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EXECUTIVE SUMMARY 
 

The Stanislaus County Economic Development Action Committee (Stanislaus 
EDAC) has collaboratively developed an update to the Stanislaus 
Comprehensive Economic Development Strategy (CEDS).  This Strategy will 
present the socio-economic overview of Stanislaus County, along with 
highlights of the economic development activities and projects that will be 
undertaken by public and private entities in a mission to create new jobs and 
provide critical services to the residents of Stanislaus County. 
 
A central focus for pursuing economic development assistance is to begin to 
overcome the dramatic employment disparity between Stanislaus County and 
State and National figures.  This employment gap has persisted for a period of 
many years. Based on 24-month average data from the Census Bureau’s 
American Community Survey for 2012 and 2013, the Stanislaus unemployment 
rate was nearly twice that of the national level. 
    
Stanislaus County is situated in the agricultural heart of California’s Central 
Valley.  Based on 2014 American Community Survey statistics, the County has 
531,997 residents.  The Stanislaus population is expected to reach 611,376 by 
2025 according to the State of California estimates.  This high pace of growth 
underscores the urgency of developing increased economic opportunity in the 
area.   
 
In addition to a shortage of employment opportunities and a rapidly expanding 
population base, the County faces other major economic challenges.  The area 
was particularly hard hit by the housing foreclosure crisis.  The resulting fall-off 
in consumer spending impacted many segments of the local retail and service 
sectors, although a gradual recovery is now underway.  For many of the 
residents commuting long distances to jobs in the San Francisco Bay Area, high 
gas prices have become a budget buster. Years of drought are greatly 
impacting the agricultural sector as well.    
 
This CEDS master document develops not only a summary of infrastructure 
projects that require support for future growth within the County but 
establishes core project area themes that the workgroup intends to develop 
and expand upon into the future.  It is critical that the community has the 
benefit of these projects as the local economy continues to face a number of 
challenges.  These projects envision working in collaboration to meet the 
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needs of a growing community through expanded employment opportunities.  
In order for this process to succeed, continued investment in a combination of 
education and workforce development efforts is required.  This theme is 
evident in the multiple project descriptions described later in the document. 
 

This overall vision can be enormously enhanced through the involvement of 
the U.S. Department of Commerce and Economic Development 
Administration.  With this partnership, the County is more likely to achieve a 
self-sufficient and balanced economy.  Along with neighboring counties, we 
continue to fall at the bottom of rankings in the areas of education, income 
attainment, and funding to assist with public assistance needs.  Without EDA’s 
support and investment, economic growth will remain seriously hampered.  
Finally, this document has been developed with a conscious effort to 
complement and expand upon the eight county Central Valley Regional 
Comprehensive Economic Development Strategy. 
 

BACKGROUND 
 

In December 2001, California Housing and Community Development Department 
approved Stanislaus County’s grant to undertake a strategic plan.  The purpose of 
this process was to identify goals and strategies to attract new business and 
retain and expand existing business as a means of raising the economic vitality of 
the community.  A focus of the Comprehensive Economic Development Strategy 
(CEDS) was to address the jobs-to-housing imbalance in the county and to 
develop strategies to reverse the widening trend of slow job creation juxtaposed 
with rapid population growth.  The plan was designed to guide the economic 
development and workforce development activities in the County.  Input from 
the public, utilization of area demographics, and review and research of 
economic and community development problems and opportunities within the 
County were used as a foundation for the CEDS tool.   
 
During 2006, staff was directed to begin developing an updated CEDS that would 
address unfinished projects in the current CEDS, while becoming a tool to guide 
the EDAC in a new direction including the regional collaboration reflecting the 
changing dynamics and the factors influencing economic growth from a regional 
perspective. 
 
The Stanislaus Economic Development Action Committee plans to update the 
CEDS to mobilize limited resources through the collaboration and commitment 
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of all stakeholders to achieve goals and implement the plan.  The collaboration 
will include direct and active involvement in the development and 
implementation of the California Central Valley Economic Development 
Corporation (CCVEDC) CEDS that includes all eight Central California San Joaquin 
Valley Counties (San Joaquin, Stanislaus, Merced, Madera, Fresno, Kings, Tulare, 
and Kern). 
 
In 2011, the California Central Valley Economic Development Corporation 
(CCVEDC) was requested by regional Federal Economic Development 
Administration representatives to apply for the designation of Economic 
Development District for purposes of receiving funding for regional economic 
development projects through the U.S. Economic Development Administration 
(EDA) and other Federal funding agencies.  In March 2012, Stanislaus County 
joined its CCVEDC members in adopting a resolution to support the 
establishment of an eight-county San Joaquin Valley Economic Development 
District.  
 
Over the past few years, the CEDS has become a fluid document for Stanislaus 
County and is updated and revised as needed with the last update occurring in 
2013.  The EDAC provides general oversight to the document and has developed 
flexible protocols to allow updates to occur frequently.  Demographic and project 
information is refreshed as the need arises and in an effort to keep information 
current.  All formal changes require approval from the Board of Supervisors. 
 

SETTING 
 

Stanislaus County, California was created on April 1, 1854 and covers a land 
area of approximately 1,495 square miles.  It has a population of 531,997 and 
includes nine incorporated cities.  Modesto is the county seat.  Located near 
the center of California, Stanislaus County is 80 miles east of San Francisco, 300 
miles north of Los Angeles, and 80 miles south of Sacramento.  With an 
abundance of rich farmland, Stanislaus County is noted for its agriculture and 
food processing.  Other major segments include manufacturing and a range of 
service industries, including healthcare, retail, and many others.  Despite 
proximity to some of the wealthiest areas of California, Stanislaus County faces 
severe challenges in terms of rapid population growth, limited employment 
opportunities, and low per-capita income.   
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ECONOMY 
 
Stanislaus County suffers from chronically high unemployment. Between 2000 
and 2014, local job growth remained challenged to keep pace with a 19.0% 
population increase.  Payroll job creation has languished even as the population 
expanded.  American Community Survey data averaged for the two years of 2012 
and 2013 puts the Stanislaus unemployment rate at 16.6% of the labor force, 
compared to 8.9% for the nation as a whole. Current unemployment for July 
2015 remains at 9.4% while California and total U.S. are at 6.5% and 5.6% 
respectively. Rankings produced by the State of California’s Employment 
Development Department show Stanislaus County’s unemployment rate as 
recently ranking 49th out of 58 counties in California. 

 
 
The following table reflects average unemployment of 16.6% in Stanislaus 
County for the two-year period.  Compared with the overall United States, 
Stanislaus jobless rate is more than two-thirds higher. 
 
 

 

 

 

 

 
 
 
 

Stanislaus County   United States 

Unemployment    

2012 17.2%  9.4% 

2013 15.9%  8.4% 

24-Month Average 16.6%  8.9% 
Source: 2012 and 2013 American Community Survey 1-year estimates 
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AFFORDABILITY  
 
Families looking for lower-cost housing in California can find it challenging to find 
affordable housing, even as the foreclosure crisis eases into history.  In many 
cases, the current local job market does not provide enough living wage jobs to 
allow a family to afford a mortgage.  As the following chart illustrates, rising 
interest rates coupled with recent increases in home prices is starting to dent 
home affordability, although the region still fares much better on that score than 
it did during the middle years of the preceding decade, household income is not 
growing at the same pace as home prices.  
 
