


76" Warehouse Plaza, Unit 1213 Description of Improvements
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76™ Warehouse Plaza, Unit 1213

Description of Improvements

Mechanical Systems

HVAC

PLUMBING

ELECTRICAL & WIRING

LIFE | SAFETY SYSTEMS

Interior Finish

FLOORS

WINDOWS

LIGHTING

CEILINGS

INTERIOR DOORS

OVERHEAD DOORS

CEILINGS / CLEARANCE
HEIGHTS

The warehouse/shop spaces are heated by multiple ceiling mounted
gas fired radiant and unit heaters. Retail/office spaces are heated by
electric baseboard heaters.

There are two restroom located in the building. These restrooms are
in typical condition for an industrial property. It is assumed that
plumbing is sufficient.

No electrical issues have been reported, nor were any noted at the
time of inspection. It is an assumption of this report that the
electrical utilities are to code and in working order and typical for a

property of this type.

Yard space of the subject is improved with a security fence. Exterior
lighting provides additional security to the subject’s exterior.
Security cameras were noted on the subject’s interior and exterior;
however, Mr. Rosenberg has indicated that he will be these cameras
will be removed prior to the subject’s anticipated sale.

The shop area floor is reinforced concrete and supported with floor
drains. First and second floor retail/office space is a combination of
ceramic and rubber tile. The rubber tile is suitable for an industrial
use; though the ceramic tile finish is most likely above the
requirements of most industrial uses and is reflective of its current
residential use at the time of inspection.

Second floor space was improved with additional windows during
the subject’s renovation.

Shop space is lighted by ceiling suspended fluorescent lights.
Surface mount fluorescent fixtures light the retail/office areas.

Painted and taped gypsum board in the shop and office areas.

Exterior doors are metal in metal frames. Interior doors are wood in
wood frames.

The property has two 12’ x 14” at grade overhead doors on the east
and west sides of the building.

First floor retail/office and southwestern warehouse areas have a
ceiling height of approximately 7°6”. First floor warehouse space on
the east side of the subject has a clearance height of approximately
10°. Second floor space has a clearance height of approximately
7°10”. Both overhead doors are impacted by the mezzanine space
that has been constructed. This mezzanine is built out approximately
four feet under the 14’ clearance of both overhead doors, restricting
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76"™ Warehouse Plaza, Unit 1213 Description of Improvements

ADA Compliance

Site Improvements

Landscaping

Greenhouse

Parking

the overhead door clearance to 10°.

WINDOWS  Single pane in plastic frame.

A specific survey and analysis of this property to determine whether
it is in conformance with the various detailed requirements of the
Americans with Disabilities Act (ADA) has not been conducted.
The market value estimate assumes the property is ADA compliant.

Minimal.

Yard space of the subject is improved with a greenhouse space that
appears to be temporary construction and this greenhouse is not
considered in the valuation of the subject.

Considering the high office percentage that will be in place after the
subject’s conversion from residential use, MOA parking
requirements are an issue that may be problematic and could
potentially restrict the marketability of the subject. Based MOA
guidelines, which call for | parking space per 300 sq ft of office area
and 1 space per 1,000 sq ft warehouse / storage area, the total
number of parking spaces required is estimated at 12 spaces. The
subject has three designated spaces on the west side of the condo, as
well as room for an estimated three parking spaces in the southern
yard space of the property. In addition, there are several
undesignated spaces in the vicinity throughout the warehouse plaza,
which the subject will have access to as a member of the
condominium association. This suggests that the subject may not
have adequate parking to meet current code requirements.

Consequently, the legal standing of the property could potentially
have a number of important impacts on current and future uses
allowed at the property. For example, if the property was
determined an illegal non-conforming use, because of lack of
parking, a portion of the second floor office space may be required to
be either demolished or converted to warehouse use in order to meet
current parking requirements. The cost to convert the subject to a
legal conforming use would have a negative impact on the market
value of the subject.

