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SOUTHGATE REDEVELOPMENT VISION

ABOUT THE PROJECT 
The  Borough  of  Chambersburg  (Borough),  in  collaboration  

with  the  Chambersburg  Area  Municipal  Authority  (CAMA),  is  

seeking  (a)  development  partner(s)  to  restore  a  14- acre  

urban  infill  site  to  productive  economic  use  while  

maintaining  the  integrity  and  rich  culture  of  the  surrounding  

community . The  site,  formerly  known  as  the  Southgate  

Shopping  Center,  is  well - positioned  for  redevelopment .

In  undertaking  the  Southgate  Redevelopment  initiative,  the  

CAMA  aspires  to  promote  a  mixed - use  community  

development  that  meets  the  identified  needs  of  the  

Southgate  neighborhood . The  initiative  seeks  to  incorporate  

much - needed  new  workforce  options,  create  a  variety  of  

housing  options,  facilitate  top - notch  neighborhood  

healthcare  services,  retain  businesses  that  provide  services  

to  the  community,  and  provide  improved  and  expanded  

access  to  recreational  amenities .  

Upon  its  completion,  the  initiative  will  be  an  asset  to  not  only  

the  local  Southgate  residents  but  to  the  entire  

Chambersburg  community . Private  investment  in  this  

revitalized  community  will  be  supported  by  a  strong  public  

partner  in  an  economically  sound  and  growing  municipality .    

Click or scan to view Southgate 
community survey results!



PLAZA

An  extensive  community  engagement  program  informed  the  Borough  of  

Chambersburg's  conceptual  master  plan  for  the  Southgate  Redevelopment  

initiative,  pictured  above .  The  community’s  desires  and  needs  for  mixed - use  

development  include  a  variety  of  housing  types,  new  healthcare  services,  improved  

walking  trails,  new  public  gathering  and  recreation  spaces,  and  a  vibrant  retail  and

CONCEPTUAL MASTER PLAN
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commercial  center . The  Borough  recognizes  that  the  actual  end  result  for  the  Southgate  Redevelopment  Initiative  must  be  

market - driven  and  provides  this  conceptual  master  plan  to  inform  potential  investors  of  the  community’s  vision .  



Proposed  Southgate  Redevelopment  initiative  investment  opportunities  capture  

a  market - based  vision .  In  2010 , 44 .4  percent  of  the  Borough’s  housing  was  

owner - occupied,  or  4 ,034  units . In  2020 , owner - occupied  units  decreased  to  38 .2  

percent  of  housing,  or  3 ,669  units,  despite  the  addition  of  520  housing  units  

added  to  the  market  over  the  10- year  period .

*Plan  illustrates   conceptual  uses  
only . Respondents  are  asked  to  
submit  their  own  market - based  
development  analysis .

EXAMPLE CONCEPT PLAN*

SOUTHGATE
REDEVELOPMENT INITIATIVE

The  U.S . Census  cites  changes  in  household  preferences,  where  Millennials  are  delaying  marriage  and  homeownership,  and  Baby  

Boomers  are  beginning  to  downsize  to  smaller  properties  and  senior  living  communities . Additionally,  flexibility  in  remote  work  

post - COVID - 19 has  allowed  many  people  to  expand  their  career  without  sacrificing  on  cost  of  living,  safety,  and  schooling .



BUSINESSES

SOUTHGATE
REDEVELOPMENT INITIATIVE

The  CAMA  inherited  Southgate  Shopping  Center  leases,  which  are  of  various  lengths  of  time  

and  have  many  other  commercial  lease  attributes . While  the  businesses  at  Southgate  remain  

open  and  the  shopping  center  redevelopment  plans  unfold,  the  businesses  will  continue  to  pay  

rent  and  CAM  charges . 

The  selected  development  partner(s)  will  have  the  ability  to  determine  how  to  accommodate  

the  community  service  business  component . One  of  the  potential  avenues  is  for  the  two  

portions  of  the  shopping  center  that  house  the  longest - term  leases  to  remain . 



255  Southgate  Shopping  Center

• Lease  term : 1/ 1/ 21 -  12/ 31/ 2 9

• Rent : $ 1,800  per  month

CHINA WOK -  UNIT 9

251  Southgate  Shopping  Center

• Lease  term : 11/ 1/ 22  -  12/ 31/ 2 9

• Rent : Lease  Months  37 - 49 : $ 1,090 .00  per  month

T - MOBILE -  UNIT 10

2245 Southgate Shopping Center

• Lease  term : 5/ 1/ 21 –  4 / 30 / 31 

• Rent : $ 4 ,173.75  per  month

SPOT LAUNDROMAT -  UNITS 11 & 12 

SOUTHGATE
CURRENT* LEASE AND RENTAL TERMS AND AGREEMENTS 

*Updated June 17, 202 6



203  Southgate  Shopping  Center

• Lease  term : 7/ 1/ 17 –  6 / 30 / 27

• Rent : 

⚬ 2022  -  $ 6 ,789 .00  per  month          

⚬ 2023  -  $ 6 ,958 .73  per  month

⚬ 2024  -  $ 7,132 .69  per  month   

⚬ 2025  -  $ 7,311.01  per  month    

⚬ 2026  -  $ 7,493 .79  per  month    

⚬ 2027  -  $ 7,681 .13 per  month

LA UNION MERCADO -  UNIT 16, 17, & 18 

RENT - A - CENTER -  UNITS 25 & 26 
143  Cedar  Street,  Chambersburg

• Lease  term : 5/ 1/ 2018  -  7/ 31/ 2030

• Rent : 

