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1.0.1 INTRODUCTION

This Final Supplemental Environmental Impact Report (“Final SEIR”) for the Delano
Marketplace Project (“Project”) contains public and agency comments received during the public
comment period for the Draft SEIR, a list of persons and organizations commenting on the Draft
SEIR, and the responses of the City of Delano, as lead agency. This document has been prepared
by the City of Delano in accordance with the California Environmental Quality Act (“CEQA”).

1.0.2 PRIOR SUPERIOR COURT DECISION AND EFFECT ON THIS DOCUMENT

The City initially certified an Environmental Impact Report (“EIR”) and approved the Project in
August 2007. In subsequent litigation challenging those actions, the Kern County Superior
Court (“Court”) granted the petition in part and denied in part. The Court upheld the EIR’s
analysis of urban decay for areas located within the City of Delano and the EIR’s conclusion of
less-than-significant impact without the need for mitigation. However, the Court found that the
EIR failed to adequately analyze the potential impacts to urban decay outside the City of Delano
and within the identified secondary regional market area.

In light of the deficiency identified by the Court, the City has prepared this SEIR that analyzes
the Project’s potential urban decay impacts outside Delano and within the previously-identified
secondary regional market area. Consistent with CEQA, this SEIR includes only information
and analysis on the issue of urban decay regarding geographic areas located outside of the City
of Delano and within the regional market area.

1.0.3 THE DRAFT SEIR

The Draft SEIR was circulated for a 45-day public review period pursuant to CEQA Guidelines
section 15105, subdivision (a). The 45-day public review period was from June 2, 2009 to July
17, 2009. The Draft SEIR was submitted to the State Clearinghouse for circulation to state
agencies. The Notice of Availability of the Draft SEIR was published in the Delano Recorder,
which is a newspaper of local circulation. A Notice of Availability was also posted with the
Kern County Clerk and mailed to adjacent property owners.

1.0.4 LIST OF COMMENTERS

The following is a list of letters received regarding the Draft SEIR with identifying letter

numbers, agency or person submitting the letter, and date of letter:

1. B.M. Smith, Department of California Highway Patrol, June 29, 2009

2. Kenneth Rossen, City of McFarland and McFarland Redevelopment Agency, July 15,
2009

3. Mark R. Wolfe, M.R. Wolfe & Associates, July 17, 2009

4. Terry Roberts, State Clearinghouse and Planning Unit, July 21, 2009
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MEMO

TO: Keith Woodcock, Commmaity Development Disector
FROM: Peter Cheng (ADE Senior Associate) and Tony Daysog (ADE Senior
Associate)

DATE: July 31, 2009

RE: Respoases to Public Comments on Economic and Urban Decay Analysis

MASTER AMALYSIS 1. DATA SOURCES AND METHODOLOGY

The secrion below addresses commeents vaised by the City of McFaviand on wly ADE nsed the ZIP Codes
Sraristics ar rhe baseline davaset for ity fmpact analhsin. In partioslar, the discussion below addresses points
riired in: Commrens 3, on the wie of Califermia Board of Equalization, and Dhwn and Bradsnees:
Comempent &, ow mberber impacts to MecFariznd were wnderrrared; Commment 8, on stove cosres; Compment 5,
o exctent gf’ the morthwest comrmercial area; Comemeent 10, on the souzbern commmercial divmict; Commrenr 17,
o grocery sroves; Commmens 12, on general mevchandite stores; Comneent 13, on other resgil; Comment 14,
o earng pleces; Comment 15, o dmpacs to downronn; Comeeent 19, on addivienal store clasures; and,
Comment 20, cummlaiive imdacts.

The section below alro address comments raived in the Wolf mens, specifieally the follondng: Comrmvent T, on
when ADE visized rites/ definition of urban decay’; Comment 1(a), on Earfimart; Comment 2(B), on
2018 sales; Comsment 20, on re-tenanting

In analyzing impacts stemmeng from the proposed project, it is important to remember that
the analysts were simmltaneonszly examining a member of commercial areas in towmns and
cities :n the repional market trade acea ontside of the City of Delanc. The analysts examined
=¥ towns and crties in the area, ie. Prxley, Eadimart, Alpangh, Wasco, Richgrove, and
MecFarland. Given the mamber of areas, the analysts sought to use readily accessible data
ocrpanized in a consistent manner. We also visited these areas ducngy the week of Febmary
16, 2009.

ADE considered a sember of data sources, including local governments of places such as
MecFarland o Wasco. However, by law;, local governments can only share data wndes very
Limited cireumstances, gven the confidential nature of their tazable sales data. As it 15, local

1 See the definition of urban decay m the Dielano Marketplace Economic Impact Stady dated Apel 23, 2007,

100 Fringle Avenue, Suite 560 * Walmit Creek, CA 94596 * Tel 9259346712 * Fax 925.934.2402
Ecradeniacom
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governments typically do not share confidential taxable retal sales data with vendors not
uader contract with them.

In mstances where etail data are not available dicectly from primary sonrees such as local
gorernments, secondary sources such as the Califormia Board of Equalization (BOE) are the
best soneces of such data. This secondary sonrce posts taxable retil sales data for counties
and incorporated cities on the Internet, and data are arranged on quarterdy and anonal bases.

For conaoties and medmm- to larpe-size cimies, the BOE orpanizes taxable retail sales data by
retasl store types nseful for purposes of analyzing urban decay impacts. For zmall
incorporated cities, the BOE simply presents the overall tazable retad sales amount and does
not breakdowen this data by store types. Thus, data for unincorporated Pixley, Bardimart,
Alpangh, and Richgrove were nnavailable from the BOE. For meorporated Wasco and
IcFarland, BOE data were in a format not useful for the purposes of the nrhan decay
analysiz. For example, while the BOE specifies the total nnmber of retailers and taxable retail
sales generated m 2007 in Waseo and MeFarland {ac, 139/$60,874,000 and 56,/$21,914,000
respectively), the BOE does not specify data by partieular store types.

Becanse BOE data were either nnavailable or in a format not usefnl for purposes of the
ushan decay analysns, ADE unlized other secondary data sets. In addition to the BOE, the
analyst pathered information from secondary sources such as Zip Code Statistzes from the
2002 Economic Census® (“ZIP Code Statstics™), Dun and Bradstreet’s ZAP Dara®
[(“DaB"), ZIP Business Patterns (“ZBP")*, 2002 Economic Censns for Kan Cn'lmt_l;!', and
2002 Economic Census for Bakersfisld. Becamse data were awailable for all areas in the
regional market trade area, and in 2 consistent format, the analyst settled on Zip Code
Statistics from the 2002 Economic Census as the baseline data set. The analyst continued to
refer to the other secondary data sets when seekmng to fill data gaps, double-check initial
findings based on Zip Code Sristics, and/or when seeling to update the 2002 ZIP Code
Statistics data set to 2008. The table below identifies ZIP Codes used for purposes of the
study.

