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COA # 

2010-COA-174 

(WD) 

 

INDIANAPOLIS HISTORIC PRESERVATION COMMISSION 

STAFF REPORT 

Hearing Date 

JUNE 2, 2010 

 

NEW CASE 

 105 S. Meridian St. 

Wholesale District  

Applicant 
mailing address: 

  

RATIO ARCHITECTS FOR 105 S. MERIDIAN, INC. 
107 S. Pennsylvania, Suite 100  

Indianapolis, IN 46204 

Owner: 
 

105 South Meridian, Inc. 
105 S. Meridian 

Indianapolis, IN  46225 

Center Township 

Council District: 19 

Dane Mahern 
CASE 

IHPC COA: 2010-COA-174 (WD)  Replace the steel windows on floors 2 through 9 of the 

north and west elevations with new aluminum windows  

STAFF RECOMMENDATION: Approval 

 

STAFF COMMENTS 

Background of the Property 

105 S. Meridian was built in 1929-30 as the Big Four Headquarters owned by the Cleveland, Cincinnati, 

Chicago and St. Louis Railway.  It was designed by D.A. Bohlen & Son and is constructed of a concrete 

frame, floors and roof.  It is rectangular in plan and is eleven bays wide on the Maryland Street side and three 

bays wide on the Meridian Street end.  It is clad in brick and stone and features terra-cotta detailing in the 

Art Deco and Gothic styles at the cornice.   

 

In 1986, the building was renamed the Chesapeake Building.  In 1996, the building was renovated and 

became the Hampton Inn hotel.  It is located at the southeast corner of Maryland and Meridian Streets and is 

zoned CBD-2.  The applicant is requesting to replace all of the windows on floors 2 through 9 of the north 

and west elevations (219 units).  They intend to apply later to replace the windows on the south and east.   

 

Historic and Existing Windows 

Presently, the north and west elevations have all steel 1/1 sashes.  The level of deterioration of the sashes 

indicates they are old, but staff has not been able to pinpoint their age or be completely certain they are not 

original.  It seems unlikely they are original, as the 1929 construction drawings specify wood windows of 

varying configurations (see attachments for details) to be installed on the north and west elevations and metal 

windows only on the south and east.  However, historic photos of the building in 1930 do not definitively 

clarify the original window material.  And, in fact, the photos do indicate that some window details were 

changed from the original plans, as the plans call for 3/1 double-hung windows on the 2
nd

 and 9
th

 floors of 

the north and west elevations and the 1930 photo shows all 1/1 double-hung windows. 

 

Additionally, the building changed hands several times prior to district designation in 1990, leaving ample 

opportunity for alterations to the windows without any review or approvals required.   

 

In 1996, the building did undergo significant renovation in preparation for its conversion to a hotel use, and 

at that time, the Commission approved new steel windows to be installed.  However, staff believes this work 

was not completed as the condition of the existing windows would suggest the units are older than 14 years 

and the owner indicates that interior storms were installed at that time.       
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Condition  

A detailed summary of the existing window conditions is attached, but generally, the applicant’s survey of 

the conditions found: 

 extensive surface corrosion,  

 failing caulk between rough opening and frames,  

 failing sash glazing compound,  

 failed seals, and  

 gaps between the window frames and drywall.   

 

Additionally, the building owner indicates the hotel receives regular complaints from hotel guests about the 

windows related to heat/cold and noise issues.  In 2008, the owner issued 20 refunds totaling $2,744.80 and 

in 2009, 26 refunds totaling $3,326.40 were issued, all because of window related complaints.  Additionally, 

the owner estimates the annual cost to maintain the existing windows is approximately $14,060 to $21,090 

plus lost revenue from guests who will not return due to the poor condition.       

 

Proposed Replacement Windows  

The applicant proposes the 219 units on the north and west elevations between floors 2 and 9 be replaced 

with a Graham Series 1200 fixed aluminum window.  The replacements will fit the existing openings and 

mimic the existing 1/1 configuration.  There are minor alterations to the profile, specifically in the head, sill 

and jamb (see attached section details).    

 

Alternatives to Aluminum Replacement  

The applicant also considered repair of the existing windows as well as replacement with new steel windows 

and requested quotes for comparison.  Based on the significant difference in cost, as well as projected 

longevity and maintenance needs, the owner determined their preferred option is replacement with new 

aluminum units. 

 

Koch Repair Quote $273,760 219 windows $1250/window 

Nestel Repair Quote $463,623 219 windows $2117/window 

Koch Aluminum Replacement $263,141 219 windows $1202/window 

Nestel Aluminum Replacement $315,141 219 windows $1439/window 

Koch Steel Replacement $665,532 219 windows $3039/window 

 

Justification for Replacement  

For the following reasons, staff finds the aluminum replacement option appropriate: 

1. It is likely the existing windows are replacements windows.     

2. The commission has previously approved replacement windows on this building in 1996.     

3. The proposed replacement windows have the same configuration to the original and existing 

windows with minimal changes in dimension/profile and will not create an adverse effect 

architecturally. 

4. From the standpoint of visual aesthetics, the difference between steel and aluminum is limited, if 

comprehendible at all.   

5. The cost between repair and aluminum replacement windows is minimal; with the replacement 

actually being the more economic option and offering reduced ongoing maintenance.   

 

Wholesale District Plan  

“Retain original windows whenever possible.  It is often less expensive to repair the original fabric than to 

replace the material entirely.  If total replacement is necessary, similar materials should be used.  Do not 

change the original shape, size, dimensions, design, and pattern created by the windows.”  
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STAFF RECOMMENDED MOTION 

 2010-COA-174 (WD): 

To approve a Certificate of Appropriateness for replacement of existing steel windows on floors 2 

through 9 at the north and west elevations with new aluminum windows, all per submitted 

documentation and subject to the following stipulations: 

1. New windows must fit the existing openings; altering existing openings is NOT permitted. 

 

2. No changes to the proposed window specification, design, locations, configuration, or 

method of installation are permitted without prior consultation with IHPC staff. 

 

3. Glass shall be clear; any addition of beveling, frosting, etching, caming, or stained glass is 

NOT permitted under this approval. 

 

4. Any deviation from this approach shall be approved by the IHPC prior to installation. 

 
 

Staff Reviewer:   Amy L. Bear  

 
 

 
Aerial view looking north  
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PROPOSED REPLACEMENT WINDOW SPECIFICATIONS 
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