A Ratio of Median Home Prices to Household Income in the 2.2 to 2.6 range 
has historically been viewed as an indicator of Home Affordability nationally.  
Prior to the housing bubble the affordability ratio in Stanislaus County peaked 
at 7.3 and during the recession was in the low 2's.  The current Affordability 
Ratio is 4.4, higher than the historical average.  As home prices increase and 
wages remain flat, the ratio will continue to reflect less affordability for our 
Stanislaus County residents. 
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Source:  NAHB/Wells Fargo Housing Opportunity Index 
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PER CAPITA INCOME  
 

High unemployment, coupled with larger than average family sizes, also 
contribute to relatively low per capita income in Stanislaus County.  American 
Community Survey data, averaged over the 2-year period including 2012 and 
2013, shows income of $21,582 per person for Stanislaus residents.  This figure 
represents just 77.8% of the U.S. per capita income level of $27,752 over the 
same time period.  Higher than national fuel prices coupled with the afore 
mentioned commuter lifestyle further vex Stanislaus County residents. 
 

AVERAGE UNEMPLOYMENT & PER CAPITA INCOME  
  

2-Year Average Data (2012 and 2013) 
 

United States 
  

  

Unemployment 
 

Per Capita Income   

2012 9.4% 2012  $         27,319 

2013 8.4% 2013  $         28,184 

24-Month Average 8.9% 24-Month Average  $         27,752  

  
  

  

Stanislaus County 
  

  

Unemployment 
 

Per Capita Income   

2012 17.2% 2012  $         20,608  

2013 15.9% 2013  $         22,556  

24-Month Average 16.6% 24-Month Average  $         21,582  
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Source:  NAHB/Wells Fargo Housing Opportunity Index 
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Modesto 
  

  

Unemployment 
 

Per Capita Income   

2012 17.8% 2012  $         22,167 

2013 14.7% 2013  $         22,822   

24-Month Average 16.3% 24-Month Average  $         23,146  

  
  

  

Turlock 
  

  

Unemployment 
 

Per Capita Income   

2012 14.3% 2012  $         23,401 

2013 14.0% 2013  $         22,890 

24-Month Average 14.2% 24-Month Average  $         23,146 

Source: U.S. Census Bureau, 2012 & 2013 American Community Survey (ACS) 
 

  

  

3-Year Average Data (2011-2013) 
     

Ceres 
  

  

Unemployment 
 

Per Capita Income   

36-Month Average 19.0% 36-Month Average  $    19,453  

  
  

  

Oakdale 
  

  

Unemployment 
 

Per Capita Income   

36-Month Average 15.4% 36-Month Average $     22,539  

  
  

  

Riverbank 
  

  

Unemployment 
 

Per Capita Income   

36-Month Average 14.0% 36-Month Average  $   20,342  

Source: U.S. Census Bureau, 2011-2013 American Community Survey   
 

 
 
  

  

5-Year Average Data (2009-2013) 
     

Hughson 
  

  

Unemployment 
 

Per Capita Income   

60-Month Average 23.2% 60-Month Average  $   21,327  

  
  

  

Newman 
  

  

Unemployment 
 

Per Capita Income   

60-Month Average 16.1% 60-Month Average  $   16,702  

   
  

Patterson    

Unemployment  Per Capita Income  

60-Month Average 16.0% 60-Month Average $   19,530 
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Waterford 
  

  

Unemployment 
 

Per Capita Income   

60-Month Average 18.9% 60-Month Average  $   16,409  

Source: U.S. Census Bureau, 2009-2013 American Community Survey    
 

  

  

EDUCATION AND WORKFORCE DEVELOPMENT 

Workforce skill levels and high school graduation rates are a significant 
impediment to economic growth.  At the same time, global competition and 
technological advances are continually increasing the need for a skilled 
workforce.   
 
Stanislaus County lags well behind nationwide educational attainment averages 
in most categories.  A dearth of four-year and advanced degrees are particularly 
telling as is the nearly 23% with less than a High School education. 
 

 
The Employment Development Department (EDD) statistics for 2014 include 
information on payroll positions located in the County. Average annual jobs 
situated in Stanislaus County totalled 175,700.  This figure includes: 
 

- 26,000 in Government/Public Sector (including Education) 
- 149,700 in Non-Government positions 
- 14,000 in the Farm employment sector 
- 135,700 in Private (Non-Farm) industries 
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There have been considerable layoffs in the private sector that have impacted 
the local economy. These job losses have impacted all major areas, but have hit 
food processing areas especially hard. The impact includes processors of fruits 
and vegetables, confectioners, poultry processors, and cheese manufacturers.  
For a detailed summary of total Stanislaus County layoffs since 2005, see 
Appendix A. Major layoffs compound Stanislaus’ already high unemployment 
rate.  Notably, many of the reductions have occurred because of the off-shoring 
of production or foreign competition.   
 
Whereas workforce reductions have taken a major toll on production related 
sectors, retailers and distributors have been a major area of expansion in 
Stanislaus County.  For a more detailed summary of total Stanislaus County 
business expansions see Appendix B, also at the back of this document.  

 
INDUSTRY 
 
Agriculture plays an important role in Stanislaus County.  Stanislaus agricultural 
sales exceeded $3.6 billion in 2013 (approximately 12% increase from the prior 
year).  This sector and its related industry accounts for $13 Billion in our local 
economy or $35 Million per day.  Although vitally important to our community, this 
base does contribute to seasonal employment levels. One in four jobs is directly 
tied to agriculture or related food manufacturing, placing our county at significant 
risk due to a lack of diversity.   

 
STANISLAUS MAJOR MANUFACTURING EMPLOYERS COUNTYWIDE 
 
The following chart provides an overview of Stanislaus County’s major 
manufacturing employers countywide. 
 

 The top manufacturing companies employ 17,171 workers. 

 There are 954 agriculture businesses in the county and 434 manufacturing 
businesses (including food manufacturers). 

 10.2%, or 15,471 workers, are employed in farm related industries while 
15.5%, or 23,367 workers, are employed in manufacturing related industries. 

 The 25.7% of workers employed in the two industries demonstrates the need 
for developing a more diversified workforce and regional economy. 
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Company or Organization Employees* Description 

E&J Gallo Winery 3,300 Winery 

Seneca Foods 2,275 Fruit Products 

Stanislaus Food Products 1,850 Tomato Products 

Del Monte Foods 2,300 Fruit Products 

Foster Farms 1,550 Poultry Processor 

ConAgra Foods 939 Tomato & Bean Products 

Bronco Wine Company 834 Winery 

Silgan Containers 750 Metal Food Containers 

Frito-Lay  684 Snack Food Products 

Racor  627 Filtration Products 

Pacific Southwest Container 417 Packaging Products 

Foster Farms Dairy 400 Dairy Products 

Blue Diamond Growers 400 Nut Processor 

Hughson Nut Company 348 Nut Grower & Processor 

Ball Corporation 300 Metal Can Manufacturing 

Rizo-Lopez Foods 197 Cheese Producer 

  * Reflects peak seasonal 2014 - 2015 levels where applicable and may include estimates. 

 

 

STANISLAUS MAJOR NON-MANUFACTURING  EMPLOYERS COUNTYWIDE 

The following chart provides an overview of Stanislaus County’s major non-
manufacturing employers countywide. 
 

 The top non-manufacturing companies employ 32,095 workers. 

