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May 12, 2021 

 

Honorable Mayor Wheeler and Commissioners 

Testimony Re:  Design Overlay Zone Amendments (DOZA) 

 

 

As stated in previous comments, Restore Oregon supports many of the goals of DOZA including the 

desire to improve the design aesthetic of the City, and to retain the unique character of our diverse 

neighborhoods.  As Commissioner Nick Fish once stated: “Everyone deserves a well-designed city.”  

And in a City that touts its commitment to equity and inclusion, we would add that “Everyone 

deserves to have a voice in shaping their community,” which is after all, an extension of their home.  

That degree of community engagement has not yet been achieved. 

 

Restore Oregon is proud to join so many of Portland’s Neighborhood Associations in supporting PDX 

Main Streets Top 5 DOZA Design Recommendations.  In particular, we would like to emphasize 3 

points aimed at preserving cultural and ethnic neighborhood character (and curbing climate change) 

by: 

 

1. Commit funding now to the development and adoption of Character Statements for “d” 

Overlay Areas so we don’t lose the context-specific themes and elements that make each 

neighborhood center unique.   

 

The character and cultural richness of Portland’s neighborhoods are under threat today.  This City 

cannot stop the erosion of cultural heritage until it identifies it through robust community outreach and 

prioritizes it for protection.   

 

For example, supplemental guidelines are critical to elevating themes from the Asian-American 

community within the Jade District, and as a way to empower and engage communities such as St. 

Johns, Midway or the Heart of Foster.  This effort cannot wait 10 years.  Rather, concurrent with the 

adoption of DOZA, the Council must instruct BPS staff to present a work plan, complete with 

performance deadlines for completing this work.   

 

2. Set the Threshold for Triggering Design Review at 45’ or Four Stories.   

Most of the outer North and Eastside commercial centers consist primarily of 3-4 story buildings.  

Anything larger will dramatically change – and potentially overwhelm – its context, and so requires 

discretionary review to ensure that it responds to the surrounding character, and meets the 

neighborhood-specific Character Statement when in place.     

 



 

  

 
Preserve, Reuse, and Pass Forward the Historic Places that Make Our Communities Livable and Sustainable 

The reason most often cited for increasing the threshold is lack of predictability in the development 
process.  However, the fact that height and FAR in the design context is entitled completely undercuts 
this concern.  Moreover, there are no cited examples of the Design Commission denying a 
development request when reviewed against discretionary design guidelines.  Rather than resulting 
in development denials, discretionary review provides a forum for community members to 
meaningfully engage and creates positive outcomes for diverse communities.    
 

3. Impose demo review for those Main Street areas vulnerable to demolition.   
 

One of the most harmful outcomes of recent zoning height increases is the ensuing demolition of 

existing buildings.  In addition to erasing our heritage, demolitions significantly set back Portland’s 

goals for reducing emissions.  Attached to this testimony is a summary of findings by ECONorthwest 

that the benefit of restoring and reusing a 10,000-sf commercial building, vs its demolition and 

replacement by a 20,000-sf building, equates to reducing CO2 emissions by 1,383 metric tons – the 

equivalent of taking 1,028 cars off the road for an entire year.  

 

 

The soul of Portland is the wonderful diversity and character of her neighborhoods.  And this will be 

erased if we get this wrong.  Equity and access requires prioritizing context-appropriate design that 

embraces the cultural, historic, and natural features that matter to each community.  Admittedly, this 

will require additional effort, but the impact – the legacy – will literally out-live us all.   

 

Thank you, 

  
Peggy Moretti 

Executive Director Emeritus 
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U n d e r s t a n di n g t h e
C a r b o n C o s t of D e m oli ti o n

W hil e  c h a m pi o ni n g  t h e  r ol e  t h at  p r e s e r v ati o n  a n d  r e u s e  c a n  pl a y  

i n m e eti n g O r e g o n’ s g o al s f o r p r ot e cti n g t h e e n vi r o n m e nt, R e st o r e 

O r e g o n  h a s  oft e n  q u ot e d  C a rl  El ef a nt e,  f o r m e r  p r e si d e nt  of  t h e  

A m e ri c a n  I n stit ut e  of  A r c hit e ct s,  w h o  f a m o u sl y  s ai d  “ T h e  g r e e n e st  

b uil di n g  i s  t h e  o n e  t h at  al r e a d y  e xi st s.”  R e c e ntl y,  w e  e nli st e d  

i n d e p e n d e nt  r e s e a r c h  fi r m  E C O N o rt h w e st  t o  b ett e r  q u a ntif y  t h at 

g r e e n n e s s. 

