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Ankeny Row 
 
Ankeny Row will be a small “pocket neighborhood”1 several blocks from the 28th and 
East Burnside commercial node.   Its five townhouses, one condo and a community 
room will be built to “passivhaus” construction standards2 and equipped to achieve “net 
zero” energy efficiency3.  The dwellings and community room will be arrayed around a 
landscaped central courtyard, with a spa on the east and bike and kayak storage on the 
west. 
 
Ankeny Row is the built expression of a vision nurtured for seven years by its founders.4  
We are deeply committed to environmental and social goals.  We want to reduce our 
carbon footprints.  We want to live well, in good health and in good company.  We 
want to live at Ankeny Row without worry that a fall on the stairs will force us to move 
to a care facility (there’s a bedroom on the first floor).  And we want to add something 
beautiful to the 28th and East Burnside community.   
 
The founders began with the decision most important to the vision: location. Walkable 
surroundings reduce auto trips, keep us active and healthy and keep us in touch with 
our community.  “Walkability” also increases property values.  The 28th and East 
Burnside community is one of Portland’s most walkable.5  Whole Foods is four blocks 
away (Zupan’s a half mile).  Laurelhurst Theater ($3 movies) is three blocks. Buckman 
Elementary and Da Vinci Middle Schools are within walking distance. There are coffee 
shops, a wine shop, a brew house, a credit union and lots of stores.  Mix magazine 
recently said the 28th and East Burnside community is the city’s most vibrant restaurant 
scene today, with more restaurants coming.6  Laurelhurst Park is a bit further (¾ mile) 
but worth the walk.  If you need to get somewhere faster, Ankeny Row is on the 
Ankeny Neighborhood Greenway (bikeway).  Number 20 Bus runs on Burnside, with a 
stop XXX feet from Ankeny Row. 
 

!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!
1!A!pocket!neighborhood!is!a!relatively!small!number!of!!households!with!access!to!a!
common!space,!such!as!a!plaza,!courthyard!or!garden.!
2!“Passivhaus”!contruction!techniques!were!pioneered!in!Germany!decades!ago!with!
the!goals!of!building!houses!with!an!“envelope”!(roof,!walls,!floors,!windows!and!
doors)!so!wellEinsulated!that!they!would!be!comfortable!in!all!seasons!without!
heating!or!cooling!systems.!
3!A!“net!zero”!house!will!generate!more!electricity!than!it!needs!during!parts!of!the!
years!and!less!than!it!needs!other!times.!!If!it!produces!at!times!as!much!or!more!
than!it!needs!at!other!times,!the!house!is!“net!zero.”!
4!Francie!Royce,!Dick!Benner,!Lavinia!Gordon!and!Michael!Royce.!
5!Enter!2515!SE!Ankeny!at!the!WalkScore!website!to!get!a!“picture”!of!nearby!
destinations.!!Our!score!–!86!E!rates!as!“very!walkable.!
6!Mix,!January/February,!2012;!among!them:!Navarre,!June,!Ken’s!Artisan!Pizza;!
Bamboo!Sushi!(first!sustainable!sushi!restaurant!in!the!U.S.);!Luce;!Tabla;!Screen!
Door;!Esparza’s;!Il!Piatto;!



The founders waited patiently for a site that would enable us to reach our energy and 
livability goals.  The Ankeny Row site – on the north side of the 2500 block of SE 
Ankeny Street – has full exposure to sunlight along its 126-foot south property line.  
This allows a full array for photovoltaic panels.  It has ample room (12,600 sf) for the six 
homes, the common room and a well-proportioned courtyard. 
 
Design came next.  We selected Green Hammer from nine firms.  First, Green Hammer 
brought unexcelled knowledge and experience with passive house construction.  
Second, Green Hammer is a design/builld firm; design and construction would remain in 
the same “family”, for project integrity and time and cost savings.   
 
We worked with Green Hammer on design of Ankeny Row from August, 2011,  
through January, 2012, to produce the floorplans, elevations, sections and the site plan 
that accompany this description of the project.  A continuous cycle of design, “value 
engineering”7, and re-design brought ideas and project cost into balance.  We hope you 
find Ankeny Row – the concept and the design - as exciting as we do.  
 
 
 
 
 
   

!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!
7!Value engineering can be defined as an organized approach to the identification 
and elimination of unnecessary cost. !
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Ankeny Row Streetscape Perspective
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Section - Perspective thru Back Unit and Courtyard



Architectural Narrative:  
Cohousing meets Passivhaus Urbanism on Ankeny Row 

 
 
The Ankeny Row cohousing development offers a fresh view of how to improve livability while radically 
reducing environmental footprint. It does so at both the urban scale and the building scale, while 
strongly emphasizing people, community, and our common ecosystem. 
 
Ankeny Row is a shining example of sustainable urbanism. The location of the project on an urban infill 
site in an existing, highly walkable neighborhood, allows a car-free lifestyle to be enjoyed, with all daily 
needs available by foot, bike, or public transportation. These human-scaled connections to adjoining 
neighborhoods allow the public realm to be an extension of the living space. On site, compact 
townhouse forms line the street along with a pronounced pedestrian entrance, defining the Ankeny 
streetscape, further enhancing neighborhood walkability, and keeping “eyes on the street”. The building 
forms and site organization—townhouses arrayed around a central courtyard—are reflective of many 
examples of historic courtyard housing in the four quadrants of Portland. The common courtyard is 
designed in relation to the townhouses to afford ample private, semi-private, and public outdoor rooms 
offering a full gradient of social experience. Balconies, for example, allow residents to take advantage of 
the sun in privacy or simply engage in people watching.  
 
The cohousing model furthers economic efficiency and expanded, shared amenities, while improving 
social cohesion and connection. A common room and kitchen allow group and community activities and 
dinners to be hosted. A car-share arrangement meets the need for occasional automobile use without 
individual car ownership and the related carbon footprint. A courtyard garden supports urban 
agriculture and provides an opportunity for residents to connect with the ecosystem in an urban setting. 
Other amenities such as a sauna and hot tub are more economically and energy-efficient through shared 
ownership, while also strengthening social connections. 
 
The townhouses themselves are built of traditional building materials composed in a way that is 
contemporary and yet pays homage to the great craftsman tradition of the Buckman neighborhood. The 
floor plans reflect the desire to live comfortably within a small footprint. The dual-suite universal design 
allows two-story or one-story living that affords maximum flexibility and increases possibilities of 
extended living. Interiors are designed to support informal gatherings centered around the dining and 
kitchen areas. Finishes are selected to lend a classic, modern feel without over detailing. 

Quietly sheltering this architectural experience is a super-insulated, air-tight Passivhaus envelope 
representing the world’s most efficient building construction, and reducing heating energy demand by 
approximately 90% over conventional construction. Despite such incredible efficiency, interiors are light-
filled and supplied with superior indoor air quality, thermal comfort, and acoustic isolation from urban 
noise. In this way livability is improved while the carbon footprint is dramatically reduced. 

Ankeny Row combines the best of the old with the new, reflecting new values while respecting historic 
context. The traditionally-scaled, ultra-high-performance townhouse designs combine with simple, 
modern interiors to reflect the values and tastes of the Pacific Northwest. Add to this the shared 
amenities and connections of cohousing and the result is a physical and social architecture that supports 
a more fulfilling lifestyle while living lightly on this ever-strained planet. 
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Site Plan
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Site Plan
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5 Vegetable Garden
6 Pergola
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8 Living Unit Above
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10 Bike and Tool Shop
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Community Room & Apartment
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Community Room & Apartment - First Floor Plan

Common Room Building Area
(not including bike shop)

gross = 608 sf
net = 500 sf

1

1. Community room 
 29’-8” x 13’-10”
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gross area to exterior = 998 sf
net area to interior = 843 sf

Community Room & Apartment - Second Floor Plan

38’-0”
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1

2 3

4

1 kitchen, living, dining
 35’-8” x 14’
2 bedroom 11’-3” x 11’
3 bedroom 10’ x 9’-6”
4 bathroom 8’ x 5’
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Community Room & Apartment - Street Elevation (south)
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Community Room & Apartment - East Elevation
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Community Room & Apartment - North Elevation
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Community Room & Apartment - West Elevation
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Community Room & Apartment - Section
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Front Unit
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Front Unit - First Floor Plan

