
PEPSI BLOCKS 
PLANNED DEVELOPMENT—
DAR APPLICATION UPDATE 6-26-2018



2

 PEPSI BLOCKS PLANNED DEVELOPMENT, 1726704  | DAR APPLICATION UPDATE |  JUNE 26, 2018

DAR | DESIGN PRINCIPLES

Keep THE ‘Pavilion’

Keep the existing bow-truss Pepsi warehouse building and repurpose as 
restaurant/retail.  Create a larger Plaza at Sandy and 27th (by demolishing 
the smaller arched “sidecar” structure) to amplify the community gathering 
space at the Zipper and to showcase the iconic form of the Pavilion along 
Sandy Boulevard.  

Connectivity 

Rather than building a large above-grade podium, offer multiple on-grade 
pedestrian passages throughout the project that loosely obeys the Portland 
200-foot block dimensions, allows phasing of the development, and allows 
occupancy of existing buildings on an interim basis.  

VARIETY OF Open Space 

Provide the required open space as three spaces — an urban Plaza on Sandy 
Boulevard, a centrally-located landscaped Park, and a Woonerf extension of 
Pacific Street linked to the Park.

Block the Freeway 

Honor the east/west desire lines at Pacific Street and diminish the north/
south paths to the freeway north of Pacific. Frame the renovated Pavilion 
and Plaza with a new backdrop (Building A), and provide a new Park 
protected from the freeway and bordered by buildings. 

A RANGE OF Building Heights

Increase building heights across the site, with the greatest height occurring 
along the freeway and to the east (nearest 28th Street).  Provide a range 
of heights for each building to ensure flexibility to respond to the market in 
future phases.  

Woonerf 

Turn the extension of NE Pacific Street into a limited-use, slow-speed, shared 
street (woonerf) with planting and seating, that can also act as a fire lane 
with parallel parking to support active work/live uses along the Pacific 
Woonerf.

Service Access

Keep all parking and service access off the Woonerf.  Instead, service the 
south blocks from Oregon Street and 25th, and the north blocks from 
Holladay.  
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Park/Plaza and Streets

•	 Should be community builder.  

•	 Would like pedestrian spaces in center of the 
development, even if it means sacrificing retail 
there

•	 Like Jamison Square’s water feature.  Could be 
inspired by the gulch 

•	 An urban plaza may be more needed since 
Oregon Park is well used

•	 Outdoor seating should be buffered from Sandy 
Blvd

•	 Holladay at 28th is a dangerous intersection for 
cyclists

Existing Buildings

•	 Ok with saving the Pavilion, but not necessarily 
passionate about it

•	 Ok to take away Pavilion’s existing siding 

•	 Most people did not like the “sidecar” barrel 
vaulted portion

•	 Program ideas include a less fancy market than 
Providor, a music venue,  community center 
(community would need to come up with an 
operator), and a new location for the James Beard 
Memorial Market.  

•	 Neighborhood already has enough food truck 
pods

Urban Design analysis | COMMUNITY INPUT

Height

Put height on freeway side 

Style

•	 Should be cohesive style for the development. 
Could pick up on patterns of the pavilion.  

•	 Some don’t like “Jetsons” feel for whole 
development, and neighborhood is not 
midcentury.  

•	 One person liked the residentially-inspired office 
building across 25th

•	 Do not want a glass tower

Overall Uses

•	 “Community mix”, with mixed-use and mixed-
incomes

•	 Senior housing, childcare, small retail, live/work, 
medical office building, maybe other office, music 
venue, community plays

•	 Not a grocery store or Target, but maybe a 
convenience store

•	 Don’t need more bars  

•	 Range of unit sizes

•	 Don’t want NW Portland shopping center feeling 
(NW 21st/23rd)

Kerns Neighborhood Meeting - April 18, 2018

SANDY BOULEVARD

•	 Anything that lightens up Sandy, greens it up , is 
good

•	 Sandy is going through a metamorphosis and 
transforming

                

EXISTING BUILDINGS

•	 Support keeping the pavilion

•	 Curves are a nice contrast to typical rectangular 
architecture

•	 Low rise of pavilion brings nice variation to future 
build-out of Sandy

OVERALL USES

•	 Theater group or art co-op

•	 Community center or flexible community space, 
not just outdoors, place to gather when the 
weather is bad

•	 Food based retail (like Isabel’s; Revolution Hall); 
maybe food carts or urban winery/brewery

•	 Childcare

•	 Very little for water play on the East side, would 
like to see something like a Jamison Square 

•	 Would like to see more family units in the 
apartments

Kerns Neighborhood Meeting - June 21, 2018



4

 PEPSI BLOCKS PLANNED DEVELOPMENT, 1726704  | DAR APPLICATION UPDATE |  JUNE 26, 2018

Urban Design Analysis—
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Urban Design analysis | location B B
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Urban Design analysis | neighborhoods B B
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Urban Design analysis | site B B
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sandy road on an 1851 glo map 

ne sandy blvd and ne 28th, 1937 city of Portland 
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Urban Design analysis | SANDY BOULEVARD HISTORY B B

c D E F

A

WILLIAM KERNS, NEIGHBORHOOD FOUNDER

•	 1850s wood manufacturing, specializing in wood shingles and shakes 
•	 History of clearing trees, particularly along sandy road (now Sandy 

