RECOMMENDATIONS
The Subcommittee’s recommendations support Green Building practices using a variety of
approaches, including program design and support; incentives to owners, builders, and
developers; regulatory improvements; requirements and policy changes. The time frames for
initiating and achieving the specific actions vary, yet it is apparent that all six are interrelated
and need to be acted on simultaneously. Descriptions are provided for these recommendations
so they can be thoroughly reviewed, debated, agreed upon, enacted, coordinated and
implemented by City Council, staff, and the development community.

The following segment presents the six categories and corresponding recommendations and
strategies in tables accompanied by brief narratives.
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I.

EDUCATION & OUTREACH

A direct correlation exists between this category and all the other recommendations. Education
and outreach is a critical path — this recommendation must be implemented for all other
recommendations to succeed.
As stakeholders continue to learn about the relationship between our built and natural
environments, the diverse ecologies of all communities would benefit. At present stakeholders
need incentives and financial support to use emerging technologies, to implement test strategies,
to achieve higher standards, and to share information. The results of these activities in turn
inform standards, codes, guidelines, and certifications. A more efficient and effective use of
resources creates an economy that accounts for all costs in the short and long term. As useful
information is made available the standards, codes, technologies, and the performance of
buildings improve. As the financial data and performance reports are shared, the community
thrives and the rationale becomes obvious. As services and benefits improve, the prospect of a
sustainable future improves.
When the Subcommittee began its work, there was unanimous consensus that more diverse and
aggressive sustainability measures are needed to improve the environmental, economic, and
social qualities of our City. The Subcommittee recognized that there are many opportunities that
could have a significant effect in reducing environmental impacts. Education, outreach and
training are key tools to achieving those gains.
RECOMMENDATIONS

STRATEGIES

Comprehensive &
Accessible Educational
Campaign

a. Enhance City Green Build website to include
readily accessible, multilingual, interactive site
and link to permit related issues.
b. Reformat City programs such as Regulatory
ReThink, for further reach into the community.
c. Expand Green Building education and
outreach services in Development Services
Center
d. Outreach to the financial and real estate
community about the criteria and benefits of
Green Building.
Seek partnerships with regional, public, private, and
non-profit organizations to foster a regional marketing
campaign.
Continue and expand the professional development
opportunities and requirements for staff.
Create checksheet for plan reviewers to use when
reviewing small and mid size green projects and to
provide clear direction to customers.

Media Campaign

Internal Training
Green Building
Checksheet

ASSIGNED
ORGANIZATION
OSD, w/ BDS
support
OSD, PLANNING,
w/ BDS support
OSD, BDS
OSD w/External
Organizations
OSD, w/ External
Organizations
CITY BUREAUS
BDS

Comprehensive & Accessible Educational Campaign — The City shall develop and implement a
comprehensive informational campaign supporting Architects, Engineers, Contractors, Suppliers
and manufacturers, Real-estate Brokers, Financial, Building Owners and Operators,
Consultants, Tenants, and Industry Trade Groups.
The campaign will include an expansive view of the building sector to completely identify and
develop the full range of GHG reduction opportunities. Such a view will consider future building
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construction (including life-cycle aspects of building materials, design, and demolition), use
(including on-site power generation and its interface with the electric grid), and location (in terms
of urban densities and access to employment and services). The City should create a
comprehensive Green Building Educational Center both at the Development Services Center
and online, and train more City employees to be accredited Green Building professionals.
Media Campaign — the City should seek partnerships with regional, public, private, and nonprofit organizations to create a regional marketing campaign. The campaign would promulgate
the ideas that Green Building: saves resources; is in demand by buyers and users of buildings;
and does not add significant expense if incorporated in project design early in the process.
Internal Training — Continue and expand the professional development opportunities and
requirements for staff. City staff should be encouraged to get certified in programs applicable to
the residential sector such as Earth Advantage and make sure staff is aware of the variety of
program options.
Green Building Checksheet — Create a checksheet for plan reviewers to use when reviewing
Green Building small and mid size projects. This helps to inform the plan reviewer, builder and
customer what is expected through the process.
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II.

