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INTRODUCTION 
 
The following Technical Condition Assessment is a description and evaluation of the building 
systems at the North Dakota Veterans Home.  The purpose of the survey is to evaluate the 
technical conditions of the buildings, to aid in prioritizing maintenance needs, determining 
appropriate allocation of resources for building improvements, and understanding issues which 
could be addressed concurrent with any expansion or remodeling campaign. 
 
The building evaluation is documented in the following categories: 
 

SITE:  Parking Areas, Walks, Lawns, Plantings, Misc. Structures, Utilities/Lighting, 
Signage, Drainage, Fire Department Access. 
 

STRUCTURE:  Foundations, Bearing Walls, Skeleton, Floor Structures, Roof 
Structures. 
 

ENVELOPE:  Roofs, Walls (Skin), Windows, Exterior Doors, Soffits. 
 

INTERIOR:  Ceilings, Flooring, Wall Finishes, Interior Openings, Stairs/Ramps, 
Elevators/Lifts, Specialties, Food Service, Toilet & Bath Accessories, 
Miscellaneous. 
 

CODES: Compliance with Life Safety/Building Codes - Means of Egress, Smoke/Fire 
Detection & Alarm Systems, Fire Suppression, Area/Occupancy Separations, 
Lighting Systems, Construction Type.  
Handicap Accessibility- Parking/Drop Off, Site Routes, Entrances and Exits, 
Building Routes, Rooms/Spaces, Toilet Rooms, Signage/Signals. 
 

MECHANICAL:  Plumbing System, Plumbing Fixtures, Central Sources, Distribution 
System, Air Handlers, Air Distribution & Returns, Radiation/Convectors, 
Temperature Control Systems. (Sprinklers are under Codes) 
 

ELECTRICAL:  Main Service, Distribution/Panelboards, Power Distribution 
System/Outlets, Illumination, Communication/Data Systems, Electric Heating, 
Mechanical Equipment Connections, Other Systems (Clocks, Security, etc.), 
Generators. 

 
The number evaluation rating for each entry is based on the rating scales following this 
summary.  The Physical Ratings Scale is used in all categories except for Codes where the Code 
Compliance Scale is utilized.  By glancing through the ratings, chronic deficiencies can be 
quickly noted.  The illustrations and brief descriptions provide further insight into each 
deficiency. 
 
The conditions were evaluated by visual inspection and consultation with Bob Nelson, 
Maintenance/Security Officer.  Evaluation was conducted by James Simpson, AIA, CSI, CCS of 
this firm, Dave Obermiller, mechanical engineer of Obermiller Nelson Engineering, and Brian 
Poykko, electrical engineer of Obermiller Nelson Engineering.
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RATING SCALES 
 
PHYSICAL SERVICEABILITY SCALE 
 
 
   9 - 10  New or Performing like new in all aspects. 
 
 
   7 - 8 All major elements performing as intended, minor defects            
 in some areas. 
 
   
   5 - 6 Most major elements performing well even though aged/worn,      
  a few major defects or numerous minor defects. 
 
  
   3 - 4 Some major elements performing well even though aged/worn, some 
 major defects and numerous minor defects.   
 
   1 - 2   A few major elements performing well but many in failure, many  
 minor defects.     
    
   0         All aspects/elements in failure mode.                               
 
 
 
 CODE COMPLIANCE SCALE 
 
 
   9 - 10  Appears to be in Full Compliance.             
 
   7 - 8 In General Compliance with minor elements in violation.             
 
   
   5 - 6 Generally Compliant, but a few large exceptions.                 
 
 
   3 - 4 Generally Compliant with numerous large exceptions to Compliance.   
 
 
   1 - 2   Mostly Non-Compliant.                                           
 
    
   0         Totally Non-Compliant.                                              
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EXECUTIVE  SUMMARY 
 
The North Dakota Veterans Home is located at 1400 Rose Street in Lisbon, North Dakota. The 
92-acre site is on the south side of Lisbon, just east of the Sheyenne River, and it has numerous 
large trees and is surrounded by gently rolling hills. 

