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site design & access

Elevations & composition

site circulation & access
 n Getting around the site

 n Entering & Exiting on SW River Pkwy

 n Entering & Exiting on SW Moody Ave

 n Parking

 n Private Street Access

Building massing
 n Building relationship

 n Stepping of building height

East Building Elevations
 n Elevation composition

 n Ground floor treatment

 n Materiality - brick gradient

west Building materials
 n Material options

 n Dimensionality of pattern

building plans

Private street design
 n Pedestrian friendly vehicular access

 n Vibrant character

 n Engaging and tying two buildings together

 n Active ground floor

addressing the substation
 n South Elevation visibility

 n Gateway opportunities

 n Site connectivity
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Site circulation & access 
The Portland Streetcar runs along the north and east 
sides of the site limiting the locations at which an 
automobile can have access. The only location where 
an automobile can make a left turn into the site is at 
the midpoint of the northern edge at the signaled 
intersection of SW River Drive and SW River Parkway. 
The southeast corner is the low-point of the site and 
makes a good secondary entry point to the below 
grade parking but is limited by being a right-in, right-
out only entry.

Left turns in/out 
not possible at 
this location

Streetcar 
stop

Only location with 
left in/out access

S I T E  D E S I G N  &  A C C E S S

Commissioner Comments:
 n Provide majority and preferably all parking access 
from southwest access from southwest Moody 
Ave.

Response:
 n Because of the complication of the streetcar lines/
stop and vehicle traffic access to the site from 
along SW River Drive is required.

 n A left turn in and out is not possible because of 
the streetcar line along Moody.

 n With some signal adjustments a left turn into 
the site can be created at the River Drive / River 
Parkway intersection.

 n With limited on-street parking near the site there 
is a necessity for easy automobile access from all 
directions to create viable retail space.

 n Residential parking load requires two access 
points and left in and out.
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Downtown

South Waterfront
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Streetcar 
stop

Bus stop

Only location with 
left-in/left-out 
access to the site

River Drive has asymmetrical 
drive lanes.  Centerline of 
site access-way must align 
with yellow line on River 
Drive per PBOT requirements

Site access - river drive extension
The Portland Streetcar runs along the north and east 
sides of the site limiting the locations at which an 
automobile can have access. We've been working 
with PDOT to allow left turn access on SW River 
Parkway.

S I T E  D E S I G N  &  A C C E S S
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Ground Floor see pg. 7
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Streetcar rail 
switch and 
raised curb 
median prohibit 
any possibility 
of left-in/left-
out access at 
this location

Site access - moody
Currently the project has a right-in right-out 
automobile entry off of SW Moody Ave.  A left-in is 
not possible due to the streetcar tracks.

If SW Moody Ave was used exclusively for the 
automobile access to the project with no available left 
turn into the site, the logistics of getting to and from 
the site become very difficult.  For example:

 n  Residents leaving the site to head Downtown 
would need to travel to South Waterfront. Turn 
left on SW Curry St. and loop around the block 
and be heading North on Moody to River Parkway 
to Downtown.

 n Residents arriving from South Waterfront via 
SW Moody Ave would need to travel into the 
turnaround at the center of Riverplace. Turn left 
on River Parkway, then right River drive, drive 
north to the turnaround, return to River Parkway, 
head south, turn left and then turn right into the 
garage at Moody.

 n Retail customers would have to follow the same 
paths to the parking.   The building scheme would 
likely need to be re-designed to allow another 
below grade level of parking (retail parking 
would be removed from the private street) and 
large elevator to service the grocery store, both 
increaseing the costs to the project.

S I T E  D E S I G N  &  A C C E S S
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Lower level see pg. 8
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Current available parking in neighborhood 
The currently in the Riverplace Neighborhood their is 
only roughly 75 on street parking stalls.  With limited 
on-street parking near the site there is a necessity 
for easy automobile access from all directions to 
create viable retail space.

S I T E  D E S I G N  &  A C C E S S

On-street parking

Site

Parking currently taken out 
by construction zone
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S I T E  D E S I G N  &  A C C E S S

SW river Parkway

1" = 40'-0"
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Design Commission Concerns:
 n Work to clearly define the character and 
nature of this new street.

 n Determine how people can successfully 
co-exist with automobiles.

