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Trinity Mills Transit District
Key Dates:
Date Issued:
Pre-Proposal Conference
Deadline for Written Questions:
Response to Written Questions:
Response Due Date:

May 20, 2013
June 4, 2013
June 12, 2013
June 19, 2013
June 26, 2013

Evaluation Completed by City and DART

July 10, 2013

Recommendation of Short List (3 teams)
Presented to Council Subcommittee

July 28, 2013

Release of RFP to Short List

August 7, 2013

Key Contact:
Peter Braster, Senior Development Manager
City of Carrollton
Transit-Oriented Development
PO Box 110535
Carrollton, Texas 75011-0535
Telephone: 972/ 466-3042
Email: TOD@cityofcarrollton.com

On-Line Resources:
General City Information:

CityofCarrollton.com

General DART Information: DART.org
Carrollton Development:

CarrolltonTXDevelopment.com

DART:

DART.org/economicdevelopment

RFQ Website:

TrinityMillsRFQ.org

Twitter:

@CarrolltonTOD

Facebook:

CarrolltonTOD

YouTube:

CarrolltonTOD

LinkedIn Group:

CarrolltonTOD
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Request for Qualifications
I. EXECUTIVE SUMMARY
The City of Carrollton (City) in conjunction with Dallas Area Rapid Transit (DART) is soliciting developer
qualifications from firms interested in providing master development services for the Trinity Mills Transit
Center District. This is a Transit-Oriented Development (TOD) area located adjacent to the DART Green Line
Transit Station.
The City of Carrollton’s TOD objectives are to create sustainable, vibrant, livable district with a variety of high
density residential, office, and retail uses incorporating enhanced pedestrian amenities while supporting
transit ridership. Ideally, this new amenity-rich place will garner more return on everyone’s investment.
DART seeks to work in partnership with cities in the DART service area to implement TOD opportunities. By
promoting high quality TOD on and near DART owned properties, the transit system can attract riders,
generate new opportunities to create revenues for DART; and, support environmentally sustainable livable
communities that are focused on transit accessibility.

Location
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The Trinity Mills Transit Center District is located within the southeast quadrant of the intersection of
President George Bush Turnpike and IH-35E and centered on the DART Green Line Light Rail station at
Blanton Drive and West Trinity Mills Road. In addition to DART, the station serves as the southern terminus of
the DCTA’s A Train. The A Train provides commuter rail service to Lewisville, Highland Village and Denton.
Vehicular access will be improved by late 2016 with the addition of the Dickerson intersection with IH-35E.

Additional maps are
attached as
Appendix 1.

Largest Light Rail
System in the US!

Master Developer
RFQ # TOD-01-2013
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Trinity Mills Transit District
Development Vision
Carrollton’s vision for the Trinity Mills Transit District is a modern streamlined
aesthetic with very vertical, dense, mixed use developments that will create a new
vibrant destination for the City and its environs. In keeping with today’s market
trends, this new urban village will contain at least one high-rise marquis office
building, a brand-name hotel, several restaurants, multi-family housing (for-sale
and for-lease), and “3rd Space” amenities.

Development Team
Qualified firms may indicate interest by submitting qualifications as indicated in this
Request for Qualifications (RFQ). Qualified Development teams must have
substantial urban infill office, housing, retail, and mixed-use development experience to sufficiently meet the City’s development vision.

Development in the City of Carrollton
City of Carrollton’s Development Services team leads the industry in providing unmatched professional service as evidenced by our outstanding service guarantee:
Permit Review Comments Returned within 10 days.
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Property Status
In the Trinity Mills Transit Center District, the City owns five parcels totaling
approximately 646,723 square feet (14.85 acres). DART owns 466,092 square feet
(10.24 acres) that was previously used as a bus transit center. Since completion of
the DART Green Line LRT, this property is no longer needed for transit operations
and would be available for TOD under a long-term ground lease. A parcel map
identifying the City and DART owned properties is attached as Appendix 2 with
property details in Appendix 3.

Development Incentives
The City of Carrollton has a strong economic development record. Our over 10,000
large and small businesses generated over $13 billion in sales last year. As
expected, the City has a competitive and comprehensive incentive program that
was design specifically for TOD projects within our Tax Increment Refinancing
Zone. The City’s incentive program has special considerations for those projects
undertaken by the Transit Center District Master Developer. For more information,
please see Appendix 4.

Master Developer
RFQ # TOD-01-2013
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Trinity Mills Transit District
II. SCOPE OF SERVICES
A. Scope of Development Interest
The City and DART are seeking a Master Developer to manage and oversee the
horizontal and vertical development of the 26.51 acre Trinity Mills Transit Center
District (District) including the 16.27 acres of City owned property and the 10.24
acres of DART owned property. The Master Developer will be responsible for
creating a master development plan, a parcelization and phasing plan; and, the
development of required trunk infrastructure - including streets and utilities. The
Master Developer may be responsible for some or all of the vertical development;
however, multiple developers for different product types are allowed.
The City and DART anticipate that the development of the entire site will involve
several phases of development. For this reason, the submittal requirements are
primarily qualifications based. A preliminary development concept plan or written
statement showing the Respondent’s vision for its ultimate development is
requested. If invited to respond to the Request for Proposals, the Respondent
would be expected to provide a more detailed development plan. The final
development plan, zoning, and phasing schedule is expected to be developed
jointly by the City, DART and the selected master developer.