 Services and Retail Trade employ 85,517 workers in more than 9,821 
businesses 

 74.3%, or 112,387 workers, are employed in non-manufacturing/farm 
related industries. 

 There is growth in the Transportation/Warehousing and Distribution 
industries. 
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Company or Organization Employees* Description 

Stanislaus County            3,747  County Government 

Modesto City Schools            3,189  Education District 

Memorial Medical Center            2,600  Health Care 

Turlock Unified School District            2,192  Education District 

Doctors Medical Center             2,100  Health Care 

Save Mart Supermarkets            1,661  Retail Supermarket 

Modesto Junior College            1,548  Education Institution 

Duarte            1,500  Nursery 

Wal-Mart            1,417  Retailer 

Ceres Unified School District            1,296  Education District 

Emanuel Medical Center            1,250  Health Care 

City of Modesto            1,234  City Government 

Sutter Gould Medical Foundation            1,089  Health Care 

California State University, Stanislaus            1,020  Education Institution 

MedAmerica               900  Medical Billing  Coding 

Storer Coachways               900  Transportation 

Sylvan Union School District               857  Education District 

Kaiser Permanente               800  Health Care 

Amazon               750  Distribution Center 

Oak Velley Hospital District               750  Health Care 

Patterson Unified School District               568  Education District 

Oakdale Joint Unified School District               500  Education District 

CVS Caremark               491  Distribution Center 

Winco Foods               498  Distribution Center 

TID               438  Water & Electric Utility 

  * Reflects peak seasonal 2014 - 2015 levels where applicable and may include estimates. 

 

POPULATION 
 

The California Department of Finance population estimates for Stanislaus County 
(projecting forward to 2025) anticipates a 14.9% increase in total population and 
increases are anticipated in both single family and multi-family households 
although not to the level in recent years due to the state of the housing market 
locally.  
 

  2014 2025 Percent Increase 

Stanislaus Population 531,997 611,376 14.9% 

Source: 2014 American Community Survey and California Department of Finance. 

  
TAXABLE SALES 
 

Retail sales data reported by the California Board of Equalization showed a 
declining trend through 2009, but improvement has occurred since that time.   
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Stanislaus Taxable Sales ($ in 000s)     

  2006 2007 2008 2009 2010 2011 2012 2013 

Total Retail & Food Services 5,268,389 5,092,753 4,585,837 3,925,638 4,112,698 4,394,011 4,709,642 4,998,626 

All Other Outlets 2,084,143 2,043,130 2,142,855 1,921,419 1,985,917 2,268,455 2,468,630 2,641,366 

TOTAL 7,352,532 7,135,883 6,728,692 5,847,057 6,098,614 6,662,466 7,178,273 7,639,992 

Source: California Board of Equalization 

   

TRANSPORTATION 
 

Transportation access to major markets and the Pacific Rim are key strategic 
advantages in Stanislaus County. Two of California’s major north-south routes 
intersect the area: Interstate 5 and Highway 99 provide convenient and efficient 
means of shipment to all major markets by rail, air or truck line carriers. Deep-
water ports in Oakland and Stockton are within 90 minutes.  Air passenger 
service from San Francisco, San Jose, Oakland and Sacramento are all within 90 
miles of Stanislaus County. 

 
ENVIRONMENTAL ISSUES 
 
Water supplies, wastewater treatment, and air quality are among the major 
concerns that could pose a threat to future economic prosperity.  These issues 
will likely increase as the population of the entire San Joaquin Valley continues to 
expand.   
 
For the past four years (2012-2015), California has experienced the most severe 
drought conditions in its recorded history. Growing concerns related to potential 
over drafting and exportation of groundwater inspired County leadership to 
adopt a groundwater ordinance to control groundwater mining and exportation.  
The formation of a Water Advisory Committee and the addition of a Water 
Resources Manager position to the Department of Environmental Resources was 
created to continue to address issues surrounding our limited water resources. 

 
STANISLAUS COUNTY ROAD EXPANSION PROJECTS 
 

One of the other main obstacles to economic growth is Stanislaus County’s aging 
infrastructure.  In 2008, the County made a concerted effort to align the regions’ 
transportation planning document, Regional Transportation Plan (RTP), with its 
own Capital Improvement Program (CIP), and the regions Public Facility Financing 
Plan (PFF).  This alignment gave clear direction on needs and project priority.   
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Over the past five years, almost 500 miles of roadways have been resurfaced and 
there has been increased capacity on a number of regional routes.  Appendix C 
reflects roadway projects and the continued need for infrastructure investment 
in our communities.   

 
SUMMARY 
 

In these opening pages, you have seen the broad brush challenges that continue to 
face Stanislaus County at a time of unprecedented local economic conditions.  
Rapid growth, decreasing land values, drought impacts, road infrastructure deficits 
and major gaps in education and workforce preparation skills training are just a few 
of the many issues our communities face. 
 
This Comprehensive Economic Development blueprint takes a closer look at the 
nine incorporated jurisdictions in Stanislaus County and core priorities and 
development projects that have been identified as critical in order for us to shape a 
better quality of place in Stanislaus County.   
 
 

ECONOMIC AND COMMUNITY DEVELOPMENT  
CHALLENGES AND OPPORTUNITIES 
 

COUNTYWIDE SWOT ANALYSIS 
 
The following is an analysis of the strengths, weaknesses, opportunities and 
threats (SWOT) related to human and economic assets as posed by external and 
internal forces impacting the regional economy. A later section, entitled Local 
Economic Development Profiles and Projects, illustrates each of the cities in 
terms of economic characteristics, development strategies and priorities. 
 

STRENGTHS 
 

 Centrally located along transportation routes to major metropolitan areas in 
California and Nevada 

 Close to two deep-water ports 

 Large, available workforce 

 Climate conducive to diverse agriculture; the Valley produces 250 types of 
crops 

 # 7 Agricultural producing county in the nation  
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 Multiple higher educational institutions and facilities; CSU Stanislaus 
recognized by Princeton Review (Nation’s Best Colleges for 10th consecutive 
year), Forbes (America’s Top Colleges list), Money (#1 Value-Added public 
university) Cultural diversity 

 Strong culture of Entrepreneurship/Innovation 

 Access to recreation and tourism attractions 

 Primary and specialized health care facilities 

 Competitive land costs and Lower electric rates through MID/TID 
 

WEAKNESSES 
 

 Transportation infrastructure needs expansion 

 Relatively high cost of business taxes relative to Nevada 

 Low skills in the workforce and low levels of educational attainment 

 Air quality is poor relative to competitor regions 

 Water supply is variable from year to year (drought related impacts) 

 Need more full-service hotels to attract business travellers and tourists 

 Image of region 

 Not marketing agriculture as regional strength 

 Relatively high poverty levels 

 High unemployment and the effects this has on families, access to education, 
health care and public safety 

 Impacted by high rates of foreclosures and bankruptcies and continuing 
affects 

 Large percentage of adults with “Less than High School Diploma” and low 
number with college and degrees 

 Low self-esteem/humbleness (negative self perception) 

 Growing homeless issue 
 

OPPORTUNITIES 
 

 Expansion of workforce training programs 

 Expansion of business retention programs 

 Continued attraction of large companies 

 High Speed Train development and further transportation improvements and 
connections to Bay Area 

 Improve water management (long term strategies) 

 Tourism 
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 Marketing agriculture as a regional strength, including agritourism 

 Marketing campaign for Stanislaus County 

 Social media to help promote Stanislaus County 

 Encouragement of innovation and entrepreneurship 

 Positive media coverage 

 Positive community messaging—pride of place 

 Quicker permitting response and anticipation of industry opportunities 
 
 

THREATS 
 

 Stalling economic recovery 

 Lingering drought leading to inadequate or un-reliable water supplies 

 Over-regulation by government 

 Negative media coverage 

 Illegal drugs and gangs (i.e. increased drug and gang activity) 
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CERES        

Chris Vierra, Mayor 
Toby Wells, City Manager 
Steve Hallam, Economic Development Manager 
209.538.5756 
 
Introduction to City: 
 
Ceres is an active and growing community of nearly 47,000 people that still 
maintains a small town feel. The City is located in the middle of Stanislaus 
County, adjacent to State Route 99, in one of the richest and most diverse 
agricultural regions of the Stanislaus River Valley.  While its vibrant local 
economy is based in agricultural production, its central location and prime 
accessibility to regional transportation arteries make Ceres a city on the rise.  
This expanding industrial sector is attracting large and small manufacturing 
companies as well as large logistics operations.  
 
