
LU 19-145295 DZ

Hyatt Place
350 NW 12th Ave.
August 20, 2020: City Council Appeal Hearing

Staff Presentation

Type III Land Use Review

City of Portland

City Council



Program Overview
• 23-story, 250’ tall (including 

rooftop elements) mixed-use 
building on a quarter block

• Ground floor hotel and 
residential entry, hotel lobby 
and café/lounge area

• Levels 2-11: 160 hotel rooms 
and support spaces.

• Levels 12-23: 113 one-
bedroom and studio units 
with balconies.

• Level 22: Shared amenity 
spaces.



Site
• Central City Plan District
• Pearl Sub-District

• Adjacent to:
• 13th Avenue Historic 

District 
• North Park Blocks

• NW Flanders St: 
• Local Service Street;
• Flanders Bikeway Project
• (Major City Bikeway;)
• Major City Walkway

• NW 12th Ave:
• Local Service Street;
• City Bikeway;
• Major City Walkway

• Pearl District Bicycle 
District

• Central City Pedestrian 
District



Zoning
Base Zone: 
EX – Central Employment

Overlay: 
d - Design Overlay

Floor Area Ratio: 
6:1 base, 3:1 bonus possible 
and unlimited FAR transfers
(approx. 18.7:1 proposed)

Height: 
100’ base. 250’ bonus
(250’ proposed)



Approval 
Criteria
Central City Fundamental 
Design Guidelines

River District Design 
Guidelines

Oregon Statewide Planning 
Goals



Type III Design 
Review



• April 09, 2019: Land Use Application Submitted

• April 30 , 2019: Application deemed complete

• July 18, 2019: Design Commission Hearing #1

• November 21, 2019: Design Commission Hearing #2: Concluding with PNID requesting the Record being held open as 
follows:

December 06, 2019: 14 days for New Evidence – 97 responses received. 
December 20, 2019: 14 days for a Response to New Evidence – 1 response received.
January 03, 2020: 14 days for applicant’s Final Statement deadline – Final Statement received.

• January 09, 2020: Design Commission Hearing #3 Closed Record Hearing, Commission tentative approval

• January 16, 2020: Design Commission Hearing #4 procedural final vote of the adoption of Final Findings for approval.

• February 18, 2020: Appeal Form Submitted

• February 24, 2020: Notice mailed for City Council appeal hearing on March 19, 2020

• March 12, 2020: Due to COVID, Re-Notice for change of Council hearing from March 19, 2020 to June 04, 2020

• May 29, 2020: Due to CC2035 Remand, Re-Notice for change of Council hearing from June 04, 2020 to August 20, 
2020

• June 23, 2020: Re-Notice mailed for City Council appeal hearing clarifying appellant as PNID 

• August 20, 2020: Appeal Hearing before City Council

Procedural 
History:

• February 18, 2020: Appeal Form Submitted

• February 24, 2020: Notice mailed for City Council appeal hearing on March 19, 2020

• March 12, 2020: Due to COVID, Re-Notice for change of Council hearing from March 19, 2020 to June 04, 2020

• May 29, 2020: Due to CC2035 Remand, Re-Notice for change of Council hearing from June 04, 2020 to August 20, 
2020

• June 23, 2020: Re-Notice mailed for City Council appeal hearing clarifying appellant as PNID 

• August 20, 2020: Appeal Hearing before City Council



Design 
Commission 
Issues
• Base of Tower

• Art / Water Feature

• Top of Tower

• Lighting

• ColorationBase of Tower Top of Tower Art / Water Feature

Lighting Coloration



Appellant's 
Appeal Issues:
Traffic Impacts:
• Bullet Points #1, 3, 10, 11, 

and 13

Compatibility, Context, 
and Intensity:
• Bullet Point #2, 4, 5, 6, 7, 8, 

12, 14, and 15

Tree: 
• Bullet Point #9



Appellant's 
Appeal Issues:
Traffic Impacts:
• Bullet Points #1, 3, 10, 11, 

and 13

Compatibility, Context, 
and Intensity:
• Bullet Point #2, 4, 5, 6, 7, 8, 

12, 14, and 15

Tree: 
• Bullet Point #9



Appellant's 
Appeal Issues:
Traffic Impacts:
• Bullet Points #1, 3, 10, 11, 

and 13

Compatibility, Context, 
and Intensity:
• Bullet Point #2, 4, 5, 6, 7, 8, 

12, 14, and 15

Tree: 
• Bullet Point #9



When you are ready to take a vote, these are the 
alternatives facing Council:

Deny the appeal and uphold the Design Commission’s findings 
and conditions of approval.