Front Unit:
total gross area: 1803 sf

total net area: 1513 sf

��	
������
gross area: 1075 sf

net area: 939 sf

	�����������
gross area: 728 sf

net area: 574 sf

1

2

3

4

5

39’-0”

2
8
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0
”

1 living 17’ x 12”
2 kitchen, dining 18’ x 14’-6”
3 bedroom 11’ x 11’-9”
4 bathroom 12’-3” x 9’-8”
5 powder 5’ x 4’-3”
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Front Unit - Second Floor Plan

Front Unit:
total gross area: 1803 sf

total net area: 1513 sf

��	
������
gross area: 1075 sf

net area: 939 sf

	�����������
gross area: 728 sf

net area: 574 sf
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1 bedroom 12’ x 12’
2 bedroom 15’-6” x 13’-3”
3 bathroom 6’-6’ x 9’-4”
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Front Unit - Street Elevation (South)



!"#$"%&'()(*+,"-
.(/012"34&5/$-(" 67896879 1/8” = 1’-0”

Front Unit - East Elevation
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Front Unit - Courtyard Elevation (North)
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Front Unit - West Elevation
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Front Unit - Section
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Back Unit
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Back Unit - First Floor Plan

Back Unit:
total gross area: 1711 sf

total net area:1456 sf

��	
������
gross area: 1082 sf

net area: 946 sf

	�����������
gross area: 629 sf

net area: 510 sf

1
2

3

4

5

41’-0”

2
7
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0
”

1 kitchen, dining 
 18’-6” x 17’-6”
2 living 12’-6” x 13’
3 bathroom 7’ x 12’
 + laundry 8’ x 4’
4 bedroom 11’ x 11’-9”
5 powder 3’-3” x 7’
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Back Unit - Second Floor Plan

1
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41’-0”

Back Unit:
total gross area: 1711 sf

total net area:1456 sf

��	
������
gross area: 1082 sf

net area: 946 sf

	�����������
gross area: 629 sf

net area: 510 sf

1 2 3

1 bedroom 11’-6” x 13’
2 bathroom 6’ x 9’-6”
3 bedroom 10’-6” x 11’
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Back Unit - Courtyard Elevation (South)
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Back Unit - East Elevation 
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Back Unit - North Elevation 
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Back Unit - West Elevation 
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Back Unit - Section
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Composite Views
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Street Elevation
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Front Units Courtyard Elevation
1/16” = 1’-0”
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Back Units Courtyard Elevation
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Section Through Courtyard
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Passivhaus Overview 
 
The Ankeny Row townhomes will be built to the Passivhaus Standard, one of the most energy-efficient 
building design and construction standards in the world. Through a combination of super-insulated, air-
tight construction, heat-recovery ventilation, and passive solar heating, heating loads are reduced by 
~90% from conventional housing. Yet this design approach also delivers some substantial side benefits. 
Indoor air quality is far superior in a Passivhaus than in typical construction because the heat-recovery 
ventilation (HRV) system delivers fresh, filtered air to the home 24/7. Although this constant low-
velocity airflow is imperceptible, it means that interior pollutants and carbon-dioxide are continuously 
exhausted from the building and fresh outdoor air is continually brought in, albeit without a substantial 
loss of heat due to the ~85% efficient heat-recovery.  
 
Another substantial benefit is the superior thermal comfort of a Passivhaus during even the coldest 
winter periods. Because the building shell is highly insulated and the triple-pane windows lose so little 
heat, the interior surface temperatures within a Passivhaus are far more even than in a conventional 
house. This means cold drafts are virtually eliminated and the radiant temperature field experienced by 
the human body is quite even. For example, sitting next to a large window on a very cold day doesn’t 
feel uncomfortable. These warmer surface temperatures also mean opportunities for condensation and 
mold growth are virtually eliminated, and building durability and environmental health are improved. In 
summer, the south-facing windows which act as a substantial “heating system” in the winter are shaded 
with exterior overhangs to prevent excessive summer heat gain. As with conventional houses in 
Portland, interior temperatures during summer can be kept quite comfortable by opening windows at 
night and closing them during the day—so called “night flush” ventilation. 
 
Obviously a Passivhaus has some very unique qualities, and as a result they come with unique systems 
and equipment which, while not complex, are different from conventional houses. For example there is 
no forced-air furnace which intermittently blasts hot air into the house in winter. Instead the extremely 
low heating load of the Ankeny Row townhomes will be met with a small mini-split “ductless” heat 
pump. This wall-mounted unit is controlled by thermostat and quietly delivers heat into the house which 
is naturally dispersed with the help of the ventilation airflow. While this unit can also deliver cooling in 
summer, it will be more effective to utilize “night flush” natural ventilation as previously mentioned. 
Also, the HRV system will operate automatically throughout the year and needs only periodic servicing 
of the filters.  
 
To achieve the incredible energy-efficiency performance of the Passivhaus Standard, the Ankeny Row 
townhomes are built air-tight and all airflow in and out of the home must occur through the HRV 
system. This suggests a new approach to exhausting appliances such as range hoods and clothes dryers. 
Kitchen exhaust is achieved by a combination of an HRV exhaust port in the kitchen ceiling (located a 
few feet away from the stove) and a recirculating, filtering range hood. This two-stage exhaust process is 
necessary because grease smoke can damage the heat-recovery device of the HRV. Experience in 
thousands of Passivhauses throughout Europe and several dozen now completed in the US has found 
this strategy to be adequate for typical residential kitchen ventilation. Clothes dryers are also 
problematic because the lint contained in their exhaust prevents them from being hooked up to the 
HRV system. This is often handled by using a passive drying closet (through which the HRV exhaust 
stream is routed), removing the clothes dryer to a secondary building or vestibule, or using a condensing 
washer/dryer which does not require venting. However, at this point the Ankeny Row townhomes have 
been designed to allow direct exhaust of a conventional clothes dryer by providing a make-up air duct 
which will replace exhausted air and keep the home from being depressurized.    
 
Overall the Passivhaus approach provides the homes with superior health, comfort, durability and 
performance and brings the houses to a point where net zero is feasible.  The result is homes that will 
cost less to operate and maintain, be a pleasure to live in, and last the test of time.  





!"#$"%&'()(*+,"-

./)$012,/&3"$4-%&!"15%+,+
67879:69

;(2$<&=),+&>121&,+&?1+$>&("&+/)$012,/&>$+,-"&@(4&A4$5,0,"14%&A51"","-&A*4A(+$+B&'("+,>$4&2)$+$&"*0?$4+&1+&1&C?155A14#C&$+2,012$B&

!

"!!!

#!!!

$!!!

%!!!

&!!!!

&"!!!

&#!!!

&$!!!

&%!!!

!"#$%& !'(& )&*&+,-.&/

0*
*#

,.
�1
*&

$2
3�
4
/&
�56

7
89
3$
:

=(215&3"$4-%&D+$&E F4("2&D",2

'()*+,-*+.)

/+01*+)0�2�344,+-)5(6

7-*(8�9(-*+)0

:4-5(�9(-*+)0

;"(&/<
:.;85(�<-*-�-66;=(6�6*-)<-8<�.55;4-)5> );=?(86�@A.8�5(8*+A+5-*+.)�4;84.6(6B
:+*(�<-*-�-66;=(6�-5*;-,�-)*+5+4-*(<�.55;4-)5>�@A.8�)(*�C(8.�4,-))+)0�4;84.6(6B
D&!!�E'�4-)(,6�-)<�"&!!:F�8..A�-8(-�8(G;+8(<�A.8�)(*�C(8.�()(80>�;6(�.A�-,,�?;+,<+)06�@*1+6�<.(6�).*�+)5,;<(�1.*�*;?�-)<�64-�()(80>�;6(B

E-66+H1-;6�/+=+*

&I�E'�4-)(,6
J!!:F�8..A�-8(-

K(*�L(8.

6G9G&.3&H2)&!I$"*$J&K(4251">J&L4$-("&MN96O
8:GEP:OE6NOH

!

