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Q. 

A. 

DIRECT TESTIMONY 

OF 

LARRY G. COX 

MISSOURI PUBLIC SERVICE, 

A DIVISION OF UTILlCORP UNITED, INC. 

CASE NO. GR-93-172 

Please state your name and business address. 

Larry G. Cox, State Office Building, Suite 510, 615 E. 13th Street, 

Kansas City, Missouri 64106. 

Q. By whom are you employed and in what capacity? 

A. I am employed by the Missouri Public Service Commission 

(Commission) as a Regulatory Auditor. 

Q. 

A. 

Please describe your educational and professional background. 

I hold a Bachelor of Science degree in Accounting from Southwest 

Missouri State University. I am also a licensed Certified Public Accountant in the 

state of Missouri. 

Q. Have you previously filed testimony before this Commission? 

A. Yes, I have. Please refer to Schedule I of my direct testimony for a list 

of the cases in which I have filed testimony. 

Q. What has been the nature of your duties while in the employ of this 

Commission? 



I 

2 

3 

4 

5 

6 

7 

8 

9 

10 

11 

12 

13 

14 

15 

16 

17 

18 

19 

20 

21 

22 

Direct Testimony of 
Larry G. Cox 

A. Under the direction of the Manager of the Accounting Department, I 

have assisted with audits and examinations of the books and records of utility 

companies operating within the state of Missouri. 

Q. With reference to Case No. GR-93-172, have you made an investigation 

of the books and records of Missouri Public Service (MPS or Company), a division 

of UtiliCorp United, Inc. (UtiliCorp)? 

A. 

(Staff). 

Q. 

GR-93-172? 

A. 

Yes, with the assistance of other members of the Commission Staff 

What was the test year period used by the Staff in Case No. 

Pursuant to the Commission's Order on the test year in this proceeding, 

the Staff utilized a test year period of twelve months ended September 30, 1992, 

updated through April 30, 1993. 

Q. 

A. 

What items were updated through April 30, 1993? 

The major items that were updated include plant in service, depreciation 

reserve, depreciation expense, miscellaneous rate base items, payroll expense, payroll 

benefits, payroll taxes, revenues, and income tax expense. 

Q. Does the Staff propose any type of true-up proceedings for Case No. 

GR-93-172? 

A. No. The Staff has updated all material known and measurable events 

at least through the April 30, 1993, test year update period ordered by the 

Commission. At this time, the Staff is unaware of any new or pending material events 
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that would require a true-up audit. At this time the Staff does not believe that trueing-

up of other items would be of much benefit. 

Q. 

A. 

Is the Staff recommending a true-up audit in this proceeding? 

No. The Staff believes that the updated test year provides appropriate 

levels of revenue, expense and rate base to set rates. 

Q. With reference to Case No. GR-93-172, what are your principal areas 

of responsibility? 

A. I am responsible for the annualization of gas revenues, the annualization 

of purchased gas expense, the calculation of the appropriate level of payroll expense 

and the payroll-related items of payroll taxes and employee benefits, and the 

calculation of income taxes. Additionally, I am responsible for computing the 

appropriate level of office lease expense and the interest expense associated with the 

Company factoring (selling) its accounts receivable. 

Q. 

A. 

Which Accounting Schedules are you sponsoring? 

I am sponsoring Accounting Schedule 1, Revenue Requirement: 

Accounting Schedule 9, Income Statement: Accounting Schedule 10, Adjustments to 

Income Statement: and Accounting Schedule 11, Income Taxes. 

Q. 

A. 

Please explain Accounting Schedule 1. 

Accounting Schedule 1 is the calculation of the Staff's Revenue 

Requirement. This computation is performed by first multiplying the amount of total 

rate base from Accounting Schedule 2 (on line I) by the Staff's recommended rate of 

return (on line 2), as sponsored by Staff witness Jay M. Moore of the Financial 
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Analysis Department. The result is the Net Operating Income Requirement (line 3). 

From this amount the Net Income Available from Accounting Schedule 9 (line 4) is 

subtracted from the Net Operating Income Before Taxes Needed (line 5). 