Deny the appeal and uphold the Design Commission’s findings 
and conditions of approval, but with revisions to the proposal 
that require modified findings or conditions.

Grant the appeal and modify the Design Commission’s findings 
and conditions.

Alternatives 
Facing Council





Area Context
• Looking North on NW 12th

Ave.



Area Context
• View of the site from NW 

12th Ave.



Area Context
• Looking east on NW 

Flanders



Area Context
• Looking south on NW 12th

Ave.



Area Context
• Looking west on NW 

Flanders



Area Context
• View from 13th Ave 

Historic District 



Area Context
• Aerial view of site 



Area Context
• Flanders Greenway 



Program Overview
• Two standard A loading 

spaces are accessed from 
NW 12th Ave

• Metal ACM panel, window 
wall systems, cast-in-place 
concrete, aluminum 
storefront systems.

• Modification: To long-term 
bicycle parking, reducing the 
width from 24” to 18”. 



Project History
• Pre-App
• 2 DARs
• Hearing #1: July 18, 2019 

West North South East

DAR #1



Project History
• Pre-App
• 2 DARs
• Hearing #1: July 18, 2019 

West North South East

DAR #2



Project History
• Pre-App
• 2 DARs
• Hearing #1: July 18, 2019 

West North South East

Hearing #1: July 18, 2019



Project History
• Pre-App
• 2 DARs
• Hearing #1: July 18, 2019 

West North South East

Hearing #2: November 21, 2019





Applicant Presentation 



Staff Recommendation



Conditions of Approval:

C. An additional folding storefront system be 
added to the building’s ground floor, on the 
north elevation, to the bay immediately east 
of the bay already proposing a folding 
storefront system.

D. The corner canopy be constructed to 
match the other canopies on the building, 
regarding glass construction and 
transparency.

E. The 2nd level mechanical equipment be 
screened in the similar manner, with similar 
materials (folded metal panel), to the 22nd 
floor mechanical screening.

F. The applicant provides accurate drawings, 
details and renderings at the November 2019 
hearing that clearly illustrating the “slight 
variation of color” that is mentioned regarding 
the top of tower.

G. The applicant provides additional clarifying 
lighting drawings, details and cut sheets at 
the November 21, 2019 hearing, which 
further meet the Guidelines and minimize all 
skyline lighting.  

C. An additional folding storefront system be added to the building’s ground 
floor, on the north elevation, to the bay immediately east of the bay already 
proposing a folding storefront system.



Conditions of Approval:

C. An additional folding storefront system be 
added to the building’s ground floor, on the 
north elevation, to the bay immediately east 
of the bay already proposing a folding 
storefront system.

D. The corner canopy be constructed to 
match the other canopies on the building, 
regarding glass construction and 
transparency.

E. The 2nd level mechanical equipment be 
screened in the similar manner, with similar 
materials (folded metal panel), to the 22nd 
floor mechanical screening.

F. The applicant provides accurate drawings, 
details and renderings at the November 2019 
hearing that clearly illustrating the “slight 
variation of color” that is mentioned regarding 
the top of tower.

G. The applicant provides additional clarifying 
lighting drawings, details and cut sheets at 
the November 21, 2019 hearing, which 
further meet the Guidelines and minimize all 
skyline lighting.  

D. The corner canopy be constructed to match the other canopies on the 
building, regarding glass construction and transparency.



Conditions of Approval:

C. An additional folding storefront system be 
added to the building’s ground floor, on the 
north elevation, to the bay immediately east 
of the bay already proposing a folding 
storefront system.

