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I. Introduction 

 

CORE Planning Strategies, now known as J.S. Held LLC (J.S. Held), provides design and construction 

consulting, planning, and management services for clients on a variety of matters, and has a record of 

consulting and providing opinions on many complex projects involving municipal projects. For the City 

of Indianapolis, we have consulted on: Community Justice Center (with AECOM Hunt and Smoot dba 

Community Justice Partners), Indy 3.0’s City County Building Space Assessment, Richard G. Lugar Plaza, 

and Old City Hall (with Browning Investments).    

 

J.S. Held was engaged by the City of Indianapolis Department of Metropolitan Development (DMD) on 

or about March 8, 2021 to assess current conditions, identify needs, provide capital budget estimates, 

and conceptualize potential projects at the City Market campus at 222 East Market Street, 

Indianapolis, Indiana. 

 

J.S. Held provided Jason Larrison, AIA as team project manager. He led architectural, historic 

preservation, and space planning services. Deb Kunce, FAIA provided engagement support.  

 

We engaged with consultants to provide the best services possible. CMTA Inc. provided mechanical, 

electrical, plumbing, and telecommunications systems analysis. Doug Fick, PE PMP led CMTA’s services. 

Wiss, Janney, Elstner Associates (WJE) provided structural, building envelope, and fire protection 

analysis. Noah Fehrenbacher, PE SE led WJE’s services with Seth Lindley supporting. 

 

In the course of our work, J.S. Held and our consultants conducted an inspection of the City Market 

campus. Our investigations were based on what we could reasonably access without the use of special 

equipment, including lifts. We did not conduct destructive testing, core samples, or excavations. We 

also did not balance or conduct operational tests of the existing mechanical equipment. We have, 

however, reviewed the available documentation provided by City Market staff, DMD, the Indianapolis 

Marion County Building Authority (IMCBA), and the Department of Business and Neighborhood 

Services (BNS) online permitting portal known as the Accela Citizens Access.  

 

This report has been prepared for DMD and is intended for the use of its representatives only.  

Reliance upon this document or upon information, observations or opinions contained in this report 

should not be made by any party except the intended recipient designated on the title sheet of this 

report.  J.S. Held and our consultants reserves the right to change or modify its opinion should further 

information become available subsequent to the issuance of this report. 
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II. Background on City Market 

 

In 1821, Alexander Ralston laid out the new city of Indianapolis. Known as the Mile Square plan, 

Ralston included space for markets. One of the spaces is located on the north side of East Market 

Street between Delaware and Alabama Streets and is home to the City Market today. 

 

The historic market house at 222 E. Market Street was constructed in 1886 and designed by D. A. 

Bohlen. It was located 50 feet east of Tomlinson Hall, a civic structure and auditorium completed in 

1886. The brick and iron-framed building was 100 feet wide and 195 feet deep. It had a 60 feet wide 

central space and 20 feet wide spans on each side. The building had arched windows and louvers on all 

four facades with clerestory windows along the sides of the central space.  

 

In 1903, the City Market added to the east and west sides of the building. The Midway Market 

enclosed the space between the City Market and Tomlinson Hall. The East Building enclosed the 

remaining 148 feet of frontage to Alabama Street.  

 

In 1958, Tomlinson Hall was damaged by fire. It led to the building’s demolition. The Midway Market 

remained in place after the fire.  

 

In 1975, the city accepted bids to remodel the historic market house, including the addition of the 

second-story mezzanine level, as well as for the plazas and wings. The additions included walkways to 

nearby Market Square Arena. An archway from the former Tomlinson Hall also remained. The Lilly 

Endowment provided a $4.7 million grant towards the renovations. The wings opened on January 3, 

1977. The renovated historic market house was dedicated on September 16, 1977.  

 

In 1999, Market Square Arena closed; it was demolished in 2001. In 2001, the Indiana State Museum 

relocated from the Old City Hall at 202 N. Alabama Street. Both were cited in 2002 for a drop in 

visitors, a drop in occupancy, and a shift to a lunch-dominate crowd.  

 

In 2007, the historic market house received a massive renovation.  

 

In 2011, the remodeled East Wing opened as the Indy Bike Hub YMCA, providing a space for bicycle 

commuters and workout space for downtown workers and residents. 

 

In 2012, the remodeled West Wing opened as the Platform, a co-working space for local groups 

operated by Local Initiative Support Corporation (LISC) Indianapolis.  

  



J.S. Held LLC 

City Market Assessment and Capital Planning Report 

J.S. Held No. 21060108 

08/30/2021 

Page 3 

 

 

 

III. Stakeholder Engagement Summary 

 

J.S. Held was charged with conceptualizing a future uses for portions of City Market and establishing 

capital budgets for potential future projects. To identify potential options, we met with community 

stakeholders. The stakeholders include: 

• Brad Beaubien, Director of Destination Development, Visit Indy 

• Jeff Bennett, Deputy Mayor, City of Indianapolis 

• Ken Clark, Controller/CFO, City of Indianapolis 

• James Corry, Deputy Director, IMCBA 

• Mark Dollase, Vice President of Preservation Services, Indiana Landmarks 

• Catherine Esselman, Senior Project Manager, Indy Chamber 

• Lourenzo Giple, Facilities Committee, Indianapolis City Market 

• Keisha Gray, Executive Director, Indianapolis City Market 

• Eric Gershman, Principal, Gershman Partners 

• Carmen Lething, Long Range Planner, DMD 

• Danicia Malone, Creative Director, Designer, and Planner 

• Lawrence McCormack, Facilities Committee, Indianapolis City Market  

• Meg Purnsley, Administrator, IHPC 

• Taylor Schaffer, Chief of State, Mayor’s Office 

• Bob Schultz, Senior Vice President of Marketing, Communications, and Events, Downtown Indy 

Inc. 

• Michael Solari, Board President, Indianapolis City Market 

• Jim Walker, Executive Director, Big Car Collaborative 

• Mandy Wright-Jarrett, Operations and Facility Manager, Indianapolis City Market 

• Jeff York, Senior Planner – Regional Center, DMD 

• Gretchen Zortman, Engineering Project Manager, Department of Public Works 

 

In addition, City Market merchants provided feedback during a merchants meeting on June 15, 2021. 

 

A summary of the feedback follows: 

 

Mission and Purpose 

The City Market is seen as a necessary amenity and anchor to the area but it is not meeting 

expectations.  

 

Clarification is needed on the mission of the City Market. Why does this place matter? It is expected 

that food is a required component, but is the Market an incubator space, a stepping-stone in business 

growth, a space for disadvantage business owners, a space exclusively for local business owners, a 
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place for unique concepts, a place for tried-and-true concepts, or a place for long-term merchants? It 

could be a combination of all the above, but what is the balance and how is the operations funded? Is 

making money the ultimate operational mission? Is there a philanthropic function to City Market? How 

does the Market connect to food communities in Indianapolis, including International Marketplace? 

 

If there is an incubation and philanthropic function to the City Market, training and continuing 

education should be considered. Higher education partners, like Ivy Tech, could bring in mentorship 

programs. 

 

Clarification on the land trust requirements is needed. Depending on the language in the trust, there 

should be consideration for a shift in ownership and operations. 

 

Finance 

There is a desire for City Market to be entirely self-funded and remove the city subsidies in the future. 

The impact of losing city subsidies would affect the mission and those businesses served. Should city 

subsidies be tied to local vendors? 

 

The City Market is limited on staff and any capital improvements will need increased funding for 

staffing.  

 

Physical Conditions 

There is a lot of deferred maintenance, including the exhaust system. There are a lot of comments 

about smoke in the building and smelling like the market after a visit. Merchants commented on 

plumbing drainage issues, roof leaks, exhaust issues in the restrooms, and window conditions. 

 

The space is difficult to clean. The red “wave” light fixtures prevent lift access to some areas of the 

building. 

 

Programming 

The weekly Farmers Market is an important operation of the City Market. It has historical roots in the 

Market’s original operations and is a downtown destination. The current construction on Market Street 

will provide improved connectivity between the Market and the City-County Building. The project 

included improved infrastructure to support the Farmer’s Market, as well as additional outlets and 

pavers designed for vehicles. 

 

The Farmers Market could be expanded to multiple days a week and include pop up spaces in the 

Market for urban farmers. The City Market should build in flexibility to address food trends, food 

scarcity, and affordable food. Vehicle access to the plazas would allow for expanded operations. A 

permanent structure to support the Farmers Market should be considered. 
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Function, Organization, and Future Development 

There is no cohesion between the historic market house, the wings, and the plazas. 

 

City Market is difficult to discover. Wayfinding, signage, and digital signage is needed. Instagram 

moments should be created. The perceived gap between City Market and Massachusetts Avenue 

needs to be bridged. Hours of operation should be expanded too.  

 

One desire expressed by many is the need for seating on the first floor of the historic market house. 

Other suggestions included opening up the first floor to be less cramped and adding an information 

desk. Are there better ways to organize the historic market house? 

 

The mezzanine appears out of sight and out of mind. Lower impact functions could work well, including 

co-working spaces. An elevator and restrooms should be added to the mezzanine.  

 

Shared support space for merchants is needed. Access to equipment to clean filters would help with 

exhaust issues. The existing coolers and freezers are outdated and need updating. Access to office 

space would be a plus as well. IMCBA cannot access tenant spaces and plumbing cleanouts are needed. 

Improved, secured restrooms are also desired. A security office or desk should be located near the 

restrooms too. There is a lack of building automation and energy use data.  

 

Tomlinson Tap Room is viewed as a positive addition to the City Market but most believe it should be 

relocated from the 2nd floor mezzanine. Relocation to a wing where street presence is available is a 

common suggestion. Space on the first floor of the historic market house is another suggestion. 

 

The West Wing is underutilized. It is public facing towards downtown and uses should take advantage 

of the visibility.  

 

The bike shop in the East Wing is viewed as a positive and needed function. The success of the YMCA is 

debatable; fitting the Y into the existing East Wing structure is a challenge. Other active lifestyle and 

family focused functions should be considered.  

 

The catacombs are a unique fixture but are not well known and publicized. They should be more 

accessible and visible. A rathskeller in the catacombs was suggested. 

 

The plazas are commonly viewed as underutilized. They seem disconnected from the buildings. The 

west plaza can be a cool welcoming space from those visiting from other parts of downtown and has 

the opportunity for activation. It should be structured to host events. The east plaza could be a better 
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design passive space. It could be an outdoor wellness space, art park, or skate park. The plazas should 

be different from Lugar Plaza. Security and snow removal should be considered in plaza redesigns. 

 

Loading, unloading, and vehicular access on the Wabash Street alley should be limited. The alley should 

be activated and connected with the plazas and the neighboring properties. Hallways to the loading 

dock needs updated. The connections between the City Market and the loading dock are not secured. 

 

Suggestions for the plazas and the alley include incorporating covered spaces for four seasons 

utilization. The plazas are viewed as unfriendly for sitting and meeting. The spaces are hard and need 

to be softened. 

 

Parking is viewed as a challenge when the City Market and associated programming is considered a 

destination. The issue can be addressed with branding and wayfinding. The City Market should 

collaborate with Gershman Partners to brand their garage on Ohio Street as a City Market garage. 

The City Market is competing with the Bottleworks Garage and the 16 Tech Amp food halls for vendors. 

Because of the distance between City Market and the other food halls, it does not appear they are in 

direct competition for customers. 

 

The East Wing has redevelopment opportunity, especially with proximity to the Cultural Trail and other 

new developments. If redeveloped, it should not put the historic market house in shadow.  

 

Redevelopment, growth, and operational changes of the City Market will be impacted by the future of 

the CCB. 
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IV. Precedents 

 

The City Market largely serves as a food hall with some merchants 

vending items that are not prepared food. The weekly farmers market 

is a popular event. There are two plazas with various levels of 

activation. And there are alternative functions not related to food that 

are housed on the City Market campus. The consensus is that the 

current mix is still desired but is not currently meeting its potential. 

Each component on the City Market campus has successful 

contemporaries that provide examples of how the property could 

operate differently.  

 

Food Halls 

Chelsea Market in New York City is located in a historic Nabisco factory 

complex, constructed in the 1890’s. The complex was redeveloped and 

reopened in 1997 to house a food hall and retail concourse on the main 

level with offices above. It is adjacent to the High Line elevated 

pedestrian pathway. Chelsea Market is owned by Google.  

 

Located in Cincinnati’s Over-The-Rhine neighborhood, Findlay Market is 

open Tuesday through Sunday with 50 full-time merchants. The 

structure was opened in 1855. On weekends, they host a Farmers 

Market. And the market hosts performances and special events. The 

market is governed by the not-for-profit Corporation for Findlay 

Market. 

 

Open since 1917 in downtown Los Angeles, Grand Central Market hosts 

40 food vendors and merchants and is open seven days a week. They 

also lease apartments located over the market. Grand Central Market is 

owned by real estate investor Adam Daneshgar. 

 

Opened in 2005, Milwaukee Public Market initially focused on selling 

raw ingredients but has transitioned to primarily merchants selling 

prepared food. Seating is located on a 2nd level mezzanine. The market 

is owned by the quasi-government Business Improvement District No. 2 

and reports to the city’s Common Council.  

 

The North Market in Columbus, Ohio has been home to a farmers 

market since 1876 but the current building dates back to 1995. The 

Top to bottom: Chelsea Market, Grand 

Central Market, Milwaukee Public 

Market, North Market 
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facility houses retailers and food vendors. Operated by the North 

Market Development Authority, a mixed-use project will expand the 

market, add residential and office space, and create an independent 

hotel. Since 1988, the market has been owned by the not-for-profit 

North Market Development Authority and has a second location in 

Dublin, Ohio. 

 

Operated by Charlotte Center City, a nonprofit development 

organization, 7th Street Public Market is a food hall located in the first 

level of a parking structure next to a light rail station. They have eleven 

vendors. 

 

Chicago has multiple food halls, including Revival Food Hall and Time 

Out Market. A new food hall called Wells Street Market closed during 

the pandemic. 

 

Indianapolis has two newly established food halls, the Bottleworks 

Garage and 16 Tech AMP. Also, Fishers has the Sun King Test Kitchen 

food hall. 

 

Markets 

First established in 1841, Eastern Market in Detroit covers 43 acres and 

includes five sheds. They operate three markets on site with the 

Saturday being the largest, hosting over 225 vendors year round. The 

district surrounding Eastern Market is home to over 120 merchants, 

businesses, and restaurants. Eastern Market is operated as a not-for-

profit organization. 

 

Operating in St. Louis since 1779, Soulard Farmers Market consists of a 

main hall and four wings. The main hall is open Wednesday through 

Saturday. Wings are open at various capacities on the same days with 

all vendors operating on Saturday. 

 

West Side Market, established in 1912, is the only remaining market in 

Cleveland. The market is open five days a week, closed on Tuesdays and 

Thursdays. The market contains multiple vendors selling baked goods, 

dairy, produce, meats, seafood, and specialty items with some 

prepared foods. The market consists of a central hall and two enclosed 

shed structures.  

Top to Bottom: 7th Street Public 

Market, Eastern Market, West Side 

Market 
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Plazas 

Campus Martius Park was originally platted after Detroit’s fire in 1805 

but was largely lost as vehicular traffic increased. The park was re-

established in 2004 and includes performance stages, art, and other 

public spaces. The park is operated by not-for-profit Downtown Detroit 

Partnership in collaboration with Detroit 300 Conservancy and the City 

of Detroit. 

 

Fountain Square in Cincinnati was originally a large media in Fifth 

Street. A renovation in 1971 enlarged the plaza by removing one 

direction of traffic and demolishing buildings to the north.  A 

renovation in 2006 added a stage, increased seating options, and 

improved its ability to host special events all year around. The 

Cincinnati Center City Development Corporation (3CDC) is the not-for-

profit operator in collaboration with the City of Cincinnati. 

 

Alleys 

Parker’s Alley in Detroit is a pedestrian alley located next to the Shinola 

boutique hotel. The alley houses a collection of local retailers and a 

coffee shop. Shinola Hotel operates and programs the alley. 

 

Attractions 

Located on the side of a parking garage in downtown Chattanooga, 

High Point Climbing operates a rock-climbing wall. High Point has 

locations in multiple states and leases the space from not-for-profit 

garage owner River City Company. 

 

In downtown Columbus, Indiana, the Department of Parks and 

Recreation operates an indoor playground in the Commons, a city-

owned community and event space. The centerpiece of the playground 

is a custom climbing sculpture designed and fabricated by Luckey 

Climbers. The playground is free and accessible to residents and 

tourists. 

 

  

Top to Bottom: Campus Martius, 

Parker’s Alley, High Point, The 

Commons 
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Studies and Plans 

The City Market has remained a component of Indianapolis plans and studies since Alexander Ralston’s 

Mile Square plan. 

 

In the 1958 Central 

Business District 

report from the 

Metropolitan 

Planning 

Department, the 

need for a City 

Market was 

stressed, though it 

suggested that the 

historic market 

house be replaced 

with a modern 

mixed-use building 

that would match in 

design with the 

proposed City-

County Building. 

 

In the 1970 Regional Center Plan, it is noted that improvements were proposed for the Market House. 

 

In the 1980 Regional Center Plan, a historic preservation goal to “retain and protect significant historic 

properties where socially, economically, and physically possible” was identified. The public investment 

in City Market was also cited. The facility was listed as an asset, opportunity, and part of the Market 

Square node. 

 

In the 2004 Regional Center Plan, it was suggested that the redevelopment of the Market Square Arena 

site include outdoor space for use by City Market vendors and patrons. The plan cited the City Market’s 

relationship to living, working, and placemaking downtown. They recommended supporting the City 

Market “as an important public asset in the city’s history, culture and economy. In addition, support 

efforts to develop a premier culinary arts school and experience at the Market.” The plan also 

referenced the “Indianapolis City Market Strategic Plan for Renewal 2003-2007.” At the time of this 

report, a copy was not found for review. 

  

 

New market concept image from 1958 Central Business District report 



J.S. Held LLC 

City Market Assessment and Capital Planning Report 

J.S. Held No. 21060108 

08/30/2021 

Page 11 

 

 

Market East Study 

In 2015, Downtown Indy Inc. and the City of 

Indianapolis collaborated on a study titled “Market 

East: Future Strategies for Urban Design and 

Development.” Consultants included American 

Structurepoint, Anderson-Bohlander, and Walker 

Parking Consultants. Market East is defined roughly 

by Park Avenue on the east, the elevated CSX rail line 

on the south, and New York and Vermont Streets on 

the north. 

 

The study labeled the City Market as the district’s 

anchor. The east wing’s Bike Hub was listed as one of 

the amenities that supports car-free living in the 

neighborhood. The success of the City Market helps 

drive opportunities for near-, mid-, and long-term 

developments. It assumed that the 149 room 21c 

hotel would occur in the mid-term. The study’s long-

term vision also called for an additional 600 hotel 

rooms. Stakeholders confirmed the continued need 

for hotel rooms in the district with a focus on 100-

150 room boutique and destination hotels. 

 

In the mid- and long-term, the study also calls for an additional 3,000 residential units, over 100,000 sf 

of retail, about 900,000 sf of commercial space, and about 1,500,000 sf of office space. Stakeholders 

agreed that the study remains mostly accurate though questions regarding the future demand of office 

space persists considering the COVID 19 pandemic.  
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V. Summary of Current Conditions and Estimates 

 

The assessment and recommendations are limited to the City Market property bound between Market 

Street on the south, Delaware Street on the west, Wabash Street (also known as the alley) on the 

north, and Alabama Street on the east. The assessment does not include conditions of infrastructure in 

the public right-of-way. Detailed observations are included as an attachment to this report. The 

estimated cost ranges provided include hard costs (materials, labor, general conditions, general 

contractor markups, and construction manager fees) and soft costs (architect fees, engineer fees, and 

owners representative fees). Estimated costs for each work type assume that work is done in phases 

and independent from each other. Estimates are in 2021 dollars and does not account for future 

fluctuations in labor or material costs. 

 

The estimated cost to maintain the building as is ranges between $4,560,000 to $5,641,000. If the work 

is completed as a singular project, savings could range between $334,000 and $647,000. 

 

• Building envelope, structural, and site conditions 

o Façade: Deterioration in brick, limestone, mortar joints, and steel structural elements 

were found.  

 Estimate: $515,000-$620,000 

o Windows and Storefronts: Wood frame deterioration is extensive. Windowpane, curtain 

wall trim, and sealant replacements and repairs are needed. 

 Estimate: $710,000-$856,000 

o Roofing: Sloped roofing materials need repairs and sealant replacement. Gutter, 

downspout, coping, and flashing repairs are needed. The west wing’s upper low slope 

roof needs replacement. 

 Estimate: $301,000-$363,000 

o Structure: There are concrete beams in the basement that need repaired 

 Estimate: $53,000-$64,000 

o Plazas: Both plazas have deteriorated brick pavers, concrete walks, and planters. The 

waterproofing membrane in the west plaza needs replacement. 