TABLE 1
TOWNS/CITIES IN REGIONAL MARKET TRADE
AREA: 7TP CODES

Mpaigh Tulare County 93201
Easlimait Tudare Covinky 23219
Piudey Tudare Counky 23255

“hitp:/ fwrwmrcennes o, eoan, eenwnaE  paide g0 zp bt
“hitp:/ fwwwrmapdate com

“hitp:/ /censtats. eensms. govfchpnair, chpmaie shiml

Shigp:/ ffactfnder cemms gor)
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Tipfton Tudare County 93372
Richgrove Tulare County 93261
MacFariand Kem Counky 33750
Sonme ADE Ine

The table below 1= an example of retail data from ZIP Code Stanstics from the 2002
Economec Census for the City of McFarland According to ZIF Code Statistics, there were
20 retailers and eating places (15 retaders and five restansants) in 2002, As the mble shows,
ZIP Code Statistics orgamzed its data by detailed industry codes comparable to mndustey
catepories used by other secondary sources, such as the BOE, allowning the analyst to
combine data sets, or to nze cne set of data to refine another Subsequent to 2002, another
secondary source called ZIP Business Patterns (“ZEBP”) reported that there were 19, 22, 25,
and 26 retaders /eating places in McFasrdand between 2003, 2004, 2005, and 2006 respectwely.

TABLE 2. EXAMPLE OF RETAIL CONDITIONS IN REGIONAL MARKET TRADE AREA CITY: MCFARLAND, 2002: ZIP

CODE STATISTICS FRDM THE US ECONOMIC CENSUS

Establishments,
Retall trade 2nd Eating Plaoes 0
A5 Hetal trade Al establihenents 15
441350 Murtmoties parts £ acoessories stones Establishmenis with salesirevenus < $100,000 1
41350 Murtnmothes parts & aoomssories stones Establishmenis with salesirevenue of $250,000 to §499 599 1
441380 Hurtnmathes parts & scoEssories shones Establishmanis with salesi/revenue of $500,000 io 1
445180 Supermarkets B ofher grocary |Eerept oo eniEnce ) Establishmnts with ssles/revenue of $250,000 to 495 599 1
445180 Supermarkets & ofher grocery {erept ¢ t wilh salesi of $1,000,000 or mone 3
445120 Comeenkence shoees wibh sl of $300,000 to $995,509 1
ARSI Beer, wine, B liquor shoees. wiltt sl of $250,000 i §4909,999 1
445110 Pharmacies B dreg stones bilich with sabes)) of $500,000 to 1
AATLED Gasnlive: stations with convendanoe stores hilist wilh iof 41,000,000 or o 1
453220 GifY, norvelty, & souenir stores st with sales s than $100,000 1
454390 Other direct salling estehlishanants b with of $1,000,000 or mare 1
Eafing Places 5
e d ] Fall-serdkcs restaurants Establishmnis with sales/reverss less than $100,000 2
TEELN0 Fall-serdlos restaurants Establishmenis with sales/revenue of $100,000 o $245,599 1
prrral| LimBed-senvice mstmumnts Establishments with of $100,000 1o $245.999 2
Soumce: ADE, Ine_ based om FTF Code Stafisties foom TS Ecopomie Censos 2002
The analysis assames retailers generated sales equivalent to the mid-point of the revenne
range with which they wece associated. For example, according to the data in Table 2, these
is one automotive parts and accessories stoge that generates berween $250,000 and §499999
in anmmal sales. For purposes of analysis, we placed sales for this store at $375,000. There ate
three stoze types where retailers generated “§1,000,000 or more ™ For these store types, we
exanuned a vanety of soucces, inchnding Diue and Bradstreet to obtain additional
information regarding probable revenue streams We also analyzed 2002 Economic Census
for Fern County and the 2002 Economic Census for the City of Bakersfield, to estimare
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average sales for Kern County retalers onriide of Bakersfield, and then applied this estimate
to the McFadand awto part store generateng more than $1,000,000 in sales.

As the table above indicates, three supecmarkets earned more than $1 million in sales. To
estimate agpregate revenues for these stores, we first attempted to identify these stores. In all
likelihood, these stores are Palace Sopermarket, Ta Espiga de Oro, and A8 Grocery Store.
According to Dun and Bradstrest, Palace and A8 generated $2.4 million and §240,000
respectively; there was no data on La Espiga in DE&B. We approached DB fipnses for
Palace and AS:M with cantion, and ultimately decided against naing the D&B dara As a full
service supermarket selling fresh meats, produce, and a wide variety of staples, packaged
goods, and prepared foods, Palace is expected to generate more than the $151.25 per square
foot that would resolt had we used D&B. While we do not expect Palace to perform as well
as a Safeway on a sales-pec-square foot basis (Le. $548 per square foot)®, Palace has a lagpe
parking lot in front of the store and a good location, s0 we expect per square foot sales to he
abowe $300. AZM also sells fresh meats and produce, and while it is smaller than Palace and
its parking area very limuted, this 3,300 square feet supermarket is located on a busy street,
leading vt to conclude that this stoge generates more than $240,000 in sales as reposted in
D&B.

Using the Economic Census for Kern County and Bakersfield, we estimated revenues
generated by Femn County supermarkets garnide of the City of Bakersfield, converted this
fipure into a revenue-per-emplovee ratio, which we then multpled apainst mumber of
workers at Palace, La Espiga, and A&M. Estimates on member of workers at these stores
come from ZIP Business Patterns. Through this approach, we estimated store revenues at
£6,283,250, £1,256,650, and §1.256,650 respectively, which is consistent with the ZIP Code
Statistics, which indicate three sopecmarkets generating at least $1,000,000 in sales. On a pas
square foot basis, these revennes amount to §395, $369, and $380 for Palace, La Espipa, and
A8 respectively, which is far more typical of ezpected revennes for this type of retail
store, Le. mare than $150 per square foot but less than $548 per square foot In aggrepate,
these three supermarkets genemted an estimated §8,796,550 in sales. Combined with
estimated sales for the supermarket generating betoeen §250,000 and §499 999, the four
supermarkets included in the Census data generated approxmately $9,921 550 in sales.

