
 

Duncanville Community and Economic Development Corporation   
Joint Meeting with City Council & Tax Increment Financing (TIF) 

Board Agenda 
 

D. L. Hopkins Senior Center 
206 James Collins Blvd.  
Duncanville, TX 75116 

(972) 780-5000 
 

Monday, February 23, 2026, at 6:00 pm  
 

The Duncanville City Hall is accessible to people with disabilities. If you need assistance in  
participating in this meeting due to a disability as defined under the ADA, please call 972-780-5017 or email 
city.secretary@duncanvilletx.gov at least three (3) business days prior to the scheduled meeting to request an 
accommodation. 
 
As authorized by Section 551.071 of the Texas Government Code, this meeting may be convened into closed 
Executive Session for the purposes of seeking confidential legal advice from the City Attorney on any item on 
the agenda at any time during the meeting. 
 
The City of Duncanville and the Civil Service Commission reserves the right to reconvene, recess, or align the 
Regular Session or called Executive Session or order of business at any time prior to adjournment. The City of 
Duncanville reserves the right to reconvene, recess or align the Regular Session or called Executive Session or 
order of business at any time prior to adjournment. 
 
Agendas are subject to alteration and revision up to and no later than 72 hours prior to the posted meeting time. 
 
To view the live meeting or previous meetings click on the link below. 
https://www.youtube.com/@CityofDuncanvilletx.  

   
CALL TO ORDER 

INVOCATION 

PLEDGE OF ALLEGIANCE 

1.  CITIZEN’S PUBLIC FORUM 

   

 To submit a comment via email and for your comments to be read, the 
following information is required:  

 Submit a comment by 4:00 p.m. February 23, 2026 
 Email Shamondra.Lane@duncanvilletx.gov 
 Email title: Public Comment – 02/23/26 
 First and Last Name; and address. 
  

2.  CONSENT AGENDA 

 A.  Consideration and possible action to approve a Resolution 
authorizing the execution of a Professional Service Agreement 
with Catalyst Commercial to provide economic development 
advisory services to the City and Duncanville Community and 
Economic Development Corporation, in an amount not to exceed 
$49,000. 
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 B.  Receive and consider approval of the City of Duncanville Tax 
Increment Reinvestment Zone No.1 Fiscal Year 2025 Annual 
Report. 

 

3.  REPORTS 

 A.  Briefing and Discussion on Comprehensive Plan Implementation 
and Development Considerations 

 

 B.  Briefing on Proposed Updates to the DCEDC Bylaws for 
Alignment and Governance Clarity 

 

 C.  Briefing on DCEDC and TIF Fund Financial Status 
 

 D.  Briefing on the history and current status of a vacant real estate 
site owned by the DCEDC and commonly referred to as Railroad 
Flats. 

 

 E.  Briefing on a Request for Expressions of Interest (RFEI) to solicit 
concept proposals from the real estate development community 
for a Vacant Property owned by the DCEDC and located at 200 
W Center Street. 

 

4.  PUBLIC HEARING 

5.  OTHER BUSINESS 

6.  EXECUTIVE SESSION 

  In accordance with the Texas Government Code, the DCEDC shall convene into 
closed executive session pursuant to the following section: Section 551.087 (2) – 
Deliberation Regarding Economic Development Negotiations, to deliberate the offer 
of a financial or other incentive to a business prospect. 

7.  RECONVENE INTO OPEN SESSION 

8.  TAKE ANY NECESSARY OR APPROPRIATE ACTION AS A RESULT OF CLOSED 
EXECUTIVE SESSION 

ADJOURNMENT 

 
 
I, the undersigned authority, do hereby certify that this Notice of Meeting was posted in accordance 
with the regulations of the Texas Open Meetings Act on the bulletin board located outside the 
entrance to the City of Duncanville City Hall, next to the entryway doors, a place convenient and 
readily accessible to the general public, as well as to the City’s website www.duncanvilletx.gov and 
said Notice was posted by the following date and time: Tuesday, February 17, 2026 , by 5:00 P.M. 
and remained posted for at least two hours after said meeting was convened. 
 
Marlon Goff 
Interim Director - Economic Development  
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STAFF REPORT 

 
 
MEETING: Community and Economic Development Corporation - February 23, 
2026  
 
TITLE:  
Consideration and possible action to approve a Resolution authorizing the execution of a 
Professional Service Agreement with Catalyst Commercial to provide economic development 
advisory services to the City and Duncanville Community and Economic Development 
Corporation, in an amount not to exceed $49,000. 
 
Vision Statement:  
“Duncanville, a City of Champions, is a safe, vibrant, diverse community 
committed to excellence in education, business, and good governance.” 
 
Pillar:  
Resilient Economic Development 
 
STAFF RESPONSIBLE: 
Marlon Goff 
 
BACKGROUND/HISTORY: 
The City of Duncanville and the Duncanville Community and Economic Development 
Corporation (DCEDC) has continued to receive redevelopment interest, and complex 
public–private partnership (P3) opportunities. Many of these projects require specialized 
technical review, market validation, incentive structures, and land-use feasibility to 
ensure that the City and DCEDC are making informed, fiscally responsible decisions. 
 As the City enters this implementation phase of the comprehensive plan and economic 
development strategy, staff has identified the need for on-call professional advisory 
services to support the evaluation of specific development deals and to provide 
subject-matter expertise when analyzing business terms, return-on-investment (ROI), 
market conditions, and development feasibility. 
 
In recent months, staff engaged in discussions with several reputable firms regarding 
their capability to provide these services. After evaluating experience, regional 
presence, municipal references, and the depth of advisory services offered, staff 
believes that Catalyst Commercial, Inc. is the strongest fit to support Duncanville’s 
current and future needs. Catalyst has a long and successful track record of advising 
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North Texas communities—including Grand Prairie, DeSoto, and others—on 
redevelopment strategy, development deal analysis, retail and commercial recruitment, 
strategic land acquisitions, and disposition of public property. Their working knowledge 
of the DFW market and experience navigating municipal development processes 
provide significant value to the City and DCEDC. 
Under the proposed Contract for Professional Services, Catalyst will provide on-call 
support for: 

• Evaluation of development proposals and business terms 
• Financial modeling, pro forma review, and market analysis 
• Strategic planning related to redevelopment, revitalization, and deal structuring 
• Solicitation, selection, and negotiation with development partners 
• Consultation for municipally-owned property and strategic site activation 
• Skip tracing and private landowner identification activities for targeted sites. 
• Other economic development advisory services as assigned and authorized 

 This item appeared before the DCEDC on December 15, 2025 and Duncanville City 
Council on January 20, 2026. 
 
POLICY EXPLANATION: 
 
 
FUNDING SOURCE: 
 
 
ACTION ALTERNATIVES:  
 
 
ATTACHMENTS:  
Catalyst Brochure 2025, Company Overview, Presentation, On-Call Professional 
Services Agreement _Catalyst, DCEDC Resolution_Catalyst 
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1
We are building a vibrant, inclusive community, driven by a commitment 

to democratic principles and service above self 1

ECONOMIC DEVELOPMENT ADVISORY 
SERVICES 

JOINT MEETING - FEBRUARY 23, 2026
MARLON GOFF
INTERIM DIRECTOR – ECONOMIC DEVELOPMENT
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2

Background 

2

 
• The City and DCEDC have historically maintained ownership of 

vacant land and improved properties as an economic activity.

• The underlying goal of municipal land-banking activity is to return 
land and property assets back to economically productive use in 
support of corridor redevelopment and strategic activity.  

• The complexity of development proposals increases when the use 
of public funds, financing instruments and creation of enterprise 
funding districts and ownership entities are proposed. 

• Advisory services are intended to supplement staff capacity on 
particularly complex or strategic transactions.  
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How Advisory Services Complement Staff 
Expertise 

  
• Supplement staff-level evaluation of development proposals 

• Assist with strategic land positioning and site activation

• Help validate business cases for acquisition & disposal of 
strategic property

• Provide independent financial modeling and market 
assessment

• Strengthen DCEDC and City Council decision-making by 
considering independent analysis and perspective
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Consultant Evaluation Process + Selection  

• Received direction to explore advisory support on strategic 
property assets.

• The evaluation of firms focused on deal analysis, redevelopment 
strategy, and advisory experience

• Consideration given to municipal references and DFW market 
familiarity

• Staff recommends Catalyst Commercial

• This recommendation is based on their experience in the regional 
market, redevelopment expertise, P3 deal structure experience 
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Catalyst Commercial - Clients
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Cost Controls  

• Task-order model provides transparency and oversight

• Ensures predictability and controlled expenditures

• Limits work to specific tasks related to City or DCEDC owned 
real estate assets or strategic development activity

• Up to $49,000 in consultant services, subject to scope, task 
authorization 

• No funds have been committed at this time 
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Process

• Finalize the scope of work based on DCEDC & City Council 
feedback.

• Target formal action on final Professional Services Agreement 
by DCEDC & City Council during the first quarter of 2026.
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Recommendation

1. Motion to approve resolution authorizing execution of 
professional services agreement.

2. Motion to approve this action item with specific changes and 
recommendations

3. Motion to deny  
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THANK YOU
Any questions? Discussion.
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CONTRACT FOR PROFESSONAL SERVICES  
BETWEEN THE DUNCANVILLE ECONOMIC DEVELOPMENT CORPORATION  

AND CATALYST COMMERCIAL, INC. 
 

This Contract for Professional Services (the “Contract”), dated      ,2026, is 
between the DUNCANVILLE COMMUNITY AND ECONOMIC DEVELOPMENT 
CORPORATION (the ”DCEDC”) and Catalyst Commercial, Inc. (the FIRM), whereby the FIRM 
agrees to provide the DCEDC with certain services as described herein and the DCEDC agrees to pay the 
FIRM for those services. 
 
1. Scope of Services 

 
A. In consideration of the compensation stated in Paragraph 2, the FIRM agrees to provide 

the DCEDC with economic development advisory services to support activities designed to advance 
economic development projects in the City of Duncanville, assistance with redevelopment strategy, 
analysis of commercial projects (recruitment of development partners, and/or other economic 
development services, plus any expenses required to carry out the services mentioned above (collectively 
referred to as the “Services”). 
  
2. Payment 
 

A. In consideration of the FIRM’s provision of the Services in compliance with all terms and 
conditions of this Contract, the DCEDC shall pay the FIRM a management fee equal to $500.00 per 
month and hourly for all other Services performed by FIRM, as set forth below.  Except in the event 
of a duly authorized change order, approved by the DCEDC in writing, the total cost of all Services and 
expenses provided under this Contract may not exceed $49,999. 
 

B. FIRM shall invoice DCEDC on a monthly basis, along with approved reimbursable 
expenses incurred to date, and any hourly charges. All invoices shall be due upon receipt and paid within 
thirty (30) days. Any Services undertaken by FIRM and authorized by DCEDC shall be compensated at 
the rates set forth below.  
 

$550.00 per hour for principal 
$250.00 per hour for senior consultants 
$175.00 per hour for associates 
$105.00 per hour for professional support staff 

 
3. Time of Performance 
 

A. FIRM will provide all Services pursuant to this Agreement and will complete such 
Services within 14 months of the Effective Date of this Contract (the “Term”).  

  
B. Time is of the essence of this Contract.  The FIRM shall be prepared to provide the 

Services in the most expedient and efficient manner possible to assist with project activation. 
 
4. Warranty, Indemnification, & Release 
 

A. As an experienced and qualified FIRM, the FIRM warrants that the information provided 
by the FIRM reflects high professional and industry standards, procedures, and performance.  The FIRM 
warrants that the performance of all Services under this Contract will be pursuant to a high standard of 
performance in the profession.  The FIRM warrants that the FIRM will exercise diligence and due care 
and perform in a good and workmanlike manner all of the Services pursuant to this Contract.  Approval of 
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2 
 

the DCEDC shall not constitute, or be deemed, a release of the responsibility and liability of the FIRM, its 
employees, agents, or associates for the exercise of skill and diligence to promote the accuracy and 
competency of their Services, or any document, nor shall the DCEDC's approval be deemed to be the 
assumption of responsibility by the DCEDC for any defect or error in the aforesaid documents prepared 
by the FIRM, its employees, associates, agents, or subcontractors. 

 
B. The FIRM shall promptly correct any defective Services or documents furnished by the 

FIRM at no cost to the DCEDC.   
 

C. In all Services performed hereunder, the FIRM is an independent contractor and not an 
agent or employee of the DCEDC.  The FIRM and its employees are not the agents, servants, or 
employees of the DCEDC.  As an independent contractor, the FIRM shall be responsible for the Services 
and the final work product contemplated under this Contract.  Except for materials and information 
furnished by the DCEDC, the FIRM shall supply all materials, equipment, and labor required for the 
Services to be provided under this Contract. The FIRM shall have ultimate control over the execution of 
the Services.  The FIRM shall have the sole obligation to employ, direct, control, supervise, manage, 
discharge, and compensate all of its employees or subcontractors, and the DCEDC shall have no control 
of or supervision over the employees of the FIRM or any of the FIRM’s subcontractors.  
 

D. The FIRM must at all times exercise reasonable precautions on behalf of, and be solely 
responsible for, the safety of its officers, employees, agents, subcontractors, licensees, and other persons, 
as well as their personal property.  It is expressly understood and agreed that the DCEDC shall not be 
liable or responsible for the negligence of the FIRM, its officers, employees, agents, subcontractors, 
invitees, licensees, and other persons. 

 
E. Responsibility for damage claims (indemnification):  To the fullest extent permitted 

by applicable law, the FIRM and its officers, directors, agents, partners, employees, and consultants 
(collectively, the “Indemnitors”) will and do hereby agree to fully and completely indemnify, 
protect, defend (with counsel approved by the DCEDC), save, and hold harmless the DCEDC, the 
City of Duncanville, representatives of the DCEDC and the City of Duncanville, their various 
departments, and their respective officers, directors, employees, and agents (collectively, the 
“Indemnitees”) from and against all claims, damages, losses, liens, causes of action, suits, 
judgments, and expenses, including attorneys fees (collectively, the “liabilities”) of any person or 
entity whomsoever arising out of, caused by, or resulting from the performance of the Services or 
any part thereof which are caused in whole or in part by any negligent act or negligent omission of 
the FIRM or any one of the Indemnitors. In the event more than one of the Indemnitors are 
connected with an accident or occurrence covered by this indemnification, then each of such 
indemnitors will be jointly and severally responsible to the Indemnitees for indemnification and the 
ultimate responsibility among such Indemnitors for the loss and expense of such indemnification 
will be settled by separate proceedings and without jeopardy to any Indemnitee. The provisions of 
this Section 4.E will not be construed to eliminate or reduce any other indemnification or right 
which the DCEDC or any of the Indemnitees has by law.  Notwithstanding anything contained 
herein to the contrary, FIRM’s liability shall be limited to the actual amount paid to FIRM under 
this Agreement. These limits of liability shall survive termination of this Agreement. 
  