Ground floor Plan
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41 Retail Parking Stalls
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Parking 
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Parking Ramp Moved 
to allow for a shared 
entry to parking 
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Stair/elevator Core

1-way Parking Loop

Width of entry reduced 
to 16' for 1-way Traffic
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Parking Plan

Double Height Lobby

163 Residential Parking 
stalls

SW river Parkway
SW

 M
oody Ave

Parking 

Amenity /  Community 
Rooms

Mech. Rooms

RESIDENTIAL 
LOBBY

BIKE PARKING

RETAIL ABOVE

Residential Parking 
Right in right out 
Entry/exit

2 way Car Ramp up

Stair/elevator Core
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Parking Floor Plan
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Landscape Plan
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Private street plan

N
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Commissioner Comments:
 n Clearly define the character and the nature of this 
new street.

 n Outdoor space is too undefined.

 n Needs to be something engaging that contributes 
to the success and vitality of your project and the 
neighborhood.

 n Serve to help the two buildings relate to each other.

Response:
 n The space is required to be a private access-way into 
the site.

 n The space serves as an extension of River Drive and 
feels like a street.

 n The buildings are different in program, massing, 
architecture, and the people they serve.

 n The private street creates a functional dialogue that 
allows shared circulation, parking access, and fire 
truck access.

 n The private street creates an architectural dialogue 
where architecture meets to create a street.

 n A 'Trellis Screen' completes the street, ties the 
buildings together and creates a repeatable pattern 
that begins to tie the buildings together along the 
south elevation and introduces a dialogue with the 
substation and infrastructure to the south.
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Private street Section

S I T E  D E S I G N  &  A C C E S S

Commissioner Comments:
 n Clearly define the character and the nature of this new street.

 n Outdoor space is too undefined.

 n Needs to be something engaging that contributes to the success and 
vitality of your project and the neighborhood.

 n Serve to help the two buildings relate to each other.

Response:
 n The private street is designed to function as a street with sidewalks on 
either  side.

 n Similar to most urban conditions in Portland and Riverplace 
neighborhood the distinct architectures of the buildings meet at this 
private street.
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Private street  - East elevation of the west building
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S I T E  D E S I G N  &  A C C E S S

Commissioner Comments:
 n Clearly define the character and the nature of this new street.

 n Outdoor space is too undefined.

 n Needs to be something engaging that contributes to the success and 
vitality of your project and the neighborhood.

 n Serve to help the two buildings relate to each other.

Response:
 n The private street is designed to function as a street with sidewalks on 
either  side.

 n Similar to most urban conditions in Portland and Riverplace neighborhood 
the distinct architectures of the buildings meet at this private street.

Parking Entry Residential lobbyPedestrian accessParking exitTrellis screen
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Private street  - West elevation of the east building

1" = 20'-0"

0 10 20 40

N

S I T E  D E S I G N  &  A C C E S S

Roll up garage doors Parking Entry Trellis screen

Commissioner Comments:
 n Clearly define the character and the nature of this new street.

 n Outdoor space is too undefined.

 n Needs to be something engaging that contributes to the success and 
vitality of your project and the neighborhood.

 n Serve to help the two buildings relate to each other.

Response:
 n The private street is designed to function as a street with sidewalks on 
either  side.

 n Similar to most urban conditions in Portland and Riverplace neighborhood 
the distinct architectures of the buildings meet at this private street.
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Private street perspective
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Private Street

S I T E  D E S I G N  &  A C C E S S

Private street

Commissioner Comments:
 n Clearly define the character and the nature of this 
new street.

 n Outdoor space is too undefined.

 n Needs to be something engaging that contributes 
to the success and vitality of your project and the 
neighborhood.

 n Serve to help the two buildings relate to each other.

Response:
 n The buildings are different in program, massing, 
architecture and the people they serve.  This street 
allows for a dialogue between buildings.

 n An architectural dialogue where architecture meets 
to create a street.
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Terminus of river driveVisible along bike path Visible Corner along moody

Gateway entry from 
downtown

Pivot point from downtown to 
south waterfront

S I T E  D E S I G N  &  A C C E S S

Addressing the substation: visibility & the south facade

Commissioner Comments:
 n Total gateway - serving as a gateway into downtown 
from the south.

 n South side cannot be an afterthought.

 n Opportunity for vertical green elements.

 n Turning your back on the substation is not an 
appropriate solution "embrace the substation".

 n Explore the potential to connect the southern 
termination of the private street with the bike path 
along the western edge of the site.

Response:
 n View study to understand visibility from south and 
locate opportunities to create gateway.

 n Develop trellis screen elements inspired by substation 
construction to connect buildings, create gateways.

 n Connecting the bike path is a really intriguing 
possibility, there would need to be a bridge built to 
span the grade conditions, cross through light rail 
property as well as extensive coordination with trimet 
would be required.  The funding available to this 
affordable project does not allow for connections.
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South elevation  visibility study

S I T E  D E S I G N  &  A C C E S S

Potential gateway moment

Potential gateway moment Hidden by substation
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South Elevation visibility study

S I T E  D E S I G N  &  A C C E S S

Site is beyond substation
These images attempt to allow you to understand 
how you approach the site from the south.  The 
site is very unique and complex, understanding 
this context is best done in person.

