REQUEST FOR PROPOSALS
FOR
REDEVELOPER

THE BOROUGH OF PITMAN
FORMER SONY PROPERTY REDEVELOPMENT

SECTION 1 INTRODUCTION AND GENERAL INFORMATION

1.1 Introduction and Purpose

The Borough of Pitman (“Borough”) is seeking a Redeveloper for the former Sony Property
Redevelopment (“Project”). The area to be redeveloped is a prominent former manufacturing
facility located in the Borough of Pitman at 400 N. Woodbury Glassboro Road (CR 553) at the
corner of Woodbury Glassboro Road and Lambs Road. The 76.61-acre parcel is designated as
Block 138, Lot 1 on the Official Tax Map of the Borough. It consists of a £500,000 square-foot
former office and manufacturing facility that was owned by CBS, and later Sony, before its 2013
sale to N. Woodbury Rd LLC in 2013, along with the land immediately surrounding the building.
Roughly half of the parcel has been developed with buildings, parking, loading, and landscaping,
while the other half is wooded and contains wetlands and several former wastewater lagoons.
The developed portion of the property primarily consists of the principal industrial facility,
multiple parking and loading areas, and a helipad (“Project Site”).

The Borough has designated the Project Site as a Condemnation Redevelopment Area and has
adopted a Redevelopment Plan for the Project Site which calls for Mixed Use development,
including residential, commercial and industrial uses. A conceptual layout of the location of
anticipated uses is attached hereto as Appendix 1. Utilities available to the property include public
water and sewer, electric service via Atlantic City Electric, and gas service via the South Jersey
Gas Company. The Borough would like to secure a Redeveloper to implement development,
design, financing, construction and operation of a Mixed-Use Development at the Project Site. The
selected Redeveloper must have a proven track record of successful development projects of this
scale.

The Borough hereby invites development firms to submit a concept proposal for Mixed Use
Development at the Project Site. The Borough will review all proposals received by the deadline
set forth in Section 5. The Borough may select a Redeveloper from the submitted proposals or may
reject all proposals and re-advertise this Request for Proposal (“RFP”) if an acceptable proposal is
not received.

This public advertisement constitutes the Borough’s formal solicitation for concept proposals from
redevelopers to assist in implementing the Borough’s vision.

1.2 Redevelopment Vision




The Borough is seeking to designate a Redeveloper with extensive experience in urban and
suburban redevelopment of mixed-use commercial, retail and residential housing. Joint ventures
that comprise the experience sought by the Borough will be considered. The Borough is seeking
creative proposals that have the potential for employment and tax ratable generation while
maintaining an aesthetically attractive environment.

The Redeveloper must have financial resources that can be clearly demonstrated in its response
to this RFP. Detailed financial statements and project pro formas will be required and evaluated
during the RFP selection process.

Development of the Project Site is intended to reimagine the property, which is known locally as
the Sony property, a facility which, for decades had been a visible fixture to Pitman and the
surrounding communities and return it to productive use. The large size of the property, its location
along two county highways, its location near the proposed Glassboro Camden Rail Line, and the
environmental constraints on the property require a comprehensive approach to its revitalization.
It is envisioned that the site will be repurposed to provide a mix of open space, residential, and
non-residential uses.

The Project Site was duly designated as a condemnation area in need of redevelopment by
Resolution No. 123,2022 of the Borough Council in accordance with the New Jersey Local
Redevelopment and Housing Law, N.J.S.A. 40A:12A-1, et seq. (“Redevelopment Law™). Further
pursuant to the Redevelopment Law, the Borough Council by Ordinance No. 05,2024 adopted a
redevelopment plan entitled “Sony Redevelopment Plan Amendment - Block 138, Lot 1,”
(Redevelopment Plan) for the Project Site.

The Borough desires development of the Project Site in a manner that will provide a mix of uses
within the Project Site, recognizing the significance of its location as the entrance to the Borough,
and its proximity to Route 55, Rowan University in Glassboro as well as Rowan’s Dinosaur Park,
located in Mantua. It is the intent of the Borough to create a comprehensive, rejuvenated, inviting
and thriving area.

1.3 The Project

Development of the Project Site shall be consistent with the Borough’s redevelopment vision as
set forth in the Redevelopment Plan and this RFP. The Borough is seeking proposals to redevelop
the property as a Mixed-Use development with an emphasis on housing. Additionally, due to its
location, consideration of development of a hotel is encouraged.

The property comprising the Project Site is privately owned, however, it has been designated by
the Borough as a condemnation redevelopment area. The Borough will require the successful
Redeveloper to attempt, in good faith, to acquire the Project Site from the private owner before
any consideration will be given to acquisition by the Borough.

