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PARTNERSHIP
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88 HOMES

office

retail and restuarant

performing ARTS

police support

COMMUNITY DEVELOPMENT
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• PPUNC

• Arts Advisory Committee

• Neighborhood Workgroups

• Retail Workgroup

• Ecodistrict Study + Ecocharrette

COMMUNITY OUTREACH
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CONTEXT 
HISTORICAL
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CONTEXT 
CONTEMPORARY

Broadway Crossing

The Broadway

1111 E Pike

Agnes Lofts Trace Lofts
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CONTEXT 
PROGRAMATIC

Century Ballroom 
photo by javacolleen

Lee Center For the Arts
photo by LMN

Velocity Dance Studio

Broadway Performance 
Hall

replacing lost performing 
arts space

context of visible and 
hidden arts spaces
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CONTEXT
site plan
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CONTEXT
north on 12th avenue from pine street
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12th AVENUE

NORTH

WEST

PINE St. APARTMENTSONYX CONDOMINIUMS

NW LIQUOR & WINE



CONTEXT
south on 12th avenue from olive street
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12th AVENUE

SOUTH

PACKARD BUILDING
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THEATER

STUDIO
THEATER
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LOBBY
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REVIEW

EDG concept

· entry as a pause in the streetscape

· threshold as a connection through the building

· rotated upper levels

· 2nd level as marquee, defines uses
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REVIEW

EDG/MUP comments

· knit together multiple elements

· create a hierarchy of entrances

· strengthen the retail

· neighborhood relationships
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REVIEW

· steps removed

· increased height

· connected building at south west corner

· reduced overhang
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REVIEW

· steps removed

· increased height

· connected building at south west corner

· reduced overhang
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REVIEW

· steps removed

· increased height

· connected building at south west corner

· reduced overhang
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REVIEW

· steps removed

· increased height

· connected building at south west corner

· reduced overhang
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knitting together multiple elements

· permeable entrances — wide sidewalk, high ceilings, operable storefront

· solid service areas anchor north corner

· office level marquee

· residential levels anchor south corner

REVIEW
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knitting together multiple elements

· permeable entrances

· solid service areas anchor north corner — necessary grounding element, pattern continues 

· office level marquee

· residential levels anchor south corner

REVIEW
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knitting together multiple elements

· permeable entrances

· solid service areas anchor north corner

· office level marquee — express horizontal, connect grand lobby through lighting 

· residential levels anchor south corner

REVIEW
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knitting together multiple elements

· permeable entrances

· solid service areas anchor north corner

· office level marquee

· residential levels anchor south corner — the anchor and the hinge

REVIEW
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hierarchy of entrances

· main entry — community entrance / tieing uses together / open storefront

· retail

· residential

· police

REVIEW
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hierarchy of entrances

· main entry

· retail — warm material / operable panels / wide sidewalk / high ceiling

· residential

· police

REVIEW
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hierarchy of entrances

· main entry

· retail

· residential — transparent and semi-private / home / solid surrounding material

· police

REVIEW
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hierarchy of entrances

· main entry

· retail

· residential

· police — restrained, grounding, deactivated, pedestrian aware

REVIEW
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strengthen retail

· steps removed

· increased height

· reduced overhang

· storefront patterns

REVIEW
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neighborhood relationships

· upper level rotation

· side setbacks

REVIEW

30



neighborhood relationships

· upper level rotation

· side setbacks

REVIEW
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DETAILS

LANDSCAPE SIGNS LIGHTING MATERIALS

32



·  Lobby Entry — community connection, unique materials

· Retail — blending with sidewalk, planter separations

· Residential Entry — small scale, specialty paving

· Police Entry — de-emphasized, additional planting

LANDSCAPE
level 1 — street level
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LANDSCAPE
level 1 — street level

34



LANDSCAPE
level 1 — street level
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· Office gathering for meetings and lunch

·  Screening neighbors

LANDSCAPE
level 2 — office level
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LANDSCAPE
level 2 — office level
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· East deck — multiple quiet gathering and play spaces