6 Safeaay 2008 SEC 10-k cogporate annual report
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TABLE 3. EXAMPLE DF RETAIL CONDITIONS IN REGIDONAL MARKET TRADE AREA CITY:
ADIUSTED MCFARLAND, 2002: ZIP CODE STATISTICS FROM THE US ECONDMIC CENSUS

Apgregate
Revenues, 2002
: Based on ZIP
Establishments,  Statistics Mid- Aggregate
2002 Point Revenues, 2002

Feetall trade and Eating Flaces F2i] $15,397,603
4445 Retall trade 15 $45,022 803
1310 Aubomobive perts & sccessories | <$100K) 1 £50,000 $50,000
441310 Aubo parts B scosssories [ §250K-5490K) 1 $375,000 $375,000
441510 Aubs parts B scostearies [ $500K-5996K) 1 $750,000 £750,000
H4E110  Supermarkebs B obhar grooeny [§250K-5400K) 1 £375,000 £375,000
445110 Supermarkebs B obher grocery | =41 million ) 3 salva £3, 706,550
5130 Conveniences shones | $T90H) 1 $750, £750,000
445510 Beer, wine, & hiquor stores [$250K-§9595) 1 $375,000
445110  Phanmades & drug stones (§S00K-59908) 1 $750,000 £750,000
HTIN0  Gas stabions w) convemience | =51 millian ) 1 salve £1,205 400
45320 Gift, novelty, & souvenir stores (<$100K) i §50,000
454300  Other direct selling estab { =$1 million ) 1 saive §2 415,853

Esting Places §525,000
TINA0  Full-servics restsuranks [<§10000) 2 £100,000 £100,000
TIHAD  Full-service restarants (5 100K-5$240K) 1 $175,000 £175,000
FraX1l  Limited-servics restaurants. 2 000 000

Source: ADE, Inc., based omn ZIF Code Statistics from US Economic Censas 2002 Ecomamic Cenzas 2002

The 2002 ZIP Code Statistics also included a gas station generating over $1 million in retail
sales. To estimate anmual revenme for this store, we nsed the Economic Census 2002 for
Fern County and Economic Census 2002 for the City of Bakersfield, to estimate stose
average for Kern Connry pas stations swrwide of Bakersfield, which we then applied to the
McFadand station. At §1,285 400, this estimate accords with data in the Zip Codes Statistics.
There was also a store categorized nader “Other Dicect Selling Establishment™ (MAICS
Code 454390) penemating more than §1 million in sales. Apain, we used the Economic
Cenzus for Fern County and Bakessfield. More than lkely, this store was mis-coded; 1t
struck the analyst as odd that there was a retail starefront generating more than $1 million in
sales that 15 an “Ctther Direct Selling Establishment ™ More than likely, the store was/is a
peneral merchandize store Instead of nsing sales average for “Other Direct Selling
Estahlishment.” we used the sales averape for “All Other General Merchandise Store™ On
average, “All Other General Merchandize Stoges” outside of Bakersfield penerate $2,415,833
in sales.

Table 3 above also includes data regarding five restancants in McFardand in 2002. Two full-
service restancants generated less than $100,000 in sales, cone generated between §100,000
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and $249 999 Two Lmeted-service restanants generated between $100,000 and §249 999,
Based on mid-point approach, these stores penerated an estimated $625,000 in agpregate
revemmes. As we had for the other retail store trpes, we checked 2002 ZIF Code Statstcs
against ZTP Business Patterns (ZBF), to see how the sumber of stores changed berween
2002 and 2006. According to the ZBP, there were four full service restanrants, five limited
service estanrants, and one deinking place 10 2006, We also checked Dun and Bradstreet,
which indicated thar there were eipht full service restanrants and five limited sermce
restanants, incloding a coffee shop. In this case, we decided to use Dun and Bradstreet’s
data with respect to mumber of establishments and revennes becanse of the mumber of
eattng places we saw i ong ste visit to MeFarand Controlling for the one hmited service
restangant that is a national chain /franchize, ie. McDonalds, the averape sales decved m
using DB accorded with the sales ranpes presented in 2002 Zip Code Statistics. Based on
this approach, we estimated agpregate sales to be $4,454 346, instead of the mnitral $625,000.

The table below re-organizes data from the ZIP Code Staristics by stoge category, a format
typically nsed in retail analyses, including urban decay impact analyses. California BOE's
detailed data are also arranped in this fashion Retadlers in the General Merchandize Gronp
below senerted $3,715,127 in sales. This fipure is based on $2,415,853 in sales by the
“Oither Direct Selling Establishment™, $750,000 :n sales by the pharmacy, and $549,275 10
sales by a ouscellaneous general merchandize stoze that was not in the 2002 ZIP Smatsucs
data set but was in 2006 ZIP Business Patterns (“ZBP”). Above, we indicated that the
specialty retaller penerated §50,000 based on the mid-point approach. Based on the
Economsc Census, we determine Fern County specialty retall gift and novelty stoses awdride
of Bakersfeld penerated, on averags, $176,000 in sales. If the §176,000 fipuce iz any
indicarion for the gift store in MeFardand, we concloded that the original $50,000 fgne
potentially nnderstates the trne fipnge, leading us to sucouse that the true figure rests
samewhere between $50,000 and $99,999 not $0 and §99,999, resulting in 2 new mid-point
at §73,000.
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TABLE 4. EXAMPLE OF RETAIL CONDITIONS: CITY OF
MCFARLAND RETAIL CONDITIONS PER BOE CATEGORIES

Retail G McFarland (Kern Co.

Takal 519 825 423
Appare] Store Group

\Ganeral Merchandise Group 43,715 127
Specialty Retail Group 475,000
Food, Eating, Drrinking $14,749, 556
Grocery Stores #5,521,050
Speciaky Food Stores

Liguar Stares 5374500
Esting Places $4, 454, 346
Building Materials), Homefumishings 50
Fusmiture: & Fumishings

Appliances & Electronics

Used Merchandise

—Home Improvement W

Rustomative Group %1265 400
NeswfUsed vehides

Gasoline Servios Stations $1,285 400
Auite Parls B Accessories

The comment iz cocrect that we did not include reverne estimates for anto parts and
accessonies in MeFardand in the June 1, 2009 report called “Deelano Marketplace Impacts:
Reponal Market Area Impacts Addendnm ™ While the auto parts may have been excloded,
this information was included in ADEs endedying analyss of repronal sales, leakape,
recapture of leakage, ete. According to the ZIP Code Statistics, theee awto parts/ sepplies
stores generate an estimated $1,175.000 in combined sales The Delano Marketplace project
may impact asto parts,supplies stores in the repronal trade market asea by $85,202, of which
$40,982 will fall oo McFardand anto parts/supplies stores, or 3.5 percent of estimated sales.
This is not enough to close any stores. If no new anto pares/sepplies stores open in
McFardand berween 2008 and 2018, in 2018 MecFarland anto supply stores will bear an
estumated $38,573 mn impacts, or 3.3 peccent of estmated sales. Azain, this is not enough to
lead to stoce closuzes. The revised table below mcludes the $1,175,000 auto sopplies sales
amount, which places MeFadand’s averall sales at §21,000,423. Even when adjusting for
non-taxable transactions, the §21, 000,423 is very close to BOES estimated 2005, 2006, and
2007 sales for MeFardand - 19,892,000, $20,550,000, $21,914,000 respectively - conficming
the relability of the data and methodology:
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TABLE 5. EXAMPLE OF RETAIL CONDITIONS: CITY OF
MCFARLAND RETAIL CONDITIONS PER BOE CATEGORIES:
INCLUDING AUTO PARTS/SUPPLIES

