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City of Bridgeton 
RFP for Phoenix Redevelopment Area 
May 13, 2008 

 
 
SUMMARY    
 
The City of Bridgeton is seeking proposals for the Redevelopment of the newly created 64.85 acre Phoenix 
Redevelopment area. The Phoenix Redevelopment area is comprised of both publicly and privately owned 
lands. The mixed use development could potentially include a limited number of small retail stores 
adhering to “Retail Services” guidelines as specified in the Phoenix Redevelopment Plan. Other uses 
include, senior citizen or assisted living centers, General business, professional, corporate, mixed use 
residential, warehousing and distribution, and churches and community centers. All principal permitted 
uses must adhere to any specified guidelines in the Phoenix Redevelopment Plan. Redevelopment 
proposals which promote mixed use and/or multiply coordinated uses utilizing shared parking and open 
space will receive priority. Stand alone uses will receive lowest consideration. 
 
Prohibited uses include Drive through services, take out restaurants, drug treatment or rehabilitation 
centers, Laundromats, Tattoo parlors, and check cashing stores.  
 
PHASES 
 
Because of the size of the redevelopment area and the number of permitted uses, the City of Bridgeton will 
accept submission of redevelopment proposals broken down in phases. For example, interested developers 
who wish to develop senior or assisted living on a subsection of the entire redevelopment area as a phase I, 
may submit proposals dealing in detail with only the specific subsection of parcels that would constitute a 
phase I development. Any such Phase development proposal, whether done for retail, professional space, 
warehousing and distribution, senior or assisted living, or residential, should include a general treatment or 
discussion of further Phases and integration of all Phases into an overall proposal for entire redevelopment 
area.  
 
 
LOCATION 
 
The 64.85 acre Phoenix Redevelopment area is roughly bordered by S. Burlington Rd on the east, 
Pamphylia Ave on the south, Manson Ave on the west and Jordan Ave on the north. The area is located on 
Bridgeton’s south side near the city line bordering Fairfield Township. 
 
DEVELOPER(S) 
 
Qualified developers must have experience in planning and developing high quality mixed use 
developments. Developers should have experience with public/private partnerships, working effectively 
with community groups and retail establishments in addition to experience with developments centered on 
a strong residential housing component. Developers should also have the financial means to begin the 
development work within six (6) months of the signing of the Selected Developer Agreement. 
 
DEVELOPER SELECTION : The selection process is divided into six (6) Stages: 
 
                                              1.  Submittal of proposals to City Council 
                                              2.  Presentation of development proposals 
                                              3.  Evaluation by City Staff and City Council 
                                              4.  Recommendation to City Council / Planning Board Review  
                                                   (45 day review period) 
                                              5.  Selection of selected developer 
                                              6.  Development Agreement negotiated and signed 
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The selected developer will work closely with City Officials and Staff to regulate development so as to be 
consistent with and in compliance with the Redevelopment Plan / Criteria established in the Phoenix 
Redevelopment Area Plan which was passed by City Council in November 2007. 
 
 
BACKGROUND 
 
In an effort to further revitalization efforts in the City of Bridgeton, Officials have undertaken the process 
of establishing several redevelopment areas throughout the municipality. One such area was named the 
Phoenix Redevelopment Area and in March of 2007, the City Council of the City of Bridgeton undertook 
the necessary steps to formally designate this area as such under Local Redevelopment and Housing Law 
(NJSA 40A:12A-1 et seq.). The subsequent Phoenix Redevelopment Plan establishes standards which will 
guide developer(s) and result in sound development and redevelopment to the benefit of the entire 
community.  
 
The Phoenix Redevelopment Area is 64.85 acres roughly bordered by S. Burlington Rd to the East, 
Pamphylia Ave to the South, Manson Ave to the West and Jordan Ave to the North (see attachments for 
site specifics). 
 
This redevelopment area contains 301 parcels of which 205 (68%) are owned by the City of Bridgeton. Of 
these 301 total parcels, 48 (16%) have residential structures, churches, or other non-commercial structures 
on them while the remaining 84% (255) parcels are vacant lands.  
 