The City works actively with the Ceres Chamber of Commerce to support 
businesses of all sizes throughout our community.  Ceres is also proud to 
partner closely with the Ceres Unified School District, which leads the County 
in its innovative education and training programs for students through an 
award-winning career technical education pathways program.  In Ceres, we 
understand the importance of preparing our young people to excel in new 
technologies in order to become employees in demand by our current and 
future employers.  
 
The City of Ceres continues to undertake numerous economic development 
projects that positions Ceres as an attractive destination for a business to 
remain, grow, or locate to.  Recent city initiatives include approval of a Specific 
Plan to revitalize its downtown, visible to more than 100,000 motorists each 
day; an aggressive Capital Improvement Plan that is upgrading and expanding 
the City’s backbone infrastructure; and the adoption of an Economic 
Development Strategic Plan that focuses the City’s efforts to support the 
economic health and vitality of our citizens and businesses.  
 
Some companies that call Ceres home are: Bronco Winery, G3 Enterprises, 
WinCo Foods West Coast Distribution Facility, Kingspan Insulated Panels, 
Stanislaus Farm Supply, B&H Labeling, Stiles Custom Metal, and Diamond Bar 
Arena, to name a few.  
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Economic Development Focus: 

The City has made a concerted effort toward responsible growth through a 
balanced mix of commercial, industrial and residential development while 
striving to provide adequate infrastructure and improved quality of life for its 
residents. 

The City of Ceres created a vision for the community that will attract and retain 
residents and businesses. Under this vision, the City’s General Plan has 
established economic development policies which will maintain a healthy and 
diverse economy to meet the present and future employment, shopping and 
service needs of Ceres residents, and expand the economic base through 
marketing Ceres strengths and addressing its challenges.  The City is now 
embarking on a comprehensive update to its General Plan that will establish a 
renewed vision of the City’s future through 2035. 
 
Economic Development Initiatives and Projects: 
 
To accomplish these policies, the City is currently investing millions of dollars 
to upgrade its backbone infrastructure (waste water, water, storm water, and 
roadways) to accommodate the expansion of existing business and attraction 
of new businesses.  
 
The City recently approved the Mitchell Ranch and West Landing projects. The 
Mitchell Ranch project is a 26 acre commercial retail development at a key 
southern entryway from State Route 99, to be anchored by a SuperWalmart 
development center.  Two adjacent corners of this same intersection are under 
planning for additional highway-oriented commercial developments.  The City 
is also actively completing the design and preliminary environmental review 
for a new proposed, diverging diamond freeway interchange at Service Road 
and State Route 99 that will facilitate improved access to this important 
commercial area as well as facilitate enhanced access to the City’s industrial 
manufacturing areas west of 99. 
 
The West Landing project is a master planned development that includes 1,310 
new multi-family units and 2,325 single-family units, 34 acres of regional, office 
and light industrial uses near Crows Landing Road and Whitmore Avenue.  All 
environmental review is complete and this undeveloped territory is fully 
annexed into the City of Ceres, poised for new development. 
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The City maintains and regularly updates on its website, an inventory of 
commercial and industrial sites and buildings for sale or lease. The City is also 
expanding its understanding of the current retail leakage analysis in order to 
fine tune its economic development efforts.   
 
Key Challenges: 
 
A challenge Ceres faces is developing new revenue to replace the loss of 
redevelopment funds, important to finance economic development activities 
and city-wide infrastructure upgrades. The City is working closely with regional 
and statewide organizations, including the Stanislaus Economic Development 
and Workforce Alliance, as we examine cutting-edge tools and alternatives to 
promote economic development in our City.   
 
Additionally, due to the success of past economic development efforts, Ceres is 
facing a current shortage of Tier 1 (available for development permits within 
60 days) large and vacant industrial parcels.  The Council’s recent commitment 
to undertake a comprehensive update to the Ceres General Plan provides the 
opportunity to identify, plan, and annex to the City industrial-zoned land 
necessary to meet the needs of new and expanding businesses over the next 
20 years.  Creating and maintaining an environment where our businesses, and 
our citizens, continue to have choices, new opportunities, and thrive, is our 
continuing focus. 
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Major Employers: 
 

 

City of Ceres

COMPANY OR ORGANIZATION EMPLOYEES* CATEGORY DESCRIPTIVE

Bronco Wine 834 MFG Winery

G3 Enterprises 241 MFG Wine Labeling & Bottling

Kingspan Insulated Panels 101 MFG Buidling Systems

Stiles Custom Metal 73 MFG Metal Doors & Frames

Ceres Unified School District 1,296 Non MFG School District

WinCo Foods 498 Non MFG Distribution Center

M. A. Garcia Agrilabor 300 Non MFG Labor Contractor

WalMart 320 Non MFG Retailer

City of Ceres 205 Non MFG City Government

Home Depot 179 Non MFG Home Building Supply

United Parcel Service 165 Non MFG Distribution Hub

E. R. Vine & Sons 95 Non MFG Fuel Sales

Rocha Transportation 95 Non MFG Transportation

Superior Fruit 79 Non MFG Fruit & Almond Grower

Ace Lath & Plastor 70 Non MFG Contractor
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HUGHSON       

Matt Beekman, Mayor 
Raul L. Mendez, City Manager 
209.883.4054 
 
Introduction to City: 
 
Hughson is a small but thriving agricultural community located in the heart of 
the Stanislaus River Valley. Just a few miles northeast of Turlock, east of Ceres, 
and southeast of Modesto nestled amidst fruit and nut orchards, Hughson 
preserves a small town atmosphere even as it continues to grow with a blend 
of high quality traditional and new homes.  
 
Hughson was founded as a township in 1907 and named for the owner of the 
land, Hiram Hughson. The City of Hughson was incorporated in 1972 and has 
since been delivering efficient public services to residents.  
 
Hughson’s education needs are served by Hughson Unified School District 
whose schools have a long standing tradition and reputation for excellence.  
The City of Hughson partners with the Stanislaus County Sheriff’s Department 
for the provision of law enforcement services that attribute to the lowest 
crime rate in the County.  The Hughson Fire Protection District, the oldest 
established fire district in the County, has been providing critical fire protection 
and prevention services since 1915.   
 
