
Memorandum 
City of Lawrence 
City Manager’s Office 
 
TO:  David L. Corliss, City Manager 
CC:  Diane Stoddard, Assistant City Manager 
FROM:  Britt Crum-Cano, Economic Development Coordinator 
DATE:  June 19, 2012 
RE: NRA Request: 812 Pennsylvania Street, Lawrence, Kansas (Ciderworks building) 
 
 

Project Overview 

 

Tony Krsnich (project Developer) is considering redevelopment of 812 Pennsylvania Street 

(Ciderworks Building) into an arts gallery with events space on the lower level and office space 

on the upper level.  Mr. Krsnich is also currently redeveloping the historic Poehler building at 

8th and Delaware Streets, which lies adjacent to the Ciderworks Building.   

 

An Incentives Application was received on June 8, 2012 from the Developer.  In order to pursue 

this project, he is requesting financial incentive aid from the City totaling $500,000, which is to 

be rebated back to the developer through the use of a 95% Neighborhood Revitalization Area 

(NRA) rebate over a 10 year period.  As per Mr. Krsnich, redevelopment of the Ciderworks 

building will complement the overall plan for the historic district and continue to enhance the 

creative nature of East Lawrence.  It should be noted that the he is also requesting additional 

public infrastructure be provided by the City that will support the entire historic district 

neighborhood.  This value was not provided as part of this request and was not part of the 

below analysis. 

 

Review of Neighborhood Revitalization Area (NRA) and City Policy 

 

a. Description of NRA and Purpose 

The NRA, or Neighborhood Revitalization Area, is one of several economic development 

tools utilized by municipalities to promote economic growth through neighborhood 

enhancement.  Authorized by the state, NRAs are intended to encourage the reinvestment 

and revitalization of properties which in turn have a positive economic effect upon a 

neighborhood and the City in general.  The use of an NRA is particularly applicable for use 

in areas where rehabilitation, conservation, or redevelopment is necessary is to protect the 

public health, safety or welfare of the residents of the City.   

 

Resolution 6954 outlines the City’s policy for establishing an NRA.  Typically, a percentage 

of the incremental increased value in property taxes (resulting from increased property 
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values due to new improvements) is rebated back to the developer/applicant over a period 

of time to help offset redevelopment costs and make the project financially feasible.   

 

b. Typical Rebate Amounts & Duration 

As per NRA policy, the City typically follows the below standard practice and does not: 

 

•  provide more than 50% rebate on incremental property taxes 

•  establish an NRA for a period of time longer than 10 years. 

 

However, there is an exception provision within the policy which allows the City to 

“consider a greater rebate and/or a longer duration if sufficiently justified in the “but for” 

analysis.”1 

                                                 
1
 Resolution 6954, Section 4: Amount of Rebate 
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c. Project Eligibility 

Project eligibility for NRA consideration is governed by both State (KSA 12-17,114 et seq.) 

and City (Resolution 6954) criteria. 

 

State Requirements 

Statutory 
Criteria 

Governing Body determines that rehabilitation, conservation 
or redevelopment of the area is necessary to protect the 
public health, safety or welfare of residents and the proposed 
project meets at least one of the below criteria: 

  

1 

An area in which there is a predominance of buildings 
or improvements which by reason of dilapidation, 
deterioration, obsolescence, inadequate provision of 
ventilation , light, air or open spaces, high density of 
population and overcrowding, the existence of 
conditions which endanger life or property by fire and 
other causes or a combination of such factors, is 
conductive to ill health, transmission of disease, infant 
mortality, juvenile delinquency or crime and which is 
detrimental to the public health, safety or welfare. 

Health Liability 

2 

 An area which by reason of the presence of a 
substantial number of deteriorated or deteriorating 
structures, defective or inadequate streets, 
incompatible land uses relationships, faulty lot layout 
in relation to size, adequacy, accessibility or 
usefulness, unsanitary or unsafe conditions 
deterioration of site or other improvements, diversity 
of ownership, tax, or special assessment delinquency 
exceeding the actual value of the land, defective or 
unusual conditions of title, or the existence of 
conditions which endanger life or property by fire and 
other causes or a combination of such factions 
substantially impairs or arrests the sound growth of a 
municipality, retards the provision of housing 
accommodations, or constitutes an economic or social 
liability and is detrimental to the public health, safety 
or welfare in its present condition and use. 

