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200  mi. N0 100   50

Phase 1 of California’s high-speed rail project will connect the San 

Joaquin Valley to the major cities of Los Angeles and San Francisco.

Proposed High Speed Rail (“HSR”) System*

Source: Google Maps, 2016 Revised CHSRA Business Plan

Phase 1

Phase 2

*Route shown for illustrative purposes only and may not reflect final route.

San Joaquin (“SJ”) 

Valley

Bakersfield 

(2025-2029)

Los Angeles (2029)

San Jose (2025)

Fresno (2025)

San Francisco 

(2025-2029)
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Los 

Angeles

San 

Francisco

200  mi. N0 100   50

The Initial Operating Segment (IOS) will run from San Jose to North of 

Bakersfield in 2025, but can be extended with federal funding.

HSR Initial Operating Segment (IOS)*

Source: Google Maps, 2016 Revised CHSRA Business Plan

Initial Operating Segment (2025)

IOS Extension (2025 with funding, 2029 without)

*Route shown for illustrative purposes only and may not reflect final route.

City of 

Bakersfield

Temporary Station 

North of Bakersfield
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200  mi. N0 100   50

High-speed rail will give Bakersfield quick access to the other major 

metropolitan areas of the state.

Source: Google Maps, 2016 Revised CHSRA Business Plan

*Route shown for illustrative purposes only and may not reflect final route; Travel 

time estimates assume intermediate stops, express trains have shorter travel times.

San Francisco:

150 minutes

Los Angeles:

70 minutes

Fresno:

40 minutes

San Jose:

100 minutes

Proposed HSR System Travel Times from Bakersfield*

City of 

Bakersfield
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200  mi. N0 100   50

The first phase of high-speed rail will put Bakersfield within 2.5 hours of 

just under 31 million people, the majority of California’s population.

Population along the Proposed High Speed Rail (“HSR”) System

Source: Google Maps, 2014 US Census Estimates *Route shown for illustrative purposes only and may not reflect final route.

Kern County:

840,000

City of Bakersfield:

348,000

San Joaquin Valley:

3,959,000

Los Angeles MSA: 

12,829,000

San Francisco MSA: 

4,594,000
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The proposed HSR station alternatives are situated in Downtown 

Bakersfield near the junction of major transportation corridors.

14  mi. N0 7   3.5

Proposed F Street 

HSR Station

City of Bakersfield

City of 

Bakersfield

Source: Google Maps *Routes shown for illustrative purposes only and may not reflect final route.

Proposed Truxton

HSR Station
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The Study Area covers Downtown Bakersfield between the two proposed 

HSR station locations.

2  mi. N0 1   0.5

Study Area

Proposed F Street 

HSR Station

Study Area Context

Source: Google Maps *Routes shown for illustrative purposes only and may not reflect final route.

Downtown Bakersfield

Proposed Truxton 

Avenue HSR Station
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The Study Area is also at the confluence of major freeways and 

thoroughfares including SR-99, SR-58, SR-178 and SR 204.

Study Area Context

Source: Google Maps *Routes shown for illustrative purposes only and may not reflect final route.

2  mi. N0 1   0.5

Study Area

Proposed Truxton 

Avenue HSR Station

Proposed F Street 

HSR Station
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Demographic and Employment Summary

• Bakersfield has lower unemployment rates and a more diversified 

economy than the San Joaquin Valley.

• While Bakersfield has higher incomes and educational attainment than 

the San Joaquin Valley, the Study Area does not.

• Bakersfield and the San Joaquin Valley are seeing major population 

growth, outpacing the major coastal metropolitan areas of California.

• The Study Area is a major employment center, and contains many local 

and regional government offices.

• The main employment sector of the City of Bakersfield is healthcare, 

and this sector has also seen the largest nominal growth in recent years.
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Bakersfield and the San Joaquin Valley have experienced robust 

population growth since 2000, outpacing major coastal metros like L.A. 

San Joaquin Valley:

3,959,000

Population Growth Comparison 

(2000-2014 CAGR)

City of Bakersfield:

369,500*

Source: Google Maps, US Census Bureau

San Francisco MSA:

4,594,000

0.8%

0.5%

1.6%

2.0%

2.9%

0% 2% 4%

San Francisco MSA

Los Angeles MSA

San Joaquin Valley

Kern County

City of Bakersfield

(+470,000)

(+897,000)

(+815,000)

(+213,000)

(+122,000)

Population of Major Geographies (2014)

Los Angeles MSA:

13,262,000

Kern County:

874,000*

* Population estimate is for 2015, from the State of California, 

Department of Finance, http://kedc.com/community-

profile/demographics/
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0.7%

0.4%

1.5%

1.9%

3.0%

0% 2% 4%

San Francisco MSA

Los Angeles MSA

San Joaquin Valley

Kern County

City of Bakersfield

2014-2035 Projected Population Growth (CAGR)

The SJ Valley and Bakersfield are projected to grow more quickly than 

coastal areas, and HSR may allow cities to focus that growth.

San Joaquin Valley:

5,618,000

City of Bakersfield:

687,000

Los Angeles MSA:

14,534,000

Source: Kern COG, California Department of Finance

*Future growth in Bakersfield was estimated using Kern COG’s 2023 

growth projection.

*

Total Future Population of Major Geographies 

(2035)

San Francisco MSA:

5,357,000

(+761,000)

(+1,271,000)

(+1,501,000)

(+417,000)

(+318,000)

Kern County:

1,292,000
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Bakersfield has been experiencing rapid population growth in the last 

two decades, and this growth in projected to continue.

Source: ESRI, U.S. Census, Housing Element Update 2015-2023

Population Snapshot (2010)

 -

 100,000

 200,000

 300,000

 400,000

 500,000

 600,000

 700,000

 800,000

1990 2000 2010 2020 2025 2030 2035

City of Bakersfield Historical and Future Population 

Projections
Study Area

• Population: 4,600

• Households: 1,800

City of Bakersfield

• Population: 348,000

• Households: 111,000

Bakersfield Urbanized Area

• Population: 524,000

Kern County

• Population: 840,000

• Households: 255,000
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It should be noted that development in metropolitan Bakersfield extends 

beyond the City of Bakersfield’s boundaries.

14  mi. N0 7   3.5

City of Bakersfield & Urbanized Area (2010 Census Population)

City of 

Bakersfield

(348,000)

Source: Google Maps, U.S. Census

Bakersfield 

Urbanized Area

(524,000)

Population Density (per square mile)

• Bakersfield’s Urbanized Area is defined by the U.S. Census Bureau as an area of contiguous 

development.

• An additional 176,000 residents live in the areas surrounding Bakersfield.
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The age composition in Bakersfield is very similar to Kern County, while 

the Study Area has a slightly higher percentage of young people.

Source: ESRI

Age Breakdown (2015)

0%

5%

10%

15%

20%

25%

30%

35%

40%

Study Area City of Bakersfield Kern County

• The Study Area has a slightly higher 

proportion of children, those 25-34 

year old, and those over 65.

• Younger people and empty nesters 

have an increasing preference for 

downtown locations, and this trend 

may strengthen in Bakersfield as the 

downtown revitalization continues.

• Bakersfield can leverage this trend by 

trying to create unique destinations 

that cannot be matched by existing 

suburban locales.
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White Black Asian Some Other Race

Study Area City of Bakersfield Kern County

Bakersfield is generally more diverse than Kern County, and nearly half 

the City identifies as Hispanic or Latino.

