
BIDS DUE BY 
NOVEMBER 3, 2017

WORLDBID AUCTION

503 Acres • Turnkey • Fully entitled Master Planned Community • 1000+ homes with 250K Sq Ft of  
commercial • $3M worth of investments in the property • Light industrial opportunity.

250 Country Club Road 
Carlisle, PA

No-reserve auction. The property will be sold to the highest bidder.

O F F E R I N G  M E M O R A N D U M
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OFFERING MEMORANDUM
THIS IS AN OFFERING MEMORANDUM intended for buyers interested in the real property located at 250 Country Club Rd, Carlisle, PA as 
more particularly described here-in (“Property”). This memorandum contains information pertaining to the Property’s seller and has been 
prepared by BRAUN, (“BRAUN”) and RSR Realtors (“RSR Realtors”).  Although the seller has reviewed this memorandum, it does not purport 
to be all-inclusive or contain all of the information that a potential investor may desire. Neither the seller, nor any of its members, officers, 
directors, employees or agents, nor BRAUN, nor RSR Realtors, nor broker, make any representation or warranty, expressed or implied, as to 
the accuracy or completeness of any of the information contained herein. The seller, BRAUN and RSR Realtors, disclaims any liability which 
may be based on such information, errors therein, or omissions therefrom. The information contained herein represents estimates based 
on assumptions considered reasonable under the circumstances. No representations or warranties, expressed or implied, are made that the 
property will conform to such use and development. There is no representation as to environmental condition of the property, or as to any 
other aspect of the property.
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Offices throughout the United States 
serving the North American Markets

BRE #01900930  |  BOND #0677820 
PA LICENSE # RM-052272-A 
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866.568.6638 
BraunCo.com

Principal’s Representative
Igal J. Feibush
(310) 770-3007

Igal@StoneCanyonCapitalPartners.com

Listing Broker, RSR Realtors
Greg Rothman

(717) 571-3345
grothman@rsrrealtors.com

Auction Representative, Braun
Lori Steele

310.798.3123 ext 4
Lori@BraunCo.com
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The Property
250 Country Club Road, Carlisle, PA1
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PROPERTY PHOTOS



Pr
op

er
ty

 D
es

cr
ip

tio
n

PAGE  |  6

Philadelphia

LOCATION
 2.5 hours West of Philadelphia. The Property is located 20 minutes from Downtown Harrisburg, Pennsylvania at the junction of I-81 and 76.

Harrisburg

250 Country Club Road
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■■ Location: 20 minutes from Downtown Harrisburg, 
Pennsylvania at the junction of I-81 and 76.

■■ Land Size:  503 acres
■■ Current Zoning: Fully entitled for 1000+ homes and 250,000 

sq ft of commercial.

The Property has gone through an extensive planning process to create 
the optimal product mix and amenity program to maximize absorption 
and project returns. The site is 20 minutes from downtown Harrisburg, 
Pennsylvania, near the historic town of Carlisle minutes from the I-81 
corridor near the 76 Turnpike.  

The Harrisburg MSA is considered to be a strong, secondary market, ranked 
67th nationally.  The project is fully entitled with all required permits to 
immediately begin construction.  The Conditional Use Master Subdivision 
Approval provides for 10-year vesting of the development rights.

■■  The most Highly rated public schools in Central PA.

PROPERTY DETAILS

WHAT’S NEARBY

ALL YOU NEED TO DO IS...BUILD.

■■  503 Acres, right off Interstate 81
■■ Turnkey
■■  Fully entitled master planned community. 
1000+ homes with 250K Sq Ft of commercial
■■ Light industrial development opportunity
■■  $3M soft costs invested in this property

PENNTERRA
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Pennterra is designed to be a planned and entitled “turnkey project.”   With $3.5 million direct investment over a 10- year period, The Property is now 
ready for a developer or private equity investor to step up and move The Property to the construction and revenue phase. The following summarizes 
the turnkey elements of the project.

