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“Lost Opportunity” Cost Analysis
Highway Building Site Alternatives

for
JEFFERSON COUNTY
January 24, 2012
The following is a synopsis of the analysis, shown in more detail on the attached worksheets.
Key assumptions for each option are:

° Building Site C1 or C2

o Potential “lost” Revenue from sale of 40 ac. @ 27,615/ac. based on sale of comparable land for
Hwy. 26 Bypass

o Potential “lost” Revenue from County share of taxes on 120 homes valued @ $200,000 each,
built over 12 years

o Building on Puerner St. Site
o Potential “lost” Revenue from sale of land @ $600,000 (Net of demo) per Barrientos Report

o Potential “lost” Revenue from County share of taxes on $11,500,000 of multi-use development
per the City’s 2007 TID #5 Project Plan Amendment (after 2028 TID closure)

Conclusions:

Depending on the assumed discount factor, the future and present value Potential Lost Opportunity Cost
of the two sites in question over a 20 year period are:

New Highway Dept. Building Site  Future Value Present Value @ 2% Present Value @ 4%

ClorC2 $2,000,060 $1,693,857 $1,471,018
Puerner St. $777,407 $683,607 $612,829
The differences are due primarily to assumed higher land sale revenue for the larger C1/C2 site and due
to the fact that the Puerner St. site is located in a TIF district (which postpones the receipt of any tax

revenues by the County until Budget Year 2029 Statutory life of the District).

Puerner St. with no TID $1,240,401 $1,043,423 $895,134
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Potential Development if site is sold and buildout takes place

Jefferson County, WI

Lost Opportunity Analysis
Build on C1 or C2 County Owned land

Construction

1 Number Residential
Acres Ag Value 2

Vear of homes Development
2011 0
2012 40 160,000 0
2013 0 5 1,000,000
2014 0 5 1,000,000
2015 0 5 1,000,000
2016 0 5 1,000,000
2017 0 10 2,000,000
2018 0 10 2,000,000
2019 0 10 2,000,000
2020 10 2,000,000
2021 15 3,000,000
2022 15 3,000,000
2023 15 3,000,000
2024 15 3,000,000
2025 0
2026 0
2027 0
2028 0
2029 0
2030 0
TOTALS 160,000 120 24,000,000
NOTES: 1Prc::perty conversion to taxable based upon average ag value $4,000

*Maximum Density of 3 residential units per acre total of 120 units

Average Home value $200,000

Annual

Total

0

160,000
1,000,000
1,000,000
1,000,000
1,000,000
2,000,000
2,000,000
2,000,000
2,000,000
3,000,000
3,000,000
3,000,000
3,000,000

o0 e v o O

24,160,000

Prepared by Ehlers and Associates, Inc.
Leaders in Public Finance

File: Opportunity Cost Analysisl C1 or C2 2011-12-14/Development Assumptions
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Jefferson County, WI