Any Redeveloper selected by the Borough will be required to enter into a Redevelopment
Agreement with the Borough. Development of the Project Site will require Planning Board
approval of the Site Plan. The selected Redeveloper will be responsible for completing the
necessary engineering studies and design of the Project for the Project Site and for obtaining Site



Plan and all other required permits and approvals. All designs for work to be performed at the
Project Site shall be prepared by licensed architects and engineers.

Additionally, the Redeveloper shall be responsible for obtaining all necessary permits and
approvals for the completion of the Project and assumes all responsibility for compliance with all
Borough, County, State and Federal codes and regulations. The Redeveloper will be responsible
for all capital improvements and infrastructure improvements required for the Project. Any and all
sewer and water connection fees due to Gloucester County, New Jersey for sewer and water
connections for the Project, and any and all sewer and water connection fees due to the Borough
for sewer and water connections for the Project shall be the responsibility of the Redeveloper.
Additionally, through negotiation with the selected Redeveloper, the Borough will seek to recover
costs incurred in undertaking the redevelopment designation, Redevelopment Plan, and various
other costs associated with the Project.

SECTION 2 SCOPE OF SERVICES / ROLES & RESPONSIBILITIES

2.1 Redeveloper Responsibilities

Proposals will be received by the Mayor and Council of the Borough for a Redeveloper to create
a strategic design and development plan for the creation of a Mixed-Use development, including
residential, commercial and possibly industrial uses, pursuant to the Borough’s Redevelopment
Plan. The proposal shall include a proposed layout for the various Mixed-Uses, acquisition
proposal and narrative of the overall project development.

After selection of the Redeveloper, the selected Redeveloper shall be responsible for the following
activities:

a. Negotiation and execution of a redevelopment agreement with the Borough, which
includes, at minimum, the statutory requirements set forth at N.J.S.A. 40A:12A-9;

b. Securing financial commitments for construction and permanent financing for the
Redevelopment Project;

c. Acquisition of the Project Site;

d. Conducting any environmental due diligence and performing any necessary
environmental cleanup. The selected Redeveloper is not precluded from reaching any
agreement with any responsible party for environmental liability or cleanup, subject to
the approval of the New Jersey Department of Environmental Protection;

e. Preparation of site plans and building designs;

f. Applying for and securing all necessary permits and governmental approvals for the
Project, including, but not limited to, Borough and Gloucester County approvals;

g. Providing for all capital improvements and infrastructure improvements necessitated
by the proposed project;

h. Coordination and completion of all construction activities;
i. Ongoing property management, as applicable.



2.2 Borough of Pitman Responsibility

The Borough will work closely with the selected Redeveloper and Redeveloper’s consultant(s) to
answer questions, make decisions, provide guidance and assist with coordination where needed.
The Borough’s responsibilities do not include doing research and design tasks for the Redeveloper.
The Borough will consider and cooperate with zoning changes within the Redevelopment Plan for
projects deemed suitable by the Borough.

The Borough makes no warranties as to the environmental condition of the Project Site. Further,
the Borough makes no warranties as to the location, capacity, and condition of utility services at
the Project Site. Any replacements, repairs, modifications, or upgrades to existing utility services
or installation of new equipment or facilities (both on and off the Project Site) will be the sole
responsibility of the selected Redeveloper.

SECTION 3 PROPOSAL REQUIREMENTS

Individuals and entities desiring to respond to this RFP (“Respondent”) shall submit a proposal in
accordance with the requirements set forth herein. The proposal should be divided into the
individual sections listed below. Respondents are urged to include only information that is relevant
to this specific Project so as to provide a straightforward, concise submission consistent with the
requirements of this RFP. Proposals containing irrelevant material or an abundance of excessively
vague language may be penalized in the screening process.

Anyone desiring to respond to this RFP shall submit their proposal in sufficient detail to allow for
a thorough evaluation and comparative analysis. All Respondents are urged to be realistic in
submitting their cost estimates and completion time frames.

All requirements and questions must be addressed, and all requested data must be supplied. The
Borough reserves the right to request additional information which, in its opinion, is necessary to
ensure that the Respondent’s experience, business organization and financial resources are
adequate to perform the Redeveloper Responsibilities identified in Section 2.1 above.

The issuance of this RFP does not, under any circumstances, commit the Borough to pay costs
incurred by any Respondent in the preparation and submission of their proposal. The Respondents
are responsible for all costs associated with their response to this RFP. There shall be no claims
whatsoever against the Borough, its staff, or its consultants for reimbursement or payment of costs
or expenses incurred in the preparation of the proposal or other information required by the RFP.