Community services are provided locally through the work of Stanislaus County 
(library, medical, etc.) and respected non-profit organizations such as Sierra 
Vista Child and Family Services, United Samaritan Foundation, and Community 
Hospice as well as other local entities for recreation.  Samaritan Village is the 
City’s hidden gem and the region’s premier retirement community as is the 
Hughson Arboretum and Gardens made possible through the passion and 
generosity of a long-time resident.    
 

Economic Development Focus 
 
Agricultural Strength 
 
The City of Hughson embraces its agricultural partners that reside around the 
City limits.  Hughson is strategically placed at the center of one of the most 
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productive agricultural areas of Stanislaus County and home of domestic and 
international leaders in nut harvesting, growing, processing and traditional and 
viticulture nurseries.  Generations of farming families call the Hughson area 
their home and partner with the City of Hughson to maintain that strength and 
unique characteristic of the region.  
 
Industrial 
 
While the City and the surrounding area is especially noted for nut growing and 
processing, it is also home to many agricultural related industrial businesses. 
The City of Hughson actively works with to support these businesses to 
encourage economic growth to ensure their success.  These highly competitive 
industrial businesses: 
 

 Engineer and prefabricate wood roof and floor trusses and wall panels;  

 Market and distribute agricultural products, animal feed and specialty 
chemicals and ingredients;  

 Engineer efficient processing systems (metal fabrication) for the almond 
and walnut industries;  

 Provide cold storage services;  

 Provide full service chemical and fertilizer services; and  

 Serve other industrial uses that complement agriculture.  
 
The City provides adequate infrastructure to its industrial lands to attract new 
businesses and to ensure the capability of existing businesses to grow.  This 
includes: 
 

 A new wastewater treatment facility;  

 A municipal water system that complies with regulatory requirements; 
and  

 Street infrastructure that has the highest pavement condition index in 
the region and conveniently connects to County roadways to provide 
quick and easy access to the State Highways (99 and 132).   

 
There are approximately 167 acres of industrial use in the City limits and with 
the last update to the City's General Plan the potential of many more which 
currently lie in the Sphere of Influence. These uses are located mostly in the 
southwest area of the City, along the Santa Fe railroad and allow the future 
potential of a rail spur.   
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The City is only a few miles south of the Beard Land Improvement Company 
which is served by Modesto and Empire Traction Company and offers a great 
advantage to rail customers by interchanging daily with both Burlington 
Northern Santa Fe Railway and Union Pacific Railroad.   
 
Historically, the City has been able to offer businesses (existing and new) 
assistance with public improvements, capital facility fees, structural 
improvements, and expansion projects.  The City takes great pride in 
maintaining a business friendly environment and offers a streamlined 
permitting process through efficient coordination with other local agencies. 
 
Retail/Commercial 
 
The City of Hughson has a uniquely vibrant downtown that consists of a variety 
of retail and commercial businesses.  Centennial Plaza is located at the center 
of Hughson Avenue and is the home of the Hughson Historical Society 
Museum, Hughson Fruit and Nut Festival, the Hughson Farmers’ Market, the 
Hughson Christmas Parade and other events designed to unite the community 
and visitors in a very positive and festive manner.  The Marketplace is the 
City’s premier shopping mall located just a short distance from the downtown.  
Local retail and commercial businesses in the downtown or at the shopping 
mall provide residents with local dining, shopping, and service options. 
 
The City of Hughson offers an array of business assistance programs to assist 
existing and new businesses including incentives and loans.  The Hughson 
Small Business Development Center and the Hughson Chamber of Commerce 
are wonderful resources for local entrepreneurs and the small business 
incubation center is a viable option for those getting started.   
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Major Employers: 
 

 

City of Hughson

COMPANY OR ORGANIZATION EMPLOYEES* CATEGORY DESCRIPTIVE

Hughson Nut 348 MFG Almond Grower/Processor

Mid-Valley Nut Company 215 MFG Walnut Packer/Processor

Grower Direct Nut Co. 201 MFG Walnut Processor

Alpine Pacific Nut 100 MFG Walnut Processor

Martella's Walnut Huller 56 MFG Walnut Processor

Builder's Choice Truss 45 MFG Truss Producer

Valley Tool & Manufacturing 42 MFG Farm Equipment

Dairy Farmers of America 36 MFG Dairy Products

Duarte Nursery 1,500 Non MFG Wholesale Nursery

Hughson Unified School District 273 Non MFG Education District

Samaritan Village 122 Non MFG Retirement Center

Whitehurst-Lakewood Memorial 51 Non MFG Funeral/Cemetary Services

Braden Farms 25 Non MFG Almond Grower 

City of Hughson 16 Non MFG City Government
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 Focus on the creation of a positive business environment to support 
local businesses and the retention of jobs.  

 

Diversification of the Economic Base  
 Stabilize large fluctuations in employment due to the seasonal 

operations of the agribusinesses that are major employers in the area 
through the creation of a more diversified economic base for a more 
sustainable economy. 

 Focus on attraction of industry clusters for business development whose 
needs can be met and maintained by current and future infrastructure 
plans. 

 Consider financing and technical assistance programs to attract and 
retain businesses in specified industry clusters. 

 To increase the tax base of our community to provide higher quality 
public services. 

 
Economic Development Initiatives and Projects: 
 
I. Promote Modesto and encourage business attraction and retention 

through coordinated partnership efforts. 
II. Determine and plan for the appropriate mixture and placement of 

regional commercial development. 
III. Promote and facilitate growth in Modesto’s home grown industries such 

as manufacturing and food processing, healthcare services, retail 
services, tourism, and local vendors and suppliers that provide ancillary 
services to these industries. 

IV. Pursue a strategy to maximize long-term dependable and sustainable 
revenues. 

V. Preserve and revitalize downtown by encouraging infill development 
and higher densities. 

VI. Facilitate the creation and expansion of business parks to achieve more 
equitable jobs-housing balance. 

VII. Attract new firms with ties to existing industry and target new 
companies keyed to diversification. 

 
Key Challenges: 
 

 Limited land available for development of Tier 1 sites (sites that can 
meet a 60 days or less development timeframe) and Tier 2 sites (sites 
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that can be ready for business development within a year) in Modesto 
proper for business park and industrial land uses. 

 Lack of infrastructure financing resources for the development of 
existing sites for Business Park and industrial land uses.  

 Need additional staff to identify and pursue the availability of workforce 
development programs to provide the necessary skills training which will 
assist in the attraction of higher-end businesses. 

 Lack of staff and a marketing budget to effectively focus on business 
attraction and retention. 

 Inadequate regional transportation infrastructure.  
 California’s reputation as an unfriendly business state due to its tax 

structure and over regulation of labor and employment laws. 
 
Economic Development Focus and Priorities: 

 
Business Attraction 
 

 Develop an attraction strategy that addresses both the City’s economic 
development goals and the needs of targeted companies. 

 Promote Modesto to the development community to create and 
preserve jobs, and strengthen our revenue base.   

 Update and renovate the economic development website to include 
local information and resources relevant to site selectors, and new and 
expanding businesses. 

 Identify new and infill opportunity sites throughout Modesto and 
partner with those property owners to promote development and 
encourage targeted business and job growth. 
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 Market the City’s Economic Development Incentive Program and other 
local and State incentive programs to generate interest from targeted 
companies to relocate to Modesto. 

 Foster a pro-business environment to attract new businesses and retain 
existing companies. 

 Work closely with community partners such as the Alliance, Chamber, 
and other organizations to provide requested information and assistance 
to companies interested in locating in Modesto.  