Lines 6 through 13 on Accounting Schedule 1 are a summary of tax 

information from Accounting Schedule 11. Required Current Income Taxes are 

calculated on Accounting Schedule 11 and transferred to line 7 on Accounting 

Schedule 1. Test year current income taxes (line 8) are then subtracted to produce the 

additional Current Tax Required (line 9). 

The Tax Reform Act of 1986 removed the availability of investment tax credits 

(ITC) from the tax code so the lines for Required Def.erred ITC (line I 0), Test Year 

ITC (line 11 ), and Additional Deferred ITC Required (line 12) are all set at zero. 

Therefore, the Total Additional Tax Required (line 13) is the same as the Additional 

Current Tax Required (line 9). The total Gross Revenue Requirement is the sum of 

Additional Net Operating Income Before Taxes Needed (line 5) and the Total 

Additional Tax Required (line 13). 

Q, 

A. 

Please explain Accounting Schedule 9. 

Accounting Schedule 9, Income Statement, is the calculation of the 

Staff's adjusted net operating income. The income statement lists the Company's 

Missouri jurisdictional revenues and expenses as of the twelve months ended 

September 30, 1992, by account in Column B. Column C is the Staff's jurisdictional 

adjustments to test year revenues and expenses which are detailed on Accounting 
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Schedule 10. Column D is the Staff's adjusted jurisdictional revenues and expenses 

which produces the Staff's adjusted net operating income. 

Q. Please describe Accounting Schedule I 0, Adjustments to Income 

Statement. 

A. This Accounting Schedule is an itemized listing of the Staff's 

adjustments on Accounting Schedule 9, Income Statement. Each adjustment has a 

short explanation, the sponsor's name, and the amount of the Missouri jurisdictional 

gas adjustment. 

Q. 

A. 

Please describe Accounting Schedule 11, Income Taxes. 

Accounting Schedule 11 calculates the Company's Federal and state 

income tax expense based on the Staff's direct case. Column A contains a description 

of each line item, Column B shows the tax ·calculation based on the Staff's normalized 

test year, and Column C contains the tax calculations based on the rate of return 

supported by Staff witness Moore. 

Q. Please describe the computation of net taxable income on Accounting 

Schedule 11. 

A. Net income before taxes is calculated on Accounting Schedule 9, 

Income Statement, and is transferred to line I of Accounting Schedule 11. Since the 

Company is allowed to deduct liberalized tax depreciation in its computation of taxable 

income, book depreciation (which has previously been subtracted in the income 

statement) are added back to net income before taxes (on line 2) along with the portion 

of depreciation which was cleared to O&M account~ (on line 3). Additionally, gas 
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advances (line 4) and contributions in aid of construction (line 5) are added to net 

income before taxes. Tax timing differences are then subtracted from net income 

before taxes, consisting of interest expense (line 7), coal gasification expense (line 8), 

tax depreciation (lines 9 and 10), cost of removal (line 11 ), stock purchase plan (line 

12) and stock options exercised (line 13). When these items are subtracted from net 

income before taxes, net taxable income is achieved. 

Q. Please explain the calculation of Federal tax (line 18) and Missouri tax 

(line 23) and city tax (line 28). 

A. Since state income taxes are deductible in the determination of Federal 

income taxes and Federal income taxes are deductible in the determination of state 

income taxes, a simultaneous calculation is performed to calculate the correct level of 

each tax. The Staff's computer program applies the appropriate tax rates to taxable 

income to derive the Federal and state tax expense. These computations occur on lines 

14 through 28 on Accounting Schedule 11. Although the computer program performs 

a calculation for City Tax, no such tax is levied against the Company. A summary of 

provision for income tax appears on lines 29 through 3 l of Accounting Schedule I I. 

Q. Please explain the calculation of Deferred Income Taxes which appears 

at the bottom of Accounting Schedule 11, Income Taxes. 