 Estimate: $1,840,000-$2,217,000 

• To address the waterproofing over the electrical room only and restore 

the plaza above to previous conditions will range between $155,000 and 

$216,000 

• Mechanical system 

o West Wing Economizer Modification: Addition of economizer relief vent and 

modification of existing controls for implementation. 
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 Estimate: $63,000-$76,000 

o West Wing Supply Duct Modifications: Replace water damaged ductwork in the 

connecting tunnel 

 Estimate: $35,000-$43,000 

o West Wing Outside air modifications: Increase the height of the outside air intake 

structure so it is above grade. 

 Estimate: $25,000-$30,000 

o Market House Steam Modifications: Control and component modifications to reduce 

steam usage  

 Estimate: $35,000-$43,000 

o Market House Exhaust: Increase capacity of exhaust system and expanding mechanical 

rooms 

 Estimate: $70,000-$144,000 

o East Wing Economizer Modifications: Addition of economizer relief vent and 

modification of existing controls for implementation. 

 Estimate: $63,000-$76,000 

o East Wing Outside Air Modifications: Increase the height of the outside air intake 

structure so it is above grade. 

 Estimate: $25,000-$30,000 

• Electrical system 

o Facility Electrical Gear Protection: The building chilled water entrance is routed above 

main electrical gear. Provide protective elements around this piping.   

 Estimate: $14,000-$17,000 

o Facility Electrical Conduit Repairs: Numerous conduits damaged in the connecting 

tunnel. 

 Estimate: $70,000-$169,000 

• Plumbing system 

o Old City Market Sprinkler Modifications: Main sprinkler piping damaged by water in the 

connecting tunnel. 

 Estimate: $21,000-$26,000 

• Fire and life safety 

o Remove and replace fire alarm system, repair fire sprinkler system, address fire 

resistance deficiencies, and address other damaged or missing components 

 Estimate: $720,000-867,000 

• Accessibility 

o Add/relocate access doors in West Wing first and second levels to allow public access to 

elevators from market house 
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 Estimate: $16,000-$20,000 

o Upgrade existing elevator equipment and controls 

 Estimate: $344,400-$830,250 

o Add access-controlled egress doors at loading dock hallways 

 Estimate: $62,000-$75,000 

• Finishes 

o Clean and paint wood and metal surfaces of market house using lifts and rolling 

scaffolding 

 Estimate: $352,000-$594,000 
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VI. Improvement Options 

 

Options for improvements to the City Market are based on the following needs and assumptions based 

on stakeholder feedback: 

• The City Market success will improve if branding, planning, and operation of the block bound by 

Market Street on the south, Delaware Street on the west, Ohio Street on the north, and 

Alabama Street on the east are coordinated between all contained property owners. Gershman 

Partners currently owns the half block north of City Market. Cohesive marketing and 

identification of the block should reference the market (i.e. City Market District, Market Square, 

etc.). Wayfinding and signage should be incorporated on all corners of the block, at the alley 

entries, and on each building.  

• The historic market house and the wings should be considered as stand-alone buildings on the 

campus and uses within each building could be different as demand requires. To create space 

and identity between the buildings, the connectors should be partially (at first level only) or 

fully removed. The wings should have specific branded identifiers but should continue to 

reference the City Market (i.e. New Tomlinson Hall at the City Market).  

• The primary objectives are to retain the historic market house, reuse the wings, renovate the 

plazas, maintain food programming, and support activities related to the farmers market. 

Historic Market House Options 

The historic market house could be considered as a stand-alone building that is not dependent on the 

wings for public access. If so, the mezzanine does not meet accessibility requirements and does not 

have restrooms access.  

It is recommended that an elevator is added to provide mezzanine access. If the elevator is located at 

the north end of the building, loading dock access can also be had. A 2010 design by Woollen Molzan 

and Partners with Silver Creek Engineering provided an elevator option that was never executed. The 

cost estimate is based on this design. 

Estimate to add elevator: $4,625,000 

Alternate to install elevator connecting main level and mezzanine only: $675,000 

Because of ease of access under the mezzanine, restrooms can be located anywhere. However, to 

prevent accidental leakage from restrooms into merchant spaces, it is recommended to place new 

restrooms over the 1st floor restrooms at the north end of the market house. 

Estimate to add two single user accessible restrooms: $44,000-$115,000 
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Renovate first floor restrooms. 

Estimate: $50,000-256,000 

Add shared clean-up space for merchants to clean hood filters and other components. 

Estimate: $22,000-$58,000 

Add security office. 

Estimate: $8,000-$18,000 

Convert window on east and west elevations to a storefront door. 

Estimate: $4,000-$6,000 each 

Add projecting blade sign. 

Estimate: $10,000-$32,000 

During conversations with stakeholders, there were questions about the layout of merchant spaces. 

The merchant layout depends on the future goals and mission of the City Market. If merchant spaces 

are reorganized in the future, consider flexible infrastructure that will allow for easier rearrangements 

and modifications. The current fixed structures do not allow for opening of space, reconfigurations, 

and personalization. No concept or estimate provided as part of this scope. 

 

West Wing Options 

The west wing has the ability to provide public visibility for the users and connectivity to both the west 

plaza and the Wabash Street alley. Foot traffic is largely gained from the downtown business district to 

the west. The building is underutilized and should be considered for alternative uses. The concept 

considered for this study reintroduces food service on the first level. The first level would have a 

duplicated or relocated Tomlinson Tap Room with two large food merchant stalls and two small stalls. 

The layout would be similar in concepts and scale as the Fishers Test Kitchen. On the second level, the 

space would remain largely as is with either office space remaining on the second level, private dining 

and classrooms, or a combination of all. Conceptual diagram is located in Attachment A. 

 

Convert first level to food and beverage service concept. (Sequencing note: if the west wing is 

converted to a food and beverage concept, renovation of the west plaza should occur first) 

Estimate: $1,542,000-$3,891,000 

Add projecting blade sign. 

Estimate: $10,000-$32,000 
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Add 80 kW photovoltaic panels on roof 

Estimate: $280,000-$338,000 

 

The west wing is located above the historic Tomlinson Hall catacombs. Visibility of the catacombs 

would increase utilization. Also, there are no restrooms on the lower level. 

Add catacombs lobby space (HVAC, electrical, fire protection, and two single user accessible restrooms) 

and concrete access ramp to loading dock. 

Estimate: $499,000-$601,000 

Add HVAC to catacombs. 

Estimate: $1,575,000-$1,899,000 

Add fire sprinklers to catacombs. 

Estimate: $1,330,000-$1,604,000 

 

 

East Wing Options 

The east wing has the ability to provide public visibility for the users and connectivity to both the east 

plaza and the Wabash Street alley. Foot traffic is largely gained from the residential and mixed used 

developments and the Cultural Trail to the east. The building is underutilized and should be considered 

for alternative uses. The concept considered for this study builds on the active lifestyle concept 

presented with the bicycle commuter facility and proximity to the Cultural Trail. Retail space for the 

bicycle shop should be maintained on the first level. The second and third levels should remain largely 

as is and focus on service amenities such as spas and group classes. On the exterior walls along the 

alley, install a rock-climbing wall. In the spaces along the south windows that is open to multiple floors, 

provide indoor play structures. The former escalator space can accommodate a slide. The play space 

can connect to outdoor play structures on the east plaza. Conceptual diagram is located in Attachment 

A. 

 

Modify layout of first level retail. 

Estimate: $135,000-$163,000 

Add play structures, inside and outside, including Luckey Climber climbing structure. 

Estimate: $2.5m-$3.8m 
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Add rock climbing wall. 

Estimate: $165,000-$310,000 

Add projecting blade sign. 

Estimate: $10,000-$32,000 

Add 80 kW photovoltaic panels on roof 

Estimate: $280,000-$338,000 

 

The IMPD bicycle patrol would be relocated to create a new drop off/pick up location for market 

merchants. These costs are included in the alley renovations section below. 

 

If the east wing is removed and/or redeveloped, future plans need to incorporate storage for market 

merchants. The basement houses coolers, freezers, and dry storage. 

 

Plazas Options 

The west plaza sits atop the catacombs. With the soon to be completed improvements to Market 

Street, vehicular access to the west plaza is limited and does not easily support drop off and pick up for 

farmers market vendors. The east plaza is not over any structures and not as constrained, and access 

can be provided from Alabama Street. For these reasons, the west plaza will focus on gathering and 

events and the east plaza will focus on farmers market infrastructure. Connectivity between the plazas 

and the alley needs improvement. Removing the first level storefront on the connectors between the 

market house and the wings would improve connectivity. Conceptual diagrams are located in 

Attachment A. 

 

Renovate west plaza including waterproofing, paving materials, power, lighting, landscape, and 

removal of connector storefront. (Sequencing note: if the west wing is converted to a food and 

beverage concept, renovation of the west plaza should occur first) 

Estimate: $4,346,000-$5,238,000 

Add stage to west plaza. 

Estimate: $427,000-$515,000 

Renovate east plaza including paving materials, power, lighting, landscape, and removal of connector 

storefront. 

Estimate: $2,679,000-$3,229,000 
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Add 50’ x 100’ farmers market pavilion. 

Estimate: $513,000-$618,000 

 

 

Alley Options 

 

Vehicular access should be removed from the alley and with the space reused as a pedestrian space 

with activation. The City Market is responsible for half of the alley with Gershman Partners responsible 

for the other half. Design collaboration and operation coordination between City Market and 

Gershman Partners is necessary. Conceptual diagram is located in Attachment A. 

 

Create drop off/pick up/delivery lane on Alabama Street. 

Estimate: $374,000-$450,000 

Add canopy on east wing for deliveries. 

Estimate: $40,000-$48,000 

Renovate alley including waterproofing, paving materials, power, lighting, and landscape (southern half 

of alley only). 

Estimate: $926,000-$1,116,000 
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Attachment A: Conceptual Diagrams  



Example of Permanent Farmers Market Shelter
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Open 1st floor; gardens on 2nd

Create shipping/receiving space

1

2
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Attachment B: Phasing and Priority Concept 

  



Low Average High Low Average High

Mechanical MH Steam 1 35,000$         39,000$         43,000$         

Mechanical MH Exhaust 1 70,000$         107,000$       144,000$       

Mechanical WW Economizer 1* 63,000$         69,500$         76,000$         

Mechanical WW Supply 1* 35,000$         39,000$         43,000$         

Mechanical WW Outside Air 1* 25,000$         27,500$         30,000$         

Mechanical EW Economizer 1* 63,000$         69,500$         76,000$         

Mechanical EW Outside Air 1* 25,000$         27,500$         30,000$         

Building envelope, structural, and site Waterproofing over electrical room 2 155,000$       185,500$       216,000$       WJE.61, 63, 65

Electrical Gear Protection 2 14,000$         15,500$         17,000$         

Electrical Conduit Repairs 2 70,000$         119,500$       169,000$       CMTA.1-4

Accessibility Upgrade elevator equipment 3 344,400$       587,325$       830,250$       2-3 months

Building envelope, structural, and site Façade 4 515,000$       567,500$       620,000$       WJE.7-24, 26

Building envelope, structural, and site Windows and storefronts 4 710,000$       783,000$       856,000$       WJE.27-34, 66-68, 79

Building envelope, structural, and site Roofing 4 301,000$       332,000$       363,000$       WJE.35-60, 64

Building envelope, structural, and site Structure 4 53,000$         58,500$         64,000$         WJE.61-62, 69-70

Accessibility Egress doors at loading dock 5 62,000$         68,500$         75,000$         2-3 months JSH-CM-EW-18; JSH-CM-LD-4

Plumbing Sprinklers 6 21,000$         23,500$         26,000$         WJE.89-94

Fire and Life Safety Fire Alarm and Sprinklers 6 720,000$       793,500$       867,000$       WJE.81, 85-94

Finishes MH wood and metal clean and paint 7 352,000$       473,000$       594,000$       3-6 months JSH-CM-MH: 3-5, 8-11

Accessibility WW door modiification at elevator 8 16,000$         18,000$         20,000$         2-3 months

9-16 months

12-18 months

4-6 months

Sequence
Sequence Estimate Sequence 

Time Frame

741,000$       817,000$       893,000$       

Reference Photos

CMTA.5-109-12 months

City Market: PM Needs

1,579,000$   1,741,000$   1,903,000$   

316,000$       379,000$       442,000$       

239,000$       320,500$       402,000$       

Cost estimate
Category Project



Low Average High Low Average High

Accessibility Add Elevator 675,000$      2,650,000$   4,625,000$   6-9 months

Plumbing Add Mezzanine Restrooms 44,000$         79,500$         115,000$      

Plumbing Renovate First Floor Restrooms 50,000$         153,000$      256,000$      

Plumbing Add Merchant Clean Up Space 22,000$         40,000$         58,000$         

Function Add Security Office 8,000$           13,000$         18,000$         2-4 months

Function Add 6 Storefront Doors 24,000$         30,000$         36,000$         1-2 months JSH-CM-EXT-11

Function Add Blade Sign 10,000$         21,000$         32,000$         1-2 months

Sequence 

Time Frame
Reference Photos

4-6 months

City Market: Market House

116,000$      272,500$      429,000$      

Category Project Sequence
Cost estimate Sequence Estimate



Low Average High Low Average High

Function Food and Beverage Conversion 1,542,000$   2,716,500$   3,891,000$   JSH-CM-WW: 4-5, 7-12

Function Add Blade Sign 10,000$         21,000$         32,000$         

Function Catacombs Lobby 499,000$      550,000$      601,000$      JSH-CM-WW: 1-3, 6-7

Electrical Photovoltaic 280,000$      309,000$      338,000$      2-4 months

Mechanical Catacombs HVAC Follows Catacombs Lobby 1,575,000$   1,737,000$   1,899,000$   JSH-CM-WW: 1-5

Fire and Life Safety Catacombs Fire Protection Follows Catacombs Lobby 1,330,000$   1,467,000$   1,604,000$   JSH-CM-WW: 1-5

Sequence 

Time Frame
Reference Photos

9-16 months

6-12 months

City Market: West Wing

2,051,000$   3,287,500$   4,524,000$   

2,905,000$   3,204,000$   3,503,000$   

Category Project Sequence
Cost estimate Sequence Estimate



Low Average High Low Average High

Function First Level Retail Modification 135,000$      149,000$      163,000$      JSH-CM-EW-2-4, 14

Function Add Blade Sign 10,000$         21,000$         32,000$         

Function Add Rocking Climbing Wall 165,000$      237,500$      310,000$      

Function Add Play Structures 2,500,000$   3,150,000$   3,800,000$   

Electrical Photovoltaic 280,000$      309,000$      338,000$      2-4 months

Sequence 

Time Frame
Reference Photos

9-16 months

City Market: East Wing

2,810,000$   3,557,500$   4,305,000$   

Category Project Sequence
Cost estimate Sequence Estimate



Low Average High Low Average High

Finishes West Plaza After West Wing Conversion 4,346,000$   4,792,000$   5,238,000$   JSH-CM-EXT: 4-10, 12-16; WJE.71, 73-75, 77-78

Finishes Add West Wing Stage After West Wing Conversion 427,000$      471,000$      515,000$      

Finishes East Plaza 2,679,000$   2,954,000$   3,229,000$   JSH-CM-EXT: 30-34; WJE.72, 76

Finishes East Plaza Pavilion 513,000$      565,500$      618,000$      

Finishes Alley Renovation Coordinate with Gershman 926,000$      1,021,000$   1,116,000$   JSH-CM-EXT: 18-27

Finishes Alabama St. Drop Off Lane 374,000$      412,000$      450,000$      JSH-CM-EXT-29

Finishes East Wing Canopy for Deliveries 40,000$         44,000$         48,000$         JSH-CM-EXT-28

Sequence Time 

Frame
Reference Photos

9-16 months

9-16 months

9-16 months

City Market: Plazas

1,340,000$   1,477,000$   1,614,000$   

4,773,000$   5,263,000$   5,753,000$   

3,192,000$   3,519,500$   3,847,000$   

Category Project Sequence
Cost estimate Sequence Estimate



 

 

 

 

 

 

 

 

 

 

Attachment C: J S Held observations 
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West Wing Photos 

 

CM - WW - 1: Catacombs under West Wing and West Plaza. Catacombs have dirt floors, no fire protection, and no HVAC. 
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CM - WW - 2: West catacomb wall adjacent to Delaware Street. Previous opening to street level window well is blocked in.  
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CM - WW - 3: Catacomb west of hallway,  view towards north egress door. Wall on right wraps around open staircase and subsurface 

hallway that connect West Wing of City Market to 151 N. Delaware (also known as Market Square Center and “The Gold Building.” 

Plywood on dirt floor leads to hallway door, providing a more solid walking surface during catacombs tours. 
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CM - WW - 4: Catacomb east of hallway, view towards loading dock. Dirt floor with plywood to provide stability. Ceiling above is modern 

structure of West Wing building. Space used for storage. Plywood ramp on left leads to loading dock. 
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CM - WW - 5: Catacomb east of hallway. Plywood ramp to loading dock. 
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CM - WW - 6: Grand stair between catacomb/basement and first level. Previously provided subsurface access between West Wing and 151 

N. Delaware. 
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CM - WW - 7: Offices in West Wing’s first level. Stairs on right lead to catacombs/basement. Offices were created during 2012 

renovations. 
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CM - WW - 8: First floor of West Wing. Main open space in “The Platform” created during 2012 renovation. 
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CM - WW - 9: First floor of West Wing. Main open space in “The Platform” created during 2012 renovation. 
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CM - WW - 10: First floor of West Wing. Main open space in “The Platform” created during 2012 renovation. 
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CM - WW - 11: First floor of West Wing. Main open space in “The Platform” created during 2012 renovation. 
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CM - WW - 12: First floor of West Wing. Conference room adjacent to main open space in “The Platform” created during 2012 

renovation. Located in southeast corner of building. 
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CM - WW - 13: Second floor of West Wing. Mezzanine open office space in “The Platform” created during 2012 renovation. 
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CM - WW - 14: Second floor of West Wing. Mezzanine open office space in “The Platform” created during 2012 renovation. 
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CM - WW - 15: Second floor of West Wing. Common space in “The Platform” created during 2012 renovation. 
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Historic Market House Photos 

 

CM - MH - 1: Main Level of the historic Market House. View looking south along west aisle. Market stalls located on each side. Floors 

finished and stained in 2007 renovation. 
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CM - MH - 2: Main Level of the historic Market House. North center doors open out to Wabash Street alley. 
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CM - MH - 3: Main Level of the historic Market House. Looking up at northwest stairs towards mezzanine. Mezzanine was added during 

1975 renovation. 
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CM - MH - 4: Main Level of the historic Market House. Looking up at clerestory windows.  
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CM - MH - 5: Main Level of the historic Market House. View looking south along west aisle. Market stalls located on each side. Floors 

finished and stained in 2007 renovation. 
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CM - MH - 6: Main Level of the historic Market House. Market stalls located were restricted during 2007 renovation. Overhead structure 

provides lighting and signage support. Electrical and plumbing served in half wall running north/south. 
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CM - MH - 7: Main Level of the historic Market House. Looking west towards west doors. Light fixtures installed during 2007 renovation. 

Red ribbon light fixture limits access to ceiling above for maintenance and cleaning. Floors finished and stained in 2007 renovation. 
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CM - MH - 8: Main Level of the historic Market House. Looking south at south doors opening to Market Street. Entry is not accessible to 

those with disabilities. Demonstration kitchen on left is not a certified commercial kitchen.  Floors finished and stained in 2007 renovation. 
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CM - MH - 9: Main Level of the historic Market House. Looking up at southeast stairs towards mezzanine. Mezzanine was added during 

1975 renovation.  
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CM - MH - 10: Main Level of the historic Market House. Looking up at clerestory and ceiling structure. Mezzanine was added during 1975 

renovation. Light fixtures were installed during 2007 renovation. Floors finished and stained in 2007 renovation. 
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CM - MH - 11: Main Level of the historic Market House. Both stairs have railings to block access to low clearance space. 
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East Wing Photos 

 

CM - EW - 1: South doors of breezeway between historic Market House and East Wing. Situation is typical in both breezeways. Doors are 

in disrepair. Some are not operational. Water infiltrates under doors from plazas and alley. Breezeways built during 1975 renovation and 

expansion. 
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CM - EW - 2: First floor of East Wing, also known as Bike Hub. Lobby space for YMCA and Bicycle Garage Indy. Bike Hub renovation 

occurred 2011.  
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CM - EW - 3: First floor of East Wing, also known as Bike Hub. Bike storage for bicycle commutters. Bike Hub renovation occurred 2011. 
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CM - EW - 4: First floor of East Wing, also known as Bike Hub. Grand stairs between Lobby space for YMCA and Bicycle Garage Indy 

and second floor locker rooms and additional workout space. Bike Hub renovation occurred 2011.Stairs originally connected to pedestrian 

bridge over Alabama Street that connected to Market Square Arena as well as pedestrian bridge over Wabash Street alley to 251 East Ohio 

Street (also known as Two Market Square). 
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CM - EW - 5: Second floor of East Wing, also known as Bike Hub. Locker rooms were added during 2011 renovation. 
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CM - EW - 6: Second floor of East Wing, also known as Bike Hub. Grand stairs between second floor and third floor. Bike Hub renovation 

occurred 2011.Stairs originally connected to pedestrian bridge over Alabama Street that connected to Market Square Arena as well as 

pedestrian bridge over Wabash Street alley to 251 East Ohio Street (also known as Two Market Square). 
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CM - EW - 7: Second floor of East Wing, also known as Bike Hub. Work out space created during 2011 renovation. 
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CM - EW - 8: Second floor of East Wing, also known as Bike Hub. Locker room created during 2011 renovation. 
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CM - EW - 9: Second floor of East Wing, also known as Bike Hub. Shower room created during 2011 renovation. 
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CM - EW - 10: Second floor of East Wing, also known as Bike Hub. Restroom created during 2011 renovation. 
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CM - EW - 11: Third floor of East Wing, also known as Bike Hub. Locker room created during 2011 renovation. Window overlooks 

Alabama Street. Third floor previously connected to a pedestrian bridge over Alabama Street that connected to Market Square Arena. 



