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Confidentiality & Disclaimer

Prime Commerecial, Inc. has been retained on an exclusive right to sell basis to market
2020-2030 Coffee Road, Modesto, CA. The information herein distributed by Prime
Commercial, Inc. is intended to be viewed only by the parties specifically targeted by
Prime Commercial, Inc. The investment package should not be made available to any
other parties unless first verified, in writing, by Prime Commercial, Inc. This Investment
offering has been prepared to provide a 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 inves-
tigation. Prime Commercial, Inc. 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 improvements, the presence or absence of contaminating
substances, PCB'’s or asbestos, the compliance with 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 investment offering has been
obtained from sources Prime Commercial, Inc., deems reliable; however, Prime Com-
mercial, Inc. has not verified and will not verify any of the information contained herein,
nor has Prime Commercial, Inc. conducted any investigation regarding these matters
and makes no warranty or representation whatsoever regarding the accuracy or com-
pleteness of the information provided. All potential buyers must take the appropriate
measures to verify all of the information set forth herein.

The Seller expressly reserves the right, at its sole discretion, to withdraw the Property
from the market. Seller and Prime Commercial, Inc. reserves the right, expressed or
implied, to reject any offer to purchase the property and to terminate discussions with
any person or entity reviewing this offering memorandum until and unless the seller ex-
ecutes and delivers a signed purchase agreement with terms acceptable to the Seller.

Demographic information obtained from Esri and images of Modesto, CA courtesy Costar Group, Inc.
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INVESTMENT
Summary

Offering Price
$4,900,000

Capitalization Rate

7.00% . . . . .
Prime Commercial, Inc. is pleased to offer the Coffee Plaza Medical and Professional
. Offices for sale in Modesto, California. The property has an excellent location at the
Potential Net Operating Income __ - northeast corner of Celeste Drive and Coffee Road just two blocks north of Sutter Me-
i, morial Hospital, the region’s main medical and trauma center. The improvements were
$342’114OO o 24 originally built as a garden-style, medical office complex and consists of 13 separate
i buildings with various size suites acceptable for both medical and general office needs.
/ The site is rather large and is approximately 4.08 acres with an abundance of open
Expense Service surface parking stalls. Coffee Plaza Medical and Professional Offices represents a
value-add opportunity for a prudent investor to increase cash flow and property value
Gross through building upgrades and lease negotiations.
Building Area

INVESTMENT HIGHLIGHTS
51,265 SF - Rentable

Prime Location just Two Block North of Sutter Health Memorial Medical Center,
the Largest Hospital in Modesto and Stanislaus County

Land Area Large 4.08 Acre Lot with Over 422 Feet of Frontage on Busy Coffee Road
4.08 Acres Abundant On-Site Grade Level Parking Lot to the Rear of the Complex

Well Maintained Improvements

Parking Spaces Below Market Rents Offer Upside Potential

Short Term Leases Offer the Potential for Redevelopment in the Future

167 Strong Demographics with an Average Household Income of Over $104,000
(3.26 Spaces / 1,000 SF) . .
Property is Priced Well Below Replacement Cost!

PRIME COMMERCIAL, INC. // Offering Memorandum 3




PROPERTY
Overview

Location

2020 & 2030 Coffee Road
Modesto, CA 95350

Site
The subject is located at the northeast corner
of Coffee Road and Celeste Drive

APN 066-015-002

Land Area

Rectangular parcel totaling 4.08 acres

Zoning
P-D (Planned Development)

Traffic Counts

Coffee Rd 29,141 ADT

Building Area

Coffee Plaza is a single-story medical/professional office complex that was built in 1972.
2020 Coffee Road is approximately 34,887 square feet rentable divided into ten buildings
that are connected by a central roofing systems providing an indoor mall effect. 2030 Cof-
fee Road is a series of three separate buildings totaling 16,378 square feet rentable that is
similar in design to 2020 Coffee Road. The buildings have a contemporary southwestern
architectural flair with low flat roofs, decorative mansards and adobe concrete block ex-
terior walls punctuated with tinted glazing. The foundation for both building is concrete
slab. Roofs are flat roof and supported by wood truss overlayed with plywood sheathing
and covered in mecanum roll. The individual office suites vary in size and level of buildout;
however, all have roof mounted HVAC with thermostatic control. There are four common
restrooms in 2020 Coffee Road and one in 2030 Coffee Road. Additionally, some of the
suites have their own private restrooms.

