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State of Nevada 
Department of Administration 

Division of Buildings and Grounds 
Governor’s Mansion 

Facility Condition Analysis 
 
The Facility Condition Analysis Program was created under the authority found in NRS 341.201.  The 
State Public Works Board 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 SPWB 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 Board 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 .60 or 60% 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: 9978

Yr. Buil

Cost to 

Repair: P1

Cost to 

Repair: P2

Cost to 

Repair: P3

2456 EQUIPMENT SHED $12,000$1,800 15%120 5/15/20082003

606 Mountain Street Carson City

$0 $600 $1,200

0151 GOVERNOR'S MANSION $4,680,500$571,079 12%9361 5/15/20081908

606 Mountain Street Carson City

$337,054 $93,610 $140,415

2455 STORAGE BUILDING $72,000$7,200 10%720 5/15/20082003

606 Mountain Street Carson City

$0 $0 $7,200

0153 GOVERNOR'S MANSION COOK'S COTTAGE $255,200$15,420 6%928 5/15/20081965

606 Mountain Street Carson City

$1,500 $4,640 $9,280

0154 LLEWELLYN B. GROSS MEMORIAL PAVILION $636,075$30,990 5%2827 5/15/20081969

606 Mountain Street Carson City

$720 $2,000 $28,270

0152 GOVERNOR'S MANSION GARAGE $228,000$9,120 4%912 5/15/20081998

606 Mountain Street Carson City

$0 $0 $9,120

0707 GOVERNORS MANSION NORTH HALL $2,312,800$69,613 3%6608 5/15/20081998

606 Mountain Street Carson City

$0 $33 $69,580

9978 GOVERNOR'S MANSION SITE $0$6,000 0%5/15/20081907

606 Mountain Street Carson City

$1,000 $5,000 $0

$711,222 $8,196,575Report Totals.............: 9%21,476 $340,274 $105,883 $265,065
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GOVERNOR'S MANSION SITE
BUILDING REPORT

State of Nevada /
GOVERNOR'S MANSION SITE
SPWB Facility Condition Analysis  -

Administration

The Governor's Mansion site encompasses a large residence that was designed by Reno Architect George Ferris in a neo-
classical architectural style complete with Corinthian style column accents in 1907. It has been home to the Governors 
and their families throughout the years. 
The mansion is listed as a historic structure with the State Historic Preservation Office.
There is also a newer North Hall for public gatherings, a large garage, a Cook's Cottage, outdoor pavilion, concrete 
walkways and storage sheds located on the manicured grounds.
This facility is maintained extremely well.

9978

Site number: 9978

Survey Date: 5/15/2008

PRIORITY CLASS 1 PROJECTS
Immediate to Two Years

Total Construction Cost for Priority 1 Projects: $1,000
Currently Critical

FRENCH DRAIN INSPECTION
Staff reported that the french drains in the rear yard do not drain correctly causing the grass and sidewalks to flood during 
normal irrigation practices and precipitation events. The reason for this backup was not known at the time of the survey, 
but was suspected to be blocked or crushed pipes in the drains. This project would provide funding to scope the french 
drains by a certified inspector to determine the cause of the problem. Any future projects would come from the 
inspector's report recommendations.

$1,000Construction Cost
9978SIT1Project Index #:

PRIORITY CLASS 2 PROJECTS
Two to Four Years

Total Construction Cost for Priority 2 Projects: $5,000
Necessary - Not Yet Critical

LANDSCAPE WALL REPAIR
The painted concrete masonry unit landscape walls around the site show varying degrees of wear including cracking and 
flaking. The top layer of paint and concrete is flaking off in many areas and is due for resurfacing. It is recommended that 
these areas be resurfaced by removing the existing paint, sealing the concrete masonry unit blocks and applying a new 
finished surface of elastomeric paint. This project also provides for repairing the significant damage near the rear 
driveway by the garage. This work may require some new concrete masonry unit blocks and wall caps as well as 
resurfacing.

