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This Council Item accepts the report from Portland State University for their 

new performing arts facility proposal. 

The current Keller Auditorium has structural and operational issues and 

solutions are being explored as to how to move forward with the aging 

facility. 

The City is exploring whether to renovate on-site or build anew on a different 

site. 

In September 2023, the Halprin Landscape Conservancy presented their 

renovation concept for the Keller. They have since updated their concept 

and submitted their updated report for this Council meeting. 

In addition to the renovation concept, Council has also received two 

conceptual designs from Lloyd Center and Portland State University for a 

new performing arts facility on their respective sites. In January 2024 (see 

Ordinance 191606 

.(htt12s://www.12ortland.gov/ cou nci I/docu ments/ord i nan ce/12assed/191 606)), 

two grants were awarded: one to Lloyd Center and one to Portland State 

University, to develop their design concept reports Council is also accepting 

today. 
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Now that three design concepts are in hand, the City will embark on a 

month-long engagement journey to gather feedback on all three designs, 

including the renovation on site and two new build scenarios on new sites. 

Engagement will include targeted stakeholder outreach as well as the 

collection of public input. Up to date projection information is available on 

the project webpage: www.Rortland.gov/keller 

.(httR:I /www .Rortla nd .gov /kel ler).. 

Results of the June engagement efforts are targeted to be shared with 

Council at the July 31, 2024 City Council meeting. 

Documents and Exhibits 

I Portland State Universicy. Design ConceP-t ReP-ort 

.(httRs://www.P-Ortland.gov/sites/ default/files/ council-

docu ments/2024/Rsu-a rts-venue-reP-Ort-may-8-com P-ressed .Rdfl 

Impact Statement 

14.36 MB 

Purpose of Proposed Legislation and Background Information 

This report from Portland State University captures their work with Bora 

Architects and a larger consultant team for a new performing arts facility 

proposal. 

The Keller Auditorium is known as the workhorse of the Portland's Centers 

for the Arts venues, hosting nearly 400,000 guests each year and providing 

the only stage in the region capable of hosting large-scale theatrical 

performances such as Broadway productions, ballet, operas and more. 

While the Portland State University report details one design concept option 

for a new performing arts facility, there are two additional options to 

consider, including another new facility on a different site and a renovation 

on site. The biggest hurdle that a Keller renovation faces is figuring out how 

to generate revenue and preserve jobs and economic benefits if the Keller 

were to close for 19+ months during renovation. 

Background Information 

After the Keller Auditorium was added to the City's list of unreinforced 

masonry (URM) buildings in 2016, work began to investigate the seismic 

stability of the facility. 

In March 2020, the Keller Seismic Analysis Summary Report was completed, 

which outlined the structural deficiencies of the Keller and laid out potential 

options to consider moving forward: 

• Limited building renovation addressing seismic upgrades; 

• Major building renovation including new additions; 

• Building a new facility on the existing site or an alternative site. 

https://www.portland.gov/council/documents/report/accepted/457-2024 2/6 
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In 2017, a private design competition was held to explore what a large-scale 

renovation might look like. In 2022, neighboring property owners and design 

professionals joined the Halprin Landscape Conservancy to further develop 

a design concept for the space. HLC's private funding was matched by 

$200,000 of public funding from each the City and Metro. 

In 2023, HLC came up with a large-scale renovation design for the existing 

facility. During this period, the City began a tangential effort to explore what 

building a new facility might look like on an alternate site. 

Eight sites were submitted by proposers to accommodate a new performing 

arts facility across Portland. After an evaluation process that included staff 

from Mayor Wheeler's Office, Commissioner Ryan's Office, the Office of 
Management and Finance, the Bureau of Planning and Sustainability, 

Prosper Portland and Metro, two sites were selected to explore design 

concepts: Lloyd Center and Portland State University. 

Over the span of five months, with $50,000 grant agreements from the City 

and the help of a cost consultant retained by Metro, Lloyd Center and 

Portland State University worked with their own architects and theater 

designers to develop more detailed designs that test the feasibility of their 

sites. 

All three options would address the deficiencies of the current Keller 

Auditorium and give the City and region a greatly improved performance 

venue capable of serving the City for another one-hundred years. 

The City worked with Metro and the proposers to produce a cost analysis 

from Venue Consultants, a firm that specializes in analyzing costs specific to 

renovating and constructing performing arts venues. The results of Venue 

Consultants' analysis will be shared during the staff introduction to today's 

presentations and be made available to the public as soon as feasible. 

In addition to the cost analysis, the City also worked with Crossroads 

Consulting, a firm that specializes in economic impact analysis of major 

venues, to understand the economic impacts of the Keller and of a potential 

closure of the facility. The results of this analysis will be shared during the 
staff introduction to today's presentations and be made available to the 

public as soon as feasible. 

The goal of today's presentations and reports is to introduce the City Council 

and community to the three alternative visions for Keller's next act. No 

decisions are requested. 

The draft timeline and engagement schedule includes: 

MAY - Multimedia Engagement 

• Media interviews with Greg Phillips, CSTAR Development, an 

experienced performing arts advisor/consultant on behalf of the City of 

Portland and Robyn Williams, Executive Director of Portland's Centers 

for the Arts, Metro 

• All available web and social media channels 

https://www.portland.gov/council/documents/report/accepted/457-2024 3/6 
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• Partnership with Metro to co-promote engagement 

JUNE - Online Public Input Form and Targeted Stakeholder Engagement 
Focus Groups 

• Labor Unions 

• Arts Organizations (all P'S users) 

• P'S Staff 

• MERC 
• Non-profit Area Theaters 

• Travel Portland and Metro Chamber 

• P'S Adult Council 

• P'S Youth Council 
• Independent Venues Coalition 

JULY- Results and Data Analyzed 

• Analysis and Summary Report targeted for July 31, 2024 City Council 

Meeting 

Financial and Budgetary Impacts 

The City Spectator Venues and Visitor Activities Fund provided one grant of 

$200,000 to the Halprin Landscape Conservancy to further develop the Keller 

Auditorium renovation concept. 

The City Spectator Venues and Visitor Activities Fund provided two grant 

agreements each totaling $S0,000: one to Lloyd Center and one to Portland 

State University for their design work for their sites. 

The City Spectator Venues and Visitor Activities Fund paid for a facilitator to 

oversee conversations between Lloyd Center and Portland State University 

and the current users of the Keller Auditorium. 

Metro paid for a universal cost analysis, that examines both HLC's renovation 
design of the existing Keller, Lloyd Center's new design for a facility on their 

site and Portland State University's new design for a facility on their site. 

The City Spectator Venues and Visitor Activities Fund paid for an economic 

impact analysis that targeted the Keller's impact in the metro region as well 

as how a closure of the Keller would impact the economy. 

Both the City and Metro will contribute efforts toward the public outreach 

campaign following the Council presentations on May 29. 

Community Impacts and Community Involvement 

In March, the City hired a communications consultant, In Common Agency, 

to support and expand communication efforts regarding the project. The 

City's website has been up to date: www.P-ortland.gov/keller 

.(httP-:l/www.P-ortland.gov/keller), reader boards at theaters have been 

publicizing the website and posters and business cards have been 
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distributed at Portland's venues, directing interested parties to visit the 

project website for the most up to date information. 

The monthly City Arts Newsletter has also been featuring project updates 

and as part of design concept development, current users of the Keller (e.g., 

Broadway Across America, Oregon Ballet Theatre and Oregon Symphony) 

were briefed and interviewed to inform site designs and project needs. 

The City will post the three reports to the Council agenda for public 

consumption. 

Once a broader engagement platform launches in June (see draft 

engagement table), more expansive community engagement will take place 

through targeted stakeholder engagement and public input solicitation. 

The City will continue to post project updates to the Spectator Venues 

Program website as well as to social media. 

100% Renewable Goal 

Both the renovation design and the new facility designs will center on green 

and sustainable design. All three options will improve outputs when 

compared with the current, outdated facility. 

In any scenario, the City's Green Building Policy and Metro's Sustainable 

Building & Sites policy will be incorporated into any future design. 

Budget Office Financial Impact Analysis 

his ordinance and two others below (Portland State University and Halprin 

Landscape Conservancy Design Concept reports) pertain to the City's 

exploration of whether to renovate Keller Auditorium on-site or build anew 

on a different site. The City Spectator Venues and Visitor Activities Fund 

provided one grant of $200,000 to the Halprin Landscape Conservancy to 

further develop the Keller Auditorium renovation concept. The fund also 

provided two grant agreements each totaling $50,000: one to Lloyd Center 

and one to Portland State University for their design work for their sites. In 

addition, the fund paid for a facilitator to oversee conversations between 

Lloyd Center and Portland State University and the current users of the 

Keller Auditorium. Metro paid for a universal cost analysis, that examines 

both HLC's renovation design of the existing Keller, Lloyd Center's new 

design for a facility on their site and Portland State University's new design 

for a facility on their site. The City Spectator Venues and Visitor Activities 

Fund paid for an economic impact analysis that targeted the Keller's impact 

in the metro region as well as how a closure of the Keller would impact the 

economy. Both the City and Metro will contribute efforts toward the public 

outreach campaign following the Council presentations on May 29. 

https://www.portland.gov/council/documents/report/accepted/457-2024 5/6 
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Document History 

Item 457 Time Certain in May 29-30, 2024 Council Agenda 
fb.ttRs://www.Rortland.gov/council/agenda/2024/S/29). 

( City Counci l ) 

Accepted 

Motion to accept the report: Moved by Gonzalez and seconded by Ryan. 

Commissioner Dan Ryan Yea 

Commissioner Rene Gonzalez Yea 

Commissioner Mingus Mapps Yea 

Commissioner Carmen Rubio Yea 

Mayor Ted Wheeler Absent 

https://www.portland.gov/council/documents/report/accepted/457-2024 6/6 



PORTLAND 
PERFORMING 
ARTS + CULTURE 
CENTER

FINAL REPORT
MAY 8, 2024



MESSAGE FROM PSU PRESIDENT ANN CUDD 

EXECUTIVE SUMMARY 

SITE + PROGRAM EVALUATION

Review of Pre-existing Work and Outreach Summary 

SITE DUE DILIGENCE

Existing Conditions Review 

CONCEPTUAL DESIGN

Design Elements

Sustainability Approach

Local Permitting 

Park and Public Street Infrastructure 

Parking 

COSTS + PARTNERSHIP STRUCTURE

Costs

PSU/City Partnership Experience

Commerical Condomenium Partnership Structure

Co-development Opportunities

Reignition of Lodging & Conferencing Investment   

PRELIMINARY PROJECT SCHEDULE 

ACKNOWLEDGEMENTS

APPENDIX

TABLE OF CONTENTS
 × As identified as expected activities in “Exhibit A: Program Scope of Work” of the 

Grant Agreement between the City of Portland and Portland State University (PSU), 
the following report summarizes findings and conclusions for the conceptual  
relocation, design, financing and construction of a 3,000 seat performing arts 
venue as proposed by PSU (see Appendix).

2 

3 

6

  

11

  

16

 

 

 

 

  

28

 

 

 

 

  

34 

36

37



2   P O R T L A N D  S T A T E  U N I V E R S I T Y 

DEAR PORTLAND,

We believe Portland can do big things.

I am thrilled to present Portland State University’s proposal to remake Portland’s largest arts venue into 
something that expresses the limitless possibilities this city deserves. Portland State and Portland are  
inextricably linked, and PSU seeks every opportunity to serve as a force in downtown’s revitalization. 

We know the COVID-19 pandemic changed everything for American cities, and tomorrow’s most vibrant 
cities will be places for arts, culture, innovation and education. PSU sees that future every day on our 
44-acre downtown campus, where the most diverse student body in Oregon converges with the greater 
Portland community to learn, live, work and play. 

When the City of Portland asked us to submit an alternative proposal for rebuilding the Keller Auditorium 
in place, we were honored to answer that call. Our proposal will keep Oregon’s premier performance venue 
downtown and help spark a renaissance for downtown Portland.  

While living in Pittsburgh and Boston earlier in my career, I watched struggling cities find new life with the 
help of their namesake urban universities. I know Portland can have a similar cultural, creative and educa-
tional resurgence if we work together to foster a culturally vibrant central city. 

This future-forward proposal is a powerful reminder that Let Knowledge Serve The City is more than PSU’s 
motto. It’s what we do every day. 

Sincerely, 

Dr. Ann Cudd  
President, Portland State University

MESSAGE FROM PSU PRESIDENT ANN CUDD
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CREATING A  
DESTINATION-WORTHY  
DOWNTOWN
When Portland’s Central City Task Force recently examined Portland’s value 
proposition for local and regional visitors, they noted that the city’s downtown 
core did not rank highly as a destination because it was originally built for office 
workers. The task force called for investment in a destination-worthy downtown 
with vibrant cultural amenities. 

Portland State University’s proposal describes an exciting, multi-use arts and 
culture complex that can spark development in the downtown core, bring the 
widest range of shows to Portland, support Oregon’s diverse arts organizations, 
help foster cultural equity, enhance regional arts education, showcase 
sustainable building practices, and leverage our city’s bustling urban university. 

This once-in-a-generation opportunity is possible because PSU owns the 
largest piece of developable property in downtown Portland, a site four times 
larger than the existing Keller Auditorium’s one block footprint. 

“This project represents bigger 
thinking than renovating the 
current Keller. It will activate 
the front of our city and create 
a catalyst for investment in our 
downtown core. ”

ANDREW COLAS 
CEO, COLAS CONSTRUCTION

E XECUTIVE SUMMARY
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PSU’s high-impact proposal to build the Portland  
Arts + Culture Center features:  

 × A 4.25 acre site on Southwest Lincoln Street in downtown 
Portland six blocks from the current Keller along the 
Halprin Open Space Sequence, a series of historically and 
architecturally significant fountains and pedestrian walkways.

 × A 3,000-seat auditorium with superior load-in and load-
out capacity to accommodate the largest scale Broadway 
shows of today and tomorrow.

 × A second 1,200-seat auditorium to fill a critical gap in 
Portland’s performing arts ecosystem.

 × A 150-room on site hotel to activate the complex at all times, 
not just during showtimes.

 × Up to 18,000 square feet of conference space to provide the 
downtown conference facilities that Portland needs.

 × Additional educational space to support PSU’s academic 
programs and connect to its arts and culture resources.

 × Up to 40,000 square feet of office space for nonprofits and 
arts organizations to establish residency and collaborate.

 × A full-service restaurant, bar, terrace, plaza and flexible 
spaces to serve patrons and to enliven downtown.

 × A leading-edge, climate-resilient design utilizing mass 
timber and the latest in sustainable technology.

 × Between 500 and 740 on-site underground parking spaces, 
and proximity to more than 1,640 spaces within 5 blocks–
with direct access to alternative transportation options, 
including Max, bus lines, Streetcar, and secure bike parking.

KEY ADVANTAGES 

Keeping the Arts Active and Growing in Portland
PSU’s solution keeps the Keller Auditorium open during 
construction of the new venue so that performances 
aren’t disrupted or arts organizations impacted. For those 
organizations that perform out of the Keller, a multi-year 
closure would be more than a financial loss. It would mean 
the loss of talent, audiences and donors. Some have likened 
that hardship to enduring a second pandemic-like closure.

