ic)  MoFarland Tire Service, in the downtown commarncial district;

2-3
(continued)

GOERTZEN /)|

| s s |

Dun & Bradstreet's astimato of relail sales for the lowsst-grossing stors is
$180,000.

ADE also overlooked two automative service slores that would compete with Wal-
Mait's autamaotive department:

- ME&J's Tune & Lube, at 18t Street and Crontags Road in the downtown commercial
district;

- Pz Automolive & lowing, in the northwaestern commarcial district,
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s g s e i

{#) ADE beoligves that there are no specialty food stores in any of tha s urban ar-
eas. (AN Addendum, Takle 2.3 This too is an error—McFarand has at lcast
thres, not counting lwo meal markets that ADE apparently classities 2s grocery
stores (ses ANC Addendum, pp. 12-13 & Takle 8 {discussing ixlay)):

fa}) 123 Nutrition and 2-3 )
(continued)
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b Lopez Mexican Candies in the dosntown comimesrsial districl;

2-3
(continued)

|

. ey A}
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Cun & Oradstrect estimatas thoss businessos' sales as F400,000.

[5) ADE hslisvas that thare are no appliance and electronics stores in Melarland.
{AOE 2009, Tahls 2.) It ovetlooksd Pulsa Audic in the northweaest commeansial dis-
trict, which sells aulo stareos,

"."1' l e 42

2-3
(6) ADE beheves that MoFardand has just one spacially retail stare, and astimalas its (Continued)

annual sales al 575,000, (ADE 2009, Tables 2 & 22.) This mo is an arror, MMeFar-
[and has no fewsr than six speclalty relall stores inits commersial disticts:

{a)  McFarand Tent & Awning,
(b1 Lupita’s Party Tima, and

i) Mo Limitz {a cell phonae stora) in the downtown commereial district;
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{d) Voroenica's, which is a gift shop, and m

2-3
(continued)

12} Femandoe’s NMower Shop, bath of which are in the nothwestzrn commear-
cial district:
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ify  Lilly"s Flower Shop (& giil store) in the southern commercial district. \

f L]

2-3
(continued)

The infarmation available from Dun & Bradstreet concarning the specialty retail
stores indizates that their annual 2alss excead $350,000.

Thus, ADE signilicantly underestimated the numbsr of retail businezses in the com-
mercial distriets in MaFarland and the amount of their ratail sales, and overlooked the
fact that MaFarland has specizlty food stores, specially retail storas, auto parts and ac-
sassuriss slores, and aven one audio stora, ADC's analysis of the impast on MoFar-
land —and e draft reporl, which relies on that analysis -are basad on evidence that |s
clearly inacourate and erroneaus, The analysis, and the dratt report's conclusion that
Lhe environmenlal impact on Melarnand would not be signiticant, are not supported by j

substantial avidence, (Public Res. Code, § 21082.2, subd. (o), CEQA Guidefinas §
18384 Bakersfiely Cittmens for Local Contrel v City of Balarsfic/d (2004) 124
CalApp.Aath 1184, 1198,

Comment 4; ADE's gravity modal is a black box ™

The impact ratios played an important role in ADE's distibution of impacts amandg
the giw Lurban areas. Maither the draft report nor the sddendum fully describes the gray-
ity modal that ADE used to detsrmine the impact rativs. (See ADE Addendum, p. 5.) It
izt clear, from the sparse descrption provided in the ADE Addendum, whether ADC 2-4
incorporated any varables in the model's governing squalion in addition 1o the distance
from Dglano and the "amount of retail activity,” nor is it clear how a particular set of
those variables produced the impact ratio that ADE delemined. This is important, be-
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cause the distance between MeFarland and the Project is only 4.2 milas, nol the 7.7 \
miles that ADE used. McFarlznd's impact ratio may be much greater than ADRE realized,

The draft report's statement, in the concluding santence of the third paragraph of
section 4.3—"The factors ublized in the gravity model include the distancs belwsan Do-
lane and sach town and city as well as the amount of retail activily in each arca™ -is
ambiguous, because the word “include” can be used in two dilfersnt ways—ono restric- 2-4
live and one not, ADE's gravity model is, In ellecl, a black box, (Continued)

An environmental irmpact report rmost inelude enough lechnical detail to permit the
[l assessmert of significant environmental impacts, (CCGA Guidelines § 15147.) Since
lha complete description of the gravily model doss not appear in the ADE Appandix,
where one would expect W fing it the dascription must appear in the supplemental EIR.

In addition, ADE should have used the actual distance batwesn Mekarland and the /
Project in mnning tha model: 4.2 miles. ALE usarl the wrong number.

Commaint 5: ADE s impact disfritzufion profoco! iz not consistentiy soplied \

If AN had distributed the impacts in A conzistant manner snd been aware of all of
the categories of retail stores open for business in Mekarland, the total impact on
rcFarland retailers would have been approximately $2 million, rather than the 57.5 mil-
lizn that ADE allocated.

ALDE's distribution of impacts was ostensibly governed by two principles: (1) “City 2-5
and fown gravity model impact ratios were applied unifarmly across all retail store types
in each areal;|" however, (2) only to the extent of any seles ravenue that ADE had ss1-
mzated for e particelar store type and ares. (See ADE Addzndom, pp. 5-6.) Whenewver
impacts ware not fully attributed o businesses within the six urban areas, ADE assumnd
the impacts would be bome by businesses located outside of those areas, whether in-
sidle or outside of the regional market area, Allhough the edact procedurs that ADE fol-
[owed iz not clearly deszcribed in the addendum or the dralt repart, analysis of the disti-
bution in Table 4 allows us W infer what was actually done. The distribution to Wasco
provides an illustration of ADE's approach: j

ity of MeFarland's Commentz—Delana Marketplace Supplemental EIR—page 15

Delano Marketplace 41 Final SEIR



Viasco's Impact Ratio Per
ADE Gravity Modsl |ADE Tabla 2): 22,0%,

Retall Groups

fpparel Store Group
General Merchandise Group
Speciahty Retall Group
Grocery Storas

Specialty Food Stares
Liquor Stores

Eating Places

Fumniture & Fumishings
Appllancas & Eleclronics
Usad Marchandize {Building Mats/Homea Fur-
nishings}

Hoeme Improverment
Mawflzed Vehicles
Gaszoline Service Stulions
Auto Parls & Accessonios
TOTAL

Wasco had ne steres in four Hetail Groups. Inthose instances, ALE allocated $0 In
impacts to Wasco and added Waseo's 22.9% share to “Economic Impacts Ouiside Re-
gianal Towns and Citizs." The estimated pre-Preject receipts of Waseo's stores in sach
of the remaining Retail Groups excesded 22.9% of te total regional impact stiributable

Total Regional
Irnpact (ADE
Table 1}

&rd4,414
0,991,510
2,177,850
FR.804,032

T

250430
31,714,031
$330,617
208,013
L87.875

T 1A
$29, by
SO, £
85202
$25,704,630

Gre_diberJ Allocation % of Total
Retail Salas {ADE Table Impact Al- _'-!’:u Fradiue-
(ADE Table aj located 1o lion in Sales
2) Wasco
S2, 108085 HIfEBTT 32.0% B.3%
$22,604.081  F2,277 190 AU 015
1,126,543 $498.835 Z24% 4435
2UR.ARG0G0 27 558,RP3 22.8% G.4%
L i 205k
) i £ 0.0%
$3,727,860 392,521 #E A 405
$2538,735 $75 731 23 8% 3y 4
0 &0 005
0 & .05
S1068,015% fiRnd 7a7 20 nG 30.03%
B, OH0 H, ¢ G 22.9% 0.7%
82,036,725 Sl Kol o) 22,95 2.5k
52,023,578 J10.4G1E 22,49 0.7 %
GE2 283,113 $6.713,185 AR REW

Lo that groug, snd s0 Wasco was allocated = full 22.9% of 2ach impact.