$5,000Construction Cost
9978SIT2Project Index #:

Page 1 of 1415-Oct-08



$1,000

$5,000

$0

$6,000

Priority Class 1:

Priority Class 3:

Priority Class 2:

Grand Total:

PROJECT CONSTRUCTION COST TOTALS SUMMARY:
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EQUIPMENT SHED
BUILDING REPORT

State of Nevada /
EQUIPMENT SHED
SPWB Facility Condition Analysis  -

Administration

The Governor’s Mansion Equipment Shed is a 120 square foot wood framed building that is designed for storage of 
equipment used in the maintenance of the Governor’s Mansion. The interior walls and ceiling have painted OSB 
(Oriented Strand Board) applied to them. The building does not have fire sprinklers and code does not require them. The 
building exterior has painted Masonite horizontal siding/trim with a simple gable asphalt composition roof. The building 
was constructed in 2003. The building is in excellent shape.

2456

Site number: 9978

Survey Date: 5/15/2008

PRIORITY CLASS 2 PROJECTS
Two to Four Years

Total Construction Cost for Priority 2 Projects: $600
Necessary - Not Yet Critical

INTERIOR FINISHES
The interior finishes are in fair condition. It is recommended that the interior walls and ceilings be painted at least once in 
the next two to three years and every 5 to 7 years thereafter to maintain the integrity of the interior of the building. Prior 
to painting, all surfaces should be repaired and prepped. An epoxy-based paint should be utilized in wet areas for 
durability.

$600Construction Cost
2456INT1Project Index #:

PRIORITY CLASS 3 PROJECTS
Four to Ten Years

Total Construction Cost for Priority 3 Projects: $1,200
Long-Term Needs

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. It is recommended that this project be implemented in the next 4 to 5 years and is recommended on a cyclical 
basis based on environmental conditions.

$1,200Construction Cost
2456EXT1Project Index #:

120

2003

1

S-2

Wood Framing

100

$100

$15.00

$12,000

V-B

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 Wood Siding

Basement? No

%

%

%

%

Project Construction Cost per Square Foot:

Total Facility Replacement Construction Cost:

Facility Replacement Cost per Square Foot:

$0

$600

$1,200

$1,800

Priority Class 1:

Priority Class 3:

Priority Class 2:

Grand Total:

PROJECT CONSTRUCTION COST TOTALS SUMMARY:

FCNI: 15%

0Percent Fire Supressed: %

Page 3 of 1415-Oct-08



STORAGE BUILDING
BUILDING REPORT

State of Nevada /
STORAGE BUILDING
SPWB Facility Condition Analysis  -

Administration

The Governor’s Mansion Storage Building is a 720 square foot wood framed building consisting of three interior 
compartments primarily used for storage of items used on the premises.  The interior walls and ceiling have unfinished 
OSB (Oriented Strand Board) applied to them. The building does not have fire sprinklers and code does not require 
them. The building exterior has painted Masonite horizontal siding/trim with a simple gable asphalt composition roof. 
The building was constructed in 2003. The facility is in excellent shape.

2455

Site number: 9978

Survey Date: 5/15/2008

PRIORITY CLASS 3 PROJECTS
Four to Ten Years

Total Construction Cost for Priority 3 Projects: $7,200
Long-Term Needs

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. It is recommended that this project be implemented in the next 4 to 5 years and is recommended on a cyclical 
basis based on environmental conditions.

$7,200Construction Cost
2455EXT1Project Index #:

720

2003

1

S-2

Wood Framing

100

0

$100

$10.00

$72,000

V-B

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:

Masonite Siding/Trim

Basement? No

%

%

%

%

Project Construction Cost per Square Foot:

Total Facility Replacement Construction Cost:

Facility Replacement Cost per Square Foot:

$0

$0

$7,200

$7,200

Priority Class 1:

Priority Class 3:

Priority Class 2:

Grand Total:

PROJECT CONSTRUCTION COST TOTALS SUMMARY:

FCNI: 10%

0Percent Fire Supressed: %

Page 4 of 1415-Oct-08



GOVERNORS MANSION NORTH HALL
BUILDING REPORT

State of Nevada /
GOVERNORS MANSION NORTH HALL
SPWB Facility Condition Analysis  -

Administration

The North Hall is a wood and steel framed structure which serves as the main public gathering area for special functions, 
fundraisers and events at the Governor's Mansion. There is a large assembly area with tables, chairs and a small stage, a 
commercial kitchen and food prep area, small offices for staff and Men's and Women's ADA compliant restrooms. 
There is a large guest suite and Mechanical Room on the west side of the facility.
This building has a fire sprinkler and alarm system and is in excellent shape.