Economic Liability 

3 

 An area in which there is a predominance of buildings 
or improvements that should be preserved or restored 
to productive use because of age, history, architecture 
or significance should be preserved or restored to 
productive use. 

Community/ 
Historical   
Asset 
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City Requirements 

City Policy 
Criteria 

When considering the establishment of a NRA, the City shall consider not only 
the statutory criteria, but if the project meets a majority of the below  criteria: 

1 
The opportunity to promote redevelopment activities which 
enhance downtown 

2 Provides the opportunity to promote redevelopment activities for 
properties which have been vacant or significantly underutilized. 

3 
Provides the opportunity to attract unique retail and/or mixed use 
development which will enhance the economic climate of the City 
and diversify the economic base. 

4 
Provides the opportunity to enhance neighborhood vitality as 
supported by the City's Comprehensive Plan or other sector 
planning document(s). 

5 
Provides the opportunity to enhance community stability by 
supporting projects which embrace energy efficiency, multi-modal 
transportation options, or other elements of sustainable design. 

Project must meet or exceed a 1:1.25 cost-benefit ratio. 
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Project Feasibility 

 

Estimated economic impact is examined through a benefit-cost analysis and project financial 

feasibility is examined through a “But For” analysis (pro-forma), both of which are required by 

current NRA policy. 

a. Cost-Benefit Analysis 
The Ciderworks building is a vacant, dilapidated property located within the East Lawrence 

Industrial Historic District in Lawrence, Kansas.  Containing historical structures dating back 

to 1883, the District is bounded by 8th Street on the north, 9th Street on the south, 

Pennsylvania Street on the west, and the lot lines that run parallel to the historic Delaware 

Street alignment on the east.   

The property’s most recently appraised value (2011) is approximately $126,000 ($65,760 for 

improvements, $60,240 for land).  According to the incentives application received, over 

$1.6 million will be invested in purchasing and redeveloping the property. Project 

completion is anticipated in September 2012.  Once redeveloped, the development team 

estimates new job creation at 26 full-time positions over the NRA time period (10 years) 

with full-time salaries averaging $30,000-$40,000 annually.   

Based on information received through the incentives application, staff conducted a cost-

benefit analysis of the costs and benefits associated with the project.  The analysis shows 

that the 1.25 threshold for the benefit-cost ratio will be met as the City will realize a benefit-

cost ratio of 1.29, the County will realize a ratio of 1.50 and the School District will realize a 

ratio of 4.78.  This means that for every dollar of additional costs and tax abatements, the 

City will receive $1.29, the County will receive $1.50 and USD 497 will receive $4.78 of 

revenue.  The State does not have a benefit-cost ratio as there are no costs involved.    
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Overall, the model estimates the total value of incentives at $559,280 with the project 

delivering positive returns for all jurisdictions over the ten year abatement period.  The 

model estimates that there will be approximately $419,000 in total discounted (present 

value) dollars of additional revenue for all jurisdictions.2 

 
 

Discounted Returns for Jurisdictions (w/incentives) 

Jurisdiction Amount B-C Ratio 

Lawrence  $82,069  1.29 

Douglas County  $72,198  1.50 

USD 497 $190,941  4.78 

State of Kansas $73,816  N/A 

Total $419,024  
  

 
 

Assuming the project is completed, property tax revenues realized by taxing jurisdictions 
are approximate $400,000 less when incentives are provided. 

 
 

Cash Flow Comparisons 

Total cash to all jurisdictions--no Incentives $818,811 

Total cash to all jurisdictions--with incentives $419,024 

Difference in Revenues $399,787 

 
 
 

b. “But For” Analysis 

In order for the City to agree to provide an NRA rebate, it must be determined that the 

need for public assistance is necessary for the project to proceed.   In other words, the City 

must be convinced that without public assistance, the project will not be financially feasible.  

Commonly referred to as the “But For” test, the developer’s project pro forma and 

supporting financial documents are examined to compare cash flow and developer returns 

with and without public assistance.   

 

The need for public assistance is estimated at $500,000 by the Developer.  This gap is 

supported by a letter submitted by Great Southern Bank stating their financing commitment 

is dependent upon the developer being able to obtain funds for this amount.  (Further 

elaboration on these financing restrictions can be made by the Developer.) 

