 projections also show significant 

changes to cohort characteristics, as depicted in the 2017 census and projected 2040 

population pyramids in Figures 3-1 and 3-2 respectively.  

The growth in the upper age cohorts illustrates the expected increase in the City ƻŦ aŎCŀǊƭŀƴŘΩǎ 

senior population. The cohort data from the 2017 American Community Survey indicates a 

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

percentages of older residents. In comparison, projections for 2040 show a more cylindrical 

shape, indicating a more even distribution of age groups within the population in the future.  
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Figure 3-1: 2017 population pyramid for McFarland. 

 
Figure 3-2: 2040 baseline population pyramid for McFarland.  
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3.3.2 Housing Projections  

The City ƻŦ aŎCŀǊƭŀƴŘΩǎ ƘƻǳǎƛƴƎ ǎǘƻŎƪ ŀǎ ƻŦ нлмт ǿŀǎ оΣлул ƘƻǳǎƛƴƎ ǳƴƛǘǎΦ .ȅ нлплΣ the City will 

need an additional 4,500 housing units to accommodate projected population growth for a 

total housing stock of 7,580 housing units under baseline conditions. This housing need was 

calculated using the head of household formation method (or headship method). This method 

calculates the percentages of people who were heads of household within each age cohort in a 

base year. These percentages are then multiplied by the projected population for respective 

age cohorts to determine the total number of potential households which converts to number 

of housing units needed. Table 3-2 shows the distribution of households by age of head of 

householder and by tenure for the 2017 census data as well as projected households for 2040.  

 

Table 3-2: McFarland Headship Projections for Housing Units Needed, 2017-2040  
  2017  2040  

Age  Pop.  Owner Households  Renter Households  Projected Pop.  Households  Owner  Renter  
    Number  Percent of 

Age 
Group 

Number  Percent of 
Age 

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  4,755 2,465 

Source: U.S. Census Bureau; 2017 American Community Survey Table B25007 5-Year Estimates  
 

To accommodate vacancies, the housing projections assumed 5% of all housing units would 

remain vacant. About 3% of housing units in McFarland were vacant in 2019, a little lower than 

the 5% assumption. Factoring in the 5% vacancy rate to the projected 7,220 households, the 

projected baseline housing need in McFarland is 7,580 total housing units by 2040.  

Housing Affordability  

Housing is considered affordable when total housing costs are less than 30% ƻŦ ŀ ƘƻǳǎŜƘƻƭŘΩǎ 

monthly income, according to the U.S. Department of Housing and Urban Development (HUD). 

As part of the housing projection process, aŎCŀǊƭŀƴŘΩǎ ŀŦŦƻǊŘŀōƭŜ ƘƻǳǎƛƴƎ ƴŜŜŘ ŦƻǊ нлпл is 

projected based on 2017 household income data, which multiplied the projected number of 

householders in each age cohort (seen in Table 3-2) by the percentage of households paying 

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

the City should plan to develop 2,450 new affordable housing units by 2040 to accommodate 

projected population growth under 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 

ŀƎǊƛŎǳƭǘǳǊŀƭ ƧƻōǎΦ .ŀǎŜŘ ƻƴ aŎCŀǊƭŀƴŘΩǎ Ƨƻōǎ ǘƻ ƭŀōƻǊ ŦƻǊŎŜ Ǌŀǘƛƻ Řŀǘŀ ŦǊƻƳ нлмо ǘƻ 2017, 

ǘƻƎŜǘƘŜǊ ǿƛǘƘ нлпл ǇƻǇǳƭŀǘƛƻƴ ǇǊƻƧŜŎǘƛƻƴǎΣ ǘƘŜ /ƛǘȅΩǎ ǘŀǊƎŜǘ ŦƻǊ Ƨƻō ƎǊƻǿǘƘ ƛǎ рΣлфл ƳƻǊŜ Ƨƻōǎ 

ōȅ нлплΣ ƛƴŎǊŜŀǎƛƴƎ ǘƘŜ /ƛǘȅΩǎ ǘƻǘŀƭ ƴǳƳōŜǊ ƻŦ Ƨƻōǎ ǘƻ ммΣуорΦ ¢Ƙƛǎ Ƨƻō ƎǊƻǿǘƘ ƛǎ ǊŜŦƭŜŎǘŜŘ ƛƴ ǘƘŜ 

projections of the Business as Usual Alternative. The jobs to 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:  

¶ Agriculture - Agriculture, Forestry, Fishing, and Hunting  

¶ Service - Administration & Support; Waste Management and Remediation; Educational 

Services; Health Care and Social Assistance; Arts, Entertainment, and Recreation; 

Accommodation and Food Services; Other Services (excluding Public Administration)  

¶ Retail - Wholesale Trade; Retail Trade  

¶ Office - Information; Finance and Insurance; Real Estate and Rental and Leasing; 

Professional, Scientific, and Technical Services; Management of Companies and 

Enterprises; Public Administration  

¶ Industrial - Mining, Quarrying, and Oil and Gas Extraction; Utilities; Construction; 

Manufacturing; Transportation and Warehousing  

Job Targets for Growth Alternatives 

The job targets for all growth alternatives were based on historic jobs to labor force ratios from 

2013 to 2017 for McFarland. ¢ƘŜ /ƛǘȅΩǎ labor force is defined as the population between the 

ages of 16 and 65. Those younger than 16 were assumed to be too young to work and those 

who were 65 and above were assumed to be retired. Table 3-3 shows the labor force 

population, jobs within the City, and associated jobs-to-labor force ratios. The City depicted a 

low ratio of 0.86, an average of 1.0, and a high of 1.25 

Table 3-3: McFarland Jobs to Labor Force Ratios, 2013-2017  

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  5,111  1.04  
2016  5,514  5,210  1.06  
2017  6,743  5,399  1.25  
Average      1.03  

Source: Cal Poly Planning Team, 2020  

  
Table 3-4 compares the average jobs-to-labor force ratios of the City of McFarland, the 

neighboring City of Delano, Kern County, and the State of California. This provided context 
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within which to set realistic job targets for various alternatives. Over the period, MacFarland 

exhibited a higher average ratio compared to the other jurisdictions. For scenario planning 

therefore, the Business as Usual Alternative applied the low ratio of 0.9, the Moderate Growth 

Alternative applied the average of 1.0, and the Smart Growth Alternative applied the high ratio 

of 1.25. 

Table 3-4: Average Job to Labor Force Ratio  

Geographic Area  Average Jobs to Labor Force Ratio, 2013-2017  

City of McFarland  1.03  
City of Delano  0.79  
Kern County  0.75  
State of California  0.83  

Source: Longitudinal Employer Household Dynamics (LEHD) OnTheMap 2013-2017  

  
The Preferred Growth Alternative also used the aggressive jobs-to-labor force ratio of 1.25 for 

the City of McFarland matching the highest historic ratio that McFarland had in 2017, as shown 

in Table 3-3. This suggested a target of 17,195 total jobs by 2040.  

Using economic base methods of analysis, higher numbers of jobs than 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 Development Opportunities and Constraints  

3.4.1 Boundaries and Limits  

The City of McFarland does not border any other cities, but borders agricultural lands on all 

sides, including Williamson Act lands. These natural obstructions and land use restrictions 

present barriers to outward growth. In addition, Highway 99 divides McFarland into western 

and eastern sides, which restricts active transportation movement across the highway. The 

CityΩǎ {ǇƘŜǊŜ ƻŦ LƴŦƭǳŜƴŎŜ ό{hLύ ŜȄǘŜƴŘǎ ǿŜƭƭ ōŜȅƻƴŘ the City limits in most directions. The Local 

Agency Formation Commission (LAFCO) is responsible for approving a SOI and the City has been 

in discussions with LAFCO to expand its SOI. Map 3-1 shows boundaries of the incorporated 

area, previous SOI, and the proposed SOI to meet tƘŜ /ƛǘȅΩǎ ŀǎǇƛǊŀǘƛƻƴǎ ŦƻǊ ŜŎƻƴƻƳƛŎ ŜȄǇŀƴǎƛƻƴΦ 

3.4.2 Opportunities  

The planning team created an Opportunities map based on building coverage, vacant parcels, 

and potential for Accessory Dwelling Units (ADUs). This process identified key parcels and areas 

within the City of McFarland that could accommodate some of the future growth in housing.  