Source: ESRI

0%

10%
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40%

50%

60%

Hispanic or Latino

Racial and Ethnic Composition (2015)
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The Study Area population has a larger proportion of renters and a 

lower median income.

Source: ESRI

Median Household Income (2015)

$22,000

$55,000

$48,000

Study Area City of
Bakersfield

San Joaquin
Valley

Housing Tenure (2015)

Owner 
Occupied, 

13%

Renter Occupied, 
87%

Study Area

Owner 
Occupied, 

58%

Renter 
Occupied, 

42%
City of 

Bakersfield



HR&A Advisors, Inc. Bakersfield HSR| 19

Bakersfield has higher levels of educational attainment than Kern County, 

while the Study Area has lower levels than Bakersfield.

Source: ESRI

35%
22%

28% 27%

62%

59%
57% 57%

3%

20% 15% 16%

0%

10%

20%

30%

40%

50%

60%

70%

80%

90%

100%

Study Area City of
Bakersfield

Kern County San Joaquin
Valley

Bachelor's Degree or Higher

Less than a Bachelor's Degree

Less than a High School Diploma

Highest Level of Educational Attainment (+25 Years Old, 2013)• Owing to a more diverse 

economy and economic hub, 

Bakersfield outperforms the San 

Joaquin Valley and Kern County 

in educational attainment.

• The Study Area has not shared 

in Bakersfield’s higher levels of 

educational attainment, as those 

who can afford to generally live 

in outlying areas with higher 

quality housing stock.
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Potentially owing to lower educational attainment, the Study Area also 

suffers from higher unemployment.

Source: ESRI, BLS

14.7%

8.3%
9.1%

9.7%

Study Area City of
Bakersfield

Kern County San Joaquin
Valley

Civilian Unemployment Rate (2015)
The 2009 recession had a significant 

impact on San Joaquin Valley employment. 

While the economy has improved since, 

most areas have not fully recovered to 

pre-recession levels of employment. 

Bakersfield, however, performed better 

than most areas throughout the recession.

January 2010 Unemployment Rate 

(Percentage Point Change from 2010 to 2015)

City of Bakersfield

• 14.9% (-6.6%)

Kern County

• 16.6% (-7.5%)

San Joaquin Valley*

• 17.7% (-8.0%)

*Based on a weighted average of San Joaquin counties by labor force.
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2%
8%

11%

79%

Study Area

Balance of City of Bakersfield

Balance of Kern County

Balance of San Joaquin Valley

Kern County accounts for just under a quarter of the 1.3 million workers 

in the SJ Valley, with 128,000 of those in the City of Bakersfield.

Employment (2014)

Source: LEHD, Google Maps

Kern County

City of Bakersfield:

128,000

San Joaquin Valley:

1,318,000

Kern County:

280,000

Employment (2014)
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Historic employment growth in Bakersfield and the San Joaquin Valley 

has outpaced California’s largest metro areas. 

San Joaquin Valley:

1,318,000

City of Bakersfield:

128,000

Los Angeles MSA:

5,904,000

San Francisco MSA:

2,210,000

Source: Google Maps, LEHD

0.9%

0.9%

1.4%

1.9%

1.7%

0% 1% 2%

San Francisco MSA

Los Angeles MSA

San Joaquin Valley

Kern County

City of Bakersfield

Kern County:

280,000

Total Employment of Major Geographies 

(2014)

Job Growth Comparison 

(2002-2014 CAGR)

(+231,000)

(+628,000)

(+203,000)

(+56,000)

(+23,000)
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Source: Google Images, 2007 Agricultural Statistical Overview, University of California Cooperative Extension: Kern County, LEHD

The San Joaquin Valley is one of the most productive agricultural areas 

in the United States and is also a center of logistics and oil production.

12.8%
PERCENTAGE OF US AGRICULTURAL

PRODUCTION BY CASH VOLUME

10%
PERCENTAGE OF US OIL

PRODUCTION

Two
OF THE FIVE LARGEST US OIL FIELDS

22,000
INCREASE IN TRANSPORTATION, 

WAREHOUSING, AND WHOLESALE

TRADE JOBS (2014-2002)

San Joaquin Valley

Kern County SAN JOAQUIN VALLEY

KERN COUNTY
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Bakersfield’s has less direct dependence on agriculture than the County, 

and the Study Area is a hub for healthcare and public administration.

Largest Industry Sectors by Employment (2014)

City of Bakersfield

• Health Care & Social Assistance (18%)

• Educational Services (12%)

• Retail Trade (12%)

• Accommodation & Food Service (10%)

Study Area

• Health Care & Social Assistance (32%)

• Public Administration (25%)

• Accommodation & Food Service (6%)

• Administration & Support (5%)

Source: LEHD
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Public administration and healthcare make up 56 percent of jobs in the 

Study Area, much higher than in the City of Bakersfield overall.

Source: LEHD

Study Area Employment (2014)City of Bakersfield Employment (2014)

Health Care 
and Social 
Assistance

18%

Educational 
Services

12%

Retail 
Trade
12%

Accommodation 
& Food Services

10%

Construction
5%

All Other 
Categories

43%

Health Care 
& Social 

Assistance
32%

Public 
Administration

24%

Accommodation 
& Food Services

6%

Admin. & Support, 
Waste Mngt. and 

Remediation
5%

Professional, 
Scientific, & 

Technical 
Services

4%

All Other 
Categories

29%
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Though Bakersfield has less direct agricultural employment than the 

County, shocks to agriculture and oil still ripple through its economy.

Source: Flickr, U.S. Energy Information Administration
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• The recent declining price of oil has been 

having ripple effects on the region’s economy 

as local producers shut down production.

• California is still recovering from a historic 

drought that has plagued much of the 

Western United States, but has been 

particularly severe in the southern San 

Joaquin Valley.
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Despite these challenges, Bakersfield’s economy has been recovering 

since the recession, but unemployment is not yet to prerecession levels.

Source: Bureau of Labor Statistics
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Bakersfield MSA Historical Unemployment Rate
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A majority of industry sectors in Bakersfield have seen growth since 

2002, particularly in the Healthcare sector.

Source: LEHD

-5,000 0 5,000 10,000

Health Care & Social Assistance

Agriculture, Forestry, & Fishing

Accommodation and Food Services

Retail Trade

Construction

Educational Services

Professional, Scientific, & Technical Services

Manufacturing

Wholesale Trade

Information

Arts, Entertainment, & Recreation

Finance and Insurance

Management of Companies and Enterprises

Mining, Quarrying, and Oil & Gas Extraction

Transportation and Warehousing

Admin. & Support, Waste Mngt. & Remediation

Real Estate and Rental & Leasing

Utilities

Other Services (excl. Public Administration)

Public Administration

City of Bakersfield Nominal Industry Growth (2002-2014)
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Kern County and the San Joaquin Valley are expected to continue to 

outpace coastal California in employment growth.

San Joaquin Valley:

1,672,000

Los Angeles MSA:

6,666,000

San Francisco MSA:

2,478,000

Source: Google Maps, California EDD

Kern County:

372,000

Projected Employment of Major Geographies 

(2022)

Future Employment Projection Comparison 

(2012-2022 CAGR)

(+291,000)

(+819,000)

(+241,000)

(+48,000)

1.3%

1.3%

1.6%

1.4%

0% 1% 2%

San Francisco MSA

Los Angeles MSA

San Joaquin Valley

Kern County
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The Study Area has a relatively large proportion of Bakersfield’s 

employment, but a very small proportion of its residents.