⚬ 8/ 1/ 2020 - 7/ 31/ 2025  -  $ 3 ,443 .13 per  month     

⚬ 8 / 1/ 2025 - 7/ 31/ 2030 -  $ 3 ,789 .41 per  month   

263  Southgate  Shopping  Center

• Lease  term : 7/ 1/ 20  -  12/ 31/ 25

• Rent : 

⚬ Lease  Months  1- 60 : $ 5 ,362 .00  per  month

⚬ Lease  Months  61- 66 : $ 6 ,300  per  month

FAMILY DOLLAR -  UNIT 15



THE KEYSTONE

KEYSTONE HEALTH 
CARE CENTER

Keystone  Health,  a  full - service  healthcare  provider  

that  offers  a  broad  range  of  services  throughout  

Franklin  County,  started  the  Southgate  

Redevelopment  initiative  by  purchasing  a  two - acre  

parcel  that  was  redeveloped  with  the  Keystone  

Catherine  Street  Center . This  state - of - the - art  

healthcare  facility  opened  in  July,  providing  essential,  

high - quality  services  that  includes  a  pharmacy,  urgent  

care  and  dental  care .

Keystone  Health  is  the  only  federally - qualified  

Community  Health  Center  serving  Franklin  County . 

Keystone  employs  more  than  540  professionals  and  

more  than  59 ,000  patients  annually . Their  services  are  

available  to  all  patients,  regardless  of  pay  or  insurance  

status .

Overall,  Keystone  Health's  multi - million  dollar  

investment  anchors  the  Southgate  Redevelopment  

initiative  and  serves  as  an  invaluable  amenity  for  

residents  and  employees .

SOUTHGATE
REDEVELOPMENT INITIATIVE

OF THE



The  Southgate  Redevelopment  initiative  is  entirely  within  Chambersburg’s  Distributed  Commercial  Highway  

(DCH)  zoning  district,  one  of  the  most  flexible  zoning  districts  within  the  Borough . In  addition,  the  Borough  has  

adopted  a  zoning  overlay  amendment  that  provides  additional  redevelopment  incentives . These  proposed  

incentives  include,  among  other  things :

• Maximum  building  heights  of  6  stories  or  72  feet ;

• No  lot  coverage  limitations ; lot  area  of  not  less  than  625  square  feet  per  family  for  residential ;

• Front  and  side  yards  are  not  required  and  a  rear  yard  of  not  less  than  25  feet  is  required,  subject  to  certain  

exceptions ;

• 50  percent  reduction  in  required  off - street  parking  with  the  ability  to  meeting  parking  obligations  through  

the  payment  of  parking  fees  to  the  Borough ;

• The  ability  to  meet  stormwater  management  needs  through  operation  and  maintenance  fees  paid  to  the  

Borough ; 

• A  broad  range  of  uses  including  commercial,  low - density  residential,  and  high - density  residential .

Prospective  purchasers  are  encouraged  to  present  a  redevelopment  plan  that  is  consistent  with  the  broad  goals  

of  providing  a  mix  of  residential  uses  as  well  as  retail  and  business  services  that  will  serve  the  community . The  

Conceptual  Design  provided  by  the  Borough  is  just  that ; prospective  purchasers  are  encouraged  to  present  a  

market - based  design  that  provides  a  quality,  community - compatible  product . A  neighborhood  advisory  board  

will  be  appointed  to  provide  feedback  on  development  plans  prior  to  submission  to  the  planning  commission .

THE BOROUGH OF CHAMBERSBURG
YOUR PARTNER IN DEVELOPMENT
LAND USE INCENTIVES FOR REDEVELOPMENT

PROPOSED SPECIAL UTILITY DISTRICT
As  an  all - inclusive  utility  shop,  Chambersburg  will  work  with  prospective  purchasers  

to  provide  low - cost  or  no - cost  utility  extensions  in  the  development  area . The  

contribution  to  utility  relocation  will  depend  on  the  strength  of  the  redevelopment  

plan  presented . Furthermore,  as  stated  above,  the  Borough  offers  the  unique  

potential  of  Borough - managed  parking  and  stormwater  management .

Click or scan 
to view Zoning 
overlay!



THE  BOROUGH  AND  CAMA  BELIEVE  IT  IS  IMPORTANT  TO  PROVIDE  CADC  TO  WITH  

AN  OPPORTUNITY  to  invest  in  the  Southgate  Redevelopment  Initiative  if  it  is  a  

project  that  CADC  desires  to  participate  in . CADC  is  an  important  community  

partner  in  our  downtown .

CADC  has  invested  in  the  revitalization  of  downtown  Chambersburg .  CADC  desires  to  increase  

its  community  investment  portfolio  and  continue  to  focus  on  building  projects,  workforce  

development,  and  downtown  investment . The  Southgate  Redevelopment  initiative  is  the  largest  

redevelopment  project  to  take  place  in  downtown  Chambersburg . 

CHAMBERSBURG AREA 

MUNICIPAL AUTHORITY

LET'S GET STARTED

SOUTHGATE
REDEVELOPMENT INITIATIVE

DOES  CADC  DESIRE  TO  HAVE  A  ROLE  IN  THE  MOST  SIGNIFICANT  DOWNTOWN  

REVITALIZATION  PROJECT  UNDERTAKEN  IN  GENERATIONS?  