SITE AND LOCATION
The site consists of gently rolling topography, no significant rock 
issues, and all wetland issues have been designed around to facilitate 
a highly developable project. Open space of 50% respects the existing 
opportunities of preserving meadow, woodland and riparian zones. 
Water and sewer is readily available to the site.

COMPETITION
A Master planned community with an extensive amenity program 
such as Pennterra is unprecedented for the area and faces no direct 
competition.

PLANNING
Based on the target market research, we have developed a plan with an 
appropriate mix of housing types which is designed to maximize lot/
home premiums and absorption. The renowned firm LOONEY RICKS 
KISS provided not only land planning design services,  but has pre-
programmed product selection for the site with proven. “off the shelf” 
building plans.

ENTITLEMENTS
Master plan approval with 10 year entitlement vesting has been secured 
for 1007 residential units and 15 acres of commercial which includes an 
approved conceptual street and town center layout. A new ordinance 
unprecedented for the market area was created which supports small- 
lot singles appropriate for retirement communities and more traditional 
neighborhood design parameters. Developer agreements have been 
negotiated with the township that provide full utility service. Preliminary 
and Final Master Subdivision Approval has been secured, the Plat Map 
is ready for recording, and all permits are in place to begin construction.

DEVELOPMENT OBLIGATIONS:
Development obligations are limited to three ball fields phased in as the 
community is built out. Only, the master development infrastructure 
(major street and utility infrastructure) needs to be bonded and provides 
for seven distinct phases. The seven villages’ infrastructure (local streets 
and utilities) are not required to be bonded until final subdivision 
approval for each of those is secured and can be phased in on any 
schedule deemed appropriate by the developer with distinct phasing 
plans for each village providing for maximum developer flexibility.

PENNTERRA MASTER PLANNED COMMUNITY 

TURNKEY ELEMENTS



Pr
op

er
ty

 D
es

cr
ip

tio
n

PAGE  |  9

ENGINEERING AND DEVELOPMENT COSTS:
Master Subdivision engineering was completed by HERBERT, ROWLAND 
& GRUBIC (HRG), a highly competent regional engineering firm that 
fully understands the project requirements and has a track record of 
comprehensive execution of large development projects. JAMES SNYDER 
was the managing principal for HRG representing the project and since 
entitlement now has established his own firm SNYDER, SECARY & 
ASSOCIATES, LLC.  Snyder is the principal Engineer and leads the due 
diligence team for the project. 

LEGAL:
MCGUIRE WOODS, a national law firm, has prepared homeowner 
association documents, standard builder’s sales agreements and 
comprehensive developer’s agreements for all aspects of the project.

POTENTIAL REVISED PLAN/OR REZONING 
TO INDUSTRIAL:
Middlesex Township has historically proven to be very supportive of the 
owner’s development plans. Since the final plans were done and approved 
over 10 years ago, we believe the Township would be helpful and flexible 
to altering these plans for a new buyer/developer if requires.  It is our 
belief that the Township would like to see this development go forward.

Even though the current zoning does not support it, Because of the 
centralized location and the desirability of distribution or warehousing 
space, the property is attractive for this use.  Preliminary plans show 
that the property will support approx. 3.5-4.0 million square feet of 
warehousing/distribution space.  This use would require a zoning change 
but would result in a significant increase in property value based on 
recent comparable.  We have no indication from the Township that they 
would support zoning change or that such a project would be feasible. 
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PROJECT TYPE:
Pennterra is a fully entitled, undeveloped, “Turnkey” Master Planned Community with a mixed-use Town Center, seven distinct Villages, including a 
designated retirement community, all within the context of a conservation design.