B. Master Developer Responsibilities
This section provides a general overview of the anticipated responsibilities of the
Master Developer. Requirements of the Master Developer include (but are not
limited to) the following: 1) Land Purchase and Assemblage; 2) Market Research;
3) Master Planning; 4) City approvals; 5) Financing and Developing Infrastructure;
6) Public Financing and Partnerships; and 7) Construction and Vertical
Development.
Following selection of the Master Developer, the development responsibilities will
be more specifically defined and detailed in development agreements approved by
the City Council and DART and negotiated between the parties.
B.1 Land Purchase and Assembly: The Master Developer is expected to purchase
or land-lease the subject property in order to implement a plan meeting the City and
DART’s TOD objectives. To the extent allowed by law, the City of Carrollton and
DART are open to creative transaction structuring, and Respondents should feel
free to propose fee simple sale (for fee simple sale requirements see Appendix 6),
long term ground lease or other forms of financial participation in the City’s real
property.
B.2 Market Research: The Master Developer will be responsible for conducting the
necessary market research and analyses to determine the marketable development
uses and supportable lease, sales, and absorption rates. The associated cost of all
market research shall be borne by the Master Developer.
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Included as Appendix 14 is a summary of a “Market Conditions Overview” prepared
by Economic & Planning Systems (EPS) for DART on March 15, 2013 that
provides background on development trends and the consultant’s evaluation of
development opportunities. The Master Developer will be responsible, at its own
cost, for conducting its own market research to identify the proposed uses and
supportable lease, sales and absorption rates.

B. Master
Developer
Responsibilities
Continued

B.3 Master Planning: In conjunction with the City and DART, the Master Developer
will be responsible for designing and implementing a master plan for a market
supportable and financially feasible mixed use TOD that achieves the development
objectives of the City and DART. At a minimum, the comprehensive master plan
should include all the parcels/ properties bounded by West Trinity Mills Road to the
north, Dickerson Parkway to the east and south, and Blanton Drive to the west. The
properties to be acquired by the Master Developer should be delineated along with
any parcels not to be acquired. The RFQ response anticipates the Master
Developer will present its initial concepts for development, recognizing that the plan
will need to be refined to reflect the objectives of all parties as well as the findings of
subsequent market research and site planning and analysis.
The City has established the general design parameters on which the designs for
each TOD district will be based. See Appendix 5 for transit center zoning. The
Master Developer will present several design schemes to the City Manager, or his
designee, and the City of Carrollton’s Development Services team to solicit their
input and subsequent approval. The architectural theme will take into account the
City’s comprehensive plan, policies and principles. This master plan must be
governed by the influences of the site’s natural characteristics, as well as the
demand for growth and development based on existing trends within the region as
adjusted by the presence of the regional rail system. In addition, the master plan
will define a vision of the future, incorporating thoughts on planning for urban
development, environmental stewardship, and how infrastructure and services will
be provided to support the development of the site and contiguous development.
B.4 City and DART Development Approvals: The Master Developer will be
responsible for effectuating any necessary land-use changes and any permits or
regulatory approvals for development of the site(s). This includes zoning, any
required environmental site assessments and documentation, reports and
approvals, building permits, and any similar necessary requirements. The City’s
Senior Development Manager will assist the Master Developer in these efforts.
Development Services will be involved in the review of proposals to facilitate the
development approval process.
Although this RFQ is released jointly between the City and DART, it is important to
note that for any contractual agreements relating to DART property, whether sale or
lease, must and will be negotiated separately with DART and approved by the
DART Board of Directors.

Master Developer
RFQ # TOD-01-2013
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B. Master
Developer
Responsibilities
Continued

B.5 Financing Infrastructure and Development Costs: The Master Developer will
be responsible for financing the entire cost of the proposed TOD project(s). These
costs include all pre-development and development costs such as infrastructure,
public communications, entitlements, environmental, traffic, soil, or other studies,
design and construction costs, and off-and-on-site work, including all utilities.
B.6 Public Financing and Partnerships: To the extent allowed by law, the City of
Carrollton will negotiate incentive packages pursuant to the Economic Development
ordinance, which will be incorporated into a development agreement(s) to be
approved by the Carrollton City Council. Details are available on the City’s website
at www.carrolltontxdevelopment.com. In addition, the City is amiable and will
support the use of EB-5 financing for all or part of the development financing. The
City’s focus will be on maximizing net proceeds, maintaining/improving the City’s
overall sustainability, good site planning and reduction in risk and closing
contingencies to the City.
B.7 Construction and Vertical Development: The Master Developer will be
responsible for the construction of all necessary off-site and selected on-site
improvements including, but not limited to, all District area infrastructure such as
utilities and roads; building cores and shells; tenant improvements; fixed furniture,
fixtures, and equipment; and landscaping. The Master Developer will be required to
comply with all applicable city, state and federal regulations. The Master Developer
will also be responsible for packaging selected land parcels for development by
third-party developers. In addition, the Master Developer will be responsible for
negotiating all development agreements with third-party developers.

