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Legal Description 

The legal description included in the Trustee’s Sale Guarantee report issued by 
Commonwealth Land Trust Insurance Company (Guarantee No. 05823917; Dated 
January 9, 2018; 45 numbered pages) correctly describes the property being appraised. 

Access 

Although the property has frontage on the westerly side of Hwy 5, access to/from Hwy 5 
is not allowed.  Property access is available via approximately one mile of frontage on 
the north side of Del Puerto Canyon Road, in Section 35, T5S, R6E, Mount Diablo Base 
& Meridian.  Del Puerto Canyon Road is a county-maintained paved two-lane roadway 
(good overall condition) that meanders in a generally westward direction from Hwy 5 and 
continues westward toward the San Jose area. 
 

 
 

Archive photo of westward view of Del Puerto Canyon Road 
 
I understand physical access is also available from Ingram Creek Road, a paved county 
road, to the northerly end of the subject property.  This all-weather road extends 
approximately 1,500 feet from the Ingram Creek Road and crosses over land owned by 
the Filbin Ranch, an entity I understand is owned by Jeff Arambel.  I am uncertain if this 
is legal and insurable ingress/egress.  I recommend that this possible access be further 
researched, if desired.  This research is outside the scope of this appraisal. 

I understand physical access is also available via an easement from Del Puerto Canyon 
Road across other property at the southerly end of the subject property.  I understand 
this dirt and gravel surface easement extends from Del Puerto Canyon Road to a 

Property Description – Page 12 

Land Use 
Livestock Grazing 

The property has been used for many years for seasonal livestock grazing.  Livestock 
feed sources are natural grasses.  There are no trees on most of the property, with some 
brush and trees toward the westerly end of the property.  There are occasional rock 
outcroppings. 

The greatest concentration of cattle is typically during the late fall, winter, and early spring 
months.  Cattle are typically moved from the property to other pasture areas during the 
remainder of the year.  This grazing land use is similar to other properties in the 
immediate area on the west side of Hwy 5.  Similar properties in the area are typically a 
few thousand acres in size and are used almost exclusively for seasonal livestock 
grazing. 

Annual rainfall can vary from year to year.  Rainfall variation can affect the carrying 
capacity during any given year.  During years of higher rainfall carrying capacities will be 
higher than during years of lower rainfall.  Livestock water is available from seasonal 
springs, streams and on-site reservoirs. 

Livestock fences appear to be in adequate condition, although fences may not be located 
on all property boundaries. 

Portable steel panel and wire fencing livestock corrals are located on the north side of 
Del Puerto Canyon Road where the property access is located.  These corrals are 
considered inconsequential to the property value.  Wood corrals located near Hwy 5 in 
poor overall condition are considered inconsequential to the property. 

Property Photos 

 
 

Archive photo of typical grazing land 

 
 

Archive photo of typical grazing land 
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Archive photo of typical grazing land near portable panel livestock corrals 
 

 
 

Archive photo of portable panel corrals near 
Del Puerto Canyon Road; 

pasture land in background 

 
 

Archive photo of wooden corrals near Hwy 5; 
pasture land in background 

 
Property Grazing Lease 

The property and portions of other adjoining/nearby property (approximately 8,742 total 
acres) are currently leased for livestock grazing from October 1, 2017 through September 
30, 2018.  According to Jeff Arambel current rent is $17 per acre.  Total rent is $148,614 
(8,742 acres x $17/acre = $148,614) payable in advance.  Tenants are Cammy Wells, 
Matt Owens and Adam Owens.  A copy of the lease was not available.  I understand this 
is a verbal extension of the lease to the same tenants as for the 2017-2018 grazing 
season. 

There is a steady demand for winter and early spring season grazing land.  It is my 
opinion that the property is readily rentable for livestock grazing. 
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Braun International Real Estate (“Agent”) has been engaged as the Exclusive Agent for the sale by the Owner of the Property. The Property is being offered for sale in an “As Is, Where Is” 
condition, and Seller and Agent make no representations or warranties as to the accuracy of the information contained in this Offering Memorandum.

The enclosed materials include highly confidential information and are being furnished solely for the purpose of review by prospective purchasers of the interest described herein. Neither 
the enclosed materials nor any information contained herein is to be used for any other purpose or made available to any other person without the express written consent of the Seller.

