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Confidentiality & Disclaimer
The information contained in the following offering memorandum is proprietary and strictly confidential. It is intended to be reviewed only by the party receiving it 
from Marcus & Millichap and it should not be made available to any other person or entity without the written consent of Marcus & Millichap. By taking possession of 
and reviewing the information contained herein the recipient agrees to hold and treat all such information in the strictest confidence. The recipient further agrees that 
recipient will not photocopy or duplicate any part of the offering memorandum. If you have no interest in the subject property at this time, please return this offering 
memorandum to Marcus & Millichap. 

This offering memorandum has been prepared to provide summary, unverified financial and physical information to prospective purchasers, and to establish only a 
preliminary level of interest in the subject property. The information contained herein is not a substitute for a thorough due diligence investigation. Marcus & Milli-
chap has not made any investigation, and makes no warranty or representation with respect to the income or expenses for the subject property, the future projected 
financial performance of the property, the size and square footage of the property and improvements, the presence or absence of contaminating substances, PCBs or 
asbestos, the compliance with local, state and federal regulations, the physical condition of the improvements thereon, or the financial condition or business prospects 
of any tenant, or any tenant’s plans or intentions to continue its occupancy of the subject property. The information contained in this offering memorandum has been 
obtained from sources we believe to be reliable; however, Marcus & Millichap has not verified, and will not verify, any of the information contained herein, nor has 
Marcus & Millichap conducted any investigation regarding these matters and makes no warranty or representation whatsoever regarding the accuracy or completeness 
of the information provided. All potential buyers must take appropriate measures to verify all of the information set forth herein. Prospective buyers shall be responsi-
ble for their costs and expenses of investigating the subject property 

All Property Showings Are By Appointment Only
PLEASE CONSULT YOUR MARCUS & MILLICHAP AGENT FOR MORE DETAILS
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Executive Summary

Marcus & Millichap is pleased to present this Multifamily or Mixed-Use Development Op-
portunity, a 11.95-acre lot situated across the street from California State University 

Stanislaus. The subject property is located off California Highway 99. It is also located in a 
strong demographic area, with an immediate population upwards of 68,283 people within a 

three-mile radius. The 2016 average household income was $85,697 within a  
one-mile radius. 
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Investment Summary

Stanislaus County Development Opportunities
~ Stanislaus County Council has expressed a housing shortage concern
~ Located at the signalized intersection of Walnut Rd and Monte Vista Ave

~ High density demographics show a population of more than 65,889 
people within three miles

~ Opportunity for a developer to take advantage of almost 10,000 students 
enrolled at university and population of 72,796 people living in Turlock

Premium Location on a High Traffic Intersection
~ Surrounding Schools include: CSU Stanislaus, Brown Elementary, Turlock 

Jr High, Walton Elementary, and Pitman High.

~ Surrounding Retailers include: Target, Home Depot, Costco, Lowe’s, Mc-
Donald’s, Raley’s, Walmart, Big Lots, Safeway, and more.

~ Surrounding Multifamily include: The Vista Student Housing, Park Place, 
Paramount Senior Living, Parkwood, Boardwalk, and more.

Excellent Real Estate Fundamentals
~ Positioned on Hard Corner - Maximum Exposure Along Monte 

Vista Corridor

~ Rectangular Configuration Positioned on a Hard Corner Presents 
More Options for Potential Development

Property Details
Address 1525 W Monte Vista Ave 

Turlock, CA 95382
Parcel Number 071-004-009
List Price $4,500,000
Lot Size 11.95 Acres (520,542 SF)
Lot Price Per Acre $376,569
Lot Price Per Foot $8.64
Ownership Fee Simple
Current Use Vacant Land

Current Zoning(s) RH (High Density Residential) 
15-30 Units Per Acre
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Aerial Overview

1 Mi 



6
This information has been secured from sources we believe to be reliable, but we make no representations or warranties, expressed or implied, as to the accuracy of the information. References to square footage or age are approximate. Buyer must verify the information and bears all risk for any inaccuracies. Any projections, 

opinions, assumptions or estimates used herein are for example purposes only and do not represent the current or future performance of the property. Marcus & Millichap Real Estate Investment Services is a service mark of Marcus & Millichap, Inc.

Activity ID:  Z0100164

Development Overview

The Vista - Student Housing
200-unit apartment complex, located directly across from CSU Stanislaus. 
The gated community offered students a safe and upgraded apartment 
lifestyle - the project was completed May 2017, and occupancy began Oc-
tober 2017.

Meridian Ventures - 2.9 Acre Medical
Two Story, 36,000 SQFT Medical Office Building, will serve as a clinc fa-
cility with focus on Family Medican, Women’s Health Care, and Oncology. 

Fitzpatrick  Development 
±101 Single Family Homes

Construction Began January 2018, 
Local Developer beginning two track 
communities located 2.8 mi southeast 
of subject property.

www.VistaTurlock.com

www.mpcca.com www.fitzpatrickhomes.com
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Construction is expected to begin soon on the Fairbanks Ranch subdivision, which will bring 129 new homes to a 40.6-acre site on Tuolumne 
Road east of Quincy Road. Over 200 single-family homes are currently under construction, or soon will be, in northeast Turlock, bringing a 
resurgence in new housing development for the city.