F. Release.  The FIRM releases, relinquishes, and discharges the DCEDC, its officers, 
agents, and employees from all claims, demands, and causes of action of every kind and character, 
including the cost of defense thereof, for any injury to, sickness or death of the FIRM or its employees 
and any loss of or damage to any property of the FIRM or its employees that is caused by or alleged to be 
caused by, arises out of, or is in connection with the DCEDC’s performance under this Contract. Both the 
DCEDC and the FIRM expressly intend that this release shall apply regardless of whether said claims, 
demands, and causes of action are covered, in whole or in part, by insurance. 
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5. FIRM’s Insurance 
 
 A. Maintain Coverage. The FIRM agrees to maintain the minimum insurance 
coverage and comply with each condition set forth below during the duration of this Contract 
with the DCEDC. All parties to this Contract hereby agree that the FIRM’s coverage will be 
primary in the event of a loss, regardless of the application of any other insurance or self-insurance. 

 
(1)  Upon request, FIRM must deliver to DCEDC a certificate(s) of insurance 

evidencing such policies are in full force and effect within 10 business days of notification of the 
DCEDC’s intent to award a Contract. No contract shall be effective until the required certificate(s) 
have been received and approved by the DCEDC. Failure to meet the insurance requirements 
and provide the required certificate(s) and any necessary endorsements within 10 business days 
may cause the Contract to be rejected. 

 

(2)  The DCEDC reserves the right to review these requirements and to modify insurance 
coverage and their limits when deemed necessary and prudent. 

 
 B. Workers’ Compensation Insurance & Employers’ Liability Insurance – If 
applicable, FIRM shall maintain Workers’ Compensation insurance for statutory limits and Employers’ 
Liability insurance with limits not less than $500,000 each accident for bodily injury by accident or 
$500,000 each employee for bodily injury by disease. FIRM shall provide a  Waiver of Subrogation 
in favor of the DCEDC and its agents, officers, officials, and employees.  

 
  C. Commercial General Liability Insurance - FIRM shall maintain Commercial 
General Liability (CGL) with a limit of not less than $1,000,000 per occurrence and an annual 
aggregate of at least $2,000,000. CGL shall be written on a standard ISO “occurrence” form (or a 
substitute form providing equivalent coverage) and shall cover liability arising from premises, 
operations, independent contractors, products-completed operations, personal and advertising injury, 
and liability assumed under an insured contract including the tort liability of another assumed in a 
business contract. No coverage shall be deleted from the standard policy without notification of 
individual exclusions and acceptance by the DCEDC. The DCEDC and its agents, officers, 
officials, and employee shall be listed as an additional insured.  

 
  D. Business Automobile Liability Insurance - FIRM shall maintain Business Automobile 
Liability insurance with a limit of not less than $1,000,000 each accident. Business Auto Liability 
shall be written on a standard ISO version Business Automobile Liability, or its equivalent, 
providing coverage for all owned, non-owned and hired automobiles. FIRM shall provide a Waiver of 
Subrogation in favor of the DCEDC and its agents, officers, officials, and employees. 

 
  E. Professional Liability Insurance - FIRM shall maintain Professional Liability (errors 
& omissions) insurance with a limit of not less than $1,000,000. If written on a “Claims-Made” form, 
FIRM agrees to maintain a retroactive date equivalent to the inception date of the Contract (or earlier) 
and maintain continuous coverage or a supplemental extended reporting period for a minimum of two 
years after the completion of this Contract. FIRM will be responsible for furnishing certification of 
coverage for 2 years following Contract completion. 

 
  F. Policy Limits - Required limits may be satisfied by a combination of primary and 
umbrella or excess liability policies. FIRM agrees to endorse DCEDC and its agents, officers, 
officials, and employees as an additional insured, unless the Certificate states the Umbrella or Excess 
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Liability provides “True Follow Form” coverage. 
 

  G. Deductibles, Coinsurance Penalties & Self-Insured Retention - FIRM may maintain 
reasonable and customary deductibles, subject to approval by the DCEDC. FIRM shall be fully and 
solely responsible for any costs or expenses as a result of a coverage deductible, coinsurance penalty, or 
self-insured retention. 

 
  H. Subcontractors - If the FIRM’s insurance does not afford coverage on behalf of any 
Subcontractor(s) hired by the FIRM, the Subcontractor(s) shall maintain insurance coverage equal 
to that required of the FIRM. It is the responsibility of the FIRM to assure compliance with this 
provision. The DCEDC accepts no responsibility arising from the conduct, or lack of conduct, of the 
Subcontractor. 

 
  I. Acceptability of Insurers - Insurance coverage shall be provided by companies admitted 
to do business in Texas and rated A-:VI or better by AM Best Insurance Rating. 

 
J. Notice of Coverage - Renewal certificates shall be sent a minimum of 10 days prior to 

coverage expiration. Upon request, FIRM shall furnish the DCEDC with certified copies of all insurance 
policies. The Certificate of insurance and all notices shall be sent to: 

 
Duncanville Economic Development Corporation 
Attention: Department Director  
203 E. Wheatland Road 
Duncanville, TX 75116 
Emailed to: eco@duncanvilletx.gov 

 
Failure of the DCEDC to demand evidence of full compliance with these insurance requirements 

or failure of the DCEDC to identify a deficiency shall not be construed as a waiver of FIRM’s 
obligation to maintain such insurance. 

 
  K. Notice of Cancellation, Non-renewal, Material Change, Exhaustion of limits – 
FIRM must provide minimum 30 days prior written notice to the DCEDC of policy cancellation, material 
change, exhaustion of aggregate limits, or intent not to renew insurance coverage. If DCEDC is notified a 
required insurance coverage will cancel or non-renew during the Term, the FIRM shall agree to 
furnish prior to the expiration of such insurance, a new or revised certificate(s) as proof that equal and 
like coverage is in effect. The DCEDC reserves the right to withhold payment to FIRM until coverage is 
reinstated. 

 
  L. FIRM’s Failure to Maintain Insurance – If the FIRM fails to maintain the required 
insurance, the DCEDC shall have the right, but not the obligation, to withhold payment to FIRM until 
coverage is reinstated or to terminate the Contract. 

 
M. No Representation of Coverage Adequacy - The requirements as to types and limits, as well 
as the DCEDC’s review or acceptance of insurance coverage to be maintained by FIRM, is not 
intended to nor shall in any manner limit or qualify the liabilities and obligations assumed by the 
FIRM under the Contract. 
 
6. Termination  
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A. The DCEDC may terminate this Contract at any time upon thirty (30) calendar day’s 
written notice to FIRM. Upon the FIRM’s receipt of such notice, the FIRM shall cease work immediately.  
The FIRM shall be compensated for the services satisfactorily performed prior to the termination date. 
 

B. If, through any cause, the FIRM fails to fulfill its obligations under this Contract, or if the 
FIRM violates any of the agreements of this Contract, the DCEDC has the right to terminate this Contract 
by giving the FIRM five (5) calendar days written notice.  The FIRM will be compensated for the services 
satisfactorily performed before the termination date. 

 
C. No term or provision of this Contract shall be construed to relieve the FIRM of liability to 

the DCEDC for damages sustained by the DCEDC because of any breach of contract by the FIRM. The 
DCEDC may withhold payments to the FIRM for the purpose of setoff until the exact amount of damages 
due the DCEDC from the FIRM is determined and paid. 

 
7. Miscellaneous Terms 
 

A. This Contract has been made under and shall be governed by the laws of the State of 
Texas.  The parties agree that performance and all matters related thereto shall be in Dallas County, 
Texas.   

 
B.   Notices may be made by electronic communication except for notice of default. Notices 

and other communications sent to an e-mail address shall be deemed received upon the sender’s receipt of 
an acknowledgement from the intended recipient (such as by the return receipt requested function, as 
available, return e-mail or other written acknowledgement), provided that if such notice or other 
communication is not sent during the normal business hours of the recipient, such notice or 
communication shall be deemed to have been sent at the opening of business on the next business day for 
the recipient. Any party hereto may change its address or telecopier number or email address for notices 
and other communications hereunder by notice to the other parties hereto. Notices shall be mailed to the 
addresses designated herein or as may be designated in writing by the parties from time to time and shall 
be deemed received when sent postage prepaid U.S. Mail either registered or certified, or electronically to 
the following addresses: 
 
 The Duncanville Economic Development:  The FIRM: 
 Attn: Department Director    Catalyst Commercial, Inc. 

203 E. Wheatland Road     Attn: Jason Claunch 
Duncanville, TX 75116     4719 Cole Avenue, #404 

 eco@duncanvilletx.gov                 Dallas, Texas 75204 
       jason@catalystcommercial.net   

 
C. No waiver by either party hereto of any term or condition of this Contract shall be 

deemed or construed to be a waiver of any other term or condition or subsequent waiver of the same term 
or condition. 

 
D. This Contract represents the entire and integrated agreement between the DCEDC and the 

FIRM and supersedes all prior contracts, negotiations, representations, or agreements, either written or 
oral.  This Contract may only be amended by written instrument approved and executed by the parties. 

 
E. This Contract and all rights and obligations contained herein may not be assigned by the 

FIRM without the prior written approval of the DCEDC. 
 
 F. The FIRM, its agents, employees, and subcontractors must comply with all applicable 
federal and state laws, the charter and ordinances of the DCEDC of Duncanville, and with all applicable 
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rules and regulations promulgated by local, state, and national boards, bureaus, and agencies.  The FIRM 
must obtain all necessary permits and licenses required in completing the work and providing the Services 
required by this Contract.   

G. Reimbursable or other miscellaneous expenses incurred by the FIRM are included in the 
contract price. Any reimbursements in excess of such budgeted expenses will not be allowed, unless 
written authorization is obtained from the DCEDC in advance.  

 
H. Non-prejudice - FIRM, and/or its sub consultants (if any) shall not be barred from representing 

or providing services to the private sector for additional services during or after the termination of this 
Contract for any engagements related to this work. Furthermore, DCEDC acknowledges that Jason 
Claunch, principal for FIRM is a licensed real estate broker (TREC #0456163) and authorizes FIRM to 
act as an intermediary and to appoint its associated licensees to work with the parties in the event that 
broker also represents a buyer, or tenant, that wishes to purchase or lease property listed with the FIRM. 
FIRM may act as an intermediary between a prospective buyer or tenant, subject to The Texas Real Estate 
License Act. DCEDC hereby acknowledges and consents to FIRM acting as an intermediary. No 
additional fees shall be due to FIRM, from DCEDC, except according to the fees set forth herein in 
connection with any intermediary services provided by FIRM, unless in writing per separate 
agreement. Any brokerage services shall be per separate written agreement. 

 
In the event FIRM serves as an Intermediary, FIRM is required to treat each party honestly and 

fairly and to comply with The Texas Real Estate License Act. If FIRM acts as an intermediary in a 
transaction FIRM: 

(1) shall treat all parties honestly; 
(2) may not disclose that the owner will accept a price less that the asking price unless authorized 

in writing to do so by the owner; 
(3) may not disclose that the buyer will pay a price greater than the price submitted in a written 

offer unless authorized in writing to do so by the buyer; and 
(4) may not disclose any confidential information or any information that a party specifically 

instructs the FIRM in writing not to disclose unless authorized in writing to disclose the information or 
required to do so by court order. 
 

I.   The Parties acknowledge that they have read, understood, and intend to be bound by the 
terms and conditions of this Contract.  

 
Executed and effective on this the ____ day of February, 2026 (the “Effective Date”). 

 
 
DCEDC / CITY OF DUNCANVILLE:                         Catalyst Commercial, Inc. 
 
 
_______________________________   _____________________________  
By:       Jason Claunch,  President  
      
_______________________________     
Printed Name       
_______________________________     
Its:        
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Exhibit “A” 

Proposed Work Tasks 
 

Catalyst – DCEDC 
 
Scope 
 
1. Assist with Economic Development Targets 

Consultant shall work with DCEDC to support in the analysis and development of an 
activation strategy based upon available economic assets, DCEDC goals, and activation 
targets. 
 
Fee:  $30,000.00 (payable in 12 monthly installments of $2,50.00) 
 

2. Development/Redevelopment/Revitalization Support 
Per individual Task Orders 
 
 

Total Reserve for additional hourly work and individual Task Orders: $11,499.00 
 
Estimated Reimbursable Expenses:  $2,500.00 
 
Management and Overhead:  $500.00/M 
 
Total (not to exceed):  $49,999.00 
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DUNCANVILLE COMMUNITY AND ECONOMIC DEVELOPMENT 
CORPORATION 

 
RESOLUTION NO. 2026-01-___ 

 
 

RESOLUTION BY THE BOARD OF DIRECTORS OF THE DUNCANVILLE 
COMMUNITY AND ECONOMIC DEVELOPMENT CORPORATION OF 

DUNCANVILLE, TEXAS, AUTHORIZING THE EXECUTION OF A CONTRACT FOR 
PROFESSIONAL SERVICES WITH CATALYST COMMERCIAL, INC. TO PROVIDE 

ON-CALL ECONOMIC DEVELOPMENT ADVISORY SERVICES TO THE 
DUNCANVILLE COMMUNITY AND ECONOMIC DEVELOPMENT CORPORATION 

AND THE CITY OF DUNCANVILLE, IN AN AMOUNT NOT TO EXCEED $49,000, 
AND AUTHORIZING THE PRESIDENT TO EXECUTE NECESSARY DOCUMENTS.  

 

WHEREAS, the Duncanville Community and Economic Development Corporation ("DCEDC") 
is a Type B economic development corporation duly created and authorized to promote economic 
development and contract for professional services pursuant to Chapters 501 and 505 of the Texas 
Local Government Code; and 

WHEREAS, the City of Duncanville and the DCEDC have continued to receive significant 
redevelopment interest and complex public-private partnership opportunities requiring specialized 
technical review, market validation, incentive structuring, and development feasibility analysis to 
support informed, fiscally responsible decision-making; and 

WHEREAS, after evaluating the qualifications, regional experience, and municipal references of 
multiple firms, the DCEDC has determined that Catalyst Commercial, Inc. is best qualified to 
provide on-call economic development advisory services, having a demonstrated track record 
advising North Texas communities on redevelopment strategy, deal analysis, retail recruitment, 
and disposition of public property; and 

WHEREAS, the Contract for Professional Services between the DCEDC and Catalyst 
Commercial, Inc. provides for on-call advisory support including evaluation of development 
proposals, financial modeling, market analysis, strategic planning, negotiation with development 
partners, and consultation related to municipally-owned properties, for a term of fourteen (14) 
months at a total cost not to exceed $49,000; and 

WHEREAS, the DCEDC Board of Directors finds that execution of the Contract for Professional 
Services with Catalyst Commercial, Inc. is in the best interests of the DCEDC and the City of 
Duncanville and will further the Corporation's economic development objectives; 
 

NOW, THEREFORE, BE IT RESOLVED by the Board of Directors of the DCEDC: 
 

1. The above recitals are true and correct; 

2. The Board of Directors hereby approves the Contract for Professional Services between the 
Duncanville Community and Economic Development Corporation and Catalyst Commercial, 
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Inc. for on-call economic development advisory services, in an amount not to exceed $49,000, 
substantially in the form attached hereto as Exhibit "A" and incorporated herein by reference;  

3. The Board President is hereby authorized to execute all necessary documentation to 
effectuate the approved Contract for Professional Services, including but not limited to the 
Contract for Professional Services between the Corporation and Catalyst Commercial, Inc.  

 

Adopted this _____ day of February, 2026. 

