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Broad Street West Redevelopment

INTRODUCTION
The City of Summit, New Jersey (“City”) invites interested development teams
(“Respondents”) to submit concept plans for the redevelopment of the Broad Street
West Redevelopment Area (the “Planning Area”). Through a two-part community-led,
transparent information gathering process, development teams will share their vision for
how to redevelop one of the City’s strategic areas for reinvestment. The City will consider
submitted plans and may incorporate aspects into a Redevelopment Plan in an effort to
produce a model design for urban growth adjacent to the City’s Central Retail Business
District (CRBD) and train station.
The redevelopment of the Planning Area is an integral component of the City’s broader
effort to create new opportunities for all Summit residents and businesses alike. It is the
City’s desire to create pockets of infill redevelopment that are linked to key City assets
and landmarks by safe, user-friendly multi-modal streets (bike, car, pedestrian, and public
transit riders) and transportation networks for Summit residents, businesses, and visitors.
It is important that any concept plans support and complement the Central Retail Business
District around Springfield Avenue and the Summit Train Station.
Summ
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The purpose of this request for concept plans is to gain insight into current market
conditions and understand what kind of projects the development community may be
prepared to undertake. Development teams are invited to submit concept plans that
include publicly-owned lots and, if appropriate, additional private parcels. Concept plans
should incorporate the Respondent’s facilitation and participation in a civic engagement
process in order to gather further input from all affected stakeholders. The development
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INTRODUCTION
team’s concept plans may be incorporated into a Redevelopment Plan to be developed
by the City’s redevelopment professionals and approved by the City of Summit’s Common
Council. Insights into current market conditions and locally specific issues that can inform
potential redevelopment and a redevelopment plan for the area would be welcomed.
The Planning Area is envisioned as the broader context in which the Redevelopment Sites
are located (see Redevelopment Area section below for explanation and identification
of redevelopment sites). While the redevelopment site consists of sixteen (16) separate
parcels, including publicly-owned parking located throughout the Planning Area, the
design and redevelopment of the parcels must be considered within the surrounding
context and public feedback. Elements of urban design must include adequate circulation,
parking, public space, access and connectivity, as well as potential redevelopment of other
privately-owned parcels within or adjacent to the Planning Area.
The City seeks to comprehensively address the entire Planning Area within the
Redevelopment Plan However, concept plans that address smaller assemblages of parcels
within the area will be considered as well as those that address the larger assemblages. It
is highly unlikely that the library or City Hall will be included, but all other parcels should
be creatively considered.
As of 2016, the American Community Survey reported that the City of Summit had a
population of 21,895, up from 21,217 in 2010. The median age of City residents was 40.3
years. The racial composition of the population was 80.4% White, 8.7% Asian, 3.8% Black
or African American, 5.4% another race alone, and 1.7% two or more races. In addition,
15.1% of Summit’s residents identified as Hispanic. The median household income was
approximately $136,491. In terms of housing, 71.8% of units were owner-occupied, with
28.2% of units occupied by renters. The reported homeowner vacancy rate was 0.0%, with
rental units reporting 4.5% vacancy rate. The median owner-occupied home value within
the City was approximately $822,000. The median monthly rent for housing units was
$1,706. Approximately 22.7% of residents are foreign born and 27.8% speak a language
other than English at home. Additionally, 70.3% of residents 25 years of age and over have
obtained bachelor’s degrees or higher.
The Summit Train Station, which is centrally located in the City’s main commercial district,
is a regional hub for commuting. The station is served by both the Morris + Essex and
Gladstone Lines, which provide direct access to regional centers, including Newark and
New York City. According to New Jersey Transit, approximately 3,880 riders board trains
every day from the Summit station, making it one of the 15 busiest stations in the system.
The City is seeking development that supports and encourages transit use and multimodal forms of transportation. The Planning Area is a priority reinvestment area for
transit-oriented development within the City. The Respondent is expected to contribute
to the larger comprehensive planning process by participating in, and then incorporating
public feedback from, civic engagement activities and workshops.
The City of Summit is a six-square-mile city in Union County on the second Watchung
Mountain about 25 miles west of Manhattan. Interstate 78 runs near the southern
boundary of the municipality with State Route 24 forming the eastern boundary. Newark
Airport is only about 10 miles, or 15 minutes, to the east, and New York City is a 35-minute
express train ride. Neighbors include Short Hills, Millburn, Springfield, Chatham and New
Providence.
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INTRODUCTION
Summit has a unique mix of natural, historic, cultural and economic assets that set it apart
from other suburban communities. Summit hosts top-rated public and private schools,
a vibrant business community, major healthcare institutions, Fortune 500 companies,
diverse religious institutions, dedicated non-profit organizations and access to universities
in nearby towns. The city is a distinguished balance of quiet residential neighborhoods,
accessible public transportation and a historic, walkable downtown. It is the community of
choice for the 21,826 residents who call Summit home, and the 17,654 workers employed
here.
The City of Summit is run by dedicated professionals with a proven track record of
conceptualizing and implementing a number of vitally successful redevelopment projects.
Summit’s community-driven 2016 Master Plan Reexamination (see appendices) highlights
redevelopment of Broad Street West as a priority along with the potential relocation of
the Summit Fire Department to a larger parcel of land adjacent to the downtown, creating
ample and additional opportunity for inspired redevelopment.
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PROJECT SNAPSHOT
Site Location:

Block 2701, lots 1, 6, 7, and 8; Block 2702 lots 1, 2, and 3
(partial); Block 2705, lots 1 and 2; and Block 2706, lots 1, 2, 3,
4, 5, 6, and 7 (see image on page 5)

Acreage:

Total developable area is 10.1 acres (8.4 acres are public
property, 6.3 acres of which are controlled by the City).

Current Zoning:

All parcels in Block 2701, and Block 2706; Block 2702, lots 2
and 3, lie in the B (Business) district. All parcels in Block 2705
and Block 2702, Lot 1 lie in the City’s PL (Public Land) district.
The City of Summit will establish a redevelopment plan(s) with
development controls and design guidelines as part of the
redevelopment planning process.

Required Parking:

Based on New Jersey Residential Site Improvement Standards.
Parking requirements may be negotiated and amended in the
redevelopment plan based upon findings in a parking study to
be provided by the developer. However, all existing 262 public
parking spaces (Lot 7: 59, Lot 10: 99, Lot 16: 104) need to be
replaced within any redevelopment project. Features such as
electric vehicle charging stations, bike lockers, motorcycle, and
scooter parking should also be included in parking strategies.
Additionally, creative ideas to address the current deficit of
457 shared public and commuter parking spaces within the
downtown, identified by the 2016 Level G parking study, will
be favorably considered.

Redevelopment Status:

The site was designated as a Non-Condemnation
Redevelopment Area by the Summit Common Council by
resolution on November 13, 2017, with the exception of
Block 2702, Lot 1(the Post Office) which was designated on
September 2, 2014, and Block 2702, Lot 2 (Railroad Avenue
parking lot), which was designated on March 5, 2013.

Business Terms:

Business terms, including if/how the municipality disposes of
property, will be determined as part of future Redevelopment
Agreement negotiations, however the City is interested in
ideas or suggestions for acquisition particularly as it relates to
public parking and liquor licenses.

Type of Development:

Mid-rise, mixed-use development, which is to include structured
parking, residential, commercial/retail and public space. The
community strongly desires to see family entertainment and
a food market of about 17,000 square feet. Respondents may
include additional creative uses.
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PROJECT SNAPSHOT
Residential Affordability:

The City will assure that low- and moderate-income units will
be created as part of any residential component within the
Planning Area. In January 2017, Summit entered into a courtapproved settlement agreement with Fair Share Housing
Center. Later the same year, the City adopted a Housing
Element and Fair Share Plan pursuant to the Municipal Land
Use Law at N.J.S.A. 40:55D-1 et seq. and Affordable Housing
ordinances implementing the associated policies.
Respondents will be expected to comply with all applicable
local ordinances as well as state statutes, administrative
codes and/or case law applicable at the time redevelopment
agreements are executed. More specifically, respondents
should consult the following:
-- Summit Development Regulations, Article 10 - Affordable
Housing Development Fees
-- Summit Development Regulations, Article 11 - Affordable
Housing Multifamily Set-Aside
Unique and creative concept plans, such as provision of
housing for underrepresented populations (i.e. special needs,
veterans, etc.) are welcome. Any specific inquiries with regard
to the provision of affordable housing should be submitted in
accordance with the directions provided herein.