Revendes
Reekail Group Shores (revised])
Total__ 27 $21,000423
Aopare] Skore Group 0 30
General Menchandise Group 3 £3. 715 137
—Specislty Retsil Greup 1 $7000
Focd, Eating, Crinking 19 $14, 745,596
Grosary Shores 5 £0,921,050
Specialty Food Stores
Liguor Shares 1 §374,500
Eating Places 13 54,454,346
Builkding Makerials) HameRurnishings 0
Furniture & Furnishings
Applisnces B Bactrarics
Lsed Merchandse
Hame Improvemeant
Autamative Group 4 £2 460,400
MevifUsad vehicles
Gasoline Service Stations 1 $1,285,400
Ao Parts & Accessories 3 §1,175 000
Soaree ADE, Ine

Thus, we were able the charactesze retail conditions in towns in the regional market area
startng with the ZIP Code Statistics from the Economic Census 2002 as the baseline data
set, then checking (and where necessary updating) mnmial findings from this data set against
industry benchmarks, Dun and Bradstreet, Economic Censes 2002 for Kern County,
Economee Censns 2002 for Bakersfield, Zip Business Patterns and the California Board of
Equalizatton. We selected ZIP Code Statistics as our baseline dataset because the
information presented therein analyzes 2 member of towns and cities, is packaped ina
conustent formar that allowed for simultaneons analysis, included reveme ranges for retad
establishments, and 15 organized by retad establishments by industry codes i such a way thar
allowed us to match this data sousce with others secondary sources for purposes of npdating
onr imitial dataset where necessary.

Mumber of Establishments: Employer and Non-Employer Statistics

It iz :important to note that fedesal secondary sonsces such as the ZIF Code Statisties,

ZIP {County Business Patterns, and the Economic Census track economec trends for
businesses with emplovess. Secondary soneces such as the Califormia Board of Equalization
and Dhun and Bradstrest track trends for businesses with employees and businesses operated
salely by the owner, also known az “non-emplovers” Analyzing employers addresses a
critical part of any urban decay analysis, as anchor retailers such as supermarkets and peneral
merchandise stoges that derre traffic to their respectve retail centers come from the pool of
busnesses with emplovees. For most areas, employers also represent the bulk of retail sales
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actrwity, @ point confirmed by our anakysis for MeFarland, where 27 esmblshments writh
employees generate an estmated $21,000,423 in sales. For these two feasons, onr analysis
focuses on emplover-based businesses. By ancleding non-employer businesses in the
analysis, particularly for store types where impacts are identified, we gisk understating
potential impacts that could trigger nrban decay, by spreading impacts over a larger set of
businesses and thus lessening impacts on any one retailer that is typically serutinized closely
in these analyzes, namely anchor tenants deiving traffic to their respectre areas.

Other reasons the analysis foenzed on employes-bazed data from ZTP Codes Statistics are
discussed here While the BOE inclodes non-employers in its data set, the BOE tracks data
for incorporated areas, meanng that data - incheding employer- and non-emplover data -
were not avalable for fonr out of the sx areas regional market area towns and cities. While
Dun and Bradstreet 1= a potential source of employer- and non-emplover data for
incorporated and nnincorporated areas, it is not always the most accurate, as shown in the
discussion ahove regarding reverme estimates for Palace Supermarket, Afh Market, and Ta
Espiga In fact, DB wamns data puschasers about potential inaccuracies with respect to
their data becanse this vendor depend: on 2 mixture of actual and estimated dara” Data
from ZIF Codes Statistics from the Economic Census are presumed to be “relable.” in so
far as all businesses are required by federal lawr to fill ont their respective economic censos,
which the US Census then publishes in ways that offer insights :nro economuc trends down
to the ZIP Code level while preserving confidentiality of particular businesses at these and

It 13 important to note that :mpacted stores at possible nsk of closuge will not be necessarily
be seplaced by similar stores. The City of McFadand indicated that two commesecial stores
were replaced by non-commercial nzes (see MeFadand, Comment 8). This nnderscores the
point that while some stores are at-nsk of closure, it does not follow that stoge closaes,
inchading vacancies coourong in the Central Business District or other areas, will
antomatically topper nrban decay (see MeFadand, Comments 17, 15, and 19). Moseover, in
2002, there were 2{) retailers /eating places in MeFardand according to the ZIP Statisties, and
subsequent to 2002, another secondary source called ZIP Business Patterns (“ZBE™)
reported that there were 19, 22, 25, and 26 retailers /eating places m McFardand beroreen
2003, 2004, 2005 and 2006 respectively. Ower these years, the rember of stoges i the City
has been increasing, suggesting that at some level re-tenanting 1= acensning.

.ﬁmrdmgmm’:d:uﬂum.u,“ﬂenmﬁeﬁmebmﬂmuf&m Sate i3 inherently complex and may not be
mmmﬂmgmmmmvmﬁmmmm:mm either expeess or
implied, as to the accumey, coOfreciness, hility, or fitness for a particular purpose of the
Sermices ﬂuDlﬂ.mﬂt:Sn:E”{hﬂFf,"wwwﬂ_zlPdih cam, 21/ melndes /Brense hem))
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It 15 also important to underscore that based on our analysis the downtown anchor, La
Espiga, is not predicted to close due to impacts stemming from the Delane Marketplace
project. Likewise, for reasons observed in the Juse 2009 Addendum, the other anchor — the
pharmacy store — is not at-risk of closure from mmpacts stemming from the Delano
Marketplace project.
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MASTER AMNALYSIS 2. USE OF GRAVITY MODEL FOR PURPOSES
OF DISTRIBUTING IMPACTS

The comment befow addrerses Conements 4, 5, and o, on wte of the prapity neogel fn the impac analysis, and
Sromr what precice point o compare McFarland relasive to the City of Dialana,

ADE employed the Hoff Grawity Model when distriboting impacts stemmeng from a project
Actoss a peopraphic area. Graviy-models are accepted i the planning freld, not just in etail
analysis but also traffic modeling and planning. “The Huff model is widely reparded as the
industey standard for determining the probability of a retad location to attract customers™
The following snmmary of the Huff Model is found on the website of the geographic
nformation systems (I35} data and tool vendor, ESET:

B “The Huff Modsl is a spatial interaction model that caleulates pravity-based
probabilities of consoamers at each origen locaton patronizing each store in
the store dataset. From these probahilities, sales potential can be calenlated
for each origin location based on disposable income, population, or other
varahles. The probahbility values at each oopin location can optionally be
used to genesate probability surfaces and market areas for each stoge in the
study area.

.. To acconnt for differences in the attractivensss of a store relative to other
stores, 3 measure of store volity such as sales volume, member of products in
inventoy, square footage of sales floor, store parcel size, or gross leasable
area is nsed in conjuncton with the distance measnse. Potental store
locations can also be input into the model to determine new sales potential as
well as the probahilities of consumers patronizing the new store instead of
other stoges.”