E C O N o rt h w e st  w a s  c h a r g e d  wit h  a n al y zi n g  d o z e n s  of  st u di e s 

e v al u ati n g  t h e  e n vi r o n m e nt al  i m p a ct s  a s s o ci at e d  wit h  b uil di n g  

d e m oliti o n,  i n cl u di n g  o n e  st u d y  f r o m  t h e  C a r b o n  L e a d e r s hi p  

F o r u m at t h e U ni v e r sit y of W a s hi n gt o n w hi c h m e a s u r e d e mi s si o n s 

f r o m  o v e r  1, 0 0 0  c o n st r u cti o n  p r oj e ct s  a c r o s s  t h e  U nit e d  St at e s.  

T h e y  t h e n  c r u n c h e d  t h e  n u m b e r s  t o  e sti m at e  t h e  a v e r a g e  C O 2  

e mi s si o n  r e d u cti o n s  r e ali z e d  b y  r e n o v ati n g  e xi sti n g  st r u ct u r e s 

r at h e r t h a n d e m oli s hi n g a n d r e pl a ci n g t h e m. Fi n all y, E C O N o rt h w e st 

p r e s e nt e d t h ei r a n al y si s u si n g r el at a bl e r e al- w o rl d e x a m pl e s w hi c h 

p oli c y m a k e r s a n d p r o p e rt y o w n e r s c a n u s e t o g ui d e d e ci si o n s a b o ut 

c o n st r u cti o n, l a n d- u s e a n d d e n sit y.  

B e c a u s e  m o d e r n  d e v el o p m e nt  p r a cti c e s  al m o st  al w a y s  i n v ol v e  

r e pl a ci n g  hi st o ri c  b uil di n g s  wit h  si g ni fi c a ntl y  l a r g e r  st r u ct u r e s, 

E C O N o rt h w e st  c al c ul at e d  e mi s si o n s  b y  a s s u mi n g  r e pl a c e m e nt 

b uil di n g s  w o ul d  b e  t wi c e  t h e  si z e  of  t h ei r  p r e d e c e s s o r s.  W e 

a c k n o wl e d g e  t h at  i n  s o m e  ci r c u m st a n c e s  --  li k e  w h e n  a  m o d e st  

si n gl e- st o r y st r u ct u r e i s r e pl a c e d wit h a m ulti- st o r y b uil di n g -- t hi s 

a s s u m pti o n m a y b e c o n s e r v ati v e. 

A c c o r di n g  t o  E C O N o rt h w e st’ s  c al c ul ati o n s,  r e n o v ati n g  a  1, 5 0 0  S F 

ol d e r h o m e r e d u c e s e m b e d d e d C O 2 e mi s si o n s b y 1 2 6 m et ri c t o n s, 

v e r s u s t e a ri n g d o w n t h e s a m e st r u ct u r e a n d r e pl a ci n g it wit h a n e w 

3, 0 0 0 S F r e si d e nti al b uil di n g. S u c h s a vi n g s m a y b e b ett e r u n d e r st o o d 

t hi s w a y: a s a vi n g s of 1 2 6 m et ri c t o n s of e m b e d d e d C O 2 i s r o u g hl y 

e q ui v al e nt t o t h e p r e v e nti o n of 4 4, 0 4 8 g all o n s of g a s oli n e e mi s si o n s 

b ei n g  r el e a s e d  i nt o  t h e  at m o s p h e r e.  I n  t h e  c a s e  of  a  1 0, 0 0 0  S F  

c o m m e r ci al  b uil di n g,  w hi c h  w o ul d  t y pi c all y  utili z e  m o r e  e n e r g y-

i nt e n si v e  m at e ri al s  a n d  c o n st r u cti o n  t e c h ni q u e s  t h a n  r e si d e nti al  

c o n st r u cti o n, t h e C O 2 e mi s si o n s s a vi n g s w o ul d b e 1, 3 8 3 m et ri c t o n s, 

o r t h e e q ui v al e nt of 4 8 4, 1 2 7 g all o n s of g a s oli n e b u r n e d. 

A c c o r di n g  t o  t h e  M o nt hl y  E n e r g y  R e vi e w  p u bli s h e d  b y  t h e  U. S.  

