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Re: Development Impacts of a Dedicated-Lane Bus Rapid Transit and Mixed-Lane Rapid 

Bus West Valley Connector Segment in Ontario, California 

Introduction 

Parsons retained HR&A Advisors, Inc. (HR&A) on behalf of OmniTrans, to assess the relative value creation 

potential of a dedicated-lane bus rapid transit (BRT) system and a mixed-lane rapid transit bus along Holt 

Boulevard in the city of Ontario. Building off the success of its San Bernardino Express bus service, or sbX, 

OmniTrans is in the process of planning a new bus corridor in the Inland Empire, from Pomona to Fontana, 

the West Valley Connector (WVC). The WVC runs primarily along Holt Boulevard and Foothill Boulevard. 

The majority of the line will be a mixed-lane rapid transit bus, also commonly referred to as an òenhanced 

busó, but alternatives running along Route 61 and West Valley Connector Alignment also consider a 

dedicated-lane bus rapid transit through portions of the route, including 3.5 miles of dedicated-lane BRT in 

the city of Ontario.  

This study evaluates the comparative development value impacts of a dedicated-lane BRT and mixed-lane 

rapid bus for the portion of the WVC within the city of Ontario from Benson Avenue to Vineyard Avenue. 

This report provides a market assessment, demand analysis, literature review, case studies, and impact 

analysis that will help inform the future transit programming of the WVC in the city of Ontario. 

The primary objectives of this study include: 

Á Understanding real estate market performance and assessing the overall potential for office, 

retail, and residential development along the Holt Boulevard corridor in the city of Ontario. 

Á Researching existing literature on BRT and rapid transit bus case studies to understand potential 

real estate value premium metrics for the two systems. 

Á Estimation of the range of major value impacts of BRT and rapid transit bus within the Holt 

Boulevard Corridor in the city of Ontario. 

Á Identification of potential funding sources to support transit improvements. 
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Summary of Key Findings 

Market Analysis and Demand 

The city of Ontario is a key employment and activity center within San Bernardino County, but like many 

Inland Empire cities, the Ontario real estate markets were hit hard by the recent recession. However, with 

future developments in the southern area of the city, the New Model Colony, and improvements in the 

economy in recent years, Ontario is expected to be a major area of residential and employment growth in 

coming years. 

Market Overview 

A half-mile buffer around the six WVC stations from Mountain Avenue to Vineyard Avenue (Half-Mile Study 

Area) was evaluated for office, retail, and residential land uses to understand the local real estate market 

context. It should be noted that the concentration of Ontarioõs economic activity is located near the Ontario 

Center/Interstate 15 Freeway area, which is west of the Half Mile Study Area. The study area is adjacent 

to important Ontario activity areas, including the Downtown and Civic Center area, the Convention Center 

and the western edge of the Ontario International Airport. 

Á Office. Ontario has the greatest concentration of Class A office space in San Bernardino County, but 

there is only one Class A office building within the Half Mile Study Area. The majority of office in the 

Half Mile Study Area is older and smaller, Class B & C office space and existing office spaces 

achieve fairly low rents. The Ontario market was overbuilt in office space at the start of the recession 

and the study area currently has a high vacancy rate of approximately 20 percent. 

 

Á Retail. The Ontario retail market was impacted by the recession, but performs better than most cities 

in San Bernardino County. There is a significant amount of retail located in the Half-Mile Study area, 

but the majority of retail, 1.7 million square feet, can be found outside of traditional multi-tenant 

shopping centers, in stand-alone buildings and smaller store fronts. Vacancy rates were extremely low 

before the recession, but almost tripled to a peak of 9 percent in 2009. Vacancy rates are currently 

at approximately 7 percent and are expected to continue to improve. 

 

Á Residential. While for-sale single family and multi-family development has contracted since the 

recession, the rental multi-family market has performed very well. Ontario is a more established city 

within San Bernardino County and has captured a smaller percentage of countywide residential 

growth across the last decade. Rental residential occupancy is extremely high, with vacancies of only 

1.5 percent. The Ontario Square includes two recently built multi-family developments within the Half-

Mile Study Area, renting from $1,300 to $1,500 for flats and townhomes from $1,650 to $1,950.  

Market Demand  

In evaluating future real estate market demand, HR&A focused on the market capture within a 500 foot 

buffer of the WVC corridor along Holt Boulevard, between Benson Avenue and Vineyard Avenue (500-Foot 

Study Area). As demonstrated by our research of comparable bus transit corridors, properties located 

adjacent to BRT and rapid bus routes receive the greatest transit benefits and also benefit from the public 
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realm investments made along the corridor. We anticipate that in case of the WVC, a combination of 

enhanced bus transit and public realm improvements along the corridor will drive real estate impacts. The 

500-Foot Study Area reflects the area of influence of proposed bus transit along the corridor, and as a 

result is the appropriate geographic context to evaluate real estate impacts resulting from transit 

improvements.  