 

_____________________________ 

PATRICK HARVEY, 
DCEDC Board President 
 
 
 

ATTEST: 

 

 
_____________________________ 

DCEDC/City Attorney  
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STAFF REPORT 

 
 
MEETING: Community and Economic Development Corporation - February 23, 
2026  
 
TITLE:  
Receive and consider approval of the City of Duncanville Tax Increment Reinvestment Zone 
No.1 Fiscal Year 2025 Annual Report. 
 
Vision Statement:  
“Duncanville, a City of Champions, is a safe, vibrant, diverse community 
committed to excellence in education, business, and good governance.” 
 
Pillar:  
Fiscal Responsiblity and Infrastructure Improvement 
 
STAFF RESPONSIBLE: 
Marlon Goff 
 
BACKGROUND/HISTORY: 
The City of Duncanville Tax Increment Reinvestment Zone (TIRZ) No. 1 was 
established in January 2016 by Ordinance No. 2295 and is scheduled to remain active 
for 20 years until expiration in December 2035. The zone encompasses 231.5 acres of 
land generally along and on either side of Camp Wisdom Road between Cockrell Hill 
Road and Duncanville Road, all within the City's corporate limits. The final project and 
financing plan was approved by Ordinance No. 2312 in July 2017. 
Chapter 311.016 of the Texas Tax Code requires an annual status report to be filed with 
the chief officer of each taxing unit that levies property taxes in a reinvestment zone and 
the state comptroller by the 150th day following the end of the fiscal year. The FY-2025 
annual report covers the fiscal year ending September 30, 2025. 
 
FISCAL YEAR ACTIVITIES 
TIF Board meetings for TIRZ No. 1 during Fiscal Year 2025 were held on the following 
dates: 

• June 25, 2025 
• July 30, 2025 
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• August 27, 2025 

 
Economic Impact 
For the tax year, the zone generated a captured appraised value of $27,547,773, 
representing the difference between the current net taxable value of $84,498,481 and 
the base year value of $56,950,708 established in 2016. This captured value reflects 
approximately 48.4% growth in property values within the zone since its establishment. 
The zone generated $159,085 in tax increment revenue during FY-2025, derived from 
the City’s maintenance and operations tax rate of $0.577487 per $100 of valuation 
applied to the captured appraised value.  The expenditures for FY-2025 total $134.00 in 
administrative costs associated with facilitation of (3) Board Meetings. 
 
POLICY EXPLANATION: 
This annual report is submitted in compliance with Chapter 311.016 of the Texas Tax 
Code, which requires an annual status report to be filed with the chief officer of each 
taxing unit that levies property taxes in a reinvestment zone and the state comptroller by 
the 150th day following the end of the fiscal year. 
 
This report demonstrates compliance with the tax increment financing plan adopted by 
the governing body of the City of Duncanville. The captured appraised value and tax 
increment revenue are being accumulated in accordance with the approved financing 
plan, with funds reserved for future infrastructure improvements and economic 
development activities within the TIRZ boundaries. 
 
FUNDING SOURCE: 
ORG and Object Number 
N/A 
 
Available Budget Purchase Amount After Encumber 
N/A N/A N/A 
  
 
ACTION ALTERNATIVES:  
 1. Approve. 

2. Disapprove 
3. Other actions as directed by the TIF Board. 

 
ATTACHMENTS:  
TIRZ FY-2025 Annual Report 
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CITY OF DUNCANVILLE 
TAX INCREMENT REINVESTMENT ZONE NO. 1 

 
ANNUAL REPORT 

For Fiscal Year Ending September 30, 2025 

 

BACKGROUND 

The City of Duncanville Tax Increment Reinvestment Zone (TIRZ) No. 1 was established in 
January 2016 by Ordinance No. 2295 and will remain active for 20 years until expiration in 
December 2035. The zone encompasses a 231.5-acre tract of land generally along and on either 
side of Camp Wisdom Road between Cockrell Hill Road and Duncanville Road, all within the 
City's corporate limits. The final project and financing plan was approved by Ordinance No. 
2312 in July 2017. 

This annual report is submitted in compliance with Chapter 311.016 of the Texas Tax Code, 
which requires an annual status report to be filed with the chief officer of each taxing unit that 
levies property taxes in a reinvestment zone and the state comptroller by the 150th day following 
the end of the fiscal year. 

 

FISCAL YEAR ACTIVITIES 

TIF Board meetings for TIRZ No. 1 during Fiscal Year 2025 were held on the following dates: 

 June 25, 2025 
 July 30, 2025 
 August 27, 2025 

 

FINANCIAL SUMMARY 

1. REVENUE SOURCES 

Total Revenue for FY 2025:        $159,085 

 Source: Ad Valorem Taxes 
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2. EXPENDITURES 

Total Expenditures for FY2025:       $134.00 

 Administrative costs associated with the facilitation of board meetings for the TIRZ 
during the fiscal year ending September 30, 2025. 

3. OUTSTANDING BONDED INDEBTEDNESS 

Principal and Interest Due:        $0.00 

 There is no outstanding bonded indebtedness as of September 30, 2024 

 

TAX INCREMENT SUMMARY 

4. TAX INCREMENT BASE AND CAPTURED VALUE 

Taxing 
Jurisdiction 

Base Year Value (Tax 
Year 2016) 

Net Taxable Value 
(Tax Year 2023) 

Captured Appraised Value 
(Tax Year 2023) 

City of 
Duncanville 

$56,950,708 $84,498,481 $27,547,773 

Notes: 

 Base Year Value is the total appraised value of all real property in the zone taxable as of 
January 1, 2016 (per the Certified Totals reports prepared by the Dallas Central Appraisal 
District) 

 Captured Appraised Value is the total appraised value of all real property in the zone 
taxable for the current reporting year LESS the Base Year Value 

5. TAX INCREMENT DISTRIBUTION 

Taxing Jurisdiction & 
Participation Rate 

Captured Appraised 
Value (Tax Year 2023) 

M&O Tax Rate 
per $100/Value 

Amount of Increment 
(Fiscal Year 2024) 

City of Duncanville 
(100%) 

$27,547,773 $0.577487 $159,085 
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FUND BALANCE HISTORY 

Five-Year Financial Summary 

Fiscal Year FY2021 FY2022 FY2023 FY2024 FY2025 

Revenues $95,612 $58,717 $97,937 $139,137 $159,085 

Expenditures $0 $0 $0 $0 $134 

Net Income $95,612 $58,717 $97,937 $139,137 $158,951 

Beginning Balance $257,668 $353,280 $411,997 $509,934 $649,071 

Ending Balance $353,280 $411,997 $509,934 $649,071 $808,022 

 

COMPLIANCE STATEMENT 

This report demonstrates compliance with the tax increment financing plan adopted by the 
governing body of the City of Duncanville. The captured appraised value and tax increment 
revenue are being accumulated in accordance with the approved financing plan, with funds 
reserved for future infrastructure improvements and economic development activities within the 
TIRZ boundaries. 

 

ZONE INFORMATION 

Zone Name: City of Duncanville Tax Increment Reinvestment Zone No. 1 
Zone Location: 231.5 acres along Camp Wisdom Road between Cockrell Hill Road and 
Duncanville Road 
Established: January 2016 (Ordinance No. 2295) 
Expiration Date: December 2035 
Project/Financing Plan Approved: July 2017 (Ordinance No. 2312) 
Lead Taxing Unit: City of Duncanville 
County: Dallas County 
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STAFF REPORT 

 
 
MEETING: Community and Economic Development Corporation - February 23, 
2026  
 
TITLE:  
Briefing and Discussion on Comprehensive Plan Implementation and Development 
Considerations 
 
Vision Statement:  
“Duncanville, a City of Champions, is a safe, vibrant, diverse community 
committed to excellence in education, business, and good governance.” 
 
Pillar:  
Resilient Economic Development 
 
STAFF RESPONSIBLE: 
Mark Rauscher 
 
BACKGROUND/HISTORY: 
Kevin Shepherd, PE, is the Founder and CEO of Verdunity, a planning and engineering 
firm headquartered in Duncanville, Texas, that specializes in helping communities 
understand the fiscal and environmental impacts of land use and development 
decisions. With over 30 years of experience in civil engineering, planning, site 
development, and municipal finance.  He is a vocal advocate for the Strong Towns 
movement, serves on the board of the North Texas chapter of the Congress for the New 
Urbanism, and regularly speaks and writes on fiscally-based planning, small-scale 
development, and neighborhood revitalization. 
 
This briefing will explore how the choices embedded in a city's comprehensive plan — 
from land use designations and zoning policy to infrastructure investment and 
development approvals — directly shape long-term fiscal outcomes and the 
sustainability of municipal services. Development patterns that appear beneficial in the 
short term can create infrastructure and maintenance obligations that outpace the tax 
revenues they generate, while strategic, incremental investment in higher-yielding land 
uses can strengthen a city's financial position over time. Staff has invited Mr. Shepherd 
to provide Council with a framework for evaluating how Duncanville's planning and 
development decisions can be aligned with the City's long-term resource capacity and 
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community goals. 
 
POLICY EXPLANATION: 
 
 
FUNDING SOURCE: 
 
 
ACTION ALTERNATIVES:  
 
 
ATTACHMENTS:  
None 
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STAFF REPORT 

 
 
MEETING: Community and Economic Development Corporation - February 23, 
2026  
 
TITLE:  
Briefing on Proposed Updates to the DCEDC Bylaws for Alignment and Governance Clarity 
 
Vision Statement:  
“Duncanville, a City of Champions, is a safe, vibrant, diverse community 
committed to excellence in education, business, and good governance.” 
 
Pillar:  
Resilient Community and Economic Development 
 
STAFF RESPONSIBLE: 
Marlon Goff 
 
BACKGROUND/HISTORY: 
The DCEDC Bylaws were last comprehensively amended in 2017. Since that time, the 
Corporation’s governance, administrative practices, and coordination with the City of 
Duncanville have continued to evolve. In September 2025, staff and legal counsel 
completed a full legal and administrative review of the Bylaws to ensure compliance 
with current state law, City Charter provisions, and best practices for Type B 
corporations. 
 
The revised document—prepared in collaboration with the City Attorney—modernizes 
sections related to board composition, officer responsibilities, financial oversight, 
conflict-of-interest standards, and the City–Board relationship. These revisions reflect 
the most up-to-date legal guidance and incorporate board and staff feedback provided 
during recent DCEDC meetings and subcommittee discussions. 
 
Governance and Membership 

• Board Composition & Qualifications: Updates membership language to 
broaden eligibility while ensuring balanced community and professional 
representation. 

• Term Limits: Limits Directors to three consecutive terms, with an exception 
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available through City Council for continuity. 
• Officers: Establishes a maximum of two consecutive terms for any officer 

position. 

 
Board Operations 

• Attendance and Removal: Provides that a Director may be removed after three 
unexcused absences within a fiscal year. 

• Citizens Engagement: Requires a Citizens Forum on each regular agenda and 
an annual joint meeting with City Council every January. 

• Ex-Officio Members: Authorizes City Council to appoint non-voting advisory 
members. 

 
Ethics and Accountability 

• Conflict of Interest: Strengthens disclosure, abstention, and annual 
acknowledgment requirements for Directors. 

• Indemnification and Compliance: Clarifies adherence to City Charter, Council 
policies, and open-government laws. 

 
Administrative Coordination 

• City–Board Relationship: Establishes the requirement for an annual 
Administrative Services Agreement to formalize staffing, financial, and legal 
support. 

• Financial Oversight: Requires monthly financial reports, an annual independent 
audit, and budget adoption by June 30 each year. 

• Asset Reversion: Clarifies that all assets revert to the City upon dissolution. 

 
Benefits of the Revisions 
The revised Bylaws improve organizational transparency, accountability, and alignment 
with City governance standards. They ensure the Corporation operates within clear 
legal and procedural frameworks, promoting stronger oversight and stewardship of 
public funds. The addition of term limits, attendance standards, and an annual joint 
meeting with City Council encourages consistent engagement and fresh perspectives 
while maintaining institutional continuity. 
Overall, these updates establish a more transparent and collaborative structure 
between the DCEDC, City Council, and City Administration—further strengthening 
public confidence and supporting effective policy implementation. 
 
POLICY EXPLANATION: 
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FUNDING SOURCE: 
 
 
ACTION ALTERNATIVES:  
 
 
ATTACHMENTS:  
BYLAWS_Redline, Bylaws_Presentation 2 
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BYLAWS OF THE 

DUNCANVILLE COMMUNITY AND ECONOMIC DEVELOPMENT 
CORPORATION 

 
ARTICLE I 

PURPOSE AND POWERS 
 
SECTION 1. REGISTERED OFFICE AND REGISTERED AGENT 
 
The Duncanville Community and Economic Development Corporation (the "Corporation") 
shall have and continuously maintain in the State of Texas a registered office, and a registered 
agent whose office is identical with such registered office, as required by the Texas Non-
Profit Corporation Act., and state law. The Registered Agent for the Corporation shall be 
the City Manager, subject that the Board of Directors (the "Board") from time to time, may 
change the registered agent and/or the address of the registered office, subject to City Council 
approval, provided that such change is appropriately reflected in these Bylaws and in the 
Articles of Incorporation (the "Articles"). 
 
The registered office of the Corporation is located at 203 E. Wheatland Road, 
Duncanville, Dallas County, Texas 75116, and at such address is the Corporation, whose 
mailing address is P.O. Box 380280, Duncanville, Texas, 75138. Said address shall also 
serve as the principal office of the Corporation and Board. 
 

SECTION 2. PURPOSE. 
 
The Corporation is incorporated as a non-profit corporation for the purposes set forth in the 
Articles the same to be accomplished on behalf of the City of Duncanville, Texas (the "City") 
as its duly constituted authority and instrumentality in accordance with the Texas 
Development Corporation Act of 1979, Article 5190.6, Section 4B Tex. Rev. Civ. Stat., Ann., as 
amended, (the "Act"), other applicable laws, and City of Duncanville Resolution No. 95-041708 
, including all permissible projects prescribed by the Act, and for parks and park facilities, 
municipal buildings (for example library facilities), including maintenance and operating costs 
of such facilities, for the promotion and expansion of manufacturing and industrial facilities, 
and other economic development purposes. The Corporation shall be a non-profit corporation 
as defined by the Internal Revenue Code 1986, as amended, and the applicable regulations 
of the United States Treasury Department and the rulings of the Internal Revenue Service 
of the United States 
prescribed and promulgated thereunder. 
 

SECTION 3. POWERS. 
 
In the fulfillment of its corporate purpose, the Corporation shall be governed by Section 4B 
of the Act, and shall have all of the powers set forth and conferred in the Act, and in 
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other applicable laws, subject to the limitations prescribed therein and herein and to the 
provisions thereof and hereof. 
 

ARTICLE II 
BOARD OF DIRECTORS 

 

SECTION 1. NUMBER OF TERM OF OFFICE. 
 
 

A. The property and affairs of the Corporation shall be managed and controlled by a 
Board and, subject to the restrictions imposed by law, by the Articles and these 
Bylaws, the Board shall exercise all of the powers of the Corporation. 
 

B. The Board shall consist of seven (7) directors, each of whom shall be appointed by 
the City Council. Each of the directors shall be a resident of the City.The Board of 
Directors shall consist of seven (7) members, each of whom shall be a resident of the City 
of Duncanville or an owner, operator, or office of a business with a physical presence 
within the City limits.  
 