·  West deck — active, lively, views

LANDSCAPE
level 3 — first level of residential
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LANDSCAPE
level 3 — first level of residential
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LANDSCAPE
level 3 — first level of residential
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Small gathering — quiet and flexible

LANDSCAPE
level 6 — top level of residential
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· Storm water management

· Heat island reduction

LANDSCAPE
roof
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SIGNS

parking entry

residential entry

freestanding entry sign and retail blade signs

marquee sign concept

43



Application
io Lighting’s line series 2.0 is approximately 2"x 2" in cross section, which allows for 
luminous accents to be delivered from “tight” architectural details. This low voltage 
linear luminaire utilizes high brightness LEDs and may be specifi ed for interior or exterior 
applications. Nominal lengths include 18", 36", 54" and 72". Precise beam spreads of 5˚, 10˚ 
30˚ and 60˚ along the perpendicular axis of the fi xture are well suited for accent or general 
illumination (for details on asymmetric beam spread, see dedicated specifi cation sheet). 
io’s proprietary “grazing” allows the luminaire to be placed right next to a vertical surface 
and wash it uniformly. Individual units may be placed end to end to create continuous 
rows without obvious shadows between fi xtures. series 2.0’s patented optical assembly 
is designed to practically eliminate stray light, making it perfect for applications where light 
pollution and/or light trespass are important design considerations.

io ensures that each LED is provided thermal and electrical management properties in 
accordance with the LED manufacturers recommendation. Projected average rated life 
is 50,000 hours at 70% of lamp lumen output. io utilizes LEDs that have been tested in 
accordance with IES LM-80 Standards. To ensure proper performance, architectural 
details should allow for ventilation and air fl ow around the fi xture. Ambient temperature 
surrounding the fi xture shall not exceed 120˚F (48.9˚C). 

Light Output
series 2.0 is now available with a new output option, V2HO. Refer to light output tables for 
footcandle values at various distances. Four luminous intensities are available for white light. 
All values below are initial lumens per foot. IES LM-79 format fi les may be obtained from the 
factory or downloaded from www.iolighting.com. All products shipped with 
LEDs have a CRI greater than 80.
>> New 2-step MacAdam Binning.

Construction
Heavy-duty aluminum housing provides recommended heat sink requirements for LEDs. 
Precision optics are composed of a customized acrylic material offering excellent light 
transmission and UV stability. High strength adhesive bonds the housing and patented
optical assembly. series 2.0 is UL listed for wet locations and may be specifi ed for interior 
and exterior applications. Fabrication methods differ for each application. Exterior rated 
fi xtures are sealed for life while interior rated fi xtures are designed with a quick disconnect 
to enable the printed circuit board to be changed in the fi eld. series 2.0 has a fi ve year 
warranty. Consult factory for details.

Mounting Options
series 2.0 may be surface mounted, side surface mounted or surface mounted with
fi eld adjustability and lockable aiming. Alternate mounting brackets available upon 
request. Consult factory for details.

Electrical
All fi xtures are pre-wired and pre-assembled for easy installation. 4'-0", 14 AWG UV 
rated electrical feed is side mounted to enable continuous row mounting. For detailed 
information regarding remote distance limitations, power supply options, and dimming 
options consult the io website (www.iolighting.com) or an io representative. Daisy chain 
housing for continuous row mounts is possible. Consult factory for details.

Power Consumption
Power consumption does not include power supply losses. 
>> New 60% power reduction while delivering the same light output.

Standard Output: 3.52 w/ft    |    High Output: 5.28 w/ft
Very High Output: 7.39 w/ft    |    V2HO: 10.91 w/ft

Finish
Anodized aluminum fi nish is standard. Custom fi nishes may be available upon request.

lineTM 2.0
SYMMETRIC

Di
m

en
si

on
s

Dimension includes electrical feed and wire bending radius.

