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Town Center Development Agency Fiscal Year 2027 Budget Message 
 
Town Center Development Agency Board Directors, TCDA Budget Committee Members, 
and the Tigard community: 
 
It is my privilege to present the Fiscal Year 2026-2027 (FY 2027) adopted budget for the Town 
Center Development Agency (TCDA), Tigard’s tax increment financing agency. 
 
Working with stakeholders, the TCDA oversees revitalization of the voter-approved Tigard 
Triangle and the City Center (downtown) Tax Increment Financing (TIF) Districts. The TCDA 
improves Tigard’s long-term fiscal health by attracting new business and housing investment to 
the TIF Districts. This development increases Tigard’s tax base over time and in turn enables 
expanded city services for all Tigard residents. 
 
The TCDA helps implement and manage several key priorities within three City Council goals 
for 2025-2026:  
 
GOAL 1: Create housing opportunities for current and future residents 
• Attracting development to the TIF Districts through development assistance and 

infrastructure investments. 
GOAL 2: Elevate economic opportunities for current and future residents 
• Assisting small businesses through matching improvement grants. 
GOAL 3: Cultivate Tigard as a great place to live, work, and play 
• Planning and implementing infrastructure projects like new streets, sidewalks, pedestrian 

safety projects, trails, and access to public space; 
• Increasing the variety of local amenities, including parks and natural areas, for residents to 

access in Tigard. 
 
In FY 2026, the TCDA continued to implement TIF District projects and programs. Working with 
partners and community members, we: 
 
• Advanced the development of a public park in the Triangle with the acquisition of the 

former Tigard Regal Cinemas property; 
• Advanced the provision of needed utilities and natural resource restoration in the 

Triangle with the Red Rock Creek Stabilization project;  
• Supported equitable small business development with two businesses completing grant 

funded projects in the Triangle and City Center; 
• Advanced multi-modal transportation improvements by completing the SW 72nd 

Avenue Pre-Design project. 
 
The investments included in the FY 2027 Adopted Budget ensure that the TCDA will continue 
making progress on key community priorities: 
• Continuing to plan for developing the Tigard Regal Cinemas site and start planning for a 

community park 
• Complete the first phase of the Red Rock Creek Stabilization project 
• Complete the design and start construction of the Main Street/Fanno Creek Trail 

Improvements  
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• Implement the Downtown Wayfinding Plan to encourage walking, cycling, and exploring 
Downtown Tigard. 

 
On behalf of the team advancing the TCDA’s vision, we are  grateful for the time, commitment, 
and guidance of the volunteers who serve on the Town Center Advisory Commission (TCAC) 
and the TIF Grant Improvement selection committee. The FY 2027 TCDA budget request reflects 
recommendations from the TCAC.  
 
I want to acknowledge the hard work, commitment, and collaboration of Team Tigard in 
developing this plan. I want to specifically thank Redevelopment Manager Sean Farrelly, 
Community Development Director Sambo Kirkman, Finance Director Eric Kang, Economic 
Development Manager Danelle Hauther, Economic Development Specialist Tina Escalera, 
Project Manager Windol Cador, Senior Administrative Specialist Joe Patton, Management 
Analyst Laura Barrie, Principal Transportation Planner Tiffany Gehrke and Principal Engineer 
Courtney Furman. 
 
We look forward to continued progress in the coming year on advancing the TCDA’s mission of 
creating a safer, healthier, and more connected Tigard for everyone. 
 
Respectfully, 

 
 
 
 
 
 

Brian Rager, Acting Executive Director 
Town Center Development Agency 



TCDA 4 

   C  C  U  R  D  M  

 



TCDA 5 

 C  C  U  R  A  F   P  L  

District Formation Date May 2006 
District Size (acres) 228.96 
District Tax Lot Area (acres) 185.60 
District Right of Way Area (acres) 43.36 
Base Assessed Value $117,522,911 
Assessed Value (Tax Year 2025-26) $213,011,883 
Annual Taxes Levied (Tax Year 2025-26) $1,151,521 
Maximum Debt Limit $42,800,000 
Debt Issued (2006-2026) $13,836,405 
Remaining Debt Limit (2026) $28,963,595 
Principal Debt Outstanding (2026) $6,939,201 

C  C  U  R  A  FY 2026-2027 P  L  
City Center TIF Projects City Center Plan Project FY26-27 Budget Purpose/Benefit 