J.S. Held LLC 

Old City Hall Assessment and Capital Planning Report 

J.S. Held No. 21060108 

08/30/2021 

Page 38 

 

 

 

CM - EW - 12: Third floor of East Wing, also known as Bike Hub. Access to pedestrian bridge over Wabash Street alley to 251 East Ohio 

Street (also known as Two Market Square). Not currently in use. 
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CM - EW - 13: Third floor of East Wing, also known as Bike Hub. Room for exercise classes created during 2011 renovation. 
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CM - EW - 14: First floor of East Wing, also known as Bike Hub. Entry vestibule added during 2011 renovation. 
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CM - EW - 15: Basement of East Wing. Storage and coolers installed during 1975 renovation and expansion. Supports City Market 

merchants. 
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CM - EW - 16: Basement of east wing. Inside cooler.  



J.S. Held LLC 

Old City Hall Assessment and Capital Planning Report 

J.S. Held No. 21060108 

08/30/2021 

Page 43 

 

 

 

CM - EW - 17: Basement of east wing. Hallway to loading dock. 
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CM - EW - 18: Hallway from east wing to loading dock. 
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Loading Dock Photos 

 

CM - LD - 1: Loading Dock located in basement of 251 East Ohio Street (also known as Two Market Square). Hallways connect to both 

east wing and west wing. Loading dock is accessed from Alabama Street. Recycling totes shared by City Market merchants. 
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CM - LD - 2: Loading Dock located in basement of 251 East Ohio Street (also known as Two Market Square). Trash compactor shared by 

City Market merchants. 
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CM - LD - 3: Loading Dock located in basement of 251 East Ohio Street (also known as Two Market Square). Cooking oil disposal shared 

by City Market merchants. 
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CM - LD - 4: Loading Dock located in basement of 251 East Ohio Street (also known as Two Market Square). Doors to west wing. Access 

between City Market and loading dock is not secured. 
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Exterior Photos 

 

CM - EXT - 1: Exterior of historic Market House adjacent to Market Street. Market Street in process of reconstruction. 
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CM - EXT - 2: City Market viewed from west across Delaware Street. Retaining wall and landscaping separates west plaza. 
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CM - EXT - 3: Retaining wall between Delaware Street and west plaza. 
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CM - EXT - 4: West Plaza access from Delaware Street adjacent to West Wing. Only path on Delaware Street accessible for those with 

disabilities. 
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CM - EXT - 5: West plaza was installed during 1975 renovation and expansion. Majority of plaza situated above catacombs. 
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CM - EXT - 6: West plaza access from southwest corner at Market and Delaware Streets. Plaza sits atop catacombs and is above street 

level. Access requires steps.  
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CM - EXT - 7: City Market overhead signage at southwest corner of west plaza. Only signage at street corner. 
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CM - EXT - 8: West plaza was installed during 1975 renovation and expansion. Majority of plaza situated above catacombs. 
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CM - EXT - 9: West wing concrete. Condition is typical. Majority of plaza situated above catacombs. 
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CM - EXT - 10: West wing access at Market Street adjacent to west wall of historic Market House. Access is accessible to those with 

disabilities. 
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CM - EXT - 11: West elevation of historic Market House. Space between Market House and catacombs allows for an accessible site and 

path. First floor windows of Market House are not original. 
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CM - EXT - 12: Lawn space between historic Market House and catacombs. Stairs adjacent to Tomlinson Hall arch marks eastern edge of 

catacombs. 
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CM - EXT - 13: Tomlinson Hall arch at west plaza. The arch and catacombs are remaining components of Tomlinson Hall. 
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CM - EXT - 14: South elevation of West Wing. Stage installed during or after 2012 renovation. 
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CM - EXT - 15: South elevation of west breezeway. Doors have limited functionality. Breezeway limits connectivity between west plaza and 

Wabash Street alley. 
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CM - EXT - 16: Pavers at west plaza. Condition is typical. Majority of plaza situated above catacombs. 
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CM - EXT - 17: West elevation of west wing at Delaware Street. Limited connectivity to the street. 



J.S. Held LLC 

Old City Hall Assessment and Capital Planning Report 

J.S. Held No. 21060108 

08/30/2021 

Page 66 

 

 

 

CM - EXT - 18: Wabash Street alley looking east from Delaware Street. Northern half (left side) controlled by adjacent building 

ownership. Southern half (right side) controlled by City Market. Portions of alley are above loading dock and hallways connecting to 

loading dock.  
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CM - EXT - 19: North elevation of West Wing. Limited accessibility from Wabash Street alley to West Wing. Portions of alley are above 

loading dock and hallways connecting to loading dock.  
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CM - EXT - 20: North elevation of West Wing. Limited accessibility from Wabash Street alley to West Wing. 
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CM - EXT - 21: North elevation of West Wing as seen from pedestrian plaza between 151 N. Delaware Street (Market Square Center; Gold 

Building) and adjacent parking garage. 
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CM - EXT - 22: North elevation of west breezeway viewed from pedestrian space between 151 N. Ohio Street (Market Square Center; Gold 

Building) and parking garage. Doors have limited functionality. Breezeway limits connectivity between west plaza and Wabash Street 

alley. 
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CM - EXT - 23: South elevation of parking garage north of historic Market House. Garage owner can open first floor space to Wabash 

Street alley to tenants. 
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CM - EXT - 24: Concrete on Wabash Street alley. Condition is typical. Portions of alley are above loading dock and hallways connecting 

to loading dock.  
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CM - EXT - 25: North elevation of East Wing. Limited accessibility from Wabash Street alley to West Wing. Portions of alley are above 

loading dock and hallways connecting to loading dock. Overhead walkway connects to 251 E. Ohio Street (Two Market Square). 
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CM - EXT - 26: North elevation of east breezeway viewed from Wabash Street alley. Doors have limited functionality. Breezeway limits 

connectivity between east plaza and Wabash Street alley. 
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CM - EXT - 27: Wabash Street alley looking west from Alabama Street. Northern half (right side) controlled by adjacent building 

ownership. Southern half (left side) controlled by City Market. Portions of alley are above loading dock and hallways connecting to 

loading dock. 
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CM - EXT - 28: East elevation of East Wing facing Alabama Street. Accessibility limited between East Wing and Alabama Street. 
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CM - EXT - 29: Alabama Street adjacent to East Wing. Angled metered parking located along street. 
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CM - EXT - 30: East plaza south of East Wing. Constructed during 1975 renovation and expansion. East plaza originally included a 

vehicular drive and parking spots. Bocce ball courts added as part of placemaking project by City Market and Big Car. 
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CM - EXT - 31: East plaza and south elevation of East Wing. Constructed during 1975 renovation and expansion. East plaza originally 

included a vehicular drive and parking spots. Bocce ball courts added as part of placemaking project by City Market and Big Car. 
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CM - EXT - 32: East plaza and south elevation of East Wing. Constructed during 1975 renovation and expansion. East plaza originally 

included a vehicular drive and parking spots.  
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CM - EXT - 33: East plaza and south elevation of East Wing. Constructed during 1975 renovation and expansion. East plaza originally 

included a fountain. Fountain converted into seating area as part of placemaking project by City Market and Big Car. 
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CM - EXT - 34: South elevation of east breezeway viewed from east plaza. Doors have limited functionality. Breezeway limits connectivity 

between east plaza and Wabash Street alley. 
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INTRODUCTION 

This report summarizes the conditions of the property’s architectural and structural components as well as 

the fire protection and life safety features observed during our assessment. Based on the observations 

made during our assessment, interviews with maintenance personnel and a review of applicable drawings, 

general recommendations are provided for resolution of observed deficiencies or significant deferred 

maintenance, and an opinion of probable costs for anticipated repairs over a 10-year projection period.  

This report also provides recommendations as it relates to fire and life safety and installation of tent 

anchorages for the possible change of use of the West Wing, Catacombs and West Plaza based on the 

conceptual design provided by CORE Planning Strategies, LLC (CORE). 

BACKGROUND AND BUILDING DESCRIPTION 

The City Market complex is bounded to the north by E. Wabash Street (north alley), to the East by N. 

Alabama Street, to the south by E. Market Street, and to the west by N. Delaware Street. The complex 

consists of a Central Hall and two adjoining wings which are connected via covered walkway connectors 

(Figure 1). The Central Hall currently functions as a restaurant and dining space housing multiple food 

vendors. The East Wing houses a bicycle repair shop and fitness center and the West Wing contains office 

space. Two plazas are located on the east and west sides of the Central Hall directly south of the East and 

West Wings. The walking surfaces of the Plazas consist of both brick pavers and concrete and include 

multiple planters and other amenities. A sub-grade structure exists below and supports a portion of the 

West Plaza. This structure, which dates to the nineteenth century, is the foundation of what used to be 

Thomlinson Hall. This space is commonly referred to as the Indianapolis Catacombs.  

 
Figure 1. Overall view of the City Market Complex (looking north)  

The Central Hall is a two-story structure located in the center of the complex and was built in 1886. The 

building is rectangular in plan and measures approximately 210 feet in the north/south direction and 100 

feet in the east/west direction. The structure has exterior load bearing masonry walls and interior steel 

West Wing East Wing 

Central Hall 

West Plaza East Plaza 

Approximate extents 

of catacombs 
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columns which support steel roof trusses and wood roof purlins. The exterior brick walls consist of multi-

wythe red brick masonry with limestone trim and arched windows. The original fixed arched windows are 

single-paned, wood-framed windows and have non-original storm windows added on the interior side of 

the window. The roof consists of a pitched, gabled upper roof which is flanked to the east and west by 

shed roofs at a lower level. Roof coverings consist of batten-seam copper metal panels, 1 1/2 inches of 

rigid insulation, and wood plank decking. The upper gabled roof slopes to copper gutters which drain to 

copper downspouts. The downspouts extend across the lower roof areas and discharge into the lower roof 

gutter. The lower roof areas drain to lower copper gutters and downspouts connected to underground 

piping. Two masonry bell towers are located on either side of the central gabled roof at the south facade. 

The Central Hall building is listed in the National Register of Historic Places (NRHP). 

 

 

Figure 2. Overall view of Central Hall (Looking Northwest)   

 

The East and West Wing buildings are both three-story masonry-clad structures located on either side of 

the Central Hall built in 1977. The wings consist of a combination of steel and concrete framing systems. 

The exterior walls consist of a combination of masonry cavity walls and aluminum curtain walls systems. 

The cavity wall consists of brick masonry facade and a CMU back-up wall with punched window openings. 

The roofs of both wings consist of low-sloped areas at the north end of the building and steep-sloped 

areas at the south end of the building. The low-sloped roof areas are covered with ethylene propylene 

diene monomer (EPDM) roof membrane adhered to insulation that is mechanically attached to the 

concrete and metal decks. These roof areas are drained via internal area roof drains. The steep-sloped roof 

areas consist of, from top to bottom, batten-seam copper panels, 1 1/2 inch of rigid insulation, and 1 1/2 

inch acoustical metal deck. The steep-sloped roof areas slope to large copper-lined built-in gutters along 

the south end of the building, which each drain to five (5) internal roof drains. 

Fixed arched windows 

Upper roof 

East lower roof 

Low roof gutter 

East bell tower 
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Figure 3. Overall aerial view of the West Wing (Looking north)   

 

 

 

Figure 4. Overall view of the East Wing (Looking north)  

 

The East and West Wings are connected to the Central Hall via two-level concrete-frame structures which 

are referred to as the East Connector and West Connector in this report (Figure 5). A basement structure 

Curtain Wall windows 

Steep-slope copper 

panel roof  

Upper low-slope roof  

Lower low-slope roof  

West Plaza 
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Steep Slope copper 
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exists below a portion of the West Plaza and East and West Wings. A tunnel located directly north of the 

Central Hall connects the basements below the East and West Wings.  

 
Figure 5. Overall view of the south face of the west 

connector. 

 

PROPOSED CHANGE OF USE 

As noted, WJE was asked to review the fire and life safety impacts associated with the proposed change of 

use of the West Wing, Catacombs and installation of tent anchorages at the West Plaza based on the 

conceptual design provided by CORE Planning Strategies, LLC (CORE). The proposed change of use as it 

relates to our scope includes the following: 

▪ Convert West Wing from office space to kitchen and dining. West wing will house bar and restaurant 

space on first floor private dining space on second floor. Third floor will remain in its existing 

configuration. 

▪ Connectors between East and West Wings and Central Hall demolished, creating three distinct 

buildings. 

▪ Catacombs to accommodate an event space. A new staircase will be installed at southeast corner. 

▪ Anchors installed in West Plaza to accommodate installation of temporary 50 feet by 100 feet tent 

fabric structure. 

INTERVIEWS WITH MAINTENANCE PERSONNEL  

WJE met with Mandy Wright-Jarret and maintenance staff with the Indianapolis City Market as well as 

James Bonewitz with the Indianapolis Building Authority to discuss ongoing maintenance items. Items 

discussed included multiple locations of water infiltration, improper operation of doors at connectors and 

standing water in areas of the West Plaza. Discussions regarding available testing and maintenance 

reports for the automatic fire sprinkler system and fire alarm systems also occurred with staff of the City 

Market. It was reported that repairs were recently completed to the gutters at the West Wing to address 

water infiltration, and no leakage has been observed since the repairs were installed, but the repairs are 

intended to be temporary in nature only.  
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DOCUMENT REVIEW 

WJE reviewed pertinent documents provided to us by CORE. Drawings reviewed included the following: 

 1975 Indianapolis City Market, Market Restoration & Additions drawings produced by James 

Associates Architects & Engineers, Inc., dated August 11, 1975. 

▪ The drawings specify renovations to the Central Hall including replacement of all roof areas and 

decorative copper elements, replacement of first-floor windows, installation of a new slab on 

grade, and construction of the mezzanine level within the building. East and West Wing Buildings 

were constructed during this project. New plaza elements and waterproofing membrane were 

installed over the basement of the demolished Thomlinson Hall. 

▪ The exterior masonry walls of the East and 

West Wings were built as a cavity wall 

system which consists from exterior to 

interior of one wythe of brick masonry, a 

small air gap (approximately 2 inches 

wide), and one wythe of CMU. Through-

wall flashings were installed above roof 

areas and below the soldier course of brick 

near the top of the wall to drain the wall 

system (Figure 6).  

 2006 Indianapolis City Market, Historic City 

Market Renovation drawings produced by 

James T. Kienle and Associates, Inc., dated 

November 20, 2006 

▪ The drawings specify renovations to the 

Central Hall including removal of existing 

partition walls on the first floor, installation 

of new partial height partition walls on the 

first floor, installation of handrails at all 

windows on the Mezzanine, and repairs to 

the concrete floor of the Mezzanine.  

 2010 Renovations to the Indianapolis City 

Market drawings produced by Woollen, 

Molzan and Partners, Inc., dated July 9, 2010 

▪ The drawings specify renovations to the 

Central Hall and basement of the East Wing including painting of existing metal components, 

installation of new architectural finishes and installation of new lighting, plumbing, and 

mechanical equipment. 

 2011 Indianapolis Commuter Facility drawings produced by Woollen, Molzan and Partners, Inc., dated 

March 11, 2011 

 
Figure 6. Section through masonry wall at West Wing 

showing through-wall flashings above various roof 

levels and near the top of wall (red lines) 
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▪ The drawings show renovations performed to the East Wing. The renovations include conversion 

of a portion of the first floor to bicycle retail and the remainder of the building to a fitness center. 

The drawings generally show the use and layout of the East Wing in its current configuration. 

 2011 Indianapolis City Market Vendor Stand Improvements produced by Ratio, dated October 4, 2011 

▪ The drawings specify renovations to the Central Hall and basement of the West Wing including 

removal of vendor stands from the West Wing and renovations to select vendor stands in the 

Central Hall. 

 2012 Renovations to The Platform (Partial Set) produced by AXIS., dated May 2, 2012 

▪ The drawings specify multiple renovations to the West Wing including interior renovations, 

installation of new exterior doors and windows, and replacement of the arched window system on 

the north face of the building with a new metal panel addition. 

 Fire protection and life safety system inspection and test reports provided by Indianapolis City Market. 

▪ To date only the fire extinguisher inspection report, fire sprinkler report, and kitchen hood 

reports have been provided. 

 Automatic fire sprinkler drawings of the West Wing prepared by Rescue Fire Protection of 

Indianapolis, Indiana dated July 13, 2012.  

▪ Drawings indicate that the connectors are used for the path of the sprinkler supply mains. 

ASSESSMENT 

Architectural, Roof and Structural 

WJE visited the site on May 5, May 18, and May 21, 2021, to make visual observations of the exterior 

facades, windows, and roofs from grade and accessible roof areas (using binoculars as needed) as well as 

accessible areas of the building interior. Conditions observed were documented on building plans and 

elevations. 

Fire and Life Safety 

Purpose and Scope 

WJE performed a fire and life safety assessment of the property on May 18, 2021. During our visit, we had 

access to common areas, catacombs, and typical mechanical and electrical rooms. The scope of services 

for the fire and life safety assessment was to observe and report on the physical condition of the fire 

protection and life safety features for the subject property focusing on the West Wing and Catacombs 

with a review of the fire sprinkler system and fire alarm system within the City Market Complex, to the 

extent feasible based on representative observations. This assessment was of the existing conditions of the 

complex and what may need to change as a result of an occupancy change associated with a proposed 

renovation of the West Wing and Catacombs. This assessment did not include sampling, testing, 

exploratory openings, inspection of concealed conditions, design review, calculations, or detailed analysis. 

WJE does not assume responsibility for latent defects since this assessment is of a limited scope. This 

assessment was not intended nor should it be construed as a detailed and exhaustive evaluation of this 

property. References to applicable building code and related provisions are provided for information 

purposes only and should not be interpreted as a determination of compliance. 
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Applicable Building Code 

The current applicable building code for new construction in Indiana includes the 2014 edition of the 

Indiana Building Code which is based on the 2012 International Building Code with local amendments. 

Chapter 34 of the Indiana Building Code applies to work performed in existing buildings. The applicable 

building code in effect at the time of initial permit is unknown and therefore WJE has applied the Chapter 

34 requirements of the current Indiana Building to the entire complex for this evaluation. Chapter 34 is the 

applicable section related to the change of use of the West Wing from office space to restaurant and 

Catacombs to assembly; though conducting the analysis with calculations provided within Chapter 34 

pertaining to change in use was not part of the scope of this work. 

EXISTING CONDITION SURVEY (ARCHITECTURAL, ROOF AND STRUCTURAL) 

The following summarizes our observations with discussion. 

Facade 

 Observation: Multiple spalls (Figure 7) and cracks (Figure 8) were observed at the limestone units on all 

facades. There are some incipient spalls that are displaced and potentially loose (Figure 9). Several 

isolated locations of spalled and eroded limestone were observed at the steps on the south facade 

and the base of the entrance on the north facade of the Central Hall (Figure 10).  

Discussion: Cracks and spalls in the limestone may be related to the inability of the wall construction 

to accommodate cyclical thermal movement of the masonry or moisture expansion of the adjacent 

clay brick masonry. The lack of expansion joints in the exterior wall is consistent with construction 

standards at the time the building was built. Over time, the limestone will expand and contract 

cyclically due to thermal changes. Changes in volume, elastic deformations due to loads, creep, and 

other factors also result in movement of building elements. Restraint of these movements may cause 

stress within limestone cladding that is relieved with the development of cracks. 

The spalled areas in the limestone facade may also be related to corrosion of embedded (concealed) 

iron support elements including bent steel bars and/or straps. Bars and straps were historically 

fabricated from wrought iron or carbon steel and were used to laterally support limestone units to 

each other or to backup materials. Ironwork is highly susceptible to corrosion in the presence of 

moisture and oxygen within the wall system, particularly when the ironwork is not protected with an 

effective coating. The source of moisture within the wall system is typically from precipitation. The 

moisture typically penetrates through openings in the wall, such as cracks; open, cracked or washed-

out mortar joints; deteriorated sealant joints; and to a lesser extent, through the limestone itself. The 

corrosion process converts the original iron into corrosion byproducts, which have no structural 

capacity and occupy several times the volume of the original un-corroded iron. The increased volume 

of corrosion byproduct and its confinement within the wall results in compressive forces in the wall 

itself. These forces can result in distress consistent with our observations, including the development 

of spalls and cracks in the limestone. 
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Figure 7. Spall in limestone unit on east facade of Central 

Hall. 