Proportion of Bakersfield Residents Within 

the Study Area (2015)

Study Area, 
4,600

Other Bakersfield 
Areas,

343,000

Study 
Area

25,000

Other Bakersfield 
Areas

104,000

Source: LEHD, ESRI

Bakersfield Employment (2014)
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The Study Area is a major employment hub with 25,000 workers, and 

Downtown’s daytime population rises substantially on workdays.

Study Area Inflow/Outflow of Employees

Commute In Commute Out

Live and Work in Study Area

0.4
BAKERSFIELD JOBS PER RESIDENT

5.3
STUDY AREA JOBS PER RESIDENT

Source: ESRI, LEHD
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The City is central to the County’s economy, and draws workers across the 

region, with almost a quarter traveling over 50 miles each way.

Top 25 ZIP Codes Where Bakersfield Workers Live (2014)

City of 

Bakersfield

Source: LEHD

10,300 - 12,000

8,700 - 10,299

7,000 - 8,699

5,300 - 6,999

3,600 - 5,299

1,900 - 3,599

300 - 1,899

Jobs per Square Mile 

(2014)
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About half of Bakersfield residents also work in Bakersfield, but over 

12,000 make the commute to Los Angeles County.

Bakersfield Inflow/Outflow 

(2014)

65,000
EMPLOYEES COMMUTE INTO

BAKERSFIELD

64,000
RESIDENTS LIVE AND WORK IN

BAKERSFIELD

72,000
RESIDENTS COMMUTING OUT OF

BAKERSFIELD

Source: LEHD

Top Counties for Bakersfield Resident’s 

Place of Employment (2014)

Tulare County

1.4%

Kern County

75.7%

Ventura County

1.7% LA County

9.1%

Orange County

2.1%
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Office Market Summary

• The Study Area, or Greater Downtown, is a large employment hub for 

Bakersfield, with primarily government and medical workers. 

• There has been limited office construction in Bakersfield since 2000 and, 

with contractions in Public Administration employment, little of this new 

office space has been built within the Study Area.

• Of the 13.3 million SF of office in the City of Bakersfield, 

approximately 30% is located in the Study Area.

• The Bakersfield office market has higher rents and lower vacancy rates 

when compared San Joaquin Valley as a whole.

• The Bakersfield office market continues to see growth, but the Downtown 

market has not captured its fair share of growth in the last two decades. 

Citywide development policies, downtown placemaking initiatives, and 

HSR could help to attract more development downtown, including 

additional private office development.
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Bakersfield and Kern County were impacted by the Recession, but not as 

heavily as other regions of California.

Source: LEHD On the Map

128,467
119,196121,707

105,515

279,583

247,210246,752

223,757
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300,000

2014201320122011201020092008200720062005200420032002

Total Employment

Bakersfield Kern County

• Total employment in Bakersfield has increased since 2002, and is now higher than pre-

Recession levels.
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19%
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-26%

20%
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21%

13%
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38%

35%
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Administration & Support, Waste Management and…

Manufacturing

Other Services (excluding Public Administration)

Finance and Insurance

Wholesale Trade

Mining, Quarrying, and Oil and Gas Extraction

Management of Companies and Enterprises

Transportation and Warehousing

Information

Arts, Entertainment, and Recreation

Real Estate and Rental and Leasing

Utilities

Percent Change in Bakersfield Employment by Sector (2002-2014)

Bakersfield’s employment growth has been particularly strong in the 

Health Care, Agriculture, and Accommodation and Food Service sectors. 

Source: LEHD On the Map

Total Jobs (2014)

22,956
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1,963
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1,627
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With lower vacancy rates and higher rents, Bakersfield has a stronger 

office market than Kern County and San Joaquin Valley as a whole.

Source: Costar
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Fewer office construction completions and one year of negative 

absorption* followed the Recession, but the market has since improved.

 (200,000)

 (100,000)

 -

 100,000

 200,000

 300,000

 400,000

 500,000

S
F

SF Delivered Net Absorption

Class A

11%

Class B

60%

Class C
29%

Bakersfield Office Space by ClassBakersfield Deliveries and Absorption

Source: Costar

* Absorption is a measure that accounts for total 

space occupied in the market during a period, less 

space vacated.
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1.64

3.08

0.84

2.17

3.54

4.85

Other Submarkets

West Park*

Northeast

University Centre

Southwest

Central Bakersfield

Existing Office Space 
(1,000,000 SF)

Of the eight office submarkets identified by CoStar, Central and 

Southwest Bakersfield contain the vast majority of the city’s office space.

City of Bakersfield Office Submarkets

University 

Centre

Study Area

Northwest 

Bakersfield

Southwest Bakersfield

South 

Bakersfield

Southeast 

Bakersfield

North Bakersfield

Northeast Bakersfield

Central 

Bakersfield

*Note that West Park is a subarea of Southwest 

Bakersfield and Central Bakersfield

Source: Costar

West 

Park
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Low-rise suburban office spaces are dominant in outlying areas, while 

mid-rise office buildings are mostly found in and near Downtown.

University 

Centre

Study Area

Northwest 

Bakersfield

South 

Bakersfield

Southeast 

Bakersfield

North Bakersfield

Northeast Bakersfield

Central 

Bakersfield

Northeast Bakersfield

University Centre

Southwest Bakersfield

Central Bakersfield

City of Bakersfield Office Submarkets

West 

Park

Southwest Bakersfield
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$16.60 

$20.08 

$15.05 

$23.19 

$19.30 

$17.24 

Study Area

West Park*

Northeast

University Centre

Southwest

Central Bakersfield

Rent per SF and Vacancy by Office 
Submarket

While it has only a modest share of the total office stock, the University 

Centre submarket has the highest rents and lowest vacancy.

Northeast Bakersfield

$15.05

11.8% Vacancy

Southeast Bakersfield

$7.23

0.5% Vacancy

University 

Centre

Study Area

Northwest 

Bakersfield

South 

Bakersfield

Southeast 

Bakersfield

North Bakersfield

Northeast Bakersfield

Central 

Bakersfield

City of Bakersfield Office Submarkets

7.4%

8.1%

1.9%

11.8%

7.8%

*Note that West Park is a subarea of Southwest 

Bakersfield and Central Bakersfield

Source: Costar

9.0%

West 

Park

Southwest Bakersfield
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The Study Area performed fairly well through the Recession; the sharp 

decline in employment in 2014 was largely in Public Administration jobs.

Source: LEHD On the Map
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25%

-32%

22%

31%

-9%

-26%

82%

-15%

-39%

-33%

3%

-10%

-21%

15%

10%

-18%

21%

-5%

-54%

-3%

Health Care and Social Assistance

Public Administration

Accommodation and Food Services

Administration & Support, Waste Management and…

Professional, Scientific, and Technical Services

Educational Services

Information

Retail Trade

Other Services (excluding Public Administration)

Management of Companies and Enterprises

Construction

Finance and Insurance

Arts, Entertainment, and Recreation

Transportation and Warehousing

Mining, Quarrying, and Oil and Gas Extraction

Wholesale Trade

Manufacturing

Real Estate and Rental and Leasing

Utilities

Agriculture, Forestry, Fishing and Hunting

Percent Change in Study Area Employment by Sector (2002-2014)

The Study Area captured employment growth in the Health Care, 

Information, and Administration & Support industries, but, on a nominal 

basis, this was outweighed by losses in Public Administration.