BENCHMARKING, ASSESSMENT & MONITORING

A sustainable and vital Portland requires ambitious targets. Several of these are expressed in
the Subcommittee’s vision and recommendations and strategies. The Subcommittee began to
identify SMART (specific, measurable, achievable, realistic, and time-phased) goals. However,
further investigation is needed to gather all the targets established by the various bureaus and
ordinances. Documenting current performance can serve as benchmarks to monitor progress.
RECOMMENDATIONS

STRATEGIES

Benchmarking

Establish baselines and performance
parameters to measure progress.
Establish a Green Building inventory including
their impact on reaching the goals.
Measure progress of implemented
recommendations, strategies, and
technologies.
Develop ongoing review for Green Building
programs.

Monitoring Criteria

Adaptive Management

ASSIGNED
ORGANIZATION
BDS leads w/ OSD
input

BDS leads w/ OSD
input
BDS

Benchmarking — there are several types of Green Building strategies, yet the City has not
adopted any particular formula for achieving greener buildings. The City does, however, need
to establish benchmarks to better understand the tactics, goals and outcomes of existing
programs so that the City can accelerate its understanding of how more advanced programs are
succeeding or failing. If carbon dioxide and energy reduction are, for example, city priorities,
numerical benchmarks need to be set for both interim progress and ultimate goals. The
Portland City Auditor maintains the list of city adopted benchmarks, and prepares periodic
status reports. Green building benchmarks could be added to the Auditors system of monitoring
and reporting.
Monitoring Criteria — The City should develop and establish a mechanism to monitor and
measure progress of implemented recommendations, strategies, and technologies. Systems in
other countries create a “roll-up” of information otherwise known as cumulative impacts and
determine whether the actions that have been undertaken are bringing them closer to their
goals. The reasoning is two-fold: the citizens of the City of Portland are making substantial
investments in Green Building initiatives yet there is not a method to determine if they are
working. Are those investments achieving a desired end result and are the citizens being
informed of the gains from their contributions? In addition, if policies are not working, it is
imperative that the City learns this, and that can only be done with established metrics.
Adaptive Management — for success, the City should develop ongoing reviews for Green
Building programs and establish a Green Building inventory including their impact on reaching
the desired goals. For programs that are not reaching goals, an adaptive management
approach should be defined and implemented.
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III.

TECHNICAL ASSISTANCE

Citizens with different scales and complexities of construction projects would benefit from two
major types of assistance to reach sustainable goals: technical assistance and process
coaching. Opportunities abound for the City to create partnerships with the professional
community to enroll owners and their teams in the programs and strategies in the Regulatory,
Building Performance, Education and Outreach and Financial Incentive categories.
RECOMMENDATIONS

STRATEGIES

Financial Technical
Assistance.

Provide early and continuous step by step
assistance with accessing tax credits, HUD
grants, rebate timelines, certification
requirements, paperwork deadlines, and capital
infusion necessary to build green.
a. Expand Process Management programs to
include more Green Building projects and
consider increasing program criteria to a
higher level of performance.
b. Ensure that information on green options is
provided at all early assistance meetings and
in the Development Services Center.
c. Replicate Process Management programs for
small to mid-size projects.
d. Provide early technical assistance with City
staff to green residential construction and
alterations.
Create Alternative Technical Review Committee
to approve green technologies prior to issues
being raised with the appeals board. Identify and
prioritize those issues to be developed into code
guides.
Offer a simple approach to build green by offering
pre-approved plans designed by commissioned
professionals.
Offer eco-charrette support to project teams early
in the design process to identify trade-offs and
opportunities.
Provide detailed high-performance specifications
for building systems for small and mid size
projects written by commissioned professionals.

Facilitation Technical
Assistance.

Green Building Review
Committee

Pre-Approved Green
Plans
Eco-Charrettes

Recipe Books
(Prescriptive Path)