III. MASTER DEVELOPER SELECTION PROCESS
A. To participate, interested firms are requested to submit a Letter of Interest (see
Appendix 8 for a sample) and Statement of Qualifications, along with all
required documents listed in Sections IV through VI of this RFQ. At the
discretion of the City and DART, Respondents may also be required to
participate in oral interviews with a selection committee and/or with the City
Council’s Transit-Oriented Development Subcommittee. At the discretion of the
City, participation may also require written response to questions or
clarifications requested by the City. Following analysis of responses, the City
may reject all proposals, or may select a short list to continue to a Request for
Proposals (RFP).
B. The Master Developer Selection Committee will be selected by the City
Manager and the DART President/ Executive Director.
C. The City reserves the right at any time, subject only to restrictions imposed by
its written contractual agreements, if any, to terminate negotiations with any
Respondent and to negotiate with other Respondents deemed qualified.
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D. The contents of this Request for Qualifications and Appendices are not
warranteed or guaranteed by the City. Respondents are urged to make
independent investigations and evaluations as they deem advisable and to
reach independent conclusions concerning the statements made in this RFQ.
E. In order to create a fair and orderly process, the City bars contact by and with
Council Members and prospective contractors during a selection process. In
furtherance of this policy, from the date of issuance of this RFQ until such time
as a final Master Developer selection is made, no Respondent or any of its
employees, agents, subcontractors, joint venture partners, lobbyists or attorneys
or other related entities shall contact any Council Member or staff member
regarding this RFQ or any related issue except as may be set forth in the next
sentence or requested by the City as part of the City’s interview and evaluation
process. All verbal, written or other forms of communication shall be directed to
the City Manager, who may refer them to Mr. Peter J. Braster, Senior
Development Manager. This prohibition will be strictly applied. Failure to comply
with this requirement may result in disqualification of a Respondent, at the City’s
election.

III. Master
Developer
Selection
Process
Continued

F. The City will not pay brokerage fees to or on behalf of any party in connection
with this RFQ solicitation.
G. Respondents shall respond to this RFQ and future undertakings related to the
RFP at their own risk and cost. The City will not pay or reimburse Respondents
for pre-contractual expenses. Pre-contractual expenses are defined as
expenses incurred by any Respondent in:
1) Preparing its proposal in response to this RFQ or in response to any
request for information made by the City throughout the selection
process;
2) Submitting those qualifications to the City;
3) Negotiating with the City on any matter related to this RFQ or its
proposal; or
4) Any other expenses incurred by any Respondent unless expressly
otherwise agreed to in writing by the City.
H. The proposal shall include form provided as Appendix 10 certifying that the
proposal is not the result of and has not been influenced by collusion.

Master Developer
RFQ # TOD-01-2013
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Trinity Mills Transit District
IV. STATEMENT OF QUALIFICATIONS REQUIREMENTS
The proposal should be a comprehensive, accurate and effective presentation. One
(1) original and five (5) copies of the proposal shall be submitted. The proposal
shall be prepared on 8 1/2” x 11” paper with 11”x17” foldouts for graphics as may
be required. The proposals shall be bound by wire, 3-ring or GBC along the left side
and organized in the following fashion, using tabbed, numbered separators for each
section:
The Statement of Qualifications of the firm must include, as a minimum, the
following:
1. Cover letter containing RFP title and the Respondent’s name.
a. A summary of the proposed development concept
b. A statement asserting the Master Developer has the financial capacity
and experience to develop the proposed development
c. Identification of the entity or person who will guarantee the performance
of the Master Developer should an agreement be negotiated.
d. A statement that all information contained in the cover letter and RFQ is
true and correct.
2. Letter of Transmittal
One original and a copy bound in the proposal. A proposal made by an
entity shall include a copy of the cover letter attached as Appendix 8, which
shall bear the signature of a duly authorized officer or officers, manager or
partner of the proposing entity. Where a proposal is made by a joint venture,
each of the parties included in the venture shall comply individually with this
provision. The proposal cover letter shall clearly identify the person or
persons authorized to represent the Respondent, including contact
information.
3. Organization and Management Plan
The Respondent will provide a detailed description of the Respondent’s Organization and Management Plan, which shall be established to perform the
contract services. The Organization and Management Plan shall clearly
identify the project manager and key personnel associated with the Proposed Development. If the Respondent is a Joint Venture, the company or
firm affiliation of each staff must be identified.

Page 11

Request for Qualifications
Resumes of all key personnel shall be included. The resumes should
include all relevant job experience over the past ten (10) years, including
positions held, primary responsibilities and length of employment for each
position, Professional registrations and percentage of time available for this
proposed development. Each resume must be kept on a separate sheet and
shall be included in the Appendix.

IV. Statement of
Qualifications
Requirements
Continued

4. Experience Statement
The Respondent shall provide a specific description of its most recent
successfully undertaken projects that demonstrate its experience and
capabilities to proceed with the project. Particular emphasis should be
placed on those projects performed by Respondent’s staff to be assigned to
the project. The Respondent’s actual role in the development shall be
clearly described. The Respondent’s and any proposed subcontractors’
qualifications and ability to perform all identified services shall be clearly
defined. The experience record should only include relevant work directly
applicable to the project and should be contract specific and include the
following:
a. Name, address and telephone number of the client’s project manager or
contracting officer and authorization for the City to contact the client;
b. Status of the contract, including dates of project completion, and of the
Respondent’s work on the contract;
c. The Respondent’s specific involvement in the contract;
d. The Respondent’s Project Manager and staff on the identified projects
that will be used, by Respondent, to support the work for this RFP;
e. The approximate development value of the identified projects, location
and size in total land and building area;
f.

Provide no more than ten photographs of a project(s) (including, if
available, at least one developed by the Respondent) which most closely
represents the design and quality level proposed.