Demand models were developed based on projections of employment and residents in the City of Ontario 

to estimate a range of demand for key land uses. The table below presents the results of the demand 

analysis. 

Summary of Estimated 500 foot Study Area Demand 

 2014 ð 2025 2025- 2035 Total 

Office 140,000 ð 240,000 SF 220,000 ð 360,000 SF 360,000-600,000 SF 

Residential 170 - 400 Units 140 - 325 Units 310 - 725 Units 

Retail 60,000 - 110,000 SF 30,000 - 70,000 SF 90,000 to 180,000 SF 

 

Literature Review and Case Studies 

To understand the impact differential between dedicated-lane BRT and mixed-lane rapid bus (commonly 

referred to as òenhanced busó), HR&A reviewed available academic studies on BRT and rapid bus and 

prepared case studies of six BRT and rapid transit routes from across the nation. Case studies include the Los 

Angeles Metro Orange Line, the Pittsburgh MLK East Busway, the Boston Silver Line (Washington Street), the 

Kansas City MAX (Main Street), the Eugene-Springfield MAX (Franklin Corridor), and the Cleveland 

HealthLine. 

The literature review and case studies show positive impacts from new transit amenities on surrounding real 

estate values. Transit-accessible properties attract an increasing share of regional demand, which leads to 

increased property value and new development. The scale of the property value increase and share of new 

development is dependent on the type and quality of transit system, as well as the underlying strength of 

local real estate market.  

The real estate impacts attributed to transit improvements can result from two primary sources:  

1) A premium on real estate values for all properties within close proximity to transit, and  

2) The pace and value of new development resulting from real estate demand triggered by transit 

improvements. 

Due to the nascent nature of BRT in North America, a limited number of studies have sought to quantify the 

impact of BRT or rapid bus/enhanced bus on adjacent properties. All have utilized hedonic price regression 

analyses to isolate the effect of BRT and rapid bus/enhanced bus proximity or access on residential property 

value. The following table summarizes available data on the property value premium.  
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Literature Review Value Premium Findings 

 

In addition to these quantitative findings, the case studies suggest: 

Á The property value premium impacts were found to decrease the further properties were away from 

the transit route.  Premiums were generally strongest within 100 feet and generally decayed 

thereafter.  The Eugene-Springfield MAX BRT found a 0.18% decrease in value for every walking 

minute away from a station. 

 

Á Transit improvements can add value to immediately adjacent properties and shape the intensity and 

orientation of ongoing developments. However, there has to be significant market demand for BRT or 

rapid bus to be a major contributor to transit-oriented development and its ability to impact 

development is strongly influenced by the level of public policies and investments.  

 

Á Mixed-lane rapid bus and dedicated-lane BRT can provide significant transportation benefits and 

have the potential to increase property value, particularly when implemented with public realm 

improvements, however they are unlikely to be a primary catalyst for new development. 

 

Impact Assumptions 

In evaluating real estate impacts, HR&A estimated both a property premium, as well as a degree of build 

out of vacant properties supported by rapid bus and dedicated-lane BRT within the 500 foot Study Area. 

It should be noted that estimates of property build out do not evaluate the òincrementaló value of new 

development specifically attributed to each transit type. There is likely to be a level of development on 

vacant land with or without transit improvements. In terms of the development of vacant land, however there 

is not sufficient research data to isolate the new development increment that can be attributed to a specific 

bus transit type and the gross development value impacts presents a better understanding of funding 

potential. Thus, the analysis does not attempt to look at the incremental value of new development 

specifically attributed to each transit type, rather estimates total value of new development supported by 

each transit type between now and 2035. 

Area of Impact 

While light rail impact studies often evaluate a larger ¼ to ½ mile radius, the literature review and case 

studies suggest that the development impacts of BRT and mixed-lane rapid bus are concentrated towards 

                                                 

1 Value premium of parcels immediately adjacent to a station relative to parcels approximately 1,000 feet away. 
2 Value premium for properties immediately adjacent to a stop relative to properties more than 3 miles away. 

Location Mode Product Type Value Premium 

Boston, MA Enhanced Bus Condominium 7.6%1 

Eugene-Springfield, OR BRT Single-family 10.2%2 

Pittsburgh, PA BRT Single-family 11.0%1 
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properties adjacent to the transit route.  To approximate the properties adjacent to the transit corridor, a 

500 foot buffer of Holt Boulevard (the 500-Foot Study Area) is used as the area of impact for this analysis.  