The Gravity Model “rests on the assumpticn that group behavios is predictable on the basis
of mathematical probahility becanse the idiosynerasies of any one mdmmdoal or small gronp

tend to be canceled out™" The nndesdying principle is analagons to Isaae Newton's theoey
of gravmational attraction in that “interaction between toro areas of population is a direct

B Anderyon, Volker and Phillips “Conmerss's Breaking-Fomt Model Revisad™ (02,/19/09)

(bttp (oo aah com marmseripes 0921 9. padf)

=ESRT ArcView, Market Anabysis with the Hoff Model™

{/resomrees e com, proprocessing, ‘mdex cfm*fa=codeGallerpDretalsacserpd D=15295)

0 Hutf, D 1. (1942) “A Probahilistic Aralysis of Consumer Spatial Beharios™” i WS, Diecker (Ed |, Emerpmg
concepis m hlarketing, Chirago: Amenean Marketing Aszociation.
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function of the size of the masses and an inverse function of the distance between
them """ Below is one expression of the Huff Gravity Model equation.

(Bueiguar/ &)
probability formula = P, ,, .= divided by
sum{ ausighi, 2500 4 1,2,2,0)
where

Busghts = Sggregate retail sales of plaoce "8 " dy = distance between plao= “5; " snd Dels o
Blpgighty = Bggregate retail sales of place “ay" d; = distance between plaos "ay" snd Dels o
Besighn = aggregate retail sales of place “ag” dy = distance between plaoe “a3 " snd Delano
Basights = aggregate retail sales of place "ng™ dn = distance between plaoe “a,” and Dedano

The relative attactivensss of consumer spending locations in Pixley, Eadimart, Alpangh,
Richprove, MeFarland, and Wasco are compared against Delano nsing estemated retail sales
as one factor, along with distance. The distance to a given store, or the disincentive to travel
to that location, can be measured in many ways. “Costs elated to intranrban transportation
have typically been measured as travel distance or travel wme, but a wede anpe of
approaches at varying degrees of detail and complexity exst for determining these
measares.” Taking the temposral aspect out of the equation, distance can be measured as
the crow flies or along a transportation route. In delineating distance betwesn Delano and
surrounding areas, ADE did not utilize the erow’s-flight path advocated by MeFardand.
Instead, ADE employed its ArcView GIS 3.0 software tool, defining central points in each
commmun:y becanze the central point of each place represents the average of all pomnts in
that commmuaty, and therefore an averape of the disincentve to tavel. Additionally, we
measnred distance between various points via major roadways, as opposed to measneng
distance “as the crow flies”  as m real life, most customers will get to Delano by auto along
major roads.

The resulting findings aceord with intuition, as retail areas closest to Delano such MeFarland
are impacted the hishest, at 45.1 percent. Furthermore, Waseo has almost three times more
retail activity than MeFadand, vet becanse of MeFadands promimity to Delano, impacts are
on McFarand are almost double than on Wasco. Sinularly, althongh Wasco and Alpangh are

1 Manon, . Barry (1975), “Retil Afarket Area Shape and Stroctore: Problems and Prospeets”, m Schinger,
Liary Jane (Ed }, Advances In Consomer Research Volumme 02 Assomation for Comnsamer Besearch, pages 173
— 164,

2 Woudsma, Jensen, Kanaroglon, Mach “Logistics Land Use and the City: A Spatial-Temporal Modeling
Approach™ i Tmnsportation Research Part E: Logstics and Transportation Review, Volome 44, Izme 2,
Llarch 2008, Fages Z77-287
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approzmately the same distance away from Delanc, Wasco has sipmficantly more retail
actrenty, so at 22 9 percent s attractiveness factor i greater than Alpangh’s 0.2 percent.

TABLE &. DISTRIBUTION OF IMPACTS BASED ON ADE GRAVITY MODEL

Pindey Earlimart Ripaugh Richgrove  Mcrarand Wascto
(Tulare Co.)  (Tulsre Co.)  (Tulare Co)  {Tulare Co.)  {MernCo.)  (Kern Co.}  Tokal
Distance from Delano (miles) 146 a0 211 a7 7.7 .1
Irikial Weights (st sales) $6175.961  $5579.782 $375000  $4653162 416532759  $52.089653
Graniby Modsl Distribubian of Impacts 5.1% 15.1% 0.2% BLE% 20.1% 220 100%
Sowree: ADE, Ine., based an Yahoo MMaps
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MASTER ANAYSIS 3: MCFARLAND'S AREA EAST OF HIGHWAY 99

The discacrsion below adaresrer McFariands Commrent 7, which maver thar “There ir a fonrth commercial
areq ‘which cemters on the intersection af Kern_Avense and Browning Road east of Higbuay 99, and
Comrment 16, The discussion below: alve addrerses a similar commrent raited by Walfe [ree Woife memo
Comemment 1B).

Concern was raised that the Jone 2009 analvsiz did not inchnde an area of McFarland east of
Highwray 99. As individual business closures are purely economic impacts outside the scope
of CEQA, our analyss focnsed on central business districts (including downtomn
commercial areas), shopping centers, or areas with large format retailers similar to F-Marts.
Moreover, we looked to analyze shopping ageas /ceaters with anchor tenants that attract
shoppers to their respective areas. The area located east of Highway 99 is not such an area,
as demonstrated by information contamed m MeFardand’s comment letter.

First, the “Layout of Eastern Commercial Area” prepared by the City of McFarland, does
not reveal a dense central business district or large shopping center. Instead, it reveals
indrvidnal commereizl boildings spread over several ey blocks in a residential natre.
Commercial outlets located in residential areas do not need to attract customers, but instead
may depend prmarily on area residents for their witality, 3o resdential areas are more
resistant 1o urban decay Even in a sitmation :n whach commercial tenants are scarce, a
growing population will :ncrease demand for residences — so these particular commercsal
buildings might even be converted to residential nses.

Second, the backgronnd mformation provided in McFarland’s comment letrer illustrates
precizely why such indwidual commercial buddings are not propedy sobject of an analys:s
that conz:ders a posuble “opple of store closures™ that characterizes nrban decay.
According to McFasdand’s letter, oo budldings in this area are presently vacant One of
these buildings, located at 301 San Juan, was sold for delinquent taxes back 1o 1995, Yet
these isolated vacancies did not prevent subhsequent mwestment in the area, as correctly
identified by MecFarland stself in s comment letter:

. The building closes to the vacant 301 San Jean, now contains the Carniceria
Jalisco that “was converted from a Lanndromat into a meat market between 2005 — 2008

L The Commuanity Market iz rated in “average condition by the assessoc™ This
is supported by the photo, which does not reveal any neglect;

. The Sonowm Food Market was built in 2003, well after the 1995 tax sale of the
301 San Juan propesty;

. The Mi Ranchito Market was “given a new roof in 19997 four years after the
tax sale for 201 San Juan property.