 
Business Retention 
 
Focus on the needs of existing companies and employers by working with 
other government staff and organizations that are addressing:  

 Public infrastructure improvements; 
 Regional transportation issues; 
 Regional commercial development planning; and 
 Business-friendly regulatory environments.  

 

Project Description(s): 
 
1. Liveable Community 
 

 Completed Woodglen Specific Plan, which encompasses approximately 
80 acres and accommodates up to 353 single-family residential units and 
180 multi-family residential units.  

 Completed Corridor Plans for McHenry Ave. and Crows Landing Road to 
improve mobility and encourage reinvestment. 

 Completed Downtown Form Based Code, a revitalization strategy to 
promote mixed use development, improve walkability and non-auto 
mode share, and reduce air pollution while increasing property and sale 
tax revenue.  Completed Downtown Passenger Rail Feasibility Study.   

 Completed 2015 Urban Growth Review Update. 
 General Plan Amendment underway will modernize the General Plan 

goal and policy framework, and will result in a revised land use 
designation program intended to facilitate enhanced economic 
development; the Amendment will identify priority locations for 
infrastructure, and establish stronger links to funding policies, programs 
and sources.  

  Union Pacific Railroad Quiet Zone underway. 
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2. Business and Industrial Parks Development 
 

 Amendment to Kiernan Business Park Specific Plan underway to 
modernize development standards and streamline entitlement 
procedures to promote economic development.   

 Expansion of Business Park on General Plan. 
 Partner with existing property owners and potential developers for the 

redevelopment and reuse of existing non-productive industrial sites.   
 
3. Development Process 
 

 Implemented One-Stop Shop Development Center to streamline 
development review and entitlement process. 

 Implemented permit process improvements such as Online Permitting 
 Regular project tracking, monitoring, facilitation, and concept review 

through the Development Review Team (DRt) and Red Teams  
 Comprehensive Fee Restructuring through the implementation of policy, 

process, and procedural changes recommended by the Comprehensive 
Fees Task Force and adopted by City Council. 

 Pre-submittal meetings with city development review staff members to 
ensure the applicant is aware of project submittal requirements. 

 
4. Infrastructure  
 

 Coordinate private developments and public Capital Improvements.  
Specific example, the newly constructed Infiniti Dealership on the south 
east corner of McHenry Avenue and Claratina Avenue. 

 Work with a developer in the Kiernan Business Park East area to re-
evaluate the storm drainage needs and the existing infrastructure 
financing plan.   This will allow individual development projects to move 
forward rather than relying on and waiting for one master developer to 
kick-start the area.  

 Partner with Stanislaus County, StanCOG and the other eight cities to 
agree upon a revised approach to the collection and use of the roadway 
portion of the countywide impact fee commonly known as Public 
Facilities Fees.   

 Allow deferral of Capital Facilities Fees (CFF), Water Connection Fees, 
and/or Wastewater Capacity Fees for non-residential projects. 
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Participants pay 20% of the fees at time of permit issuance and the 
balance, plus interest, is due over a five-year period.   

 
5. Downtown Vitality 
 

 Improved Parking Management Model 
Downtown’s current parking management model acts as a deterrent 
to both downtown patrons and employers because it is not designed 
to respond to market forces. Consequently, the Downtown Modesto 
Partnership will be bringing an item to City Council this August 
recommending that the model be restructured as a demand-based 
system, with corresponding and adjustable price points for both on 
and off-street parking. The modification will include the creation of a 
Parking Benefit District wherein fees that are collected for downtown 
go back into the downtown for streetscape enhancements, safety 
and cleanliness features that will enhance the experience of all 
visitors to the downtown area. 
 

 Seasonal Open Air Ice Skating Rink 
The Downtown Modesto Partnership is working with a local vendor 
to bring an ice skating rink to downtown for the period between 
Thanksgiving and mid-January. The Rink will be located on the corner 
of 11th and K Streets and will operate until 8:00pm on weekdays and 
10:00pm on weekends. The Rink will function to reinforce the 
downtown identity/market position statement recently completed. It 
will act as an anchor and activity zone; thereby creating more energy 
and business opportunity for restaurants, retailers and theatres.  
 

 Night Time Farmers Market 
The Downtown Modesto Partnership is working with Marie Uber, 
Executive Director of the Modesto Certified Farmers Market, to 
develop a night time farmers market on 10th Street, between K and I 
Streets. The farmers market will function to reinforce the downtown 
identity/market position statement recently completed. It will act as 
an anchor and activity zone, thereby creating more energy and 
business opportunity for restaurants, retailers and theatres. The 
market is strategically being planned for the evening, so that it will 
draw patrons down during prime shopping hours, when activity levels 
typically abate downtown.  



   
   

 32 

 
 Pop-Up Shops 

The Downtown Modesto Partnership has developed a pop-up shop 
program, allowing interested retailers to open up shop in a vacant 
suite rent free for a limited period of time. Two property owners 
have agreed to participate in this program so far, and more are 
expected to follow. The Urban Design Team of the Downtown 
Partnership is developing a pop-up display program that will feature 
interesting displays in vacant downtown suites. 
 

 Downtown Branding Initiative 
The Downtown Modesto Partnership spent the last year conducting 
community surveys through various mediums which targeted 
multiple audiences. In the end, nearly 1,000 responses were 
collected. The responses were used by the Promotions Committee to 
develop a downtown identity/market position statement. The 
statement will be used to create a messaging and image building 
campaign.  It will also be the basis for all future events and 
promotional activities brought to the community by the downtown 
Modesto Partnership. 
 

 Special Events and Promotional Activities 
The Downtown Modesto Partnership is planning two major events 
and a series of smaller promotional activities to reinforce 
downtown’s identity/market position.  Two festival-style, multi-
sensory events are being designed for all age groups. The promotions 
activities will be smaller, more focused and many will be designed to 
be repeated on a weekly or monthly basis. The Downtown 
Partnership is currently reviewing the events that are already 
occurring to see which, if any, should be adopted and built up 
because they reinforce the downtown identity. 
 

 Holistic Vagrancy Reduction Program 
The Downtown Modesto Partnership has been conducting research 
related to downtown vagrancy. The Operations Committee of the 
Downtown Partnership is nearing the launch of a website called 
“helpinghandouts.com.” This website will be designed to inform and 
educate the population about the true nature of vagrancy in 
downtown, and allow them to contribute financially toward service 
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providers who can address the greater needs of the vagrant 
population. Donors to the site can print out a voucher that has a 
special value associated with it, and is based on the amount given. 
Once purchased, the service provider guarantees whatever value of 
services is associated with the voucher. 
 
When asked for food or money, downtown visitors will be able to 
give the voucher to the vagrant, and the voucher is redeemable at 
service provider locations. In addition to this, the Committee has 
created a Google platform, whereby Modesto police can call in to a 
Google Voice number and report where they have come across 
vagrant who appears to be in need of services. The call is logged onto 
a Google Doc that is stored in the Cloud and accessible by all service 
providers. The provider who responds to the call logs the response 
and the method of resolution or outcome of encounter. 
 

 Comprehensive Grassroots Cleaning Program 
The Operations Team is working with businesses to improve the curb-
appeal of the downtown core with an incentive-based cleaning and 
maintenance program.  The program is competitive, pitting each 
block section against others, with a monthly reward of dinner and a 
show provided to the cleanest block.  The meals and shows are 
provided compliments of some of the participants of the Downtown 
Modesto Partnership – The Gallo Center, Brenden, Fuzio, Skewers, 
and Greens. The program has resulted in marked improvements to 
the maintenance of many of the blocks in the downtown core.  
 