Source: LEHD On the Map

Change in Jobs 

(2002 - 2014)

1,555

-2,907

247

266

-110

-327

398

-146

-441

-331
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-50
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-74

52

-11

-40

-1
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Although Study Area office rents have increased, so too have office 

space vacancies.
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One quarter of Bakersfield’s office space is located in the Study Area.

• Approximately 25% of all Bakersfield office space is 

located within the Study Area.

• Area real estate brokers cite several reasons for office 

tenants choosing to locate outside of the Study Area, 

including:

• A general perception that Downtown lacks parking 

and has a high incidence of crime.

• Employees’ desire to work close to where they live, 

namely in suburban areas.

• A lack of high-quality office space Downtown. Only 

6% of Study Area office space, approximately 

215,000 square feet, is Class A space, compared to 

11 percent citywide. 

Study Area
3,662,000

Other Bakersfield Areas 
9,287,000

Bakersfield Office Space, 
by Gross Square Feet

Source: Costar

72%

28%
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Office space is concentrated south of Golden State Avenue in the Study 

Area. 

• The primary tenants downtown are medical, administration, 

government, and education workers.

• The Study Area contains 303 office buildings*, including 

some of Bakersfield’s tallest. 

Source: Costar

* This contains most, but not all, government buildings in the Study Area. 
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The Study Area has captured lower than its fair share of new office 

development in the region.

Office Buildings by Year Built, as a Proportion of Gross Square Feet

3,662,000 
STUDY AREA OFFICE,

GROSS SF

13,287,000
CITY OF BAKERSFIELD OFFICE,

GROSS SF

• The Study Area has not seen new office construction since before the 

Recession, while the City of Bakersfield has seen some new office deliveries.

• Any new construction that has occurred in the Study area has primarily been 

driven by government uses. Source: Costar

Before 1970
47%

1970-1999
36%

2000-2009
13%

2010-Present
4%

City of Bakersfield

Before 1970
72%

1970-1999
20%

2000-2009
8%

2010-
Present

0%

Study Area
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179,000 SF of office space was delivered in 2015; 347,000 SF is 

currently under development. 

Study Area

Source: Costar

5000 Physicians Blvd.

36,000 SF

The Stockdale Centre

147,900 SF
11601 Bolthouse Dr.

27,200 SF

Rio Bravo Medical

2 stories, 64,000 SF

Omni Family Health

2 stories, 15,600 SF

11117 River Run Blvd.

2 stories, 55,600 SF

1901 20th Street

1 story, 7,000 SF

Davita

1 story, 9,700 SF

5646 Auburn Street

1 story, 5,000 SF

Delivered in 2015Under Development Delivered in 2008-2014



HR&A Advisors, Inc. Bakersfield HSR| 51

Today, the Downtown competes with suburban markets in and outside of 

Bakersfield; Downtown amenities and HSR could increase office demand.

• With the current pattern of Downtown investment, the Study Area will 
continue to capture health, education, and public employees, but will 
continue to be challenged in competing with more affordable and 
auto-convenient business parks for other industries’ office needs. 

Baseline Office 
Demand 

(LOW)

• New Downtown amenities and public realm improvements may attract 
additional industries to Downtown and will make office development in 
the Study Area more appealing, with or without HSR.

Office Demand 
with Downtown 
Revitalization 

(HIGH)

• If high speed rail is implemented, improved access to Bakersfield and 
to other parts of the State will likely attract more businesses to the 
Study Area, even with limited public interventions. (Low Capture)

• However, the potential of HSR to attract new businesses and industries 
will be magnified with strategic planning and improvements to the 
Downtown. (High Capture)

HSR 

(LOW and HIGH)
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Demand Capture Opportunities
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Future office growth was projected based on projected employment 

growth in the Study Area and an estimated office space per employee.

THERE WERE 130,000 EMPLOYEES IN THE CITY 

OF BAKERSFIELD IN 2015.

HISTORICAL GROWTH RATES AND CA EDD PROJECTED 

GROWTH RATES INFORMED BASE ESTIMATES FOR 

EMPLOYMENT GROWTH IN BAKERSFIELD.

ASPIRATIONAL CITIES WERE EVALUATED TO 

ESTIMATE THE CAPTURE OF EMPLOYEE GROWTH 

WITH AN IMPROVED DOWNTOWN.

CASE STUDIES AND A LITERATURE 

REVIEW WERE COMPLETED TO 

UNDERSTAND THE IMPACTS FROM HSR.

Source: ESRI
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Total Study Area demand for new office in 30 years could be between 

500,000 and 1.2M SF without HSR and 1.1M to 2.0M SF with HSR.

• Bakersfield has an opportunity to concentrate its office growth downtown by leveraging HSR 

and the improved transit connectivity to the city’s urban core.

• Total office development potential is expected to increase over time, depending on the 

investment made in the downtown, as well as the introduction of HSR in Bakersfield. 

WITHOUT HSR

WITH HSR

5 years

(2020)

10 years

(2025)

20 years 

(2035)

30 years

(2045)

Low: Base Growth 65,000 SF 135,000 SF 300,000 SF 505,000 SF

High: Significant 

Downtown Investment 165,000 SF 345,000 SF 755,000 SF 1,260,000 SF

65,000 -

165,000 SF

155,000 -

365,000 SF

585,000 -

1,085,000 SF

1,130,000 -

2,005,000 SF



Real Estate: Multi-family Residential
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Multi-Family Residential Market Summary

• Over the past two decades, there has been a significant amount of 

single-family construction in Bakersfield, nearly all of which has been in 

the form of master-planned communities.

• At the same time, multi-family apartment development has gained 

traction in the city, with 925 such units delivered citywide since 2000.

• The Study Area does not have a significant residential population, due 

to a dearth of quality housing and supporting downtown amenities. 

However, there is growing interest in downtown living. 10% of multi-

family units currently being developed in Bakersfield are located in the 

Study Area. 

• New downtown amenities, such as open space and a grocery store, 

could increase demand for market-rate housing downtown.

• High-speed rail may create an opportunity for further downtown 

development, as people may choose to locate in Downtown Bakersfield 

and commute to other cities.
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0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

Built Before 1970 Built 1970 to 1989 Built 1990 to 1999

Built 2000 to 2009 Built 2010 or later

Bakersfield’s population has been steadily growing, and a quarter of the 

existing housing stock was built since 2000.

26%

0

100,000

200,000

300,000

400,000

1950 1960 1970 1980 1990 2000 2010

City Bakersfield Population

City of Bakersfield 

Housing Units by Year Built, 2013

Source: ESRI
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The majority of development in the City of Bakersfield is, and has been, 

owner-occupied, single-family homes in master planned communities.

Source: ESRI

Seven Oaks Residences, 7,450 units 

Under construction

Gossamer Grove, 2500+ units 

Under construction  Single 
family, 

detatched
71%

Single family, attached
2%

2 to 4 units
11%

5+ units
13%

City of Bakersfield 

Housing Units in Structure, 2013



HR&A Advisors, Inc. Bakersfield HSR| 58

0%

20%

40%

60%

80%

100%

Study Area City of Bakersfield

1 Unit 2 to 4 units 5+ units

Residential stock in the Study Area is denser than the rest of 

Bakersfield’s, with 60% of all housing units in multi-family buildings.

