
 

Page 1 of 3 

 

 

Council Communication 
February 1, 2016, Study Session  
 

 

Continued discussion of planning for City Hall replacement 

 

FROM:  

Michael R. Faught, Director of Public Works, Public Works, Mike.Faught@ashland.or.us
 

SUMMARY 

The Council at its June 15, 2015, study session requested that the City conduct a seismic evaluation of 

City Hall to determine the cost of bringing the building up to current seismic codes.  Necessary seismic 

upgrades would involve removing the roof, the floor on the second floor and all of the drywall on the 

interior of the north and west walls, then building a system of ties and braces to secure the building. 

The estimated cost (including contingency but excluding soft costs and temporary staff relocation) is 

$176/sq. ft., or $1,363,757.  The seismic upgrades will require the relocation of city staff for 

approximately nine months at a cost of just under $157,000.  Soft costs would be roughly $322,000.  If 

the City did necessary and long-overdue HVAC and plumbing replacement as well as fire suppression 

and ADA improvements, the total cost of the project exceeds the cost of simply demolishing and 

rebuilding City Hall or building a new City Hall at a different location on City-owned property.   

 

BACKGROUND AND POLICY IMPLICATIONS: 
At the Council’s June 15, 2015, Study Session, City Administrator Dave Kanner proposed a 

comprehensive examination of options for replacing City Hall using the $100,000 appropriated in the 

current budget for a long-term facilities master plan.  To that end, Mr. Kanner provided background 

information on past plans to replace City Hall which included a detailed history of City Hall remodels, 

additions, spacing needs, and needed seismic mitigation based on a 1994 seismic evaluation  (see 

attached June 15, 2015, council communication).   

 

Based on the age of the existing seismic report, Council directed staff to complete a new seismic study 

on City Hall and the Parks and Recreation building.  The City Hall seismic evaluation has been 

completed by Miller Consulting Engineers, Inc. (see attached report).  The consultant’s report outlines 

a plan with estimated costs to upgrade City Hall to allow occupants to safely exit the building after a 

major earthquake which, as he indicates in his executive summary, “may not be the case in its current 

state.”  The estimated cost to upgrade the existing facility to meet seismic requirements only 

(excluding soft and relocation costs) is estimated to be $176 per square foot or a total cost of 

$1,363,757.  If the City Council were to choose this option, all employees in the existing building 

would have to be relocated for about nine months at an estimated cost of $17,426 per month or just 

under $157,000. 

 

Given that a seismic renovation of the existing facility requires a major rebuild to the building, 

Michael Morrison, Public Works Superintendent, recommended evaluating costs associated with 

modernizing all of the existing (aging) plumbing, HVAC systems and electrical systems.  To assist 

with development of additional planning level cost estimates, staff hired Matt Small, Kistler Small + 



 

Page 2 of 3 

 

 

White Architects, and John Kennedy, chief estimator with Vitus Construction, to provide economy of 

scale cost estimates for the following four options (see attached estimate): 

 

1. Include soft cost and Temporary relocations costs to the to the seismic estimate 

2. Estimated square foot costs for mechanical, electrical and plumbing, egress, ADA, fire 

suppression and tenant improvements  

3. Estimated square foot costs to rebuild on the current City Hall site, replacing everything 

except the existing north and west historic facades.  

4. Total estimated square foot costs to construct a new building elsewhere on City-Owned 

property, including parking and other issues arising out of its location. 

 

These costs are shown in table 1.  

 

Table 1:  

Seismic Upgrades 

plus soft costs 

and relocation 

costs 

Additional cost for 

mechanical, 

electrical and 

plumbing, egress, 

ADA, Fire 

Suppression and 

Tenant 

Improvements 

Total Remodel 

Costs 

Rebuild on the 

current City hall 

site replacing 

everything except 

the existing north 

and west wall 

New building on 

City Owned 

Property 

$236 $338 $576 $405 $450 

     

*All costs are per-square foot 

 

COUNCIL GOALS: 

Organization 

4 Evaluate real property and City assets to strategically support city mission and goals   

4.3  Examine city hall replacement and other facility needs. 

 

FISCAL IMPLICATIONS: 
The current budget includes $100,000 to fund a study for City Hall replacement. To date staff has expended 

$12,000 for the seismic upgrade analysis and an additional $1,000 for a building contractor to estimate cost 

for additional remodeling costs, rebuild in place costs and to build a new building in a different location on 

city owned property. 

 

STAFF RECOMMENDATION AND REQUESTED ACTION: 

Given the seismic report and the need for additional capital improvements at City Hall, staff 

recommends that the City move forward with a comprehensive examination of options for replacing or 

rebuilding City Hall.  Staff seeks approval to issue an RFP to select a consultant team to examine 

options for replacing or rebuilding City Hall. 

 

SUGGESTED MOTION: 

N/A 
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ATTACHMENTS: 

 March 3, 2014 Staff Report 

 June 15, 2015 Staff Report 

 Miller Consulting Engineers City Hall Seismic Upgrade Report 

 Vitus Construction Inc Cost estimates 
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Council Communication 
March 3, 2014, Study Session 
 

 

Seismic Structural Improvements to Existing Buildings 

 

FROM:  

Michael Grubbs, Building Official, Community Development Department, 

michael.grubbs@ashland.or.us
 

SUMMARY 

Community Development staff is interested in developing an amendment to our local building code for 

City Council’s consideration regarding the protection of one of the community’s greatest resources, its 

buildings. Specifically, this would entail amendments to the Ashland Municipal Code, Buildings and 

Construction section, requiring seismic improvements when buildings undergo remodel or 

reconstruction. Many buildings within the City of Ashland are vulnerable to the destructive effects of 

an earthquake. Extreme damage or collapse will result, all due to their age and construction type. If an 

ordinance is in place, the survival rate of these buildings and the persons who occupy them will greatly 

be improved. 

 

BACKGROUND AND POLICY IMPLICATIONS: 
The major earthquake projected to take place in Oregon sometime in the not so distant future would 

have a devastating effect on older existing non-code-compliant buildings within the City of Ashland. 

To preserve Ashland’s building stock and provide a safer environment for all, the Building Division 

proposes consideration of an ordinance which would require structural improvements to existing 

buildings when a planned alteration or remodel takes place. Such an ordinance reduces the likelihood 

of severe damage to Ashland’s distinctive buildings. Currently, the cities of Medford and Portland 

have similar ordinances enacted and enforced. 