 Formation of a new 501c3 – Modesto Downtown Partnership 
The Downtown Modesto Partnership is finalizing bylaws and articles 
of incorporation to be submitted to the state, thereby enabling the 
Partnership to become a bona fide organization entitled to receive 
donations and manage funds; including those anticipated to be 
generated by the Downtown Community Benefit District, as well as 
the Parking Benefit District. 
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6. Economic Development Partnerships 
 

 Economic Development Practitioners Committee 
Hosted by the Stanislaus Business Alliance, the economic 
development representatives from the County and Cities meet 
monthly to share ideas to improve our business climate and 
standards of excellence in economic development.  
 

 Grow Modesto Fund 
In October 2014, the City Council approved a partnership with the 
Fresno Community Development Financial Institution to administer 
Modesto’s Community Development Block Grant Small Business Loan 
Program. This new program leverages local small business 
development resources and also leverages a dollar- for-dollar match 
with non-CDBG funds to be deployed to small businesses in Modesto 
and its Sphere of Influence to create and retain more jobs for low-to-
moderate income persons.   

 
 Modesto Historic Graffiti Cruise Route 

The Modesto Historic Graffiti Cruise Route Committee includes local 
businessman and community advocate Chris Murphy, City staff, the 
Modesto Convention and Visitor’s Bureau, and the Downtown 
Improvement District. The Committee obtained City Council’s 
approval and developed a downtown walking tour along 10th and 
11th Streets.  The information kiosks along the route tell the story of 
the places and people who helped form Modesto’s historical car 
culture and inspired George Lucas’ first major film, “American 
Graffiti”. The Walk of Fame was introduced along the route in 2013 
with the placement of permanent sidewalk markers celebrating our 
“Legends of the Cruise”. 

 
 Stanislaus County Regional Tourism Roundtable 

The Stanislaus County Regional Tourism Roundtable promotes a 
regional perspective for economic development through local travel 
and tourism by including all County cities, chambers, and interested 
stakeholders in a collective marketing effort. 

 
 



   
   

 35 

Major Employers: 
 

 

City of Modesto

COMPANY OR ORGANIZATION EMPLOYEES* CATEGORY DESCRIPTIVE

E&J Gallo Winery 3,300              MFG Winery

Seneca Foods 2,275              MFG Fruit Products

Del Monte Foods 2,200              MFG Fruit Products

Stanislaus Food Products 1,850              MFG Tomato Products

Frito-Lay 684                 MFG Snack Products

Racor 627                 MFG Filtration Products

Foster Farms Dairy 400                 MFG Dairy Products

Rizo-Lopez 197                 MFG Cheese Producer

Modesto City Schools 3,189              Non MFG Education District

Memorial Medical Center 2,600              Non MFG Health Care

Doctors Medical Center 2,100              Non MFG Health Care

Save Mart Supermarkets 1,661              Non MFG Retail Grocer

Modesto Junior College 1,548              Non MFG Education Institution

City of Modesto 1,234              Non MFG City Government

Sylvan School District 857                 Non MFG Education District

Kaiser Permanente 800                 Non MFG Health Care

Sutter Gould Medical Foundation 750                 Non MFG Health Care

WalMart 745                 Non MFG Retailer
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NEWMAN 
Robert Martina, Mayor 
Michael Holland, City Manager 
209.862.3725 
 
Introduction to City: 
 
As a result of the growing importance of the surrounding agricultural lands and 
the arrival of the railroad to the community, the City of Newman (known as the 
jewel of the West Side) was Founded by Simon Newman in 1888 and 
incorporated as a City in 1908. Agriculture still continues to play an important 
role in the community, providing jobs and influencing the physical design of 
Newman. The City of Newman offers a variety of land and site uses ranging 
from agricultural operations to major retail; these sites include but aren't 
limited to highway/retail commercial, a large food processing facility, historic 
buildings, and a variety of light/heavy industrial. The City is continuing to focus 
its efforts on the revitalization of downtown and commercial and office 
development along the City's Highway 33 corridor. A primary goal of the City is 
to offer unique shops, services, restaurants, and additional retail development 
within both the downtown and highway corridor areas.  
 
Nestled on the west side of Stanislaus County, Newman is called home by 
approximately 10,000 residents. Located directly on California's Highway 33 
with a beautiful view of the Diablo Range, the City of Newman is sited in an 
agriculturally rich and naturally beautiful geographical area. The City of 
Newman is a General Law city that operates under the City Council/City 
Manager form of municipal government. The General Law format allows for 
citizens to elect a governing body that will set policy, pass ordinances and 
resolutions, and approve fiscal spending. With its slogan of “Honoring the Past, 
Celebrating the Present, Building for the Future” the City of Newman looks 
forward towards progress and has positive goals for the future while keeping 
its historical roots in place. Through its General and master plans, the City has 
consistently crafted its vision of the future. This vision includes a walkable 
community with an accessible and safe street grid while encouraging new 
employment opportunities to allow residents to work, shop and live within the 
community. Currently, the number of commuters traveling outside of Newman 
for their jobs is increasing with approximately 50 percent of Newman residents 
traveling more than 30 minutes to their job; the City would like to see these 
jobs available locally. To address housing, the City's master plan areas require a 
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variety of housing types to provide housing to satisfy the public's needs, while 
limiting growth and protecting surrounding agricultural lands. Recently, the 
City was the first in the region to adopt an Urban Growth Boundary, further 
preserving valuable agricultural land whilst allowing for economic 
development These goals will assist the City in meeting the challenge of 
managing growth while enhancing the unique feel and character of Newman.  
 
Presently, the City of Newman is a lovely small town with a vibrant historic 
downtown predominately surrounded by single family residential 
neighborhoods and then by agricultural and ranch lands. Made famous by the 
beautifully restored and active West Side Theatre, the downtown is centered 
along Main Street and consists of one and two story commercial buildings, 
many of which are historic and dating from the early 20th Century. Highway 33 
also contains historical buildings with a mix of suburban and rural industrial 
and auto oriented commercial uses. The City’s industrial/manufacturing areas 
contain a variety of uses and have vested and shovel-ready parcels ready to be 
developed. With access to Rail, Highway 33 and Interstate 5, Newman is an 
ideal location to live and work.  
 

Major Employers: 
 

 

City of Newman

COMPANY OR ORGANIZATION EMPLOYEES* CATEGORY DESCRIPTIVE

Stewart & Jasper 152                 MFG Nut Grower/Processor

Saputo 123                 MFG Cheese Production

Newman Flange 80                   MFG Metal Flange Manufacturing

Valley Sun Products 170                 MFG Sun Dried Tomatoes

Cebro Frozen Foods 70                   MFG Frozen Vegetables

Newman-Crows Landing Unified 331                 Non MFG School District

DiMare Brothers 165                 Non MFG Tomato Grower/Packer

San Luis Convalescence Hospital 82                   Non MFG Long-Term Care Facility

Raley's Supermarket 60                   Non MFG Retail Grocer

Cerutti Brothers 40                   Non MFG Trucking

City of Newman 40                   Non MFG City Government



   
   

 38 

OAKDALE 

Pat Paul, Mayor 
Bryan Whitemyer, City Manager 
209.845.3625    
 
Introduction to City: 
 
Situated near the Stanislaus River, Oakdale, so named for the groves of oak 
trees that line the hills, boasts an impressive history. In 1848, gold was 
discovered along the Stanislaus River by the natives living in the area and 
thousands of miners soon travelled through the area, following their dream to 
stake their claim to part of the mother lode. This stampede to the mine fields 
also brought representatives of the Stockton and Visalia Railroad to the area. 
Land was purchased and the railroad was extended from Stockton, thereby 
putting Oakdale on the map and creating our place in history as the gateway to 
the Sierras.  
 