Main Street/Fanno Creek 
Trail Improvements/ Trail 
Lighting 

C.11 Bike/Pedestrian 
Facilities $ 405,000 

Phase 1 improvements include refurbished 
decking on the Fanno Creek Trail bridge and 
boardwalk near Main St.;  decorative bridge 
railings; and custom designed bench. CIP 
97027 

Downtown Wayfinding 
Implementation 

B. Streetscape 
Improvements $ 140,000 Implementation of plan for pedestrian and 

cycling wayfinding signage. CIP#95085 
Total City Center Capital 
Improvement Projects   $ 545,000   

City Center TIF Programs City Center Plan Project FY26-27 Budget Purpose/Benefit 

Building Improvement 
Grants 

G.1. Planning and 
Development Assistance:  
Rehabilitation/Redev. 
Grant/Loan Program 

$ 225,000 

Matching grants to property and business 
owners for façade and tenant improvements 
have strengthened participating businesses 
and improved downtown’s position as a 
walkable commercial district. 

Administration E. Plan Administration $ 202,432 Administrative costs associated with 
implementation of Plan  

Total City Center TIF 
Programs   $ 427,432   
Total City Center TIF Expenditures $ 972,432   
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Description FY 
2024 

FY 
2025 

2026 
Revised 

2027 
Proposed 

2027 
Adopted 

Change 
from Prior 

Year 
RESOURCES             
       
40000 - Beginning Fund Balance 141,380 143,741 191,191 512 512  -99.73% 

Total Beginning Fund Balance 141,380 143,741 191,191 512 512  -99.73% 
             

47000 - Interest Earnings 2,361 77 0 1 1  0.00% 
Total Interest Earnings 2,361 77 0 1 1  0.00% 

             
49930 - Transfer In from Urban Renewal 
DSF 802,122 531,302 1,050,000 1,000,000 1,000,000  -4.76% 

Total Other Revenues Sources 802,122 531,302 1,050,000 1,000,000 1,000,000  -4.76% 
             

Total Resources 945,863 675,120 1,241,191 1,000,513 1,000,513  -19.39% 
       

REQUIREMENTS            
       
Program Expenditures       
TCDA - City Center 426,148 581,328 640,299 427,432 427,432  -33.24% 

Total Program Expenditures 426,148 581,328 640,299 427,432 427,432  -33.24% 
             

Total Work in Progress 375,974 93,281 587,000 545,000 545,000  -7.16% 
             

Total Transfers Out 0 0 0 0 0  0.00% 
             

Total Budget 802,122 674,609 1,227,299 972,432 972,432  -20.77% 
Reserve for Future Expense 143,741 511 13,892 28,081 28,081 102.13% 

Total Requirements 945,863 675,120 1,241,191 1,000,513 1,00,513  -19.39% 
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Description FY 
2024 

FY 
2025 

2026 
Revised 

2027 
Proposed 

2027 
Adopted 

Change 
from Prior 

Year 
RESOURCES             
       
40000 - Beginning Fund Balance 1,981,305 1,614,726 732,017 1,265,342 1,265,342  72.86% 

Total Beginning Fund Balance 1,981,305 1,614,726 732,017 1,265,342 1,265,342  72.86% 
             

40100 - Current Property Taxes 924,044 995,127 1,030,530 1,114,319 1,114,319 8.13% 
40101 - Prior Year Property Taxes 5,089 3,320 0 0  0 0.00% 

Total Taxes 929,133 998,447 1,030,530 1,114,319  1,114,319 8.13% 
             

47000 - Interest Earnings 109,906 106,490 1,270 37,960  37,960 2888.98% 
Total Interest Earnings 109,906 106,490 1,270 37,960  37,960 2888.98% 

             
48001 - Recovered Expenditures 0 0 0 0  0 0.00% 

Total Miscellaneous 0 0 0 0  0 0.00% 
             

Total Resources 3,020,344 2,719,663 1,763,817 2,417,621  2,417,621 37.07% 
       

REQUIREMENTS            
       

Total Debt Service 603,496 617,203 651,891 745,000  745,000 14.28% 
             

Total Transfers Out 802,122 531,302 1,050,000 1,000,000  1,000,000 -4.76% 
             

Total Budget 1,405,618 1,148,505 1,701,891 1,745,000  1,745,000 2.53% 
Reserve for Future Expense 1,614,726 1,571,158 61,926 672,621  672,621 986.17% 