 

Stakeholder outreach would target local building owners, construction specialists, and interested 

parties through our local media, Ashland web page, mailings, open public meetings, and email 

messaging - all designed to inform and allow public input into the crafting of this ordinance. 

 

Facts: 

 Scientific studies have identified the Cascadia Subduction zone off the coast as the source of a 

long history of earthquakes and tsunamis that have affected the State of Oregon. 

 Building codes prior to 1976 did not contain adequate provisions for seismic structural safety 

for structures.  

 Older structures in Ashland, including its downtown core are constructed mainly of 

unreinforced masonry or concrete, which makes them very vulnerable to damage or collapse 

during an earthquake. Please note: Newer buildings and those currently under construction 

have been designed with appropriate seismic safeguards in place. 
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 The current Oregon Structural Specialty Code does not require seismic improvements when a 

building is remodeled unless a more hazardous use is proposed; seismic upgrades are only 

voluntary. 

 This type of ordinance is endorsed by the State of Oregon Building Codes Division, Ashland 

Fire Department, the City of Medford and the City of Portland 

 

This new code could include the following triggers for seismic improvement requirements:  

 When renovation costs exceed $100,000 or $15.00 per square foot. 

 When re-roofing is planned, parapet walls need to be braced. 

 Change of Occupancy, for example a change from a retail outlet (M-Mercantile) to a restaurant 

or lounge (A-Assembly).  

 T-bar ceiling seismic upgrades required when any work is planned. 

 Tilt-up concrete buildings constructed prior to 1998 require the roof system to be evaluated for 

connection to the walls. 

 If interior ceiling materials are removed in single story buildings (thereby exposing the roof 

wood framing system), the roof system could be required to be evaluated for connection to the 

walls. 

 If interior ceiling materials are removed in multi-story buildings, upper floor systems and roof 

diaphragm systems required to be evaluated for connection to the walls. 

 Most single family homes would be exempt. 

 

Affected buildings that have undergone seismic improvements would provide a higher degree of safety 

for occupants through added structural strength, thereby greatly improving personal survival. The cities 

of Portland and Medford have such ordinances in place. In Portland, it is estimated that 20% of all 

remodeled commercial building stock have been seismically improved.    

 

FISCAL IMPLICATIONS: 

There would be minimal fiscal impact to the City of Ashland. Building/business owners would realize 

a increase in the cost of construction, depending on size and scope of work or size of the building when 

an alteration or renovation is planned. City of Ashland incentives will be explored and possibly offered 

to permit applicants.   

 

STAFF RECOMMENDATION AND REQUESTED ACTION: 

Instruct staff to continue to research and draft an ordinance for Council consideration. 

 

SUGGESTED MOTION: 

N/A 

 

ATTACHMENTS: 
Link to the City of Medford Seismic Ordinance: www.ci.medford.or.us/Code.asp?CodeID=3643 

Link to the City of Portland Seismic Ordinance: www.portlandonline.com/auditor/index.cfm?c=28673 

 

http://www.ci.medford.or.us/Code.asp?CodeID=3643
http://www.portlandonline.com/auditor/index.cfm?c=28673


 

 

Council Communication 
June 15, 2015, Study Session  
 

 
Discussion of planning for City Hall replacement 

 
FROM
Dave Kanner, City Administrator, dave.kanner@ashland.or.us 

:  

 

The City has been discussing the reconstruction or relocation of City Hall for more than 20 years.  As 
part of its 2014 strategic planning initiative, the City Council identified “Examine City Hall 
replacement and other facility needs” as a priority goal.  The proposed BN 2015-17 budget included a 
request for $200,000 for a study of City Hall replacement, a long-term facilities master plan and a 
study of underutilized assets.  However, the Budget Committee approved only $100,000.  Staff 
proposes to use this money for a comprehensive examination of options for replacing City Hall and 
will use this study session for a discussion with the Council on how to proceed with that effort.   

SUMMARY 

 

Ashland’s City Hall building is more than 120 years old.  It was originally built in 1891 as a fire 
station and expanded in 1913 to include the portion of the building that now houses Administration on 
the second floor and the Utility Billing lobby and City Recorder’s Office on the first floor.  The current 
stucco veneer was added to the building at that time, however the unreinforced brick masonry walls of 
the original building continue to form the “skeleton” of City Hall.  The photo below left shows the 
original building.  The photo at right is City Hall after it was expanded out to Main Street and the 
cement stucco exterior was added.  At that time, a one-story addition to the east was constructed in the 
space between City Hall and the adjacent building (now occupied by Utility Billing).  A partial second 
story added to this expansion at an unknown date.  Two smaller additions were constructed out of 
concrete and concrete block at the south end of the building.  Also, the interior of the building has been 
remodeled several times

BACKGROUND AND POLICY IMPLICATIONS: 

. Click here to view City Hall historical photos.  The newer rear section of the 
building that now houses the Finance Department was built in two phases, with the second floor 
completed in 1998. 

    
 

http://www.ashland.or.us/Page.asp?NavID=16758�


 

 

The City has been discussing the reconstruction or relocation of City Hall for more than 20 years.  The 
building is seismically vulnerable, lacks meeting space and has no room for growth.  However, it is the 
seismic vulnerability of the building that presents the most pressing problem.  The interior of City Hall 
has been reconfigured a number of times since 1913 but has never has any structural improvements 
related to seismic mitigation.  
 
A history of recent discussions and planning efforts is as follows: 
 

In October 1993 the Planning Commission approved a site review for the construction of a 10,000 
square foot City office building to be located to the rear of the City Council chambers. In November 
1993, the Council sustained the Planning Commission’s decision and approved a site review for the 
construction of the new City office building. Due to community opposition to moving city offices out 
of the downtown,  the City Council withdrew the City’s application in December of 1993 for a new 
building and agreed by resolution to the formation of an ad hoc committee to study the space needs of 
the City, and to recommend how and when the solutions should be implemented.  