Source: ESRI

60%

South Mill Creek Village, Affordable, 63 Units 

17th Place Townhomes, Market-rate, 44 units

Units in Structure, 2013

24%

58%

42%

Owner Occupied Renter Occupied

13%

87%

Housing Tenure, 2013

City of BakersfieldStudy Area
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Bakersfield’s multi-family rental market has been improving since the 

Recession, with modest increases in rents and decreasing vacancies.   

Source: CoStar
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Market-rate apartments built in the city since 2000 command strong rents 

and comprise of 25% of the city’s multi-family properties.

Source: CoStar

Before 
1970
11%

1970-1979
22%

1980-1989
29%

1990-1999
13%

2000-
Present
25%

City of Bakersfield Multi-family Residential 
Inventory by Building Age

$704
$776

$901

$998

$1,157

$1,266

1BR 2BR 3BR

Rents by Unit Type for Properties by Year 
Built

Built Before 2000 Built Since 2000
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$635,500 

$165,000 

$285,750 

 $-

 $100,000

 $200,000

 $300,000

 $400,000

 $500,000

 $600,000

 $700,000

2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015

Median Home Sale Price by Year Built

Multi-family residential sales prices peaked in 2006; current prices are 

almost half of pre-Recession levels.

Sources: DataQuick, Redfin

$286,000 
MEDIAN SALES PRICE OF

CONDOS BUILT SINCE 2015

220
TOTAL SALES OF CONDOS

BUILT SINCE 2015

Note: there was no multi-family for-sale construction between 2010 and 2013.

$314,000 
MEDIAN SALES PRICE OF SINGLE-

FAMILY HOMES BUILT SINCE 2015
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QUALITY OF HOUSING STOCK

LACK OF DOWNTOWN AMENITIES

Today, few residents live within the Study Area, in part due to quality of 

the housing stock and the lack of amenities compared to suburban areas.

0% 10% 20% 30%

-1939

1940-1949

1950-1959

1960-1969

1970-1979

1980-1989

1990-1999

2000-2009

2010-

Bakersfield Housing Units by Year Built

City of Bakersfield Study Area
Source: ESRI
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More housing is being added Downtown; of the 1,152 multi-family units 

recently built/in the pipeline, 14% are in the Study Area.

Park Square at Seven Oaks 

225 Units, 2014

17th Place Townhomes

44 Units, Under Construction

Mill Creek Village 

63 Units Completed, 

Development ongoing

Sablewood Gardens

192 Units, Under Construction

Source: Costar

Residences at Old Town Kern

100 Units, 2015

The Retreat at Riverlakes

132 Units, 2014

Watermark

208 Units, 2013

Park 20th

55 Units, 2015

Note: Map does not include three developments, each of which comprise of 20 or fewer units.

Study Area
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Much of the development in and around downtown is not market-rate.

Park Square at Seven Oaks 

225 Units, 2014

Study Area

17th Place Townhomes

44 Units, Under Construction

Mill Creek Village

30%, 50%, and 60% AMI

62 Units Completed, 

Development ongoing

Sablewood Gardens

192 Units, Under Construction

Residences at Old Town Kern

Affordable at 50% AMI

100 Units, 2015

The Retreat at Riverlakes

132 Units, 2014

Watermark

208 Units, 2013

Park 20th

Veteran housing and 50% AMI

55 Units, 2015

Market-rate Development Affordable Housing Development
Source: Costar
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Nearly all active development tracts in the City of Bakersfield, for all 

uses, are in outlying areas well outside of the Study Area. 

Study Area

Legend

City Limits

Active

Active/Recorded

Pending Action

Source: City of Bakersfield

1mi 2mi
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The vast majority of multifamily units outside of downtown are market-rate 

apartments in master-planned apartment complexes.

THE RETREAT AT RIVERLAKES SABLEWOOD GARDENS

WATERMARKPARK SQUARE AT SEVEN OAKS
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Suburban apartment complexes offer a multitude of amenities that appeal 

to a wide variety of households.

GATED COMMUNITY

PLAYGROUND

POOL AREA AND SPA

PUTTING GREEN

FITNESS CENTER

BBQ TERRACE

DOG PARK

GATED ACCESS

ASSIGNED PARKING

CLUBHOUSE

DOG RUN

HIGH SPEED INTERNET ACCESS

RECREATION CENTER

SWIMMING POOL AND SPA

GATED ACCESS

RESORT STYLE POOL

FIRE PIT AND CABANAS

BARBEQUE AREA

COVERED PARKING

FITNESS CENTER AND CLUBHOUSE

24/7 SURVEILLANCE SYSTEM

SECURELY GATED

CLUBHOUSE

FITNESS CENTER

FIBER-OPTIC INTERNET

POOL AREA AND BAR

ASSIGNED COVERED PARKING

COMMUNITY NIGHTS AND HAPPY HOURS
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While the 17th Place Townhomes demonstrate the potential for market rate 

development, new amenities could increase demand in the Study Area.

• The growing restaurant scene and art district, as 

well as regular downtown events make 

Downtown Bakersfield an appealing place for 

some to locate.

• While the existing farmers market can help to 

support downtown living, stakeholders indicate the 

need for a grocery store downtown. 

• The Mill Creek development creates quality open 

space in the downtown; more open spaces and 

continued street activation could make downtown 

living more appealing for new and existing 

Bakersfield residents.

• Downtown residential development will have to 

command similar or higher rents and prices as 

suburban locations to justify new construction. This 

can potentially be achieved by enhancing the 

unique amenities downtown, rather than by 

attempting to replicate suburban product.
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Similarly sized cities across the country have seen their downtown 

populations grow in recent years, illustrating Bakersfield’s potential.

• Downtowns in midrange cities like Fargo offer 

unique places to live in the region when 

compared to the suburban markets. 

• Small to midrange cities across the country 

have experienced growth in their 

downtown populations in recent years, 

mirroring a trend seen in some of the U.S.’s 

largest cities.

• Specifically, young professionals and empty 

nesters have fueled this growth as they seek 

to live in amenitized, walkable downtowns, 

spurring a new wave of downtown 

investment that has brought new vibrancy to 

cities’ historic cores.
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Today, Downtown competes with suburban single- and multifamily 

housing; Downtown amenities and HSR could attract more residents.

• With the current pattern of Downtown investment, the Study Area will 
continue to capture some market-rate multifamily residential 
development, but will continue to be challenged in competing with 
single family homes in master planned communities that are adjacent 
to shopping centers.

Baseline Residential 
Demand 

(LOW)

• Strategic investments and planning that result in new Downtown 
amenities and public realm improvements may attract additional 
residents to Downtown, with or without HSR.

Residential Demand 
with Downtown 
Revitalization 

(HIGH)

• Even with limited public interventions, HSR will improve access from 
Bakersfield to other parts of the State, likely attracting more residents 
to the Study Area as it would provide access to Bakersfield’s relatively 
low cost of living. (Low Capture)

• The potential of HSR to attract new residents will be magnified with 
strategic planning and improvements to the Downtown. (High Capture)

HSR 

(LOW and HIGH)
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Demand Capture Opportunities
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Future multifamily housing growth was projected as a share of existing 

household turnover and projected population growth in the Study Area.

THERE ARE 110,000 HOUSEHOLDS IN THE CITY 

OF BAKERSFIELD.