All impact results are based on value increases and premiums within the 500-Foot Study Area. 

Property Value Premium Assumptions  

HR&Aõs property value impact premiums are based on available metrics of real estate impact, as found in 

the literature review and case studies. Only two studies analyzed value premiums for new BRT improvements 

in North America, which found property value premiums of up to 10 to 11 percent for residential uses. A 

single study estimated value premiums associated with a new enhanced bus/rapid bus route, finding a value 

premium of roughly 7.5 percent (approximately 25 to 30% less than dedicated lane BRT) for residential 

uses. Commercial property value premiums from bus transit have not been evaluated as rigorously as 

residential premiums in the available research, but our literature reviews show a substantial differential when 

it comes to light rail systems. Based on national studies of light rail, commercial value premiums are estimated 

at roughly 50 percent of residential premiums.  

Given the lower reliance on transit in Ontario relative to the case studies, the scale of residential and 

commercial centers connected by the WVC (most systems studied provided a connection to the regionõs 

largest central business district), and qualitative differences of the transit offered, we estimate the following 

value premiums attributed to a dedicated lane BRT and mixed-lane rapid bus in Ontario. These assumptions 

should be viewed in light of the limited independent research on bus transit impacts available and should 

be considered as illustrative estimates. 

Property Value Premium Assumptions 

 Premium Estimates Residential / MF Commercial 

Dedicated Lane BRT 4 - 8% 2 - 4% 
Mixed Lane Rapid Bus (Enhanced Bus) 2 - 4% 1% - 2% 

Potential Building Capacity Assumptions  

To determine a scale of development for each transit type, the estimated range of demand within the 

broader transit corridor, irrespective of transit, was used to make assumptions about the amount of demand 

that BRT and rapid bus improvements would help the 500-Foot Study Area capture. A dedicated-lane BRT 

is expected to help support the capture of the high end of the range of demand for office, retail and 

residential uses, while a mixed-lane rapid bus is projected to support proportionally 30 percent less 

development than the dedicated-lane BRT, based on the variation in value premium of the case studies.  

Impact Results 

Property Value Impacts 

Dedicated-lane BRT and mixed-lane rapid bus are expected to impact the overall property value throughout 

the 500-Foot Study Area and help support the development of vacant parcels throughout the study area. 

Using the estimated premium assumptions, the analysis first estimates the increase in property value 

throughout the 500-Foot Study Area (premium property value) by applying the anticipated premiums for 

dedicated-lane BRT and mixed-lane rapid bus to the total assessed value of the study area. Using the 

assumptions of 2035 build out supported by each transit alternative, we estimate the property value of 

potential new development under the dedicated-lane BRT and the mixed-lane rapid bus alternatives. The 
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illustrative property impact in the 500-Foot Study Area at 2035 build out is shown on the next page. The 

low and high values represent the low and high range of the property value premium assumptions. 

Illustrative Total Property Value Impact at 2035 Build Out in 2014 Dollars 

 

Illustrative Tax Impacts 

Illustrative annual tax impacts (at 2035) are derived from the growth in assessed valuation and the 

potential new retail build out under each transit alternative. The table below presents the projected 1 

percent property taxes and the share to the City of Ontario based on the Cityõs share of the 1 percent 

property tax. Sales taxes are estimated based on the anticipated 2035 build out of retail under each 

transit alternative and the Cityõs 1 percent share of sales taxes.  

Dedicated-lane BRT is projected to generate an approximate $200,000 in additional annual tax impacts 

relative to the mixed-lane rapid bus alternative. 

Projected City of Ontario Incremental Annual Tax Revenues at 2035 Build Out in 2014 Dollars 

 

Net Present Value of Estimated Taxes 

To provide an understanding of the overall value incremental tax revenues, the following table presents the 

30-year net present value (NPV) of incremental taxes to the City of Ontario at a 5 percent discount rate, 

assuming an average between the high and low property impacts estimates. This estimate takes into account 

absorption of new development over time and Proposition 13 inflation limitations.  