Interior     Exterior  

1.8"
(45.7 mm)

2.1"
(53 mm)

2.3"
(58.4 mm)

3.6"
(91.4 mm)

2.61"
(66.5 mm)

2.98"
(75.2 mm)

2.23"
(55.7 mm)

Label references 36" line 2.0 symmetric fi xture with a 5° beam 
spread in Very High Output 3000K. Lighting Facts for additional beam 
spreads and light output levels may be obtained from io Lighting.

io line 2.0 5°, 3KVHO

1073
38.3

28

70

3043 (Bright White)

6PRA-RFVGYB

0.05V.I.3K.5.1.36

Other

Interior

Exterior

io Lighting 1100 Busch Pkwy Buffalo Grove, IL 60089 T 847.777.3900 F 847.777.3901 E info@iolighting.com W iolighting.com

io Lighting 1100 Busch Pkwy Buffalo Grove, IL 60089 T 847.777.3900 F 847.777.3901 E info@iolighting.com W iolighting.com

IP 65

Driver Remote Distance
46'-0" (14.0m) w/14AWG     |    71'-0" (21.6m) w/12AWG    |    120'-0" (36.6m) w/10AWG

Standard Output
252 lms/ft
264 lms/ft
271 lms/ft
264 lms/ft
276 lms/ft

High Output
420 lms/ft
440 lms/ft
452 lms/ft
440 lms/ft
460 lms/ft 

Very High Output
504 lms/ft
528 lms/ft
542 lms/ft
528 lms/ft
552 lms/ft  

V2HO
741 lms/ft
776 lms/ft
797 lms/ft
776 lms/ft
811 lms/ft

2700K White:
3000K White:
3500K White:
4000K White:
5000K White:

NEW
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GHTING FA
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 1

ST

Linear_EDITs_F_4_3_12.indd   28 4/10/12   3:42:21 PM

lineTM .75
SYMMETRIC

Application
io Lighting’s line series .75 is approximately .75" x .75" in cross section. UL listed for  
dry locations, its low profile housing enables functional luminous intensities from “tight” 
architectural details such as niches, coves and casework. Similar to halogen light sources, 
LEDs are point sources that offer superior definition to three-dimensional objects and 
sparkle to reflective surfaces.

series .75 is a low voltage linear accent luminaire that may be ordered in incremental 
nominal lengths that range from 6" to 72". Optional beam spreads along the perpendicular 
axis of the fixture include 10˚, 25˚ and 55˚. For details on the asymmetric beam spread, see 
dedicated specification sheet. io ensures that each LED is provided thermal and electrical 
management properties in accordance with the LED manufacturers recommendations. 
Projected average rated life is 50,000 hours at 70% of lamp lumen output. Contact factory 
for IES LM-80 compliance. To ensure proper performance, architectural details should 
allow for ventilation and air flow around the fixture. Ambient temperature surrounding  
the fixture shall not exceed 120˚F (48.9˚C).

Light Output
line series .75 is available with four lumen outputs for white light only. Red, green,  
blue and amber are available in high output only. All values below are initial lumens  
per foot. IES LM-79 format files may be obtained from the factory or downloaded  
from www.iolighting.com. All products shipped with LEDs have a CRI greater than 80.  
>> New 3-step MacAdam Binning.

 

Construction
Extruded aluminum housing coupled with a patented optical assembly may not be 
disassembled for re-lamping. Customized acrylic optics offer very high transmissivity,  
UV stability and excellent longevity. Three mounting bracket options include: surface,  
side surface and field adjustable. Bracket material is composed of stainless steel for  
ease of installation and removal as required. series .75 has a five year warranty. Consult 
factory for details.

Electrical
Field adjustable 4'-0" 22 AWG, 300 volt rated power cords are supplied with strain reliefs. 
24 volt 100 watt power supply will be provided as a standard if not specified otherwise. For 
detailed information regarding daisy chain limitations, remote distance limitations, power 
supply options, and dimming options consult the io website (www.iolighting.com) or an io 
representative.

Power Consumption
Power consumption does not include power supply losses. 
>> New 26% power reduction while delivering the same light output. 
 