View from moody ave looking north
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South Elevation visibility study

S I T E  D E S I G N  &  A C C E S S

Substation

Potential gateway moment

View from moody ave looking north
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South Elevation visibility study

S I T E  D E S I G N  &  A C C E S S

SubstationView from moody ave looking north
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South Elevation visibility study

S I T E  D E S I G N  &  A C C E S S

SubstationView from moody ave looking north from southwest portion of bike bath Bike path
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Bike path visibility

S I T E  D E S I G N  &  A C C E S S

SubstationView from moody ave looking north from west portion of bike bath Bike path
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Bike path visibility

S I T E  D E S I G N  &  A C C E S S

Substation
View from moody ave looking northeast 
from west portion of bike bath Bike path

Potential gateway moment full corner visible

10
' -

 9
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Potential location of bike connection suggested by 
commissioners, connecting the bike path is a really intriguing 
possibility, it would need to build a bridge to span the grade 

conditions, cross through light rail property.  The funding 
available to this affordable project does not allow for this 

connection.Light Rail 

Steep slope

Property line

Bridge structure 
required 

Elevation of 
private street
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S I T E  D E S I G N  &  A C C E S S

Green Elements

Commissioner Comments:
 n Total gateway - serving as a gateway into downtown 
from the south.

 n South side cannot be an afterthought.

 n Opportunity for vertical green elements.

 n Turning you back on the substation is not an 
appropriate solution "embrace the substation".

Response:
 n Develop trellis screen elements inspired by substation 
construction to connect buildings, create gateways.

Three trellis screen 
elements along south 

elevation ties buildings 
together
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South Elevation

S I T E  D E S I G N  &  A C C E S S
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View Looking Northeast From bike path

S I T E  D E S I G N  &  A C C E S S
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M A S S I N G
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Active areas of 
outdoor spaces

Response:
 n Like most of the Portland Central City we have divided the parcel into 200' blocks with 
a street separating them.  The buildings are different in program, massing, architecture 
and the people they serve.  This difference fits the scale of the context where one or 
multiple different buildings typically fill out a block, avoiding mega project scale.

 n Landscape design, internal street and vertical trellis screens that address the substation 
to the south create a dialogue between the buildings and the context.

 n Because the buildings are different, the longer wing of the East Building creates a more 
dynamic internal street. 

 n The active outdoor spaces on the podiums are pushed to the north creating separation 
from the substation additional outdoor space adjacent to the substation is not desirable.

 n  The East wing of the West Building is pulled back to allow more afternoon light into the 
internal street.  It is taller than the East Building, stepping down in scale and addressing 
the internal street.

Commissioner Comments:
 n What is the relationship between the two buildings?

 n Are there shared elements that are going to tie the buildings together?

 n East building is turning it's shoulder towards the private street.

 n East wing of the West building feels tacked on.
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S i t e  E l e vat i o n

South Elevation

K e y  p l a n

N
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1" = 20'-0"

South Elevation - before

E L E V A T I O N S  &  C O M P O S I T I O N

Response:
 n Number of window types have been 
simplified, accentuating the curve of 
the facade.

 n The northeast corner has been 
refined to create a strong reading of 
entry for the apartments.

 n Canopies have been added at all 
major ground floor entries and other 
locations so that pedestrians will 
not have long distances to traverse 
without weather protection.

 n Applied decks have been removed 
and replaced with recessed decks.  

 n The number of decks have been 
increased by 4 decks.

 n The brick gradient has been further 
developed and simplified.

Commissioner Comments:
 n The East building should be calmed down 

 n The northeast corner of the East Building could be a very successful, nice urban experience, but one Commissioner 
recommended working on the geometries of this corner, which seemed a little awkward.

 n Canopies will be important to include along the ground floors.

 n Regarding balconies, there was agreement that the East Building needs more.

 n Commissioners were very skeptical of the proposed brick gradations on the East Building and recommended 
pursuing a simpler brick concept.
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K e y  p l a n S i t e  E l e vat i o n

East Elevation

N 1" = 20'-0"

0 10 20 40

Express the 
double height 
lobby space

East Elevation - before

Added Balconies

E L E V A T I O N S  &  C O M P O S I T I O N

Response:
 n Number of window types have been 
simplified, accentuating the curve of 
the facade.

 n The northeast corner has been 
refined to create a strong reading of 
entry for the apartments.

 n Canopies have been added at all 
major ground floor entries and other 
locations so that pedestrians will 
not have long distances to traverse 
without weather protection.

 n Applied decks have been removed 
and replaced with recessed decks.  

 n The number of decks have been 
increased by 4 decks.

 n The brick gradient has been further 
developed and simplified.

