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Potential Solutions
In evaluating the existing condition of the three buildings together, we are proposing two renovation
options. The “Replace in Kind” option and the “Glass Box” option. Both options treat the 1948 and 1972
portions of the Courthouse similarly. On the 1948 construction, metal siding or stone veneer would be
installed over existing EIFS. Materials shall have a minimum forty year life span and reﬂect the civic
importance of the Courthouse to the City, County and State. The EIFS would remain, providing insulative
properties, and a rain screen system would be installed on the EIFS, providing ventilation of the wall
cavity and drying of any latent moisture. All windows would be replaced with insulated units. The 1972
addition would have a portion of the EIFS removed and a new brick veneer installed to relate to the
adjacent brick veneer at the rotunda. Windows would remain. On both the 1948 and 1972 components,
rooﬁng would be repaired or replaced as described in the Roof Condition Assessment.

NEW METAL OR STONE PANELS
IN LIEU OF EXISTING EIFS

NEW METAL OR STONE PANELS
IN LIEU OF EXISTING EIFS

NEW WINDOWS AT 1992 BUILDING

NEW WINDOWS AT 1948 BUILDING

EXISTING WINDOWS TO REMAIN

NEW METAL OR STONE PANELS
OVER EXISTING EIFS

NEW BRICK VENEER

NEW BRICK VENEER

West Elevation: Solutions common to both the 1948 and 1972 buildings in the Replace in Kind and
Glazed Box options.

Concrete veneer wall panels, a potential option to stone or
metal veneer panels

Multi-colored metal veneer
panels
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Replace in Kind
The “Replace in Kind” option is a conventional solution including replacing the facades with similar design
conﬁguration but simpliﬁed, in a more contemporary manner. Brick veneer would replace brick panels, a
new storefront system will replace existing and EIFS is to be replaced with metal panels or stone veneer.
Pro: Solution is visibly similar to existing building and may be more “acceptable” or familiar to the
public.
Con: Removing and replacing the entire brick and EIFS on stud areas may be more disruptive to the
building users and occupants.
NEW METAL OR STONE PANELS
IN LIEU OF EXISTING EIFS
NEW BRICK VENEER
NEW STOREFRONT WINDOW SYSTEM

“Replace in Kind” option, designed similarly to the existing building.
Replace in Kind (modiﬁed)
Replacing with similar materials does not have to mean replacing in the same style. Changing the
proportions of new veneer panels, masonry, and glazing can be used to realize different architectural
styles. The bottom image is considerably less ornate than the 1992 addition but does bring some stylistic
cues from the original 1948 building including expressed frames around the groups of windows.
NEW METAL OR STONE PANELS
IN LIEU OF EXISTING EIFS
NEW BRICK VENEER
NEW STOREFRONT WINDOW
SYSTEM WITH ALUMINUM PANELS

“Replace in Kind” option, modiﬁed to compliment the original 1948 building.
The ratio of stone panels, glazing and brick veneer can be different from the above elevations, however
the overall cost will change. Brick veneer is the least expensive of the three materials. A glazed curtain
wall and aluminum panel system will be the most expensive per square foot at nearly three times the cost
of brick veneer. Stone panel veneer will be 60-75% more expensive than brick. These numbers are very
rough estimates and in all cases a cost estimator should be employed to determine actual costs, even
for planning purposes.
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Upper Wall Section: “Replace in Kind” Option
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Lower Wall Section: “Replace in Kind” Option
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Glazed Box Double Skin Facade
The “Glazed Box” option proposes a double skin solution as an alternative approach to replacement of
the 1992 addition in order to reduce impacts to the occupants. EIFS would again be replaced by metal
siding or stone veneer. Brick panels and veneer would be repaired. Storefront glazed units with failed
seals would be replaced. Existing exterior wall systems would remain virtually intact. The key element of
this solution and most visible element is a second, glazed wall system constructed approximately thirty
inches exterior to the existing south, east and north brick panels and storefront at ﬂoors two through ﬁve.
The glazing would have fritted glass in select locations and the grated walkway catwalks for maintenance
access could also act as sunscreens. There is also the possible use of hydronic piping installed in the
airspace to preheat water for the building or preheating air for building heat.
Pro: Solution leaves a great amount of exterior wall materials at occupied locations in place, reducing
disrupitons to building users and occupants. Potential for use of trapped heated air to offset building
heat energy requirements. The greatest “Pro” though is a potential reduction in impact to the building
occupants during construction.
Con: With public knowledge of issues with the existing brick and EIFS it may appear as if the building
is not being “ﬁxed” but just enclosed. This may require educating the public about the ﬁxes that are
included plus the beneﬁt of shielding the brick and EIFS from the elements. Additionally, there may be a
perception of the building not ﬁtting with the downtown, however the glazed facade appearance may be
seen as similar to the curved wall at the nearby “Lightcatcher” museum.

HKP rendering of potential “Glazed Box” double skin facade solution
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Typical Double Skin Facade components
NEW METAL OR STONE PANELS
IN LIEU OF EXISTING EIFS
OPENING IN FACADE AT
JUVENILE DETENTION WINDOWS
NEW STOREFRONT GLAZING IN
FRONT OF EXISTING BUILDING
REPAIRED BRICK VENEER
FAILED WINDOWS REPLACED

Proposed Double Skin Facade East Exterior Elevation

Proposed Double Skin Facade North and South Exterior Elevations, respectively.
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Double Skin Facade Examples

The Seattle City Hall building also features a double skin facade. Designed by Bohlin, Cywinski and
Jackson, with Basetti Architects as the local ﬁrm, the double skin facade section is to the left of the grand
site entry stair above. The facade also includes exterior sunshading devices.
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Kraanspoor. Amsterdam, Netherlands - OTH Architecten (above).
This example shows the layering of the facade and the options for
clear and translucent glazing.
Oskar von Miller forum, Munich, Germany - Thomas Herzog and
Partners (right). This example shows that the facade does not
need to be in one plane. For the Oskar von Miller forum the panel
extensions provide sun control.

The William Farrell Building in Vancouver, B.C. was completed for
the Telus company by Busby + Associates, Architects and wrapped
a new double skin glazed facade around an existing 1940’s building.
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Double Skin Facade Examples

Double Skin Facade example (lower image only). Donnelly Center, Toronto, Canada - Behnisch
Architekten and Stuttgart architectsAlliance. For the Whatcom Courthouse the wall to the right would be
the existing brick and glazing. The glazing to the left is not proposed to have integral sunshades.
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Upper Wall Section: “Glazed Box” Double Skin Facade Option
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Lower Wall Section: “Glazed Box” Double Skin Facade Option
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Cost Model Estimate Summary
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APPENDIX
Arup study of Double Skin Facade Option ..........................................................34 Pages
The Robinson Company Exterior Repair Cost Model Estimate...........................14 Pages
General Contractor/Construction Manager (GC/CM) General Information ......... 18 pages
Wetherholt and Associates Building Envelope Condition Assessment..............335 Pages
Wetherholt and Associates Roof Condition Assessment ...................................194 Pages
Anderson Consulting Water Test Report with QED .............................................14 Pages
Wilson Engineering Structural Conditions and Techniques to ............................16 Pages
Replace Exterior cladding
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