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OFFERING
MEMORANDUM

Confidentiality & Disclaimer Statement
Equity Partners HG, Heritage Global Partners, and
Zetabid, collectively (“Auctioneer”) have been retained
by Old Weed and Ready Plantation, LLC (“Seller”) as
its exclusive advisor relating to a possible transaction
involving its property located in 1000 Osborne Street,
St Marys, GA (“Property”).
This Confidential Offering Memorandum has been
prepared from information supplied to Auctioneer
by the Seller and other 3rd party sources and is being
furnished through Auctioneer as the Seller’s exclusive
advisor, solely for use by a select number of parties who
are believed to be interested in buying the Property.
This memorandum does not intend to provide a
complete or all-inclusive set of information which real
estate investors may require. Each potential buyer
must obtain their own independent verification of all
information contained herein.
By accepting this Memorandum, the recipient
acknowledges and agrees that this Memorandum and
all the information contained herein are subject to a
confidentiality agreement previously executed by the
recipient. Accordingly, this Memorandum may not be
copied, reproduced, distributed or disclosed except in
compliance with, and must be returned or destroyed as
provided in, such confidentiality agreement.
The Seller, Auctioneer, and the employees and agents
of each, expressly disclaim as either seller or agent any
warranty as to the property. Auctioneer nor any of its
affiliates or representatives has independently verified
any of the information, including any approximations,
estimates or projections, contained herein and does not
undertake any obligation to independently verify any
other written or oral communication. Until a mutually
executed Purchase and Sale Agreement exists, no party
shall have any obligation to the other outside of the
confidentiality requirements.

Sale Procedures
Sealed Bid: This is a sealed bid sale with all bids due prior to the posted sale date on
the property webpage on https://zetabid.com scheduled for October 2018 and subject
to change. Participation is subject to the Auction Terms and Conditions posted on
the auction website. Bids must be placed via the online form and require an upload
of a standard proof of funds document. The high bidder may be determined by
Seller based on a combination of highest price and most favorable terms. Bids with
a closing date of ninety days or less will take priority and ALL bids must provide for a
closing within 180 days. No financing contingencies (you may get a loan but not have
a contingency) are allowed. Limited diligence contingencies for environmental, title
and government approvals will be considered, but no extended ‘free look’ periods. An
earnest money deposit is required and must be a minimum of 10% of your bid. Seller
in its absolute sole discretion may choose any bid as t! he winning bid based on both
price and terms, including perceived likelihood to close. If multiple bidders are close,
Seller may elect to have a best and final round to determine the winning bidder, via
either an additional sealed bid, or an open outcry auction. Any bid may be rejected
by the Seller at their absolute and sole discretion. Although the winning bidder must
purchase the entire site, Auctioneer is seeking interest from smaller parcel buyers who
may be aggregated for a second transaction with the winning bidder if they so choose
to sell certain portions.

Closing: Winning bidder will be contacted and asked to execute the Purchase and
Sale Agreement via DocuSign. If winning bidder does not execute the PSA within
twenty-four hours, the Seller may declare the second-place bidder as the new
winning bidder.

Reserve: Sale is subject to a minimum reserve price which is equal to the posted
minimum bid price of $8M. Seller, at Seller’s sole discretion may accept any bid above
or below the reserve price.

CONTACTS

Diligence: A document vault may be accessed from the Zetabid website once you
have registered. Some Information investors may need to evaluate the property will
not be included in the document vault and must be obtained by the buyer at buyer’s
expense. Buyers may include a diligence period in their bid, but the bid must be very
clear how long that diligence will take, and what it will include, such that it is clear to
Seller what events would give the bidder an ability to withdraw, hence what the risks
of the diligence period are to Seller.