EACH YEAR, 1,500 HOUSEHOLDS SEEK NEW RENTAL 

UNITS AND 2,300 LOOK TO BUY, A PORTION OF 

WHICH ARE IN SEARCH FOR NEWLY-BUILT HOUSING. 

ASPIRATIONAL CITIES WERE EVALUATED TO 

ESTIMATE THE CAPTURE OF RESIDENTIAL 

GROWTH WITH AN IMPROVED DOWNTOWN.

Source: ESRI

CASE STUDIES AND A LITERATURE 

REVIEW WERE COMPLETED TO 

PROJECT THE IMPACTS OF HSR ON 

RESIDENTIAL DEMAND.
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WITHOUT HSR

WITH HSR

Demand for new multi-family housing in 30 years could be between 

2,100 and 3,900 units without HSR and 5,100 and 8,600 units with HSR.

5 years

(2020)

10 years

(2025)

20 years 

(2035)

30 years

(2045)

Low: Base Growth 250 Units 540 Units 1,270 Units 2,160 Units

High: Significant 

Downtown Investment 390 Units 930 Units 2,260 Units 3,900 Units

250 – 390

Units

660 – 1,100

Units

2,660 – 4,440

Units

5,140 – 8,570

Units

• With the existing pattern of Downtown investment, the Study Area will continue to be 

challenged to compete against highly amenitized suburban multi-family developments. 

• New amenities and public realm improvements will make living downtown easier and more 

appealing.

• Bakersfield has an opportunity to concentrate its residential growth downtown by leveraging 

the introduction of HSR and the benefits this transit connectivity can bring to the city’s urban 

core.



Real Estate: Retail
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Retail Market Summary

• While Bakersfield’s retail per capita matches that of peer and 

aspirational cities, its retail offerings are far more dispersed throughout 

the city than those of cities such as Pasadena, which has nearly half of 

its retail square footage downtown. 

• With dropping vacancies and rising rents, both Bakersfield’s and the 

Study Area’s retail markets have improved in the years since the 

Recession. 

• 9% of the city’s retail is located within the Study Area. The Study Area’s 

retail corridors are dispersed through downtown, making for a 

fragmented Downtown retail experience.

• Given the current mix of retail and quality of the retail environment, 

Downtown Bakersfield is currently challenged to compete with the auto-

oriented shopping centers and big box retailers located throughout 

Bakersfield.

• To compete with suburban shopping centers and attract visitors, the 

Study Area will have to stimulate growth in a specialized high-quality 

mix of retail.
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Following rooftops, Bakersfield’s retail market is dominated by shopping 

centers located in suburban areas. 

The Marketplace

Study Area

Valley Plaza Mall

East Hills Mall

Source: Costar

Super Regional Mall

Regional Mall

Community Center

Power Center

Shops at River Walk

Super Regional Mall: Valley Plaza Mall

Regional Mall: East Hills Mall

Community Center: The Marketplace

• Malls and big box stores provide residents with numerous one-stop-shop options.
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Little of Bakersfield’s 23 million SF of retail is located downtown and the 

majority of the city’s retail is located in multi-tenant shopping centers.

Study Area Retail
1,997,000

Rest of Bakersfield
20,980,000

Bakersfield Existing Retail, in SF

Not in 
Shopping 
Center

9,807,000
In Shopping 

Center
13,170,000

Bakersfield Retail Type, in SF

• Downtown Bakersfield retail is competing with big box shopping centers that offer auto-

oriented convenience for suburban shoppers. Downtown Bakersfield’s retail must target a 

different retail niche and provide a distinct retail experience.

Source: Costar

9%

91%

57%

43%
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Bakersfield’s retail is performing well. Rents are steadily climbing, with 

vacancies remaining below the Recession peak of 8%.
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The Study Area’s retail market rents have also been growing.

Source: Costar
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Central Bakersfield’s retail corridors are dispersed throughout downtown, 

making for a fragmented Downtown retail experience.

F Street

19th Street

Q Street
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Currently there is $129 million in annual spending potential from 

residents and workers in the Study Area. 

SPENDING POTENTIAL

$129M

$22M
RESIDENTS

$107M
WORKERS

ICSC OFFICE WORKER 

SPENDING SURVEY

STUDY AREA HOUSEHOLD RETAIL 

SPENDING FROM ESRI BUSINESS 

ANALYST

Source: ESRI
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Current Study Area retail is largely supported by the employment base, 

but is also attracting support from some outside residents and visitors.

SPENDING POTENTIAL SUPPLY OF RETAIL

$68M
SURPLUS

$22M RESIDENTS

$107M
WORKERS

$197M
EXISTING

RETAIL SALES

Source: ESRI

$129M

CURRENTLY SUPPORTED 

BY STUDY AREA 

WORKERS AND 

RESIDENTS

CURRENTLY SUPPORTED 

BY BAKERSFIELD 

RESIDENTS OUTSIDE OF 

THE STUDY AREA, AND 

VISITORS
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However, there is unmet demand for a number of retail categories in the 

Study Area.  

Source: ESRI

BLDG MATERIALS, GARDEN EQUIP. & 
SUPPLY STORES

GENERAL MERCHANDISE STORES DRINKING PLACES - ALCOHOLIC

BEVERAGES

$539K
EXISTING

RETAIL 

SALES

1,600 SF

$3M

85,300 SF

$3M
EXISTING

RETAIL 

SALES

523 SF

$426K
UNMET

DEMAND

$22M
UNMET

DEMAND

$224K
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Some retail sectors have a surplus of supply, indicating that the Study 

Area contains retail sectors that already achieve a regional draw.

Top Oversupplied Retail Sectors

FURNITURE & HOME

FURNISHINGS STORES

FULL-SERVICE

RESTAURANTS

HEALTH & PERSONAL

CARE STORES

ELECTRONICS & 

APPLIANCE STORES
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Downtown is currently attracting some regional users, but it is providing a 

less than optimal retail offering and environment.

• Improvements would help to attract a greater share and diversity of market segments, 

including regional residents and visitors. 

F Street, contiguous storefronts along wide boulevard

Q Street, fractured retail experience along boulevard

19th Street, pedestrian-oriented urban retail scape
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Citywide SF of Retail Per Capita, 

2016

53.9

55.6

55.4

56.5

Pasadena

Visalia

Fresno

Bakersfield

Percentage of 

Retail located 

Downtown

Other cities’ downtowns have a larger concentration of retail when 

compared to their cities as a whole.

• Bakersfield’s citywide retail SF per capita is 

comparable to two of its regional peers and a 

successful Southern Californian downtown, 

Pasadena. 

• However, Bakersfield’s retail is more spread out, 

with only 9% of its retail concentrated in 

Downtown.

• Pasadena has concentrated its retail downtown, 

with close to half of the City’s retail square 

footage located at its center. The fact that its 

retail SF per capita is only slightly higher than 

Bakersfield is also a sign of Pasadena’s high 

downtown population.

• Downtown Pasadena’s retail is also of a higher 

quality than Downtown Bakersfield’s. Its Downtown 

retail supply more than meets the demand of its 

population, meaning that a significant portion of 

Downtown shoppers neither live nor work 

Downtown. 

Sources: Costar, ESRI, LEHD

12%

FRESNO

47%
PASADENA

13%

VISALIA

9%

BAKERSFIELD
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There is a significant amount of retail square footage in Bakersfield’s 

development pipeline, mostly outside of the Study Area.