Total Requirements 3,020,344 2,719,663 1,763,817 2,417,621  2,417,621 37.07% 
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District Formation Date May 2017 
District Size (acres) 547.90 
District Tax Lot Area (acres) 383.04 
District Right of Way Area (acres) 164.86 
Base Assessed Value $424,744,405 
Assessed Value (Tax Year 2025-26) $569,612,734 
Annual Taxes Levied (Tax Year 2025-26) $1,746,996 
Maximum Debt Limit $188,000,000 
Debt Issued (2017-2026) $10,480,569 
Remaining Debt Limit (2026) $177,519,431 
Principal Debt Outstanding (2026) $12,276,769 

T  T  U  R  A  FY 2026-2027 P  L  
Triangle Capital 

Improvement Projects Triangle Plan Project FY26-27 Budget Purpose/Benefit 

Triangle Parks Project C. Public Spaces, Facilities, 
and Installations $250,000 Planning, park design, public engagement for 

Cinemas site. CIP 97028 

Red Rock Creek 
Enhancement B. Public Utilities $352,000 Creek enhancement, sewer replacement and 

stormwater facilities. CIP 94049 

Red Rock Creek Trail Hwy 
217 Pedestrian/Bicycle 
Bridge Project Refinement 
Study 

C. Public Spaces, Facilities, 
and Installations $ 50,000 

Study for proposed pedestrian and bicycle 
bride over Hwy 217, part of a larger Red Rock 
Creek regional trail network. CIP #95092. 

Tigard Triangle 
Transportation 
Improvements 

A. Transportation $ 103,000 
Fund for project opportunities to enhance 
access and transportation conditions.         
CIP #95088 

Total Triangle Capital 
Improvement Projects   $ 755,000   

Triangle TIF Programs Triangle Plan Project FY26-27 Budget Purpose/Benefit 

Affordable Housing 
Development Fund 

D. Re/Development 
Assistance and 
Partnerships 

$ 500,000 
Fund to contribute to the area’s diversity and 
vitality by providing pre-development and 
assistance to affordable housing projects. 

Business Opportunity 
Fund 

D. Re/Development 
Assistance and 
Partnerships 

$ 225,000 

Fund to contribute to the Area’s diversity and 
vitality by providing assistance to new and 
existing businesses and housing 
developments, including façade and 
improvement grants 

Administration E. Plan Administration $ 212,184 Administrative costs associated with 
implementation of Plan  

Total Triangle TIF 
Programs   $ 937,184   
Total Triangle TIF Expenditures $ 1,692,184   
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Description FY 
2024 

FY 
2025 

2026 
Revised 

2027 
Proposed 

2027 
Adopted 

Change 
from Prior 

Year 
RESOURCES             
       

40000 - Beginning Fund Balance 6,727,612 6,547,542 4,167,869 208,222 208,222  -95.00% 
Total Beginning Fund Balance 6,727,612 6,547,542 4,167,869 208,222 208,222  -95.00% 

             
44501 - Intergovernmental Revenue 0 323,878                     0 0 0  0.00% 

Total Intergovernmental 0 323,878                     0 0 0  0.00% 
             

47000 - Interest Earnings 56,634 14,251 10,000                       6,247 6,247  -37.53% 
Total Interest Earnings 56,634 14,251 10,000                       6,247 6,247  -37.53% 

             
48001 - Recovered Expenditures 0 0 0 0 0  0.00% 

Total Miscellaneous 0 0 0 0 0  0.00% 
             

49001 - Debt Proceeds 0 0 5,600,000                  0 0 -100.00% 
Total Other Financing Sources 0 0 5,600,000                  0 0  -100.00% 

       
49001- City of Tigard Parks SDC 0 0 800,000                     0 0  -100.00% 
Total Other Revenue Sources 0 0 800,000                     0 0  -100.00% 

             
49935 - Transfer In from Tigard  

Triangle DSF 0 
                  

1,600,000  1,725,000 1,682,000  1,682,000 -2.49% 
Total Transfers In 0 1,600,000                  1,725,000 1,682,000  1,682,000 -2.49% 

             
Total Resources 6,784,246 8,485,671 12,302,869 1,896,469  1,896,469 -84.59% 

       
REQUIREMENTS             
       
Program Expenditures       
TCDA - Tigard Triangle 236,703 3,173,461 820,234 937,184 937,184  13.04% 

Total Program Expenditures 236,703 3,173,461 820,234 937,184 937,184  13.04% 
             

Total Work in Progress 0 1,532,754 11,250,000 755,000 755,000  -93.29% 
             

Total Transfers Out 0 0 150,000 0 0  -100.00% 
             

Total Budget 236,703 4,706,215 12,220,234 1,692,184 1,692,184  -86.23% 
Reserve for Future Expense 6,547,543 3,779,456 82,635 204,285 204,285  159.32% 

