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Meeting Notes

8:00 - 8:30am - DRAC Business
Sam Miller, DRAC Vice Chair
Ross Caron, PP&D DRAC Liaison

DRAC Vice Chair Jill Cropp welcomed attendees to the November meeting and acknowledged that she
would be filling in to facilitate, as Chair Sam Miller was unable to attend. She also shared that due to
a conflicting PP&D all-staff meeting, attendance by city staff was anticipated to be lower than usual.

New DRAC Member Introductions

Vice Chair Cropp said she was excited to introduce the four New DRAC members in attendance, then
asked new members to introduce themselves to the larger group. Each new committee member
provided a brief introduction:

Lan Jiang is now serving in the Citywide Neighborhood Interests DRAC seat. As a licensed
architect with 10 years of experience, she is very familiar with the permit application process.
Jiang’s goal is to bring her professional background and community experience together,
helping to build a bridge between the city and its residents that results in an improved and
more transparent permitting process.

Bryan Montanio is serving in the Environmental Conservation and Green Building seat.
Montanio is a licensed architect and founder of a/A Architecture; he specializes in health-
focused, sustainable, and high-performance buildings. He emphasized that he’s interested in
exploring how the city can maintain high environmental standards while improving the
permitting process with a focus on accessibility.

Seth Otto is filling the Neighborhood Coalition Land Use Committees seat. Otto is a
professional with over 20 years of experience in land use planning, sustainability, and
community organization. He previously served as the Land Use & Livability Chair for the
Creston-Kenilworth Neighborhood Association and has extensive experience with
environmental land use requirements and partnering with local governments. Otto expressed
excitement about engaging with the committee in his new role.

Mary-Rain O’Meara is serving as the new Planning Commission representative. O’Meara has
served on the Planning Commission since 2023, acting as Commission Chair for two years and
currently serving as Vice Chair. She also works as the Sr. Director of Community Development
at Portland’s Central City Concern and has experience with the permitting process. O’Meara
shared that she is excited to jump into the work of DRAC and hopes to serve as a bridge to the
Planning Commission.

Approval of September 18 & October 16, 2025 DRAC Meeting Minutes
DRAC Liaison Ross Caron acknowledged that in order to approve September and October DRAC
Meeting Minutes, the committee needed a member quorum. He noted that due to low attendance,
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there were not enough DRAC members present to constitute a quorum and suggested that this
agenda item be postponed until the January meeting.

DRAC Bylaws — Signed & Posted Online

Caron then shared that the work committee members recently completed to review and approve
updated committee Bylaws resulted in the new DRAC Bylaws draft being finalized and signed by the
PP&D Director. The full text is available and posted online here.

Vote to Cancel December 18" DRAC Meeting

Introducing the next topic, Caron explained that DRAC has historically not held a December
committee meeting, often due to scheduling complications. He acknowledged that the city would be
happy to continue that tradition and cancel the December 2025 meeting, but asked the committee if
any agenda topics might necessitate holding the meeting as scheduled.

No members brought urgent topics forward and no members objected to cancelling. Caron
communicated that he would move forward with cancelling the December 18® DRAC meeting.

DRAC Chair & Vice Chair Elections at January 15" 2026 Committee Meeting

Lastly, Caron reminded members that because the next DRAC meeting would be taking place in the
new year, the committee would be voting to appoint a Chair and Vice Chair at the January 15
meeting.

Members were asked to communicate any interest in the two positions to Caron — he plans to
provide time at the beginning of discussion for interested parties to express interest and for members
to nominate their peers for a position. Reach out to Caron for more information or look for additional
details in the January DRAC meeting agenda email.