October 1993 – new building approved 

 

An ad hoc Space Needs Study Committee was formed by Resolution 93-41.  In April 1994 the 
committee presented its report to the City Council.  The Committee concluded that additional space is 
needed for city offices located downtown.  They recommended that the funds earmarked for the 
construction of the proposed building at the rear of the City Council Chambers be earmarked for a fund 
to acquire, maximize and improve space for city offices in the downtown including: acquisition of the 
Hillah Temple as soon as possible, rehabilitation of the existing City Hall building as soon as possible 
to include at a minimum, compliance with all current applicable codes, ordinances and energy 
conservation standards.  If acquisition of the Hillah Temple was delayed, the rehabilitation of the 
existing City Hall to include the addition of a third floor and expansion of the second floor to 
accommodate all current downtown city employees.  The committee also recommended contracting for 
engineering and architectural services for the purpose of evaluating the existing City Hall building and 
making recommendations regarding cost and methods to accomplish the rehabilitation. 

1993 – 1994 ad hoc Space Needs Study Committee 

Click here to 
read the 1994 ad hoc Space Needs Study Committee report to the City Council.   
 

In 1994, the City contracted with Miller-Gardner, Inc., Consulting Engineers to conduct a seismic 
evaluation of City Hall.  The summary reads: Based on the findings of our field investigation and our 
preliminary calculations, the scope of seismic upgrade of the Ashland City Hall will include repairs or 
modification to five building components.  These consist of bracing the exterior brick wall above the 
roof (parapet), exterior and interior brick wall lateral ties at the roof, ceiling and floor levels, adding 
interior shear walls, roof diaphragm reinforcement, and the addition of a braced steel frame inside at 
the north wall.  The estimated total cost of the upgrade including the second floor addition is $330,000. 

1994 Seismic Evaluation Report for City Hall 

Click here to read the 1994 Seismic Report. (Note:  None of this recommended work has been done, 
although the parapet bracing and roof strapping are planned for this summer.) 
 

In 1996 the City was unable to reach a mutually acceptable price for the Hillah Temple.  The City 
Council directed staff to pursue the addition of a third story to City Hall and to downsize the proposed 
building at the East Main site.  

1996-1997 Space Needs at City Hall  

Click here to read the August 1997 report to City Council.  

http://www.ashland.or.us/Files/1994%20Committee%20Report%20to%20Council.pdf�
http://www.ashland.or.us/Files/1994%20Committee%20Report%20to%20Council.pdf�
http://www.ashland.or.us/Page.asp?NavID=16748�
http://www.ashland.or.us/Page.asp?NavID=16755�


 

 

 
In December of 1997 the City Council authorized a Sire Review for the construction of a 7800 square 
foot City office located at 1175 E. Main Street (behind the City Council Chambers).   
 

In October of 1998 the City purchased the Hillah Temple for $650,360.  In September of 1999, the 
City Council held a public hearing to consider design alternatives for the Hillah Temple building. 

1998 – 1999 

Click here to read the Council minutes of September 1999.   
 
A second story was added over the earlier addition at the south end of City Hall.  This is now part of 
Finance and the corner conference room.  Use the link to City Hall historical photos to view this 
addition.  
 

The City contracted with Architectural Design Works to develop a conceptual study for the long term 
use of City Hall.  The study identified the employee space needs, current floor plans and proposed 
future floor plans. 

2002 

Click here to view the conceptual designs.   
 

In 2008 the City Council formed the Facilities Master Plan Committee (
2008 

read purpose of committee 
here) and contracted with OgdenRoemerWilkerson to develop a Facilities Master Plan with a long-
term vision.  Click here to read the report. 
 
The committee recommended Option 2 which is a combination of existing remodel and new 
construction, including City Hall.  The report did not address the seismic needs of the building.  Option 
3 identified possible locations to build a new City Hall in the downtown core. 
 
The Council deferred action on the 2008 final report pending completion of a new Fire Station #2 and 
expansion of the Police Station. 
 
In light of the 20+ year history of City Hall replacement discussions and the Council’s priority goal, 
this communication takes it as a given that the City must move forward with addressing its current and 
future City Hall needs, both in terms of safety and space.  To that end, staff proposes using the 
$100,000 budgeted in BN 2015-17 to hire a consultant team for a planning and public involvement 
process that would – in broad terms – encompass the following steps: 
1.  Through a public engagement process, determine the key criteria the community would want us to 
consider when planning for a new City Hall.  These criteria could include:  civic identity; 
energy/sustainability; public space; accessibility; reinforce history; mixed uses, etc. 
2.  Identify locations where those criteria could be met. 
3.  Analyze the feasibility and pros/cons of each location. 
4.  Determine the costs and potential financing mechanisms for each option. 
5.  Council, with community input, selects a preferred alternative. 
 
Staff seeks Council concurrence with this broad process outline and approval to move forward with an 
RFP to select a consultant team for this project. 
 
 

http://www.ashland.or.us/Page.asp?NavID=16756�
http://www.ashland.or.us/Page.asp?NavID=16759�
http://www.ashland.or.us/Page.asp?NavID=16757�
http://www.ashland.or.us/Page.asp?NavID=16757�
http://www.ashland.or.us/Page.asp?NavID=16746�


 

 

COUNCIL GOALS SUPPORTED: 

4. Evaluate real property and facility assets to strategically support city mission and goals. 
Organization 

4.3 Examine city hall replacement and other facility needs. 
 

The approved BN 2015-17 budget includes $100,000 in one-time money that staff proposes to use for 
this City Hall study. 

FISCAL IMPLICATIONS: 

 

Staff seeks approval to move forward with an RFP to select a consultant team for this project. 
STAFF RECOMMENDATION AND REQUESTED ACTION: 

 

N/A 
SUGGESTED MOTION: 

 

None 
ATTACHMENTS: 



January 27, 2016 

Mr. Pieter Smeenk 
City of Ashland 
20 East Main Street 
Ashland, OR 97520 

Subject: Ashland City Hall Seismic Upgrade 

20 East Main Street, Ashland, OR 

MCE Project No. 150899 

Dear Mr. Smeenk: 

Thank you for the opportunity to provide seismic evaluation services for the City of Ashland. The 
purpose of this update is to provide a schematic design for the upgrade of the building that meets the 
current code, as well as an engineer’s preliminary estimate of probable construction costs to upgrade the 
building based on our review. Based on this review, the following is our preliminary estimate of probable 
construction cost to upgrade the building: 

Performance Objective Construction Cost Engineering Fee Total Cost Cost per sq. foot 

OSSC Code Upgrade $1,345,757 $80,000 $1,425,757 $184 

Miller Consulting Engineers, Inc. would also like to extend our knowledge, expertise, and passion of 
structural engineering to the City of Ashland for the work proposed within the seismic evaluation report. 