Projected Value 

Low

Projected Value 

High

Mixed-Lane Rapid Bus

  Property Value Premium 5,203,000$         10,406,000$      

  New Development Build Out 218,738,000$     222,076,000$    

  Total 223,941,000$       232,482,000$     

Dedicated-Lane BRT

  Property Value Premium 10,406,000$       20,812,000$      

  New Development Build Out 295,686,000$     304,572,000$    

  Total 306,092,000$       325,384,000$     

Low High

Mixed-Lane Rapid Bus

  Annual Property Tax 2,239,000$       2,325,000$        

    City of Ontario Share (16.7%) 375,000$         389,000$           

  Sales Tax 203,000$         203,000$           

  City of Ontario Total 578,000$            592,000$              

Dedicated-Lane BRT

  Annual Property Tax 3,061,000$       3,254,000$        

    City of Ontario Share (16.7%) 512,000$         545,000$           

  Sales Tax 271,000$         271,000$           

 City of Ontario Total 783,000$            816,000$              
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Net Present Value of 30 Year Tax Revenues 

Tax Revenue 
Mixed-Lane 
Rapid Bus 

Dedicated-
Lane BRT 

 Property Tax $4,050,000 $5,680,000 

 Sales Tax $4,510,000 $6,010,000 

Total Discounted Tax Revenue $8,560,000 $11,690,000 

 

Economic Impacts 

In addition to the value and tax impacts of the dedicated-lane BRT and mixed-lane rapid bus, these 

alternative transit systems will also support construction and ongoing activities and jobs within Ontario and 

the County of San Bernardino. Economic impacts are measured in terms of jobs, earnings and output. Total 

economic impacts represent (1) the initial impacts in Ontario generated by the construction and commercial 

activities within the 500-Foot Study Area plus (2) the indirect and induced impacts generated in San 

Bernardino County as a result of the re-spending of the initial impact dollars within the county economy.  

Construction impacts will occur throughout the construction period as a result of the construction of the systems, 

while ongoing impacts will be annual impact generated as a result of the new commercial activities occurring 

in the 500-Foot Study Area. 

Economic Impact Summary 

Construction Impacts 

 

Ongoing Annual Impacts 

 

Employment Labor Income Output

Mixed-Lane Rapid Bus

Direct Effect 1,100 64,119,000$        158,694,000$      

Indirect Effect 266 10,929,000$        24,615,000$        

Induced Effect 304 11,727,000$        33,589,000$        

Total Rapid 1,669 86,775,000$           216,898,000$        

Dedicated-Lane BRT

Direct Effect 1,465 85,413,000$        211,374,000$      

Indirect Effect 354 14,554,000$        32,779,000$        

Induced Effect 405 15,620,000$        44,742,000$        

Total BRT 2,224 115,587,000$        288,895,000$        

Employment Labor Income Output

Mixed-Lane Rapid Bus

Direct Effect 1,501 66,804,000$       183,479,000$      

Indirect Effect 295 10,059,000$       26,329,000$       

Induced Effect 311 12,005,000$       34,390,000$       

Total Rapid 2,107 88,868,000$         244,197,000$       

Dedicated-Lane BRT

Direct Effect 2,001 89,072,000$       244,638,000$      

Indirect Effect 393 13,412,000$       35,105,000$       

Induced Effect 415 16,006,000$       45,853,000$       

Total BRT 2,809 118,491,000$       325,596,000$       
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Funding 

With the amendment of California Redevelopment Law leading to the dissolution of the Redevelopment 

Agencies in 2012, municipalities are left with limited capacity to obtain funding for key public benefit 

projects. HR&A has identified some of the most relevant key development-based funding sources that can 

be used to support transit and related improvements. 

Enhanced Infrastructure Financing Districts (Enhanced IFDs), Tax Subventions, and potential Cap and Trade 

funds are the most advantageous identified sources of funding for the project, in that they do not impose 

any new tax or fee burdens on new development and will not impact the financial feasibility of future 

development. 

Á Enhanced IFD is a recently approved tax increment financing tool. It allows an infrastructure district, 

approved on a 55 percent property ownerõs vote, to bond property tax increment net of education-

related funds to repay bonds for up to 45 years. 

 

Á Tax Subvention is a value capture strategy where the developer/property owner provides a certain 

level of public benefit upfront and a city agrees to provide back a share of taxes generated by the 

project to the developer/property owner in exchange. These incentives are negotiated on a project 

by project basis.  

 

Á Cap and Trade Program is a state funding statute that distribute proceeds from the trade of rights to 

produce greenhouse gas emissions. Roughly 60 percent of the proceeds, which contribute over $800 

million to the 2014-2015 budget, are allocated to public transit, affordable housing and 

sustainability. 

In addition to the sources discussed above, assessments and fees are an option. However, the disadvantage 

of these sources is that they will put an additional financial burden on any new developments. Given the 

recent recession and overall improving but still weak real estate dynamics in the Inland Empire, additional 

assessments and fees may put the feasibility of development at significant risk. 

Illustrative Funding Potential 

The following table compares the illustrative funding potential from the identified funding sources relative 

to total system costs for dedicated-lane BRT and mixed lane rapid transit. These are estimates of total 

potential. Note that sales tax subvention arrangements are made on a project by project basis. 