A. These are the taxes that are deferred until some future period due to the 

accelerated tax depreciation that the Company substitutes for book depreciation in the 

calculation of income taxes. The amount that appears on line 34 of Accounting 

- Page 6 -



1 

2 

3 

4 

5 

6 

7 

8 

9 

10 

11 

12 

13 

14 

15 

16 

17 

18 

19 

20 

21 

Direct Testimony of 
Larry G. Cox 

Schedule 11 is the difference in the tax depreciation and the book depreciation 

multiplied by the effective tax rate of 36.22%. 

Q. 

A. 

Why does the ratepayer pay for deferred income taxes currently? 

The ratepayer is required by the Internal Revenue Service to supply the 

amount of deferred tax expense currently in order for the Company to take advantage 

of accelerated tax depreciation. 

Q. Please describe the amounts for amortization of deferred tax depreciation 

(line 35) and amortization of deferred ITC. 

A. These amounts represent the amortization of tax items deferred from 

prior tax periods. 

Q. Does this complete your description of Accounting Schedule 11, Income 

Taxes?_ 

A. Yes, it does. 

Q. Are you sponsoring any of the items on Accounting Schedule 2, Rate 

Base? 

A. Yes. I am sponsoring the amount on line I 6 on Accounting Schedule 

2 for Deferred Income Taxes - Depreciation. This amount represents the April 30, 

1993 balances of Accumulated Deferred Income Taxes that have been normalized for 

ratemaking purposes and are utilized as a rate base offset. 

Q. Which adjustments on Accounting Schedule 10, Adjustments to the 

Income Statement, are you sponsoring? 
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A. I am sponsoring the following adjustments: 

Revenues 

Purchased Gas Expense 

Payroll Expense 

Incentive Pay A wards 

S-1.1, S-1.2 and S-1.3 

S-2.1 

S-3.2, S-4.2, S-5.2, S-6.2, S-7.2 
and S-8.12 

- . S-3.3, S-4.3, S-5.3, S-6.3, S-7.3, 
and S-8.13 

Interest on Accounts Receivable - S-5.4 

General Office Lease Expense · S-8.14, S-8.15, and S-8.16 

Group Insurance S-8.17 

Deferred Savings - S-8.18 

Employee Stock Option Plan S-8.19 

Payroll Tax Expense S-11.2 

Franchise Tax Expense S-11.3 

Income Taxes S-12.1 

Deferred Income Taxes S-13.1 

Q. Please describe adjustment S-1.1 on Accounting Schedule 10, 

Adjustments to the Income Statement. 

A. This adjustment removes city franchise taxes from operating revenues. 

Adjustment S-11.3 removes city franchise taxes from taxes other than income taxes. 

Q. Please describe adjustment S-1.2 on Accounting Schedule I 0, 

Adjustments to the Income Statement. 

A. This adjustment removes revenues associated with the refund created by 

the Wyoming Light Sands settlement from that year revenues. The refund was passed 

to the ratepayers from January, 1991 through December, 1992. It has, therefore, 

expired and is a nonrecurring item. 
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Q. Please describe Adjustment S-1.3. 

A. This adjustment annualized revenues based on customer growth and 

normalized usage. 

Q. 

A. 

Please describe how revenues are annualized for customer growth. 

Customer growth was computed by comparing the number of residential 

and commercial customers for each month subsequent to the end of the test period of 

September 30, 1992 through the end of the update period of April 30, 1993 to the 

corresponding months within the test year. The difference in the number of customers 

is then divided by the number of customers within the seven month period of the test 

year update to develop a growth factor. This growth factor is then annualized by 

multiplying it by the seven months of the update period and then dividing that result 

by twe)ve. 

Q. 

A. 

Why is growth measured this way? 

Because seasonal fluctuation makes it difficult to ann·ualize customer 

levels at any one point in time. 

Q. 

A. 

Was there any growth in industrial customers"/ 

The Staff is making an adjustment for one industrial customer that is 

making a change in its operations that will result in increased gas usage. 

Q. 

A. 

How was usage adjusted for weather normalization? 