                                                 
2
 5.34% Discount Rate, based on U.S. Treasury Department’s average LT Composite (>10 yrs) treasury bill rates, June1-11, 2012,  
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The “But For” test for the Ciderworks Building utilized project program information, 

estimated cash flow3 and assumptions provided by the Developer on June 11, 2012.  Taxes 

were estimated using property information from Douglas County Appraiser’s Office.  A pro-

forma analysis was performed based on the Developer’s projected costs and revenues, and 

additional assumptions, including: 

 

Project Assumptions 

Vacancy Rate (year 1)4 35% 

Cap Rate5 7% 

Assessment Rate6 25% 

Total Costs7 $1,668,686  

Permanent Loan7 $1,400,000  

Equity7 $268,686  

Income Growth Rate7 2% 

Expense Growth Rate7 3% 

Mill Levy Escalation:8 0.001930  

NRA Rebate % 0.95  

Base Assessed Value6 $31,500 

 

 

Analysis shows that without the NRA rebate, the project realizes a negative cash flow during 

operating years 1-4 and modest returns for the remainder of the 10 year request period.  

Average return on investment over the 10 year request period is 1.15%, a return so low, it 

is reasonable to assume the project is unlikely to proceed without public assistance.9 

 

Analysis indicates that with the NRA rebate, the project realizes a positive, but modest cash 

flow throughout the 10 year request period.  Return on investment ranges from 4.88%-31% 

through this period, with an average return on investment of 21.4%.  It is reasonable to 

assume that this average return rate would allow the developer to proceed with the project.  

 

 

                                                 
3 Cash flow amounts provided by Developer were not discounted and analytical results reported are undiscounted. 
4 Vacancy rates provided by Developer ranged from 20%-35%.  According to the Developer, these vacancy rate assumptions are 
required by their bank’s underwriting controls due to the market being untested.  Analysis assumes an initial rate of 35%, declining 
2% annually until stabilizing at 20% per year. 
5 Developer information indicated a cap rate of 7%, which appears to be in line with Douglas County’s estimated cap rates 6.84%-
7.29% for comparable properties (Douglas County 2012 Cap Rate Study, Cap Rate Model by Uses, blended rates by use, Class A) 
6 Source: Douglas County, Kansas, Appraiser’s Office 
7 Source: Developer provided 
8 Based on average change in Mill Levy Rate over previous 5 years.  Source: Douglas County, Kansas, Appraiser’s Office. 
9 Information provided was not adequate for performing an Internal Rate of Return (IRR) analysis. 
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Performance Agreement 
 
Per City policy, the developer/development team would be required to enter into a performance 

agreement with the City in order to receive NRA rebates.  The most significant reason for this is 

to make sure that the developer coordinates with the City and County at the beginning of the 

establishment of the district and to ensure that there are no delinquent property taxes during 

any of the years of the NRA plan.  Other performance requirements could be provided in the 

agreement.  For example, agreements for several other properties receiving NRA rebates 

recently within the City have included a “use provision” placing limitations on the type of 

property use allowed for eligibility of rebates.  For example, the agreement for the 1040 

Vermont property requires the property to be an office use for an architectural firm 

headquarters, and the Masonic Temple NRA requires the property to be a catering/banquet hall 

facility to be eligible under the program.   

Whether to include a use provision is a policy issue for the governing bodies to decide.   
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Conclusion  
 
Given the City’s policy guidelines as outlined in Resolution 6954, including eligibility 
requirements, cost-benefit thresholds, and “but for” provisions, the project is qualified for a 10 
year, 95% NRA. 
 
Eligibility Summary: 
In its present state, the building is vacant and severely dilapidated, which is arguably a 
detriment and risk to public health and safety.  In addition, the building is part of the East 
Lawrence Industrial Historic District10 with documented historical significance, further meeting 
statutory eligibility requirements. 
 
For an NRA to be established, the project must not only meet statutory requirements, but also a 
majority of City criteria. 
 
 

Eligibility City Criteria 

n/a 
Provides the opportunity to promote redevelopment activities 

which enhance downtown 

Yes 
Provides the opportunity to promote redevelopment activities 

for vacant or significantly underutilized properties 

Yes 

Provides the opportunity to attract unique retail or mixed use 

development which will enhance the economic climate of the 

City and diversify the economy 

Yes 

Provides the opportunity to enhance neighborhood vitality as 

supported by the City's Comprehensive Plan or other sector 

planning document 

n/a 

Provides the opportunity to enhance community stability by 

supporting projects embracing energy efficiency, multi-modal 

transportation, or other elements of sustainable design 
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 National Register of Historic Places, United States Department of the Interior, National Park Service, Kansas Fruit 

& Vinegar Company Building 
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CBA Summary: 
Part of meeting city eligibility criteria is the project must meet a cost-benefit threshold of 1:1.25 
(e.g. for every $1 of cost incurred as a result of the project, $1.25 is received as benefit).  
Based on information submitted by the applicant, the cost-benefit threshold required by City 
policy has been met.  
 