8:30 - 8:35am - PP&D Announcements

Critical Energy Infrastructure (CEI) Hub Policy Project
Phil Nameny, BPS Information

Bureau of Planning & Sustainability (BPS) Planner Phil Nameny introduced himself to the committee
and its new members, acknowledging that he is often the BPS representative at DRAC meetings. He
shared a brief “heads up” with the group on a BPS project that’s currently in the draft stage — the
Critical Energy Infrastructure (CEI) Hub Policy Project. The CEl Hub project will be looking at placing
additional regulations on energy tank storage areas on the west side of the Willamette River. BPS was
directed by City Council to prioritize this project.

The CEl Hub project will be focused on fossil fuel terminals, primarily exploring additional safety
standards for new tanks and limiting future expansions with the goal of reducing capacity by 20% by
2035. The push from City Council is in support of reducing environmental risks along the river. There
is significant community interest in the topic; the city will be holding an upcoming hearing to collect
public feedback, and DRAC members are welcome to sign up to testify in person or submit written
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testimony. Nameny attended today’s meeting to notify the committee as a “public service
announcement” and to communicate that the public comment period is open.

Nameny then asked if there were any questions from the group.

Q: Vice Chair Cropp asked, will a more complete proposal will be presented to DRAC in January?

A: Nameny explained that several public open houses have been taking place, but since this project
involves specialized code changes there won’t be a more formal presentation for DRAC members. He
emphasized that proposed changes shouldn’t have a citywide impact. DRAC members should reach
out to Caron or Cropp to communicate interest in a more in-depth presentation in the new year.

Q: DRAC member Seth Otto explained that while he hadn’t yet reviewed the full draft, his
understanding is that proposed changes will eventually limit fuel storage facilities on the Willamette.
Those changes could impact land use, zoning, permitting, and eventually have development
implications, correct?

A: Nameny confirmed that there are zoning code proposals in the draft but clarified that additional
zoning details do need to be worked out. He explained that zoning code changes provide guidance on
replacement fuel tanks and required standards, again noting that the future goal is to reduce capacity
at impacted sites. He said that these conversations are also happening at the state level, as the
impacted area of the river involves a pipeline coming down from WA state. The CEl Hub project
represents our city’s local response, but is part of a larger conversation.

More information on the CEI Hub Policy Project can be found here.
Review the proposed policy draft and provide testimony by clicking here.

Permit Improvement Project: New Website Format & Public Feedback Needed
Terri Theisen, Permit Improvement Team (PIT) Manager

Permit Improvement Project Strategy Manager Terri Theisen introduced herself and shared that the
Permit Improvement Team (PIT) has been working to modernize PP&D’s permitting websites. She
asked that any DRAC members who have the ability, time, or interest to please visit and test revised
webpages for the workgroup. The team has currently paused additional work and will be waiting for
user feedback before moving forward with future changes.

The PIT team has been focused on improving readability, as well as adding “tool tip” functions to help
translate more technical language for customers. For to visit the revised pages for testing or for more
information on this website improvement, please visit this link.

Theisen also shared that PIT is seeking feedback on the Code Alighnment Project; the project impacted
four city codes and went into effect on October 24, 2025. She emphasized that the team wants to
assist with education and awareness about the changes, as well as support staff through
implementation. More information on recent policies enacted by City Council through the Code
Alignment Project can be found here.


https://www.portland.gov/cei-hub
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To contact Theisen about either of the above projects or provide feedback on revamped permitting
web pages, email terri.theisen@portlandoregon.gov.

Other PP&D and City Announcements
Ken Ray, PP&D Public Information Officer

Public Information Officer Ken Ray provided other PP&D and city updates to the group verbally and
via links in meeting chat. Announcements included:

e The Bureau of Planning and Sustainability is seeking public comment on proposed
administrative rules for Commercial Building Energy Performance. The deadline for submitting
comments is Sunday, Dec. 14. More information can be found at
https://www.portland.gov/bps/climate-action/energy-reporting/news/2025/11/14/public-
comment-period-open-commercial-building.

e Every ten years, the Portland Bureau of Transportation updates the Transportation System
Development Charge methodology, rates and project list. Work on the 2027 update is
underway. If you are interested in staying informed about these updates, you can learn more
and sign up for email updates at https://www.portland.gov/TSDC-Update.