&

"

J

#

I

$

M

=$"*(�4*'(/ =$"*(�4*'(/�> )&,$�4*'(/ ?"@@"*/90A( ?"@@"*/90A(�>

0*
*#

,.
�B
&,
('*

2�
1*

&$
23
�C
&@

,*
D�
56
>E

4
9/
FG3

$:

Q$12,"-&3"$4-%&LI$4I,$R

E-66+H1-;6�/+=+*

F8.)* N)+*6�O�P�Q+)<.Q6�-008(0-*(<�+)*.�A(Q(8R�,-80(8�;)+*6S�(T*(8+.8�61-<+)0�(,(=()*6�48.H+<(�-8*+5;,-*+.)
U.==.)6V34*�O�P�+)58(-6(<�6.;*1�Q+)<.Q�-8(-R�<(58(-6(<�).8*1�-)<�(-6*�Q+)<.Q�-8(-



TOTAL SITE ENERGY CALCS
*ensure each file is set to "Design" for PV calc purposes
Item kWh/yr # of 250W 

Panels
Roof Area 

req'd
Notes

Front Units (2) 8545 35 708
Rear Units (3) 12042 50 998
Common/Apt 7577 31 628

Hot Tub/Sauna (estimate) 3450 14 286 Approx. the same amount of 
energy use as a townhouse

TOTAL 31614 130 2621
Note: This data is based on schematic design for preliminary planning purposes. 
Consider these numbers as a "ballpark" estimate. 
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Specifications 
 
The Palettes show the overall feel for the units and represent the final finishes.  Schematic 
Finishes have been determined for all areas with allowances.  The Green Hammer Design Team 
with Francie and Lavinia representing the Owners (hereafter call the Design Group) will select 
the Final Finishes.   Economy and Premium Options are available and described in the Matrix of 
Options.  If Owner(s) select a Premium or Economy Option they will be provided a budget and 
schematic specification and will be able to shop for their own finishes with the Design Group as 
consultants.  The Design Group will approve all final selections to ensure that finishes integrate 
with all other products. 

 
Interior Finishes  
 
The following describes the Base Option as priced in the Schedule of Values.  All items not 
specified below or listed as an option will be selected by the Design Group. 
 
Prefinished Flooring:  Floating pre-finished flooring at the 1st floor of all units and floor of 
Common Apartment.   The 1st floor of the Common Room has exposed concrete.  Prefinished 
floors for both levels of Units could be an option if desired. 

Hardwood Floors:  FSC Oak flooring at all interior staircases.  Hardwood throughout is priced 
as an option in the Matrix of Options attached.   

Carpet: Wool Carpet over padding would cover the bedrooms and hallways at the second 
floor of all Units.   

Trim:  FSC Stain Grade character grade 1”x4” trim for baseboard, door casings and window 
sills.  Maple or similar assumed at this time.  Final Decision TBD by Design Team 

Doors:  Solid Flat Panel Paint grade doors with solid hinges for all interior doors.  Satin Nickel 
door handle make and model TBD by Design Team. 

Cabinets:  Stain Grade Shaker Style cabinets in kitchens and Paint grade flat panel cabinets in 
Bathrooms.   

Countertops:  Stone, solid surface or wood countertops are all current options for the kitchen 
counters.   Countertops can be chosen by the owners with an allowance of $80/sqft which 
allows many options.  

Built Ins:  Stain Grade front entry built in provided as drawn in all locations.  Laundry room 
built ins and others as per drawings and SOV are paint grade. 

Tile:  All kitchens will have an 18” tall tile backsplash.  All Full Baths will have tile flooring and 
base, full tile shower/tub surrounds with niche, and tile backsplash at the sink.  Half Baths will 
have tile floors except for a concrete floor in Common Room Bath.  Foyers will also have tile 
floors as shown in the drawings.  Owner can specify exact tiles in the kitchen and shower 
enclosures with an overall allowance of $6/sqt. 

Walls: Level 4 Smooth Drywall throughout with window wraps on all windows.  Wood sill as 
described above. 
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Paint: All interiors will be painted with low or zero-VOC high quality paint with a neutral color 
palette throughout.  Choice of different colors for bedrooms will be included with upgrades to 
other areas as an option. 

See Plumbing and Electrical for fixtures and finishes. 

 

Appliances  

Stainless Steel, Energy Star (minimum) appliances are priced below as a Base Option allowance.   
The Design Group will specify final appliances for the Base Option with France and Lavinia 
representing the Owners.  If the Economy or Premium option is chosen – Owners will be able 
be provided a budget and can select their own appliances from a local supplier to be purchased 
and installed by Green Hammer.  These appliances must be the same size as the Base Option 
Appliances.  The Owners are strongly advised to select appliances as a group to gain discounts 
and for ease of the selection process.  All appliances must be high-efficiency electric to meet 
the energy and health standards set forth for the project and must be approved by the Design 
Group. 
 
Base Option Allowances 
Refrigerator:  $1,400 
Dishwasher:  $900 
Microwave:  $600 
Oven/Range: Electric Range with Induction Stove Top: $2900 
Recirculating Range Hood:  $600 
Washer and Dryer:  $2200 
Install:  $600 
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Exterior Finishes 
 
All exterior finishes are selected at this time and will be consistently installed and finished 
among all units.  The façade is developed for architectural interest and consistency as well as 
durability and performance. 
 
Stucco:  Exterior color integral stucco at the first floor of all units.   

Siding:  Prefinished Hardi Lap Siding at all second floor locations with prefinished HardiPanel 
above.   

Trim:  Wood Trim at all windows and door heads and metal pan flashing at all sills at stucco 
finishes.  Wood Jamb extensions and Wood Head Casing with metal pan flashings at Hardi 
siding locations.  

Windows:  Zola Metal clad ultra-high performance windows at all exterior locations.   

Doors:  Zola Metal clad ultra-high performance doors at all exterior locations.   

Eaves:  Exposed rafter tails and stained ACX ply at all roof overhangs. 

Roofing: Standing seam 26 gauge metal roof by Custom Built Metals.  White TPO roofing 
membrane at flat roof assemblies with low visibility from ground. 

Gutters:  Galvanized fascia style gutters as drawn with 2x3” downspouts. 

Decks:  All decks to be Juniper 2”x6” over battens over TPO roofing membrane.  These decks 
could be finished with TimberPro as an upgrade. 

Railings:  Painted black steel decorative railings at all decks (as drawn) and decorative black steel 
gate and window at sauna. 

Pergola:  Cedar framing with Clear Acrylic cover over seating area. 

Concrete: Broom Finish Concrete at all main walking pathways with lightly exposed aggregate 
concrete patios at each unit.  Stone Pavers at patios available as an upgrade as approved by all 
owners. 

 
  



!

Structural/Energy Assembly  
 
All units have been reviewed for structural and energy efficiency.  Final engineering is still 
pending.  Please see the attached PH Framing cross section for reference.  All assemblies are 
designed and constructed for ultra high-energy performance, durability, and aesthetics. 
 
Foundation 
 
GeoPiers will be installed over the entire site under structural footing to stabilize the existing 
grade as per the Geotechnical Report.  Concrete spread footing with stem walls will form the 
structural foundation for all units. 
 
Assemblies 
 
The first floor assembly will be a 4” concrete slab over 8” EPS foam, over a 10 mil vapor and air 
barrier over compacted gravel.   This assembly minimizes thermal transfer from the ground to 
the finished floor and will create a comfortable, durable floor assembly that can be left exposed 
and unfinished, finished, or covered with other finishes for aesthetics. 
 
The wall assembly will be 2”x4” and 2”x6” structural wall, with taped structural plywood, with 
vertical TJIs (engineered wood I-joists), covered with DensArmor and a water resistive barrier.  
Cladding will then be installed with a drainage plane. 
 
The second floor structural floor assembly is a combination of web trusses with plywood and 
exposed beams with gypcrete.  This will allow area for mechanicals as well as accomplish the 
desired aesthetic.  
 
The roof assembly will be an interior service cavity for electrical, taped plywood for an air 
barrier, Web Truss, a fabric air barrier, 1x Battens, Plywood, Water resistive Barrier and then 
the roof cladding. 
 
Shear walls and Structural beams will be installed as per final engineering. 
All framing lumber will be FSC certified. 
 