“But For” Summary: 
Examination of estimated cash flows with and without public assistance (i.e. NRA rebate) 
indicates the "but for" test has been met for the project.  In addition, returns without assistance 
are not likely to support proceeding with the project.  The amount of assistance requested is 
$500,000, a gap that the Developer’s bank has indicated must be supported with additional 
funds before the bank will provide financing commitments. 
 
 
 
Requested Action 
Public Incentives Review Committee to consider applicant’s request and make a 
recommendation to the City Commission regarding the establishment of an NRA for 812 
Pennsylvania Street.  If an NRA is recommended to be established, PIRC to further recommend 
the duration period and rebate percentage for the NRA.   
 
In addition, if establishing an NRA for the property is recommended, PIRC to discuss and 
provide recommendations to the City Commission and Staff regarding the inclusion of a “use 
provision” in a performance agreement to be executed between the City and the 
developer/development team. 
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Britt Crum-Cano

From: City of Lawrence KS [no-reply@wufoo.com]
Sent: Friday, June 08, 2012 2:54 PM
To: Britt Crum-Cano; Diane Stoddard
Subject: Incentive Application [#9]

1) Name of Company *  Cider Partners, LLC 

2) Current Address *   

13420 Sante Fe Trail Drive  

Lenexa, KS 66215  

United States  

3) Contact Person for Application *  Tony Krsnich  

3a) Title *  Member 

3b) Phone *  (913) 904-6747  

3d) E-mail Address *  tonyk@landmarkigllc.com  

3e) Is the Contact's address the same as the 

Company's address?  

Yes 

5) What is the NAICS code for the operation that you 

are locating or expanding in Lawrence? *  

Unknown 

5a) If the NAICS code is unknown, please describe 

the primary line of business for the Lawrence 

operation  

Art gallery/office space 

6) Please list the Public Incentive/s that you are 

seeking as well as the amount of each public incentive 

*  

We need a 95% tax rebate for a 10 year period. 

6a) Please tell us why you are seeking these Incentives  Historic buildings are approximately 30% more to redevelop than new construction. We 

have a large finance gap which can only be filled by taking on additional debt which 

would be impossible to repay without reducing operation expenses, such as net property 

tax. 

7) Will your firm be leasing the building or the land 

in your expansion or newly constructed facility?  

No 

8) Is your firm Relocating or Expanding? Note: If an 

Expansion, please proceed to question 10 *  

Expanding 

9) Will this Relocation involve your whole Company 

or part?  

Whole Company 

10) For Expansion, briefly describe the purpose and 

activities of the new facility  

The facility will be an art gallery and offices. The common theme of this building and the 

other buildings in the area is they are being driven by creative qualities and businesses. 
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11) When do you plan to begin operation of the new 

facility? *  

Saturday, September 1, 2012  

12) How many Employees currently work in 

Lawrence (0 for Relocation)? *  

0 

12a) How many total employees will work in 

Lawrence after Expansion/Relocation *  

100 

12b) Of these total Employees, how many do you 

anticipate hiring from outside the Local Labor 

Market? *  

5 

12c) How many do you plan to hire or relocate from 

outside Kansas? *  

2 

13) Current Operating Expenditures per Year (Enter 

0 for Relocation) *  

0 

13a) Anticipated Operating Expenditures after 

expansion/relocation *  

90000 

13b) Estimated % of additional operating 

expenditures made in Lawrence *  

20000 

14) If you are seeking a tax abatement or an IRB, 

please provide an estimate of anticipated Annual 

Gross Profits ($). Note: For expansions, please enter 

anticipated gross annual profits from expansion *  

40000 

15) What is the size of the new facility being 

constructed (square feet)? *  

15000 

16) What is the estimated Value of the new 

construction? *  

1000000 

17a) Size of the Parcel on which the building will be 

located (acres) *  

.2 

17b) What is the Value of the land? *  280000 

18) About what % of new Goods produced in 

Lawrence, will be sold outside of Lawrence and/or 

Douglas County: *  

50 

a) New Employees, Year 1 *  5 

a) New Employees, Year 2 *  4 

a) New Employees, Year 3 *  3 

a) New Employees, Year 4 *  2 
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a) New Employees, Year 5 *  2 