D. The corner canopy be constructed to 
match the other canopies on the building, 
regarding glass construction and 
transparency.

E. The 2nd level mechanical equipment be 
screened in the similar manner, with similar 
materials (folded metal panel), to the 22nd 
floor mechanical screening.

F. The applicant provides accurate drawings, 
details and renderings at the November 2019 
hearing that clearly illustrating the “slight 
variation of color” that is mentioned regarding 
the top of tower.

G. The applicant provides additional clarifying 
lighting drawings, details and cut sheets at 
the November 21, 2019 hearing, which 
further meet the Guidelines and minimize all 
skyline lighting.  

E. The 2nd level mechanical equipment be screened in the similar manner, 
with similar materials (folded metal panel), to the 22nd floor mechanical 
screening.



Conditions of Approval:

C. An additional folding storefront system be 
added to the building’s ground floor, on the 
north elevation, to the bay immediately east 
of the bay already proposing a folding 
storefront system.

D. The corner canopy be constructed to 
match the other canopies on the building, 
regarding glass construction and 
transparency.

E. The 2nd level mechanical equipment be 
screened in the similar manner, with similar 
materials (folded metal panel), to the 22nd 
floor mechanical screening.

F. The applicant provides accurate drawings, 
details and renderings at the November 2019 
hearing that clearly illustrating the “slight 
variation of color” that is mentioned regarding 
the top of tower.

G. The applicant provides additional clarifying 
lighting drawings, details and cut sheets at 
the November 21, 2019 hearing, which 
further meet the Guidelines and minimize all 
skyline lighting.  

F. The applicant provides accurate drawings, details and renderings at the 
November 2019 hearing that clearly illustrating the “slight variation of color” 
that is mentioned regarding the top of tower.



Conditions of Approval:

C. An additional folding storefront system be 
added to the building’s ground floor, on the 
north elevation, to the bay immediately east 
of the bay already proposing a folding 
storefront system.

D. The corner canopy be constructed to 
match the other canopies on the building, 
regarding glass construction and 
transparency.

E. The 2nd level mechanical equipment be 
screened in the similar manner, with similar 
materials (folded metal panel), to the 22nd 
floor mechanical screening.

F. The applicant provides accurate drawings, 
details and renderings at the November 2019 
hearing that clearly illustrating the “slight 
variation of color” that is mentioned regarding 
the top of tower.

G. The applicant provides additional clarifying 
lighting drawings, details and cut sheets at 
the November 21, 2019 hearing, which 
further meet the Guidelines and minimize all 
skyline lighting.  

G. The applicant provides additional clarifying lighting drawings, details and 
cut sheets at the November 21, 2019 hearing, which further meet the 
Guidelines and minimize all skyline lighting.  



Staff 
Recommendations

Staff recommends Approval with 
Conditions of Approval



• Bureau of Planning 
and Sustainability

• Portland Bureau of 
Transportation 



Site



FLEXIBLE

These streets, pathways and trails are part of a pedestrian and
bicycle oriented network that offers quieter, low-stress walking,
jogging, rolling or bicycling experiences. Due to their “flexible”
character of these connections, the ground floor responses of
adjacent buildings varies considerably.

Proposed Development Site



Site



Site



Questions



LU 19-145295 DZ

Hyatt Place
350 NW 12th Ave.
January 14, 2021: City Council Appeal Hearing

Staff Presentation

Type III Land Use Review

City of Portland

City Council



Program Overview
• 23-story, 250’ tall (including 

rooftop elements) mixed-use 
building on a quarter block

• Ground floor hotel and 
residential entry, hotel lobby 
and café/lounge area

• Levels 2-11: 160 hotel rooms 
and support spaces.

• Levels 12-23: 111 one-
bedroom and studio units 
with balconies.

• Level 22: Shared amenity 
spaces.