  



#$1(&-

27/(" +�$62$0(.0�5 ++� 11$,!+7�
��123"".�.-�1$+%�%300(-&�+ 2'��.0
���%(!$0�"$,$-2�/ -$+1�.4$0�4$-2(+ 2(.-�%300(-&
��25.�+ 7$01��0 #$���/ /$0��%.0�123"".���.0
���5$ 2'$0�0$1(12(4$�! 00($0��1$ ,1�2 /$#
���	���4 /.0�/$0,$ !+$�1'$ 2'(-&
�����	����..#���).(12�������.�"�
��" 4(27�%(++$#�5(2'�#$-1$�/ "*�"$++3+.1$
���	���/+75..#�1'$ 2'(-&��1$ ,1�2 /$#
���6��1203"230 +�123#�5 ++�������.�"�
��" 4(27�%(++$#�5(2'�#$-1$�/ "*�"$++3+.1$
��25.�+ 7$01��	���&7/13,�!. 0#

27/(" +�0..%� 11$,!+7�
��12 -#(-&�1$ ,�,$2 +�0..%
��25.�+ 7$01��6��%300(-&��"0(11�"0.11$#�
��5$ 2'$0�0$1(12(4$�! 00($0
���	���/+75..#�1'$ 2'(-&��1$ ,1�2 /$#
��./$-�5$!�20311��8����#$$/
��" 4(27�%(++$#�5(2'�#$-1$�/ "*�"$++3+.1$
�� (0	4 /.0�".-20.+�,$,!0 -$��1$ ,1�2 /$#
���6��%300(-&�%.0�1$04("$�" 4(27
��25.�+ 7$01��	���&7/13,�!. 0#

27/(" +�1+ !� 11$,!+7�
��%+. 2(-&�5..#�%+..0
��".-"0$2$�1+ !
�� (0	4 /.0�".-20.+�,$,!0 -$��1$ ,1�2 /$#
��8���$6/ -#$#�/.+71270$-$�%. ,
��4 /.0�".-20.+�,$,!0 -$
��".,/ "2$#�&0 4$+��./$-�&0 #$#

	�	�
��

&0$$-�' ,,$0
���1$��2'� 4$-3$

������/.02+ -#��.0� ������
�
��
��������/�
�
����������%�

�0$+(,(- 07��-4$+./$��$"2(.-
�-*$-7��.5
1" +$��	��������
�



!

Systems 
 
Mechanical System  
 
The mechanical system is designed for high performance, comfort and superior health.  It will 
also help meet the net zero energy goals of the project.   Heating and cooling will be provided 
by a mini-split heat pump that consists of an outdoor compressor and interior recessed wall 
unit that will be centrally located and provide conditioned air to each unit.    
 
Fresh, continuous ventilation will be provided by a Zehnder high efficiency Heat Recovery 
Ventilator (HRV) that will bring in fresh, filtered air and discharge stale air.  The HRV will 
precondition the incoming air for increased comfort and performance.  The HRV accepts a 
MERV 13 filter, which purifies to 1 micron and can handle the vast majority of particulates, 
allergens, bacteria, and mold providing air that is equivalent to hospital grade. 
 
Plumbing System  
 
Quality, Low Flow plumbing fixtures will be installed throughout. Final fixtures will be specified 
by the Design Group and will be consistent throughout the units.  An 80 gallon high-efficiency 
electric highly insulated and thermally broken water heater (.94 EF) will be installed per unit to 
supply domestic hot water.  If the Economy or Premium option is chosen, Owners will be able 
be provided a budget and can select their own plumbing fixtures from a local supplier to be 
purchased and installed by Green Hammer.  These fixtures must be the same size as the Base 
Option fixtures.  The Owners are strongly advised to select fixtures as a group to gain 
discounts and for ease of the selection process.  All appliances fixtures must be low flow to 
meet the environmental standards set forth for the project and must be approved by the 
Design Group. 
 
The current list of fixture for each unit includes: 
Kitchen sink and faucet.  Powder Room sink, faucet and toilet.  Mater Bath sink, faucet, toilet, 
tub, shower valve and trim kit.  Guest Bath sink, faucet, toilet, shower valve and trim kit.  2 
hose bibs per unit and 2 at the common building with 1 at the spa area. 
 
Fire Suppression will be installed in the rear 3 units.  This is to meet fire code requirements.  
Fire suppression can be installed in the front 2 units as well as the common building if it will 
help with insurance fees. 
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Electrical System  
 
High efficacy, high efficient lighting will be provided throughout.  General pathway lighting will 
be provided on the exterior with sconces at all entrances.  Interior lighting will be a mix of can 
lights and fixtures.  All Kitchens will have under cabinet lighting, pendant lighting at the island (2-
3), table, and sink.  Bedrooms will have a ceiling mounted fan light combo.  Bathrooms will have 
can lights for general lighting as well as wall fixtures for task lighting.   Remaining areas are a 
combination of can lights, wall operated receptacles and track lights.  Final fixtures will be 
specified by the Design Group and will be consistent throughout the units.  If the Economy or 
Premium option is chosen, Owners will be able be provided a budget and can select their own 
electrical fixtures from a local supplier to be purchased and installed by Green Hammer.  The 
Owners are strongly advised to select fixtures as a group to gain discounts and for ease of the 
selection process.  All appliances fixtures must be high efficacy to meet the environmental 
standards set forth for the project and must be approved by the Design Group. 
 
 
 
  



Ankeny Row Courtyard Garden Narrative 
 
Nestled away from the street, the Courtyard Gardens of Ankeny Row provides both common gathering 
spaces and private garden nooks.  
 
The entrance Garden Foyer provides a glimpse into the Courtyard Gardens while giving access to the 
Common room. A patio outside of the Common room provides for a seamless indoor/outdoor 
experience. There is space for a dinner party under the attached pergola or a peaceful gathering around 
the fire bowl while looking up at the stars.  
 
A meandering Central Courtyard Path leads from the Commons patio to the Spa Garden. The Central 
Courtyard Path is slightly ramped to avoid steps into the individual homes. Outside of each home, a 
small private patio with individual planting space allows for the growing of personal favorites or culinary 
herbs right outside the kitchen door. The private patios, which have space for a small table and chair, 
are tucked away while still providing views of the Common Gardens. 
 
A wall surrounds the lush Spa Garden, providing privacy for relaxation and quiet retreat. A window next 
to the spa provides a view into the Common Gardens when open and privacy when closed. A bench, a 
changing room, and a sauna complete the urban spa experience. 
 
A sinuous seating wall provides space to sit within the Common Gardens while allowing for easy and 
comfortable care for the surrounding plants. Using a palate of natives, edibles, and herbaceous 
perennials, the Ankeny Row gardens provide beauty, interest, and ecological value in all seasons, inviting 
birds, butterflies and pollinators to visit. Care was taken to ensure solar access to the community 
garden, which intertwines with the Central Courtyard Path and provides space for food production. The 
proximity of the vegetable gardens to the central path is in keeping with Co-housing principles as well as 
Permaculture design precepts. 
 
The Ankeny Row Courtyard Gardens were developed to honor the homes that surround them and the 
larger environment in which they exist. They provide a place to enjoy and connect to the outdoors 
within an urban context.  
 
Specifications 
 
Plantings: 
Native Trees, Plants, Ground Cover and mulch will be installed before occupancy and be maintained as 
necessary with an irrigation system to ensure health start up.  Edibles can be planted, maintained and 
harvested by owners for personal use.  Rainwater harvest containers for irrigation are planned with final 
storage capacity TBD before construction. 
 
Spa: 
6 Person Hot Tub - Hot Spring Vanguard: Salt Sanitizing system with deep insulation, cover lifter, 
chemical kit, 50%  post consumer recycled content, 100% recyclable materials, USGBC certified. 
4 Person Sauna - Finlandia Stand Alone sauna with changing room to match.  Made in Portland. 
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North East Perspective of Courtyard
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March 23, 2012
Client Name:
Job Address:

Phone:
Email:

Project Type:
Architecture Firm:
Primary Contact:

Phone:
Email:

CSI 
Code

Description Labor Materials Subcontractor DIVISION TOTAL

Subtotal Subtotal Subtotal

Contract Development/Site Visit/Plan Review 00 42 00 Allowance For: Construction manager consulation, value engineering, specification prcing. procurement and 
subcontractor negotiations for duration of construction document development.

