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State of Nevada 

Department of Tourism & Cultural Affairs 

Division of Museums & History 

Nevada State Museum Indian Hills Site 

Facility Condition Analysis 
 

The Facility Condition Analysis Program was created under the authority found in NRS 341.201.  The 

State Public Works Division develops this report using cost estimates based on contractor pricing which 

includes materials, labor, location factors and profit and overhead.  The costs of project design, 

management, special testing and inspections, inflation and permitting fees are not included. Cost 

estimates are derived from the R.S. Means Cost Estimating Guide and from comparable construction 

costs of projects completed by SPWD project managers.   
 

The deficiencies outlined in this report were noted from a visual survey. This report does not address 

routine maintenance needs. Recommended projects do not include telecommunications, furniture, 

window treatments, space change, program issues, or costs that could not be identified or determined 

from the survey and available building information. If there are buildings without projects listed, this 

indicates that only routine maintenance needs were found. This report considers probable facility needs 

for a 10 year planning cycle.  

 

This report is not a guarantee of funding and should not be used for budgeting purposes. This 

report is a planning level document for agencies and State Public Works Division to assess the 

needs of the Building and/or Site and to help support future requests for ADA upgrades / 

renovations, Capital Improvement Projects and maintenance. The final scope and estimate of any 

budget request should be developed by a qualified individual. Actual project costs will vary from 

those proposed in this report when the final scope and budget are developed. 

 

Establishing a Facility Condition Needs Index (FCNI) for each building 

 

The FCA reports identify maintenance items and establish construction cost estimates.  These costs are 

summarized at the end of the report and noted as construction costs per square foot.  A FCNI is 

commonly used by facility managers to make a judgment whether to recommend whole replacement of 

facilities, rather than expending resources on major repairs and improvements.  The FCNI is a ratio 

between the proposed facility upgrade costs and facility replacement costs (FRC).  Those buildings with 

indices greater than .50 or 50% are recommended to be considered for complete replacement.   

 

Class Definitions 

 

PRIORITY CLASS 1 - Currently Critical (Immediate to Two Years) 

 

Projects in this category require immediate action to return a facility to normal operation, stop accelerated 

deterioration, correct a fire/life safety hazard, or correct an ADA requirement. 

 

PRIORITY CLASS 2 - Necessary - Not Yet Critical (Two to Four Years) 

 

Projects in this category include conditions requiring appropriate attention to preclude predictable 

deterioration or potential downtime and the associated damage or higher costs if deferred further. 

 

PRIORITY CLASS 3 - (Four to Ten Years) 

 

Projects in this category include items that represent a sensible improvement to existing conditions.  

These items are not required for the most basic function of a facility; however, Priority 3 projects will 

either improve overall usability and/or reduce long-term maintenance. 



Index # Building Name

Cost to 
Replace

Total Cost 
to Repair FCNI

Facility Condition Needs Index Report

Sq. Feet Survey Date

Site number: 9874

Yr. Buil

Cost to 
Repair: P1

Cost to 
Repair: P2

Cost to 
Repair: P3

0860 INDIAN HILLS WAREHOUSE $3,860,000$622,670 16%15440 3/7/20131980

1026 Topsy Lane Carson City

$18,250 $281,920 $322,500

2563 INDIAN HILLS WATER TOWER $200,000$15,000 8%530 3/7/20131981

1026 Topsy Lane Carson City

$0 $0 $15,000

0859 INDIAN HILLS PUMP HOUSE $50,000$2,500 5%400 3/7/20131981

1026 Topsy Lane Carson City

$2,500 $0 $0

9874 NEVADA STATE MUSEUM INDIAN HILLS SITE $70,750 0%3/7/20130

1026 Topsy Lane Carson City

$0 $70,750 $0

2319 INDIAN HILLS BUG BUILDING $3,000120 3/7/20132000

1026 Topsy Lane Carson City

$0 $0 $0

$710,920 $4,113,000Report Totals.............: 17%16,490 $20,750 $352,670 $337,500
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NEVADA STATE MUSEUM INDIAN HILLS SITE

BUILDING REPORT

State of Nevada /

NEVADA STATE MUSEUM INDIAN HILLS SITE

SPWB Facility Condition Analysis  -

Cultural Affairs

The Nevada State Museum Indian Hills site is located at the north end of Douglas County and east of U.S. Highway 395 

along Topsy Lane. There are four structures on the site. There is an asphalt parking area east of the main warehouse 

which is in poor shape and is lacking ADA accessible parking. The facility is served by natural gas and electric service. 