The Opportunities map (Map 3-2) shows areas of opportunity within the existing City 

boundaries. Parcels with opportunity include vacant and underutilized parcels that could 

accommodate additional development. Vacant parcels are highlighted in bright pink and are 

concentrated largely in the North & Western part of the City and 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.  

This map also shows parcels where ADUs could be built to increase housing supply in 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 much land was available on 

each parcel and whether an ADU could fit on 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 before City boundaries were expanded on the west in February 2020. 

Map 3-1: aŎCŀǊƭŀƴŘΩǎ {ǇƘŜǊŜ ƻŦ Influence (SOI) 
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Map 3-2: Opportunities within McFarland 

  

3.4.3 Constraints  

Constraints to development include both natural hazards and man-made obstacles. These areas 

would not be prime candidates for development or redevelopment due to their sensitive 

environmental or historical nature. Nevertheless, some constraints can be mitigated during 

development through best management practices.  

The planning team created Constraints maps based on environmental resources, natural and 

manmade hazards, and restricted land uses to identify where future growth could be 

accommodated. Map 3-3 depicts constraints to future development in McFarland. 
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Map 3-3: Constraints within and around McFarland 

  
The primary producers of noise in McFarland include Highway 99 and the railroad that runs 

parallel to the freeway. The 65 dB noise contour along this corridor is unsuitable for sensitive 
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receptors, such as residential areas and schools, and the 60 dB contour requires mitigation 

measures to construct development that includes sensitive receptors.  

McFarland also contains both 100-year flood plains and 500-year flood plains as designated by 

the Federal Emergency Management Agency (FEMA). Flood hazards present a risk to life and 

property and will need to be mitigated in future development.  

Additionally, the City is nearly surrounded by croplands and Williamson Act lands, which limit 

development with the intention of preserving prime farmland. Otherwise, the regional 

geography poses low fire risk to McFarland, and lacks wetlands, forested areas, or other 

sensitive habitat that might hinder development.  
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4. DEVELOPMENT ALTERNATIVES  

4.1 Introduction  
This chapter presents three alternatives for accommodating future population, housing, and 

employment needs in McFarland through 2040. Each alternative varies by development 

densities, intensities, types, and locations of growth throughout the City to meet three 

distinct visions and sets of growth assumptions.  

The Business as Usual Alternative assumes future growth will continue based on historic trends 

in land use patterns, housing types and density, and employment opportunities and locations. It 

includes the expansion of the City and its Sphere of Influence (SOI) to the south. In this 

alternative, residential development remains primarily low-density with agricultural land 

converting to new commercial and industrial development along Highway 99. The 

transportation system remains automobile oriented.  

The Moderate Growth and Redevelopment Alternative selects multiple areas to concentrate 

new growth within the existing City boundary with the option to expand through annexation as 

needed. ¢ƘŜ ŀƭǘŜǊƴŀǘƛǾŜΩǎ Ǝƻverning principles include infill development, densification, and 

repurposing, and it prioritizes improving circulation connections between the areas east and 

west of Highway 99 and developing complete streets to increase walkability, bike 

ability, and streetscape beautification. Pedestrian bridge improvements, bus network 

expansion, and the development of attractive gateways into McFarland are also key features of 

this alternative.  

The Smart Growth Alternative accounts for the most aggressive population growth for the City 

of McFarland, maximizing infill within the City and new development outside of the existing City 

boundary to accommodate the maximum projected population, housing, and job growth. This 

alternative identifies three key areas for growth of housing and jobs across the City: 

¶ Downtown Infill 

¶ Westside Expansion 

¶ Highway 99 Improvements 

Future growth of housing is concentrated in the Downtown Infill and Westside Expansion key 

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.  

4.2. Business as Usual  

4.2.1 Introduction  

The Business as Usual Alternative continues the existing development patterns of McFarland, 

based on historic growth patterns and current land use trends. The Business as Usual 

Alternative involves the expansion of the City and its Sphere of Influence on the south, 

converting agricultural land to various types of commercial and industrial developments along 
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Highway 99. Residential, institutional, and other land uses continue to the west and to the east 

of the Highway 99 corridor. Transportation systems remain automobile-oriented with some 

improvements for pedestrian connectivity and comfort. Extensive development, including 

residential development, occurs in 100 and 500-year floodplains, requiring utilities to expand 

and improve to provide adequate capacity. 

Future population growth is projected using the cohort method, which estimates growth based 

on recent birth, death, and migration rates in the area. This baseline projection then adjusts to 

account for job growth targets for each alternative. According to the population projections 

shown in Table 4-1, the City ƻŦ aŎCŀǊƭŀƴŘΩǎ ǇƻǇǳƭŀǘƛƻƴ ƛǎ ŜȄǇŜŎǘŜŘ ǘƻ ƛƴŎǊŜŀǎŜ by 9,760 

people from 2017 to 2040, reaching a total population of 23,690 in 2040 under the Business as 

Usual Alternative.  

Table 4-1: Population for each Growth Alternative   
  Business as Usual  Redevelopment  Smart Growth  

нлмт tƻǇǳƭŀǘƛƻƴ  моΣфол  моΣфол  моΣфол  
нлпл tƻǇǳƭŀǘƛƻƴ tǊƻƧŜŎǘƛƻƴ  ноΣсфл  нтΣурп  ооΣнмф  
2017-2040 Projected Population DǊƻǿǘƘ  фΣтсл  моΣфнп  мфΣнуф  

{ƻǳǊŎŜΥCal Poly Planning Team, 2020  

 

The population, employment, and housing projections for the Business as Usual 

Alternative are based on the job-to-labor force ratio of 0.9 taken from McFarland employment 

data from 2010 to 2017. As seen in Table 4-2, projections from this ratio show a target job 

increase of 5,090 jobs from 2017 to 2040, with a total of 11,833 jobs in 2040.  

Table 4-2: Jobs for each Growth Alternative   
  Business as Usual  Redevelopment  Smart Growth  

нлмт Wƻōǎ  сΣтпо  сΣтпо  сΣтпо  
нлпл Wƻō ¢ŀǊƎŜǘǎ  ммΣуоо  мпΣмтс  мтΣмфп  
2017-нлпл Wƻō ¢ŀǊƎŜǘ DǊƻǿǘƘ  рΣлфл  тΣпоо  млΣпрм  

{ƻǳǊŎŜΥCal Poly Planning Team, 2020  

  
To accommodate increased population and employment in the City of McFarland, new 

residential development is needed. As seen in Table 4-3, under the Business as Usual 

Alternative, 4,500 new housing units are needed by 2040, increasing the total housing stock to 

7,580 housing units.  

Table 4-3: Housing for each Growth Alternative  
  Business as Usual  Redevelopment  Smart Growth  

нлмт IƻǳǎƛƴƎ {ǘƻŎƪ  оΣлул  оΣлул  оΣлул  
нлпл IƻǳǎƛƴƎ tǊƻƧŜŎǘƛƻƴ  тΣрул  уΣфмл  млΣсол  
2017-нлпл tǊƻƧŜŎǘŜŘ IƻǳǎƛƴƎ DǊƻǿǘƘ  пΣрлл  рΣуол  тΣррл  

{ƻǳǊŎŜΥCal Poly Planning Team, 2020  
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4.2.2 Vision  

The Business as Usual Alternative maintains aŎCŀǊƭŀƴŘΩǎ ǎƳŀƭƭ-town feel with mostly low-

density housing and neighborhood commercial, while also expanding City boundaries to include 

economically beneficial highway commercial and industrial development. 