The use of this Offering Memorandum and the information provided herein is subject to the terms, provisions and limitations of the Confidentiality Agreement furnished by Agent prior to 
delivery of this Offering Memorandum.

The enclosed materials are being provided solely to facilitate the prospective investor ’s own due diligence for which it shall be fully and solely responsible. The material contained herein is 
based on information and sources deemed to be reliable, but no representation or warranty, express or implied, is being made by Agent or Seller or any of their respective representatives, 
affiliates, offers, employees, shareholders, partners or directors, as to the accuracy or completeness of the information contained herein.

All interested parties shall make their own measurements of the property or engage a third party to verify any and all measurements of the property contained herein. This marketing 
brochure has been prepared to provide summary unverified 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. Braun International Real Estate has not made any investigation and makes no warranty or representation 
with respect to the income or expenses for the subject Property, the size and square footage of the Property and improvements, the presence or absence of contaminating substances, PCB’s, 
or asbestos.

The compliance with Local, County, 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. All potential buyers must take appropriate measures to verify all of the information set forth herein. 
Summaries contained herein of any legal or other documents are not intended to be comprehensive statements of the terms of such documents, but rather only outlines of some of the 
principal provisions contained therein.

Neither the Agent nor the Seller shall have any liability whatsoever for the accuracy of completeness of the information contained herein or any other written or oral communication or 
information transmitted or made available or any action taken or decision made by the recipient with respect to the Property. Interested parties are to make their own investigations, 
projects, and conclusions without reliance upon the material contained herein.

Seller reserves the right, at its sole and absolute discretion, to withdraw the Property from being marketed for Sale at any time and for any reason. Seller and Agent expressly reserve the 
right, at their sole and absolute discretion, to reject any and all expressions of interest or offers regarding the Property and/ or to terminate discussions with any entity at any time, with or 
without notice.

This offering is made subject to omissions, correction of errors, change of price or other terms, prior sale or withdrawal from the market without notice. Agent is not authorized to make 
any representations or agreements on behalf of Seller. Seller shall have no legal commitment or obligation to any interested party reviewing the enclosed materials, performing additional 
investigation and/or making an offer to purchase the Property unless and until the binding written agreement for the purchase of the Property has been fully executed, delivered, and 
approved by Seller and any conditions to Seller’s obligations thereunder have been satisfied or waived.

By taking possession of and reviewing the information contained herein, the recipient agrees that (a) the enclosed materials and their contents are of a highly confidential nature and will 
be held and treated in the strictest confidence and shall be returned to Agent or Seller promptly upon request; and (b) the recipient shall not contact employees or tenants of the Property 
directly or indirectly regarding any aspect of the enclosed materials or the Property without the prior written approval of the Seller or Agent.

By accepting this marketing brochure, you agree to release Braun International Real Estate, and the representing agent(s), and hold them harmless from any kind of claim, cost, expense, or 
liability arising out of your investigation and/ or purchase of this Property.

MARKETING MEMORANDUM
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1 Property Description

Location

The property is one contiguous block of land located in the unincorporated area of western Stanislaus County California, approximately 
5 miles northwest from the city of Patterson, on the westerly side of Interstate Hwy 5. The following location map identifies approximate 
property boundaries.

Location Map

Property Description – Page 1 

Property Description 
Location, Identification and Access 
Location 

The property is one contiguous block of land located in the unincorporated area of 
western Stanislaus County California, approximately 5 miles northwest from the city of 
Patterson, on the westerly side of Interstate Hwy 5.  The following location map 
identifies approximate property boundaries. 

Location Map 

 

N 

Location, Identification and Access
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Assessor’s Property Identification

The following table briefly summarizes Stanislaus County assessor identification for the property. Assessor maps with property boundaries 
outlined follow this table.