$20,784 $500 $0

Division Subtotal: $20,784 $500 $0
Mark Up: $50 $0
Division Subtotal with Mark Up: $20,784 $550 $0
Sales Tax: $0 $0 $0
Division Subtotal with Mark Up and Taxes: $20,784 $550 $0

$21,334

Division 1. General Requirements 

Construction Management/Meetings 01 31 00 Allowance For: Management, supervision, material procurement, quality control, paperwork and meetings for duration 
of project.  Assumption 13 months of construction and close out time.  ("Allowance For:" will be 
removed after final engineering)

$135,096 $300 $0

Insurance 01 41 01 Construction Duration Risk Policy $0 $0 $3,432

Permits/Inspections/Certifications 01 41 00 Allowance For: City of Portland Permit Fees (listed as labor to eliminate Margin-will be paid direct by client) $51,000 $0 $0
Permits/Inspections/Certifications 2 41 00 Allowance For: City of Portland Permit System Development Charges  (listed as labor to eliminate Margin-will be paid 

direct by client)
$97,200 $0 $0

Permits/Inspections/Certifications 2 41 00 Earth Advantage Platinum Certification FEE $0 $0 $2,100
Permits/Inspections/Certifications 3 41 00 Passive House Certification FEE $0 $2,400 $5,720
Permits/Inspections/Certifications 4 41 00 FSC COC Certification on Structures $1,200 $0 $0
Temp Electrical 01 51 13 Temporary Power to initiate construction. $0 $0 $1,500
Temp Water 01 51 36 Temporary Water to initiate construction $0 $0 $1,500
Temp HVAC 01 51 23 Temporary heat and ventilation for 6 months as necessary during post insulation and dry-in to ensure 

proper relative humidity and temperature during final construction phase.
$1,900 $3,600 $0

Temp Lighting 01 51 26 Temporary lighting as necessary in the units for quality control during construction. $650 $950 $0
Construction Facilities (Job Site Office and Sheds) 01 52 00 8*20 office and storage container for 12 months of construction. $0 $0 $4,560
Sanitary Facilities 01 52 19 Portable Sanitary Toilet for 15 months of construction $0 $0 $1,440
Staging/Scaffolding/Rental Equipment 01 54 00 Articulating Fork Lift and/or Crane as necessary. $0 $0 $6,500

Tree Protection/Surface Protection 01 56 00 [write scope here] $0 $0 $0
Temporary Surface Protection/Erosion Control 01 57 00 [see Division 33] $0 $0 $0
Vehicular Access and Parking 01 55 00 [write scope here] $0 $0 $0
Transportation (Fuel Reimburse) 01 99 00 [write scope here] $0 $0 $0
Site Clean-Up & Waste Management (see also 31 
10 00)

01 74 00 Site cleaning and recycling of construction debris through 15 months of construction. $0 $0 $6,207

Mobilization (Job Start Up/Mobilization) 01 71 00 Providing Job Boxes with Extra Supplies i.e. saw blades, tape measures, tape, caulk etc. and Safety 
Kiosks (3) with first aid kits, safety information and maps to the nearest hospital(s). 

$800 $900 $0

Protecting Installed Construction 01 76 00 Temporary Security and Locks for 13 months of construction. $0 $100 $6,500
Division Subtotal: $287,846 $8,250 $39,459
Mark Up: $825 $3,946
Division Subtotal with Mark Up: $287,846 $9,075 $43,405
Sales Tax: $0 $0 $0
Division Subtotal with Mark Up and Taxes: $287,846 $9,075 $43,405

$340,326

Division 2. Existing Conditions

Surveys 02 21 00 Allowance For: 2 trips by surevyor to set corner flags at start of excavation and set corner pins ahead of concrete 
work.   (listed as labor to eliminate Margin-will be paid direct by client)

$1,500 $0 $0

Division Subtotal: $1,500 $0 $0
Mark Up: $0 $0
Division Subtotal with Mark Up: $1,500 $0 $0
Sales Tax: $0 $0 $0
Division Subtotal with Mark Up and Taxes: $1,500 $0 $0

Total Division 2 - Existing Conditions

G M P   E X H I B I T   A:      SCHEDULE OF VALUES

Total Division 00 - Procurement and Contracting Requirements

Division 00. Procurement and Contracting Requirements

Total Division 1 - General Requirements

Ankeny Cohousing:  Francie Royce, Michael Royce, Lavinia Gordon, Dick Benner
2515-2525 SE Ankeny Street, Portland, OR
Francie: 503.803.7936 
froyce@comcast.net; mdroyce@comcast.net; laviniacgordon@gmail.com; rpeterbenner@gmail.com
Multi- Family New Construction -Possible  Passive House, Earth Advantage Platinum & FSC Certified Development
Green Hammer
Daryl Rantis
503-804-1746 Ext: 106
daryl@greenhammer.com
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Division 3. Concrete  

Footings/Stem walls 03 06 30 Allowance For: Footings and Stem walls for all buildings.  Estimator note: 'General' Scope is all concrete landscaping 
walls and footings assumed at 6" width and 2' above grade.  ("Allowance For:" will be removed after 
final engineering)

$0 $0 $39,263

Footings/Stem walls 03 06 30 Allowance For: Geopiers under all stem walls at all buidlings for soil stabilization and strucutural bearing.  ("Allowance 
For:" will be removed after final engineering)

$0 $0 $50,000

Slabs 03 06 50 Concrete Slabs in all ground levels units. $0 $0 $22,864
Foundation Waterproofing 07 10 00 [write scope here] $0 $0 $0
Concrete Cutting 03 81 00 [write scope here] $0 $0 $0
Window Wells 03 11 16 [write scope here] $0 $0 $0
Other: Stairs, Patios, Driveways 03 11 16 126 Feet of Sidewalk, 6 unit exposed aggregate patio's for each unit, Front entry for each unit, plus 

spa area and exposed aggregate around common house and common path through courtyard. 
$0 $0 $16,282

Concrete Finishing 03 35 00 [write scope here] $0 $0 $0
Division Subtotal: $0 $0 $128,409
Mark Up: $0 $12,841
Division Subtotal with Mark Up: $0 $0 $141,250
Sales Tax: $0 $0 $0
Division Subtotal with Mark Up and Taxes: $0 $0 $141,250

Total Division 3 - Concrete $141,250

Division 5. Metals  

Structural & Decorative Steel 05 10 00 Custom Window and Gate at Spa and Hot Tub.  Front Gate not included at this time $0 $0 $1,800
Metal Stairs, Railings 05 50 00 Black Paintd Decorative Metal Railings as per Architectual drawings.  Includes 132 LF for all second 

floor decks and balconies.
$0 $0 $29,750

Decorative Metal 05 70 00 [write scope here] $0 $0 $0
Division Subtotal: $0 $0 $31,550
Mark Up: $0 $3,155
Division Subtotal with Mark Up: $0 $0 $34,705
Sales Tax: $0 $0 $0
Division Subtotal with Mark Up and Taxes: $0 $0 $34,705

Total Division 5 - Metals $34,705

Framing 06 10 00 Allowance For: Framing buildings with FSC lumber and advanced envelopes per plan Includes front entry to commons 
and commons pergola.  ("Allowance For:" will be removed after final engineering)

$0 $122,928 $64,874

Deck 06 15 00 Floating Juniper or Cedar Deck's to float over 2nd floor terraces $0 $7,075 $3,891
Finish Carpentry - Interior 06 20 23 Supply and install of FSC certified trim.  Assumed Maple Sills at all windows.  Character Grade  (Tight, 

intact knot stain grade wood trim) 1x4 base and door trim. 
$0 $18,333 $21,687

Exterior Finish Carpentry 06 20 13 [scope currently included in siding under Div. 7] $0 $0 $0
Built Ins 06 22 00 Closet Shelf and hanger rod at each closet $0 $0 $8,650
Built Ins 06 22 00 Common: bath shelf, bike room bench and shelving; Apartment bench, laundry room cabinet.  Front: 

Entry bench with shoe cubby, foyer shelf, laundry room built-in.  Back: Entry bench with shoe cubby, 
built-in desk, book shelf in bedroom, book shelf at top of stair. 

$0 $0 $10,875

Cabinetry - Kitchen 06 41 00 Allowance For: Base Option of medium grade Stain grade shaker style NAUF (No Added Urea Formaldehyde) 
customized production cabinetry for all kitchens.

