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For Sale
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Development Opportunity
NEC Mercey Springs Rd. (Hwy 65)  & Mission Dr.
Los Banos, California
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Property Summary

The subject property is 
located at the northeast 
corner of Mercey Springs Rd. 
(Highway 165) and Mission 
Dr. in the City of Los Banos, 
California within the County 
of Merced. The parcel is 
improved land with curb, 
gutters and sidewalk.

•	 Potential Drive-Thru

•	 Highway Commercial 
Zoning

•	 Prominent Intersection

•	 Residential Growth Area

•	 Underserved Retail Trade 
Area

Location
Northeast corner of Mercey Springs Road (Hwy 165) and 
Mission Dr., Los Banos, CA

Utilities
Water:		 8” line in Mercey Springs Rd. (Hwy 165) and 12” 		
			   line in Mission Drive.
Sewer:		 12” line in Mercey Springs Rd. (Hwy 165)
Storm Drain:	 30” line in Willmott Rd

Zoning
Highway Commercial Zone (H-C)

APN
424-120-032-000

Land Area
Approximately 1.16 acres

Asking Price
Contact Broker For Sale 



A Conceptual Property Site Plan



Conceptual Property Elevations
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Demographics 1 Mile 2 Miles 3 Miles

2023 Population 21,209 43,453 48,518

2023-2028 Population Growth 0.38% 0.77% 0.79%

2023 Average Household Income $77,527 $79,605 $82,051

2023 Number of Households 5,596 12,107 13,438

2023-2028 Household Growth 0.82% 0.90% 0.92%

Source: Esri, U.S. Census

City of Los Banos

Los Banos is located in Merced County, a mostly rural county located 
in the northern San Joaquin Valley region of California’s larger Central 
Valley, approximately 8.8 miles east of Interstate 5.  

To the east of Merced County are major recreational destinations like 
the Sierra National Forest, Yosemite Valley and Mono Lake.  West of 
Merced County, California’s Central Valley region transitions into the 
Monterey Bay coastline.  Approximately 25 miles northeast of Los 
Banos is the City of Merced, the County seat, with a population of 
approximately 83,000 people.  The City of Merced contains the newest 
University of California Campus, UC Merced, with approximately 8,000 
undergraduate students.  Merced County’s other incorporated cities 
include Los Banos, Atwater, Livington, Gustine, and Dos Palos. These 
cities are significantly smaller than the City of Merced, with populations 
of 38,000, 30,000, 13,000, 6,000 and 5,500 respectively, as of the 2010 
U.S. Census. Most cities in Merced County, including Los Banos, have 
historically been characterized as small farming communities since 
their incorporation.  The City of Los Banos has grown significantly 
within the last two decades, transitioning from a smaller, primarily 
agricultural town to the bustling, full-service community it is today. 
While most of the land area in Merced County and in the Central 
Valley region generally is dedicated to agriculture, the City of Los 
Banos itself is largely comprised of single-family neighborhoods, with 
commercial uses heavily concentrated along the Pacheco Boulevard 
corridor.

Los Banos provides quick access to the Silicon Valley (approximatley 
80 miles) and the Ports of Stockton (approximately 70 miles) via State 
Route 152.  The city’s population has changed with a continuing influx 
of people who work in the San Jose/Silicon Valley area but seek the 
semi-rural life of a small town within commuting distance of Silicon 
Valley.  Los Banos is the connector between the Bay Area and the 
Central San Joaquin Valley.

Pioneer Road Bypass
The City of Los Banos recently approved the Pioneer 
Road Bypass the will bypass the busy Highway 152 (Pa-
checo Boulevard) commercial district which will allow 
quicker access to Interstate 5, just west of Los Banos. 
The General Plan for Pioneer Road, currently a two-
lane road, designates the road to be a four-lane arte-
rial street. The Plan purposes future improvements that 
start at the existing two-lane Ward Road, which  runs 
north-south and would connect Pioneer Road to Pache-
co Boulevard at the east end of the project area.   This 
connection will serve residents and local visitors, and 
offer an alternate route for travelers going through the 
City of Los Banos, especially at times of peak congestion, 
thus providing quicker access to Interstate 5, and both 
the Bay Area and the Central San Joaquin Valley.  

The Pioneer Road Bypass will consist of two phases - a 
near-term phase and a long-term future phase.

Pioneer Road Bypass 
Project Overview
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This document has been prepared by Colliers for advertising and general information 
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expressed or implied, regarding the information including, but not limited to, warranties 
of content, accuracy and reliability. Any interested party should undertake their own 
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