It has its own domestic well and septic tank and leach system on site. The developed portion of the site has a chain link 

fence with a gate which provides access to the storage area of the site.

9874

Site number: 9874

Survey Date: 3/7/2013

PRIORITY CLASS 2 PROJECTS

Two to Four Years

Total Construction Cost for Priority 2 Projects: $70,750

Necessary - Not Yet Critical

ASPHALT CONCRETE REHABILITATION

The existing paved parking area is in poor condition. Signs of paving failure are evident with large cracks and 

alligatoring visible. This project recommends filling in the cracks, remove and replace damaged areas, extend the paved 

area to the edge of the building and applying a slurry seal and re-striping the onsite parking area and access road. The re-

striping should include ADA parking/striping, loading zones and accessible route of travel from parking to the 

Warehouse Building. This project or a portion there of was previously recommended in the FCA report dated 

03/01/2006.  It has been amended accordingly to reflect conditions observed during the most recent survey date of 

03/07/2013.

$70,000Construction Cost

9874SIT2Project Index #:

SHRUB REMOVAL

There are some shrubs and trees along the south side of the building which are too close to the exterior wall. This project 

would provide for the removal of the shrubs and trimming of the trees along the south side of the facility.

$750Construction Cost

9874SIT3Project Index #:

$0

$70,750

$0

$70,750

Priority Class 1:

Priority Class 3:

Priority Class 2:

Grand Total:

PROJECT CONSTRUCTION COST TOTALS SUMMARY:
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INDIAN HILLS WATER TOWER

BUILDING REPORT

State of Nevada /

INDIAN HILLS WATER TOWER

SPWB Facility Condition Analysis  -

Cultural Affairs

The Water Tank is used for fire protection of the Indian Hills Museum Warehouse.  Constructed of steel, the tank has a 

maximum capacity of 90,000 gallons. The water stored in this tank is for the Warehouse fire sprinkler system only.

2563

Site number: 9874

Survey Date: 3/7/2013

PRIORITY CLASS 3 PROJECTS

Four to Ten Years

Total Construction Cost for Priority 3 Projects: $15,000

Long-Term Needs

PAINT WATER TANK

It is important to maintain the finish, weather resistance and appearance of the tank.  This project recommends work to 

protect the exterior tank envelope, including sand blasting, painting, staining, or other applied finishes and other 

penetrations to maintain the tank in good, weather tight condition. This project should be performed on a cyclical basis.

This project or a portion there of was previously recommended in the FCA report dated 03/01/2006.  It has been 

amended accordingly to reflect conditions observed during the most recent survey date of 03/07/2013.

$15,000Construction Cost
2563EXT1Project Index #:

530

1981

0

U

Steel

100

0

$377

$28.30

$200,000

I-A

100

0

Gross Area (square feet):

Year Constructed:

Exterior Finish 1:

Number of Levels (Floors):

Exterior Finish 2:

BUILDING INFORMATION:

IBC Occupancy Type 2:

Construction Type:

IBC Construction Type:

IBC Occupancy Type 1:

Painted Steel

Basement? No

%

%

%

%

Project Construction Cost per Square Foot:

Total Facility Replacement Construction Cost:

Facility Replacement Cost per Square Foot:

$0

$0

$15,000

$15,000

Priority Class 1:

Priority Class 3:

Priority Class 2:

Grand Total:

PROJECT CONSTRUCTION COST TOTALS SUMMARY:

FCNI: 8%

0Percent Fire Supressed: %
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INDIAN HILLS WAREHOUSE

BUILDING REPORT

State of Nevada /

INDIAN HILLS WAREHOUSE

SPWB Facility Condition Analysis  -

Cultural Affairs

The Indian Hills Warehouse is an uninsulated concrete masonry unit and wood framed structure with a single-ply 

roofing system on a concrete foundation. It is used to store artifacts and archive items for the Anthropology and History 

operations. The facility has a small office area with a Men's and Women's restroom which are not ADA compliant. 

Heating is provided by 6 gas fired heating units mounted to the ceiling and there is no cooling in the facility. It also has 

an upgraded fire alarm and sprinkler system.