Since our inception in 1978, Miller Consulting Engineers has been providing practical, diverse structural 
solutions with a history of providing inventive results that save time and money. MCE’s team has 
extensive experience in providing seismic evaluations and code upgrades for a variety of buildings that 
include essential facilities and historic structures. Our past experience and current technology will be very 
beneficial in the performance of the seismic upgrade of City Hall. These benefits include: 

• Skilled staff in seismic upgrades of historic and essential structures

• Construction cost and engineering cost estimating expertise

• Past experience working closely with the State of Oregon Building Codes

• Knowledge and experience utilizing the 2014 Oregon Structural Specialty Code

• Experienced staff with the “Partnering/Teaming” process

• Economical and innovative solutions to field problems

• Historic preservation practice

• Outstanding narrative reporting

• AUTOCAD “Standardized Details” for common seismic evaluations/REVIT

If you have any questions about the contents enclosed, you may contact me. I am reachable by phone at 
503-246-1250; facsimile at 503-246-1395; or by email at eric@miller-se.com. 

Respectfully submitted, 

Miller Consulting Engineers, Inc. 

Eric Watson, S.E., P.E. 
Principal Engineering Practical, Diverse Structural Solutions Since 1978

9570  S W Barbur  Blvd., Suite 100,  Portland, Oregon  972195412

Phone: (503) 2461250   Fax: (503) 2461395   www.millerse.com

M I L L E R

C O N SU L T I N G

E N G I N E E R S



Owner-Directed Facility Seismic Evaluation 

Ashland City Hall 

20 E. Main Street, Ashland, Oregon 

Prepared for 

The City of Ashland 

Prepared by 

MILLER CONSULTING ENGINEERS, INC. 

9570 SW Barbur Boulevard, Suite 100 

Portland, Oregon 97219 

Ph.: 503-246-1250 

MCE Project Number: 150899 

December 7, 2015 
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ASHLAND CITY HALL EXECUTIVE SUMMARY 

 

Overview 

The City of Ashland has hired Miller Consulting Engineers (MCE) to update our previous 

seismic evaluation report for the Ashland City Hall building dated August 5, 1994, considering 

the current state building code, which is the 2014 Oregon Structural Specialty Code (OSSC). 

The purpose and goal of this facility seismic evaluation is to provide a schematic design for the 

upgrade of the building that meets the current code, as well as an engineer’s preliminary estimate 

of probable construction costs to upgrade the building based on our review. This evaluation 

develops a plan to upgrade the facility to allow the occupants to safely exit the structure 

after a major earthquake, which may not be the case in its current state. 

The evaluation identified the following items that need to be addressed as part of the proposed 

seismic upgrade. 

• Strengthening the roof and floor diaphragms to transfer lateral loads to the walls  

• The connections between the walls and the diaphragm for in-plane and out-of-plane loads  

• Addressing the connections at the roof diaphragm to account for the plan irregularities 

• Providing shear walls in the east-west direction to support the diaphragm loading 

• Providing bonded shear walls to reinforce the unreinforced masonry walls for in-plane 

loads  

• Providing special concentric braced frames on the north and west walls on the main level 

to resist the required lateral loading of the building 

Based on the above items, we anticipate that the proposed upgrade work will take approximately 

seven months to complete and will require at a minimum the second floor to be vacated during 

construction. The following is our preliminary estimate of probable construction cost to upgrade 

the building: 

Performance 

Objective 

Construction 

Cost 

Contingency 

Cost 

Total Cost Cost per sq. foot 

OSSC Code Upgrade  $1,136,464 $227,293 $1,363,757 $176 

 

The above costs only consider the structural upgrades and corresponding work as required by the 

structural upgrades; the other concerns with the building such HVAC, plumbing, ADA access or 

other non-structural costs such as bracing the suspended ceilings are not included in this cost. 
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Furthermore, these estimates are limited to the repairs of the detailed items and do not include 

relocation costs of staff or other soft costs. Within our opinion of probable construction cost 

estimate, we have included the contractor’s overhead and profit, as well as a 25% construction 

contingency to account for some differences in the field during construction. The structural cost 

is less than constructing a new facility, but when you add in the other costs, the upgrade cost may 

be more than the replacement cost. 

 

Background 

The Ashland City Hall building is located at 20 East Main Street in Ashland, Oregon. The 

building was originally constructed around 1891 with two additions added since that time. One 

addition was added around 1913 that expanded the building to the north on both stories and to 

the south on the first story only. Another addition was added in 1995 that extended the second 

floor on the south to be in line with the south wall of the 1913 addition. The current size of the 

building is approximately 7,745 square feet. Original construction documents were not available 

for our review, but documents from 1982 (Savikko), 1991 (Marquess and Associates) and 1996 

(Afseth) were used in our evaluation.  

 

The building is comprised of two primary areas. One area is the main building area that is a two-

story structure that has unreinforced masonry exterior walls on the east and west sides of the 

area, as well as an unreinforced masonry wall toward the south side of the building that was 

originally an exterior wall of the 1891 building. The other exterior walls of the main building 

area are cast-in-place concrete walls that were placed during the 1913 addition. The other area is 

the infill area that is between the main building area and the 1880 Pioneer Building to the east. 