Figure 8. Cracked limestone unit at building corner 

  
Figure 9. Incipient spall in limestone unit at Tomlinson 

Hall Archway on West Plaza. 

Figure 10. Deteriorated limestone at base of Central Hall 

entrance on North facade. 

 

 Observation: One (1) decorative limestone unit at the top of the end walls of the Central Hall was 

observed to be displaced (Figure 11). Upon further inspection of all similar limestone units, five (5) 

units were found to be loose and easily moved (Figure 12). Limestone units were set in a bed of 

mortar on the coping stone of the end wall. At the five observed locations of loose stones, the mortar 

bed was debonded from the decorative limestone unit.  

Discussion: While on site, WJE professionals removed the loose units from the end walls and placed 

them on the adjacent roof. WJE notified on-site personnel of the possible overhead fall risk and 

advised that these units should be removed from the roof at the earliest opportunity. 

Stone facade elements are typically secured in place by a combination of mortar adhesion, the 

geometry of the adjacent masonry, and the use of metal anchorages. At these decorative blocks, the 

mortar setting bed alone does not provide sufficient attachment because the bond degrades over 

time due to weathering at this highly exposed location. These limestone elements should be secured 
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with metal dowels or similar means to provide mechanical attachment between the decorative 

limestone unit and the limestone coping stone below. 

  
Figure 11. Displaced decorative limestone unit on the 

southeast end wall of Central Hall 

Figure 12. Loose decorative limestone unit on the 

northwest end wall of the Central Hall. 

 

 Observation: Missing, eroded, and cracked mortar joints were observed between limestone units 

(Figure 13) and in the brick masonry (Figure 14) at multiple locations. The mortar joints in both brick 

towers on the south facade of the Central Hall were in worse condition than elsewhere throughout the 

building (Figure 15).  

Discussion: The deteriorated mortar at various wall areas may be the result of repeated cycles of 

wetting and drying, freezing and thawing, or loss of mortar bond to the brick substrate. Moisture is 

absorbed through mortar joints from exposure to precipitation. Mortar materials have tiny cracks and 

air voids in their composition. These cracks and voids fill with water when the material becomes wet as 

result of exposure to rain, snow, and melting ice. Repeated cycles of wetting and drying can leach out 

the cementitious binder in the mortar leaving behind the sand which subsequently erodes away. 

Additionally, water trapped within the mortar will expand as it freezes creating tensile stresses in the 

mortar which can enlarge cracks and lead to deterioration of the mortar.  
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Figure 13. Eroded mortar at joint between limestone units 

on east facade of Central Hall. 

Figure 14. Missing mortar between bricks on North facade 

of Central Hall 

 
Figure 15. Eroded and missing mortar at tower on east 

facade of Central Hall.  

 

 Observation: Mortar was missing at the shelf angles at multiple locations on the East and West Wings, 

and corrosion was observed on the exposed toe of the steel shelf angle (Figure 16). Weeps were not 

observed in the mortar above the shelf angle at multiple locations.  
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Discussion: Typically, sealant is installed below shelf angles to allow for movement of the brick 

masonry, but mortar was installed at these locations instead. Additionally, weeps are typically installed 

to allow water that penetrates the outer wythe of brick masonry to drain out of the wall system at the 

shelf angle. The absence of weeps can trap water within the wall and lead to water infiltration. The 

steel shelf angle is vulnerable to corrosion if the metal element is not protected by a coating and 

flashing. 

 
Figure 16. Missing mortar and corrosion at toe of shelf 

angle.  

 

 Observation: At isolated locations on the east and west wings, the brick masonry is loose, cracked 

and/or spalled (Figure 17).  

Discussion: The loose and cracked and spalled brick masonry is likely the result of unaccommodated 

expansion of the clay masonry. Over time, the accumulated expansion can lead to stress 

concentrations and cracking, and, if left unaddressed, will allow moisture to infiltrate through the 

cracks and towards the building interior.  

 
Figure 17. Loose displaced brick masonry at West Wing. 

 



 

 

 

City Market Assessment  
 

Indianapolis City Market 

FINAL REPORT  |  JUNE 16, 2021  Page 12 

 Observation: The sealant surrounding the windows of the Central Hall was typically weathered but 

generally in fair condition. However, the sealant at the top of the arched windows on the North facade 

of the Central Hall was typically debonded (Figure 18). Multiple locations of cracked or debonded 

sealant were observed on the East and West Wings surrounding windows, at the base of walls and at 

brick expansion joints (Figure 19).  

Discussion: Sealant is typically installed at the interface between adjacent materials to keep the 

assembly watertight. The substrate materials commonly have different coefficients of thermal 

expansion to allow for the natural movements that occur within building assemblies due to the 

warming and cooling of these different materials. The debonded sealant had failed both cohesively 

and adhesively. Adhesive failures could be the result of unanticipated or excessive movement between 

adjacent materials or weathering of the sealant over time. The debonded sealant creates breaches 

within the wall that can lead to water infiltration and may result in water leaks or accelerate the 

development of corrosion on concealed mild steel support elements at localized locations.  

  
Figure 18. Debonded sealant at top of arched window on 

North facade.  

Figure 19. Cracked and debonded sealant at brick 

expansion joint. 

 

 Observation: Spalled, delaminated, and scaled concrete were observed at several locations on the 

connectors and East and West Wings (Figure 20). In several locations exposed, corroded reinforcing 

steel was visible at spall locations.  

Discussion: When steel corrodes it converts the original steel into corrosion byproducts, which have no 

structural capacity and occupy several times the volume of the original uncorroded steel. When 

confined by adjacent materials, such as concrete, the accumulation of corrosion scale causes stresses 

in the confining material which are often relieved through cracking and spalling of the concrete. In 

concrete, corrosion of mild steel reinforcing can cause cracking and delaminations that are not always 

visible on the surface. Thus, when identifying distress in concrete structures as a result of corroded 

mild steel reinforcing, surface sounding evaluation techniques are necessary to identify delaminations 

which are not yet visible. 
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Figure 20. Delaminated concrete at corridor connecting 

West Wing to Central Hall. 

 

 Observation: Minor corrosion was observed in multiple locations on the metal louvers on either side of 

the windows of the Central Hall (Figure 21). Debonded paint was also observed on the frame 

surrounding the louvers (Figure 22).  

Discussion: Corrosion of steel occurs when it is exposed to oxygen and moisture. Steel is typically 

protected from corrosion by a water impermeable coating, but if this coating fails, corrosion can 

occur. 

  
Figure 21. Minor corrosion at top of metal louver panel on 

West facade. 

Figure 22. Debonded paint on wood frame of louver panel 

on West facade. 

 

 Observation: Light surface corrosion was typically observed at the steel lintels supporting the masonry 

above the punched window openings of the East and West Wings (Figure 23). Minor step cracking was 

observed in the brick masonry emanating from the corners of several punched window openings 

above the steel lintel.  
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Discussion: Corrosion of steel occurs when it is exposed to oxygen and moisture. Steel is typically 

protected from corrosion by a water impermeable coating, but if this coating fails, corrosion can 

occur. 

As noted previously, the byproducts which form as the result of corrosion occupy several times the 

volume of the uncorroded steel. The step cracking observed at the windows in the East and West 

Wings is likely the result of corrosion and subsequent expansion of the steel lintel angles above the 

window openings.  

 
Figure 23. Surface corrosion at steel lintel on East wing. 

 

 Observation: Debonded paint and surface corrosion were observed on the underside of the metal roof 

deck and structural steel framing at the canopy of the West Wing (Figure 24). 

Discussion: The coating applied to the metal deck and structural steel protects it from moisture and 

corrosion. The failure of the coating in some areas has allowed corrosion to occur. If left unprotected, 

the metal deck and structural steel will continue to corrode, potentially compromising their structural 

integrity.  

 
Figure 24. Debonded paint and surface corrosion on 

underside of metal roof deck and steel framing at West 

Wing canopy. 
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 Observation: Staining (Figure 25), efflorescence (Figure 26), and graffiti were observed at isolated 

locations on the brick and limestone.  

Discussion: Staining was typically the result of corrosion byproducts from copper gutters or metal 

pipes. Efflorescence is a fine, white, powdery deposit of water-soluble salts which can form on the 

surface of a porous material like brick. It is formed when water containing dissolved, water-soluble 

salts migrates to the surface and evaporates leaving behind the salts. It is often more pronounced at 

crack locations which provide an easy path of travel for the water. Typically, the appearance of 

efflorescence on the wall is indicative of excessive moisture migration through the masonry. The 

graffiti appeared to have been applied using aerosol spray paint.  

  
Figure 25. Corrosion staining on limestone units below 

steel gas pipes. 

Figure 26. Efflorescence on brick masonry at West Wing. 

Windows 

 Observation: Deterioration and rot of the wood windows was typically observed on all facades of the 

Central Hall. The paint on the wood components was often peeling or missing. Glazing putty was 

debonded or missing at numerous locations (Figure 27). Multiple locations of deteriorated and rotten 

wood were observed at the base of the window frames and at the window sills (Figure 28). Newer 

storm windows were installed on the inside face of the windows. 

Discussion: The windows on the first floor of the east and west facades of the Central Hall were 

specified for replacement in the 1975 renovation drawings. it is assumed that the existing windows are 

non-original replicas fabricated and installed circa 1975. No repairs or replacement were specified at 

the remaining windows of the Central Hall, and it is assumed they are original to the building. Wood 

rot was observed at both the first-floor windows and the windows elsewhere. Wood rot is a form of 

decay which occurs due to fungi that consume and decompose wood. In order for the fungi to 

survive, the wood moisture content must be at or above 20 percent. Preventing future rot and 

deterioration of the wood can be accomplished by limiting the moisture content to below 20 percent.  

Wood windows must be painted to protect the wood from moisture and ultraviolet light. Where paint 

coatings are debonded or missing, accelerated deterioration of the underlying wood will occur.  

Glazing putty provides both a watertight weatherseal and structural support for each pane of glass. 
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Where glazing putty is cracked, debonded, or missing, water leakage is likely to occur, and the pane of 

glass may not be secured within the wood sash. 

  
Figure 27. Debonded paint and glazing putty at window 

frame on East facade. 

Figure 28. Rotten Decayed wood window sill at window 

on East facade. 

 

 Observation: Fogged insulating glazing units were observed at several locations on the East and West 

Wings (Figure 29). One cracked pane of glass was observed at the east entrance door to the Central 

Hall (Figure 30).  

Discussion: The fogging observed at the windows is the result of moisture trapped in the space 

between the glass lights of the insulating glass unit. Typically, insulating glazing units are sealed at the 

perimeter to prevent the infiltration of air and moisture into the space between the glass lights but if 

this seal fails, moisture can accumulate within this space.  

Cracked glass can represent a safety hazard, particularly in an exposed location such as an entry door. 

Current life safety codes require that safety glazing (such as tempered glass) be used in doors. 
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Figure 29. Clouded window at curtain wall on East Wing. Figure 30. Cracked window pane at east entrance door to 

Central Hall. 

 

 Observation: The south and west facades of the East Wing consist of a glass curtain wall. The exterior 

snap covers had displaced downward at multiple locations (Figure 31). The sealant at the top of the 

snap covers had failed due to the displacement. Missing snap covers (Figure 32), detached window 

trim, and displaced metal cladding panels were also observed in several locations. Expanding foam 

insulation was visible at the top of the window curtain wall on the east facade of the West Wing 

(Figure 33).  

Discussion: The displaced snap covers may be the result of improper installation or thermal 

movements over time. These caps complete the window frame and protect the edge of each glazing 

unit, and the sealant at the top of each cap helps to prevent water infiltration. Displacement of these 

caps can potentially lead to water infiltration.  

The reason for installation of the expanding foam insulation is unknown but it may have been 

installed to prevent the infiltration of air and/or moisture through the gap at the top of the window 

curtain wall. Expanding foam insulation is not intended for exterior exposure and should be protected 

from UV rays and moisture.  
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Figure 31. Multiple snap covers displaced downward at 

bottom of window curtain wall on south facade of East 

Wing.  

Figure 32. Missing snap cover at window on north facade 

of West Wing.. 

 
Figure 33. Expanding foam insulation visible at top of 

window curtain wall on east facade of West Wing. 

 

 Observation: The existing gaskets at the curtain wall of the East and West Wings were typically 

severely weathered and missing in some locations (Figure 34).  

Discussion: Curtain wall windows rely on rubber gaskets and seals along with proper drainage to 

prevent water infiltration. Based on the deterioration observed at the gaskets, they are likely original 

to the East and West Wings. Water leakage was not reported at the curtain wall of the East and West 

Wings which may indicate water that bypasses the seal is being properly drained by the window 

frame. However, if left unaddressed water leakage may occur in the future.  
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Figure 34. Crazed and debonded gasket at curtain wall on 

East Wing. 

 

Roofing 

 Observation: The vertical downspouts on the facade were disconnected and/or damaged at several 

locations (Figure 35).  

Discussion: The gutter downspouts were specified for replacement in the 1975 renovation drawings. 

Based on the present appearance of the downspouts, it seems likely that these elements are newly 

installed after the 1975 project. The disconnected and or damaged gutters can prevent or impede 

proper drainage of rainwater from the roof. Improper drainage can lead to water infiltration into the 

interior of the building and accelerate deterioration of the masonry.  
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Figure 35. Disconnected and damaged gutter downspout 

on East facade.  

Steep-Sloped Roof Areas 

 Observation: The copper panels used throughout the City Market Complex are typically 20 inches 

wide. The battens are typically 2 inches wide and 1 1/2 inches tall.  

 Observation: Small dents are present throughout all copper panels on all roof areas throughout the 

City Market Complex (Figure 36). 

Discussion: The small dents in metal panels may be the result of hail impacts. Depending on their 

location, dents can result in opening of metal lap joints, or cause fracture of metal panel which would 

reduce the service life of the roof. However, we did not observe any of these conditions. The dents on 

copper roof panels are largely an aesthetic issue and do not reduce the service life of the roof.  
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Figure 36. Typical dents throughout field of roof on West 

Wing.  

 

 Observation: A few of the copper roof panels on the West Wing contain punctures from raised 

underlying fasteners. Multiple other panels throughout the West Wing are displaced upward near the 

bottom lap seam at the expected location of underlying panel clips and fasteners (Figure 37). 

Discussion: Due to thermal expansion and contraction of the metal roof, the clips and fasteners can 

back out of substrates. These backed out fasteners can press against the underside of the panel and 

cause rupture of the panel above over time. This process was observed at various stages on the West-

Wing roof. 

 
Figure 37. Upward displacements in bottom edge of 

copper panel.  

 

 Observation: Punctures were also observed in copper panels at isolated locations throughout all roof 

areas in the City Market Complex. Several of these punctures were open and not repaired. However, at 

numerous locations potential punctures are repaired either with dabs of sealant or solder (Figure 38).  
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Discussion: Punctures in the metal roof may have originated from a variety of sources including 

movement of the roof over time, storm events, and maintenance work on the roof itself. These 

punctures constitute a direct path for water infiltration into the roof system. Sealant repairs do not 

provide long-term and reliable protection from further water infiltration. Small damaged areas of the 

copper panels can be repaired by soldering or brazing a small piece of copper as a patch to the roof 

at the damaged area. 

 
Figure 38. Sealant dabbed onto a puncture in copper panel 

on east low roof of the Central Hall.  

 

 Observation: Sealant and liquid-applied membrane repairs are present at a variety of locations on 

copings, panel lap seams, and around drains at all the copper roofs. On the East and West Wings, the 

repairs are concentrated along the east and west edges of the roof areas respectively (Figure 39). 

Many of the sealant and liquid membrane repairs are older and are weathered, cracked, and failed 

cohesively at the seams and joints. 

Discussion: Sealant and liquid-applied repairs were likely installed in an effort to mitigate water 

infiltration into the buildings. However, WJE was not provided with the dates that these repairs were 

conducted. Based on the condition of the repairs, they are likely no longer providing significant 

protection.  
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Figure 39. Liquid membrane applied to lap seams, valley 

flashing, copings and drains at East Wing roof. 

 

 Observation: A single-ply membrane is present on top of the copper panels that make up the valley 

along the east edge of the East Wing copper roof (Figure 40). A tear is present in the membrane 

covering at one location (Figure 41). The exposed brick masonry on the back side of the east parapet 

wall is covered with a coating, which extends over the drip edge of the through wall flashings and the 

upturned face of copper panels.  

Discussion: The single ply membrane and numerous previous sealant repairs at the panel lap seams 

above this area indicate that water infiltration has been an ongoing issue in this area. The tenants of 

the East Wing reported that infiltration remained active in this area. On-site personnel did not indicate 

the age of these repairs, but active leakage indicates that they are no longer providing protection 

against water infiltration.  

  
Figure 40. Membrane strip covering valley panel along 

east edge of East Wing copper roof. 

Figure 41. Tear in membrane covering near east wall of 

East Wing copper roof.  
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 Observation: Water staining is visible on the drain body and below the roof drain near the east wall of 

the East Wing (Figure 42 and Figure 43).  

Discussion: Tenants of the East Wing reported that water accumulates on surfaces below the roof 

drain during rain events. The drain is located within the area of membrane repairs along the east wall 

described above.  

  
Figure 42. Water staining on drain body near east wall of 

East Wing. 

Figure 43. Water staining on surfaces below roof drain. 

 

 Observation: Internal gutters located along the south end of the copper roof areas on the East and 

West Wings are composed of copper panels with lapped, riveted, and soldered seams (Figure 44). WJE 

observed various deficiencies within these metal gutters including splits within metal panels and 

broken and split solder joints (Figure 45 and Figure 46). At several locations on the East Wing gutter, 

sealant was installed at soldered lap seams. This sealant was weathered, cracked, and failed cohesively 

and adhesively. 

Discussion: Split panels and open solder joints within the gutters provide a direct path for water 

infiltration into the soffit of the roof below the gutters. Previous sealant repairs may have limited 

water infiltration to some degree; however, it is not an appropriate long-term repair to the soldered 

sealant joints. Due to the current condition of the sealant repairs, they can be expected to provide 

little further resistance to water infiltration. 
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Figure 44. Internal gutter along south edge of West Wing. Figure 45. Split in metal panel within internal gutter of 

West Wing. 

 

 
Figure 46. Gap in solder joint at curb within internal gutter 

on West Wing. 

 

 Observation: Drains within the East and West Wing copper roof areas are 2 3/4 inches inside diameter. 

Strainers are severely corroded, and drain pans are not well attached and sealed to the metal panel 

roof surface (Figure 47 and Figure 48). 

Discussion: Leakage was reported below one drain along the east edge of the East Wing roof. Many 

drains have been previously repaired with liquid membrane, which is weathered, cracked, and failed 

cohesively at the seams. The liquid membrane repairs were installed likely in an effort to mitigate 

possible sources of leakage.  
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Figure 47. Roof drain at West Wing Roof with fluid applied 

repair material around perimeter of drain sump. 

Figure 48. Roof drain at West Wing with severely corroded 

strainer. 

 

 Observation: Splits and open seams are present in many of the decorative and functional copper 

elements on the gutter and roof of the Central Hall. Conductor heads below the upper gutter contain 

breaks and splits near the corners. Water staining and corrosion is evident at the splits (Figure 49). 

Many of the decorative finials also contain joints which are split and open. 

 
Figure 49. Mineral staining and corrosion near splits in 

copper conductor heads.  

 

 Observation: Seams at the outer edge of the upper and lower gutters are open and missing rivets. 

Upper gutter lap seams also contain mineral staining and corrosion. 

Discussion: Splits and cracks in decorative copper elements can be a source of water infiltration into 

the roof system. These breaks can also accelerate the corrosion of the metal elements.  
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Low-Sloped Roof Areas 

 Observation: Vent penetrations in the Central Hall lower roofs are flashed with copper boot flashings. 

The top edge of these flashings is typically covered with sealant, which, in many cases, is debonded 

from the boot flashing. 

Discussion: Debonded sealant and openings in upward facing surfaces of boot flashing are possible 

sources of water infiltration. 

 Observation: Downspouts which run along the low roof and conduct water from the upper gutter to 

the lower gutter are bent, torn, flattened, and dented. One downspout on the west low roof is 

compressed almost completely flat (Figure 50). Multiple straps which hold the downspouts down to 

the roof are partially or completely detached.  

Discussion: Severe denting of downspouts reduce their capacity to conduct water and should be 

replaced. Downspout straps secure the downspouts against wind forces. Broken and missing 

downspout straps should be replaced.  

 
Figure 50. Crushed copper downspout on west low roof 

area of Central Hall.  

 

 Observation: Sealant at joints along the leading edge of metal counter flashings at the end walls of the 

Central Hall roof are failed cohesively and adhesively (Figure 51). 

Discussion: Properly maintained sealant joints are important to limit points of water infiltration into the 

roof system. Sealant joints should be reviewed and replaced as part of regular maintenance. 
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Figure 51. Failed sealant joint along leading edge of 

counter flashing at Central Hall roof. 