Design Commission Concerns:
 n The East building should be calmed down 

 n The northeast corner of the East Building could be a very successful, nice urban experience, but one Commissioner 
recommended working on the geometries of this corner, which seemed a little awkward.

 n Canopies will be important to include along the ground floors.

 n Regarding balconies, there was agreement that the East Building needs more.

 n Commissioners were very skeptical of the proposed brick gradations on the East Building and recommended 
pursuing a simpler brick concept.
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North Elevation - before

Simplify the 
storefront

Added 
canopies

Added 
Balconies

Response:
 n Number of window types have been 
simplified, accentuating the curve of 
the facade.

 n The northeast corner has been 
refined to create a strong reading of 
entry for the apartments.

 n Canopies have been added at all 
major ground floor entries and other 
locations so that pedestrians will 
not have long distances to traverse 
without weather protection.

 n Applied decks have been removed 
and replaced with recessed decks.  

 n The number of decks have been 
increased by 4 decks.

 n The brick gradient has been further 
developed and simplified.

K e y  p l a n S i t e  E l e vat i o n

North elevation

N 1" = 20'-0"

0 10 20 40

Design Commission Concerns:
 n The East building should be calmed down and as self/assured as the West Building.

 n The northeast corner of the East Building could be a very successful, nice urban experience, but one Commissioner 
recommended working on the geometries of this corner, which seemed a little awkward.

 n Canopies will be important to include along the ground floors.

 n Regarding balconies, there was agreement that the East Building needs more.

 n Commissioners were very skeptical of the proposed brick gradations on the East Building and recommended 
pursuing a simpler brick concept.

E L E V A T I O N S  &  C O M P O S I T I O N
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West Elevation - before

Simplify the 
storefront

Added 
Canopies

Added 
Balconies

Response:
 n Number of window types have been 
simplified, accentuating the curve of 
the facade.

 n The northeast corner has been 
refined to create a strong reading of 
entry for the apartments.

 n Canopies have been added at all 
major ground floor entries and other 
locations so that pedestrians will 
not have long distances to traverse 
without weather protection.

 n Applied decks have been removed 
and replaced with recessed decks.  

 n The number of decks have been 
increased by 4 decks.

 n The brick gradient has been further 
developed and simplified.

K e y  p l a n S i t e  E l e vat i o n

West Elevation

N 1" =20'-0"

0 10 20 40

Design Commission Concerns:
 n The East building should be calmed down.

 n The northeast corner of the East Building could be a very successful, nice urban experience, but one Commissioner 
recommended working on the geometries of this corner, which seemed a little awkward.

 n Canopies will be important to include along the ground floors.

 n Regarding balconies, there was agreement that the East Building needs more.

 n Commissioners were very skeptical of the proposed brick gradations on the East Building and recommended 
pursuing a simpler brick concept.
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Brick gradient diagram - brick blend mix

North elevationEast elevation

3 2  A n k r o m  M o i s a n  A r c h i t e c t s  &  B r i d g e  H o u s i n g
 &  W i l l i a m s  a n d  D a m e
 D A R  P r e s e n t a t i o n



View Looking Southwest From Intersection of SW River Parkway and SW Moody Ave
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West building | facade panel options
White "grid" - approx. 35% of facade

Option 1
Prefinished composite metal panel. (Alucobond or similar)

Option 2
GFRC panel system (Taktl or Rieder FiberC)

Option 3
Composite resin panel system (Trespa Meteon or similar)

RECESSED COLOR PANELS - approx. 65% of facade

Option 1
Prefinished standing seam metal panel- 2 colors varying width

(Morin B-12 button punch or similar)

Option 2
Corrugated metal panel - 2 colors

(Morin Integrity series panels, varying profiles i.e. The Abigail)

8"+/-  return (typ.)
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P O R T L A N D 
O F F I C E
6720 SW MACADAM
S U I T E  1 0 0
PORTLAND, OR
9 7 2 1 9
5 0 3 . 24 5 . 7 1 0 0

S E A T T L E 
O F F I C E
1 1 7  S  MAIN
S U I T E  4 0 0
SEATTLE, WA
9 8 1 0 4
2 0 6 . 576 . 1 6 0 0
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