Housing Resources

1 Housing Resources

This chapter documents the methodology and results of the Sites Inventory analysis
conducted to demonstrate the City of Bakersfield’s ability to satisfy its share of the region’s
future housing need. Infrastructure, services, and financial and administrative resources that
are available for the development, rehabilitation, and preservation of housing in the city are
also discussed in this chapter.

State law requires every jurisdiction to undertake all necessary actions to encourage,
promote, and facilitate the development of housing to accommodate regional housing
needs." A jurisdiction must demonstrate in its Housing Element that its land inventory is
adequate to accommodate its share of the region’s projected growth. This section assesses
the adequacy of Bakersfield's land inventory in meeting future housing needs.

1.1.1 Regional Housing Needs Assessment (RHNA)

This update of the City’s Housing Element covers the planning period of December 31,
2023, through December 31, 2031 (called the 6™ cycle Housing Element update). The
California Department of Housing and Community Development (HCD) is responsible for
determining the regional housing need for each region’s planning body known as a “council
of governments” (COG). After a consultation process between each region’s COG and
HCD, the final regional housing need for the region is issued by HCD.

Bakersfield’'s share of the regional housing need is allocated by the Kern Council of
Governments (KernCOG) detailed in the 6th cycle Regional Housing Needs Allocation Plan?
based on recent growth trends, income distribution, and capacity for future growth. The
RHNA methodology uses weighting of indicators such as opportunity access and job
proximity to allocate housing units by different income categories. KernCOG is required to
allocate units across income categories to reduce the concentration of lower-income
households in historically lower-income communities. The RHNA for each jurisdiction is
distributed into four income categories based on the Area Median Income (AMI)3:

» Very Low-Income (less than 50 percent of AMI)

» Low-Income (50-80 percent of AMI)

= Moderate-Income (80-120 percent of AMI)

= Above Moderate-Income (more than 120 percent of the AMI)

The City must identify adequate land with appropriate zoning and development standards to
accommodate its assigned share of the region’s housing needs. Bakersfield’s share of
regional future housing needs is 37,461 total units. The number of units is distributed among
five income categories, as shown below in Table E-1.

The RHNA process does not project the need for extremely low-income units, but pursuant
to State law (AB 2634), the City must project its extremely low-income housing needs based
on Census income distribution or assume 50 percent of the very low-income units required

" Government Code section 65100 — 65763, Article 10.6. Housing Elements

2 Kern Council of Governments (KernCOG). 2022. 6th Cycle Regional Housing Needs Allocation Plan.
https://www.kerncog.org/wp-content/uploads/2022/07/ADOPTED-Kern-COG-RHNA-Plan_07-22-22.pdf
3 The Area Median Income of Kern County is $59,700 for a household of four.
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by the RHNA as extremely low-income units. The City’s very low-income requirement is
11,129 units. The number of extremely low-income included here was projected using
American Community Survey (ACS) data. According to the 2015-2019 Comprehensive
Housing Affordability Strategy (CHAS) data, developed by the United States Department of
Housing and Urban Development (HUD) using ACS data, 24.7 percent of households in the
city earned less than 50 percent of the AMI. Among these households, 49.9 percent earned
incomes below 30 percent (extremely low). Therefore, the City’'s RHNA allocation of 11,129
very low-income units was distributed as 5,553 extremely low (49.9 percent of the 11,129
very low-income units required by the RHNA) and 5,576 very low-income units. However,
for purposes of identifying adequate sites for the RHNA allocation, State law does not
mandate the separate accounting for the extremely low-income category.

As shown below in Table E-1, 37.2 percent of Bakersfield’s RHNA is allocated to housing
units affordable to above-moderate income households, 14.2 percent for moderate-income
households, 18.9 percent for low-income households, and 29.7 percent for very low-income
households (including 14.8 percent for extremely low-income).

Table E-1 Bakersfield Housing Needs 2023-2031

Income Category (% of Kern County Area Median Income Percent of
[AMI]) Number of Units Total Units
Extremely Low-Income (< 30% of AMI)* 5,653 14.8%
Very Low-Income (30 to 50% of AMI) 5,576 14.9%
Low-Income (51 to 80% of AMI) 7,082 18.9%
Moderate-Income (81% to 120% of AMI) 5,317 14.2%
Above Moderate-Income (> 120% of AMI) 13,933 37.2%
Total 37,461 100.0%

Source: Final Regional Housing Needs Allocation (RHNA), KernCOG, 2022

*Note: The RHNA does not project the need for extremely low-income units. The City’s projected need for extremely low-
income units is based on Census data for the income distribution within the city. State law does not mandate the separate
accounting for the extremely low-income category.

1.2  Meeting the RHNA

Jurisdictions can use planned and approved projects, estimated accessory dwelling unit
(ADU) production, and vacant and underutilized sites to accommodate the RHNA. Vacant
and underutilized sites must have adequate zoning for the development of housing across
income categories. Planned and approved projects, estimated ADU production, and vacant
and underutilized sites are addressed below.

1.2.1 Planned or Approved Units

The RHNA projection period covers a slightly longer timeframe than the Housing Element
planning period. The RHNA projection period began June 30, 2023. Therefore, residential
developments approved and permitted, but not yet built (“pipeline projects”) can be credited
towards the City’s RHNA for the 6" cycle Housing Element provided it can be demonstrated
that the units can be built by the end of the 6" cycle’s planning period. Similarly, units within
completed projects which have received a certificate of occupancy on or after June 30, 2023
can also be credited towards the RHNA. Affordability (the income category in which the
units are counted) is based on the actual or projected sale prices, rent levels, or other
mechanisms establishing affordability of the units within the project. Single-family homes are
usually sold at market-rate prices, with no affordability covenants attached to the land.




Housing Resources

Multifamily or single-family developments that use density bonuses, public subsidies, or
other mechanisms that restrict rents or sales prices would be restricted to specified below-
market rate prices affordable to households in the various income categories described
above. Local, state, or federal rules would establish rules for which income categories must
be served by each development.

All residential projects in the development pipeline except the CityServe Elevate Apartments
project are market-rate units affordable to above-moderate households. The market-rate
projects are generally sited on the outer edges of the city in large suburban subdivisions
zoned for low density residential. The CityServe Elevate Apartments project will build 126
affordable apartments for very low-income households at a density of 101 dwelling units per
acre on a parking lot of the former Golden State Mall property in Central Bakersfield.
Pipeline projects achieve densities between 3 and 101 dwelling units per acre. Table E-3
identifies the approved or pending projects that are credited towards meeting the City’s
RHNA. The locations of these projects are symbolized with the corresponding map
identification (ID) numbers on Figure E-1.

Several of the projects included in Table E-3 target the missing middle housing strategy
and/or pursue increased densities that are not typically seen locally, by providing housing
types that are currently not readily available in the Bakersfield market. For example, the
South Allen and Pensinger project, which received entitlement in fall 2023, includes a
small-lot subdivision design that reduces the standard lot size from 6,000 square feet to
3,000-3,200 square feet and achieves a density of approximately 26 units per acre. The
Berkshire Road and Ashe Road project received entitlement in June 2023 and will provide
336 units of multifamily housing that includes a mix of unit types and 1-3 bedrooms per unit.
The project achieves a density of 19.20 dwelling units per acre, or 55 percent of the allowed
density. Generally, multifamily projects outside of the central downtown area are subject to
additional development standards such as parking and landscaping that constrain achieving
maximum density. However, those barriers are proposed to be greatly reduced with the
Zoning Ordinance Update. These changes will also benefit the central and downtown areas,
where recently completed multifamily projects such as the Cue are achieving an average of
45.33 dwelling units per acre, or 63 percent of the allowed density.

There are no known barriers other than financing that would preclude the development of
these projects. The City anticipates all projects listed will be completed during the planning
period.

1.2.2 Accessory Dwelling Units (ADUs)

State law defines an Accessory Dwelling Unit, or ADU, as an attached or detached
residential dwelling unit that contains permanent places for living, sleeping, and cooking.
ADUs anticipated to be built in Bakersfield between 2023 and 2031 can be credited towards
the City’s RHNA. An ADU is a secondary dwelling unit located on residentially zoned
property that has an existing single-family or multifamily residence. ADUs may provide an
affordable housing option for family members of the primary resident(s), students, seniors,
in-home health care providers, persons with disabilities, young professionals, or others.

Trends in Bakersfield indicate that the number of submitted ADU permit applications have
increased in recent years. The City Building Division received applications for 16 ADUs in
2018, 17 ADU units in 2019, 25 ADUs in 2020, 67 in 2021, and 76 in 2022. This increase in
ADU permits is likely due to recent State legislation that has reduced regulatory barriers to
build and permit ADUs. The average number of ADU permits issued in Bakersfield per year
between 2018 to 2022 was 40. Therefore, it is assumed that annual permits will
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conservatively continue to average 40 units per year, and the City can assume that a total of
320 ADUs will be permitted between 2023 and 2031. The inventory conservatively assumes
all permitted ADUs will be rented for rates affordable to above moderate-income
households; however, it is likely that some of these units will be affordable to moderate- and
lower-income households due to typically smaller unit sizes.

The City will continue to monitor the extent of ADU production to ensure that ADU-related
policies and procedures are successful and that the Housing Element goals and RHNA
production can be met, as outlined in Program 13 of Chapter 2. The City will review permit
processing times for ADUs and implement any needed streamlining actions, including
developing a virtual 15-minute ADU permit meeting for applicants to streamline the permit
process and posting ADU/JADU Standard Plans in English and Spanish on the City’s
website. Utilizing funding from the PLHA, the City is implementing a Pilot Program to
incentivize ADU production. The City will encourage equitable distribution of ADU
development throughout the city through targeted outreach and promote ADUs as a viable
housing option for special housing needs groups who may desire smaller and potentially
more affordable housing units, such as seniors and students.

1.2.3 Remaining Share of RHNA

After counting anticipated units from pipeline projects and anticipated ADUs, the City must
demonstrate its ability to meet its remaining housing needs through the identification of sites
suitable for housing development. Government Code Section 65583(a)(3) requires local
governments to prepare an inventory of land suitable for residential development. The
inventory of land suitable for residential development shall be used to identify sites that can
be developed for housing within the planning period (Section 65583.2). This inventory of
suitable land is called the Sites Inventory. A detailed, parcel-specific Sites Inventory is
provided in Attachment A of this appendix.

Table E-2 shows the remaining RHNA after subtracting anticipated units from pipeline
projects and ADUs. Through these two categories of projected future housing units, the City
has satisfied 3,324 units, or approximately 10 percent of its total RHNA allocation for the
2023-2031 planning period. The City must demonstrate the availability of sites with
appropriate zoning and development standards that allow and encourage the development
of an additional 34,137 units. Broken down by affordability level, the City must
accommodate 11,003 very low-income, 7,082 low-income, 5,317 moderate-income, and
10,735 above moderate-income units. Each pipeline project in Table E-2 has an estimated
completion date of no later than 2030. The City will perform a mid-cycle Housing Element
review and identify replacement projects if the projects listed have not been finished by the
estimated completion date.

Table E-2 Remaining RHNA

Units Pending,

Total RHNA Approved, or Under Projected

Affordability Category (Housing Units) Construction ADUs Remaining RHNA
Very Low-Income 11,129 126 0 11,003
Low-Income 7,082 0 0 7,082
Moderate-Income 5,317 0 0 5,317
Above Moderate- 13,933 2,878 320 10,735
Income

Total 37,461 3,004 320 34,137




Table E-3 Planned and Approved Projects
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Date of Estimated Date Remaining Steps for
Project Name Approval of Completion = Completion Acreage
1 West side of Renfro 408-012-21, 364 5/5/2022 05/04/2025 Final map recordation and R-1(4.5)/ 40.2
Rd at Brimhall Rd -22 then submit for building PUD & R-
permits 2/P
2 7100 S. H St. 516-010-36 66 4/20/2022 02/15/2026 Final map recordation and R-1/PUD 20.9
then submit for building
permits
3 2438 McKee Rd. 514-030-07 19 5/20/2021 05/20/2026 The applicant is pursuing a R-1 4.22
renewed map. Then, final
map recordation and submit
for building permits
5200 Old Farm Rd. 527-010-09 176 11/16/2022  03/01/2026 Building permits in progress  R-1 18.76
South side of Olive Dr,  529-011-11 73 6/11/2020 04/19/2026 Final map recordation and R-1 17.45
west of Renfro Rd submit for building permits
6 East side of Renfro Rd  Portion of 82 8/16/2018 02/15/2026 Final map recordation and R-1 34.3
and Southernwood 529-012-46 submit for building permits
Ave.
7 Northeast corner of 531-012-04 54 9/7/2018 09/07/2026 Final map recordation and R-1 11.32
City Hills Dr & Garden submit for building permits
Park Dr.
8 Northwest of Renfro 529-012-38 67 4/7/2022 4/07/2026 Building permits in progress  R-1 22.79
Rd, south of Santa Fe
Way.
9 11111 Vista Fuego Dr.  544-311-01 8 6/17/2021 06/16/2025 Building permits in progress  R-1 2.21
10 South side of Snow 529-011-03 30 8/19/2021 08/18/2025 Building permits in progress  R-1 10.05
Rd, west of Allen Rd.
11 South of Stockdale 534-011-35 108 9/16/2021 09/15/2025 Final map recorded on R-1 34.64
Hwy and Wegis Ave 9/19/23, building permits in
progress
12 South of SR 178 and 387-160-33 83 12/16/2021 12/15/2024 Final map recordation and R-1 19.98
west of Comanche Dr. submit for building permits
13 5100 McKee Rd. 532-020-11 121 10/4/2018 10/04/2025 Ready to pull building R-2 16.14
permits
2023-2031 Housing Element E-5
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Date of Estimated Date Remaining Steps for
Project Name Approval of Completion = Completion Acreage
14 Northeast corner of 535-010-50 66 6/18/2020 6/17/2026 Final map recordation and R-2 17.48
Panama Ln and Allen submit for building permits
Rd.
15 4000 Allen Rd. 524-051-50, 144 3/18/2021 03/18/2025 Building permits in progress ~ WM-R2 42.78
51
16 9700 Camino Media 390-300-29, 120 4/20/2022 12/01/2027 Ready to pull building R-2 10.5
Dr. -30 permits
17 Alfred Harrel Highway  386-050-38 314 Est. 02/2025 02/01/2030 Pending General Plan R-2/HD 37.43

Amendment / Zone Change
/ Planned Development

Review
18 South Allen and 535-010-03, 497 Est. 11/2023  11/2028 Final map recordation and R-3 80.15
Pensinger -04 submit for building permits
19 Berkshire Rd and Ashe 539-010-08 336 06/14/2023  06/2028 Ready to pull building R-3/PUD 17.5
Rd permits
20 Los Carneros PI 405-101-06 150 Est. 11/2023  11/2028 Submit for building permits R-4 2.49
21 3201 F St 001-030-21 126 6/30/2023 7/2024 Apply for Certificate of C-2 1.24
Occupancy

Total Units 3,004
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Figure E-1 Planned or Approved Projects
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1.2.4 Public Input on Housing Opportunity Locations and Strategies

As detailed in Chapter 1, Introduction, the City of Bakersfield provided opportunities to solicit
input on the Housing Element update from stakeholders and community members through
interviews, surveys, a project-specific website, a housing site survey tool, community
events, and public meetings. Public input was also provided on outreach efforts related to
the Affordable Housing Strategy and long-term planning strategies such as the
Transformative Climate Communities plan. This input informed the strategies and approach
used for development of the Sites Inventory, as described in the graphic below. Additionally,
several comments were received via the housing site survey tool regarding sites unlikely for
redevelopment (e.g., the existing use on the site was a popular restaurant or frequently
used parking lot, there may be steep slopes or other physical barriers to site development).
Those sites were removed from the inventory.