Land Use + Elements:

The Site will require a redevelopment plan and agreement to
be approved by the Summit Common Council pursuant to
the New Jersey Local Redevelopment and Housing Law. Site
plan approvals will be required through the Summit Planning
Board, pursuant to the New Jersey Municipal Land Use Law.

Site Preparation:

Redeveloper will be responsible for identifying and securing all
permits and approvals from applicable state or county entities.
The City of Summit will make best efforts, as appropriate, to
assist a redeveloper in obtaining necessary permits.

Other:

Respondents should know that the City is willing to consider
a concessionaire liquor license for the City-owned portion of
the redevelopment and include appropriate uses that will take
advantage of such an opportunity. Additionally, all utilities
should be buried. Redevelopers should propose a temporary
parking or relocation plan during construction.
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REDEVELOPMENT AREA
The Broad Street West Redevelopment Area encompasses much of the property south of
the below-grade regional rail line, west of Maple Street, north of Morris Avenue, and east
of Springfield Avenue. The Planning Area includes the US Post Office, Summit Area YMCA,
and Summit Library located on Maple Street. The current location of the Summit Fire
Department on Broad Street, the Summit Municipal Complex at the corner of Springfield
Avenue and Morris Avenue, and a number of smaller, privately owned parcels compose
the remaining area. The Vito A. Gallo Senior Housing facility is notably excluded from
the redevelopment designation. The facility’s parking lot directly east of the building is
included. The Planning Area consists of a large amount of surface parking lots, on several
different properties, with diverse ownerships.
The majority of the Planning Area [Block 2701, lots 1, 6, 7, and 8; Block 2702, lot 3 (partial);
Block 2705, lots 1 and 2; and Block 2706, lots 1, 2, 3, 4, 5, 6, and 7] was designated as an “Area
in Need of Redevelopment” by the Summit City Council pursuant to N.J.S.A. 40A:12A-6 et
seq. on November 13, 2017. Summit City Council had previously designated Block 2702,
Lot 2 and Block 2702, Lot 1 on March 5, 2013 and September 2, 2014 respectively.
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REDEVELOPMENT AREA
A Redevelopment Plan has not been established for the Planning Area as of the writing of
this document (Spring/Summer 2018). The City will create a Redevelopment Plan that will
govern land use, zoning, and design regulations, pursuant to N.J.S.A. 12A-7 et seq. The
Plan will establish a feasible and predictable “as-of-right” redevelopment opportunity that
is community-driven.
The Redevelopment Area consists of sixteen (16) separate parcels, five of which (6.3 acres)
are owned by the City of Summit.
Based on a review of title histories within the Planning Area, interviews with property
owners and preliminary planning recommendations, the following key points relating to
the City’s parcels should be taken into consideration by all respondents:
Chestnut Avenue Right-of-Way Easement:
Block 2701, Lot 1 - (Summit City Hall Parking)
Parking Lot was divided into four (4) lots per February 21, 1989 survey and
topography map. The second parking lot was built over a portion of the
right-of-way which has been vacated.
Block 2701, Lot 6 - (Belle-Faire Cleaners & Sandra Elizabeth Diaz Bridal Design)
Property has an easement right to Chestnut Street in the rear of the lot
through the adjacent municipally-owned City Hall parking lot.
Funeral Home and Fire House Access Easement:
Block 2706, Lots 2 & 5 - (Bradley, Brough & Dangler Funeral Home)
Lot 2 contains a 20’ wide easement for ingress & egress purposes onto
Broad Street per DB 2802 – PG. 647.
Block 2706, Lot 3 - (Summit Fire Department Headquarters)
Utilizes a 20’ wide easement for ingress & egress purposes on Block 2706,
Lot 2 to gain vehicle access from Broad Street per DB 2802 – PG. 647.
Block 2706, Lot 7 - (St. Teresa’s Church – Memorial Hall)
No access easement but rear lot is flanked by Funeral Home and Fire
Department surface lot that does contain an access easement.
All public properties will be disposed of independently from the private properties.
The City will not intervene with private negotiations and cannot guarantee that
these transactions will occur.
Respondents may present a compelling redevelopment vision for other proximate
sites not identified in this RFQ to create a larger assemblage of both public and
private development sites.
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REDEVELOPMENT AREA
The City envisions concept plans that are built on the following core principles for
redevelopment in Summit:

Promotes District Economic Development
-- Seamless connectivity among adjacent commercial corridors through
complementary street level uses and façades.
-- Satisfies market demand for retail and other neighborhood serving uses on
street levels of mixed-use buildings.
-- Built infrastructure that allows for future flexibility in response to market
forces.
-- Enhance access to and traffic circulation in and around existing establishments.
-- Pursue a food market and socially oriented uses like dining and entertainment.

Pedestrian-Friendly Streets
-- Streets with physical layouts that can accommodate multiple means of travel
and flexible enough to accommodate various uses (outdoor eating, public
seating, festivals, outdoor markets, etc.).
-- Universally designed sidewalks that are accessible to all users.
-- Create a pleasing pedestrian experience with lighting and other features
designed to increase walkability (decorative paving patterns, street art,
woonerfs, bike racks, etc.).
-- Ensure safe and efficient travel to transit hubs throughout and around the
Planning Area through routes that are intuitive and aesthetically pleasing
-- Foster healthy lifestyle choices by promoting walking as a viable means of
transportation through design and connecting pedestrian networks to key
population centers.

Quality, Usable Open Space
-- Emphasis on well-designed hardscapes with landscaping for each season.
-- Prioritization of community purposes (strolling, lounging, public markets,
special events, etc.) through design and programming.
-- Design that is mindful of opportunities to include green infrastructure, and
providing ample space for pedestrians and flexible uses.
-- Creation of safe and comfortable transitional spaces for pedestrians between
the train station and other modes of transportation.
-- Attention to public enjoyment in the selection of open space features such as
water fountains or programming space.

Civic Engagement
-- An iterative planning process and civic dialogue that represents the City’s
commitment to empowering residents to shape their City and neighborhoods.
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REDEVELOPMENT AREA
--

Equitable Development
-- Encourage a diverse range of households in Summit through a
redevelopment strategy that promotes mixed-income housing options.

Residential Set-Aside
Ordinance Reference:

Article 11 - Affordable Housing Multifamily SetAside

Minimum Set-Asides:

15% of total rental units
20% of total for-sale units

Affordability Mix:

Very Low Income: Min. 13% of Affordable units;
Low Income: Min. 50% of Affordable units, within
each bedroom distribution;
Moderate Income: Max. 37% of Affordable units.

Bedroom Mix:

Studio/1-Bed: Max. 20% of Affordable units;
2-Bedroom: Min. 30% of Affordable units;
3-Bedroom: Min. 20% of Affordable units;
Remainder of unit mix within developer’s
discretion.

Control Period:

Minimum of 30 years (deed restriction) for rental
or owner-occupied units.

Other Standards:

Please consult the City’s code for additional
inquiries regarding the required affordability
structure and associated controls.

Non-Residential Development Fee
Ordinance Reference:

City Code, Section 35-10.2
In addition to the minimum inclusionary
requirements
enumerated
above,
nonresidential components shall be subject to a
development fee totaling 2% of the equalized
assessed value of non-residential improvements.
These funds will be deposited within the City’s
Affordable Housing Trust Fund to be used for
housing initiatives throughout the City.