Master Developer
RFQ # TOD-01-2013
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IV. Statement of
Qualifications
Requirements
Continued

5. Vision Statement on Project Concept and Plan
The City encourages a creative and innovative vision that is compatible
with transit center land-use policies and community needs. Any substantive
and/or procedural innovations used by the Respondent on similar projects
that are applicable or can be tailored to the City’s Transit Centers should
also be identified.
Primarily the Respondants should rely on a written narrative. The Vision
Statement may also include maps, and other graphics.
6. Conflicts
A list of any outstanding disputes between the Respondent and the following
entities: the City of Carrollton, DART, U.S. Department of Transportation,
Federal Transit Administration (FTA), Dallas County, Denton County, and
other relevant agencies, organizations, municipalities and government
entities.
A list of any outstanding business relationships between the Respondent
and the following entities: the City of Carrollton, DART, U.S. Department of
Transportation, FTA, Dallas County, Denton County, and other relevant
agencies, organizations, municipalities and government entities.
A list of any projects on which Respondent or any member of its Project
Team has defaulted or declared bankruptcy or is in the process of doing so.
7. Appendix
The Appendix shall only contain the materials that are required in the RFQ.
8. Other Materials
Other materials, such as brochures, promotional literature etc., may be
included, at the request of the City.
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V. EVALUATION CRITERIA
All responses to the RFQ will be reviewed and evaluated based on the information
contained in the respective responses, and any investigation of the respondent’s
past projects and performance, and other pertinent factors. The City Council and
DART Board will make the final selection of a Respondent to engage in a process
of developing a master development plan and development agreement.
1. Responsiveness to the Request for Qualifications
a. Requested information included and thoroughness of response.
b. Clarity and brevity of response.
2. Developer and Development Team
a. Qualifications and experience in developing TOD
b. Experience in Private/Public partnerships
c. Quality of design for similar projects
d. Success and viability of similar projects
3. Status of each firm’s current contracts with the City of Carrollton and DART.
4. City determination of the team’s capability to undertake this endeavor and
successfully complete projects within the allotted time and budget.

Master Developer
RFQ # TOD-01-2013
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VI. SELECTION PROCESS SCHEDULE
One original and five copies of each respondent’s Letter of Interest and Statement
of Qualifications are required to be received on or before 3:00 p.m. Central Time
on Wednesday, June 26, 2013. Submittals made after this date and time will not
be considered and will be deemed non-responsive. Proposals must be handcarried, mailed or delivered by messenger to:
CITY OF CARROLLTON
ATTN: City Manager
1945 E Jackson Road
Carrollton, Texas 75006

or

PO Box 110535
Carrollton, Texas 75011-0535

Extraneous, excessive or irrelevant material will not be favorably received.
Proposals and amendments to proposals received after the date and time specified
above will be rejected by the City as non-responsive and returned to the offerors
unopened. All proposals received will become the exclusive property of the City and
will not be returned to the Respondent.
A PRE-PROPOSAL CONFERENCE will be held on Tuesday, June 4, 2013 in
the City Council Chambers at 10:00 a.m. Attendance at this conference is not
mandatory but is strongly encouraged.
Questions:
Respondents may submit written questions to the City requesting clarification or
commenting on concerns regarding the RFP. All requests for clarifications,
questions and comments must be clearly labeled “Written Questions.” The City will
not be responsible for failure to respond to a request that has not been so labeled.
All questions (including questions that could not be specifically answered at the
pre-proposal conference), clarifications or comments must be put in writing and
must be received by the City no later than 2:00 p.m. Central Standard Time on
Wednesday, June 12, 2013 at the address specified above. All inquiries received
after this time will not receive a response. Responses by the City will be communicated to all recipients of this RFP by being posted on the City’s website
(www.TrinityMillsRFQ.org) no later than Wednesday, June 19, 2013.
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Additional Anticipated Dates:
Evaluation Completed by City and DART

July 10, 2013

Short List Recommendation Presented to Council Subcommittee July 18, 2013
Presentation to City Council Work Session

August 6, 2013

Release of Request for Proposals to Short List

August 7, 2013

VI. Selection
Process
Schedule
Continued

Addenda:
The City shall make any changes to the requirements of this RFP by written
addenda. Any oral statements or modifications will not bind the City. In addition,
upon downloading the RFP, the Respondent shall notify the City and specify
the addressee of any notices or Addenda to be sent to the bidder by the City.
Failure to so notify the City may result in the bidder failing to receive Addenda or
other important communications from the City. The City is not responsible for any
such failure.

VII. CONTACT
If you have any questions, please contact Mr. Braster at 972-466-3042 or
tod@cityofcarrollton.com no later than June 12, 2013.

VIII. REJECTION OF PROPOSALS;
MODIFICATION OR CANCELLATION OF RFQ
The City and/ or DART reserves the right to cancel or reject any or all proposals
received at any time without prior notice; to issue subsequent RFQ’s for the same
services; or variations thereof; to revise, modify or cancel in whole or in part this
RFQ; to modify its objectives and/or to take other actions which would ultimately
satisfy the City’s goals.

Master Developer
RFQ # TOD-01-2013
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IX. DISCLOSURE AND DISCLAIMER
This RFQ is not a contract or a commitment of any kind by the City or DART and
does not commit the City or DART to enter into an exclusive negotiation agreement,
purchase and sale agreement, ground lease, or any other agreement, or to pay any
costs incurred in the submission of this proposal.
It is the responsibility of the recipient of this RFQ to assure itself that information
contained herein, including that in the Appendices, is accurate and complete; neither the City nor its consultants provides any warranties, guarantees or assurances
in that regard.