Public Input How Incorporated

Accommodate a variety of housing
types, with more multifamily
opportunities (apartments and
townhomes).

Rezone 285 sites to allow higher
residential densities, including rezone
of 103 sites currently zoned commercial
or industrial to allow multifamily

Allow multifamily housing on properties housing where appropriate.

zoned commercial.

Limit sprawl and utilize vacant lots for Prioritized sites along corridors and
infill opportunities in Downtown and central areas with existing plans for
other communities. revitalization.

Prioritize housing near public transit, Strategic focus on infill development
commercial centers, schools, and near existing and planned community
employment. resources.

City needs more deed-restricted and Nearly half of the units in the Sites
naturally occurring affordable as well as Inventory will accommodate lower-
mixed-income housing projects. income households.

Need to counter historic and existing The Sites Inventory will improve the

patterns of segregation and inequality. mixture of housing opportunities by
income level across the city.
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1.2.5 Capacity of Identified Residential Sites

To demonstrate capacity to accommodate the remaining RHNA, the City has identified sites
with zoning suitable for housing development as of the statutory deadline of December
2031. Pursuant to Government Code Section 65583.2(c), the City is required to calculate
the realistic number of units (or, realistic development capacity) of the sites identified. For
sites with existing residential units, the number of existing units on the site is subtracted to
provide a net unit count that can be applied towards the RHNA.

The City adopted a comprehensive update to the Zoning Code in spring 2024. The purpose
of the update is to address evolving community needs, comply with state law, and provide
compatibility with the City's long-term development goals outlined in the Housing Element of
the Bakersfield General Plan comprehensive update. Additionally, the amendments support
full build out potential of all properties by allowing flexibility for construction of various sized
and innovative types of housing units. The amendments include provisions to require RHNA
sites achieve minimum residential densities. Major amendments to the Zoning Code
included:

» Adjustments to existing residential zoning classifications
s R-S (Residential suburban)
s RH (Residential holding)
s R-1 (One-family dwelling)
R-2 (Limited multiple-family dwelling)
o R-3 (Multiple-family dwelling)
R-4 (High density multiple-family dwelling)

o

o

= Addition of new residential and mixed-use zoning classifications
s R-5 (Very-High Density Multi-Unit Dwelling)
s R-6 (Urban Core)
s MX-1 (Mixed-Use Neighborhood)
s MX-2 (Mixed-Use Transit)

» Removal and/or combining of zoning classifications

= Adjustments to residential minimum and maximum densities
= Reduction in setback requirements

» Inclusion of multi-unit objective design standards

Reduction in minimum parking standards within residential development. The Sites
Inventory includes parcels in nine zoning districts with varying allowable densities and
development standards. The City’s Zoning Code classifies each site into the following
zones:

» Central Business (C-B): This district accommodates a diverse mix of medium and high
density residential, commercial, and institutional uses serving both city-wide and
regional needs. In addition, cultural, entertainment, specialty retail, convention services
and lodging are also principal uses in this area. Residential uses are allowed above the
ground floor at a minimum of 20.1 dwelling units per acre with no maximum density.

2023-2031 Housing Element E-9
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» Commercial Center (C-C): This zone is intended for those areas in the city that are
planned for large-scale mixed-use development consisting of commercial and high-
density residential uses. Residential uses are allowed on the ground floor and above a
minimum of 20.1 dwelling units per acre with no maximum density.

= Mixed-Use Neighborhood (MX-1): This district provides areas within the city for
pedestrian oriented developments that focus on neighborhood-serving commercial uses
(e.g., coffee shops, grocery stores, retail establishments). This zone also allows mixed-
use development comprised of medium-density multi-unit developments (i.e., cottage
court apartments, low-rise apartments, and condominiums), It is the intent of the MX-1
zone to encourage a mix of residential and commercial uses, with residential on the
upper floors and commercial on the lower floors (vertical mixed-use format), as well as
stand-alone uses in certain circumstances (horizontal mixed-use format). The residential
density range for this zone is 20-30 dwelling units per acre.

» Mixed-Use Transit Zone (MX-2): This district provides for transit- and pedestrian-
oriented mixed-use development comprised of high-density multi-unit developments
(i.e., low-rise, mid-rise apartments, and condominiums). The focus of such development
will be on centralized urban development along major corridors, interchanges, transit
hubs, and throughout downtown Bakersfield, in conjunction with existing and planned
transit facilities to support and maximize transit use. This zone is intended to encourage
high quality integrated development consisting of residential and commercial uses in a
horizontal and or vertical arrangement to maximize open space of active and passive
use and provide opportunities for place making. The residential density range for this
zone is 30.1 to 100 dwelling units per acre.

= Single-Unit Dwelling (R-1): This district provides for single family residential uses and
related activities at densities between 2.1 and 7 dwelling units per acre.

= Small Lot Single-Unit Dwelling (R-2): This district allows the use and occupancy of
single-unit dwellings and accessory dwelling units and two-unit duplex dwellings at
densities between 7.1 and 13 dwelling units per acre.

=  Medium Density Multi-Unit Dwelling (R-3): This district provides for the use and
occupancy of accessory dwelling units, two-unit dwellings, medium density single-unit
dwellings and medium-density multi-unit dwellings. It is the intent of this zone to provide
a livable, walkable, and sustainable residential environment similar to that found in small
lot single-unit neighborhoods at densities that promote medium-density duplexes,
condominiums, townhomes, and apartments. The residential density range for this zone
is 13.1 to 20 dwelling units per acre.

= High Density Multiple Family Dwelling (R-4): This district provides for the use and
occupancy of accessory dwelling units, two-unit dwellings, medium density single-unit
dwellings and medium-density multi-unit dwellings. It is the intent of this zone to provide
a livable, walkable, and sustainable residential environment similar to that found in small
lot single-unit neighborhoods at densities that promote medium-density duplexes,
condominiums, townhomes, and apartments. The residential density range for this zone
is 20.1 to 30 dwelling units per acre.

= Very-High Density Multi-Unit Dwelling (R-5): This district provides for the use and
occupancy of multi-unit dwellings (e.g., condominiums, townhouses, apartments) at
very-high densities. It is the intent of this zone to provide a livable, walkable, and
sustainable residential environment that encourages development types that use
innovative site planning to provide on-site recreational amenities located in proximity to
neighborhood commercial centers. The residential density range for this zone is 30.1 to
50 dwelling units per acre.
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The City assumes the realistic development capacity of the chosen sites may be
significantly less than the full development capacity allowed by the parcel’s zoning and land
use designation. This conservative assumption is based on site-specific conditions and
development standards that may reduce the development potential of a given site. Open
space or parking requirements, steep slopes, and irregularly shaped parcels all impact the
ability to achieve the maximum density allowed by the Zoning Code. A detailed discussion
of the suitability of identified sites is presented below in Sites Inventory Methodology and
Justification.

To support density assumptions for the Sites Inventory, the City reviewed development
trends across 25 multifamily projects developed or pending construction in Bakersfield
within the last 10 years. While the residential projects analyzed below were developed in
accordance with the previous version of the Zoning Code, these projects demonstrate the
types of projects that are economically viable and feasible given the housing market
conditions in Bakersfield. The City’s amended Zoning Code will facilitate the development of
multifamily housing with streamlined permitting and objective design standards for
multifamily projects. As shown in Table E-4 below, Bakersfield has seen multifamily
residential development at a variety of scales across multiple zones. The number of units
developed per project ranged from 20 to 224. Projects achieved between 22 and 175
percent of the maximum density allowed by the Zoning Code. All of the units in three
projects, Village Park Senior Apartments, 811 22" Street, and Westchester Senior Living,
are affordable to lower-income households. Two of these projects (811 22" Street and
Westchester Senior Living) achieved very high densities when compared to other market-
rate projects. There is no maximum density listed for the Westchester Senior Living project
as this development was the result of adaptive reuse of a building in a neighborhood
commercial zone. While residential projects with higher densities are becoming more
common, particularly in urban infill areas, Bakersfield has experienced generally low-density
development in large subdivision projects.

Table E-4 Typical Densities of Multifamily Projects in Bakersfield

Site Maximum Achieved Percent of

Previous Acreag Density Total Density Maximum
Project Use e Allowed* Units (du/acre) Density
The Cue Vacant Cc-C 0.95 72.6 49 51.58 1%
City Place Storage Cc-C 3.25 72.6 70 21.54 30%
Apartments
Mill Creek Storage Cc-C 1.53 72.6 62 40.52 56%
Courtyard
Mill Creek Village Vacant C-C 1.22 72.6 63 51.64 1%
Baker Street Retail C-C 2.48 72.6 61 24.60 34%
Village Apartments ~ Commercial
17th Place Residential C-C 1.27 72.6 44 34.65 48%
Townhomes
Village Park Senior  Vacant Cc-C 1.82 72.6 60 32.97 45%
Apartments
918 at Eastchester  Restaurant C-C 0.79 72.6 40 50.63 70%
Mira Sol Gardens Vacant Cc-C 1.22 72.6 67 54.92 76%
South Mill Creek Storage Cc-C 1.21 72.6 36 29.75 41%
Village
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Site Maximum Achieved Percent of

Previous Acreag Density Total Density Maximum
Project Use e Allowed* Units (du/acre) Density
22nd Street Loft Vacant C-C 0.22 72.6 20 90.91 125%
Apartments
Los Carneros PI. Hotel R-4 2.49 72.6 150 60.24 83%
(Pipeline)
CC / R-4 Average 45.33 63%
7246 Stine Rd. Vacant R-3/PUD  3.78 34.9 72 19.05 55%
1201 6t St. Vacant R-3 1.66 34.9 40 24.10 69%
Residences at East Vacant R-3 4.98 34.9 81 16.27 47%
Hills
South Allen and Vacant R-3 39.48 34.9 1,026 26.00 75%
Pensinger
(Pipeline)
Berkshire Rd. and  vacant R-3/PUD 175 34.9 336 19.20 55%
Ashe Rd. (Pipeline)
R-3 Average 20.92 60%
Park Square at Vacant R-2 12.28 17.4 224 18.24 105%
Seven Oaks
The Pointe at Vacant R-2 3.35 174 102 30.45 175%
Summit Hills
5100 McKee Rd. Vacant R-2 16.14 17.4 121 7.50 43%
(Pipeline)
612 Fairview Rd. Vacant R-2 17.04 174 168 9.86 57%
(Pipeline)
NE corner of Vacant R-2 17.48 17.4 66 3.78 22%

Panama Ln. and
Allen Rd. (Pipeline)

9700 Camino Vacant R-2 10.5 17.4 120 11.43 66%
Media Dr.
(Pipeline)
Alfred Harrel Vacant R-2/HD 37.43 17.4 314 8.39 48%
Highway (Pipeline)
R-2 Average 12.81 74%
Westchester Adaptive C-1 0.14 Subject 27 192.86 N/A
Senior Living reuse of to CUP**

hotel

Note: C-C: Commercial Center; C-1: Neighborhood Commercial; R-2: Limited Multiple-Family Dwelling; R-3: Multiple-Family
Dwelling; PUD: Planned Unit Development.

* In the time since these projects were developed, the City has updated its Zoning Code. The maximum densities listed are
the maximum density allowed at the time of project approval.

** The Westchester Senior Living project was the result of adaptive reuse of a building in a Neighborhood Commercial zone
and therefore there is no maximum density listed.

Descriptions of some of these recent projects are included below:
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17t Place Townhomes

T
[

17th Place Townhomes is in the center of Downtown Bakersfield, at 1001 18th Street. It was
constructed in 2017 and has 44 units. Prior to construction, the site consisted of two

duplexes, one detached house, and an office building that were demolished for the new
construction.
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Mill Creek Courtyard, at 1303 S Street in Central Bakersfield, was completed in 2016, and
features 63 affordable housing units, computer access, and one-on-one help for residents to
sign up for social services like Medi-Cal and CalFresh.

The Pointe at Summit Hills is a senior living community located at 4501 Upland Point Drive
in Northeast Bakersfield with 102 units that was built in 2016. The project received approval
for a Conditional Use Permit in 2014 that permitted an assisted living and memory care
facility for 102 residents in the R-2 (Limited Multiple Family Dwelling) zone.
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Park Square at Seven Oaks

Park Square at Seven Oaks opened in 2015 and is a luxury apartment complex with 224
units in Southwest Bakersfield. The apartment complex is located within the West Ming
Specific Plan Area.

Sites Inventory Density Assumptions

Development trends for projects developed in the past decade, including zoning district,
previous uses, and percent of allowable density achieved, are consistent with the
assumptions made for the Sites Inventory. Recent projects developed in Downtown zoning
districts (C-B and C-C zones) allowing 70+ dwelling units per acre achieved residential
densities well above the required minimum densities of these zones. These projects
achieved residential densities of, on average, approximately 45 dwelling units per acre,
equal to 63 percent of the maximum density allowed. Therefore, it is assumed that 40
dwelling units per acre is a conservative estimate for the realistic density achievable in the
C-B and C-C zones which do not limit maximum density, and the MX-2 zones which allows
100 dwelling units per acre.

Projects developed in the R-3 zone achieved an average density of 20 units per acre, or 60
percent of the maximum allowed density of 35 units per acre. Recent single-family
development in Bakersfield typically achieved approximately five dwelling units per acre.

Based on these development trends for zones by density range, and to ensure that the
capacity estimates in the Sites Inventory are conservative, the Sites Inventory assumes
realistic densities that are less than the typical percentage of maximum density achieved in
the recent projects listed in Table E-4. For sites identified in the R-2, R-3, R-4, R-5, and MX-
1 zones, the realistic density is assumed to be equal to the minimum density required by the
Zoning Code. For these zones, the minimum density is used because the minimum density
is the most conservative estimate of development on a given site.
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For sites identified in the R-1, C-B, C-C, and MX-2 zones, the Sites Inventory assumes the
realistic densities listed below.

The Sites Inventory density assumptions are summarized in Table E-5 below.

Table E-5 Site Inventory Density Assumptions by Zone

Realistic
Zoning Minimum  Maximum Density
District Density Density Assumption Assumption Basis
C-B 201 None 40.0 Based on the average density achieved (45 du/ac) by
recent multifamily projects in the C-C and CB districts.
Cc-C 201 None 40.0 Based on the average density achieved (45 du/ac) by
recent multifamily projects in the C-C and CB districts.
R-1 21 6.0 5.0 Based on the typical density of residential
development in the R-1 zone.
R-2 71 13.0 71 Based on required minimum density of the zone.
R-3 131 20.0 13.1 Based on required minimum density of the zone.
R-4 201 30.0 201 Based on required minimum density of the zone.
R-5 30.1 50.0 30.1 Based on required minimum density of the zone.
MX-1 201 30.0 201 Based on required minimum density of the zone.
MX-2 30.1 100.0 40.0 Based on the average density achieved (45 du/ac) by

recent multifamily projects in the C-C and CB zones.