4.2.3 Growth Assumptions  

The assumptions used in the development of this alternative reflect the current housing, 

commercial, and transportation patterns in existence, as well as the expansion of the City and 

its SOI to the south. The most predominant housing type in McFarland is low-density single-

family homes; therefore, Business as Usual assumes new housing growth will continue a low-

density housing pattern in the CityΩǎ ŀƴƴŜȄŀǘƛƻƴΦ bŜǿ ƛƴŘǳǎǘǊƛŀƭ ŀƴŘ ƘƛƎƘǿŀȅ ŎƻƳƳŜǊŎƛŀƭ 

activities are centered along Highway 99 between Taylor Avenue and Highway 46.  

Growth Assumptions:  

¶ Expand the City and the SOI to the south  

¶ Improve circulation (including for pedestrians), especially around the highway  

¶ Pursue commercial development, especially around the highway  

¶ Improve aŎCŀǊƭŀƴŘΩǎ aesthetics and imageability  

¶ Allow for mixed-use development in appropriate areas  

¶ Low-density housing  

¶ Private automobile use remains the dominant mode of travel  

4.2.4 Conceptual Land Use  

Under the Business as Usual Alternative, McFarland is projected to need 4,500 new housing 

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 McFarland well-positioned to accommodate 

future growth, if not overshooting its need just slightly. The spatial distribution of proposed 

land uses can be seen in Map 4-1.  

4.2.5 Residential Land Use  

Out of the 810 acres projected for new residential land use, the City is projected to need 770 

acres of new single-family 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, 560 acres 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 housing densities 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 development as Figure 4-1 shows.  
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Map 4-1: Conceptual Land Use Map for Business as Usual Alternative
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Figure 4-1: Proposed residential densities in Business as Usual Alternative. 

4.2.6 Commercial Land Use  

As shown in Table 4-4, the total area of commercial and industrial uses within McFarland 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. 

Table 4-4: Commercial Land Use  
  2019 Acres  2040 Acres Needed  Available 2040 Acres  

Commercial  26  57  2,310  
Industrial  15  117  2,520  
Total  41  174  4,830  

Source: Cal Poly Planning Team, 2020  

  
With McFarland's expansion of its City limits and its Sphere of Influence, the City was projected 

to have about 2,300 available acres of new commercial land to accommodate future 

commercial job growth including office, retail, and services. An additional 2,500 acres were 

designated for industrial uses. Map 4-2 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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4.2.7 Key Growth Areas  

There are four key growth areas in the Business as Usual Alternative:   

¶ Downtown   

¶ East McFarland Extension  

¶ Whisler Road   

¶ Famoso Road  

Downtown is the business center of McFarland. East McFarland is primarily residential, and its 

extension to the south can bring new mixed-use 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 4-2 shows the existing Downtown area, comprised mostly of one- to two-

story commercial, institutional, and residential buildings.  

Under the Business as Usual Alternative, there are no major changes to the Downtown area in 

terms of building size, density, or placement. As such, Figure 4-2 represents both the present 

and the future vision for Downtown. Recent sidewalk improvements, including the new 

sidewalk project along 2nd Street, and other façade improvements and awning replacements 

have helped to boost the aesthetics of downtown McFarland. However, additional pedestrian 

enhancements are still needed to improve safety, particularly around the pedestrian bridge 

crossing Highway 99.  

 
Figure 4-2: SketchUp model of Downtown McFarland. 
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East McFarland Extension  

Figure 4-3 shows the existing East McFarland Extension area, as viewed from the west. Blanco 

Park is visible in the center of the image, with Highway 99 and the railroad visible near the 

bottom. Most of the area is currently used for agriculture.  

Figure 4-4 shows the proposed development in the East McFarland Extension area under the 

Business as Usual Alternative. 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 mixed-use development to the east of Blanco Park. Additional single-family 

residential units are prioritized to the north and east of Blanco Park. 

 
Figure 4-3: East McFarland Extension, existing.  

 
Figure 4-4: East McFarland Extension, proposed vision under Business as Usual.  
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Whisler Road  

Whisler Road represents a new opportunity for McFarland to expand its income from highway 

commercial activities. Currently, the Wine Group, one of the largest exporters of wine in the 

country and maker of popular Franzia and Cupcake brands, is located along Whisler Road. The 

land around Whisler Road is primarily agricultural land. Figure 4-5 shows the existing conditions 

of the area, which is mostly undeveloped agricultural land. 

The Business as Usual Alternative proposes new highway commercial, industrial, and mixed 

uses. Figure 4-6 depicts the future change in land use intended to draw visitors from Highway 

99 into McFarland.  

 
Figure 4-5: Whisler Road, existing.  

 
Figure 4-6: Proposed future Whisler Road development.  
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Famoso Road  

The Famoso Speedway is a prominent regional attraction at the intersection of Famoso Road 

and Highway 46. Although the new sphere of influence does not include the speedway itself, it 

is a popular regional destination that the Business as Usual Alternative considers in its future 

development opportunities. 

New highway commercial, shown in Figure 4-8, is proposed to support Famoso Raceway and 

act as an economic driver for the City, building on the limited existing development shown in 

Figure 4-7. The proposed highway commercial is to include a hotel as another source of City 

revenue. Adjacent lands on the eastern side of Highway 99 are to serve new heavy industrial 

activities to support local job growth, as shown in purple. 

 
Figure 4-7: Famoso Road area, existing.  

 
Figure 4-8: Famoso Road, proposed.  
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4.2.8 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 automobile-oriented transportation and forecasts circulation-related 

development, accordingly, maintaining the current class of arterial and collector streets and 

further developing north-south arterial and collector streets including Garzoli Avenue and Mast 

Avenue. The alternative also proposes new or expanded east-west arterials, including Whisler 

Road, Philips Road, and McCombs Road to accommodate future development in the southern 

portion of the proposed SOI. 

Map 4-3: Conceptual Circulation Map for Business as Usual Alternative  
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The Business 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 propose any changes 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.  

4.2.9 Outcomes  

Under Business as Usual, significant development would occur on lands that are under 

agricultural use, impacting open space preservation. Major development would also occur 

in Federal Emergency Management Agency (FEMA) designated 100- and 500-year flood plains, 

creating risks to life and property. Residential development would also occur near the highway 

and heavy industrial areas, presenting air quality and noise issues. Utilities would require major 

upgrades to provide adequate capacity to serve new development, especially on the east side 

of the City. Walkability and pedestrian connectivity would also be slightly improved, but still 

limited.  

4.3 Moderate Growth and Redevelopment  

4.3.1 Introduction  

The Moderate Growth and Redevelopment Alternative (Redevelopment Alternative) places 

new construction on sites with pre-existing uses using redevelopment principles such as infill 

development, densification, and repurposing of land. The Redevelopment Alternative focuses 

development primarily on underutilized and vacant parcels within the existing City boundary 

with the option to expand through annexation as needed. Map 4-4 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 higher-density compact infill development. The 

wŜŘŜǾŜƭƻǇƳŜƴǘ !ƭǘŜǊƴŀǘƛǾŜ ǿƻǳƭŘ ƛƴŎǊŜŀǎŜ aŎCŀǊƭŀƴŘΩǎ ƘƻǳǎƛƴƎ ŀƴŘ ŎƻƳƳŜǊŎƛŀƭ ƻǇǘƛƻƴǎ ƛƴ 

four Focus Areas of key growth:  

¶ Downtown along 2nd Street  

¶ Highway 99 corridor  

¶ East side of Highway 99  

¶ Southern Highway Commercial  
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Map 4-4: Conceptual Land Use Map for Moderate Growth and Redevelopment Alternative  

 