These calculations were performed by Staff witnesses James Gray 

(residential and small commercial customers) and Dr. Henry Warren (industrial and 
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large commercial customers), both of the Commission's Economic Analysis 

Department. The calculations are described in their direct testimonies. 

Q. 

A. 

How were normalized gas volumes converted to revenues? 

The normalized gas volumes were converted to annualized revenues by 

multiplying them by the appropriate tariffs currently approved by the Commission. 

Q. 

A. 

Please describe adjustment S-2.1. 

This adjustment increases purchased gas expense for the increased gas 

sales reflected in the Staff's revenue adjustment for weather normalization and 

customer growth. 

Q. 

A. 

Q. 

numbers? 

A. 

Please describe adjustments S-3.2, S-4.2, S-5.2, S-6.2, S-7 .2 and S-8.12. 

These adjustments annualize payroll expense. 

Why does the payroll expense issue have six separate adjustment 

This occurs because payroll is spread to MPS 's six functional areas of 

gas operations (transmission, distribution, customer accounting, customer service, sales, 

and administrative and general expenses) for accounting purposes, so the annualization 

for payroll expense must also be spread to each of these functional areas. 

Q. 

A. 

Please describe these adjustments to annualize payroll expense. 

The Company pays its employees every two weeks on an alternating 

basis. The general office personnel (B-1 and B-2 classifications) are paid one week 

and the field personnel (B-3 classification) are paid the next. The Staff utilized 

- Page 10 -



I 

2 

3 

4 

5 

6 

7 

8 

9 

10 

11 

12 

13 

14 

15 

16 

17 

18 

19 

20 

Direct Testimony of 
Larry G. Cox 

information from the May 5, I 993 pay period for field personnel and the April 30, 

1993 pay period for general office personnel to annualize payroll. 

Q. 

A. 

Please explain the calculation for the annualized base payroll. 

The calculation was performed for the salaried general office (B-1) 

personnel by multiplying their base salary distributed on the pay date by the 26 pay 

periods that occur in a year's time. For the general office (B-2) and field employees 

(B-3) who are paid an hourly wage, the annualization was performed by multiplying 

each classification's average wage rate by the employee levels as of the respective pay 

date. This amount was then multiplied by the 2,080 regular work hours that occur in 

a year's time. 

Q. 

A. 

Does the Staff's annualization include any pay increases? 

Yes. The Staff adjusted payroll for the 6% pay increase the officers 

received on January I, 1993, and also for a 6% increase that other non-union 

employees received on May I, 1993. 

Q. 

A. 

Did the Staff capitalize a portion of the annualized payroll expense? 

Yes. The Staff computed a five year ratio of capitalized payroll and 

applied this ratio to the annualized payroll to arrive at the expense portion of payroll. 

This amount was then spread to the various expense functions as listed on Accounting 

Schedule 10, Adjustments to Income Statement. 

Q. Why is a portion of payroll capitalized rather than expensed'? 
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A. The portion of payroll that is associated with construction activities will 

be of benefit in future periods. Therefore, a portion of payroll is capitalized and the 

cost is spread over these future periods as a part of depreciation expense. 

Q. 

A. 

Please describe adjustments S-3.3, S-4.3, S-5.3, S-6.3, S-7.3 and S-8.13. 

These adjustments disallow costs associated with the Company's 

incentive pay plan for its employees. 

Q. 

A. 

What is Schedule 2? 

Schedule 2 to this direct testimony is the Company's response to Staff 

Data Request No. 435 in Case No. ER-93-37, the Company's pending electric rate 

case. It provides the MPS incentive plans for the 1991 and 1992 calendar years. The 

matrix on page 9 (Schedule 2-9) illustrates how the amount of the incentive award is 

determined for 1992. The size of the award is partially determined by the net income 

of MPS, as listed across the top of the matrix. 

Q. Does the Staff have any concerns with using net income as a 

determinant of incentive award amounts? 

A. The Staff does not believe that incentive awards should be based on an 

element such as net income which is influenced to a large extent by factors beyond the 

employee's control. 

Q. 

A. 

Could you please list a few such factors? 

