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Tigard MEMORANDUM

TO: Chair Hu and the Directors of the Town Center Development Agency Board
FROM: Sean Farrelly, Redevelopment Manager

RE: Update on the Former Tigard Regal Cinema Property (72°¢ Avenue
Redevelopment Site)

DATE: February 24, 2026

The purpose of this memo is to provide the Chair and Directors of the Town Center
Development Agency (TCDA) with an update on next steps for the former Tigard Regal Cinema
Property (7274 Avenue Redevelopment site) and guidance on the direction of the project.

In August 2025, the Town Center Development Agency acquired the 10.89-acre site in the Tigard
Triangle. The Agency has four major goals for the site:

1. Provide the Tigard Triangle’s first neighborhood park to serve a fast-growing area. A new
park will also make the Triangle more attractive for additional development.

2. Build-out necessary street and trail infrastructure to increase connectivity and pedestrian
safety.

3. Restore Red Rock Creek, which flows through the property, including new stormwater
sewer facilities. This work is currently underway and will be completed in summer of 2026.

4. Redevelop the portion of the property not being used for a park.

A portion of site could be offered for private redevelopment that would support the vision of the
Triangle as a mixed-use, mixed-income, walkable community and catalyze additional development.
Through a Request for Qualifications (RFQ) process, the Agency can identify a development
partner and explore the coordination of the construction of a public park and private
development. The project will require multiple street improvements, including new roadways,
reconstructed roadways, sidewalks, and enhancements to a section of the Red Rock Creek Trail
and frontage improvements within and adjacent to the property.

Below are the steps the project team has completed as we move forward with development of this
new city asset.

Community Engagement

On October 20, 2025, a Community Get-Together was held at the site and input was obtained
from approximately 90 attendees. Presentations were made to the Town Center Advisory
Commission (TCAC), the Parks and Recreation Advisory Board (PRAB), Committee for
Community Engagement (CCE) and Tigard Youth Advisory Council (TYAC). Staff also met with
residents of Dartmouth Crossing North and Family Promise of Tualatin Valley and tabled at the



Holiday Tree Lighting and the Tigard Senior Center. An online survey with questions about the
future of the site received 322 participant responses.

The top four desired amenities in a park on the site, as selected by survey takers were: walking and
biking trails, a playground, picnic areas with tables and shelters, and a natural/native plant green
space. Participants selected lighting and well-maintained facilities as the items that would make
them feel safe in the future park.

Responding to the question, “What else does the Tigard Triangle community need most right
now?”, the top ranked categories were entertainment options, food options, community spaces
and housing,.

Development Community Interviews

Between October 2025 and February 2020, staff interviewed 16 regional development industry
professionals, asking their opinions on the potential redevelopment site and the current and short-
term future development environment. The key takeaways were that current conditions in the
Portland real estate market were lackluster; however, developers are interested in lining up
promising sites for when conditions improve. The Triangle is seen as very attractive for apartment
development due to its location and the presence of incentives: the Vertical Housing
Development Zone (a state-enabled 10-year partial tax abatement for new mixed-use buildings),
and an Opportunity Zone (a federal designation which provides certain tax advantages for new
development).

There was broad agreement that the Cinema site is a promising development site, although
infrastructure costs, particularly street improvements, could pose a hurdle to project feasibility.
The proximity to a future park was seen as adding value to the development. Having the
developer at the table when the park is being designed would result in a better project all around.

Board Direction on a Developer Request for Qualifications (RFQ)

From the amount of community engagement completed and discussions with the development
community, the project team has developed next step scenarios. There are several scenarios for
the Board to consider in order to position the site for redevelopment and decide whether to move
ahead with a Request for Qualifications (RFQ) process.

Scenario 1: Redevelopment First (Recommended)

In this scenario, the park and redevelopment projects would be built sequentially. After the RFQ
process and development agreement negotiations, the developer would construct the building and
required street frontages. At the same time, the city could work on park design and engineering,
with construction occurring after the building is completed.

Pros:
e Keeping the projects clearly separated reduces the risk of private development having
to pay prevailing wage.
e Building the park later allows time to assemble funding, including TIF-backed borrowing,
Park SDCs generated by the project and potentially grants.



Cons:
e Joss of economies of scale if street infrastructure is built sequentially.

e The costs of building out the infrastructure (particulatly the 7274 Avenue frontage) could
make private development less feasible.

Scenario 2: Joint Development of the Park and Private Redevelopment
In this scenario, the TCDA would find a development partner through an RFQ to jointly develop

the site. A negotiated development agreement would outline the shared costs and responsibilities
to coordinate construction of the park, private development and infrastructure.

Pros:

e The infrastructure benefits from economies of scale with a coordinated build out of the
park and the private development.

e Collaboration in design of the park would result in a more cohesive development.