Table E-6 shows the realistic capacity assumed for sites identified in the Sites Inventory for
each zone district under current zoning. Capacity shortfall will be met through the rezone of
sites for residential and mixed use development discussed in Section 1.2.6 of this appendix.

Table E-6 Realistic Capacity of Sites by Zone

Lower Moderate Above-

Zoning Total Maximum Realistic Income Income Moderate

District Acreage Density Density Units Units Income Units Total Units
C-B 3.93 None 40.0 0 151 0 151
c-C 156.67 None 40.0 1,216 2,771 0 3,987
R-1 2,129.55 6.0 5.0 0 0 10,569 10,569
R-2 121.62 13.0 6.0 0 0 721 721
R-4 42.80 30.0 30.0 127 723 0 850
Total Units 1,343 3,645 11,290 16,278
Remaining RHNA after Credits (Table 3) 18,085 5,317 10,735 34,137
Shortfall (Surplus) of Zoned Capacity 16,742 1,672 (555) 17,859

Based on the methodology detailed above, the Sites Inventory identifies vacant and
underutilized sites with existing zoning that have the capacity to accommodate over 100
percent of the City’s remaining RHNA for above-moderate income units and approximately
22 percent of the remaining RHNA for lower- and moderate-income households. There
remains a shortfall of capacity to accommodate 16,742 housing units affordable to lower-
income households and 1,672 housing units affordable to moderate-income households.

= Recent development trends show that when projects are unlikely to achieve the
maximum zoned density allowed on a given parcel, it is likely due to market-driven
factors such as preference for additional residential amenities. To address this constraint
to developing at maximum density and Zoning Map to evaluate opportunities for
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removing barriers to housing production, adding housing capacity, and accommodating
a greater mix of dwelling types and sizes in High and Moderate Resource areas
identified by the California Tax Credit Allocation Committee (TCAC). Recommend
amendments, as necessary, to accommodate added housing capacity in these areas.

1.2.6 Rezoning to Accommodate a Shortfall of Sites

To accommodate this shortfall of capacity, the City is obligated to rezone land suitable to
facilitate the development of at least 16,742 housing units affordable to lower-income
households and 1,672 housing units affordable to moderate-income households. The
rezone program will allow the development of higher density multifamily housing as detailed
in Program 7 in the Housing Plan. The rezone program incorporates “strategies” that are the
result of planning efforts, economic development opportunities, and public input, and is
detailed by community in Section 1.4, Residential Sites Inventory by Community.

Outreach and public hearings for the rezoning of properties identified in the Sites inventory
began in spring 2023. The City adopted new zoning district definitions, densities and
development standards for residential zones in spring 2024. The City anticipates adoption of
all rezoning of sites necessary to meet the City’s RHNA by the end of 2024. Sites across
approximately 1,006 acres were rezoned to accommodate 23,153 housing units.

The rezone effort adopted in spring 2024 includes the following major changes to
development standards to allow proposed projects to achieve the maximum residential
density allowed by a given zoning district, and facilitate a variety of housing types including
small lot single-family, townhomes, du/triplexes, and apartments:

= Addition of a new small-lot single family district with a reduced minimum lot size and
reduced setbacks.

= Reduction of minimum lot size applicable in the R-2 district.

= Addition of new multifamily objective design standards for the R-2 and R-3 zone.

= Addition of new multifamily objective design standards for the R-4, R-5, R-6, and mixed-
use zones.

In addition to these changes to the Zoning Code, the General Plan will be amended as
necessary to reconcile any discrepancy created by the Zoning Code update.

The Sites Inventory includes 285 sites that will be rezoned to facilitate additional residential
development. Of these 285 sites:

» 44 sites will be rezoned to MX-2, allowing a maximum density of 100 dwelling units per
acre
= 24 sites will be rezoned to R-5 allowing a maximum of 50 dwelling units per acre

= 207 sites will be rezoned to R-4 or MX-1 allowing a maximum of 30 dwelling units per
acre

= 10 sites will be rezoned to R-3 allowing a maximum of 20 dwelling units per acre

Of these rezone sites, 32 are larger than 10 acres and identified to facilitate the
development of housing affordable to lower-income households. These sites will be rezoned
such that a portion of the site can be developed with high-density multifamily housing after
appropriate subdivision. The suitability of large sites for the development of affordable
housing is discussed in detail below in Section E.5.2, Suitable Sites for Affordable Housing.

Table E-7 summarizes the acreage and unit assumptions for sites proposed for rezoning.
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Table E-7 Realistic Capacity of Rezoned Sites

Lower Moderate Above-

Zoning Total Maximum  Realistic Income Income Moderate

District* Acreage Density Density Units Units Income Units  Total Units
R-3 105.10 20.0 13 0 891 440 1,331
R-4 and MX-1 606.11 30.0 20 8,606 1,986 1,431 12,023
R-5 199.17 50.0 30 5,163 415 393 5,971
MX-2 96.20 100 40 3,527 224 77 3,828
Total Units 1006.59 17,296 3,516 2,341 23,153

1.3  Adequacy of the Sites Inventory

The Sites Inventory identified sites which can accommodate a total of 16,278 residential
units based on the residential densities allowed under current zoning. In addition, the City
will apply 3,004 units from planned and approved housing projects and 320 units of
anticipated ADU production. Capacity for an additional 23,153 units will be accommodated
on sites rezoned Spring 2024.

In total, the City has identified pipeline projects, projected ADU production, and suitable
sites to accommodate the development of 42,755 units. This would give the City a 3 percent
buffer for lower-income units and a 35 percent buffer for moderate-income units to ensure
that the Sites Inventory has adequate capacity to accommodate the RHNA for lower-income
levels throughout the planning period. The City can accommodate approximately 77 percent
of its RHNA for lower-income units on vacant properties that are suitable for residential
development. The City can accommodate 93 percent of its lower-income RHNA on the
identified vacant and agricultural land suitable for housing. Suitability of non-vacant sites,
including sites currently used for agriculture, is discussed in Section 1.5.1, Suitability of Non-
Vacant Sites.

AB 725 requires that at least 25 percent of a jurisdiction’s moderate and above moderate
income RHNA be satisfied on sites that can accommodate at least four units. The City
satisfies its RHNA for moderate and above moderate-income units through a combination of
high and low density residential zoning. Over 100 percent of the City’s moderate income
RHNA and 29 percent of the City’s above-moderate income RHNA can be accommodated
on sites zoned for at least 13 dwelling units per acre and allows four or more units per site
and therefore fully complies with AB 725.

Through Program 7, the City will monitor development on sites listed in the inventory and
how this development contributes or detracts from overall progress toward meeting its share
of the RHNA. A summary of the results of the residential Sites Inventory is presented in
Table E-8.

Table E-8 Summary of Adequate Sites

Above
Category Very Low Low Moderate Moderate Total Units
Total RHNA 11,129 7,082 5,317 13,933 37,461
Approved Projects 126 - - 2,878 3,004
Anticipated ADUs - - - 320 320
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Above
Category Very Low Low Moderate Moderate Total Units
Total RHNA Credits 126 0 0 3,198 3,324
Remaining RHNA After 11,003 7,082 5,317 10,735 34,137
Applying Credits
Total Units on Non-Rezoned 817 526 3,645 11,290 16,278
Sites
Total Units on Rezoned Sites 10,522 6,774 3,516 2,341 23,153
Total Units on Vacant Sites 8,502 5,473 6,451 13,431 33,856
Total Units on Non-vacant 2,837 1,827 710 200 5,575
Sites
Total Units on Sites 11,339 7,300 7,161 13,631 39,431
Total Units (RHNA Credits + 11,465 7,300 7,161 16,829 42,755
Sites)
Unit Surplus 336 218 1,844 2,896 5,294
Adequate Sites? Yes Yes Yes Yes Yes

1.4  Residential Sites Inventory by Community

The approach for this Sites Inventory is a departure from historic growth patterns in
Bakersfield. Where previous housing elements located major residential development on the
outer edges of the city, this Sites Inventory focuses new housing development on vacant
and underutilized land in the urban core.

The sites identified in the inventory are intended to align with the goals and policies of two
recent planning efforts: the Downtown Bakersfield High-Speed Rail Station Area Plan and
the Bakersfield Transformative Climate Communities Plan. The goals and policies of these
plans, which were formed with input from the community, seek to intensify residential
densities around the planned high-speed rail (HSR) station, as well as along several existing
commercial corridors including Chester Avenue, Martin Luther King Boulevard, and Panama
Lane. The City plans to accommodate new housing in these areas as part of a larger effort
to stimulate economic development and focus infrastructure improvements. To this end, the
Sites Inventory identifies residentially zoned vacant and underutilized properties in these
areas as well as non-residential sites suitable for rezoning to accommodate higher density
residential development. These units will be accommodated according to rezoning
“strategies” in each area of Bakersfield as described in the following sections.

The sites identified in this inventory have a potential development capacity of 39,431 units.
A detailed, parcel-specific list of all sites is provided in Attachment A. The following
discussion of the Sites Inventory is divided into five major areas:

= Central Bakersfield

» Northeast Bakersfield

» Northwest Bakersfield

= Southeast Bakersfield

= Southwest Bakersfield
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1.4.1 Central Bakersfield

Central Bakersfield is the central business district of Bakersfield and is home to the
Mechanics Bank Arena, Theater and Convention Center, theaters, museums, restaurants,
nightlife, and sports complexes. Single-family bungalows are the most common housing
type in the community, although, in recent years there has been new development of
apartments and attached townhomes. A California High-Speed Rail station is planned to be
built near the intersection of F Street and State Highway 204.The City expects the
development of more apartments and condominium projects in this area over the next eight
years and beyond.

The City has identified 346 sites in Central Bakersfield which may be suitable for additional
housing. These sites are clustered within 0.5-mile of the planned High-Speed Rail Station,
along Chester Avenue, and near the intersection of Baker and Kentucky Streets. Additional
opportunity sites are scattered throughout Downtown and Old Town Kern.

Of the 346 sites identified in Central Bakersfield, 206 are suitable to accommodate 1,660
units with current zoning. The remaining 140 sites will be rezoned to accommodate 1,911
units according to the following rezoning strategy. Table E-9 summarizes the capacity of
sites identified in central Bakersfield. These sites are shown on Figure E-2.

High-Speed Rail Station Area: The City of Bakersfield, in partnership with and funding
from the California High-Speed Rail (CAHSR) Authority, has developed a High-Speed Rail
Station Area Plan for Downtown Bakersfield. The plan looks to increase the population and
economic vitality of Bakersfield’s urban core, redevelop vacant and underutilized properties
using the construction of the CAHSR as a catalyst for revitalization. The Sites Inventory
identifies 33 sites in the vicinity of the future High Speed Rail Station which will be rezoned.
These sites will facilitate residential and mixed-use development at maximum densities
between 30 and 100 dwelling units per acre which aligns with the goals detailed in the High-
Speed Rail Station Area Plan.

Old Town Kern: Recent multifamily development in the commercial core of Old Town Kern
indicates the viability of medium-high density affordable and market-rate residential projects
in this area. The City looks to facilitate further multifamily development along the Baker
Street and Kentucky Street corridors by allowing high-density residential and mixed-use
development in this area.

Chester Corridor: The City intends to facilitate further multifamily development along the
Chester Avenue corridor both in the vicinity of the future high speed rail station and south of
Downtown between California Avenue and State Route 58. This length of Chester Avenue
will be rezoned to allow residential and mixed-use development at densities up to 30
dwelling units per acre.

Martin Luther King Boulevard Corridor: The City has identified vacant and underutilized
sites along the MLK corridor in Central Bakersfield which are currently zoned C-2 (General
Commercial). These sites will be rezoned to allow residential and mixed-use development at
densities up to 30 dwelling units per acre.
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Table E-9 Residential Capacity in Central Bakersfield

Above Percent of
Number Lower Moderate Moderate Potential Sites Inventory
Category of Parcels Income Income Income New Units
Non-Rezone 206 847 707 106 1,660
Sites
Rezoned Sites 140 1,331 580 0 1,911
Total 346 2,178 1,287 106 3,571 9.0%
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Figure E-2 Housing Sites Identified in Central Bakersfield
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1.4.2 Northeast Bakersfield

Northeast Bakersfield extends eastward along State Route 178 and encompasses two
distinct neighborhoods: the mostly residential College Heights, home to Bakersfield College;
and Rio Bravo, a rural residential and commercial neighborhood that includes the Kern
River County Park and Rio Bravo Country Club. College Heights is mainly ranch-style
homes with some one- and two- story apartment complexes. Rio Bravo encompasses
several neighborhoods of single-family detached homes. The communities are served by a
series of shopping centers concentrated around the former site of the East Hills Mall.

Maijor residential opportunity sites in Northeast Bakersfield include large parcels of vacant
land for future development and several large suburban communities already under
construction. 126 sites have been identified in Northeast Bakersfield encompassing a total
of 1,927 acres of land.

Of the 126 sites identified in Northeast Bakersfield, 101 are suitable to accommodate 8,612
units with current zoning. The remaining 25 sites will be rezoned to accommodate 3,757
units according to the following rezoning strategy. Table E-10 summarizes the capacity of
sites identified in Northeast Bakersfield. These sites are shown in Figure E-3.

Rezoning is planned in Northeast Bakersfield concentrated along the Route 178 corridor
and along Bernard Street, Columbus Street, and Niles Street. Thes sites will be rezoned to
accommodate housing development with maximum densities between 20 and 50 dwelling
units per acre.

Table E-10 Residential Capacity in Northeast Bakersfield

Above Percent of
Number Lower Moderate Moderate Potential Sites
Category of Parcels Income Income Income New Units Inventory
Non-Rezone Sites 101 0 0 8,612 8,612
Rezoned Sites 25 2,196 978 583 3,757
Total 126 2,196 978 9,195 12,369 31.2%
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Figure E-3 Housing Sites Identified in Northeast Bakersfield
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1.4.3 Northwest Bakersfield

Northwest Bakersfield is primarily residential and commercial, but large industrial areas lie
just outside of city limits. The River Lakes Ranch neighborhood is a mix of ranch-style
homes, offices, and shopping centers including the Northwest Promenade. Bakersfield
Commons is a proposed mixed-use development in this area which includes offices, retail,
and a medical center.

Opportunity sites in Northwest Bakersfield include vacant and underutilized sites along
Rosedale Highway and Stockdale Highway as well as Allen Road and Old Farm Road.
Forty-four sites have been identified in Northwest Bakersfield encompassing a total of 454
acres of land. Of the 44 sites identified, 17 are suitable to accommodate 3,987 units with
current zoning. The remaining 27 sites will be rezoned to accommodate 4,448 units
according to the following rezoning strategy. Table E-11 summarizes the capacity of sites
identified in Northwest Bakersfield. These sites are shown in Figure E-4.