MICHAEL DAVIN
President
Zetabid, Inc.
424-888-6068 x101
mdavin@zetabid.com

Environmental Compliance: The Mill Tract, and any subdivision thereof, will be
sold subject to the Approved Corrective Action Plan prepared by MACTEC Engineering
and Consulting, Inc., dated December 4, 2006, and amendments, a copy of which is
attached hereto as Exhibit 4. The properties being sold are included in the Georgia
Brownfields Program under O.C.G.A. §12-8-200 et seq. and the terms of a Prospective
Purchaser Corrective Action Plan that has been approved by the Georgia Department
of Natural Resources, Brownfields Division.
Pursuant to § 12-8-208(c) of the Brownfield’s Act, The limitation of liability provided by
the Act shall survive any subsequent change in the nature of a prospective purchaser’s
interest in the qualifying property and shall automatically inure to the benefit of heirs,
assigns, successors in title, and designees of the person to whom such limitation
of liability is granted and to any person acquiring any other property interest in the
property for which the limitation of liability was granted.

All inquiries shall be directed to

Showings: Site tours are available on an appointment basis. Seller’s representatives
are available to schedule and conduct tours.

KEN MANN
Equity Partners HG
866 - 969 -1115 x 1
KMann@equitypartnershg.com

Brokers: A 1% cooperating brokerage fee (on winning bid amount) is offered to brokers
representing a successful buyer bidding in the auction. Commissions will not be
paid to brokers who are principals in the buying entity or not included on the sealed
bid form.

FRED CROSS
Equity Partners HG
866 - 969 -1115 x 2
FCross@equitypartnershg.com
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EXECUTIVE
SUMMARY

EXECUTIVE SUMMARY
Auctioneer is pleased to present this exclusive sealed bid sale of the former Durango
Mill/Gilman Paper Company in St. Marys, Georgia on the Florida/Georgia line adjacent
to Jacksonville FL. This waterfront property consists of 722 gross acres (4,000 linear
feet of shoreline frontage) and served as the former location of a major US paper
mill. The site has been through a long bankruptcy process, demolished, and is ready
for resale.

including a $7 million cash down payment. LandMar was a large Florida developer
that conducted substantial due diligence with reputable firms, before making the
purchase. Landmar determined that there were no environmental challenges that
would preclude the site from being developed as residential property. As a result of
the real estate crash of 2007-2008, LandMar declared bankruptcy and defaulted on the
Seller financing and the site reverted back to the Seller.

Major potential fresh water deep well rights and extensive utilities to the site make
this an ideal manufacturing location for certain users; while its waterfront location in
a small historic coastal town also create a great long term residential or mixed-use
development opportunity.

The City of St Marys is the second oldest continuously inhabited city in the United
States and first settled in the mid-1500’s by Spanish explorers. Local residents have
access to many resources such as Cumberland Ferry to Cumberland Island, the largest
and southernmost barrier island in Georgia offering visitors over 17 miles of secluded
white sandy beaches.

Kings Bay Naval Submarine Base is just several miles North and is the only East Coast
nuclear submarine base in the US (other is Banger in WA) and sits on 16,000 acres. The
Navy is the largest employer in Camden County and more than 9,000 Navy and civilian
employees work at the base, including some of the most skilled at any Navy base due
to its capacity as the only submarine base equipped to support the Trident 2 nuclear
missile system.
The site is currently zoned industrial, but a residential development plan was approved
on the site with a prior residential developer and currently supported by the City of
St Marys (a new residential master plan would need to go through a quick approval
process). The prior residential developer LandMar closed on the site in 2006 for $36.6M
with approved plans for over 3,000 units in a man-made waterfront harbor format (see
concept plans in Development Options Section).
Currently fifty acres is under contract to Camden County Joint Development Agency
to create a luxury yacht marina and boat yard on the Southern portion of the property.
The JDA has retained Bruce Benton as master developer for the marina which is
proposed to include 170 boat slips and a six-acre board yard with six retail/restaurant
pads and future residential.
The Gilman Paper Company operated a paper mill (the largest privately-owned paper
mill in America at the time) on the site from 1939 to 1999 when the company/plant was
sold to a Mexican company and renamed Durango Georgia Paper Company. After a
failed $35M turnaround attempt to make the mill profitable, the entity was forced into
bankruptcy in 2002. The Liquidation Trustee held a bankruptcy auction in December
of 2005 through which the site was sold to LandMar for $36.6M (closed end of 2006),
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Residential/Mixed Use Development: St. Marys is a beautiful and quaint city that
makes the perfect setting for raising a family, growing a career, or enjoying retirement.
It is just 30 minutes from Jacksonville International Airport and 45 minutes from
downtown Jacksonville. New residents will experience the beauty of waterfront
living and enjoy exceptional local activities including boating, fishing, golfing, hiking
the pristine forests on barrier islands, exploring historic sites, and swimming on
unpopulated wild beaches. Concept plans from the prior LandMar transaction are
included in this memorandum. The above described JDA mixed use marina facility
will further enhance the attractiveness of this parcel and draw public attention to the
housing possibilities there.
Industrial User Opportunity: The utilities and water availability on this property
are second to none and the proximity to Jacksonville, and Savannah, GA create a
deep force of skilled labor. Proximity to rail and the Atlantic Ocean provide endless
distribution possibilities. Kings Bay Naval Submarine Base is also a hub of skilled
private contractors who work locally. The City of St Marys, GA and the Georgia
Development Agency are motivated to assist any business or developer wishing to
invest in economic development in this region.
The ability to fast track approvals for new development exists with a motivated local
and regional government. The City of St Marys can process amendments to the general
plan in weeks, not months.
This is a rare large waterfront site available now at public auction.
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PROPERTY
OVERVIEW