The infill area is supported by the east wall of the main building area on the west and on the east 

by post-and-beam supports that are adjacent to the Pioneer Building. The infill area is 

approximately 18’ wide by 75’ long on the main floor. The upper floor is 14’ wide by 45’ long 

that has cast-in-place concrete exterior walls that are supported by the wood-framed diaphragm 

on the main level. The infill area does not have an apparent lateral force-resisting element on the 

main floor east side. The building houses several city offices including the mayor’s office and 

support staff, as well as the water department.  
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MAIN FLOOR PHOTO PLAN 
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PHOTO 0234 – North elevation of the building looking toward the northwest corner  

 
PHOTO 0291 – West elevation of the building looking toward the southwest corner  
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PHOTO 0224 – Exposed east upper wall of the main building area looking toward the northeast  

 
PHOTO 0217 – Main building area roof looking toward the south 
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PHOTO 0256 – Main building area roof framing looking west  

 
PHOTO 0264 – Main building area roof framing looking south 
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PHOTO 0254 – Joint at the east wall between the 1891 building to the south and the 1913 addition  

 
PHOTO 0261 – HVAC access in the upper floor ceiling cavity through the east wall  
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PHOTO 0263 – Upper floor ceiling cavity looking toward the southwest  

 
PHOTO 0285 – Exposed unreinforced masonry wall in the mayor’s office vestibule 
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PHOTO 0236 – Upper floor framing visible in the main floor ceiling cavity adjacent to a vault  

 
PHOTO 0242 – Upper floor connection at the east URM wall of the main building area  
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PHOTO 0244 – Main floor ceiling cavity in the main building area  

 
PHOTO 0235 – Access opening through the east URM wall in the main building area  
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SECOND STRUCTURAL PLAN 

  

S6

S5

S4

S3

S3

S1 Strengthen the roof diaphragm 

S2 Strengthen the upper floor ceiling diaphragm 

S3
Add bonded shear walls to strengthen the 

URM walls

S4
Add east-west shear walls to support the 

wood framed diaphragm

S5
Add drag-struts at the end of the infill roof 

area as required

S6
Add drag-struts to connect the 1995 addition 

to the main building area 

S1 S2
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MAIN STRUCTURAL PLAN 

 

S5

S7

S1

S4

S1 Strengthen the upper floor diaphragm 

S2
Add bonded shear walls to strengthen the 

URM walls

S3
Add east-west shear walls to support the 

wood framed diaphragm

S4
Add a shear wall along the east edge of the 

infill area as required

S5
Add drag-struts at the end of the infill area 

roof diaphragm as required

S6
Add drag-struts at the end of the infill area 

floor diaphragm as required

S7
Add drag-struts to connect the 1995 addition 

to the main building area 

S8
Add Special Concentric Braced Frame (SCBF) 

to the main building area 

S1

S2

S6

S3

S2

S3

S8

S8
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Background 
The Ashland City Hall building is comprised of two primary building areas described below. The 

building was originally constructed around 1891 as an unreinforced masonry building that has 

had two major additions added since that time, along with several interior remodels over the life 

of the building. One addition was added around 1913, which expanded the building to the north 

on both stories and to the south on the first story only. Another addition was added in 1995 that 

extended the second floor to the south so to be in line with the south wall of the 1913 main floor 

addition. The building houses several city offices including the mayor’s office and support staff, 

as well as the water department. 

One area is the main building area that is a two-story structure that has unreinforced masonry 

walls on the east and west sides of the area, as well as an unreinforced masonry wall from the 

original building toward the south side of the building. The other exterior walls of the main 

building area are cast-in-place concrete walls that were placed during the 1913 addition. 

The other area of the building is the infill area that is between the main building area and the 

1880 Pioneer Building to the East. The infill area is supported by the main building area on the 

west and on the east by post-and-beam supports that are adjacent to the 1880 Pioneer Building. 

The infill area is approximately 18’ wide by 75’ long on the main floor that does not have an 

apparent lateral force-resisting element on the east side. The upper floor is 14’ wide by 45’ long 

that has cast-in-place concrete exterior walls that are supported by the wood-framed diaphragm 

of the main level. 

Main Building Area 

The main building section is a two-story area that is constructed of three different wall materials 

including unreinforced masonry walls, cast-in-place concrete walls and light wood-framed walls 

along the exterior of the 1995 addition. The roof is built with straight sheathing that spans in the 

north and south direction and is perpendicular to the roof framing. In addition, there are several 

interior partition walls on the main floor that may be seismic hazards, including the unreinforced 

masonry wall at the south office area and the cell block area. 

The main building area can be evaluated in three different conditions. One condition is as the 

building exists today, where it appears that none of the previous recommendations have been 

considered. Another condition would be if the building had been seismically upgraded in 1994 

when the report was originally generated; the last condition is if the work that is being proposed 

today is considered. Currently, the existing main building area roof diaphragm has a demand-to-

capacity ratio (DCR) of 29 and the main floor diaphragm has a DCR of 19. The unreinforced 

masonry walls on the upper floor have a DCR of up to 5.4 and on the main floor the unreinforced 

masonry walls have a DCR of 4.8 in the north-south direction and a DCR of 21 in the east-west 
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direction. Typically, when reporting DCR numbers that are greater than 10, the number is capped 

at 10 to demonstrate that the element has no capacity, but, in this case, we have not done that in 

order to demonstrate the deficiencies of the building. 

If the upgrade work was completed following the 1994 report, there would be some concerns 

today based on the changes to the OSSC, which in this case the seismic base loading has 

increased by 52% (the seismic coefficient increased from 0.17 g to 0.26 g). There have also been 

some changes in the way designers address seismic loads and how materials are used in resisting 

the seismic loading. In addition, the roof diaphragm would also be a concern based on the fact 

that straight sheathing is not recommended for use in masonry buildings based on the lack of 

stiffness of the diaphragm. The unreinforced masonry walls on the upper floor would have a 

DCR of up to 2.5 and on the main floor the unreinforced masonry walls would have a DCR of 

4.8 in the north-south direction. The plywood shear walls on the upper floor would have a DCR 

of up to 1.2 and on the main floor the plywood shear walls would have a DCR of 2.5 in the east-

west direction. The fact that the 1994 renovation is deficient is a result of. 

As part of the third condition, there are a number of structural concerns that will need to be 

addressed including the following: the lack of parapet bracing for the parapet walls that are taller 

than 12” above the roof diaphragm; the need to strengthen the roof, upper floor ceiling and floor 

diaphragms for the imposed lateral loads; the need to provide lateral force resisting elements to 

support the in-plane unreinforced masonry wall loading; the lack of anchorage between the 

diaphragms and the unreinforced masonry walls; and the lack of drag struts at the end of the 

infill area on the upper and main floors. It is assumed that the exterior unreinforced masonry 

walls have adequate strength to resist the out-of-plane loading, but this assumption will need to 

be verified in the field prior to commencing the seismic strengthening of the building.  