CHAMBERSBURG AREA DEVELOPMENT CORP.



Named  in  the  "Top  11 Up  and  Coming  Cities",  by  

Livability .com,  Chambersburg  is  a  growing  

destination  with  small - town  charm . 

Chambersburg  has  experienced  an  influx  of  

new  residents  in  recent  years  as  real  estate  

trends  reflect  remote - working  millennials  and  

retired  baby  boomers  alike  moving  out  of  

metropolitan  regions  for  the  lower  cost  of  

living  and  convenience  offered  by  suburban  

neighborhoods . 

Since  2010 , Chambersburg  Borough’s  

population  has  grown  by  1,635  residents  or  8 .1 

percent,  and  today  is  home  to  21,903  residents  

based  on  2020  U.S . Census  results . During  this  

10- year  period,  population  growth  within  the  

Borough  outpaced  growth  in  the  surrounding  

contiguous  communities  and  Franklin  County . 

Outside  the  Borough,  an  additional  30 ,200  

people  reside  in  Greater  Chambersburg .*

With  three  exits  along  I- 81, and  one  more  slated  for  construction  in  2023 , the  Borough  benefits  from  major  transportation  

assets . Pictured  top  left,   just  a  1/ 2  mile  from  Southgate,  lies  the  intersection  of  U.S . Route  11 and  U.S . Route  30  in  downtown  

Chambersburg . As  you  enter  Chambersburg  on  Route  30 , Southgate  serves  as  a  gateway  to  these  historic  crossroads  of  

America . Additionally,  Norfolk  Southern  and  CSX  railroads  support  Chambersburg’s  role  as  an  important  hub  for  commerce  

and  employment  as  the  seat  of  Franklin  County . 

POPULATION 21,903

+ 8.1% growth
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POPULATION 

16,647

POPULATION 

17,862

POPULATION 

20,268

+ 13.5 % growth

+ 7.3 % growth

+ 2.9 % growth

LEARN MORE ABOUT CHAMBERSBURG

The  Borough  of  Chambersburg  has  the  largest  operating  budget  of  any  borough  in  the  Commonwealth  of  PA .** 

Chambersburg’s  unique  financial  strength  is  bolstered  by  Borough - operated  utilities,  including  electric,  

water,  sewer,  gas,  and  stormwater  with  utility  rates  lower  than  most  other  communities  in  the  

Commonwealth .  

Chambersburg’s  location  within  two  hours  of  the  Washington - Arlington -

Alexandria,  DC - VA - MD  metropolitan  area  and  easy  access  to  Interstate  81 

make  it  attractive  for  relocation .  

*Greater  Chambersburg  is  defined  as  the  Chambersburg  Borough  in  addition  to  17201  and  17202  area  codes,  as  last  measured  by  the  most  recent   U.S .  Census  data .

**2019  last  year  reported



AADT 8,100 - 11,000
U.S. ROUTE 30

MILES FROM 

CHAMBERSBURG

Harrisburg

Baltimore

Washington,  D .C . 

Allentown

Philadelphia

Pittsburgh

Scranton

New  York  City  

Erie

55

103

116

134

158

160

172

222

238

3 existing exits | 1 exit planned 2025

AADT 44,000 - 58,000

INTERSTATE 81

AADT 7,500 -  18,000
U.S. ROUTE 11

BOROUGH TRAFFIC COUNTS
(AADT) Average Annual Daily Traffic

Southgate Development along RT 30



14.2%2,582
FILLED BY BOROUGH RESIDENTS

15,581
FILLED BY NON -  BOROUGH RESIDENTS

There  are  an  estimated  18,163  

primary  jobs  located  within  the  

Borough . Of  these  jobs,  15,581 , 

or  85 .8  percent,  are  filled  by  

workers  living  outside  of  the  

Borough,  while  only  2 ,582 , or  

14.2  percent,  are  filled  by  

Borough  residents . 

COMMUTING PATTERNS  

85.5%

18,163 

JOBS

That's 15,581 non-residents 
who visit and patroniZe 
Chambersburg every day!

EMPLOYMENT BY INDUSTRY

IN FRANKLIN COUNTY

Healthcare  and  Social  Assistance,  

Manufacturing,   and  Transportation  

and   Warehousing  are  the  top  three  

employment  sectors  in  Franklin  

County,  which  overall,  houses  56 ,583  

jobs . Each  area  has  experienced  

substantial  growth  of  more  than  

1,000  jobs  in  the  last  ten  years . 

Transportation  and  Warehousing  in  

particular  has  grown  by  35 .7%  from  

2010 - 2020 .

Source: Census LED Employment Dynamics 
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1. Federal  Government/Letterkenny  Army  Depot

2. The  Chambersburg  Hospital  

3.  Target  Corporation  

4.  Chambersburg  Area  School  District  

5.  Manitowoc  Crane  Group  

6.  Wal - Mart  Associates  Inc  

7.  Ingram  Distribution  Management  LLC  

8.  Premier  Employee  Solutions  

9.  Summit  Physician  Services  

10. Franklin  County  

11. Ulta  Inc  

12. Volvo  Construction  Equipment  NA  (Shippensburg)

13. Martin's  Famous  Pastry  Shoppe  Inc  

14. Waynesboro  Area  School  District  (Waynesboro)

15. Ventura  Foods  LLC  

Chambersburg Borough alone boasts 6 
of Franklin County's top 15 employers! 