X. ADDITIONAL INFORMATION
The City reserves the right to request additional information of Respondents as
deemed necessary and appropriate by the City.

XI. SPECIAL INSTRUCTIONS: DART PROPERTY
Although this RFQ is released jointly between the City and DART, it is important to
note that for any contractual agreements relating to DART property, whether sale or
lease, must and will be negotiated separately with DART and approved by the
DART Board of Directors.

XII. WAIVER OF MINOR DEFICIENCIES
The City reserves the right, in its sole discretion, to waive minor deficiencies, informalities and/or irregularities in the proposals or in compliance by Respondents with
requirements for submission of proposals.
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LIST OF APPENDICES
1. Trinity Mills Transit Center District Location Map
2. Trinity Mills Parcel Map
3. Trinity Mills Parcel Details
4. TOD Economic Development Incentive Policy
5. City of Carrollton Transit Center District Regulations
6. City Of Carrollton Fee Simple Sale Requirements
7. DART System Map
8. Letter Of Transmittal
9. List of Council Members
10. Non-Collusion Affidavit
11. Aerial Photos
12. City of Carrollton Fact Sheets
13. Dickerson/ IH-35E Interchange Information
14. Market Conditions Overview Prepared by Economic & Planning
Systems (EPS)

Master Developer
RFQ # TOD-01-2013
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Site

Appendix 1

Location Map: Overview
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RFQ # TOD-01-2013
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Trinity Mills Transit District
City owned property: 14.85 acres
DART owned property: 10.70 acres
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City owned property (#1- #5): 14.85 acres
DART owned property (#6): 10.70 acres

Lot Size

Address
Sq. Ft.

Zoning
Acres

1

1441 W Trinity Mills

505,191

11.598

Urban Core

2

1441 W Trinity Mills

42,480

0.975

Urban Core

3

1443 W Trinity Mills

24,698

0.567

Urban Core

4

1407 W Trinity Mills

29,708

0.682

Urban Core

5

1401 W Trinity Mills

44,646

1.026

Urban Core

6

1424 Dickerson Parkway

466,092

10.700

Urban Core

Site Infrastructure: The City of Carrollton has studied the area and determined
that there are sufficient capacities to service new development. For more information, please visit the RFQ website: TrinityMillsRFQ.org.
Existing Structures: It is the preference of the City of Carrollton to completely
redevelop the site.
Zoning: The zoning for all parcels is Transit Center District Urban Core. See
Appendix 5 for more information.
Economic Data: See Appendix 13 for the site’s economic development and
socioeconomic data.

Appendix 3

Parcel Details

Master Developer
RFQ # TOD-01-2013
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Section 380 Economic Development Program
Public/ Private Agreement Program for
Transit-Oriented Development
PURPOSE: It is the purpose of this program to provide assistance only for projects
where such assistance is necessary to stimulate private investment to add further
value to the project above current zoning requirements. Accordingly, the program
is available when agreements between the City and private parties that are not taxexempt are approved by City Council prior to investment occurring. Projects seeking economic incentives must provide written assurance that ‘but for’ the incentives
sought, the proposed project would be substantially altered such that the economic
returns to the city would be reduced or the project would not otherwise occur in the
city. In addition, all certified LEEDs projects will be given special consideration.
1.

CATEGORIES OF PARTICIPATION:
TAX REBATE: Temporary abatement of either real estate or personal property taxes is not available within the TIRZ district.
INFRASTRUCTURE COST PARTICIPATION: City may pay a portion or the
entire amount of the required City infrastructure (within ROWs or easements
dedicated to the City). For those projects where certain City escrow fees
will be required, a waiver of such fees may be considered. In addition, third
party utility improvements may be rebated to facilitate aesthetic requirements of the Transit Center District. Participation is considered on a ‘case
by case’ basis with limits outlined on the table below.
DEVELOPMENT FEE REBATES: City may rebate a portion or the entire
amount of all City fees charged in the regulation of land development. Participation is considered on a ‘case by case’ basis with limits outlined on the
table below. Rebates are payable only after a Certificate of Occupancy is
granted.
CITY-OWNED REAL PROPERTY/ PUBLIC RIGHT-OF-WAY: The City may
transfer ownership of real property at or below market rate (or City’s purchase price, whichever is less) and as required by statute. In the case of
public right-of-way, the City may rebate fees charged by the City for abandonment of public rights-of-way. Participation is considered on a ‘case by
case’ basis with limits outlined on the table below. Rebates are payable
only after a Certificate of Occupancy is granted. Transfer of real property
will occur upon issuance of building permit for a fully financed project.

Appendix 4

TOD Economic Development Incentive Policy
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2.

Eligibility Criteria:
Project located within City’s TIRZ #1 as described in Ordinance 3034.
Project meets the purpose of this Program and assistance is necessary to
stimulate private investment to add further value to the project above current
minimum zoning requirements.

3.