ASSIGNED
ORGANIZATION
BDS w/ OSD
input

BDS

BDS

BDS
BDS

BDS

2008-09

BDS , PDC

BDS, OSD
2008-09

Financial Technical Assistance — Navigation through the maze of incentives rebates,
regulations, and certification is necessary to successfully reap the financial and environmental
benefits. Providing early and continuous step-by-step assistance for small and mid-size projects
and accessing tax credits, HUD grants, rebate timelines, certification requirements and
paperwork deadlines will help applicants secure the capital necessary to build green.
Facilitation Technical Assistance — each successful experience increases the capacity to
continue more Green Building projects. It is essential that clear, concise and timely information
be available to all stakeholders early in their development planning process to increase the
effectiveness of the recommendations, and to avoid costly design inefficiencies. Prescriptive
technical advice needs to be available before the applicant submits plans for permits. In
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addition, providing a single point of contact by assigning a process manager to facilitate early
assistance meetings and to guide an applicant through the plan review and permitting process
needs to be made available to more customers.
Green Building Review Committee — The City will create an Alternative Technical Review
Committee to approve green technologies prior to issues being raised with the building code
appeals board. The Committee will consist of a variety of individuals with experience in
emerging technologies as well as broad knowledge of construction techniques and code
compliance. The committee will have the ability to evaluate green technologies for code
compliance, provide guidance to proponents thus allowing for idea and design refinement and
provide input to the Building Code Board of Appeals as the green technologies are advanced
through the review and approval process. Finally, the committee will be in a position to identify
and prioritize the emerging issues for development into prescriptive alternates that will be
published as code guides, incorporated into the green recipe book (see below) and available for
training tools.
Pre-Approved Green Plans — Modeled after the Living Smart program (www.livingsmartpdx.com)
the City will offer pre approved plans designed by commissioned professionals that reduce GHG
emissions and incorporate other green building technologies.
Eco-Charrettes — Offer facilitation services Eco-Charrettes to identify those efficiencies, tradeoffs, and opportunities to build green — the facilitation process could be linked as an incentive.
Project consultants would assemble early to identify green build needs.
Recipe Books (Prescriptive Path)—Eco-friendly, sustainable and green are terms often used to
describe real estate with environmentally friendly architecture that can reduce energy and water
use and improve the quality of life of its inhabitants. The greening of a building can come from a
variety of design techniques, including building orientation, passive solar, recycled rainwater,
rooftop gardens, geothermal cooling systems, natural ventilation, tankless water heaters,
double-paned windows, reclaimed wood, Energy Star appliances, low-flow toilets and lowwater-use landscaping. The recipe book will contain a series of detailed prescriptive design
diagrams and specifications for a variety of greening techniques. This will provide any individual
desiring to incorporate green technologies and techniques into their construction project with
step-by-step guidance for a variety of green topics. Creating detailed high-performance
specifications for building systems related to development for small and mid size projects
designed by commissioned professionals will make it easier to build green.
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IV.

FINANCIAL INCENTIVES

Significant reduction of carbon dioxide emissions from the development and operation of
buildings will require a shift in not only building design, but also in the retrofit and management
of existing buildings. Financial incentives play an important role in motivating businesses to
change common practice. Healthy financial margins are predicated on sound investment and
static expenses. Therefore, businesses are often adverse to change. Financial incentives can
help ease the transition to sustainable practices for real estate developers, property managers,
and tenants. Through a variety of direct and indirect mechanisms, cost barriers could be
minimized or eliminated; savings could be accrued and avoid or reduce externalized costs;
compliance with higher performance standards becomes cost-effective. Linking managed
services to meeting green standards attracts participants.
RECOMMENDATIONS

STRATEGIES

Risk Assessment/
Property Valuation

Clarify the economic benefits of Green
Building to developers, identify how it impacts
property valuation; develop criteria and a
measuring system that warrants appraisal
values.
Develop and consider tying bonuses to
sustainability as part of a comprehensive
review of FAR bonus and transfer provisions

FAR Bonus Review

Reclassification of
Commercial Office Space

City Fees, Charges &
Policy Review

a. Establish Green Building criteria for
the classification of commercial office
space
b. City-owned and City-occupied
buildings become LEED rated for
existing buildings to provide data
outlining the financial benefits to
building owners and the development
communities.
a. Link City’s Recycle at Work program
to incentives for developers.
b. Reduce city fees and charges
commensurate with Green Building
requirements.
c. Unbundle parking spaces from leases
to promote use of transportation
options.