The City has identified vacant and underutilized properties in the vicinity of several
community resources which are high quality candidates for multifamily residential
development in zones with maximum densities between 30 and 100 dwelling units per acre.
Community resources include:

The Northwest Promenade Shopping Center along Rosedale Highway
Aera Park along Stockdale Highway
Frontier High School along Kratzmeyer Road

Table E-11 Residential Capacity in Northwest Bakersfield

Above Percent of
Number Lower Moderate Moderate Potential Sites
Category of Parcels Income Income Income New Units Inventory
Non-Rezone Sites 17 496 2,931 560 3,987
Rezoned Sites 25 3,276 593 579 4,448
Total 44 3,772 3,524 1,139 8,435 20.2%
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Figure E-4 Housing Sites Identified in Northwest Bakersfield
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1.4.4 Southeast Bakersfield

Southeast Bakersfield contains the Martin Luther King and Cottonwood Communities. Both
neighborhoods are characterized by single-family bungalows and ranch-style homes. The
eastern portion of this community is home to the Kern County Fairgrounds, Valley Plaza
Mall, and several large shopping centers along South H Street. Large vacant parcels along
Martin Luther King Junior Boulevard represent the largest housing opportunity sites in this
area. Smaller sites that can accommodate at least one unit have been included in the
identified sites. These sites may be able to be consolidated to accommodate larger projects.

The City has identified 146 sites in Southeast Bakersfield encompassing a total of 625 acres
of land. Of the 146 sites identified, 88 are suitable to accommodate 1,374 units with current
zoning. The remaining 58 sites will be rezoned to accommodate 7,671 units according to the
following rezoning strategy. Table E-12 summarizes the capacity of sites identified in
Southeast Bakersfield. These sites are shown in Figure E-5.

The City has identified vacant and underutilized properties in the vicinity of several
community resources which are high quality candidates for multifamily residential
development in zones with maximum densities between 20 and 100 dwelling units per acre.
These resources include:

» Panama Lane Shopping Center along Panama Lane
» The Grove on Panama along Panama Lane

= White Lane Plaza along White Lane

= Valley Plaza Mall along Ming Avenue

= Golden Valley High School along Hosking Road

In addition to these opportunity sites, the City intends to facilitate major development on
several large vacant and underutilized properties along Martin Luther King Boulevard. The
City will enter into agreements with property owners which require that at least ten acres of
the larger property will be allocated to the development of multifamily residential at densities
consistent with the R-4 and R-5 zone districts.

Table E-12 Residential Capacity in Southeast Bakersfield

Above Percent of
Number Lower Moderate Moderate Potential Sites
Category of Parcels Income Income Income New Units Inventory
Non-Rezone Sites 88 0 7 1,367 1,374
Rezoned Sites 58 5,297 1,272 1,102 7,671
Total 146 5,297 1,279 2,469 9,045 24.3%
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Figure E-5 Housing Sites Identified in Southeast Bakersfield
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1.4.5 Southwest Bakersfield

Southwest Bakersfield is home to the California State University (CSU), Bakersfield, major
office and shopping districts like the Park at River Walk, and the Marketplace, residential
neighborhoods including Seven Oaks, Stockdale, and West Ming which is currently under
construction. The Financial District, with offices for Wells Fargo, Bank of the West, Berry
Petroleum, and Stockdale Towers is located along California Avenue. Other major retail,
office, and entertainment land uses are clustered around CSU Bakersfield.

The City has identified housing opportunity sites in Southwest Bakersfield around the CSU,
adjacent to several large retail centers, and on larger vacant parcels to the south of Panama
Lane. 85 sites have been identified encompassing a total of 321 acres of land. Of the 85
sites identified, 50 are suitable to accommodate 645 units with current zoning. The
remaining 35 sites will be rezoned to accommodate 5,366 units according to the following
rezoning strategy. Table E-13 summarizes the capacity of sites identified in Southwest
Bakersfield. These sites are shown in Figure E-6.

The City has identified vacant and underutilized properties in the vicinity of several
community resources which are high quality candidates for multifamily residential
development at densities up to 30 dwelling units per acre. These resources include:

» East Plaza Shopping Center along Ming Avenue
= Stine Elementary School on Wilson Road

= Stockdale Town Center on Planz Road

» The Palms Shopping Center on Panama Lane

= Ridgeview Plaza on Panama Lane

» Gosford Village on Gosford Road

In addition to these opportunity sites, the City has identified several sites adjacent to the
CSU, Bakersfield which would be suitable for residential development in zones with test
maximum densities between 30 and 100 dwelling units per acre. These properties’ proximity
to the university, major employers, entertainment, and services represents an opportunity to
encourage high density residential mixed use in this growing district. In addition, participants
in the Equity Task Force noted that the West Bakersfield/River Walk area would be an ideal
location for housing affordable to lower-income residents; 822 lower-income units are
proposed in this area.

In addition, the City intends to facilitate major development on several large vacant and
underutilized properties south of Taft Highway in Southwestern Bakersfield. While these
properties are outside city limits, the City is currently in discussions with the property owner
to develop at least ten acres of each of the larger parcels with high-density residential. The
developer submitted an application for annexation into the City of Bakersfield in fall 2022.

Table E-13 Residential Capacity in Southwest Bakersfield

Above Percent of
Number of Lower Moderate Moderate Potential Sites
Category Parcels Income Income Income New Units Inventory
Non-Rezone Sites 50 0 0 645 645
Rezoned Sites 35 5,196 93 77 5,366
Total 85 5,196 93 722 6,011 14.7%
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Figure E-6 Housing Sites Identified in Southwest Bakersfield
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Land suitable for residential development must be appropriate and available for residential
use in the planning period. Characteristics such as physical features (e.g., susceptibility to
flooding, slope instability, or erosion) and location (proximity to transit, job centers, and
community services) should also be considered when evaluating the suitability of sites. Sites
identified in the inventory fall into one of the following categories:

= Vacant sites zoned for residential use;
= Vacant sites zoned for nonresidential use that allow residential development;

= Residentially zoned sites that are capable of being developed at a higher density
(underutilized sites);

= Sites owned or leased by a local government;
= Sijtes zoned for nonresidential uses which are rezoned to residential uses.

The following sections detail the criteria and process by which suitable sites were identified
for inclusion in the inventory, the suitability of many of these sites for affordable housing, the
suitability of vacant and non-vacant sites for new housing development, and the ability of
mixed-use zoning to support residential development.

1.5.1 Suitability of Non-Vacant Sites

The housing element must analyze the extent to which existing uses may impede additional
residential development. The Sites Inventory accommodates approximately 77 percent of its
remaining lower-income RHNA, over 100 percent of its remaining moderate-income RHNA,

and over 100 percent of its remaining above moderate-income RHNA on vacant sites. As a

result of insufficient available vacant land, the City identified the remaining 23 percent of the
lower-income RHNA on non-vacant sites.

Non-vacant sites selected for inclusion in the inventory were chosen because they represent
the highest potential for becoming available for residential development and add significant
quantities of units to the City’s housing stock. Sites were identified with uses that have a
high likelihood of being converted to a higher value use, such as older abandoned
commercial and retail uses, excess surface parking, and single-story office and professional
buildings that could support high-density residential or mixed-use projects. The City
considers the non-vacant sites included in the Sites Inventory as currently occupied by uses
which will not impede residential development.

As part of the evaluation of a property for redevelopment, it is crucial to identify potential
impediments and assess the property's turnover rate. This involves examining factors such
as existing leases, investment history, and frequency of changes in use or occupancy. As
part of the City’s due diligence, there were no impediments identified that prevented
redevelopment of the nonvacant sites. Additionally, there are no City permits such as tenant
improvements or other use permits in progress for these sites that identify a use that would
be unfeasible for residential redevelopment. As such, there are no known impediments to
redevelopment for any identified nonvacant sites.

Redevelopment of Nonvacant Sites

Sites were identified with uses that could be converted to a higher value use and thus have
a higher potential for redevelopment. Regional development trends indicate that sites with

2023-2031 Housing Element E-31



City of Bakersfield
2023-2031 Housing Element

agriculture, older commercial or industrial buildings, aging office and professional buildings,
and excess surface parking are most likely to be redeveloped with high-density residential
projects. The owners of sites included in the inventory that are currently used for agriculture
have expressed interest in redeveloping residential uses and are not subject to Williamson
Act contracts. As a result of this analysis, the City determined that existing uses on sites in
the Sites Inventory would not impede conversion to additional residential development.
Table E-14 summarizes recent trends in the redevelopment of non-vacant sites in the city.

Table E-14 Redevelopment Trends of Non-Vacant Sites

Pre- Pre- Pre-

Project Construction  Construction Construction Structure New
Project Status Land Use FAR Lot Coverage Age Units
City Place Completed Storage 0.12 12% 25 years 70
Apartments
Mill Creek Completed Storage 0.26 26% 55 years 62
Courtyard
Baker Street Completed Retail 0.54 54% 38 years 61
Village Commercial
Apartments
17th Place Completed Residential / 0.16 16% 50 years 44
Townhomes Office
918 at Approved Restaurant 0.27 11% 114 years 40
Eastchester
South Mill Creek  Completed Storage 0.1 10% 71 years 36
Village
Los Carneros Pl.  Approved Hotel 0.54 26% 64 years 150
(Pipeline)
Elevate Under Parking Lot 0.0 0% 32 years 127
Apartments Construction

Paralleling nationwide trends, commercial centers and corridors have been impacted by the
“Great Recession” of 2010-2012, the COVID-19 pandemic and temporary store closures,
and rise of internet commerce and adapting to market trends. A 2018 study of American
cities showed that public parking occupancy rates were declining in city centers and that
there was an oversupply of parking to accommodate need.* Evolving shopping patterns are
changing retail landscape in favor of “placemaking,” which favors the relationship between
housing proximity, foot traffic, and retail demand. Strategic development of mixed uses
enhances the public realm and increases overall commercial and economic activity.®

There is also redevelopment interest for non-vacant sites with other uses such as office
space. Recent residential development at 17th Place Townhomes redeveloped a site that
included an office building. Nationally, there is an oversupply of office buildings as many
employees have switched to a “work from home” or hybrid schedule. While newer office
space with amenities will likely remain desirable, office vacancies in older buildings will likely
continue as demand for office space is expected to remain below pre-pandemic levels.®
Office vacancy rates have steadily increased from 2023 into 2024, and while construction of

4 Research Institute for Housing America. 2018. Quantified Parking: Comprehensive Parking Inventories for Five U.S. Cities.
https://www.mba.org/docs/default-source/research---riha-reports/18806-research-riha-parking-report.pdf?sfvrsn=d59a2d33_0
5 Economic & Planning Systems, Inc. Retail Versus Housing? Rethinking the Fiscal Paradigm. June 10, 2022.
https://www.epsys.com/wp-content/uploads/2022/06/EPSMetaPresentationv3.pdf

8 Bipartisan Policy Center. July 31, 2023. Converting Vacant Offices to Housing: Challenges and Opportunities.
https://bipartisanpolicy.org/explainer/vacant-offices-housing-conversion/

E-32


https://www.mba.org/docs/default-source/research---riha-reports/18806-research-riha-parking-report.pdf?sfvrsn=d59a2d33_0
https://www.epsys.com/wp-content/uploads/2022/06/EPSMetaPresentationv3.pdf

Housing Resources

new office space has increased slightly from 2023, the number of square feet of new office
space under construction is a small fraction compared to the years prior to 2020.7 Although
the vacancy rate of retail space in Bakersfield is lower than office space, square feet of new
retail space under construction is lower than it was in 2020. Conversely, the vacancy rate of
multi-family residential (4.3 percent) is lower than for office (12.4 percent) or commercial
retail space (4.7 percent), indicating a greater demand for residential development.®
Additionally, Bakersfield has potential to attract new development and redevelopment to its
urban area (both residential and non-residential) based on its strong recovery in post-
COVID-19 pandemic years. According to a recent study (2023) by the University of Toronto,
Bakersfield ranked fourth highest among studied cities for post-pandemic downtown
recovery rates, as measured by estimated foot traffic.®

To reduce barriers to residential development, especially in mixed-use and commercial
zones, the City reduced residential parking requirements with the Zoning Code update,
which will allow flexibility at the development stage for parceling strategies, shared parking
agreements, and development-specific parking plans. The City will prioritize redevelopment
of parking lot sites with the least estimated impact on local businesses and will implement
parking management and relocation/replacement strategies. As outlined in Chapter 2,
Housing Plan, Program 8, the City will conduct an analysis of the commercial parking
standards to revise the ordinance to accurately reflect parking ratios that do not result in
overparking, and as needed, modify commercial parking standards to increase flexibility for
redeveloping commercial properties with residential uses in zoning districts that allow
residential development. The City will also provide technical assistance for owners of
commercial centers to redevelop properties for residential uses. The City will prioritize
assistance for sites identified in the Sites Inventory as opportunities for units affordable to
lower and moderate-income households.

Identifying Suitable Sites

To identify potential sites for additional development, geospatial data was used to identify
vacant and non-vacant but underutilized properties in the city. Thresholds of different factors
were determined based on recent residential projects developed on non-vacant sites. Non-
vacant sites were chosen as sites likely to be redeveloped during the planning period based
on the factors described below.

Sites must meet at least one of Criteria 1, 2, 3, or 4, or three of Criteria 5, 6, 7, and 8.
1. Vacant

Sites that are vacant are the most feasible for development. The City has received
interest from developers or property owners to develop vacant sites (see “Property
Owner Interest” below).

2. Surface Parking

Large surface parking lots have potential for redevelopment as these properties have
limited existing structures to impede redevelopment in the near term, and there is a
history of redevelopment on parking lot sites.

" Lee & Associates. Q2 2024 Bakersfield Office Market Overview. https://www.lee-associates.com/wp-
content/uploads/2024/07/2024.Q2-Bakersfield-CA-Office.pdf

8 Lee & Associates. Q2 2024 Market Reports. https://www.lee-associates.com/wp-content/uploads/2024/07/2024.Q2-North-
America-Market-Report.pdf

% University of Toronto. 2023. Downtown Recovery Rankings. https://downtownrecovery.com/charts/rankings
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3.

Vacant Buildings

Vacant buildings have potential for redevelopment as these properties are underutilized,
providing an incentive for property owners to redevelop. On some properties in the Sites
Inventory, the existing conditions or design of the buildings are outdated for current
market demand, resulting in vacancies. Substantial improvements may be needed to
make these structures leasable in their current configuration, which provides incentive
for property owners to redevelop the sites with new buildings. The City has received
interest from developers or property owners to redevelop sites with vacant buildings (see
“Property Owner Interest” below).

Property Owner Interest

Developer or property owner interest in constructing housing on a particular site is a
useful indicator that there is feasible development potential on a parcel. The City
received expressed interest in residential development on 57 sites. Of these sites, 40
are currently vacant, 11 are currently used for agriculture, two are used for outdoor
storage and warehousing, one is a motel, one is a single-family house, and two are
occupied by vacant buildings.

Single-Story Buildings

Parcels with existing single-story buildings offer significant potential for redevelopment
and maximizing the utilization of the sites. The Sites Inventory focuses on identifying
sites in zones, where maximum allowed building heights are significantly higher. All
recent housing projects developed on non-vacant sites in Bakersfield converted single-
story commercial, residential, or parking uses to residential buildings which were three
stories and higher.

Age of Structure

The age of an existing structure on a site indicates whether a site has a higher likelihood
of redevelopment. Structures at least 30 years old are more likely to need major repairs
or improvements and be less desirable for current commercial or residential uses than
newer structures. No sites included in the Sites Inventory have existing structures less
than 50 years old (see Table E-15).

