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Keller Auditorium

• Workhorse of Portland’5

• Hosts nearly 400,000 guests 
each year

• Only stage in the region capable 
of hosting large-scale theatrical 
performances such as Broadway, 
ballet, operas and more

• Generates more than half of 
Portland’5 revenue—enabling 
smaller, independent companies 
to afford use of Metro venues
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• 400,000 annual 
attendance

• Broadway in Portland 
has 19,000+ subscription 
ticket holders, 89% 
renewal rate

• Keller operates at 97% 
capacity for Broadway 
shows

ECONOMIC IMPACT
Without revenue 
from the Keller, 
Other Portland’5 
venues will not 

survive

CORNERSTONE of P’5
Only venue in the region 
that can host large-scale 

theatrical productions like 
Broadway 

UNIQUE CAPABILITIES
90% of Portlanders 

feel arts venues 
inspire pride in their 

community

ARTS BREATHE LIFE

Keller’s Role in the Portland Market



Keller’s Economic Contribution

IF THE KELLER WERE TO
CLOSE FOR 24 MONTHS

Nearly $100 million in 
lost output* $5.1 MILLION 

LOST

LOCAL AND 
STATE

REVENUES

$42.3 MILLION 
LOST

LABOR 
INCOME

336 JOBS LOST

JOBS

*According to a 2024 Crossroads Consulting Economic Impact Study on Keller Auditorium Operations



2022 - 2023

CITY/METRO
RENOVATION
EXPLORATION

2023 - 2024

CITY/METRO 
NEW FACILITY 
EXPLORATION

• City/Metro partnered to 
conduct a solicitation for 
new facility site proposals 
and ultimate design 
concept development

2017
CITY
SEISMIC
REPORT 

• Structural deficiencies in 
Keller Auditorium analyzed

• Potential options for future 
outlined:

• Structural Renovation
• Major Renovation
• New Facility

2018 - 2021

Process Summary
PRIVATE DESIGN
COMPETITION

• Private Design 
Competition initiated by 
Halprin Landscape 
Conservancy and 
Associates to develop 
exterior renovation 
concepts for Keller 
Auditorium 
(Stufish/Michael Curry 
Team winners)

Building added to
City URM Listing

Engage 
Stakeholders on 
Possibilities - 2024

• City/Metro partnered 
with Halprin Landscape 
Conservancy to each 
contribute $200,000 to 
further develop 
renovation concept



Aging 
Infrastructure
o HVAC system

o ADA

o Restrooms

o Space constraints

o And more…

Outdated 
Amenities
o Dressing rooms

o Lighting

o Sound

o Equipment

o Production elements

o Commercial kitchen

o Loading

o Seating

o Guest Experience

o And more…

Structural Integrity
o Keller Auditorium is listed 

by the City as an 
unreinforced masonry 
building.

o Though renovations in the 
1960s reinforced portions 
of the building, much of the 
original 1917 brick structure 
remains.

o While the building meets 
current codes for existing 
buildings, it is not expected 
to survive a major seismic 
event.

Why We Need to Explore 
Keller’s Next Act



Three Design Concepts 
Presented to City Council

• While the Keller Auditorium renovation
concept design effort was underway, the City of
Portland and partners also looked at possibilities
for a new large-scale performing arts facility

• Request for Expression of Interest (RFEI) process
produced 8 interested sites

• Lloyd Center and Portland State University
were selected for the development of concepts
for a new performing arts facility

• Over six months, the design teams for each site
collaborated with architects, theater consultants
and others to further develop their concepts

• A tremendous collaborative achievement to
arrive at three inspirational designs under a very
short timeline



Three Design Concepts Presented to City Council
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Presentation Criteria

• Site location
• Visually show concept design
• List major amenities
• Provide conceptual space program
• Summarize vision for ongoing relationships and 

neighboring community
• Explain how your project would activate 

Portland's Central City
• Outline potential timing of project
• Provide an overview of the financial plan for 

your project
• Identify project partners - financial, community, 

others

DRAFT: Considerations for Future Decision Making

• Ability to fully meet desired program
• Cost
• Leveraging opportunities
• Partnership/financing opportunities
• Economic Impacts
• Neighborhood Impacts
• Anticipated Construction Impacts
• Transportation Access and Impacts
• How this Facility will Reach and Engage Diverse and 