Architecture that is Characteristic of Summit
-- High-quality architecture with traditional scale and styling that emulates
Summit’s architecture and urban design.
-- Mixed use buildings that feature inviting views into both storefronts and
streets.
-- Scale that is suitable to the needs of the project area and complements the
existing conditions of the surrounding built fabric.
Request for Qualifications
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REDEVELOPMENT AREA
Environmental + Energy Design
-- Achieve U.S. Green Building Council: Leadership for Environmental and Energy
Deign (LEED) – Neighborhood Development certification standards.
-- Development and design that meets Sustainable Jersey standards and
advances Summit’s standing as one of New Jersey’s most livable and
sustainable communities.

Green Infrastructure
-- Creation of a street tree canopy for the sidewalk to create a more comfortable
environment during hot summer months.
-- Inclusion of planted bio-retention swales and green roofs to add beauty to
public spaces and prevent run-off water from entering the storm management
system.
-- Water conservation through xeriscaping.

Reduce Negative Impact of Car Circulation + Traffic Issues
-- Create synergy between government transportation departments at the state,
county and local level capable of addressing the negative impacts of vehicular
traffic on streets surrounding the site through long-term and cost-efficient
solutions.
-- Utilize traffic abatement strategies and existing transit assets to relieve local
and regional traffic congestion.
-- Create safe on and off-site parking and access solutions that accommodate safe
and pedestrian – oriented streetscapes.
-- Development of bicycle infrastructure on site that connects to existing bicycle
facilities in the City and beyond.
-- Reduce overall automobile traffic in the downtown by promoting transit use
through street design and transportation policy as well as shared car services,
on-demand ride hailing and other substitutions for personal private car usage.
Summit seeks to emulate the successful elements of other popular Transit-Oriented
Developments (TOD) while creating something uniquely characteristic of the City’s character
and residents. Photographs of comparably scaled projects are included herein, chosen
by the public for their architecture, urban design, environmental design, and multimodal
accessibility. Architecture is human-scaled and reflects the mix of contemporary and
traditional design elements that resonate in Summit. Transport modes are seamlessly
integrated, prioritizing non-motorized accessibility and pedestrian safety. Open spaces
create community living rooms that are durable, well-designed, and attractive. Qualified
Respondents will have demonstrated experience in developing innovative transit-oriented
districts with exemplary urban design and architecture.
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PRECEDENTS
Precedent: Architecture
Project: 10th Avenue E & East Mercer Street
Location: Capital Hill, Seattle, WA
Notes: Lofts and townhouses that mix contemporary
northwest modernism style with traditional urban
brick facades. Traditional human scale modern
large windown and open spaces.

Precedent: Architecture
Project: Grandview
Location: Jersey City, NJ
Designers: Marchetto Higgins Stieve
Notes: Human-scaled building which addresses all
street frontages. Eclectic but traditional details and
materials with reserved detailing.

Precedent: Open Space
Project: Oakhurst Park
Location: Kingwood, TX
Designers: Kudela & Weinheimer
Notes: Well-maintained, informal, but deliberately
designed public open green space. Ample seating,
interesting plantings and landscaping with quality
walking paths that encourage pasive usage.

Precedent: Open Space
Project: Findlay Market
Location: Cincinnati, OH
Notes: Flexible, protected open space which can
function for planned programming like a farmers'
market and eveing entertainment, or informal,
unplanned passive recreation.

Request for Qualifications
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PRECEDENTS
Precedent: Design
Project: Church Street
Location: Montclair, NJ
Notes: Wide sidewalks that encourage pedestrian
activity and outdoor dining. Street furniture,
plantings, and streetscaping that beautify and invite
people to linger and use the space.

Precedent: Design
Project: Main Street
Location: East Hampton, NY
Notes: Buildings set back from the curb to allow
for large street trees and flower beds as well as
sidewalk furniture. Expasive sidewalks allow for
temporay programming and activation of the
spaces as desired.

Precedent: Circulation
Project: Princeton Station
Location: Princeton, NJ
Designers: Vanasse Hangen Brustin
Notes: People-oriented design with a balanced
prioritization of various modes of transportation
within the downtown area.