Appendix 4
TOD Economic
Development
Incentive Policy
Continued

Application and Approval Process:
An application for incentives must be submitted to the City’s Office of Economic Development by the land owner/ developer. The application should
include a detailed description of the project, including renderings or drawings of the proposed project, and a project budget including sources of
funds and a project timetable.
Project review of each application is required by staff including appropriate
comments and recommendations for changes prior to submission to the City
Council Transit-Oriented Development Subcommittee (the TOD Subcommittee).
All applications will be reviewed by the TOD Subcommittee. Applicants may
be interviewed by the TOD Subcommittee and any modifications to the application will be made prior to forwarding the application to the full City
Council with a recommendation for approval or denial.
City Council will review the recommendation of the TOD Subcommittee and
vote to either approve or deny the application.
Incentives will not be granted until a successful binding incentive agreement
is entered into between the City and the owner/ developer.

4. Table of Incentives

See next page.

Master Developer
RFQ # TOD-01-2013

$3 Million Minimum
Development
Cost*

Project located
within boundaries of TIRZ #1

$5 Million Minimum
Development
Cost*

Minimum Eligibility
Project located
within boundaries of TIRZ #1

None

None

Waiver of Development Escrow

Payable after
Certificate of
Occupancy
issued

Rebate up to 80%
maximum
based on City’s
purchase price
and related
fees
Up to 80% maximum rebate on
not-to-exceed
basis
Up to 40%
maximum
Participation shall
not exceed
20% of total onsite improvement costs

Case-by-case

Case-by-case

Case-by-case

Waiver of Development Escrow

Payable after Certificate of Occupancy issued

Rebate up to 100%
maximum
based on City’s
purchase price
and related
fees
Up to 100% maximum rebate on
not-to-exceed
basis

Up to 50% maximum
Participation shall
not exceed
30% of total onsite improvement costs

Case-by-case

Case-by-case

Transfer of
Ownership

City Owned Real
Property/ Public
ROW

Case-by-case

Rebate of fees
charged by the City
in the regulation of
land development

City pays portion of
infrastructure

Percentage on
added real estate
or personal property value

* Development cost thresholds are waived for LEEDS certified projects.

All Other
Development

City’s Master
Developer

Development Fee
Rebates

Infrastructure Cost
Participation

Appendix 4
TOD Economic
Development
Incentive Policy
Continued

Tax Rebate
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Request for Qualifications
All of the parcels included in this RFQ are zoned:
Transit Center District: Urban Core
The Urban Core is the most intense sub-district, and includes a mix of residential,
retail, office and entertainment uses. It is intended for use where there is a very
high degree of accessibility and availability of infrastructure. It is intended to be
separated from low density suburban residential districts by the Urban General and
Urban Fringe sub-districts or other more traditionally transitional zoning districts.
Some key provisions of the Urban Core Sub-district is the 4-story minimum building
height with no proscribed maximum building height. Setbacks are in keeping with a
highly urbanized district. More precise zoning regulations can be found at by
selecting the:
Transit Center Zoning District tab on the www.TrinityMillsRFQ.org website.

Appendix 5

Transit Center District Regulations

Master Developer
RFQ # TOD-01-2013
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Trinity Mills Transit District
GENERAL REQUIREMENTS: TRACT “X” is being sold and conveyed by Seller
and will be accepted by Bidder "as is, where is, and with all faults" on a "Buyer
Beware" basis and City has no responsibility for the condition of the property.
There are no warranties, express or implied, being made by the City with regard to
TRACT “X”.
City, by advertising this property, makes no warranty concerning zoning or whether
or not the advertised property can be utilized for any purpose. It will be the
responsibility of the bidder to examine all applicable building codes and ordinances
to determine that the property in question can be used for the purposes desired.
As part of a bidding package, City will require bidders to sign: (1) a Bid and
Purchase Agreement, (2) a “No Conflict of Interest Statement”, (3) an “Affidavit”
certifying that Bidder has no outstanding City judgments, tax delinquencies or fees
owed to City, and (4) a “No Title-Policy Statement” - City will not provide a title
policy.
City assumes no responsibility as to the accuracy of any fact relating to the
property for sale. The data reflected in the terms above is for information only.
Bidder has the sole obligation to make all inspections deemed necessary by
Bidder with respect to this property prior to the submission of this bid. Such
inspections shall include, but not be limited to, matters of title, zoning, building
codes, ordinances, deed restrictions, easements, rights-of-way, encroachments,
conditions, reservations, mineral reservations, judgments, code enforcement liens,
demolition liens, tax consequences, physical or environmental conditions,
availability of access, ingress or egress, operating history or projection, valuation,
governmental approvals, governmental regulations, or any other matter or thing
relating to or affecting the property, including without limitations, (1) the value,
condition, merchantability, marketability, profitability, suitability or fitness for a
particular use or purpose of the property: (2) the manner or quality of the
construction or materials incorporated into any of the property; and (3) the type,
manner, and quality of the land, soil condition, hazardous or other governmental
regulated materials in or upon the land, buildings, structures and the state of
repair, or lack of repair, of the property.

Appendix 6

City Fee Simple Sale Requirements
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Request for Qualifications
Bidder contracts and agrees that with respect to the property, Bidder has not relied
upon and will not rely upon, either directly or indirectly, any oral statement,
representations or warranties by the City, or any agent or affiliate of City. In
remitting his/her bid package, Bidder represents that no such oral statement,
representation or warranties has been made and that Bidder has not relied upon
same as a basis for remitting his bid. Bidder represents and warrants that Bidder is
a knowledgeable purchaser of real property and is relying solely on Bidder's own
expertise and that of Bidder's consultants, and that Bidder has conducted such
inspections and investigations of the property as Bidder deems necessary,
including but not limited to, the physical and environmental conditions thereof, and
shall rely solely upon what he, through his own investigations, tests and research
has learned.