Main Building Area Recommendations 

For the lack of parapet bracing, use custom brackets to connect the parapet walls back to the roof 

diaphragm. For the inadequate diaphragms, add plywood sheathing at the diaphragm level, as 

well as additional in-plane shear walls on the upper and main floors to reduce the loading on the 

diaphragm as well as the exterior shear walls lines. In addition, bonded shear walls may be used 

in the attic area to transfer loads between the roof diaphragm and the ceiling diaphragm of the 

upper level. For the inadequate lateral force-resisting elements (the unreinforced masonry walls), 

add bonded shear walls to resist the in-plane loading as required by code. For the lack of drag 

strut connections between the infill area and the main building area, use custom brackets to 

connect the areas together. 

Infill Area 

It appears that the infill area existed before the 1913 addition was built, but it was most likely 

significantly remodeled during the 1913 addition. Consequently, we considered the infill portion 
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of the building to be part of the 1913 addition. The infill area is supported on the west by the east 

unreinforced masonry wall of the main building area and on the east by post-and-beam supports 

that are adjacent to the Pioneer Building. 

The infill area is approximately 18’ wide by 75’ long on the main floor, which does not have an 

apparent lateral force resisting element on the east side adjacent to the Pioneer Building. The 

upper floor is 14’ wide by 45’ long that has cast-in-place concrete exterior walls that are 

supported by the wood-framed diaphragm of the main level. The concrete walls that are 

supported by the wood-framed floor diaphragm are of some concern, because the infill area does 

not have an apparent lateral force resisting element on the main floor east side. There is also 

some concern with the north wall of the infill area and how the diaphragms are connected to the 

exterior walls. Lastly, there is not an isolation joist between the north wall or the floor diaphragm 

of the infill area and the adjacent Pioneer Building. During a seismic event pounding of these 

two buildings may occur that could cause additional damage to the City Hall building, as well as 

to the Pioneer Building. In order to address pounding, the buildings can either be separated by a 

seismic isolation joint or tied together so that the two buildings work together. 

Infill Area Recommendations 

Most of the repairs at the infill area are similar to the repairs as required at the main building 

area, including the addition of connections between the walls and the diaphragm for in-plane and 

out-of-plane loads. For the potential pounding concern, a seismic isolation joist should be added 

between the infill area and the adjacent Pioneer Building. Due to the existing concrete vaults, the 

bonded shear walls that are being added to strengthen the east unreinforced masonry wall of the 

main building area will need to be built on the east side of the unreinforced masonry wall in the 

infill area.  

Limitations 

The information contained in this report is for the exclusive use of the City of Ashland. Miller 

Consulting Engineers, Inc. assumes no responsibility or liability for any use of this report by 

other parties. This report relates solely to the stated purpose of this investigation; and no 

representations concerning other aspects (if any) of the circumstance, structure or site are 

included. The conclusions (if any) are based on the above stated visual structural observations, 

and no destructive testing or monitoring was performed. Specific construction details exceed the 

scope of this report. No guarantee or warranty, expressed or implied, is provided. 

Opinions of Probable Construction Cost 

In providing opinions of probable construction cost, the Client understands that the Consultant 

has no control over the cost or availability of labor, equipment or materials, or over market 

conditions of the Contractor’s method of pricing, and that the Consultant’s opinions of probable 
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construction costs are made on the basis of the Consultant’s professional judgment and 

experience. Within our opinion of probable construction cost estimate, we have included the 

contractor’s overhead and profit, as well as a 25% construction contingency to account for some 

differences in the field during construction. The Consultant makes no warranty, express or 

implied, that the bids or the negotiated cost of the Work will not vary from the Consultant’s 

opinion of probable construction cost.  

Opinions of probable construction cost only include the cost to perform the retrofit work, cost to 

provide temporary storage for displaced material, removal of contents, a contained work 

environment with ventilation, and protection of fragile finishes. Items excluded from the 

opinions of probable construction cost that should also be considered include, but are not limited 

to, staff relocation, bonding, insurance, and permits. 
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A list of definitions is included below to assist the reader with the technical terms used 

throughout this report. 

Definitions 

Clerestory: A vertical step in the roof containing windows. 

CMU Wall: A Concrete Masonry Unit wall is constructed of modular hollow concrete blocks 

that are attached together with mortar.  

Collector: A component that transfers lateral load from the building diaphragm to the lateral 

force-resisting system. 

Concrete Tilt Panel: A concrete wall that was constructed flat on the ground and then tilted into 

place. 

Continuity Tie: A structural tie, such as a strap, to ensure transfer of loads from one member to 

another aligned member.  

Diagonal Sheathing: A type of roof sheathing where 1x wood members are nailed at a 45 

degree angle across roof or wall framing. 

Diaphragm: A roof or floor that supports walls.  

Dynamic Landslide: A landslide caused by an earthquake. 

Essential Facilities (2012 IBC): Buildings and other structures that are intended to remain 

operational in the event of extreme environmental loading from flood, wind, snow, or 

earthquakes. The word operational in this definition is the distinguishing link between the ASCE 

41-13 and the 2012 IBC. 

Glazing: The glass portion of a window. 

Glulam Beam: An engineered wood beam constructed of many layers of wood glued together.  

Immediate Occupancy (ASCE 41-13): Overall damage is light; no permanent drift; the 

structure substantially retains original strength and stiffness; and continued occupancy is likely. 

Equipment is generally secure but might not operate due to mechanical failure or lack of utilities. 

There may be some cracking of facades, partitions, and ceilings, as well as structural elements.  

All systems important to normal operation may not be functional. 

Life-Safety Structural Performance (ASCE 41-13): Postearthquake damage to a structure is 

such that the building retains capacity against onset of partial or full collapse.  

Liquefaction: The rapid shaking of the soil during an earthquake, which results in the soil acting 

like a liquid rather than a solid, reducing the ability of the soil to carry the weight of the above 

structure.  
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Load Path: A path through which seismic forces travel through the building to the foundation.  

Non-Structural Component: A permanently installed covering, mechanical or electrical 

component that does not support the primary structure. 

Open Web Joist: A structural steel member composed of a top and bottom component with 

diagonal and vertical members linked in between.  

Operational (ASCE 41-13): Overall damage is very light; no permanent drift; the structure 

retains substantial original strength and stiffness. The occupancy is continuous and use of the 

structure is highly likely. Negligible damage occurs to the equipment and power and other 

utilities are available, possibly from standby sources. There is minor cracking of facades, 

partitions, ceilings, and structural elements. All systems important to normal operation are 

functional.  