e The deadline for applications for two upcoming openings, starting as early as April, for four-
year terms on the Design Commission is being extended through Sunday, Dec. 14. More
information is at https://www.portland.gov/Design2026.

e We are still seeking interested community members to serve a three-year term on the Noise
Review Board. Applications are accepted through Sunday, Nov. 30. More information can be
found at https://www.portland.gov/NRB2025.

e If you don’t already receive the monthly Plans Examiner newsletter via email, please sign up!
It is distributed on the third Tuesday of the month. (Next edition on December 16.) Here is
where you can subscribe and read recent editions: https://www.portland.gov/plansexaminer

8:35 - 9:05am - Central City Code Amendment Project Updates
Nicholas Starin, BPS Long Range Planner
Troy Doss, BPS Land Use Planner

BPS Planners Nicholas Starin and Troy Doss were present to provide an overview of the Central City
Code Amendment Project. They shared a high-level presentation with the group, acknowledging that
they are still in the early stages of public outreach. The team has started making preliminary rounds
in the community, talking with neighborhood associations and transportation committees, as well as
other local groups like NAIOP/BOMA and DRAC. They hope to have an initial draft proposal
completed in March 2026.

Starin emphasized they were present to discuss zoning tools to support development in Portland; the
Central City Code Amendment project is a strategic project to update zoning tools to better support
increasing central city housing supply and economic recovery/revitalization. The changes being
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discussed aren’t a complete overhaul of the current Central City 2035 Plan, but a targeted effort to
update zoning tools such as zoning map updates, use allowances, and maximum building heights.

He said that the team is currently exploring relatively small scale zoning map changes, with proposed
changes exclusively on the east side of the river (primarily Central Eastside). Proposed amendments
are primarily to industrial zone properties with the hopes of bringing those areas into mixed-use
categories, and in the lower Albina area near the old Widmer brewhouse.

Use allowance changes center around enabling economic recovery and include removing some
limitations to mixed-use zones, such as: removing the housing prohibition from specific EX zones;
allowing manufacturing, production, and small-scale warehousing (“micro delivery hubs”) in CX
zones; and increasing retail use allowances in the Central Eastside to activate ground-floor spaces.

The team is also looking for opportunities to increase some maximum building heights without
negative impact. Those changes could impact the Lloyd area, West End, Central Eastside, and more.

Q: DRAC member Seth Otto asked if the proposed loss/reduction of industrial zoning will be balanced
with any new heavy industrial areas in other parts of the city?

A: This project is not proposing any additional industrial areas at this time, though that is a topic of
discussion with other groups involved in the Economic Opportunities Analysis. That initial analysis
shows that there is a surplus of central city industrial lands, and the working group is aware of the
need for industrial lands in the area.

In regard to Floor Area Ratios, Starin shared one significant finding that came out of the recent
housing needs analysis is the need for an incentive to encourage development of multi-family units.
There is consistent interest in Central City residency, however the current trend of units includes
mostly studios and single bedrooms. Project proposals include a bonus for new developments with
additional bedrooms and units that can accommodate larger households/families.

Other proposals include increasing allowances for ground-floor dwelling units on some streets, as
well as allowing new surface parking in some areas that are considered difficult to develop (or
unlikely for future development).

The future draft will also propose a new chapter to address food cart zoning explicitly, in an effort to
remedy the current lack of clarity. The team anticipates this being a good way to activate
neighborhoods and streets; they hope to no longer classify food carts as vehicles, which should allow
for a clearer regulatory process and potentially open up additional spaces that food carts can reside
(by no longer limiting them to streets and parking lots).

There are also additional technical amendments that the presentation didn’t dive into, such as a
more flexible ecoroof provision.

Q: DRAC member Peggy Moretti acknowledged that she is the preservation voice on DRAC, and
therefore wanted to note that sometimes these types of zoning changes can have unintended
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consequences. She pointed out that some changes can encourage demolition and lead to losing
historic character or Mainstreets. Are those considerations part of the larger analysis?