Site
• Central City Plan District
• Pearl Sub-District

• Adjacent to:
• 13th Avenue Historic 

District 
• North Park Blocks

• NW Flanders St: 
• Local Service Street;
• Flanders Bikeway Project
• (Major City Bikeway;)
• Major City Walkway

• NW 12th Ave:
• Local Service Street;
• City Bikeway;
• Major City Walkway

• Pearl District Bicycle 
District

• Central City Pedestrian 
District



Zoning
Base Zone: 
EX – Central Employment

Overlay: 
d - Design Overlay

Floor Area Ratio: 
6:1 base, 3:1 bonus possible 
and unlimited FAR transfers
(approx. 18.7:1 proposed)

Height: 
100’ base. 250’ bonus
(250’ proposed)



Approval 
Criteria
Central City Fundamental 
Design Guidelines

River District Design 
Guidelines



Type III Design 
Review



• April 09, 2019: Land Use Application Submitted

• April 30 , 2019: Application deemed complete

• July 18, 2019: Design Commission Hearing #1

• November 21, 2019: Design Commission Hearing #2: Concluding with PNID requesting the Record being held open as 
follows:

December 06, 2019: 14 days for New Evidence – 97 responses received. 
December 20, 2019: 14 days for a Response to New Evidence – 1 response received.
January 03, 2020: 14 days for applicant’s Final Statement deadline – Final Statement received.

• January 09, 2020: Design Commission Hearing #3 Closed Record Hearing, Commission tentative approval

• January 16, 2020: Design Commission Hearing #4 procedural final vote of the adoption of Final Findings for approval.

• February 18, 2020: Appeal Form Submitted

• February 24, 2020: Notice mailed for City Council appeal hearing on March 19, 2020

• March 12, 2020: Due to COVID, Re-Notice for change of Council hearing from March 19, 2020 to June 04, 2020

• May 29, 2020: Due to CC2035 Remand, Re-Notice for change of Council hearing from June 04, 2020 to August 20, 2020

• June 23, 2020: Re-Notice mailed for City Council appeal hearing clarifying appellant as PNID 

• August 20, 2020: Appeal Hearing before City Council #1: Concluding with the applicant requesting the Record being held open 
as follows:

August 27, 2019: 7 days for New Evidence – 12 responses received. 
September 03, 2020: 7 days for a Response to New Evidence – 1 response received.
September 10, 2020: 7 days for applicant’s Final Statement deadline – Final Statement received.

• September 16, 2020: Appeal Hearing before City Council #2

• October 22, 2020: Remand Hearing before Design Commission #1

• November 12, 2020: Remand Hearing before Design Commission #2

• January 14, 2021: Appeal Hearing before City Council #3

Procedural 
History:

• February 18, 2020: Appeal Form Submitted

• February 24, 2020: Notice mailed for City Council appeal hearing on March 19, 2020

• March 12, 2020: Due to COVID, Re-Notice for change of Council hearing from March 19, 2020 to June 04, 2020

• May 29, 2020: Due to CC2035 Remand, Re-Notice for change of Council hearing from June 04, 2020 to August 20, 2020

• June 23, 2020: Re-Notice mailed for City Council appeal hearing clarifying appellant as PNID 

• August 20, 2020: Appeal Hearing before City Council #1: Concluding with the applicant requesting the Record being held open 
as follows:

August 27, 2019: 7 days for New Evidence – 12 responses received. 
September 03, 2020: 7 days for a Response to New Evidence – 1 response received.
September 10, 2020: 7 days for applicant’s Final Statement deadline – Final Statement received.

• September 16, 2020: Appeal Hearing before City Council #2

• October 22, 2020: Remand Hearing before Design Commission #1

• November 12, 2020: Remand Hearing before Design Commission #2

• January 14, 2021: Appeal Hearing before City Council #3



When you are ready to take a vote, these are the 
alternatives facing Council:

Deny the appeal and uphold the Design Commission’s findings 
and conditions of approval.

Deny the appeal and uphold the Design Commission’s findings 
and conditions of approval, but with revisions to the proposal 
that require modified findings or conditions.

Grant the appeal and deny the application.

Alternatives 
Facing Council
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