To be responsive, all proposals and required documents must provide all requested information
and be in strict conformance with the instructions set forth in this RFP. All proposals submitted
shall comply with the following requirements:

3.1  Cover letter

Each proposal shall contain a cover letter. The cover letter must designate the officer, employee,
or agent who will be the Respondent’s contact for all communications regarding this RFP.



3.2

Executive Summary

Each proposal shall contain an executive summary of the proposal. The executive summary must
include all of the following:

a.
b.

3.3

Respondent’s understanding of the Project;

Identification of the proposal’s solution highlights, key benefits and cost considerations to
the Borough;

A statement of what Respondent believes to be the Borough’s primary objectives for
redevelopment of the Project Site

Articulation of a clear and cohesive vision for the Project Site, and a description of how
Respondent’s proposal meets those objectives, as well as how it incorporates the goals and
objectives of the Redevelopment Plan;

Identification of any special benefits to the Borough and/or the community that will be
provided as part of Respondent’s proposal.

The Proposed Project.

Each proposal shall include a description of Respondent’s proposed Project. The Project
description must include the following:

a.

Proposed Land Uses: Identification of the proposed land uses, including proposed
location and amount of acreage and/or square footage for each proposed use.

Design: a Conceptual drawing of the proposed Project, which must reflect an
implementable plan based on budget considerations as detailed in subsection (e) (Project
Financing) below.

Parking Requirements: A discussion of parking needs for each of the proposed land uses
within the Mixed-Use Project, including the parking required by applicable zoning and
how parking requirements for the Project will be met.

Project Work Plan: A generic project work plan that (i) describes any proposed phases,
activities and tasks of the Respondent; (ii) identifies key activities, milestones, dates, etc.
necessary for the completion of the Project; and (iii) sets forth anticipated commencement
and completion dates for capital improvements and for any applicable phase of the Project.
All assumptions that were made when preparing the project plan should be documented in
this section.

Project Financing: Identification of Project costs, and the potential sources of all
anticipated funds to meet those costs.

RFP Financial Obligations: A discussion of the proposed primary terms of the purchase
agreement. The Proposal shall include a proposed purchase price for the Project Site.



3.4 Special Benefits of the Project

Each proposal shall identify any special benefits of the proposed Project, as follows:

a. Identify the estimated number and type of housing units to be created along with any
proposed amenities;

b. Identify the targeted commercial uses to satisfy the requirements to develop a Mixed-Use
development;

c. ldentify the industrial uses, if any, being proposed and the potential number of employment
opportunities for such uses;

d. Identify any other special benefit that will be generated by Respondent’s proposal.

35 Other Information

If the Respondent believes additional information is necessary, the proposal may contain a
discussion of any other factors not mentioned above which Respondent believes are relevant to the
Borough’s selection of Redeveloper. This section of the RFP response shall include additional
suggestions that are not specifically requested in this RFP but are considered necessary to ensure
the highest degree of information is provided to enable the Borough to accurately and properly
evaluate Respondent’s proposal. If the proposal assumes that the Borough will take certain actions
or provide certain facilities, data or information, state these assumptions explicitly.

3.6 Insurance

The selected Redeveloper will be expected to provide customary and reasonable insurance for its
Project construction and operations.

3.7 Format of Proposal

To the extent possible, proposals should be prepared on 8.5 x 117 paper and bound or stapled.
Minimum font size should be the equivalent of 12pt Times New Roman. Each proposal should
have a title page and a table of contents. The title page should include the title of the RFP, the
name and address of the Respondent, and the date/time the proposal is due. Foldouts for charts,
tables, or spreadsheets will be acceptable. Twelve (12) hard copies of the proposal are required.
In addition to the paper copies, please provide one (1) digital copy of the entire proposal in .pdf
format.

3.8 Readability of Proposal

Respondents are advised that the Borough’s ability to conduct a thorough evaluation of proposals
is dependent on the Respondent’s ability and willingness to submit proposals that are well ordered,
detailed, comprehensive and readable. Clarity of language and adequate, accessible documentation
is essential, and is the Respondent’s responsibility.



3.9 Addenda or Amendments to this RFP

Addenda or amendments to this RFP may be issued during the period provided for the preparation
of proposals. These addenda/amendments will be numbered consecutively and will be distributed
to each of the individuals and entities who received a copy of this RFP. Any addenda/amendments,
if issued, will be issued by, or on behalf of, the Borough and will constitute a part of this RFP. All
responses to this RFP shall be prepared with full consideration of any and all addenda/amendments
issued prior to the proposal submission date.