Total Requirements 6,784,246 8,485,671 12,302,869 1,896,469 1,896,469  -84.59% 
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Description 
FY 

2024 
FY 

2025 
2026 

Revised 
2027 

Proposed 
2027 

Adopted 
Change 

from Prior 
Year 

RESOURCES             
       
40000 - Beginning Fund Balance 2,098,423 3,203,539 1,498,377 1,869,148 1,869,148  24.74% 

Total Beginning Fund Balance 2,098,423 3,203,539 1,498,377 1,869,148 1,869,148  24.74% 
             

40100 - Current Property Taxes 1,642,777 1,693,755 1,909,380 1,942,579 1,942,579 1.74% 
40101 - Prior Year Property Taxes 7,238 5,238 0 0  0 0.00% 

Total Taxes 1,650,015 1,698,993 1,909,380 1,942,579  0 1.74% 
             

47000 - Interest Earnings 132,786 201,696 5,830 4,673  4,673 -19.85% 
Total Interest Earnings 132,786 201,696 5,830 4,673  4,673 -19.85% 

             
Total Resources 3,881,224 5,104,228 3,413,587 3,816,400  3,816,400 11.80% 

       
REQUIREMENTS            
       

Total Debt Service 677,685 677,620 1,147,671 1,381,000  1,381,000 20.33% 
             

Total Transfers Out 0                   1,725,000 1,682,000  1,682,000 -2.49% 
             

Total Budget 677,685 2,277,620 2,872,671 3,063,000  3,063,000 6.63% 
Reserve for Future Expense 3,203,539 2,826,608 540,916 753,400  753,400 39.28% 

Total Requirements 3,881,224 5,104,228 3,413,587 3,816,400  3,816,400 11.80% 
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Fund Program  Proposed  
 Budget 

Committee 
Changes   Approved  

 Council 
Changes   Adopted  

City Center Capital Improvements         
 City Center URA 427,432  -    427,432    -    427,432 
 Tigard Triangle URA                       -                          -                          -                          -    - 
 Debt Service                       -                          -                          -                          -    - 
 Transfer                       -                          -                          -                          -    - 
 Capital Improvements               545,000                        -            545,000                          -    545,000 
 Contingency                       -                          -                          -                          -      
                972,432                        -    972,432                          -             972,432    
City Center Debt Service      
 City Center URA                       -                          -                          -                          -    - 
 Tigard Triangle URA                       -                          -                          -                          -    - 
 Debt Service               745,000                        -             745,000                          -    745,000 
 Transfer            1,000,000                        -            1,000,000                          -    1,000,000 
 Capital Improvements                       -                          -                          -                          -    - 
 Contingency                       -                          -                          -                          -     - 
  1,745,000                        -    1,745,000                          -           1,745,000    
Tigard Triangle Capital Improvements     
 City Center URA                       -                          -                          -                          -    - 
 Tigard Triangle URA               937,184                        -             937,184                          -    937,184 
 Debt Service                       -                          -                          -                          -    - 
 Transfer                       -                          -                          -                          -    - 
 Capital Improvements               755,000                        -            755,000                          -    755,000 
 Contingency                       -                          -                          -                          -     - 

             1,692,184                        -    1,692,184                          -    
                    

1,692,184    
Tigard Triangle Debt Service      
 City Center URA                       -                          -                          -                          -    - 
 Tigard Triangle URA                       -                          -                          -                          -    - 
 Debt Service            1,381,000                        -         1,381,000                          -    1,381,000 
 Transfer            1,682,000                        -          1,682,000                          -    1,682,000 
 Capital Improvements                       -                          -                          -                          -    - 
 Contingency                       -                          -                          -                          -     - 

             3,063,000                        -    3,063,000                          -    
                    

3,063,000    
All Funds      
 City Center URA               427,432                        -          427,432                          -    427,432 
 Tigard Triangle URA               937,184                        -            937,184                          -    937,184 
 Debt Service            2,126,000                        -    2,126,000                          -    2,126,000 
 Transfer            2,682,000                        -    2,682,000                          -    2,682,000 
 Capital Improvements            1,300,000                        -    1,300,000                          -    1,300,000 
 Contingency                       -                          -                          -                          -      

             7,472,616                        -    7,472,616                          -    
                    

7,472,616    
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