Parking & Landscaping

Both 2020 and 2030 Coffee Road share one common asphalt parking lot that is located to
the rear with 167 striped open spaces. There are two points of ingress/egress for the com-
plex, one on Coffee Road and the other siding Celeste Drive. The periphery of the site as
well as some inner courtyard spaces are plated with mature and well-groomed evergreen
trees, bushes, and groundcover.
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EXTERIOR

2020 Coffee Road
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EXTERIOR

2030 Coffee
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PHOTO GALLERY
Interior Courtyard
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LAND & TRADE AREA

Modesto, CA

Nestled in the heart of California’s Central Valley, Modesto blends rich
agricultural heritage with a vibrant, evolving culture. As the 19" largest
city in the state, it's where tradition meets innovation and community spirit
shines year-round.

Manufacturing and agriculture drives the region’s economic engine,
with almonds as a standout crop. Stanislaus County ranks among the
world’s top producers. Each spring, surrounding orchards burst into a
sea of beautiful pink blossoms, drawing visitors from across the state.
Modesto also boasts E. & J. Gallo Winery, the largest winery in the world,
reinforcing its global reputation in winemaking.

Downtown Modesto has blossomed into a lively arts and entertainment
hub featuring boutique shops, craft coffee, and farm-to-table restaurants.
The Modesto Certified Farmers Market brings fresh produce, live music,
and local charm to the heart of the city every Saturday.

Recently named #1 in “America’s Hidden Gems Live Music Scene”*,
Modesto’s art and music scene thrives, with vibrant murals, public art, and
the Gallo Center for the Arts hosting performances year-round.

Whether you're tasting award-winning wine, enjoying live music, or stroll-
ing downtown, Modesto offers a fresh, authentic Central Valley experi-
ence —rooted in the land and growing toward the future.

*According to nationwide survey by CheapoTicketing.com
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DEMOGRAPHICS 36 5

Modesto, CA

MEDIAN AGE

$104,190

AVERAGE HOUSEHOLD INCOME

(5-mile radius)

218,909

ESTIMATE POPULATION 2023

76,577

TOTAL HOUSEHOLDS

2.80 $78,598

MEDIAN HOUSEHOLD INCOME

(5-mile radius)

AVG. PEOPLE PER HOUSEHOLD
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2020 COFFEE ROAD

Rent Roll

SUITE = TENANT SQ.FT. LTI b MONTHLYRENT ~ RENT/SF  SERVICE  ESCALATION  SECORITY OPTIONS
A1 Tyree 1,510 m-t-m m-t-m $1,500.00 $0.99 Gross N/A $500.00 None
A-2  Tyree 1100 m-t-m m-t-m $0.00 $0.00 Gross N/A $0.00 None
A-3 | Lee 1,390 m-t-m m-t-m $2,225.00 $1.60 Gross Flat $2,500.00 None
A-4  Vacant 1,065 $1,757.00 $1.65 Gross
A-5 | Prom 1,090 1/1/2025 12/31/2027 $1,400.00 $1.28 Gross 1/26  $1,500 | $2,500.00 None

1/27  $1,600
A-6  Cat Network 460 m-t-m m-t-m $600.00 $1.30 Gross N/A $500.00 None
B-1 | Vision Graphix 270 m-t-m m-t-m $340.00 $1.26 Gross N/A $300.00 None
B-2 Tyree 380 m-t-m m-t-m $300.00 $0.79 Gross N/A $350.00 None
B-3 | PDA 520 m-t-m m-t-m $850.00 $1.64 Gross N/A $647.00 None
B-4  Nepo 1,080 6/1/2024 5/31/2026 $2,000.00 $1.85 Gross Flat $1,512.00 None
B-5  Watson 940 m-t-m m-t-m $1,740.00 $1.85 Gross N/A $1,037.00 None
C-1 | Sales, LMFT 300 m-t-m m-t-m $400.00 $1.33 Gross N/A $350.00 None

C-1A  Bailey 260 m-t-m m-t-m $300.00 $115 Gross N/A $0.00 None
C-2 Coffee Plaza Pharmacy 1,792 6/1/2023 2/29/33 $2,900.00 $1.62 Gross 3/26 $3,000 $1,811.00 None
C-3 3/27 $3,00