Underserved Audiences
• Community and Neighborhood Support
• Sustainability and Durability
• Compatibility with City Climate Action Goals



WHAT GOES 
INTO A 

FACILITY 
COST 

ANALYSIS

Elements examined include:
• Building Cost Elements

• Mechanical

• Electrical

• Interior Finishes

• Program Next to Gross Area 
Calculations
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Cost Analysis – Venue Consultants LLC

Keller Auditorium
Renovation

Lloyd Center
New Facility

Portland State University 
New Facility

Estimated Core Theater Total 
Project Cost*

(in 2027 bid dollars)

*sum of construction cost and 35% 
soft costs

$290 million $429 million $447 million

Gross Floor Area 199,061 sq ft 215, 550 sq ft 213,785 sq ft

Potential Additional Uses 
(generally not included in Core 
Theater Costs)

Restaurant/cafe, rehearsal 
room, outdoor 
performance space, new 
pedestrian plaza, other

Additional smaller theater, 
multi dimensional co-
development with Lloyd 
Center Master Plan, other

Additional smaller theater, 
hotel, conference space, 
office space, educational 
space, other



Potential Funding Opportunities

1. General Obligation Bonds
2. Special Levy
3. District Focused Funding (TIF, LID, BID, etc.)
4. Dedicated Tourism Funding (lodging tax, etc.)
5. Dedicated Purpose Funding (arts tax, PCEF, etc.)
6. State Funding
7. Federal Funding
8. Food/Beverage/Retail
9. Event/Promotion Revenues
10. Grants
11. Philanthropy
12. Public/Private Partnership
13. Corporate Sponsorship

LOCAL
PUBLIC

OTHER
PUBLIC

EARNED
INCOME

PRIVATE



Summer 2024 Roadmap

1 3 5

642

MAY
Launch Design 

Concepts to 
Public

JUNE
Public input 

kick off

AUGUST
Findings brought 

to City Council

JUNE
Targeted 

Stakeholder 
Engagement

JULY
Engagement 

and input 
synthesized

2024 and 
Beyond 
Direction 
Forward



Now Introducing
• Keller Auditorium Renovation Team (30 Minutes)
• Lloyd Center Team (30 Minutes)
• Portland State University Team (30 Minutes)
• Public Testimony
• Council Discussion/Questions

• Council Action: Accept Reports
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W H A T  T H E  P E R F O R M I N G  A R T S  F A C I L I T Y  P R O V I D E S

Introduction

DiDiDiDiDirererererectctctctctor Park, ZGF

A C T I V A T I O N

W E L C O M I N G  S P A C E

U N I V E R S A L  D E S I G N

I M M E R S I V E  E X P E R I E N C E
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What makes the Lloyd Center Site unique?

F L E X I B I L I T Y

C O M M U N I T Y

D I V E R S E  P A R T N E R S H I P S

O P E N  S P A C E

A C C E S S
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FULFILLING THE PROMISE2
*DISTRICT SCALE
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L L O Y D  C E N T E R  S I T E
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Oregon Historical Society
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Lloyd Center Mall

OUTDOOR 

INDOOR 

ON-STREET 
EVENTS

CONCERT 
VENUE

PLAZA 
EVENTS 

EVENTS
HOST

OUTDOOR 
EXHIBITION 

FLEXIBLE 
EVENT SPACE

OUTDOOR 
DINING 

PARK 
ACTIVITIES

HOLIDAY 
GATHERING

Lloyd Center was the heart of 

Christmas spirit for many years.

A symphony concert at the Lloyd 

Center Ice Pavilion.

The Lloyd Center approximated 

the Basque farmlands of Eastern 

Oregon with its display of live 

sheep for spring.

Food trucks started to pop up 

within Lloyd District.

A massive chess tournament. Lloyd 

Center hosted many similar events.