Precedent: Circulation
Location: Downtown Summit, NJ
Notes: Understanding of, and sensitivity to, the
local and regional traffic patterns that impact the
local network. This will require a recognition of
pedestrian safety and circulation, bicycle usage,
service by multiple train lines, and close proximity
to state and national highways.
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CONCEPT DEVELOPMENT
The City of Summit will implement a two-step concept development process generally
described below:
1. Respondents will submit concept plans addressing the publicly-owned and/or
other privately-owned parcels in the Planning Area. The City’s administration and
redevelopment professionals will review concept plan(s). City administration and
redevelopment professionals may then discuss concept plans with respondent(s).
2. Aspects of submitted concept plan(s) may be presented to the public through a
civic engagement process intended to provide citizens the opportunity for input
and feedback, and to seek consensus on redevelopment concepts. Aspects(s) of
submitted concept plan(s) may be incorporated into the City’s Redevelopment Plan
for the Planning Area, to be developed by the redevelopment professionals and
approved by the City Council.
After the adoption of the Redevelopment Plan by Ordinance of the City Council is
completed, the City will undertake the process of selecting one or more redevelopers to
implement and carry out the redevelopment of the Redevelopment Area.
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SUBMITTAL REQUIREMENTS
The City is committed to a transparent and informed public-private partnership..
Respondents shall provide detailed information regarding their concept plans that will be
reviewed and considered by the City’s administration and redevelopment professionals.
Portions of the submission materials may be incorporated in the City’s Redevelopment
Plan for the Planning Area, to be developed by the City’s redevelopment professionals
and to be approved by the City Council. Concept plans may also be used to publicly vet
market responses.
Submissions are envisioned to include design parameters for the Planning Area, including
bulk standards, proposed uses, site layout, estimated parking counts, vehicular circulation,
precedents for architecture, open space and urban design, and sustainable design features.
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OTHER INFORMATION
Transmittals
Each respondent shall submit one (1) reproducible original and six (6) copies
of their submission in 8.5x11” format (11x17 pages may be folded). Total
submission must not exceed forty (40) pages. The original and all copies must
be clearly labeled, contain respondent’s return address and contact information.
The face of the package should be labeled “Summit Broad Street West RFQ.” All
costs associated with the submittal requirements are at the sole responsibility
of the respondents.

Submittal Address
All materials and required submittals in connection with this process are to be
mailed or delivered in-person, and addressed, as follows:
Michael F. Rogers, City Administrator
Subject: Summit Broad Street West RFQ
512 Springfield Avenue, City Hall
Summit, NJ 07901

RFQ Reviewer Fee
Respondents must include with their submission a non-refundable check to the
City of Summit in the amount of a $750 payment of the City’s review fee.

Respondent Contact Information
The required submittals shall clearly indicate the contact person(s), full contact
information, and the preferred method of contact, in which the respondent is
to be notified of decisions and other matters in connection with this process.
Preferred method of contact may include one or two of the following: phone,
regular mail or email.

City Contact Information
Inquiries in connection with this process are to be directed to the City as follows:
Michael F. Rogers, City Administrator
Email: MRogers@cityofsummit.org
Responses to all questions will be made available on the City’s website at:
https://www.cityofsummit.org/. Under no circumstances should any respondent
contact the City to request clarification of any concerns in connection with this
process.

Rights
The City reserves the right to reject any of all submittals in this process. The City
reserves the right to amend submittal requirements, including Due Dates, and
other materials, as may be necessary to ensure a transparent process. All work
products submitted by the respondent as part of the required submittals become
the property of the City. No submissions will be returned to respondents.
Request for Qualifications
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PROCESS SCHEDULE
Issuance Date:				

September 13, 2018

Question Period End:			

September 27, 2018

Concept Plan Packages Due:		

October 10, 2018

All Team Concept Plan Presentations:

October 24 and 25, 2018

**All respondents should ensure their team is available for meetings on October 24th and 25th, 2018.
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