3.10 Questions & Letter of Interest

Only the Borough Administrator or Borough Redevelopment Counsel is empowered to speak for
the Borough with respect to this Project. Potential Respondents seeking to obtain information,
clarifications, or interpretations from other individuals are advised that such material is used at the
Respondent’s own risk and the Borough will not be bound by any such representations. Any
attempt to bypass this procedure may be deemed grounds for the rejection of the Respondent’s
proposal.

All questions raised, along with subsequent official Borough responses, will be provided to all
recipients of this RFP.

3.11 Borough’s Use of Proposals

Upon submission, all proposals become the property of the Borough and will not be returned. All
proposals will be made available to the public at the appropriate time, as determined by the
Borough (in the exercise of its sole discretion) in accordance with the law. As such, the
information contained in the proposal will be subject to public disclosure. In no event will the
Borough assume liability for any loss, damage or injury that may result from any disclosure or use
of the proposals.

SECTION 4 EVALUATION OF RESPONSES

4.1 Evaluation Criteria

Selection of the Redeveloper shall be based on several factors, including the Respondent’s
demonstrated track record regarding developments of the size and scope contemplated and the
Respondent’s ability to provide superior development that contributes to the overall development
of the area, and the ability to maximize the financial benefit to the Borough given considerations
of both short-term and long-term benefits.

The evaluation criteria are intended to be used to make a recommendation to the Borough Council,
who will award the contract, but who is not bound to use these criteria or to award to a Respondent
on the basis of the recommendation. Furthermore, the Borough reserves the right to vary from this
procedure as it determines to be in the Borough’s best interest.



4.2

Evaluation Method

4.2.1 Compliance Check: All proposals will be reviewed to verify that minimum
requirements have been met. Proposals that have not followed the requirements in this RFP
or do not meet minimum content and quality standards may be eliminated from further
consideration.

4.2.2 Analysis: The proposal review team will consist of individuals from the Borough.
Members of an evaluation team will independently analyze each proposal. The evaluation
team will analyze how the Respondents’ qualifications, experience, professional content,
and proposed methodology to meet the Borough’s needs. Each committee member will use
the evaluation criteria below as a guideline. Selection of a single proposal will be based
on the totality of the information contained therein.

At the discretion of the Borough, the evaluation team may decide to conduct interviews of
a short list of Respondents.

4.2 .3 Evaluation Criteria

The response to this RFP must include at a minimum the following information (if joint
venture, information on all companies must be included):

A. A detailed description of your company and any member of your development team
and its real estate development history. Include resumes of principals of your company
and any other firm with significant project responsibility.

B. The Developer Information Form (signed by the authorized officer).

C. A listing of relevant development projects with detailed information as to the
nature, size, scope, cost, date of the project and amount of debt issued and equity raised.
Please include photographs of each project.

D. Five references including current telephone numbers (including financial
institutions).

E. A generic concept plan featuring a cohesive vision for the entire site.

The Borough will require onsite parking be provided for the proposal contemplated in the
concept plan. Structured parking may be a component of any concept.

The Borough is firmly committed to providing full and equal business opportunities to all
persons regardless of race, color, religion, gender, national origin, age or non-job related
disability. In that regard, the Borough will affirmatively assure that minority and female-
owned business enterprises are afforded equal opportunities to submit bids and/or
proposals for consideration for all purchases and contracts issued in connection with this
project. Prospective proposers should understand that the participation of certified MBEs
and WBEs is a matter of great interest in the evaluation of all proposals. To that end, there



may be MBE and WBE goals established for this project. Proposers are not expected to
name their MBE and WBE team members at the time they submit the Statement of
Quialifications. However, MBE and WBE team members must be named, and commitment
levels must be noted, at the time the developer submits a response to the Request for
Proposal.

Although the Borough encourages creativity in this RFP process, please limit the format
of your response to standard letter size documents, which should be bound and tabbed for
easy review by the evaluation team. The documentation and other visual materials should
be approximately 24 by 36 and on rigid board for presentation to our review committee.
Please provide 10 copies with your response to this RFP. Additional copies may be
requested by the Borough.

Your firm will be responsible for all costs of preparation of the response to the RFP. The
Borough will not return any materials submitted.

4.3 Right to Reject

This RFP is not a legally binding document, but merely an invitation to submit proposals on the
terms and conditions described in this RFP. The Borough reserves the right, in its sole judgment,
to reject for any reason, any and all responses and components thereof and to eliminate any and all
developers responding to this RFP from further consideration for this RFP. The Borough reserves
the right, in its sole judgment, to reject any developer whose submission is deemed to be non-
responsive. In the event that the Borough rejects any or all proposals, no costs will be reimbursed
for the preparation of the proposals.