Potential Development Funding Rapid Bus BRT 

Enhanced IFD Revenue Capacity $9.5 M $13.3 M 

Sales Tax Subvention Value $2.9 M $3.8 M 

Cap and Trade TBD TBD 

Development Revenue Potential $12.4 M $17.6 M 

Segment System Capital Costs $4.8 M $50M to $70M 

Funding Gap - $32.4 M - $52.4 M 
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Context 

The WVC begins in Pomona and runs along Holt Boulevard until Archibald Avenue, where it turns north and 

eventually runs east on Foothill Boulevard and south on Sierra Avenue to its terminus at the Fontana Transit 

Center. The WVC combines the extensively used OmniTrans Route 61 and Route 66 existing bus routes. 

The City of Ontarioõs existing streetscape plan for Holt Boulevard included dedicated lane BRT along the 

WVC segment in Ontario and as a result, one of the options for the WVC includes this portion of dedicated-

lane BRT in the city of Ontario as part of the larger mixed lane system. 

Figure 1: West Valley Connector Map 

 

Source: OmniTrans West Valley Connector Corridor Alternatives Analysis Report 

Study Areas 

The project study area includes the portion of the WVC between Benson Avenue and Vineyard Avenue. This 

includes six WVC stations along Holt Boulevard at the intersections of Mountain Avenue, San Antonio Avenue, 

Euclid Avenue, Campus Avenue, Grove Avenue, and Vineyard Avenue. 

The demographics, market analysis, and real estate analysis sections evaluate a half-mile buffer area of 

the six WVC stations from Mountain Avenue to Vineyard Avenue (Half-Mile Study Area). In the impact section 

we also evaluate impacts within a 500 foot buffer of Holt Boulevard, from Benson Avenue to Vineyard 

Avenue, to better understand the impacts within the immediate area of the corridor (500-Foot Study Area). 
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Figure 2: 500-Foot and ½ Mile Study Areas 

 

Assets  

The WVC connects western San Bernardino Countyõs major economic nodes and many of these important 

assets are located in Ontario, including Ontario Airport, Downtown Ontario, and the Ontario Convention 

Center. Downtown Ontario has a historic core, with a more compact and pedestrian-friendly street grid than 

other neighborhoods within the city. There is a library, a range of retail and a diverse set of residential 

neighborhoods. Downtown Ontario is witnessing a revitalization. Higher-density residential communities have 

developed in the area close to Euclid Avenue. The Half-Mile Study Area passes through historic Downtown 

Ontario, the Civic Center, and the Ontario Convention Center. The Ontario Convention Center includes over 

225,000 square feet of flexible space and hosts hundreds of events each year and there are many hotels 

near the Ontario Airport and Convention Center. 

Figure 3: Map of Assets 

 

Source: OmniTrans West Valley Connector Corridor Alternatives Analysis Report 

500-Foot Buffer 

1/2-Mile Buffers 

Holt Boulevard 

Ontario City Limit 
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The Ontario Airport is just west of the Half-Mile Ontario Holt Corridor. The Ontario Airport is home to eight 

airlines with 60 daily domestic and international flights, including nonstop flights to 14 cities. Passenger 

traffic to the airport peaked in 2007 with over 7.2 million passengers; in 2013 there was just under 4 million 

passengers. However, passenger traffic has increased 3 percent over the first eight months of 2014 as 

compared to the same period in 2013. The Vineyard Avenue station will provide access to airport hospitality 

uses, but is west of the key Ontario Airport entrance. The Ontario Airport will have a direct link to the 

Archibald Avenue exit. Beyond the Half-Mile Study Area, the future bus system will have stops with access 

to the 11,000-seat Citizens Bank Arena, Ontario Mills and the Cucamonga-Guasti Regional Park. 

Ridership 

The Half-Mile Study Area falls within Route 61 of OmniTransõ current network. Route 61 is the highest 

ridership route in the OmniTrans system, providing more than 1.86 million boardings in 2012 and 

approximately 5,800 boardings per average weekday. This represents approximately 11.5 percent of 

OmniTrans total system ridership. Route 61 serves 92 local stops along the corridor in each direction, with 

an average of 4.5 stops per mile in each direction in the corridor. 

Route 61 has consistently generated the highest ridership of all OmniTrans routes since 2006, when a route 

restructuring took effect. Since 2006, ridership in the corridor has remained the highest in all of OmniTransõ 

service area and has remained steady, monthly and annually. The stops located along the Half-Mile Study 

Area are some of the busiest in the current system. 