Meanwhile, the much larger PSU site will provide enough 
room for two performance halls, resetting the table 
for Portland’s broader arts ecosystem. The 3,000-seat 
auditorium can accommodate the largest-scale Broadway 
shows now and into the future; the 1,200-seat auditorium 
will fill an identified gap among the region’s available 
venues, enabling a more diverse array of performances.

Centering Inclusive Design and Cultural Equity 
At PSU, equity and access are core values. The project 
team has reached out to hundreds of stakeholders and 
community leaders to gather input toward the goal of 
fostering cultural equity through the design and operations 
of the new arts center. The 1,200 person venue, in 
particular, has strong potential to enable a wider range of 
performances that could serve multi-generational, low-
income and BIPOC patrons.

In addition, PSU’s innovative, equity-focused design  
process is a national model recognized by the City of 
Portland. It seeks to give a meaningful voice to stakeholders 
with diverse lived experiences, compensating them for their 
time and expertise. 
 

Sparking A Downtown Transformation
PSU’s proposal keeps Oregon’s premier performing arts 
venue downtown. The proposal has been conceived to 
activate the site 24 hours a day, 7 days a week, 365 days 
a year — bringing patrons and visitors downtown to see 
shows, engage in cultural activities, and experience the 
city in a positive way. Associated spending will benefit 
businesses large and small, creating jobs and generating 
new tax revenues to support city services.  

Importantly, there are more than seven acres of developable 
space around the PSU site, offering exceptional 
development opportunities, including the possibility of 
redeveloping the existing Keller site to provide additional 
benefit to the city. A series of linked public amenities to 
include the proposed Portland Arts + Culture Center and a 
redeveloped Keller Auditorium connected by the fountains 
and open spaces of an activated Halprin Open Space 
Sequence would offer residents and visitors a significant 
cluster of attractions in the downtown core. 
 

Fostering Arts Education and Collaboration 
PSU’s plan includes classrooms, rehearsal rooms, 
community spaces, and a second 1,200-seat auditorium 
that students across Oregon could use for a variety of 
performances. PSU’s stellar academic programs in music, 
theater and opera would benefit significantly from these 
on-campus resources to enhance educational and pre-
professional opportunities.  

The new center would also provide partnership 
opportunities for the local arts community to establish  
on-site space to work, rehearse, educate and perform — all 
at one location. This will foster educational collaborations 
to inspire the young people who will be tomorrow’s artists, 
performers and theater goers. 

E XECUTIVE SUMMARY
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Committing to Climate-Forward Construction
PSU is strongly committed to prioritizing climate forward design and construction for a 
landmark building that will showcase Portland’s sustainability ethos. The university will 
seek LEED certification for the venue at either the gold or platinum level, with strategies 
including use of mass timber and locally sourced materials, solar power, low-carbon 
technology, and clean energy innovations.
 

Bringing Developer Expertise and Multiple Funding Sources 
A visionary, multi-use center comes with a higher price tag, but will also attract and 
leverage greater investment from a variety of sources, including outside private 
investors, Prosper Portland and philanthropists, making a higher-impact project feasible 
at a similar cost to the City of Portland, which will only fund the large auditorium. PSU 
serving as this project’s developer and the inclusion of academic spaces in the scope of 
the project means additional funding can be sought from state bond dollars. 

PSU is also the central city’s most experienced capital development partner. In a little 
over a decade, the university has constructed or renovated seven projects totaling some 
1.5 million square feet of academic and retail space.
 

Seizing Portland’s Creativity Opportunity
Portland and Portland State’s futures are linked in a manner that goes beyond the 
vibrancy of downtown. Portland is one of the world’s most creativity prolific cities, and its 
signature creative industries are vital to the region’s brand and economy. PSU believes 
that diversity of thought and lived experience is the best fuel for creativity — and for the 
creative innovation that will power our region’s overall economic and cultural growth. 
The university sees significant value in driving forward this opportunity to enhance the 
arts and arts education, to strengthen the university’s role as an anchor institution for 
downtown Portland, and to serve the greater good.

“The way we can create a 
brand new arts center on the 
PSU site will allow us to do 
things that just are not possible 
with the exsisiting facility.“

MICHAEL TINGLEY 
PRINCIPAL, BORA ARCHITECTS

E XECUTIVE SUMMARY
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SITE AND PROGRAM EVALUATION
This section presents a review of pre-existing site reports and summary of input provided during
more than 125 listening sessions with individuals from arts and culture organizations as well as
venue operators, community members and elected officials.

———

F P O

———

Review of Pre-existing Work and Outreach Summary

PSU and its consultants have thoroughly reviewed reports documenting the pre-existing site
and improvement analysis conducted on the Keller Auditorium, including the following:

● LMN Architecture Urban Design Interiors, Keller Auditorium Renovation Study, 2018
● Keller Auditorium, Seismic Analysis Summary, 2020 (see Appendix)
● A Keller Renaissance: Final Report, Keller Auditorium Feasibility Study, 2023

As part of this review, PSU has analyzed what is possible within the footprint of the
rebuild-in-place option, the ideal program proposed in the LMN study, in comparison to what will
be possible at the proposed PSU site (see PSU / Keller Program Comparison on next page and
“Full Program Comparison with LMN and Keller” in Appendix).

Concurrent to the review of the pre-existing work documentation, PSU held more than 125
listening sessions with individuals from arts and culture organizations, venue operators,
community members and elected officials. The needs and vision expressed throughout those
sessions informed conceptual design of PSU’s proposed performing arts venue and its
development as a destination of regional significance for downtown Portland.

7

SITE + PROGRAM EVALUATION  × This section presents a review of pre-existing site reports and summary of input 
provided during more than 125 listening sessions with individuals from arts and culture 
organizations as well as venue operators, community members and elected officials.

The Historic Halprin Sequence connects PSU’s 
proposed site and the existing Keller Auditorium.
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PSU / Keller Program Comparison

LMN Recommended 
Program (2,800 Seats)

Keller Renovation   
(2,800 Seats) NOTES

Net SF Net SF Net SF
PUBLIC SPACES

Lobby 25,290 30,605 32,804
Orchestra Main Foyer 10500 6700 17000
Box Foyer & SLL - 2000
First Balcony Foyer 5250 11425 7185
Second Balcony Foyer 5240 9320 6000

25,290 30,605 32,804

Lobby Support 8,030 7,630 8,344
Box Office 400 700 790
Coat Room 470 - 450
Concessions (Multiple Levels) 500 700 2,189

Restrooms - Women 3480 1880 *
Restrooms - Men 2480 1250 *
Restrooms - Gender Neutral 300 3100 4,800

8,030 7,630 8,344

Reception Area 3,700 3,250 3,775
Donor's Room 2200 2200 2200
Catering 375 450 625
Reception/Press Room 400 600 300
Kitchen 1560 400 1600 provided with hotel
Café (including café support) 2330 2500 provided with hotel
Critic Rooms 300 620 300

3,700 3,250 3,775

Staff Support Areas 2,350 500 3,976

PERFORMANCE SPACES

Auditorium 30,000 21,950 30,000
Orchestra/Parterre 13300 11500 13500
In-House Mix Storage 200 200 200
Boxes 3000 2500 3000
First Balcony 6750 3330 6000
Second Balcony 6750 4420 7300

30,000 21,950 30,000

Stage Spaces + Load In 16,140 10,640 18,495

SUPPORT SPACES

Stage Support Spaces 3,400 3,850 3,670

Performer Support 17,940 16,110 22,594

Workshops 3,250 3,090 5,726

Building Services 3,350 1,920 2,673

Administration 2,200 1,900 4,440

TOTAL NET SF 115,650 101,445 136,497

PSU Proposal    
(3000 seats)

SITE AND PROGRAM EVALUATION

PSU / KELLER PROGRAM COMPARISON
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Listening sessions were organized around two lines of general inquiry. The first elicited the
viewpoints and concerns of users, operators and patrons related to the physical and operational
capabilities of the Keller Auditorium. The second offered users, operators and patrons the
opportunity to dream big about what a new state-of-the-art performing arts center could look
like, and how it could serve our community today and into the future.

Key Themes and Concerns Expressed During Outreach:
● Consistently, significant concerns were voiced about the closing of the Keller in order to

rebuild it in place. The consensus that emerged was that closure of the Keller for two to
three seasons could be devastating to the local arts community, especially so soon after
the pandemic. Specific concerns included:

- Loss of direct revenues earned through ticket and merchandise sales.
- A negative impact on talent recruitment and retention for local arts companies.
- An interruption of donor relationships.
- A significant disruption in audience habits, with ticket subscriptions just now
returning to pre-pandemic levels after two years of building back.

● A closure for two or three seasons poses a significant economic loss for Portland.
Broadway Across America presentations alone bring more than $40 million a year in
economic impact to the city.

● The current Keller is not seismically resilient.
● The current acoustical capabilities at the Keller were mentioned in nearly every meeting

with venue users. Sound quality was an issue for performers and attendees alike.
● The loading dock is not appropriately sized, limited to only two bays, overly steep and its

use impedes traffic. It is in no way adequate to the needs of modern Broadway touring
shows that can require in excess of 20 semi trucks of staging, props and equipment.

● The lack of load in/out capabilities and efficiency significantly limits event scheduling.
Even when the building is fully subscribed, it is dark more than 200 days a year.

● Public lobbies at the orchestra and balcony levels are undersized, without adequate
space for accessibility, merchandising or concessions, and constrict the movement and
enjoyment of theater-goers.

● The facility lacks a commercial kitchen.
● Dressing rooms, storage and other backstage spaces are limited, cramped and difficult

to navigate for performers and backstage workers.
● The quantity of restrooms is inadequate, and the quality of restroom fixtures are obsolete

and insufficient to meet the needs and capacity of the auditorium.
● The current Keller was last renovated more than 50 years ago and is now outdated and

unsuited to today’s needs.
● The current Keller size simply does not have the space needed to accommodate future

performances for Broadway Across America or other large commercial presentations.
● The orchestra pit does not meet modern standards for size, exiting, or the mechanization

of the lifts.
● There is a lack of ADA accessibility throughout the venue and the steep slope of the

seating bowl is a significant ADA accessibility concern.
● More than 200 seats in the Keller have obstructed views.

8

SITE AND PROGRAM EVALUATION
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● The Keller is not close to mass transit options such as TriMet.
● The facility feels cold and uninviting.

Findings:
Rebuilding the Keller on the current site would pose severe direct impacts to the performing arts
community and the downtown Portland economy.

The current Keller Auditorium poses numerous challenges, including compromised front and
back of house support areas, fewer than 3,000 seats (as requested by Broadway Across
America), and limited loading dock options. These challenges represent a diminished
experience for patrons, users and operators of the facility.

Key Opportunities Expressed for Constructing a New Venue at a New Site:
● Meeting the need for an expanded and improved front-of-house space to better facilitate

patron experience and revenue generation, including:
- more and better space for pre-function activities
- more and better space for dining and concessions
- more and better space for merchandising opportunities
- more restrooms

● Meeting the need for expanded and improved back-of-house space to better support
cast and crew:

- expanded rehearsal spaces
- roomier dressing rooms
- artist wellness spaces
- better storage and efficient circulation
- management and operations office spaces
- enhanced loading for at least three semi trucks

● Meeting the need for enhanced infrastructure and technology for current and future arts
programing and presentations:

- future flexible stage grid and storage needed to host current and future
Broadway line up shows, such as the upcoming “Harry Potter”
- a tuneable space that provides better acoustic performance and better audience
experience
- state-of-the-art sound and lighting technology

● Establishing a minimum of 3,000 “good seats” that are needed for Broadway Across
America shows.

● Meeting the need for a 1,200-seat venue in the Portland market.
● Enhancing the food and beverage experience for patrons with an on-site commercial

kitchen.
● Providing more convenient access to mass transit options including streetcar, bus and

light rail.
● Partnership opportunities for the local arts community to establish on-site space to work,

rehearse, educate and perform all at one location.
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● The opportunity to attract new audiences, including multi-generational, low-income and
BIPOC patrons.

● The ability to continue shows at the Keller while a new center is being built, providing
stability to arts organizations, performers, costume designers, makeup artists, backstage
workers and others.

● The opportunity to have a space that can be activated 365 days a year.
● The opportunity to create a dynamic space that fosters and showcases creativity,

innovation and inclusivity.
● The venue can serve as a performance platform and a hub for artistic collaboration,

education and community engagement.

Findings:
Rebuilding the Keller on the current one-acre site cannot accommodate the space and
infrastructure required to meet the current and future needs of patrons, users and operators as
recommended to PSU during our community engagement. To meet the true space needs for a
3,000 seat venue, close to three acres is required.

The 4.25 acres available at PSU’s proposed site can accommodate the space and infrastructure
required to meet the current and future needs of patrons, users and operators as recommended
to PSU during community engagement. (See “Memo, Theater Projects” in Appendix for more
information on what is possible building a new venue.)
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SITE DUE DILIGENCE
This section outlines current conditions on the proposed site, reviews geotechnical and
environmental factors, as well as zoning, land use and permitting.

———

F P O

———

Existing Conditions Review

Neighborhood Context
The site proposed for the Portland Performing Arts + Culture Center sits on a prominent corner
on the southern edge of the Central City Downtown District. At 4.25 acres, it is one of the largest
parcels of land available for redevelopment in the central city. It occupies a prominent location at
a gateway entrance to downtown with immediate proximity to every form of transit in the city.
The site is currently home to the University Place Hotel, a three-story building, as well as a
smaller single-story structure housing a pet daycare facility. Both of these buildings are more
than 50 years old and represent an underutilization of this property. The existing buildings will be
demolished to provide an empty site for the project.

The proposed site is located at 310-330 SW Lincoln at the south end of the PSU campus and
within Portland’s Central City. The site is generally level with a slight slope to the east. The site
is bordered by SW Lincoln Street to the north, the American Plaza Condominium Towers and
Portland Center Park to the east, I-405 to the south and the I-405 4th Ave exit ramp and 4th Ave
to the west. A MAX Orange Line stop is directly adjacent to the site on SW Lincoln Street, as
are numerous bus stops. The Halprin Landscape Sequence begins across Lincoln Street on
what would be SW 2nd and SW 3rd Avenues. The Halprin Sequence continues for six blocks to
terminate at the Ira Keller Fountain and the existing Keller Auditorium.

The surrounding development is a mix of office and residential with numerous redevelopment
opportunities. These include the aforementioned American Plaza Condominium Towers, which
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Conceptual rendering of aerial view of Portland Arts + Culture Center
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range from 12 to 18 stories and, directly across Lincoln Street, a 10 story office tower, apartment
buildings and a mostly vacant strip mall. To the west across 4th Avenue, there is a six story
office tower and to the northwest a vacant half block and PSU’s current art building, which could
be redeveloped when a new home for the university’s School of Art, Art History + Design opens
in a different location in 2026.

The neighborhood includes the Portland State University campus, 44 acres of mixed use
academic, retail and office buildings as well as student housing centered on the South Park
Blocks. In addition, there are a mix of private office buildings and housing buildings in the South
Downtown/University District which is generally defined as SW Market Street to the north, I-405
to the south and west, and the Willamette River to the east.

The neighborhood surrounding and including the site was the location of Portland’s first urban
renewal district, which resulted in demolition of the old Portland neighborhood beginning in the
late 1950s. Before urban renewal, the area was home to a mix of residential, commercial and
civic uses dating back to the 1870s, and many residents were of Italian and Jewish descent.
After the clearing of the neighborhood, many parcels were consolidated to create the larger
“super block” development that exists today throughout much of the area.