0707

Site number: 9978

Survey Date: 5/15/2008

PRIORITY CLASS 2 PROJECTS
Two to Four Years

Total Construction Cost for Priority 2 Projects: $33
Necessary - Not Yet Critical

INTERIOR FINISHES
The interior finishes are in good condition. The walls are covered by wallpaper, wood wainscot and wood trim. The 
coffered ceiling is covered by painted gypsum board and wood trim. It is recommended that the interior wood areas of 
the walls and the entire ceiling be stained or painted as appropriate at least once in the next two to three years and every 5 
to 7 years thereafter to maintain the integrity of the interior of the building. Prior to painting, all surfaces should be 
repaired and prepped. An epoxy-based paint should be utilized in wet areas for durability.

$33Construction Cost
0707INT1Project Index #:

PRIORITY CLASS 3 PROJECTS
Four to Ten Years

Total Construction Cost for Priority 3 Projects: $69,580
Long-Term Needs

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. It is recommended that this project be implemented in the next 4 to 5 years and is recommended on a cyclical 
basis based on environmental conditions.
This project or a portion thereof was previously recommended in the FCA report dated 03/10/2000. It has been amended 
accordingly to reflect conditions observed during the most recent survey date of 05/15/2008.

$66,080Construction Cost
0707EXT1Project Index #:

WATER HEATER REPLACEMENT
The average life span of a water heater is eight to ten years. The existing 100 gallon natural gas water heater is original to 
the building. It is approaching the end of its expected life and should be scheduled for replacement in the next 3 to 5 
years. This project would provide for the removal and disposal of the old water heater and installation of a new 100 
gallon water heater.

$3,500Construction Cost
0707PLM1Project Index #:

Page 5 of 1415-Oct-08



6,608

1998

1

A-3

Wood and Steel Framing

70

B30

$350

$10.53

$2,313,000

V-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 Wood Siding

Basement? No

%

%

%

%

Project Construction Cost per Square Foot:

Total Facility Replacement Construction Cost:

Facility Replacement Cost per Square Foot:

$0

$33

$69,580

$69,613

Priority Class 1:

Priority Class 3:

Priority Class 2:

Grand Total:

PROJECT CONSTRUCTION COST TOTALS SUMMARY:

FCNI: 3%

100Percent Fire Supressed: %
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LLEWELLYN B. GROSS MEMORIAL PAVILION
BUILDING REPORT

State of Nevada /
LLEWELLYN B. GROSS MEMORIAL PAVILION
SPWB Facility Condition Analysis  -

Administration

The Pavilion is a circular steel and wood framed structure located along the west side of the property. It has support 
columns in the Corinthian architectural style to match the mansion's architecture. There are heaters recessed in the 
ceiling as well as lighting and electrical power. A small stage is located on the east side which has a storage / power 
vault underneath. The building is in good shape.

0154

Site number: 9978

Survey Date: 5/15/2008

PRIORITY CLASS 1 PROJECTS
Immediate to Two Years

Total Construction Cost for Priority 1 Projects: $720
Currently Critical

ADA SIDEWALK REPAIR
The concrete sidewalk to the north of the Pavilion is in need of replacement. Settling has created a non-ADA complaint 
change of level at the upper transition. The concrete in this area also has minor cracking and spalling. This project would 
provide for the removal and replacement of the concrete sidewalk. 48 SF of 4" thick concrete sidewalk was used for this 
estimate. IBC - 2006, ICC/ANSI A117.1 - 2003 and Americans with Disabilities Act Accessibility Guidelines 
(ADAAG) - 2003 were referenced for this project.