Lost Opportunity Analysis

EHLERS

LEADERS IN PUBLIC TINANCE

Build on C1 or C2 County Owned land |,:|?:::n
Actual Taxable Value 1/1/11 0
Property Appreciation Factor 1.00%
Current Tax Rate (Per $1,000 EV) $3.95
Tax Rate Adjustment Factor (Next 2 Years) 0.00%
Tax Rate Adjustment Factor (Following 2 Years) 0.00%
Tax Rate Adjustment Factor (Thereafter) 0.00%
Construction Value Valuation Inflation Valuation Revenue Tax Tax
Year Added Year Increment Increase Year Rate Increment
1 2011 0 2012 0 0o 2013 3.95 0
2 2012 160,000 2013 B 0 - 160,000 2014 B 3,95 o 631
3 2013 1,000,000 2014 1,600 1,161,600 2015 395 4,583
4 204 1,000,000 2015 11616 2,173,216 2016 395 8,575
5 2015 1,000,000 2016 - 21,732 3,194,948 2017 395 12,606
6 2016 1,000,000 2017 31,949 4,226,898 2018 395 - 16,678
7 2017 2,000,000 2018 42,269 6,269,167 2019 3.95 24,736
8 208 2,000,000 2019 62,692 8,331,858 2020 395 - 32,875
9 2019 2,000,000 2020 83319 10,415,177 2021 395 41,095
10 2020 2,000,000 2021 104,152 12,519,329 2022 3.95 49,397
11 2021 3,000,000 022 125193 15,644,522 2023 3.95 61,728
12 2022 3,000,000 2023 156445 18,800,967 2024 395 74,182
13 2023 3,000,000 2024 188,010 21,988,977 2025 3.95 86,761
14 2024 3,000,000 2025 219,890 25,208,867 2026 3.95 99,466
15 2025 0 2026 252,089 25,460,955 2027 3.95 100,460
16 2026 0 2027 254,610 25715565 2028 395 101,465
17 2027 0 2028 257,156 25972,720 2029 395 102,480
18 2028 0 2029 259,727 26,232,448 2030 3.95 103,504
19 2029 0 2030 262,324 26,494,772 2031 395 104,539
20 2030 0 2031 264,948 26,759,720 2032 13.95 105,585
24,160,000 2,599,720

Future Value of County Tax Collections '

Prepared by Ehlers and Associates, Inc.
Leaders in Public Finance
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Prepared by Ehlers and Associates, Inc.
Leaders in Public Finance

Jefferson County, WI

Lost Opportunity Analysis
Build on C1 or C2 County Owned land
Cash Flow Pro Forma (Net Present Value Discounted at 2%)

EHLERS

LEADLRS IN PUBLIC FINANCE

Income
Possible Tax and land sale revenue lositno
f longer Balances
if developed
county
owned and
tential Loss of Net Present
Countleax o 1 Total Farm Annual | Cumulative Value
Collections | Land Sale 2
Year Rental 2%| vear
3.00%

2011 0 0 0 2011
2012 1,104,600 | 1,104,600 10,160 | 1,094,440 | 1,094,440 | 1,051,942 | 2012
2013 0 0 10,160 (10,160)| 1,084,280 | 1,042,368 | 2013
2014 631 631 10,465 (9,833)| 1,074,447 | 1,033,283 | 2014
2015 4,583 4,583 10,465 (5,882)( 1,068,565 | 1,027,956 | 2015
2016 8,575 B,575 10,465 (1,890} 1,066,675 | 1,026,278 | 2016
2017 12,606 12,606 10,779 1,827 | 1,068,503 | 1,027,869 | 2017
2018 16,678 16,678 10,779 5,899 | 1,074,402 | 1,032,904 | 2018
2019 24,736 24,736 10,779 13,957 | 1,088,359 | 1,044,583 | 2019
2020 32,875 32,875 11,102 21,773 | 1,110,132 | 1,062,444 | 2020
2021 41,095 41,095 11,102 29,993 | 1,140,125 | 1,086,566 | 2021
2022 49,397 49,397 11,102 38,295 | 1,178,420 | 1,116,761 | 2022
2023 61,728 61,728 11,435 50,293 | 1,228,712 | 1,155,639 | 2023
2024 74,182 74,182 11,435 62,747 | 1,291,459 | 1,203,193 | 2024
2025 86,761 86,761 11,435 75,326 | 1,366,785 | 1,259,162 | 2025
2026 99,466 99,466 11,778 87,687 | 1,454,473 | 1,323,037 | 2026
2027 100,460 100,460 11,778 88,682 | 1,543,155 | 1,386,371 | 2027
2028 101,465 101,465 11,778 89,687 | 1,632,842 | 1,449,166 | 2028
2029 102,480 102,480 12,132 90,348 | 1,723,190 | 1,511,183 | 2029
2030 103,504 103,504 12,132 91,373 | 1,814,562 | 1,572,675 | 2030
2031 104,539 104,539 12{932: 92,408 | 1,906,970 | 1,633,643 | 2031
2032 105,585 105,585 12,496 93,089 | 2,000,060 | 1,693,857 | 2032
Total | 1,131,347 | 1,104,600 | 2,235,947 235,887 | 2,000,060