Established in 1891 and originally called the North Dakota Soldiers Home, the first barracks 
facility was constructed in 1893. In 1899 a hospital was built. The hospital was closed in the late 
1940�s and it became the Civilian Employee Quarters. The original barracks building was 
demolished in 1952. The main portion of the present structure was built in 1949-1950. It is a 
four-story building, with brick veneer. A four-story addition was built onto the east end of the 
building in 1980. In 1981 a new central heating plant was constructed on the site, along with an 
addition to the existing boiler room. The name of the facility was changed to the North Dakota 
Veterans Home in 1983. In 1990 another addition was constructed. It consisted of a two-story 
infill between the Resident Dining Room and the 1980 addition, and a two-story addition to the 
east end of the 1980 episode. A single-story Gazebo with a wrap-around deck was added to the 
east end of the 1990 episode. The original portion and the 1980 addition were re-roofed in the 
mid-1990�s, and the Gazebo was re-roofed in 2006. In addition there have been numerous 
smaller re-modeling, repair and maintenance projects. 

The site has a small park to the SW of the building, along with several picnic areas and pieces of 
war memorabilia. There is visitor parking immediately in front of the main entrance, with staff 
parking to the south, and on the north side of the building, and resident parking to the east. 

For the purposes of this report, the main entrance of the building faces west.

 
View of building from west. 

 
View of 1990 episode from SW. 

 
View of Gazebo from SE. 

 
View of building from NW. 
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CODES SUMMARY 
 

While the actual serviceability of various elements of the buildings is important in assessing 
overall condition, the arrangement of the parts of the building and their relationship to various 
codes which can affect the use of the building is also important.  Three types of regulations apply 
to building construction, layout and use.  They are the International Building Code, the Life-
Safety Code (NFPA 101), and the Americans with Disabilities Act. In addition, requirements of 
the North Dakota Health Dept. and the Dept. of Veterans Affairs also apply. 

The International Building Code (IBC) is applicable when a building is initially constructed and 
again whenever the building is substantially remodeled or modified.  The International Building 
Code has as its purpose the protection of occupants and it prescribes certain building materials 
and methods based upon the numbers of occupants, size of building, location on the property, use 
of building and number of stories.  Sizes, locations, and numbers of exits are established by the 
IBC.  The International Building Code has as companion codes, the International Mechanical 
Code and the National Electrical Code. These codes set standards for sanitary facilities, heating, 
ventilation, and lighting, among others.  All of these conditions must be satisfied to obtain 
building and occupancy permits.  

The International Building Code is a dynamic set of regulations updated every three years, and in 
many case has become more stringent with each new code.  As a result, often what was 
acceptable construction practice at the time the structure was built may not be acceptable today. 
In addition, many states and cities have modified the IBC adding their own requirements. 
Owners are not required to keep their buildings current with the International Building Code 
except when substantial remodeling or additions to existing facilities are undertaken.  The 
definition of 'substantial' is at the discretion of the local code official. 

The second regulation is the Life-Safety Code (NFPA 101) which is generally enforced by local 
fire departments.  The Life Safety Code can be enforced on any existing facility to ensure the on-
going safety of the occupants.  Periodic review of facilities by State Fire Marshals administers 
these requirements.  The compliance requirements placed on owners varies considerably from 
jurisdiction to jurisdiction.  

The intent of both the International Building Code and Life-Safety Code is the protection of life 
and property.  
 
The Americans with Disabilities Act (ADA) is federal legislation that provides for equal access 
to buildings and accommodations for those with disabilities.  While ADA compliance is dictated 
as a matter of law, and exempts some facilities, the ADA requirements are now incorporated into 
the International Building Code without exemptions.
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PRIORITY CORRECTIVE ACTIONS SUMMARY 
 
The following chart is a compilation of top priority deficiencies as described in the Condition 
Assessment Report.  The deficiencies have been ranked according to physical serviceability and 
code compliance scales which are outlined on the previous pages.  These rankings are based on 
our professional judgment with maintaining the integrity of the buildings and protection of life 
being the primary criteria.  They are subject to interpretation and change based on other criteria, 
but establish a point of departure for developing a strategy for implementing corrective actions.  
 
The estimated cost of the corrective actions for deficiencies assumes that the each action is 
handled on a individual basis, unless otherwise stated.  Efficiencies may be gained by combining 
corrective actions into a more comprehensive project. 
 