The distribution to Pixley shows how the protocol worked whan an urban arsa's
sales Irom a Retail Group was greater than 30, but less than its allotted percentage of

lhe tofal regional impact:

2-5
(continued)

Plxleys Iﬂr;lpuct Halio Per .F".DF Gravily 'I:ntal Ra- Grﬂdib.ad Shars Ber  Allooation Yo of Tedal % Beduc-
Bdel (ADE Table 2 glonghlm- Bebll o e AOETanis  TPEEEAL e
T A% _ pact (ADE Sales (ADE fis 4] locabed to Sojos
Retail Group Takla 1) Tabla 2} Pixlay
Apparel Stare Qroup fvga 415 ; .:.=|.4_.|. L4, 104 1) bl |12
General Morchandise Group £9.041 510 5200000 $507.047 $200.000 20 TO0.1%
Spacialty Retall Group 2,177 850 $75,000  $11,070 STE.C00 3455 10045
Grocary Stores 55,804,032 $3.502 162 3347005  $34G.046 5.1% 9.894
Spatialty Food Storas SRR NTT 30 311,657 fin .05
Ligquor Storas e0, 180 a0 52555 $a 0.0%
Eating Places 1,714,081 bilo] 67417 b 0.0%,
Furnliure & Furnishings 300,617 S0 U680 0 0.0%
Appliancas & Electronics 205,013 %0 E201497 £n 0.0%
Ugad Marchandize {Building Matz/Home T 10 {4,280 0 0.0%
Furnishings)
Home Improvement B2 TTA e 1 :1;141:3?,‘:' i 0.3
New/Used Vehicles  Gpabdn BT RS T a0 Toos o
Gasoline Sence Statlons 303,749 $1.285,400 $15401 516448 5,7% el
Auto Parts & Accessarias Fesone i 54,345 $n 0.0%k )
TOTAL %25, 704,630 5,080,562 51310236 5636404 2.5% 2.5%
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In thoss instances, which concemed the genaral marchandise and specialty retail
aralps, ADE assigned Plkley an impact amount equal to 100% of salas, and tha ro-

mainder of Pixley's 5.1% share to “Economic ingacts Oulside Regional Towns and Cik
e
ADE deviated from the protocol in ong instance affecting Melarland:
MeFadanc's Ir'nr.m-ct Ratio Ber ADE = % ol Tolal
Gravity Model (ADE Table 3): 48.1% Totsl Re-  Credited o per  Allocation Impact % Reduc-
: y gional m- Retail y ;
pact (ADE  Sales {ADE Impact Ra- (ADE Ta- Allocatod  Hondin
i : a1
Retall Groups Table 1} Table 2) tio bla4] 1o I;ﬂﬁzarﬂ- Sales
Apparel Store Group 57415 §0 =37T.A0 0.0
Genaral Merchandise Group 9840510 55415107 R4 PR1AEE BTG 31.8% L3.2%
Spocially Raluil Graup L2, 177,850 fraou f1040045 0 Fea00 CAd% 100.0%
Grocany Slorag E6,804,032 13921080 3277539 33203605 4H|'3'-'F~ S3.0%
Spadialty Food Stores §298 577 ®0 E100.045 50 0.0 o 2-5
Licuar Stores Fo0180 5374500 Gl R EER - R A5.1%h G.4% (Conti nued)
Ealing Plases 1,714,057 4454598 824463 F824083 ABAM g Rt
Furnilure & Furnishings $330,517 0 59027 S0 (0.0
Appliances & Electronios $39E,013 S0 F19c402 50 0.0
=zed Merchandize (Building Matz/Home SHT ETS =1 542,268 50 Q.05
Furnishings=)
Heme Improvement f g 8N 51,850 243 ko 0034
MewiUsed vehiclas 550,545 il g4l 0 .03
Gasoling Sarvice Stationa F303,710 51,285,400 ERE AL A EL R E Lil, [ S 11.224
Auta Parts & Accessaries FER,000 $0 F40.882 0 0055 i
TOTAL $05 704,620 $10,005,423 512,362,027 %7,510,718 2025 d4r.a%
Mz Farlarnd's 48.1% “share” of the regionsal impact on the ganaral merchandiza group
was equal o $4, 781,866, However, ADE estimated MeFarland’s sales atiributaie to
the group as 53,715,127, Fallowing protocol, ADE should have allocated $3,7 15,127 of
Impact to MeFarland, resulting in a 100% redusction in general merchandise sales. In-
stead, ADE sllocated $3,165,852 1o MeFarland, reprasanting 31.6% of the rogional im-
pact and an 85.2% reduction in sales, (ADE Addendum, Tablos 4 & 19.) Tho deviation
lrom protocol has not been explainad, and thus the diminished allceation is not sup-
ported by substaniial evidence,
\
Cevpimen! 8: ADE phderestimatod tha impact on MeFarfand
If ADE had followed protocol and taken into account MeFarizrd's specialty food, 2-6
specially mlal, aute parts and accessaies, and clothing stores, it would have allecated
an additicnal $1.3 million in impacts to MeFardand:
_/
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Total Ra- ADE's Est.  ADE's Allo-  Petall Additionsi & Hedu:-\

MeFarland gional fin- 4814% of Retail calionof  Sales ADE Impacts tHanin
pacis ales Impacts Missed Sales

Mpparal Store Group frod 415 B s a0d §a $o sEEOO0D haplO0n 00
General Meovehandlse 459416510 4781868  BE715,187  $R1GGASD 0 549275 00w
Group
Epecialty Retall Groups £3777,860 $1,047 595 $75,000 75,000  §275,000  SE7S000  100.0%
Grocery Storas $E504052 $3,272,739 40,521,050  $3,274,605 20 $0 33.0%
Specialty Foarl Stores FE2sary 108,245 50 50 Ha00.0u0 5109945 A7 a5
Liquor Stores 50180 F2doT $ar4.s00 H24,741 E0 N
Eating Places 1,774,081 FO24, 463 54,499,346 824,933 O 3 18.5%
Furnllure & Furnmishings Faa0817 Fi50 0eT E] =0 F0 30
Appliances & Electronics FACHLIT  $100.480 i S0 S7EOOD §7S000 100.0%
Usad Merchandise (Build- 2-6
ing I']nl'lals.n"Hnme Furnish- fedin Fd e $u £0 i B0 (Continued)
ings
Home Improvement B2 774024 B1,302B63 $0 Fo 50 50
HewsfUserd Vahicles $28,545 14,211 $0 $0 &1 50
Gasollng Sarvice Slalions 2303749 518,103 §1,2854C0 $146,187 | 50 11.4%
Alto Parls & Accessories $B5, 202 20,982 g0 fiC E'.-ECI,-:I_DJ £40.982 ER.G%
TOTAL 505,704,630 $12,362,097 SIDAIS 423 7G0TI $1,160,000 54,300,203 A2.0%

Alittle maore than onc-thind of the otal regional impacts fall on MolFarland.