A square dance jamboree at the open 

air Lloyd Center

The Portland Ice Skating Club 

practicing at the Lloyd Center’s 

Ice Pavilion.

Andy Williams appeared at Lloyd 

Center. The shopping center 

served as a major concert venue.

A circular fountain donated to the city 

by Lloyd Corp. and Pacific Power & 

Light debuted at Holladay Park.

1962 1963 1972 1979 1986 1990

1962 1964 1976 2013

The park bureau’s annual children’s 

circus parade assembled at NE 13th 

Ave. & Multnomah St.

1961
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Past & Present
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L O W E R
A L B I N A

L L O Y D  D I S T R I C T

C E N T R A L
E A S T S I D E

GOOSE
HOLLOW

S. WATER-
FRONT

WEST
END

D O W N T O W N

UNIVERSITY
DISTRICT

P E A R L O L D
T O W N
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L O W E R
A L B I N A

L L O Y D  D I S T R I C T

C E N T R A L
E A S T S I D E

GOOSE
HOLLOW

S. WATER-
FRONT

WEST
END

D O W N T O W N

UNIVERSITY
DISTRICT

P E A R L O L D
T O W N

B R O A D W A Y  C O R R I D O R

O M S I

A L B I N A  V I S I O N

11



M A X  L I N E S

L L O Y D  C E N T E R

N E  B R O A D W A Y

G R E E N  L O O P

S T R E E T  C A R
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B R O A D W A Y H O L L A D A Y  P A R K S U L L I V A N ’ S  G U L C H

Neighborhood Context
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DELIVERING THE DREAM3
*NEIGHBORHOOD SCALE
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Lloyd Center Today
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Lloyd Center Redevelopment Central City Master Plan
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How The Theater Fits into the Lloyd Center Masterplan 
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The Heart of the Neighborhood
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Stimulus for Redevelopment
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Open On 4 sides  & Simple to Serve

Efficieennttt LLooaading12th St. Promenade

Max Line

1 block to street car

Entry To UUnnddeerground
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A Blank Canvas

425’ 450’

20’

225’
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Room to Grow
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S E E D I N G  H O P E4
*SITE SCALE
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Listening: A 
Beginning

SAFETY & 

FUNCTIONALITY

HONOR PLACE 

& PEOPLE

KEEP PNW ART & 

CULTURE THRIVING

FISCAL

SUSTAINABILITY

I M M E R S I V E 
E X P E R I E N C E S

R E F L E C T  T H E 
E S S E N C E  O F  O R E G O N

A C T I V E  A T  A L L  T I M E S

B E L O N G S  T O  T H E  P E O P L E

E L I M I N A T E  P H Y S I C A L ,  E M O T I O N A L , 
A N D  P S Y C H O L O G I C A L  B A R R I E R S

C O N N E C T  T H E  P U B L I C  T O  T H E 
P E R F O R M A N C E  E X P E R I E N C E

VA R I E T Y  O F  P E R F O R M A N C E  E X P E R I E N C E S

C R E A T E  A  D E S T I N A T I O N

S Y N E R G I S T I C  P R O G R A M

3 , 0 0 0  S E A T S

F L E X I B I L I T Y :  M U LT I P U R P O S E  S P A C E S 
&  L O B B Y  S I Z E  A D J U S T A B I L I T Y

U N I V E R S A L  A C C E S S

S A F E  L O A D I N G ,  I N S I D E  &  O U T

A M P L E  S P A C E

E A S Y  L O A D I N G

F U T U R E  P R O O F I N G

S I M P L E  P A T R O N  F L O W : 
R E S T R O O M ,  C O N C E S S I O N S , 

A R R I VA L  &  D R O P O F F

S T A T E - O F -T H E - A R T  F A C I L I T Y
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What if? A Vibrant Community Center

Lobby Activation
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F R O N T  O F  H O U S EB A C K  O F  H O U S E

EXISTING KELLER AUDITORIUM -  PORTLAND, OREXISTING KELLER AUDITORIUM -  PORTLAND, OR
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What if? A Vibrant Community Center