RATING ELEMENT DEFICIENCY POSSIBLE CORRECTION COST   
1 Toilet Rms. Not accessible Revise as required; note 2 $  235,000 
2 Separations Non-compliant Revise as required; note 3 $  235,000 
2 Central 

sources 
Exceeded expected life span Replace boilers; modify per report; 

notes 4, 11 
$  310,000 

2 Dist. Syst. Inefficient Replace piping/insul. & valves $  370,000 
2 AHU�s 5, 6, 

& 7 
Deteriorated Replace air handlers; modify 

controls; notes 5, 11 
$  575,000 

3 Roofs Deteriorated built-up roofs Re-roof original & 1980 $  115,000 
3 Windows Poor thermal efficiency Replace windows $  185,000 
3 Rooms Not accessible Revise as required Note 6 
3 Signage Non-compliant Replace signs, add strobes $    34,000 
3 Plumbing Piping/valves Replace piping, install valves $  300,000 
3 Air Dist. Non-compliant Revise/install ductwork & dampers Note 7 
4 Ext. Doors Poor thermal efficiency Replace doors $    27,500 
4 Ceilings Deteriorating Replace ceilings $  158,000 
4 Elevators Old equipment Replace elec. traction elevators $  260,000 
4 Cabinets Deteriorating Replace cabinets $  229,500 
4 Means of 

Egress 
Non-compliant Revise as required; note 8 $    60,250 

4 Bldg. Routes Not accessible Revise as required Note 9 
4 Plumb�g 

fixtures 
Excess water usage Replace fixtures & faucets in 

original portion 
Note 10 

4 Temp. 
Control 

Limited coverage; old system Replace system; add thermostats $  115,000 

4 Nurse Call Old system Replace system $    82,500 
 Health Dept. Toilet at Hydrotherapy Add toilet $    15,000 

   Total                        $3,306,750 
NOTES: 
1. This Summary does not include corrective actions to accessory buildings. 
2. Modifying toilet rooms may reduce the number of resident beds/rooms. 
3. Dampers in ductwork are included under AHU�s. 
4. Cost includes replacing all boilers. 
5. Includes modifications to ductwork, dampers etc. 
6. Cost included under Separations and Cabinets. 
7. Cost included under AHU�s. 
8. Includes egress control devices and modifications to center stair and Lobby. 
9. Cost will vary significantly depending on how problems are solved. Estimate $100,000 minimum expense. 
10. Cost included under Toilet Rooms. 
11. Building may have to be un-occupied during HVAC modifications.
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CONDITION ASSESSMENT REPORT 
 
SITE 
 
Parking Areas Rating: 5 

There are four main parking areas around the building: Visitor 
parking at the main entrance; employee parking areas on the 
east and southwest sides; and resident parking to the south. The 
resident parking lot is paved with concrete while the others 
have asphalt. The resident lot and the employee lot to the SW 
have concrete curb and gutter. Asphalt-paved areas were re-
sealed in 2003. 

The asphalt is ravelling in some areas (losing pavement from 
the top down), as well as showing slight signs of frost heave 
and both slight longitudinal and transverse cracking probably 
caused by substrate settlement and movement. 

The resident parking lot is paved with concrete. The surface 
has many pop-outs, and is both scaling and spalling in 
numerous places. There are also numerous cracks, ranging 
from hairline to significant. 

Concrete curbs exhibit some minor damage, most likely caused 
by snow removal equipment. 

In all the parking areas the striping is either worn off or fading 
away. 

Roads around the site are paved with asphalt. There are 
numerous cracks and places where the surface is ravelling. 
 
Walks, Etc. Rating: 8 

Walks are paved with concrete, and except for minor cracking 
and pop-outs are in satisfactory condition. 

The finish on the plywood ramp from the Gazebo deck is 
deteriorating. Staff indicated that the Health Dept. required the 
area beneath the ramp to be completely filled so that sprinklers 
would not have to be installed. Because of this there is little 
ventilation, allowing moisture to build up. 
 
Lawns Rating: 7 

Lawn areas were dormant at the time of the assessment. They 
appear to be generally healthy, however there are some bare 
spots. A portion of the site has an automatic sprinkler system 
 

 
Crack in asphalt paving. Note 
ravelling. 

 
Spalling concrete paving. Note pop-
outs. 

 
Parking striping fading away. 

 
Damaged concrete curb. 

 
Finish on ramp at Gazebo 
deteriorating. 