C. Four (4) members of the first Board shall serve terms of two (2) years and three (3) 
members shall serve terms of one (1) year. The respective terms of the initial directors 
shall be determined by the City Council.  Thereafter, each successive member of the 
Board members shall be appointed and serve for two (2) years or until a successor is 
appointed as hereinafter provided. In addition to the other qualifications as provided by 
law, all persons appointed as members of the Board shall be from one (1) or more 
of the following professional affiliations or disciplines: 
 

 Commercial Real Estate 
 Business Banking 
 Financial Services 
 Certified Public Accounting 
 Chief Executive Officer/Chief Operating Officer 
 Lawyer 
 Economic Development 
 Architect 
 Engineer 
 Developer 
 Land Planner 
 Economist 
 Citizen 

 
No more than two (2) members shall be from any single category, affiliation or discipline. 
No more than one (1) member of the Board may be appointed as a citizen member who 
does not possess the affiliation or discipline qualification as set forth in this subsection. 
No more than one (1) member of the Board may be a non-resident of the City of 

Page 39 of 155



3 
 

Duncanville Also, three (3) directors shall be persons who are not employees, officers 
of the City or members of the City Council. (Amended by DCEDC on March 19, 2014) 

Director Members. Each Board Member shall serve a term of two (2) years. No Board 
Member shall serve more than three (3) consecutive terms. After serving the maximum 
number of consecutive terms, a Board Member shall not be eligible for reappointment 
until at least one (1) year has elapsed. 

Continuity Exception. Notwithstanding the foregoing, the City Council may, upon a 
finding that continuity of service is in the best interest of the Corporation and the City, 
reappoint a Board Member to an additional consecutive term beyond the stated limit. 

Officers. Officers of the Corporation shall serve for a term of one (1) year or until their 
successors are duly elected. No Officer shall serve more than two (2) consecutive terms 
in the same officer position. An Officer may continue to serve as a Board Member upon 
the expiration of such officer service, subject to the term limitations applicable to Board 
Members. 

Staggering of Terms. Board Member appointments shall be staggered so that 
approximately one-half (½) of the Board is appointed or reappointed each year to ensure 
continuity of experience and leadership. 

 
 

 
D. Any director may be removed from office by the City Council at will. A vacancy of 

any director's position, which occurs by reason of death, resignation, 
disqualification, removal, or otherwise, shall be filled by the City Council. 

 
Section 2. BOARD COMPOSITION  

In making appointments, the City Council shall give due consideration to ensuring representation 
from the following categories: 
a. Owners or operators of brick-and-mortar businesses located within the City; 
b. Individuals actively engaged in retail, service, dining, manufacturing, or other sectors 
contributing to the City’s economic development; 
c. Persons with expertise in finance, law, real estate, planning, or other professional fields 
relevant to the purposes of the Corporation; and 
d. Residents or community leaders with demonstrated involvement in civic or nonprofit activities 
supporting the economic vitality of the City. 

No single category of representation shall constitute a majority of the Board. 

All appointments shall be made in accordance with the Development Corporation Act, applicable 
state law, and City ordinance. 
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SECTION 23. VACANCIES AND RESIGNATIONS. 
 
A vacancy in any position of director which occurs by reason of death, resignation, 
disqualification, removal, or otherwise, shall be filled as prescribed in Article 11, Section 1 .  
A vacancy in the office of President or Vice President which occurs by reason of death, 
resignation, disqualification, removal, or otherwise, shall be filled by election by the 
Board, from the remaining directors, for the unexpired portion of the term of that office. Any 
director may resign at any time. Such resignation shall be made in writing, addressed to the 
Mayor and the City Secretary, and shall take effect at the time specified therein, or if no time 
is specified, at the time of its receipt by the City Secretary. 
 
SECTION 34.  MEETINGS OF DIRECTORS. 
 
For meetings of the Board or committees, notice thereof shall be provided and set forth 
in accordance with the Texas Open Meetings Act, Chapter 551 of the Texas Local 
Government Code. Any member of the Board, officers of the Corporation or Mayor, may have 
an item placed on the agenda by delivering the same in writing to the Secretary of the Board no 
less than three (3) calendar business days prior to the date of the Board meeting. Each agenda 
of a Board meeting shall contain an item, titled "Citizens Forum", to allow public comment 
to be made by the general public concerning Board related matters. However, no official or 
formal action or vote may be taken on any comment made by citizens during Citizens Forum. 
 
TheA annual joint meeting of the Board and the City Council shall be in January une of 
each year, at 6:00 p.m., unless an alternate date and time is proposed by the City Council The 
Board shall hold regular and special meetings, in the corporate limits of the City, at such 
place or places as the Board may from time to time determine, and in conformance with the 
Texas Open Meetings Act. 
 
SECTION 45.  QUORUM. 
 
A quorum is a majority of the Board, being not less than four (4) members, and shall be present 
for the conduct of the official business of the Corporation. The Act of four (4) or more directors 
at a meeting at which a quorum is in attendance shall constitute the act of the Board and of the 
Corporation, unless the act of a greater number is required by these Bylaws, policies/procedures 
of the Board, City Council resolution/ordinance, or state law. 
 
SECTION 56. CONDUCT OF BUSINESS. 
 
A. At the meetings of the Board, matters pertaining to the business of the Corporation shall 

be considered in accordance with the rules of procedure as from time to time prescribed 
by the Board. Unless otherwise adopted by the Board, the rules of procedures of the City 
Council shall be the rules of procedures for the Board. 
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B. At all meetings of the Board, the President shall preside, and in the absence of 
the President, the Vice President shall exercise the powers of the President. 
 

C. The Secretary of the Corporation shall act as Secretary of all meetings of the Corporation, 
but in the absence of the Secretary, the presiding officer may appoint any person to act 
as Secretary of the meeting. The Secretary shall keep minutes of the transactions of 
the Board and committee meetings and shall cause such official minutes to be recorded 
in books kept for that purpose in the principal office of the Corporation. 
 

SECTION 67. COMMITTEES OF THE BOARD. 
 
An official committee of the Board shall consist of two (2) or more directors. It is provided, 
however, that all final official actions of the Corporation may be exercised only by the Board. 
Each committee so designated shall keep regular minutes of the transactions of its meetings and 
shall cause such minutes to be recorded in books kept for that purpose in the principal office 
of the Corporation. 
 
SECTION 78. COMPENSATION OF DIRECTORS. 
 
The directors, including the President and Vice President, shall not receive any salary 
or compensation for their services. However, directors may be reimbursed for their actual 
expenses incurred in the performance of their duties hereunder, including but not limited to 
the cost of travel, lodging and incidental expenses reasonably related to the corporate duties 
of the Board. Travel expenses incurred by directors for both regular and special meetings are 
not eligible for reimbursement. 
 

ARTICLE III 
OFFICERS 

 
SECTION 1. TITLES AND TERM OF OFFICE. 
 
The President and Vice President shall be elected by the Board and shall serve a term of one 
(12) year. The respective terms of the initial President and Vice President shall be 
determined by the City Council. The President and Vice President shall continue to serve 
until their successors are appointed as provided in Article 11, Section 1. 
 
SECTION 2. POWERS AND DUTIES OF THE PRESIDENT. 
 
The President shall be the chief executive officer of the Corporation, and shall, subject to 
the authority of the Board and paramount authority and approval of the City Council, preside 
at all meetings of the Board, and absent any different designation by a majority of the Board, 
shall sign and execute all contracts, conveyances, franchises, bonds, deeds, assignments, 
mortgages, and notes in the name of the Corporation. In addition, the President shall: 
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A. call both regular and special meetings of the Board and establish the agenda for 
such; 
 

B. have the right to vote on all matters coming before the Board; 
 
C. have the authority to appoint standing or study committees to aid and assist the 

Board in its business undertaking or other matters incidental to the operation 
and functions of the Board; 

 
D. perform all duties incident to the office, and such other duties as shall be 

prescribed from time to time by the Board, subject to approval by the City 
Council; 

 
E. appear before the City Council on a periodic basis to give a report on the status of 

activities of the Corporation; and 
 
F. appear before the City Council, or be represented by his designee, regarding any 

item being considered by the City Council concerning the Corporation. 
 
 
SECTION 3. VICE PRESIDENT. 
 
The Vice President shall exercise the powers of the President during that officer's absence 
or inability to act. The Vice President shall also perform other duties as from time to time may 
be assigned by the President or the Board. 
 
SECTION 4. ATTENDANCE. 
 
Directors must be present in order to vote at any meeting. Regular attendance at the Board 
meetings is required of all directors. The following number of absences shall constitute the basis 
for replacement of a director. Three (3) consecutive unexcused absences from meetings of the 
Board shall cause the position to be considered vacant. In addition, the position of any director 
who has four ( 4) unexcused absences in a twelve (12) month period shall be considered vacant. 
Directors are expected to attend all regular and special meetings of the Board. If a Director is 
unable to attend a meeting, the Director shall notify the President or the staff liaison as far in 
advance as reasonably possible. Any Director who accrues more than three (3) unexcused 
absences within a fiscal year may be subject to removal from the Board in accordance with these 
Bylaws. Absences due to illness, family emergencies, or other circumstances approved by the 
President shall be considered excused and shall not count toward the annual limit on unexcused 
absences. The staff liaison shall maintain an official record of attendance for each Director. 
SECTION 5. CONFLICT OF INTEREST. 
 
In the event that a director is aware that he has a conflict of interest or potential conflict of 
interest, with regard to any particular matter or vote coming before the Board, the director shall 
bring the same to the attention of the Board and shall abstain from discussion and voting thereof. 
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Any director shall bring to the attention of the Board any apparent conflict of interest or potential 
conflict of interest of any other director, in which case the Board shall determine whether a true 
conflict of interest exists before any further discussion or vote shall be conducted regarding that 
particular matter. The director about whom a conflict of interest question has been raised shall 
refrain from voting with regard to the determination as to whether a true conflict exists. Failure 
to conform to these requirements herein and policies as may be adopted by the Board is cause for 
dismissal from the Board by action of the City Council. 

Directors shall exercise their duties in good faith and in the best interest of the Corporation. A 
Director who has a direct or indirect financial or personal interest in any matter before the Board 
shall disclose the interest to the Board prior to any discussion or vote on the matter. Following 
such disclosure, the interested Director shall abstain from discussion and voting on the matter 
and shall not be counted toward a quorum for that portion of the meeting. 

The minutes of the meeting shall reflect the disclosure made, the abstention from discussion and 
voting, and the quorum situation. 

Each Director shall annually sign a written statement affirming that they have received, read, 
understand, and agree to comply with the Corporation’s Conflict of Interest Policy. The Board 
may adopt additional procedures to ensure compliance with applicable state law, the Texas Local 
Government Code, and the Texas Open Meetings Act. 

 
SECTION 6. IMPLIED DUTIES. 
 
The Corporation is authorized to do that which the Board deems desirable, subject to 
City Council approval, to accomplish any of the purposes or duties set out or alluded to 
in the Articles, these Bylaws, and in accordance with State Law. 
 
SECTION 7. BOARD'S RELATIONSHIP WITH THE CITY. 
 
In acceptance with state law, the Board shall be responsible for the proper discharge of its duties 
assigned herein. The Board shall determine its policies and directives within the limitations 
of the duties herein imposed by applicable laws, the Articles, these Bylaws, contracts entered 
into with the City, and budget and fiduciary responsibilities. Such policies and directives are 
subject to approval by the City Council. Any request for services made to the departments of 
the City shall be made by the Board or its designee in writing to the City Manager. The City 
Manager may approve such request for assistance from the Board when he finds such requested 
services are available within the City and that the Board has agreed to reimburse the City for the 
cost of such services so provided, as provided in Article-III, Section 8 of these Bylaws. 

In accordance with state law, the Board shall be responsible for the proper discharge of its duties 
as set forth in these Bylaws, the Articles of Incorporation, and applicable statutes, subject at all 
times to the ultimate authority of the City Council. The Board shall determine its policies and 
directives within such limitations, and such policies and directives shall be subject to approval by 
the City Council. 
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The Board shall coordinate its activities with the City through the City Manager or the City 
Manager’s designee. Requests for City services or departmental assistance shall be made through 
the City Manager in accordance with procedures established under the Administrative Services 
Agreement or other contracts for services approved by the Board. 

The relationship between the Corporation and the City regarding administrative, financial, legal, 
or other services shall be governed by written agreements approved pursuant to Section 8 
Contracts for Services of these Bylaws. 

 

SECTION 8. CONTRACTS FOR SERVICE. 
 
The Corporation may, with approval of the City Council, contract with any qualified and 
appropriate person, association, corporation or governmental entity to perform and discharge 
designated tasks which will aid or assist the Board in the performance of its duties. However, no 
such contract shall ever be approved or entered into which seeks or attempts to divest the Board 
of its discretion and policy-making functions in discharging the duties herein set forth. An 
administrative services agreement shall be executed between the Board and the City Council for 
the services provided and compensated as provided for herein. 
 
Subject to the authority of the City Manager under the Charter of the City, the Corporation shall 
have the right to utilize the services of the staff and employees of the Finance Department of the 
City, the staff and employees of the Parks and Recreation Department and other employees of 
the City, provided (i) that the City Manager approves of the utilization of such services, (ii) that 
the Corporation shall pay, as approved by the City Manager, reasonable compensation to the City 
of such services, and (iii) the performance of such services does not materially interfere with the 
other duties of such personnel of the City. Utilization of the aforesaid City staff shall be solely by 
an agreement approved by the City Council. 

The Corporation may contract with the City of Duncanville, or with other entities as permitted by 
law, to provide services necessary for the proper administration and operation of the 
Corporation. Such services may include, but are not limited to, administrative support, financial 
management, accounting, auditing, legal services, insurance and risk management, and other 
professional or operational services required to carry out the purposes of the Corporation. 

An annual Administrative Services Agreement shall be executed between the Corporation and 
the City, setting forth the scope of administrative and financial services to be provided, the level 
of staffing and support, and the amount to be charged for such services (the “Administrative 
Services Charge”). The Administrative Services Charge shall be reviewed and approved annually 
by the Board of Directors. 

The Corporation may also provide or receive departmental support or funding through 
agreements with City departments or other public entities, provided such arrangements comply 
with the Texas Local Government Code and all other applicable laws governing the use of 
economic development funds. 
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All contracts for services, including administrative services, departmental support, legal counsel, 
auditing, insurance coverage, or other contractual arrangements for the expenditure of 
Corporation funds, must be approved by the Board of Directors in an open meeting and recorded 
in the minutes of the Corporation. 

The Board of Directors may adopt policies establishing procurement procedures, standards of 
contracting, or guidelines for service agreements, provided such policies remain consistent with 
these Bylaws and applicable state law. 

 
 
 
 
 
 

ARTICLE IV 
FUNCTIONAL CORPORATE DUTIES AND REQUIREMENTS 

 
SECTION 1. CHIEF ADMINISTRATIVE OFFICER 
 
The City Manager or histhe City Manager’s  designee shall be the chief administrative officer of 
the Corporation and be in general charge of the properties and affairs of the Corporation, shall 
administer all work orders, requisitions for payment, purchase orders, contract 
administration/oversight, and other instruments or activities as prescribed by the Board in the 
name of the Corporation.  
 