PROJECT STATISTICS    
Location: 20 minutes from Downtown Harrisburg, Pennsylvania at the junction 
of I-81 and 76.  
Size: 500 acres
Total Residential Units: 1,007
Square Feet of Commercial: 243,000
Projected Absorption: 200 units per year
Open Space: 50%      

PROJECT AMENITIES
Town Center: Fine Dining Restaurant, Day Spa, Exercise Facility, Café, General 
Store, Swimming Pool, Service-Based Retail.
Athletic Facilitates: Baseball, Football, Soccer Fields, Tennis Courts, Basketball 
Courts and Gymnasium.
Civic: Church, Community Center and Meeting Hall.
Equestrian Center: Arena, Stables, Paddocks, Pastures and Riding Trails.
Paths: 10 miles from walking and bicycling.
Community Parks: In 20 neighborhoods.
Natural Areas: 150 acres of woodlands and meadows
River Frontage: Over 2 miles.
Organic Community Garden: 10 acres.
School Site: Middle school- public or private.
Retirement: 55+Designated Village.

LOT/PRODUCT TYPES AND DIMENSIONS 
Estate (120’x120’) 14,400 SF, 57 lots
Large Neighborhood (85’x120’) 10,200 SF, 99 lots
Neighborhood (70’x120’) 8,400 SF, 107 lots 
Village (60’110’) 6,600 SF, 144 lots
Bungalow (45’x120’) 5,000 SF, 143, lots
Cottage (50’x110’) 5,500 SF, 138 lots
Duplex (35’x110’) 3,850 SF, 32 lots
Townhouse (25’x110’) 2,750 SF, 143 lots
Apartment/Condominiums 144-unit complex
Commercial Design/build and lots for buildings up to 15,000 SF 
Civic Church site (250’x250’) 60,000 SF

PROJECT PROFILE

PENNTERRA MASTER PLANNED COMMUNITY

BUILDER PROGRAM    
The developer can act as Master Developer, completing all entitlements, 
infrastructure and amenities.  While third party builders take down pods 
or a village, and complete local streets and infrastructure or take down 
fully improved lots. The builder can be co-branded with potential village 
through a comprehensive marketing program.
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Artist Rendering Converting Farm Building  To Town Center
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MARKET OVERVIEW

The Harrisburg MSA has had a stable economy for over 25 years with no 
downturn and a track record of economic growth of 1% to 2% per year.  
This stability has resulted from four business sectors including:  Public 
Service, Education, Health Care, and Distribution and Warehousing.  

The Public Service Sector is driven by Harrisburg as the state capitol of 
Pennsylvania with related services sustaining 21% of the employment 
base.  The Health and Education sector has benefited from strong regional 
and academic health centers such as Bayer Corporation, Blue Cross/Blue 
Shield and the Penn State Medical Center operations.  The historic town of 
Carlisle, which is only 5 minutes from the site, is the location of Dickinson 
College, Penn State Law School and the Army War College.  Harrisburg 
serves several other secondary institutions.  

The Distribution and Warehousing sector provides employment and  has 
now grown to be the second largest distribution center in the Eastern 
United States, second only to Atlanta.  This results from the close 
proximity to highly dense U.S. population centers and the intersection of 
three major freeway systems:  I-81 linking New York and New Jersey; I-76 
Philadelphia to Pittsburgh; and I-83 Baltimore and Washington D.C.  This 
has resulted in distribution-dependent, private-sector businesses such as 
UPS and Giant Supermarkets establishing major distribution centers in 
the area.  

These economic drivers are forecast to support a very stable, moderate-
growth, secondary market economy.  

MSA GROWTH DRIVERS
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The Harrisburg MSA has experienced 25 years of 1% to 2% average, 
historical, annual growth in households, with currently 280,000 
households supporting a population of 640,000.  Annually, about 
4,000 new homes are built every year in the MSA due to the consistent, 
historical growth from the three economic drivers discussed above which 
is forecast to continue.  The project is within Cumberland County which 
has adequate school system student capacity and is known as the best 
school system in the MSA.  

Recently, the market has become a strong retirement market, helping 
drive Pennsylvania to become the number 2 retirement state in the Union 
second only to Florida.  Seniors pay little or no state tax in Pennsylvania.  The 
Harrisburg MSA is proving to be an attractive and affordable alternative 

to the Eastern urban corridor which is experiencing skyrocketing land 
prices, entitlement impediments and building moratoriums.  Unlike 
Florida, the Harrisburg MSA provides retirees more immediate access to 
their families who live in the northeastern urban centers.  

