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In this case study session, NBBJ will present their learning’s from the design 
and delivery of the GSA’s first two competition-selected, design-build, Design 
Excellence courthouses. The architects will focus on the innovations required 
in both design and process to achieve the goals of this new GSA delivery 
model.



1. Develop an understanding of the GSA Design-Build, Design Excellence 
Competition process.

2. Learn from two built examples of integrated design and their approach to 
Design Excellence.

3. Explore examples of the challenges and opportunities of high-performance 
courthouse projects.

4. Understand the challenges and opportunities of this type of delivery model 
for future projects.
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A Push for Speed, Beauty, High Performance.
GSA’s first two design-build, Design Excellence courthouse projects
selected through design competition with guaranteed price and fixed schedule



The American Recovery and Reinvestment Act
The 2009 ‘Stimulus’ program created private sector jobs by funding and 
expediting projects ready for development



60 Months
DESIGN TEAM SELECTION...CONCEPT DESIGN...PEER REVIEW...SCHEMATIC DESIGN...DESIGN DEVELOPMENT...CONSTRUCTION  DOCUMENTS...BID/AWARD...CONSTRUCTION...COMMISSIONING
TYPICAL GSA COURTHOUSE DEVELOPMENT

COMPETITION...PEER REVIEWS...DESIGN DOCUMENTATION...CONSTRUCTION...COMMISSIONING

COMPETITION...PEER REVIEWS...DESIGN DOCUMENTATION...CONSTRUCTION...COMMISSIONING

30 Months

30 Months

BAKERSFIELD

BILLINGS

6 WEEK DESIGN COMPETITION WITH GUARANTEED PRICE PROPOSAL



The Design Excellence Program
Major emphasis should be placed on the choice of designs that embody the finest 
contemporary American architectural thought. Specific attention should be paid to...
regional architectural traditions of that part of the Nation in which buildings are located.

-Daniel Patrick Moynahan
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High Performance Outcomes
A key goal of the ARRA program was to create a legacy of conservation 
that would help move the country toward energy independance



The Projects: Delivering on Promises
New Courthouses at Billings and Bakersfield
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Bakersfield, California
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United States Courthouse 
Billings, Montana
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United States Courthouse 
Los Angeles, California [Proposed]









The Process: Competition, Design Development and Construction Phases
Some Lessons Learned



+
UNITED STATES FEDERAL COURTHOUSE 

BAKERSFIELD, CA

M A N A G E M E N T  P L A N

 

Activity ID Activity Name Orig
Dur

Start Finish

New Bakersfield CourthouseNew Bakersfield CourthouseNew Bakersfield CourthouseNew Bakersfield CourthouseNew Bakersfield Courthouse