Boulevard) 

    
   SANDY BOULEVARD, ONE OF PORTLAND’S OLDEST ROADS
 

•	 Native American trail route connecting from Willamette to Chinook 
villages along the Columbia River

•	 Became final road to Portland from Willamette Valley for emigrants 
migrating via the Columbia River Gorge

•	 Early 1900s street car line
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Urban Design analysis | SOFT DRINK HISTORY B B

c D E F

A

1.	 PEPSI-COLA BOTTLING COMPANY 1950

2.	  COCA-COLA BUILDING 1941 

3.	 PORTLAND BOTTLING COMPANY 1941 
Originally produced 7-Up, RC Cola and other 
brands.  Rebranded as Guayaki Yerba Mate 
Beverage in 2010

LOCAL Soft drink bottling plants  

1

1

23

3 3

2
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Urban Design analysis | ARCHITECTURAL HISTORY B B
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24
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1.	 ART DECO: SANDY PLAZA BUILDING, Theater  
   - Originally Salvation Army Building 1943

2.	 NOVELTY ARCHITECTURE: tHE MOUNTAIN SHOP 
   - Formerly 7-Up Building
   - Origiinally Steigerwalk Dairy Co. 1926

3.	 NOVELTY ARCHITECTURE: pirate’s cove 
   - Formerly Sandy Jug & Soda & Luncheonette Shop 
   - Originally a tire shop 1920S

4.	Spanish colonial: Hollywood theatre 1926 
   - National Register of Historic Places 1983

SANDY BOULEVARD ARCHITECTURE 

4



NE SANDY BLVD

legend

site
1/4 mile walking radius

Solar Path
summer wind
winter wind
noise

N
E 

28
TH

 A
VE

11

 PEPSI BLOCKS PLANNED DEVELOPMENT, 1726704  | DAR APPLICATION UPDATE |  JUNE 26, 2018

Urban Design analysis | ENVIRONMENTAL FACTORSN
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NE SANDY BLVD

URBAN DESIGN analysis | TRansportation and Circulation
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NE SANDY BLVD

URBAN DESIGN analysis | bike Circulation
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URBAN DESIGN analysis | Land use

legend

site
1/4 mile walking radius
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single family residential
multi family residential
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vacant
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Gallery
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URBAN DESIGN analysis | GROUND FLOOR USE B B

c D E F
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URBAN DESIGN analysis | FIGURE GROUND
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NE SANDY BLVD

URBAN DESIGN analysis | GRID diagram
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URBAN DESIGN analysis | open space
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urban design analysis | updated zoning

legend

site
1/4 mile walking radius

landuse
CM2 - Commercial Mixed Use 2
cm3 - Commercial Mixed Use 3
CM1 - COMMERCIAL MIXED USE 1
cx - central commercial
eg1 - general employment 1
r 2.5 - single family residential
r2 - low density multi family residential
r1 - MEdium Density Multi Family Residential
rh - central multi family residential
IG2 - general industrial
ih - heavy industrial
os - Open Space

B B
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A
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ZONING SUMMARY 

Zone		  CM3d

Base FAR	 3 to 1

Max FAR	 5 to 1 using PD Bonus

Base Height	 65’ 

Max Height	 120’ using PD Bonus

Site considered “close to transit”

Residential
Live/Work
Affordable Housing
Retail/Makers Space
Restaurant/Bar
Office

.33/unit

.33/unit
- 
- 
- 
- 

MInIMUM 
PARKING

1.1/unit
1.1/unit
1.1/unit
1/12,000 sf
1/12,000 sf
1/10,000 sf

long term 
bike min.

PARKING

On site IncluSionary Housing (pre 1/1/19):

- 8% of units or bedrooms at 60% AMI

- 15% of units or bedrooms at 80% AMI
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0’ 562’ 1,125’ 2,250’
N

hoyt20 apartments

fairfield residential

Broadstone burnside

1400 ne multnomah

Loca @ the goat blocks

1510 ne multnomah

Burnside Delta

lexus of portland

URBAN DESIGN ANALYSIS | current projects B B
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Site Analysis—
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SITE analysis | EXISTING STREETSCAPE
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F
site analysis | topography
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NE SANDY BLVD

NE SANDY BLVD

NE SANDY BLVD

site analysis | photographs on sandy blvd
F
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site analysis | Site photographs
F
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site analysis | Site photographs
F
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site analysis | Site photographs
F
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site analysis | PAVILION photographs
F
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site analysis | PAVILION photographs
F