Delano Marketplace 18 Final SEIR



July 31, 2009
Page 15 of 19

In short, the emstence of the two vacant parcels has not hindered subsequent retail
investment in this area. As McFardand’s comment notes, the active buildings are in “average”
condition (although the condition of M Ranchito Market is0't disclosed, it was obwiously
worth the significant imvestment in a new roof in 199). Accordingly, MeFarland's own
assertions estahlish why areas containing such mdrmdual business should not be the focns of
ushan decay analysis becanse they are not subject to the same nsk of at risk for the “ripple
of store closnres™ as central business distoiets and larpe shopping centers. It is worth noting
that businesses in this area are clearly neighborthood-serming businesses that serve different
markets than a Wal-Mart Supercenter (Le not in direct competition).
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MASTER AMALYSIS 4. SALES OUTSIDE OF SIX COMMUNITIES
The dircverrion below addreser commeny 24 from rhe Wolfe memo, on saler impacts awreide af the rise
OIS

The interpretation that “39% of the Project’s sales impacts will be felt by retailers in areas
such as Bakersfield, Tulare, and Visalia” requires clarification n light of the fact that the
39% figuce only applies to the $25.7 million in project impacts that are projected to oconc
outside of Delanc. The estimated $9.9 million in economec impacts that wece allocated to
retailers outside of the sx regional cities and towns represent less than 12% of the toral
Project impacts.

Page 18 of the ADE Economic Impact Smdy, and page 1 of the Repronal Marker Area
Addendum, June 1, 2009, state that “the report does not assume that 100 percent of
househald spending will oeens in Delano. The cate at which secondary market househaolds
shop in Delano is based on a ratio of store sales in Delano versus overall stoge sales m the
regional market trade area.” Upon farther refining of the analys:s for impacts within the
regional trade area, ADE determined that applying 100% of the $25.7 million mn repional
trade area impacts to the s regional cities and towns would substantally overesumate the
impacts on these areas based on our reconnaissance of these six commmnities and the name
of their retail businesses they contarn. As explamed in the June 2009 Addendum, the
national chain stoges that will Likely populate the Project generally compete less direetly with
many of the small, locally-owned stores that are located in the repronal trade area.

In light of the sales estimation and the field verification, ADE determined that the
remaining §9.9 million in economic impacts would occns outside of Delano and outside of
the 1% regronal cites and towns. For these geographically nnallocated economie impacts,
there 15 no way to ident:fy with any precision where theze :mpacts wounld occcue Delano s
sitnated at a key janecture along Highway 99, This highvway is one of the primary north-
south state heghways :n California, and faciitates long distance travel between the major
population centers and many smaller towns in the Central Valley. This access makes it very
Likely thar Delano will attract spending from travelers.

At the Woolome: Avenue interchange the traffic voleme that passes theonph averages
99,950 vehicles pes day.** This it a sipnificant volume of waffic that goes theough Delano
and the sucrounding comnmnities on a daily basis  AMoreover, the Caltrans traffic data also
indicate that trncks make up about 28 percent of the vehicle traffic passing through Delano,
and these trucks will often travel over lonp distances and make many stops in between.

13 Caltrans Traffic Operations Program, 2008 Traffie Count Diata.
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After making adjnstments to acconat for the on-the-ground conditions within the regional
trade area, the trade area acconnted for nearly 9% of the estimated mmpact distobuonon
This 15 consistent with industry practice, and actally captuces a highes proportion of the
economic actvity than is typically defined i a retail trade area.

The International Conneil of Shopping Centers (IC3C) and the Ushan Land Institate (TTLI),

two of the leading membershep orgamnizations mn the fields of real estate development,
shopping center development, and retail trade, issue publications that are widely crted by
industry professionals and they serve as a data resonsee for professional edneation. ICSCs
2007 publication Derelsping Swecessfiel Retail in Secondary @ Bamal Marksty cites the following
gnideline for defining a retail trade area:"

Defining a reta:] trade area is an art and a science. In general, 3 trade area should
reflect the geography from which 75-90 percent of retail sales are geneated.
Different stoges can have different trade areas bazed on their mndrmidual deavng
power and competitive market context.

The ICSC publication also indicates that a retadl trade area shonld be “based on distance to
the nearest commuanities with the type of retail you are seeking™ and to “be careful to
establish the boundares of your trade area based on the size of your comomnity relative to
the sizes of neighborny communites™ In this espect, ADE’s trade area boundaries follow
the procedure recommended by ICSC becanse they approximate the halfway distance to the
large populatton centers of Visalia and Bakersfield.

ADE’ trade area definition 15 also consistent with the ULI puidelines, whech specify that
“the primary trade area should generally supply 70 to 50 percent of the sales penerated by
the site ™™ ADE’s analysis found that 70% of the impacts would ocous in Delano, so this i
consistent with how ULT recommends defining the primary trade area. In addition, ULT
indicates that sometimes a “sipnificant share of a center’s customer — partienlashy for large
specialty centers, doumtooen centers, off-prce centers and entertanment centers — may be
deawn from toursts and other travelers who do oot kve in the market at all ™™ Becanse of
Delanc’ presence along Hiphway 99 and the high volome of truck taffic that gpoes through
the community, this 15 cons:stent with the analyrical findings that less than 12% of the
project mmpacts would be geopraphecally nnallocated resadual demand.

u ICEC,DM%IMIWWEI Imiﬂyadwﬂnﬁw, 2008, p.7.
18 ULL, Shogping Center Develgpemen Handbook, 3% Edition, 1999, pp.4+4-46.
16 Thid.
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MASTER AMAYSIS 5. IMPACTS ON GENERAL MERCHANDISE,
APPAREL, AND SPECIALTY RETAIL STORES IN MCFARLAND

Below we remoond to commenis on bow we anafyzed impacy fo Genenal Mevchandie {City of McFavland,
Conement 3|, and _Apparel-Soecialty Rerail stores{Ciry of McFavians, Comment 6} in McFaviand,

The Delano Marketplace will impact McFadand in a aumber of retail categonies. Oopinally,
impacts on the theee general merchandize stores wece projected ar 34,784,593, which 15 the
product of McFadand's 48.1 percent pravity model factor and $9,941,510, the overall
projected sales diversions from general merchandise stoges thronghout the regronal trade
area. At $4, 784,593, initial impacts exceed stoce sales of §3,715,127, meaning that the actnal
impacts could amount to $3,715,127, with the difference impacting stores outside of the
repional trade area.  As discnssed in the June 2000 Addendum, our site wisit to MeFardand
led us to conclonde that the pharmaer would not close, noteithstanding the predictions of
the impact calenlations Accordingly, anticipated impacts to general merchandise stores in
MMcFarland were further revised further to $2,965,128. (The §2,965,125 impact corrects the
impact fipnze in the Jone 2009 Addendum, which was acrived at nsing the same methodolopy
deserhed above. In onr nndedying data table in the June repost, we nsed 2 $750,000 fipnse
for an impacted disconat store when we should have nsed a $550,000 amouant, resulting in
the $200,000 difference). It is possible that Wal-Mast may simply fail to achieve its projected
$750,000 :n sales at the expense of the McFadand drug store.