 

 Observation: Roof stamps were observed on the three low-slope roof areas of the East and West 

Wings and read as follows: 

 West Wing Lower low-slope roof area: 0451613 060LSFR 

 West Wing Upper low-slope roof area: 0430331 060EPDM 

 East Wing, low-slope roof area: 0411611 060LSFR 

Discussion: Roof stamps indicate that the West Wing lower low-slope roof and the East Wing low-

slope roofs are EPDM materials manufactured by Firestone Building Products in 2016 (5 years old). The 

West Wing upper low-slope roof is also EPDM membrane manufactured by Firestone but was 

manufactured in 2003 (18 years old). 

 Observation: Copings at the top of the brick masonry walls on the East and West Wings consist of 10-

foot long sections of painted sheet metal. The back vertical leg of the coping is approximately 1 1/2 

inches tall. Copings are anchored on the back side to the brick masonry with nail-in pin anchors 

spaced 4 to 10 feet apart. Coping pieces are end-lapped approximately 1 1/2 inches (Figure 52). The 

front edge of the coping is secured with a hidden cleat. 

Discussion: A coping is the protective cap or cover on a wall, typically slanted or curved to shed water, 

protecting the wall from water infiltration from above. The length of the back leg and configuration of 

end-laps are likely insufficient to prevent wind-driven rain from penetrating the top of the masonry 

wall. However, the presence of through-wall flashing just below the top of the walls, as indicated on 

the design drawings, likely mitigates the potential for water infiltration through the top of the wall. 

Copings must be sufficiently secured to the wall to withstand wind forces which are generally 

amplified near corners and edges of wall structures. The existing widely spaced coping anchorages are 

likely insufficient to withstand design wind pressures. 
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Figure 52. Up-close view of back side of coping showing 

end lap length. 

 

 Observation: Sealant is installed at the brick masonry-to-through wall flashing interface at many 

locations throughout the East and West Wings (Figure 53). 

Discussion: The function of through-wall flashing is to allow for drainage of water which enters 

through the wall into the wall cavity. Installation of sealant at the toe of the flashing can trap water in 

the wall system and lead to damage of the brick masonry related to the retention of water such as 

accelerated freeze-thaw deterioration. 

 

 
Figure 53. Sealant installed at toe of through-wall flashing 

at East Wing low-slope roof.  

 

 Observation: Through wall flashings along the north end of the East Wing copper roof exit the wall 

approximately 1 1/2 inches above the top of the roof surface and extend minimally over the copper 

panels and battens (Figure 54). No counter flashing is installed. 
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Discussion: Manufacturers typically recommend a roof-to-wall flashing extend horizontally at least four 

inches down the slope of the roof at the base of rising walls. The lack of this roof-to-wall flashing at 

this location may not provide proper protection to the ends of the copper roof panels and battens or 

to the base of the masonry wall, which may be susceptible water infiltration from wind-driven rain.  

 
Figure 54. Through-wall flashing protruding from north 

edge of East Wing copper roof. 

 

 Observation: Water and mineral staining are present along the interior surface of the north CMU stair 

tower wall of the West Wing (Figure 55). The upper low-slope roof of the West Wing is located above 

the north stair tower and third floor of the building. The following conditions were observed at this 

roof area: 

▪ The EPDM roof membrane is terminated approximately 4 inches below the original through wall 

flashing with a mechanically fastened termination bar. The top, leading edge of the termination 

bar is covered with sealant, which is weathered, cracked, and failed cohesively and adhesively. No 

counter flashing is present to cover the termination bar and sealant. (Figure 56). 

▪ The CMU below the through wall flashing and above the sealed termination bar is exposed and 

contains multiple open head joints (Figure 56).  

▪ Exposed screw fasteners were observed penetrating through the membrane base flashing just 

below the termination bar at a few locations.  

▪ Multiple membrane patches and sealant repairs have been installed in the upturned surface of the 

roof membrane base flashing just below the termination bar (Figure 57). These were most likely 

installed to cover exposed screw penetrations or other deficiencies in the membrane as they are 

uniformly spaced and systemic along the north, east and west ends of the roof. 

Discussion: The West Wing upper low-slope roof contains multiple deficiencies which are possible 

sources of water infiltration into the roof system. The typical useful life of EPDM roofs can range from 

15 to 20 years. The current age of this roof area (18 years) is approaching the end of its expected 

useful life. Dark water staining along the edge of the roof indicates that water infiltration has occurred 

into the wall in the recent past. 

Exposed toe of 

through-wall flashing 

Copper roof panel 
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Figure 55. Water staining along interior surface of north 

CMU wall within stair tower of West Wing. 

Figure 56. Termination of EPDM roof membrane at upper 

low-slope roof area of West Wing.  

 
Figure 57. Sealant repairs in roof membrane along west 

edge of upper low-roof on West Wing. 

 

 Observation: On the lower low-slope roof of the West Wing, the roof membrane is terminated 

approximately 18 inches above the roof surface underneath a metal counterflashing. The metal 

flashings are surface mounted to the face of the brick masonry and the top leading edge is sealed. 

The sealant is under filled and is failed adhesively and cohesively. Through wall flashings are not 

visible above the surface mounted flashings at the base of the masonry wall (Figure 58).  

Discussion: Reviewed design documents indicate that a through wall flashing is present in the 

perimeter walls surrounding all of the low-slope roof levels on the West and East Wings. This flashing 

is shown as being approximately 16 inches above the low-slope roof decks. Flashings of this type 

provide a path for water which enters the wall cavity to drain out. Based on the configuration of the 

roof membrane base flashing, the original through-wall flashing may have been covered by the new 

roof system. If this is the case, water which enters the wall cavity may exit the wall behind the roof 

membrane base flashing and drain into the roof assembly and potentially into the interior of the 

building. 

Exposed toe of 

through-wall flashing 

Exposed CMU 

Roof termination bar 

Upturned EPDM 

roofing 
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Figure 58. Counter flashing over roof termination at base 

of wall. 

 

 Observation: Multiple areas of concentrated soiling on the EPDM membrane are present on the East 

Wing (Figure 59).  

Discussion: Many of these areas are along the drainage saddles and indicate that ponding water may 

occur on the roof membrane. 

 
Figure 59. Areas of concentrated roof soiling the East Wing 

low-slope roof.  

 

 Observation: At one location on the East Wing low-slope roof, the roofing and underlying insulation is 

depressed and soft under foot (Figure 60).  

Discussion: Areas of depressed and soft roofing may indicate that the insulation has been damaged.  
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Figure 60. Area of soft insulation on East Wing low-slope 

roof (approximate extent shown by red dashed oval). 

 

Structure 

 Observation: Spalled concrete and exposed reinforcing steel were observed at two beams in the 

basement tunnel on either side of the loading dock (Figure 61).  

Discussion: Refer to the explanation above for causes of cracked and spalled concrete. It appears water 

is entering through a joint between the basement tunnel and loading dock. 

 
Figure 61. Spalled concrete and exposed reinforcing steel 

at beam in basement tunnel on east side of loading dock. 

 

 Observation: The roof of the Central Hall is supported by solid sawn timber purlins which span 

between steel roof trusses. Purlins are joined at the roof truss support locations with a half-lap splice 

and steel through bolt. Several locations were observed in which the splice connection between two 

purlins had separated and a noticeable gap was observed (Figure 62).  

Discussion: The reason for the separation at the splice is unclear. It may have been installed in this 

condition, or the bolt may not have been fully tightened during original installation. It is also possible 
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the through bolt has failed or pulled out. The splice connection at the support provides resistance 

against lateral rotation of the purlin. The separation observed at the splice may reduce the lateral 

resistance provided to the purlin and allow the purlin to rotate.  

 
Figure 62. Separation at splice connection in wood purlins. 

 

Building Interior 

 Observation: Multiple locations of water leakage, water staining and efflorescence were observed or 

reported throughout the building (Figure 63). Water staining was observed on the west CMU wall in 

the West Wing, but we understand repairs have been completed to the gutter on the outside of this 

wall, and no additional water leakage has been reported by maintenance staff. Although water 

staining was not visible at the clerestory windows in the Central Hall or the curved windows covering 

the East and West Connectors, we understand water leakage is ongoing at these locations during rain 

events. The sealant  joint between the curved glass and window frame of the covered walkways was 

debonded at multiple locations (Figure 64). Crack injections had been performed at various locations 

in the basement on the underside of the first-floor slab.  

Discussion: The sources of the observed water leakage and staining likely vary. Possible sources 

include failed roof membrane, improper flashing and detailing at roof drains, failed sealant, failed 

waterproofing, and many others. We understand the repairs performed to the gutter at the west wall 

of the West Wing were temporary in nature and not intended to permanently address the water 

leakage at this location. Crack injections in the basement were likely performed to address water 

leakage and suggests that water leakage has been ongoing for some period of time.  
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Figure 63. Water and rust staining below duct in 

basement. 

Figure 64. Debonded sealant at covered walkway of East 

Wing. 

 

 Observation: We understand water leakage occurs at the double doors on the north side of the West 

Connector. Water reportedly leaks under the doors and travels into an electrical room closet to the 

east of the doors where it drains into an electrical pit. Water also reportedly leaks beneath the 

automatic doors at the main entrance to the East Wing on the East Plaza. 

Discussion: The concrete sidewalks outside of these areas appear to be approximately level and/or 

slope slightly towards the doors. The sidewalks outside of these doors should slope away from the 

building at 1/4 inch per foot per Section 6.4.1 of the American Concrete Institute Guide to Concrete 

Floor and Slab Construction (ACI 302.1R) to provide positive drainage away from the doors.  

 Observation: Moisture and efflorescence were present on the CMU walls at two locations in the 

basement tunnels (Figure 65). These areas are located below the drive aisle of the north alley adjacent 

the East Connector and below the sidewalk directly north of the west connector. The mortar joints 

were typically deteriorated at these locations.  

Discussion: These CMU walls are below grade, and soil is present on the opposite sides of these walls. 

CMU is a porous material and if not protected, will absorb moisture from within the soil. It is unknown 

if a waterproofing material was applied to the soil facing sides of the walls during original 

construction but, if so, it appears ineffective in preventing water infiltration.  
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Figure 65. Moisture and efflorescence on CMU wall in 

basement tunnel. 

 

 Observation: The south double doors on the first floor in the East and West Connectors do not 

properly open. The door threshold and/or brick pavers outside of the doors obstruct the doors from 

properly opening (Figure 66). Additionally, we understand the original door hardware does not 

function properly at any of the doors in the connectors (four double doors total) and sliding bolt locks 

have been installed to lock the doors (Figure 67).  

Discussion: Interference of the threshold and/or pavers at the door locations may be due to 

movement of the brick pavers and/or door leaves within their frames. Movement of the door leaves 

may also explain the non-functioning door hardware if the leaves are out of alignment. Proper 

operation of the doors is necessary for building egress.  

  
Figure 66. Maximum opening width of south double 

doors in West Connector. Pavers prevent doors from fully 

opening. 

Figure 67. Sliding bolt locks installed at top of doors. 
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 Observation: The sealant surrounding the windows in the Central Hall was typically debonded. In some 

locations light was visible where both the interior and the exterior sealant had debonded (Figure 68). 

Debonded sealant was observed at other isolated locations throughout the building. 

Discussion: Exterior sealant joints surrounding the windows and elsewhere throughout the building are 

intended to prevent water infiltration. The interior sealant helps maintain the overall airtightness of 

the assembly.  

 
Figure 68. Light visible at debonded sealant joint. 

Catacombs 

 Observation: Multiple active leakage locations were observed in the catacombs. Water leakage was 

observed on the underside of the ceiling as well as through the exterior perimeter walls. Water 

leakage was typically worse near the south and east exterior walls. Water staining and efflorescence 

were also observed in several locations (Figure 69).  

Discussion: Construction of the slab and pavers above the Catacombs is unknown but it is common for 

a waterproofing membrane to be installed on a plaza area where an occupied space exists below. The 

waterproofing membrane would typically be installed above the structural roof of the Catacombs and 

below the walking surface and/or soil of the plaza. If a waterproofing membrane is present, it is no 

longer effective as evidenced by the extensive water infiltration observed.  
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Figure 69. Efflorescence on underside of brick vault in 

Catacombs. 

 

 Observation: Cracked and missing masonry were observed at one of the brick columns adjacent to a 

corroded pipe embedded in the column (Figure 70).  

Discussion: The crack is likely the result of the corrosion and subsequent expansion of the embedded 

pipe at this location. Expansion of the pipe induces tensile stresses within the masonry which can lead 

to cracking. 

 
Figure 70. Cracked missing masonry at a brick column (red 

arrows) and corroded steel pipe (blue arrow). 
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Site Conditions 

 Observation: Multiple locations of concrete deterioration were observed including cracked, spalled 

and displaced concrete on the walking surfaces of the East and West Plazas (Figure 71). Heavy scaling 

of the concrete surface was observed throughout the East Plaza (Figure 72).  

Discussion: Refer to the explanation above for causes of cracked and spalled concrete. Scaling of 

concrete occurs when water within the concrete freezes and expands. When concrete is maintained in 

a moist condition and exposed to repeated freeze-thaw cycles, scaling can occur. Concrete scaling is 

also more likely when the concrete contains absorptive aggregate or where deicing salts are used. 

  
Figure 71. Spalled and cracked concrete at West Plaza. Figure 72. Heavy scaling of concrete surface at East Plaza. 

 

 Observation: The brick pavers at the West Plaza adjacent the West Wing were typically deteriorated 

including cracked, displaced, spalled and missing pavers (Figure 73). Multiple areas exist in which the 

pavers have fractured into multiple small pieces (Figure 74). Isolated areas of displaced pavers were 

also observed at the East Plaza. 

Discussion: The deteriorated brick pavers may be the result of repeated freeze-thaw cycles. The 

missing, displaced, and deteriorated pavers create an uneven walking surface which can present a 

potential tripping hazard. 
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Figure 73. Missing brick pavers at West Plaza. Figure 74. Brick pavers at West Plaza fractured into 

multiple small pieces. 

 

 Observation: The planter walls were displaced outward in several locations. The displaced walls had 

rotated about their base with maximum outward displacement located at the top of the wall 

(Figure 75). Additionally, cracked, loose and missing bricks and mortar joints were observed at 

multiple locations in the planter walls.  

Discussion: It appears the planter walls do not have adequate rotational resistance to resist the lateral 

earth pressure from the soil, moisture, and vegetation within the planter. The vegetation within the 

planters may be too large for the size of the planter which can result in additional lateral forces for 

which the planter walls were not designed. 
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Figure 75. Displaced wall at south planter on West Plaza. 

 

 Observation: Missing and recessed mortar was observed between the limestone coping units at the 

planters in the East and West Plazas (Figure 76). Several isolated displaced limestone coping units 

were also observed. 

Discussion: Refer to explanation above regarding deteriorated mortar joints.  

 
Figure 76. Missing mortar at limestone coping units on 

planter wall. 
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 Observation: Failed sealant was observed at the base of the planter walls at isolated locations 

(Figure 77).  

Discussion: Refer to explanation above regarding deteriorated sealant.  

 
Figure 77. Failed sealant at base of planter wall. 

 

 Observation: Two broken drain grates were observed in the West Plaza (Figure 78). We understand 

water collects around one of the drains on the West Plaza and near the entrance to the Central Hall on 

the West Plaza. 

Discussion: Broken drain grates can allow large debris to enter the drain which can obstruct the drain, 

preventing proper drainage. This may explain why water has been observed to pool at the drain. 

Additionally, the broken drain grate covers can present a tripping hazard to pedestrians.  

 
Figure 78. Broken drain grate cover on West Plaza. 

 

 Observation: Corrosion was observed at the base of the post supporting the push plate actuator for 

the automatic accessibility door at the West Connector (Figure 79). 
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Discussion: Corrosion at the base of the post may be due to water trapped within the post that was 

not allowed to drain. It appears a temporary repair was previously installed in the form of a galvanized 

steel angle in an attempt to reinforce the base of the post.  

 
Figure 79. Corrosion at base of post supporting push plate 

actuator for automatic accessibility door at covered 

connector between West Wing and Central Hall. 

EXISTING CONDITION SURVEY (FIRE AND LIFE SAFETY) 

Significant observations from our assessment are summarized below. 

Building/Fire Department Violations (City Market Complex) 

 Observation: There are no outstanding building department or fire department violations for the City 

Market Complex per the building contacts.  

Construction Type and Fire Separations (West Wing) 

 Observation: The City Market Complex is comprised of non-combustible construction, including 

concrete and metal deck floors, steel columns, and steel beams that are primarily unprotected without 

fireproofing. Observation showed columns in the exterior wall indicating these walls are non-load 

bearing. The second level of the West Wing is primarily open to the floor level below and is arranged 

as a mezzanine (Figure 80). The building does not have an atrium smoke control system.  
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Discussion: Based on the building height and non-bearing exterior walls, the building is generally of 

construction that would meet the requirements of Type IIB, unprotected non-combustible 

construction as defined by the Indiana Building Code.  

Based on the West Wing actual height (3 levels) and area (9,000 SF) and construction type (IIB), it is 

assumed that the West Wing is considered a part of the Central Hall and East Wing based on the lack 

of fire resistance rated separations between the areas. This is an existing condition in an occupied 

building and is therefore considered adequate for the existing condition.  

 
Figure 80. View of first floor from second level of West 

Wing. 

 

 Observation: Stairway doors generally properly closed and latched, and observed labels indicated a 1-

1/2-hour fire rating except as noted below. 

▪ The third level stairway door was not provided with a label identifying the fire resistance rating.  

▪ The Catacombs stairway door was identified as having a 45-minute fire resistance rating. This is 

not consistent with the 90-minute fire resistance rating required for the stairway door. The closer 

and latch also did not properly close and latch.  

▪ Unprotected penetrations and holes were observed in stairway enclosing walls requiring a fire-

resistance rating. There is approximately one penetration every other floor level per stair. 

▪ A ducted vent penetrates the stairway enclosure with a frequency of one at every level from the 

Catacombs through the third level (Figure 81). The vent does not appear to have a fire damper 
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and the associated mechanical equipment is not enclosed from the rest of the building with fire 

resistant construction.  

▪ The stairway landing on the ground level has storage located within it.  

Discussion: The single enclosed stairway within the West Wing appears to be 2-hour fire-rated 

construction with 1-1/2-hour rated, self-closing, latching fire doors. Stairways should not be 

penetrated by ducts or air transfer openings not serving the stair enclosure. 

 
Figure 81. Vent into stairway enclosure. 

 

 Observation: There are no fire rated corridors as the West Wing is designed as an open office plan. 

 Observation: The elevator shaft appears to be 2-hour fire-rated construction. The elevator machine 

room also appears to be enclosed in 2-hour fire-rated construction. 

Discussion: Elevator lobbies are not enclosed in fire-rated construction, as is permitted by the Indiana 

Building Code as the elevator does not connect more than three stories. 

 Observation: The electrical, data, and mechanical rooms, and the storage room generally appear to be 

enclosed in non-combustible construction with non-combustible doors. There is a large storage room 

under the central open stair between the first floor and second level.  

Discussion: This room in general is enclosed in non-combustible construction with non-combustible 

doors, but the door was propped open and unprotected penetrations were present in the walls. The 

gypsum board ceiling is anticipated to provide the necessary fire resistance separation between 

storage and the central open stairway, but the open door and unprotected penetrations would not be 

considered smoke resisting.  

Means of Egress (West Wing and Catacombs) 

Exits and Exit Access 

A detailed egress analysis was not performed as part of this assessment. The West wing has one enclosed 

stair serving the Catacombs level through the third level. An additional central open stair serves the 

Catacombs and second level discharging on the first floor. Major deficiencies with respect to means of 

egress, such as dead-end corridors, were not observed except as noted below: 
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 Observation: The West Wing first floor has three sets of remotely located exits, each consisting of two 

outward-swinging doors, that discharge directly outside the building. Additionally, occupants on the 

first floor can egress through the stairway to the building exterior via two doors swinging in the 

direction of travel. The connector to the Central Hall has a single door that swings opposite the 

direction of travel but is not marked as an exit from within the West Wing space. Doors directly 

outside the building are provided with panic hardware. The southeast double door exit is obstructed 

by tables located inside the building and immediately outside the building (Figure 82). 

Discussion: Exits are to be maintained clear of obstructions that can interfere or block egress. The 

tables at the southeast exit may be relocated as they are not fixed to the floor surface. 

 
Figure 82. Obstructed egress door on the first floor of the 

West Wing (Southeast wall). 

 

 Observation: The West Wing second level has two exit stairs, one enclosed and one central open stair. 

The enclosed exit stair discharges directly outside the building on the first floor. The central open stair 

is not enclosed and discharges interior to the building on the first floor. A third exit via a non-fire 

rated door is identified at the connector between the West Wing and Central Hall. The exit path 

identified with signage leading to the connector has a tenant door that can be locked in the direction 

of egress travel without a way to unlock the door without special knowledge, tools, or a key. 

Discussion: An open stairway is allowed by the Indiana Building Code to be used as a means of egress 

from a mezzanine or a second floor when applicable requirements are met.  