According to the population projections shown in Table 4-5, the City ƻŦ aŎCŀǊƭŀƴŘΩǎ ǇƻǇǳƭŀǘƛƻƴ 

could increase by 13,924 people from 2017 to 2040 under the Redevelopment Alternative to a 

total population of 27,854, approximately 4,000 more residents than the Business as Usual 

Alternative. 
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Table 4-5: Population for each Growth Alternative 

  Business as Usual  Redevelopment  Smart Growth  

нлмт tƻǇǳƭŀǘƛƻƴ  моΣфол  моΣфол  моΣфол  
нлпл tƻǇǳƭŀǘƛƻƴ tǊƻƧŜŎǘƛƻƴ  ноΣсфл  нтΣурп  ооΣнмф  
2017-нлпл tǊƻƧŜŎǘŜŘ tƻǇǳƭŀǘƛƻƴ DǊƻǿǘƘ  фΣтсл  моΣфнп  мфΣнуф  

{ƻǳǊŎŜΥCal Poly Planning Team, 2020  

 
The population, employment, and housing projections for the Redevelopment Alternative were 

based on the average job-to-labor force ratio of 1.0 for the City of McFarland from 2010 to 

2017. As seen in Table 4-6, projections based on this ratio show a target job increase of 7,433 

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

Table 4-6: Jobs for each Growth Alternative  
  Business as Usual  Redevelopment  Smart Growth  

нлмт Wƻōǎ  сΣтпо  сΣтпо  сΣтпо  
2040 Job ¢ŀǊƎŜǘǎ  ммΣуоо  мпΣмтс  мтΣмфп  
2017-нлпл Wƻō ¢ŀǊƎŜǘ DǊƻǿǘƘ  рΣлфл  тΣпоо  млΣпрм  

{ƻǳǊŎŜΥCal Poly Planning Team, 2020  

  
To accommodate increased population and employment in the City of McFarland, new 

residential development would be needed. As seen in Table 4-7, 5,830 new housing units would 

be needed by 2040 under the Redevelopment Alternative, increasing the housing stock to a 

total of 8,910 housing units.  

Table 4-7: Housing for each Growth Alternative 

  Business as Usual  Redevelopment  Smart Growth  

нлмт IƻǳǎƛƴƎ {ǘƻŎƪ  оΣлул  оΣлул  оΣлул  
нлпл IƻǳǎƛƴƎ tǊƻƧŜŎǘƛƻƴ  тΣрул  уΣфмл  млΣсол  
2017-нлпл tǊƻƧŜŎǘŜŘ IƻǳǎƛƴƎ DǊƻǿǘƘ  пΣрлл  рΣуол  тΣррл  

{ƻǳǊŎŜΥCal Poly Planning Team, 2020  

  

4.3.2 Vision  

The Redevelopment Alternative envisions a compact community that maximizes the use of land 

within City limits. It focuses development primarily on underutilized and vacant parcels to 

ǇǊƻƳƻǘŜ ŀŎŎŜǎǎ ǘƻ ƧƻōǎΣ ǊŜǘŀƛƭΣ ǎŜǊǾƛŎŜǎΣ and recreation. This alternative distinguishes itself from 

ǘƘŜ ƻǘƘŜǊ ǘǿƻ ŀƭǘŜǊƴŀǘƛǾŜǎ ōȅ ŦƻŎǳǎƛƴƎ ƻƴ ŎƻƳǇŀŎǘ ŘŜǾŜƭƻǇƳŜƴǘ and opportunities for 

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 parcels to create low-, medium-, and high-density housing as well as ADUs 

where applicable. This alternative also recommends implementing circulation improvements 
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and multi-use paths to create a safe and connected network throughout the City that connects 

community members to schools, residential areas, and shopping opportunities, including a new 

full-service grocery store with healthy and affordable food options.  

The assumptions for the Downtown, North, and West neighborhoods include the creation of 

complete streets and expanded bus service that would connect residents to goods and services 

in the downtown core and throughout McFarland. Another assumption limits new development 

ƛƴ aŎCŀǊƭŀƴŘ ǘƻ ŀ ƳŀȄƛƳǳƳ ōǳƛƭŘƛƴƎ ƘŜƛƎƘǘ ƻŦ о ǎǘƻǊƛŜǎ ǘƻ Ƴŀƛƴǘŀƛƴ ǘƘŜ ŎƻƳƳǳƴƛǘȅΩǎ ǎƳŀƭƭ-

town character. 

4.3.4 Guiding Principles  

The Redevelopment Alternative utilizes redevelopment principles that place new construction 

on sites with pre-existing uses, such as infill, densification, and repurposing. The focus of this 

alternative is prioritizing development on under-utilized and vacant parcels.   

Residential Development  

¶ Capitalize on existing vacant lots and under-developed parcels for residential infill and 

accessory dwelling units (ADUs)  

¶ Increase multi-family housing density and affordable housing  

Mixed Use  

¶ Redevelopment in under-developed parcels in the downtown areas for residential and 

retail or commercial uses  

¶ Capitalize on existing vacant lots and under-developed parcels for residential infill and 

accessory dwelling units (ADUs)  

Circulation  

¶ Creation of complete streets and multi-use pathways that improve access to schools and 

neighborhoods  

¶ Connect regions in the City through expanded bus service  

Light Industrial  

¶ Redevelopment concentrated in areas southeast along Highway 99  

¶ Development of industrial space that improves economic 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 accomplish this, the alternative 

identifies opportunities in the follow key growth areas of McFarland: 
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Downtown Core  

The downtown core provides opportunities for mixed-use commercial and residential 

development through infill. Proposed mixed-use development is focused on 2nd 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 connectivity. Most of the new housing development would occur 

along Garzoli Avenue 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. Additionally, 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 community input, eastern McFarland would benefit from increased connectivity to 

the west side. Additionally, there is room for ADUs throughout the neighborhood to increase 

the availability of affordable housing, and this alternative also proposes mixed-use office 

buildings along the highway corridor to support job growth.  

4.3.6 Residential Land Use  

The community needs to accommodate 5,830 new housing units by 2040 to meet a total need 

of 8,910 housing units. Most of the new development is to comprise infill of vacant parcels 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 high-density housing and ADUs within proximity 

to parks and the downtown core. In the southern area of McFarland, 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 ADUs to grow thŜ /ƛǘȅ ƻŦ aŎCŀǊƭŀƴŘΦ ¢ƘŜ ŀƭǘŜǊƴŀǘƛǾŜΩǎ ǊŜǎƛŘŜƴǘƛŀƭ ǇƛŜ 

graph, shown in Figure 4-9, details the distribution of the conceptual residential land use 

densities in categories of mixed-use, ADU opportunities, and low and high density. Based on 

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

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

1% mixed-use development. 



Page 55 

  
Figure 4-9: Residential densities for Moderate Growth and Redevelopment Alternative.  

The low-density residential parcels are to be located on the edges of the City boundary, as well 

as the repurposed sites 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 throughout the City, and mixed-use parcels are to be 

located near the Downtown Core.  

4.3.7 Commercial Land Use  

For commercial growth, the Redevelopment Alternative recommends a variety of development 

types to provide space for businesses for the growing community. This concept has the 

following features:  

¶ The Downtown Core has space for commercial development and mixed-use in the 

central core,   

¶ The East Neighborhood can accommodate offices and compact business uses, as well as 

industrial and commercial uses in the southeast.  

¶ The Southern Highway Commercial has room for a full-service grocery store or similar 

big-box retail.  

Downtown Core  

The Downtown Core embraces mixed-use development that offers a combination of 

commercial services and provides housing close to restaurants, shops, 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 Commercial  

The Southern Highway Commercial area incorporates new commercial space south of the City 

along Highway 99 for businesses requiring more space, including a grocery store.  

East Neighborhood  

The East Neighborhood includes additional space for commercial 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 McFarland 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 mixed-use residential and commercial developments built 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 mixed-use can 

also create a cohesive streetscape along West 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 mixed-use spaces where residents 

can walk to nearby schools, stores, parks, and services. Figure 4-10 shows the existing 

downtown area, while Figure 4-11 shows what it might look like under the Redevelopment 

Alternative.  
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Figure 4-10: Downtown Core, existing.  