The $2,9653,128 in peneral merchandize impacts stemming from the Delano project will fall
on the two discownt stores. One or both are at-risk of closare. If both close, there are no
sales to re-allocate to the pharmacy zince all sales generated by these oo stozes are
completely absocbed by the Project. Over tme, the increase in households mormng into the
region around Delano and MeFarand will lessen peneral merchandize store impacts from
what it 35 now at §2.9 million to $1.7 million tn 2018. By then, the disconnt store in the
commercial strip would be generating revenues of an estimated §1.2 million

REVISED TABLE 19. MCFARLAND GENERAL MERCHANDISE STORES

Impact Detail 2008 2018
1. Categorical Retall Sales $3,715,127 3,715,127
2. Project Impact $2,065, 128 §1,767,0803
3. Posk Project Impack Sales (Existing Retailars) $750,000  $1,048 057
4. Number of Stores 3 3
5. At-Flisk Skores z 1
6. Pobential Siore Closure Losses (Realiocsted to Remaining Businasses) 50 $271,941
7. Rassicluall Sales $7E0,000  $1,048 097
a. Pﬂ'ﬂ'ﬂ:% @HE} -B0% =47

Somrce: ADE, data estimated from Board of Eqmlization and U 5. Ecoromic Cenzus Z1F Code Files
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The City of McFadand indicates that there are three apparel and three specialty il stoges
in MeFarland. As explained above wmn Master Analysis 1, non-emplover retailers were not
included by our bazeline data source. ZIP Code Statistics from the 2002 Econcmic Census
do not inclode any apparel, nor do ZIP Business Parterns for years between 2002 and 2006,
As noted above, the Board of Equalization does not issue data by specific store types for
smaller-sized cities such as McFarland, and we use DB with caution. Accordingly, the June
Addendum did not inclode apparel stores and ane specialty retad stoce, not three. MNaone of
these are anchor stores that deive traffic and repeat shopping to commercial areas.
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2.2 INDIVIDUAL COMMENTS AND RESPONSES
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Letter 1: Department of California Highway Patrol.

State of California Business, Transportation and Housing Agency

Memorandum

RECEIVED

7y 4; ,
. ety 1
Date: June 29, 2009 i JULf 0'8 2009
STATE CLEAR|N

To: State Clearing House " : .G HOUSE
1400 Tenth Street, Room 121
Sacramento, CA 95814

From: DEPARTMENT OF CALIFORNIA HIGHWAY PATROL
Bakersfield Area

File No.: 420.11428.12677.EIR

Subject: DELANO MARKET PLACE SCH# 2005011089

Thank you for the opportunity to review the “Notice of Completion” environmental document = ™
from the State Clearing House regarding the Reina Ranch Project, State Clearing House (SCH)#
2005011089. The California Highway Patrol (CHP) is the primary agency providing traffic
enforcement, safety, and traffic management in the unincorporated arcas of Kern County. The
Bakersfield CHP Area does not anticipate an immediate impact by this project, although we do
offer the following comments: 1-1
Due to the anticipated increase in traffic volume from this and other planned projects in the area,
access to and from the development sites will impact State Route 99 and several county roads
patrolled by the CHP, which will in turn require the direction of more CHP resources to those
areas.

/

If you have any questions regarding these comments please contact Lieutenant Ralph Castro at
(661) 864-4444,

C L

B. M. SMITH, Captain
Commander

cc: Central Division
Special Projects Section

Safety, Service, and Security

CHP 51WP (Rev. 11-88) OP| 076
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COMMENT 1-1:

Comment:  While recognizing no “immediate impact by this project,” the commenter
suggests cumulative impacts to traffic and public safety may require the direction of more CHP
resources in the area.

Response: The comment raises issues of traffic and public safety, which are outside the
scope of this SEIR. Accordingly, no further response is necessary. The issues of traffic and
public safety were addressed in the prior Delano Marketplace Recirculated Draft EIR (“RDEIR™)
and Final EIR.
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Letter 2: City of McFarland and McFarland Redevelopment Agency

CITY OF

McEFARLAND

Incorporalad July 10, 1957

Wayor:
Lorreih Sozson

Soumecilmambars:

Wayar Fra-Tem

Iernie Ciunpbell

Jarnls k=din

e Gy

slupahzn MeFarand
Inlerlm

Zity Administiratnre:

bl L, Wikum

sty Flanner

ity Clerk:
Hanes Mayis-Goren

*ublic Works Directar:
Zay De Lacn

finance OMicer:

NEGEIWE

JUL 16 2009

July 13, 2002

Ir. Keith Woodcook
Communily Developmsnl Dirsclor

By - -

City of Delano
P. 0. Box 3010
Delano, CA 93216

Ra: Cammants an tha Drafr Supplamantal Envirenimantal mpact
Reopeort for Delane Markstplace {SCH 2005011088 by the City
ot MoFarland snd the Mekarland RBedevelopment Agency

Draar kW, Woodsoolk:

Ihe Gity ot MeFarland and the MoeFarand Bodovelopment Aganoy
raviewad the Draft Supplamental Environmental Impact Report for Delana
MWarksiplace (Tthe draft report”), which discusses the Projsct's potential
crvitonmental impact en six citics and tewns within 21 miles from the Gity of
Delann.  Consistent with sccfion 1808R(c) of tho CEGA Goidelines,
McFadand has limited itz review, and the following comments, to
environmental impacts within its city limits.  Because the draft report apolies
tha same general methadology and mode of analysis o the other five urban
araas, sevaral of our comments apply srually to tham.

The draft roport incorporates by refercnce a study prepared by Applisd
Development Economics [“ADE Addendum®™, entiled Oelano fMancelpiace
Impacts Regional Masket  Ares  Addendumr {June 1, 2008] {“ADE
Addendum®), The draft report and the ADE Addsndum malke a number of
important factual crrors conceming Mekardand. As a result, the information in
the draft reporl and Lhe analysis Based thereon are nol substantial evidence
o suppart the conclusion that the Project's sivironmental impact on
Melarand is less than significant,

The Project apeeifically includzs "an approximate 230,000 sdquare foot
Wal-Mart Supercenter .. and an approximate 173,000 squars foot homes
improvemsnt store” (Dralt report & 2.0 Thesa two megaslorss will sl
naary cvnnthing offored for sale at the refail in the City of MekFadand,
including:

401 W, KEAN AVE. MCFARLAKD, CGALIFORMIA O2250
P GE |- F92- ] — SR Ba | -FEe-00ad - wenw mclarlandzityorg
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= Grocerdes;

= Goneral merchandise;
= Liguoar;

- Pharmaceuticals;

« Food service;

Autornaotive tires, lubrication, parts, and acrassonies;

« Clothing;

-

Furniture, and
« Audio equipment.

(Mrafl report § 2.0; ADE, Defane Markelplace Economic impact Study {April 23, 2007),
Table 13, pp. 17 18 {"A0E 2007").)