Floor Area Ratio (FAR)

Sites with a FAR lower than what is permitted by the City’s Zoning Code are likely
underutilized, especially in higher-density areas such as Downtown or upzoned
corridors. There is more incentive to redevelop underutilized sites to achieve the most
profitable use of the site. Development trends from Table E-14 demonstrate that an
average pre-construction FAR of 0.24, although two of the projects were developed on
sites where the pre-construction FAR was over 0.50. Therefore, this analysis utilizes a
FAR threshold of 0.30.

Lot Coverage

Low lot coverages (as compared with surrounding development and the maximum that
is allowed on the site) often indicate underutilization, especially in downtown areas or
areas transitioning from an auto-oriented development pattern to a more walkable or
transit-oriented development pattern. The development trends shown in Table E-15
demonstrate that recently redeveloped nonvacant sites had an average pre-
redevelopment lot coverage of 19 percent. The City utilized a threshold of 30 percent for
this criterion.
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The City also conducted visual screenings of sites and removed any site that appeared
unlikely to be redeveloped such as popular commercial uses, institutional uses, and open
space. Additional sites were removed due to public input. Sites that were removed included
a popular restaurant, a newly renovated auto repair business, and a popular music venue.
Table E-15 shows the suitability of the non-vacant sites included in the Sites Inventory that
are not surface parking lots (showing site suitability based on Criteria #3-8). A discussion of
sites with surface parking lots is included below the table.

All sites listed in Table E-15 have been identified as suitable for redevelopment. The City
conducted a search for any current or recent building permits and public works permits for
all non-vacant sites that would indicate recent development on a site (e.g., tenant
improvements). The search did not yield any signs of recent improvements.

The City does not have access to lease and contract data. While analyzing lease data is a
way to demonstrate that a site may develop housing, the Housing Element has utilized a
factor analysis to identify the sites that are most likely to produce housing (e.g. FAR, lot
coverage, structure age). It should be noted that in many cases, businesses with long-term
leases may be willing to relinquish those leases as part of the negotiations included in any
land purchase. The presence of a lease does not preclude development of underutilized
space on a site, nor does it preclude development of the leased space as leases may be
renegotiated for terms acceptable to both parties, including early termination. There are
several mechanisms available to address sites with existing leases, such as structuring
relocation agreements, whereby a tenant is placed in another agreeable location, or by
providing compensation for early lease termination.

A search of available properties for sale in commercial zones shows that properties with
leased tenants are being marketed for redevelopment for potential residential uses:

= 2105 F Street near Downtown Bakersfield zoned C-1. This property is underutilized, with
an existing older building and a contiguous vacant parcel of land. The building is
currently leased (month to month) for use as a residential living facility. The property is
advertised as a redevelopment opportunity for commercial, office, or multi-family
residential use with in-place income from the existing tenant.

= 1206 California Ave. This property contains a multiple-tenant complex in Downtown
Bakersfield built in 1950 on a site zoned C-1 with existing leases. The property is
advertised as suitable for residential living."

= 506 Eye Street. This property is a large warehouse built in 1969 leased by multiple
tenants in an R-3 zone in Central Bakersfield near Chester Avenue. The R-3 zone
classification allows redevelopment into multi-family residential uses.'?

| oop.net. 2024. https://www.loopnet.com/Listing/2105-F-St-Bakersfield-CA/31512457/
" Loop.net. 2024. https://www.loopnet.com/Listing/1206-California-Ave-Bakersfield-CA/32600580/
2 Loop.net. 2024. https://www.loopnet.com/Listing/506-Eye-St-Bakersfield-CA/29067581/
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Table E-15 Non-Vacant Sites Analysis

#5: Single #8: Low
#3: Vacant #4: Owner story #6: Building #7: FAR Lot
Site Address Building Interest Building Age >30 years <0.5 Coverage Suitable?
1431 L St 00639209 No - Yes Yes Yes Yes Yes
1420 H St 00640101 No - Yes Yes Yes Yes Yes
1211 S St 00650110 No - Yes Yes Yes Yes Yes
301.5 34th St 00201115 No - Yes Yes Yes Yes Yes
301 34th St 00201117 Yes - Yes Yes Yes Yes Yes
2930 Chester Ave 00222102 No - Yes Yes Yes Yes Yes
2912 Eye St 00223214 No - Yes Yes Yes Yes Yes
1331 33rd St 00225003 No - Yes Yes Yes Yes Yes
1221 33rd St 00226001 No - Yes Yes Yes Yes Yes
2427 Chester Ave 00536204 No - Yes Yes Yes Yes Yes
115 Kentucky St 01434016 No - Yes Yes Yes Yes Yes
4000 Chester Ave 12002005 No - Yes Yes Yes Yes Yes
3500 Chester Ave 12009005 No - Yes Yes Yes Yes Yes
3400 Chester Ave 12009016 No - Yes Yes Yes Yes Yes
3501 K St 12009023 No - N/A Yes Yes Yes Yes
1904 Lotus Ln 17010008 No Yes Yes Yes Yes Yes Yes
Gosford Rd & Taft Hwy 18426031 No Yes N/A N/A Yes Yes Yes
Gosford Rd & Taft Hwy 18426033 No Yes N/A N/A Yes Yes Yes
Progress Rd & Taft Hwy 18427002 No Yes N/A N/A Yes Yes Yes
9731 Gosford Rd 18427003 No Yes N/A Yes Yes Yes Yes
10559 Gosford Rd 18427004 No Yes N/A N/A Yes Yes Yes
Gosford Rd & Taft Hwy 18427010 No Yes N/A N/A Yes Yes Yes
5810 Cottonwood Rd 41419005 No Yes N/A N/A Yes Yes Yes
8524 Old River Rd 54301006 No Yes N/A Yes Yes Yes Yes
8501 Shane St 53001054 No Yes N/A N/A Yes Yes Yes
8800 Calloway Dr 49207005 No Yes N/A N/A Yes Yes Yes
3231 E Panama La 51801013 No Yes Yes Yes Yes Yes Yes
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#5: Single #8: Low
#3: Vacant #4: Owner story #6: Building #7: FAR Lot

Site Address Building Interest Building Age >30 years <0.5 Coverage Suitable?

1326 30TH ST 00224002 No Yes Yes Yes Yes Yes Yes

3232 Riverside Dr. 33258011 No Yes No Yes No No Yes

4415 Wilson Rd 44138204 Yes Yes Yes Yes Yes Yes Yes

4415 Wilson Rd 44138203 Yes Yes Yes Yes Yes Yes Yes

13921 Olive Dr 52901136 No Yes N/A Yes Yes Yes Yes
2023-2031 Housing Element E-37



City of Bakersfield
2023-2031 Housing Element

Redevelopment Potential for Sites with Existing Uses Table E-16 summarizes the existing
uses of the nonvacant parcels identified in the Sites Inventory.

Nonvacant sites in the Sites Inventory have comparable predevelopment characteristics to
sites with recent development (see Table E-14) and have redevelopment potential for high-
density residential uses. Two-thirds (66 percent) of nonvacant sites are parking lots. Some
of these parking lots serve existing businesses but are underutilized. Many commercial
developments in Bakersfield are largely overparked, are parked for max-intensity scenarios
such as holiday traffic, and do not require the amount of parking that currently exists on site.
The existing commercial uses at sites with large shopping centers are not an impediment to
the development of housing on those sites. Residential developments on sites with
shopping centers would cluster development largely in the back of the site (not street front)
to accommodate sufficient parking, access, and visibility for the continued operation of the
commercial development. The Marketplace on Ming Street, a major shopping center in
Southwest Bakersfield, has expressed interest in developing the underutilized northern
parking lot for multifamily development. Similarly, 123 modular apartments affordable to very
low-income households are planned on a portion of the parking lot of the former Golden
State Mall (the CityServe project).

Table E-16 Existing Uses of Non-Vacant Sites

Existing Use Total Sites Total Acres Number of Units
Agriculture 11 139.16 3,393
Parking Lot 74 36.79 1,381
Office building 3 2.93 116
Storage 3 5.80 162
Auto related 3 1.88 67
Commercial Retail 1 0.80 15
Food service 1 0.55 22
Manufacturing 3 217 69
Hotel 1 217 86
Single-family 1 2.64 52
Vacant building 3 2.95 81
Warehouse 2 3.29 131
Total 106 201.13 5,575

Representative Non-vacant Sites

An analysis of select non-vacant sites demonstrates the extent to which existing uses on
non-vacant sites may impede additional development. Most non-vacant sites identified in
the Sites Inventory are located in Central Bakersfield either Downtown in the C-C and C-B
zoning districts or just north of Downtown in the vicinity of the planned California High
Speed Rail Station. The City has identified older buildings and underutilized properties that,
with appropriate zoning, could facilitate the development of a variety of infill multifamily
housing types. The City’s existing plans and zoning updates support the development of
mixed-use projects and higher density residential development in these two areas.
Nonvacant sites selected in these areas demonstrate high redevelopment potential and
probability of turnover.
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The City of Bakersfield is committed to increasing urban development and housing
opportunities in Downtown, generally bound by California Avenue to the south, F Street to
the west, and Highway 204 to the north and east. Repurposing vacant lots and underutilized
parking lots, office spaces, and auto-related uses as sites for housing will increase
residential density, commercial investment, and opportunities for public and active
transportation. Prioritizing infill development in and around Downtown contributes to the
economic vitality by virtue of long-range planning and public and private investment.

Examples of recent developments in Central Bakersfield are included in Table E-4.
Development of these types of projects can be expected to continue and accelerate through
the housing cycle as the City rezones properties for high density residential and mixed-use
zoning throughout Bakersfield and in Downtown specifically. Table E-17 details sites
included on the Sites Inventory that are representative of the nonvacant sites identified in
Central Bakersfield. These sites show indicators of potential turnover and have high
potential for redevelopment consistent with the City’s long-range plans for the area.

Table E-17 Representative Non-Vacant Sites

Estimated
Site Size Capacity
Address Description (Acres) (Units) Aerial Image
1720 20th  Disused warehouse building built 0.74 29

St in 1948 with a FAR of 0.37
adjacent to the historic Fox
Theater. Building requires
significant refurbishment for further
use. Site is less than one block
from a major bus line and
proximate to various amenities.
Neighborhood shows signs of
transition with new businesses
opening nearby. Central
Commercial Zone allows high-
density residential or mixed-use
development.

2230L St  Surface parking lot serves as 0.80 32
overflow parking for Kern
Community College District is
consistently underutilized and often
used for materials storage. Site is
proximate to amenities, transit, and
employment. Recent multifamily
and mixed-use projects developed
in the neighborhood. Central
Commercial Zone allows high-
density residential or mixed-use
development.
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Site
Address

720 17th

St

Size
Description (Acres)

Collection of aging steel 0.55
warehouse buildings built in 1952
with a FAR of 0.48 adjacent to Mill
Creek Linear Park. Recent
streetscape and park
improvements have spurred
redevelopment in the
neighborhood with multiple new
apartment buildings and
businesses opening recently. Site
is one block from major bus line on
Truxtun avenue and proximate to
various amenities. Central
Commercial Zone allows high-
density residential or mixed-use
development.

Estimated
Capacity
(Units)

Aerial Image

1211 S St

Mostly vacant site is occupied by a 0.68
vacant office space built in 1949
with a FAR of 0.08 adjacent to Mill
Creek Courtyard City Place
Apartments Developments and the
Mill Creek Linear Park. Building
requires significant refurbishment
for further use. Site is proximate to
the County Government Complex
and other Downtown employment
centers as well as major transit
services along California Avenue.
Central Commercial Zone allows
high-density residential or mixed-
use development.

27

F St

Surface parking lot serving the 3.37
former Golden State Mall is
consistently underutilized and is in
need of resurfacing to continue use
in the long term. Site is proximate
to the planned High-Speed Rail
Station, downtown amenities,
employment centers, and transit
along F Street. The recent
development of the Elevate
Apartments project adjacent to the
site shows that the reuse of this
type of parking area is viable and
economical even for an affordable
housing developer. Rezoning the
site to MX-2 will allow densities up
to 100 units per acre as well as
mixed-use development.

134
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Address

1900 28th

St and
2001 30th
St

Estimated
Size Capacity
Description (Acres) (Units)

Two legal parcels under shared 3.89
ownership provide parking space
for businesses along F Street.
Parking area is consistently
underutilized. Site is proximate to
amenities and employment as well
as the planned High Speed Rail
Station. Redevelopment of a
portion of the site would add high-
density residential while
maintaining adequate parking for
adjacent businesses. Rezoning to
MX-2 would allow residential or
mixed-use development at
densities up to 100 units per acre.

Housing Resources

Aerial Image

1221 33rd
St

Two aging steel warehouse 1.33
buildings on a 1.3-acre lot with a

combined FAR of 0.32 within 0.5-

mile of the planned High Speed

Rail Station. Building requires

significant refurbishment for further

use. Rezoning to MX-2 would allow
residential or mixed-use

development at densities up to 100

units per acre.

4000
Chester
Ave

A used tire shop in an aging steel 0.80
building. Site is situated along the
Chester Avenue corridor with
existing transit connections to
Downtown and planned
connections to the planned High
Speed Rail Station. Site is
proximate to residential uses and
Stamler Park. Rezoning to MX-1
would allow residential or mixed-
use development at densities up to
30 units per acre.

4128
Chester
Ave

The Columbus and Chester Center 4.77
lost its anchor tenant in 2021 and
the building has remained vacant.
Site is situated along the Chester
Avenue corridor with transit
connections to Downtown. Nearby
planned High Speed Rail Station.
Site is proximate to other
residential as well as local schools
and Stamler Park. Rezoning to
MX-1 would allow residential or
mixed-use development at
densities up to 30 units per acre.
Redevelopment of the large vacant

2023-2031 Housing Element
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Estimated

Site Size Capacity
Address Description (Acres)  (Units) Aerial Image

retail building and a portion of the
parking area can provide housing
without disrupting existing
businesses.

1904 Site is occupied by a single-family 2.00 60
Lotus Ln house with significant vacant land

largely used for material storage.

Owner has expressed interest in

redevelopment at densities

consistent with the R-5 zone which

allows up to 50 units per acre.

1.5.2 Suitable Sites for Affordable Housing

State law requires that jurisdictions demonstrate in the Housing Element that the land
inventory is adequate to accommodate that jurisdiction’s share of the regional growth. State
law has established “default” density standards for the purpose of estimating potential units
by income range. According to HCD, a density standard of 30 or more units per acre
(primarily for higher-density multifamily developments) would facilitate the development of
housing in the low- and very low-income category.

In addition to default density standards, the California Legislature established size
requirements for parcels intended to support the development of lower-income units.
Government Code Section 65583.2 establishes that sites between 0.5 and 10 acres in size
which are zoned for residential development at greater than 30 units per acre are suitable
for lower-income projects. Very small parcels, even when zoned for high densities, may not
facilitate the scale of development required to access competitive funding resources. As
such, no sites smaller than 0.5 acres, nor sites relying on lot consolidation, have been
identified in the Sites Inventory for the development of housing affordable to lower-income
households. Conversely, typically lower-resource affordable housing developers may be
unable to finance the scale of project necessitated by very large parcels. A detailed analysis
of large sites identified in the Sites Inventory is included below.

As described in Chapter 2, Program 7, the City will rezone 35 sites to allow developments
by-right pursuant to Government Code section 65583.2(i) when 20 percent or more of the
units are affordable to lower-income households on sites identified in Attachment A to
accommodate the lower income RHNA that were previously identified in past housing
elements. Specifically, the City will rezone the non-vacant sites identified in Attachment A
previously identified in the 5" cycle housing element, and the vacant sites identified in
Attachment A as previously identified for both the 5" and 4™ cycle housing elements.
Fourteen of these sites are in the Downtown area.