 Observation: The West Wing third level has only one exit, a single enclosed exit stair that discharges 

directly outside the building on the first floor.  

Discussion: This is an existing condition without identified authority having jurisdiction violations. This 

is a relatively small area consisting primarily of one room. The current Indiana Building Code for new 

construction would allow this single exit if this second level is technically a mezzanine per the code 

and the occupancy of the third level does not change. 
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 Observation: The Catacombs below the West Wing have two exits, an enclosed exit stair and a central 

open stair. The enclosed exit stair discharges directly outside the building on the ground floor. The 

enclosed stairway is nominally 46 inches wide. There is a gate at the first-floor landing of the stairway 

leading down to the Catacombs level. The door leaves are nominal 36 inches wide and are provided 

with fire exit hardware. A handrail is provided on the wall side of the enclosed stairway and a guard is 

provided on the open side of the stair. A handrail is not provided on the guard side of the stair. At the 

top of the stairway a nominal 37-inch guard is installed along the landing.  

Discussion: For new construction guards are required to be 42 inches in height (Section 1013.3). With 

the proposed renovation updating the guard heights should be considered. 

 Observation: The central open stair of the Catacombs below the West Wing (Figure 83) discharges to 

the interior of the West Wing on the first floor. The central open stair is nominally 84 inches wide. 

Handrails and guards are provided on both sides of the stairs. A handrail is not within 30 inches of all 

portions of the stairway. 

Discussion: For new construction, a handrail is required to be within 30 inches of all portions of the 

stairway (Section 1012.9). With the proposed change in occupancy providing handrails should be 

considered. 

 
Figure 83. Central open stairway from the first floor to the 

Catacombs level. 

 

 Observation: Stairway doors are unlocked in the direction of travel and allow re-entry from the 

stairway to the floor. These doors for the enclosed stairway are provided with fire exit hardware. 

Exit Signs 

 Observation: Illuminated exit signs are installed throughout the West Wing (Figure 84). The north 

double door exit on the first floor has an exit sign that is obstructed by items suspended from the 

ceiling. Exit signs are provided with battery backup, per the maintenance staff. Exit signs are not 

inspected and tested periodically, per the maintenance staff. 
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Figure 84. Representative exit sign. 

Emergency Lighting 

 Observation: Emergency lighting is provided in stairways and common areas in the building unless 

otherwise mentioned. Emergency lighting is provided with battery backup. 

▪ The central open stair between first floor and second level is not provided with observed 

emergency lighting.  

▪ In the Catacombs there is minimal emergency lighting on battery back-up provided but many of 

the lights are damaged (approximately 6) (Figure 85) and there are areas that remain with low 

light. 

 
Figure 85. Image of damage emergency light in the 

Catacombs 

 

 Observation: Emergency lighting is not inspected and tested regularly, per the maintenance staff. 

Elevators (West Wing) 

Observation: There is a single passenger elevator in the West Wing that serves the Catacombs level, 

first floor, and second level. There is one machine room. Automatic recall is activated by water flow 
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switch. Elevator lobbies do not have smoke detection for elevator recall. There was no access to the 

elevator machine room during the site visit. 

Fire Alarm System (City Market Complex) 

 Observation: The City Market Complex is equipped with a fire alarm system using a Siemens FS-250 

fire alarm control panel (Figure 86) that is located on level 2 of the YMCA space in the East Wing. A 

remote annunciator panel is located at the main exterior entrance to the West Wing (Figure 87) and 

another remote annunciator panel is located at the east entrance to the Central Hall. The fire alarm 

control panel was in “Normal” mode during our assessment. Backup power is provided by local 

backup batteries. The current fire alarm system test report for the building was not provided to WJE. 

Discussion: The expected useful life for a fire alarm control panel is approximately 20 years with proper 

maintenance as detailed in NFPA 72 but may be extended with continued maintenance per the 

manufacturer’s requirements. It is unknown when the fire alarm control panel was installed or last 

upgraded, the devices are of various vintages and the identified panel is obsolete and no longer 

produced by the manufacturer. As a result, parts may get progressively more difficult to acquire and 

new devices that might be added in the field may not be compatible with the existing hardware.  

  
Figure 86. Fire alarm control panel on second level of East 

Wing. 

Figure 87. Fire alarm annunciator with “Normal” condition. 

 

 Observation: Fire alarm system initiating devices include smoke detectors, and fire sprinkler waterflow 

and sprinkler water tamper switches. Smoke detectors are in storage rooms and main electrical rooms. 

Fire sprinkler monitoring equipment is typically located in the Catacomb level at the incoming fire 

water supply (northwest corner). Manual pull stations were located at exits. A manual pull station is 

located approximately 10 feet from the main exterior entrance vestibule of the West Wing. 

Discussion: Per the Indiana Building Code, a manual pull station is required within 5 feet of exterior 

entrances. Due to interference from the vestibule enclosure at the manual pull station of the main 

exterior entrance vestibule of the West Wing, the 10-foot separation between the pull station and 

entrance is assumed to have been approved by the jurisdiction.  
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 Observation: Occupant notification appliances include strobes, and combination horn/strobes located 

throughout the building.  

▪ Combination horn/strobes are located within the common areas. Strobes are located within the 

restrooms. 

▪ Conference rooms did not regularly have strobes. For example, the west conference room on the 

first floor. 

▪ The third level office space does not have adequate strobe coverage. 

▪ Although not the focus of our evaluation, when observing the fire alarm panel it was noticed that 

the strobes on the second level of the YMCA space were set at a light intensity of 15 candelas. 

This output setting is low compared to the large space that the strobe should cover and appears 

inadequate. 

Fire Suppression Systems (City Market Complex) 

 Observation: With the exception of the Catacombs, the building is protected throughout with a wet-

pipe sprinkler system. The sprinkler system has a design of 0.19 gpm over 1,500 SF for a design of 

307.1 gpm at 47.1 psi based on observed placard. The current fire sprinkler test report for the building 

was provided.  

 Observation: Automatic sprinklers are not located in the main electrical space, as permitted by the 

Indiana Building Code. But the main electrical space is not physically separated from other equipment 

and the adjacent areas have sprinkler protection (Figure 88). 

Discussion: Without either sprinkler protection or fire rated separation of the electrical equipment a 

fire within the electrical equipment could spread to adjacent spaces. 

 
Figure 88. Main electrical room not enclosed from storage 

and other equipment where automatic sprinklers are not 

installed above the electrical equipment but adjacent to it. 

 

 Observation: The building does not have a fire pump. The wet-pipe sprinkler system is controlled by a 

6-inch Gem Model A alarm valve (Figure 89) that is in the northwest corner of the Catacombs level.  
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Figure 89. Catacombs level fire protection system alarm 

valve 

 

 Observation: The building has a single 6-inch fire water main located in the Catacombs level in the 

northwest corner. A backflow preventer was not observed. A fire department connection is provided 

at the street level to the west. 

 Observation: A standpipe system was not observed. 

Discussion: Depending on the change in occupancy and final design, specifically if the second level 

and third level are considered stories, then a standpipe system may be required (Section 905.3).  

 Observation: The sprinkler system consists of black steel piping with grooved couplings or threaded 

fittings. 

 Observation: Sprinklers include upright, pendant, and sidewall styles, and are standard-response type.  

▪ Existing sprinklers were manufactured by various manufacturers of various ages.  

▪ Within the Central Hall several STAR sprinklers were observed (Figure 90).  

▪ The installed sprinklers are approaching 50 years old as many appear to be original to the 

installation.  

▪ Within the East Wing main vestibule on the first floor, the sprinklers have been removed 

(Figure 91).  

▪ There are multiple sprinklers covered with debris within the Central Hall space on the first floor 

(approximately 15) (Figure 92). 

▪ Within the Central Hall, the first-floor tenant spaces along the west exterior wall between column 

line K and M appear to have sprinklers obstructed by the duct work and other ceiling-mounted 

equipment. 

Discussion: In general, sprinkler placement appeared to comply with NFPA 13. The STAR sprinklers in 

the Central Hall may be part of a recall, which should be reviewed further. Based on the age of the 

sprinklers, per NFPA 25, testing of a limited number of the sprinklers should be performed or all such 

sprinklers replaced. Removal of the sprinklers in the entrance vestibule of the East Wing may have 

been due to near freezing conditions. Freeze protection should be evaluated, and the sprinklers 

replaced. 
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Figure 90. Image of potentially recalled sprinkler in Central 

Hall area near northeast exit. 

Figure 91. East Wing main vestibule without sprinklers. 

 
Figure 92. Debris on sprinkler in Central Hall near 

northeast exit. 

 

 Observation: Within the Central Hall, many of the vendors have kitchen hood systems which are 

reportedly part of the tenant’s responsibility and were not reviewed by WJE since they are tenant 

responsibility.  

 Observation: The sprinkler pipe hanger is detached from the building structure under the open stair 

on the first floor within the storage room of the West Wing (Figure 93). 
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Figure 93. Fire sprinkler hanger detached from structure 

within storage room on first floor of West Wing. 

Smoke Control Systems (West Wing) 

 Observation: The West Wing does not have a mechanical smoke control system.  

Discussion: It is assumed the West Wing is not an atrium space that requires smoke control as the 

current arrangement leads to the view that second level is a mezzanine. Therefore, no smoke control 

system is required.  

Manual Fire Extinguishers (City Market Complex) 

 Observation: Manual fire extinguishers are typically installed throughout the City Market Complex. Fire 

extinguishers are typically ABC-type except for the kitchen areas that are provided with type K fire 

extinguishers.  

 Observation: The fire extinguisher inspection tags are typically dated January 2021 with inspections 

performed by Jacob-Dietz, Inc (Figure 94). The fire extinguisher on the West Wing on the third level is 

out of charge and has an inspection tag dated May 2019. 
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Figure 94. Typical fire extinguisher inspection tag 

Emergency Power (City Market Complex) 

 Observation: The City Market Complex does not have a central emergency power supply nor 

emergency generator. 

RECOMMENDATIONS (MAINTAIN COMPLEX IN EXISTING CONFIGURATION) 

The City Market is listed in the National Register of Historic Places. All treatment guidelines and 

recommendations were developed in accordance with the Secretary of the Interior’s Standards for the 

Treatment of Historic Properties. The following recommendations describe the maintenance and repair 

work to maintain the complex in its present configuration and use. Normal inspection, testing, and 

maintenance required for fire protection and life safety systems should be performed in accordance with 

inspection and testing schedules established by applicable codes and standards. Documentation for the 

inspection, testing, and maintenance of the systems should be maintained. The following summarizes our 

recommendations to address the conditions observed in order to maintain the City Market Complex in its 

existing configuration. 

Facade 

Spalled and Displaced Limestone. Where incipient spalls present a falling hazard, they should be 

removed immediately. Distressed limestone units should be removed and replaced with new units to 

match the existing thickness and profile. Any existing iron strap anchors encountered during the work 
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should be cut out and removed. New limestone should be installed with stainless steel anchors. Where the 

spall is small relative to the face dimensions of the distressed limestone unit, consideration should be 

given to removal of the distressed portion of the limestone unit and installation of a dutchman repair to 

match the existing unit thickness and profile. Dutchman units should be installed with stainless steel 

anchors. Cementitious patching is typically not as durable and can weather differently than the parent 

stone; therefore, patching damaged limestone with a cementitious material is not recommended.  

Cracked Limestone. Further investigation should be performed to confirm if the cracked limestone units 

are secure. If the crack appearance is not objectionable and if the crack does not compromise the 

structural integrity of the limestone unit, the crack may be filled with a cementitious grout to prevent 

water infiltration. If the crack appearance is objectionable, where the crack affects the structural integrity 

of the unit, or where the cause of cracking may lead to the development of additional future distress, then 

the cracked unit should be removed and replaced with new limestone units or dutchman units to match 

the existing unit thickness and profile, as described above. 

Bricks. Loose, cracked, or spalled bricks should be replaced with new bricks. New bricks should match the 

dimensions, color, and texture of the existing bricks. Further investigation as to the cause of the distressed 

brick should be performed to confirm the extent and design of the repairs. The embedded metal pipe 

should be removed at the spalled brick column in the Catacombs, and the bricks at this location should be 

replaced. 

Mortar Joints. Eroded, cracked, or open mortar joints should be repointed. Mortar analysis should be 

performed to study the existing mortar and to select a new mortar that is compatible with the existing 

exterior wall materials. It is possible that different types of mortar should be specified for the Central Hall 

as compared to the East and West Wings. Mortar with excessively high compressive strength can lead to 

damage to the surrounding masonry units. Based on the relatively limited area of distressed mortar, we 

recommend that repointing be limited to areas of identified distress only. It may be desirable to extend 

the areas of repointing to building corners, offsets, or similar architectural geometry. 

Sealant. Deteriorated exterior and interior sealant should be removed and replaced with new sealant to 

prevent water infiltration and ensure the airtightness of the exterior wall assemblies. The new sealant 

should be of a similar color and compatible with substrate materials.  

Concrete. Spalled and delaminated concrete on the building facade should be removed. At spall areas, 

the repair should be sawcut square, removing concrete behind reinforcing steel as appropriate. All 

exposed reinforcing steel should be cleaned and painted. Supplemental reinforcing should be installed as 

needed. New concrete should be formed and placed to match the finish and profile of the original surface.  

Shelf Angles. Areas of corrosion at the steel shelf angles should be cleaned and painted. Where missing, 

weeps should be installed above the angle horizontal leg to allow for proper drainage, followed by 

installation of sealant between the toe of the angle and the masonry below. This recommendation 

assumes corrosion of the shelf angle is limited to surface corrosion and it is recommended that the angles 

be inspected close up prior to implementation of the repairs. If more significant corrosion is observed 

during a close-up inspection, it may be necessary to remove several courses of masonry above the shelf 

angle and install new through wall flashing.  

Steel Coating. The areas of surface corrosion on the metal louvers on either side of the windows of the 

Central Hall and debonded coating on the underside the West Wing metal deck and structural steel 
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should be recoated. Remove areas of corrosion and debonded coating, spot prime the substrate, and 

install a new coating over the entire element. Testing of the existing coating should be performed for the 

purposes of selecting a new compatible coating. If the existing coatings are found to contain lead, 

consideration can be given to stripping all paint layers to a bare substrate, followed by priming and 

painting. 

Staining and Graffiti. If elected by the owner, for aesthetic reasons, the facade should be cleaned of 

soiling. To remove soiling on limestone and brick, the most gentle, effective cleaning method should be 

used, since gentle techniques are less likely to damage building components, accelerate future damage, or 

have unintended negative consequences. Improper cleaning can damage facade materials by causing 

staining or etching, discoloration, or more severe distress, such as corrosion of embedded anchorages. 

Damage such as surface etching can increase the likelihood and rate of future dirt accumulation, 

absorption of moisture, and surface deterioration. Special care is required in planning and implementing a 

cleaning program, especially on a public building where airborne chemicals may harm pedestrians. For all 

substrates, cleaning trials prior to full scale cleaning projects are often a valuable phase to identify 

appropriate and effective cleaning products and procedures. Perform cleaning trials at inconspicuous 

areas of the facade. Several cleaning systems will likely be necessary based on the staining type. Cleaning 

of the exterior brick and limestone should be performed after the walls have been repointed. 

Windows 

Wood Windows. The deteriorated wooden windows of the Central Hall should be restored to match the 

historic appearance. Areas of decayed wood should be repaired with appropriate epoxy materials. If decay 

is extensive, consideration can be given to replacing the entire wood component with a new custom-

milled replica wood element. All glazing putty and all loose and debonded paint should be removed. 

Prime areas of bare wood with a penetrating primer. Apply new glazing putty matching the historic 

sightlines. After the putty has achieved its initial set, paint the window to match the historic appearance. It 

is recommended that each window be water tested after completion of the repairs to ensure no water 

infiltration occurs. It may be appropriate to seal some wood-to-wood joinery to increase the water 

infiltration resistance of the assembly. 

Broken and Fogged Windows. Broken glass and fogged insulating glazing units should be replaced with 

new glass to match the existing. Safety glazing must be used where required by current codes. Care 

should be taken to avoid damage to the existing window frame during replacement of the glass.  

Snap Covers and Trim. The displaced snap covers at the glass curtain walls of the East Wing should be 

reset and secured in place and the failed sealant at the top of the snap cover should be replaced.  

New metal trim and sealant should be installed to cover the exposed expanding foam insulation at the 

east curtain wall of the West Wing. 

Curtain Wall Gaskets. The deteriorated, weathered, and missing gaskets at the curtain wall of the East 

and West Wings should be replaced with new sealant. The existing gaskets should be removed, and new 

silicone sealant installed between the window pane and frame commonly referred to as “wet sealing”.  
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Roofs 

Raised Panel Lap Seams. To prevent additional punctures in the panels from underlying fasteners and 

potential sources of water infiltration at displaced upward seams, we recommend temporarily un-seaming 

the bottom lap seam portion of the copper panels. After new clips and fasteners are installed into the 

substrate, the copper panels should be re-seamed. 

Copper Roof Patching and Soldering. At existing sealant repairs on copper roof surfaces, the existing 

sealant should be removed, the surface of the copper panels should be cleaned, and new soldered copper 

patches should be installed over punctures or splits. At existing soldered joints, the solder should be 

inspected for pinholes, splits, or voids, and the joint should be re-soldered as needed. The copper roof 

repairs should include all splits in the copper panels and panel joints in the internal gutters on the East 

and West Wings. 

Replace Coping Bridge Seals. Where liquid-applied repairs have been installed, replace the bridge seals. 

Sealants. Existing sealants throughout all roof areas should be replaced. 

Drains. The copper panels should be repaired at the drains to ensure they are properly secured and 

sealed to the substrate to prevent water infiltration. In addition, the drain clamping rings and dome 

strainers should be replaced. Cast bronze should be used for all drain components to ensure compatibility 

with the copper roof assembly.  

Skirt Flashings. Roof-to-wall copper counter flashings should be installed along the north edge of the 

East and West Wing copper roofs at the base of the parapet walls. The copper counter flashings should tie 

into the existing through-wall flashings and extend over and integrate with the copper panels and battens. 

Downspouts and Gutters. All dented and damaged downspouts should be replaced with new fully-

solder copper downspouts to match the existing. Broken and missing downspout straps should also be 

replaced. All split and open seams on copper elements, such as finials, on the Central Hall roof should be 

fully soldered. For the downspouts that run primarily horizontally across the lower roof areas, 

consideration should be given to the use of a three-sided open-top gutter, rather than an enclosed 

downspout, for ease of maintenance. 

Central Hall Copper Roof Element Repairs. The existing copper flashings should be replaced at pipe 

vent penetrations on the roofs of the Central Hall. Damaged copper sheet metal at the upper gutters 

should be replaced. Missing rivets and split copper sheet metal at lower gutters and finial elements should 

be repaired. 

East End of East Wing Copper Roof. Assuming that the existing membrane repairs installed at this 

location were intended to mitigate water leakage into the roof system, water leakage testing of the 

various roof components would be necessary to identify the water leakage source(s). A scope of repairs 

could then be identified to properly mitigate further leakage in this area.  

We recommend replacing the copper valley flashing along the entire east end of the roof with new fully 

soldered copper valley flashing assembly, integrated with the field of the roof. Replacement of the copper 

coping and installation of a copper counter flashing is anticipated to be part of this approach.  

Another possible lower cost option would consist of restoring the existing single-ply membrane to its 

original condition. We envision this repair would include repair of any defects in the membrane, 
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replacement of perimeter seals and seals at the end lap seam on the copper panels above the membrane, 

and installation of a new elastomeric coating on the brick masonry. We anticipate this repair would likely 

last 3 to 5 years and require similar future maintenance.  

Additional Coping Attachment. Additional fasteners should be installed on the back side of the existing 

metal copings which surround the low-slope roof areas. Preformed sealant strips or sheet metal cover 

plates should be installed to ensure that the coping splice joints are watertight. 

Remove Sealant at Through-Wall Flashings. Sealants which have been improperly installed at the brick 

masonry-to-through wall flashing interfaces should be removed to allow for proper drainage of wall 

cavities. 

West Wing Upper Low-Slope Roof Replacement. Based on the age of the existing roof membrane and 

size of the roof area, complete replacement of the roof assembly would be the best long-term solution. 

However, if a lower cost temporary solution is preferred, one option would consist of installation of new 

membrane base flashing along the perimeter of the roof, as well as a new metal counter flashing 

integrated with the through wall flashing.  

West Wing Counter Flashing Investigation/Repair. Inspection openings should be made to better 

understand the existing configuration of the roof and wall assembly at the lower low-slope roof area. If 

the existing roof membrane is terminated above the original through-wall flashing, the roof membrane 

should be removed to a height just below the wall flashing. A new metal counterflashing should then be 

installed at the upper low-slope roof area to reduce possible sources of water infiltration into the roof 

system. 

Insulation Roof Repair. The roof membrane and insulation should be removed at the isolated area of 

depressed and potentially damaged insulation on the East Wing low-slope roof area. New insulation and 

an EPDM membrane patch should then be installed to match existing materials. 