The Turlock Planning Commission approved a time extension last week for two developments within the East Tuolumne Master Plan Area —
Fairbanks Ranch and Les Chateaux — that will see a total of 189 new single-family homes built within the next three years; and construction 
is well underway by Fitzpatrick Homes on a 20-home development on the southeast corner of North Johnson and East Tuolumne roads. These 
projects are the biggest new housing development Turlock has had since the Great Recession.

“There does seem to be an uptick in interest in residential development,” said Turlock Interim Principal Planner Katie Quintero.

The Fairbanks Ranch and Les Chateaux subdivisions were originally approved by the Planning Commission in March 2015. Fairbanks Ranch is 
a 40.6-acre site located north of Tuolumne Road. It will be bounded on the east by the Les Chateaux subdivision, being built by the same de-
velopers. Fairbanks Ranch will include 129 single-family homes on residential lots ranging in size from 7,855 square feet to 17,030 square feet. 
The project also includes a 2.33-acre storm basin. To address concerns raised by Stanislaus County, the developer will be required to widen and 
resurface Quincy Road from Tuolumne Road to Monte Vista Avenue. Les Chateaux is a 19.7-acre site located north of Tuolumne Road, west of 
Waring Road and is bounded by the west by the Fairbanks Ranch subdivision. The project includes 60 single-family homes on residential lots 
ranging in size from 7,103 square feet to 21,196 square feet.

‘Turlock sees return of  new housing development’

www.TurlockJournal.com
April 10, 2018

Economic Overview

The unemployment rate in March (2018) was at 7.1 percent, down from the revised rate of 7.4 percent for February and below the year-ago esti-
mate of 8.8 percent. Every sector in Stanislaus County either posted job gains or remained steady in the month of March, according to the EDD 
data.

The Government sector added the most jobs for the month, with an estimated 500 new positions, the majority of which were in various school 
districts. Farming and manufacturing added approximately 400 jobs in March, though both sectors are behind in jobs when compared to last 
year, according to the EDD. Farming was down by an estimated 400 positions, while manufacturing was behind the year ago rate by approxi-
mately 300 jobs. The other sectors posting job growth in March were: Construction, Leisure and Hospitality, and Trade, Transportation, and Util-
ities, which all added about 200 jobs each. Professional and Business Services added an estimated 300 positions for the month. These sectors also 
have recorded job growth that is above the year ago estimates, according to the EDD.

The unemployment rate in California was at 4.2percent, while the nation was at 4.1 percent for the same time period. Turlock’s unemployment 
rate dropped to 5 percent in March, down from 5.3 percent in February.

The 10 companies that posted the most help wanted ads for March in Stanislaus County were: Tenet Healthcare Corporation – 177; Ceres Uni-
fied School District – 135; Sutter Health – 75; Modesto City Schools –71; E&J Gallo – 68; Turlock Unified School District – 67; Kaiser Permanen-
te – 59; Robert Half International – 58; Autozone, Inc. – 53; and California State University System - 43.

‘County sees slight increase in employment’

www.TurlockJournal.com
April 24, 2018
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The Vista Multi Family - Lease-Up Q2/2017 - Q2/2018

Development Opportunity

The above case-study displays The Vista multi family project, located near the subject property, in 
comparison to market area. The Vista is a new student housing development completed in 2017, to 
accomidate CSUStanislaus student body. This property is rented ‘per room’ rather than ‘per unit’, 
showcasing the value and demand of student housing. 
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Stablized Multifamily Turlock, CA (2013 - 2018)

Development Opportunity

-150+ Units, 30 Mile Radius

-150+ Units, 30 Mile Radius

The above case-study displays the Sierra Oaks apartment community, 
located near the subject property, in comparison to market area. The 
community was completed in 2008, to accomidate CSUStanislaus student 
body. This property is fully leased, with a waiting list due to the demand.

The vacancy rates, asking rents, effective rents and absorption rates, 
including the above unit survey is based on multifamily assets within a 
30-mile radius from the subject property, with 150 units, or more. This 
displays a robust growth rate with increasing rental rates and demand 
with positive absorption statistics to support further development.



Market Overview

Turlock, CA
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The city of Turlock exhibits a small-town charm for residents and visitors, 
highlighted by the city’s historic downtown. The downtown area has be-
come a model when it comes to vibrant downtowns in the region due to the 
variety of casual and formal dining options and an array of boutique and 
niche stores. Local attractions include Beekman & Beekman (honey and 
wine tasting), Carnegie Arts Center, and the Turlock Community Theatre. 
Additionally, the city is home to several annual events that draw people 
throughout the region, such as the Turlock Swap Meet, Code of the West, 
the Turlock Gem and Mineral Show, and the Stanislaus County Fair. 
 