3/28 $3,200

3/29 $3,300

3/30 $3,400

3/31 $3,500

3/32 $3,600
C-4 The Sweet Potato Pie 380 8/1/2024 7/31/2025 $400.00 $1.05 Gross N/A $350.00 None
C-5 Vacant 465 $581.00 $1.25 Gross
C-6 | Vacant 390 $489.00 $1.25 Gross
D-1 ' Debbie's Embroidery 375 1/1/2024 12/31/2025 $500.00 $1.33 Gross Flat $500.00 None
D-3 | Hillary Thompson 1,260 m-t-m m-t-m $1,200.00 $0.95 Gross N/A $1,700.00 None
D-4
D-5 | Vacant 800 $1,000.00 $1.25 Gross
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2020 COFFEE ROAD
Rent Roll - cont.

LEASE LEASE SECURITY
SUITE  TENANT SQ.FT. e TG | BT MONTHLY RENT RENT/SF  SERVICE ESCALATION e OPTIONS

E-1 | Family Dental 2,260 m-t-m m-t-m $3,460.00 $1.53 Gross N/A $1,712.00 None
F-1 | Vacant 1,000 $1,400.00 $1.40 Gross

F-2 | T-Stylez 400 9/1/2023 8/31/2025 $575.00 $1.44 Gross N/A $750.00 One 2-year
F-3 | Bidgol 1,005 m-t-m m-t-m $1,850.00 $1.84 Gross N/A $1,500.00 None
H-1 : Vacant 750 $1,125.00 $1.50 Gross
H-2  Naomi Braids 560 11/1/2024 10/31/2026 $575.00 $1.03 Gross 11/25 $600 : $600.00 One 2-year
H-3 | Frank Miramontes 350 1/1/2023 12/31/2025 $475.00 $1.36 Gross N/A $425.00 None
H-4  Vacant 760 $950.00 $1.25 Gross
H-5 | Vacant 430 $538.00 $1.25 Gross
H-6  Williams 330 m-t-m m-t-m $330.00 $1.00 Gross N/A $400.00 None

I Katrice - Deli Club 1,035 11/1/2024 10/31/2026 $450.00 $0.44 Gross 11/25 $650  $0.00 None
-2  Vacant 1100 $1,650.00 $1.50 Gross

I-3 i Allstar Ambulance 675 5/1/2024 4/30/2027 $650.00 $0.96 Gross 5/26  $675 $0.00 None
-6 | Star NonEmergent 725 5/1/2024 4/30/2027 $700.00 $0.97 Gross 5/26  $725 $0.00 None
J-1 | Path to Health 630 m-t-m m-t-m $500.00 $0.79 Gross N/A $750.00 None
J-2 | Vacant 1,000 $1,250.00 $1.25 Gross

J-3  Vacant 840 $1,470.00 $1.75 Gross
J-4  Demichelis 1,470 m-t-m m-t-m $2,415.00 $1.64 Gross N/A N/A None
J-5 1 Vacant 1,500 $2,250.00 $1.50 Gross

 TOTALRENTABLE 34,887 SF $46,570.00 $25,544.00
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2030 COFFEE ROAD

Rent Roll

SUITE = TENANT SQ.FT. LTI b MONTHLYRENT ~ RENT/SF  SERVICE  ESCALATION  SECORITY OPTIONS
A-1  Family Planning 7,200 8/1/2022 7/31/2027 $9,600.00 $1.33 Gross 8/26 $9,750 $0.00 None
A-2
A-5
A-6
B-1 | Vacant 855 $1,154.00 $1.35 Gross
B-3 ' Storage 199
B-4  Storage 1,660
B-5 : Church of God 410 m-t-m m-t-m $600.00 $1.46 Gross N/A $500.00 None
B-6 : Vacant 420 $554.00 $1.35 Gross
B-7  Modesto Pregnancy 350 8/1/2024 7/31/2029 $465.00 $1.33 Gross F I a t: $500.00 Four 5-year
B-8 | Deena Allum 560 m-t-m m-t-m $575.00 $1.03 Gross N/A $550.00 None
B-9 | Storage 500

