


132	 U r b an La ND 	  O c t o b e r  2 0 0 9

Real Estate Transactions  � Litigation  � Land Use & Environmental  � Business Law

www.msrlegal.com

Palo Alto Office
650 463 7800

Walnut Creek Office
925 935 9400

At Miller Starr Regalia, responding to our clients’ needs
swiftly and effectively has been key to our success. We
believe authoritative know-how and exceptional service
make for long-lasting relationships. The fact that we wrote
the book on California real estate law doesn’t hurt either.
Providing expert counsel for all of our clients’ real estate
legal needs is our top priority and has been for more than
40 years. We may not be real super heroes, but our clients
think we come pretty close.

So why bother going to the other guys?
They’re just using our books anyway.

FULLY
RESP   NSIVE

ing. Ductwork and pipes run through a 
single vertical chase exiting at the roof. 
All mechanical equipment is located 
centrally at the top. Both domestic hot 
water and radiant floor hot water are 
heated with high-efficiency gas equip-
ment. All exhaust venting, including 
bathroom fans and kitchen cooktop 
hood and dryer exhaust, are vented 
through the roof. This eliminates 
unsightly vents on siding, making for 
a clean, uncluttered facade. A central 
vacuum system was installed in the 
central chase to ensure clean and 
dust-free air.

The structures are heated through-
out with a radiant hydronic floor 
heating system. Radiant floor heat 
provides numerous benefits, including 
even temperatures, cleaner air without 

The flow of spaces into each other 
is reinforced by the stair design; the 
white oak floor spirals back and forth 
up through the building, connecting 
each room in a vertically open plan. 
There are no internal hallways, 
making all the built space usable.
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cold drafts, and the elimination of 
intrusive ductwork and floor vents, 
while being quieter and more energy 
efficient than forced-air heat. The 
water in a radiant system has the 
capacity to transport 3,500 times as 
much heat as air, so it can heat using 
less energy than a forced-air system. 

The windows are placed at corners 
of rooms where they can bounce 
sunlight deep into interior spaces. 
The windows have tilt-pivot hardware 
that can tilt inward for ventilation 
or open completely like a standard 
casement window. The patio door 
has tilt-glide hardware that can tilt for 
ventilation or slide open similar to 
a van door. The window frames are 
made of uPVC, which is unplasticised 
poly-vinyl-chloride, a thermal product 
made from petroleum byproduct and 
salt that is colorfast, ultraviolet, and 
impact resistant. 

The demising walls between the 
two houses have been engineered 
to eliminate sound transfer from 
one side to the other. The system 
is made up of a double-framed 
wall with a one-inch (2.54-cm) air 
space between them to acousti-
cally isolate one from the other. 
The outside of each wall is clad 
with one layer of half-inch (1.27-cm) 
plywood and two layers of 5/8-inch 
(16-mm) Sheetrock, an assembly 
that creates acoustical separation. 
Plywood sheathing was used for all 
exterior walls rather than oriented 
strand board (OSB); plywood is sub-
stantially more expensive than OSB 
but was chosen for its resistance to 
moisture damage. 

The exterior walls have a breath-
ing rain-screen, in which the siding 
is held away from the building wrap 
and sheathing to allow air to circulate 

behind the siding, thereby minimiz-
ing any potential moisture buildup. 
This air space also provides an addi-
tional thermal buffer, increasing the 
performance of the building envelope 
system. The circulating air also helps 
prevent mold and mildew growth that 
may cause sick building syndrome. 
By attaching the two houses, energy 
efficiency is also increased because 
about a third of the wall area enve-
lope is not in contact with the exte-
rior elements. 

A small building footprint max
imizes outdoor living space and 
reduces the amount of stormwater 
runoff from the roof. The roof mem-
brane is made of thermoplastic 
polyolefin (TPO), a rubberlike material 
that can be reprocessed and is 100 
percent recyclable. The white TPO 
membrane roofing has a high level 
of reflectivity, maintaining a cooler 

interior temperature, helping to meet 
Energy Star performance levels. The 
driveway is a series of individual 
concrete pavers alternating with green 
voids that allow water to perco-
late into the ground, reducing the 
amount of stormwater runoff. 

The townhouses are Energy 
Star rated, ensuring that they are 
30 percent more energy efficient 
than a standard newly constructed 
house, resulting in lower operating 
expenses. UL

William P. Macht  is a professor of urban 
planning and development at the Center for Real 
Estate at Portland State University in Oregon and a 
development consultant. (Comments about projects 
profiled in this column, as well as proposals for future 
profiles, can be directed to the author at machtw@
pdx.edu.)