0860

Site number: 9874

Survey Date: 3/7/2013

PRIORITY CLASS 1 PROJECTS

Immediate to Two Years

Total Construction Cost for Priority 1 Projects: $18,250

Currently Critical

FIRE-RATED DOOR ASSEMBLY

The building has a 1-hour fire wall assembly located between the warehouse and staging area. The existing set of double 

doors are not fire rated. The double door does not meet the criteria of IBC -2012 Chapter 715. This project would 

provide for purchase and installation of a new 1- hour fire rated double door and frame assembly including smoke seals 

and all hardware. Removal of the existing door and painting of the new door are included in this estimate. This project or 

a portion there of was previously recommended in the FCA report dated 03/01/2006.  It has been amended accordingly to 

reflect conditions observed during the most recent survey date of 03/07/2013.

$3,800Construction Cost

0860SFT5Project Index #:

INSTALL SEISMIC GAS SHUT OFF VALVE

The State's Underwriter recommends installing a Seismic Gas Shutoff Valve on each gas service to improve the 

insurability of State facilities.  The valves are installed between the gas meter and the building or equipment served to 

shut off the gas supply in the event of an earthquake. This project would provide for a seismic gas shutoff valve on the 

gas line serving the building. This project or a portion there of was previously recommended in the FCA report dated 

03/01/2006.  It has been amended accordingly to reflect conditions observed during the most recent survey date of 

03/07/2013.

$3,500Construction Cost

0860SFT7Project Index #:

LEVER ACTION DOOR HANDLE INSTALLATION

The existing doors in this facility have locking knob-type door hardware.  The locks on the doors are sticking and do not 

operate properly. This project would provide for the purchase and installation of locking lever action door handles to be 

placed on all the doors in the building. The 2012 IBC, ICC/ANSI A117.1 - 2009, NRS 338.180 and the most current 

version of the ADA Standards For Accessible Design were used as a reference for this project. This project or a portion 

there of was previously recommended in the FCA report dated 03/01/2006.  It has been amended accordingly to reflect 

conditions observed during the most recent survey date of 03/07/2013.

$7,500Construction Cost
0860ADA1Project Index #:

MEZZANINE ASSESSMENT

The mezzanine contains numerous code and safety issues including but not limited to access stairs, guardrails and 

handrails, ceiling height, systems and  structural loading of the floor. This project recommends a structural assessment of 

the entire mezzanine due to lack of drawings or information on the construction.  This project or a portion there of was 

previously recommended in the FCA report dated 03/01/2006.  It has been amended accordingly to reflect conditions 

observed during the most recent survey date of 03/07/2013.

$1,500Construction Cost

0860STR1Project Index #:
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SEPTIC TANK SERVICE

The septic tank has not been inspected or pumped for the past 10 years according to staff. This project would provide for 

the septic tank to be inspected and pumped. This project should be done on a cyclical basis.  This project or a portion 

there of was previously recommended in the FCA report dated 03/01/2006.  It has been amended accordingly to reflect 

conditions observed during the most recent survey date of 03/07/2013.

$750Construction Cost

0860PLM1Project Index #:

SINK DRAINAGE / WASTE PIPE

The 2012 UPC requires "all plumbing fixtures, drains, appurtenances and appliances used to receive or discharge liquid 

wastes or sewage shall be directly connected to the sanitary drainage system."  The sink located in the south warehouse 

drains directly into the field adjacent to the structure.  

This project would provide for the drainage system of the sink to be connected to the sanitary drainage line. This project 

or a portion there of was previously recommended in the FCA report dated 03/01/2006.  It has been amended 

accordingly to reflect conditions observed during the most recent survey date of 03/07/2013.

$1,200Construction Cost
0860PLM2Project Index #:

PRIORITY CLASS 2 PROJECTS

Two to Four Years

Total Construction Cost for Priority 2 Projects: $281,920

Necessary - Not Yet Critical

CONCRETE REPAIR - EPOXY SYSTEM

The concrete floors in the building have cracks, some over an inch wide, in several locations. The cracks create safety 

issues when pulling/pushing a cart. 

This project would provide for cleaning and epoxy sealing of the cracks in the concrete floor. This project or a portion 

there of was previously recommended in the FCA report dated 02/12/2003 and 03/01/2006.  It has been amended 

accordingly to reflect conditions observed during the most recent survey date of 03/07/2013.