TOP EMPLOYERS IN 

FRANKLIN COUNTY

*Greater Chambersburg is defined as the Chambersburg Borough in addition to 17201 and 17202 area codes, as last measured by t he most recent U.S. Census data.

Source: 

https://www.workstats.dli.pa.gov/Documents/Top%2050/Franklin_County_Top_50.pdf

The  Chambersburg  Borough  and  

Greater  Chambersburg*  are  home  to  13 

of   Franklin  County's  top  15 employers . 

Overall,  as  the  county  seat,  

Chambersburg  is  a  net  importer  of  jobs  

and  serves  as  an  important  

employment  hub  for  Franklin  County .



The  Borough  of  Chambersburg  is  a  

unique,  one - stop - shop  for  utility  

services . The  Borough  is  the  only  

municipality  in  the  state  to  own  and  

operate  its  own  utility  systems,  including  

electric,  water,  sewer,  natural  gas,  trash,  

and  stormwater . Residents  and  

businesses  receive  Borough  services  at  

an  affordable  cost  with  minimal  

increases  each  year . 

CHAMBERSBURG 

BOROUGH HAS THE 

LOWEST ELECTRIC AND 

NATURAL GAS SERVICE 

RATES IN THE STATE

THE BOROUGH OF CHAMBERSBURG UTILITY SERVICES

Borough residents save 
more than $1,000 per 
year in utility expenses!*

*Compared to average rates across the state.

Commercial Lending Program

Chambersburg Gas is unique in that it has a commercial lending 

program for the installation of high efficiency gas appliances in 

businesses and multi - family residential development.

Renewable Energy
Chambersburg is home to Pennsylvania’s largest municipal public 

power system. 26 percent of the Borough's electric needs are met 

with renewable sources, including power from landfill gas and 

solar. 

Most Services in PA

Chambersburg supplies more utility services than any other 

municipality in the Commonwealth of Pennsylvania. 

Electric & Natural Gas Utilities 

Chambersburg is the only municipality in Pennsylvania supplying 

both electric and natural gas utilities. Nationally, it is one of about 

50 communities to operate both. 



PROPOSED THREE - STORY, 16 - UNIT 

TOWNHOUSE BUILDING (22' X 50')

PROPOSED USES 

PROPOSED THREE - STORY,

12- UNIT APARTMENT BUILDING

PROPOSED THREE - STORY,

12- UNIT APARTMENT BUILDING

PROPOSED THREE - STORY,

12- UNIT APARTMENT BUILDING

PROPOSED THREE - STORY,

12- UNIT APARTMENT BUILDING

PROPOSED THREE - STORY,

12- UNIT APARTMENT BUILDING

PROPOSED THREE - STORY,

12- UNIT APARTMENT BUILDING

PROPOSED THREE - STORY,

12- UNIT APARTMENT BUILDING

PROPOSED RESTAURANT

Proposed  Southgate  Crossings  

investment  opportunities  

capture  a  market - based  vision . 

In  2010 , 44 .4 percent  of  the  

Borough’s  housing  was  owner -

occupied,  or  4,034  units . In  

2020 , owner - occupied  units  

decreased  to  38 .2 %  of  housing,  

or  3,669  units,  despite  the  

addition  of  520  housing  units  

added  to  the  market  over  the  

10- year  period .

The  U.S . Census  cites  changes  

in  household  preferences,  

where  Millennials  are  delaying  

marriage  and  homeownership,  

and  Baby  Boomers  are  

beginning  to  downsize  to  

smaller  properties  and  senior  

living  communities . 

Additionally,  flexibility  in  remote  

work  post - COVID - 19 has  

allowed  many  to  expand  their  

career  without  sacrificing  on  

cost  of  living,  safety,  and  

schooling .

Key  illustrates  proposed  uses  of  
available  opportunities  only . The  
resulting  development  may  not  
appear  as  depicted .

SOUTHGATE
REDEVELOPMENT INITIATIVE



The  CAMA  welcomes  inquiries  from  interested  developers  for  this  

unprecedented  chance  to  invest  in  a  quickly - growing,  historic  

community . 

Get  started  by  submitting  a  conceptual  plan  proposal  to  the  CAMA  by  

email  at  southgate@chambersburgpa .gov . To  learn  more  about  minimum  

requirements  for  investors,  zoning  district  requirements  rules,  and  

financial  incentives,  which  are  available  through  utility  infrastructure  

ratepayer  funds  and  grants,  please  reference  the  enclosed  RFP .  All  

inquiries  must  be  submitted  in  writing  by  email  to  

southgate@chambersburgpa .gov . 

Additionally,  prospective  developers  are  encouraged  to  view  the  recently  

approved  Chambersburg  Vision  2035  Comprehensive  Plan  to  learn  more  

about  what  Chambersburg  is  doing  to  get  ready  for  you  at  

borough .chambersburg .pa .us .

Submit  your  plan  proposal  to  the  CAMA  now  to  invest  in  the  Southgate  

Redevelopment  initiative!