Assessor
Map Acres

401.07
40.00
40.00
40.00

440.00
1.00

648.87
50.00

640.00
80.20
79.92
40.07
80.11
40.01
80.08

1,139.44
949.88

5.09
240.46

97.74
55.83

1.76
260.29

41.94
41.90
40.00
40.00
40.00

447.00
17.46
15.71

        51.60
6,187.43

6,187

APN
021-007-003
021-007-029
021-007-030
021-007-031
021-007-032
021-010-013
021-010-014
021-010-023 (portion) – acres estimated from prior APN
021-010-024
021-010-025
021-010-029 (portion) – acres estimated from prior APN
021-010-030
021-010-031
021-010-032
021-010-033
021-012-014
021-012-015
021-015-016
021-015-027
021-015-028
021-018-009
021-018-010
021-018-011
021-018-015
021-018-016
021-018-018
021-018-019
021-018-020
021-018-021
021-022-007
021-022-049
021-022-050
Total
Rounded

I N T E R N A T I O N A L  R E A L  E S T A T E SINCE 1908
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Assessor Maps 

 

 

Assessor Maps

Pr
op

er
ty

 In
fo

rm
at

io
n

I N T E R N A T I O N A L  R E A L  E S T A T E SINCE 1908



PAGE  |  7

Pr
op

er
ty

 In
fo

rm
at

io
n

Property Description – Page 4 

 

 

Assessor Maps
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Access

Although the property has frontage on the westerly side of Hwy 5, access 
to/from Hwy 5 is not allowed. Property access is available via approximately 
one mile of frontage on the north side of Del Puerto Canyon Road, in Section 
35, T5S, R6E, Mount Diablo Base & Meridian. Del Puerto Canyon Road is a 
county-maintained paved two-lane roadway (good overall condition) that 
meanders in a generally westward direction from Hwy 5 and continues 
westward toward the San Jose area.

I understand physical access is also available from Ingram Creek Road, a 
paved county road, to the northerly end of the subject property. This all-
weather road extends approximately 1,500 feet from the Ingram Creek Road 
and crosses over land owned by the Filbin Ranch, an entity I understand is 
owned by Jeff Arambel. I am uncertain if this is legal and insurable ingress/
egress. I recommend that this possible access be further researched, if 
desired. This research is outside the scope of this appraisal.

I understand physical access is also available via an easement from Del 
Puerto Canyon Road across other property at the southerly end of the 
subject property. I understand this dirt and gravel surface easement extends 
from Del Puerto Canyon Road to a Microwave Tower location on the subject property. I recommend that this be further researched, if 
desired. This research is outside the scope of this appraisal.

An additional access easement(s) may exist that is not identified in the information provided for this appraisal.

Undocumented friendly neighbor relationships often occur with this type of property. These relationships often allow undocumented 
ingress/egress across adjoining property to/from a public roadway. These are not considered legal access easements.

Property Description – Page 6 

Legal Description 

The legal description included in the Trustee’s Sale Guarantee report issued by 
Commonwealth Land Trust Insurance Company (Guarantee No. 05823917; Dated 
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Archive photo of westward view of Del Puerto Canyon Road 
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Land Use Regulations

General Plan and Zoning

Stanislaus County has governmental jurisdiction over the property. The Stanislaus County General Plan is intended to be the county’s 
guiding document for land use for approximately 20 years in the future. The General Plan indicates long-term land use planning for the 
subject property area is Agriculture.
 
The following table briefly summarizes Stanislaus County zoning for the property.

Property Description – Page 8 

Land Use Regulations 
General Plan and Zoning 

Stanislaus County has governmental jurisdiction over the property.  The Stanislaus 
County General Plan is intended to be the county’s guiding document for land use for 
approximately 20 years in the future.  The General Plan indicates long-term land use 
planning for the subject property area is Agriculture. 

The following table briefly summarizes Stanislaus County zoning for the property. 
Assessor   

Map Acres APN Zoning 
401.07 021-007-003 A-2-160 
40.00 021-007-029 A-2-40 
40.00 021-007-030 A-2-40 
40.00 021-007-031 A-2-40 

440.00 021-007-032 A-2-40 

1.00 021-010-013 A-2-160 
648.87 021-010-014 A-2-160 
50.00 021-010-023 A-2-160 

640.00 021-010-024 A-2-40 
80.20 021-010-025 A-2-40 
79.92 021-010-029 A-2-40 
40.07 021-010-030 A-2-40 
80.11 021-010-031 A-2-40 
40.01 021-010-032 A-2-160 
80.08 021-010-033 A-2-160 