Part of the growth the Harrisburg MSA is experiencing is due to housing 
constraints of the Eastern urban corridor running from Washington D.C. 
to New York City.  The I-81 corridor between Harrisburg and Carlisle 
has been a major growth area within the MSA, with expansion moving 
westward due to local building and entitlement constraints east of the 
Susquehanna River.  Carlisle, with its quaint historic district, attractive 
rural setting and accessibility to Harrisburg, is proving to be a desirable 
place to live.  

HOUSING DRIVERS
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Pennterra due diligence items  (See index page 20) are summarized here with reference to supporting documents. The Property is fully entitled as a 
master planned community.  Development permit applications can be quickly submitted and master developer infrastructure construction initiated 
in short order. 

ENTITLEMENTS
The Master Development Plan has been irrevocably approved by 
the Board of Supervisors and after issuance of applicable permits; 
construction can begin anytime within the next 8 years.

MARKETING AND VALUATION
A current market study was conducted by nationally recognized market 
research firm ZIMMERMAN VOLK AND ASSOCIATES. They analyzed 
the proposed absorption rates and optically priced product which 
corresponds to the programming of the approved Master Development 
Plan. They conclude a 6 year absorption of the 1007 residential units. 
Three other scenarios are provided which allow for some re-programming 
which could accelerate absorption to less than 5 years by incorporating 
a 55+ age restricted component to the Master Development Plan and 
by optimizing the mix of units through some modest revisions to the 
Master Development Plan. (ZIMMERMAN VOLK Study, see index pg. 
20).

Valuation of the project at $17.5 million is provided by appraisal based 
on three different approaches including comparable development 
property sales and discounted Cash flow analysis. The discounted cash 
flow analysis is based on development cost estimates provided by 
SNYDER, SECARY & ASSOCIATES, LLC and the sales forecast provided 
by ZIMMERMAN VOLK. The market for residential lots in the MSA has 
become quite robust and good comparable sales exist (RSR APPRAISERS, 
AppraisaL see index pg. 20.)

Consistent with best management practices, the Pennterra master 
planned community has been designed around traditional neighborhood 
housing types.  An opinion letter by the Pennterra planning firm who are 
a national recognized architects regarding the relevancy of architectural 
designs is provided based on a review of the Master Development 
Plan. Because the original design was based on an updated traditional 
neighborhood design features, the timeless aspect has become even 
more relevant to the market in general and this MSA in particular.   
(LOONEY RICKS KISS Letter May 2017, see index pg 20.)

ENVIRONMENTAL
An updated Phase 1 Environment Site Assessment has been conducted 
and has concluded that there are no material environmental issues on 
the property that prevent development of the approved Master Planned 
Community (ESA Report, see index pg. 20).

A recent Geotechnical study has been updated with the resulting 
opinion that the site will meet the new infiltration, requirements for 
water quality design under NPDES Permitting as required by the newer 
restriction. (Impact Study, HRG Engineering and Related Services, see 
index pg. 20).

The small area of Wetlands within the plan have been fully delineated 
and recently reconfirmed and incorporated into the Master Development 
Plan (Wetlands and Waterways opinion letter, see index pg. 20)

DUE DILIGENCE SUMMARY
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There are no known endangered species issues that will materially 
interfere with the Master Development Plan based on the PNDI search 
(SNYDER, SECARY AND ASSOCIATES REPORT, see index pg. 20).

The 100 year flood plan has been accounted for and recently reconfirmed 
as established by FEMA and will not interfere with the Master Planned 
Community as designed (SNYDER REPORT, see index pg. 20).