Appendix 6
City Fee
Simple Sale
Requirements
Continued

At the closing, Bidder assumes the risk that adverse matters, including but not
limited to, adverse physical and environmental conditions may not have been
revealed by Bidder's inspections and investigations. Bidder acknowledges and
agrees that the property is sold and conveyed by City and accepted by Bidder, "as
is, where is, with all faults" and there are no oral agreements, warranties, or
representations pertaining to or affecting the property made by City, any agent or
affiliate of City, or any third party that Bidder relied upon or influenced him at all to
any degree whatsoever.
The City reserves the right to accept or reject any bid for any or no reason and
there are no implied guarantees to negotiate or sell the properties at all or even at
the minimum bid amount.
Tract “X” is not subject to the right of redemption as provided for under State law.
ALL SALES ARE SUBJECT TO AND CONDITIONED UPON APPROVAL BY THE
CITY OF CARROLLTON.
Until final award of the Contract, the city reserves the right to reject any or all bids,
to waive technicalities, and to re-advertise for new bids, or proposed to do the work
otherwise in the best interests of the City.

Master Developer
RFQ # TOD-01-2013
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Request for Qualifications
LETTER OF TRANSMITTAL
June 26, 2013
Mr. Leonard Martin
City Manager
City of Carrollton
PO Box 110535
Carrollton, Texas 75011-0535
In response to Request for Proposals for Master Developer Services,
(Respondent name) hereby declares that we have carefully read the RFP
documents, exhibits, [and subsequent amendments] and have prepared this
response according to the City's stated requirements.
We hereby certify that no gratuity has been offered to City employees, agents,
Council Members, or any other persons or organizations, which interact with the
City, for the purpose of receiving favorable treatment in the selection and
negotiation process.
We further certify that should we be the successful Respondent, we shall not
assign, hypothecate, or transfer our interest in the response to this RFP or the
services requested without the express written consent of the City. This shall
include the partial or entire sale of assets, mergers, name changes, etc.
We hereby certify that all information conveyed to any public entity, to the media, or
to the business and/or neighborhood community, whether in the form of informal or
formal discussions, press releases, direct mail or other broadly distributed
announcements regarding discussions, negotiations, contract signing, occupancy
by client or any subsequent agreements between the City and the Respondent or
agent, shall be conveyed exclusively by the City, unless otherwise expressly agreed
by the City. This shall include any and all contact with print or broadcast reporters
as well as paid advertising. Any breach of this request by the Respondent or agent
would likely result in the termination of any further relationships; consequently, we
shall abide by these announcement restrictions.
We have responded to this RFP at our own risk and cost. The terms of this proposal shall be in full force and effect for a minimum of 180 days from the date of this
letter.
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Letter of Transmittal
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Trinity Mills Transit District
Appendix 8
Letter of
Transmittal
Continued

Page 2

The undersigned is authorized to sign and negotiate with the City on the
Respondent's behalf and will, if selected, negotiate in good faith with the City. A
certified resolution of the Respondent's Board, Chief Executive Officer, or
equivalent officer providing evidence of such authority is attached hereto.
Signature:

____________________________

Name:

____________________________

Title:

____________________________

Telephone No.:

____________________________

Email:

____________________________

Mailing Address:

____________________________
____________________________
____________________________

City, State, Zip:

____________________________

Attachments

1. Certified resolution (s)
2. Joint venture statements

Note: If a joint venture is being proposed, provide the following information for all
participating firms: statement as to the name, title, address, telephone and fax
number(s) of the individual(s) with authority to bind the Respondent during the
period in which the City is evaluating proposals as an attachment to the letter of
transmittal.
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Request for Qualifications

Matthew Marchant, Mayor
Jeff Andonian, Mayor Pro Tem
Place 1, NORTHEAST
Anthony Wilder , Councilmember
Place 2, AT-LARGE
Doug Hrbacek, Councilmember
Place 3, SOUTHWEST
Bob Garza, Councilmember
Place 4, AT-LARGE
Kevin Falconer, Deputy Mayor Pro Tem
Place 5, NORTHWEST
Terry Simons, Deputy Mayor Pro Tem
Place 6, AT-LARGE
Lisa Sutter, Councilmember
Place 7 SOUTHEAST

Appendix 9

List of Council Members
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RFQ # TOD-01-2013

Page 32

Trinity Mills Transit District
NONCOLLUSION AFFIDAVIT
STATE OF TEXAS

)
) SS.
)

COUNTY OF

____________________, being first duly sworn, deposes and says that he or she is __________ of
__________ the party making the foregoing proposal that the proposal is not made in the interest of, or on
behalf of, any undisclosed person, partnership, company, association, organization, joint venture, limited
liability company or corporation; that the proposal is genuine and not collusive or sham; that the
respondent has not directly or indirectly induced or solicited any other respondent to put in a false or sham
proposal, and has not directly or indirectly colluded, conspired, connived or agreed with any respondent or
anyone else to put in a sham proposal, or that anyone shall refrain from proposing; that the respondent
has not in any manner, directly or indirectly, sought by agreement, communication or conference with
anyone to fix the proposal price of the respondent or any other respondent, or to fix any overhead, profit
or cost element of the proposal price, or of that of any other respondent, or to secure any advantage
against the public body awarding the contract of anyone interested in the proposed contract; that all
statements contained in the proposal are true; and, further, that the respondent has not, directly or
indirectly, submitted its price or any breakdown thereof, or the contents thereof, or divulged information or
data relative thereto, or paid, and will not pay, any fee to any corporation, partnership, company,
association, joint venture, limited liability company, organization, proposal depository, or any member,
partner, joint venture or agent thereof to effectuate a collusive or sham proposal.
(Signature)
(Name Printed)
(Title)
Subscribed and sworn to before me this

day of

, 2013.
Notary Public in and for
said County and State

[Seal]
My commission expires:

.