1,139.44 021-012-014 A-2-160 
949.88 021-012-015 A-2-160 

5.09 021-015-016 A-2-40 
240.46 021-015-027 A-2-40 
97.74 021-015-028 A-2-40 

55.83 021-018-009 A-2-40 
1.76 021-018-010 A-2-40 

260.29 021-018-011 A-2-40 
41.94 021-018-015 A-2-40 
41.90 021-018-016 A-2-40 
40.00 021-018-018 A-2-40 
40.00 021-018-019 A-2-40 
40.00 021-018-020 A-2-40 

447.00 021-018-021 A-2-40 

17.46 021-022-007 A-2-40 
15.71 021-022-049 A-2-40 
51.60 021-022-050 A-2-40 

I N T E R N A T I O N A L  R E A L  E S T A T E SINCE 1908
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Zoning is A-2-40 and A-2-160. The A-2 portion of the zoning allows a wide range of agricultural uses. The 40 and 160 portions of the 
zoning indicate minimum acreage allowed parcel sizes.

Williamson Act

The previously identified Trustee’s Sale Guarantee report indicates the property was subject to Williamson Act contracts that have 
applied for non-renewal.

The purpose of a Williamson Act contract is to protect agricultural property from non-agricultural uses. A property owner entering 
into a Williamson Act contract agrees that the property will be used primarily for agricultural purposes for the remaining term of 
the contract. In exchange for entering into this contract, the property owner receives reduced taxation by way of lower property tax 
assessment valuation. Contracts are automatically renewed annually for a remaining ten-year period, unless action is taken to terminate 
the contract. A contract can be terminated by either filing a notice of non-renewal, or by requesting an immediate cancellation. Both 
ways of canceling a contract have specific and stringent requirements. Non-renewal has several years waiting period for cancellation of 
the contract, plus incremental reductions of annual property tax savings. Immediate cancellation has significant financial penalties and 
requires approval by county authorities.

I N T E R N A T I O N A L  R E A L  E S T A T E SINCE 1908
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City of Patterson

The property is located approximately 5 miles northwest of the city of Patterson, on the westerly side of Hwy 5. Patterson city limits 
are located on the easterly side of Hwy 5. The city’s 2014 General Plan is intended to be the city’s guiding document for land use for 
approximately 40 years in the future. The General Plan indicates significant areas of potential infill on the easterly side of Hwy 5. A 
portion of the General Plan area extends to the westerly side of Hwy 5. This area of the General Plan (parallel to the westerly side of 
Hwy 5) extends northwest from Sperry Avenue approximately two miles is between Hwy 5 and Del Puerto Canyon Road. APNs 021-
022-007, -049, and -050 (approximately 83.77 acres of the subject property) are within this General Plan area, designated as Mixed Use. 
At this time the city has no plans to annex this area to the city, and no plans to extend public services to this area. Conversion to non-
agricultural development along the west side of Hwy 5 is deemed to be many years in the future.

Topography and Elevation

Topography on the westerly side of Hwy 5 is very different than topography on the easterly side of Hwy 5. Most of the westerly side of 
Hwy 5 is steep and hilly, with occasional areas of near level topography. Most of the easterly side of Hwy 5 is near level.

Topography for most of the subject property ranges from gently rolling to very steep, mostly steep. Elevation ranges from 
approximately 200 feet above sea level (easterly area of the property) to approximately 1,000 feet above sea level (westerly area of the 
property).

Property Grazing Lease

The property and portions of other adjoining/nearby property (approximately 8,742 total acres) are currently leased for livestock 
grazing from October 1, 2017 through September 30, 2018. According to Jeff Arambel current rent is $17 per acre. Total rent is 
$148,614 (8,742 acres x $17/acre = $148,614) payable in advance. Tenants are Cammy Wells, Matt Owens and Adam Owens. A copy 
of the lease was not available. I understand this is a verbal extension of the lease to the same tenants as for the 2017-2018 grazing 
season.