  

  
Figure 4-11: Downtown Core, proposed.  
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North and West Neighborhoods  

aŎCŀǊƭŀƴŘΩǎ bƻǊǘƘ ŀƴŘ ²Ŝǎǘ bŜƛƎƘōƻǊƘƻƻŘǎ represent prime opportunities for new residential 

development. These key growth areas allow for the development of low and high-density 

housing on existing vacant lots, such as those shown in Figure 4-12, to build homes within 

walking or biking distance of Downtown. Underutilized parcels also offer space to 

develop new commercial uses along Highway 99, including high density residential and mixed-

use near West Perkins Avenue. Figure 4-13 shows what the North Neighborhood might look like 

under the Redevelopment Alternative.   

  
Figure 4-12: North Neighborhood, existing.  

  
Figure 4-13: North Neighborhood, proposed.  
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Southern Highway Commercial  

The sites of the Central Valley and Golden State Correctional Facilities between Taylor Avenue 

and Cliff Avenue, shown at the top of Figure 4-14, offer opportunity for new housing and retail 

development, as envisioned in Figure 4-15, and would be an optimal site for a full-service 

grocery store. The Southern neighborhood allocates space for low and high-density residential 

development near McFarland Junior High School and McFarland High School. Vacant lots along 

the south side of Taylor Avenue near Frontage Road also offer potential for office space to 

create additional jobs and centers of employment. The Highway 99 corridor south of Hanawalt 

Avenue is an additional area for commercial development to attract visitors on the highway and 

ƛƴŎǊŜŀǎŜ ǘƘŜ /ƛǘȅΩǎ ŜŎƻƴƻƳƛŎ ŘŜǾŜƭƻǇƳŜƴt.  

 
Figure 4-14: Southern Neighborhood, existing.  

  
Figure 4-15: 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 99. Light 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 Figure 4-16, provide 

opportunity for new infill office buildings to support new jobs and economic development, as 

represented in Figure 4-17. New low and medium density homes and ADUs also create new 

housing opportunities in this neighborhood.   

  
Figure 4-16: East Neighborhood, existing.  

  

  
Figure 4-17: East Neighborhood, proposed.  
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4.3.9 Circulation  

The Redevelopment Alternative strives to improve circulation opportunities through: 

¶ Increased multi-use and dedicated bicycle and pedestrian paths 

¶ Traffic calming measures including crosswalks and signage 

¶ Complete streets with additional bus stops in areas that 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 accommodated by creating complete 

streets. Implementation of these circulation opportunities can increase connectivity for 

bicyclists, pedestrians, and vehicles.  

Map 4-5 shows the conceptual circulation map for the Moderate Growth Alternative. This 

alternative proposes 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 dashed-orange lines) that would allow people to walk 

freely and comfortably. This alternative also incorporates a planned multi-use path (as shown 

by the dashed-blue line) east of the railroad that connects East Perkins Avenue and East 

Sherwood Avenue. This proposed trail can take advantage of underutilized space to create a 

walkable area. Finally, to 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 and Redevelopment 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 boundaries are to be largely high-density housing and ADUs on infill and 

redevelopment parcels. The integration of dense infill commercial and mixed-use 

redevelopment in the Downtown Core can create opportunities for people to work, live, shop, 

and interact. The highway commercial corridor can provide services for residents and attract 

visitors from Highway 99 into the City of McFarland. Although McFarland residents continue to 

rely on single-occupancy vehicles, improvements to pedestrian, bicycle, and public 

transportation infrastructure and connectivity can enhance the circulation system and reduce 

the need for individuals to drive within the community. An effort to develop complete streets 

with pedestrian safety crossings and traffic calming measures can promote a welcoming 

environment for pedestrians, bicyclists, and public transportation users in McFarland. 
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Map 4-5: Conceptual Circulation Map for Moderate Growth and Redevelopment 

Alternative  
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4.4 Smart Growth  

4.4.1 Introduction  

The Smart Growth Alternative accounts for the most aggressive population growth in the City of 

McFarland, maximizing infill within the City and new development outside of the existing City 

boundary to accommodate the maximum potential population, housing, and job growth. This 

alternative identifies three key areas for growth of housing and jobs across the City:  

¶ Downtown Infill 

¶ Westside Expansion 

¶ Highway 99 Improvements 

Future growth of housing is concentrated in the Downtown Infill and Westside Expansion key 

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 Table 4-8, the City ƻŦ aŎCŀǊƭŀƴŘΩǎ ǇƻǇǳƭŀǘƛƻƴ 

is to increase by 19,289 people from 2017 to 2040 under the Smart Growth Alternative 

resulting in a total population of 33,219 by 2040.  

Table 4-8: Population for each Growth Alternative   
  Business as Usual  Redevelopment  Smart Growth  

нлмт tƻǇǳƭŀǘƛƻƴ  моΣфол  моΣфол  моΣфол  
нлпл tƻǇǳƭŀǘƛƻƴ tǊƻƧŜŎǘƛƻƴ  ноΣсфл  нтΣурп  ооΣнмф  
2017-нлпл tǊƻƧŜŎǘŜŘ tƻǇǳƭŀǘƛƻƴ DǊƻǿǘƘ  фΣтсл  моΣфнп  мфΣнуф  

{ƻǳǊŎŜΥCal Poly Planning Team, 2020  

 
The population, employment, and housing projections for the Smart Growth Alternative were 

based on the job-to-labor force ratio of 1.2 taken from McFarland employment data from 2010 

to 2017. As seen in Table 4-9, projections from this ratio show a target job increase by10,451 

jobs from 2017 to 2040 to reach a total of 17,194 jobs in 2040.  

Table 4-9: Jobs for each Growth Alternative   
  Business as Usual  Redevelopment  Smart Growth  

нлмт Wƻōǎ  сΣтпо  сΣтпо  сΣтпо  
нлпл Wƻō ¢ŀǊƎŜǘǎ  ммΣуоо  мпΣмтс  мтΣмфп  
2017-нлпл Wƻō ¢ŀǊƎŜǘ DǊƻǿǘƘ  рΣлфл  тΣпоо  млΣпрм  

{ƻǳǊŎŜΥCal Poly Planning Team, 2020  

  
To accommodate increased population and employment in the City of McFarland, new 

residential development is needed. As seen in Table 4-10, under the Smart Growth Alternative, 
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7,550 new housing units would be needed by 2040, increasing the total housing stock to 10,630 

housing units.  

Table 4-10: Housing for each Growth Alternative   
  Business as Usual  Redevelopment  Smart Growth  

нлмт IƻǳǎƛƴƎ {ǘƻŎƪ  оΣлул  оΣлул  оΣлул  
2040 Housing tǊƻƧŜŎǘƛƻƴ  тΣрул  уΣфмл  млΣсол  
2017-нлпл tǊƻƧŜŎǘŜŘ IƻǳǎƛƴƎ DǊƻǿǘƘ  пΣрлл  рΣуол  тΣррл  

{ƻǳǊŎŜΥCal Poly Planning Team, 2020  

 

4.4.2 Vision  

!ǎ ǎǘŀǘŜŘ ōȅ ŀ aŎCŀǊƭŀƴŘ ǊŜǎƛŘŜƴǘΣ ǘƘŜ /ƛǘȅ ƛǎ ǘƘŜ ƘƛǎǘƻǊƛŎ άŀƎǊƛŎǳƭǘǳǊŀƭ ƘŜŀǊǘōŜŀǘ ƻŦ YŜǊƴ 

/ƻǳƴǘȅΦέ [ƻƻƪƛƴƎ ǘƻǿŀǊŘǎ ǘƘŜ ŦǳǘǳǊŜΣ aŎCŀǊƭŀƴŘ Ƙŀǎ ǘƘŜ ǇƻǘŜƴǘƛŀƭ ǘƻ ōŜŎƻƳŜ ŀƴ ƛƴŘǳǎǘǊƛŀƭ Ƙǳō 

and job-rich community while maintaining its vibrant agricultural industries. The Smart Growth 

!ƭǘŜǊƴŀǘƛǾŜ ǳǎŜǎ aŎCŀǊƭŀƴŘΩǎ ƘƛƎƘŜǎǘ ǇǊƻƧŜŎǘƛƻƴǎ ƻŦ ǇƻǇǳƭŀǘƛƻƴ ŀƴŘ Ƨobs to develop its planning 

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 whilŜ ŀƭƛƎƴƛƴƎ ǿƛǘƘ aŎCŀǊƭŀƴŘΩǎ ŘŜǎƛǊŜǎ ǘƻ 

remain an agriculture-based City. 