TRAFFIC AND PUBLIC IMPROVEMENTS
Mitigation of current and projected traffic issues has been accounted for 
through a recent traffic study. For the initial Phases of the project, no off 
site public street improvements will be required. Beginning with Phase 
4, it is anticipated that improvements at the intersection of Country 
Club Road and the highway will be required including a turn lane and 
turn light. The estimated cost of these improvements was incorporated 
in the Phasing Plan and Development costs estimates (Traffic Impact 
Study).

UTILITIES AND INFRASTRUCTURE
All utilities are readily available and/or have been secured for 
development of the Master Development Plan. 

Sewer service has been reserved through deposit and the existing major 
sewer line serving the property. Additional plant capacity is available 
and anticipated to be available for the foreseeable future. 

Water Service is available for the site and confirmed. (See index pg. 20).

Gas Service is available for the site to execute on the Master development 
Plan. (See index pg. 20).

Electrical Service is available for the site to execute on the Master 
Development Plan. (See index pg. 20).

LEGAL AND TITLE
A current Title report and ALTA/ASTM Land Title Survey has been recently 
conducted for the Property (See index pg. 20). 

Attorneys for the Project have determined there are no know legal 
conflicts that will prevent development of the property pursuant to the 
Master Development Plan.
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LIGHT INDUSTRIAL OPPORTUNITY

Although currently zoned as residential, the property is located central to other industrial zones such as distribution centers. The ample 
acreage provides for multiple industrial buildings to be built on-site if re-zoned and approved.

1,000,000 SF

1,000,000 SF

1,000,000 SF

500,000 SF
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INDUSTRIAL NEIGHBORS The Property

Industrial Businesses off Carlisle Exit 44 Include:

Amazon
PepsiCo
Johnson
Dermody Properties
Ames

Mondelez
Viega
Whirlpool
Bay Valley
Ryan

Goant
AD
Ross
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Country Club Road

Country Club Road

Bernheisel Bridge Rd

The Property

Industrial Businesses off Carlisle Pike (Hwy 11) Include:

Amazon
Overstock.com
MRP

Whirlpool
Chewy.com
Kenco

Weg
Napa Auto
Fry

INDUSTRIAL NEIGHBORS & ROAD ACCESS



PAGE  |  20

D
ue

 D
ili

ge
nc

e

Due Diligence Index2 • Project Profile

• Bid Process

• “Turn Key” Elements

• Executive Summary and Feasibility

• Due Diligence Summery 

• Master Development Plan

• Project Feasibility

• Master Development Phasing Plan

• Zimmerman Volk Study

• Rothmann Appraisal

• Looney Ricks Kiss Relevancy Opinion

• Project Summary

• Phase 1 Environmental Site Assessment (ESA)

• ALTA/ ASTM Land Title Survey

• Current title report

• Utility “Will Serve” letters; Sewer, water, gas & 
electric communications

• Opinion letter indicating that the wetlands 
valid as previously delineated

• Geotechnical consultant opinion letter 

• PNDI search for any endangered species

• Location of the 100 year floodplain as 
established by FEMA

• Traffic Impact Study

• Site cost estimates

• Architectural Plans 

• Purchase and Sale Agreement

• Financing
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Seller Financing3
Owner (Seller) is Offering Financing of up to 40% of the final Purchase Price in the form of a first position 
Balloon Fixed Rate Note, if the such final price is equal or in excess of $8 million pursuant to the following 
terms (See Note in Due Diligence):

• Term: Three years

• Rate: 7%

• Interest Payments: Quarterly

• No Amortization

• Balloon Payment on maturity
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How to Register and Bid4 Auction Date: NOVEMBER 3, 2017

You must submit your sealed bid, registration deposit & proof of funds on or before NOVEMBER 3, 2017 at 12PM PT. 
Acceptable proof of funds include: Current bank statement showing funds in the amount of the bid or bank letter providing approval to 
purchase a property with a dollar limit no less than the amount of the bid

This is a two-tiered sealed bid process.  

STEP ONE: QUALIFYING ROUND
The first tier “Qualifying Round”is the submission of your binding, sealed bid which is due November 3, 2017 by 12pm PST. 