There is a steady demand for winter and early spring season grazing land. It is my opinion that the property is readily rentable for 
livestock grazing.
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Property Description – Page 14 

Orchard Area 

Two areas of the property near Hwy 5 are planted to an orchard.  Jeff Arambel indicted 
the 110 acres of orchard areas (peaches, apricots and cherries) were planted in 
approximately 2011-2012.  The orchard was viewed from Hwy 5 at the time of the 
property inspection.  The orchard area does not appear to have been cultivated for a 
few years, and trees appear somewhat small for their age and lack size uniformity.  
Nearly all trees appear to be dead.  At the time of the on-site property inspection cattle 
were observed grazing in the orchard area.  The orchard does not appear to be 
economically viable. 

I understand a test well was drilled in the area of the orchard in approximately 2012, 
well casing was installed, but the well has not been developed and a pump has not 
been installed.  I understand water is available from a source located off the property 
that is not part of this appraisal. 

 
 

Archive aerial view of the orchard area location 

Property Description – Page 15 

 
 

Archive photo of orchard area viewed from Hwy 5 

 
 

Archive photo of orchard area viewed from Hwy 5 
 
Microwave Tower Station 

A Microwave Tower Station is located on the property.  I understand a previous lease to 
Chevron expired, was not renewed, and all rights associated, including station 
associated equipment, were reconveyed to Jeff Arambel.  I understand there is 
currently no lease involving this station or equipment. 

 
 

Archive photo of microwave tower 

Improvements 

There are no structure improvements on the property. 

Property Description – Page 15 

 
 

Archive photo of orchard area viewed from Hwy 5 

 
 

Archive photo of orchard area viewed from Hwy 5 
 
Microwave Tower Station 

A Microwave Tower Station is located on the property.  I understand a previous lease to 
Chevron expired, was not renewed, and all rights associated, including station 
associated equipment, were reconveyed to Jeff Arambel.  I understand there is 
currently no lease involving this station or equipment. 

 
 

Archive photo of microwave tower 

Improvements 

There are no structure improvements on the property. 

Property Description – Page 15 

 
 

Archive photo of orchard area viewed from Hwy 5 

 
 

Archive photo of orchard area viewed from Hwy 5 
 
Microwave Tower Station 
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Chevron expired, was not renewed, and all rights associated, including station 
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Archive photo of microwave tower 

Improvements 

There are no structure improvements on the property. 
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Easements and/or Encroachments

The property appears to have easements for public utilities and roadways. Most obvious is a cluster of 5 high voltage electrical power lines 
that generally parallel the westerly side of Hwy 5. These electrical lines do not appear to interfere with livestock grazing within the power 
lines area. Roadways provide access to this property and other properties. 
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2 Area Description

Stanislaus County is located in California’s Central Valley. The county contains approximately 1,500 square miles and ranges in elevation from 
approximately 50 feet above sea level along the San Joaquin River to approximately 3,800 feet in the Sierra Nevada mountains area in the 
easterly portion of the county.

Modesto, the Stanislaus County seat, is located approximately 15 miles northeast of the property. Sacramento, the state capitol and a cultural 
center of the Central Valley, is located approximately 85 miles north of the property. Diablo Grande, an isolated golf-oriented community, is 
located a few miles south of the property.

Annual rainfall in the property area ranges from approximately 6 inches to 12 inches, and there are occasional years when the area receives 
very little rainfall. Rainfall is concentrated in the winter months (predominantly from December through March), which are cool, but typically 
without snow. Annual winter snowfall in the mountainous areas ranges from less than 100 inches to over 500 inches depending on location, 
elevation and seasonal variations. Average annual temperature is approximately 60 degrees. Summers are typically hot and dry. Highest 
daytime temperatures are usually during July and August (frequently over 100°F), and lowest daytime temperatures are usually during 
December and January (frequently approximately 40°F). The mild climate results in a growing season of approximately 270 frost-free days.

Interstate Hwy 5 and State Route 99 provide primary access to adjoining counties and states. Commercial airlines services are available 
at Sacramento and Fresno, providing access to any area of the state, nation, and other parts of the world. Railroads provide freight and 
passenger service to the area.

Community services and convenience facilities (churches, banking, retail shopping, recreational and cultural events, etc.) are available locally 
in Patterson, Modesto, Fresno, and other nearby communities. Shopping facilities are excellent and continually improving; all major retailers 
are represented in the area. All necessary public rural services (paved roads, electricity, telephone, fire and police protection, mail service, 
etc.) are currently available.