Net income is influenced by such things as weather, the general 

economic conditions in the utility's service territory, the cost of capital needed to 
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finance the Company's debt, the need to seek rate relief, the addition of new 

investment, federal legislation, and the like. 

Q. What is meant by the "Percentage of Goals Achieved by Unit" as listed 

on the left of the matrix? 

A. These percentages pertain to work unit goals established for the various 

groups eligible for incentive awards. 

Q. Does the Staff have concerns regarding the work unit goals established 

for the incentive awards? 

A. The Staff's review of the incentive award goals in this and prior rate 

cases have found the goals to be in an almost constant state of change. Many of the 

goals reward employees for things they are required to do as part of their job anyway 

based on a review of employee job descriptions and are, therefore, a duplicative 

expense. 

Q. Are any of the proposed goals for activities which are not m the 

ratepayer's best interest? 

A. Yes. Attached to this testimony as Schedule 3 are excerpts from the 

Company's 1993 draft of incentive award goals. Schedule 3-3 provides an incentive 

award to the Revenue Requirement Department for securing a total of $ IO to $13 

million in total rate relief for the electric (Case No. ER-93-37) and gas (Case No. 

GR-93-172) rate cases the Company currently has filed with this Commission. 

Q. Are all of the goals for activities that are typically allowable in the 

Company's cost of service? 
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A. No. The incentive award goal listed on Schedule 3-4 is for community 

service performed by MPS employees. If the Company had made a cash contribution 

to one of the listed organizations and charged it to operations and maintenance 

expenses, the Staff would have proposed an adjustment to disallow it from the cost of 

service. Therefore, the Staff does not believe that it is appropriate to establish 

incentive awards on such activities . 

Q. Are all of the goals designed to elicit beneficial and exceptional 

employee performance, something beyond that called for in the usual job description? 

A. The Staff's review of the proposed incentive goals for 1993 found a 

number of the goals to be easily achievable. An example of this is on Schedule 3-5. 

An incentive goal for the Property Accounting Department can be achieved by touring 

Comp11ny facilities, taking photographs, and putting the pictures in an album. The 

second item on Schedule 3-6 is to determine a centralized location to act as a help 

desk. This is followed by instructions on how to log telephone calls. An incentive 

goal found on Schedule 3-7 is for producing handouts on a better quality of paper. 

Schedule 3-8 lists incentive goals for avoiding personal injury and vehicular accidents, 

which most people do without the need for an incentive award. 

Q. How does the Staff believe that an incentive pay program should be 

structured? 

A. Such programs should reward employees for superior performance 

which can be measurably shown to benefit the ratepayer. Incentive programs for 
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ratemaking purposes should not be based on criteria that an employee has limited 

ability to influence. 

Q. 

A. 

Please explain adjustment S-5.4. 

This adjustment is necessary because the Company has an agreement 

under which its accounts receivables are factored to Citicorp North America, Inc. 

shortly after customer billings. Factoring is the selling of a company's accounts 

receivable to receive what is in effect a short-term loan. Accordingly, this accounts 

receivable sales agreement has a provision for which MPS pays an interest amount. 

However, since the offsetting reduction to the revenue lag in the cash working capital 

calculation is greater in amount than this interest charge, the ratepayer benefits from 

the transaction. Therefore, adjustment S-5.4, which increases expenses for this interest 

charge, is appropriate. 

Q. 

A. 

Please explain adjustment S-8.14. 

This adjustment decreases the annual lease rate of the MPS office space 

at 10750 East 350 Highway from the paid rate of $16.00 per square foot to $12.20 per 

square foot, the market rate for the East Jackson County area at the time of the lease 

inception. The MPS offices are located at Green Ridge Office Park in Raytown, 

Missouri. 

Q. 

A. 

Why does the Staff propose to disallow a portion of the lease rate? 

The lease rate of $16.00 was well above the market rate for the East 

Jackson County area at the time the lease agreement was made, and was not 

determined through arms-length negotiation. 
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Q. Why does the Staff consider the lease not to have been negotiated at 

arms-length? 