NOTEs Sale of 40 acres at $27,615 per acre. Based upon sale of 64.985 acres of nearby ag
land for STH 26 Bypass
Assumes current farm rental rate would increase by 3% at renewal

Page 3
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Prepared by Ehlers and Associates, Inc.
Leaders in Public Finance

Jefferson County, WI

Lost Opportunity Analysis
Build on C1 or C2 County Owned land
Cash Flow Pro Forma (Net Present Value Discounted at 4%)

EHLERS

LTADERS IN PUBLIC TINANCGT

[ihcome loss|

Possible Tax and land sale revenue if{if no longer
Balances
developed county
owned and
County Tax| Potential Loss of Net Present
1 Total Farm Annual |Cumulative| Value
Collections | Land Sale 2
Year Rental 4%| Year
3.00%
2011 0 0 0 2011
2012 1,104,600 | 1,104,600 10,160 | 1,094,440 | 1,094,440 | 1,011,871 | 2012
2013 0 0 10,160 (10,160)| 1,084,280 | 1,002,839 | 2013
2014 631 631 10,465 (9,833)| 1,074,447 | 994,434 2014
2015 4,583 4,583 10,465 (5,882)| 1,068,565 | 989,600 2015
2016 8,575 8,575 10,465 (1,890)| 1,066,675 988,106 2016
2017 12,606 12,606 10,779 1,827 | 1,068,503 | 989,495 2017
2018 16,678 16,678 10,779 5,899 | 1,074,402 | 993,805 2018
2019 24,736 24,736 10,779 13,957 | 1,088,359 | 1,003,611 | 2019
2020 32,875 32,875 11,102 21,7731 1,110,132 | 1,018,320 | 2020
2021 41,095 41,095 11,102 29,993 | 1,140,125 | 1,037,803 | 2021
2022 49,397 49,397 11,102 38,295 | 1,178,420 | 1,061,722 | 2022
2023 61,728 61,728 11,435 50,293 | 1,228,712 | 1,091,926 | 2023
2024 74,182 74,182 11,435 62,747 | 1,291,459 | 1,128,161 | 2024
2025 86,761 86,761 11,435 75,326 | 1,366,785 | 1,169,987 | 2025
2026 99,466 99,466 11,778 87,687 | 1,454,473 | 1,216,804 | 2026
2027 100,460 100,460 11,778 88,682 | 1,543,155 | 1,262,331 | 2027
2028 101,465 101,465 11,778 89,687 | 1,632,842 | 1,306,603 | 2028
2029 102,480 102,480 12,132 90,348 | 1,723,190 | 1,349,486 | 2029
2030 103,504 103,504 12,132 91,373 | 1,814,562 | 1,391,187 | 2030
2031 104,539 104,539 12,132 92,408 | 1,906,970 | 1,431,739 | 2031
2032 105,585 105,585 12,496 93,089 | 2,000,060 | 1,471,018 | 2032
Total 1,131,347 | 1,104,600 | 2,235,947 235,887 | 2,000,060

NOTES: ‘Sale of 40 acres at $27,615 per acre. Based upon sale of 64.985 acres of nearby ag
land for STH 26 Bypass
*Assumes current farm rental rate would increase by 3% at renewal
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Jefferson County, WI g eurers

Lost Opportunity Analysis
Rebuild at Puerner Site
"Lost" Development if site is sold and buildout takes place