AB 2011, the Affordable Housing and High Road Jobs Act of 2022, allows for ministerial, by-
right approval for affordable housing on commercially zoned lands, and also allows such
approvals for mixed-income housing along commercial corridors, as long as the projects
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meet specified affordability, labor, and environmental criteria. The City has permitted one
project under AB 2011, the CityServe project at 3201 F Street, which will provide 127 units
of affordable housing. This project is currently under construction. The City has worked with
local partners to draft a checklist for projects to be permitted under AB 2011 and is working
internally to refine the checklist prior to release. This checklist will be completed and
released by January 2025, as directed in Chapter 2, Program 12.

Through the Zoning Code update, the City will support higher-density residential
development that can accommodate small units (for example, studio and one-bedroom
apartments and townhomes, single-resident occupancy units [SROs], and potentially other
types of housing such as cooperatives) by reducing or eliminating requirements for
minimum square feet per unit in certain zoning districts. These zoning districts are proposed
for urban, central areas of Bakersfield and/or along high-intensity corridors near public
transit and commercial centers. The City also added a definition for SROs in the Zoning
Code in the fall 2024 update. The City also reduced parking minimums for residential
projects, reduced setback requirements to maximize flexibility of the lot area for residential
development. Planning will continue to process Project Homekey developments ministerially
and through an expedited process. These actions to support development of SROs will also
support the development of small units on smaller sites (sites that are less than 0.5-acre).
Smaller units, including both rental apartments and condominiums, will support housing
affordable to lower- and moderate-income households.

Bakersfield has a strong record of development on large sites due to the amount of land
available in the city. The Sites Inventory identifies 32 parcels larger than 10 acres for the
development of high-density housing affordable to lower-income households. The City has
entered into agreements with property owners to rezone a portion or the entirety of the legal
sites to accommodate high-density residential and mixed-use development. Portions of 17
of these sites will be subdivided into parcels 10 acres or smaller which will be rezoned to R-
4 or R-5 to accommodate lower-income housing development. For the remaining 16 sites,
the entirety of the site will be rezoned or the property owner elected to rezone a greater than
10-acre portion of the parcel. For these 16 sites, the Sites Inventory conservatively assumed
that only 10 acres of the site would accommodate housing affordable to lower-income
households. The remaining capacity of these 16 sites were divided evenly between
moderate- and above-moderate income categories. Throughout the development of the
Housing Element, the City has received letters of interest from the owners of 24 vacant and
agricultural parcels over 10 acres in size listed in the Sites Inventory. Several recent
projects demonstrate that large scale medium- and high-density housing projects are
economically feasible. The Park West project developed 312 apartment homes on a 17-acre
site achieving a gross density of approximately 18 units per acre. In addition, as discussed
in Section 1.5.5 below, the City is currently processing annexation and subdivision
applications for several of these larger sites which specifically seek to create a mixed
income residential development by setting aside a significant portion of the site for high-
density multifamily residential units. As part of the Calloway annexation, the property owner
intends to develop 626 apartments on approximately 23 acres of a 70-acre site achieving a
gross density of approximately 27 dwelling units per acre. Attachment A includes preliminary
land use and subdivision maps for five annexations, all of which include 10 or more acres
devoted to high density residential uses.
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In addition, there are multiple examples of large-scale development of deed-restricted
affordable housing developed on sites larger than 10 acres in the southern Central Valley
region. These projects are proposed or under development on sites of similar size and
existing/previous use characteristics as the large sites identified in the Sites Inventory (all
but one site was either vacant or had agricultural uses). The size of these parcels ranges
from 10.8 to 120.0 acres. These projects demonstrate the feasibility of the development of
large parcels with numbers of affordable units comparable to what is assumed in the Sites
Inventory. Table E-18 reviews seven recent projects on large sites in the cities of Fresno
and Visalia that have built with a large percentage of deed restricted units. A description of
each of the recent projects on large sites is included below.

Table E-18 Regional Examples of Deed Restricted Development on Large Sites

Deed- Market
Total Previous Restricted Rate Total
Jurisdiction Project Name Acres Use Units Units Units
1 Fresno Francher Creek Town 91.0 Vacant 420 240 660
Center
2 Fresno The Vineyards 38.9 Vacant / 158 0 158
Parking
3 Fresno West Creek Village 120.0 Vacant / 120 135 255
Agriculture
4  Fresno Parc Grove Commons 24.0  Multi-family 213 2 215
residential
5 Fresno Avalon 17.8 Agriculture 104 1 105
6 Visalia Ben Maddox-K Property 10.8 Vacant 289 3 292
7 \Visalia Lovers-Caldwell Property 11.4 Vacant 341 3 342

Fancher Creek Town Center

The Fancher Creek Town Center is a recent example of a large-scale, mixed-use project
that provides a mix of affordable and market rate housing integrated into a shopping and
employment district, with well over one million square feet of commercial, office, civic, hotel,
theater, plaza, recreation, and park uses. The Fancher Creek Town Center is located on
three parcels encompassing a total of 91 acres. The project includes 660 multi-family
residential units across three projects: the completed 180-unit Brandhaven Senior
Affordable Housing, the under-construction 120-unit Sarah’s Court Family Affordable
Housing, an additional 120 affordable units planned, and a planned four-story 240-unit
market rate multifamily residential building. This project is an example of a large site that is
planned for 420 units (63 percent of the total unit count) affordable to lower income
households.

The Vineyards California Armenian Home Community

California Armenian Home, a not-for-profit corporation, donated 40-acres of land to develop
The Vineyards, a continuing care retirement community. The Vineyards opened to residents
in January 2018 and includes a total of 158 units across 12 buildings. The project includes
60 independent living apartments, and 50 assisted living and 36 memory care apartments.
The Vineyards offers outdoor amenities such as gardens, courtyards, patios, sheltered
walkways, open park space, fountains, and large outdoor pavilions.

West Creek Village

The West Creek Village Project is a 120-acre multi-phase mixed-use project in Fresno
consisting of single-family homes, multi-family mixed-income housing, a new community
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park, approximately 323,000 square feet of office, and retail on an 18-acre site. Among
other institutional and commercial uses, the project includes a community park, the 134-unit
Emerald Creek single-family subdivision, and the 121-unit Villages at West Creek by Self
Help Enterprises with 121 supportive multi-family housing units (120 affordable units and 1
market rate manager’s unit). The Villages at West Creek assumes 53 percent of the
restricted units will serve households with incomes less than 30 percent of AMI; 11 percent
for households with incomes less than 50 percent of AMI; and 36 percent for households
earning less than 60 percent of AMI. Additionally, the project will set aside a minimum
number of units for farmworkers and those impacted by homelessness.

Parc Grove Commons

Parc Grove Commons, a two- and three-story affordable housing community consisting of
215 units in 32 buildings, was developed in two-phases in 2011 and 2014 by the Fresno
Housing Authority. This development is all residential on a 24-acre site made up of four
parcels encompassing a total of 24 acres. Parc Grove Commons contains 67 extremely and
very low-income units, 146 low-income units, and 2 manager’s units.

Avalon Commons

Avalon Commons is a 105-unit affordable multi-family housing project by Fresno Housing
located at Chestnut and Alluvial Avenue in northeast Fresno. Fresno Housing utilized Low
Income Housing Tax Credits (LIHTC) and No Place Like Home (NPLH) funding to develop
the project. The original site was approximately 18 acres and was subdivided into two
parcels, an 11.5-acre parcel for Rocky Ranch luxury apartments and a 7.1-acre site for
Avalon Commons. Avalon Commons was approved and entitled on June 25, 2022.
Construction is underway with a slated completion date of July 1, 2025.

Ben Maddox-K Property

This 292-unit multifamily project is located on the southwest corner of Ben Maddox Way and
K Avenue in Visalia and consists of two parcels under common ownership with a cumulative
area of 10.8 acres. The project has planned for deed-restricted residential units serving
extremely low-income, very low-income, and low-income residents (excluding three non-
deed restricted managers units), with funding expected from tax credits. This project
required a Conditional Use Permit for single development exceeding 80 units, which was
approved on January 9, 2023. The property is zoned Multi-family Residential (R-M-2).

Lovers-Caldwell Property

This project is located at the northwest corner of Lovers Lane & Caldwell Avenue in Visalia.
The site is one parcel with area of 11.4 acres zoned Commercial Mixed Use (C-MU). The
project will include 342 multi-family residential units on 11.4 acres and is planned for deed-
restricted residential units serving extremely low-income, very low-income, and low-income
residents (excepting four non-deed restricted managers units), with funding expected from
tax credits. This project required a Conditional Use Permit for new residential development
in a commercial zone which was approved on January 9, 2023.

The City expects large site development trends in the surrounding region to continue on the
city’s remaining large parcels and will encourage the creation of mixed-income
neighborhoods through the actions discussed in Program 9 of the Housing Plan.

Table E-19 shows currently available large sites identified to accommodate lower-income
units.

2023-2031 Housing Element E-45



City of Bakersfield
2023-2031 Housing Element

Table E-19 Large Sites with Lower Income Units Included in the Sites Inventory

Similar to The
Following
Total Regional
Acreage of  Proposed Acreage by Examples
Parcel Zoning Existing Use = Proposed Zone LI Units MI Units AMI Units Total Units (Table 18)
13201027 34.28 R-4 Vacant 10.00 200 0 0 200 2
17025004 38.61 R-5 Vacant 9.65 289 0 0 289 2
R-4 Vacant 9.65 193 0 0 193
54001001 18.57 R-5 Vacant 10.00 300 0 0 300 56,7
R-4 Vacant 8.57 171 0 0 171
14601129 14.23 R-4 Vacant 14.23 200 42 42 284 56,7
17202010 32.37 R-5 Vacant 16.19 300 92 93 485 2
R-4 Vacant 16.19 200 61 62 323
18426031 98.79 R-5 Agriculture 10.00 300 0 0 300 1,3
18426033 79.85 R-5 Agriculture 10.00 300 0 0 300 1,3
18427002 19.63 R-5 Agriculture 10.00 300 0 0 300 56,7
18427003 73.89 R-5 Agriculture 10.00 300 0 0 300 1,3
18427004 76.78 R-5 Agriculture 10.00 300 0 0 300 1,3
18427010 19.10 R-5 Agriculture 10.00 300 0 0 300 56,7
38602014 100.27 R-4 Vacant 8.00 160 0 0 160 1,3
38604013 40.03 R-5 Vacant 10.00 300 0 0 300 2
41401010 87.65 R-5 Vacant 20.00 300 150 150 600 1,3
41419005 52.40 R-5 Agriculture 10.00 300 0 0 300 2
51402001 13.87 MX-2 Vacant 13.87 400 77 77 554 56,7
53001002 171.35 R-5 Vacant 20.00 300 150 150 600 1,3
53001006 17.01 R-4 Vacant 10.00 200 0 0 200 56,7
54301006 139.25 R-5 Agriculture 10.00 300 0 0 300 1,3
17207041 18.75 R-5 Vacant 10.00 300 0 0 300 56,7
R-4 Vacant 8.76 175 0 0 175
17202011 40.28 R-4 Vacant 40.28 200 302 303 805
53001054 38.40 R-4 Agriculture 20.00 200 100 100 400
49207005 66.92 R-4 Agriculture 20.00 200 100 100 400 1,3
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Similar to The
Following
Total Regional
Acreage of  Proposed Acreage by Examples
Parcel Zoning Existing Use = Proposed Zone LI Units MI Units AMI Units Total Units (Table 18)
17202014 25.50 R-5 Vacant 9.96 298 0 0 298 2
13202003 13.20 R-4 Vacant 13.20 200 31 32 263 56,7
38705028 38.55 R-4 Vacant 38.55 200 285 285 770 2
38705030 31.60 R-4 Vacant 31.60 200 216 216 632 2
38736005 10.80 MX-1 Vacant 10.8 200 8 8 216 56,7
51801014 15.40 MX-1 Vacant 15.4 200 54 54 308 56,7
46304013 74.45 R-4 Vacant 17.87 200 78 79 357 1,3
52901219 34.70 R-4 Vacant 15.00 200 50 50 300 2
53003024 20.00 R-4 Vacant 20.00 200 100 100 400 56,7
Total 527.77 8,886 1,896 1,901 12,683

Note: LI: Lower-Income units; MI: Moderate-Income units; AMI: Above Moderate-Income units.
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As described in Program 9, the City will support the inclusion of mixed-income housing for
large sites through development agreements, specific plans, and other regulatory
mechanisms. To facilitate the development of affordable housing on these larger parcels,
the City will give higher priority to processing subdivision maps for projects that include high
density residential. An expedited review process will be available for the subdivision of
larger sites into buildable lots which facilitate a diverse mix of housing types including
higher-density apartments, small-lot single family, duplexes, triplexes, and attached
townhomes, where the development application can be found consistent with the applicable
Specific Plan, and master CEQA document. The City will ensure a streamlined process for
large site development projects that provides a singular staff contact throughout the entirety
of the development process to navigate all procedures. Additionally, the City will update its
Infrastructure Master Plan to include these properties and require planned infrastructure as
part of the Specific Plan process. To support the development of affordable housing on
large sites to encourage parceling of large sites at appropriate sizes and affordability, the
City will conduct the following actions:

= Streamline and expedite the approval process for land division for projects that include
affordable housing units.

= Conduct ministerial review of lot line adjustments (rather than discretionary approval).
* Provide technical assistance to acquire funding for development.

1.5.3 Suitability of Publicly Owned Sites

The Sites Inventory identifies 23 sites that are owned by the City of Bakersfield or the
County of Kern, listed in Table E-20. Most of these sites are vacant and are considered
highly developable. To facilitate development of these sites, the City will adhere to the
following schedule of actions, as described in Program 7:

= Release Surplus Lands Act-related information for the City-owned parcels by January
2026.

= For County-owned parcels, obtain Requests for Proposals, Exclusive Negotiating
Agreement, and entitlements by January 2027.

The City will maintain a list of publicly owned properties with potential for residential
development. Additionally, the City will prioritize the development of City-owned parcels for
affordable housing development, particularly for extremely low-income households and
residents with special housing needs, such as seniors and persons with disabilities. To
facilitate residential development on County-owned sites, the City will coordinate with
County staff to pursue necessary actions to support and promote housing on these sites.