The City Manager or the City Manager’s designee shall employ such full or part-time employees 
as needed to carry out the programs of the Board. These employees shall be employees of the 
City and perform those duties as are assigned to them. These employees shall be compensated as 
prescribed in Article III, Section 8 of these Bylaws. The City Manager shall have the authority, 
and subject to provisions of the City Charter and policies-procedures of the City, to hire, fire, 
direct, and control the work, as functionally appropriate, of such employees. 
 
The City Manager or the City Manager’s his designee shall have the responsibility to see to the 
handling, custody, 
and security of all funds and securities of the Corporation. When necessary or proper, the City 
Manager shall endorse and sign, on behalf of the Corporation, for collection or issuance, checks, 
notes and other obligations drawn upon such bank or banks or depositories as shall be designated 
by the City CouncilBoard  consistent with these Bylaws. The City Manager shall see to the entry 
in the books of the Corporation of full and accurate accounts of all monies received and paid out 
on account of the Corporation. The City Manager shall, at the expense of the Corporation, give 
such bond for the faithful discharge of the duties in such form and amount as the City Council 
shall require, by resolution. The City Manager shall submit a monthly report to the Board, in 
sufficient detail, of all checks or drafts issued on behalf of the Corporation for the previous 
month. 
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The City Manager, or the City Manager’s designee, acting as the Chief Administrative Officer of 
the Corporation, shall oversee the day-to-day administrative operations of the Corporation in 
accordance with applicable law, these Bylaws, and contracts approved by the Board. The City 
Manager, or their designee, shall submit a monthly financial report to the Board detailing all 
checks, drafts, or other disbursements issued on behalf of the Corporation during the preceding 
month. The report shall provide sufficient detail to allow the Board to monitor expenditures, 
ensure compliance with the budget, and verify proper use of Corporation funds. 

The City Manager, or their designee, shall also serve as the primary liaison between the 
Corporation and City departments providing services under any Administrative Services 
Agreement or other contracts approved by the Board. The Board may request additional 
information or clarification regarding financial or operational matters as necessary to fulfill its 
fiduciary responsibilities. 

 
SECTION 2. SECRETARY. 
 
The Secretary shall keep the minutes of all meetings of the Board and committees in books 
provided for that purpose, shall give and serve all notices, shall sign with the President in the 
name of the Corporation, and/or attest the signature thereto, all contracts, conveyances, 
franchises, bonds, deeds, assignments, mortgages, notes and other instruments of the 
Corporation; shall have charge of the corporate books, records, documents and instruments 
except the books of account and financial records and securities, and such other books and 
papers as the Board may direct, all of which shall at all reasonable times be open to public 
inspection upon application at the office of the Corporation during business hours, and shall in 
general perform all duties incident to the office of Secretary subject to the control of the Board. 
The Secretary shall endorse and countersign, on behalf of the Corporation, for collection or 
issuance, checks, notes and other obligations in or drawn upon such bank or banks or 
depositories as shall be designated by the City Council consistent with these Bylaws. The 
Secretary shall be an employee of the City. 

The recording and administrative duties of the Secretary shall be performed by City staff, who 
shall maintain accurate and complete records of all Board meetings, including minutes of regular 
and special meetings, attendance records, and official correspondence of the Corporation. 

The Secretary, through City staff, shall ensure that notices of meetings are issued in accordance 
with these Bylaws and the Texas Open Meetings Act. All minutes, records, and official 
documents shall be made available to the Board and to the public as required by law. 

The Board may, from time to time, request summaries or specific reports from the Secretary 
regarding the Corporation’s records, and staff shall provide such information promptly to enable 
the Board to fulfill its fiduciary and oversight responsibilities. 

 
SECTION 3. EX-OFFICIO MEMBERS. 
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The City Council may appoint Ex-Officio members to the Board of Directors as it deems 
appropriate. These representatives shall have the right to take part in any discussion of open 
meetings, but shall not have the power to vote in the meetings. Ex-Officio members shall serve a 
term of one year. 
 
Ex-Officio members shall be required to take an Oath of Office and abide by, and be subject to, 
the City Code of Ethics. 
An Ex-Officio Member is an individual appointed by the City Council to serve on the Board of 
Directors in an advisory capacity. Ex-Officio Members participate in discussions, provide 
guidance, expertise, and support to the Board, but do not have voting rights. Their role is to assist 
the Board in fulfilling its mission while ensuring a link between the Corporation and the City, 
and they are subject to all applicable laws, ethics rules, and City policies that govern public 
officials. The City Council may appoint Ex-Officio Members to the Board as it deems 
appropriate, and such Members shall serve a term of one (1) year, subject to reappointment by 
the City Council. Ex-Officio Members have the right to participate in all discussions during open 
meetings of the Board but shall not vote, and their advisory contributions shall be non-binding 
unless otherwise authorized by the Board or applicable law. Prior to assuming their duties, Ex-
Officio Members shall take an Oath of Office and shall comply with, and be subject to, the City 
Code of Ethics and all applicable laws governing the conduct of public officials. 
SECTION 4. PARTICIPATION IN BOARD MEETINGS. 
 
The City Manager or the City Manager’s designee, Secretary, Mayor and Councilmembers, shall 
have the right to take part in any discussion of the Board, or committees thereof, including 
attendance excluding of executive sessions, but shall not have the power to vote in any meetings 
attended. 
 
SECTION 5. DUTIES OF THE BOARD. 
 
The Board shall develop a combined Community Enhancement Program, (the "CEP"), including 
maintenance and operation costs thereof, for the City which shall include and set forth short and 
long term goals. Such plan shall be approved by the City Council. The CEP developed by the 
Board shall be one that incorporates the Capital Improvement Plans of the City Parks and 
Recreation Department, and the Public Library, and the promotion and expansion of 
manufacturing and industrial facilities, other economic development purposes, and other 
similarly related community development needs within the financial constraints of revenues 
available to the Corporation. The Board shall conduct a public hearing concerning both the 
adoption and required annual updates to the CEP. A legal notice shall be advertised as 
determined by the Board, at least three (3) days prior to the scheduled public meeting or seven 
(7) days prior to a Public Hearing. 
 
The Board shall review and update the CEP once a year to ensure the plan is up to date with 
current community needs and is capable of meeting Duncanville's community enhancement 
needs. The Board shall expend, in accordance with State law and subject to City Council 
approval, the funds received by it for community enhancement where such expenditures will 
have a benefit to the citizens of Duncanville. The Board shall make an * annual report to the City 
Council including, but not limited to the following: 
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A. A review of the accomplishments of the Board in the area of community 

enhancement; and 
 

B. The activities of the Board for the budget year addressed in the annual report, 
together with any proposed change in the activity as it may relate to community 
enhancement. 

 
*The required annual report shall be made to the City Council no later than March 1st of each 
year. 
 
The Board shall be accountable to the City Council for all activities undertaken by it or on its 
behalf, and shall report on all activities of the Board, whether discharged directly by the Board or 
by any person, firm, corporation, agency, association or other entity on behalf of the Board. 

The Board shall oversee and direct the activities of the Corporation in accordance with 
applicable law, these Bylaws, the Articles of Incorporation, and contracts approved by the Board 
and the City Council. The Board shall establish goals and priorities for the Corporation that 
promote economic development, community enhancement, and other initiatives consistent with 
the Corporation’s mission and the financial resources available. The Board shall ensure that all 
projects, programs, and expenditures comply with state law, City Council approval requirements, 
and the Corporation’s fiduciary responsibilities. 

The Board shall maintain transparency and accountability by reviewing and approving all 
budgets, contracts, and agreements for services, and by monitoring the performance of 
Corporation initiatives. The Board shall submit an annual report to the City Council summarizing 
activities undertaken, accomplishments achieved, and any proposed initiatives or changes in 
priorities. The Board shall be accountable to the City Council for all actions undertaken by the 
Board or on its behalf, whether executed directly by the Board or by any individual, firm, 
corporation, agency, or other entity acting on the Board’s authority. In exercising its duties, the 
Board shall adhere to the principles of care, loyalty, and compliance with applicable law to 
ensure prudent management of the Corporation’s resources and effective service to the citizens 
of Duncanville. 

 
SECTION 6. COMPONENTS OF THE CEP. 
 
The Board shall submit to the City Council for its approval, the CEP which shall include 
proposed methods and the expected costs of implementation, and cost of operations and 
maintenance of the projects. The plan shall include both short and long term goals for the 
enhancement of the City. 
 
SECTION 76. ANNUAL CORPORATE BUDGET. 
 
The Board shall prepare and adopt a proposed budget of expected revenues and proposed 
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expenditures for the next ensuing fiscal year on or before July 31stJune 30th  of each year. The 
fiscal year 
of the corporation shall commence on October 1st of each year and end on September 30. The 
budget shall contain such classifications and shall be in such form as may be prescribed from 
time to time by the City Council. The budget proposed for adoption shall include the projected 
operating expenses, and such other budgetary information as shall be required by the City 
Council for its approval and adoption. The budget shall be considered adopted upon formal 
approval by the City Council. 
 
SECTION 8. FINANCIAL BOOKS, RECORDS, AUDITS. 
 
The City Manager or City Manager’s  his designee shall keep and properly maintain, in 
accordance with generally 
accepted accounting principles, complete financial books, records, accounts, and financial 
statements pertaining to its corporate funds, activities, and affairs. The City shall cause the 
Corporation's financial books, records, accounts, and financial statements to be audited at least 
once each year by an outside, independent auditing and accounting firm selected by the City 
Council. Such audit shall be at the expense of the Corporation. 
 
SECTION 9. DEBT, DEPOSIT AND INVESTMENT OF CORPORATE FUNDS. 
 
All proceeds from the issuance of bonds, notes or other debt instruments (the "Bonds") issued by 
the Corporation shall be deposited and invested as provided in the resolution, order, indenture, or 
other documents authorizing or relating to their execution or issuance and handled in accordance 
with the statute governing this Corporation, but no bonds shall be issued, including refunding 
bonds, by the Corporation without the approval of the City Council after review and comment by 
the City's bond counsel and financial advisor. 
All monies of the Corporation shall be deposited, secured, and/or invested in the manner 
provided for the deposit, security, and/or investment of the public funds of the City, as 
authorized 
by the City Investment Policy. The City Manager shall designate the accounts and depositories to 
be created and designated for such purposes, and the methods of withdrawal of funds therefrom 
for use by and for the purposes of the Corporation upon the signature of the City Manager and 
the Secretary. The accounts, reconciliation, and investment of such funds and accounts shall be 
performed by the Department of Finance of the City. The Corporation shall pay reasonable 
compensation for such services as prescribed in Article 111, Section B, of these Bylaws. 
 
SECTION 10. EXPENDITURES OF CORPORATE MONEY. 
 
The monies of the Corporation, including sales and use taxes collected pursuant to the Act, the 
proceeds from the investment of funds of the Corporation, the proceeds from the sale of 
property, monies derived from the repayment of loans, rents received from the lease or use of 
property, the proceeds derived from the sale of bonds, and other proceeds may be expended by 
the Corporation for any of the purposes authorized by the Act, subject to the following 
limitations: 
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A. Expenditures from the proceeds of bonds shall be identified and described in the 
orders, resolutions, indentures, or other agreements submitted to and approved by the 
City Council. 

 
B. Expenditures that may be made from a fund created from the proceeds of bonds, and 

expenditures of monies derived from sources other than the proceeds of bonds may be 
used for the purposes of financing or otherwise providing one or more projects, as 
defined in the Act. The specific expenditures shall be described in a resolution or 
order of the Board and shall be made only after the approval thereof by the City 
Council. 

 
C. All other proposed expenditures shall be made in accordance with and shall be set 

forth in the annual budget required by these Bylaws or in contracts meeting the 
requirements of the Article. 
 

No bonds, including refunding bonds, shall be authorized or sold and delivered by the 
Corporation unless the City Council shall approve such bonds. 
 
SECTION 11. CONTRACTS. 
 
As provided herein, the President and Secretary shall enter into any contracts or other 
instruments which the Board has approved and authorized in the name and on behalf of the 
Corporation. Such authority may be confined to specific instances or defined in general terms. 
When appropriate, the Board may grant a specific or general power of attorney to carry out some 
action on behalf of the Board, provided, however that no such power of attorney may be granted 
unless an appropriate resolution of the Board authorizes the same to be done. 
 

ARTICLE V 
MISCELLANEOUS PROVISIONS 

 
SECTION 1. SEAL. 
 
The Board may obtain a corporate seal which shall bear the words "Corporate Seal of the 
Duncanville Community and Economic Development Corporation" and the Board may thereafter 
use the corporate seal and corporate name; but these Bylaws shall not be construed to require the 
use of the corporate seal. 
 
SECTION 2. APPROVAL OR ADVISE AND CONSENT OF THE CITY COUNCIL. 
 
To the extent that these bylaws refer to any action, approval, advice, or consent by the City or 
refer to action, approval, advice or consent by the City Council, such action, approval, advice or 
consent shall be evidenced by a motion, resolution or ordinance duly passed by the City Council 
and reflected in the minutes of the City Council. 
 
SECTION 3. INDEMNIFICATION OF DIRECTORS, OFFICERS AND EMPLOYEES. 
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As provided in the Act and in the Articles of Incorporation, the Corporation is, for the purposes 
of the Texas Tort Claims Act (Subchapter A, Chapter 101, Texas Civil Practices and Remedies 
Code), a governmental unit and its actions are governmental functions. The Corporation shall 
indemnify each and every member of the Board, its officers and its employees, and each member 
of the City Council and each employee of the City, to the fullest extent permitted by law against 
any and all liability or expense, including attorneys fees, incurred by any of such persons by 
reason of any actions or omissions that may arise out of the functions and activities of the 
Corporation. This indemnity shall apply even if one or more of those to be indemnified was 
negligent or caused or contributed to cause any loss, claim, action or suit. Specifically, it is the 
intent of these Bylaws and the Corporation to require the Corporation to indemnify those named 
for indemnification, even for the consequences of the negligence of those to be indemnified 
which caused or contributed to cause any liability. 
 
The Corporation must purchase and maintain insurance on behalf of any director, officer, 
employee, or agent of the Corporation, or on behalf of any person serving at the request of the 
Corporation as a Board member, officer, employee, or agent of another corporation, partnership, 
joint venture, trust, or other enterprise, against any liability asserted against that person and 
incurred by that person in any such capacity or arising out of any such status with regard to the 
Corporation, whether or not the Corporation has the power to indemnify that person against 
liability for any of those acts. 
 
SECTION 4. GIFTS. 
 
The Board may accept on behalf of the Corporation any contribution, gift, bequest, or device for 
the general purpose or, for any special purposes of the Corporation. 
 
SECTION 5. CODE OF ETHICS. 
 
Each director, including the President and Vice President, its officers, employees, and agents 
shall abide by and be subject to the City Code of Ethics. The Code of Ethics shall be applicable 
to independent contractors of the Corporation, except to the extent that such independent 
contractor is not performing work on behalf of the Corporation. 
 
SECTION 6. AMENDMENTS TO BYLAWS. 
 
These Bylaws may be amended or repealed and new Bylaws may be adopted by an affirmative 
vote of four ( 4) of the authorized directors serving on the Board, subject to approval by the City 
Council. The City Council may amend these Bylaws at any time. Such amendments by the City 
Council will be duly passed and adopted by motion, resolution or ordinance duly reflected in the 
minutes of the City Council. and, thereafter, duly noted to the Board. 
 
SECTION 7. DISSOLUTION OF THE CORPORATION. 
 