CHAMBERSBURG AREA 

MUNICIPAL AUTHORITY

southgate@chambersburgpa.gov 

100 S Second Street, Chambersburg, PA 17201

LET'S GET STARTED CONTACT

DON'T MISS THIS ONCE - IN - A - LIFETIME OPPORTUNITY!

REQUEST FOR CONCEPTUAL 

PLAN PROPOSALS (RFP)

Scan or click 
to view!!

SOUTHGATE
REDEVELOPMENT INITIATIVE
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CURRENTLY SEEKING
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The  CAMA  welcomes  inquiries  from  interested  developers  for  this  

unprecedented  chance  to  invest  in  a  quickly - growing,  historic  

community . 

Get  started  by  submitting  a  conceptual  plan  proposal  to  the  CAMA  by  

email  at  southgate@chambersburgpa .gov . To  learn  more  about  minimum  

requirements  for  investors,  zoning  district  requirements  rules,  and  

financial  incentives,  which  are  available  through  utility  infrastructure  

ratepayer  funds  and  grants,  please  reference  the  enclosed  RFP .  All  

inquiries  must  be  submitted  in  writing  by  email  to  

southgate@chambersburgpa .gov . 

Additionally,  prospective  developers  are  encouraged  to  view  the  recently  

approved  Chambersburg  Vision  2035  Comprehensive  Plan  to  learn  more  

about  what  Chambersburg  is  doing  to  get  ready  for  you  at  

borough .chambersburg .pa .us .

Submit  your  plan  proposal  to  the  CAMA  now  to  invest  in  the  Southgate  

Redevelopment  initiative!

CHAMBERSBURG AREA 

MUNICIPAL AUTHORITY

southgate@chambersburgpa.gov 

100 S Second Street, Chambersburg, PA 17201

LET'S GET STARTED CONTACT

DON'T MISS THIS ONCE - IN - A - LIFETIME OPPORTUNITY!

REQUEST FOR CONCEPTUAL 

PLAN PROPOSALS (RFP)

Scan or click 
to view!!
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Issued: 

April 1, 2023 

 

Proposals for items covered by this Request for Development Proposal must be received by 

the Borough Secretary, 100 South Second Street, Chambersburg, Pennsylvania 17201, 

before 5 P.M., legal time, August 1, 2027. 
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Goal of the RFP: 

 

The Chambersburg Area Municipal Authority (“CAMA”), in collaboration with the Borough of 

Chambersburg (“Borough”), is seeking a development partner(s) to restore a 11.7-acre urban infill 

site to productive economic use while maintaining the integrity and rich culture of the surrounding 

community.  The site, formerly known as the Southgate Shopping Center, is well-positioned for 

redevelopment.  

 

In undertaking the Southgate Redevelopment Initiative, the Borough aspires to promote a mixed-

use community development that meets identified needs of the Southgate neighborhood. The 

Initiative seeks to incorporate much-needed employment opportunities, create a variety of housing 

options, facilitate top-notch neighborhood healthcare services, retain businesses that provide 

services to the community, and provide improved and expanded access to recreational amenities. 

 

Upon its completion, the Southgate Redevelopment Initiative will be an asset to not only the local 

Southgate residents but to the entire Chambersburg community. Private investment in this 

revitalized community will be supported by a strong public partner in an economically sound and 

growing municipality. 

 

I. General Information: 

 

1. Municipality: Borough of Chambersburg 

 

2. Address: 184 Southgate Mall, Chambersburg, PA 17201; 120 W Liberty Street, 

Chambersburg, PA 17201; 145 Cedar Street, Chambersburg, PA 17201 

 

3. Parcel Nos: 05-1D08.-002B-000000; 05-1D08.-002B-EX0000; and 05-1D08.-002.-

000000 

 

4. Zoning: Distributive Commercial Highway (DCH) zoning district 

 

5. Preferred Reuse: A redevelopment effort that meets as many of the Southgate 

redevelopment objectives as possible while meeting market demands. 

 

6. Sales Price: Please propose a purchase price that allows for a project that is 

economically viable and meets a “highest and best use” standard.  Purchase price is one 

of many factors to be considered by CAMA. 

 

7. Primary Contact: Jeffrey Stonehill, Borough Manager and Director of Utilities. All 

inquiries must be submitted via email to: southgate@chambersburgpa.gov. Said email 

addresses will be intermittently monitored. Interest developers should aggregate 

inquiries submitted to make the review process as efficient as possible. Calls or emails 

to the Borough Managers office will be referred to his method of communication.  
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II. General Provisions: 

 

1. Right of Refusal: CAMA reserves the right to either accept or reject any and all 

proposals received as a result of this Request for Proposal or to negotiate in any manner 

necessary to serve the best interests of CAMA and the Borough. 

 

2. The Request for Proposal does not commit CAMA or the Borough to pay any costs 

incurred in the preparation of a response to this RFP or to procure the contract for 

services. 

 

3. Development Agreement: Following the selection of the top-rated developer(s), a 

formal contractual development agreement for the Project will be negotiated. If 

agreement cannot be reached, negotiations will then begin with the next highest rated 

developer(s) and so forth until an agreement can be reached. CAMA reserves the right 

to cease negotiations with any and all developers and to re-solicit proposals for the 

project if deemed necessary. CAMA will seek the input of Town Council regarding the 

terms of the development agreement. Required contract clauses shall be incorporated 

in the development agreement. 