Vs. Activation on All Sides
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OSLO OPERA HOUSE -  OSLO, NORWAY, SNOHETTA ARCHITECTS
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What if? An Energized District

AUDITORIUM

ARTS PROGRAMMIMG

BALLET SCHOOL

RETAIL

OUTDOOR MARKET

PARKS

OTHER 
PERFORMANCE 
VENUES

OUTDOOR

MIXED-USE
TOWER
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What if? Unlimited Opportunities

Mixed-Use 
Tower

Auditorium

Retail

Black Box TheaterBox Theater

Outdoor 

Market
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What if? Unlimited Opportunities

Outdoor 
3,000 Seat Auditorium

Retail

Mixed-Use 
Tower

1,200-1,500 
Seat Theater
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What if? Unlimited Opportunities

Mixed-Use 
Tower

Mixed-Use 
Tower

AAAuditorium

Performance SpacePerformance Sp
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NEW WORLD SYMPHONY -  ORLANDO, FL,  GEHRY PARTNERS
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What if? A Mix of Immersive Experiences
PROGRAM VARIETY + SURROUNDING PARKS = 

SOMETHING MORE THAN THE SUM OF ITS PARTS
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Multi-story public realm 

connected to lobbies, 

parking, retail, and outdoor 

What if? A Neighborhood to Work, Live, and Play

N A T U R E

W O R K

P L A Y L I V E
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A THEATER FOR ANYONE5

A SITE WITH THE POTENTIAL TO DEVELOP

40



What if performance is everywhere?
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What if performance is inside & outside?

UNIVERSAL ACCESS

SAFE LOADING, 
INSIDE & OUT

AMPLE SPACE

FUTURE PROOFING

VARIETY OF 
PERFORMANCE 
EXPERIENCES, 
INSIDE & OUTSIDE

SIMPLE PATRON 
FLOW: RESTROOMS, 
CONCESSIONS, 
ARRIVAL & DROPOFF

FLEXIBILITY: 
MULTIPURPOSE 
SPACES & LOBBY 
SIZE ADJUSTABILITY

EASY LOADING

3,000 SEATS

CONNECT THE 
PERFORMANCE 
EXPERIENCE TO THE 
PUBLIC REALM

CC I N EEEE MMMM AAAA TT II CCCC  SSSS CCC RRRR EEE E NNN

MMM UU L T I P U R PPP OOO SSS EEE  HHH AAAA LLLL LLL

III NNNNN FFFF OOOOO RRRRR MM AAA LLLL  SSSSS TTTTT AAAAA GGG EEE

3 , 0 0 0  S E A T  T H E A T E R

D O N O R  L O U N G E  &  T E R R A C EM U L T I P U R P O S E  H A L LM U L T I P U R P O S E  H A L L

P A R K  A M E N I T I E S

R E H E A R S A L

P UUU BBBB LLL III CCCC   TTTT EEE RRR RRRR AAA CCC EEE

BBB LLL AAA CCCCC KKK  BBB OOO XXX  TTTT HHH EEE AAA TTTT EEE RR

O UUU TTT DDD OO OO RRR  AAA MM PP H I T H E AA TT EE RRRO U T D O O R  A M P H I T H E A T E R

PPP UUU BBB LLL III CCCC  LL OO BBBB BBBB YYYY

OOO UUU TTTT DDD OOO OOO RRRR  SSS TTT AAAA GGGG EEEE

CCC OOO VVV EEE RRR EEE DDD  AAAA MMMM PPP HHH I T H E AA TTT EEE RRRC O V E R E D  A M P H I T H E A T E R

RRRR EEE TTTT AAA III LLLL  KKKK III OOO SSSS KKK SSS

1 2 T H  S T .  P R O M E N A D E P R O M E N A D E
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P I O N E E R  S Q U A R E R O S E  G A R D E N  A M P H I T H E A T E R W A T E R F R O N T  P A R K

Shared Civic Space
44



What if the park and the performing arts facility work 
together to activate the neighborhood?