REGISTRATION DEPOSIT
■■ A $100,000 registration deposit to bid and your sealed bid form must be received by Braun Worldbid no later than November 3, 2017 at 12PM PT.

Forms are available on our website BraunCo.com/Pennterra.
■■ WIRE TRANSFER: Wire your $100,000 deposit to RSR Realtors (contact us for any further wiring information).
■■ Mail your $100,000 cashier’s check – payable to RSR Realtors, 3 Lemoyne Drive, Lemoyne PA 17043 Attention:  Pennterra
■■ Submit your form in a sealed envelope by FedEx or other overnight delivery service.

On November 6, 2017, the top 33% of bidders will be notified that they advance to the Highest and Best round.

STEP TWO: HIGHEST AND BEST ROUND
The second tier “Highest and Best Round”is the submission of your binding, sealed bid which is due November 9, 2017 by 12pm PST 
which is due via FedEx or secured mailing service. Forms are available on our website BraunCo.com/Pennterra.

On November 13, 2017, The highest bidder will be notified. Winner has 30 days to close Escrow. 

PRE-AUCTION OFFER
Seller may accept offers through listing broker and reserves the right to sell the property prior to October 27, 2017.

EARNEST MONEY DEPOSIT FOR BUYER
In total, the buyer will be required to provide ten percent (10%) of their final Contract price (which includes buyer’s premium and your $100,000 registration 
deposit) upon the opening of the escrow, which will be wired to RSR Realtors within 48 hours of bid acceptance. 

NO-RESERVE AUCTION 
The property will be sold to 

the highest bidder.
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BUYER’S PREMIUM
A seven percent (7%) buyer’s premium -- which compensates the broker, buyers broker and Braun Worldbid--will be added to the winning bid price which is the 
“Contract Price.”

BUYER BROKER PARTICIPATION
A two percent (2.0%) commission will be paid to any licensed broker who represents & registers a successful buyer.  The broker registration form must be received by 
November 2, 2017 at 12pm PT to receive the commission.

DUE DILIGENCE & CONFIDENTIALITY AGREEMENT
We suggest bidders review all property information prior to Auction Day.  The property information is a compilation of forms, reports, and title information related to the 
properties and is available in our secured data room online; accessible upon receiving your executed NDA. 

PROPERTY SHOWINGS
Contact Lori Steele at Lori@BraunCo.com or 310.798.3123 ext 4 to arrange an appointment time.

How to Register and Bid, continued

Principal’s Representative
Igal J. Feibush
(310) 770-3007

Igal@StoneCanyonCapitalPartners.com

Listing Broker, RSR Realtors
Greg Rothman

(717) 571-3345
grothman@rsrrealtors.com

Auction Representative, Braun
Lori Steele

310.798.3123 ext 4
Lori@BraunCo.com
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DISCLAIMER
DISCLAIMER: BRAUN and RSR Realtors make no representations or warranties on approved uses of the property. This brochure is provided for the sole purpose of al-
lowing a potential buyer to evaluate the subject property. The potential buyer is urged to perform its own examination and inspection of the property and information 
relating to same, 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 or RSR Realtors, its members, managers officers, employees or agents, nor any of its partners, directors, officers, employees and 
agents, nor owner, make any representations or warranties, whether express or implied, by operation of law or otherwise, with respect to this brochure or 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, 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, RSR Realtors, broker, sales agents or owner, as to the existence or non-existence or nature of hazardous materials in, 
under, on or around the property. This brochure is provided subject to errors, omissions, prior sale or lease, change of price or terms and other changes to the materi-
als, statements and information contained herein or relating to the Property. BRAUN and RSR Realtors will not be responsible if the property is unsatisfactory to the 
buyer in any way. PROPERTY VALUE: Buyers are responsible for conducting their own due diligence. We suggest that all buyers do their own due diligence in regards 
to assessing value. Seller will be accepting offers and reserves the right to sell the property prior to September 8, 2017. NO RESERVE: This is a no reserve auction, the 
seller will sell the property to the highest bidder.