Finding:
The size and scale of the proposed project is compatible with surrounding neighborhood uses
and buildings. The ongoing use of the site as a super block fits the existing neighborhood block
structure. There is enough site area to meet zoning requirements while emphasizing the Halprin
Sequence.

Geotechnical and Environmental Review
PSU purchased the current University Place Hotel site in 2004 with the intention of keeping the
site as a landbank for future development opportunities. Since the purchase, the university has
continued to run the hotel and convention space as a PSU branded facility. In 2023 PSU
purchased the 330 SW Lincoln Street property currently occupied by the “Ruff House” as a retail
tenant. PSU now has full ownership control of the 4.25-acre site. The site exceeds the two-acre
size minimum established as a respondent requirement in the City of Portland’s initial Request
for Expression of Interest (RFEI).

Given the finite budget provided by the City of Portland, a new geotechnical site report was not
completed. However, prior to the purchase of the site in 2003, PSU commissioned a
geotechnical site report from GeoDesign (now NV5). The report was based on a hypothetical
development that included two levels of underground parking, up to six new buildings with some
being up to 10 stories. The report indicated that no atypical geotechnical conditions were
observed and that the hypothetical development would be possible to construct.

In addition to the geotechnical report, a Phase 1 Environmental Assessment was also
conducted in 2003 by GeoDesign. The report indicated that a leaking tank was removed in 1996
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and DEQ issued a No Further Action letter in 2002. However, diesel-impacted soil remains
underneath the site, and the impacted solid will need to be removed. In addition,
asbestos-containing material is present in good-to-fair condition and will require abatement.
Since 2004 PSU has operated the University Place Hotel in an environmentally responsible
manner and has not discovered any additional environmental issues during routine maintenance
and construction projects.

PSU maintains a current inventory of areas within the University Place Hotel containing
asbestos and those areas that have been remediated.

During the purchase process for 330 SW Lincoln, PSU commissioned a Phase 1 Environmental
Assessment from SECA. This assessment revealed no evidence of recognized environmental
conditions, controlled recognized environmental conditions or potential concerns in connection
with the property.

Based on a scan of Portlandmaps.com there are no known or identified natural resource
constraints on the site.

Finding:
There are no identified geotechnical, hazardous materials or environmental issues preventing
development or adding significant costs to development of the site. Before construction can
begin, updated geotechnical work will need to occur to fully understand the building site, but this
is common on all types of development. Asbestos Containing Materials are present in the
existing structure and will need to be remediated during demolition.

Zoning, Land Use and Permitting Review
The University Place Hotel site is within the University/South Downtown Sub-District of the
Central City Plan District. The site is also located in the South Auditorium Plan District (SA). The
SA protects the unique character of the former South Auditorium Urban Renewal District. The
district is an award-winning development, with its high-rise buildings, generous setbacks and
landscaping, numerous plazas and fountains, and elaborate pedestrian walkway system.
Maintenance of this character is achieved by requiring additional landscaping, preserving
existing trees, screening rooftop equipment, and regulating the type, number and size of signs
visible to the area.

The University Place Hotel site is zoned Central Commercial with a design overlay (CXd). The
CX zone is a high-density commercial zone intended for development within Portland's most
urban and intense areas. The CX zone allows for intense development with high building
coverage and large buildings placed close together. Development is intended to be pedestrian
oriented with a strong emphasis on a safe and attractive streetscape. Major Event
Entertainment is an allowed use within the CX zone, as is commercial structured parking, hotels
and colleges. The site has a 150 foot base height limit and floor area ratio (FAR) of 6 to 1
allowing up to 1.1 million square feet of development on the site. The South Auditorium Plan
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District requires additional landscaping along Lincoln Street but given the depth of the site, this
appears achievable.

The site is located on SW Lincoln Street, which is designated as a major transit priority street
and thus poses some transportation planning challenges. SW Lincoln is also designated a City
Bikeway and SW 4th is designated a Major City Bikeway. Both streets are designated Major City
Walkways.

The site is located on the Green Loop and will require improvements to facilitate the completion
of this innovative bicycle/pedestrian initiative. The site is currently graded for a
pedestrian/bicycle path along the western and southern edge of the property so completing
these improvements should be fairly straightforward.

The site is identified as requiring a view corridor analysis; however, given the location of the
analysis and the relatively low height of much of the proposed development, there is no
anticipated view impact.

Ground floor active use is required for the Lincoln Street frontage. The proposed concept
includes an outdoor plaza and the main entrance to the performing arts venue on Lincoln, so
this requirement will be met.

A Good Neighbor Agreement may be required for the proposed project and provides an
opportunity to consider the impacts of a Major Event Entertainment use on nearby residents and
businesses. The agreement requires approval by the City Council before a building permit is
issued for the site. In addition a Comprehensive Transportation Management Plan may also be
required and would require approval by the City Council.

Finding:
The zoning and comprehensive plan designation both support the proposed development as an
allowed use, and the proposed program fits within the height and FAR limits. (See “Zoning
Analysis, Bora Architects” in Appendix for additional zoning information).
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CONCEPTUAL DESIGN
This section describes the building’s major design elements and sustainability approach.

———

F P O

———

The PSU team has carefully analyzed the capabilities of the 4.25-acre site. This analysis shows
that the site can easily accommodate the program requirements found in the City’s RFEI (see
“New Performing Arts Center Request for Expression of Interest, City of Portland” in Appendix).
The complete program, described in detail below, includes 424,000 gross square feet of total
building on the site. The program includes a 3,000-seat performing arts venue with all
supporting spaces (214,000 gross square feet), a 1,200-seat performing arts venue and
supporting spaces (90,000 gross square feet), a 150-room hotel with conference facilities
(120,000 gross square feet) and up to 740 below grade parking spaces. The site also has room
to accommodate six loading bays and some at-grade parking. There is also the possibility to
include additional space for an arts organization to have their office and studio space on site —
potentially up to 40,000 square feet.
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Conceptual rendering of 3,000-seat main theater
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Design Elements

The program of spaces planned for PSU’s proposed Performing Arts + Culture Center will
provide a rich collection of spaces that support the arts and the community while enhancing
Portland’s urban vitality.

The site for the proposed new center along SW Lincoln Ave anchors the southern end of the
Halprin sequence of signature outdoor spaces, creating a destination that will directly connect to
the new public amenity that emerges on the current site of the Keller adjacent to the Keller
Fountain. The new performing arts center will provide a vibrant destination that draws people
throughout the day, throughout the week and throughout the year. It will energize the Halprin
Sequence with activity in a way that Portland has never before experienced.

Beyond a signature new home for the performing arts, the Portland Center for Arts + Culture will
include an academic and conference center as well as a hotel, filling the complex with
educational, social and business activities.

Importantly, the two theater complex will include a state-of-the-art service yard and loading bays
for up to six semi trucks, allowing it to host more than twice as many performances annually as
can be accommodated in a rebuilt Keller. This translates into significant economic impact. With
more than 400,000 gross square feet of above-grade building, the combination of uses in the
proposed new center will make it a vibrant and active environment that will help revitalize the
south end of the downtown Business District, sparking additional investment and redevelopment
of currently underutilized sites nearby.

Outdoor Arrival Plaza
Located along Lincoln Street with its adjacent MAX Line and TriMet bus transit station, the
arrival plaza provides an outdoor space for gathering at the front door of the building. The
building is set back from the street frontage to create a drop-off zone for cars and buses,
providing a space for arrival as well as a green landscaped terminus for the Halprin Sequence
with trees, plantings and multiple places to sit and wait for a ride or meet a friend. The design of
the new center provides covered sheltering space along this frontage to greet audiences,
students, tourists and patrons coming to a performance, conference or class.

Lobby and Public Amenities
Accessing the building from the arrival plaza, patrons enter a soaring, three-level lobby utilizing
locally sourced mass timber for the structure to create the feeling of stepping into an Oregon
coastal forest. With skylights, interior planters and greenery, the entry lobby will feature ever
changing patterns of dappled light that evokes the feeling of moving through a forest. Visible
from the arrival plaza and street, the lobby will be a glowing beacon and shared gathering space
that serves both theaters and the rehearsal halls within the complex. The facility integrates
concessions, merchandise sales, catering support and audience amenities on each level of the
lobby with a box office and café on the ground floor.
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The café is envisioned as part of the hotel, with a kitchen associated with the hotel operation,
and an additional restaurant and multiple bars located in the hotel. The lobby will be a vibrant,
active, spacious location that can accommodate informal performances, special gatherings, and
social events such as dinners and celebrations. Importantly, it will include all the space needed
to comfortably accommodate the combined audiences of both theaters. Catering support space
in the building will allow the lobby to be utilized for large social events such as receptions or
even banquets.

On the third floor, the upper lobby includes a donor lounge with a connection to an outdoor
terrace with dramatic views overlooking the Willamette River to the mountains on the horizon.
This outdoor terrace is located between the upper lobby of the large theater and the conference
level of the hotel, allowing it to serve as a swing space available for hosting special events
associated with either theater, or to be set up for independent social functions.

3,000-Seat Main Theater
The replacement for the Keller Auditorium will be a state-of-the-art performance space with
superior sightlines and acoustics that equals or exceeds standards set by any other
performance space of its size designed for touring productions on the West Coast. This theater
design has a main floor and two levels of balconies that wrap around the proscenium opening
with stepped boxes along the side walls, bringing the audience close to the stage. It is inspired
by a grotto in the forest, and draws its character from the Pacific Northwest natural environment
to create a place that feels connected to our region. All 3,000 seats will have excellent sightlines
providing an immersive audience experience.

This theater will make use of advanced technical, projection, lighting and production systems,
with an orchestra pit, trap room and stagehouse capable of fully accommodating the needs and
expectations of sophistication by current and future touring productions. These systems will also
fully support the needs of the Portland Opera and Oregon Ballet theater for performances,
including sightlines, stage space, lighting and acoustic capabilities.

One particular area of focus for the design of this theater (as well as the building in general) will
be around seamlessly accommodating integrated universal access for every area of the
building, from circulation and movement, to arrival and back-of-house spaces to audience
seating. The building design will create a seamless experience that works for audiences, staff
and performers of all abilities.

1,200-Seat Second Theater
In addition to the 3,000-seat main theater, the center’s design includes a smaller 1,200-seat
proscenium theater. This is a venue size that is regularly identified as a missing element of the
arts ecosystem of Portland. The smaller theater size will serve PSU’s School of Music programs
including choral programs, opera, classical and jazz ensemble music performances as well as
providing a more appropriately sized space for the Portland Opera and Oregon Ballet Theater
productions that often cannot fill a 3,000 seat theater, significantly enhancing the patron and
performer experience. The smaller theater will contain a main floor and a single balcony with
side boxes that have sightlines and acoustics equal to the large theater, creating a performance
space that is immersive and intimate.
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With dedicated dressing rooms, a separate loading dock and a full slate of technical support
spaces, the proscenium theater is designed to operate simultaneously and fully independently
from the main theater.

Rehearsal Halls
Beyond these two main theater spaces, the building includes three large rehearsal rooms (sized
at 3,200, 1,700 and 1,400 square feet) with sprung floors and acoustic isolation that are sized to
match the rehearsal needs of PSU’s music ensembles and performance classes. Each of the
rehearsal rooms is a flat floor space with ceiling heights and the supporting technical systems
needed to serve sophisticated performance teaching requirements for music, dance and theater.
Beyond their academic purposes, the rehearsal rooms will have the ability to accommodate
other users, including master classes or lectures by visiting artists as well as conference and
social gatherings.

These rehearsal halls are dispersed throughout the east end of the lobby with the ability to
make what’s happening inside visible to the public, thereby giving a ticketless “taste of the arts”
to people passing through the building. They will be designed with curtains that can be drawn to
create privacy when needed. These spaces will further enhance the vibrancy and activity of the
building throughout the day.

Technical and Operational Support Spaces
Because of the ample size of the available site, one arena in which the new center most
distinguishes itself is the back-of-house support and service area.The new Performing Arts +
Culture Center will transform the experience traveling shows currently endure when they come
to Portland now.

Functionality has been prioritized, with the loading and service area located on the south side,
which is capable of handling trucks of any size with direct load-in from the dock into the stage of
both theaters. The fully isolated service yard will allow trucks and buses to maneuver and park
with two loading docks that can accommodate up to six semis simultaneously. Designed for
efficiency of operations, there is space to maneuver large loads coming off the trucks with a
direct path onto the stage of each theater, which is fully separated one from another in case
they need to be used simultaneously. The conceptual design exceeds the two loading bay
minimum established as a respondent requirement in the initial RFEI.

All performer and production support spaces are located at stage level or within one floor above
or below. Musicians have a segregated space to change and gather, the stage and production
crew have their own lounge and locker room, and the actors and performers have a variety of
dressing rooms with direct proximity to the stage. Windows and natural light are available in
many of these spaces, providing the performers and the production staff with the same attention
and concern for their experience as the audience.

The building also includes all the space required for the administrative offices needed to house
the staff required to manage and operate the arts center, as well as offices for teaching faculty
and administration associated with PSU’s academic operations.
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Conference Center
Two floors of conference space totaling 18,000 gross square feet are located above the arts
lobby and below the hotel rooms, providing an important function for PSU, the neighborhood
and downtown Portland. The 1,200-seat theater can additionally be utilized as a conferencing
venue for plenary gatherings. PSU has long hosted a variety of academic, public service and
private business conferences and will continue to do so in this unique and necessary addition to
the downtown core. Conferencing activity will add to the broad range of events and uses that
will bring vibrancy and activity to the new site.

150-Room Hotel
Beyond the arts and academic program the proposed project includes a 12-story hotel with 150
rooms, a rooftop restaurant and bar that provides a final element of energy and economic vitality
to this project. It is also envisioned to utilize a mass timber structure. The operations of the hotel
will help bring a constant stream of activity to the building, ensuring the complex remains active
365 days a year. With the integrated conference space, it will be a destination for social and
business events which complement the arts center and further animate the south end of
downtown.

Below-Grade Parking Garage
Finally the proposed project includes two levels of below-grade parking providing 500 to 740
on-site parking spaces to augment the nearly 2,000 existing parking spaces within five blocks of
the site. Included at the first level of parking is a secure bike parking area with space for nearly
500 bicycles. Both the garage and the bike parking will contain numerous electric charging
stations serving both cars and eBikes to support the electrification of our transportation
environment and reduce urban emissions.

Finding:
PSU’s proposed center is a state-of-the art, multi-use facility that will provide audiences,
performers, presenters, visitors and students with superlative cultural, educational and
hospitality experiences. Envisioned for site activation 365 days a year, the complex will drive
significant visitation and offer greater access to the arts for our region.

Sustainability Approach

Embodied Carbon Leadership
The Portland Performing Arts + Culture Center will significantly reduce embodied carbon
associated with construction materials and set a replicable example for future low-carbon
performing arts centers. The design team has adopted a carbon budget of 300 kgCO2eq/M2,
about a 33% reduction in carbon intensity of a typical building, and will use Life Cycle
Assessment (LCA) to track progress towards this goal and inform design decisions throughout
the design process.

Three major design strategies are being leveraged to minimize embodied carbon: the use of a
sustainably harvested mass timber structure for all spaces outside of the theater, innovative
low-carbon concrete mixtures, and special attention to the carbon intensity of interior finishes,
such as carpet and wall coverings. By setting an ambitious goal and then pivoting effective
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design strategies toward carbon reduction, this project will demonstrate how climate action can
be achieved through thoughtful and beautiful design.