SECTION LOOKING WEST

NE Multnomah covered porch

two levels of parking

prefunction lobby multi-purpose / / 
rehearsal

new streetet

flexible floor support orchestra pit stage support

new park retailHolladay Park
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What if immersive experiences invigorate Portland?

EnEnEnEnEnEnteteteteteteteriririririringngngng t t t t t thehehehehehehe p p p pererererfofofofofofofoformanananancececececece p p p p plalalalalazazazazazaza 

frfrfrfrfromomomomom N N N N NE E E E E MuMuMuMuMultltltltltnononononomamamamamah h h h h StStStStStrererereetetetetet...
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What if performance is unbounded by inside & outside?

SECTION LOOKING EAST

black box theater performance at the 
amphitheater belowow

performance at the 
amphitheater above

NE Multnomahnew street

new w w w papaparkrkrkrk perfororormamamamamamamamamancncncncnce e e e ononononon t t thehehehehe 
teteteteteteteteteterrrrrrrrrrrrrrrrrracacacacacaceeee

Holladadadayayayayay Pararararark
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What if the place is formed by the people and climate of the PNW?

REFLECT THE ESSENCE OF OREGON

BELONGS TO THE PEOPLEELIMINATE PHYSICAL,  EMOTIONAL, 
AND PSYCHOLOGICAL BARRIERS

MULTI-VENUE 

THTHE E PEPERCRCH H & & 
PROMENADE

EAEASYSY L LOAOADIDINGNG

A  B L A N K  C A N V A S  S I T E

BASEMENT FLEXIBILITY

HOLLADAY PARK

A N  U M B R E L L A

A  P O R C H
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What if environmental stewardship is exemplified?
PV Panels

Distststststststriririririririctctctctctctct Heating & & & & & & & C C C C C C Coolingng

Naturally Ventilated Spaces

LoLoLoLoLow-w-CaCaCaCaCaCarbrbrbrbrbrbrbrbononononon C Cononcrcrcrcrcrcrcrcretetetetetetete

Mass Timber 

RaRaRaRaRaRaRainwater CiCiCiCiCiCiststststststststererererererernnnnnn

EV Chahahahahargrgrgrgrging Statatatatatatatioioioioioions

Stormwater Catchment & CelebrationStormwater Catchment & Celebration

Green Roof

Natural Daylighting

Rainwater Detention & 
Celebration
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What if the heart of the neighborhood is an expression of Oregon?

ViViViView f f f f f frorororororom NENENENE 1 1 1 11t1t1t1th h h h h AvAvAvAvAve e e e e lololololololookokokokokokinininining g g g g g g totototowawawawawawardrdrdrdrdrdrd  

thththe NWNWNWNWNWNWNW c c c c cororororornenenenener r r r r ofofofofof H H H Hololololollalalalaladadadadaday y y y y y PaPaPaPaPaParkrkrkrkrk..
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PORTLAND AIRPORT TERMINAL EXPANSION, ZGF ARCHITECTS
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A site full of possibility & optimism...
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IMAGINE    A THEATER FOR ANYONE



AN OPPORTUNITY FOR THE CITY6
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DURATION

(estimated) Y E A R  0 Y E A R  1 Y E A R  2 Y E A R  3 Y E A R  4 Y E A R S  5 - 6

Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

(as applicable) 2024 2025 2026 2027 2028 2029 2030

LOCATION SELECTION 
(ASSUMED LLOYD CENTER)

SITE PURCHASE & SALE AGREEMENT

PAC PLANNING & DESIGN 25 MO

LC - CCMP AMENDMENT 9 MO

SUB-DIVISION / PWP 12 MO

SITE (OR PARTIAL) DEMO & 
INFRASTRUCTURE IMPEMENTATION

12 MO

PAC ENTITLEMENT / PERMITTING 18 MO

PAC CONSTRUCTION 19-30 MO

PAC OPENING: JULY 2029-JULY 2030

KELLER AUDITORIUM  //  Lloyd District Site Concept

Conceptual Project & Development Schedule
LLOYD CENTER (LC) SITE

PERFORMING ARTS CENTER (PAC)
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A site full of possibility & optimism...
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