 

4. Proposal Selection Schedule: 

 

RFP issue date: April 1, 2023 

Site tour (optional): TBD 

RFP proposal due date:  August 1, 2027, at 5 p.m. 

Meeting with elected finalist: TBD 

Elected finalists will have the opportunity to amend proposals after the elected 

finalist meetings. 

Estimated date of final section:  October 2027  

 

5. CAMA and the Borough are seeking a Developer with the capacity and creativity to 

transform the parcel or parcels included in this RFP by following high quality 

development standards and presenting a viable mixed use redevelopment. It is 

anticipated that the project will include an appropriate scale of development for the 

area. The Developer will be expected to coordinate design and construction with 

CAMA and the Borough, as well as receive input from the Borough’s Planning 

Commission and Neighborhood Advisory Board, to ensure that the proposed project 

matches the Borough’s revitalization goals. 

 

6. CAMA’s intention is to select a Developer and proposal with the highest quality plan(s) 

then enter into negotiations with the Developer to arrive at deliverables and terms to be 

incorporated into the development agreement. 

 

7. Based on the strength of the proposals, the Borough is willing to negotiate low-cost or 

no-cost utility extensions for the redevelopment. The Borough’s utility relocation 

assistance will depend on the strength of the redevelopment plan presented.  

Additionally, the Borough offers the unique potential of Borough-managed parking and 
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stormwater management facilities. The Borough of Chambersburg is the utility 

provider of water, sewer, electric, gas, sanitation, and stormwater at the property. 

 

III. Disposition Process: 

 

1. CAMA will sell this property through a disposition process. During this process, 

the Developer must show that all funds needed for the fully-realized project are 

available at the time of closing. Other requirements may be imposed by CAMA or 

the Borough to ensure that the property will be developed; including, verifying the 

financial wherewithal of the Developer to complete the Project, and sale 

conditioned on Developer receiving approval through the subdivision and land 

development plans. CAMA will not close on the property until all the terms of the 

disposition process are fulfilled. 

 

IV. Minimum Qualification Requirements: 

 

The following are minimum criteria for Proposal consideration.  Proposals that do not clearly 

and fully satisfy these minimum criteria will not be considered. 

 

1. Completed conformance with all submission requirements. 

2. Developer must have a minimum of five (5) years’ experience with development 

projects of similar size, scope, complexity, and specifications, or greater as stated 

in this RFP.  At a minimum, Developer must demonstrate experience with 

development projects having at least 50,000 square feet of building area in a similar 

development project.  

3. Developer must have completed two (2) projects of similar size, scope, complexity, 

specifications, or greater, with a total development cost of not less than five million 

dollars ($5,000,000.00) within the past five (5) years of the RFP submission 

deadline. 

 

V. Proposal Structure: 

 

1. These requirements are designed to establish a Developer’s overall capacity to 

complete this project and to meet the requirements and obligations associated with 

the land. 

 

A. Project Narrative 

 

i. A narrative description that expresses the Developer’s 

understanding of the project and vision for development.  The 

narrative should reflect the Developer’s development design intent, 

strategy, and implementation expertise, and understanding of the 

scope of work.  

ii. Description of development plan for the selected parcel including 

use, number of parcels. 
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iii. Explanation of ownership entity (single owner, partnership, LLC) 

including but not limited to years in business and names of owners 

or members. 

iv. Preliminary development schedule for all elements of the proposal, 

including major milestones, financing benchmarks, zoning, 

relocation, construction start, marketing, and projected 

completion/occupancy timeframes. 

v. Outline the potential financial return to the Borough through 

incremental tax revenue, utility revenue, and other secondary 

impacts. 

vi. Concept renderings and/or drawing(s) of proposed project, 

including an overall site plan. 

 

2. Relevant Development Experience 

 

A. Include brief description of similar projects (similar in size or projected 

cost) (date, location, concept) including contact information for a project 

reference, project construction budget and sources of financing, project 

start and end dates, and square footage of total building area in project(s); 

B. Other similar projects currently under development; 

C. Photographs of projects; 

D. Including a list of any development partners involved in the project; 

E. References - strong references including banks, municipal officials, 

development partners, and press clippings that include project narratives 

to describe previous work; and 

F. Provide an organizational chart for the project team including consultants 

and contractors. Resumes should be included for the project manager and 

the key team members. 

 

3. Financial Capacity 

 

A. Developer must include a financial plan for the costs required to complete 

the project and must identify the potential sources of such funds. The 

financial plan must include budgets and pro-formas for the project 

including hard costs, soft costs, and contingencies; 

B. Identify the individuals or entities in the proposed development team, 

including any and all joint venture, general or limited partners, and 

respective percentages of interest; 

C. Role of each development partner in the implementation of the 

development plan with project schedule;  

D. Explanation of the Developer’s previous experience in attracting equity 

investors; and 

E. Developer must provide most recent annual balance sheet, income 

statement/statement of retained earnings and cash flow statement, or most 

recent statement of financial condition by an independent auditor.  CAMA 

requests a minimum of three (3) years of CPA prepared company 
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financials as support. Financial information of the Developer requested 

in this RFP to demonstrate the Developer’s economic capability may 

be marked as confidential and is exempt under Section 708 of the 

Pennsylvania Right to Know Law, 65 P.S. § 67.708(b)(26). 

 

4. Include proposed acquisition price. This price is conditioned upon entering into a 

final development agreement.  