It is noted that the current configuration appears to have been fully
permitted at the time of their construction, as evidenced by MOA
Plans Coordination Department approval stamps, dated September
17, 1998, and statements made by the current owner, Myron
Rosenberg, indicating that the property was inspected multiple times
by various MOA officials. This prior MOA approval is considered a
strong indication that the subject’s variance from MOA parking
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76™ Warehouse Plaza, Unit 1213

Description of Improvements

Lighting

Fencing

Deferred Maintenance

Conclusion

Functional Utility

requirements will not prevent the continued use of the subject under
its current configuration (with residential improvements removed
and this space used as office space).

It is an extraordinary assumption of this appraisal that the subject is a
legal non-conforming use with respect to its parking.

The subject has lighting for the building exterior.

Security fencing is installed around the yard space located south of
the subject improvements.

The detection of deferred maintenance in structural, roof, electrical,
plumbing and other mechanical systems is beyond the scope of
expertise of the appraiser. Conversion costs associated with the
conversion of the subject’s current residential improvements into
office space are analyzed and discussed in the Reconciliation & Final
Value Estimation section of this report. The inspection did not
identify any obvious signs of deferred maintenance. If issues are
found with the existing structure that do not meet current building
codes, the market value estimate will be reduced by the cost to cure
these deferred maintenance issues.

The subject is an existing building of good quality construction.
However, several functional utility issues are noted. The subject’s
office/GBA ratio differs drastically from ratios that are typical in the
Anchorage industrial market. Functional utility is further limited by
low clearance heights in warehouse and office spaces. Overhead
doors located on the north and south sides of the subject are of
typical size; however, their clearance height, and possibly operation,
are limited by the subject’s mezzanine space.
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76™ Warehouse Plaza, Unit 1213

Income Capitalization Approach

Effective Gross Income

Expenses

Expense Structure

Historic Income & Expenses

Expense Comparisons

discussed in the market analysis section vacancy levels are forecast
at 3 to 7 percent. As noted throughout this report, the functional
utility issues presented by the subject’s current configuration
narrows the pool of users that would express interest in the subject.
Consequently, an extended marketing period can reasonably be
expected. After careful consideration a stabilized vacancy and credit
loss factor of 6 percent is estimated.

Effective gross income is calculated by subtracting vacancy and
credit loss from Potential Gross Income.

Expenses are projected on a triple net basis, whereas all expenses
except for reserves are reimbursed by the tenant.

Historic expenses were provided to the appraiser and are
summarized in the following Historic Expenses table. FY 2009
projections are also presented in this table.

Expenses at comparable properties are presented in the following
table. Significant weight is given to these comparables in the
projection of stabilized expenses for the subject.

HISTORIC EXPENSES - 1200 EAST 76TH AVENUE, UNIT 1213 | | |
| 2005 2006 2007 2008 YTD FY 2009 Appraiser
Operating Expenses|  Actual  |8/SqFt| Actual [$/Sq Ft| Actual |$/SqFt| Actual |S$/5qFt Projected |$/Sq Ft
Electricity | $1,438.63 | $0.27 | $2.302.54 | $0.43 | $2,207.94 | $0.41 | $1,517.16 | $0.28 | $2,204.57 | $0.41
Natural Gas $1,068.17 | $0.20 | $1,531.37 | $0.28 | $1,822.81 | $0.34 | $1,348.99 | $0.25 | $2,150.80 | $0.40
Water/Sewer $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00
Taxes $2945.05 | $0.55 | $3,037.66 | $0.56 | $2,940.63 | $0.55 | $3,850.97 | $0.72 | $5.472.00 | $1.02
Insurance $1.822.00 | $0.34 | $1.875.00 | $0.35 | $1,793.00 | $0.33 $0.00 $0.00 | $1.828.18 | $0.34
Association Dues $7.518.00 | $1.40 | $8,556.00 | $1.59 | $8.556.00 | $1.59 | $5,704.00 | $1.06 | $8.556.00 | $1.59
Total Expenses $14,791.85 | $2.75 | $17,302.57 | $3.22 | $17,320.38 | $3.22 | $12,421.12 | $2.31 | $20,211.55 | $3.76
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