B-10 = ARA Denture Lab 675 m-t-m m-t-m $900.00 $1.33 Gross N/A $850.00 None
C-1 | Windrose 680 m-t-m m-t-m $825.00 $1.21 Gross N/A $750.00 None
C-2 Daly 510 8/1/2024 7/31/2026 $700.00 $1.37 Gross N/A $750.00 None
C-4  All Star Dental 2,403 12/1/2021 11/30/2026 $4,850.00 $2.02 Gross 12/25 $4,900  $3,000.00 None
C-5 Dodd-Stockdale Fit 1,685 2/1/2021 1/31/2026 $2,550.00 $1.51 Gross N/A $2,500.00 None
C-6
C-7 | Sweeny Pilates 630 m-t-m m-t-m $700.00 $11 Gross N/A $0.00 None

 TOTALRENTABLE 16,378 SF 1 $23,473.00 - $9,400.00
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SUMMARY

RENT ROLL OVERVIEW TOTAL RENTABLE SQ. FT. TOTAL MONTHLY RENT AVG. RENT/SF SERVICE TOTAL SECURITY DEPOSIT

2020 Coffee Road 34,887 SF $46,570.00 Gross $25,544.00

2030 Coffee Road 16,378 SF $23,473.00 Gross $9,400.00

Total Occupied 39,890 SF (77.8%) : $53,875.00 $1.35 $34,944.00

Total Vacant 11,375 SF (222%) = $16,168.00 $1.42

Total at 100% Occupied 51,265 SF (100.0%) | $70,043.00 $1.37

Operating Expenses Financial Overview
Property taxes $49,000.00 Proforma Rent $840,516.00
Direct Assessments $5,013.00 Expense Reimbursements $0.00
Insurance $42,629.00 Vacancy & Collection Loss (7.0%) $58,836.00
Repair & Maintenance $60,000.00 Effective Gross Income $781,680.00
Water/Sewer/Garbage $48,421.00 Less Operating Expenses $438,616.00
Sweeping $5,400.00 NOI $342114.00
Utilities/Gas/Electric $93,700.00
Landscaping $8,640.00
Comtoria P —— PRICE PER SQUARE FOOT $95.58

anitoria 1009.
PRICE $4,900,000.00 (7.00% CAP)

Supplies $6,499.00
Security $10,405.00
Pest Control $1,800.00
HVAC Maintenance $42,000.00
Management $48,000.00
Total $438,616.00
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AERIAL

Nearby Market (Close Up)

SEoAnReRr i’,
ke 30 1|

Ay

e gy
m,_‘!il R

R

SAFEWAY €Y
.‘ :Q:rangetheo_rg'

¥ Durlinet

{ i Y !

AR -

_ almart

Neighborhood Market

DOUG FERRARI // DFERRARI@PRIMECOMMERCIALINC.COM // 408.879.4002
DIXIE DIVINE // DDIVINE@PRIMECOMMERCIALINC.COM // 408.879.4001




AREA

Plat Map

PORTION SWl/4 SECTION I5 T3S. R9E. M.DB.SM. 002 008 66-15
COFFEE PLAZA NO.2- BLK. 12854 , LOTS | -3
Wi CoR, GQEC. & T T DAR
i
N—
0 B
C Ty o
[m]
ATHENS AVE. Q g = o
A ke
SE— W =z ﬁ g
o
© h
E THIS MAP FOR ASSESSMENT
[ 4 <X PURPOSES ONLY
[ < al
3§ ’->U Copyright 2001 Stanislzus County.
— o™ e 4 All rights reserved
BLOCK 12854
=1 e - Be 8 _
N\ B

&

COFFEE
N
(ﬁf

408 Ao

;
i
r

©

[+

®
|

) 2% o
Q’g\.!‘:&

66-|H

FROM 1&-22
RN ZY TR
A - A VS

DOUG FERRARI // DFERRARI@PRIMECOMMERCIALINC.COM // 408.879.4002
DIXIE DIVINE // DDIVINE@PRIMECOMMERCIALINC.COM // 408.879.4001




DOUG FERRARI Lic. 01032363
CFO/Founding Principal

DFerrari@primecommercialinc.com
408.879.4002

DIXIE DIVINE Lic. 00926251 & 01481181
CEO/Broker

DDivine@primecommercialinc.com
408.879.4001

C PRIME COMMERCIAL

[MNSE O "RFPLOSRGAST ~E~ D

1543 Lafayette St., Suite C, Santa Clara, CA 95050

www.primecommercialinc.com | OFFICE: 408.879.4000