PROPERTY OVERVIEW
The subject property consists of several lots/tracts on one legal tax assessor parcel.
Parcels include salt water mash lands, a bird rookery, water reclamation ponds,
a former landfill, twenty-eight town lots, and the original main plant property. The
ponds are above sea level and may be backfilled. Resident demolition material can
be further processed on site to provide substantial value in future construction . It has
been estimated that the demo material is worth up to $2M.
60 acres on the Southern property line along Meeting Street is under contract (50
acres to the Camden County JDA) for a proposed marina/boat yard that would add a
valuable amenity to the location. (Site plan on next page)
According to a wetlands study conducted in 2018, uplands area, including the 60 acres
currently under contract, equals 422+/- acres.

Site Features
Gross Acreage:

721

Useable Acreage:

422+/-

Acres Under Contract:

• 50 acres on Southern boundary under contract to
JDA for marina and luxury yacht repair facilities
• 10 acres under contract to barge operator

Available Useable Acreage:

362

Minimum Bid:

$8,000,000

Price Per Useable Acre:

$22,000

Amenities

Parcel Summary
Tract

Description

Acreage

Uplands

197

Ponds 1,2,4

48

Pond 3

40

Borrow Pits

45

Rail Access:

CSX to site boundary

Aeration Basins

75

Power:

115,000 Volt Substation adjacent to site
Two transformer banks of 33.6 MVA each

Landfill

50

Water:

• 2 million gallons per day water and sewer capacity via St Marys
• Seven high volume (30+MGD) deep wells on site (to depths of
over 1000 ft.)
• Subject to re-permitting

Wetlands

100

Salt Marshes

164

Gas:

6-inch-high pressure natural gas line to property (300 psi)

Ocean Access:

North River deep water barge access to St Marys River with
Atlantic Ocean access in less than 8 miles with no bridges

Freeway:

8 miles to I-95, 20 minutes to I-10 and 90 minutes to I-16
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Aerial
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PROPERTY OVERVIEW
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Survey

*See Diligence Vault for access to survey
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PROPERTY OVERVIEW
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Site Plan

*Illustrating parcels currently under contract
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PROPERTY OVERVIEW
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JDA Marina Plan
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LOCATION
SUMMARY

Local City Map
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Radius Map
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DEMOGRAPHICS

DEMOGRAPHICS
County, GA is specialized in Public Admin.; Utilities; and Accommodation & Food
Service, which employ respectively 3.03; 1.77; and 1.31 times more people than what
would be expected in a location of this size. The largest industries in Camden County,
GA are Public Administration (2,996), Retail trade (2,783), and Accommodation & Food
Service (2,045), and the highest paying industries are Utilities ($71,250), Professional,
Scientific, Tech Services ($50,662), and Transportation & Warehousing ($38,015).
As stated, median household income in Camden County, GA is $53,327.

Median Household Income in Camden County
The closest comparable data for the county of Camden County, GA is from the public use
microdata area of Glynn Camden & Mclntosh Counties PUMA, GA.