Out-of-plane (forces/wall): Loads that act on a wall that typically are trying to push or pull the 

wall away from the floor or roof. 

Performance Objective: One or more pairings of the selected hazard level with the acceptable 

or desirable structural and non-structural performance level. 

Pilaster: A supporting column whose partial girth protrudes from the wall.  

Post-Installed Anchor: A bolt that is installed in hardened concrete.  

Primary Structure: A portion of a structure that is used to support gravity, snow, rain or wind 

and earthquake loads.  

R&R: Remove and replace. 

Seismic Evaluation: A study to evaluate a building’s capacity to resist loads from an 

earthquake. 

Shear Wall: A wall that resists seismic forces applied to it that are transferred from the roof 

and/or floor levels. 

Ship-lap: A type of roof sheathing where 1x wood members are spaced over roof framing and 

overlap with adjoining members.  

Special Concentrically Braced Frame: A steel frame that resists lateral loads through its 

diagonal members. 

Straight Sheathing: A type of roof sheathing where 1x wood members are nailed perpendicular 

to roof or wall framing. 

Surface Fault Rupture: Where a fault line opens up creating a crack in the soil.  
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ESTIMATE OF PROBABLE CONSTRUCTION COST

STRUCTURAL

PROJECT: Owner Directed Facility Seismic Evaluations JOB NO.: 150799

LOCATION: Ashland City Hall

CLIENT: City of Ashland DATE: 7-Dec-15

TAKE-OFF BY: ERW  CHECKED BY: RGV

SEISMIC UNIT TOTAL

DESCRIPTION ACTIVITY QUANTITY UNIT PRICE PRICE SUBTOTALS

Mobilization Job Trailer 7 Month $500 $3,500

Supervisor 30 Week $4,125 $123,750

Construction Aids

Lift 500# capacity Provide scissor lifts 7 Month $4,300 $30,100

Temporary Storage
Provide (2) 40' container 

for storage as required
7 Month $1,000 $7,000

Ventalation
Negative Air Equipment 

per (4) zones
30 Week $2,000 $60,000

$224,350

Strengthen Roof 

Diaphragm
Remove (E) TPO roofing 2880 S.F. $2 $5,760

Add Plywood 2520 S.F. $4 $10,080

Add parapet bracing @ 4' 

o.c. for walls > 16" tall
120 L.F. $400 $48,000

Add Blocking between 

rafters@ anchors
228 L.F. $25 $5,700

Build bonded shear walls 

in attic for IP and OOP 

(using 3.5' tall attic walls)

798 S.F. $15 $11,970

New Roofing New TPO Roofing with 

rigid insulation
2880 S.F. $20 $57,600

Strengthen Upper Floor 

Ceiling Diaphragm

Remove all contents on 

upper floor
2880 S.F. $15 $43,200

Temporary work area 2880 S.F. $2 $4,320

Add Plywood 2520 S.F. $8 $20,160

Out of plane ties @ 4' o.c. 

(excluding bonded walls)
24 Ea. $400 $9,527

Add Blocking between 

rafters@ anchors
228 L.F. $25 $5,700

Add perimeter angle and 

anchors in masonry
228 L.F. $50 $11,400



ESTIMATE OF PROBABLE CONSTRUCTION COST

STRUCTURAL

SEISMIC UNIT TOTAL

DESCRIPTION ACTIVITY QUANTITY UNIT PRICE PRICE SUBTOTALS
Drag-strut and 

continuity ties

Custom drag-strut at 

Gridline 3 
1 Ea. $2,000 $2,000

Install strap at Gridline 3 1 Ea. $1,000 $1,000

Install Simpson HD at 7-A 

and 7-B
2 Ea. $500 $1,000

Strengthen the east 

exterior masonry wall 

Repoint exterior masonry 

walls 
600 S.F. $20 $12,000

Strengthen upper floor 

diaphragm
Add Plywood 2520 S.F. $4 $10,080

Add ties @ 2' o.c. for the 

(E) parallel walls 
41 Ea. $400 $16,500

Out of plane ties @ 4' o.c. 

(excluding bonded walls)
36 Ea. $400 $14,250

Add Blocking between 

rafters@ anchors
228 L.F. $25 $5,700

Add perimeter angle and 

anchors in masonry
228 L.F. $50 $11,400

Drag-strut and 

continuity ties

Custom drag-strut at 

Gridline 3 and 6
2 Ea. $2,000 $4,000

Install strap at Gridline 3 2 Ea. $1,000 $2,000

Install Simpson HD at 7-A 

and 7-B
2 Ea. $500 $1,000

Strengthen main floor 

diaphragm

Out of plane ties @ 4' o.c. 

(excluding bonded walls)
36 Ea. $400 $14,250

Add Blocking between 

rafters@ anchors
228 L.F. $25 $5,700

Add perimeter angle and 

anchors in masonry
228 L.F. $50 $11,400

Second floor shear wall 

at Grid 1
Demo (E) wall finishes 336 S.F. $4 $1,344

Build 5'-4" and 7'-6" 

bonded shear walls
336 S.F. $25 $8,400

Holdown at each wall end 4 Ea. $400 $1,600

(N) gypsum and finish 336 S.F. $12 $4,032



ESTIMATE OF PROBABLE CONSTRUCTION COST

STRUCTURAL

SEISMIC UNIT TOTAL

DESCRIPTION ACTIVITY QUANTITY UNIT PRICE PRICE SUBTOTALS
Second floor shear wall 

at Grid 2(N)
Demo (E) wall finishes 228 S.F. $4 $912

Build 19'-0" shear wall 228 S.F. $8 $1,824

Holdown at each wall end 2 Ea. $400 $800

(N) gypsum and finish 228 S.F. $12 $2,736

Second floor shear wall 

at Grid 2(S)
Demo (E) wall finishes 279 S.F. $4 $1,116

Build 23'-3" shear wall 279 S.F. $8 $2,232

Holdown at each wall end 2 Ea. $400 $800

(N) gypsum and finish 279 S.F. $12 $3,348

Second floor shear wall 

at Grid 4
Demo (E) wall finishes 243 S.F. $4 $972

Build 6'-3" and 14'-0"  