A. The lease is between MPS and MZ partners. MZ Partners is a 

partnership between Zimmer Partners and UCU Finance Corporation (UCU Finance). 

UCU Finance is a wholly-owned subsidiary of UtiliCorp. The lease was signed 

October I, 1986. 

Q. How is the Staff using the term "arms-length" negotiations or 

transactions? 

A. "Arms-length" negotiations or transactions relate to negotiations or 

transactions between a willing seller and a willing buyer of goods and services who 

do not have an affiliated relationship. If a seller and buyer are affiliated with one 

another, negotiations are not arms-length unless each party has the authority and power 

to protect its own interests. 

Q. Does MPS have an affiliated relationship with · UCU Finance 

Corporation and MZ Partners? 

A. Yes. MPS is an operating division of UtiliCorp. Since UCU Finance 

is also a wholly-owned subsidiary of UtiliCorp, MPS and UCU Finance have an 

affiliated relationship. In essence, UtiliCorp negotiated the lease agreement with itself. 

Q. 

A. 

How was the annual rate of $16.00 per square foot determined? 

In the response to Office of Public Counsel (OPC) Data Request No. 

105, submitted in Case No. ER-90-101, and attached to this testimony as Schedule 4, 
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it states that MZ Partners conducted an analysis of the entire Kansas City Metropolitan 

area which indicated a rate of $16.00 was appropriate. 

Q. 

A. 

Does the Staff agree that the analysis was appropriate'/ 

No. The analysis failed to consider that office space lease rates vary 

depending upon the locale of the building. The Staff believes that an office building 

in Raytown, Missouri should be compared to other office buildings in the area, and not 

to office buildings in the Downtown, Plaza, South Johnson County or other sections 

of the Kansas City Metropolitan Area unless substantial adjustments are made. 

Q. Did MPS provide any written studies or analyses of office space lease 

rates for the Kansas City Metropolitan and Raytown Areas? 

A. No. MPS's response to Staff Data Request No. 196 in Case No. ER-90-

IOI, attached as Schedule 5, states that "there are no written surveys or analyses of 

office lease rates for the Kansas City Metropolitan or Raytown areas ... " 

However, attached as Schedule 6 are pertinent sections of the Office Leasing 

Guide inserted in the August, 1986 edition of the Kansas City Business Journal during 

the time period MPS entered into the lease agreement. (Direct Testimony of Staff 

Witness Larry G. Cox, Case No. GR-88-194, UtiliCorp/MPS). 

Q. What does the Kansas City Business Journal Office Leasing Guide show 

as the market rate for the East Jackson County area in late 1986 when construction of 

the building was completed? 

A. As can be seen in the Guide, attached as Schedule 6, the market rate 

appeared to be within a range of $11.50 to $13.00 per square foot. The Green Ridge 

- Page 17 -



2 

3 

4 

s 

6 

7 

8 

9 

. 10 

11 

12 

13 

14 

IS 

16 

17 

18 

19 

20 

21 

22 

Direct Testimony of 
Larry G. Cox 

Office Park at a range of $ I 6.50 to $ I 7 .SO had the most expensive lease rate in the 

East Jackson County area. 

Q, What other sources of information pertaining to office lease rates did 

the Staff utilize? 

A. The Staff was able to obtain two studies performed by Coldwell Banker 

Commercial Real Estate Services. The first study, which is included as Schedule 7, 

shows the average lease rates for Eastern Kansas City for the fourth quarter of 1986. 

This study shows the average lease rate for vacant office space in existing buildings 

for East Kansas City was $11.57 per square foot. The average lease rate for vacant 

office space under construction (uncommiited) in East Kansas City was $13.21. 

Q, 

A. 

What does the second study show? 

The second study appeared in the Business Special section of the July 

12, 1988 edition of the Kansas City Times, and is included as Schedule 8 to my direct 

testimony. This study indicates the office lease rates remained at $12.20 per square 

foot from the fourth quarter of 1985 through the first quarter of 1988 for the East 

Kansas City area. 

Q, Why has the Staff selected the $12.20 rate to determine office rent 

expense for the space in the building at 10750 East 350 Highway? 