$4,000Construction Cost

0860SFT4Project Index #:

EXTERIOR PAINTING / FINISHES

It is important to maintain the finish, weather resistance and appearance of the building. The exterior finishes on the 

building is starting to peel and blister.  This project would provide for protection of the exterior building envelope, other 

than the roof, including painting, staining, or other applied finishes, and caulking around windows, flashing, fixtures, and 

other penetrations to maintain the building in good, weather tight condition. This project or a portion there of was 

previously recommended in the FCA report dated 03/01/2006.  It has been amended accordingly to reflect conditions 

observed during the most recent survey date of 03/07/2013.

$46,320Construction Cost
0860EXT7Project Index #:

HVAC UPGRADE / INSTALLATION

The warehouse section is equipped with six hanging gas force furnaces and no air-conditioning. Two of the furnaces 

were not working properly at the time of the survey.  During accreditation by the American Association of Museums 

(AAM) in 2003, it was recommended that the warehouse area have an HVAC system for maintaining a proper interior 

environment for artifact storage. This project would provide for a complete HVAC system to be installed in the building 

including air handlers, duct work, connections to existing utilities seismic bracing and an energy managements system. 

Design of the system is not included in this estimate. This project or a portion there of was previously recommended in 

the FCA report dated 03/01/2006.  It has been amended accordingly to reflect conditions observed during the most recent 

survey date of 03/07/2013.

$231,600Construction Cost

0860HVA1Project Index #:
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PRIORITY CLASS 3 PROJECTS

Four to Ten Years

Total Construction Cost for Priority 3 Projects: $322,500

Long-Term Needs

EXTERIOR ENERGY RETROFIT

The building is constructed of concrete masonry units (CMU) with no insulation. Buildings of this type are not energy 

efficient.

This project would provide for the purchase and installation of adding an exterior insulating finish system (EIFS) over 

the CMU and replacing the exterior doors. This work will make the building more energy efficient and should concur at 

the same time the HVAC renovation occurs. 

This project or a portion there of was previously recommended in the FCA report dated 02/12/2003 and 03/01/2006.  It 

has been amended accordingly to reflect conditions observed during the most recent survey date of 03/07/2013.

$310,000Construction Cost

0860EXT1Project Index #:

INTERCOM AND CAMERA INSTALLATION

The building is surrounded by a 6’chain link fence.  There is an access gate to enter the site and buildings. The gate is 

kept locked for security reasons.  There should be communication from the gate to the office area.  This project would 

provide funding for the purchase and installation of a surveillance and communication system from the gate to the office 

area including a camera and intercom with connections to utilities as required. This project or a portion there of was 

previously recommended in the FCA report dated 03/01/2006.  It has been amended accordingly to reflect conditions 

observed during the most recent survey date of 03/07/2013.

$10,000Construction Cost
0860SEC1Project Index #:

RAIN GUTTER INSTALLATION

The building does not have any rain gutters and down spouts to prevent water from flooding around the building 

especially at entrance and exit pathways. This can cause damage to the exterior finish of the building. This project would 

provide for the purchase and installation of seamless gutters and down spouts to divert the water away from the building 

and building entrances and exits.  This project or a portion there of was previously recommended in the FCA report dated 

03/01/2006.  It has been amended accordingly to reflect conditions observed during the most recent survey date of 

03/07/2013.

$2,500Construction Cost

0860EXT0Project Index #:

15,440

1980

1

S-1

Concrete Masonry Units & Wood

80

B20

$250

$40.33

$3,860,000

II-A

100

Gross Area (square feet):

Year Constructed:

Exterior Finish 1:

Number of Levels (Floors):

Exterior Finish 2:

BUILDING INFORMATION:

IBC Occupancy Type 2:

Construction Type:

IBC Construction Type:

IBC Occupancy Type 1:

Painted CMU

Basement? No

%

%

%

%

Project Construction Cost per Square Foot:

Total Facility Replacement Construction Cost:

Facility Replacement Cost per Square Foot:

$18,250

$281,920

$322,500

$622,670

Priority Class 1:

Priority Class 3:

Priority Class 2:

Grand Total:

PROJECT CONSTRUCTION COST TOTALS SUMMARY:

FCNI: 16%

100Percent Fire Supressed: %

Page 5 of 720-Aug-13



INDIAN HILLS PUMP HOUSE

BUILDING REPORT

State of Nevada /

INDIAN HILLS PUMP HOUSE

SPWB Facility Condition Analysis  -

Cultural Affairs

The Indian Hills Pump House is a concrete masonry unit and wood framed structure on a concrete foundation. The 

building contains water pumping equipment for the warehouse fire protection system and the domestic water pressure 

tank for the site.