E n e r g y  I nf o r m ati o n  S e r vi c e,  t h e  a v e r a g e  A m e ri c a n  c a r  u s e s  4 7 4  

g all o n s of g a s oli n e p e r y e a r.  T h u s, r e n o v ati n g a n ol d e r h o m e, r at h e r 

t h a n d e m oli s hi n g a n d r e pl a ci n g it, e q u at e s t o r e m o vi n g 9 3 c a r s f r o m 

t h e  r o a d  f o r  a n  e nti r e  y e a r,  w hil e  a  si n gl e  c o m m e r ci al  r e n o v ati o n  

e q u at e s t o r e m o vi n g 1, 0 2 8 c a r s f r o m t h e r o a d f o r t h e s a m e p e ri o d 

of ti m e. 

W hil e n o o ffi ci al st at e wi d e t all y of d e m oliti o n s e xi st s, P o rtl a n d d o e s t r a c k 

d e m oliti o n p e r mit a p pli c ati o n s. A c c o r di n g t o S h a w n W o o d, C o n st r u cti o n 

W a st e  S p e ci ali st  f o r  t h e  Cit y  of  P o rtl a n d,  1, 1 6 0  d e m oliti o n  p e r mit s  w e r e 

i s s u e d  b et w e e n  2 0 1 6  –  2 0 2 0.  Of  t h o s e,  3 3 7  h o m e s  w e r e  ulti m at el y  

d e c o n st r u ct e d,  n ot  d e m oli s h e d.  S u bt r a cti n g  d e c o n st r u cti o n s  f r o m  t h e  

d e m oliti o n t ot al still yi el d s a s h o c ki n g fi g u r e: t h e C O 2 e mi s si o n s g e n e r at e d 

i n  P o rtl a n d  b y  8 2 3  r e si d e nti al  d e m oliti o n s  o v e r  a  s p a n  of  fi v e  y e a r s  a r e 

r o u g hl y e q ui v al e nt t o t h e b u r ni n g of 3 6, 2 5 1, 5 0 4  g all o n s  of  g a s oli n e  

o r  t h e  a n n u al  e mi s si o n s  of  7 6, 4 8 0  c a r s .  O v e r  t h at  s a m e  fi v e  y e a r 

p e ri o d, t h e Cit y of P o rtl a n d i s s u e d 3 7 6 d e m oliti o n p e r mit s f o r c o m m e r ci al 

b uil di n g s, yi el di n g e mi s si o n s e q ui v al e nt t o 1 8 2, 0 3 1, 7 5 2 g all o n s of g a s 

o r a n n u al e mi s si o n s f r o m 3 8 4, 0 3 3 c a r s .

B a s e d  o n  fi g u r e s  p r o vi d e d  b y  E C O N o rt h w e st  a n d  t h e  B u r e a u  of 

D e v el o p m e nt  S e r vi c e s,  f o r  t h e  Cit y  of  P o rtl a n d  t o  r e a c h  it s  st at e d  C O 2 

e mi s si o n s  r e d u cti o n  g o al,  t h e y  w o ul d  n e e d  t o  r e d u c e  a n n u al  C O 2  

e mi s si o n s  b y  2, 7 9 8, 5 0 0  m et ri c  t o n s  o v e r  2 0 1 8  l e v el s.  C o n s e r v ati v el y 

s p e a ki n g, r e si d e nti al a n d c o m m e r ci al d e m oliti o n s i n t h e Cit y of P o rtl a n d 

a r e r e s p o n si bl e f o r 1 2 4, 7 4 1 m et ri c t o n s of C 0 2 e mi s si o n s p e r y e a r, w hi c h 

a m o u nt s t o a p p r o xi m at el y 4. 5 p e r c e nt of t h e Cit y’ s t ot al a n n u al r e d u cti o n 

g o al.  T h at i s si g ni fi c a nt.

W e  k n o w  w h at  y o u’ r e  t hi n ki n g.  S u r el y  t h o s e  t h o u s a n d s  of  t o n s  of  

s q u a n d e r e d c a r b o n e mi s si o n s a r e o ff s et b y t h e o v e r all e n e r g y- e ffi ci e n c y of 

n e w c o n st r u cti o n. N ot n e c e s s a ril y. P e r a 2 0 1 6 G r e e n L a b r e p o rt p r o d u c e d 

b y t h e N ati o n al T r u st f o r Hi st o ri c P r e s e r v ati o n:  