Construction 2 Number Residential Annual
Acres Sale Value of Condo 2

Year Units Development Total

2011 0 0
2012 700,000 0 700,000
2013 0 0
2014 9 1,800,000 1,800,000
2015 9 1,800,000 1,800,000
2016 9 1,800,000 1,800,000
2017 9 1,800,000 1,800,000
2018 10 2,000,000 2,000,000
2019 0 0
2020 0 0
2021 0 0
2022 0 0
2023 0 0
2024 0 0
2025 0 0
2026 0 0
2027 0 0
2028 0 0
2029 0 0
2030 0 0

TOTALS E] 700,000 9,200,000 9,900,000

NOTES: ' Initial value of land alone based upon sale of property per Barrinetos Report

?per City of Jefferson Redevelopment Plan dated January 2007 Property development of 38 condo & 8 duplex units
Value (including land) per unit projected at that time for $200,000

Prepared by Ehlers and Associates, Inc.
Leaders in Public Finance

File: Opportunity Cost Analysis2 Puerner Street 2011-12-14/Development Assumptions
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Jefferson County, WI

Lost Opportunity Analysis

EHLERS

LEADEAS 1N PUBLIC FINANCE

- 5 Apply
Rebuild at Puerner Site Inflation

Actual Taxable Value 1/1/11 0

Property Appreciation Factor 1.00%

Current Tax Rate (Per $1,000 EV) $3.95

Tax Rate Adjustment Factor (Next 2 Years) 0.00%

Tax Rate Adjustment Factor (Following 2 Years) 0.00%

Tax Rate Adjustment Factor (Thereafter) 0.00%
Construction Value Valuation Inflation Valuation Revenue Tax Tax

Year Added Year Increment Increase Year Rate * Increment

1 2011 0 2012 0 im———g 0TS 0.00 il 0
2 2012 700,000 2013 0 700,000 2014 0.00 0
3 2013 0 2014 7,000 707,000 2015 0.00 0
4 2014 1,800,000 2015 7070 2514070 2016 0.00 0
5 2015 1,800,000 2016 25,141 4,339,211 2017 000 0
6 2016 1,800,000 2017 43392 6,182,603 2018 0.00 0
7 2017 _E,BO0,0GU 2018 61,826 8,044,429 2019 0.00 0
8 2018 2,000,000 2019 80,444 10,124,873 2020 0.00 o
9 2019 o 2020 ) 101,249 10,226,122 2021 0.00 0
10 2020 0 2021 102,261 10,328,383 2022 000 0
11 22021 0 2022 103,284 10,431,667 2023 0.00 0
12 2022 0o 2023 104,317 10,535,984 2024 000 0
13 2023 o 20 105,360 10,641,343 2025 0.00 0
14 2024 0 2025 106,413 10,747,757 2026 0.00 0
15 2025 0 2026 107,478 10,855,234 2027 0.00 0
16 2026 0 2027 108,552 10,963,787 2028 000 0

17 2027 ] 2028 109,638 11,073,425 2029 3.95 43,692

18 2028 0 2029 110,734 11,184,159 2030 3.95 44,129

19 2029 0 2030 111,842 11,296,000 2031 3.95 44,570

20 20 0 2031 112,960 11,408,960 2032 3.95 45,016

9,900,000 1,508,960

Future Value of County Tax Collections

Motes: Property in City of Jefferson Tax Increment District #5 final closure in May 2028

Prepared by Ehlers and Associates, Inc.

Leaders in Public Finance

File: Opportunity Cost Analysis2 Puerner Street 2011-12-14/Increment Projection With TIF
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Prepared by Ehlers and Associates, Inc.
Leaders in Public Finance

Jefferson County, WI

Lost Opportunity Analysis

Rebuild at Puerner Site
Cash Flow Pro Forma (Net Present Value Discounted at 2%)

EHLERS

LEADERS IN PURLIC HNM!EZ?