a) New Employees, Year 6 *  2 

a) New Employees, Year 7 *  2 

a) New Employees, Year 8 *  2 

a) New Employees, Year 9 *  2 

a) New Employees, Year 10 *  2 

b) Average Salary of New Employees Hired in Year 1 

*  

30000 

b) Average Salary of New Employees Hired in Year 2 

*  

30000 

b) Average Salary of New Employees Hired in Year 3 

*  

30000 

b) Average Salary of New Employees Hired in Year 4 

*  

40000 

b) Average Salary of New Employees Hired in Year 5 

*  

40000 

b) Average Salary of New Employees Hired in Year 6 

*  

40000 

b) Average Salary of New Employees Hired in Year 7 

*  

40000 

b) Average Salary of New Employees Hired in Year 8 

*  

40000 

b) Average Salary of New Employees Hired in Year 9 

*  

40000 

b) Average Salary of New Employees Hired in Year 

10 *  

40000 

c) Capital Investment in Building, Year 1 *  20000 

c) Capital Investment in Building, Year 2 *  20000 

c) Capital Investment in Building, Year 3 *  20000 

c) Capital Investment in Building, Year 4 *  20000 

c) Capital Investment in Building, Year 5 *  20000 

c) Capital Investment in Building, Year 6 *  20000 
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c) Capital Investment in Building, Year 7 *  20000 

c) Capital Investment in Building, Year 8 *  20000 

c) Capital Investment in Building, Year 9 *  20000 

c) Capital Investment in Building, Year 10 *  20000 

% of Health Care Premium Covered *  100 

% of Employees with Company Health Care *  100 

% of Employees with Retirement Program *  100 

20a) Will you provide Job Training for Employees?  Yes 

20b) If Yes, please describe  The gallery and offices will provide job training to operate and maintain the highest level 

of business. 

20c) What is the lowest Hourly Wage offered to 

Employees associated with this Expansion or 

Relocation? *  

12 

20d) What percentage of your new Employees will 

receive this Wage? *  

10 

21) Will you provide Additional Benefits to 

Employees?  

Yes 

a) Gas *  50 

b) Electricity *  1000 

c) Cable Television *  100 

d) Telephone Service *  200 

23) Will the Building meet Energy STAR eriteria? *  Yes 

24) Will the Building seek LEED Certification? *  No 

24a) If you will Seek LEED Certification, what level 

will you seek?  

Certified 

25) Please describe any environmental impacts, 

positive or negative, your operations have as well as 

any remedial actions your firm may take to address 

negative impacts. *  

We are saving a historic building from demolition. We are cleaning up environmental 

issues inside and outside the building. 

26) Please describe any additional benefits or costs 

you believe your busines will bring to the City of 

Lawrence and Douglas County, KS.  

With the redevelopment of the Cider Building, we will have saved every historic building 

in East Lawrence. This has created over 100 construction jobs and will be responsible for 

the creating of over 30 permanent jobs. Six months ago this area was desolate and 

blighted. Today it is the hottest area in Lawrence and an area people are already calling 
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the Arts District. 
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Cost Benefit Model Results Page 1 of 7

Model: Ciderworks NRA (95% Rebate, 10 Years)