A. Because of the lack of an arms-length transaction, the Staff believes that 

a reasonable market rate at the time of the lease inception should be used for 

ratemaking purposes. 

Q. What other information did the Staff utilize in determining this rate? 
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Larry G. Cox 

A. The response to Staff Data Request No. 130 in Case No. ER-93-37, 

attached as Schedule 9 to this testimony, indicating that two other tenants at this 

building, Prudential Insurance Company (Prudential) and Allstate Insurance Company 

(Allstate), have both entered into lease agreements at rates below that paid by MPS 

were utilized by the Staff in determining a rate. The lease terms of these tenants at 

Green Ridge Office Park are as follows: 

$/Square Foot Square Footage Term Date Signed 

MPS $16.00 23,200 IO yrs. 10/01/86 

Prudential 10.94 6,437 5 yrs. 1/16/90 

Allstate 13.45 2,358 5 yrs. 12/06/88 

The rates for Prudential and Allstate were calculated using net rentable space while the 

MPS rate utilized net useable space. If the rates paid by Prudential and Allstate were 

calculated using net usable space, their rates would be $12.58 and $15.46, respectively. 

In any event, the rate paid by MPS is still above the other tenant's rates. 

Q. 

A. 

Why is this information important in determining a reasonable rate? 

The Staff believes the greater amount of space leased and longer term 

of the lease for MPS should have resulted in a lower annual lease rate had it been 

negotiated at arms-length. The rate of $12.20 that was used by the Staff to compute 

its adjustment is more in line with the rates obtained by Prudential and Allstate. This 

rate is therefore reasonable for the office space in the Green Ridge Office Park. 

Q. Please explain adjustment S-8.15. 
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Larry G. Cox 

A. MPS signed a second lease for an additional 7,425 square feet of office 

space at the Green Ridge Office Park. This lease is for $ 10.00 a square foot and runs 

from December 1, 1992 through December 31, 1996. However, unlike the original 

lease contract discussed earlier in relation to adjustment S-8.14, MPS is responsible 

for all finishing costs in this leased area. 

Q. 

A. 

What is the total amount of these finishing costs? 

Attached to my direct testimony as Schedule 10 is the Company's 

response to Staff Data Request No. 222 in Case No. ER-93-37, which lists the cost of 

leasehold improvements of $137,284.12 . 

Q. 

A. 

How does the Company recover these costs? 

The Company will amortize these costs over the life of the lease, which 

is 49 months. Attached to this testimony as Schedule 11 is the Company's response 

to Staff Data Request No. 340 in Case No. ER-93-37, which provides the calculation 

of anticipated annualized amortization expense of $34,040.82. 

Q. What would the expected life of the leasehold improvements be if they 

were made to MPS' own property? 

A. As can be seen on the Company's response to Staff Data Request No. 

421 in Case No. ER-93-37, which is attached to this testimony as Schedule 12, the 

leasehold improvements have an estimated useful life of between 16 and 49 years. 

Q. What is the Company's total annualized cost of leasing this office 

space? 
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Direct Testimony of 
Larry G. Cox 

A. The total cost is the $34,040.82 annualized amortization expense plus 

lease expense of $74,250 ($10.00 x 7,425 square feet) which is a combined annual 

expense of $108,290.82. This is an effective annual lease rate of $14.58 a square foot. 

Q. 

A. 

What is the amount of lease expense that the Staff is including in rates? 

The Staff does not believe that the effective lease rate should exceed the 

$12.20 rate per square foot rate discussed earlier in regard to adjustment S-8.14. 

Therefore, the Staff is imputing a lease rate of $7.61 which, when added to the 

amortization expense, results in a cost of $12.20 per square foot for this leased space 

in revenue requirement. 

Q. 

A. 

Please explain adjustment S-8.16. 

This adjustment removes the cost of MPS' lease of the Grandview 

Servict; Center which expired and was nonenewed. 

Q. 

A. 

Please explain adjustment S-8.17. 

This adjustment annualizes MPS's employee life, medical, dental, and 

disability insurance. 