Minimize Operational Carbon and Support Clean Grid Transformation
While construction can create carbon impacts, greater environmental impact will come through
ongoing building operations. PSU is committed to phasing out operational carbon by 2040, and
the new center can facilitate that transition through a combination of low energy operations and
energy storage to support a clean grid. The project will be designed to achieve an 80%
reduction in energy use to comply with the 2030 commitment and to provide a combination of
energy generation with onsite solar PVs and energy storage with batteries and thermal tanks.
During times of low occupancy, which are common for performing arts centers, clean
site-generated energy can charge batteries and export power to the grid. During evening
performances, stored energy can offset demand.

Strategies to achieve low energy demand include targeted glazing and shading strategies,
naturally ventilated and tempered spaces, energy efficient lighting, and demand-controlled
ventilation. In addition, this project presents the opportunity to explore DC microgrids that can
connect solar PVs to batteries to the low voltages systems that serve theater lighting without the
energy loss that results from converting between AC and DC currents.

To further advance the city’s electrification goals, the new center’s loading dock will be fully
capable of supporting electric trucks by offering charging and shore power during loading and
unloading as well as on-site parking for production vehicles, reducing noise, contributing to
cleaner downtown air and advancing the electrification of our transportation system.

Advance Transportation Alternatives
Due to its location, the site offers immediate connection to transit infrastructure and the future
Green Loop, positioning the new Performing Arts + Culture Center to facilitate the future of
healthy, sustainable urban transportation. Multiple TriMet transit stops serve this location and
patrons can be welcomed by both bus and light rail. In addition, the Green Loop and Portland’s
extensive bicycling infrastructure allows easy access to the arts for people arriving by bike.

An important and fast-growing transportation trend is the adoption of eBikes as a primary
transportation system, and the new venue will facilitate this by providing secure bike and eBike
parking, with access to charging, for up to 25% of attendees for a major performance. By
providing accessibility and choice in transportation options, the facility will advance social and
cultural equity for the broadest range of our community’s citizens.

Achieve Gold or Better LEED Certification
The new Performing Arts + Culture Center will pursue a minimum of LEED gold certification, the
minimum standard for all PSU construction projects. In addition to strategies described above,
additional commitments to achieve this goal include:

● Reduction of potable water use through the re-use of on-site rain and graywater.
● Integration of biophilic design elements including access to quality daylight, views to

trees, use of mass timber structure, references to our regional natural beauty, and
incorporation of indoor plantings.
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● Emphasis on the use of locally sourced materials, that will tell the story of our region and
support the local economy.

Finding:
The proposed Portland Performing Arts + Culture Center will not only set the standard for low
carbon construction in performing arts facilities, it will be designed to phase out operational
carbon by 2040. The large building area allows for the collection of more solar power and the
ability to better address all environmental impacts on site.

Local Permitting

Development of the proposed site is subject to the requirements of the City of Portland’s zoning
code. As noted earlier, the site is zoned EXd and is an allowed use within this zone. The
permitting process will require a Type III land use review which includes a public hearing and
approval by Portland’s Design Commission. After approval by the commission, a building permit
and public works permit will be required. Additional requirements may be necessary as
indicated in the zoning section of this document.

Finding:
The proposed project is an allowed use and is subject to the typical City of Portland permitting
requirements.

Park and Public Street Infrastructure

The proposed site is well served by both public street, transit and park infrastructure. The site
sits at the intersection of SW Lincoln Street and SW 4th Avenue. The site is served by two
entrances off of SW 4th Avenue, one generally located at what would be SW 3rd Avenue and
another at SW 2nd Avenue. The entrance at SW 2nd is a fully signalized intersection allowing
full turning movements at all legs of the intersection. The entrance at SW 3rd is a right in/right
out entrance. An off ramp from I-405 sits immediately to the west of the site and allows cars to
turn right onto SW Lincoln and then enter the site.

A MAX Orange Line stop is immediately adjacent to the site on SW Lincoln, providing direct
access to the regional light rail system. That same stop is also served by numerous bus lines,
including the FX2-Division, TriMet’s high frequency bus line serving SE Portland via Division
Street.

Portland’s Center Park, a one third acre park owned by Prosper Portland, sits immediately to the
east of the site and includes a sculpture by Lee Kelly entitled Leland. The Halprin Sequence
begins across SW Lincoln and travels north along two pedestrian paths on what would be SW
2nd and SW 3rd Avenues. The Source Fountain is located at the beginning of SW 2nd Avenue,
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and Lovejoy Fountain Park and Pettygrove Park are both located on the Halprin sequence a
short distance from the site.

Finding:
The proposed project site is served by a mature transportation and parks infrastructure which
not only improves access and amenities but reduces overall project costs when compared to
other sites that may require development of a new street network.

Parking

The proposed venue will generate demand for parking and some parking should be on site to
accommodate visitors, staff, students and hotel patrons. The PSU project team has inventoried
existing neighborhood parking (see Parking and Transportation Map on previous page) and has
found that there are between 2,140 and 2,380 available parking spaces, including 500-740
spaces within the site itself. According to generally accepted parking demand for event venues
of this type, there is a potential demand of 1,363 parking spaces for a sold out event (2.2
patrons per car). (See “Parking Analysis, Kittelson” in Appendix.)

The PSU project team is further assuming close to 25 percent of patrons will arrive by transit,
bike, walking or rideshare, decreasing total parking space demand to 1,000 spaces (3.0 patrons
per car).

The hotel will generate the need for approximately 130 parking spaces on a daily basis. If both
the 3,000 seat venue and the 1,200 seat venue are both hosting sold out shows the total
parking demand, including hotel guests would be between 1,530 and 2,038 spaces.

Finding:
There is more than adequate parking available on site and in the immediate area to
accommodate the 3,000-seat venue and the rest of the proposed program.

22

CONCEP TUAL DE SIGN



2 8   P O R T L A N D  S T A T E  U N I V E R S I T Y 

COSTS + PARTNERSHIP STRUCTURE
This section outlines project costs in 2028 dollars and describes the condominium partnership
structure.

———

F P O

———

Costs

PSU has estimated the project costs as follows. The City of Portland and Metro are working with
Venue Consulting to create a cost estimate for the 3,000 seat facility. All numbers are in 2028
dollars.

Element Funding Source Estimated Cost

3,000-seat venue City of Portland TBD*

1,200-seat venue PSU $115,000,000

Project Parking PSU $35,500,000

Hotel and Conference Center Private Investor/Operator $70,700,000

It is important to note that the proposed Portland Performing Arts + Culture Center is within the
North Macadam Urban Renewal District and currently $8,400,000 is budgeted for this site.
However, there is approximately $50,000,000 of available debt capacity within the district.

* Cost estimates conducted by Venue Consulting are forthcoming as contracted by Metro.
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COST & PARTNERSHIP STRUC TURE

PSU/City Partnership Experience

The PSU proposal builds on the ongoing partnership between PSU and the City of Portland. On
the PSU campus, the university currently operates three commercial condominium partnerships
with the City of Portland. This relationship has benefited both the city and PSU over the last 20
years through unique development opportunities and a more efficient use of downtown property.
PSU brings expertise in partnership developments, including creating development agreements,
tenancies in common, condominium documents and the creation of the support networks
necessary to successfully operate commercial condominiums.

PSU is also a successful developer of large, complex partnership projects, including the recent
Vanport Building ($111M) and the Robertson Life Sciences Building ($600M). With PSU as
developer, the city would have a trusted partner they have recently worked with on the
successful Vanport Building. PSU project management expertise includes diligent stewardship
of project finances, a successful track record with the city’s development process, including
Portland’s Design Commission, and a commitment to a transparent process with a focus on
equity.

Finding:
PSU is an experienced developer of partnership projects and brings the necessary staffing and
expertise to complete a successful project.

Commercial Condominium Partnership Structure

PSU is proposing a 99 year land lease with options to extend at $1 dollar per year. This financial
structure removes land costs from the development program, reducing overall costs to the City
of Portland and other project partners. Under the PSU proposal, PSU will serve as the overall
project developer working closely with the city and any other partners in the project, including
the private hotel investor/operator. PSU is an experienced developer, most recently completing
the nationally recognized and unique Vanport building, a commercial condominium owned by
four public entities: the City of Portland, Oregon Health & Science University, Portland
Community College, and Portland State University.

PSU proposes creating a similar commercial condominium structure for this project involving at
least three owners: the City of Portland, Portland State University and a private equity owner for
the hotel unit. To accomplish this, PSU will lead the effort to create a development agreement
outlining project requirements including but not limited to the following: how the project
construction will be managed, how the funding will be allocated, the project schedule, the
project steering committee, how procurements will be managed, and how condominium units
will be created and conveyed. PSU also proposes leading the work to create the necessary
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COST & PARTNERSHIP STRUC TURE

condominium documents, including the bylaws, land lease, articles of incorporation and the
condominium declaration.

Upon completion of the project, PSU will convey the project to each of the individual owners
through a special purpose limited liability corporation, and a condominium board will be
established to operate the building. Made up of representatives from each owner with pro rata
voting rights, the condominium board will be responsible for overseeing the operations of the
building but may not have a role in scheduling events in the various venues. One of the many
benefits of a condominium structure is that the building has its own budget, which includes
obligations for capital reserve contributions, thus helping to insulate the development from future
deferred maintenance funding issues.

Finding:
PSU’s proposed partnership structure and financial terms are extremely beneficial to the City of
Portland, removing land costs and creating a long-term operating structure that will minimize
future deferred maintenance costs.

Co-Development Opportunities

PSU’s proposal is a co-development project involving a 3,000-seat venue and associated
spaces to be operated by the City of Portland; a 1,200-seat venue and associated spaces in
addition to classrooms and community spaces to be owned by Portland State University; a 150
room hotel with up to 20,000 square feet of conference space to be operated by a hospitality
partner; and between 500 to 740 below-grade parking spaces. There is also the opportunity to
offer up to 40,000 square feet of studio and office space to an arts organization or multiple
organizations to establish residence on the site.

PSU is an experienced co-developer and welcomes the opportunity to expand the program
described in the city’s RFEI to include more uses on site. PSU believes that increasing the uses
on site will lead to a site that is active all day and year round, driving more revenue to the site. In
addition, increasing the size of the project will lead to new development and redevelopment in
the surrounding area. With over six acres of readily redevelopable property close to the site this
project will have a dramatic impact on investment in downtown Portland, including bringing new
capital to the city.

Beyond the spillover investment and redevelopment opportunities that are close to the PSU site,
the current site of the Keller Auditorium represents a premier redevelopment location that would
be immediately available when the new venue opens. During the community outreach events,
there was no shortage of community ideas on what the Keller site’s future could be.

PSU is proposing a significant project that will help lead the renaissance of downtown Portland.
A project of this magnitude will signal to the national market that Portland is back and is again
leading the way in visioning what constitutes a great downtown. The proposed $600 plus million
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COST & PARTNERSHIP STRUC TURE

project will generate significant economic development in both the near term and on an ongoing
basis. PSU estimates that the project will create at least 2,000 construction jobs and significant
local economic impact. The larger complex will also increase the number of union theater jobs
needed to run both the 3,000 seat and 1,200 seat theater, providing an ongoing economic
benefit to downtown and the region.

Finding:
The PSU project includes significant co-development opportunities that will activate the site
continuously while bolstering economic growth in downtown Portland.

Reignition of Lodging & Conferencing Investment in Portland

The Portland Performing Arts + Culture Center represents a significant co-development
opportunity that intersects cultural infrastructure with commercial real estate investment,
increases demand for hotel stays, and creates a new downtown destination.

Market Analysis and Timing
The timeline for the development is optimally aligned with the recovery forecasts for Portland’s
upscale lodging market. Projections indicate that the market is expected to return to
pre-pandemic peak levels by 2031-2032. The proposed hotel development timeline is designed
so that its critical early years of operation, specifically the third to fifth years, will coincide with
this peak. This timing reduces financial risks and capitalizes on expected high demand periods,
providing a robust foundation for the hotel’s financial stability and profitability.

Demand Drivers and Market Differentiation
A key aspect of the proposed development is its strategic use of built-in demand drivers that
reduce investment risk. By incorporating the hotel into the performing arts center, the
development can leverage the location’s continuous draw of events, including entertainment
performances and academic conferences that produce overnight lodging demand. These
activities not only ensure a steady production of overnight hotel customers but also enhance the
appeal of the site as a venue for regional conferences seeking new, purpose-built facilities.
These demand drivers will build a foundational layer to the hotel’s occupancy rates and
generate customers that will spill over to other retail offerings in the local economy.

The location of the proposed hotel at the southern end of downtown Portland addresses a gap
in the full-service hotel market. Unlike the densely hotel-populated central business district and
West End downtown areas, this location offers a differentiated setting that expands the travel
economy into less saturated areas of downtown, enhancing the overall appeal and reducing
direct competition to the developer.

Co-Developer Profiles and Value Proposition
The development strategy for the hotel partner(s) involves multiple potential co-development
profiles, each bringing unique benefits to the project. These include:
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● Owner, Developer and Operator: This model involves a developer who handles all
aspects from purchasing the real estate to operating the hotel. This approach creates
value across all development phases, from capital appreciation to operational revenue.

● Developer and Brand Collaboration: In this arrangement, a developer partners with an
established international hotel brand (e.g., Marriott, Hilton, Hyatt) to leverage the brand’s
customer base and loyalty programs. This strategy accelerates the stabilization period of
the hotel by tapping into an existing network of potentially millions of loyalty members.

● Brand and Developer Partnership: In this model, an international hotel brand seeking to
expand its presence in Portland’s underrepresented market proactively seeks a
development partner. This approach is particularly appealing to brands looking to
increase their market share and offer new lodging options to their customer base.

● Private Equity and Operating Partner: Private equity firms looking to diversify their
portfolios through geographic or asset diversification may co-develop the hotel with an
operating partner. This could be a strategic move for firms new to the hotel real estate
sector or those seeking to bolster their presence in the Portland market.

Finding:
The project’s uniqueness, complimentary uses, timing, location and inherent demand potential
will attract local and national investors and operators to the Portland lodging market (see “Hotel
Analysis, Practice Hospitality” in Appendix).
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PRELIMINARY PROJECT SCHEDULE

Developed in consultation with Bora Architects and Colas Construction, the schedule reflects
the complexity associated with a project of this scale involving a number of program elements. It
anticipates a robust review and approval process associated with the City of Portland Design
Review as well as an extended timeline for securing building permits. From the commencement
of design through the completion of construction, it anticipates a total duration of six and a half
years, with opening projected for early in 2032.

The schedule assumes a start date for programming and design in July 2025. This date
corresponds with the anticipated approval of funding from the Oregon State Legislature to help
fund the project’s academic program. This will provide the time required to negotiate a shared
development agreement with the City of Portland and a private developer associated with the
hotel and conference program.

Building on the preliminary work undertaken in connection with this process, PSU envisions
completing the programming, design and documentation process in 27 months. Included within
that time frame is a six month effort associated with City of Portland design review.

Permitting and construction would be divided into two phases. The first phase is the work
associated with demolition and underground work, including the construction of a 500 to 740
space parking garage. Submitting an early package for permitting and bidding this scope of
work will fast track the overall construction timeline. The first package would be submitted in
July of 2027, two years after the start of design, with documents related to the rest of the project
following four months later.