Comments Concerning § 4.4.5 of the Draft Report and the Corresponding Pors

tions of the ALE Addendum

I N

Crommant 72 MeFarland has four commarcial distnefs, naf thraa

Bath the draft report and the ADE Addendurm say that MaFarand has three commer-
cial arsas, all of thermn west of Highwsy 99. (Draft report, p. 7; ADE Addendum, p. 22.)
ADE overlooked a fourth commercial district, which centars on the intersaction of Kern
Avenue and Browning Road east of Highway 99. The district contains four grocery
stores and a self-service car wash. All four stores are active. & vacont commercial build-
ing Is situated on Kam Avenue at @ach 2nd of the strip: on the west, a vacant multi-use
service and repair shop building, and on the east, a fermer gasoline service station. [he 2-7
commerdial area s surreundad by homes,

« Camiceria Jalisco, 287 Browning Road (building 1 on the following map), occupies
a prirmarily wooden building thal was constiucted in 1993 and converled lram a
laundromat into a meal market belwsen 20052008, 1L has a gross Buillding area of
1.2418 squars feat, and the Kem County Assessor’s offics considers it to be in aver-
age condition.

J
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2-7
(continued)

Parne Maﬁm* :
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(continued)

2-7

Layout of Eastern Commercial Area, McFarland, CA

m _ i g | e
V0 ARN 100008103 T APM 200082 1)

Warare (formes mult-use P T T d
service & orepair shaops)

Source: Kern County Orline Mapping System & Kern
County Asseszers Office

FOAPM 20116428 13

Commurnioe Marker
A OAPN 2001513
Lenora Tood Marker
& APM 201153223
Se¥-Servce CarWash

RLAPS 30 L g, -2

Ranchitn Marioes
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« Community Market, 288 Browning Hoad {building 23, an the cpposite comer from
Carniceria Jalizco, cococupies two parcels of land. Offroad parking is provided on
the =outh side of the store, which iz tha side in whizh tha antranca is located. The
store has a gross building area of 3, 170 squarc foot. was built in 1947, and is rated
in average condition by the nssessor

{E Y ""—-—-..._._______

« Sonora Food Market, 414 E. Kem Street (building 33, was built in 2003. The stors

building is set back from Kern Street, with a parking lot in front of the building. The
store has a gross building area of 2,208 square fect and is a'so in average condi-

Hon according to the sesessor, who congiders the number ot parking spaces fo be
adequats.

Ak ?

i, SONRA FOOD ==k e
| MARKET e
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which is the store's parking lot. It is separated from Commanity Market by an alley.
The store building is consicderably larger than the Caommunity Market building. 1t
was constrictad in 1945 and givan a new roct in 1990,

Wi Ranchilo Markel, 278 San Lucas Streot, alao occupies twe parcels, ane of \

2-7
(continued)

The twio vacant buildings show signs of neglect. The multi-uses building &t 301 San Juan
Street (building 7) has no glass in its windows, is missing several doors, has a damaged
roct, and has soma graftiti which has been partially covered by paint.

=T

— 'r
{
=1
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2-7
(continued)

Closg-up of 307 San Juan

The propery was sold for dalinquent properiy taxes in 1985,

sperty Search PROPERTY DETAILS

Praperty Infarmation
Lot AT [starue

|Uni Caoe  [TFET EETRIE
| i KBjy |

L s L L
inel e Rlieia

Recorded Documents
Crac it Mgmtiar Dot mbnt Typs Mata Wacordid
SR el Plimad it it (RGN
| wignsl [T e Y
il M - T
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The Kem County Asssssor's records indicate that tha servics station was conslrucled
in 1954 and is in poor condition today,

speriy Bearch FROPERTY DETAILS

HKern Froperty Froflle |

Property Information

|ATH 291 11 Neod A | Station Arten
;"MEHIHI!IH- 011 106 o Faloel Mag {5 Mag

[ Sl Aadedi,  iE) SAN L LUCAS ST ME FARLAND

[l el CITHACT 0 0ie T |
e res i |

|Uno Code 2301 - SENVICE STATION |

| Pabor AN |
| Supervisorial [
Distilci b,

Recorded Documents

| Dociement Namber  Document Typa Dato oo fed
| AEOH 151 (R ] a1 2-7
[ NG i anaL | (Continued)

Froperty Characterislics
Ricdgd | - Cancpy' Atea 528

HikhH 1 - Clema of Comshiuclion s
Wi - (s Busding Area B0
{38 - Qrwanal Year Dol 1554
FUEE 1 Hiopedy Condson Poce
i8] . Clasa of Conatuchon  Du0
il - Coress Soddice] Aved - 1,152
g2 - {nepnal Yoar Buil - MH0E
1D - ity Condanl P

ADE did not analyze tho Project's impact on the stores in this commarcial district
and the accompanying potantial for utban decay there. This is  material omizsion. As a
tesUll, the draft report doasn’t comply wiih the legal requirement that the Lead Agancy
conducl a ihorough investigation before it concludss that & particular impact is too /

specUlalive for evaluation, (CEQA Guidslines § 151445.) In addition, the analysis por-
formed and conclusions reachad in the draft repert and the ADE Addendum are not
supported by substantial evidence,

Comment 8: the dowrioven commareial gistrict is already &t risk for urban decay
ALE describes MeFarland’s downtown commercial district as "well-mainiained, with
ne evidanca of urban decay in place alrcady, The area’s vacancy rate is low" [ADE Ad- 2-8

dendurm, p. 23; see draft report, p. 7.} Things are not that rosy. The [syout and business
papulation of MoFarand's downtown arz shown halow:
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(continued)

2-8

(o —

Layout of the Downtown Commercial Area, McFarland, CA 1 A7 O 1 M o e
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ot of 25 cormmercial buildings in the downtown area, sy are vacant, Two mons
have baen converted 1o noncommercisl uses, The bulldings on the north side of Kem
Avanue, east of 2nd Street, are espacially vulnerable. The only active husinesses ara a
pizza restaurant an the cornar aof 2nd and Kearn, and a tavarn in tha middle of tha block.
Sorme of the vacant buildings sre missing doors and windows, and have been Bboardoed-
L., With the excaption of the pizea restaurant, the buildings on the north side are in
various slates of distress,

| —
-

il

2 g

-~ RN T

Abeva: buildings 14 and 15; Gelow: I:ulh:ilﬁg 16

VL Sy A ey g

R A e e T T Ly ™
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Abave: building 18;
Eafows: building 19; fermer home of &I Videa & Mini Mart Dali 2.8
(continued)
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Below: the rear of buildings 19 and 18: \

2-8
(continued)

' 4 In contrast, the block of commercial buildings on the sauth side
I of Kern Street, shown below, are in better condition and actively
| used by a mixture of refail and service husinesses.