The vast majority, if not all of the residential structures are single story WW II era frame dwellings. While 
some of the structures would be deemed to be in good condition, the majority of the residential structures 
would be classified as being substandard in some capacity from a code standpoint. 
 
The redevelopment area contains ten (10) streets with the majority of them having water and sewer 
infrastructure. Some of them contain curbing, while most lack curbing, sidewalks, and other aspects of 
streetscape. These factors, combined with an underutilization of lands and space made this tract of parcels a 
candidate for redevelopment efforts.  
 
GENERAL PRINCIPLES OF PROJECT 
 
All aspects of redevelopment shall adhere to guidelines and standards established in the Phoenix 
Redevelopment Plan. These aspects include; 

·  Parking 
·  Service areas 
·  Signage 
·  Landscaping and Streetscape improvements 
·  Standards for Hotel, Data Processing and office Complexes 
·  Standards for Retail Services 
·  Standards for Warehousing and Distribution Facilities 

 
·  Redevelopment plans and concepts should consider the overall relationship to the City Master 

Plan objectives as well as relationships to other plans of surrounding townships. 
 

·  The City will consider using tax agreements incorporating property tax incentives when it is 
mutually beneficial for the city and the developer. Any and all redevelopment agreements must 
guarantee reimbursement to the city for expenses incurred in securing funding, promoting and 
fulfilling the requirements of the project. 

 
·  Proposed redevelopment plans are subject to site plan and subdivision review by the Planning 

Board, following the procedures in Chapter 370 of the City Ordinances. The Planning Board will 
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consider all proposals in terms of this Plan and, where relevant, the City Zoning and Subdivision 
codes. 

 
·  Conceptual plans should be presented to the Redevelopment entity (City Council) prior to 

Planning Board submission for discussion and negotiation of a Developer’s Agreement. The 
Planning Board will not review any site plans which are not part of a signed Developer’s 
Agreement. 

 
·  The City, while it reserves the right to acquire property for redevelopment by condemnation, will, 

first and foremost, negotiate and collaborate with property owners if any redevelopment proposal 
involves private property. Developer Agreements with private owners and/or acquisition 
procedures. 

 
·  The City of Bridgeton will include in every Redeveloper’s agreement a requirement, should 

relocation be necessary, for displaced home owners as required by State and Federal law. 
 

·  No agreement will be considered by the Redevelopment Entity which involves any restrictions 
based on race, creed, color or natural origin in any part of the redevelopment process. 

 
 
 

APPROVALS AND CODE COMPLIANCE 
 
As with all building and development projects, approvals and code compliances are under the jurisdiction 
of the City of Bridgeton and where applicable, the various state agencies. The following list indicates some 
of the major areas that will require approvals and permits; 
 

·  Planning Board 
·  Zoning Board 
·  Construction Code 
·  Fire Safety 
·  Environmental 

 
                                                                        

 
PROPOSED TERMS AND CONDITIONS 
 
Financing 
 
The selected developer would be solely responsible for financing the entire cost of the project and any 
improvements, including but not necessarily limited to all financing costs, site development, architectural 
fees, permits, licenses, surveys, tests, plans, relocation costs, environmental impact statements, 
specifications and all required infrastructure improvements, including utility connections. The City will 
provide assistance in obtaining Urban Enterprise Zone benefits and incentives if applicable, Federal 
Empowerment Zone benefits and incentives if applicable, and other available benefits and incentives 
opportunities throughout the process. The City will consider tax abatements and negotiated PILOTS 
(Payments In Lieu of taxes). 
 
 
INSURANCE 
 
Developer and any lessees, at no cost to the City, shall maintain liability and casualty insurance and any 
other required insurance throughout the construction and operation of the facility and/or project. 
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The City of Bridgeton, in it’s sole discretion, reserves the right to determine whether any development team 
meets the minimum eligibility standards, to determine whether a proposal is responsive, and to select a 
proposal(s) that best serves its financial and programmatic objectives. The City reserves the right to make 
an award in part or in full to the developer or developers of its choice based on the city’s evaluation of the 
separate project components. The City reserves the right to modify the information required for each phase 
of the selection process and to reject any or all proposals. Firms wishing to submit proposals in response to 
this request do so entirely at their own expense, and submission of a proposal indicates the proposers 
willingness to conform to the conditions contained in this RFP unless clearly and specifically noted 
otherwise.                                                           
 
 
SUBMISSION REQUIREMENTS 
 
1. Firms responding to this RFP must provide detailed information that demonstrates their organizational 

ability to undertake a project of the magnitude described herein. 
 