Project Summary

Capital Investment in Plant: $1,388,686

Annual Local Expenditures by Firm: $19,800

Retained Jobs: 26                     

Average Wage per Retained Job: $35,385

Indirect Jobs Created: 8                       

Average Wage of Indirect Jobs: $39,766

Total New Households: 15                     

Discount Rate: 5.34%

Cost and Revenue Escalation: 1.00%

Number of Years Evaluated: 15                     

Incentives

IRB Offered No

Value of IRB Construction Sales Tax: $0

Tax Rebate: 95% annually over 10 years

Length of Tax Abatement/s: 10 Years

Value of Tax Abatements, Total: $559,280

Other IncentivesOther Incentives

Site Infrastructure: $0

Facility Construction: $0

Loans/Grants: $0

Value of All Incentives Offered: $559,280

Value of All Incentives per Job per Year: $1,434

Value of Incentives in Hourly Pay: $0.69

Value of Incentives per Dollar Invested: $0.40

Summary of Results

Returns for Jurisdictions Lawrence

Douglas 

County USD 497

State of 

Kansas

Revenues $707,452 $512,208 $571,423 $216,883

Costs $420,786 $219,741 $79,392 $0

Revenue Stream, Pre-Incentives $286,665 $292,468 $492,031 $216,883

Value of Incentives Offered $127,687 $159,644 $176,000 $95,948

Revenue Stream with Incentives $158,979 $132,823 $316,031 $120,935

Returns for Jurisdictions, Discounted Lawrence

Douglas 

County USD 497

State of 

Kansas

Discount Rate 5.34%

Discounted Cash Flow, Without Incentives $173,343 $186,315 $316,751 $142,402

Benefit/Cost Ratio, Without Incentives 1.62                  2.30               7.27              N/A

Discounted Cash Flow, With Incentives $82,069 $72,198 $190,941 $73,816

Benefit/Cost Ratio, With Incentives 1.29 1.50 4.78 N/A

6/12/2012
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Cost Benefit Model Results Page 2 of 7

Model: Ciderworks NRA (95% Rebate, 10 Years)

Graphs of Benefits and Costs by Time Period, with and Without Abatement

Lawrence Discounted Cash Flow Pre-Incentives Post-Incentives

Pre-Build and Years 1-5 $31,962 ($7,981)

Years 6-10 $72,780 $29,280

Years 11-15 $68,602 $60,770

Years 16+ $0 $0

Douglas County Discounted Cash Flow Pre-Incentives Post-Incentives

Pre-Build and Years 1-5 $55,680 $5,740

Years 6-10 $69,964 $15,578

Years 11-15 $60,671 $50,879

Years 16+ $0 $0

USD 497 Discounted Cash Flow Pre-Incentives Post-Incentives

Pre-Build and Years 1-5 $101,778 $46,722

Years 6-10 $112,839 $52,880

Years 11-15 $102,134 $91,339

Years 16+ $0 $0
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Kansas Discounted Cash Flow Pre-Incentives Post-Incentives

Pre-Build and Years 1-5 $51,376 $21,361
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Years 11-15 $41,610 $35,725
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Cost Benefit Model Results Page 3 of 7

Model: Ciderworks NRA (95% Rebate, 10 Years)

Sensitivity Analysis

Sensitivity Analysis

City Change in 

Benefits

County Change 

in Benefits

Tax abatement increase of 1% ($110) ($137)

10 additional indirect jobs $22,797 $15,413

10 additional direct jobs $26,374 $14,171

$500,000 additional capital investment $3,628 $10,696

$1,000 additional wages to direct employees $4,425 $3,615

1 mill increase in property taxes $3,921 $4,525
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Sensitivity Analysis for Lawrence and Douglas County

City Change in Benefits

County Change in Benefits
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Cost Benefit Model Results Page 4 of 7

Model: Ciderworks NRA (95% Rebate, 10 Years)

APPENDIX 1: Annual Results (not Discounted)

Lawrence

Year Revenues Costs Incentives Net Cumulative

Pre-Operation $0 $0 $0 $0 $0 

1 $22,564 ($42,765) $0 ($20,200) ($20,200)

2 $26,702 ($16,364) ($11,590) ($1,252) ($21,453)

3 $32,634 ($18,241) ($11,845) $2,549 ($18,904)

4 $36,740 ($19,047) ($12,103) $5,590 ($13,314)

5 $41,107 ($21,474) ($12,365) $7,267 ($6,047)

6 $45,557 ($23,948) ($12,632) $8,977 $2,930

7 $48,033 ($26,469) ($12,903) $8,661 $11,591

8 $51,169 ($29,039) ($13,177) $8,953 $20,544

9 $54,139 ($31,657) ($13,456) $9,026 $29,570

10 $56,698 ($34,324) ($13,739) $8,634 $38,204

11 $57,265 ($30,868) ($13,877) $12,520 $50,725

12 $57,838 ($31,177) $0 $26,661 $77,385

13 $58,416 ($31,489) $0 $26,928 $104,313

14 $59,000 ($31,803) $0 $27,197 $131,510

15 $59,590 ($32,121) $0 $27,469 $158,979

Douglas County

Year Revenues Costs Incentives Net Cumulative

Pre-Operation $0 $0 $0 $0 $0

1 $18,793 ($20,964) $0 ($2,171) ($2,171)