$0 $0 $62,563

Cabinetry - Bathroom 06 41 00 Allowance For: Base Option of medium grade Stain grade shaker style NAUF (No Added Urea Formaldehyde) 
customized production cabinetry for all baths.

$0 $0 $16,500

Cabinet & Drawer Hardware 06 41 93 Supply and Install of cabinet pulls and knobs $0 $5,870 $0
Division Subtotal: $0 $154,205 $189,040
Mark Up: $15,421 $18,904
Division Subtotal with Mark Up: $0 $169,626 $207,944
Sales Tax: $0 $0 $0
Division Subtotal with Mark Up and Taxes: $0 $169,626 $207,944

$377,569

Air/Vapor Barrier (1) 07 25 00 Below Slab Vapor Barrier (15 mil) $0 $0 $3,302
Air/Weather Barrier (2) 07 25 00 Wall Air Barrier $0 $0 $12,000
Air/Weather Barrier (3) 07 25 00 Wall Weather Barrier $0 $0 $15,124
Air/Weather Barrier (4) 07 25 00 Roof/Ceiling Air/Weather Barrier $0 $0 $6,450
Metal Roofing 07 30 00 CB100 26 gauge Standing Seam Metal Roof $0 $0 $29,018
TPO Roofing 07 30 00 TPO membrane under floating Juniper or similar decking for patio's and on flat roofs at front units and 

common unit.
$0 $0 $9,006

Other Roofing 07 30 00 Clear Acrylic or Poly Carbonate Panels for covered section of pergola $0 $0 $1,920
Natural Roof Coverings  (Green Roofs) 07 33 00 Green Roofs Not Included at this time.  Storage area roof will be preped with TPO for future planting 

by owners.
$0 $0 $0

Siding - General 07 46 00 [write scope here] $0 $0 $0
Siding - Plaster 07 46 00 Exterior stucco or lime plaster system over ventilated cavity at first floor of all units except rear of rear 

units.
$0 $0 $44,695

Siding - Wood 07 46 23 [write scope here] $0 $0 $0

Division 7. Thermal & Moisture Protection  

Division 6. Wood, Plastics and Composites 

Total Division 6 - Wood, Plastics and Composites 
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Siding - Metal 07 46 19 [write scope here] $0 $0 $0
Siding - Cement 07 46 46 Hardi lap and Hardi Panel Siding on second floor of all units and first floor rear of rear units. $0 $0 $55,668
Flashing & Sheet Metal 07 60 00 [write scope here] $0 $0 $0
Gutters/Downspouts 07 71 00 Galvanized 6" Fascia style gutters with 2x3 downspouts $0 $0 $3,125
Insulation - Removal 07 21 01 [write scope here] $0 $0 $0
Below Grade Insulation 07 21 02 Sub Slab insulation. 8" EPS $3,521 $9,389 $0
Floor Insulation 07 21 03 Blown fiberglass into floor truss of apartment floor exposed to exterior in common unit. $0 $0 $599
Wall Insulation 07 21 04 Blown fiberglass into the structural walls of the buildings $0 $0 $6,256
Wall Insulation 07 21 04 Blown cellulose into the Truss walls of the buildings $0 $0 $16,980
Air Sealing 07 21 05 Miscellaneous air sealing to ensure final tightness of envelope $0 $0 $9,611
Duct Sealing 07 21 06 [write scope here] $0 $0 $0
Duct Insulation 07 21 07 [write scope here] $0 $0 $0
Rim Joist 07 21 08 [write scope here] $0 $0 $0
Attic/Roof Insulation 07 21 09 Blown cellulose into the Truss Roof(s) of the buildings $0 $0 $26,187
Division Subtotal: $3,521 $9,389 $239,941
Mark Up: $939 $23,994
Division Subtotal with Mark Up: $3,521 $10,328 $263,935
Sales Tax: $0 $0 $0
Division Subtotal with Mark Up and Taxes: $3,521 $10,328 $263,935

$277,783

Doors - Exterior 08 10 00 Exterior door for Shed, Bike Storage and Under Apartment Deck Stair Common Storage Area $0 $2,800 $0
Doors - Interior 08 10 01 Allowance For: Base Option - Interior Flat Panel Solid Core Doors for all interior locations including closets at $130 per 

pre-hung unit. 
$8,700 $11,310 $0

Screens 08 11 63 Not included at this time.  Available as a premium option. $0 $0 $0
Overhead Doors - Coiling Doors - Activated Gates 08 33 00 Gate to car area $0 $0 $2,800
Windows 08 50 00 Allowance For: Passive House Rated Windows - ZOLA or similar.  Miranti wood prefinished interior and exterior priced 

at this time.   ("Allowance For:" will be removed after final engineering and final window order)
$33,945 $141,213 $0

Skylights 08 60 00 [write scope here] $0 $0 $0
Door Hardware 08 71 00 Interior door hardware $4,350 $3,480 $0

Division Subtotal: $46,995 $158,803 $2,800
Mark Up: $15,880 $280
Division Subtotal with Mark Up: $46,995 $174,683 $3,080
Sales Tax: $0 $0 $0
Division Subtotal with Mark Up and Taxes: $46,995 $174,683 $3,080

Total Division 8 - Openings $224,758

Division 9. Finishes  

Wall Finishes (sheetrock, plaster, other) 09 20 00 Level 4 smooth drywall.  Double drywall on all walls and ceiling for thermal mass with single later of 
drywall in all closets and stroage areas. DensArmor Paperless drywall in all wet areas and DensSheild 
in all Shower enclosures.

$0 $0 $73,100

Tile: 09 30 00 Supply and install of tile in bathroom and powder rooms.  All areas to be completed with Schluter Ditra 
floor underlayment, mortar, tile, grout, sealer and caulking. ($6/sq' allowance on tile material)

$0 $12,522 $41,250

Flooring - General 09 60 00 Gypcrete pour over beam system 1.5" $0 $0 $7,040
Wood Flooring  09 64 00 Allowance For: Base Option: Nail Down FSC White Oak or Similar for Treads, Risers, and Landings with three coats 

Satin Natural.
$0 $0 $15,820

Wood Flooring  10 64 00 Allowance For: Base Option: Floating prefinished floors on 1st Floor of all units (excluding common room but including 
Common Apartment) with felt pad $4.5/sq material $0.50/sq for felt pad including install of shoe 
molding. Common Room can be completed as an upgrade of $3450 (assumes tile in bath and entry)

$0 $21,915 $13,269

Carpet 09 68 00 Allowance For: Base Option:  Carpet on 2nd floor of all units (excluding common apartment) with $3 per square foot 
for carpet and $0.50 per sqft of padding.

$0 $12,254 $4,201

Exterior Paint 09 91 13 Paint Exterior Hardi and Stain all Rafter Tails, Pergola and Exterior Sun Shades on Front, Rear and 
Common buildings.

$0 $0 $30,000

Interior Paint 09 91 23 Allowance For: Two Colors, Two Coats per unit included as Base Option. Includes Polyurethane Spray or roll apply 
finish to interior beam ceilings and all base and window sill trim.

$0 $0 $28,360

Exterior Stain 09 93 13 Included in Exterior Paint Price $0 $0 $0
Interior Stain 09 93 23 Included in Interior Paint Price $0 $0 $0
Division Subtotal: $0 $46,691 $213,040
Mark Up: $4,669 $21,304
Division Subtotal with Mark Up: $0 $51,360 $234,344
Sales Tax: $0 $0 $0
Division Subtotal with Mark Up and Taxes: $0 $51,360 $234,344

Total Division 9 Finishes $285,704

Division 10. Specialties  

Bathroom Hardware/Mirrors 10 28 16 Bathroom Mirrors, toilet roll dispensers, towel bars in each bath as necessary. $1,400 $4,340 $0

Division 8. Openings

Total Division 7 - Thermal & Moisture Protection
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Shower Enclosure 10 28 19 Shower Curtains at all tub and shower locations.  For Glass enclosure add $770 per location. $0 $0 $2,200
Fireplaces and Stoves 10 30 00 Not included at this time.  Eco Smart 650 SS BK2 Ethanol Fireplace available as a premium option $0 $0 $0
Exterior Specialties (sun control, awnings, screens) 10 70 00 Exterior Sun Control awning for front and rear units. $0 $0 $2,400

Division Subtotal: $1,400 $4,340 $4,600
Mark Up: $434 $460
Division Subtotal with Mark Up: $1,400 $4,774 $5,060
Sales Tax: $0 $0 $0
Division Subtotal with Mark Up and Taxes: $1,400 $4,774 $5,060

Total Division 10 - Specialties $11,234

Division 11. Equipment  

Appliances 11 31 00 Allowance For: Base Option Appliances for all locations including 1 Refrigerator ($1,400) 1 DW ($900) 1 Microwave 
($600) 1 Oven/Range ($2,900) for each unit 1  Washer/Dryer ($2,200), Recirculation Hood, ($600) 
($8,600/unit + $600 Install)  for the five main units and Common Apartment.  The Common Kitchen has 
an allowance of $6,400 + $600 install for 1 Refrigerator ($1,400) 1 DW ($900) 1 Microwave ($600) 1 
Oven/Range ($2,900), 1 Recirculation Hood ($600).