Project SummaryProject SummaryProject SummaryProject SummaryProject Summary

A1000 Award/NTP 0 16-Nov-09

A1010 Pre-Construction 243 16-Nov-09 29-Oct-10

A1240 Project Duration (Cal. Days) 806 16-Nov-09 30-Jan-12

A1410 Start Construction 0 14-Jun-10

A1030 Construction Duration (Cal. Days) 477 14-Jun-10 03-Oct-11

A1020 Structure 136 16-Aug-10 25-Feb-11

A2790 15% Construction Excellence/Peer Review 0 19-Aug-10

A1080 Foundations Complete 0 01-Oct-10

A1040 Interior Finishes 192 04-Jan-11 03-Oct-11

BA737 Structure Complete 0 25-Feb-11

A2800 65% Construction Excellence/Peer Review 0 08-Apr-11

A2810 85% Construction Excellence/Peer Review 0 12-Jul-11

A1050 Substantial Completion/Temp Occupancy 0 03-Oct-11

A1060 Project Close-Out 82 04-Oct-11 30-Jan-12

A1070 Project Complete/Owner Occupancy 0 30-Jan-12

Pre-ConstructionPre-ConstructionPre-ConstructionPre-ConstructionPre-Construction

DesignDesignDesignDesignDesign

Concept DesignConcept DesignConcept DesignConcept DesignConcept Design

A1440 Partnering Session 2 16-Nov-09 17-Nov-09

A2850 Concept Design Charrette 0 18-Nov-09

A2890 LEED registration 0 18-Nov-09

A1420 Concept Design 33 18-Nov-09 07-Jan-10

A2820 Concept Design Peer Review #2 0 25-Nov-09

A2840 Concept Design Peer Review #3 0 15-Dec-09

A1430 Final Concept Design Submission 0 08-Jan-10

A1350 Final Concept Design  Review 15 08-Jan-10 28-Jan-10

A1250 Concept Design Estimate & Reconciliation 30 08-Jan-10 18-Feb-10

A1360 Commissioner's Concept Presentation (Washington DC) 1 29-Jan-10 29-Jan-10

A1380 GSA Concept Design Approval 0 01-Feb-10

Design DevelopmentDesign DevelopmentDesign DevelopmentDesign DevelopmentDesign Development

A1190 Design Development Documents 87 01-Feb-10 02-Jun-10

A2950 Courtroom Mockup Document Preparation 22 01-Mar-10 31-Mar-10

A2560 50% DDs 0 01-Apr-10

A2900 LEED Design Review 10 01-Apr-10 14-Apr-10

A2830 Design Development Peer Review 15 01-Apr-10 21-Apr-10

A1200 Courtroom Mockup & Review 32 01-Apr-10 14-May-10

A2570 100% DD GSA Presentation 0 02-Jun-10

A1910 100% DD Life Cycle Cost Analysis 5 03-Jun-10 09-Jun-10

A1860 100% DD Constructability Review 15 03-Jun-10 23-Jun-10

A1870 Incorporate 100% DD Construcability Review Comme... 10 24-Jun-10 08-Jul-10

Construction DocumentsConstruction DocumentsConstruction DocumentsConstruction DocumentsConstruction Documents

A2580 Construction Documents 105 03-Jun-10 29-Oct-10

A2730 60% CDs 0 16-Aug-10

A2610 60% CD Construction Review 19 16-Aug-10 10-Sep-10

A1330 60% CD Life Cycle Cost Analysis 19 16-Aug-10 10-Sep-10

A2780 90% CD GSA Presentations 0 27-Sep-10

A2620 90% CD Constructability Review / IDC 15 27-Sep-10 15-Oct-10

A2940 Incorporate 90% CD Constructability Review Commen... 10 18-Oct-10 29-Oct-10

A2550 100% CD Back-check 10 18-Oct-10 29-Oct-10

Nov Dec Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec Jan Feb Mar Apr May Jun Jul Aug
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Start Date:    16-Nov-09

Finish Date:  23-May-12

Data Date:    16-Nov-09

Run Date:    13-Oct-09 19:18
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New Bakersfield Courthouse 

 
46

SCHEDULE

VS.
Competition Phase
Selecting and coordinating a winning team structure is critical to success



ELECTRICAL
(E.O.R.)

LANDSCAPECIVIL 
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(DESIGN ASSIST)

ELECTRICAL
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CURTAINWALL
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GSA CM

USMS COURTS

CONTRACTOR
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DESIGN BUILD TEAM

USAOPROB.

ACOUSTIC
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TRANSPORTATION

LIFESAFETY
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PEERS

SECURITY SECURITY

CX

MECH CONCEPT

BLAST

STRUCTURAL
(E.O.R.)

MECHANICAL D/B
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Leverage precedents for scope definition (separate from design intent)
Look for shortcuts to communicate level of finish and design intent to allow 
estimators to develop confident and competitive pricing.



DESIGN EXCELLENCE USMS PUB. 64 Program, USCG, ISC, ABAAS, NFPA, IBC... PBS P-100

Design Development Phase
With the high volume of special requirements, it is imperative that each trade 
partner be independently familiar with the published standards.



$70,000

$270,000

Managing Scope in a Guaranteed Price Process
Despite pressure for quick turn-arounds, maintain a process where design 
refinements are vetted with contractor before presentation to client.