Comimernd 8 the norfhwest commersial distict

The: dralt report's discussion of MeFarfand's northwest commercial district indicates
that the distiicl consists of a single strig-mall “ancharad by a discount store and a bank.” 2-9
{Draft raport, p. 7.) ADE's study does recognize the existence of a small shopping cen-
tor next to the “strig-mall.” (ADE Addendurn, p. 24.) Howsver, neither the draft report nar
the addendum racognize e full extent of MeFarland's northwastern sommeralal district,
Thare are 13 huiidings in the district, the composition and layout of which appear on the B,

naxt pags.
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(continued)
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The retallers in tha rohwest district include ABC Auto Parts, J's Automotive & Towr-
ing, McFashion, Varonica's, Pulsa Audin, Femando's Flowear Shop, two hair-styling es-
tablishments, and Carnicaria Janizio, nona of which was identified or considered in the
draft rapor ar ADE Addandum.

2-9
(continued)
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Capn Liguor also sells gascling,
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Ciommeant 10: the southem commearcal district

ADE’s study describes MeFarland’s seuthern commercial district, excluding the ASM
Food Markat, in a single sentenes: “MeFsarlznd has three commercial areas, one of
which serves traffic coming directly off of Highway 99.7 (ADE Addendum, p. 22.) The
draft repnrt is oven more cursory. (Draft report, p. 7.) This description is incomplste and
cnly partially accurate,

The scuthern districl is aclually a mixturs of businesses that serve both travelars
and the community {four eating places, the Shop Kawik Food Mart, and the Chevron
service station), and those that predominantly serve the local population. In the latber
calegory, in addition to tha A&0 Food Markst, are Lilly's Flowers, Bosa's Bakery, Go-
origen Auto Parts, H&R Block, an insurance agent, and a beauly salon, With the excen-
tion of the ABM Food Markat, all of thesa businessas are clusterad around e Intersaa-
ticen of Sherwood Avenue and (5t Street. Another business in the clustar, JC's Auto

i
m}?fﬁi‘r_'u:r_ ﬂm{? >

i

2-10

Sales, may have closad. The commarcial building on the northwesl corer of Sherwood
and 1st has at lcast ono vacanmy

The layout and business population of McFadand's scuthem commercial distric is
displayed on the next page.
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(continued)

2-10

of the Southern Commercial Area, McFarland, CA
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Commant T the impact an tdeFarfand’s 10 procery stores

ADE undarcountsd tha numbear of grocary stores in McFarland, giving the total num-
bor as four on pages 24 of the ADE Addendum, anr as five in Tabla 20 and also on page
26, The true numbar iz ten,

1.

2,

4]

o m

Falace Markst [northwast districn);
Carnicernia Janitzio (northwest district);

La Espiga De Oro (downkown district);

Busic Easentials (dowrdewn district] (s convenience store);

Shop Kwik Food Mart (acutharn district);
AAM Food Market (southarn district);
Camlceria Jallsco (sastern district);

Communily Markel [eastarn district);
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9. Sovnora Food Market {eastern district};
10, Mi Ranchito Market {sastern district).

ANE classilfed Palaoe Marksl, La Egoiga De Oro, and A&MN Food Market as full-
service supermarkels, ADE balisved thal there are lwoe convenience alores, but did not
identify tham. Presumahly, Shop Kwik Focd Mare is ong of tham, By excluding cns-half
of McFarland’s grocery stores from considaration, ADE's study and the draft report
basnd on thal siudy have mada a malsrial omission,

The fact that there ars five more groceny stores than ADE realized doss not warrant
incraasing ADE's estimate of tha grocany stors group's combingd pro-FProject sales.
ADE's cetimate of $9,921,060 [ADC Addandum, Table 20} greatly exceads Run & Brac-
street’s estimate of 345 million for ning of tha fen groceny stores, attituting more than
halt to the Palace Market, We wers unable to obiain zn estimate of the Kwik Shop Food
Mart's sales; howeaver, AUE"s estimate far the two convenience stores combined was
betwesn £750,0000and $1.5 milion. (ADE Addandum, p. 25,

ADE estimates that competition by the Delano Marketplace, a scant 4.2 miles away,
will cut aggregate sales in MeFailand by one-third to 56,646,445, (ADE Addendum, Ta-
ble 200 ADE's prediction is that “[o]f the five grocery stores, the two convenignes stores
will likely close," Palace Marlket will remain viable, and La Espiga De Oro and A&M
Food Market inay survive by becoming “neighborhood grocery stores L ADE Adden-
aum, g 26; see draft repord, pp. 7 & 9.0 ADE predicts thal the (hree remaining grocerny 2-11
stores will capture the convenlence slores’ sales, enhancing thelrs by 5753,340. ADE (continued)
adds the $753,340 to the $6,646,445 to obtaln what it desoribes as "Residual Sales,”
concluding that after the demiss of the convenience stores, the thras ramaining grocsry
sloras will have 57 359,785 to split. (ADE Addendum, p. 26 & Tahle 2000

Tha analysis is flawsd in the following ways.

First, there are ten grocery stores instead of five, Meaithar the draflt repart nor the
ALE study on whizh it is based considerad the impact of the redustion in sales on fan
grocary stores situated in closs prosimity 1o each other—in the sastarn district, the
atoros arn hardly separatad at all,

Sacond, the grocery stares in MoFarland are alrsady “neighbormood-serving groceany
astores.” That is not the mechanism by which any of the staras can survive.

Third, ADE’s Residual Salas concapt i illogical. If the post-Project sales are $6.6
millicn, gElit among ten stores, and two 510105 go out of business, the 6.6 million
doean't grow largar; instead, the zame amount of money is now gplit cight ways ingicad
of ten. The piz deesn't grow lamgetr.

ALE assumed that the same percantage reduction in eales waould apply to 2ach
slore. [See ADE Addendum, p. 262} Thug, each of the ten stores would have it gross
receipts slashad by one-third. Mone of the stores coold tolerate such a reduction. {(Ses
letter from Save Mart Supsrmarkets (May 18, 2008), p. 2-12 of Final mpact Bepaort De-
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lang Markelplace (July 2007),) Competition ameng the ten stores would increase —it is
aagier for the stores to take on each othar than it is to take on Wal-Mart—and the 2-11
wieaker stores would fall. In addition to the two convenience stares, it is probable thatat | (continued)

least four more stores would close,
Comment 120 the impact on MeFanand's general marchandise shorss

Tha analysis of the impact on genaral metchandiss stores, including the Kern Ave-
nmia Pharmacy, s confuging.