0859

Site number: 9874

Survey Date: 3/7/2013

PRIORITY CLASS 1 PROJECTS

Immediate to Two Years

Total Construction Cost for Priority 1 Projects: $2,500

Currently Critical

EXTERIOR FINISHES

It is important to maintain the finish, weather resistance and appearance of the building.  This project recommends work 

to protect the exterior building envelope, other than the roof, including painting, staining, or other applied finishes, and 

caulking around windows, flashing, fixtures, and other penetrations to maintain the building in good, weather tight 

condition. This building should be painted in the next year.

This project or a portion there of was previously recommended in the FCA report dated 02/12/2003 and 03/01/2006.  It 

has been amended accordingly to reflect conditions observed during the most recent survey date of 03/07/2013.

$2,000Construction Cost

0859EXT1Project Index #:

INSTALL LANDING

The entrance door to the pump house does not have an exterior concrete landing.  IBC-2003 Chapter 1008.1.4 requires a 

landing on each side of a door.  Landings shall be at the door elevation on each side.  This project would provide for the 

installation of a concrete landing not less than the width of the door and 44 inches for the length in travel. This project or 

a portion there of was previously recommended in the FCA report dated  03/01/2006.  It has been amended accordingly 

to reflect conditions observed during the most recent survey date of 03/07/2013.

$500Construction Cost

0859EXT2Project Index #:

400

1981

1

U

Painted concrete masonry and wood

100

$125

$6.25

$50,000

V-B

100

Gross Area (square feet):

Year Constructed:

Exterior Finish 1:

Number of Levels (Floors):

Exterior Finish 2:

BUILDING INFORMATION:

IBC Occupancy Type 2:

Construction Type:

IBC Construction Type:

IBC Occupancy Type 1:

Painted CMU

Basement? No

%

%

%

%

Project Construction Cost per Square Foot:

Total Facility Replacement Construction Cost:

Facility Replacement Cost per Square Foot:

$2,500

$0

$0

$2,500

Priority Class 1:

Priority Class 3:

Priority Class 2:

Grand Total:

PROJECT CONSTRUCTION COST TOTALS SUMMARY:

FCNI: 5%

0Percent Fire Supressed: %
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REPORT DEVELOPMENT:

Facilities Condition Analysis

515 E. Musser Street, Suite 102

Carson City, Nevada 89701-4263

(775) 684-4141 voice

(775) 684-4142 facsimile

NOTES:

The deficiencies outlined in this report were noted from a visual survey.  The costs do not represent the cost of a complete facility 
renovation or maintenance needs.  Recommended projects do not include telecommunications, furniture, window treatment, space change, 
program issues, relocation, swing space, or costs that could not be identified or determined from the survey and available building 
information.    

State Public Works Board

Individual projects and costs noted herein may be impacted by new construction materials or methods, agency projects, and pending or 
proposed Capital Improvement Projects (CIP).

This report was created under the authority found in NRS 341.201 by the State Public Works Board and should be utilized as a planning 
level document.
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Nevada State Museum Indian Hills Site – FCA Site #9874 

Description: Asphalt paving failure. 

 
Nevada State Museum Indian Hills Site – FCA Site #9874 

Description: ADA accessible parking space. 



 
Indian Hills Water Tower – FCA Building #2563 

Description: Exterior of the tank. 

 
Indian Hills Bug Building – FCA Building #2319 

Description: Interior of the building. 



 

 
Indian Hills Warehouse – FCA Building #0860 

Description: Exterior of the facility and public entry. 

 
Indian Hills Warehouse – FCA Building #0860 

Description: Water damage to CMU walls. 



 

 
Indian Hills Warehouse – FCA Building #0860 

Description: Mezzanine stairs and storage area. 

 
Indian Hills Pump House – FCA Building #0859 

Description: Exterior of the facility. 