4.4.3 Growth Assumptions  

aŎCŀǊƭŀƴŘΩǎ Ƴƻǎǘ ŀƎƎǊŜǎǎƛǾŜ ƎǊƻǿǘƘ ǘŀǊƎŜǘ ŦƻǊ млΣпрм ŀŘŘƛǘƛƻƴŀƭ Ƨƻōǎ ŎƻǳƭŘ ǊŜǎǳƭǘ ƛƴ ŀƴ 

increase in population by 19,289 people, which would require additional 7,550 housing units to 

support the projected growth. These forecasts fit well with McFarland's current goals of 

ŜȄǇŀƴŘƛƴƎ ǘƘŜ /ƛǘȅΩǎ {ǇƘŜǊŜ ƻŦ LƴŦƭǳŜƴŎŜ ό{hLύ ŀƴŘ ŀƴƴŜȄƛƴƎ ŀŘŘƛǘƛƻƴŀƭ ƭŀƴŘ ǘƻ ƛƴŎǊŜŀǎŜ ŀŎŎŜǎǎ 

to resources and revenue. Still, residents desƛǊŜ ǘƻ Ƴŀƛƴǘŀƛƴ aŎCŀǊƭŀƴŘΩǎ ǎƳŀƭƭ-town feel and 

ŎƻƴǘƛƴǳŜ ǘƘŜ /ƛǘȅΩǎ ƭƻƴƎ-standing history of active community members. Therefore, the 

proposed growth areas considered opportunities for community engagement and connections 

between growth areas, including providing adequate open space close to newly proposed 

housing, pedestrian-friendly commercial districts, and placemaking through community design.  

4.4.4 Guiding Principles  

In the Smart Growth Alternative, the guiding principles come from four main themes that 

encompass the needs under all 13 elements of a community plan: land management, 

connectivity, habitation, and public well-being. The following principles were also developed to 

meet the needs of the community: 

¶ Develop strong commercial districts through mixed-use, highway commercial, and infill 

commercial development. 

¶ Increase the ease and appeal of access within the City (primarily east to west) as well as 

into the City. 

¶ Expand the variety of housing options to provide for households of varying income 

levels. 
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¶ Decrease McFarland's reliance on its neighbors by creating and expanding commercial 

and industrial uses. 

¶ 5ŜǾŜƭƻǇ aŎCŀǊƭŀƴŘΩǎ ǎŜƴǎŜ ƻŦ ǇƭŀŎŜ ŀƴŘ frame the City as a regional destination. 

4.4.5 Conceptual Land Use  

The Smart Growth Alternative proposes changes in land use for residential development to take 

place outside of flood zones, expansion of commercial activities along Highway 99, and the 

creation of a vibrant downtown core as shown in Map 4-6. This alternative allocates 850 acres 

of land for residential use to prepare for future housing needs and 280 acres of land for 

commercial use (including mixed-use) to appropriately prepare for future job growth.  

4.4.6 Residential Land Use  

To appropriately provide 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 

several 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 residential use is proposed 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 providing the necessary variety of housing 

options to support low-, middle-, and high-income individuals and families in McFarland.  

Additionally, the Smart Growth Alternative promotes a higher density residential 

development compared to the previous two alternatives to expand the housing capacity of the 

City of McFarland to serve the maximum potential population growth while avoiding low-

density sprawl. Still, low- and medium-density residential are prominent in this alternative, 

ƳŀƛƴǘŀƛƴƛƴƎ aŎCŀǊƭŀƴŘΩǎ ǎƳŀƭƭ-town feel. The pie graph, shown in Figure 4-18 details the 

distribution of residential densities by total acreage under the Smart Growth 

Alternative. The Alternative would result in the following allocations of residential acreage: 

¶ 33% medium density residential use 

¶ 32% low density residential use 

¶ 20% mixed-use residential use 

¶ 15% high density residential use.  
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Map 4-6: Conceptual Land Use Map for Smart Growth Alternative 
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Figure 4-18: Distribution of housing densities under Smart Growth Alternative  

4.4.7 Commercial Land Use  

To account for continued commercial expansion, the Smart Growth Alternative proposes three 

specific commercial growth concepts:  

¶ Downtown Infill  

¶ Neighborhood Commercial Nodes  

¶ Highway Commercial  

Downtown Infill  

Downtown commercial in this area is to serve the regional needs for dining and entertainment 

as well as local neighborhood commercial uses such as small grocery markets and services. Jobs 

in this area are to be primarily in the service sector, including hairstylists, accountants, and 

restaurant workers.  

Neighborhood Commercial Nodes  

Neighborhood Commercial nodes along Garzoli Avenue at Perkins, Sherwood, and Taylor 

Avenues, as well as on East Kern Avenue from Browning Road to San Pedro Street, are to serve 

the residents in nearby communities.  
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Highway Commercial  

Highway commercial is to focus on providing uses for traffic along Highway 99, including gas 

stations, hotels, and casual or fast-food dining options. The highway commercial corridor is also 

to serve workers in nearby light and heavy industrial areas.  

The Smart Growth Alternative targets the highest level of job availability to grow the City of 

aŎCŀǊƭŀƴŘΩǎ ŜŎƻƴƻƳƛŎ ōŀǎŜΦ ¢ƘŜ {ƳŀǊǘ DǊƻǿǘƘ !ƭǘŜǊƴŀǘƛǾŜΩǎ ŎƻƳƳŜǊŎƛŀƭ ŀƴŘ ƛƴŘǳǎǘǊƛŀƭ ǇƛŜ 

graph, shown in Figure 4-19, details the distribution of space allocations to commercial and 

industrial land uses in categories of commercial, highway commercial, light industrial, and 

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

uses includes:  

¶ 40% heavy industrial  

¶ 40% light industrial  

¶ 15% commercial  

¶ 5% highway commercial  

  
Figure 4-19: Smart Growth commercial & industrial uses by percent.  

 

4.4.8 Key Growth Areas  

The Smart Growth Alternative identifies three key growth areas that can serve McFarland 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. 



Page 69 

Downtown Infill  

The Downtown Infill key growth area promotes a thriving town core with bandwidth to support 

additional residential, commercial, and office development. To facilitate this commercial, office, 

and residential mix, the entire downtown core is to be designated for mixed-use development. 

This designation is to allow buildings to host commercial 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 conditions in Figure 4-20 and in the future in Figure 4-21, 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.  

  

Figure 4-20: Downtown Infill, existing.  

  

 
Figure 4-21: Downtown Infill, proposed.  
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Westside Expansion  

The Westside Expansion key growth area, seen in existing conditions in Figure 4-22, stands to 

promote a range of low-to-high density residential developments to accommodate potential 

population growth. High-ŘŜƴǎƛǘȅ ǊŜǎƛŘŜƴǘƛŀƭ ŘŜǾŜƭƻǇƳŜƴǘ ƛǎ ǇǊƻǇƻǎŜŘ ŀƭƻƴƎ ǘƘŜ ǿŜǎǘǎƛŘŜΩǎ 

main arterial roadway at Garzoli Avenue while medium and low-density housing is proposed on 

slower moving residential streets, seen in Figure 4-23. West McFarland was identified as a key 

residential site due to its location outside of a flood zone and its distance from Highway 99, 

which would limit pollution and noise concerns.  