Cons:

e Risk if the development climate stalls; the park would also be delayed.

e Uncertainty about triggering prevailing wages (the minimum houtly rate that must be paid
to workers on government-funded construction projects.) Prevailing wage projects are
more expensive to build than projects paying market wages (i.e. construction costs on
prevailed wages are approximately 20 percent more costly than projects that are not
prevailed, based on developer experience in the region). While public agencies pay
prevailing wages on their public projects, a private development would face financial
feasibility issues if required to pay them.

To address this risk, the developer would ask the Oregon Bureau of Labor and Industry
(BOLI) to review the agreement and issue a letter of determination about prevailing wages.
The risk is, even if the development agreement carefully delineated the public and private
aspects, it could be interpreted as a public project. In that event, the project would be
delayed for months while the agreement is renegotiated. Another consideration is the
price of retaining legal counsel with expertise in prevailing wages to assist in the drafting of
the RFQ (and in subsequent deal negotiations with the selected developer) so as to reduce
(but not eliminate) prevailing wage risk.

Scenario 3: Develop Park First
In this scenario, the TCDA builds the park and necessary infrastructure first. The redevelopment

parcel would be offered for development when the park is complete.

Pros:
e Building the park and infrastructure would likely increase the value of the redevelopment
parcel, and the increase the sale price.

e The Agency would have more control over timing and not be bound to the fluctuations of
the real estate market.



Cons:
e Toss of economies of scale if street infrastructure is built out sequentially.
e The costs to build out the park and most of the site infrastructure will be substantial and it
would likely be 4-5 (or more) years before the TIF stream is sufficient to fund the entire

project.

e Itis possible that BOLI could determine the new park would trigger prevailing wage
requirements for the subsequent private development.

Scenario 4: Entire Site Developed for Public Use

The TCDA could develop the entire site for public use. The online survey conducted on the site
gave “Community Spaces” the third highest number of votes in response to the question “What
else does the Tigard Triangle community need most right now?”

Pros:
e Provides a community center, an often-requested amenity

Cons:

e Ongoing Funding: including a community center or other public use that requires
significant operating costs would require additional funding and staffing beyond current
levels. While a private partner could be sought to operate the center, a continuing subsidy
would likely be required. TIF is not an eligible funding source for ongoing operations.

e With substantial capital costs, the project would have to be broken into multiple phases.

e An entirely public project would not generate any TIF for investment in future projects in
the district.

Recommendation:

Staff recommend Scenario 1. Releasing the RFQ) in the short term would ground truth our
assumptions about the site redevelopment. If there’s low developer interest or concerns about
infrastructure costs, the Agency could reassess the redevelopment assumptions.

Staff would write and release an RFQ) to select a shortlist of three developers. They would
subsequently be asked to provide more specific development concepts and financial information,
for the Agency to consider in the final selection. The RFQ review panel will include
representatives from the TCDA Board, TCAC, Chamber of Commerce, and others. The selection
criteria will include their vision for the site and their track record.

Once selected, the Agency and developer will negotiate a Memorandum of Understanding (MOU)
with non-binding terms on financial, programmatic, and other general aspects of the project. The
selected development team will work on a financially feasible proposal for a building(s). Using the
MOU as a guide, a Development and Disposition Agreement (DDA) will be negotiated. It will set
the terms to sell or lease the redevelopment site, the details of the redevelopment, and any
financial partnerships to build out the site infrastructure. The developer would also run the
agreement terms by BOLI for their determination on Prevailing Wage. The DDA will be subject
to approval by the Board. The timeline for these actions is expected to be at least one year.



On a parallel track, park design and engineering could get underway, with the possibility that the
Agency could construct the park soon after the building is completed.

Potential Timeline

April-May 2026: Developer Request for Qualifications released, and shortlist chosen
June- Sept. 2026: Additional information from developers requested and final developer
selection.

October-December 2026: Memorandum of Understanding drafted and Board of TCDA

considers approval.

January-September 2027: Agency and development team work on Development and
Disposition Agreement (DDA) and developer team works on plans.

Spring 2027: Community Development and Parks staff will start the park concept planning
process, working with design consultants and an advisory committee will be formed with
representatives from TCAC, PRAB, the developer team, Triangle neighborhood residents, and
others to develop a final park concept, including amenities.

October 2027: Board of TCDA considers approval of DDA.

Links to Additional Resources:

Tigard Triangle TIF Plan

A New Tigard Triangle Planning for Equitable Development
Tigard Triangle Strategic Plan

Tigard Parks and Recreation System Plan

ce: Emily Tritsch, Acting City Manager/ TCDA Excecutive Director
Jamzes McDonald, Acting Deputy City Manager
Shelby Ribala, City Attorney
Sambo Kirkman, Commmunity Development Director
Eric Kang, Finance Director


https://www.tigard-or.gov/home/showpublisheddocument/1590/637707488679370000
https://www.tigard-or.gov/home/showpublisheddocument/3033/638024921779230000
https://www.tigard-or.gov/home/showpublisheddocument/1985/637781772680470000
https://www.tigard-or.gov/home/showpublisheddocument/1955/637825131933230000