United States

Georgia

Camden County
Camden County, GA has a population of 52,092 people with a median age of 31.5
and a median household income of $53,327. Between 2015 and 2016 the population
of Camden County, GA grew from 51,445 to 52,092, a 1.26% increase and its median
household income grew from $52,473 to $53,327, a 1.63% increase.

Camden County, GA

St. Marys, GA Micor Area

The median property value in Camden County, GA is $151,700, and the homeownership
rate is 58.1%. Most people in Camden County, GA commute by car and the average
commute time is 21.8 minutes. The average car ownership in Camden County, GA is 2
cars per household.

Glynn Camden & Mclntosh Counties PUMA, GA

Camden County, GA is the 41st most populated county in Georgia and borders Nassau
County, FL; Brantley County, GA; Charlton County, GA; and Glynn County, GA.
The economy of Camden County, GA employs 20,865 people. The economy of Camden
FORMER DURANGO MILL/ GILMAN PAPER COMPANY SITE
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The population of Camden County, GA is 70.4% White, 18.2% Black, and 6.11%
Hispanic. 6.65% of the people in Camden County, GA speak a non-English language,
and 98% are U.S. citizens.

Median Household Income
Dataset: ACS 5-year Estimate
Source: Census Bureau
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Property Value in Camden County
14%

12%

10%

Share

8%

6%

4%

Dataset: ACS 5-year Estimate
Source: Census Bureau
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0%

$10k-$15k
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Other Facts
•

1.25 M persons within one-hour drive

•

County Labor Force- 20,000+

•

Kings Bay Naval Submarine Base- 17,000 acres with 9,000-person workforce
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DEVELOPMENT
OPPORTUNITY

DEVELOPMENT OPPORTUNITY
Two viable development options exist for this site. The first is a master planned
residential/mixed use development and the second would be the construction of a
major industrial manufacturing facility (non-smokestack variety).

Zillow Market Overview
The latest data from Zillow can be viewed by clicking here
Current Forecast

Residential Development

$173K

The site was sold in the original bankruptcy auction of December 2005 to LandMar/
Crescent Communities for $36.5M (sale closed 12/2006). LandMar was an experienced
developer of communities in Coastal Florida and Georgia and built Osprey Cove in
St Marys and the Shipyards in Jacksonville. With the housing crash of 2008, LandMar
declared bankruptcy in June of 2009, defaulted on their mortgage note, and the site
reverted to the Seller in 2010.

$150K

LandMar’s Vision included over 3,000 units in a waterfront community using a manmade harbor design maximizing the number of lots on the water.

$127K

2009

2010

2011

2012

2013

2014

2015

2016

2017

2018

2019

$104K

Saint Marys $167K

Summary: The City of St. Marys, GA wants to revitalize the historic downtown area
and create new jobs and diversified sources of revenue. The above development
plan by LandMar was supported by the city and recent meetings with the city suggest
zoning variance and parcel map subdivision process could clear city approval process
in as little as 90 days.
With the full recovery of the housing market, and current tight supply, residential
development is now in play as a feasible option for this site.
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Industrial Development

Incentives

This site is one of the largest industrial zoned parcels for sale on the water in the SE
market. Additionally, the location satisfies the most important site selection criteria for
industrial uses with major on-site utilities/water rights, transportation (rail, freeway,
ocean), and workforce (Jacksonville, FL proximity). In addition, the State of Georgia
provides some of the most generous business incentives of any state in the nation.

Tax Credits and Incentives

Utilities
Power
••

115,000 Volt Substation adjacent to site

••

Two transformer banks of 33.6 MVA each

Water
••

2 million gallons per day water and sewer capacity via St Marys (subject to
repermitting)

••

Seven high volume (30+MGD) deep wells on site (to depths of over 1,000 ft)

••

Freeport Tax Exemption on all inventory Single Factor Sales Tax Apportionment
State Corporate Tax Credits for qualified job creation and investment

••

Job Tax Credit up to $1,750/job

••

Military Zone Special Tax-Incentive District up to an additional $2,200/job

••

Potential Port Tax Credit Bonus for shipping through a Georgia port

••

Potential for Quality Jobs Tax Credit for >50 jobs with wages>110% of average

••

10% Research & Development Tax Credit for R&D expenses

••

Conduit issuance of industrial revenue bonds for qualified Industry

Training and Education
••

Quick Start Employee Training - Free initial workforce training and development
by Technical College System of Georgia