2 $22,238 ($6,608) ($14,491) $1,139 ($1,032)

3 $25,234 ($8,300) ($14,809) $2,125 $1,093

4 $27,405 ($9,400) ($15,132) $2,873 $3,966

5 $29,617 ($10,754) ($15,460) $3,402 $7,368

6 $31,871 ($12,135) ($15,793) $3,942 $11,311

7 $34,166 ($13,541) ($16,132) $4,493 $15,804

8 $36,367 ($14,975) ($16,475) $4,917 $20,721

9 $38,400 ($16,436) ($16,824) $5,140 $25,861

10 $40,331 ($17,925) ($17,178) $5,228 $31,089

11 $40,734 ($17,389) ($17,350) $5,995 $37,084

12 $41,142 ($17,563) $0 $23,579 $60,663

13 $41,553 ($17,738) $0 $23,815 $84,478

14 $41,969 ($17,916) $0 $24,053 $108,530

15 $42,388 ($18,095) $0 $24,293 $132,823
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Model: Ciderworks NRA (95% Rebate, 10 Years)

APPENDIX 1: Annual Results (not Discounted) (Continued)

USD 497

Year Revenues Costs Incentives Net Cumulative

Pre-Operation $0 $0 $0 $0 $0 

1 $20,910 ($2,452) $0 $18,458 $18,458

2 $24,920 ($3,114) ($15,975) $5,831 $24,290

3 $28,099 ($3,559) ($16,326) $8,214 $32,503

4 $30,420 ($3,783) ($16,682) $9,955 $42,458

5 $32,785 ($4,287) ($17,044) $11,454 $53,912

6 $35,194 ($4,801) ($17,411) $12,981 $66,893

7 $37,648 ($5,325) ($17,784) $14,538 $81,432

8 $40,148 ($5,859) ($18,163) $16,125 $97,557

9 $42,694 ($6,404) ($18,548) $17,743 $115,300

10 $45,287 ($6,958) ($18,938) $19,390 $134,690

11 $45,739 ($6,440) ($19,127) $20,172 $154,863

12 $46,197 ($6,504) $0 $39,693 $194,555

13 $46,659 ($6,569) $0 $40,090 $234,645

14 $47,125 ($6,635) $0 $40,491 $275,136

15 $47,597 ($6,701) $0 $40,895 $316,031

State of Kansas
Year Revenues Costs Incentives Net Cumulative

Pre-Operation $0 $0 $0 $0 $0 

1 $10,576 $0 $0 $10,576 $10,576

2 $11,310 $0 ($8,709) $2,601 $13,177

3 $12,211 $0 ($8,900) $3,311 $16,488

4 $12,786 $0 ($9,095) $3,692 $20,180

5 $13,372 $0 ($9,292) $4,080 $24,260

6 $13,967 $0 ($9,492) $4,475 $28,735

7 $14,574 $0 ($9,695) $4,878 $33,613

8 $15,042 $0 ($9,902) $5,141 $38,754

9 $15,519 $0 ($10,111) $5,408 $44,161

10 $15,853 $0 ($10,324) $5,528 $49,690

11 $16,011 $0 ($10,427) $5,584 $55,273

12 $16,171 $0 $0 $16,171 $71,444

13 $16,333 $0 $0 $16,333 $87,777

14 $16,496 $0 $0 $16,496 $104,274

15 $16,661 $0 $0 $16,661 $120,935
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Model: Ciderworks NRA (95% Rebate, 10 Years)

APPENDIX 2: Annual Results (Discounted)

Lawrence

Year

 Discounted 

Revenues 

Discounted 

Costs

Discounted 

Incentives Net Cumulative

Pre-Operation $0 $0 $0 $0 $0 

1 $21,421 ($40,598) $0 ($19,177) ($19,177)

2 $24,064 ($14,748) ($10,445) ($1,128) ($20,305)

3 $27,920 ($15,606) ($10,134) $2,181 ($18,125)

4 $29,840 ($15,470) ($9,830) $4,540 ($13,584)

5 $31,695 ($16,557) ($9,534) $5,603 ($7,981)

6 $33,346 ($17,529) ($9,246) $6,571 ($1,410)