Finish
Anodized aluminum finish is standard. Custom finishes may be available upon request.
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.75"
(19.1mm)

10˚ 55˚

.75"
(19.1mm)

25˚

.75"
(19.1mm)

.75"
(19.1mm)

.75"
(19.1mm)

.75"
(19.1mm)

Label references 30" line .75 symmetric fixture with a 10˚ beam 
spread in High Output 3000K. Lighting Facts for additional beam 
spreads and light output levels may be obtained from io Lighting.

io Lighting 1100 Busch Pkwy Buffalo Grove, IL 60089 T 847.777.3900 F 847.777.3901 E info@iolighting.com W iolighting.com

io Lighting 1100 Busch Pkwy Buffalo Grove, IL 60089 T 847.777.3900 F 847.777.3901 E info@iolighting.com W iolighting.com

Driver Remote Distance
7'-0" (2.1m) w/22 AWG 
18'-0" (5.5m) w/18 AWG
46'-0" (14.0m) w/14 AWG  
71'-0" (21.6m) w/12 AWG 

Standard Output: 1.58 w/ft
Mid Output: 3.96 w/ft
High Output: 5.81 w/ft
Very High Output: 7.92 w/ft
 

Standard Output
63 lms/ft
67 lms/ft
71 lms/ft
71 lms/ft
80 lms/ft

Mid Output
171 lms/ft
182 lms/ft
194 lms/ft
194 lms/ft
217 lms/ft 

High Output
234 lms/ft
250 lms/ft
265 lms/ft
265 lms/ft
296 lms/ft 

2700K White:
3000K White:
3500K White:
4000K White:
5000K White:

Very High Output
324 lms/ft
348 lms/ft
384 lms/ft
372 lms/ft
396 lms/ft

RECESSED SOFFIT LIGHTING

RECESSED SPOT LIGHTS

MONUMENT SIGN LIGHTING

INTERNAL LIGHTINGB BY USE

LIGHTING
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MATERIALS
preferred color scheme

sandstone wood metals
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MATERIALS
preferred color scheme
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MATERIALS
alternate color scheme — warm palette
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MATERIALS
alternate pattern scheme — vertical orientation
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DEPARTURES
1 STREET USE

AREA OF 
DEPARTURE FOR 
SERVICES
(SMC 23.47A.005)

RETAIL
ARTS/RETAIL

LOBBY RESTAURANT ARTSRESTRASH

12’

GARAGE
GARAGE
ENTRY

237’ - 22’ = 215’ 
EFFECTIVE LENGTH

· no alley / police partnership

· 80% required / 74% provided

· transparency requirements now met
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DEPARTURES
2&3   STREET SETBACKS

3

2

69
’

10
’

4’

33’

· front: street amenity for retail and theater

· side: light & air setback for neighbor
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NC3P-65

LR-3

NC3P-65

LR-3

DEPARTURES
4 SETBACKS at a TRANSITION ZONE [AREA REQUESTED AT EDG]

120’
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NC3P-65

LR-3

NC3P-65

LR-3

DEPARTURES
4 SETBACKS at a TRANSITION ZONE [CURRENT]

43’
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NC3P-65

LR-3

NC3P-65

LR-3

DEPARTURES
5 SETBACKS at a TRANSITION ZONE [CURRENT]

60’
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NC3P-65

LR-3

NC3P-65

LR-3

DEPARTURES
5 SETBACKS at a TRANSITION ZONE [CURRENT]

34’
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DEPARTURES
6 PARKING STANDARDS

PROVIDE PARKING THAT 
SUITS THE NEEDS OF 
THE SEATTLE POLICE 
DEPARTMENT:

· ZERO SMALL STALLS
· 72% MEDIUM STALLS
· 9% LARGE STALLS
· 19% EXTRA LARGE 

STALLS
 (19’ x 11’)

REQUIREMENTS

· 35% SMALL STALLS

· 35% LARGE STALLS
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DEPARTURES
7 SIGHT TRIANGLE

10
’

10’

approximate area of departure in orange
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12TH avenue ARTS
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12TH avenue ARTS
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