$720Construction Cost
0154ADA1Project Index #:

PRIORITY CLASS 2 PROJECTS
Two to Four Years

Total Construction Cost for Priority 2 Projects: $2,000
Necessary - Not Yet Critical

LANDSCAPE WALL REPAIR
The concrete landscape wall bearing the name of the pavilion is cracking and flaking. The top layer of paint and concrete 
is flaking off and is due for resurfacing. It is recommended to resurface the wall by removing the existing paint, sealing 
the concrete and applying a new finished surface of elastomeric paint.

$2,000Construction Cost
0154SIT2Project Index #:

PRIORITY CLASS 3 PROJECTS
Four to Ten Years

Total Construction Cost for Priority 3 Projects: $28,270
Long-Term Needs

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 flashing, fixtures, and other attachments to maintain the building in good, weather tight condition. It is 
recommended that this project be implemented in the next 4 to 5 years and is recommended on a cyclical basis based on 
environmental conditions.
This project or a portion thereof was previously recommended in the FCA report dated 03/10/2000. It has been amended 
accordingly to reflect conditions observed during the most recent survey date of 05/15/2008.

$28,270Construction Cost
0154EXT2Project Index #:
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2,827

1969

1

U

Steel and Wood Framing

100

$225

$10.96

$636,000

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:

Open / Wood Column

Basement? No

%

%

%

%

Project Construction Cost per Square Foot:

Total Facility Replacement Construction Cost:

Facility Replacement Cost per Square Foot:

$720

$2,000

$28,270

$30,990

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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GOVERNOR'S MANSION COOK'S COTTAGE
BUILDING REPORT

State of Nevada /
GOVERNOR'S MANSION COOK'S COTTAGE
SPWB Facility Condition Analysis  -

Administration

The Cook's Cottage is a wood framed residence located along the northwest side of the property. There are bedrooms, 
bathroom, kitchen and living space located inside. The building has a new roof and wood siding. It is in good shape.

0153

Site number: 9978

Survey Date: 5/15/2008

PRIORITY CLASS 1 PROJECTS
Immediate to Two Years

Total Construction Cost for Priority 1 Projects: $1,500
Currently Critical

STAIRWAY HANDRAIL INSTALLATION
The existing concrete exterior stairs at the entry are lacking a handrail as required in the 2006 IBC Chapter 10, Section 
1012. This project would provide for a wood framed handrail to be installed. Material and construction should match the 
existing guardrail.

$1,500Construction Cost
0153SFT2Project Index #:

PRIORITY CLASS 2 PROJECTS
Two to Four Years

Total Construction Cost for Priority 2 Projects: $4,640
Necessary - Not Yet Critical

INTERIOR FINISHES
The interior finishes are in fair condition. It is recommended that the interior walls and ceilings be painted at least once in 
the next two to three years and every 5 to 7 years thereafter to maintain the integrity of the interior of the building. Prior 
to painting, all surfaces should be repaired and prepped. An epoxy-based paint should be utilized in wet areas for 
durability.
This project or a portion thereof was previously recommended in the FCA report dated 03/10/2000. It has been amended 
accordingly to reflect conditions observed during the most recent survey date of 05/15/2008.

$4,640Construction Cost
0153INT4Project Index #:

PRIORITY CLASS 3 PROJECTS
Four to Ten Years

Total Construction Cost for Priority 3 Projects: $9,280
Long-Term Needs

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. It is recommended that this project be implemented in the next 4 to 5 years and is recommended on a cyclical 
basis based on environmental conditions.
This project or a portion thereof was previously recommended in the FCA report dated 03/10/2000. It has been amended 
accordingly to reflect conditions observed during the most recent survey date of 05/15/2008.