The current schedule anticipates demolition and construction commencing in the Spring of
2028. This portion of the project will take approximately 18 months to build, which would allow
the construction of the building program above grade to begin late in the year of 2029. With 27
months to build the 3,000-seat theater and 30 months to build the PSU portion, including the
1,200-seat theater, as well as the hotel tower, we project completion of the overall project early
in 2032, allowing for an initial round of opening performances in the new hall that spring. This
will allow the Ballet, Opera and Broadway Across America time to plan their schedule and
operations around the move to the new hall and provide the city plenty of time to plan a dynamic
new use for the current site.
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For over 100 years, the Keller Auditorium has remained 
one of Portland’s largest and most popular performing 
arts venues, hosting nearly 400,000 guests each year for 
musical performances, Broadway shows, and civic events. 
Along with four other venues, the Keller Auditorium 
is owned by the City and operated by the Portland’5 
Centers for the Arts. 

Like thousands of older civic buildings up and down the West Coast, the Keller 
Auditorium was not built with the structural features needed to withstand major 
earthquakes. Although more than 80 percent of the original brick and terra cotta 
building was removed when the auditorium was renovated in 1968, the exterior 
walls were left intact behind a new façade, doing little to improve the building’s 
structural resilience. 

Building codes and knowledge about structural engineering have changed 
significantly over the past 50 years, raising questions about the ability of older 
civic buildings like the Keller Auditorium to withstand a major earthquake. 
After the Keller Auditorium was placed on the City’s master list of unreinforced 
masonry buildings, the City, Portland’5 Centers for the Arts, and a consultant 
team began a structural assessment of the Keller Auditorium in 2017.

The structural assessment revealed that the building requires significant 
structural enhancements to withstand a major seismic event. Beyond the 
building’s structural and seismic issues, the operators report that the facility has 
serious shortcomings that detract from guest comfort, limit accessibility, pose 
complications for productions, limit revenue-generating opportunities, increase 
operating costs, and make maintenance difficult. 

INTRODUCTION

Like thousands 
of older civic 
buildings up and 
down the West 
Coast, the Keller 
Auditorium was 
not built with 
the structural 
features needed 
to withstand major 
earthquakes.  
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 For performers, the theater has inadequate dressing room space, poor on-stage 
air conditioning, and no access from the backstage area to the lobby, compared to 
venues of similar size around the country. For event attendees, the current slope of 
the aisles is too steep, the number and location of accessible seating areas do not 
meet ADA standards, and restrooms are inadequate, creating long waits. Materials 
containing asbestos are common throughout the building and older equipment, 
such as house lights, lack back-up systems that are needed to improve safety and 
operational predictability. Overall, the facility is severely outdated when compared 
to similar venues in peer cities.

Portland’5 is actively addressing maintenance safety issues through operations 
policy and targeted maintenance investments, but the facility is poorly suited to 
continue as Portland’s premier performing arts venue.

INTRODUCTION
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To better understand the scope, scale, and cost of the 
needed enhancements, the City worked with Portland’5 
and consultants to develop a preliminary series of options 
for the Keller’s future:

Option Desription
Estimated 
Construction
Closure 

Estimated 
Construction
Cost 

1(b)2 Building renovation intended primarily to address structural 
deficiencies, but not other desirable functional and operational 
enhancements. This option generally preserves current configuration, 
amenities, and the internal and external appearance of the building.

1-2 years $119 million

2 Building renovation intended to address structural deficiencies 
as well as strategic improvements to improve the patron and 
performer experience, meet current accessibility requirements, and 
meet audience amenity expectations. This option includes modest 
expansions of the building area at the front (west) and rear (east) and 
significantly updates the internal configuration and functionality as 
well as the external appearance. Accessibility, comfort, sightlines, and 
acoustics for patrons would be improved.

2 years $215 million

3 Full replacement of the auditorium with a new state-of-the-art facility. 
This option includes a conceptual “ideal” space plan meeting current 
industry standards and patron expectations. This replacement facility 
could be built at an alternate location, ideally with a larger footprint 
than the current site, which would allow continued operation of the 
existing facility during construction; it could also be located on the 
current site, though the small footprint presents challenges.

2.5 years $245 million

INTRODUCTION

1 All cost estimates assume construction begins in 2024.

2  Option 1(a) was an early conceptual approach to seismic strengthening that would reinforce all structurally 
questionable walls with additional concrete. This option was quickly deemed infeasible because of 
the numerous impacts on the building’s interior that would render many hallways and existing spaces 
unusable. This option is also more expensive than the Option 1(b) that was subsequently developed and 
modeled. Option 1(a) was not further developed and is not considered viable.
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The following project summary report includes:

• The building’s history
• Construction information
• The Keller’s role in the regional performing arts scene
• Details regarding the three options for renovation or replacement

Additional technical information on the structural analysis and renovation or 
replacement options is available upon request from the Office of Management & 
Finance’s Spectator Venues Program.

No funding is currently identified to support major construction at the Keller, 
including any of the options described above. The focus of the City’s effort to 
date has been to fully understand the current condition of the building and the 
options for renovations or replacement.

Next steps will include discussions with elected officials, community leaders, and 
arts organizations, including major tenants and users of the Keller to develop a 
strategy for action. The Keller will remain in use for the foreseeable future.

INTRODUCTION
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Later renamed the Civic Auditorium, the building underwent a major renovation 
and modernizing remodel in 1967-1968 during the implementation of the 
South Auditorium Urban Renewal Plan, which demolished and redeveloped 
the neighborhood immediately to the south. The renovation transformed the 
auditorium from a utilitarian multi-purpose facility with a gently sloping orchestra 
floor and large wrap-around balcony to the steeply sloped orchestra with two 
balconies that are present today.

BUILDING 
HISTORY & 
CONSTRUCTION
Located between SW Clay and SW Market Streets, and 
SW 2nd and SW 3rd Avenues, the Keller Auditorium was 
constructed by the City of Portland in 1916-1917 as the 
Public (or Municipal) Auditorium.
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The late-1960s renovation was extensive and completely removed and rebuilt 
the interior, the front (west) façade, and the stage end (east) part of the building. 
However, the primary structural system holding up the roof, the masonry brick 
walls running east-to west along the north and south sides of the building, and 
the roof structure itself were not replaced and remain intact today.

BUILDING HISTORY AND CONSTRUCTION
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The portion of the existing building that is around the stage end is laid out 
differently than the public access areas. There are two levels of rehearsal rooms 
with high ceilings on the south side and seven levels of dressing rooms with low 
ceilings on the north side. The roof structure is supported by large, open web 
steel trusses that support steel beams encased with concrete which support the 
4-inch concrete roof slab.

The overall dimensions of the Keller Auditorium are 249 feet in the east-west 
direction by 192 feet in the north-south direction. During the 1960s renovations, 
the stage was enlarged and extended partially into the right-of-way of  
SW 2nd Avenue.

Unaltered since 1968, the auditorium structure consists of concrete floors that are 
supported by either concrete or steel beams with a mixture of concrete, brick, and 
concrete masonry unit (CMU) walls. The layout of the existing structure consists of 
a basement under the building at two different final grades. The remainder of the 
existing building is defined by the main orchestra floor which slopes to connect 
the two basement grades. There are two existing balcony levels. All existing floor 
levels have access to the main elevators and stairwell.

BUILDING HISTORY AND CONSTRUCTION
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At 102 years old, the Keller continues to play a key role in the region’s 
performing arts landscape, hosting nearly 400,000 guests annually. Seating 
approximately 3,000, the Keller is the largest theatrical auditorium in the 
state and the only one in the metropolitan area capable of hosting travelling 
Broadway performances, large opera shows, and ballet productions. 

KELLER TODAY
The Keller Auditorium is owned by the City of Portland 
and operated by Portland’5, which is part of Metro.  
It is overseen by the Metropolitan Exposition and 
Recreation Commission. 
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Within the portfolio of venues operated by Portland’5, the Keller plays an 
especially important role, as commercial productions and concerts are 
among the more profitable shows: they represent approximately half of the 
organization’s total annual revenue. The financial success of large commercial 
shows at the Keller helps Portland’5 support the Keller’s resident companies and 
the operation of the smaller theaters, making local productions more feasible 
and affordable. 

Very limited changes have been made to the Keller since the 1968 major 
renovation and modernization.  However, building codes have changed 
significantly over the past 50 years and awareness of the region’s seismic 
vulnerability has increased. As a result, we now have questions regarding the 
Keller’s structural resiliency and ability to withstand a major earthquake. 

Because the building is a mix of structural systems built in 1917 and 1968, it can 
be partially considered an unreinforced masonry (URM) building. Amid renewed 
interest in regulatory approaches to address the City’s unreinforced masonry 
buildings, the City, Portland’5 Centers for the Arts, and a consultant team began 
a comprehensive structural assessment of the Keller Auditorium in 2017.

KELLER TODAY

The financial 
success of large 
commercial shows 
at the Keller 
helps Portland’5 
support the 
Keller’s resident 
companies and 
the operation 
of the smaller 
theaters, making 
local productions 
more feasible and 
affordable. 



Keller Auditorium – Seismic Analysis Summary 11

1 Aladdin $895,527 Keller Broadway
2 Phantom of the Opera $646,032 Keller Broadway
3 The Nutcracker $454,515 Keller Oregon Ballet Theatre
4 The King & I $361,937 Keller Broadway
5 Wicked $355,753 Keller Broadway
6 Come From Away $341,746 Keller Broadway
7 My Favorite Murder $339,379 Schnitzer Commerical Show
8 Waitress $333,427 Keller Broadway
9 School of Rock $314,043 Keller Broadway
10 The Lightning Thief $297,773 Keller Commerical Show

$4,340,132

TOP TEN PORTAND’5 PERFORMANCES BY REVENUE (FY 2018-19)

In FY 2018-19, the top ten highest-grossing events for Portland’5 brought in over $4.3 million. Of those ten 
shows, the Keller hosted nine and generated $4 million, or 92%. 

PORTLAND’5 EVENT REVENUE BY VENUE (FY 2018-19)

In FY 2018-19, events held at the Keller generated 
over $8 million, accounting for 46% of all revenue 
from Portland’5 venues.

PORTLAND’5 PERFORMANCES BY VENUE (FY 2018-19)

In FY 2018-19, the Keller hosted 17% of the 983 
performances held across all Portland’5 venues.

 Schnitzer

 Newmark

 Other

 Keller46%

31%
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11%

 Other

 Keller

83%

17%

PORTLAND’5 EVENT REVENUE BY PERFORMANCE 
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   Average Keller event revenue (per performance)

    Average event revenue in other p5 theatres 
(per performance)

In FY 2018-19, the Keller generated average 
revenue of $48,000 per performance. During 
the same period, the other Portland’5 theaters 
generated average revenue of $12,000 per 
performance.
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STRUCTURAL 
ASSESSMENT 
& MODELING
The City retained Miller Consulting Engineers (MCE) to 
develop a partial Tier 3 ASCE 41-13 structural analysis of 
the building3.

Miller’s initial scope of work consisted of relying on partially legible drawings 
from 1917, 1966, and exploratory site visits to develop a digital structural model. 
The scope of the analysis was limited to the main structural systems in the 
building, particularly shear walls and diaphragms. 

The model was used to test the building’s structural capacity in close to 600 
different mode scenarios to develop an understanding of its behavior. The 
model produced loads in all the walls that were used as lateral resistance 
elements and, even though the walls added in 1966 are more rigid, a significant 
portion of the lateral load is transferred to the 1917 brick masonry exterior walls. 
The modeling demonstrated that the structure of the building, in its current 
configuration is vulnerable to failure in a number of different seismic scenarios.

3  The building was analyzed by MCE according to building code standards for the seismic rehabilitation of 
existing buildings created by the American Society of Civil Engineers (ASCE 41). In their analysis, MCE 
followed the recommendations of ASCE 41 for both force levels and acceptance criteria. The force levels 
that were used for this analysis are BSE-2E and BSE-1E with their acceptance criteria being “Limited 
Safety” and “Damage Control” respectively.

The modeling 
demonstrated 
that the structure 
of the building, 
in its current 
configuration 
is vulnerable to 
failure in a number 
of different 
seismic scenarios.
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To help understand a rough order of magnitude of the necessary upgrades, 
Miller developed an engineering cost estimate. This estimate was based 
on repairs to strengthen the concrete and masonry walls adding reinforced 
pneumatically placed concrete to the inside face of the wall to resist the missing 
shear capacity, as well as provide additional out-of-plane capacity. Masonry 
partition walls were expected to either be braced or removed and replaced with 
metal stud walls. 

The costs of this approach were estimated to be over $50M and did not include 
any of the associated architectural or mechanical work that would be required. 
In addition, this approach to the repairs would render the building unusable 
because of the added thickness to many walls in areas where there is not 
adequate space. This approach to the seismic enhancements is not a viable 
option and was not pursued further. 

STRUCTURAL ASSESSMENT & MODELING



Keller Auditorium – Seismic Analysis Summary 14

RETROFIT 
REFINEMENT & 
DEVELOPMENT 
OF OPTIONS
Whatever the future holds for the Keller, seismic 
improvements must be made to ensure safety for 
building occupants. However, seismic improvements 
alone will not improve the building’s aging infrastructure, 
outdated design, lack of amenities for patrons and 
performers, and lack of accessibility. 

In this phase of study, the City and Portland’5 expanded the consultant team to 
include architects, theater experts, cost consultants, and mechanical engineers to 
develop a better understanding of what a Keller renovation and retrofit project 
would include.

After the initial seismic modeling, Miller conducted additional analysis to 
find more efficient seismic solutions. These options included programmatic 
and architectural revisions along with more efficient solutions to address the 
building’s structural deficiencies.
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FIGURE 1, KELLER AUDITORIUM: RENOVATION AND REPLACEMENT OPTIONS COMPARISON.

Option 1B* Option 2 Option 3 Option 3

Renovation of 
existing building 
to address seismic 
deficiencies only 

Renovation of 
existing building 
to address seismic 
deficiencies and 
improve operations, 
accessibility, and 
theater experience

Replacement of 
existing building 
with state-of-the  
art facility on  
current site

Replacement of 
existing building 
with state-of-the art 
facility on  
alternative site 

Estimated cost  
(construction only, 
assumes construction 
begins in 2024)

$119 million $215 million Not estimated
$245 million

does not include 
demolition

Estimated cost per 
square foot $896 $1,318 Not estimated $1,137

Number of seats 3,000 2,500 2,800-2,900 2,800-2,900

Improves seismic safety 
and resiliency

2

Better

2

Better

1

Best

1

Best

Meets modern safety 
and accessibility  
requirements

Improves functionality for 
guests and performers

Improves aesthetics 
and amenities 

Allows for Broadway 
and local performances 
during construction

Allows facility to serve 
the community for  
50+ years

 *  Option 1A is not included in this evaluation because it was a preliminary engineering exercise only and did
not result in a project that was operationally or financially feasible.

KEY

Rating for relative Seismic  
Safety after renovation; 1, 2, or 3 
(1 being best)

Keller Auditorium – Seismic Analysis Summary 15

1 2

Identifies options that DO  
meet the criteria of the category

Identifies options that DO NOT 
meet the criteria of the category
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Option 1(b) — Seismic Upgrade with Required 
Sustaining Projects (estimated $119 million)

The model for Option 1(a)4 was used as the starting point for the modelling for 
Option 1(b). This option presents a solution to the seismic issues present at the Keller 
that limits the work areas and reduces costs as much as possible. 