The City will follow all requirements of the Surplus Land Act, Article 8 (commencing with
Section 54220) of Chapter 5 of Part 1 of Division 2 of Title 5, including holding a public
hearing designating the properties as “surplus properties” under California Law. City staff
will reach out to developers annually and pursue projects that include housing for affordable
housing development consistent with density and income assumptions made on the Sites
Inventory. There are no inconsistencies with the existing land use and zoning district
classifications. The City will ensure that all publicly owned lands will be consistent with the
proposed General Plan and Zoning Code updates.
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Table E-20 Publicly Owned Sites

Consistent with Maximum
proposed General Allowable Realistic

General Plan Existing Zone Plan and Zoning Density Capacity

Designation District Code Update? (du/acre) (Units) Existing Use Site Owner
00404206 MUC c-C Yes 72.6 6 Vacant City Owned
00547208 MUC C-B Yes 72.6 5 Vacant City Owned
00638101 MUC C-C Yes 72.6 52 Parking Lot County Owned
00638201 MuUC Cc-C Yes 72.6 31 Parking Lot County Owned
00639209 MuUC C-C Yes 72.6 24 Warehouse County Owned
00640101 MuUC C-C Yes 72.6 45 Office County Owned
00640201 MuUC C-C Yes 72.6 49 Parking Lot County Owned
00651004 MuUC C-C Yes 72.6 31 Vacant City Owned
00651011 MuUC Cc-C Yes 72.6 32 Vacant City Owned
00651012 MUC c-C Yes 72.6 27 Vacant City Owned
36802140 MUC C-C/P.C.D. Yes 72.6 67 Vacant City Owned
51402044 LR R-1 Yes 7.26 8 Vacant City Owned
51402065 LR R-1 Yes 7.26 10 Vacant City Owned
51465301 LR R-1 Yes 7.26 9 Vacant City Owned
51804031 LR R-1 Yes 7.26 17 Vacant City Owned
53101103 R-MP R-1 Yes 7.26 104 Vacant City Owned
54101040 LR R-1 Yes 7.26 12 Vacant City Owned
00122231 GC P Yes 70 49 Auto related County Owned
00223213 oC C-2 Yes 70 17 Office County Owned
01430015 GC C-2 Yes 35 13 Vacant County Owned
01435018 Sl M-2 Yes 35 50 Vacant County Owned
01435023 Sl M-2 Yes 35 69 Vacant County Owned
51504021 LR R-1 Yes 35 35 Vacant City Owned
Total 762

Note: Du/ac: Dwelling units per acre; MUC: Mixed Use Commercial; LR: Low Density Residential; R-MP: Resource — Minerals and Petroleum; GC: General Commercial; Sl:
Service Industrial; C-B: Central Business; C-C: Commercial Center; PCD: Planned Commercial Development; R-1: One-Family Dwelling Zone; P: Parking Zone; C-2:
Commercial; M-2: General Manufacturing.
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1.5.4 Sites with Existing or Previously Existed Residential Units

In the Sites Inventory, there are three sites where residential units currently exist or existed
previously. One site with seven existing units (4100 Jewett Avenue) has a significant vacant
portion on which additional units can be built without demolishing or replacing the existing
units. The capacity of this site was calculated using the area of the vacant portion. Two sites
(3731 L Street and 917 Dolores Street) are vacant and have not had a structure on the site
in the past five years.

None of the sites that currently have residential uses, or within the past five years have had
residential uses, have been:

= Vacated or demolished

= That are or were subject to a recorded covenant, ordinance, or law that restricts rents to
levels affordable to persons and families of low or very low income

= Subject to any other form of rent or price control through a public entity's valid exercise
of its police power

»= Occupied by low- or very low income households

None of the sites are subject to a housing replacement program consistent with the
requirements listed in Government Codes 65915(c)(3) and 65583.2(g)(3).

1.5.5 Annexation

Annexation is the process by which a city adds land to its jurisdictional boundaries. The City
then extends its services, laws, and voting privileges to meet the needs of residents living in
the annexed area. Typically, annexation takes place in areas that are adjacent to a
municipality, where the population already has expanded to densities found in urban areas.
Residents in an urban setting generally require services and facilities beyond those provided
by state and county governments. Annexation encourages orderly growth and provides
standardized services to those who live in the annexed area. The annexation process is a
shared procedure between Kern County and the City of Bakersfield, overseen by the Kern
County Local Agency Formation Commission (Kern LAFCo).

There are currently three annexations that are anticipated to be completed during the 6%
cycle. A portion of the annexed properties are being used in the Sites Inventory with an
assumed 3,230 lower-income units. The City has started the annexation process with
LAFCo and it is anticipated that these parcels will be annexed to the City by December 31,
2025 and developed with residential uses by the end of the planning period (2031). The City
has worked with the property owners of these sites to commit a portion of the land to high-
density residential zoning. To ensure these parcels are available for development during the
planning period, the City will work with property owners and Kern LAFCo to facilitate the
annexation of these parcels, as described in Program 18 in the Housing Plan. Additionally,
the City will update its Infrastructure Master Plan to include these properties and require
planned infrastructure as part of the Specific Plan process. Subdivision maps of these
annexations have been processed by the City and are included in Attachment A. Each area
of annexation is described in detail below.

The Calloway/Snow annexation would add approximately 98 acres of land into the
northwest portion of the city. The annexation includes nine parcels, three of which would be
zoned R-4 to allow high density residential development on approximately 14 acres (see
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Table E-21). The City assumes a capacity of 276 lower-income units on these three parcels.
The parcels included in this annexation will be available for development in 2025.

Table E-21 Calloway/Snow Annexation

Proposed Acres of High Total Acreage of
Zoning District Density Residential Parcel Dwelling Units
49209034 R-4 4.64 4.64 92
49209035 R-4 4.64 4.64 92
49209036 R-4 4.64 4.64 92
Total 13.92 276
South Area

The South Area annexation would add approximately 1,021 acres of land into the southwest
portion of the city. The annexation includes 32 total parcels, 10 of which would be
subdivided and zoned to allow high density residential development on approximately 86
acres. On large parcels, it is assumed that up to 10 acres would be developed with lower-
income units. The City assumes a capacity of 2,586 lower-income units on these parcels
(see Table E-22). The parcels included in this annexation will be available for development
by 2025.

Table E-22 South Area Annexation
Proposed Acres of High Density Total Acreage of

Zoning District Residential Parcel Dwelling Units
54301006 R-5 10.00 139.25 300
18427002 R-5 10.00 19.63 300
18427003 R-5 10.00 73.89 300
18427004 R-5 10.00 76.78 300
18427010 R-5 10.00 19.10 300
18426019 R-4 5.00 5.00 150
18426020 R-5 3.00 3.00 90
18426022 R-4 8.23 8.23 246
18426031 R-5 10.00 98.79 300
18426033 R-5 10.00 79.85 300
Total 86.23 532.52 2,586

Zerker and 7" Standard

The Zerker and 7™ Standard annexation would add approximately 208 acres of land into the
northwest portion of the city. The annexation includes 9 total parcels. Parcel 53001006 will
be subdivided and the eastern 10 acres zoned R-4 to allow high density residential
development. Parcel 53001002 will be subdivided and approximately 20 acres zoned R-5 to
allow high-density residential development. Based on City discussions with the property
owner, it is assumed that 10 acres of each of these sites would be developed with lower-
income units. The City assumes a capacity of 500 lower-income units and 300 additional
moderate and above-moderate income units between these two sites (see Table E-23). Pre-
zoning for this site was recommended for approval by Planning Commission on August 17,
2023 and was considered by City Council on September 12, 2023. An application will be
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submitted to LAFCo following approval. The LAFCo process takes approximately six to nine
months to complete.

Table E-23 Zerker and 7t Standard Annexation

Proposed Acres of High Total Acreage of
Zoning District Density Residential Parcel Dwelling Units
53001002 R-5 20.00 171.35 600
53001006 R-4 10.00 17.01 200
Total 30.00 188.36 800

1.5.6 Suitability of Sites Zoned for Mixed-use

Mixed-use development is currently allowed in the C-B and C-C zone districts, located in the
city’s downtown core. The C-C zone allows for 100 percent residential projects, while the C-
B zone requires commercial uses on the ground floor. Through an analysis of development
in the city’s mixed-use zones provided in Appendix C, Housing Constraints, the City
determined that approximately 55 percent of all projects in mixed use zones that began
construction during the previous Housing Element cycle, included residential uses. All of
these projects occurred in the C-C zone, and only one project included commercial floor
space. This trend is likely to continue given the reduction in demand for commercial office
space due to increased interest in multifamily residential infill among the development
community. The addition of two new mixed-use zoning districts will expand the geographic
area and variety of urban conditions which allow for the mixing of residential and
commercial uses.

To account for the possibility that mixed-use sites identified in the Sites Inventory may
develop with 100 percent non-residential uses, the City assumed conservative unit yields of
approximately 35 percent of the maximum zoned capacity of mixed-use sites and included
an adequate buffer of units in mixed-use zones. The assumption of 35 percent buildout is
more conservative than the trend of 55 percent of recent projects in mixed-use zones
developed with residential uses. Under the new zoning code C-C and C-B zones do not
have a maximum density limitation. Assuming a maximum density of 100 dwelling units per
acre on these sites, 100 dwelling units per acre on MX-2 zoned sites, and 30 dwelling units
per acre on MX-1 zoned sites, the maximum build out of mixed-use zoned sites identified in
the inventory is an estimated 28,657 dwelling units. Assuming 35 percent of the maximum
build out for residential development, 10,030 dwelling units (35 percent of 28,657) are
estimated from sites in mixed use zones. The City will support the development of
residential uses in mixed-use zoning districts by increasing the ability of redeveloping
commercial properties with residential uses and providing technical assistance, such as
conducting a parking analysis, for owners of sites with commercial centers who desire to
redevelop part or all of the site, as outlined in Program 8. The City will also monitor and
promote multifamily residential development activity, especially in mixed-use zones.

1.6  Availability of Infrastructure and Services

The City’s budget for all operations in Bakersfield ensures the continued maintenance and
improvement of the city’s infrastructure. This includes the design, construction, and
maintenance of roadways, sidewalks, sewers, and storm drains; construction and
maintenance of public buildings; water production, storage, and delivery facilities; the repair
of City vehicles and equipment; and the continued operation of transportation services. As
such, the City will ensure adequate capacity of all infrastructure and utilities to
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accommodate the housing growth on all vacant and non-vacant sites discussed in this
housing element.

1.6.1 Wastewater System

The City provides wastewater services to most areas within the City limits through the Public
Works Department Wastewater Division. Additional service providers in the Bakersfield area
include East Niles Community Service District, County Service Areas, Kern Sanitation
Authority, and North of the River Sanitation District No. 1. County Service Areas are not
within the City’s jurisdiction of oversight and are mostly located in county islands and
unincorporated areas outside city limits. The Wastewater Division operates and maintains
two Wastewater Treatment Plants (WWTP) and currently treats an average of 30 million
gallons of wastewater each day. Wastewater services are funded by sewer service charges
and connection fees. New residential developments in areas that are not currently
connected to the wastewater services can pay upwards of $5,000 per unit in connection
fees for single-family developments. The wastewater treatment plants have sufficient
capacity to serve the development of housing units in the RHNA.

1.6.2 Potable Water System

The City of Bakersfield Water Resources Department operates and maintains surface and
groundwater water supply and distribution facilities through a contract with California Water
Service. The City of Bakersfield has three water supply sources: surface water from the
State Water Project (when available), the Kern River, and pumped groundwater. The 2020
City of Bakersfield Urban Water Management Plan (UWMP) anticipates that water demands
in the Domestic Water System service area are projected to total approximately 65,589
acre-feet annually in 2040. The UWMP anticipates that its water sources will be able to
meet the demands throughout the 50-year planning and implementation horizon. The City
has sufficient water supplies for development of the housing units in the RHNA.

Section 14.04.200 of the City of Bakersfield Municipal code requires new subdivisions,
tracts, housing projects that require water man extensions pay the costs for the extension
installation to serve new and potential customers.

1.6.3 Storm Water and Drainage

Urban stormwater runoff from the Planning Area is directed to local retention basins, or
discharged into the Kern River, East Side Canal, Carrier Canal, Stine Canal, or Kern Island
Canal. The East Side Canal, Stine Canal, and Kern Island Canal are owned and operated
by the Kern Delta Water District. The Carrier Canal is jointly owned by the City and the Kern
Delta Water District and operated by the City. Approximately 90 percent of the average
annual stormwater runoff is retained in stormwater terminal retention basins throughout the
city. The city’s stormwater system has sufficient capacity to handle stormwater runoff from
the housing units in the RHNA.

1.6.4 Circulation System

The Circulation Element of the Bakersfield General Plan outlines the long-term plan for
roadways, including numbers of lanes, right-of-way, and general operating conditions. It also
provides guidance relating to the transit system, goods movement system, bicycle, and
pedestrian travel and serves as the City’s comprehensive strategy to meet the
transportation needs of a growing population. In November 2013, the City adopted a Bicycle
transportation Plan which details the City’s plan to establish a network of accessible, safe,
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and integrated bicycle facilities. The city is a major crossroad for key state highways (State
Routes 99, 58, 178).

1.6.5 Dry Utilities

Pacific Gas and Electric (PG&E) supply electricity and natural gas in the city. Telephone,
internet services, and cable television are serviced by contracted providers including AT&T
and Spectrum. There is sufficient energy supply, utilities, and connection capability for the
housing units projected in the Sites Inventory.

A city’s environmental setting and characteristics can greatly affect the feasibility and cost of
developing housing. Environmental factors in Bakersfield including exposure to
environmental hazards such as seismic activity, flooding, and resource extraction can affect
the character and density of development in the city. The City has identified areas where
land development should be carefully controlled in response to these factors. This section
summarizes the environmental factors to be considered in Bakersfield. Additional discussion
of environmental hazards as constraints to housing is available in Appendix C, Housing
Constraints.

1.7.1 Seismic and Geologic Hazards

Similar to most of California, Bakersfield is in a seismically active region and is subject to
hazards related to major fault lines and geologic subsidence. According to the Kern County
Multijurisdictional Hazard Mitigation Plan (MJHMP), the City is subject to various types of
seismic hazards due to the proximity to historically active faults and geologic vulnerabilities
to seismic activity'®. The degree of damage to structures and property from seismic hazards
depends on factors like distance from the fault of origin, soil and ground properties, and
building materials and structural design. The presence of multiple active faults increases the
probability of a major earthquake impacting the city. The City implements all CBC standards
for future development as well as the City’s own building code. The Building Director has the
ability to deny a permit to construct if they see that the proposed structure is located in an
area that is subject to geological hazards unless corrective action is taken to sufficiently
reduce the hazard.

Like other cities in the San Joaquin Valley, Bakersfield is subject to geologic subsidence.
Subsidence is caused by the sinking of the ground because of underground material
movement and is most often caused by the removal of water, oil, natural gas, or mineral
resources from the ground by pumping, fracking, or mining resources™.

The Alquist-Priolo fault hazard zone crosses several sites in the northeastern areas of the
city. As such, these sites have been identified for the development of lower-density
suburban subdivisions. Enforcement of the California Building Code by the City of
Bakersfield, Building Division ensures that new construction will withstand the forces
associated with a major earthquake. No sites in the Sites Inventory are at risk for seismic or
geologic hazards.

3 Kern County Multijurisdictional Hazard Mitigation Plan. 2020
4 National Oceanic and Atmospheric Administration, 2021
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1.7.2 Oil and Gas Operations

Kern County is home to roughly 80 percent of active oil and gas wells in California and
accounts for approximately 70 percent of the state’s total oil and gas production.® There are
590 active oil and gas wells within Bakersfield and its broader SOI.'® Significant portions of
the Kern River, Fruitvale, Canfield Ranch, Stockdale, and Edison production fields lie within
city limits, with active wells in the Fruitvale and Union Avenue fields pumping only two miles
from Downtown. There is a large cluster of oil wells in residential areas in the Northwest and
Central Bakersfield neighborhoods as well as many other areas throughout the city.