ASSIGNED
ORGANIZATION
External Organization

PLANNING, OSD, BDS

BOMA

OSD leads
support

w/

BDS

BDS
BDS, OSD, BES, PDOT,
Water
OSD, PLANNING, PDOT

Risk Assessment/Property Valuation — a missing link in sustainable developments transition to
the mainstream is the lack of information and training of public and private tax assessors and
property valuators about Green Building to accomplish valuation of buildings that reflects the
added value of energy efficiency. The value of this would be tenfold if you enabled owners to
realize three years worth of this fee reduction up front, whereby moving the money upstream.
This investment by the City could increase participation and infrastructure demand.
More information about results could be shared to foster best practices and raise performance
standards. Increased adoption of effective strategies would accelerate reduction of first-costs.
The knowledge base becomes an exportable commodity. Economic development optimizes the
human talent and interests and preserves the “natural capital”.
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FAR Bonus Review — larger cities control the height and bulk of larger buildings through floor
area ratio (FAR) regulations. The permitted ratio compares built area to land area. With a FAR
of 1:1, a one story building may cover an entire building site, a two story building half the site,
etc. The ratio also permits flexibility in built form. So, a 9:1 FAR would permit a boxy nine-story
building on an entire site, or three stories covering the entire site topped by a narrower tower
taller than nine stories.
Cities are planned to match supporting road, water, and sewer services to building floor area
rather than building height. Total floor areas allowed by zoning codes have to be controlled to
match existing and future infrastructure investments. Portland has a system of bonuses in place
that allow buildings to exceed stated maximum floor area limits if certain public benefits are
made part of the those building. The number of qualifying benefits has grown over the years.
As part of its update on the Central Portland Plan, the Planning Bureau will examine the city's
bonus system as well as its density transfer system. The City will compare the cost of providing
the various bonuses to the benefit of the extra floor area. Floor area bonus ratios may be
adjusted accordingly, some older bonuses retired or some new bonuses added. Since green
buildings place a reduced demand on city infrastructure, the City will consider new green
bonuses as part of this comprehensive review, and will consider adding green building bonuses
as a component of a revised bonus system.
Reclassification of Commercial Office Space — Creating a more energy efficient building
envelope can have long term financial benefits for both owners and tenants. Building owners
that comply with sustainable standards would command higher lease fees, and tenants could
benefit from the reduced energy use and associated operating costs, as well as the healthier
physical environment, which could in turn reduce the Human Resource burden of employee
absence and illness.
The City can lead by example and require all City owned and occupied buildings to become
LEED rated for existing buildings and thus provide data outlining the financial benefits to
building owners and the development communities.
City Fees, Charges, & Policy Review — As a matter of policy, many cities allow more of building
types that they prefer. If green buildings are preferred, the City should audit its processes to
ensure that green builders are not charged higher fees, and that green building plan review
takes no more time than the review of similar buildings without green features. Any known
penalties should be identified, and adjustments made. As a policy choice, the city could go
further and provide expedited review and lower fees for Green Buildings.
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V

BUILDING PERFORMANCE CERTIFICATION /PERFORMANCE CERTIFICATE

Establishment of guidelines and standards to assert that buildings safeguard the occupants and
steward the environment must demonstrate benefits and prove to be cost effective in the long
term. Third-party verification and certification of compliance needs to be more than policy
enforcement. In order to make appropriate decisions, justify the standards, and to warrant
investment in new construction or the upgrading of existing buildings, the strategies,
technologies, and outcomes need to be widely shared and become common practice.
RECOMMENDATIONS
rd

Mandatory 3 Party
Certification

Certificate of
Performance
Recommissioned Building
Systems

STRATEGIES
Adopt a menu of approved Green Building
guidelines and certification programs for new,
remodeled, and existing commercial and residential
construction.
Create a pilot program to require issuance of
certificate that buildings meet current standards at
time of sale.
a. Require recommissioning of building systems
to ensure their efficiency periodically or at time
of sale.
b. Require recommissioning of building systems
in all City owned and occupied buildings.