The goal of this option is to strategically select the lateral elements of the building 
that were going to be upgraded, repaired, or replaced due to deterioration, in 
order to produce the greatest structural and cost benefits. This process of analysis 
was structurally driven and only those areas of the building impacted by necessary 
structural work receive architectural enhancement. One of the early decisions that 
provided a significant benefit to this analysis was the removal of the existing concrete 
facade panels and replacement of the building’s unreinforced masonry exterior walls 
with new walls and lightweight cladding.

One of the advantages to this option was that most of the primary structural systems 
were based on modern materials. Design and analysis based on these modern 
materials allows for better structural capacities to be used for comparison.

In addition to the structural work, this option includes costs to rebuild areas of the 
building affected by the structural modifications. It also includes costs associated 
with building system upgrades that will need to be done to keep the building 
operational for another 20 to 30 years. The project would require closing the 
building for up to two years during construction.

In summary, the cost for this option is substantial and although less expensive 
than the other two options, the disruption to everyday business operations is 
profound. There are no significant improvements to the theatrical, functional, and 
programmatic elements that are generally considered necessary for a venue of this 
type to continue to be competitive for the next 20-plus years.

RETROFIT REFINEMENT & DEVELOPMENT OF OPTIONS

4  As described in the summary, Option 1(a) was an early conceptual approach to seismic strengthening 
that would reinforce all structurally questionable walls with additional concrete. This option was quickly 
deemed infeasible and was not further developed, but it did result in the model that was used in Option 
1(b).
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Option 2 — Major Renovation Including New Additions 
(estimated $215 million)

Option 2 was developed to not only strengthen the building to prevent collapse 
(while recognizing that the building may need major repairs or replacement after 
a major seismic event), but also to upgrade the facility to 21st century standards 
to the maximum extent possible. The purpose of developing this option was 
to test the concept of reinventing the Keller into a state-of-the-art Broadway-
capable theater able to serve the Portland region for another 50 years. 

The structural model for Option 2 used the model that had been developed 
through Options 1(a) and 1(b). However, because this option was directed 
primarily by the attempts to address the programmatic needs of the building, the 
structural changes to the building were extensive.

As with Option 1(b), Option 2 proposes demolishing unreinforced masonry 
walls and replacing them with new steel and concrete structures, bracing the 
auditorium ceiling, bracing structural walls, expanding the building’s footprint 
at the NE and SE corners and over the current arcade on the west, extending 
the second balcony and adding additional box seating, improving acoustics, 
rebuilding the orchestra, changing the stage height, completely rebuilding the 
dressing room tower, adding a full kitchen and other guest experience amenities, 
fully addressing ADA accessibility issues, and adding a three-truck loading 
dock at the stage level on the north-east corner of the building. Mechanical and 
electrical modifications are extensive and intended to bring the building fully up 
to modern standards for efficiency and comfort. Theatrical technical equipment 
improvements include total replacement of the production rigging system, new 
orchestra pit lifts, new seating, and other enhancements. 

RETROFIT REFINEMENT & DEVELOPMENT OF OPTIONS
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Due to the space constraints within the building, the seating count of the 
auditorium is reduced from 3,000 seats to around 2,500 in this option. Because 
of the extensive changes to the auditorium and changes in almost every part of 
the building, the project would require closing the building for approximately 
two years during construction.

In summary, as with Option 1(b), the cost for this option is high and the 
disruption to everyday business operations is profound. However, unlike Option 
1(b), this option makes significant improvements to the theatrical and functional 
elements that are needed for a modern venue to continue to be viable for the 
next 50 years.

RETROFIT REFINEMENT & DEVELOPMENT OF OPTIONS

OPTION 2 SECTION
August 30, 2018
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Option 3 — New Theater Building on Alternate Site
(estimated $245 million)

This option would replace the Keller Auditorium with a new facility that serves 
the needs of Portland’5 and the community, creating a new a state-of-the-art 
home for opera, ballet, and traveling Broadway productions. The option assumes 
a 2,800-seat auditorium built on an undetermined site located somewhere in 
central Portland.

This option was developed by LMN Architects with input from The Shalleck 
Collaborative, who are theater consultants. Because it is entirely new 
construction, the building would be expected to conform to whatever version 
of the Oregon Structural Specialty Code (OSSC) is in effect when the project is 
permitted. This option is the most likely to survive a major seismic event with little 
or no damage and can be expected to be usable sooner after an earthquake 
than either of the other options. 

A preliminary room list was developed which details the ideal location, square 
footage, and amenities required for each element of a new auditorium (e.g., 
public space such as the lobby, lobby support, reception areas, staff support 
areas, performance space such as the auditorium, stage, stage support spaces, 
performer support, workshops, services, administrative areas, etc.). The room list 
and square footage calculations were used to develop the cost estimate for this 
project. Note that the estimate does not include costs for land/land acquisition; 
however, building in a different location would free up the current site for sale 
and redevelopment. 

A major new facility could be an anchor and catalyst for neighborhood growth 
and encourage additional public/private investment. It would also allow the 
existing Keller to remain in operation during the construction of the new 
building. Construction of a new building is estimated to take 2.5 years to 
complete.

RETROFIT REFINEMENT & DEVELOPMENT OF OPTIONS
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In summary, the cost is the highest of the options studied. However, because 
the building is larger, the cost per square foot is less than a major renovation 
and upgrade of the existing Keller Auditorium (Option 2). An entirely new facility 
would also be the safest option and can be designed and built to modern 
theatrical standards ensuring a long lifespan.
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MOVING 
FORWARD
The structural studies and conceptual options developed 
by the City and Portland’5 over the last two years are 
the first steps of a more comprehensive community 
conversation about the best path forward for the Keller 
Auditorium and Portland’5 Centers for the Arts. 

The scale of the need at the Keller is still being assessed and stakeholders will 
need time to digest information and consider options for either renovating or 
replacing the building.  

In the meantime, it is important that the Keller continue to operate successfully 
while the City and Portland’5 work with the community to determine of the best 
path forward. The Keller meets all current fire, life, safety code requirements and, 
apart from questions about its performance in a major seismic event, can be 
considered safe, even if lacking in modern amenities. 

Given the Keller Auditorium’s seismic issues and the building’s unique ability 
among the region’s venues to accommodate large shows and Broadway 
productions, the need for renovation or replacement is clear. 

However, there are no current funding sources identified for a project of this 
magnitude and scale. As shown by the options described in this report, there 
are multiple ways the City and Portland’5 could proceed that would ensure the 
region has a large performing arts venue that can accommodate educational 
programs, cultural events, and world-class performances for years to come. 
However, renovation options that would put Broadway, opera, ballet, and 
independent performance productions out of commission for two years or more 
would harm Portland’5’s operational sustainability as well as severely stress the 
resident companies.

Given the Keller 
Auditorium’s  
seismic issues 
and the building’s 
unique ability 
among the 
region’s venues 
to accommodate 
large shows 
and Broadway 
productions, the 
need for renovation 
or replacement  
is clear. 
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COMMUNITY 
INTEREST IN 
IMPROVEMENTS
Over the past several years, a group of interested property 
owners in the surrounding neighborhood hosted an 
international design competition to envision what an 
updated Keller Auditorium would entail.

The proposals focused exclusively on the exterior of the Keller and were not 
intended to address the many existing seismic, structural and guest/performer 
experience deficiencies of the building, but to reimagine its image from the 
outside and improve its relationship to the surrounding area. Operational and 
financial parameters were not placed on the respondents. 

Stufish Entertainment Architects was selected as the winner of the design 
competition for their captivating proposal to transform the face of the Keller 
Auditorium with a large, multi-level glass addition to the west, into and over SW 
3rd Avenue toward the Ira Keller Fountain. While the project as proposed would 
not address all structural or operational deficiencies of the existing building, it 
demonstrates the community’s recognition of the Keller’s importance and shows 
a desire from neighboring property owners and businesses to participate in 
conversations about the future of the facility.
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Next Steps

Over the coming months, the City and Portland’5 will engage in discussions 
about this information with decisionmakers, potential donors, tenants, and users 
of the Keller Auditorium. Determining a process for how to move forward and 
developing a funding strategy will be the focus of these conversations. 

Additional Information

More detailed project information is available upon request from the Spectator 
Venues Program. 



PSU / Keller Program Comparison

LMN Recommended 

Program (2,800 Seats)

Keller Renovation   

(2,800 Seats) NOTES

Net SF Net SF Net SF

PUBLIC SPACES

Lobby 25,290 30,605 32,804

Building Entry Vestibules 2500 360 1019

Orchestra Main Foyer 10500 6700 17000

Orchestra SLLs 600 400 600

Parterre SLLs 200 - 200

Box Foyer & SLL - 2000

Box SLLs 200 -

First Balcony Foyer 5250 11425 7185

First Balcony SLLs 400 200 400

Second Balcony Foyer 5240 9320 6000

Second Balcony SLLs 400 200 400

25,290 30,605 32,804

Lobby Support 8,030 7,630 8,344

Box Office 400 700 790

Gift Shop/Merch 400 - * included in concessions

Coat Room 470 - 450

Concessions (Multiple Levels) 500 700 * see floor level totals below

Concessions - Level 1 (Storage Included) - 1259

Concessions - Level 2 (Storage Included) - - 500

Concessions - Level 3 (Storage Included) - - 430

Restrooms - Women 3480 1880 * see floor level totals below

Restrooms - Men 2480 1250 * see floor level totals below

Restrooms - Gender Neutral 300 3100 * see floor level totals below

Gender Neutral Level 1 2800

Gender Neutral Level 2 1000

Gender Neutral Level 3 1000

Lactation Room 115

8,030 7,630 8,344

Reception Area 3,700 3,250 3,775

Donor's Room 2200 2200 2200

Catering 375 450 625

Reception/Press Room 400 600 300

Kitchen 1560 400 1600 1600 sf provided in PSU hotel 

Café (including café support) 2330 2500 2500 sf provided in PSU hotel

Critic Rooms 300 620 300

3,700 3,250 3,775

Staff Support Areas 2,350 500 3,976

House Manager/Head Usher 150 - 150

Usher Meeting Room/Storage 400 - 695

FOH Storage/Program Assembly 500 - 800

First Aid Room 150 - 150

Volunteer's Room 650 500 350

Usher's Changing Room 300 - 300

Break Room (Level 1) - - 470

Locker Room (Level 1) - - 150

FOH Staff Restrooms - - 300

Custodial 500 - 450

Lobby Dimmer Room  (Level 1) - - 95

Lobby Audio Room (Level 1) - - 56

2,350 500 3,976

PSU Proposal    

(3000 seats)



PSU / Keller Program Comparison

PERFORMANCE SPACES

Auditorium 30,000 21,950 30,000

Orchestra/Parterre 13300 11500 13500

In-House Mix Storage 200 200 200

Boxes 3000 2500 3000

First Balcony 6750 3330 6000

Second Balcony 6750 4420 7300

30,000 21,950 30,000

Stage 16,140 10,640 18,495

Stage 6550 4750 7180

Stage SLL (on all four corners of the stage) 200 - 340

Counterweight Pit 450 200 440

Load-In/Staging 2000 2000 2025

Stage Manager Console Position 150 150 165

Corssover Aisle 1200 - 1040

Orchestra Pit 1600 1600 1450

Orchestra Pit SLL 100 - 640

Seat Wagon Storage 1750 1400 1700

Stage Floor Traps/Trap Room 1600 - 1570

Control Booth 270 160 300

Technical Support Spaces 470 380 1,283

Quiet/Cry Room 310

Quiet/Cry Room SLL 52

16,140 10,640 18,495

SUPPORT SPACES

Stage Support Spaces 3,400 3,850 3,670

Production/Technical Office 600 600 1050

Crew Room 600 600 416

BOH Catering 300 300 551

Changing Room & Lockers 400 650 301

Props Shop 200 300 324

Painter's Closet 100 - 159

Backstage RR 600 800 432

Quick Change Rooms (Level 1) 300 300 135

Visting Staff Offices 300 300 302

3,400 3,850 3,670



PSU / Keller Program Comparison

Performer Support 17,940 16,110 22,594

Stage Door/Receiving (Level 1) 300 300 429

Green Room 600 580 645

Principal/Double w W/C and Piano 440 480 750

Pincipal - 2 Person w W/C 1400 1560 735

4-Person Dressing Room 1500 1460 1500

15-Person Dressing Room 1400 1400 1500

24-Person Chorus Dressing Rooms 1800 2080 1980

Conductor Dressing Room - - 256

Musician Changing Room - - 1200

Therapy Room 300 470 300

Make-Up Room/Wig Room 400 570 561

Laundry - 400 200

Coaching Room 250 - 213

Wardrobe 500 720 571

Warm-Up 350 440 705

Performer's Lounge (Level 1) 800 1100 785

Artist's Lounge 1000 1540 1000

Instrument Storage 400 480 450

Storage 250 350 311

Rehearsal Hall 1 4550 1880 3200 3200 sf provided in PSU academic space

Rehearsal Hall 2 1000 1400 1400 1400 sf provided in PSU academic space

Rehearsal Hall 3 - - 1750 1750 sf provided in PSU academic space

Rehearsal Hall Storage Rooms 300 - 1000 1000 sf provided in PSU academic space

Musician Green Room 515

Percussion Storage 644

17,940 16,110 22,594

Workshops 3,250 3,090 5,726

Stage Department Shop (Scenic) 500 800 866

Storage - General 1000 400 1600

Lighting Equipment Storage 500 490 300

Sound Shop 250 - 300

Sound Equipment Storage 500 900 350

Sound Support Spaces 300 300 *

Storage - Rigging - - 150

Storage - Props - - 150

Storage - Roadcases - - 177

Storage - Piano - - 200

Storage - Stage Tools - - 100

Storage - Dance Floor - - 150

Storage - Soft Goods - - 1083

Storage - Lighting Racks - - 300

Lighting Electrical Room 200 200 * Dimmer Room accounted for above

3,250 3,090 5,726

Services 3,350 1,920 2,673

Freight Elevator 150 120 273

Security Closet 100 100 100

Receiving/Dock 2000 600 1200 4 dedicated loading docks

Temporary Storage 1100 1100 1100

3,350 1,920 2,673

Administration 2,200 1,900 4,940

Building Operations Suite 500 600 605

Building Services Loading Dock 500 500 500 SF provided in PSU academic space

Receving (stage door receving) 300 300 517

Trash/Recycling 800 900 820

Security at Stage Door (Level 1) 100 100 220

RR - Admin (Women) - - 142

RR - Admin (Men) - - 142

Board Room - - 605

Lounge/Lunchroom - - 339

General Offices 1050

2,200 1,900 4,940

TOTAL NET SF 115,650 101,445 136,997
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To Jason Franklin and Don Forsythe | Portland State University 

Copy Michael Tingley | BORA 

From Naomie Winch and Scott Crossfield | Theatre Projects Date May 1, 2024 

Project Keller Auditorium Replacement File 24209 

Subject Keller New Build versus Renovation Pages 2 

 

 
As the future of the Keller Auditorium is being explored, it is important to note the advantages of new 
construction versus the renovation of the existing building particularly as it relates to architecture. In order to 
support Portland State University’s (PSU) approach for new construction, Theatre Projects has been asked to 
identify the benefits of new construction. The two main architectural benefits broken down below include 
improved space programming and updated technology. 
 