Construction Phase
D/B teaming can lead to more collaborative and refined craft, but the architect 
may take on increased risk when the line between design intent and construction 
means and methods is blurred.
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GilbaneGilbaneGilbaneGilbane Building Co.Building Co.Building Co.Building Co.
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PROJ. NO.:

DATE:

PROJ. ENG.:

DWG.
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MARK DATE DESCRIPTION

SENSITIVE BUT UNCLASSIFED (SBU)
PROPERTY OF THE UNITED STATES
GOVERNMENT - FOR OFFICIAL USE ONLY

DO NOT REMOVE THIS NOTICE
PROPERLY DESTROY OR RETURN
DOCUMENTS WHEN NO LONGER NEEDED

GilbaneGilbaneGilbaneGilbane Building Co.Building Co.Building Co.Building Co.
1798 Technology Drive, Suite 120
San Jose, California 95110
Phone 408.660.4400

Project Team
CONSTRUCTION MANAGER:
APSI
8885 RESEARCH DRIVE
IRVINE, CA, 92618
213.241.0433

CIVIL ENGINEER:
PSOMAS
1075 CREEKSIDE RIDGE DR. #200
ROSEVILLE, CA, 95678
916.788.8122

LANDSCAPE ARCHITECT:
MIA LEHRER & ASSOCIATES
3780 WILSHIRE BLVD. #250
LOS ANGELES, CA, 90010
213.383.3844

STRUCTURAL ENGINEER:
THORNTON TOMASETTI
6080 CENTER DR. #260
LOS ANGELES, CA, 90045
310.665.0010

BLAST:
HINMAN CONSULTING ENGINEERS
ONE BUSH ST. #510
SAN FRANCISCO, CA, 94104
415.621.4423

TECHNOLOGY / ACOUSTICS:
WAVEGUIDE CONSULTING
6080 CENTER DR., 6TH FLOOR
LOS ANGELES, CA, 90045
310.242.5595

MEP:
IBE CONSULTING ENGINEERS
14130 RIVERSIDE DR. #201
SHERMAN OAKS, CA, 91423
818.377.8220

BAKERSFIELDBAKERSFIELDBAKERSFIELDBAKERSFIELD

General Services
Administration

Design and Construction Division
Region 9

450 Golden Gate Ave., 3rd Floor West
San Francisco, CA 94102

UNITED STATESUNITED STATESUNITED STATESUNITED STATES
COURTHOUSECOURTHOUSECOURTHOUSECOURTHOUSE

BAKERSFIELD, CA
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DETAIL1
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DETAIL2
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SECTION3 3/4" = 1'-0"

SECTION4
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SECTION5
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SECTION7

 1" = 1'-0"
DETAIL8

 1" = 1'-0"
DETAIL9

1. FOR CONCRETE LINTEL DIMENSIONS, SEE ARCH
DETAILS

1

1 02/28/2011 100% CD
2 06/06/2011 ASI-01

22

2

2

Managing Change Between Trades
Create a clear process for change management, and validate assumptions along 
the way for constant course correction. Ensure the team manages impacts of one 
partner’s exclusions on other partners’ scope.



Going Forward: Opportunities and Challenges



Broad Adoption Of This Delivery Model Across Civic Markets
The GSA’s model for delivering Design Excellence, Design-Build projects through Guaranteed Price 
Design Competitions is being adopted by other federal, state and local government agencies.



UNITED STATES COURTHOUSE
BILLINGS, MONTANA

MODEL

UNITED STATES COURTHOUSE
BILLINGS, MONTANA

MODEL

Challenge: Cost of Competition Limits Pool of Proposals
Developing a compelling, high performance design with enough detail to mitigate risk of a guaranteed 
price and schedule is a significant filter - potentially a direct challenge to Senator Moynihan’s vision.



Opportunities for Innovation and Craft
An integrated design-build team can meaningfully explore construction techniques, technology, and material use at the 
concept design stage to create new types of value.



AIA AAJ Conference 2013

Courts Design Excellence and Rapid Delivery 
at Billings and Bakersfield