Structure 

Concrete Beams. Spalled and delaminated concrete at the beams in the basement tunnel should be 

removed. At spall areas, the repair should be saw-cut square, removing concrete behind reinforcing steel 

as appropriate. All exposed reinforcing steel should be cleaned and painted. Supplemental reinforcing 

should be installed as needed. New concrete should be formed and placed to match the profile of the 

original surface. Shoring should be installed as required prior to concrete removal.  

The source of the water infiltration leading to delamination of the concrete should be investigated during 

installation of the concrete repairs. Assuming water is penetrating through a joint between the basement 

tunnel and loading dock, it may be possible to seal the joint by means of polyurethane grout injection. 

Wood Roof Purlins. A close-up inspection should be performed of the separated lap splice in the wood 

roof purlins of the Central Hall. The inspection should confirm that the connection and through bolt have 

not been compromised by the observed separation.  

Building Interior 

Water Infiltration. The sources of the observed water staining and reported water infiltration are unclear. 

A close-up inspection should be performed at each area of water infiltration. In some cases, it may be 
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possible to develop repairs based on a visual assessment only. However, a water test may be required to 

positively identify the source(s) of water infiltration and develop repairs. 

 Double Doors. Water leakage at the double doors of the connector connecting the West Wing to 

the Central Hall may be the result of improper slope of the walking surface on the exterior side of 

the door. If this is the cause of the water leakage, it may be possible to install a trench drain in the 

walking surface at the base of the door to capture and direct water away from the door. Water 

testing should be performed to confirm the source of the water leakage. 

 CMU Water Infiltration. Water in the soil retained by the CMU walls in the basement appears to 

be migrating through the CMU walls. Several options can be implemented which vary in cost and 

potential effectiveness. Options in descending order of cost and potential effectiveness include: 

▪ Remove soil and walking surfaces on exterior sides of CMU walls and install a waterproofing 

membrane and drainage mat to CMU wall. Reinstall soil and walking surfaces to match 

existing. 

▪ Slope walking surfaces above CMU walls away from building and install a surface-applied 

water impermeable membrane to walking surfaces. 

▪ Install a trench drain adjacent to building exterior wall to capture water and direct it away from 

building.  

Further investigation is required to evaluate and develop the possible repair options more thoroughly. 

Double Doors. The south double doors in the connectors connecting the East and West Wings to the 

Central Hall should be replaced with new doors to match the existing. The new doors should be sized to 

avoid interference from the exterior brick pavers. The brick pavers can likely remain as is because they do 

not appear to create a tripping hazard. New hardware should be installed at the north double doors of the 

east and west connectors that are to remain. 

Catacombs and Site Conditions 

Plazas and Catacombs Water Infiltration. There are multiple conditions observed at the Plazas and 

Catacombs which would best be addressed by a comprehensive repair project. The work would include 

the following: 

▪ Remove all pavers, concrete walking surfaces and soil in the planters of the West Plaza. 

Remove all concrete walking surfaces and areas of deteriorated pavers on the East Plaza. 

▪ Install a new waterproofing membrane above the Catacombs at the West Plaza. 

▪ Remove and replace displaced planter walls. Repoint recessed and deteriorated mortar joints 

between planter wall coping units where walls remain. Remove and replace sealant joints at 

base of planter walls. 

▪ At the plazas, broken drain grates should be replaced, and drain lines should be cleaned using 

an auger drain cleaner. If the drain lines appear clogged or slow draining, further investigation 

such as scoping of the drain line should be performed. 

▪ New brick pavers and new concrete paving should be installed. 

Push Plate Actuator Post. The corroded post supporting the push plate actuator for the automatic 

accessibility door at the connector between the West Wing and Central Hall should be replaced with a 

new post to match the existing. An electrician should reconnect all wiring and confirm operation of the 

automatic door upon completion of the work.  
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Fire and Life Safety 

Testing and Maintenance. Perform the following testing and maintenance work: 

▪ Remove the storage from the stairway landing on the ground level.  

▪ The southeast double door exit is obstructed by tables both inside the building and 

immediately outside the building. Remove the tables and chairs. 

▪ Inspect, test, and provide records for the exit signs. 

▪ Inspect and provide records of the emergency lighting inspection and testing. 

▪ The current fire alarm system test report for the building was not located prior to writing this 

report. Conduct a fire alarm inspection and test per NFPA 25 and NFPA 72. 

▪ Conduct an automatic fire sprinkler inspection and test in accordance with NFPA 25. An 

additional five-year internal inspection of the valve and system is suggested as records of a 

test within the last five years was not available. The installed sprinklers are approaching 50 

years old as many appear to be original to the building installation. Additional testing of a 

limited number of the sprinklers per NFPA 25 and NFPA 13 is required or complete sprinkler 

replacement.  

▪ There are multiple sprinklers with debris within the Central Hall on the first floor. The debris 

should be removed from the sprinklers or the sprinklers should be replaced as noted above. 

▪ Replace the fire extinguisher in the West Wing on the third level that is out of charge and has 

an inspection tag dated May 2019. 

Penetrations in Stairway Walls. Penetrations and holes in stairway enclosing walls require patching. 

Properly repair holes and penetrations with necessary fire rated construction and firestopping material. 

There is approximately one penetration every other floor level per stair. 

Stairway Vent. A vent is located in the wall of the West Wing enclosed stairway at each level. Stairways 

should not have vents other than for smoke control. Investigate the origin of the vent and remediate as 

necessary with a mechanical engineer. It is recommended to cut the duct back and patch the hole as the 

associated mechanical equipment is not separated from the remaining building with fire resistance rated 

construction after a mechanical engineer reviews the system. 

Fire Rated Doors. The enclosed stairway within the West Wing requires fire resistance rated doors (1-1/2 

hour) on the third level and Catacombs level. Replace both doors. 

Storage Room. There is a large storage room under the central open stair between the first floor and 

second level. This room has a door that propped open and open penetrations. Provide a self-closing door 

and properly seal penetrations and voids with fire resistant rated sealant. 

Locked Egress Door. The exit path identified with signage leading to the connector between the West 

Wing and Central Hall on the second level floor has a tenant door that can be locked without a way for 

the public to unlock the door. This tenant door is located in an identified egress path. Provide approved 

hardware for electromagnetically locked egress doors or access-controlled egress doors.   

Handrail. Provide a handrail within 30 inches of all portions of the central open stairway in the West 

Wing. 

Exit Signs. Add an additional exit sign at the north double door exit on the first floor of the West Wing as 

the existing exit sign is obstructed by items in the ceiling. 
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Emergency Lighting. Emergency lighting is not regularly provided and should be provided in the central 

open stair between first floor and second level of the West Wing. Replace damaged emergency lights, six 

were observed. 

Fire Alarm Control Panel. Adjust the existing fire alarm system to address relatively minor deficiencies. 

Replace the fire alarm system with a new system, including voice communication, in the next five years or 

replacing it at the time the renovation occurs. 

Strobes. Perform the following work to address observed conditions of the strobes: 

 Conference rooms did not regularly have strobes. For example, install a strobe in the west 

conference room on the first floor of the West Wing.  

 The third level office space of the West Wing needs to have the existing strobe relocated to 

provide adequate visual (strobe) coverage. 

 Strobes on the second level of the YMCA space in the East Wing were set at 15 candelas. The 

strobe candela rating should be adjusted to provide adequate coverage per NFPA 72. It is 

assumed power is adequate but a study, including voltage drop calculations, should verify the 

available power is adequate for the adjustment. 

Occupant Notification. Improve the existing inadequate occupant notification on the first floor West 

Wing, Central Hall and East Wing. 

Fire Wall. Construct a 2-hour fire resistance rated wall with 90-minute self-closing door openings 

between the main electrical room in the basement that is not protected with automatic sprinklers from the 

adjacent mechanical equipment and storage that is provided with automatic sprinkler protection. New 

ventilation and lighting will also be required per the Indiana Building Code and National Electric Code, a 

mechanical and electrical engineer may also be required to design the respective systems. 

Fire Sprinklers. Perform the following work to address observed conditions at the sprinklers: 

 A backflow preventer was not installed on the fire sprinkler system, retroactively install a new 

backflow preventer. 

 Within the Central Hall approximately ten STAR sprinklers were observed. These STAR sprinklers 

may be part of a recall. Verify whether the recall applies and replace all recalled sprinklers. 

 The East Wing main vestibule on the first floor no longer has sprinklers which may have been 

removed due to potentially freezing conditions. Install sprinklers in this vestibule and add an 

electric heater to maintain above freezing temperatures in the vestibule. 

 Properly support the sprinkler pipe and patch the penetration for the sprinkler pipe hanger that is 

detached from building structure under the open stair on the first floor of the West Wing within 

the storage room. 

 Within the Central Hall, the first-floor tenant spaces along the west exterior wall between column 

line K and M appear to have sprinklers obstructed by the duct work and other ceiling-mounted 

equipment. Relocate existing approximately ten sprinklers or add additional sprinklers below the 

obstructions per NFPA 13.  
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REVIEW OF PROPOSED CHANGE OF USE (WEST WING AND CATACOMBS) 

As stated above, a change of use of the West Wing and Catacombs is being considered. Based on the 

conceptual design provided by CORE, it is proposed that the first and second floors of the West Wing be 

converted from office space to restaurant and dining and the Catacombs be used as an event space. The 

conceptual design also includes installation of anchorages to accommodate the erection of a temporary 

50 feet by 100 feet fabric tent structure in the West Plaza.  

In addition to evaluating the existing fire and life safety systems to meet the current uses of the West 

Wing and Catacombs, the assessment was also used to assist in identifying additional items that may need 

to be addressed should the proposed renovation and associated occupancy change occur. The following 

are items specific to the proposed change of use. 

West Wing 

 The second level is primarily open to the first floor and the second and third levels are small in 

comparison to the first floor, no more than half of the first floor in area. Depending on the use and 

final configuration of the second level, it may be allowed to be considered a mezzanine to the first 

floor (Section 505). Without a change to the occupancy, the third level is considered existing and 

adequate for the associated building construction type. 

 Currently the second level connector between the West Wing and Central Hall is identified as an exit 

(Figure 95). If the connector between the West Wing and Central Hall is to be removed as a means of 

egress from the second level, the proposed design should be reviewed to ensure a dead end or 

common path of travel issue is not created. This evaluation would be anticipated to be part of new 

design work. 

 
Figure 95. West Wing connector second level currently 

identified as an exit path and proposed for removal. 

 The proposed renovation indicates that the connectors may be removed. At this time the automatic 

sprinkler system supply main for the West Wing and Central Hall passes through the connector. The 

sprinkler system supply main will need to be relocated and maintained. 



 

 

 

City Market Assessment  
 

Indianapolis City Market 

FINAL REPORT  |  JUNE 16, 2021  Page 63 

 The building does not have a mechanical smoke control system, but it is assumed the West Wing is 

not an atrium space that requires smoke control as the current arrangement leads to the view that 

second level is a mezzanine. 

 The electrical, data, and mechanical rooms, and the storage room generally appear to be enclosed in 

non-combustible construction with non-combustible doors. If changes occur to these rooms, 

including the use of these rooms or the equipment within them is changed, the enclosure 

requirements for these rooms should be evaluated. 

 Strobe coverage at the first-floor open space of the West Wing is inadequate for the proposed 

change of use. 

Catacombs 

 It is suggested to evaluate the code compliance of the central open stair as a required means of 

egress from the Catacombs and second levels with the proposed renovation and new uses. An 

unenclosed stair serving more than two stories is not allowed to act as a required means of egress 

(Section 1009.3). It is previously noted that the second level may be considered a mezzanine but 

should be confirmed depending on how the redesign is configured. 

 The exit remoteness of the Catacombs level is inadequate for use as a new assembly space. The 

planned renovation includes installation of a new remote stair exit at the southeast corner of the 

Catacombs which is intended to satisfy egress requirements.  

 The Catacombs level floor/walking surface is unlevel and unfinished creating trip and fall hazards. The 

egress path and walking surfaces should be leveled/repaired if the occupancy/use is changed. 

 Exit signs are not consistently visible within the Catacombs and are therefore deficient if the space is 

to be used as an assembly occupancy open to the public. 

 If the Catacombs are to be used as an assembly space or open to the public, the emergency lighting 

should be evaluated. There is minimal emergency lighting on battery back-up provided and many of 

the lights that are provided are damaged and there are areas that remain with low light. 

 The Catacombs currently do not have any regularly spaced automatic detection system such as smoke 

detectors. With the change in use, an automatic sprinkler system is required and smoke detection is 

not required where the space is protected with an automatic sprinkler system. 

 The Catacombs do not have any occupant notification system. 

RECOMMENDATIONS (CHANGE OF USE WEST WING AND CATACOMBS) 

The following recommendations to change the use of the West Wing and Catacombs are in addition to 

the recommendations made to maintain the Complex in its existing configuration. 

West Wing 

Review Final Layout. During the redesign conduct the following review/analysis and confirm with the 

authority-having jurisdiction the following items regarding construction type: 

▪ A potential change in occupancy from the business use within the West Wing, communicated 

to WJE, to an assembly A-2 space, will require an analysis of the height and area with the new 
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occupancy. Preliminary review indicated that height and area will need to use the application 

of the automatic sprinkler protection increase for the allowable height (Section 504.2) and area 

(Section 506) in order to comply with the associated height and area requirements of the new 

occupancy. It is noted that a frontage increase may also be used due to the configuration of 

the site, but associated height and area calculations are outside of the scope of this evaluation. 

Unless otherwise stated in this section sprinkler modifications are not required for the 

occupancy change. 

▪ Confirm that the building construction type is adequate for the occupancy change and 

associated building height and area due to the lack of building separation walls (fire walls) at 

the connectors and basement level between the Central Hall basement and West Wing and 

within the Catacombs.  

▪ Depending on the use and final configuration of the second level, for example if it remains 

primarily open, it may be allowed to remain as a mezzanine to the first floor (Section 505) as a 

voice communication system is not provided in building. 

Utility Rooms. The electrical, data, and mechanical rooms, and the storage rooms generally appear to be 

enclosed in non-combustible construction with non-combustible doors. If changes occur to these rooms, 

including the use of these rooms or the equipment changed, the enclosure requirements for these rooms 

should be evaluated as a 1-hour fire resistance rated enclosure is required. 

Stair Handrail/Guard. Within the enclosed stairway of the West Wing the following items should be 

corrected based on the proposed change in occupancy. 

▪ Provided a handrail on the guard side of the enclosed stairway from the Catacombs level to 

the third level.  

▪ Provide a guard at the top of the stairway that is 42 inches high. 

Connector. Assuming the West Wing connector is removed, egress from the second level should be 

reviewed as the connector is currently identified as an exit from the West Wing second level. Removal may 

result in a dead end or common path of travel issue.  

Sprinkler Supply Mains. The sprinkler system supply mains will need to be relocated and maintained if 

the West Wing connector is removed (applies to East Wing connector as well). Perform a study to 

determine new route and layout of supply main. 

Standpipe. Depending on the change in occupancy and final design, specifically if the occupancy of the 

second level is changed and would be considered a story instead of a mezzanine, then a standpipe system 

would be required (Section 905.3). Review conditions when the floor layout is complete and determine if a 

standpipe system is required. 

Catacombs 

Catacombs Egress. The Catacombs have two exits, a central open stair discharging to the interior of the 

West Wing on the first floor and an enclosed exit stair discharging directly outside the building on the 

ground floor. 

▪ Evaluate the code compliance of the central open stair as a required means of egress from the 

Catacombs and second levels with the proposed renovation and new uses. An unenclosed stair 

serving more than two stories is not allowed to act as a required means of egress (Section 
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1009.3). It is previously noted that the second level may be considered a mezzanine but should 

be confirmed depending on how the redesign is configured. 

▪ The existing exit remoteness of the Catacombs level is inadequate for use as a new assembly 

space. The planned renovation does include installation of a new remote stair exit in the 

southeast corner of the Catacombs. Depending on the specific layout of the new stair exit, this 

will likely satisfy egress remoteness and capacity requirements for conversion of the 

Catacombs to an assembly space. An egress study based on the change in occupancy and new 

remote exit should be conducted to verify this assumption. 

Walking Surface. Level the floor and install a new concrete walking surface in the Catacombs to remove 

tripping and falling hazards.  

Exit Signs. Install additional exit signage in the Catacombs to meet building code requirements for use as 

an assembly space open to the public. 

Emergency Lighting. Emergency lighting is not regularly provided in the Catacombs. Install additional 

emergency lighting in the Catacombs to meet building code requirements for use as an assembly space 

open to the public. 

Sprinklers. The Catacombs do not have sprinkler protection or any regularly spaced automatic detection 

system such as smoke detectors. If a change in occupancy is to occur where this space is to be occupied 

as an assembly space (A-2) then it will require automatic sprinkler protection (Section 903.2.1.2). 

Installation of automatic sprinkler protection would likely eliminate the need to provide smoke detection 

throughout the space. As the design for the change of use develops, this should be evaluated further with 

the authority having jurisdiction to confirm requirements.  

Occupant Notification. Install occupant notification in the Catacombs. 

West Plaza 

Tent Anchorages. The conceptual renovation of the West Plaza includes periodic erection of a temporary 

tent fabric structure measuring 50 feet by 100 feet. Wind loads on temporary tents can be quite large 

which are typically resisted by tie down straps and anchor stakes which are embedded in soil. However, 

this is not feasible when tents are erected on hard surfaces like that of the West Plaza. In some instances, 

tent erectors rely on weights and friction for anchorage of tents, but this is generally not recommended as 

the resistance provided by friction is highly variable and typically insufficient to resist design level wind 

loads. It is therefore recommended that permanent anchors be installed in the plaza for attachment of the 

tent tie down straps and resistance of lateral wind loads. The anchors should be designed to be flush with 

the walking surface when not in use so as not to create a tripping hazard to pedestrians. It is 

recommended the anchors be installed in conjunction with the waterproofing membrane that was 

previously recommended be installed at the West Plaza. The waterproofing membrane should be properly 

detailed around the anchors to prevent water infiltration into the Catacombs below.    

ESTIMATE OF PROBABLE COSTS 

Estimates of probable repair costs and recommended repair timeline to maintain the City Market Complex 

in its existing layout are provided in Appendix A. Estimates of probable costs related to fire and life safety 

to change the use of the West Wing and Catacombs and to install tent anchors on the West Plaza are 
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provided in Appendix B. It should be noted that the costs provided in Appendix B to change the use of 

West Wing and Catacombs are in addition to the costs to maintain the City Market Complex in its existing 

condition. Many of the costs associated with the change of use will require a more detailed review and 

evaluation once the conceptual design is better defined. 

Costs for the recommended repairs are given in present-day dollars local to the project site and are not 

modified for cost increases in the future. The estimated costs provided should be considered as 

preliminary order-of-magnitude cost figures based on estimated repair quantities and do not include 

costs associated with design, construction observation, contractor general conditions, permitting, bonds, 

overhead, profit or contingency. We recommend budgeting 20 percent for general conditions and an 

additional 20 percent for contingencies. 

Actual costs can vary due to the actual repair method and details selected, contractor means and 

methods, actual repair quantities, and whether the work takes place intermittently or all at once. Cost 

estimates were made by either our experience with similar work, or discussions with local contractors. 

Costs were not obtained from a contractor bidding on a set of repair drawings and specifications and they 

were not prepared by a professional cost estimator.  

LIMITATIONS 

As requested by CORE, our observations were limited in extent to visual-only, from grade and accessible 

levels. Services such as destructive testing, water testing, environmental testing, material sampling, 

hazardous material testing, and exploratory openings were not included in this assessment. Please note 

that the information presented in this report is not intended to be used as a technical repair document, 

and as such, should not be used to solicit bids from contractors or be used as the sole basis to perform 

repairs. Each of the repair approaches described above should be designed by a design professional and 

installed by a contractor qualified to perform the work. Trial repairs or mock-ups should be performed to 

evaluate suitability of each repair. Competitive bids using a set of repair drawings and specifications 

developed by a licensed architect or engineer experienced with repairing these types of structures should 

be obtained. Construction observation during implementation of mock-up and/or long-term repairs by a 

qualified professional is also recommended. Even with the execution of long-term repairs, ongoing and 

routine maintenance is necessary and should be expected.  

The due diligence process used for the fire and life safety analysis is a review and not an investigation, 

thereby limiting the potential to uncover all ailments of the fire protection and life safety systems. 