  
Figure 4-22: Westside Expansion, existing.  

 
Figure 4-23: Westside Expansion, proposed.  
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Highway 99 Improvement  

The Highway 99 Improvement key growth area, seen in existing conditions in Figure 4-24, is to 

promote highway-serving commercial 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 

heavy industrial development is to be focused on the intersection of Whisler Road and Highway 

99 to support new job growth, as seen in Figure 4-25. Additionally, signage improvements for 

highway off-ramps can further help to draw visitors from Highway 99 into tƘŜ /ƛǘȅΩǎ ŎƻƳƳŜǊŎƛŀƭ 

areas.  

  
Figure 4-24: Highway 99, existing.  

  
Figure 4-25: Highway 99, proposed.  
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4.4.9 Circulation  

The Smart Growth Alternative proposes to improve circulation in the City through:   

¶ Expanding public transit to integrate a new internal City transit network with the 

existing regional transit system 

¶ Developing bicycle and pedestrian infrastructure for increased connectivity 

between homes, schools, and parks 

¶ Improving non-motorized crossings between East and West McFarland 

The proposed bicycle and pedestrian network for this alternative suggests improvements 

centered on improving non-motorized connectivity and safety. Map 4-7 shows the conceptual 

circulation map. The blue lines propose a separated bike network on major arterial roads 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 pedestrian amenities, and improved 

landscaping. The green dashed lines are highway crossings on Elmo Highway, Perkins Avenue, 

Kern Avenue, and Sherwood Avenue, which are proposed to mitigate barriers for pedestrian 

and bicyclist connectivity between East and West McFarland.  

The proposed transit network in the Smart Growth Alternative can help to accommodate 

people without access to private vehicles. Map 4-8 depicts the Conceptual Transit map. The 

purple dashed line represents proposed intra-city transit to connect residential 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 density of housing, 

particularly in the Downtown Infill and Westside Expansion key growth areas. Additionally, new 

mixed-use and commercial development are prioritized in the Downtown Infill area to support 

a vibrant downtown and at key intersections within the Westside 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 identifies 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 Growth Alternative

  
 



Page 74 

Map 4-8: Conceptual Transit Map for Smart Growth Alternative  
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5. PREFERRED GROWTH ALTERNATIVE  

5.1 Introduction  
The Preferred Growth Alternative is the vision for development changes in McFarland by the 

year 2040. It was ŘŜǾŜƭƻǇŜŘ ǿƛǘƘ ǘƘŜ ŎƻƳƳǳƴƛǘȅΩǎ ǇǊŜŦŜǊŜƴŎŜǎ ƻŦ ŎƻƴŎŜǇǘǎ ƛƴ ǘƘŜ ǘƘǊŜŜ 

development alternatives detailed in Chapter 4: Development Alternatives. This chapter 

presents growth assumptions as well as community-wide features, land use, and circulation 

concepts within 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 implications for 

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. 

5.2 Concept & 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 focuses on 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, West Expansion, Whisler Road Neighborhood, Southern Commercial Corridor, and 

Famoso Industrial and Commercial Center. These growth areas introduce medium-density, 

high-density, and mixed-use development, as well as accessory dwelling units (ADUs) in 

residential neighborhoods that are eligible for the additional units using vacant and 

underutilized parcels. In addition, the Preferred Growth Alternative promotes sustainable 

ŘŜǎƛƎƴ ŀƴŘ ƛƳǇǊƻǾŜƳŜƴǘǎ ǘƻ ǘƘŜ /ƛǘȅΩǎ ŎƛǊŎǳƭŀǘƛƻƴ ƴŜǘǿƻǊƪΦ /ƛǊŎǳƭŀǘƛƻƴ ƛƳǇǊƻǾŜƳŜƴǘǎ ŦƻŎǳǎ ƻƴ 

creating a network of complete streets, which provide 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. 

5.3 Vision  
Under the Preferred Growth Alternative, 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 

/ƛǘȅΩǎ ǾƛōǊŀƴǘ ŎƻƳƳŜǊŎƛŀƭ ƻpportunities. The vision includes multiple 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 become a magnet for residential and commercial activity.    

5.4 Growth 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 scenario.  Based on 
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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 for a growing population. 

Therefore, land uses in the growth areas are proposed to include uses such as mixed-density 

housing, mixed-uses, neighborhood and highway commercial, and offices.   

5.4.1 Population, Housing, and Jobs  

Based on the population projection using local birth, death, and migration rates, baseline 

population is estimated to be 23,690 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 housing units in the City. In addition, the projection shows increase in number of people 

in the 25 to 39-year-old age group, which suggests increasing the quantity and variety of job 

opportunities to a total of 17,195 jobs by 2040.   

5.4.2 Economic Development  

The Preferred Growth Alternative focuses on diversifying and increasing employment 

ƻǇǇƻǊǘǳƴƛǘƛŜǎ ŦƻǊ ǘƘŜ ƎǊƻǿƛƴƎ ǇƻǇǳƭŀǘƛƻƴΦ !ƎǊƛŎǳƭǘǳǊŜΣ ǘƘŜ /ƛǘȅΩǎ ǇǊŜŘƻƳƛƴŀƴǘ ŜƳǇƭƻȅƳŜƴǘ 

sector, offers low-paying jobs. To help increase incomes and expand job opportunities, the 

mixture of compatible residential, commercial, and office land uses are proposed in the 

Revitalized Downtown while low-polluting industrial and highway commercial uses such as gas 

stations and fast food restaurants are proposed for major job centers at Highway 99 

interchange areas. 

5.4.3 Housing Distribution  

The Preferred Growth Alternative is to accommodate the need for shelter according to multiple 

dimensions in terms of size, cost, and location. Mixed-density housing is to accommodate 

various household sizes and income levels. High, medium, and low-density housing are 

proposed in areas on the north, south, east, and west boundaries of the City whereas accessory 

dwelling units (ADUs) and residential/commercial mixed uses are envisioned within central 

areas of the City.  The following section describes the key growth areas and development 

characteristics. 

5.5 Conceptual Land Use 
Map 5-1 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 make-up of 

the new General Plan. 
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Map 5-1: Conceptual Land Use Map

 

 

5.5.1 Revitalized Downtown 

The Plan proposes changing McFarland's residential-dominant downtown neighborhood into a 

mixed-use residential and commercial environment. The mixed-use designation would define 

aŎCŀǊƭŀƴŘΩǎ Řƻǿƴǘƻǿƴ ŎƻǊŜ ōȅ ǇǊƻǾƛŘƛƴƎ ŀ ǾƛōǊŀƴǘ ŎƻƳƳŜǊŎƛŀƭ Řƛǎtrict and source of activity 

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 the east 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 East Kern Avenue 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 with commercial 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. 

5.5.2 West Expansion 

The West expansion area is primarily to consist of low-density, medium-density and high-

density residential units in areas that are contiguous with the central built-up core of the City. 

As the City grows outwards, recreational open space is to be dispersed throughout this zone to 

accommodate the need for community gathering. This expansion is to accommodate 

aŎCŀǊƭŀƴŘΩǎ Ƴƻǎǘ ŀƳōƛǘƛƻǳǎ ǇƻǇǳƭŀǘƛƻƴ ƎǊƻǿǘƘ ƻŦ ооΣннл ōȅ нлплΦ /ƻƳƳŜǊŎƛŀƭ ŀǊŜŀǎ ƛƴ ǘƘŜ 

neighborhoods are to screen residential areas from roadway noise, provide services 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. 

