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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
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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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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

c d e f

a

1 3

24

1
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3

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 
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urban design analysis | ENVIRONMENTAL FACTORSN
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NE SANDY BLVD

urban design analysis | TRANSPORTATION AND CIRCULATION

legend
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NE SANDY BLVD

urban design analysis | BIKE CIRCULATION

legend

SITE
1/4 MILE WALKING RADIUS

bike
FUTURE TRAIL (SULLIVAN’S GULCH)
EXISTING SEPARATED IN ROADWAY
FUTURE SEPARATED IN ROADWAY
FUTURE BIKE BOULEVARD
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URBAN DESIGN ANAlySIS | Land use

lEGEND
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commerciaL
singLe famiLy residentiaL
muLti famiLy residentiaL
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vacant
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The Jasmine 
Pearl Tea Co.

Culmination
Brewing

Sunshine 
Dairy 
Foods

Oregon 
Children’s 
Theater

Migration
Brewing

Westside 
Community 
Focus 
Corporation

Trinity
Church

Stone Tower
Adventist
Church

Albertina 
Carr Center

Eutectic 
Gallery
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URBAN DESIGN ANAlySIS | ground fLoor use B B

c D E F

A
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site
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office
medicaL office
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muLti famiLy residentiaL
community
industriaL
vacant
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urban design analysis | FIGURE GROUND

legend

SITE
BUILDING
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NE SANDY BLVD

urban design analysis | GRID DIAGRAM

legend
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DISTRICT COLLECTOR
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PREFERRED CITY TRUCK ROUTE
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urban design analysis | OPEN SPACE

legend

SITE
1/4 MILE WALKING RADIUS

landuse
PUBLIC OPEN SPACE
OPEN SPACE ON PRIVATE PROPERTY
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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

c d e f

a
N

0’ 100’ 200’ 400’

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



20

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

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

c d e f

a
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Site Analysis—



22

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

SITe ANALySIS | EXISTING STREETSCAPE
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F
SITe ANALySIS | TOPOGRAPhy

LegeND

SITE

14’

N
0’ 50’ 100’

NE hOLLADAy ST
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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
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SITe ANALySIS | SITE PhOTOGRAPhS
F
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Design Proposal—
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DESIGN PROPOSAL | SITE AERIAL
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DESIGN PROPOSAL | EXISTING BUILDINGS

LEGEND

SITE
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

NOISE + PhySICAL BARRIER
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DESIGN PROPOSAL | HEIGHT RANGE
F

LEGEND

SITE
WOONERF
PAVILION
TALL
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N
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LEGEND

SITE
OPEN SPACE INFLUENCE
WOONERF
PAVILION

DESIGN PROPOSAL | DESIGN INFLUENCES
N

0’ 100’ 200’
F
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DESIGN PROPOSAL | DESIGN INFLUENCES

LEGEND

SITE
OPEN SPACE INFLUENCE
WOONERF
PAVILION
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DESIGN PROPOSAL |  FOUR PORTLAND BLOCKS

LEGEND 

RESIDENTIAL OR OFFICE

PAVILION
OPEN SPACE
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DESIGN PROPOSAL |  CAMPUS AND MOVE PAVILION

LEGEND 
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PAVILION
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DESIGN PROPOSAL |  PARK, PLAZA AND WOONERF

LEGEND 

RESIDENTIAL OR OFFICE

PAVILION

OPEN SPACE
PARK
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PLAZA

N
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DESIGN PROPOSAL | PLANN
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DESIGN PROPOSAL | PEDESTRIAN CIRCULATION
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LEGEND 
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LEGEND 
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DESIGN PROPOSAL | open space
N

0’ 25’ 50’ 100’

LEGEND 
publicly accessible open space
ReQuiReD publicly accessible paRk oR plaza

OPEN SPAcE

peDesTRian DeDicaTion WiTHin VacaTeD 
paciFic sTReeT, eXacT locaTion To be 
DeTeRMineD

216,620 siTe aRea
32,493 open space ReQuiReD FoR pD
41,300 open space pRoViDeD FoR pD

30,800 aDDiTional open space
72,100 ToTal open space

20,200 paRk
13,200 noRTH gaRDen
10,300 paciFic WooneRF

1,800 paciFic plaza
8,700 souTH gaRDen
8,900 MeWs
9,000 plaza

5,000 sanDy poinT

I -84

NE SANDy BLVD

NE hOLLADAy ST

I -84

N
E 

25
Th

 A
VE

N
E 

27
Th

 A
VE

NE OREGON ST

NE PAcIFIc ST

NORTh GARDEN

PARK

PLAZA

M
EW

S

PAcIFIc
PLAZA

SOUTh 
GARDEN

SANDy 
POINT

PAcIFIc WOONERF



F

B

C D E

A

F

B

C D E

A

48

DESIGN PROPOSAL | COMPARATIVE SPACES
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