“It  i s  oft e n  a s s u m e d  t h at  t h e  C O 2- r e d u cti o n  b e n e fit s  g ai n e d  b y  a  n e w, 

e n e r g y  e ffi ci e nt  b uil di n g  o ut w ei g h  a n y  n e g ati v e  cli m at e  c h a n g e  i m p a ct s 

a s s o ci at e d wit h t h e c o n st r u cti o n of t h at b uil di n g. T hi s st u d y fi n d s t h at it 

t a k e s 1 0 t o 8 0 y e a r s f o r a n e w b uil di n g t h at i s 3 0 p e r c e nt m o r e e ffi ci e nt 

t h a n  a n  a v e r a g e- p e rf o r mi n g  e xi sti n g  b uil di n g  t o  o v e r c o m e,  t h r o u g h  

e ffi ci e nt  o p e r ati o n s,  t h e  n e g ati v e  cli m at e  c h a n g e  i m p a ct s  r el at e d  t o  t h e 

c o n st r u cti o n p r o c e s s.”

Al s o w o rt h c o n si d e ri n g i s t h e f a ct t h at m o st hi st o ri c b uil di n g s w e r e b uilt 

t o  m e et  t h ei r  e n e r g y  n e e d s  p a s si v el y.  Li g hti n g,  h e ati n g,  c o oli n g  a n d  

v e ntil ati o n w e r e a d d r e s s e d vi a p r a cti c al d e si g n el e m e nt s s u c h a s t r a n s o m 

wi n d o w s, d o u bl e- h u n g wi n d o w s, a w ni n g s, r e c e s s e d e nt r y w a y s, b ul k h e a d 

g r at e s, c eili n g f a n s a n d t all, r e fl e cti v e c eili n g s. L a r g e r st r u ct u r e s t e n d e d t o 

al s o utili z e s k yli g ht s a n d li g ht w ell s, a s w ell a s s h a r e d w all s w hi c h all o w e d 

i n di vi d u al b uil di n g s t o s e r v e a s t h e r m al w all s f o r n ei g h b o ri n g st r u ct u r e s. 

O v e r  ti m e,  alt e r ati o n s  t o  t h e s e  cl e v e r  f e at u r e s  c a n  r e d u c e  o r  d e st r o y  a  

b uil di n g’ s a bilit y t o f u n cti o n a s i nt e n d e d.

R e v e r si n g  s u c h  alt e r ati o n s,  w hil e  a d d r e s si n g  e n e r g y- w a sti n g  l e a k s  i n  

b uil di n g e n v el o p e s, e m b r a ci n g r e n e w a bl e e n e r g y s o u r c e s, a n d e m pl o yi n g 

n e w e r  t e c h n ol o gi e s  s u c h  a s  e n e r g y- e ffi ci e nt  li g hti n g,  fl o o r  a n d  atti c 

i n s ul ati o n,  a n d  u p d at e d  H V A C  s y st e m s,  c a n  m a k e  e xi sti n g  b uil di n g s  a s 

e n e r g y e ffi ci e nt a s n e w c o n st r u cti o n – o r m o r e s o – a s e vi d e n c e d b y t h e 

m a n y r e st o r ati o n a n d a d a pti v e r e u s e p r oj e ct s w hi c h h a v e r e c ei v e d L E E D 

c e rti fi c ati o n.

B y P e g g y M o r etti
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W h a t s h o ul d b e d o n e ?

E xi sti n g  h o m e s  a n d  b uil di n g s  a r e  a m o n g  O r e g o n’ s  g r e at e st  

r e n e w a bl e  r e s o u r c e s.  A s  s u c h,  t h ei r  r e st o r ati o n  a n d  r e u s e  s h o ul d  

b e p r o m ot e d a s a n e fi e cti v e st r at e g y f o r m e eti n g c a r b o n r e d u cti o n 

g o al s  st at e wi d e.  H o w e v e r,  a  h o u si n g  s h o rtf all  –  c o m bi n e d  wit h 

e s c al ati n g l a n d a n d h o u si n g c o st s – h a s d ri v e n l a n d u s e pl a n n e r s, 

el e ct e d o fi ci al s a n d d e v el o p e r s t o c all f o r citi e s t o b uil d, b a b y, b uil d! 