 

A. Developer may desire to either purchase and develop a portion of the 

approximately 11.7-acre Southgate Shopping Center or purchase the 

entire property.  If Developer desires to only purchase and develop a 

portion of the property, said portion may not be less than 2-acres.  

 

Five (5) paper copies plus one (1) electronic version or flash drive containing one (1) PDF file 

should be sent to: 

 

Chambersburg Area Municipal Authority 

100 S. Second Street, Chambersburg, PA 17201 

southgate@chambersburgpa.gov 

 

All responses should include the attached RFP Summary Page as the cover page. This page should 

be fully completed by the Developer. ALL RESPONSES MUST BE RECEIVED BY August 

1, 2027 at 5 PM FOR CONSIDERATION and late responses will not be reviewed. 

 

All information submitted including attachments, supplementary materials, addenda, etc. will not 

be returned. 

 

VI. Selection Criteria: 

 

1. A Developer will be selected based on, but not limited to, the following criteria: 

 

A. Proposed development and investment 

 

i. Quality and acceptability of the proposal.  

ii. Quality of the proposed technical approach, adherence to the design 

standards that include incorporating the character of the 

neighborhood, innovation in addressing potential adverse impacts 

created by the proposed development, and compliance with zoning, 

environmental covenant, and deed restrictions. 

iii. Proposed quantitative construction and operational costs of the 

project, a project schedule, and statement of probable construction. 

Costs should include break down of phases such as site preparation, 

facility construction, etc.  

iv. Revenue generation potential (real estate and earned income tax, 

utility fees, etc.). 
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B. Experience and ability to deliver 

 

i. Prior experience and performance of the developer team with 

projects of a similar type, scale, and complexity. 

ii. The development team’s demonstrated history of effective schedule 

and budget management for projects of a similar scale and 

complexity. Also, the level of commitment and responsibilities of 

key personnel and the percentage of time they will spend on the 

project.   

iii. Professional qualifications and overall experience of individuals 

assigned to the project. 

iv. Capacity to attract and secure financing. 

 

C. Benefits to the Community: the Project’s support of the redevelopment 

goals. 

 

D. Proposed property acquisition price. 

 

A Developer will be recommended to the CAMA Board and Town Council based on the overall 

quality of the proposed project. Any proposal to acquire and hold the land with subsequent 

construction activities to occur only when and if it is successfully awarded. The evaluation of the 

Developer’s qualifications, experience and capacity will be based upon information in the proposal 

submitted by the Developer, interviews, investigation of projects completed by the Developer, 

assessment of performance in previous undertakings, and other pertinent factors.  CAMA and the 

Borough will follow the disposition process which includes significant design review and 

construction oversight. 

 

To ensure receipt of any addenda to the RFP, please email southgate@chambersburgpa.gov for 

inclusion on the list.  The email address provided above should be the sole point of contact.  The 

email account will be checked as frequently as possible, but please note, there may be some delay 

in responses. 

  

The CAMA Board and Town Council must approve any and all Developers who purchase the 

subject property. CAMA also reserves the right to reject any and all submissions. 

 

VII. Legal Information: 

 

CAMA and the Borough shall have the right to verify the accuracy of all information submitted 

and to make such investigation as it deems necessary to determine the ability of a prospective 

Developer to perform the obligations in the response. 

 

1. Inspection of Parcel: Developer shall be given an opportunity to inspect the 

property and the title to the property, among other things. If the Developer is 

selected and elects to proceed after exercising its due diligence, it shall acquire or 

take possession of the parcel in “AS-IS WHERE IS” CONDITION, unless 

otherwise agreed to by CAMA in its discretion, in an agreement of sale. 
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2. Building Permits, Zoning Variances and Financial Viability: transfer of title to the 

property will not occur until the subdivision and land development process is 

complete by the Developer. The sale of the property no way guarantees or warrants 

grading permits, building permits, zoning variances, or financial viability. CAMA 

reserves the right to refuse to sell the property until a Developer is able to obtain all 

necessary financing and permits. 

 

3. Disclaimer of Liability: Developer acknowledges by submitting information and 

proposals to CAMA and the Borough that CAMA and the Borough do not 

undertake any obligations, and shall have no liability with respect to the 

development program, this RFP, and responses thereto, nor with respect to any 

matters related to any submission by Developer. 

 

4. The Developer, for itself and its employees, contractors, and primary 

subcontractors, agrees not to discriminate against or segregate any person or group 

of persons on any unlawful basis in the construction, sale, transfer, use, occupancy, 

tenure or enjoyment of the property or any improvements erected or to be erected 

thereon, or any part thereof. 

 

5. CAMA and the Borough shall be the sole judge as to which proposals best meet the 

selection criteria. Notwithstanding anything in this RFP to the contrary, CAMA 

reserves the right to reject any or all proposals received, to waive any submission 

requirements contained within this RFP, and to waive any irregularities in any 

submitted proposal. 

 

6. Upon the successful negotiation of a development agreement, CAMA will provide 

the Developer with an agreement of sale. The agreement of sale will contain, among 

other terms, the following provisions in substantially the form below: 

 

A. Specify the property being sold is in an AS-IS WHERE-IS condition with 

no representations and warranties. 

 

B. Will detail a closing date within one hundred and eighty (180) days of the 

execution by CAMA and buyer. 