Likewise, WJE must rely on information provided by the Owners’ representatives regarding past fire 

protection and life safety issues, past repairs, and recorded documentation and/or testimony. WJE 

interviewed existing building personnel made available to us to ascertain the history; however, WJE is not 

responsible for incorrect information provided by the Owners’ representatives. 
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APPENDIX A. ESTIMATE OF PROBABLE COSTS TO MAINTAIN CITY MARKET COMPLEX IN 

EXISTING CONFIGURATION 

 

 

  



June 16, 2021

2022-2024 2025-2028 2029-2031

Yr. 1-3 Yr. 4-7 Yr. 8-10

Additional Investigation 1 EA $70,000 $70,000 $70,000 $70,000
Includes up-close assessment of facades and windows, cleaning trials, and 

investigation openings

Facade

Remove Incipient Limestone Spall 5 EA $300 $1,500 $1,500 $1,500

Install Dutchman Repair at Spalled Limestone 30 EA $850 $25,500 $25,500 $25,500 Assume 2 SF per location

Remove and Replace Damaged Limestone Unit 10 EA $2,500 $25,000 $25,000 $25,000 Assume 3 SF per location

Repair Cracked Limestone Unit 40 LF $20 $800 $800 $800 Assume 1.5 LF per location

Remove and Replace Damaged Brick Masonry 750 SF $115 $86,250 $86,250 $86,250 Assume 5 SF per location

Repoint Deteriorated Mortar Joints 4,200 SF $20 $84,000 $84,000 $5,000 $89,000 Assume 20 SF per location

Remove and Replace Deteriorated Sealant 4,200 LF $20 $84,000 $84,000 $3,000 $87,000 Assume 25 LF per location

Remove and Replace Spalled and Unsound Concrete on Building Facade 100 SF $250 $25,000 $25,000 $25,000 Assume 3 SF per location

Install Sealant and Weeps at Steel Lintel Shelf Angles 150 LF $25 $3,750 $3,750 $3,750

Clean and Paint Corroded Steel Lintels 300 LF $40 $12,000 $12,000 $2,000 $14,000 Assumes 100% of steel lintels

Clean and Paint Corroded Steel Elements 750 SF $20 $15,000 $15,000 $3,000 $3,000 $21,000
Includes metal deck and structural steel at West Wing and metal louvers of 

Central Hall

Facade Cleaning to Remove Staining and Graffiti 300 SF $15 $4,500 $4,500 $4,500

Assume 8 SF per location. Costs for graffiti removal only account for known 

graffiti. It may be prudent to carry additional budget over the term for future 

instances of graffiti.

Windows

Repair Deteriorated Wood Windows 70 EA $5,700 $399,000 $399,000 $399,000
Includes all windows in brick facade of Central Hall. Does not include clerestory 

windows.

Replace Clouded and Cracked Window Panes 18 EA $1,000 $18,000 $18,000 $18,000

Costs for cracked window panes only account for known cracked windows. It 

may be prudent to carry additional budget over the term for future instances 

of cracked windows.

Remove and Reposition Curtain Wall Snap Covers and Install Metal Trim 30 EA $250 $7,500 $7,500 $7,500

Remove Gaskets and Install New Sealant at East and West Wing Curtain Walls 5,500 LF $15 $82,500 $82,500 $82,500 Assumes wet sealing 100% of curtain wall windows

Roofing

Repair Panel End Lap Seams 10 EA $1,600 $16,000 $16,000 $16,000

Repair Copper Roof Punctures and Sealant Patches 25 EA $210 $5,250 $5,250 $5,250

Resolder all Seams and Splits in Copper Gutter (includes all seams, see notes) 720 LF $80 $57,600 $17,280 $40,320 $57,600
Assumes 30% of seams are repaired immediately and the remainder are 

complete in 8-10 years.

Replace Existing Coping and Panel Joint Sealants with Bridge Seal Repairs 50 EA $90 $4,500 $4,500 $4,500

Replace all Existing Sealant Throughout Roof Areas (termination bar, penetrations, 

etc.)
400 LF $25 $10,000 $10,000 $10,000

Replace Copper Valley/Built-in Gutter Drains 10 EA $1,500 $15,000 $15,000 $15,000

Install New Copper Skirt Flashing Between Coping and Built in Gutter 410 LF $48 $19,680 $19,680 $19,680

Repair Damaged Gutter and Downspouts 2 EA $2,000 $4,000 $4,000 $4,000

Central Hall Copper Roof Architectural Element Repairs (finials, rivets, etc.) 50 EA $250 $12,500 $12,500 $12,500

East End of East Wing Copper Roof Repairs 300 SF $75 $22,500 $22,500 $22,500
Cost provided assumes permanent repairs. Temporary repairs could also be 

considered.

Additional Coping Attachment 800 LF $5 $3,800 $3,800 $3,800

Remove Existing Sealant at Through Wall Flashing 750 LF $11 $8,250 $8,250 $8,250

West Wing Upper Low-Slope Roof Replacement 1,200 SF $20 $24,000 $24,000 $24,000 Temporary edge metal repairs may also be considered

West Wing Counter Flashing Investigation/Repair 250 LF $36 $9,000 $9,000 $9,000

Replacement of sealant at counterflashing may be possible if counter flashing 

is not placed above through wall flashings. Further investigation is 

recommended prior to repairs.

Replace Damaged/Wet Insulation and Install New EPDM Membrane 50 SF $50 $2,500 $2,500 $2,500

City Market Assessment1
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June 16, 2021

2022-2024 2025-2028 2029-2031

Yr. 1-3 Yr. 4-7 Yr. 8-10

Estimate of Probable Costs to Maintain Complex in Existing Configuration

Component Notes
Estimated 

Cost

Immediate 

Need

Over the 

Term Totals
Quantity Unit CostUnit 

Structure

Remove and Replace Spalled and Unsound Concrete at Basement Beams 150 SF $250 $37,500 $37,500 $37,500 Assume 3 SF per location

Building Interior

Additional Investigation at Areas of Water Infiltration 1 EA $85,000 $85,000 $85,000 $85,000
Includes investigation and water testing of water infiltration at representative 

leak locations, doors at west covered walkway and basement CMU walls

Remove and Replace South Exterior Double Doors at Covered Walkways 2 EA $18,000 $36,000 $36,000 $36,000

Install New Hardware at North Exterior Double Doors at Covered Walkways 2 EA $1,500 $3,000 $3,000 $3,000

Catacombs and Site Conditions

East and West Plaza Repairs and Catacombs Water Infiltration

Remove and Replace Planter Soil and Vegetation 3,700 SF $30 $111,000 $111,000 $111,000

Remove and Replace Concrete Walking Surfaces 18,000 SF $25 $450,000 $450,000 $450,000 Assume 6 inches thick

Remove and Replace Brick Pavers 10,000 SF $25 $250,000 $250,000 $250,000

Install New Waterproofing Membrane Above Catacombs 17,800 SF $25 $445,000 $445,000 $445,000

Remove and Replace Displaced Planter Walls 200 LF $250 $50,000 $50,000 $50,000

Replace Drain Grates 3 EA $400 $1,200 $1,200 $1,200

Clear Obstructed Drain Line 1 EA $5,000 $5,000 $5,000 $5,000

Replace Post for Automatic Door Push Plate Actuator 1 EA $1,500 $1,500 $1,500 $1,500

Fire and Life Safety

Testing N/A N/A $5,000 $5,000 $5,000 $5,000
It is assumed maintenance will be performed by building staff and therefore 

costs are not included form these items.

Repair Penetrations and Vent Openings in Walls of West Wing Stairway 6 EA $1,250 $7,500 $7,500 $7,500

Install Fire Resistance Rated Doors (1-1/2 hour)  in Enclosed Stairway of West Wing 2 EA $3,750 $7,500 $7,500 $7,500

Install Self-Closing Door and Seal Penetrations and Voids in Storage Room Under 

Stairs of West Wing
1 EA $1,000 $1,000 $1,000 $1,000

Install Hardware for Electromagnetically Locked Egress Doors or Access-Controlled 

Egress Doors at 2nd Floor Connector of West Wing
1 EA $2,500 $2,500 $2,500 $2,500

Install Handrail Within 30 inches of All Portions of West Wing Central Open Stairway 1 EA $10,000 $10,000 $10,000 $10,000

Add Exit Sign at North Exit on First Floor of West Wing 1 EA $1,500 $1,500 $1,500 $1,500

Install Emergency Lighting in Central Open Stair of West Wing 1 EA $10,000 $10,000 $10,000 $10,000

Replace Damaged Emergency Lights 6 EA $250 $1,500 $1,500 $500 $500 $500 $3,000

Remove and Replace Fire Alarm System 1 EA $400,000 $400,000 $400,000 $400,000 Includes occupant notification costs

Perform Repairs to Fire Alarm Strobes 1 EA $5,000 $5,000 $5,000 $500 $500 $500 $6,500

Install 2-Hour Fire Resistance Rated Wall Between Main Electrical Room and 

Adjacent Mechanical Equipment and Storage
1 EA $50,000 $50,000 $50,000 $50,000

Includes installation of new ventilation and lighting. Retain mechanical and 

electrical engineers to design ventilation and lighting systems

Perform Repairs to Fire Sprinkler System 1 EA $23,500 $23,500 $23,500 $23,500

Total Estimated Costs (Uninflated): $266,480 $759,230 $2,098,050 $54,320 $3,178,080

Abbreviations

EA - Each

LF - Linear Feet

SF - Square Feet

Notes

1. Estimates are in present-day dollars and do not include design, construction observation, general conditions, permitting, bonds, overhead, profit, or contingencies. WJE recommends budgeting 20% for General Conditions and an additional 20% for contingencies.
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APPENDIX B. ESTIMATE OF PROBABLE COSTS FOR PROPOSED CHANGE OF USE 

 



June 16, 2021

Maintain City Market in Existing Configuration N/A N/A N/A $3,178,080

Costs associated with the proposed change of use should 

include the costs associated with maintaining the City 

Market Complex in its existing configuration, refer to table 

in Appendix A for detailed cost estimates

West Wing: Fire and Life Safety

Evaluate Final Layout 1 EA $6,500 $6,500

Evaluate Final Use and Layout of Utility Rooms to Determine Enclosure Requirements 1 EA $1,500 $1,500

Provide Handrail and Guard in Enclosed Stairs 1 EA $7,500 $7,500

Evaluate Egress from Second Level Assuming Removal of Connector 1 EA $3,000 $3,000

Re-Route Sprinkler Supply Mains Currently in Connector 1 EA $30,000 $30,000

A study should be conducted prior to re-routing piping to 

determine supply needs and optimal layout. Costs includes 

new pump.

Evaluate Final Layout for Necessity of New Standpipe 1 EA $1,500 $1,500

Catacombs: Fire and Life Safety

Conduct Egress Study of Catacombs with New Proposed Exit Stairs 1 EA $3,500 $3,500

Level and Install New Concrete Walking Surface 400 SF $70 $28,000 Assumes 4'x100' concrete walking surface

Install Additional Exit Signage 1 EA $5,000 $5,000

Install Additional Emergency Lighting 1 EA $15,000 $15,000

Install Automatic Sprinkler Protection 1 EA $77,000 $77,000
Includes cost to evaluate need for automatic detection 

system

West Plaza: Tent Anchorage

Install Tent Anchors in West Plaza 30 EA $1,200 $36,000

Total Estimated Cost (Uninflated): $3,392,580

Abbreviations

EA - Each

LF - Linear Feet

SF - Square Feet

Notes

2. Costs are limited to those related to fire and life safety for the proposed change of use of the West Wing and Catacombs and installation tent anchors at the West Plaza.

City Market Assessment1

Estimate of Probable Costs for Proposed Change of Use2

1. Estimates are in present-day dollars and do not include design, construction observation, general conditions, permitting, bonds, overhead, profit, or contingencies. WJE recommends budgeting 20% for General Conditions and 

an additional 20% for contingencies.
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CM1 Existing Conditions Assessment

WEST BUILDING

The building is conditioned from a variable air volume air handling unit located in the basement of 
the market house. The units are connected to the campus chilled water and heating hot water 
systems. Spaces are provided with variable and constant volume terminal units with heating hot 
water reheat coils. Finned tube heating elements under large glazing elements. Low pressure steam, 
water and fire protection enter from the west side of the building. A telecommunication room is 
provided with a rooftop computer room unit.  The area is fully sprinklered except for the 
catacombs.

MARKET HOUSE

The market house is served from four air handling units located in the four corners of the market 
house. These units are connected to the campus chilled water and heating hot water systems. In the 
north mechanical rooms two (2) grease exhaust systems are located which discharge through the 
roof. The grease system utilizes variable exhaust controls to reduce volume when applicable. The 
units appear well maintained but the rooms are very tight which make this a difficult task. Filters 
for these units are integrated into a common wall with the space which makes the room negative.

Services for the tenants are located in the floor of the market house. Electrical panels are accessible 
to the general public. Tenants which cook have a grease trap located under their three-
compartment sink and generate 180F hot water using small electric water heaters at their station. 
Smoke is regularly visible in the upper areas of the building 

The lower level consists of mechanical spaces which wrap around the foundation of the market 
house, connect to the lower levels of the east and west building and connect to the underground 
loading dock to the north. Under the west plaza and is a main mechanical room which houses the 
air handling unit for the west building, the main electrical gear for the campus, steam to hot water 
heat exchanger and chilled water entrance for the complex. This chilled water entrance is routed 
under Market Street and is connected to the City County Building chilled water system. The 
maintenance staff noted that the complex requires chilled water before the City County building 
and thus they activate the chilled water system earlier than normally required.  

EAST BUILDING

The east building is conditioned from a variable air volume air handling unit located in the 
basement. The units are connected to the campus chilled water and heating hot water systems. 
Spaces are provided with variable and constant volume terminal units with heating hot water 
reheat coils. Finned tube heating elements under large glazing elements. Large walk-in 
refrigerators are located in the basement area.  The area contains locker rooms on the second level 
which while dated appear in good condition.
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CM2 Recommendations for “As Is” Scenario

WEST BUILDING

Ductwork in the lower level has been damaged from water leakage from the alley. This damage is 
causing structural issues to the ductwork and also posses an indoor air quality issue should water 
get inside the ductwork. It is recommended that the core issue be corrected and the ductwork 
repaired.

The outside air intake is located in an underground chase which connects to the alley at grade. Due 
to the public nature of the building increasing the height of the intake to make placement of items 
into to outside air stream difficult should be considered.

 Installation of an economizer system is recommended to utilize cool outside air when conditions 
are correct to reduce the chilled water requirement. Installation of a relief vent connected to a 
building pressure sensor can correct this condition. Economizer fault detection protocols should be 
included in this system.

MARKET HOUSE

In the lower level sprinkler piping and electrical conduits have been damaged from water leakage 
from the alley. The core issue should be corrected and the conduit and piping repaired.

The buildings chilled water entrance occurs above the main electrical gear. Protective elements 
should be installed below the piping to reduce the possibility of water entering the main electrical 
gear. 

Control and component modifications should be implemented to reduce steam usage. During the 
site visit it was a mild day which should have had minimal steam usage, investigation of the control 
logic and control valves associated with fined tube elements, reheat coils and air handling unit 
heating coils are recommended areas.

Collection of smoke in occurs in the existing building which suggests issues with the variable 
exhaust system associated with the kitchen hoods. This could also be related to insufficient outside 
air, also related to the kitchen system operations.

EAST BUILDING

The outside air intake is located in an underground chase which connects to the alley at grade. Due 
to the public nature of the building increasing the height of the intake to make placement of items 
into to outside air stream should be considered.
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 Installation of an economizer system is recommended to utilize cool outside air when conditions 
are correct to reduce the chilled water requirement. Installation of a relief vent connected to a 
building pressure sensor can correct this condition. Economizer fault detection protocols should be 
included in this system.
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CM3 Future Scenerio

WEST BUILDING

Expansion into the catacombs is an area of opportunity for the West Building. A new air handling 
unit is proposed for the area and located in the north portions of the catacombs. Air distribution 
will occur underground and be routed as feasible between the existing foundation elements. 
Exhaust/ relief ducts will be incorporated into the south east stair and a south west element. 
Generally, the area will be one temperature zone but will also be controlled to maintain a maximum 
space dewpoint of 60F2. The area will also be provided with sensors for humidity, carbon 
monoxide, particulate (PM2.5) and other compounds3 which maybe an issue in this area (i.e. 
radon). Lighting, power and fire alarm will be provided in a method which is code compliant but 
also integrates with the final architectural concept. The existing sprinkler system would be 
extended into this area. Plumbing would generally remain on the north side of the space. Special 
power and audio/visual connections will be provided at the head of the room to facilitate event 
operation.

The sloped metal south facing roof is an excellent candidate for installation of a photovoltaic 
assembly. Preliminary calculations utilizing the PVWatts website4 suggest an 80 KW array can be 
placed on this roof area. An electrical room on the second floor will be added to accommodate the 
required electrical equipment. Using a utility rate of $0.101this will generate about $ 10,857 in 
electricity savings every year and has an estimated installed cost of $200,000 for a 19 year payback.

MARKET HOUSE

The mechanical units and area located in the four corners of the market should be expanded 
particularly the two on the north side to better allow for maintenance of the equipment. The north 
side mechanical room improvements can be integrated into the proposed elevator addition. 

Addition of partially conditioned outside air should be investigated for integration in to the kitchen 
system which currently utilizes the hall’s conditioned air for makeup. In the north area are the 
grease exhaust fans for the first-floor cooking operations. Controls to actively track and vary the 
exhaust and outside air should be updated which should address the smoky conditions of the hall. 
Reactivation of the original ridge vent with insulated motorized dampers can allow for economizer 
or natural ventilation of the space.

Tenant flexibility is important for the future function of the space. Currently all services are 
distributed underground and integrated in the space with fixed walls. Utilization of modular 
systems and accessible trenching should be considered future flexibility. A vacuum sanitary system5 
should also be considered allow for greater flexibility of the pluming system. Separation of grease 
and general sanitary is recommend which would allow for placement of a single exterior grease 
trap.
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Power for the area would be revised to accommodate the new layout and configuration. The new 
elevator and mechanical equipment would connect to the basement electrical room. LED lighting 
and should be installed to provide decorative colors a dimming for events. Speakers would be 
provided for ambient music and could be utilized for events. Access controls should eb added to 
exterior door and cameras should be include at least at entry points.

EAST BUILIDNG

 The sloped metal south facing roof is an excellent candidate for installation of a photovoltaic 
assembly. Preliminary calculations suggest an 80 KW array can be placed on this roof area. An 
electrical room on the second floor will be added to accommodate the required electrical

ALLEY and PLAZA

Lockable wall hydrants, electrical outlets, portable panel connections should be installed to provide 
services for events and vendors. Wifi data could be provided from the building to add to the areas 
accessibility. LED lighting should be provided for the area which can provide sufficient illumination 
for safety and provide configurations for events. Camera coverage of the area will require updated 
based on the final configuration.  The west plaza is programed for a stage and a pin and sleeve 
power connection for a temporary panel should be considered. 
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CM4 Photos

Figure 1 West Building OA and Sprinkler Damage – location basement west side connector

Figure 2 Piping Water Damage – location basement west side connector.
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Figure 3 Ductwork Piping Water Damage – location basement west side connector

Figure 4 Chilled Water Entrance – location basement main mechanical room
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Figure 5 Outside Air Intake – location alley west side market house

Figure 6 Ductwork Damage – location basement west side connector
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Figure 7 City Market Northwest Mechanical Room – location second floor market house northwest corner

Figure 8 City Market Mechanical Room – location second floor market house northwest corner mechanical room
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Figure 9 Steam Heat Exchanger Station – location basement main mechanical room

Figure 10 Natural Gas Meter Manifold – location alley east side 
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CM5 PHOTOVOLTAICS
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CM6 References
1. Historic Indianapolis.com
2. ASHRAE Standard 62.1-2019 section 5.10 Maximum Indoor Air Dew Point in Mechanically Cooled 

Buildings
3. Systems such as Aircuity (www.aircuity.com) can utilize multiple discreet sensors around the space or 

building with one central testing location.
4. PVWatts: www.pvwatts.nrel.gov
5. Acorn Vac www.acornvac.com

http://www.aircuity.com/
http://www.pvwatts.nrel.gov/
http://cp.mcafee.com/d/5fHCN8q3xESyMed7b9EV7fLf6XCQrCzAQsCzAsMO-OrhhKyOephd7a9J6VEVd79EV7ccLI6QkkhObar33NKt9_V_wGN4Ztroi-DbCX4jRRJxbWsKrpgKwwCY_R-hKYCO-yNRXBQQQnehd7bX33BT-mKzp55mXyfaxVZicHs3jq9IsrLOr2a9EVLtB5UTsS02SRoMcXrBPslpaQ1mSH67M8YKrsd7bNEVd79I5zihEw40QgbxlKSQd40BkSyUr9u7p
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City Market Catacombs
AQC provides a take-off pricing estimate to our customers as a service free of charge, and we will strive to provide a drawing showing our Blue Duct interpretation for each project. This 

service is our best effort to interpret drawings and written or verbal requests, but AQC WI LL NOT BE RESPONSIBLE FOR SHORTAGES OR OVERAGES OF MATERIALS AT THE JOBSITE FOR ANY REASON 

WHATSOEVER. In the event of oversights, scope changes, or missing items, AQC will provide additional items as needed for an incremental charge, after an additional or modified PO is 

received. AQC's Quote is for the specific items listed only, and makes no guarantee that this list is complete for any intended purpose. AQC has a return policy for unused items, subject to 

a 25% restocking fee. AQC encourages its customer to take full responsibility of the drawing, take-off and/or quotation, assure themselves that it is consistent with project requirements, 

and hold the receiver accountable to assure totality of the order at the time of delivery.: Project ID: 709151
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