shear walls
243 S.F. $10 $2,430

Holdown at each wall end 4 Ea. $400 $1,600

(N) gypsum and finish 243 S.F. $12 $2,916

Second floor shear wall 

at Grid 7
Demo (E) wall finishes 154 S.F. $4 $616

Build 12'-10" bonded shear 

walls
154 S.F. $25 $3,852

(N) gypsum and finish 154 S.F. $12 $1,849

Second floor shear wall 

at Grid 8
Demo (E) wall finishes 243 S.F. $4 $972

Holdown at each wall end 6 Ea. $400 $2,400

(N) gypsum and finish 243 S.F. $12 $2,916

Second floor shear wall 

at Grid A
Demo (E) wall finishes 568 S.F. $4 $2,272

Build 13'-3", 15'-10" and 

18'-3"  bonded shear walls
568 S.F. $25 $14,200

(N) gypsum and finish 568 S.F. $12 $6,816

Second floor shear wall 

at Grid B
Demo (E) wall finishes 581 S.F. $4 $2,324

Build 13'-4", 14'-10" and 

20'-3" bonded shear walls
581 S.F. $25 $14,524

(N) gypsum and finish 581 S.F. $12 $6,971



ESTIMATE OF PROBABLE CONSTRUCTION COST

STRUCTURAL

SEISMIC UNIT TOTAL

DESCRIPTION ACTIVITY QUANTITY UNIT PRICE PRICE SUBTOTALS
Second floor shear wall 

at Grid C
Demo (E) wall finishes 408 S.F. $4 $1,632

Build 6'-0", 7'-0" and 21'-

0" bonded shear walls
408 S.F. $25 $10,200

(N) gypsum and finish 408 S.F. $12 $4,896

Main floor braced frame 

at Grid 1
Demo (E) wall finishes 306 S.F. $4 $1,224

Demo floor to build

footing 
96 S.F. $10 $960

Excavate for new footing 24 L.F. $60 $1,440

New concrete foundation 24 L.F. $200 $4,800

Build 20' SCBF frame 1 Ea. $30,000 $30,000

Connections at SCBF 1 Ea. $5,000 $5,000

Rebuild floor with finish 96 S.F. $20 $1,920

(N) gypsum and finish 306 S.F. $12 $3,672

Main floor shear wall at 

Grid 2(N)
Demo (E) wall finishes 183 S.F. $4 $731

Demo floor to build

footing 
64 S.F. $10 $640

Excavate for new footing 16 L.F. $60 $960

Add concrete foundation 16 L.F. $200 $3,200

Build 14'-4" shear wall 183 S.F. $8 $1,462

Holdown at each wall end 2 Ea. $1,000 $2,000

Rebuild floor with finish 64 S.F. $20 $1,280

(N) gypsum and finish 183 S.F. $12 $2,192

Main floor shear wall at 

Grid 2(S)
Demo (E) wall finishes 314 S.F. $4 $1,258

Demo floor to build

footing 
99 S.F. $10 $986

Excavate for new footing 25 L.F. $60 $1,480

Add concrete foundation 25 L.F. $200 $4,932

Build 10'-4" and 14'-4" 

shear walls
314 S.F. $8 $2,515

Holdown at each wall end 4 Ea. $1,000 $4,000

Rebuild floor with finish 99 S.F. $20 $1,973

(N) gypsum and finish 314 S.F. $12 $3,773



ESTIMATE OF PROBABLE CONSTRUCTION COST

STRUCTURAL

SEISMIC UNIT TOTAL

DESCRIPTION ACTIVITY QUANTITY UNIT PRICE PRICE SUBTOTALS
Main floor shear wall at 

Grid 5
Demo (E) wall finishes 314 S.F. $4 $1,258

Demo floor to build

footing 
99 S.F. $10 $986

Excavate for new footing 25 L.F. $60 $1,480

Add concrete foundation 25 L.F. $200 $4,932

Build 10'-4" and 14'-4" 

shear walls
314 S.F. $8 $2,515

Holdown at each wall end 4 Ea. $1,000 $4,000

Rebuild floor with finish 99 S.F. $20 $1,973

(N) gypsum and finish 314 S.F. $12 $3,773

Main floor shear wall at 

Grid 7
Demo (E) wall finishes 351 S.F. $4 $1,403

Build 13'-0" and 14'-6" 

bonded shear walls
351 S.F. $25 $8,766

(N) gypsum and finish 351 S.F. $12 $4,208

Main floor shear wall at 

Grid 8
Demo (E) wall finishes 132 S.F. $4 $527

Build 10'-4" bonded shear 

wall
132 S.F. $25 $3,293

Holdown at each wall end 2 Ea. $1,000 $2,000

(N) gypsum and finish 132 S.F. $12 $1,580

Main floor shear wall at 

Grid A
Demo (E) wall finishes 306 S.F. $4 $1,224

Demo floor to build

footing 
96 S.F. $10 $960

Excavate for new footing 24 L.F. $60 $1,440

New concrete foundation 24 L.F. $200 $4,800

Build 20' SCBF frame 1 Ea. $30,000 $30,000

Connections at SCBF 1 Ea. $5,000 $5,000

Rebuild floor with finish 96 S.F. $20 $1,920

(N) gypsum and finish 306 S.F. $12 $3,672

Main floor shear wall at 

Grid B
Demo (E) wall finishes 861 S.F. $4 $3,443

Build 11'-0", 12'-0", 20'-0" 

and 24'-6" bonded shear 

walls

861 S.F. $25 $21,516

(N) gypsum and finish 861 S.F. $12 $10,328



ESTIMATE OF PROBABLE CONSTRUCTION COST

STRUCTURAL

SEISMIC UNIT TOTAL

DESCRIPTION ACTIVITY QUANTITY UNIT PRICE PRICE SUBTOTALS
Main floor shear wall at 

Grid D
Demo (E) wall finishes 255 S.F. $4 $1,020

Demo floor to build

footing 
80 S.F. $10 $800

Excavate for new footing 20 L.F. $60 $1,200

Add concrete foundation 20 L.F. $200 $4,000

Build 20'-0" shear wall 255 S.F. $10 $2,550

Holdown at each wall end 2 Ea. $1,000 $2,000

Rebuild floor with finish 80 S.F. $20 $1,600

(N) gypsum and finish 255 S.F. $12 $3,060

$684,821

Sub-total $909,171

Contractor Overhead and Profit (25%) $227,293

Construction Contingency (25%) $227,293

Total Seismic Construction Cost $1,363,757
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