ADE assumed that sales of gereral mercharndise would ke initially reduced by
$3.165,852, which is 85.2% of pre-project =ales. (ADE Addendum, Table 19.3AGE thus
determined that poet-MProject ssles would be seguel to 5549,275. (Table 19.) As previ-
ously stated, if ADE had followed its own distribution protocel, it would have estimaled
that esles by goneral merchandise stores would be recuced by 100%, and all three
stores wiould go out of business. ADE provides no basis for its deviglion from protocol,

Assuming that ADE's unesplained deviation frorm protocol was sormehow comect

« The arithmetic in the 2008 colurmn of Table 12 is fawed: the numbers don't add up
properly. What happens to the excess of ling 3 over ling 77

+ ADE's estimation of pre-Project sales is flawed. [t says that Top Discount's currant
siles are approximatsly $550.000. (ADE Addendum, p. 23.) L estimatzs the phar- 2-12
macy’s share of the impact al $750,000 (B0, which implies that the phammacy’s

s

pre-Project sales are equal Lo %:&:SSD,DDD_ Thizs implies that the pre-
Project szles of Discount Mart, which is the secend discount storg, ara ogual (o
$3, 715,127 - {550,000 + $8B0,000), which sqguals $2,285,127. That would mean
that Discount Mart had annual sales of approximataly 51940 per squara foof. IF we
double-check, we nota that ADE predicts that Discount Mart would close (driatt re-
porl, g 7Y, Treeing up §357,180 for reallocation to Top Miscount (and apparantly
none for reallocation to the Kam Avenue Pharmacy}. Tha $357, 180 should be
agual 1 100% - 8529 (= 14.8%), multiplied by Discount Mart's pra-Projoct salos,

TABLE 19
MCFARLAND GENERAL MERCHANDISE STORES

_ Limpadt Detail L0048 2018
§3, 715,127 §1,715,127
§3.066,85F  §2.213983

TE 1,501,144

1, :'uta-]r-l.r.'-.l F'ri:-.il Sl
2, kroject [mpsct
Froal Projact Droact Sales (Exsting Aetaiens | §E=0 7

1
4, Muinaer af Stores

5, APl Staes

6, Folenle| Sore Close Lzases [Readloosted o Qeraining Duaireises)
?

[}

1357158 l
. Barchess Salas 14328 34 1,504,844
. Fercerd Changs §Coini red) L =50
foure ADE. diz ertimeted from Board of Equafisnen el U2 Bcowsomec Ceotas ZIF Code Files
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. y , 357,180 —
which would moan that its pre-Projsct sales were equal to %: 52,415,374, \
The two numbers arg significantly different. No evidantlary basis is provided for si-
ther nurnbier, nor is any avidsnos or rationale pravided as to why the Kem Avenue
Pharmacy would not reccive a portion of the closed store's salas.

Mo svidence is providad that Top Discount could suffer a net 249 annual reduction
in sales and continues in business,

-

The drait report concludes that it is too speculative to pradict that the Kern Avanue
Pharmacy would close. (Uraft report, p. 7.) Howavar, the stated reasons why the
pharmacy might nut close are themeclves more spaculation and unsubstantiated
opinion: .12
Az explained in the ADE Addendum, “In many communitizs across tha (continued)
United States, locslly-owned pharmacies are able to withstand compatition
from natienal cheins lecated n the same arsa, by altanding fo tha per-
sonal neads of customears, through home-delivery prescription samvicas,
parsanal sarvice betwesn pharmacist and customers, semvice in English
and Spanish, and alher services such as including a doctor's office hours
in the bufding.”

The ALE study contains no supporting evidence. Mareover, the reasons given ars
relevant bo sales of prescription medicines but not to general merchandize. Sub-
stantial evidence must be evidonce thal & reasonable mind might accept as ada-
guate to support 2 conclusion, tAmerdcan Canyon Corrmunily United for Bospan-
sible Grawlh v City of Amarican Canyon (2008) 145 Cal App.4th 1062, 1070.)
There is no such avidanca in the record on this Lopic,

Thus, thers is no substantial svidance that would allow a decision-maker to avoid
reaching the conclusion indiczstad by a consistent applicaton of the ADE protocol: the j

Project would capture 100% of goneral marchandise sales from the pharnmacy and dis-
count slares, causing those husinesses 1o close,

Comment 13: the fmpact on MoFarand's atfar ratail stores ™

Taking into account the three clothing stores, six specially rotail stores, and Pulse 2-13
Audic, and follewing ADE's normal protocol, one has to conclude that al ten stores
wionld b |kaly Lo close. —

L) T \

Cormmand 14: saling places

Table 21 of the ADE study makes the sarme mistake we noted with respoct to gro-
cery stores: o unpsupported and errchaous assumption that a closurs of stores results 2-14
i an incredse in aggragale sales: in this case, from 53,629,412 in post-Project sales to
B4110,217 in "Aesidual Bales.” Slore closures do not incresse the size of the ovarall
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pie; they reduce the number of its plecas. The difference is likely Lo mean one additional 2-14
etore closure, (Continued)

Cormenaril 15; e dmpacl on the downlown area i ihe Project proceeds

Two slores are tha primary magnats for downtown shoppers: La Cspiga Do O and
thx Kem Avenue Phammacy. [ ADE s prolocel [s consistently applied, the pharmacy is
likaly tn closa, reducing the draw io downtown, Ih addition, thres buildings aast of 2nd
Strant and sowth of Kern Avenus ara likely to loss their tenants: Maria’s Fashion (build-
ing 22}, Lupita’s Party Tima {building 23), and McFarand Tant & Avwning (building 24).
Further north on 2nd straet, buildings 6 and 7 are likely to lose Maggi's Clolhing and
Basic Ezzontials; Mo Limitg, in building 11, is alzo likely to close. Decressed foot traflic
resulting from tha retail closures will impact fhe beauty salons, which share buildings 2
and 11, and the barkershops, which share buildings 7 and 23, They are lkely to closs
&5 a result.

Thus, inaddition o he disiressed buildings already present on the norlh side of
Kern fvenue, sast of 2nd Street (buildings 13—19), =ik nearky buildings (3, 7, 11, 22, 23,
and 24) are likely to become vacant as a result of thesa business closuras, and building
f is likely to become partially vacant.