Figure 4: Ontario Route 61 Major Intersection/Activity Center 

Ranking Intersection Boardings Alightings 

2 Ontario Mills TC 861 808 

7 Holt at San Antonio 220 218 

8 Ontario TransCenter (Holt and Euclid) 224 204 

10 Holt and Vineyard̀ 134 171 

12 Holt and Mountain 108 129 

14 Holt and Campus 108 123 

18 Ontario Mills 79 69 

20 Holt and Grove 56 72 

Source: OmniTrans West Valley Connector Corridor Alternatives Analysis Report 

Along the Route 61 Holt Boulevard, between Mountain Avenue and Vineyard Avenue in Ontario, traffic 

volumes are projected to more than double in both peak periods by 2035. It is anticipated that bus ridership 

will increase in kind. 

Demographic Overview 

The Inland Empire 

The city of Ontario is located in the heart of the Inland Empire, a region east of Los Angeles comprising 

Riverside and San Bernardino Counties. With relatively inexpensive land compared to Los Angeles County 

and a prime location amidst a network of regional highways and railways, the Inland Empire was one of the 

fastest-growing regions of the country in the early 2000s, attracting many new residents from the coastal 
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counties. The Inland Empire achieved a high annual growth rate of 3.2 percent per year between 2000 and 

2006.  

The Inland Empire was severely impacted by the recent economic downturn and the annual population growth 

rate fell to almost half, 1.7 percent per year, between 2006 and 2010. Since the recession, the regional 

economy has improved and population growth continues, but at a slower pace, 0.8 percent per year. On 

the economic front, San Bernardino and Riverside counties are expected to be one of the top five economic 

growth regions in the next few years, according to a study prepared by IHS Global Insight. 

Ontario Demographics 

As a more established city, Ontarioõs population growth in the last decade was lower compared to the Inland 

Empire as a whole. The population of the city of Ontario, increased by almost 7,000 from 157,034 to 

163,924 between 2000 and 2010, an annual growth rate of 0.43 percent. There are currently 45,874 

households in Ontario, with a median annual household income of $52,889. As compared to the rest of the 

city, the 7,943 households residing in the Half-Mile Study Area have a median of $37,762, and 17.8 percent 

of these households earn less than $15,000 annually. 

Figure 5: Ontario City and Half-Mile Study Area Demographic Snapshot in 2014 

  
Half-Mile Ontario 

Holt Corridor Ontario 
Demographics   
Persons 31,263 167,663 
Households 7,943 45,874 
Persons / Square Mile 7,533 3,353 
Age Distribution   
Percent 14 and Under 28.5 23.9 
Percent 15 to 24 17.7 16.8 
Percent 65 and Over 5.1 7.6 

Household Income and Unemployment   
Percent Household Income <$15k 17.8 9.6 
Median Household Income (2014) $37,762 $52,889 
Percent Unemployed (16+) 14.9 12.1 

Housing   
Percent Renter-Occupied 64.4 43.6 
Total Housing Units 8,715 48,631 
Housing Units / Total Acre 3.3 1.5 

 Source: ESRI Community Profile 

Employment and Economic Overview 

The Great Recession was closely tied to the housing crisis which led to a decline in housing prices across the 

nation, including a precipitous drop in the Inland Empire. With the substantial residential growth in the Inland 

Empire, its economy was hit particularly hard by the housing crisis and subsequent recession. The region had 

higher levels of unemployment relative to other Southern California counties during the recession. Over 

146,000 jobs were lost between 2008 and 2010. 

Since 2011, employment has begun to bounce back and the economy is improving. There are encouraging 

signs of growth in the region. Despite still lagging behind California and the nation, the unemployment rate 

in the region has improved. In August 2014, the unemployment rate was 8.7 percent in the Inland Empire 

according to data from the California Employment Development Department. 
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Figure 6: San Bernardino County Employment

 

Source: California EDD 

Ontario Area Employment 

As of 2011, over 87,000 people worked in the city of Ontario, nearly 5,000 of whom worked within the 

Half-Mile Study Area. The number of jobs within the Half-Mile Study Area has been steadily declining. While 

there was growth in the city of Ontario between 2005 and 2007and 2009 ð 2011, this growth occurred 

outside of the Half-Mile Study Area. 

Figure 7: Ontario City and Half-Mile Study Area Total Employment 

 

Source: Census on the Map  
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Approximately 42 percent of those employed in the city of 

Ontario make between $15,000 and $40,000 per year; 

by contrast, only 37 percent of those employed in the Half-

Mile Study Area earn within that range.  

Over a quarter of the jobs in the city of Ontario are in 

transportation and warehousing or manufacturing. 