$9,280Construction Cost
0153EXT3Project Index #:
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928

1965

1

R-3

Wood Framing

100

$275

$16.62

$255,000

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 Wood Siding

Basement? No

%

%

%

%

Project Construction Cost per Square Foot:

Total Facility Replacement Construction Cost:

Facility Replacement Cost per Square Foot:

$1,500

$4,640

$9,280

$15,420

Priority Class 1:

Priority Class 3:

Priority Class 2:

Grand Total:

PROJECT CONSTRUCTION COST TOTALS SUMMARY:

FCNI: 6%

0Percent Fire Supressed: %
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GOVERNOR'S MANSION GARAGE
BUILDING REPORT

State of Nevada /
GOVERNOR'S MANSION GARAGE
SPWB Facility Condition Analysis  -

Administration

The Governor's Mansion Garage is a wood framed structure located on the south side of the mansion. It has a concrete 
foundation and the shingle roof matches the other roofs on site. The building is in excellent shape.

0152

Site number: 9978

Survey Date: 5/15/2008

PRIORITY CLASS 3 PROJECTS
Four to Ten Years

Total Construction Cost for Priority 3 Projects: $9,120
Long-Term Needs

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. It is recommended that this project be implemented in the next 4 to 5 years and is recommended on a cyclical 
basis based on environmental conditions.

$9,120Construction Cost
0152EXT1Project Index #:

912

1998

1

U

Wood Framing

100

$250

$10.00

$228,000

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 Wood Siding

Basement? No

%

%

%

%

Project Construction Cost per Square Foot:

Total Facility Replacement Construction Cost:

Facility Replacement Cost per Square Foot:

$0

$0

$9,120

$9,120

Priority Class 1:

Priority Class 3:

Priority Class 2:

Grand Total:

PROJECT CONSTRUCTION COST TOTALS SUMMARY:

FCNI: 4%

0Percent Fire Supressed: %
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GOVERNOR'S MANSION
BUILDING REPORT

State of Nevada /
GOVERNOR'S MANSION
SPWB Facility Condition Analysis  -

Administration

The Governor's Mansion is a large residence that was designed by Reno Architect George Ferris in a neo-classical 
architectural style complete with Corinthian style column accents in 1908. It has been home to acting Governors families 
throughout the years. There are formal living and dining spaces, bedroom suites, a large kitchen, and restrooms 
including an ADA compliant uni-sex restroom. The mansion is in excellent shape considering the age.
There is an ADA accessible ramp located along the south side of the residence but it is not fully compliant. There are 
not any recommended projects to address this due to cost prohibitive alterations that would be required, existing site 
constraints and the historical nature of the Mansion.
This building is listed as a historic structure with the State Historic Preservation Office.

0151

Site number: 9978

Survey Date: 5/15/2008

PRIORITY CLASS 1 PROJECTS
Immediate to Two Years

Total Construction Cost for Priority 1 Projects: $337,054
Currently Critical

DECK AND PAVER REPAIR
The brick pavers that accent the driveway and walkways on the east side of the grounds are failing. Also, the poured deck 
material on the second floor of the Mansion is cracking and failing. The brick pavers are not tied into the surrounding 
concrete and they consistently move around independently from the concrete. This is due to moisture infiltration between 
the bricks and the concrete which contributes to ground heaving and erosion. The bricks are dislodged to the point of 
causing a tripping hazard and are a constant maintenance problem. The second floor decking material is cracking and no 
longer provides a waterproof barrier to the plywood decking and the floor below. The plywood is warping and buckling 
causing the joints to separate which contributes to the failed waterproofing system. This project would provide for 
removing the brick pavers and replacing them with stamped concrete to resemble the original brick. The new concrete 
should be tied into the existing concrete with rebar connectors. This project would also provide for replacing the poured 
deck material and repairing any damaged plywood decking below it.
Note: This project has been recommended by the State Public Works Board for the 2009 CIP.

$125,000Construction Cost
0151EXT4Project Index #:

INSULATE ATTIC
The attic insulation appears to be original to the building. It has deteriorated and should be replaced. Many locations in 
the attic are completely missing the insulation or it was not reinstalled after construction work was completed in the past. 
It is recommended that the entire attic area be reinsulated with R-30 insulation. This will increase energy efficiency and 
be more resistant to heat loss. The estimate is based on 13" thick blown fiberglass insulation.
This project or a portion thereof was previously recommended in the FCA report dated 03/10/2000. It has been amended 
accordingly to reflect conditions observed during the most recent survey date of 05/15/2008.