ASSIGNED
ORGANIZATION
OSD w/ External
Organizations

OSD w/ External
Organizations
OSD w/ External
Organizations

Mandatory Third-Party Certification — Third-party verification and certification ensures that
buildings and homes are built to recognized credible, Green Building standards and meet a set
of performance standards. Third-party verification and certification requires the builder to build
the building to such standards and have these buildings (commercial or residential) inspected,
and performance tested by parties other than the builder. This process allows clients to make
practical comparisons, guides purchasing decisions, supports marketing activities and builds
consumer and tenant confidence in green built homes and buildings.
Third-party certification sets standards for eligible buildings. It answers questions such as:
“What qualifies as ‘green built’?” Third-party certification also verifies the standard that a
building needs to meet for energy performance, healthier indoor air, resource efficiency and
environmental responsibility. While some certified buildings may perform better than others,
consumers are assured that third-party certified buildings have cleared an environmental and
performance threshold that meets an alternative code of standards. Finally, third-party
certification sets codes of conduct for ethical and responsible building, and supports credible
marketing claims.
Certificates of Performance — Energy Performance Certificates (EPC) describe how energy
efficient a home is on a scale of A - G. The most efficient homes, which should have the lowest
fuel bills, are in band A. The Certificate also tells you, on a scale of A - G, about the impact the
home has on the environment. Better-rated homes should have less impact through carbon
dioxide (CO2) emissions. The EPC also serves to advise homebuyers on ways of saving energy
and cutting carbon emissions from their new homes.
The intent would be to recommend a Building Performance Certificate (BPC) pilot concept here
in the Portland Metro region with the support of the Energy Trust of Oregon, Northwest Energy
Efficiency Alliance, and OSD. Providing consumers and tenants with such performance
information will help drive the housing/commercial market (new and existing) in a sustainable
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direction, link existing building stock with carbon reduction efforts, provided vital information at
time of sale, and help cut energy waste. The universally understood ‘MPG’ for automobiles
needs to be replicated for a buildings’ ‘BPC’ performance.
The BPC would also need to be a part of the third-party certification process. New markets in
green financial products are likely to open up. The creation of BPCs rating the energy
efficiency/carbon footprint of buildings could further spur green mortgages that factor in energy
efficiency into payments, or link the finance market to climate mitigation.
Recommissioned Building Systems — Recommissioning can save energy costs and improve
the comfort in existing buildings. Recent studies have shown that building tune-ups can result in
savings of 5 to 15 percent with paybacks in less than two years. Emphasis is placed on
reviewing mechanical equipment, including the control systems. Systems are analyzed for
proper operation and for improvements. Building commissioning is a systematic process that
helps building equipment and integrated building systems provide peak performance. A study
of 60 commercial buildings found that more than half suffered from control problems. In addition,
40 percent had problems with HVAC equipment and one-third had sensors that were not
operating properly. The Building Performance Certificate will serve to ensure the initial
performance of the building is maintained or exceeded at the time of recommissioning.
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VI.

REGULATIONS

Streamlining the regulatory environment encourages the development and creation of Green
Building. Focusing on the elimination of barriers to sustainable development that may exist as a
result of current regulation can maximize the value of an incentive program. Identification and
remediation of the barriers and challenges to Green Building including site development
practices in local and state codes: i.e. building, plumbing, energy, stormwater, and zoning
ordinances, allows for an integrated approach to high performance buildings that can more
effectively manage resources and contribute to quality of life.
RECOMMENDATIONS

STRATEGIES

Construction Codes
Audit

Examine building, energy, and plumbing codes for
barriers and opportunities to Green Building
practices.

Other Codes

Examine the City of Portland Zoning Code and other
State promulgated codes.

ASSIGNED
ORGANIZATION
External
Organizations,
BDS,OSD, Gov’t
Affairs, PLANNING
External
Organizations,
PLANNING,
BDS,OSD, Gov’t
Affairs

Construction Codes Audit—There is a perception in communities desiring Green Building
development that the construction codes (building, mechanical, plumbing and electrical)
themselves are an inherent barrier to the creation and construction of greener buildings.
Conducting an in-depth evaluation and examination of the codes themselves with an eye toward
green technologies will provide the necessary information to either confirm or dispel this
perception. In addition, the research will provide the City with specific data that will allow a
targeted approach to affect code changes as needed at the national and state level.
In addition to conducting an overall code audit to determine what potential barriers exist, the
audit can also provide a way to evaluate the current State codes for compliance with newer and
more efficient codes and standards. For example, adopting energy efficiency provisions in the
state building code is an extremely effective way to promote the large-scale penetration of
energy efficiency measures in new and remodeled buildings. The current State of Oregon code
contains some of the Nation’s most stringent energy-efficiency code standards. Even so, there
is always room for code improvements that will ultimately increase overall energy efficiency in
the built environment. The City should be a strong voice for advancements to State codes
thereby improving overall building performance at all sustainable levels. The code audit will
provide the necessary information to affect this type of change.
Other Codes—In addition to the State codes that make up the building code, other codes also
have an affect on the ability to institute some green technologies and practices. For example,
DEQ regulates water quality at several levels and currently treats water being discharged from
sinks and showers (gray water) the same as water being discharged from kitchen sinks and
toilets (black water). This limits the ability for gray water from homes or businesses to be used
for irrigation or other non-potable uses. Likewise, review of the zoning code may identify other
barriers or challenges to Green Building technologies. Evaluation of these codes would again
provide the City with the data and information to invoke change at the State and local level that
would allow and encourage the use of green technologies.
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