••

Retraining Tax Credit - 50% of employers cost up to $500 per full-time employee
Right-to-work state with 15.9% unionized work force in County

Gas
••

6-inch-high pressure natural gas line to property (300 psi)

Transportation Access
Freeway
••

8 miles to I95

••

20 minutes to I10

••

90 minutes to I16

Rail
••

Rail spur to property line and short run to CSX East Coast

Ocean
••

Deep water access at property with no bridge obstructions to Atlantic Ocean

••

Nearby ports at Fernandina Beach, Jacksonville, Brunswick and Savannah

Workforce
••

Right-to-work state with 15.9% unionized work force in County

••

Average weekly manufacturing wage of $684

••

Population over one million within one-hour drive
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KEY GOVERNMENT CONTACTS
GEORGIA ECONOMIC DEVELOPMENT COMMISSION
www.georgia.org
CAMDEN COUNTY JOINT DEVELOPMENT AGENCY
www.ccjda.com
JAMES COUGHLIN
Executive Director
912-729-7201

CITY OF ST. MARYS
www.stmarysga.gov
JOHN HOLMAN
City Manager
912-510-4043

JOHN MORRISSEY
Mayor
912-510-4033

DEVELOPMENT OPPORTUNITY
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ENVIRONMENTAL

ENVIRONMENTAL
Overview: The subject property is a former paper manufacturing facility now mostly
cleared except for rubble and two old masonry buildings. It contains a gross area of
718.70 acres, or 31,306,572 square feet with an estimated area of 100 acres of wetlands
and a reported area of 163.70 acres of salt marsh. This equates to an estimated area
of 455 acres of uplands.
It was determined in 2008 that no further clean-up would be necessary if used for
industrial purposes.

Shallow Groundwater - No corrective action needed.

••

Sludge Ponds - The sludge is not impacted above environmental regulatory action
levels and can be managed as a reclaimed material. The reclaimed material can
be used on-site and off-site as a soil amendment/conditioner.

••

Commercial/industrial

■■

Key difference in Georgia »» Source material must be removed or mitigated by engineered controls for
residential.
»» Industrial - source material can be covered with clean soil if there is no
threat to the water supply.

••

The former owners filed a Corrective Action Plan (“CAP”) in late 2006 that was ultimately
approved by the Environmental Protection Division of the Georgia Department
of Natural Resources. The main goal of the CAP was to remediate the property for
residential and mixed-use purposes. In that CAP, the former owner addressed three
main areas (document is located on the due diligence website):
••

■■

Georgia Cleanup Programs
■■

The site is graded according to the “Reportable Quantity Screening method.”

■■

This test is a determination of present danger to human health and the
environment.

■■

Above a threshold number - the site would be registered on the Georgia
Hazardous Site Index. The cleanups are highly control and regimented by the
Georgia EPD. Also, the site security requirement is high and clean up activity
is hastened.

■■

Below the threshold, the site could go through the Georgia Brownfield
Cleanup Program. The cleanup is performed generally at risk by the occupant,
with just the end product being testing confirming that the site meets the
state standards. Since no threat has been determined, timeliness is not of
the essence.

Landfill - The landfill is to be monitored pursuant to the Landfill Continuing
Care Plan.

By implementing the above CAP or a new CAP, the property may be eligible for tax
offsets under the Georgia Brownfield tax incentive laws. The way this incentive
currently works is that eligible remediation costs may offset, for a period of ten years,
any increase in future property taxes as property values increase due to the clean-up.

Environmental strategy and site condition
••

Site characteristics
■■

Conditionally exempt, small quantity hazardous waste generator.

Environmental

■■

No underground tanks or piping.

Environmental rules governing cleanup and exposure

■■

Most waste products were not controlled substances.

■■

No apparent or possible below ground landfills.

••

20 years ago - cleanups to non-detect or background levels.

■■

No drainage areas.

••

Present Georgia Brownfield Risk based cleanup

■■

No state or federal cleanup programs in progress.

■■

Exposure routes
»» Inhalation
»» Ingestion
»» Dermal

■■

In initial testing, there were relatively few exceedances of reportable
standards. It was determined that surficial groundwater cannot be used for
domestic purposes.