A critical questian is the sxtent to which new tanants can be found for these build-
ings. Unless there Is substantial evidence that the buildings can ha relst on a sufficisntly
lucrative basis o provide an incanlive for proper maintenance and regair, urban docay
i likely lo take hold dovertown,

The drait report and ADE suggast that re-tenanting isn’t liksly to ha difficult, (Soe 2-15
drall report, p. 7; ADRE Addendum, p. 28.) Bul who would sign up Tor the space? ADC
recognizes Lhal spaces won'likely ba rented for uses which compete with businesses
inthe Celano Markelplace, (ADE Addendum, p. 25.) This meana that no rotailans will
taka space, ANC already predicts a contraction in the numbear of existing sating placas
(ADE Addendum, p. 27 & Table #1), 8o eating places aran't likaly to take any of tha
availahle spane. ADE sugnests that space might ba usad for offices, aithar government
or private. (ADE Aadenduim, . 25.) The available buildings downtown arg small- -less
than 5,000 squars feet, according to the assessor, and generally around 3,000 square
feotor lags, Thay could only he suitaikle for small ofices, The demand for smaller office
apace in MeCarand is already less than the avalable supply. Madical office demand
has becn met: thare are three medical offices (ncluding two in the downtowen district).
Mckarlznd already has bwo H&R Block offices (one in the downtown district) and an-
other busiress offaring both income tay and immigration senices. | here is &n insurance
agency in building 1 of the =outhem district, and building 21 of the downtown district
contzing the office of Santiago J. Rentoria, who specializes in orchard and vineyard
planting. There is vacant office space in building 7 in the northwestern district. The
space formearly oocupied by Home Comforts Forniture in building 5 in the northuwesten
district i=s also on the market; it could be converted to g small office 21 l2asl as easily as
the vacant space in the downtown district, as could a vacancy in building 1 of the south-
am district.
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McFadand's clly govermment has all of te olllce space hat it requines, Tharse is 1o
evidanca and no reason o predict that any county, state, or fadaral agancy will seak to
opan an office of any size in McFarland In the foreseeable future, AR s suggestion, in
effect, that *it could happen,” iz pure speculation and dees not constituie substantal
ovicdenca 10 support the conclusion that the imopact of the Dalano Marketplass an
WMcFarland is too speculative w0 be avaluated.,

Thusz, thara iz no cradible, reasonabla bagis to concluds that the space that be-
cames vacant in the downtown arga can be rented 1o new occupants at & rate that will
toster adeguate maintenanco and repair, The downtown is likely to undorgo a significant
physical decline as huildings are abandonaed and fall info disrepair, l2ading to urban de-

cay.

2-15
(continued)

d
Abovara far-rent sign in northwest building 7
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2-15
(continued)

Above; a vacancy i horliilses! huitding &

N\

Comiment 16 ihe impact on o casiont arca if the Project prococis

Moither the draft repork nor the ADE shudy discuszs the impact of the Delano Market-
place on the eastern commercial district. The impaet iz ralatively sasy to predict: At least
thres of the four grocary stores would probably close. It is entirely possible that &l four
would closs. Thare would be tha same dearth of potential tenants for the vacant space 2-16
rosulting from e closures as there would be downtown. The vacant and daterioraling
buildings presently standing at each ond of the commercial strip are evidence of the dil-
ficulty in restoring vacant commercial buildings to productive use in MeFadand.

Booause the castom district is a pocket surrounded by homes, the physical detsrio-
ration of the commercial Buildings resulting from abandonment and neglect would plant
a seed of decay that would grow and infect the entire residentlial arsa east of Highmway
98, The abandoned store buildings would alze previde an oasis for eriminals and gangs. )

Commeni 17 e impact un the clhar areas i the Profect procesds N

Although the Delano Markelplace might nol cause any multi-tenant commsrcial
buildirgg in the nerthwestern or southern commerclal distrlols © pecome vacant and
abandoned, the impact would probably weaken both areas and facilitate the sproad of
decay from e interlar downtown snd sastem districts. 2-17

In the northwestam districk, building 1 would have at lsast two vacancias (Top Dis-
aoLnt and Yaronica's); building 4 would barome vacant; building 8 would have one new
vacangy (for & total of two: Pulss Audio and Home Gomforts Furniture); building 7 would
havae two hew vacancies (for a wotal of three: MeFashion, Fernando's Mlower Shop, and
the axisting offica space); building 12 (CGarnicana Janitzio) might alao bocome vacant, )
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dapanding on the outcorne of the competition for survival among MoFarland’s ten gro-
ceny slares,

Building 4 is a relatively large space for McFarand: 12,000 squara fagt adaptod for a
single oceupant in a lewn inahich 3,000 square leet is the nomm. Thars would probably
he no lakers for the space, govemment or olhersise, Without the prospect of a rent-
paying tonant, the building wou'ld probably detoiorate physically.

2-17
(continued)

Adjacant to it, builging & would hava two vacancios, and wil diminished raffic, the
combination harber shop and beauty salon might algoe ba forced to close, creating a
Ehired. Tnany avent, the redused rental income wauld prabably result in deterrsd maints-
nance and rapain, and in the physical deterforation of the building. Across the street,
biildding 7, which weuld have sevan tanants if full, would be running on four of seven
cylincars. This too would be likaly to rasult in deferrad maintanance and repair, and
physical detarioration.

I ha vacancies in the northwastem district would compate with those in the down-
town district for any potential tenants. As the nothwestem buildings weuld be in gener-
ally baiter condition than the vacant buildings in the downtown distriet, the competition
would favor the nortrwest. Carniceria Janitzio might survive at the expense of La Es-
piga De Oro, based on the meat market's closer proxirmity to the northoeestern distriel |
L E=piga Le Cro closed, both downiown anchors would be gone, and Ihe downtown
district's fate would be sealed.
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Comment 18: the Profect’s ervvironmeniza! impact on MoFarlandg from drban dozay \
woeed b significan

Urban decay has a significant effect on the environmenl il il is substantial or poten-
tially substantial. (CEQA Guidelines § 15382, defining *slgnificant effact on the environ-
ment."} The adverse physical changes thal the Project would be likaly to causs within
MoFarland, as described ahove, would be substantial.

The revenue available to the cly and its redevelopment agency with which to com-
bat urban decay wauld be diminishad by the environmental impacts, because sales tax 2-18
and properly lax revenues wolld decline a8 businesses closed and property tax incre- (Continued)
ment declinsd. The loss of revenus increzses the impacts' significance.

The dralt report's conclusion that the environmental impact of urban decay in the re-
gicnal maiket area would nafha significant (draft report, p. 2) is not supported by sub-
stanfial evidanca for all of tha reasons outlined above. If the decision-maker does nol
detgrming that the impact wowld be significant, on the basis of e present record, then
tho draft supplemental EIR gheuld be withdrawn until the impact can ke evaluatzd
basad on an accurate and thomugh understanding of conditions in MoFarland,

Comments Concerning § 4.5 of the Draft Report j
and § 2.7 of the ADE Addendum

Commant 19 additional buziness closures and vacancies will oceur in WeFanang \

The Mecirculated Draft EIR (April 2007), § 5.0, predicted thal cumulative projects
would add 1.9 millicn square fest of new commerncial space o the Delano market, (Soa
ADE 2007, pp. 33-34.) ADE writes:

The additional markst pressures that these projects collectively place on
the retail centers in the secondary markel area wdll il resolt i adai-

tonal store closurcs and relall vacancias, with about about $28 million in
econormic impact on exisling slores (Incliding new retail businasses that
would open in tha interim as the pooulation grows), Pracise pradicions 2-19
about resulling closures are spesulative ...