2. The proposed development team must be identified, including the legal nature of the business entity, 

all joint venture partners and the nature of their business interests. The names and addresses of the 
principal members of the development team must be provided, including architects, engineering 
firm(s), space planners, construction manager(s), general contractor(s), major sub-contractor(s), 
financial consultant(s) and the hotel operator/manager.  

  
3. Organizational approach to the project should be reflected in the project. These include building siting, 

landscaping, site development, and any other general planning consideration normally associated with 
a project of this nature. The organizational and management approach utilized by the development 
team in prior projects of similar scope should be outlined. 

 
4. A summary portfolio for each principal member of the development team must be provided. The 

summary should focus on the development of projects (if any) that are comparable in size, quality and 
scope, including a list of all such projects started and completed during the past five years and 
identification of any joint venture partners. The proposal must include photographs and brief 
descriptions of the projects, including date of completion, location, concept, land uses, size, and 
construction costs.  

 
5. The response to this RFP must demonstrate clearly the developers financial capability. Each proposal 

must detail previous experience in financing projects of similar nature and magnitude, bank and credit 
references, annual reports, percentage of ownership, statement of net worth and such other references 
as the developer deems relevant.  

                                                                     
6. Each proposal must include several examples of projects completed by the development team that 

exemplify workmanship, materials used, and the nature of the mechanical and electrical systems that 
the developer will propose for this project.  

 
 
7. Proposals must include a complete and detailed plan for the financing of the project. Data should 

include a preliminary cost schedule, including all indirect or soft costs, and the source and terms of the 
project financing. 

 
8. During the evaluation of the proposals, the City reserves the right to request additional information 

from proposers. 
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CONDITIONS 
 
1. Notwithstanding any other provision of this RFP, proposers are hereby advised that this RFP is a 

solicitation of proposals only and is not to be construed as an offer to enter into any contract or 
agreement. Thus, the City reserves the unqualified right to reject any and all proposals for any 
reason. 

2. The City shall have the unconditional and unqualified right to withdraw, cancel, or amend this 
RFP at any time. Proposers shall bear all costs associated with the preparation and furnishing of 
responses to this RFP. The City, in its sole discretion, reserves the right to determine whether any 
proposer meets the the minimum qualifications standards, to determine whether proposal is 
responsive, and select a proposal which best serves its objectives. 

3. All proposals shall be firm for 275 days following the date of submission of proposal. 
4. A proposal which contains conditions or limitations set up by the proposer may be deemed 

irregular and subsequently rejected by the City. 
5. False, incomplete, or unresponsive statements in the proposal response may be cause for its 

rejection. The evaluation and determination of the fulfillment of the RFP requirements will be the 
City’s responsibility and its judgement shall be final. 

 
 
SCHEDULE 
 
1. June 16, 2008 RFP Issued 
2. July 1, 2008 Questions on this RFP, in writing and notice of intent to submit proposals due. 
3. August 1, 2008 Phase I or general responses due to the City from interested developers. 
4. October 1, 2008 Final selection of developer by the City (after review and comment by the Planning 
Board) Commence or finalize developer agreement negotiations. 
5. October 15, 2008 presentation to City for approval of development and/or operating agreements 
 
CONTACTS 
 
Arch Liston, Business Administrator 
City of Bridgeton 
181 E. Commerce St 
Bridgeton NJ 08302 
(856) 455-3230 
 
John L Barry III, Director Development & Planning 
City of Bridgeton 
181 E. Commerce St 
Bridgeton NJ 08302 
(856) 451-3407 
barryj@cityofbridgeton.com 
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