Income loss|
Possible Tax and land sale revenue if}if no longer
Balances
developed county
owned and
County Tax| Potential Total tax &) Loss of . Met Present
: 1 sale Farm Annual | Cumulative Value
Collections | Land Sale : 2
Year income Rental 2%| Year
0.00%
2011 0 0 0 2011
2012 0 0 0 0 0 2012
2013 0 600,000 600,000 0 600,000 600,000 565,393 2013
2014 0] 0 0 0 600,000 565,393 2014
2015 0 0 0 0 600,000 565,393 2015
2016 0 0 0 0 600,000 565,393 2016
2017 0 0 0 0 600,000 565,393 2017
2018 0 0 0 0 600,000 565,393 2018
2019 0 0 0 0 600,000 | 565,393 | 2019
2020 0 0 0 0 600,000 565,393 2020
2021 0 0 0 0 600,000 565,393 2021
2022 0 0 0 0 600,000 565,393 2022
2023 0 0 0 0 600,000 565,393 2023
2024 0 0 0 0 600,000 565,393 2024
2025 0 0 0 0 600,000 | 565,393 2025
2026 0 0 0 0 600,000 565,393 2026
2027 0 0 0 0 600,000 565,393 2027
2028 0 0 0 0 600,000 565,393 2028
2029 43,692 43,692 0 43,692 643,692 | 595,385 | 2029
2030 44,129 44,129 0 44,129 687,821 625,082 2030
2031 44,570 44,570 0 44,570 732,391 654,489 2031
2032 45,016 45,016 0 45,016 777,407 683,607 2032
Total 177,407 600,000 777,407 0 777,407

NOTES: 'Sale of property $700,000 net demo of $100,000 per Barrientos Report

* Not applicable at this site, but may be "lost" if alternate site C1 or C2 is developed instead

File: Opportunity Cost Analysis2 Puerner Street 2011-12-14/Cash Flow 2% With TIF
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Prepared by Ehlers and Associates, Inc.
Leaders in Public Finance

Jefferson County, WI

Lost Opportunity Analysis

Rebuild at Puerner Site
Cash Flow Pro Forma (Net Present Value Discounted at 4%)

LEADERS IN PUBLIC FINANCE

Tincome loss]

Possible Tax and land sale revenue if|if no longer
Balances
developed county
owned and
County Tax| Potential Total tax & Loss of ‘ Net Present
: 1 sale Farm Annual | Cumulative| Value
Collections | Land Sale 2
Year income Rental 4%| Year
0.00%
2011 0 o] 0 2011
2012 0 0 0 0 0 2012
2013 0 600,000 600,000 0 600,000 600,000 | 533,398 2013
2014 0 0 0 0 600,000 | 533,398 2014
2015 0 0 0 0 600,000 | 533,398 2015
2016 0 0 0 0 600,000 | 533,398 2016
2017 0 0 0 0 600,000 | 533,398 2017
2018 0 0 0 0 600,000 | 533,398 2018
2019 0 0 0 0 600,000 | 533,398 2019
2020 0 0 0 o] 600,000 | 533,398 2020
2021 0 0 0 4] 600,000 | 533,398 2021
2022 0 0 0 0 600,000 | 533,398 2022
2023 0 0 0 0 600,000 | 533,398 2023
2024 0 0 0 0 600,000 | 533,398 2024
2025 0 0 0 0 600,000 | 533,398 2025
2026 0 0 0 0 600,000 | 533,398 2026
2027 0 0 0 0 600,000 | 533,398 2027
2028 0 0 0 0 600,000 | 533,398 2028]
2029 43,692 43,692 0 43,692 643,692 | 554,136 2029
2030 44,129 44,129 0 44,129 687,821 | 574,276 2030
2031 44,570 44,570 0 44,570 732,391 593,835 2031
2032 45,016 45,016 0 45,016 777,407 | 612,829 2032
Total | 177,407 | 600,000 | 777,407 0| 777,407

NOTES: Sale of property $700,000 net demo of $100,000 per Barrientos Report

*Not applicable at this site, but may be "lost" if alternate site C1 or C2 is developed instead