Although health care and social assistance is the largest employment sector 
in Turlock, the city views agricultural manufacturing as the backbone of 
its economy. A variety of manufacturing companies are located within the 
city, clustering in the Turlock Regional Industrial Park. The Industrial Park 
contains more than 1,700 acres of industrially zoned parcels and includes 
corporations such as US Cold Storage, Blue Diamond Growers, Hilmar 
Cheese, and Foster Farms (one of Turlock’s largest employers). Other ma-
jor employers in the city are Emmanuel Medical Center, Turlock Unified 
School District, and California State University, Stanislaus. The university 
is part of the highly regarded California State University system and serves 
nearly 10,000 students annually. Additionally, the presence of hotels near 
California State Route 99 has generated substantial employment in the ac-
commodations and food services sector. 

Situated about 26 miles northwest of Merced and 14 miles southeast of 
Modesto, Turlock, California is located in the heart of the fertile San 

Joaquin Valley in Stanislaus County. The city had an estimated popula-
tion of 72,879 in 2017 and was the second largest city in the county, trail-
ing only Modesto. Turlock possesses statewide and regional accessibility 

via California State Route 99.

Location Overview
Turlock, CA

• Regional and statewide accessibility via California 
State Route 99

• Hub of agricultural manufacturing–Foster Farms, 
Hilmar Cheese, Blue Diamond Growers

• Tenancy Line-up: Costco, Target, Walmart, In-n-
Out, Wendy’s, Starbucks, Chase Bank, Safeway

• Home to California State University, Stanislaus–
serves nearly 10,000 students

•
Regional retail and hotel destination due to Cal-
ifornia State Route 99 corridor–highlighted by 
Monte Vista Crossings

• Vibrant and historic downtown–provides charm-
ing eateries and boutique shops
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Demographics Map

POPULATION 1 Miles 3 Miles 5 Miles

20 21 Total Population 22,564 73,948 99,331

2016 Total Population 19,258 68,283 93,128

2010 Total Population 18,417 65,134 88,293

2000 Total Population 11,186 53,370 74,407

HOUSEHOLDS 1 Miles 3 Miles 5 Miles

2021 Total Households 7,636 25,292 32,995

2016 Total Households 6,389 22,957 30,201

2010 Total Households 6,134 22,028 28,900

2000 Total Households 3,886 18,079 24,312

HOUSEHOLD INCOME 1 Miles 3 Miles 5 Miles

$150,000 or More 6.94% 7.90% 8.06%

$100,000 - $149,000 14.75% 14.12% 13.76%

$75,000 - $99,999 15.76% 12.38% 12.42%

$50,000 - $74,999 20.07% 18.03% 18.50%

$35,000 - $49,999 11.30% 11.64% 12.27%

Under $35,000 31.16% 35.92% 34.98%

Average Household Income $72,344 $71,640 $72,115 

Median Household Income $58,194 $53,282 $53,459 

1 MI.

3 MI.

5 MI.
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Race and Ethnicity
The current year racial makeup of your selected area is as follows: 67.98% 

White, 2.04% Black, 0.55% Native American and 8.92% Asian/Pacific 
Islander. Compare these to US averages which are: 70.42% White, 12.85% 
Black, 0.19% Native American and 5.53% Asian/Pacific Islander. People 

of Hispanic origin are counted independently of race. People of Hispanic 
origin make up 34.38% of the current year population in your selected area. 

Compare this to the US average of 17.88%.

Housing
The median housing value in your area was $252,700 in 2017, compare this 

to the US average of $193,953. In 2000, there were 1,964 owner occupied 
housing units in your area and there were 1,922 renter occupied housing 

units in your area. The median rent at the time was $562.

Employment
In 2017, there are 5,748 employees in your selected area, this is also known 
as the daytime population. The 2000 Census revealed that 59.01% of em-
ployees are employed in white-collar occupations in this geography, and 

40.37% are employed in blue-collar occupations. In 2017, unemployment 
in this area is 4.52%. In 2000, the average time traveled to work was 23.00 

minutes.

Population
In 2017, the population in your selected geography is 19,258. The popula-

tion has changed by 72.16% since 2000. It is estimated that the population in 
your area will be 22,564.00 five years from now, which represents a change 
of 17.17% from the current year. The median age of the population in your 

area is 31.29, compare this to the US average which is 37.83. The population 
density in your area is 6,124.51 people per square mile.

Households
There are currently 6,389 households in your selected geography. The num-
ber of households has changed by 64.41% since 2000. It is estimated that the 
number of households in your area will be 7,636 five years from now, which 
represents a change of 19.52% from the current year. The average household 

size in your area is 2.87 persons.

Household Income
In 2017, the median household income for your selected geography is 

$58,194, compare this to the US average which is currently $56,286. The 
median household income for your area has changed by 42.86% since 

2000. It is estimated that the median household income in your area will 
be $68,763 five years from now, which represents a change of 18.16% from 

the current year. The current year per capita income in your area is $24,564, 
compare this to the US average, which is $30,982. The current year average 
household income in your area is $72,344, compare this to the US average 

which is $81,217.

Demographic Summary
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