The Sites Inventory looks to concentrate new housing development in areas removed from
clusters of active oil and gas wells. Of the 747 sites identified, three large parcels in the
northwestern area of the city each contain an active oil well. The subdivision and
development of these sites will appropriately buffer oil and gas operations from residences.

1.7.3 Flooding

Flooding concerns in Bakersfield originate from the Kern River watershed, starting at the
southern end of the Sierra Nevada Mountains to the Tehachapi Mountains, which extend
across Kern and Tulare counties. The risk of flooding in Bakersfield is primarily along the
Kern River running southwest through the north of Downtown Bakersfield. Additionally,
flooding hazards associated with the Kern River and historical flood plains are present at the
intersection of Edison Highway and State Route 184 and a small portion of the southeastern
portion of the city. Localized flooding may occur in other parts of the city but does not pose a
significant threat to developed areas. The City of Bakersfield imposes policies and
regulations that help to discourage future development within flood plain zones and
regulations on how to appropriately and safely build in areas that are less prone to flooding.
No dams have failed in Kern County to date. Seismic and flood hazards have the potential
to cause a dam failure at Lake Isabella, which would inundate portions of the city located
along the Kern River, in Downtown Bakersfield, and extending further east along the
Stockdale Highway at the intersection of Buena Vista Road."” The US Army Corps of
Engineers began the Isabella Lake Dam Safety Modification Project to construct necessary
modifications to address seismic, hydrologic and seepage issues at the dam.

None of the sites identified in the Sites Inventory are within a 100-year floodplain. Small
portions of four sites may be affected by 500-year storms.

1.7.4 Remediation of Contaminated Sites

Conversion of land that was used for agriculture may require remediation before it is
developed for residential use. Typically, remediation is handled by the developer and begins
with a Phase | Environmental Assessment. If there is possibility of contamination, a Phase Il
study is required to assess the nature and degree of contamination and remediation.
Remediation can add to the cost of development. However, residential development on
lands previously used for agriculture is generally done on large lots with major planned
development, and the cost and time of remediation is not prohibitive to the overall
development.

5 Los Angeles County Economic Development Corporation. 2019. 2019 Report Oil & Gas in California: The Industry, Its
Economic Contribution and User Industries at Risk. https://laedc.org/wpcms/wp-

content/uploads/2022/08/LAEDC_WSPA FINAL 20190814.pdf

16 California Department of Conservation. 2022. Well Finder. https://www.conservation.ca.gov/calgem/Pages/WellFinder.aspx
7 Kern County Multi-Jurisdictional Hazard Mitigation Plan. 2020. https://mitigatehazards.com/county-of-kern/kern-hmp-docs/
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The Sites Inventory does not include sites with known hazardous waste contamination. As
discussed in Appendix C, Housing Constraints Analysis, the City ensures that the necessary
steps are taken to clean up residual hazardous wastes on any contaminated sites proposed
for redevelopment or reuse. If it is found that there is possible contamination on a site, soil
evaluations are required as needed to ensure that risks are assessed, and appropriate
remediation is provided. Developing housing on these sites can involve costs to remediate
contaminated soil or groundwater or demolish buildings containing hazardous materials.
Remediation of hazardous material that requires removal can result in additional costs that
may pose a constraint on development. The remediation cost is typically on the developer to
address the clean-up. Grants for brownfield assessment are available through the U.S.
Environmental Protection Agency and have been awarded to the City in the past to assist
with site reuse and revitalization. The City pursues funding to assist with site cleanup and
provide incentives for proposed redevelopment or reuse of sites and will prioritize
remediation of sites that are identified as opportunity sites for lower and moderate-income
housing.

In June of 2021, the Bakersfield City Council passed a resolution establishing an Affordable
Housing Trust Fund (AHTF) to further the City’s broader economic development goals and
provide support for housing production across affordability levels to meet the housing needs
of all segments of the Bakersfield community. Created with an initial one-time funding
allocation of $5 million from the Public Safety and Vital Services Measure (PSVS), the trust
fund will also receive annual funding from PSVS as well as funding from other Federal,
State, and local public sources. These sources are summarized below.

1.8.1 Local Sources

PSVS funding comes from a local sales tax initiative adopted by the residents of Bakersfield
in 2018. As a part of the City’s commitment to the transparent distribution of these
resources, 13 priority areas were identified for how funds were to be allocated, one of which
is reducing homelessness through partnerships with service providers to increase outreach,
shelter and the construction of affordable housing. For the purposes of this report, it is
assumed that the City will build upon the initial $5 million PSVS investment and dedicate
additional funding of $5 million per year over the next five fiscal years. A portion of PSVS
funding has already been allocated through the ATF to the City’s recently released Notice of
Funding Availability. PSVS will likely constitute the single largest funding source for the
AHTF for the foreseeable future with up to $25 million being invested in new housing
production from this funding over the next five fiscal years.

The City has a growing portfolio of low-interest loans extended to developers of affordable
housing. These loans are typically subordinate to other forms of financing (for example,
loans from commercial banks), and often interest and principal payments on the loans are
paid to the City by borrowers from “residual receipts” after other senior creditors have been
paid. It is recommended that these repayments be recycled through the ATF on an ongoing
basis. Over time, cumulative payments from outstanding loans will increase as the City's
portfolio matures, and at minimum it is expected that the City will receive on average

E-56



Housing Resources

$100,000 in residual receipts and other miscellaneous fees and payments from its portfolio
of loans in a stabilized year.

1.8.2 Permanent Local Housing Trust Fund

Permanent Local Housing Allocation (PLHA) Funds. In 2017, Governor Brown signed the
Building Homes and lobs Act (SB 2, 2017), which established a $75 recording fee on real
estate documents to increase the supply of affordable homes in California. Collected by the
State of CA Department of Housing and Community Development (HCD), these fees are
allocated to local jurisdictions through the PLHA program on an annual basis. Because the
number of real estate transactions recorded in each jurisdiction will vary from year to year,
the revenues collected will fluctuate; the City estimates a total of at least $10.4 million from
PLHA over the next five fiscal years.

1.8.3 Local Housing Trust Fund Program

Local Housing Trust Fund (LHTF) Program. The State LHTF program provides funding for
existing and new city and regional housing trust funds in California. In the 2020 funding
round, 18 awards were made under this program ranging in size from $1 million to $5
million, with an average of $3.5 per award*. The City applied for and was awarded $3 million
from the 2021 funding round, and staff have prepared an application for $5M for the 2022
funding round. Going forward, the City intends to apply for the maximum amount of annual
funding available under the program; while this funding is not guaranteed at the award
amount requested every year, Bakersfield will likely compete well due to its geographic
location in the State and a variety of other factors, including the City's strong commitment to
funding the trust fund through local sources like PSVS.

1.8.4 American Rescue Plan State and Local Fiscal Recovery Funds

American Rescue Plan (ARPA) State and Local Fiscal Recovery Funds: As part of a $350
billion stimulus program to support local and state governments, the City of Bakersfield
received $94 million in funding to address the negative impacts of COVID-19. Reflecting the
City's commitment to increasing affordable housing supply and improving housing stability,
the City Council committed approximately $5 million in ARPA funds to build new affordable
housing units. This is a one-time funding allocation.

1.8.5 Community Development Block Grant (CDBG)

The CDBG Program is administered by HUD. Through this program, the federal government
provides funding to jurisdictions to undertake community development and housing projects.
Projects proposed by the jurisdictions must meet the objectives and eligibility criteria of
CDBG legislation. The primary CDBG objective is the development of viable urban
communities, including decent housing, a suitable living environment, and expanded
economic opportunity, principally for persons of Low- and Moderate-Income. Each activity
must meet one of the three following national objectives:

» Benefit to Low-and Moderate-Income families;
= Aid in the prevention of elimination of slums or blight; or

= Meet other community development needs having a particular urgency because existing
conditions pose a serious and immediate threat to the health or welfare of the
community.
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The Bakersfield Consolidated Plan for 2021 through 2025 anticipates receiving
approximately $18.2 million in CDBG funds by 2025. These funds will facilitate supportive
services, homebuyer assistance programs, homeless support services, and multifamily
housing rehabilitation.

1.8.6 Home Investment Partnership Program (HOME)

The HOME program provides federal funds for the development and rehabilitation of
affordable rental and ownership housing for households with incomes not exceeding 80
percent of area median income. The program gives local governments the flexibility to fund
a wide range of affordable housing activities through housing partnerships with private
industry and non-profit organizations. HOME funds can be used for activities that promote
affordable rental housing and homeownership by low-income households, including:

= Building acquisition

= New construction and reconstruction
= Moderate or substantial rehabilitation
= Homebuyer assistance

= Rental assistance

= Security deposit assistance

The Bakersfield Consolidated Plan for 2021 through 2025 anticipates receiving
approximately $8 million in HOME funds by 2025. These funds will be used to acquire
properties for affordable housing, fund homebuyer assistance programs, and facilitate new
construction and rehabilitation of multifamily rental projects.

This section describes administrative resources available to the City. These include building,
code enforcement, housing programs, and partnerships with nonprofit organizations that
help Bakersfield achieve the goals and objectives laid out in this Housing Element.

1.9.1 City of Bakersfield Planning Division

The Planning Division of the Development Services Department provides and coordinates
development information and services to the public. Specifically, the Planning Division
provides staff support to the City Council and Planning Commission in formulating and
administering plans, programs, design guidelines and legislation for guiding the city’s
development in a manner consistent with the community’s social, economic, and
environmental goals.

The Planning Division is tasked with ensuring that land uses and new development in
Bakersfield comply with City codes, the General Plan, City Council and Planning
Commission policies, and California law. Approval of projects through the planning process
is required before the City issues grading or building permits. Advanced planning programs
provided by the division include a comprehensive General Plan update (including periodic
update of the Housing Element), preparing and amending specific plans and design
guidelines, and conducting special land use studies as directed by the City Council.
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1.9.2 County of Kern

The Housing Authority of the County of Kern (HACK) operates several programs funded by
the U.S. Department of Housing and Urban Development (HUD) that provide rental housing
or rental assistance for low-income families, the elderly, people with disabilities, and others,
in much of Kern County. Also known as Section 8, eligible participants are awarded
vouchers enabling them to find housing in the private housing market. In 2022, the Housing
Authority was able to offer 450 HCVs to residents of the county.'®

Currently, HACK operates and maintains 53 low-income public housing or other affordable
housing complexes, totaling 2,995 units throughout Kern County. The City continues to fund
or partner with local and regional organizations to provide HCVs, housing rehabilitation
grants, fair housing education and counseling, legal aid, and expand affordable housing
opportunities for low-income households.

1.9.3 Affordable Housing Providers

Affordable housing providers are a critical resource for accomplishing the goals and
objectives of this Housing Element. This can be accomplished through private/public
partnerships. Table E-24 details active non-profit affordable housing providers and the
associated affordable housing developments in Bakersfield. The City will continue to work
with nonprofit organizations to foster relationships that will further support housing
resources.

Table E-24 Affordable Housing Providers in Bakersfield

Organization Development Name Address Type

Infinity Management and Bakersfield Family 1629 Lotus Lane Multifamily

Investments Apartments Bakersfield, CA 93307

Camellia Court Apartments Camellia Court Apartments 1741 Cheatham Avenue Multifamily
Bakersfield, CA 93307

Chelsea Investment Corporation  Mill Creek Village 508 18th Street Multifamily
Bakersfield, CA 93301

Resident Owned Parks, Inc. Niles East Mobile Estates 8500 Kern Canyon Road Multifamily
Bakersfield, CA 93306

CFY Development, Inc. Tegeler House 1908 H Street Multifamily
Bakersfield, CA 93301

Kern Affordable Housing, Inc. Villa San Dimas Apartments 601 36th Street Multifamily

Bakersfield, CA 93301

1.10 Opportunities for Energy Conservation

1.10.1 New Residential Energy Standards

All new buildings in California must meet the standards contained in Title 24, Part 6, of the
California Code of Regulations (Building Energy Efficiency Standards for Residential and
Nonresidential Buildings). These regulations respond to California's energy crisis and need
to reduce energy bills, increase energy delivery system reliability, and contribute to an
improved economic condition for the state. Through the building permit process, local
governments enforce energy efficiency requirements. All new construction must comply with
the standards in effect on the date a building permit application is made. The standards

'8 Bakersfield Now. April 29, 2022. Long wait list for rent voucher program. https:/bakersfieldnow.com/news/local/long-wait-list-
for-rent-voucher-program

2023-2031 Housing Element E-59


https://bakersfieldnow.com/news/local/long-wait-list-for-rent-voucher-program
https://bakersfieldnow.com/news/local/long-wait-list-for-rent-voucher-program

City of Bakersfield
2023-2031 Housing Element

found in Title 24 create energy savings of approximately 50 percent over residential
construction practices used prior to the standards. The City of Bakersfield adopted the 2022
California Building Code, Title 24, Part 2 as the building code for the City, and has adopted
Part 6, Building Energy Efficiency Standards for Residential and Nonresidential Buildings.

1.10.2 Weatherization Activities

Southern California Edison (SCE) provides electric services for the City of Bakersfield. SCE
offers a variety of programs to increase energy conservation and reduce monthly energy
costs for lower-income households. The following programs are aimed at increasing energy
efficiency and are available to SCE customers in Bakersfield:

» CARE/FERA Rate Programs. The California Alternate Rates for Energy program
(CARE) offers income-qualified customers a discount of 20 percent or more off their
monthly electric bill. The Family Electric Rate Assistance program (FERA) also provides
a discount rate on monthly SCE bills for families of three or more who fall within certain
income guidelines and exceed their baseline usage by 30 percent or more. Tenants of
sub-metered residential facilities and non-profit group living facilities also qualify for
CARE and FERA.

= Energy Management Assistance Program. The Energy Management Assistance
Program (EMA) helps income-qualified households by paying all the costs of purchasing
and installing energy-efficient appliances and equipment, which are free to eligible
customers. Both homeowners and renters qualify for the program.

» Energy Assistance Fund. The Energy Assistance Fund (EAF) helps customers in need
pay their SCE bill through donations by SCE customers, employees, and shareholders.
SCE has partnered with United Way of Greater Los Angeles to raise and disburse EAF
funds. A maximum of $100 is made available to qualified customers once in a 12-month
period.

In addition to the local programs described above, the California Department of Community
Services and Development (CSD) administers the federally funded Low-Income Home
Energy Assistance Program. CSD also offers free weatherization assistance, such as attic
insulation, caulking, water heater blankets, and heating and cooling system repairs to low-
income households.

1.10.3 Infill Development

The Sites Inventory employs an infill strategy to focus new housing development,
particularly multifamily housing development on vacant and underutilized land in the urban
core. This strategy, made in combination with plans to intensify density and uses in
neighborhood centers and corridors, will promote the use of active transportation such as
walking and biking, and support opportunities for enhanced public transit, especially in
connection with the planned High Speed Rail (HSR) station in Central Bakersfield. Mixed
land use strategies, a focus on compact land development, densification of residential uses,
and supporting greater opportunities for public transit and active transportation can reduce
or mitigate energy use and greenhouse gas emissions per capita. More compact
development strategies can also mitigate potential impacts to environmentally sensitive
areas.®

9 U.S. HUD. 2022. The Role of Housing in Climate Change Mitigation and Adaptation.
https://www.huduser.gov/portal/periodicals/em/Summer22/highlight1.htmi#title
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