Study Area

The Commons at 7th Standard

2303 S. Union Ave.

Maya Mill Creek Plaza

Western Shopping Center

• There is 2,681,000 SF of retail currently in 

the development pipeline.

• Most of this retail is currently being built out 

at The Commons at 7th Standard, a large-

scale big box shopping center northwest of 

the Study Area that will house 1,360,000 SF 

of retail when completed.

• Only 30,000 SF of retail is currently under 

construction or proposed within the Study 

Area – all in a single development called 

Maya Mill Creek Plaza. 

• While the scale of the retail being built in 

Greater Bakersfield may cancel out the 

unmet demand for electronics and appliance 

stores, clothing and clothing appliance stores, 

special food places, and miscellaneous store 

retailers, new permanent and daytime 

population growth can stimulate more 

demand.

Retail Proposed and Under Construction, 2016

Sources: Costar, LoopNet
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Given the significant amount of retail in the area, Downtown will need a 

unique retail offering to to attract destination shoppers.

• Today, retail in the Study Area primarily 

serves the downtown worker population.

• As shown by pipeline development patterns, 

suburban, auto-oriented shopping centers 

continue to be the retail format of choice.

• Retail outside the Study Area, which is 

primarily in auto-oriented shopping centers

provides sufficient retail for Bakersfield 

employees and residents.

• The Study Area will need a certain type and 

quality of retail in order to be competitive

with the suburban style shopping centers in 

the area and to attract visitors to Downtown.

LANCASTER BLVD, LANCASTER

EAST HILLS MALL, BAKERSFIELD
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The nascent renaissance in Downtown Bakersfield suggests opportunities 

for retail revitalization. 

NATIONAL BRANDS 

LOCATING DOWNTOWN

GROWING

RESTAURANT SCENE

GROWING 

EVENTS CULTURE

EXPANDING

ANTIQUES MARKET
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However, in order for a revitalized retail program to succeed, Downtown 

will have to grow and diversify with permanent populations and visitors.

EXPANDED

CONFERENCE PROGRAMS

ARRIVAL OF

HIGH SPEED RAIL

GROWTH IN OFFICE

SPACE AND EMPLOYMENT

GROWTH IN 

DOWNTOWN HOUSING
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A successful retail strategy can provide the key ingredients for a 

reinvigorated Downtown. 

GROWTHSAFETY BRAND

RETAIL SUPPORTS 

RESIDENTIAL AND 

OFFICE GROWTH, BOTH 

OF WHICH IN TURN 

SUPPORT THE RETAIL 

MARKET.

A LIVELY DOWNTOWN 

BUSINESS COMMUNITY 

SUPPORTS STREET-LEVEL 

ACTIVATION AND THE 

PERCEPTION OF SAFETY IN 

DOWNTOWN BAKERSFIELD. 

RETAIL PROMOTES THE 

DEVELOPMENT OF A 

MIXED-USE COMMUNITY 

AND A 24-HOUR 

DOWNTOWN, SETTING IT 

APART FROM GREATER 

BAKERSFIELD.
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Today, the Downtown competes with suburban markets in and outside of 

Bakersfield; Downtown amenities and HSR could increase retail demand.

• With the current pattern of Downtown investment, the Study Area 
may capture some retail development, but will continue to 
compete, on unfair footing, with shopping centers that are located 
near residents and offices.

Baseline Retail 
Demand 

(LOW)

• New Downtown public realm improvements and connectivity will 
help Downtown compete with well maintained shopping centers 
and will help to attract residents, employees, and visitors to 
Downtown, with or without HSR. 

Retail Demand with 
Downtown 

Revitalization 
(HIGH)

• Even with limited public interventions, HSR will spur office and jobs 
growth, which in turn will support further retail development in the 
Study Area. (Low Capture)

• The potential of HSR to support retail will be magnified with 
strategic planning and improvements to the Downtown. (High 
Capture)

HSR 

(LOW and HIGH)

W
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Demand Capture Opportunities
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Future retail growth was projected as a measure of spending per 

employee and resident and the projected growth of employees and 

residents in the Study Area.

ANNUAL RETAIL SPENDING IN THE STUDY AREA IS ESTIMATED AT 

$4,600 PER EMPLOYEE AND $7,700 PER RESIDENT. 

THERE ARE 4,600 RESIDENTS AND 25,000 EMPLOYEES LOCATED IN THE 

STUDY AREA. WHILE SOME DOWNTOWN RETAIL ATTRACTS SHOPPERS 

FROM OTHER AREAS, STUDY AREA RESIDENTS AND EMPLOYEES ARE 

THE PRIMARY USERS OF RETAIL IN THE STUDY AREA. 

HSR WILL SUPPORT ADDITIONAL 

RESIDENTIAL AND EMPLOYMENT 

GROWTH, WHICH WILL IN TURN 

SUPPORT ADDITIONAL RETAIL.
Source: ESRI

BASED ON OUR ESTIMATES OF GROWTH IN STUDY 

AREA RESIDENTS AND EMPLOYEES DUE TO AN 

IMPROVED DOWNTOWN AND WITH THE STATUS 

QUO, WE EVALUATED THE POTENTIAL FOR NEW 

RETAIL DEVELOPMENT.
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WITHOUT HSR

WITH HSR

Investment in the Downtown and HSR will create more retail demand and 

stimulate an increase in the supply of Study Area retail square footage.

5 years

(2020)

10 years

(2025)

20 years 

(2035)

30 years

(2045)

Low: Base Growth 46,000 SF 100,000 SF 222,000 SF 356,000 SF

High: Significant 

Downtown Investment 60,000 SF 137,000 SF 312,000 SF 512,000 SF

46,000 -

60,000 SF

110,000 -

150,000 SF

346,000 -

626,000 SF

626,000 -

906,000 SF

• With no investment, the Study Area will continue to compete against more suburban markets 

that are proximate to residents and their jobs. 

• Public realm improvements will make living and visiting downtown more appealing, supporting 

the retail market.

• Bakersfield has an opportunity to concentrate and improve its retail offerings downtown by 

leveraging the introduction of HSR and the benefits this transit connectivity can bring to the city’s 

urban core.



Real Estate: Hotel
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Hotel Market Summary

• Occupancy rates for downtown upper midscale and upper class hotels 

are nearly 80%, suggesting demand for more hotels rooms

• The success of the Padre Hotel demonstrates the latent demand for 

differentiated products downtown.

• However, modest room rates raise questions of the feasibility of new 

hotel construction on more expensive Downtown land.

• Bakersfield’s hotel market has grown significantly since 2000; 

approximately 60% of all rooms were built in the past 16 years. This 

growth is in part due to job growth in Bakersfield and the opening of 

the Rabobank Arena, the area’s largest events venue, in 1998.

• The majority of hotels are economy or midscale class and Bakersfield’s 

primary hotel users are weekday business travelers.

• As the Downtown continues to see revitalization, travelers will continue to 

want to stay near other downtown amenities, including restaurants and 

bars. Access to HSR could support further hotel development, as more 

businesses located downtown. 
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The majority of Bakersfield’s 128 hotels (10,100 hotel rooms) were built 

after 2000 and are economy or midscale class.