File: Opportunity Cost Analysis2 Puerner Street 2011-12-14/Cash Flow 4% with TIF
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Jefferson County, WI
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Lost Opportunity Analysis

Rebuild at Puerner Site
If not in a TIF District

Apply

Inflation

L= T I T I S

EHLERS

LEADERS (W PUBLIC FINANCE

Future Value of County Tax Collections

MNotes: Property in City of Jefferson Tax Increment District #5 final closure in May 2028

Actual Taxable Value 1/1/11 0
Property Appreciation Factor 1.00%
Current Tax Rate (Per $1,000 EV) $3.95
Tax Rate Adjustment Factor (Next 2 Years) 0.00%
Tax Rate Adjustment Factor (Following 2 Years) 0.00%
Tax Rate Adjustment Factor (Thereafter) 0.00%
Construction Value Valuation Inflation Valuation Revenue Tax Tax
Year Added Year Increment Increase Year Rate ' Increment
011 0 2012 0 0 2013 3.95 i 0
2012 700,000 2013 0 700,000 2014 395 2,762
2013 0o 2014 7,000 707,000 2015 395 2,790
2014 1,800,000 2015 7070 2,514,070 2016 395 9,920
2015 1,800,000 2016 25,141 4339211 2017 3.95 17,121
2006 1,800,000 2017 43,392 6,182,603 2018 3.95 24,394
2017 1,800,000 2018 61,826 8,044,429 2019 395 31,741
2018 2,000,000 2019 80444 10,124,873 2020 395 39,949
2019 0 2020 I 101,249 10,226,122 2021 3.95 40,349
2020 0 2021 102,261 10,328,383 2022 3.95 40,752
2021 o 2022 103,284 10,431,667 2023 395 41,160
2022 0 2023 104,317 10,535,984 2024 3.95 41,571
2023 0 2024 105,360 10,641,343 2025 3.95 41,987
) 2024 0 2025 106,413 10,747,757 2026 3.95 42,407
2025 0 2026 107,478 10,855,234 2027 395 42,831
2026 0 2027 108,552 10,963,787 2028 3.95 43,259
2027 0 2028 109,638 11,073,425 2029 3.95 43,692
2028 0 2029 110,734 11,184,159 2030 3.95 44,129
2029 0 2030 111,842 11,296,000 2031 3.95 44,570
2030 0 2031 112,960 11,408,960 2032 3.95 45,016
9,900,000 1,508,960

640,401

Prepared by Ehlers and Associates, Inc.
Leaders in Public Finance

File: Opportunity Cost Analysis2 Puerner Street 2011-12-14/Increment Projection No TIF
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Prepared by Ehlers and Associates, Inc.
Leaders in Public Finance

Jefferson County, WI

Lost Opportunity Analysis

Rebuild at Puerner Site
Cash Flow Pro Forma (Net Present Value Discounted at 2%)