T h e  m o r e  d e n sit y  t h e  b ett e r  i s  a n ot h e r  c o m m o n  r ef r ai n.  S o m e  

e v e n  a d v o c at e  f o r  r e m o v al  of  d e m oliti o n  p r ot e cti o n s  f o r  hi st o ri c  

di st ri ct s.  I n  m a n y  pl a c e s,  a ffi o r d a bl e  ol d e r  h o u si n g  st o c k,  w hi c h  i s 

n ot d e si g n at e d hi st o ri c b ut still r et ai n s u s ef ul lif e, i s b ei n g r a z e d at 

a n al a r mi n g r at e. A n d t h e r e z o ni n g of c o m m e r ci al di st ri ct s t o all o w 

f o r  i n c r e a s e d  h ei g ht s  h a s  i n c e nti vi z e d  d e m oliti o n  of  n u m e r o u s 

p e d e st ri a n- s c al e  b uil di n g s.  A s  d e m o n st r at e d  a b o v e,  all  of  t hi s  

d e m oliti o n c o m e s at a bi g e n vi r o n m e nt al c o st. 

A s p a rt of o u r a d v o c a c y a g e n d a, R e st o r e O r e g o n will b e c alli n g u p o n 

p oli c y m a k e r s t o a c k n o wl e d g e t h e e n vi r o n m e nt al i m p a ct of s e n di n g 

u s a bl e  b uil di n g s  t o  l a n d fill s;  st ri v e  f o r  d e n sit y  wit h o ut  d e m oliti o n; 

p r o vi d e m e a ni n gf ul i n c e nti v e s f o r r et e nti o n a n d r e u s e; a n d m ai nt ai n 

o r  st r e n gt h e n  d e m oliti o n  r e vi e w  r e q ui r e m e nt s  f o r  d e si g n at e d  

hi st o ri c p r o p e rti e s.  

C e rt ai nl y  t h e r e  a r e  ti m e s  w h e n  t h e  p u bli c  b e n e fit  of  r e pl a ci n g  a n 

e xi sti n g b uil di n g o ut w ei g h s t h e v al u e of r et ai ni n g it, s u c h a s w h e n 

m ulti pl e  u nit s  of  n e w  a fi o r d a bl e  h o u si n g  c a n  b e  c r e at e d.  B ut  w e 

u r g e g o v e r n m e nt o fi ci al s a n d p ri v at e p r o p e rt y o w n e r s t o c a r ef ull y 

c o n si d e r t h e i m p a ct of d e m oliti o n s o n t h e s u st ai n a bilit y a n d h e alt h 

of o u r c o m m u niti e s, e n vi r o n m e nt a n d pl a n et.  

Vi sit  R e st o r e O r e g o n. o r g  f o r  m o r e  i nf o r m ati o n  a n d  t o  fi n d  li n k s  t o 

s o u r c e d o c u m e nt ati o n f o r f u rt h e r r e a di n g.

S o u r c e s
E C O N o rt h w e st  R e p o rt:  V al u e  of  C O 2  e mi s si o n s  r e d u cti o n  t h r o u g h  b uil di n g 
r e st o r ati o n, 2 0 2 0.

St r ai n, L a r r y. “ Ti m e V al u e of C a r b o n.” S e attl e, W A: R e p o rt p r e p a r e d f o r C a r b o n 
L e a d e r s hi p  F o r u m at t h e U ni v e r sit y of W a s hi n gt o n, 2 0 1 7.

Hi st o ri c  P r e s e r v ati o n  A n d  E n e r g y  E ff ci e n c y:  A  g ui d e  f o r  hi st o ri c  c o m m e r ci al 
b uil di n g s.    P u bli s h e d  b y  P a ci ffi c  P o w e r,  i n  c oll a b o r ati o n  wit h  E n e r g y  T r u st  of 
O r e g o n, Cl at s o p C o m m u nit y C oll e g e, a n d O r e g o n M ai n St r e et, 2 0 1 5 .

T h e  G r e e n e st  B uil di n g:  Q u a ntif yi n g  t h e  E n vi r o n m e nt al  V al u e  of  B uil di n g 
R e u s e. P u bli s h e d b y T h e N ati o n al T r u st f o r Hi st o ri c P r e s e r v ati o n/ P r e s e r v ati o n 
G r e e n L a b  i n  p a rt n e r s hi p  wit h  C a s c a di a  G r e e n  B uil di n g  C o u n cil,  S k a n s k a, 
G r e e n B uil di n g s S e r vi c e s a n d Q u a nti s.

O ri gi n all y p u bli s h e d i n R e st o r e O r e g o n’ s q u a rt e rl y m a g a zi n e, 

Fi el d N ot e s; S p ri n g 2 0 2 1.
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