Upon dissolution of the Corporation, titles to or other interest in any real or personal property 
owned by the Corporation at such time shall vest in the City of Duncanville. 
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SECTION 8. APPLICABILITY OF CITY CHARTER. POLICIES AND PROCEDURES. 
 
The, City Charter and all duly approved city policies and procedures shall apply directly to the 
Corporation and the Board unless such charters, policies or procedures are superseded by state 
law or not related to the functions of the Board. The Board has the prerogative, subject to the 
approval by the City Council, to adopt other policies and procedures in addition to or in place of 
those of the city. 
 
Chapters 252 and 271 of the Texas Local Government Code shall not apply to contacts and 
projects entered into by the Corporation. The Corporation shall have all the rights, powers, 
privileges, authority and functions given by the general laws of the State of Texas to non-profit 
corporations incorporated under the Texas Non-Profit Corporation Act, and the specific powers 
granted to such corporation by Article 5190.6 Vernons Revised Civil Statutes. 
(Amendment approved by 4B Board 2-13-97; City Council 2-18-97) 
 
SECTION 9. EFFECTIVE DATE. 
 
These Bylaws, having been amended by approval of the DCEDC on April 13, 201 7 and by City 
Council Resolution No. 2017-032 (May 16, 2017); and City Council Resolution No. 2014- 
040114 (April 1, 2014); and became effective upon the approval of such by the Board and by the 
City Council. (Original Bylaws approved by Resolution No. 95-041708 on April 17, 1995) 
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We are building a vibrant, inclusive community, driven by a commitment to democratic 
principles and service above self

ITEM 3B: 

REVISIONS TO DCEDC BYLAWS

11
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uncanville
Background  

Last amended in 2017 — governance, administration, and coordination with the City have   
evolved significantly
September 2025 comprehensive review conducted by department staff, DCEDC      
subcommittee and legal counsel

Updates prepared in collaboration with the City Attorney to ensure legal compliance

Incorporates board and staff feedback from recent DCEDC meetings and subcommittee 
discussions

Objective: Update bylaws to reflect any changes to state law, alignment with City Charter 
provisions and best practices for Type B corporations.  
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Key Revisions to Bylaws

Governance & Membership
Updated language to broaden eligibility while ensuring balanced representation

Directors limited to (3) consecutive terms (exceptions available through City Council)

Board officers limited to (2) consecutive terms in any position

Board Operations
Member eligible for removal after three unexcused absences within fiscal year

Citizens Public Forum section added to regular meeting agenda

Annual joint meeting with City Council occurs in January of each year

City Council may appoint non-voting ex-officio board members

Changes establish clear standards for accountability, transparency, and collaboration
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uncanville
Key Revisions to Bylaws

Board Operations

Director removal after three unexcused absences within fiscal 
year

Required Citizens Forum on every regular agenda

Annual joint meeting with City Council every January

City Council may appoint non-voting ex-officio advisory 
members

Ethics & Accountability

Strengthened conflict-of-interest disclosure and abstention 
requirements

Annual acknowledgment of conflict-of-interest policies

Clarified adherence to City Charter, Council policies, and open-
government laws

Required annual Administrative Services Agreement for  
staffing, financial, and legal support
Monthly financial reports and annual independent audit

Budget adoption required by June 30 each year

All assets revert to City upon dissolution

Updates establish clear standards for accountability, transparency, and collaboration

Ethics & Accountability

Strengthened conflict-of-interest disclosure and abstention requirements

Adherence to City Charter, Council policies, and open-government laws

Administrative Coordination
• Administrative Services Agreements for projects and eligible City programs

• Monthly and annual financial reports  

• Budget adoption required by June 30th each year
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Other Items for Consideration and Discussion

Disclosure, Purchase and Approval of Real Estate Transactions

Approval of Incentive & Grant Awards  

Required Solicitation of Proposals for All DCEDC Owned Sites

Next Steps: Formal Adoption by City Council

Revised bylaws adopted by DCEDC on October 27, 2025
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THANK YOU

Questions & Discussion
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ECONOMIC DEVELOPMENT FUND

TARGET BUDGET 33%
FY 2025 ACTUALS

UNAUDITED

FY 2026
ADOPTED
BUDGET

FY 2026 REVISED
BUDGET

FY 2026 ACTUALS
TO 01/31

% OF
BUDGET

USED
NOTES:

BEGINNING FUND BALANCE $ 7,273,816 $ 6,920,983 $ 6,920,983

Revenue

51 - SALES & OTHER TAXES $ 3,506,620 $ 3,422,371 $ 3,422,371 $ 533,037 15.58%
Sales tax revenue accounted two months behind.
Two months worth of sales tax recorded to date.

55 - INTEREST 96,424 75,000 75,000 27,245
57 - CHARGES FOR SERVICES 53,511 - - 21,200 Special Event Revenue -  Sponsorships and vendor fees
58 - TRANSFER FROM FUNDS - - - -
59 - OTHER SOURCES 11,000 5,000 5,000 -

Revenue Total $ 3,667,556 $ 3,502,371 $ 3,502,371 $ 581,482 16.60%
Expense

60 - SALARY AND BENEFITS $ 571,849 $ 624,573 $ 624,573 $ 181,624 29.08%
72 - SUPPLIES & MATERIALS 89,005 93,507 105,507 44,293 41.98%
73 - CONTRACT & PROF SVCS 797,509 802,179 802,179 239,952 29.91%
74 - MAINT & REPAIR SVCS 53,995 315,600 315,600 81,934 25.96%
75 - UTILITIES 28,392 100 100 - 0.00%
76 - CAPITAL OUTLAY 17,973 12,000 - -
77 - DEBT SERVICES - - - -
78 - TRANSFER TO FUNDS 784,865 600,000 600,000 200,000 33.33%
79 - OTHER FINANCING USES 1,676,801 950,000 950,000 33,872 3.57%

Expense Total $ 4,020,389 $ 3,397,959 $ 3,397,959 $ 781,675 23.00%
Net Revenue (Expenses) $ (352,833) $ 104,412 $ 104,412 $ (200,193)

ENDING FUND BALANCE $ 6,920,983 $ 7,025,395 $ 6,568,151
3 year average of expenditures 2,562,900 2,968,146 2,968,146
Days of Fund Balance 986 864 808
Fund Balance % 270.04% 236.69% 221.29%

Balance Sheet Notes
FY 2025 - Ending

Balance
(Unaudited)

Cash at year end $ 4,256,329
Investments * $ 2,218,573

 * Investments include the $500,000 CD (Texas Bank) - Wheatland Plaza agreement

Other DCEDC Financial Assets/Future Revenue - not included in fund balance
  TIF Fund Reimbursement (due in 2028) $ 150,000
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ECONOMIC DEVELOPMENT - ADMINISTRATION

TARGET BUDGET 33%
FY 2025

ACTUALS
UNAUDITED

FY 2026
ADOPTED
BUDGET

FY 2026
REVISED
BUDGET

FY 2026
ACTUALS
TO 01/31

% OF BUDGET
USED

Expense

60 - SALARY AND BENEFITS $ 431,563 $ 589,073 $ 589,073 $ 170,725 28.98%

72 - SUPPLIES & MATERIALS 54,491 63,800 75,800 42,044 55.47%

73 - CONTRACT & PROF SVCS 442,501 266,604 266,604 59,333 22.26%

75 - UTILITIES - 100 100 - 0.00%

76 - CAPITAL OUTLAY - 12,000 - -

78 - TRANSFER TO FUNDS - - - -

Total Expenses $ 928,554 $ 931,577 $ 931,577 $ 272,102 29.21%
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ECONOMIC DEVELOPMENT - BEAUTIFICATION

TARGET BUDGET 33%
FY 2025 ACTUALS

UNAUDITED

FY 2026
ADOPTED
BUDGET

FY 2026
REVISED
BUDGET

FY 2026
ACTUALS TO

01/31

% OF BUDGET
USED

Expense

60 - SALARY AND BENEFITS $ 93,564 $ - $ - $ -

72 - SUPPLIES & MATERIALS 15,622 29,707 29,707 2,250 7.57%

73 - CONTRACT & PROF SVCS 8,137 4,275 4,275 371 8.67%

74 - MAINT & REPAIR SVCS 53,995 315,600 315,600 81,934 25.96%

75 - UTILITIES 28,392 - - -

76 - CAPITAL OUTLAY 17,973 - - -

78 - TRANSFER TO FUNDS 6,344 - - -

Total Expenses $ 224,027 $ 349,582 $ 349,582 $ 84,554 24.19%
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ECONOMIC DEVELOPMENT - SPECIAL EVENTS

TARGET BUDGET 33%
FY 2025

ACTUALS
UNAUDITED

FY 2026
ADOPTED
BUDGET

FY 2026
REVISED
BUDGET

FY 2026
ACTUALS
TO 01/31

% OF BUDGET
USED

Expense

60 - SALARY AND BENEFITS $ 46,722 $ 35,500 $ 35,500 $ 10,899 30.70%

72 - SUPPLIES & MATERIALS 18,891 - - -

73 - CONTRACT & PROF SVCS 339,372 434,300 434,300 111,749 25.73%

Total Expenses $ 404,985 $ 469,800 $ 469,800 $ 122,648 26.11%
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ECONOMIC DEVELOPMENT - INCENTIVES AND SPECIAL PROJECTS

TARGET BUDGET 33%
FY 2025

ACTUALS
UNAUDITED

FY 2026
ADOPTED
BUDGET

FY 2026
REVISED
BUDGET

FY 2026
ACTUALS
TO 01/31

% OF BUDGET
USED

Expense

700450 - CONTRACTUAL SERVICES $ 7,500 $ 62,000 $ 62,000 $ 58,500 94.35% Star Transit - lump sum - annual payment

700453 - SPONSORSHIP EXP. - 35,000 35,000 10,000 28.57%

700880 - LAND - - - -

704200 - SPECIAL PROJECTS-EDC 203,000 - - -

708501 - ECONOMIC DEV INCENTIVES 1,448,451 900,000 900,000 33,872 3.76%

708502 - COMMUNITY DEV INCENTIVES 25,350 50,000 50,000 - 0.00%

Total Expenses $ 1,684,301 $ 1,047,000 $ 1,047,000 $ 102,372 9.78%
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Star Transit - lump sum - annual payment
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ECONOMIC DEVELOPMENT - TRANSFERS

TARGET BUDGET 33%
FY 2025

ACTUALS
UNAUDITED

FY 2026
ADOPTED
BUDGET

FY 2026
REVISED
BUDGET

FY 2026
ACTUALS
TO 01/31

% OF BUDGET
USED

Expense

799001 - TRANS TO GEN FUND-001 240,571 600,000 600,000 200,000 33.33%

799456 - TRANS TO FIELDHOUSE FND-456 537,950 - - -

Total Expenses $ 778,521 $ 600,000 $ 600,000 $ 200,000 33.33%
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DCEDC AWARDED INCENTIVE GRANTS & SPECIAL PROJECTS AS OF 01-31-2026

BUSINESS NAME (APPLICANT) AMOUNT COUNCIL
RESOLUTION#

AWARDED
DATE FY 2026 PAID

CURRENT YEAR
OBLIGATION
REMAINING

FUTURE YEAR
OBLIGATIONS

EXPIRATION
DATES NOTES:

Kim and Jennys Café $ 135,000.00 2025-554 10/21/2025 $ 27,000.00 $ - $ 108,000.00 Installments through December 1, 2029
Redbird Skateland Inc - Parking $ 6,871.50 2025-556 10/21/2025 $ 6,871.50 $ - 4/21/2026 Complete

Hajoca (Moore Supply) $ 434,405.00 2023-059 7/18/2023 $ 232,202.50
PH 1: 12/31/2023
PH 2: 12/31/2024
PH 3: 12/31/2025

Phase 1 Complete.
Phase 2 Complete
Phase 3 ($15,000) expected end of 2025;
$217, 202.50 upon completion of all phases.

TOTALS $ 576,276.50 $ 33,871.50 $ 232,202.50 $ 108,000.00

FY 2026 BUDGET $ 900,000.00
FY 26 PAID + CURRENT YEAR (266,074.00)
FY 2026 BUDGET REMAINING $ 633,926.00
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COMMUNITY INCENTIVES AS OF 01-31-2026

BUSINESS NAME (APPLICANT) AMOUNT COUNCIL
RESOLUTION#

AWARDED
DATE

FY 2025
PAID

AWARD
BALANCE

REMAINING
NOTES:

COMMUNITY INCENTIVES - 12051000-708502

TOTAL $ - $ -

FY 2026 Budget $ 50,000.00
Remaining Budget $ 50,000.00
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SPONSORSHIPS AS OF 01-31-2026

APPLICANT - Event AMOUNT FY 2026 PAID AWARD BALANCE
REMAINING NOTES:

Pink Diamonds Bike Ride 11-2025 $ 5,000.00 $ 5,000.00 Complete
PIP - Property Improvement Program $ 5,000.00 $ 5,000.00 Complete

TOTALS $ 10,000.00 $ 10,000.00 $ -

FY 2026 Budget $ 35,000.00
Remaining Budget $ 25,000.00
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033 - TAX INCREMENT FINANCING FUND

FY 2017 FY 2018 FY 2019 FY 2020 FY 2021 FY 2022 FY 2023 FY 2024 FY 2025
FY 2026 as of

01-31
BEGINNING FUND BALANCE $ 150,000 $ 196,642 $ 236,867 $ 257,668 $ 353,280 $ 411,997 $ 509,934 $ 649,071 $ 808,022

Revenue
599001 - TRANS FROM GEN FUND-001 46,642 40,225 21,448 95,612 58,717 97,937 139,137 159,085 191,150
599012 - TRANS FROM EDC FUND-012 150,000 - - - - - - - -

Revenue Total $ 150,000 $ 46,642 $ 40,225 $ 21,448 $ 95,612 $ 58,717 $ 97,937 $ 139,137 $ 159,085 $ 191,150
Expense

700220 - OFFICE/COMPUTER SUPPLIES - - - - - - - 134 -
700230 - MISCELLANEOUS SUPPLIES - - - - - -
700444 - LEGAL EXPENDITURES - - 500 - - - - - -
700450 - CONTRACTUAL SERVICES - - 148 - - - - - -
708102 - CONSTRUCTION - - - - - - - - -

Expense Total $ - $ - $ 648 $ - $ - $ - $ - $ 134 $ -
Net Revenue (Expenses) $ 150,000 $ 46,642 $ 40,225 $ 20,801 $ 95,612 $ 58,717 $ 97,937 $ 139,137 $ 158,951 $ 191,150

ENDING FUND BALANCE $ 150,000 $ 196,642 $ 236,867 $ 257,668 $ 353,280 $ 411,997 $ 509,934 $ 649,071 $ 808,022 $ 999,172
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          DCEDC & TIF FUND 
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DCEDC Fund Balance & Revenue Notes
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Camp Wisdom Rd

N. Main St

Cockrell Hill Rd
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STAFF REPORT 

 
 
MEETING: Community and Economic Development Corporation - February 23, 
2026  
 
TITLE:  
Briefing on the history and current status of a vacant real estate site owned by the DCEDC and 
commonly referred to as Railroad Flats. 
 
Vision Statement:  
“Duncanville, a City of Champions, is a safe, vibrant, diverse community 
committed to excellence in education, business, and good governance.” 
 