30

PEPSI BLOCKS PLANNED DEVELOPMENT, 1726704  | DAR APPLICATION update |  JUNE 26, 2018

site analysis | SITE photographs
F



31

PEPSI BLOCKS PLANNED DEVELOPMENT, 1726704  | DAR APPLICATION update |  JUNE 26, 2018

Design Proposal—



32

PEPSI BLOCKS PLANNED DEVELOPMENT, 1726704  | DAR APPLICATION update |  JUNE 26, 2018

DESIGN PROPOSAL | SITE AERIAL
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DESIGN PROPOSAL | EXISTING BUILDINGS

legend
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PAVILION

N
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legend

site
PAVILLION

DESIGN PROPOSAL | PAVILION

SERVICE LANE

N
0’ 100’ 200’

F
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DESIGN PROPOSAL | DESIGN INFLUENCES
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DESIGN PROPOSAL | height range
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legend

site
open space INFLUENCE
Woonerf
pavilion

DESIGN PROPOSAL | DESIGN INFLUENCES
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DESIGN PROPOSAL | DESIGN INFLUENCES
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DESIGN PROPOSAL |  FOUR PORTLAND BLOCKS

legend 

residential OR OFFICE

pavilion
open space

N
0’ 100’ 200’

F



NE SANDY BLVD

40

PEPSI BLOCKS PLANNED DEVELOPMENT, 1726704  | DAR APPLICATION update |  JUNE 26, 2018

DESIGN PROPOSAL |  CAMPUS AND MOVE PAVILION
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open space
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DESIGN PROPOSAL |  PARK, PLAZA AND WOONERF

legend 
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pavilion

OPEN SPACE
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N
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legend 
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DESIGN PROPOSAL | pedestrian circulation
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DESIGN PROPOSAL | CIRCULATION, PArking & loading
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legend 
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DESIGN PROPOSAL | open space
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DESIGN PROPOSAL | COMPARATIVE SPACES
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Peloton apartments

Pearl plaza on 10th

tanner springs PARK

PARK woonerf / PARK + WOONERF

DIRECTOR PARK

PLAZA POINT

nw IRVING STREETPIONEER SQUARE HOLMAN POCKET PARK

IVON STREET PARK

PSU URBAN CENTER PLAZA

PEPSI BLOCKS

SW MADISON STREETJAMISON SQUARE

sE Sandy Blvd 
+ se oak ST

ne Sandy Blvd
 + ne 24th st

nE Sandy Blvd
 + nE 21st Ave

sw pennoyer GREEN STREET
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DESIGN PROPOSAL | OPEN SPACE WOONERF + PARK PROGRAM
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DESIGN PROPOSAL | PRECEDENTS - PARK
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N
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DESIGN PROPOSAL | open space

legend

site

landuse
PUBLIC OPEN SPACE
OPEN SPACE ON PRIVATE PROPERTY

OPEN SPACE
publicly accessible open space
REQUIRED publicly accessible park or plaza
PEDESTRIAN DEDICATION WITHIN VACATED
PACIFIC STREET, EXACT LOCATION TO BE
DETERMINED

N
0’ 100’ 200’ 400’
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legend

70’ - 87’
85’ - 120’

minimum development capacity

maximum development capacity

DESIGN PROPOSAL | HEIGHT RANGES

NE Sandy Blvd

NE 27
TH

 AVE

I 84 FWY

ne oregon st
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NE 28
TH
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85’ - 120’

85’ - 120’

70’ - 87’

70’ - 87’

70’ - 87’

32’

1,083,100 total above grade gsf
1,083,100 allowable area

216,620 site area
5.0 far

780,700 total above grade gsf
1,083,100 allowable area

216,620 site area
3.60 far
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DESIGN PROPOSAL | site sections

SECTION A: North South
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section B: East west
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DESIGN PROPOSAL | sandy south section0 15 30
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DESIGN PROPOSAL | PAVILION - BEFORE
F
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DESIGN PROPOSAL | OREGON STREET - before
F
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DDESIGN PROPOSAL | OREGON STREET - after



63

PEPSI BLOCKS PLANNED DEVELOPMENT, 1726704  | DAR APPLICATION update |  JUNE 26, 2018

F
DESIGN PROPOSAL | CONNECTOR - before
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DDESIGN PROPOSAL | CONNECTOR - after
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F
DESIGN PROPOSAL | WOONERF - before
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DDESIGN PROPOSAL | WOONERF - after
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DESIGN PROPOSAL | plaza at 25th ave
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DDESIGN PROPOSAL | OPEN SPACE AT WOONERF
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DESIGN PROPOSAL | AERIAL - before
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NE 27TH AVE
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ne oregon st

ne PACIFIC st

71

PEPSI BLOCKS PLANNED DEVELOPMENT, 1726704  | DAR APPLICATION update |  JUNE 26, 2018

DESIGN PROPOSAL | AERIAL - after
F

B

c E

A

D


	14-15
	47