• Improved space programming 
o New front-of-house (FOH) and back-of-house (BOH) spaces can be tailored to support resident 

companies such as Portland Opera and Portland Ballet. These users would no longer be living 
with the legacy of retrofitted support spaces and could have a “place to call their own.” 

o Public FOH spaces can be improved to address new social norms such as the addition of 
sensory and lactation rooms as well as the incorporation of gender inclusive restrooms.  

o The lobby in a new building can be specifically designed to be used outside of performance 
times creating a welcoming “home” during the day. PSU students can utilize the lobby during 
class transition periods and with the addition of a café or coffee shop, staff and students can 
engage the venue throughout the day. 

o Within the new Keller, a larger lobby could exist which would expand audience amenities and 
make them more accessible. The larger main floor lobby would allow for greater ease of 
movement for the patrons and easier access to concessions and Artist merchandise, allowing 
for greater ancillary income for both the venue and the Artist. 

o BOH spaces in the new Keller would be designed to have greater proximity to the stage. The 
closer proximity to the stage would help cast and crew to feel more comfortable in an 
unfamiliar venue especially during performances. Additionally, proper flow of the BOH areas 
would create more efficiency and allow for smoother load in and load outs. 

o A 6-truck bay, as opposed to the 2-truck bay at the existing Keller, would ultimately save time 
and money. With an increased truck capacity, load-in and load-out times will be shorter and as a 



 

 2 

result stage crew overtime requirements will be shorter. Less overtime equals less overhead for 
the new venue and the shows that are coming in.  

o Within the venue itself, a new build will dramatically improve sightlines and acoustics that in 
turn will enhance the actor and audience relationship. Additionally, a new space design will 
correct current code issues and improve overall accessibility.  

o Increased stage size allows for large touring shows to have expanded room for storage, set 
pieces, and other production related equipment. Additionally, more space on stage increases 
the ease of maneuverability for cast and crew. 
 

• Updated technology 
o Enhanced theatrical technology will allow PSU students a chance to work with new state-of-the-

art equipment and learn current industry standards. 
o The latest technology and infrastructure will set the new Keller up for another successful 50 

years of presenting performances to the people of Portland. With the most recent renovation 
being in the 1960’s, and with the change of performer requirements, the current Keller 
Auditorium has long-lived over its life expectancy. 

o General environmental issues can be undertaken with new technology by creating a more 
energy efficient building with a lower carbon footprint. The focus on energy efficiency in a new 
building can include improved mechanical with proper insulation, the upgrade of lighting 
fixtures to LED, and the utilization of solar power.  

o Seismic upgrades are overdue at the existing Keller and the cost to renovate for seismic 
compliance could be prohibitive. A new building can have seismic compliance incorporated at 
a similar cost to a full renovation. 

 
Each item above supports both PSU and the larger future of the Keller. A new building will set Portland up for 
success in the arts and entertainment sector. As the decision for what is to become of the Keller is given over to 
City Council, Theatre Projects encourages the City of Portland to abstain from being rooted in the past and to 
aim future-forward. 
 
24209-2024-05-01-New Build Recommendation 
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720 SW Washington, Suite 800       Portland, Oregon 97205       503 226 1575       www.bora.co 

Zoning Analysis – PSU Keller Replacement  
01/26/24 
 
310 SW Lincoln St 

SW Lincoln at SW 4th Ave 
Streetcar line on Lincoln 
 
CXd – Central Commercial (design overlay) 
CC – Central City Plan District – University District/ South Downtown Subdistrict 
OSd at east property line 
RXd at east and north property line 
CM3d (MU-U) at south property line 
R272222 – 3.85 acres (167,706 sf) 
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FAR 
 
6:1 base = 1,006,236 sf, 9:1 with bonus = 1,509,354 sf 

• Up to 3:1 FAR via bonus  
• Unlimited FAR transfer from a historic resource (FAR transfer sector 1)  
• The following uses are not counted as FAR 

o Public school, daycare, library, community center – 10 yr binding agreement and covenant required 
 
Bonus Options 

• Inclusionary zoning bonus of 3:1.  
o 10% of units at 60% median family income or 
o 20% of units at 80% median family income 
o Letter and property covenant required to certify requirements are met 

• Must earn 3:1 bonus from inclusionary zoning before qualifying for other bonus options if a housing project. 
• Payment into the Affordable Housing Fund is an option to achieve bonus FAR, but has been deemed cost 

prohibitive by most developers. 
 
Height 
 
150’ base height 

• Eligible for height increase 
• Height bonus up to 250’ max with inclusionary housing  
• Scenic View Corridor for Duniway Park 160’ max – projections above max height not allowed (parapet, mech, 

elev, etc) 
• Shadow study required for Open Space  impact 

 

 
 
Building code issues: 

• 75’ - High-rise – floor 75’ above grade, smoke detection system, fire dept communication system, emergency 
voice/alarm system, fire command center 

• 120’- Fire service access elevators and elevator lobbies required 
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Additional Requirements 
 
Ground Floor Windows – being reduced to 40% for 5 years starting 3/1/24, same comment as above regarding Design 
Review.  

• Broadway and 6th - 60% of ground level wall area (measured from 2’ – 10’ above grade) 
• Market and Clay – 40%  
• View into work area, lobby or pedestrian entry.  Can not be storage, parking, trash/recycling or mechanical.  Bike 

parking can be used to meet up to 25% of the required area. 
• Sill must be no more than 4’ above grade 
• Artwork can be used through adjustment or design review 

 
Bird Safe Glazing 

• Façade with 30% or more glazing for first 60’ from grade (includes glazed balcony railings) 
o 90% of glazing on each façade to comply 

• Glazing within 15’ of adjacent ecoroof or vegetated area 
 

Ground Floor Active Use - being waived for 5 years starting 3/1/24, although not a code requirement, Design Review 
approval criteria need to be met and provide some activity along the public realm.  

• Broadway and 6th to comply 
• No dwelling units at ground floor 
• 50% of ground floor walls that front sidewalk, plaza or other public open space 

o Lobby, Retail, Commercial, Office 
o Not Storage, Parking, Trash/recycling or Utility 

• Standards 
o 12’ from floor to structure above 
o 25’ deep from street facing façade 
o Accessible, include windows and doors 

 
Ecoroof 

• Buildings over 20,000 sf must include ecoroof over 100% of the roof except where mech equip, stairs, skylights,  
or uncovered common outdoor areas are provided. 

 
Low-Carbon building 

• Buildings over 50,000 sf must register for a green building certification program. 
 
Parking (Central City Sector 4) 
 
Residential  

• no minimum d 
• maximum 1.2 per unit 

 
Office or School 

• no minimum 
• maximum 1.0/ 1,000 nsf 
• 5 spaces or 5% (whichever is less) reserved for carpool before 9 am weekdays, closest to entry/elevator, signs 

 
Dimensions – 90 degree stalls 8’-6” x 16’-0” min. (9’ x 18’ preferred) with 20’-0” aisle 
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Bicycle Parking 
 
Residential  

• 1.5 spaces per unit long-term  
• 1 space per 20 unit short-term  
• Can be provided within unit, hanging bikes is acceptable 

Office 
• 1 per 10,000 sf net long term 
• 1 per 40,000 sf net short term 

School (6-12) 
• 4 per classroom long term 
• No short term required 

Retail 
• 1 per 12,000 sf long-term 
• 1 per 5,000 sf short-term 

 
Loading 
 
Two Type A loading spaces – (1) 35’ long x 10’ wide x 13’ high   

 
 
Code Considerations  
 
EXITING (in a sprinklered building) 

• Dead end corridor – 50’ max  
• Common path of travel - Residential – 125’ max  
• Exit access travel distance - Residential – 250’ max  
• Exit stair separation – 1/3 the max diagonal dimension 

 
EXTERIOR SEPARATION 

• Exterior wall < 30’ from property line requires 1 hr rating 
o Openings < 10’ from property line – not permitted without fire shutter or water curtain 
o Openings 10’-15’ from property line – 15% of wall area 
o Openings 15’-20’ from property line – 25% of wall area 
o Openings 20’-25’ from property line – 45% of wall area 
o Openings 25’-30’ form property line – 70% of wall area 

• Exterior wall => 30’ from property line – non-rated with unlimited openings 
 
INTERIOR SPACE DIMENSIONS - MINIMUMS 

• Dwelling unit  
o One space 120 nsf min  
o Other rooms 70 nsf min, 7’ min dimension, 7’-6” min ceiling height 
o Kitchen – no min floor area, 3’ between counter and wall/counter 

• Efficiency unit 
o Living room 220 sf min + 100 sf for each occupant in excess of two 
o Separate closet required in unit 
o Kitchen sink, cooking appliance and refrigeration required, clear work space 30” min, light and 

ventilation. 
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o Separate bathroom with water close, lavatory and bathtub or shower 
• Bedroom window (OSSC 1029) – not required in a high-rise 

o Sleeping rooms below the fourth story above the grade plane shall have at least one exterior 
emergency escape and rescue opening or door to the exterior. 

o 5.7 sf min or 5 sf if at ground floor 
o 24” min height, 20” min width, 44” sill max 

• Operable windows 
o Restrict operable windows to 4” max opening when within 36” of the floor. 
o When operable window is 72” above grade, sill height 36” min. 
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@PortlandGov 
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PortlandORGov 
New Performing Arts Facility  
Request for Expression of Interest (RFEI) 
 

 
The City of Portland is exploring the availability of potential sites for a new 
performing arts venue. This Request for Expressions of Interest (RFEI) invites 
submissions by interest-holding parties for properties which could be 
suitable for this use.  
 
About this Request 

For over 100 years, the Keller Auditorium has been one of Portland’s largest 
and most popular performing arts venues, hosting nearly 400,000 guests 
each year and providing the only local space for large-scale performances 
such as Broadway productions, ballet, operas and more. Like many older 
civic buildings, the Keller was not built to withstand a major earthquake. A 
2020 seismic report provides a preliminary analysis of structural renovations 
needed to meet modern safety standards at the venue. Upgrades are also 
needed to improve guest amenities, backstage facilities and mechanical and 
production systems, to ensure large-scale productions can continue into the 
future. Along with four other venues, the Keller Auditorium is owned by the 
City of Portland and operated by the Portland’5 Centers for the Arts (part of 
Metro) under the oversight of the Metropolitan Exposition and Recreation 
Commission.  
 
In 2022, the City of Portland and Metro contributed funds to a privately led 
effort to explore a renovation plan for the existing site with seismic and 
structural improvements, along with safety, accessibility and production 
efficiency upgrades, which meet current codes, all at the current venue 
location. This work builds on an earlier design competition aimed at 
reimagining the existing facility and is currently underway, scheduled for 
completion in late summer, 2023. 
 
Concurrently, the City of Portland would like to examine possibilities for the 
development of a new large-scale performing arts venue, ensuring a 
comprehensive assessment of options for Keller Auditorium’s future that 
address the operational needs of the users (e.g., clients, performers, staff and 
guests).  While renovation or replacement of the building on-site are two 
obvious options, a third option, building anew in an alternative location, is 
being considered as it would allow continuous operations and may present 
other opportunities not possible on the current site.  
 
The City is considering all modes of partnership opportunities for the 
potential new site: purchase, lease and/or co-development. The opportunity 
to become an anchor tenant to a larger development and generate millions 
of dollars in economic impact to our region is both exciting and trailblazing. 

July 12, 2023 
Date of RFEI Release 

 
August 11, 2023 

Proposals Due 
 

August 2023 
Property short list 

announced and interviews 
 

August 2023 
Up to three properties 

selected for further study 
 
 

SUBMISSION PROCESS 
Proposals should be 

emailed to both: 
 

Karl Lisle 
External Partnerships  

and Programs Manager 
City of Portland 

Office of Management  
and Finance 

karl.lisle@portlandoregon.gov 

 

Lauren Broudy 
Spectator Venues  

Program Coordinator  
City of Portland 

Office of Management  
and Finance 

lauren.broudy@portlandoregon.gov 

 

https://twitter.com/PortlandGov
https://www.instagram.com/PortlandGov/
https://www.facebook.com/PortlandORGov
https://www.portland.gov/venues/keller-auditorium
https://www.portland.gov/sites/default/files/2022/2020_Keller_Auditorium_Seismic_Analysis_Summary.pdf
https://www.portland5.com/
https://www.oregonmetro.gov/
https://www.oregonmetro.gov/regional-leadership/metro-advisory-committees/metropolitan-exposition-recreation-commission
https://www.oregonmetro.gov/regional-leadership/metro-advisory-committees/metropolitan-exposition-recreation-commission
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Next Steps 

The City may select up to three sites that meet the minimum requirements for further evaluation and 
conceptual design work to evaluate feasibility.  
 
The privately led effort to propose a Keller Auditorium renovation design on the current site will be 
completed by late summer 2023.  
 
The renovation design will be paired with the list of properties that could serve as potential sites for a 
new large-scale performing arts facility to provide City leaders a comprehensive set of options for 
exploring the future of performing arts in Portland.    
 
Working with Metro and the Portland’5 Centers for the Performing Arts, the City of Portland Spectator 
Venues Program will manage the solicitation, evaluation and selection process.  
 
Funding to construct a project has not been identified at this time. This RFEI is not intended as a formal 
offering, award or guarantee of participation in a future solicitation. 
 
Site Requirements 

The following site attributes are considered ideal for a new large performing arts venue: 

• Sites of at least two acres in area with approximate dimensions of at least 260 feet by 350 feet 
available for the building footprint. The venue will not comfortably fit on a typical Portland city block 
(200 feet by 200 feet). 

• Robust access to mass transit and bike parking. 

• Sufficient vehicle parking within walking distance, or sufficient space to construct onsite parking. 

• Truck access and loading and a passenger vehicle loading/drop-off zone(s). 

• Sites located within Portland’s Central City are preferred. 
 
Facility Parameters 

The following are rough parameters for the program of a new large performing arts venue: 

• Over 200,000 square feet of floor area 

• Seating capacity of 2,800-3,000 patrons 

• Stage with orchestra pit and rigging capable of large-format performances including Broadway 
shows, concerts, ballet and opera productions 

• Loading dock capable of handling at least two (preferably three) full-sized trucks simultaneously 

• Back of house with dressing rooms, rehearsal space, production spaces and necessary storage for 
large scale theatrical productions 

• Front of house amenities including spacious lobbies, restaurant, pre-function spaces, restrooms, 
reception spaces, coat check, guest services and bars 

 
 

https://www.portland.gov/bps/planning/cc2035/about-cc2035-plan
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Submission Criteria 

Interested parties should submit a letter of interest no longer than three (3) pages outlining: 

(1) Map or site plan to convey the location of the property proposed as a site for a potential facility; 

(2) Basic site characteristics (site area, access, parking availability, known development constraints); 

(3) A brief narrative of the site’s positive attributes describing how a performing arts center might fit on 
the site and benefit the surrounding area; and 

(4) Description of site ownership or development control of the proposed location and indication of 
preference on selling or leasing of the land. Please identify all parties with controlling interest in the 
property. Documentation of control may be requested at a later date.  