Pillar:  
Livable Neighborhoods 
 
STAFF RESPONSIBLE: 
Marlon Goff 
 
BACKGROUND/HISTORY: 
The Railroad Flats site, located in downtown Duncanville, represents a significant 
mixed-use residential development opportunity that has been under the ownership of 
the Duncanville Community & Economic Development Corporation (DCEDC) for several 
years. The approximately1.5 acre property is boarded by E Center Street, N Merill Ave 
and E Cherry Street. The history of this planned residential development dates back to 
the mid-2000s. 
 
Infrastructure Investment (2006-2007) 
The site received substantial infrastructure funding through the North Central Texas 
Council of Governments (NCTCOG) Call for Projects program during the 2006-2007 
funding cycle. This investment was secured to support what was then known as the 
Center Street Townhomes project, which envisioned a multi-phase urban residential 
development in the heart of downtown Duncanville. 
Initial Construction (2010) 
The first phase of the Center Street Townhomes project was completed in 2010, 
demonstrating the feasibility of urban residential development in this location. However, 
subsequent phases of the project were never realized due to legal case proceedings 
between the City and the original developer, effectively halting further progress on the 
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 site for an extended period. 
DCEDC Acquisition 
The DCEDC acquired the property as part of or after the settlement, and has 
maintained public control over this strategic downtown site to preserve the opportunity 
for future development consistent with the City's long-term vision for downtown 
revitalization. 
Current Status and Market Interest 
Despite not publishing a traditional request for proposals, economic development staff 
has consistently received inquiries from the development community expressing interest 
in the site for urban townhome and mixed-use residential projects. This sustained 
market interest indicates that the location retains significant development potential and 
aligns with current market demand for urban housing products in established 
communities. 
Comprehensive Plan Alignment - Housing & Neighborhoods Priorities 
The Comprehensive Plan 2040 identified critical housing and neighborhood priorities 
through extensive community engagement. The plan recognizes the community's desire 
to maintain the character of existing neighborhoods while also addressing the economic 
need to add gentile density by diversifying housing options and access for existing and 
future residents. Specifically, the plan highlights opportunities for creative multi-unit 
housing developments including duplex, four-plex, and townhomes as a key strategy for 
expanding housing choices in Duncanville. 
Community survey data collected during the comprehensive planning process 
demonstrates resident support for townhome development, with respondents indicating 
townhomes would have a net positive impact on the community. 
The site's characteristics—including its downtown location, existing infrastructure 
investment, and proximity to Main Street, municipal facilities, Armstrong Park, etc. 
position it as an attractive opportunity for quality residential development that would 
contribute to downtown activation and the City's broader economic development 
objectives. 
Proposals received and evaluated during the previous calendar year include: 

1. Party: Rodney Truttling (General Manager) Miracle Construction 

    Proposal: Mixed-Use development featuring a mix of multifamily and first floor 
commercial 
   Status: 2024 Proposal modified and resubmitted in July 2025. 
  
2. Party: Pegas California Construction Corp 
    Proposal: Urban Townhome Development of (36) units for sale (owner-occupied) 
    Status: Original purchase offer of $350,000 increased to $445,000 
    The purchase sale agreement for land acquisition ($445,000) was approved by 
DCEDC on 10/27/25. 
    Proposed Chapter 380 Incentive agreement to rebate a portion of new property tax 
revenue generated by the development up to $70,000 
 
3. Party: Truttling JV Partners 
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   Proposal: Mixed-Use development featuring a mix of multifamily and first floor 
commercial 
   Status: On 8/20/25, the developer withdrew the proposal citing project costs and 
feasibility of the project as proposed. 
  
 
POLICY EXPLANATION: 
 
 
FUNDING SOURCE: 
 
 
ACTION ALTERNATIVES:  
 
 
ATTACHMENTS:  
Proposal 1, Proposal 3, 10.27.25_DCEDC Staff Report, Housing Station Sticky Notes, 
Housing Survey, Presentation Item 3.D. 
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Duncanville Community & Economic Development Corporation 

 

Page 1 of 3 
 

Staff Report 
 
Date:     10/27/2025  
 
To:     Patrick Harvey, President & DCEDC Board Members  
 
Staff Responsible:  Victor M. Barrera, Economic Development Director   
 
Agenda Item:  5(c) – Approval of PSA - Railroad Flats   
 
Attachments:  1. Resolution Approving Purchase and Sale Agreement  
 2. Purchase and Sale Agreement (PSA)     
 

Background 
 
The Duncanville Community and Economic Development Corporation (DCEDC) owns the 
property commonly known as Railroad Flats, located within the Downtown Duncanville area. 
The site has long been identified in the Comprehensive Plan and the DCEDC Strategic Plan as a 
key redevelopment opportunity to stimulate reinvestment and support a vibrant, walkable 
downtown district. 
 
The DCEDC has negotiated a Purchase and Sale Agreement (PSA) with Pegaso California 
Construction Corp (“Buyer”) for the redevelopment of the site into a new owner-occupied 
townhome community. The proposed project will convert an underutilized property into a 
productive use, create new residential density in the downtown core, and support surrounding 
small businesses through increased activity and spending. 
 
The Buyer initially proposed a total of 42 owner-occupied, rear-loaded townhome units; 
however, following stormwater and site engineering analysis, the Buyer has adjusted the 
proposed development to 36 units, each approximately 1,300 square feet. This development 
represents a new housing product type for the Duncanville community—particularly in and 
around the downtown district—and is expected to serve as a catalyst for additional private 
reinvestment and housing diversity. 
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Duncanville Community & Economic Development Corporation 

 

Page 2 of 3 
 

Project Overview  
 

Project Element 

 

Description 

Buyer Pegaso California Construction Corp 

Seller Duncanville Community and Economic 
Development Corporation 

Property Railroad Flats, within the Downtown 
Duncanville district 

Number of Units 36 owner-occupied, rear-loaded 
townhomes (reduced from 42 units) 

Average Unit Size ±1,300 sq. ft. 

Projected Duncanville Property Tax (per 
unit) 

$1,873.53 annually 

Zoning Planned Development (PD) for townhome 
use – amendment required to 
accommodate new site design and product 
type 

Purpose Redevelopment consistent with City and 
DCEDC goals for downtown 
revitalization 

Economic and Community Impact 

 The proposed development will generate significant economic and community benefits for the 
City of Duncanville. By converting an underutilized, DCEDC-owned property into an active, 
taxable development, the project returns valuable land to productive use and is expected to 
generate approximately $67,447 annually in City property tax revenue upon full buildout (based 
on 36 units × $1,873.53 per unit). Beyond its fiscal contribution, the project will strengthen 
downtown revitalization efforts by introducing a new residential population within walking 
distance of local shops, restaurants, and services—supporting small businesses and enhancing 
overall activity in the district. 
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Duncanville Community & Economic Development Corporation 

 

Page 3 of 3 
 

This project also represents the introduction of a new owner-occupied housing product that has 
not been offered in Duncanville in several years, addressing a long-identified need for diverse 
and attainable housing options. The rear-loaded townhome design promotes a pedestrian-friendly 
environment, consistent with the City’s downtown design goals. As one of the first new 
residential developments in the downtown area in recent memory, it is anticipated to catalyze 
additional investment and encourage the delivery of new housing types throughout the 
community. Collectively, the project supports the City’s broader vision of a vibrant, livable, and 
economically sustainable downtown district. 

Next Steps  

Following DCEDC approval of the Purchase and Sale Agreement (PSA), the Buyer will proceed 
with detailed site design, civil engineering, and preparation of an amendment to the existing 
Planned Development (PD) zoning to accommodate the revised layout and product type. City 
staff will coordinate closely with the Buyer throughout the PD amendment, platting, and 
permitting process to ensure consistency with City standards and the goals of the downtown 
redevelopment framework. Upon completion of the entitlement process and satisfaction of all 
contractual conditions, the Economic Development Director will oversee the execution of all 
closing documents and coordinate the conveyance of the property in accordance with the terms 
of the PSA and City legal review. 

Recommendation 
 
Staff recommends that the DCEDC Board of Directors approve Resolution 2025-10-38, 
authorizing the Board President to execute the Purchase and Sale Agreement with Pegaso 
California Construction Corp, and authorizing the Economic Development Director to take all 
actions necessary to complete the transaction. 
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ITEM #3.D.

BRIEFING ON HISTORY 
AND CURRENT STATUS OF 

RAILROAD FLATS 
PROPERTY
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 May 2025 - Pegaso Construction Corp

q Original Purchase Offer: $350,000
q Amended Purchase Offer: $445,000
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Project Overview  

The DCEDC approved purchase and Sale Agreement on October 27, 2025 

Sale Price: $445,000

Proposed development of (36) owner-occupied townhomes 

Advances downtown goals: housing options, walkability, supports local 
businesses
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Proposal Summary:
q  Phased Development Plan
q  Using existing parcel lots  
q  Total Townhome Units (25)
q  For Sale Units, Market Rate Product 13

July 2025 - Duncanville Flats Townhomes  Proposal
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Front Elevation

Rear Elevation
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Side Elevations
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PHASE II
25 TOWNHOMES

20

21

22

23

24

25
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Proposal Summary

Development Plan
q Two Phased Development
q Total Townhome Units (25)
q Fee-Simple, Market Rate Product

Development Budget Summary

19
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2024 - Duncanville Flats Mixed-Use Multifamily  
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STAFF REPORT 

 
 
MEETING: Community and Economic Development Corporation - February 23, 
2026  
 
TITLE:  
Briefing on a Request for Expressions of Interest (RFEI) to solicit concept proposals from the 
real estate development community for a Vacant Property owned by the DCEDC and located at 
200 W Center Street. 
 
Vision Statement:  
“Duncanville, a City of Champions, is a safe, vibrant, diverse community 
committed to excellence in education, business, and good governance.” 
 
Pillar:  
Downtown Vitality 
 
STAFF RESPONSIBLE:  
 
BACKGROUND/HISTORY: 
The Duncanville Community & Economic Development Corporation (DCEDC) owns the 
property located at 200 W Center Street, Duncanville, Texas 75116 — a 1.57-acre site 
improved with a single-story, 7,512 square-foot vacant building situated at the heart of 
Duncanville's downtown civic center. The property is zoned Downtown District and 
carries a Comprehensive Plan designation of Downtown Mixed-Use / Town Center, 
reflecting the City's long-standing vision for this corridor as a vibrant urban environment 
anchored by civic and commercial uses. 
 
Recognizing the strategic importance of this site to the City's downtown revitalization 
objectives, DCEDC will publish a Request for Expressions of Interest (RFEI) on March 
2, 2026. The RFEI is designed to gauge market interest and identify qualified real estate 
development teams with demonstrated experience in mixed-use, pedestrian-oriented 
projects capable of transforming the site in alignment with the City's Comprehensive 
Plan and Downtown District Overlay standards. 
 
The RFEI solicited development concepts encompassing a range of approaches, 
including adaptive reuse of the existing structure, full demolition and redevelopment, or 
a combination thereof. Respondents were invited to propose a variety of complementary 
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land uses such as neighborhood-serving retail, restaurants, professional office, market-
rate or mixed-income residential, boutique hospitality, and community gathering spaces. 
DCEDC and the City also indicated openness to multiple disposition structures, 
including outright sale, ground lease, public-private partnership, or continued land 
banking pending future strategic use. 
 
Respondents will be required to submit a cover letter and executive summary, 
development team qualifications, portfolio and track record, a preliminary development 
concept and vision, market analysis and financial proforma, a development timeline, 
and a community engagement approach. The submission deadline established by the 
RFEI is April 17, 2026. Submissions will be evaluated by a selection committee 
comprised of DCEDC Board members, City staff, and appointed advisors using the 
following weighted criteria: Development Vision & Alignment with Project Goals.  
 
Upon selection of a preferred developer, DCEDC may choose to enter into an Exclusive 
Negotiating Agreement (ENA) to advance the development concept toward a 
Memorandum of Understanding or Development Agreement, subject to final approval by 
the DCEDC Board of Directors and Duncanville City Council. 
  
 
POLICY EXPLANATION: 
 
 
FUNDING SOURCE: 
ORG and Object Number 
N/A 
 
Available Budget Purchase Amount After Encumber 
N/A N/A N/A 
  
 
ACTION ALTERNATIVES:  
 1. Approve. 

2. Disapprove 
3. Other actions as directed by Council. 

 
ATTACHMENTS:  
Final RFEI, RFEI Presentation 
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REQUEST FOR 

EXPRESSIONS OF INTEREST 

 
 

200 W Center Street 

Duncanville, Texas 75116 

Submission Deadline: April 17, 2026 

Issued by: 
Duncanville Community & Economic Development Corporation 

In Partnership with the City of Duncanville 
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A. OVERVIEW 

 

Through this Request for Expressions of Interest (RFEI), the Duncanville Community & 
Economic Development Corporation (DCEDC), in partnership with the City of Duncanville, 
seeks engagement from qualified real estate development firms for the redevelopment of 
200 W Center Street, a strategic property located in Duncanville's Downtown District. 

The property is subject to the Downtown District Zoning Overlay, which encourages mixed-
use development, pedestrian-oriented design, and creates a vibrant urban environment that 
serves as the city's civic and commercial center.  Redevelopment proposals should outline 
and illustrate a preferred redevelopment approach including: 

1. Adaptive reuse of the existing vacant structure 
2. Demolition and redevelopment of the entire site 
3. A combination or variation of the two approaches above 

 
Property Address: 200 W Center Street, Duncanville, TX 75116 

To advance the city's economic development goals and downtown revitalization objectives, 
DCEDC and the City are considering the following options for this site: 

• The sale or ground lease of the property for private development 
• Municipal investment to improve community access and activation of the site 
• Public-private partnership combining both approaches 
• Continue to landbank the property for future strategic use 

The focus of this RFEI is to identify qualified development teams with demonstrated 
experience in creating destination mixed-use projects that can design and develop this 
strategic downtown site in alignment with the city's comprehensive plan and downtown 
district vision. 

The ideal development will: 

• Create a sense of place and serve as a catalyst for downtown revitalization 
• Incorporate mixed-use elements compatible with the Downtown District Overlay 
• Enhance pedestrian connectivity and urban walkability to and from the site 
• Complement recent investments in this corridor 
• Demonstrate financial viability and sustainable development practices 

The DCEDC Board of Directors and Duncanville City Council are the final authorities on all 
land transactions and development agreements. 

Respondents are expected to: 

• Include a development team with a proven track record of delivering creative mixed-
use developments 

• Outline preliminary development concepts, program, and vision 
• Provide sources and uses budget with project proforma 
• Present a realistic development timeline and phasing strategy 

Based on review of responses, one or more respondent(s) may be selected to enter into 
exclusive negotiations with DCEDC and the City, subject to Board and City Council approval. 
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B. PROPERTY INFORMATION 

 

Property Address: 

200 W Center Street, Duncanville, TX 75116 

Owner: 

Duncanville Community & Economic Development Corporation (DCEDC) 

Building Improvement: 

1-story building.  7,512 square feet 

Site Size: 

1.57 Acre Lot 

Current Zoning: 

 Downtown District   

Comprehensive Plan Designation: 

Downtown Mixed-Use / Town Center 

Property Highlights: 

• Prime downtown location at the heart of Duncanville's civic center 
• Subject to Downtown District Zoning Overlay promoting mixed-use development 
• High visibility and access from Center Street 
• Walking distance to City Hall, Library, and other civic amenities 
• Proximity to established residential neighborhoods 
• Access to Best Southwest regional employment and retail centers 
• Excellent highway access via US-67 and I-20 

Utilities: 

Full utility services available include water, sewer, electric, and gas. Respondents should 
verify utility location, capacity and service requirements for proposed development 
programs. 