7 $33,377 ($18,393) ($8,966) $6,018 $4,608

8 $33,755 ($19,156) ($8,693) $5,906 $10,514

9 $33,904 ($19,825) ($8,427) $5,652 $16,166

10 $33,707 ($20,406) ($8,168) $5,133 $21,299

11 $32,319 ($17,421) ($7,832) $7,066 $28,365

12 $30,988 ($16,704) $0 $14,284 $42,650

13 $29,712 ($16,016) $0 $13,696 $56,346

14 $28,488 ($15,356) $0 $13,132 $69,478

15 $27,315 ($14,724) $0 $12,591 $82,069

Douglas County

Year

 Discounted 

Revenues 

Discounted 

Costs

Discounted 

Incentives Net Cumulative

Pre-Operation $0 $0 $0 $0 $0 

1 $17,841 ($19,902) $0 ($2,061) ($2,061)

2 $20,041 ($5,956) ($13,059) $1,026 ($1,035)

3 $21,589 ($7,101) ($12,670) $1,818 $784

4 $22,258 ($7,635) ($12,290) $2,333 $3,117

5 $22,836 ($8,292) ($11,920) $2,623 $5,740

6 $23,328 ($8,882) ($11,560) $2,886 $8,626

7 $23,741 ($9,410) ($11,210) $3,122 $11,748

8 $23,990 ($9,879) ($10,868) $3,243 $14,992

9 $24,048 ($10,293) ($10,536) $3,219 $18,211

10 $23,977 ($10,656) ($10,212) $3,108 $21,319

11 $22,989 ($9,814) ($9,792) $3,384 $24,702

12 $22,043 ($9,410) $0 $12,633 $37,335

13 $21,135 ($9,022) $0 $12,113 $49,448

14 $20,265 ($8,651) $0 $11,614 $61,062

15 $19,430 ($8,294) $0 $11,136 $72,198
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Model: Ciderworks NRA (95% Rebate, 10 Years)

APPENDIX 2: Annual Results (Discounted) (Continued)

USD 497

Year

 Discounted 

Revenues 

Discounted 

Costs

Discounted 

Incentives Net Cumulative

Pre-Operation $0 $0 $0 $0 $0 

1 $19,851 ($2,328) $0 $17,523 $17,523

2 $22,459 ($2,806) ($14,397) $5,255 $22,778

3 $24,040 ($3,045) ($13,968) $7,027 $29,805

4 $24,707 ($3,072) ($13,549) $8,086 $37,891

5 $25,279 ($3,306) ($13,142) $8,831 $46,722

6 $25,761 ($3,514) ($12,745) $9,502 $56,224

7 $26,161 ($3,701) ($12,358) $10,102 $66,327

8 $26,484 ($3,865) ($11,982) $10,637 $76,964

9 $26,736 ($4,010) ($11,615) $11,111 $88,075

10 $26,923 ($4,137) ($11,259) $11,528 $99,603

11 $25,814 ($3,634) ($10,795) $11,385 $110,987

12 $24,751 ($3,485) $0 $21,266 $132,254

13 $23,732 ($3,341) $0 $20,391 $152,645

14 $22,755 ($3,204) $0 $19,551 $172,195

15 $21,818 ($3,072) $0 $18,746 $190,94115 $21,818 ($3,072) $0 $18,746 $190,941

State of Kansas

Year

 Discounted 

Revenues 

Discounted 

Costs

Discounted 

Incentives Net Cumulative

Pre-Operation $0 $0 $0 $0 $0 

1 $10,040 $0 $0 $10,040 $10,040

2 $10,193 $0 ($7,849) $2,344 $12,384

3 $10,447 $0 ($7,615) $2,833 $15,217

4 $10,385 $0 ($7,387) $2,998 $18,216

5 $10,310 $0 ($7,164) $3,146 $21,361

6 $10,224 $0 ($6,948) $3,276 $24,637

7 $10,127 $0 ($6,737) $3,390 $28,027

8 $9,923 $0 ($6,532) $3,391 $31,418

9 $9,719 $0 ($6,332) $3,386 $34,804

10 $9,424 $0 ($6,138) $3,287 $38,091

11 $9,036 $0 ($5,885) $3,151 $41,242

12 $8,664 $0 $0 $8,664 $49,906

13 $8,307 $0 $0 $8,307 $58,213

14 $7,965 $0 $0 $7,965 $66,179

15 $7,637 $0 $0 $7,637 $73,816
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