 

C. The deed to be conveyed will be a special warranty deed, and the deed 

will contain a right of reversion clause that the Developer must initiate the 

physical development of the property in accordance with the terms of its 

proposal within one year (1) of the transfer of title. If Developer fails to 

develop the property in accordance with the development proposal 

accepted by CAMA, CAMA may exercise its right of reversion. 

 

D. Settlement will be held at PA Real Estate Settlement Services LLC 

located at 79 St. Paul Drive Chambersburg, PA 17201. Settlement will be 

held within one hundred eighty (180) days of transfer of title.  
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E. Developer will be required to tender to CAMA a certified check in the 

amount of 10% of the agreed upon purchase price as earnest money for 

the sale. 

 

F. Taxes. All state and local real estate documentary, transfer, and recording 

taxes and expenses with respect to the Property shall be borne equally by 

the parties hereto.  Real estate taxes and assessments for the Property for 

the year within which the closing occurs shall be prorated at and as of 

closing with Developer being responsible for the day of Closing. 

 

G. Possession. Possession of the Property will be delivered to the Developer 

on the date of settlement. 

 

H. Risk of Loss; Insurance. No representations. CAMA is transferring this 

property on an “AS-IS WHERE-IS” basis and makes no representations 

as to the condition of the property.  

 

I. Eminent Domain; Buyer’s Option. If any part of the Property is taken by 

eminent domain before settlement, CAMA will notify the Developer of 

the taking within five (5) days but not later than the date of the settlement. 

The Developer will have the option to: (A) terminate this Agreement and 

upon termination the transaction fee will be returned immediately to 

Buyer after which the parties will be relieved of all obligations in this 

Agreement; or (B) proceed with this Agreement and pay the balance of 

the purchase price, and CAMA will assign to the Developer the award, if 

any, to which CAMA may be entitled. To exercise this option, the 

Developer will give notice to CAMA before settlement. If Developer fails 

to give the notice, Developer will be conclusively deemed to have chosen 

option (B). 

 

J. Municipal Improvements. Developer will be responsible for any 

municipal claim against the property, no matter whether the Ordinance or 

Resolution authorizing said improvements was adopted prior to the date 

of this Agreement, on the date of this Agreement, or after the date of this 

Agreement. 

 

K. Default. 

 

i. By Developer: If Developer defaults, CAMA may (1) agree to 

retain the earnest money as liquidated damages, as the parties agree 

that the amount of the transaction fee is a reasonable settlement of 

CAMA’s damages and is not a penalty; (2) recover for out-of-pocket 

costs related to this Agreement; (3) recover for loss of bargain, 

which right is preserved by CAMA; or (4) make a claim against the 

Developer for specific performance. 
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ii. By CAMA: If CAMA defaults, Developer’s remedy is limited to 

rescinding this Agreement, in which case CAMA will cause to be 

paid to Developer the transaction fee, and the Developer can make 

a claim for out-of-pocket costs, limited to title examination fees and 

inspection costs. Buyer specifically waives any claims for loss of 

bargain and specific performance or any other damages known or 

unknown. 

 

L. Zoning and other Ordinances. CAMA makes no representations as to 

whether the property is in compliance with the Zoning Classification or 

whether there are notices of uncorrected violations of housing, building 

safety, or other fire ordinances. 

 

M. Inspection of Property. Developer acknowledges that they inspected the 

Property and have done all of their due diligence before closing on the 

Property. Developer is relying only on the inspection of the Property made 

by the Developer and are not relying on any oral statement concerning the 

physical condition of the Property made by CAMA or Borough 

representatives or agents or any written statement concerning the physical 

condition of the Property given to Developer by CAMA or the Borough 

except for written statements contained in an agreement of sale.  

 

N. Developer agrees that the closing agent will be PA Real Estate Settlement 

Services LLC located at 79 St. Paul Drive Chambersburg, PA 17201. 

 

O. Notices to Parties. Any notice given by Developer to CAMA or by CAMA 

to Developer will be in writing. Any notices will be delivered either in the 

manner provided by law for the service of process in equity or by certified 

or registered mail to the receiving party at the address for the receiving 

party as stated in an agreement of sale. Any mailed notice will be deemed 

delivered to the receiving party on the fifth business day after mailing 

occurs. 

 

P. Covenant not to Record. Developer will not record the agreement of sale, 

and any recording by Developer will constitute a default by Developer. 

 

Q. Binding Effect. Any agreement between the parties shall be binding upon 

and inure to the benefit of the parties hereto, their respective heirs, legal 

representatives, successors, and assigns. 
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Receipt of Confirmation of Request for Development Proposal 

 

for   

 

Southgate Redevelopment Initiative 
 

 

 

All prospective developers who obtained the Request for Development Proposal electronically must email 

this “Receipt of Confirmation” form no later than August 1, 2027 to: 

 

southgate@chambersburgpa.gov 
 

The undersigned confirms receipt of all 11 pages of the Request for Development Proposal dated 

April 1, 2023 for the project referenced above.   

 

Name of Company  ______________________________________________ 

 

Name of Recipient  ______________________________________________ 

 

Signature of Recipient  ______________________________________________ 

 

Title of Recipient  ______________________________________________ 

 

Phone No:  ______________________________________________ 

 

Fax No:   ______________________________________________ 

 

E-mail:  ______________________________________________ 

 

Date:  ______________________________________________ 
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