■■

■■

Residential

With respect to one of the three exposure routes, ingestion, we suspect that
the site could be demonstrated to be no threat to any drinking water source
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••

Environmental concern for former industrial sites is major issue.
■■

■■

Best to do some initial testing to see what a buyer might discover. In initial
testing nothing was found to exceed reportable standards, but we know that
groundwater could be an issue with regard to drinking water standards.
With respect to one of the three exposure routes, ingestion, we suspect that
the site could be demonstrated to be no threat to any drinking water source
»» All drinking water wells are up-stream and the water empties into a
brackish river.
»» We also suspect that salt water intrusion would further support the case
that the site was not a contributor to drinking water.

■■

Testing confirmed that exposure route of ingestion was not a concern and
that contamination concentration was not high enough to warrant any clean
up activity.

••

With the testing data in hand it was determined that the site would be attractive
for both residential and industrial developers.

••

The site was qualified for the Brownfield Program by Landmar. A Corrective Action
Plan (“CAP”) was approved with a condition of transferability.

••

The CAP is now in the hands of DGPC.
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Present status of the site, sales strategy and potential for sale
Site status
••

The site is in full compliance with the Brownfields Program.

••

The #2 landfill has registered exceedances in boundary methane.

••

The demolition is complete and demolition ruble generally covers the former
production area.

••

The ruble contributes a positive value of upwards of $2 million.

••

The Georgia DNR has informed that they are willing to re-permit the former
production wells. These wells go down approximately 1,000 feet, with a total
capacity of over 30 million gallons per day.

*See Diligence Vault for summary environment studies. Key consultants available for
additional discussion.

ENVIRONMENTAL
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HISTORY

HISTORY
••

••

••

••

••

Mill constructed in 1939 under the ownership of the Howard Gilman family.
■■ Mill expanded in 1959 and 1961 to three paper machines and a capacity of
over 1,100 tons of paper per day.
The mill prospered for several decades until domestic and foreign competition,
compounded by limited equipment updating, threw the mill into losses starting
around the mid 1990’s.
After 5 years of repeated losses the Gilman family packaged up the company and
made a stock sale to a Mexican company, Corporacion Durango in 1999.
■■

Corporacion Durango renamed the company Durango Georgia Paper
Company (“DGPC”) and invested $35 million in a turnaround attempt.

■■

The effort failed to make the mill profitable.

■■

In October of 2002, a group of creditors forced DGPC into bankruptcy.

Over the next 20 months two major efforts were undertaken:
■■

A plan of liquidation was negotiated between the DGPC, the Debtor, and
the creditors.

■■

The Debtors attempted to sell the mill for the purpose of restarting it.

••

During the next year the estate paid out
■■

$6.093 M to unsecured claimants

■■

$689 K for administrative claims

■■

$904K for employee priority claims

■■

$618K for secured claims.

••

During the following two years, a structure demolition and process
decommissioning were conducted in which almost all structures were taken
down and all onsite chemicals and process wastes were disposed of properly.
Also, complete asbestos remediation was conducted with state approval.

••

In June 2009, Landmar and its parent declared bankruptcy, leaving approximately
$300k in unpaid property tax.

••

The property was conveyed to the Seller in July 2010 as a resolution of the
Landmar default.

The plan of liquidation was approved by the court in July 2004 and Bridge
Associates (“Bridge”) became the Liquidation Trustee.
■■

Recognizing the lack of success the Debtor had achieved in pursuing a restart,
Bridge focused its efforts on opening the sale process to developers.

■■

The opportunity for success in this market appeared robust for two reasons:
»» A cornerstone of the opportunity was that the mill site had minimal site
contamination according to environmental records and some limited
perimeter testing.
»» The residential property market was booming.

••

After a year and a half of marketing and additional environmental testing, an
auction was held in December of 2005 in which Landmar Realty Corp bought the
mill site, with conditions of addition due diligence, for $36,450,000.

••

Due diligence by Landmar resulted in a delay of the actual sale for another year.

••

On commencement of the sale in December of 2006, Landmar made a payment
of approximately $7 million, with the balance of principle and interest to come
over the next four years.
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