Due Diligence Materials: 

The following materials will be made available to qualified respondents: 

• Meets & bounds survey and legal description 
• Phase I ESA 
• Zoning documentation and Downtown District overlay standards 
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C. PROJECT GOALS & VISION 

 

1. Catalyze Downtown Revitalization 

The development of 200 W Center Street represents a unique opportunity to create a 
transformative project that serves as a catalyst for broader downtown revitalization. The 
preferred development will establish a sense of place, attract complementary investment, 
and create a destination that serves both residents and visitors. 

2. Mixed-Use Excellence & Urban Design 

Development concepts should demonstrate excellence in mixed-use design and alignment 
with the Downtown District development standards. Preferred projects will: 

• Incorporate pedestrian-oriented design with prominent building entries, transparent 
facades, and active street frontages 

• Create inviting public spaces including plazas, courtyards, outdoor dining areas, or 
pocket parks 

• Provide seamless pedestrian connections to adjacent properties and downtown 
amenities 

• Incorporate structured or screened parking that doesn't dominate the streetscape 
• Utilize high-quality materials and architectural design that enhances downtown 

character 
• Include appropriate transitions to adjacent residential neighborhoods 

3. Complementary Land Uses 

Proposed land uses should complement downtown's role as a civic and commercial center. 
Potential uses may include, but are not limited to: 

• Neighborhood-serving retail, restaurants, and cafes 
• Professional office space 
• Market-rate or mixed-income residential (multifamily, townhomes, live-work units) 
• Boutique hotel or extended-stay lodging 
• Community gathering spaces, event venues, or cultural facilities 
• Public plazas, greenspace, or activated outdoor areas 

4. Economic Impact & Fiscal Sustainability 

Development proposals should demonstrate financial viability and positive economic impact: 

• Provide detailed market analysis supporting proposed uses 
• Include comprehensive development budget and financial proforma 
• Demonstrate project feasibility and sustainable returns 
• Outline proposed deal structure including land acquisition terms 
• If a financing gap exists, clearly identify and justify requested public participation 
• Project positive fiscal impact through property taxes, sales taxes, and employment 

5. Community Benefit & Placemaking 

Projects that create lasting community benefit and contribute to downtown's identity as a 
gathering place will be prioritized. This may include public art, community programming, 
local business participation, workforce development commitments, or other features that 
enhance quality of life for Duncanville residents. 
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D. SUBMISSION REQUIREMENTS 

 

DCEDC and the City invite expressions of interest that comprehensively address the 
requirements outlined below. Responses should be submitted in the format specified by the 
deadline indicated on the cover page. 

Submission Deadline: 

March 31, 2026 

Submit Responses To: 

Shamondra Lane 
Executive Assistant, Economic Development 
City of Duncanville 
203 E. Wheatland Road 
Duncanville, TX 75116 
Email: eco@duncanvilletx.gov 
Phone: 972-780-5000 

All responses submitted become property of DCEDC and the City upon submission. All 
responses are public records and may be reviewed by any member of the public pursuant to 
Texas Public Information Act requirements. 

REQUIRED SUBMISSION COMPONENTS 

1. Cover Letter & Executive Summary 

Provide a summary letter (maximum 2 pages) that introduces your firm or development 
team, states your interest in this opportunity, and provides a high-level overview of your 
proposed development approach. 

2. Development Team Qualifications 

Include the following information: 

• Description of company structure and ownership 
• Key staff likely to be assigned to this project with resumes 
• Designated contact person including name, title, phone, and email 
• Statement of whether responding as individual firm or development team 
• Identification of anticipated design, construction, and financing partners 
• Interest in serving as master developer or participating as specialty developer 

3. Portfolio & Track Record 

Provide portfolio demonstrating experience with projects of similar scope, scale, and 
complexity. For each comparable project include: 

• Project name, location, and completion date 
• Development program (uses, square footage, unit count) 
• Total project cost 
• Role in the project (developer, equity partner, etc.) 
• Client/ownership entity references 
• Photos, renderings, or project materials 
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4. Development Concept & Vision 

Describe your preliminary development concept including: 

• Proposed land uses and development program 
• Site planning approach and design principles 
• How the project aligns with stated goals and downtown vision 
• Pedestrian connectivity and public space strategy 
• Parking approach 
• Phasing strategy (if applicable) 
• Conceptual renderings, sketches, or precedent images (if available) 

5. Market Analysis & Financial Information 

Provide comprehensive financial documentation including: 

• Market analysis supporting proposed uses and program 
• Preliminary development budget detailing all hard and soft costs 
• Sources and uses of funds including equity, debt, and other financing 
• Development proforma with assumptions clearly stated 
• Proposed land acquisition terms (purchase price or lease structure) 
• Proposed public participation (if applicable) with clear justification 
• Financial statements demonstrating development capacity (most recent fiscal year) 

6. Development Timeline 

Provide realistic timeline including milestones for: due diligence and site analysis, design 
development and approvals, financing commitment, construction start, construction 
completion, and project stabilization/lease-up. 

7. Community Engagement Approach 

Outline your approach to engaging community stakeholders, local businesses, and residents 
throughout the pre-development and development process. 

SUBMISSION FORMAT 

• Submit one (1) electronic PDF copy via email to eco@duncanvilletx.gov 
• Submit five (3) bound hard copies to the address listed above 
• Financial data may be submitted separately in Excel format 
• Clearly label all submission materials with firm name and project name 
• Page limits: None specified, but concise and focused responses are preferred 
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E. EVALUATION CRITERIA 

 

Responses will be evaluated based on the following weighted criteria. DCEDC and the City 
reserve the right to select one, multiple, or no respondents, and to modify the evaluation 
process as determined to be in the best interest of the public. 

Weight Evaluation Factor 

35% 

Development Vision & Alignment with Project Goals 

Compelling vision that aligns with downtown revitalization objectives and 
demonstrates understanding of Duncanville's market context. Quality of 
proposed land uses, urban design, pedestrian orientation, public space 
creation, and overall contribution to downtown placemaking. 

30% 

Team Qualifications & Experience 

Proven track record delivering mixed-use projects of similar scale and 
complexity. Demonstrated capacity to execute projects on time and on 
budget. Quality of development portfolio. Strength of development team 
including design, construction, and financing partners. Experience with 
public-private partnerships. 

25% 

Financial Feasibility & Capacity 

Demonstrated financial capacity to complete project. Quality and 
thoroughness of market analysis. Realistic development budget and 
proforma. Reasonable land acquisition terms. If public participation is 
proposed, clear justification of need and return on investment. Projected 
economic and fiscal impact. Realistic development timeline. 

10% 

Community Benefit & Engagement 

Proposed approach to community engagement. Identification of 
community benefits beyond core development program. Commitment to 
quality construction and long-term stewardship. Consideration of local 
business participation and workforce development. 

100% TOTAL 
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F. SELECTION PROCESS & SCHEDULE 

 

TENTATIVE SCHEDULE 

The following schedule is tentative and subject to change as circumstances dictate or as 
determined to be in the best interest of DCEDC and the City: 

RFEI Published: March 2, 2026 
Questions Due: March 23, 2026 
Responses to Questions Posted: March 30, 2026  (Economic Development Website) 
Submission Deadline: April 17, 2026 
------------------------------------------------------------------------------------------------------------------ 
Evaluation Period: As proposals are received   
Building Tours & Site Inspections:  By Appointment Only 
 

SELECTION PROCESS 

Upon receiving responses to this RFEI, DCEDC and the City may, in their sole discretion, 
proceed in any of the following directions: 

• A selection committee comprised of DCEDC Board members, City staff, and 
appointed advisors may be convened to evaluate responses based on the stated 
criteria and make recommendations to the DCEDC Board and City Council. 

• The committee may select a shortlist of teams for a second-round process including 
interviews, presentations, formal Request for Proposals (RFP), or other selection 
methods. 

• The committee may recommend selection of a single team without a second-round 
process and proceed directly to negotiations. 

• The committee may recommend rejection of any or all proposals. 

POST-SELECTION PROCESS 

Upon selection of a preferred developer or team, DCEDC and the City intend to enter into an 
Exclusive Negotiating Agreement (ENA) providing for a defined period during which the 
parties will negotiate terms for development. During this period, the selected developer will 
work with DCEDC and City staff to refine the development concept, finalize program 
elements, establish deal structure, and advance pre-development activities. 

During the pre-development phase, the parties will negotiate a Memorandum of 
Understanding (MOU) or Development Agreement setting forth the financial, programmatic, 
and other terms of the project. This will form the basis for subsequent binding agreements 
governing property disposition, development obligations, and other matters. 

Any ENA or MOU will include provisions reserving DCEDC and the City's right to terminate 
negotiations if, in their sole discretion, negotiations are not progressing satisfactorily or in a 
timely manner. Should this occur, DCEDC and the City may engage another respondent or 
discontinue pursuit of the project. 

Final development agreements, purchase and sale agreements, or lease agreements are 
subject to approval by the DCEDC Board of Directors and Duncanville City Council. 
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G. RESERVATION OF RIGHTS 

 

DCEDC and the City expressly reserve the right to: 

• Cancel or withdraw this RFEI at any time prior to or after the submission deadline 
• Modify or issue clarifications to this RFEI prior to the submission deadline 
• Reject any submission deemed incomplete or unresponsive to the requirements 
• Consider submissions that are in non-compliance with stated requirements 
• Reject all submissions received in response to this RFEI 
• Modify deadlines for submissions or other milestone dates 
• Reissue this RFEI, issue a modified RFEI, or issue a new RFEI, RFQ, or RFP 

whether or not any submissions have been received 
• Request clarifications, additional information, or best and final offers from any or all 

respondents 
• Conduct site visits, interviews, or request presentations from any or all respondents 
• Negotiate with one or more respondents simultaneously or sequentially 
• Make any decisions in the best interest of DCEDC, the City, and the public 

Notice of Modification 

DCEDC and the City may post notices or information regarding cancellations, withdrawals, 
modifications to deadlines, and other modifications to this RFEI on the City's official website 
at www.duncanvilletx.gov. Respondents have the obligation to check the website for any 
such notices and information. DCEDC and the City have no duty or obligation to provide 
direct notices to respondents. 

Ownership and Use of Submissions 

All submissions become the property of DCEDC and the City upon receipt. DCEDC and the 
City may use all ideas in any submission, whether selected or rejected. All submissions are 
public records subject to the Texas Public Information Act. 

Non-Binding Nature 

Selection of a respondent indicates intent by DCEDC and the City to continue with the 
selection process and negotiate terms. However, selection does not constitute a 
commitment by DCEDC or the City to execute any final agreement or contract with the 
developer. No binding obligations arise until execution of definitive agreements approved by 
the DCEDC Board and City Council. 

Limitation of Liability 

By participating in this RFEI process, respondents agree to hold DCEDC, the City, and their 
respective officers, directors, employees, agents, representatives, and consultants harmless 
from all claims, liabilities, and costs related to all aspects of this solicitation. Neither DCEDC 
nor the City shall have any liability for costs incurred by respondents in preparing and 
submitting responses or participating in any subsequent selection activities. 

Questions & Communications 

All questions regarding this RFEI must be submitted in writing via email to 
eco@duncanvilletx.gov by the deadline specified in the schedule. Responses to all 
questions will be posted on the City's website and provided to all parties known to have 
received this RFEI. Direct communications with DCEDC Board members or City Council 
members regarding this RFEI are prohibited and may result in disqualification. 
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H. CONTACT INFORMATION 

 

For questions, clarifications, or additional information regarding this RFEI, please 
contact: 

Shamondra Lane 
Executive Assistant, Economic Development 
City of Duncanville 
203 E. Wheatland Road 
Duncanville, TX 75116 
Email: eco@duncanvilletx.gov 
Phone: 972-780-5011 

Additional Resources: 

• City of Duncanville Website: www.duncanvilletx.gov 
 

• Downtown District Zoning: https://cdnsm5-
hosted2.civiclive.com/UserFiles/Servers/Server_61032/File/Business/Busines
s%20Services%20&%20Assistance/Development%20Services/Planning%20
&%20Zoning/Section%204.11.%20DD,%20Downtown%20Duncanville%20Dis
trict%20Requirements.pdf  

 
• Duncanville 2040 Comprehensive Plan Update: 

https://www.duncanvilletx.gov/common/pages/GetFile.ashx?key=yaYEADJZ 
 

 
• RFEI Amendments & Updates: Check City website for latest information 
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We are building a vibrant, inclusive community, driven by a commitment to democratic 
principles and service above self

11

ITEM #3E

REQUEST FOR EXPRESSIONS OF 
INTEREST

  200 W. CENTER STREET
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PROPERTY OVERVIEW

Address
200 W Center Street, Duncanville, TX 75116

Site Size
1.57 acres (68,303 SF)

Building
7,512 SF – one story

Zoning
Downtown Duncanville
General Main Street

Owner
DCEDC

STRATEGIC LOCATION

Heart of downtown civic center

High visibility on Center Street

Walking distance to City Hall & Library

Proximity to regional employment centers

Excellent highway access via US-67 & I-20

Page 148 of 155



 C
ity  of  D

uncanville

4
Page 149 of 155



 C
ity  of  D

uncanville
WW CENTER STREET

Page 150 of 155



 C
ity  of  D

uncanville
DEVELOPMENT VISION & GOALS

CATALYZE DOWNTOWN

Create sense of place

Attract complementary 
investment

Destination for residents 
& visitors

LAND-USE & DESIGN

COMPREHENSIVE PLAN & 
DOWNTOWN ALIGNMENT

 PEDESTRIAN CONNECTIVITY  

BUILDING MATERIALS & 
LANDSCAPING

ECONOMIC IMPACT

Private Capital Investment

Property & sales tax generation

Full-Time Job Creation
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REDEVELOPMENT CONSIDERATIONS
DCEDC and the City are considering the following approaches:

1 Adaptive Reuse
Renovation of existing 7,512 SF structure

2 Complete Redevelopment
Demolition and new construction on entire site

3 Hybrid Approach
Combination or variation of both strategies

LONG TERM DISPOSITION OPTIONS

For Sale or Ground Lease  •  Municipal Facilities Planning  •  Public-private partnership  •  Strategic landbanking
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SUBMISSION REQUIREMENTS

1. Development Team Qualifications
Company structure, key staff, portfolio of comparable projects

2. Development Concept & Vision
Preliminary program, site planning, design principles, pedestrian connectivity

3. Market Analysis & Financial Information
Market analysis, development budget, sources/uses, proforma with assumptions

4. Development Timeline
Realistic timeline with milestones from due diligence to stabilization

5. Community Engagement Approach
Strategy for engaging stakeholders, local businesses, and residents
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TENTATIVE SCHEDULE

March 2, 2026 RFEI Published

March 23, 2026 Questions Due

March 30, 2026 Responses to Questions Posted

April 17, 2026 Submission Deadline

TBD Evaluation & Selection Process

TBD Exclusive Negotiating Agreement
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www.DuncanvilleTX.gov
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