A: Starin answered that yes, preservation is part of the analysis and that he is sensitive to that
concern. An example of that can be seen in the team’s refusal to consider building height increases in
historic districts.

Q: Cropp asked about the earlier mention of technical amendments; is there a link DRAC members
can use to learn about those details?

A: Doss offered a few examples of technical amendments. One was current requirement that has
been very difficult to implement; some applicants are required to submit a 3D model of their building
with supporting data —it’s proved difficult to get approved due to data standards. They are also
exploring ways of cleaning up the central city plan review process

Q: DRAC member O’Meara asked about the proposed ecoroof and solar panel changes; she noted
that the Development Commission had already approved those changes as part of the housing
regulatory relief package, and asked how the new proposal would be different.

A: Proposed changes extend those prior changes in two ways; it expands the current exemption from
a temporary 5-year timeframe to permanent policy and also extends the exemption to any type of
project that triggers ecoroof requirements.

Q: New DRAC member Bryan Montanio asked a procedural question to the group — when the
committee hears presentations like this, what are members expected to do with the information?

A: Vice Chair Cropp explained that it was intended to be formatted as general discussion and
feedback; if members hearing this information have any questions or concerns, this is the time to
bring those forward. She acknowledged that DRAC leadership is also working on a more formal
workplan (which the group will discuss next) to refine how the committee works with the city. Cropp
emphasized that it is also up to the presenting bureau (BPS) to communicate what type of feedback
they might want from DRAC members.

Starin acknowledged that bureau representatives often present to DRAC later in the process when
there is a proposed draft ready for public comment, or they are seeking specific policy feedback.
However, this presentation was a high-level summary shared earlier in the process. They will be
seeking additional feedback during the public review stage later in 2026.

Nameny shared that DRAC members are always welcome to provide information/expertise, but they
are also encouraged to take relevant information back to their stakeholders or constituencies, and
bring that feedback back to the committee. He pointed out that in the past DRAC has also made
formal recommendations to some bodies (though that requires a committee vote).

To view the full presentation given to DRAC members, click here. For full details on the Central City
Code Amendment Project, please visit this project webpage.
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9:05 - 9:35am - DRAC Workplan Development
Jill Cropp, DRAC Vice Chair

Taylor Barnes, PP&D Code & Policy Development Analyst
Ross Caron, PP&D DRAC Liaison

Vice Chair Jill Cropp led group discussion on the next topic, providing an update on DRAC workplan
development. She pointed out that this topic is part of an ongoing conversation, initiated by member
feedback and a desire to be more proactive with discussion topics + DRAC priorities.

She reiterated that based on recent submitted member feedback, DRAC leadership has started a
matrix of potential priority topics. They have identified four potential priority topics, which include:

1. Strengthening the DRAC feedback loop.

2. DRAC acting more regularly as an expert focus group and subject matter experts.

3. Prioritizing new member onboarding.

4. Discussing challenges + potential solutions for Virtual Development Services Center (DSC).

Cropp shared that progress has also been made on New Member orientation, which has been
developed and is scheduled to take place on December 18", PP&D Code & Policy Analyst Taylor
Barnes shared that new and current committee members are all welcome to attend the upcoming
session for an overview of DRAC background, guiding documents, and meeting details. Invitations,
links, and additional details about the Orientation will be sent via email.

Cropp also shared a reminder about the Inter-Bureau Code Change Project List; committee members
can review the list monthly and should email DRAC Liaison Caron if there are topics they have interest
in or would like to see presented to the larger committee. The Code Change list is a great way for
members who are interested in taking a more proactive approach to maintain visibility into in-
progress projects and upcoming changes.

