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Property Description 
 
 

Size: The property is 3.915+/- acres based on the County Assessor’s records. Frontage along 
Yosemite Blvd. (SR 132) is 823.6+/- feet and the depth is nominally 207+ feet. 

  
 

Location: The property is located in the City of Modesto on Yosemite Blvd. (SR 132) at the 
intersection of Mariposa Road. This is a “T” intersection, and the parcel runs 
approximately 400 feet on either side of the intersection. 
 
Mariposa Road comes in from the south and is roughly mid-way between Lincoln Ave. 
and McClure Road. Mariposa Road also continues north of the property but dead ends at 
the northern edge of the parcel. 
 
The property is approximately three miles east of downtown Modesto and two miles west 
of the town of Empire. 
 
Access to the 99 freeway is roughly 4 miles through downtown Modesto or 4.5 miles 
south via Mariposa and Mitchell Road through Ceres. Either direction is roughly 7 to 9 
minutes to the freeway. 

  
 

Surrounding Uses: All of the area on the south side of Yosemite Blvd. is Beard Industrial District, the largest 
industrial park in the valley. It is an area of major employment. 
 
All of the area to the north of Yosemite Blvd. to the east and west of the property is 
residential development. 
 
Along Yosemite Blvd. are a variety of commercial facilities, including to the east of the 
site: the Richland Grocery Store center, McDonald’s, Burger King, a proposed 76 gas 
station, Big O Tires, car wash, Jack in the Box and Valero gas station. To the west the 
uses include: Arco, Taco Bell, Subway, Perko’s, Yosemite Autoparts, and others. 
 
For a visual picture of the development along Yosemite Blvd. in the vicinity of the site, 
please see the aerial photo page in this brochure. 

  
 

Zoning: Zoning is Highway Commercial (C-3), City of Modesto.  
 
The C-3 zone allows the entire extensive list of retail uses permitted in C-1 and C-2 zones 
as well as the following with a conditional use permit: building materials store, 
campground, farm machinery store, package delivery service, truck, trailer and mobile 
home dealer, and warehousing and storage. 

  
 

Traffic: The following table shows the traffic count on SR 132 in the area of the site from the State 
of California Department of Transportation 2005 traffic count information: 
 

 Peak Hour 
west of 

Peak Month 
west of 

AADT* 
west of 

Peak Hour 
east of 

Peak Month 
east of 

AADT* 
east of 

Lincoln Ave 2,350 27,000 26,500 1,900 21,800 19,400 
Claus Road 1,800 20,400 18,200 1,750 20,000 17,900  

  
 *Average Annual Daily Traffic 



Demographics: The following is a summary of the 2005 projected demographics for 1, 3 and 5 mile radii 
surrounding the site. 
 
 

 1-mile radius 3-mile radius 5-mile radius 
Total Population 12,385 99,587 224,978 

Pop. per sq. mile 3,625 3,532 2,946 
    
Average Age 30.7 34.3 34.0 
Median Age 29.4 32.9 32.0 
    
Male 6,170 48,997 111,136 
Female 6,215 50,590 113,842 
    
Avg. Hsehld. Income $63,434 $62,332 $59,169 
Med. Hsehld. Income $49,001 $44,572 $41,907 
Per Capita Income $17,842 $20,036 $18,766 
    
Owner-occupied hsg. units 2,319 (65%) 20,271 (63%) 42,769 (59%) 
Renter-occupied hsg. units 1,201 (34%) 11,380 (35%) 27,661 (38%) 
Vacant housing units 63 (2%) 773 (2%) 2,015 (3%) 

 
Source: PCensus for MapPoint (see following page for 1, 3, 5 mile radii map) 

  
 

Additional Information: The intersection of Mariposa Road and Yosemite Blvd. is signalized. 
 
The state is in the process of a significant reconfiguration of the road in front of the site. 
Yosemite Blvd. will be widened to four through lanes with a left-turn center lane in both 
directions and a median strip. This will provide signalized, left-turn access north into the 
site as well as south onto Mariposa Road. 
 
As a result of this project the state will be taking right-of-way which will slightly reduce 
the size of the parcel from its present 3.9+/- acres. 
 
Having the left turn access into the site provides a potential opportunity for development. 
One choice would be to construct Mariposa Road as a public thoroughfare so it connects 
what are now two separate portions. Another choice would be to retain the corner at the 
site as a signalized, private drive. Both options have differing advantages. 
 
Anyone interested in development of the site should do their own research as to the best 
approach for dealing with the intersection. 

  
 

Price: $2,197,272 
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