4.4 Reservation of Rights

The Borough reserves, holds, and may exercise, at its sole discretion, the following rights:

a. To verify the accuracy of all information submitted in any proposal;

b. To reject, for any reason, any and all proposals and components thereof, and to eliminate
any and all Respondents responding to this RFP from further consideration;

c. To eliminate any Respondent who submits an incomplete, inadequate or non-responsive
proposal;

d. To waive any technical non-conformance of a proposal;

e. To accept the proposal that, in the judgment of the Borough, best serves the interests of the
Borough;

f. To make any and all decisions regarding the selection of the Redeveloper; and

g. To take any action that the Borough determines, in its sole discretion, to be in the best
interests of the Borough.

The Borough shall be under no obligation to complete all or any part of the process described in
this RFP. The provisions of this RFP are made for the benefit of the Borough, and no right shall
be deemed to accrue to any person submitting a statement of qualifications or proposal by reason
of the submission of any statement of qualification or proposal, or by the waiver or non-



enforcement of any provisions or requirements of this RFP or by reason of any term or terms
hereof.

45 Selection of a Redeveloper

In the event that the Borough selects a proposal, the successful Respondent will be required to
enter into a redevelopment agreement with the Borough. Selection of a Respondent’s proposal
will not create or confer any legal rights on the Respondent whatsoever, other than the opportunity
to negotiate terms of a redevelopment agreement with the Borough. The successful Respondent
will have no legal rights to the Project Site or the Project until a redevelopment agreement is
executed. To be valid and enforceable, any redevelopment agreement executed must be properly
authorized by the Borough Council.

SECTIONS SCHEDULE

5.1  Submittal and Review Timeline. The following is the submittal and review schedule and
projected timing leading up to the execution of a Redevelopment Agreement. The Borough may
change this schedule as appropriate:

a. June 26, 2024—RFP Advertisement
(RFP will be available on the web or in the Municipal Clerks office)

July 31, 2024 at 4:00 p.m.—Deadline to submit Proposals

July 31 — August 21, 2024—Proposal Review

August 22 — September 5, 2024—If necessary, interviews with Shortlist Firms
September 6, 2024—Firm Selection

- ® o o o

September 9, 2024—Redeveloper Designation by Borough Council through
resolution

5.2 Submittal Deadline and Location

To be considered responsive, proposals must address the manner of how the Respondent will
proceed to meet the requirements under the Redeveloper Responsibilities (Section 2.1) and meet
all the proposal requirements as stated in Section 3. Commitment must be made to adhere to and
accomplish the specified tasks within the delineated time frames.

In order to be considered, twelve (12) hard copies of the proposal and one (1) digital .pdf copy of
the proposal must be received by the Borough on or before July 31, 2024 at 4:00 p.m. All
proposals must be delivered in a sealed envelope marked: Request for Proposal — Former Sony
Property.

Proposals received after the deadline may not be considered. Postmarked proposals dated on the

reception date received after the reception date will be deemed late and rejected. Respondents are
solely responsible for ensuring that proposals are delivered on time.
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Delays caused by any delivery service, including the U.S. Postal Service, will not be grounds for
an extension of the proposal due date and time. The Borough shall not be responsible for the loss,
non-delivery, or physical condition of proposals sent by mail or courier service. E-mailed or faxed
submissions will not be accepted.

Proposals may be mailed or delivered to the Borough:

Borough of Pitman

Attn: Borough Clerk/Administrator: Sandra McCafferty
110 S. Broadway

Pitman, NJ 08071

ADDITIONAL INFORMATION

While every effort has been made to ensure the accuracy of the information contained in this RFP,
it is not, and shall not be construed to be or constitute, a representation, warranty or guaranty
regarding the content, completeness, or accuracy of such information, or the qualifications or
expertise of the individual(s) or firm(s) providing or preparing such information. Each Respondent
shall rely solely on its own inspection, investigation, confirmation and analysis of (a) the Project
Site, (b) the information contained in or delivered pursuant to this RFP and (c) any other
information that such Respondent deems necessary or prudent in evaluating and analyzing the
feasibility and prudency of acquisition and development of the Project Site.

If you have any questions or concerns, please contact:

Emily K. Givens, Esquire
Redevelopment Counsel

Maley Givens, P.C.

1150 Haddon Avenue, Suite 210
Collingswood, New Jersey 08108
(856) 854-1515
egivens@maleygivens.com
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