$0 $0 $62,400

Audiovisual Equipment 11 52 00 [write scope here] $0 $0 $0
Division Subtotal: $0 $0 $62,400
Mark Up: $0 $3,120
Division Subtotal with Mark Up: $0 $0 $65,520
Sales Tax: $0 $0 $0
Division Subtotal with Mark Up and Taxes: $0 $0 $65,520

Total Division 11 - Equipment $65,520

Division 12. Furnishings  

Window Treatments 12 21 00 [write scope here] $0 $0 $0  
Casework / Storage  (non wood) 12 30 20 Bicycle Hanging Storage System TBD: Budget is for two Rubbermaid Fasttrack rail systems for bikes.  

Staggered system to hang up to 12 bikes plus 1 exterior bike rack.
$250 $599 $0

Countertops General 12 36 00 Allowance For: Base Option Countertops: $80/SQFT:  Assumes Quartz, Wood, Stainless Steel, Tile, Laminate, Corian 
or other Owner choice of same price.

$0 $0 $26,800

Concrete Countertops 12 36 13 [write scope here] $0 $0 $0
Wood Countertops 12 36 19 [write scope here] $0 $0 $0
Stone Countertops  12 36 40 [write scope here] $0 $0 $0
Furnishings 12 50 00 [write scope here] $0 $0 $0
Division Subtotal: $250 $599 $26,800
Mark Up: $60 $2,680
Division Subtotal with Mark Up: $250 $658 $29,480
Sales Tax: $0 $0 $0
Division Subtotal with Mark Up and Taxes: $250 $658 $29,480

Total Division 12 - Furnishings $30,388

Division 13. Special Construction 

Radon Install of 3 radon mitigation systems - one system per set of units. $0 $0 $5,200
Specialty 14 00 00 Hot Spring Vanguard - Salt Sanitizing system with deep insulation, cover lifter, chemical kit, 50%  post 

consumer recycled content, 100% recyclable materials, USGBC certified.
$0 $0 $12,815

Specialty 13 35 00 Finlandia: Stand Alone Sauna 6x6, fits four - Made in Portland $0 $0 $11,552
Division Subtotal: $0 $0 $29,567
Mark Up: $0 $2,957
Division Subtotal with Mark Up: $0 $0 $32,524
Sales Tax: $0 $0 $0
Division Subtotal with Mark Up and Taxes: $0 $0 $32,524

Total Division 13 - Special Construction $32,524

Division 21. Fire Suppression

Sprinkler System 21 10 00 Sprinkler Systems at Rear Units Only $0 $0 $17,100
Division Subtotal: $0 $0 $17,100
Mark Up: $0 $1,710
Division Subtotal with Mark Up: $0 $0 $18,810
Sales Tax: $0 $0 $0
Division Subtotal with Mark Up and Taxes: $0 $0 $18,810

Total Division 21 - Fire Suppression $18,810

Division 22. Plumbing 

General - DWV. Water, Sewer 22 10 00 Rough in and trim out of all units including drain, waste, vent and water supplies and install and 
connection at all fixtures.  One sink included at all master baths with a second available as a premium 
option.

$0 $0 $77,390
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Plumbing Equipment: Water Heater 22 30 00 All Electric Resistance Polybutyl storage tanks.  80 Gal WH per unit with same for common room. $0 $0 $7,200
Residential Plumbing Fixtures 22 41 00 Allowance For: Base Option Plumbing Fixtures including tubs, sinks, toilets, shower valves and trims, and all faucets 

medium grade per GH Suggestion Dec 2011 
$0 $21,890 $0

Division Subtotal: $0 $21,890 $84,590
Mark Up: $1,095 $8,459
Division Subtotal with Mark Up: $0 $22,985 $93,049
Sales Tax: $0 $0 $0
Division Subtotal with Mark Up and Taxes: $0 $22,985 $93,049

Total Division 22 - Plumbing $116,034

HVAC System 23 00 00 Daikin Mini-Split Heat Pump systems for heating and cooling in all units.  Includes exterior compressor, 
line sets and in-wall or in-ceiling cassette.

$0 $0 $20,700

Duct Insulation 23 07 13 [write scope here] $0 $0 $0
Fuel (gas) Piping 23 11 00 [write scope here] $0 $0 $0
Ventilations 23 34 23 Supply and install of Zehnder HRV or similar with Zehnder Ducting. Includes one HRV per unit and 

one for the common room.
$0 $0 $34,000

Fan/Dryer Ducting 23 30 00 Ducting of Dryer to exterior.  Range hood assumed to be recirulating at this time. $1,500 $1,080 $0
Central Vacuum [write scope here] $0 $0 $0
Division Subtotal: $1,500 $1,080 $54,700
Mark Up: $108 $5,470
Division Subtotal with Mark Up: $1,500 $1,188 $60,170
Sales Tax: $0 $0 $0
Division Subtotal with Mark Up and Taxes: $1,500 $1,188 $60,170

$62,858

Division 26. Electrical 

New Service 26 21 00 See Division 33 $0 $0 $0
Solar 27 21 00 Allowance For: 2810 W per unit $92,730 $0 $0
Solar 28 21 00 Allowance For: RETC from ODOE - $3/Watt ($6000 max per unit) Good until 2018 -$36,000 $0 $0
Solar 29 21 00 Allowance For: PGE $1.75/watt Incentive ($20K max per unit) -$29,505 $0 $0
Line Voltage 26 20 00 Install of electrical panel and circuits with rough in and trim out of all receptacles, switches, fixtures, 

and controls for all units and common room.  A panel and accees will be provided for landscaper to 
hook up outdoor lighting.  Based on Schematic Electrical Plan 12/6/11

$0 $0 $63,020

Lighting Fixtures 26 50 00 Allowance For: Base Option Electrical Fixtures including exterior sconces, interior pendants and wall mount fixtures, 
fan light combo per bedroom and all can lights per Schematic Electrical Plan 12/6/11

$0 $21,000 $0

Division Subtotal: $27,225 $21,000 $63,020
Mark Up: $1,050 $6,302
Division Subtotal with Mark Up: $27,225 $22,050 $69,322
Sales Tax: $0 $0 $0
Division Subtotal with Mark Up and Taxes: $27,225 $22,050 $69,322

Total Division 26 - Electrical $118,597

Division 27. Communications

Low Voltage 27 00 00 Provide and Install Main Low Voltage Panel at Common Room West wall as well as CAT 5 and cable 
from Main Panel to living room and kitchen of all units.  Additional location can be wired as a premium 
option.

$0 $0 $3,580

Division Subtotal: $0 $0 $3,580
Mark Up: $0 $358
Division Subtotal with Mark Up: $0 $0 $3,938
Sales Tax: $0 $0 $0
Division Subtotal with Mark Up and Taxes: $0 $0 $3,938

Total Division 27 - Communications $3,938

Security System 28 00 00 [write scope here] $0 $0 $0
Division Subtotal: $0 $0 $0
Mark Up: $0 $0
Division Subtotal with Mark Up: $0 $0 $0
Sales Tax: $0 $0 $0
Division Subtotal with Mark Up and Taxes: $0 $0 $0

$0

Division 31. Earth Work  

Site Clearing 31 10 00 [write scope here] $0 $0 $0
Excavation & Grading 31 20 00 Allowance For: General Excavation and Site Prep, Trenching for all utilities, back fill and grading pre-landscaping.  