(ADE Addendurm, p. 37, ilalics added.)

1. The drall reparl Inexplicably ignores ADE's non-speculative prediction that addi-
lonal slore closures and relail vacancies will oocur in the sacondary market area. (See

draft report, 1, 8,

2. ADE says “lhe most lkely store closures will likely ocour within shopping areas in
MeFarand and Wasco, due to their large concentrations of competitive refail stores.”
(ADE Addendum, p. 37} Tha draft raport attributes the prediction to "ADE's gravity j

medal” {draft repart, p. 8), a statorment that is incorrect unless the model, which hag not
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vel bean dasoribed in detail, takes the concentration of competing businesses into ac- \
anunt in addition W relative sales and proximity to Deslano. See our comment no. 4,

3. The draft report says that "curent economic conditions call into question the like-
lihood of the predicted amount of retall sales under cumulative conditions.” {Draft reporl,
o8] ADE says something diflerenl, namely, "current économic condifons call into
guastion the likelinoodd of fll bulldeut of the 1.9 million comuialive square ool Taure,”
(ADE Addendum, p. 37.) Meithar statement belongs in a discusslon of long-lerm impacts 2-19
up tg 21 years in the future. Economiz conditions can change many times over that pe- .
rind. Mo assassment of long-tsrm cumulative impacts can be reascnably based on aco- (contlnued)
nomic conditions that may pravail for a relativaly shol period of time,

The cumulative impacts of the Dalanc Markstplace and other projacts is lilkaly to
cause additional store closures in MelFarkang ovar and above thosae that result from tho
Project’s impacts alone. We agres with that poriion of ADE's analysis, and thors is no
contrary evidence in the record.

Carnenent 20 the cumulabive impacis on MeCarand fom wrban decay will bo
significant

L

The drait report says that Mekarland is not presently cxporioncing urban decay.
{Orafl report, p. 8.) We have shown that the statement is incarrect. The beginnings of
urban decay are therg in MoFarland's downtown comimercial district, but they ars not
yist out of cantral.

According 1o ADE and Lhe drall report, the pofential for urban decay on properties in
the affectad arsas Swould depand on the prospacts for market grawth to create other
tenanting options for those retall eenters” (Draft report, pp. 8-9; ADE Addendum, p. 37.)
The dradl reporl suggests that "serice and governmental establishments may mowve into 2.20
vacanl relail spaces, as has occurred in downdown Delano " (Draft report, p. 9.)

MeFarland is not Delano. It is much smaller both in area and population than De-
lann, its commarcial districls are lewer, smallsr, and generally older than Dalanc's, and
its population's growth rate and incomea are alsoe lower than Delano's. (See ADE 2007,
pp- 143 et MoFaland i3 just a f2w miles frem Delano, Service businesses and goy-
emimant offices that ara at all regional in nature ars not likely 1o choosea MeFarland
when they can locate in Daelano, and the demand for commercial space from purely los
cal businoss ar govarnmeant naers will be lass than the space that will hecome available
from busingss closures, Thus, tha prospect of future business closures. long-ierm re-
sulting wacancics, and the growth of urban decay in McFardand's commercial buildings
is probahic; the draft repart's suggesticn that service and governmant users may claim
the space is speculative at best. Speaulation is not substantial evideneo,

The draft report concludes the secticn on cumulative offocts as follows:

Re-tenanting of largz store spaces is accomplished by ovolving veee to
difterentiated offerings, such as neighborhood-soning grocery stores, Go- j
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ordinated puklic and private statogios and investments 1o protect and N
preserve vulnerable locations (e.g. Wasco's downbown revitallzation strat-

eny) reduce negative cumulstive physical impacts that could olhernwise re-

sult from large store closures. Thess continued afforts would raduce the

possibility of urban docay

(raft repoert, p. 9.) This does rot reflect what is possible in MekFarland. Most of the city 2-20

52T conliguous geres) lies within the McoFariand Redavalopmeant Agancy's projact 2rea (continued)
bacauze it sullers from physical and econemic conditions of blight. Although blight and
urban dacay are nol ong and the same, private investment's inability 10 revorse condi-
tions of blight in the project area Indicates that privats investment won't succeed in ore-
venting urban decay sither Government efforls to combat wrban decay will be hinderad
by the reduction in ravenues resulting fram Businzss clasures and building vacancies. J

fitigation Measureg \
Comment 21 midtigation is ol feasitle and necessary

CEQA requires that Delang mitigate or avaid tha significant efects on the environ-
ment of projects that it caries out or approves whenever il is leasible 1o do =0, and thal
it discuss teasible mathods of mitigating the effects In the EIR. (S of Maring v Board
of Trusigss of the Cal. Stata Unfvarsify (2008) 34 Cal dth 344, 349, olting provislons of
CEQN gnd the CEQA Guidelings. ) An additional resson why the drall report i deliclent
is thal it dozen't discuss petential mitigation measures.

Mitigation can include:

() Rectifying the impact by repairing, rehabilitating. or restarng the im-
pacted enviranment.
2-21

{d) Aeducing ar eliminating the impact over tims by pressrvation and
maintznance operations during the life of the action,

ey Compensating for the impact by replacing or providing substitute ro-
sOLIrcEs of envifonments.

(CEQA Guidelines § 15370.)

Mitigating he eflecls on Mekarlznd would require runicipal or regional action ©
stabilize and revitalize the affected commerciz! districts. The actions weuld includg:

= huilding preservation;

- infrastructure improverments o make the commercial areas more atiractive to busi-
nesscs and shoppers;

« financial incantives o businesses 1o locats or stay within the commercial distncts; j
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= marketing offorts to atiract businesses lrom cther regions that would bo compatible
with the Delano Markstolace (and thus mare likely to survive);

» increased policing of the affectsd distdets and neighborhocds in the vicinity of va-
cant commercial buildings to reduce vandallsm and cther crime 2ngendeared ar in-
spired by vacant commercial buildings.

Melther the City of McFadand ner the MeFarland Redeveloprment Agency has the
resoUrces o perdorm those aolions 1© the extent that would be necessary in order to
minimize lhe significant impacis.

Melane would experienca a nat incraasa in tax revenues by reason of the Project.
Sines a signilicant envirormental effect of the Project will fall on MeFartand, a velunlary
contribution o MeFarkand ot a properfionate share of Delanc's sales tax revenue from
tho Project would be s feasible forrm of mitigating the effact, (Sea Sine of Marina, supra,
44 Galth, p. 359360 The meare fact that crvironmantal impacts ocour ouiside of De-
lano's city limits. and within anather city's jurisdiction, doos not excuse Delano from the
duty to mitigata or avoid the impacts "becauss CEQA roguires a public agency o mit-
gate ar avoid il5" projects’ significant effects not just on tha sgency’s own properly bul 2-21
‘on the emvironment’ [eitation], with ‘=nvironment’ definar for thase purposes as e (Continued)
physical conditions which exlst within the area which will ba affactad by a proposed pro-
ject [citaticn)," { i)

There is legal avthorily lor such an arrangement. Under section 28(b) of article X1
of the California Conslitullon, and Government Code secfion 557045, two cities can an-
ter into & voluntary agresmsnt (@ apportion sales tax revanue betwesn tham.

