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1. Site Overview

2. Building Conditions Analysis

3. Pro Forma 

4. Development Opportunity
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Former Playhouse in Downtown Anchorage

Building A

Building B

Building Use Sqft

A Former playhouse 5,173 sqft

B Commercial & 

apartments

9,128 sqft; 

12 units

Total 15,000 sqft



Summary of Building Conditions Analysis
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Life Safety

• Generally conforms to code 

• Fire sprinkler and alarm coverage at 

commercial suites

• Conforming fire separations

• Some egress routes require ADA 

improvements.

• Ground floor change of use could 

trigger fire protection retrofit

Structural

• 1960’s Building

• Building A – major structural upgrade 

(steel frame) in early 90’s

• Building B – Concrete exterior wood 

framed interiors and floors

Building is what it is. No good options 

for additions or additional levels 

without significant work or razing and 

starting over.

Current Cyrano’s Playhouse is an assembly use which is more restrictive 

than retail or restaurant use. Moving to less restrictive use doesn’t necessarily 

trigger major fire protection upgrades



Summary of Building Conditions Analysis
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Electrical

• Service adequate for existing uses

• All units individually metered

• Service upgrade required for new 

major loads (AC, commercial 

kitchen) $50k

• Many life safety and deferred 

maintenance items need to be 

addressed to reduce fire risk

Environmental – Major renovation in 80’s removed materials with asbestos and 

lead.  Minor asbestos fireproofing found at building B ground floor beams 

Mechanical/Plumbing

• Building A – Packaged roof top unit

• Building B – Boiler replacement

• 6” water service adequate for any 

use and fire sprinkler requirements

• installing sewer service liner to 

extend life

• Replace cast iron basement drains



Pro Forma: Costs
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Item Cost

Land Acquisition and 8 Month Carry $1,033,333

Hard Costs

Overall project (sewer, electrical, roofing) $55,000

Building A renovations $445,000

Building B renovations $475,000

Hard Costs Subtotal $960,000

Soft Costs & 5% Contingency $260,000

Total Project Costs ~$2,250,000

20% less than 

listing price



Building A

Vanilla Shell for retail, restaurant or 

office tenant

• Carpet and paint

• Lighting

• Restrooms

• Base HVAC and Electrical

• $25/SF tenant improvement 

allowance

Storefront and window replacement
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Renovation and Upgrades



Building B

Heating Plant Replacement

Deferred Maintenance

• Electrical, roof, weatherization

Vanilla Shell Improvements at vacant 

retail suite

Apartment upgrades:

• Common area finishes

• T-stat and heating control energy 

efficiency upgrade

• Fire protection upgrades (alarm 

and sprinkler)

• $20K per apartment for upgrades 

(carpet and paint, bath and 

kitchenette fixtures and casework)
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Renovation and Upgrades



Pro Forma: Net Operating Income
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Pro Forma NOI at Stabilization

Factor Annual Revenue/Cost

Income

Gross Potential Income $335,922

Less: Vacancy 10.00% ($33,592)

Adjusted Gross Income (aka Effective Gross) $302,330

 

Operating Expenses

Property Management 8.00% of Adjusted Gross Income ($24,186)

5.00%

of Adjusted Gross Income ($15,116)

Insurance $400 per unit ($7,200)

Miscellaneous 2.50% of Gross Potential Income ($7,558)

Gas annual ($12,000)

Electric annual ($13,000)

AWWU annual ($6,000)

Trash annual ($3,000)

Real Estate Taxes annual ($20,000)

Total Expenses ($108,061)

Operating Expense Ratio 35.74%

Net Operating Income $194,269

Controllable Costs (salaries, 

maintenance, repairs, marketing)

Commercial Rents:

$1.00/sqft/mth basement

$2.00/sqft/mth ground floor

Apartment Rents:

$732 to $1,132 per mth

for 250 to 566 sqft



Discounted Cash Flow
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Return Rates
Positive Cash Flow

Project IRR 10%

Equity IRR 24%

Cash on cash: 16% in first year

Equity IRR increases to 34%  & 

annual cash on cash to 22% if 

bridge/mezz financing available



Community Development Opportunity

Market Strengths Market Challenges
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Key corner of downtown

Mixed use project with 
occupied housing

Reuse of older historical 
property

Decent returns & known 
building conditions data

Developer interest

Mixed use financing 

challenges

Market uncertainty post 

COVID



What’s Next?

Who is excited for this 

redevelopment opportunity?

• Building conditions analysis 

available for those interested

• Pro forma available for those 

interested

• Property is for sale
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