Economy 
Class
43%

Midscale 
Class
21%

Upper 
Midscale 

Class
20%

Upper 
Upscale Class

4% Upscale 
Class
12%

Bakersfield Hotel Rooms, by Class Bakersfield Hotel Rooms, by Year Built

59%

Source: STR, Inc.
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As a result of hotel development, City revenue from the Transient 

Occupancy Tax (TOT) has increased by 45% since 2004.

• The TOT is a tax on hotels and motels. 

• Kern County’s TOT rate is 6%, while Bakersfield’s is 12%, which has driven some hotel 

development outside the city limits. 

• Since 2006, visitors to Kern County have generated an average of $27 million annually in 

local TOT receipts. 

Source: Dean Runyon 

Bakersfield Transient Occupancy Tax Revenue, 

in $000 $8.8M

$0

$2,000

$4,000

$6,000

$8,000

$10,000

2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014
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Bakersfield has six existing upper midscale and upscale hotels, totaling 

870 rooms, all of which are close to or within the Study Area. 

Best Western Plus

95 Rooms

Study Area

Source: STR, Inc.

The Padre Hotel

112 Rooms

Four Points by Sheraton

197 Rooms

Residence Inn

114 Rooms

Hampton Inn Central

93 Rooms

Marriott Convention Center

259 Rooms

*Please note that this slide and the following slides reflect hotel data for Upper Midscale, 

Upscale, and Upper Upscale class hotels as classified by STR.  We look more closely at these 

hotels because a new construction hotel in Downtown is likely to fall within these classes.
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Growing hotel occupancy and the average daily rate within these classes 

indicates that there is demand for new quality hotels in Bakersfield. 

Source: STR, Inc.
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Average Daily Rate (ADR) and Occupancy in Bakersfield*

ADR Occupancy

• Bakersfield’s consistently high occupancy rates indicate a growing demand for more quality 

hotel rooms. However, average daily rates for rooms are modest, reflecting low land values 

and suburban formats and indicating new hotel construction could be constrained.

*Includes performance data for only Upper Midscale, Upscale, and Upper Upscale Class hotels.
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High weekday occupancy and average daily rates indicate that many 

Bakersfield hotel visitors are business travelers.

55%

76%
86% 85%

78% 78% 79%

Sun Mon Tue Wed Thu Fri Sat

Daily Occupancy Rates, 2015-2016*

$95 

$109 
$113 $113 

$107 

$100 
$103 

Sun Mon Tue Wed Thu Fri Sat

Average Daily Rates, 2015-2016*

Source: STR, Inc. *Includes performance data for only Upper Midscale, Upscale, and Upper Upscale Class hotels.
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Four major visitor groups are responsible for hotel demand in Bakersfield, 

all of which could benefit from additional hotels built downtown. 

CALIFORNIA LONG-DISTANCE TRAVELERS CONVENTION GOERS

WEST COAST TOURISTS

GROWTH IN 

DOWNTOWN HOUSINGBUSINESS TRAVELERS
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The Rabobank Arena, Theater, and Convention Center hosts a variety of 

sporting, music, and business events that draws visitors year-round.

3,000
PERMANENT SEATS IN THEATER

10,000
PERMANENT SEATS IN RABOBANK ARENA

70,000
SQUARE FEET OF MEETING AND EVENT SPACE

Source: Rabobank Arena

LARGEST EVENTS HOSTED AT RABOBANK ARENA:

CIF State Wrestling Championships

Cali Finale Cheerleading Championship

29,500
SQUARE FEET EXHIBIT HALL
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The Kern County Fair is a local institution that attracts thousands of visitors 

to Bakersfield each year.  

400,000
ANNUAL VISITORS

13th

LARGEST COUNTY FAIR IN CALIFORNIA

168
ACRES OF FAIRGROUNDS

Source: Visit Bakersfield
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Existing hotels provide amenities for business travelers; Downtown 

Bakersfield could be a competitive location for hotel development.

GROWING RESTAURANT SCENE BOUTIQUE ACCOMMODATIONS

WEDDING AND EVENT VENUESCONFERENCE SPACES
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Five hotels have either recently opened, are being developed, or have 

been proposed in Bakersfield, two within the City and three outside. 

Holiday Inn Express

240 Rooms, Proposed

Hosking Avenue Interchange Hotel

240 Rooms, Proposed

Marriott Townplace Suites

95 Rooms, Recently Opened

Study Area
Marriott Fairfield Inn & Suites

85 Rooms, Under Construction

Hyatt Place

118 Rooms, Proposed

Within Bakersfield Outside City Limits
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Today, the Downtown competes with suburban markets in and outside of 

Bakersfield; Downtown amenities and HSR could increase hotel demand.

• With the current pattern of Downtown investment, the Study Area 
is likely to capture some upper midscale and upscale hotel 
development, but will continue to be challenged in competing with 
suburban format hotels in and outside Bakersfield.

Baseline Hotel 
Demand 

(LOW)

• New Downtown amenities and public realm improvements may 
attract additional hotels to Downtown, with or without HSR, as 
visitors will want to stay in the most vibrant, connected, and 
convenient areas of the city.

Hotel Demand with 
Downtown 

Revitalization 
(HIGH)

• Even with limited public interventions, HSR will spur office and 
visitor growth, which in turn will likely attract more hotels to the 
Study Area. (Low Capture)

• The potential of HSR to attract new hotels will be magnified with 
strategic planning and improvements to the Downtown. A truly 
vibrant Downtown could become a HSR destination. (High 
Capture)

HSR 

(LOW and HIGH)
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Future hotel room demand was projected based on the ratio of 

employees and residents to hotel rooms and the projected growth of 

employees and residents in the Study Area.

THERE ARE 870 UPPER MIDSCALE AND UPSCALE 

HOTEL ROOMS IN THE CITY OF BAKERSFIELD, 

ACCOUNTING FOR 317,600 ROOM NIGHTS IN 2015.

ASSUMING DEMAND GROWTH IS LINKED TO BUSINESS 

AND RESIDENT GROWTH, HOTEL DEMAND FACTORS PER 

EMPLOYEE AND RESIDENT WERE ESTIMATED.

ROOM NIGHT DEMAND FACTORS WERE 

APPLIED TO OUR PROJECTED EMPLOYEE 

AND RESIDENTIAL GROWTH WITH AND 

WITHOUT HSR.

NOTE: DOWNTOWN BAKERSFIELD’S 

GROWTH AS A DESTINATION 

COULD DRIVE EVEN MORE HOTEL 

DEVELOPMENT IN THE STUDY AREA.
Source: ESRI
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WITHOUT HSR

WITH HSR

Demand for new hotel rooms in 30 years could be between 600 and 

1,250 units without HSR and 1,400 and 2,400 units with HSR.

5 years

(2020)

10 years

(2025)

20 years 

(2035)

30 years

(2045)

Low: Base Growth 75 Rooms 150 Rooms 350 Rooms 600 Rooms

High: Significant 

Downtown Investment 150 Rooms 300 Rooms 750 Rooms 1,250 Rooms

75 – 150

Rooms

200 – 350

Rooms

750 – 1,275 

Rooms

1,400 – 2,400 

Rooms

• With the existing pattern of Downtown investment, the Study Area will continue to be 

challenged to compete against highly amenitized suburban multi-family developments. 

• New amenities and public realm improvements will make location hotels downtown more 

appealing.

• Bakersfield has an opportunity to concentrate its hotel growth downtown by leveraging the 

introduction of HSR and the benefits this transit connectivity can bring to the city’s urban core.