Mitigation must ba roughly proportionsl to the impacts. (CECQA Guidslines §
15126 4a) (4)(B).) In this case, McFarland's lost sales amount to approximarshy $&_a
million. ADE astimated the total Impact on existing sales by existing retailars to be §685.1
million, of which $58.7 million would be home by retallers in Delano, (ADC Addendum,
Takle 1.) McFarland’s proporticn is 10% of tha total impact an retailors inside and out-
gicle of Delano. Appropriate and proportional mitigation would consist of a voluntary and
conlinuing apportionmcnt to the Gity of MaFarland of 10% of the excess of sales tax
revenUes athibutable to the Dolano Markelplace over those attributable to the taxahble
porticn of the $58.7 million impact on existing Delano retailers. Besad an ADE's ravania
gslimate for the Delann Marketplace (ADE 2007), lhe sales tax revenue appaortioned o
MeFarland would be betwsan 100,000 and 5110,000 per year. The City of McFarland
could use this revenue to ameliorats tha ervironmental Impacts of wiban decay by tak-
ing the actions identified abowve and any other similar acllons. The agresment betwaen
the two cilles would impose an enforceable obligation on MeFadand to use the revenus
for the agreed purpuses, The apportionment would reducs, but nat sliminate, the im-
pacts
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The gvidence provided herein comes from the following sources:

1. The personal knowladge of lhe City of Mckardand's emplayees, officers, agents, and
the membzers of its City Council, and the officers, direclors, and agents of the MoFar-
lard Redevelopment Agoney,

2. Photcgraphs of affected propertios in MoFarland's four commercial districts;

3. Tha County of Keny's on-ling mapping system aceessible at

(htepidfmaps.cokern.ca usfimffsitesilirn_pubylaunch jsp);

4. The Ko County Assessor's on-ling assessment informaticn available al

(hittpeifreconlerco kern.ca.usfproperdysearchiindex. phpd, including assessor’s parcel

mwaps and assessment information

8, The State Noard of Equalization;

=

Tihie Preliminary Reporl for the Davolopmant Plan far the MeFarand Redevelopment
District (2007 );

7. LexisNexiz Smartl ined Searches Comprohansive Business Reports concoming al-
facled properties and businesses, including sales information from Dun & Brag-
slreel;

d. The administrativa raaord,
W appreciate having had the opportunity to commeant on the draft report, and wo

look forward to working eocparatively with the City of Delane to minimize or avoid the
anvironment ffects of urban dacay in the City of MeFarland angendered by the Project.

Radevalopment Agenmy
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COMMENT 2-1:

Comment: The commenter asserts that the predicted impact in the regional trade area is an
annual figure.

Response: The commenter is correct. The predicted economic impact figures are annual
figures.

COMMENT 2-2:

Comment: The comment purports to summarize ADE’s methodology for analyzing
economic impact and urban decay. The comment also expressly summarizes comments
described in detail later in the comment letter.

Response: No response necessary.
COMMENT 2-3:

Comment: The commenter asserts that ADE made a number of important errors in estimating
McFarland’s retail sales. According to the commenter, these errors significantly underestimated
the number of businesses and overall retail sales in McFarland.

Response: See ADE’s Master Analysis 1, which describes ADE’s methodology for
identifying McFarland’s retail sales in conjunction with the sales of the other five communities
that were subject to analysis. As explained in ADE’s Master Analysis 1, Board of Equalization
data was not available for four out of the six communities that were subject to the study and
therefore did not provide a reasonable data set for consistent analysis of the six geographic areas.

The comment is correct that the ADE Addendum’s Table 18 did not include revenue estimates
for McFarland’s auto parts and accessories even though this data was included in the Zip Code
Statistics data set. ADE’s Master Analysis 1 includes a revision to that Table that incorporates
this data. (See Master Analysis 1, Table 5.) After accounting for this omission, McFarland’s
total predicted sales are increased from $19,825,423 to $21,000,423. As explained in ADE’s
Master Analysis 1, the omission was limited to the specific Table 18; the data was included in
the overall analysis of regional supply, demand and leakage.

The comment is also correct that ADE reported fewer businesses located within McFarland.
However, this is not an error as suggested by the commenter. ADE’s Master Analysis 1 explains
why the data set excluded “non-employer business.” The Master Analysis 1 also explains how
the prediction of overall McFarland retail sales is still very similar to the commenter’s
predictions based on the more precise Board of Equalization data. In fact, accounting for the
omitted auto parts sales, ADE’s estimate of $21,000,423 is merely 4.17% different from the
commenter’s estimate. Furthermore, the BOE data references 56 retail stores, 26% more than
the commenter identifies. Far from “clearly inaccurate and erroneous” as suggested by the
commenter, this minor deviation — based on less accurate data — actually confirms the validity
and accuracy of ADE’s methodology.
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COMMENT 2-4:

Comment: The commenter asserts that the SEIR provided an insufficient description of the
Huff Gravity Model.

Response: Please see ADE’s Master Analysis 2.
COMMENT 2-5:

Comment: The commenter asserts that ADE’s impact distribution protocol is not consistently
applied, as evidenced by the fact that $3,165,852 in general merchandise sales were allocated to
McFarland rather than $3,715,125.

Response: Contrary to the commenter’s suggestion, there is no inconsistency in ADE’s
analysis or deviation in protocol. As explained on page 24 of the ADE Addendum, ADE
identified three general merchandise stores in McFarland. One of these is the new pharmacy in
the downtown area. Notwithstanding the prediction from the Gravity Model, ADE’s site-specific
review of McFarland and the pharmacy determined a strong likelihood that the pharmacy would
continue to operate. ADE based this conclusion on specific characteristics of the pharmacy:

In many communities across the United States, locally-owned pharmacies are able
to withstand competition from national chains located in the same area, by
attending to the personal needs of customers, through home-delivery prescription
services, personal service between pharmacist and customers, service in English
and Spanish, and other services such as having doctor’s office hours in the
building. The pharmacy in the downtown area provides all of these extra
services, leading us to believe that the pharmacy in the Super Wal-Mart in
Delano will not cut into McFarland.

(ADE Addendum, p. 25.)

Thus, in ADE’s professional judgment, the specific characteristics of the pharmacy indicated that
it could remain open notwithstanding the Gravity Model’s general prediction. This analysis was
documented in the Draft SEIR, and explains why ADE assigned economic impacts in the amount
of $3,165,852.

COMMENT 2-6:
Comment: The comment asserts, “If ADE had followed protocol and taken into account
McFarland’s specialty food, specialty retail, auto parts and accessories, and clothing stores, it

would have allocated an additional $1.3 million in sales diversions to McFarland.”

Response: This statement is untrue for two reasons. First, the commenter’s asserted figure is
incorrect. The commenter’s figure of $1.3 million includes $549,275 for general merchandise
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