To wrap up the topic, Cropp outlined next steps for DRAC members:

e Members who would like to discuss the in-progress workplan or provide verbal feedback are
welcome to request a 1:1 meeting with DRAC Liaison Ross Caron to discuss workplan ideas
or provide feedback on committee priorities.

e The DRAC New Member Orientation will take place on December 18" and is open to new
and current members in hopes that it will help align the larger group on the purpose of DRAC
+ the committee’s ways of working.

e At the January 15" DRAC meeting members will vote to elect a new committee Chair and
Vice Chair, as well as vote on finalizing priority committee topics + focus areas for the 2026
calendar year. Members will also discuss how they would like to move priority work forward,
such as via subcommittee, regular meeting discussion time, scheduled updates, etc.

Members are encouraged to review the in-progress DRAC 2026 Workplan draft and be prepared to
discuss and vote on priority topics during the January DRAC meeting.
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9:35 - 9:40am - Late Approval of Meeting Minutes
Ross Caron, DRAC Liaison

A DRAC member quorum was achieved later in the meeting, prior to the State of the Industry
discussion. DRAC Liaison Caron suggested that the group hold an approval vote for outstanding
meeting minutes from the months of September and October; members who were not in attendance
for those meetings were encouraged to abstain from the vote.

After giving members several minutes to review meeting minute drafts, Vice Chair Cropp moved to
approve September and October DRAC meeting minutes. DRAC member Elizabeth Gomez seconded
the motion. Caron asked members if they had any additions or edits to either draft — no members
asked for changes.

No members voted not to approve; new DRAC members abstained from the vote. Meeting minutes
from the 9/18 and 10/16 DRAC meetings were approved unanimously by voting members.

9:40 - 9:50am - State of the Industry
All

e Vice Chair Cropp shared that she represents homebuilders — she’s “not a developer,” but an
architect who works with developers and builders on projects in Portland. Her focus is
primarily on infill housing such as cottage clusters and ADUs; she is seeing a “glut” of units in
that market for the first time since the city passed RIP1. Her colleagues currently feel as
though there are currently too many 2 bed/1.5 bath infill units, and developers seem to be
backing off units of that size. The developers that Cropp works with are still building, but they
are being “very careful about what they are choosing to build.” Focus has moved away from
projects like cottage clusters to smaller projects such as ADUs. Other trends include
developers starting to “hold onto buildings instead of selling,” as well as more project interest
in SW Portland.

e DRAC member Mary-Rain O’Meara provided an update on the Planning Commission; the next
meeting is taking place on December 2, at 12:30pm. The upcoming Design Commission

meeting agenda includes topics such as the Critical Energy Infrastructure Hub (1-hour
briefing), as well as 1-hour briefings on the Economic Opportunities Analysis and the Industrial
E-Zone project. DRAC members who are interested in more in-depth briefings on those topics
are welcome to attend. There will also be a meeting taking place on December 16%™. O’Meara

also thanked Cropp for her comments on infill trends and emphasized that the Planning
Commission is seeing similar dynamics; they’ve seen consistent production, however there
are a lot of vacancy issues with areas at 60% median income having many units sitting vacant
(or new residents unable to afford rent). “We know we need to produce, but we have
inventory that is struggling for cost reasons and affordability levels are too high.”
Conversations are taking place within the commission to discuss how the city can stabilize the
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current affordable housing (AH) portfolio so we can keep producing new housing units. There
is a lot of competition for state-level AH funding, so a big question being considered is “how
can we make sure that affordable housing units are being filled?”

e DRAC member Kristian McCombs emphasized that after 13 years in the city, they are now
seeing development within Portland city limits dropping off significantly. Their office is
currently busy, but none of the new developments are within Portland itself —instead, larger
projects have moved to Oregon City, Beaverton, and similar suburbs. McCombs is seeing a lot
of caution from investors/developers, who now want to have permits approved “ahead of
time.” There are a few smaller projects in Portland right now, however those are moving
ahead “very slowly.”

The next DRAC meeting is scheduled for Thursday, January 15, 2025.
Meeting notes prepared by Taylor Barnes (PP&D).
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