("Allowance For:" will be removed after final engineering)
$0 $0 $80,500

Division 28. Electronic Safety and Security

Division 23. Heating, Ventilating and Air Conditioning 

Total Division 23 - Heating, Ventilating and Air Conditioning 

Total Division 28. Electronic Safety and Security
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Permanent Erosion Control 31 25 00 [write scope here] $0 $0 $0
Underground Utilities Trenching 31 20 00 [write scope here] $0 $0 $0
Compaction 31 20 00 [write scope here] $0 $0 $0
Foundation Drainage Piping 31 20 00 [write scope here] $0 $0 $0
House Drainage Piping 31 20 00 [write scope here] $0 $0 $0
Footing Preparation 31 20 00 [write scope here] $0 $0 $0
Driveway: 31 20 00 [write scope here] $0 $0 $0
Backfill 31 20 00 [write scope here] $0 $0 $0
Other Site Work 31 20 00 [write scope here] $0 $0 $0
Division Subtotal: $0 $0 $80,500
Mark Up: $0 $8,050
Division Subtotal with Mark Up: $0 $0 $88,550
Sales Tax: $0 $0 $0
Division Subtotal with Mark Up and Taxes: $0 $0 $88,550

Total Division 31 - Earth Work $88,550

Subtotal Hard Build Costs: $2,251,882

Division 32. Exterior Improvements

Paving 32 10 00 [write scope here] $0 $0 $0
Fences & Gates 32 31 00 [write scope here] $0 $0 $0
Retaining walls 32 32 00 [write scope here] $0 $0 $0
Planting & Landscape 32 90 00 Allowance For: 50 yards of 6" compost at courtyard beds, purchase and install trees, shrubs, perennials and ground 

covers for all planting areas.  Landscape lighting.  Irrigation. Boulders, secondary pathways and 
easement pathways (no concrete).   (listed as labor to eliminate Margin-will be paid direct by client)

$35,422 $0 $0

Division Subtotal: $35,422 $0 $0
Mark Up: $0 $0
Division Subtotal with Mark Up: $35,422 $0 $0
Sales Tax: $0 $0 $0
Division Subtotal with Mark Up and Taxes: $35,422 $0 $0

Total Division 32 - Exterior Improvements $35,422

Division 33 Utilities

Plumbing (Water Service) 33 10 00 New Water & SEWER service to all units.  Includes 1 1/2" water main to service all 6 units and 
common room with diverter valve to accommodate fire sprinkler system.  Master Meter at right or way 
with private meters at each unit.  Tie ins for sanitary sewer with connection to each unit and common 
areas and tie in of storm water.  Existing 5/8" main water line will be used for irrigation only.

$0 $0 $15,950

Sewer 33 30 00 [write scope here] $0 $0 $0
Storm Drainage Utilities 33 40 00 [write scope here] $0 $0 $0
Fuel 33 50 00 [write scope here] $0 $0 $0
Electrical 33 70 00 Allowance For: New underground service entrance to each unit with common room panel ot service common areas.  

Amount for PGE vault and hook ups TBD at this time.  $8,000 Assumed but can not be determined 
until final electrical plan.  (listed as labor to eliminate Margin-will be paid direct by client)

$8,000 $0 $10,800

Communications 33 80 00 [write scope here] $0 $0 $0
Division Subtotal: $8,000 $0 $26,750
Mark Up: $0 $2,675
Division Subtotal with Mark Up: $8,000 $0 $29,425
Sales Tax: $0 $0 $0
Division Subtotal with Mark Up and Taxes: $8,000 $0 $29,425

Total Division 33 Utilities $37,425

10.0%
$159,907

0.00%
$0

$2,324,729
-$20,000

7.0% $162,408
4.0% $92,989

Guaranteed Maximum Price: $2,560,127

Amount of Fee included for Margin on Materials & Subcontractors:

Construction Total Including Mark Up and Applicable Taxes:

Contingency for Cost Plus Cost Split with Guaranteed Maximum Price (locked Pre-Construction Deposit after final GMP is approved):

This is a Preliminary Schedule of Values - Final Pricing will be determined upon final design, specifications, engineering, proposed start date and contract signing.

Company Overhead & Margin: Full on all non Labor costs i.e.: Materials, Subcontractors and 50% of Margin on Appliances & Fixtures as Described in Div(s): 11,22,26

Design Fees for Duration of GMP Scope: 

Applicable Sales Tax Rate:
Amount of Fee included for Sales Tax:

Estimated Incentives:



 
                          1323 SE 6th Avenue Portland, OR 97214 

 
February 15, 2012 

Matrix of Options for Ankeny Co-Housing Project 
Economy Package - $55K in Allowances Base Package  - $73K in Allowances  Premium Package - $114K in Allowances 
 

A. Flooring: Exposed Slab on First Floor with Wool 
Carpet on 2nd Floor and stair case   

B. Trim:  Paint grade 1”x4” trim throughout for 
baseboard, door casing and window sills 

C. Doors:  Flat Panel Solid Core doors at all interior 
locations 

D. Door Hardware:  Brushed Aluminum 

E. Cabinets: Medium Grade, Paint grade, flat panel 
cabinets throughout  

F. Countertops: Composite or wood counters  

G. Built Ins: Standard Built ins per Plan Set 011912 

H. Tile: Medium Quality tile in all designated 
locations 

I. Appliances: Black or White quality Energy Star 
Appliances 

J. Mechanical System: Same for all Units 

K. Plumbing System: Same for all Units 

L. Plumbing Fixture Allowance:  Quality Water 
Efficient Plumbing Fixtures Throughout 

M. Electrical Systems: Same for all Units 

N. Electrical Fixture Allowance:  Quality Efficient 
Fixtures Throughout 

 
 

 
 

 
 
 
 
 
 

 
A. Flooring: Floating Prefinished wood flooring on 

First floor with Hardwoods at stairs and Wool 
Carpet on Second Floor  

B. Trim:  Character Grade Stain Grade 1”x4” trim 
throughout for baseboard, door casing and 
window sills 

C. Doors:  Flat Panel Solid Core doors at all 
interior locations 

D. Door Hardware:  Satin Nickel 

E. Cabinets: Medium Grade Stain grade Shaker 
style cabinets in kitchen with flat panel in baths.  

F. Countertops: Quartz, Wood or Stainless Steel 
Counters  

G. Built Ins: Standard Built ins per Plan Set 
011912 

H. Tile: Quality tile in all designated locations.   

I. Appliances: Stainless Steel medium to high 
quality Energy Star Appliances  

J. Mechanical System: Same for all Units 

K. Plumbing System: Same for all Units 

L. Plumbing Fixture Allowance: Quality Water 
Efficient Plumbing Fixtures Throughout 

M. Electrical Systems: Same for all Units 

N. Electrical Fixture Allowance:  Quality Efficient 
Fixtures Throughout 

 
 

 

 

 
A. Flooring: Floating Prefinished wood flooring on First 

floor with Hardwoods at stairs and on Second floor  

B. Trim:  Character Grade Stain Grade 1”x4” trim 
throughout for baseboard, door casing and window 
sills 

C. Doors:  Shaker Style Single Panel doors at all interior 
locations 

D. Door Hardware:  Stainless Steel 

E. Cabinets: High Quality Stain grade Shaker style 
cabinets in kitchen with flat panel in baths.  

F. Countertops: Granite, Stone, Wood or Stainless Steel 
Counters Allowance  

G. Built Ins: Standard Built ins per Plan Set 011912 with 
full height built ins in Living Room. 

H. Tile: High quality tile in all designated locations.   

I. Appliances: Stainless Steel high quality Energy Star 
Appliances  

J. Mechanical System: Same for all Units 

K. Plumbing System: Same for all Units 

L. Plumbing Fixture Allowance:  High Quality Water 
Efficient Plumbing Fixtures Throughout 

M. Electrical Systems: Same for all Units 

N. Electrical Fixture Allowance: High Quality Efficient 
Fixtures Throughout 

O. Shower Enclosure:  Custom Glass shower enclosure 
with hardware to match other finishes 

P. Fireplace:  Eco Smart 650 SS BK2 Ethanol Fireplace 
in Living Room 

 