All Tour of MeFarlznd's commeraial districts (nothwestorn, downtown, southern, and
enEtern) are within the MeFarland Redevelopment Agency's project area,

Although ADE's study recognizes thal MeFadand is a mere 7.7 miles avway from De-
lana, the Project would ba a litle more than half that distanca from MoFarland: aboul
4.2 miles as the crow flies,

7 \ Project loca-
tion: Figure 2-2
of the Draft
\-« 13 Recirculated
AN\ EIR for the De-
- lane Markat-
2 place (April
2007, Yol 1

Lo

DELAND
.ﬂ.lﬂllfﬂlﬁ‘

L.---"T_II'|
b N

Clty of McFarland’s Commeaniz—Delano Marketplace Supplementsl EIR—page 2
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[t would be a short and inexpensive irip Tor MoFadand residents o the Delano Mar-
ketplace to shap for bargains, MoFarland relailers, as a group, already operale on low
marging; a numibar of MeFarland's comimercial Bulldings are vacanl, shultered, or show
signs of defarrad mainterance or naglect, The drafl report and ADE Addendum estimate
that McFarland rotailers will suffer a 38% reduction in sales in tha first year of operation
ot the Drlane Markotplace, (A0E Addendum, Tables 2 and 4.) MeFarland's retailars will
be pushed to the brink, and many of then ars liksly 1o coss. Thare aa no likely allama-
tive takers for much of the space that is already vacanl or will become vacanl, IUis morg
probeble than not that the Delano Marketpiace will tip at least two of MeFarand's four
commercial districts into dacay, with the consaquantial environmental impact an the cify

Faor simplicity's sake in the commeants that follow, we will use "the regional market
ared’ o mean the Delanc regional trads area depicted in Figuee 1 of Appondix & to the
draft report, excduding Defano.

Glty af MeFarland's Cammeants — Delana Markelplace Supplemental EIR—page 4
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Comments Goncerning § 4.3 of the Drafl Report and the Corresponding For-
tlons of the ADE Addendum

Comment |

The first sentence of the second paragraph of seclion 4.3 states: "ADE pradicted
thal the Project would impact stores outside the Clity of Delano by approximately $26
million dollars.” The sentence shauld ke clarified, The flgurs of $26 million represents
retall sales of merchandiso that tha retailars of the Delano Markelplace would capturs
from retailers outside of Delano during the initial vear of cperation. Capture would con-
tine Ko cecur in subseguent yvears, and thus the overall impact would ke greater than

26 million, Explicit recognition should be given 10 1his fact,

Comiment 2:

Section 4.3 af the draft report provides an incompleta and oniy parally accurate da-
saription of the sleps hat ADE ook in conducting itz analysis. According m the adden-
durn, ADE took the following steps:

(1}

(3}

(4)

It estimaled the “lmpact on Existing Regional Storas (Excluding Dalano)® acs
cerding to Relall Groups {such as *Grocery Stores”). (ADE Addendurn, Tabls 1.)

It estimated the retail sales of merchandise in each of the siv cities and towns
within the regional market area, breaking the sales dovwn according to Ratail
Groups, (ADE Addendum, p. 3 & Tabls 2.) Here it made factuzl arrors soncanm-
ing retailars in Melarland, which we will explain at a later point in this loter,

It then azsighad a welghted pereentage—the "impact ratio”—te aach urban
area, detarminad according 1o & yravity model™ that took at lesst two variablos
int aceount: the distance of each urban arsa from Delanc and cach area’s
relativo salas activity, The sum of the impact ratios is 100%. ADE estimated that
McFarland has 20% of the toial sales of all six urban arsas and iz in closost
proximity i Dalans (7.7 miles). ADE calculated MoFarland's impact ratio as
48.1% - -mare than twics tha amount of the next largest percentage. (A0E Ad-
dendurn, p. 5 & Table 3.} We will have rmore to say about the gravity model.

Helying in gart on the impact ratios it developed, ADE distributed the regional
impact on each Retail Growp among saven reclplents: the six urban areas and
a residual category. ambigucusly defined as *Economic Impsacts Outside |te-
gional Towns and Gitics." [ANC Addendum, pp. 5 & 6, & Tahle 4.) We will have
maore to say about ADE's distribution of impacts to McFarland.

Finally, it analyzed the impact's effect on each the six urban aress. (ADE Ad-

dendum, pp. 8-36.) In doing so, ADE made Taclua! errors that undermine its
analysis of the impact an Mekarland, as we will show,
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Commient 3: MoFarnand’s retail merehants and thelr salas

Takls 18 of the addendum contains ADE's esllimsals of tha raetal sales in MoFarland:

TABLE 18
RETAIL SALES: CITY OF MCFARLAND

Retall Group Establishments  Est. Sales
Total (excluding non-merchandise receipis) 25 £19 125423
_Apparel Store Group 0 40
General Merchandise Group 3 $3,715,127
_specialty Retail Group ! §75,000
Food, Eating and Crinking Group 20 $14,7459 8506
Grocery Stores 5 $9,02 1,050
Specialty Food Stores 4] 40
Lifuor Starps 1 374,500
Eating Places 14 $ied, 454, 346
Bulding Materals and Homefumishings Group 0 530
Autamotive Graujs 1 41,485 400
_ Gasaline Service Stations . _ _ 1 §1,265400

Aeurcer A dara esmarcd from Borld amd LS, Beamopae Censos AT Code Frlos

ADE made s number ot important 2rrors in estimating MekFarland's retzil soles: \

(1} ADE believes “there are 25 retall establishments operating in McFarland, the
bulk of which are eating places" (ADE Addendum, p. 24.) This is incorrect, as
2 ADE's estimale of $19 825,423 in retsl sales of merchandise. During 2007,
wiich Is the most recent year for which retall sates dald is available, the State
Board of Equalizaticn reportad that thers were 56 retail stores in MeFarland
Wwith taxable transactions of $21 914,000, (SBE, Taxakle Sales In Califarnia
(Sales & Use Tax) During 2007, p. 32, available at httpdwew boe. co.gow!
newesiodts_a0y . pdf) Gurrently, there sre approximeately 45 retail storaes open
for pusiness in the commergial districls of MeFarand, not counting barber
shaps and beally parlors, and 14 of hem are saling places. 2.3

(2} Accorling W he addendum, "[Lis important o note that thers are no appars!
stares inoany of the owns and cities in the reglonal imarksl area .7 (ADE Ad-
dandum, p. 3. Subsagquantly, the addendum notes that there is one apparsl
atora in Wasco. (ANDE Addendum, p. & & Tabla 2.) However, Mcol=arland has no
fewar than thraa elothing stores in its commercial districts:

[a) Mckashion, in Mokamand's northweastann commsarcial distict;

() Mlara's Fashion &nd

io) Maggi's Clothing, both of which are in the downtown commarcial district. j
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el BH ° AR LS
Dun & Dradstrect provides an estimate of sales for only one of the stores,
which i $110,000. Mo estimale s available Tor MoFashion, which is the largest
ot the three stores and should have retall sales at least equal to that amount.
ADE should have estimated the retall sales of MeFarland's clothing stores as at 2-3

least $250,000. (continued)

(3] ADE believes thers are no stores retalling “Auto Parts & Accassories™ within the
City of MoFarland: ite estimate of retail salas in this category is zerg, (ADE Ad-
dendum, Table 2.} This too is an errar, MoFarland has no Tewar than four siores

in this Retall Group:

{a) Tite Zone, on Frontage ARoad near Elmo Highweay in north MolFarland;

(b ABC Aulo Parls, on West Parking in the northwsstern commercial dis-
trict:
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