 

 

 

 

 

 

Figure 9: City of Ontario Top Five Employment Sectors 

 

Source: Census on the Map 

Ontario Real Estate Overview 

Office Market Conditions 

Historically, the Inland Empire was a smaller employment center relative to Los Angeles and Orange counties, 

with many of its residents commuting to these counties for work. However, with the significant population 

growth that occurred in the Inland Empire since 2000, San Bernardino has become a major center of industry.  

Throughout the Inland Empire, the office market is slowly beginning to improve after the Great Recession, 

particularly in the second quarter of this year. During the second quarter of 2014, there was 267,604 

square feet of positive net absorption throughout the Inland Empire, and all submarkets experienced positive 
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net absorption. The average asking lease rate in the second quarter of 2014 was $1.76 per square foot, 

the fourth of four consecutive quarters of increases. The vacancy rate decreased over the quarter from 18.0 

percent to 17.1 percent. 

The City of Ontario has the most office space in the Inland Empire, and is where the majority of Class A 

office space in the region is located. One of the largest concentrations of San Bernardinoõs Class A office 

space is located in Ontario in the Ontario Center/I-15 Freeway area. 

There is 5.1 million square feet of office space in Ontario, 20 percent of which is located in the Half-Mile 

Study Area. As shown in the map in Figure 10 below, much of the office space in Ontario is concentrated 

along the Half-Mile Study Area and in the Ontario Center area between Archibald Avenue and Milliken 

Avenue.  

The only new construction within Ontario since 2010 took place in the Half-Mile Study Area. In 2013, four 

buildings delivered a total of 76,374 square feet of new office space. A new 58,000 square foot Class A 

office building opened at the corner of Euclid Avenue and Holt Boulevard in 2014, the De Oro Professional 

Building, which is now entirely leased. The De Oro building represents the only Class A space within the Half-

Mile Ontario Holt Corridor. 

Within the Half-Mile Study Area, the average asking rent for office space across a range of currently 

available properties is $16.74 per square foot. Office properties in the Half-Mile Study Area have a 

vacancy rate or roughly 20 percent.  

Figure 10: Snapshot of Office Properties 

  
Half-Mile Study 
Area Ontario 

Total Rentable Area (SF) 1,043,860 5,130,003 

Rent $16.74 $19.95 

Vacancy 20% 18% 

Number of Buildings 115 312 

Class A (% of SF) 6% 32% 

 Source: CoStar 
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Figure 11: Ontario Office Buildings 

 

Source: CoStar 

Office Performance Trends 

As shown in Figure 12, between 2000 and 2006 the vacancy rate of the Ontario office market ranged 

between 5 and 12 percent. While absorption fell in 2007, 1.9 million square feet of office space was added 

to the market between 2004 and 2008. As a result, vacancy rates jumped to a high of almost 25 percent 

by 2009. Rates have been gradually falling since the peak in 2009 as more of the new space is absorbed. 

The office market has historically performed better in the city of Ontario than within the Half-Mile Study 

Area as shown in Figure 12 and Figure 13 on the next page. Net absorption, a measure of the amount of 

space leased less the amout of space vacated, within the city has remained positive other than in 2009 and 

vacancy rates have remained lower as compared to the Half-Mile Study Area. Net absorption within the 

Half-Mile Study Area has remained positive since 2010, including for the delivery of 76,374 additional 

square feet of office space in 2013. 

  

Holt Boulevard 
Proposed Corridor 
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Figure 12: Office Deliveries, Absorption & Vacancy in the City of Ontario 

 

Source: CoStar 

Figure 13: Office Deliveries, Absorption & Vacancy in the Half-Mile Study Area 

 

Source: CoStar 

  

0%

5%

10%

15%

20%

25%

30%

 (200,000)

 (100,000)

 -

 100,000

 200,000

 300,000

 400,000

 500,000

 600,000

 700,000

V
a

c
a

n
c
y

S
F

SF Delivered Net Absorption Vacancy

0%

5%

10%

15%

20%

25%

30%

 (80,000)

 (60,000)

 (40,000)

 (20,000)

 -

 20,000

 40,000

 60,000

 80,000

 100,000

V
a

c
a

n
c
y

S
F

SF Delivered Net Absorption Vacancy



 

 

HR&A ADVISORS, INC.   Context| 18 

As shown in Figure 14 below, rents in Ontario are consistently higher than within the Half-Mile Study Area, 

averaging $19.95 per square foot in 2014, as compared to around $16.73 in the Half-Mile Study Area. 