[Duplicate or modify this form as necessary so that it accurately describes the entity making the proposal
and so that it is signed on behalf of all general partners, members or joint ventures of the respondent.]
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Aerial Photo (looking south)

Master Developer
RFQ # TOD-01-2013
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Aerial Photo (looking west)
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Carrollton’s People
Population:

125,716

Labor Force:

73,729

Small Business:

4,557

Carrollton’s Budget

Job Growth (2010—2012):

7.9%

Median Home Value:

Unemployment Rate:

6.1%

Average Household Expenditures:

$62,900

35.1

Median Household Expenditures:

$70,288

Median Age:

$164,300

Carrollton’s Labor Force Quality

Carrollton’s Transportation

Bachelors Degree or Higher:

29,957

Commute Travel Time (minutes)

24

Bachelors Degree or Higher:

36.26%

DFW International Airport (minutes):

20

Love Field Airport (minutes):

20

High School Degree or Higher:

70,845

High School Degree or Higher:

85.75%

White Collar Workers:

59%

Blue Collar Workers

40%

Young and Educated:

In
Community

Distance to Rail Transit:

In
Community

6%

Universities within 50 miles:
Universities Accessible by Rail
Transit from Trinity Mills Station :
Community Colleges within 30
miles:
Community Colleges Accessible by
Rail Transit from Trinity Mills Station

Appendix 12

Distance to Interstate:

29
3

Source: ZoomProspector.com

12
1

City of Carrollton Data

Master Developer
RFQ # TOD-01-2013
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Trinity Mills Transit District
5 Minute Drive Data: 1441 W Trinity Mills
Source: BuxtonCo.com

5 Minute Drive: Retail Leakage/ Surplus

Source: BuxtonCo.com
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City of Carrollton Data
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5 Minute Drive: 1441 W Trinity Mills
Source: BuxtonCo.com
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RFQ # TOD-01-2013

Page 38

Trinity Mills Transit District
10 Minute Drive Data: 1441 W Trinity Mills
Source: BuxtonCo.com

10 Minute Drive: Retail Leakage/ Surplus

Source: BuxtonCo.com
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10 Minute Drive: 1441 W Trinity Mills
Source: BuxtonCo.com
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City of Carrollton Data
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Trinity Mills Transit District
Carrollton, Texas: Comparing our Neighbors

Population

Commute Time

Household
Income

CARROLLTON, TX

125,716

24 min.

$70,288

ARLINGTON, TX

383,637

26 min.

$53,621

LEWISVILLE, TX

102,374

26 min.

$55,910

GRAPEVINE, TX

48,649

23 min.

$74,439

ADDISON, TX

13,427

21 min.

$58,055

MCKINNEY, TX

140,555

29 min.

$81,206

RICHARDSON, TX

103,280

23 min.

$69,625

COPPELL, TX

39,787

23 min.

$108,179

IRVING, TX

222,402

22 min.

$48,640

FRISCO, TX

125,623

29 min.

$103,687

ALLEN, TX

90,403

28 min.

$98,033

PLANO, TX

278,814

26 min.

$82,061

Source: ZoomProspector.com
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Dickerson Parkway:
Scope: Full interchange with IH-35E and
new roadway construction from West Trinity
Mills to north service road of PGBT (I-190).

Appendix 13

Dickerson Parkway / IH-35E

Site

Master Developer
RFQ # TOD-01-2013
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Trinity Mills Transit District
Market Conditions Overview
Prepared by Economic & Planning Systems (EPS)
Report Summary
This report reviews real estate market and development conditions as they relate to
transit oriented development (TOD) opportunities surrounding Trinity Mills Station in
Carrollton, Texas. DART and the City of Carrollton own approximately 27 acres of
land at this station and have a common interest in promoting TOD and economic
development by leveraging their real estate assets.
The purpose of this report is to identify the range of development types that have
market support in the near term (0 to 5 years) and longer term (5 to 10 years and
beyond) to help inform future TOD planning and development at this site. With a 30
acre site, developing too much of one land use at the same time, especially
apartments, could create too much development with the same age and lifecycle.
As the properties age there will be a risk of maintenance not being addressed and a
project-wide decline in property values.
A developer with a long term vision or holding period may should elect to reserve
land for future office development, or create a site plan with the flexibility to
accommodate a the desired uses in the future. For example, a flexible site plan
could reserve a site that could accommodate a large office user or other large
commercial use in the future when the market supports such a development. If
these prospects do not prove to be viable, the site could be converted to another
use.
This report is organized into seven chapters including this Introduction:
Regional Market Framework
Transit Oriented Development on the DART System
Carrollton Residential Development
Retail Development
Office Development
Trinity Mills Station Development Potentials

The complete report can be downloaded at TrinityMillsRFQ.org
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