EHLERS

Income loss|
Possible Tax and land sale revenue if]if no longer
Balances
developed county
owned and
County Tax| Potential Total tax &| Loss of . Net Present
| i sale Farm Annual | Cumulative Value
Collections | Land Sale 2
Year income Rental 2%| Year
0.00%
2011 0 0 0 2011
2012 0 0 0 0 0 2012
2013 0 600,000 600,000 0 600,000 600,000 565,393 2013
2014 2,762 2,762 0 2,762 602,762 | 567,945 2014
2015 2,790 2,790 0 2,790 605,552 570,472 2015
2016 9,920 9,920 0 9,920 615,471 | 579,280 2016|
2017 17,121 17,121 0 17,121 632,592 594,185 2017
2018 24,394 24,394 0 24,394 656,987 615,005 2018}
2019 31,741 31,741 0 31,741 688,727 641,564 2019
2020 39,949 39,949 0 39,949 728,677 674,337 2020
2021 40,349 40,349 0 40,349 765,025 706,788 2021
2022 40,752 40,752 0 40,752 809,778 | 738,921 2022
2023 41,160 41,160 0 41,160 850,938 770,739 2023
2024 41,571 41,571 0 41,571 892,509 802,245 2024
2025 41,987 41,987 0 41,987 934,496 | 833,442 2025
2026 42,407 42,407 0 42,407 976,903 864,333 2026
2027 42,831 42,831 0 42,831 | 1,019,734 | 894,921 2027
2028 43,259 43,259 0 43,259 | 1,062,994 | 925,210 2028
2029 43,692 43,692 0 43,692 | 1,106,686 | 955,201 2029
2030 44,129 44,129 0 44,129 | 1,150,815 | 984,899 2030
2031 44,570 44,570 0 44,570 | 1,195,385 | 1,014,305 | 2031
2032 45,016 45,016 0 45,016 | 1,240,401 | 1,043,423 | 2032
Total 640,401 600,000 | 1,240,401 0| 1,240,401

NOTES: ' Sale of property $700,000 net demo of $100,000 per Barrientos Report

’ Not applicable at this site, but may be "lost" if alternate site C1 or C2 is developed instead

File: Opportunity Cost Analysis2 Puerner Street 2011-12-14/Cash Flow 2% No TIF
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Prepared by Ehlers and Associates, Inc.
Leaders in Public Finance

Jefferson County, WI

Lost Opportunity Analysis

Rebuild at Puerner Site
Cash Flow Pro Forma (Net Present Value Discounted at 4%)

EHLERS

CEADERS IN PUBLIC FINANCE

[income loss|

Possible Tax and land sale revenue if}if no longer
Balances
developed county
owned and
County Tax| Potential Total tax & Loss of ‘ Net Present
1 1 sale Farm Annual |Cumulative| Value
Collections | Land Sale ]
Year income Rental 4%| Year
0.00%
2011 0 0 0 2011
2012 0 0 0 0 0 2012
2013 0 600,000 600,000 0 600,000 600,000 | 533,398 2013
2014 2,762 2,762 0 2,762 602,762 | 535,759 | 2014
2015 2,790 2,790 0 2,790 605,552 538,052 2015
2016 9,920 9,920 0 9,920 615,471 545,891 2016
2017 17,121 17,121 0 17,121 632,592 | 558,902 2017
2018 24,394 24,394 0 24,394 656,987 | 576,727 | 2018
2019 31,741 31,741 0 31,741 688,727 599,027 2019|
2020 39,949 39,949 0 39,949 728,677 626,016 2020
2021 40,349 40,349 0 40,349 769,025 652,225 2021
2022 40,752 40,752 0 40,752 809,778 677,679 2022
2023 41,160 41,160 0 41,160 850,938 702,399 2023
2024 41,571 41,571 0 41,571 892,509 | 726,405 2024
2025 41,987 41,987 0 41,987 934,496 749,719 2025
2026 42,407 42,407 0 42,407 976,903 772,361 2026
2027 42,831 42,831 0 42,831 | 1,019,734 | 794,349 2027
2028 43,259 43,259 0 43,259 | 1,062,994 | 815,703 2028
2029 43,692 43,692 0 43,692 | 1,106,686 | 836,441 2029
2030 44,129 44,129 0 44,129 | 1,150,815 | 856,581 2030
2031 44,570 44,570 0 44,570 | 1,195,385 | 876,140 2031
2032 45,016 45,016 0 45,016 | 1,240,401 895,134 2032
Total 640,401 600,000 | 1,240,401 0| 1,240,401

NOTES: 'Sale of property $700,000 net demo of $100,000 per Barrientos Report

*Not applicable at this site, but may be "lost" if alternate site C1 or C2 is developed instead

File: Opportunity Cost Analysis2 Puerner Street 2011-12-14/Cash Flow 4% No TIF
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