With the railroad extension to Oakdale, the town quickly became a freight 
center that created new business opportunities. A blacksmith, wagon shops 
and livery stables began operating to serve the needs of the miners. Hotels, 
dining halls, saloons, and general stores soon followed to accommodate the 
teamsters. 
 
Oakdale was incorporated as a city in 1906 and continues to the present day as 
an important crossroads to the Central Sierras.  An irrigation system was 
brought in by 1909, enabling ranchers to plant fruit and almond trees. This was 
followed by stockmen raising sheep, cattle, hogs and poultry, and operating 
dairy farms. Today, Oakdale is diverse, being both agricultural and industrial. 
 
Oakdale is now a city of approximately 21,895 residents within an area 
encompassing 6.1 square miles. While Oakdale is considered a small city, it 
continues to be a desired community of choice with many residents working in 
town and an increasing number of them commuting to Modesto, Manteca, 
Tracy, and over the Altamont Pass to work sites in the East Bay Area. 
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Economic Development Focus: 
 
The City of Oakdale has a rich agricultural and rural ranching heritage.  
Industrial activity is a major component of the City’s economy which centers 
on agriculture, food manufacturing and tourism.  
 
Manufacturing and food processing, packaging, and shipping companies are 
some of Oakdale’s largest employers.  The City is an attractive location for 
these businesses because of its proximity to productive farmlands and nearby 
rail lines that transport raw materials and agricultural products for processing 
and wholesale distribution.  Opportunities exist for the City to build upon and 
diversify its existing job base, leverage its increasingly educated workforce, and 
capitalize on access to the future North County Corridor and the Oakdale 
Municipal Airport.  Oakdale is home to large food manufacturing operations 
including Ball Western Can Company; ConAgra Foods, one of the largest 
tomato processing plants in the world; and Sconza Candy Company.  
 
Economic Development Initiatives and Projects: 
 
The 2030 General Plan (adopted August 8, 2013) addresses the City’s goals for 
collaboration and workforce development.  In the business community, the 
City will continue to build long-term partnerships with local business 
organizations to collaborate on economic development activities and to 
regularly provide input to the City on its services and development review and 
permit processes. 
 
In addition, the City will continue to actively participate in regional economic 
development programs and organizations, such as the Stanislaus Economic 
Development and Workforce Alliance, to promote local businesses and 
leverage City resources. 
 
The City of Oakdale offers a variety of industrial and commercial property sites 
from two acres in size, many with rail access service from 3 different rail 
companies. For larger projects, the city has sites ranging from 70 to 200 acres. 
Oakdale actively works with new and existing businesses to encourage growth 
and ensure their success. 
 
Oakdale’s existing developed industrial area encompasses 500 acres within the 
city limits with approximately 50 acres vacant and available for development 
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with adjacent sewer, water and underground utilities in place. Another 450 
acres have been added to the city and planned for future industrial 
development pursuant to the adopted South Oakdale Industrial Specific Plan. 
All environmental review for this annexed area is complete and infrastructure 
planning has commenced. 
 
The City has established Industrial Development Design Expectations, ensuring 
that new industrial and manufacturing and business centers are of high quality, 
protecting the value of private investment as well as enhancing Oakdale’s 
unique community setting and environment. 
 
It may be this combination of factors that prompted the relocation from 
Oakland, California, to Oakdale by Sconza Candy Company. In 2008, Sconza 
officials purchased an 80-acre developed industrial site from Hershey’s 
Chocolate Company after Hershey’s closed their west-coast plant and moved 
all their domestic manufacturing operations to Mexico. 
 
With excellence in planning, coupled with an outstanding location and business 
environment, Oakdale is poised to remain the community of choice by 
businesses and employers for years to come. 
 
Key Challenge: 
 
A key challenge for Oakdale is to restructure and modify business practices in 
order to take advantage of commercial and industrial development 
opportunities.  To do this the City of Oakdale is preparing new water, sewer, 
and transportation master plans that will enable the City to better review and 
approve future development projects. 
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Major Employers: 
 

 

City of Oakdale

COMPANY OR ORGANIZATION EMPLOYEES* CATEGORY DESCRIPTIVE

ConAgra Foods 939                 MFG Tomato/Bean Processor

Ball Corporation 300                 MFG Metal Can Manufacturing

Sconza Candy 179                 MFG Confectionery Products

American Pallet 45                   MFG Pallet Manufacturer

Hi-Tech Emergency Vehicle Service 37                   MFG Emergency Vehicles

Oak Valley Hospital/Care 750                 Non MFG Health Care

Oakdale Joint Unified School 500                 Non MFG School District

Burchell Nursery 360                 Non MFG Fruit & Nut Tree Nursery

K Mart 109                 Non MFG Retailer

City of Oakdale 96                   Non MFG City Government

A. L. Gilbert 77                   Non MFG Feed & Grain

Save Mart Supermarkets 74                   Non MFG Retail Grocer

Oakdale Irrigation District 65                   Non MFG Water Utility

Oak Valley Community Bank 59                   Non MFG Bank
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PATTERSON 

Luis Molina, Mayor 
Ken Irwin, City Manager 
209.895.8000 
 
Introduction to City: 
 
Patterson, incorporated in 1919, is a growing community averaging a 6% 
annual growth rate since 1990 and its current population is approximately 
22,000. Strategically located in the western part of Stanislaus County near 
Interstate I-5, the City derives much of its economic vitality from agriculture, 
food processing, and distribution.  
 
The City's street layout, inspired by the great metro areas of Paris and 
Washington D.C., features a circular format in the central district surrounded 
by radiating spokes, many trees and palm-lined thoroughfares.  
 

Patterson is also home to a rapidly expanding business park. Because of its 
proximity to the San Francisco Bay Area and Highway 5, Patterson is positioned 
to absorb a considerable share of growth over the coming years. There are 
many opportunities for retailers, fulfillment centers, and light manufacturing 
companies.  
 

The West Patterson Business Park provides easy access to transportation 
options and tremendous potential for growth. The Business Park consists of 
814 acres with a diverse range of parcel sizes, ready-to-build sites, and several 
flex buildings ready for tenants. In 2013 the City of Patterson annexed 
approximately 776 acres of industrial property and 105 acres of 
commercial/retail properties.  The Business Parks have enticed several large 
distribution Centers, such as Kohls, CVS, Amazon, and Restoration hardware.  
To date these businesses have created over 2000 new jobs that have 
benefitted Patterson as well as our other Cities in Stanislaus County.  These 
sites are all shovel ready and fully entitled. The Business Park is located within 
an area of seismic stability and minimal flood risk.  
 

Located along Interstate 5 with access to I-205 and I-580 as well as Highways 
120 and 99, Patterson provides business with convenient, and less congested, 
access to the major metropolitan markets of Northern and Southern California.  

 