$12,054Construction Cost
0151HVA2Project Index #:

SECURITY SYSTEM UPGRADE
The current security surveillance system is outdated and ineffective particularly for night surveillance. The surveillance 
of the mansion and surrounding grounds is inadequate due to poor placement of cameras, outdated cameras and 
monitoring equipment and not enough cameras overall. This project would provide for replacing the cameras to color 
low light cameras and upgrading the monitoring equipment. More effective surveillance will be provided to the security 
staff by adding more cameras and by selecting new camera locations.
Note: This project has been recommended by the State Public Works Board for the 2009 CIP.

$200,000Construction Cost
0151SEC1Project Index #:

Page 12 of 1415-Oct-08



PRIORITY CLASS 2 PROJECTS
Two to Four Years

Total Construction Cost for Priority 2 Projects: $93,610
Necessary - Not Yet Critical

INTERIOR FINISHES
The interior finishes are in fair condition. It is recommended that the interior walls and ceilings be painted at least once in 
the next two to three years and every 5 to 7 years thereafter to maintain the integrity of the interior of the building. Prior 
to painting, all surfaces should be repaired and prepped. An epoxy-based paint should be utilized in wet areas for 
durability.
This project or a portion thereof was previously recommended in the FCA report dated 03/10/2000. It has been amended 
accordingly to reflect conditions observed during the most recent survey date of 05/15/2008.

$93,610Construction Cost
0151INT2Project Index #:

PRIORITY CLASS 3 PROJECTS
Four to Ten Years

Total Construction Cost for Priority 3 Projects: $140,415
Long-Term Needs

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. It is recommended that this project be implemented in the next 4 to 5 years and and it is also recommended 
that this project be scheduled on a cyclical basis to maintain the integrity of the structure.
This project or a portion thereof was previously recommended in the FCA report dated 03/10/2000. It has been amended 
accordingly to reflect conditions observed during the most recent survey date of 05/15/2008.

$140,415Construction Cost
0151EXT3Project Index #:

9,361

1908

2

R-3

Wood Framing

100

$500

$61.01

$4,680,000

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 Wood Siding

Basement? Yes

%

%

%

%

Project Construction Cost per Square Foot:

Total Facility Replacement Construction Cost:

Facility Replacement Cost per Square Foot:

$337,054

$93,610

$140,415

$571,079

Priority Class 1:

Priority Class 3:

Priority Class 2:

Grand Total:

PROJECT CONSTRUCTION COST TOTALS SUMMARY:

FCNI: 12%

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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Governor’s Mansion - Site #9978 

Description: Damaged CMU wall cap. 
 

 
Governor’s Mansion - Site #9978 
Description: Typical landscaping. 



 
Equipment Shed - Building #2456 

Description: Exterior of the building. 
 

 
Storage Building - Building #2455 

Description: Exterior of the building. 



 
Governor’s Mansion North Hall - Building #0707 

Description: Exterior of the building. 
 

 
Governor’s Mansion North Hall - Building #0707 

Description: Interior of the assembly area. 



 
Governor’s Mansion North Hall - Building #0707 

Description: Interior of the kitchen area. 
 

 
Governor’s Mansion North Hall - Building #0707 
Description: Fire sprinkler riser and equipment. 



 
Llewellyn B. Gross Memorial Pavilion - Building #0154 

Description: Exterior of the building. 
 

 
Llewellyn B. Gross Memorial Pavilion - Building #0154 

Description: View of the stage. 



 
Governor’s Mansion Cooks Cottage - Building #0153 

Description: Exterior of the building. 
 

 
Governor’s Mansion Garage - Building #0152 
Description: Exterior of the building on right. 



 
Governor’s Mansion - Building #0151 

Description: Exterior of the building looking east. 
 

 
Governor’s Mansion - Building #0151 

Description: Basement mechanical room equipment. 



 
Governor’s Mansion - Building #0151 

Description: View of the attic. 
 

 
Governor’s Mansion - Building #0151 

Description: Upper level deck finish damage. 
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