Figure 14: Average Office Rent Half-Mile Study Area and City of Ontario 

Source: CoStar 

Ontario Office Characteristics 

 

The majority of the approximately 300 office buildings in 

the city of Ontario are relatively small ð only 18 buildings 

are over 100,000 square feet. As shown in Figure 15, the 

city of Ontario office market consists predominantly of 

Class B office space (2.8 million square feet), with a sizable 

amount of Class A (1.7 million square feet) and Class C 

(701,439 square feet) office space. 
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Figure 15: Office Rentable Building 
Area by Class in the City of Ontario 

Source: CoStar 
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The ten largest office buildings along the Half-Mile Study Area are listed below. 

Figure 16: Office Buildings in the Half-Mile Study Area 

Building Address Year Built Rentable Building Area Building Class 

430 N Vineyard Ave 1989 96,354 B 

2151 E Convention Center Way 1984 73,778 B 

337 N Vineyard Ave 1983 61,056 B 

101 S Euclid Ave 2014 58,000 A 

2143 E Convention Center Way 1986 51,523 B 

211 W Emporia St 1952 40,000 C 

1801 E Holt Blvd 2013 34,588 B 

1627 E Holt Blvd 1993 33,000 B 

1637 E Holt Blvd 1999 26,284 B 

1647 E Holt Blvd 1999 26,250 B 

Source: CoStar 

Recent, Planned, and Proposed Office 

One recent notable development in the city of Ontario 

is the Piemonte at Ontario Center. The site is northeast 

of the Half-Mile Study Area, located adjacent to the 

Ontario Mills Mall. The Piemonte District is a special 

zone within the Ontario Center Specific Plan. Located 

just north of the Citizens Bank Arena, it will include 

830,000 square foot mixed-use development, to be 

built in three phases over 15 years. It is anticipated 

to have 400,000 square feet of retail, 550,000 

square feet of Class A office space, and a 200-room 

hotel. The first phase, consisting of over 200,000 of 

square feet of retail and 125,000 of office space was 

completed in 2008.  

Just west of the Half-Mile Study Area along Holt 

Boulevard at Benson Avenue, the Ontario Airport 

Corporate Park was completed in 2013 and houses 

over 75,000 square feet of Class B office space. 

Retail Market Conditions 

At the end of 2013, as the broader economy improved and national retail sales improved, there were 

modest improvement in the retail real estate sector throughout the Inland Empire. Vacancy rates throughout 

the Inland Empire decreased during the last quarter of 2013, and CBRE projects that the trend will continue. 

In the region generally, Ontario outperforms its neighbors. The retail vacancy rate throughout the Inland 

Empire West submarket (which includes the City) had a vacancy rate of 6.5 percent, significantly lower than 

other submarkets like the adjacent Inland Empire East submarket, which had a vacancy rate of 16.1 percent. 

Rental rates throughout the region are also showing signs of improvement, increasing by three cents in the 

last quarter of 2013 after holding steady for the two prior quarters. 

Piemonte at Ontario Center 
Source: Sierra US 

Ontario Airport Corporate Park 
Source: CBRE 
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Recently, there have been modest improvements in the retail sector in Ontario. Despite a small uptick in 2014 

to date, vacancy rates in retail shopping centers have decreased since 2009. After peaking in 2007, rental 

rates in retail shopping centers in Ontario have steadily declined. Retail located outside of shopping centers 

has been more variable, but has broadly followed the same trends. 

Ontario Shopping Center Retail 

The Ontario retail market is largely driven by clusters of shopping centers. With over 200 stores, the most 

significant shopping center in the region is the Ontario Mills Mall, the largest outlet mall in California. Ontario 

Mills is located northeast of the Half-Mile Study Area, near the intersection of the Interstate 10 and 15 

Freeways. Other significant shopping centers are clustered around Ontario Mills, including the Ontario 

Gateway Center and the Marketplace at Ontario Mills. 

In the second quarter of 2014, there was 5.8 million square feet of retail located in shopping centers, mostly 

clustered near the 10 and 60 freeways.  

The two shopping centers located within the Half-Mile Study Area are the Ontario Towne Center and Ontario 

Village. Both shopping centers are neighborhood centers, anchored by grocery stores. Ontario Towne Center 

was built in 2005 and is located on the south side of Holt Boulevard between Mountain Avenue and San 

Antonio Avenue. Ontario Village was built in 1988 and is located on the north side of Holt Boulevard 

between San Antonio Avenue and Vine Avenue. 

Retail in shopping centers performs significantly better than retail not in shopping centers. The average 

asking rent for retail spaces in shopping centers within the Half-Mile Study Area is currently $1.38 per month 

per square foot, whereas for properties that are not within shopping centers the rent is $0.68 per month per 

square foot. 

Figure 17: Retail Located in Shopping Centers in the City of Ontario 

 

  Source: CoStar, Google Maps 

 