  
Timeline 

The following schedule outlines key dates and milestones: 
 

DATE 
 

KEY MILESTONES 
 

July 12, 2023 • Date of RFEI Release 

August 11, 2023 • Proposals due by email to both: 
             karl.lisle@portlandoregon.gov and lauren.broudy@portlandoregon.gov    

August 2023 • Up to 3 proposals selected for interviews with City of Portland staff 

August through 
December 2023 

• Selected proposer(s) can expect to work with the City on concept 
feasibility 

 
 

All questions and inquiries related to this RFEI can be directed in writing by email to: 

Lauren Broudy 
Spectator Venues Program Coordinator  

City of Portland 
Office of Management and Finance 

lau ren .brou dy@portlan doregon .gov 

mailto:karl.lisle@portlandoregon.gov
mailto:lauren.broudy@portlandoregon.gov
mailto:lauren.broudy@portlandoregon.gov
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Kittelson & Associates, Inc.    

Memorandum  

 

Per your request, this memorandum provides a brief summary of the potential transportation-related 

considerations associated with the proposed relocation of Keller Auditorium to the site of the existing 

University Place Hotel and Conference Center on the Portland State University (PSU) campus. As proposed, 

the site will include the Keller Auditorium, an additional event venue and the hotel. For planning purposes, 

the following topics are addressed in our review: 

◼ Description of Event Facilities 

◼ Non-Auto Options for Accessing the new Keller Site 

◼ Need for Vehicular Parking associated with Events and the Hotel  

◼ Venue Loading  

◼ Ride Share Considerations 

Event Facilities 

The potential to relocate the Keller Auditorium from its current location at 222 SW Clay Street in downtown 

to 310 SW Lincoln Street provides the opportunity to include both a 3,000 seat performance venue as well 

as a 1,200 seat event venue as well as incorporating the hotel already on-site. This co-location with PSU as 

well as an on-site hotel can create transportation-related synergies with the existing University community 

and allow the venues to draw people who can stay at the hotel and/or walk from campus as well as utilize 

existing parking structures that have capacity for non-PSU patrons to park in the evenings, when most 

events will be held. 

Based on research conducted by PSU about the types of events that typically use the Keller Auditorium 

today, the 3,000 seat venue could be used approximately 150 – 200 days per year (weekend matinees 

both weekend and weekday evenings) with varying levels of attendance. The 1,200 seat venue could also 

be used 100 – 150 days per year, some of which would be associated with weekday daytime uses in 

collaboration with area schools and others occurring on weekday evenings as well as both weekend 

matinees and evenings. If both venues are used simultaneously, a total of 4,200 patrons could attend 

although it is reasonable to assume that 90 – 95 percent of the seats would be filled, even during the most 

attended events. Assuming 90 percent of the seats full, this could equate to approximately 3,800 people at 

the venues at peak times. 

  

851 SW 6th Avenue, Suite 600 

Portland, OR 97204 

P 503.228.5230  

May 1, 2024      Project# 30367 

To: Leslie Cliff, BORA 

Jason Franklin, PSU 

From: Julia Kuhn & Chris Brehmer 

RE: Keller Auditorium at Portland State 
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Non-Auto Facilities for Accessing the Venues 

The potential new site for the Keller is in a rich, multimodal environment that provides patrons with a 

plethora of choices for access. Along SW Lincoln Street directly adjacent to the new venue location, there 

is a MAX platform serving the Orange Line, a bus stop for TriMet Routes 9, 17, 19, 291 and the FX. The closest 

Streetcar stop is also within a four block walk of the venue. Collectively, these transit facilities provide 

patrons with convenient access from all across the Portland Metro area directly to the venue. 

The new venue is also served by a complete network of sidewalks connecting people to other locations 

within the PSU campus and downtown. Finally, we note that the new venue is within 7 – 8 blocks of the 

existing Keller Auditorium, which provides patrons with familiarity of existing parking locations that are and 

can continue to be utilized when the Keller is relocated as well as the full option of dining opportunities that 

many patrons use before or after an event.  

Finally, we note that per the City’s Zoning Code requirement, the relocation of the two venues will also 

include a minimum of 1 long-term bike parking space per 10,000 square feet of building area and 1 short-

term bike parking space per 40 seats. In addition, we note that the hotel requires 1 long-term bike parking 

space per 20 rooms and 1 short-term bike parking space per 40 rooms plus 1 short-term bike parking space 

per conference meeting room (if provided). 

Need for Vehicular Parking Supply 

The City’s Zoning Code does not specify a minimum amount of parking associated with the hotel or the 

event facilities. Per Tables 266-1 and 266-2 and considering the site is zoned CX – Central Commercial, the 

maximum parking ratios apply to the structured parking supply that can be created on-site when the two 

venues are located on-site: 

◼ Major Event Facility = 1 space per 5 seats × 1.25 for placement in structured parking = 1 space per 4 

seats; for 4,200 seats this equates to 1,050 structured vehicular spaces on-site; and, 

◼ Hotel = 1.5 space per room × 1.25 for placement in structured parking = 1.875 space per room; for 150 

rooms this equates to 281 structured vehicular spaces on-site. 

The maximum structured parking that would be allowed on-site per the Zoning Code is much higher than 

what can be feasibly constructed on-site. We also note that PSU as a good steward of the environment 

proposes to rely on other nearby parking supply that is already provided in parking structures to serve the 

needs of the uses. 

To estimate the potential needs of the uses, we reviewed the Institute of Transportation Engineers (ITE) 

Parking Generation Manual data as well as other commonly accepted planning practices for parking 

associated with venue. The Parking Generation Manual includes information about hotels but does not 

have data comparable to the proposed relocation of the Keller and the additional venue. In reviewing the 

parking data, we note that ITE includes information about all suburban/urban sites but doesn’t have a 

downtown context for hotels (either for parking or trip generation). Per ITE, an average demand of 0.64 

spaces per room would be needed whereas an 85th percentile rate would equate to 0.87 spaces per 

room. It is common to use the 85th percentile demand for planning purposes in order to account for higher 

than typical conditions. Applying ITE’s parking rates would suggest that the 150-room hotel would need 

between 96 spaces and 131 spaces (i.e., average versus 85th percentile rates).  

We are not able to find published statistics from the Keller regarding the percentage of people that travel 

by auto, carpool, arrive by transit or walk or bike to the existing Keller Auditorium. A common rule of thumb 

for event planning suggests that in a less multimodal rich environment, it is common to plan for parking 

using an assumption of 2.2 event patrons per car. One could posit that a dense, mixed use environment 

could experience parking needs that would equate to a demand closer to 3 event patrons per car. Using 
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these two demand ratios and assuming both venues are 90 percent full (i.e., approximately 3,800 patrons) 

at the same time, the vehicular parking needs could vary from approximately 1,270 spaces to 

approximately 1,730 spaces. As reflected in Exhibit 1 (as prepared by BORA), within a five block radius of 

the site, the available parking supply more than adequately facilitates both the lower and upper estimates 

of needed parking.  Combining this demand with the hotel would suggest that a minimum of 1,366 spaces 

(i.e., 1,270 for the venues + 96 for the hotel) and a maximum of 1,861 spaces may be needed (i.e., 1,730 

spaces for the venues + 131 for the hotel). 

As shown in Exhibit 1, the available parking facilities within convenient walking distance from the site 

include approximately: 

◼ 920 parking spaces at PSU’s Parking Structure One; 

◼ 300 parking spaces at PSU’s Parking Structure Two; 

◼ 150 parking spaces at PSU’s University Center Building; 

◼ 250 parking spaces within the Jacobs Engineering Building; 

◼ 250 parking spaces at PSU’s Engineering Building; 

◼ 80 parking spaces at The Collective Building (adjacent to SW 3rd/Harrison); 

◼ 175 parking spaces at the Richard and Maurine Neuberger Center; 

◼ 800 parking spaces at the 200 Market Building; 

◼ 70 parking spaces within the “Flat Lot”; and,  

◼ 500 spaces within the site itself when structured parking is created as part of the relocation of the 

Keller Auditorium and the additional proposed venue. These spaces would be available for all of the 

uses proposed on-site. 

In total these facilities provide 3,495 parking spaces, which is almost double the reasonable upper end of 

the 1,861 parking space need. 

Venue Loading 

At the existing Keller Auditorium, new stage sets, costumes, equipment, etc. are all loaded via the existing 

street system. Conversely, the new location provides the opportunity for all of the “back of house” loading 

to occur in an area that is physically separated from event patrons. The new venue configuration can 

accommodate both freight loading and unloading and patron/performer parking on-site in locations that 

help to minimize potential interactions with people accessing the two performance venues. All freight 

loading vehicles can turn into the site via the SW Lincoln Street traffic signal and then travel to a secured 

building dock area that is fenced off. Show support vehicles (traveling sets, supplies, etc.) would access the 

site during non-event times further reducing potential interactions with event patrons. Exhibit 2 (as prepared 

by BORA) illustrates the separation of “back of house” and loading activities from event patrons. 
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Ride Share Considerations 

Based on our anecdotal observations at both Providence Park as well as the existing Keller Auditorium, 

event attendees using third party network providers (ride shared) are dropped off/picked up at multiple 

locations within a short walking distance of the event venue. Given the MAX platform and bus stop located 

along the SW Lincoln Street frontage of the site as well as the limited locations on-site where a designated 

ride share zone could be established, we would posit that event patrons will choose from the plethora of 

on-street locations within a one-quarter mile walk of the new venue. We also note that there are no 

designated ride share drop-off locations within the PSU campus and that visitors and students use the 

multiple available locations nearby to be dropped off/picked up. This dispersed loading arrangement 

helps to reduce the delays patrons might experience after an event concludes because the traffic 

associated with ride share vehicles are not concentrated in one location. 

Conclusions 

Overall, the existing University Place Hotel and Conference Center site within the PSU campus provides a 

plethora of options for event patrons to access the new venues. The co-location of the site within PSU as 

well its location within downtown provides opportunities for people to walk, ride the bus, travel by Streetcar, 

travel by MAX, park at the many garages within one-quarter mile of the site, dine downtown and walk 

to/from the venue, etc. The readily available transportation options enable access to the venues for 

people of all ages and abilities. We also note that the provision of a secured, separated loading area for all 

back-of-house and loading activities to occur off street helps to minimize potential interactions with event 

patrons as well as people traveling along the adjacent streets. 

In general, the relocation of the Keller Auditorium to the PSU campus would help to preserve and utilize the 

significant investments in the rich multimodal infrastructure within the downtown and the PSU campus and 

creates synergies between PSU activities and the events and the on-site hotel. 

Please let us know if you have any questions regarding our review. 

 

 

 

 



 

We manage hotels. Differently.  
 

 
PSU Arts + Cultural Hotel 
Appendix 
05/06/24 
 

• Hotel Profit & Loss Statement Proforma 
• Hotel Supply and Demand Analysis 
• Hotel Customer Volume Forecast 
• Hotel Market Share Forecast 
• Hotel Facilities Program 
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Hotel Profit & Loss Statement Proforma 

 



We manage hotels. Differently.  

Hotel Supply and Demand Forecast 
 
 
 

 
 
(CoStar, 2024) 
 
 

Portland CBD 
Hotel Supply & 
Demand       

Year Available Rooms Change % Change 
Occupied 
Rooms Change % Change 

2024 3,782,710 53,469 1.4 2,064,419 -9,620 -0.5 
2025 3,849,945 67,235 1.8 2,065,426 1,007 0 
2026 3,930,922 80,977 2.1 2,066,521 1,095 0.1 
2027 3,930,922 0 0 2,116,539 50,018 2.4 
2028 3,930,922 0 0 2,117,597 1,058 0 

 
(CoStar, 2024) 
 
 
 
 
 
 
 
 

Supply - Hotels 
Under Construction
Open Year Hotel Location Asset Class Rooms Stories
2025 Choice Cambria Portland CBD Upscale 178 6
2025 Portland Proper Hotel CBD Luxury 226 9



We manage hotels. Differently.  

Hotel Customer Volume Forecast 
 

 
 
 
 

Day Hotel 
Guests 
(Meetings & 
Events)    
Year Events Attendees/Event Customers 
2032 416 26 10,816 
2032 416 33 13,728 
2032 598 38 22,724 
2032 634 46 29,182 
2032 650 46 29,900 

 
 
 
 
 
 
 
  
 

Overnight Paid Hotel 
Guests
Year Rooms Nights Occupancy % Occupants/Room Length of Stay Customers
2032 150 365 55.4% 1.2 1.4 25,987
2032 150 365 67.0% 1.3 1.5 31,792
2032 150 365 74.2% 1.4 1.6 35,545
2032 150 366 76.2% 1.4 1.6 36,624
2032 150 365 76.2% 1.4 1.6 36,524



We manage hotels. Differently.  

 
 
 
Hotel Market Share Forecast 
 
 
 

 
 
(CoStar, 2024) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036
My Property 55.4% 67.0% 74.2% 76.2% 76.2%
Portland CBD 79.8% 80.1% 81.2% 79.6% 78.0% 77.0% 30.4% 38.6% 51.4% 55.6% 54.6% 53.6% 52.6% 53.8% 53.9% 56.2% 62.1% 67.8% 72.1% 72.8% 72.8% 74.3% 74.3%
Index (MPI) 76.8 92.0 101.9 102.6 102.6

My Property $193.31 $214.38 $228.80 $238.84 $244.81
Portland CBD $158.17 $177.46 $180.53 $180.58 $178.48 $173.34 $126.70 $141.06 $160.79 $160.52 $161.34 $160.66 $161.47 $169.63 $173.21 $177.54 $181.98 $186.53 $191.19 $195.97 $200.87 $205.89 $211.04
Index (ARI) 101.1 109.4 113.9 116.0 116.0

My Property $107.05 $143.64 $169.76 $182.00 $186.55
Portland CBD $126.28 $142.19 $146.66 $143.71 $139.27 $133.45 $38.49 $54.39 $82.61 $89.27 $88.05 $86.19 $84.89 $91.34 $93.31 $99.78 $113.01 $126.47 $137.85 $142.67 $146.23 $152.98 $156.80
Index (RGI) 77.7 100.7 116.1 119.0 119.0

RevPAR v 2019
My Property
Portland CBD 0% -71% -59% -38% -33% -34% -35% -36% -32% -30% -25% -15% -5% 3% 7% 10% 15% 17%

Occupancy (%)

ADR

RevPAR



We manage hotels. Differently.  

Hotel Facilities Program 

 
 

Guest Rooms QTY Net SF
Standard King 26 350
Standard Two Queen Beds 12 350
Premium King 60 475
Premium Two Queen Beds 34 475
Suite - One-Bedroom King w/ Living Room 16 750
Suite - Presidential One-Bedroom w/ 1.5 Bathroom 2 1,250
Total Guest Rooms 150 72,450

Lobby
Front Desk 400
Guest Area 600
Total Lobby 1,000

Meeting and Event Space
Ballroom(s) 4 12,000
Boardroom(s) 2 1,500
Breakout room(s) 6 3,300
Pre-Function 1 1,200
Total Meeting and Event Space 18,000

Food and Beverage Related
Ground Floor Arts + Cultural Café and 3 Meal Restaurant 1 3,500
Ground Floor Bar 1 1,000
Rooftop Restaurant and Bar 1 4,500
Ground Floor Kitchens, Back of House, Storage 1 2,500
Meetings & Events Space Kitchen, Back of House, Storage 1 1,500
Rooftop Kitchen, Back of House, Storage 1 1,500
Total Food and Beverage Related 14,500

Amenities
Fitness Room 1,000
Total Amenities 1,000



We manage hotels. Differently.  
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