5.5.3 Whisler Road Neighborhood 

Like the West Expansion area, this growth area is to add low-density, medium-density, and 

high-density housing options to an area under agricultural and low-density residential use. In 

addition, new recreational park space is to be added along the adjacent commercial corridor to 

meet open space needs for McFarland community members.   

5.5.4 Southern Commercial Corridor   

This area is adjacent to the Whisler Road Neighborhood. It would screen the community from 

exposure to the highway while providing 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 needs to accommodate its major 

shopping needs 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.   

5.5.5 Famoso Industrial and Commercial Center 

¢Ƙƛǎ ŀǊŜŀ ƻŎŎǳǇƛŜǎ Ƴƻǎǘ ƻŦ ǘƘŜ ǇǊƻǇƻǎŜŘ ŜȄǇŀƴǎƛƻƴ ƻŦ aŎCŀǊƭŀƴŘΩǎ {ǇƘŜǊŜ ƻŦ LƴŦƭǳŜƴŎŜ ό{hLύ ǘƻ 

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 and increase its sources of 

revenue. The east portion of this area is prone to 500-year 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 at highway interchange areas further south 

in the SOI. The highway commercial districts, in addition to the new mixed-use downtown infill, 

can attract revenue from travelers on Highway 99.  

5.6 Residential Land Use  
The Preferred Growth Alternative includes a mix of low-density, medium-density, and high-

density housing. In response to State mandates to reduce vehicle miles travelled and emissions, 

McFarland needs to accommodate growth with higher density residential uses than has been 

the case historically. The housing stock in McFarland is concentrated on the west side of the 

City and features low-density, single-family homes as the dominant form of housing. While this 

may have met the needs of the community, this is no longer the case considering new State 

mandates. Future population growth would need to be housed within medium and high-

density mixed-use parcels located in the Downtown, North, and West neighborhoods 

to accommodate residents of all incomes, household types, and persons with special needs. 

Future residential development would be concentrated in the following key growth areas: 

5.6.1 Downtown Infill 

Downtown Infill aims to grow a vibrant town center. Residential development in this area 

focuses on mixed-use commercial and high-density housing options. This is meant to enable 

residents within the CityΩǎ ŎƻǊŜ reduce the need for motorized transportation while supporting 

economic development. The approval of accessory dwelling units in this neighborhood is to 

contribute to a compact development density which together with adjacent commercial uses 

can help reduce vehicle miles of travel. 

 5.6.2 West Expansion 

This growth area aims to introduce a variety of housing densities to accommodate future 

growth in population. High-density is to be focused along major arterial roads and near 

commercial nodes. Medium density is to be focused along the outer arterial corridors. In areas 

outside the medium and high-density residential zones is low-density development. Residential 

allocations are intended to prevent urban sprawl during future growth of the City.  

5.6.3 Whisler Road Neighborhood 

This neighborhood is to add low-density, medium-density, and high-density housing options to 

an area that is contiguous to the southern City limits. The aim is to introduce a variety of 

housing densities to accommodate future growth in population and reduce vehicle miles as 

new State mandates require. 

5.7 Commercial Land Use  
Commercial land use in the Preferred Growth Alternative is characterized by two distinct types: 

general commercial and highway commercial. General commercial refers to neighborhood-

serving stores and big-box stores that are suited for residents and visitors while highway 

commercial is primarily to provide service and shopping needs of customers travelling on 
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Highways 99 and Highway 46. The Preferred Growth Alternative allocates 465 acres to general 

commercial and 380 acres to highway commercial, totaling 845 acres. Future commercial 

development is to be concentrated in the key growth areas described in the subsections that 

follow. 

5.7.1 West Expansion 

While this area is mainly devoted to housing, there are provisions for neighborhood commercial 

centers at major intersections along major arterials. This is to serve residents in the area and 

preclude travel to distant locations for minor retail and restaurant items. 

5.7.2 Whisler Road Neighborhood 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 located in adjacent residential 

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. Proposed uses may 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 Highway 99. Most of this growth area is devoted to light 

and heavy industrial land uses to boost job creation and availability. 

5.8 Mixed Land Use  
Mixed-use is a new land use designation in McFarland. Mixed-use is to provide opportunities 

within the City for horizontal and vertical placement of compatible residential and commercial 

uses within the same parcel. This typically would be in the form of commercial retail space on 

the bottom floor with residential or office units above.  

The Preferred Growth Alternative proposes mixed-use development primarily in the 

Downtown Infill area with small developments along Garzoli Avenue in the western part of the 

City and in the central portion of the SOI west of Highway 99 and north of Nill Avenue.  

5.9 Key Growth Areas  
Map 5-2 demarcates the five key growth areas under the Preferred Growth Alternative. 

Subsequent subsections provide summary descriptions of the growth areas.  
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Map 5-2: Preferred Growth Alternative Key Growth Areas
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5.9.1 Downtown Infill 

Downtown is the economic and cultural center of the City of McFarland. In the Preferred 

Growth Alternative, vacant and underutilized lots on both sides of Kern Avenue and Highway 99 

offer opportunities for mixed-use development as seen on Map 5-3 and for accessory dwelling 

units. In addition, pedestrian crossings on 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 needed to improve resident and visitor experience as well as safety for 

pedestrians and bicyclists traveling in the downtown area. Map 5-3 displays the conceptual land 

use map for the Downtown Infill section of McFarland. 

Map 5-3: Preferred Growth Alternative Key Growth Area #1: Downtown Infill  
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Figure 5-1 shows the existing downtown neighborhood. Figure 5-2 depicts what the area could 

look like with infill development on vacant parcels on Kern Avenue and surrounding cross 

streets.  

  
Figure 5-1: Existing downtown. 

 

  
Figure 5-2: Proposed downtown infill development. 
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Figure 5-3 shows the existing street view on Kern Avenue downtown. Figure 5-4 depicts what 

the area could look like in the future with mixed use. 

  

  
Figure 5-3: Existing street view of downtown. 

 

 

  
Figure 5-4: Proposed view of downtown. 
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Figure 5-5 displays current conditions on the east side of McFarland near the existing Highway 

99 and railroad right-of-way. Figure 5-6 envisions improving the vacant space to provide a 

multi-use pathway for pedestrians and bicyclists to use for recreational and mobility purposes.  

 

  
Figure 5-5: Existing street view of Kern Avenue, near Highway 99 crossing. 

 

  
Figure 5-6: Proposed street view of Kern Avenue near Highway 99 crossing. 
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Figure 5-7 shows the existing conditions on the Sherwood Avenue overpass that spans Highway 

99 and the railroad right-of-way with a vantage point towards the east side of McFarland. 

Figure 5-8 depicts the overpass with improved safety measures for pedestrians as the focal 

point for street improvements.   

 

  
Figure 5-7: Existing Highway 99 crossing. 

 

  
Figure 5-8: Proposed Highway 99 crossing with extended pedestrian and bicyclist barriers. 
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5.9.2 West Expansion 

The West Expansion area is for predominantly residential land use with mixed densities ranging 

from low-to-high density. In the Preferred Growth Alternative, accommodation for growth can 

be fulfilled by developing housing opportunities on City land under temporary agricultural use. 

These lands offer opportunity to provide multiple different housing options for residents of all 

needs within the City. Map 5-4 displays the West Expansion area of McFarland. 

Map 5-4: Preferred Growth Alternative Key Growth Area #2: West Expansion Area

  

Figure 5-9 displays the existing conditions where expansion is envisioned. At the time of 

preparing this Plan, this section of the City was under predominantly agricultural use with 

recent residential developments on the periphery. Figure 5-10 depicts the mixed density 

neighborhoods envisioned for this section of the City.  

Figure 5-11 shows conditions showcasing minimal development with opportunities to expand 

development on vacant parcels. Figure 5-12 envisions medium-and high-density development 

with sidewalks to promote pedestrian mobility in the West Expansion Area.  
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Figure 5-9: Existing West Expansion area. 

  

  
Figure 5-10: Proposed West Expansion area. 

  












































































































































































































