Recreational opportunities in the area are extensive: the rivers, the delta, several local lakes and Lake Tahoe offer a variety of water-oriented 
activities; the Sierra Nevada Mountains offer excellent skiing; the area has numerous golf courses and bicycle/pedestrian/equestrian trails; 
and major league sports.

I N T E R N A T I O N A L  R E A L  E S T A T E SINCE 1908
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Public universities are located nearby: the University of California, Davis; California State University, Sacramento; University of Pacific in 
Stockton; and California State University, Fresno. These colleges offer undergraduate and graduate degree programs, plus several other 
institutions have various undergraduate and graduate programs available for working students. General education and technical training 
are available at several nearby community college locations.

Important attracting features of the area have been both employment opportunities and affordable housing, which are widely held as the 
reasons for migration to the area. Many new housing and commercial developments have occurred in the area over the past several years, 
and others are being planned.

The following table shows population estimates published by California’s Department of Finance for California, Stanislaus County and the 
City of Patterson.

Population Estimates
           January 1, 2018
           California  39,809,693
       Stanislaus County  555,624
          City of Patterson  22,679

The following table shows unemployment rates published by California’s Employment Development Department for California and 
Stanislaus County.

Unemployment Rates
    November 2018
        California  3.9%
                 Stanislaus County  5.7%

I N T E R N A T I O N A L  R E A L  E S T A T E SINCE 1908
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Stanislaus County economic base is significantly centered on agriculture, with several irrigated crops grown. The following table summarizes 
the Stanislaus County Agricultural Commissioner report of agricultural sales.

Stanislaus County’s Top Agricultural Commodities

           2017 Sales ($) Commodity
        1,056,184,000  Almonds
           663,650,000  Milk
           254,695,000  Chickens
           232,962,000  Cattle & Calves
           226,748,000  Nursery Fruit & Nut Trees and Vines
           163,644,000  Walnuts
           134,103,000  Silage
             84,096,000  Turkeys
             67,683,000  Pollination, Almond
             52,198,000  Peaches
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3 Sale Information

  Listing price is $4.8 million

  Buyer’s broker commission is 2%

  Buyer will present offer on a CAR commercial purchase and sale agreement

  Buyers are required to provide proof of funds to close with offer

  Buyer to deposit 3% of the purchase price into escrow, balance at closing

  30 day escrow period or less

  All offers are subject to a court confirmation and in court overbidding (if needed)

  Escrow company will manage the closing transaction 

  Email: Todd@Braunco.com

  Phone: 310.798.3123
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DISCLAIMER
BRAUN is the marketing company on behalf of the seller. Braun makes no representations or warranties on the approved use of the property. This memorandum is 
provided for the sole purpose of allowing a potential buyer to evaluate the property. The potential buyer is urged to perform its own examination and inspection of 
property, and shall rely solely on such examination and investigation and not on this brochure or any materials, statements or information contained herein or otherwise 
provided. Neither Braun, its members, managers officers, employees or agents, nor any of its partners, directors, officers, employees and agents, nor seller, make any 
representations or warranties, whether express or implied, by operation of law or otherwise, with respect to this memorandum, the property or any materials, statements 
or information contained herein or relating thereto, or as to the accuracy or completeness of such materials, statements or information, or as to the condition of the 
property, quality or fitness of the property, or assumes any responsibility with respect thereto. Such materials, statements and information have in many circumstances 
been obtained from outside sources and have not been tested or verified. Projections, in particular, are based on various assumptions and subjective determinations as 
to which no guaranty or assurance can be given. Without limiting the foregoing, in the event this brochure contains information relating to any “hazardous materials” 
in relation to the property, such information shall in no way be construed as creating any warranties or representations, expressed or implied, by operation of law or 
otherwise, by Braun, broker, sales agents or seller, as to the existence or non-existence or nature or extent of hazardous materials in, under, on or around the property. 
This brochure is provided subject to errors, omissions, prior sale, change of price or terms and any other changes to the materials, statements and information contained 
herein or relating to the Property. Braun will not be responsible if the property is unsatisfactory to the buyer in any way. Braun suggests each buyer obtain appropriate 
advice from investment professionals prior to purchasing the interest.