Q. 

A. 

Please explain adjustment S-8.18. 

This adjustment annualizes the Company's matching contribution to the 

employee's 401(k) plan. This adjustment is based on the Staff's annualized level of 

payroll expense. 

Q. 

A. 

Please explain adjustment S-8.19. 

This adjustment annualizes the cost of the Company's Employee Stock 

Option Plan (ESOP). 
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Q. 

A. 

Please explain adjustment S-11.2. 

This adjustment is the composite annualization of state unemployment 

tax, federal unemployment tax, and the Company's share of FICA (social security) tax. 

The annualizations are based on the current tax rate and taxable limit for each 

respective payroll tax as applied to the Staff's annualized level of payroll expense. 

The Staff used the same expense percentage in calculating annualized payroll taxes as 

was used to annualize payroll expense. 

Q. 

A. 

Please describe adjustment S-11.3. 

This adjustment removes city franchise taxes from test year expenses. 

Adjustment S-1.1 removes city franchise taxes. 

Q. 

A. 

Please describe adjustment S-12.1. 

This adjustment annualizes current income tax expense based on the 

calculation performed on Accounting Schedule 11, described earlier in this testimony. 

Q. 

A. 

Please describe adjustment S-13.1. 

This adjustment annualizes deferred income tax expense created by the 

tax timing difference of accelerated tax depreciation and book depreciation. As 

discussed earlier in this direct testimony, deferred tax expense is computed by 

multiplying the difference of the two depreciation methods by the composite tax rate 

of 36.22%. 

Q. 

A. 

Does this conclude your direct testimony? 

Yes, it does. 
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BEFORE THE PUBLIC SERVICE COMMISSION 

OF THE STATE OF MISSOURI 

In the matter of Missouri Public Service, 
a division of UtiliCorp United, Inc. 's 
proposed tariffs to increase rates for 
gas service provided to customers in 
the Missouri service area of the company. 

) 

) 
) 
) 

) 

Case No. GR-93-172 

AFFIDAVIT OF LARRY G. COX 

ST A TE OF MISSOURI 

COUNTY OF COLE 

) 
) 
) 

ss. 

Larry G. Cox, of lawful age, on his oath states: that he has participated in the 
preparation of the foregoing Direct Testimony in question and answer form, consisting 
of 2...2.. · pages to be presented in the above case; that the answers in the foregoing 
Direct Testimony were given by him; that he has knowledge of the matters set forth in 
such answers; and that such matters are true and correct to the best of his knowledge and 
belief. 

Larry G. 

Subscribed and sworn to before me this ;;/)ti, day of May, 1993. 

My Commission Expires: 
I I 

Notary Public , 
11 ' .-If ~.,.L./ 

c&f£!Ltru"'-o/ 



RATE CASE PROCEEDINGS PARTICIPATION 

LARRY G. COX 

Associated Natural Gas Company 

Missouri Utilities Company 

Missouri Utilities Company 

Missouri Utilities Company 

Citizens Electric Corporation 

General Telephone Company of the Midwest 

Missouri Telephone Company 

Great River Gas Company 

People Natural Gas Company 

Missouri Cities Water Company 

Kansas City Power and Light Company 

ALL TEL Missouri, Inc. 

Kansas City Power and Light Company 

Missouri Public Service 

U.S. Water/Lexington, Mo., Inc. 

Empire District Electric Company 

Empire District Electric Company 

Kansas Power and Light Company 

Raytown Water Company, Inc. 

Missouri Cities Water Company 

Missouri Public Service 

GR-82-108 

ER-82-246 

GR-82-247 

WR-82-248 

ER-83-61 

TR-83-164 

TR-83-334 

GR-83-363 

GR-84-118 

WR-84-51 

ER-83-128 & 
EO-85-185 

TR-86-14 

HO-86-139 

GR-88-194 

WR-88-255 

WR-90-56 

ER-90-138 

GR-91-291 

WR-92-85 

WR-92-207 
SR-92-208 

ER-93-37 

SCHEDULE 1 



DATA ItiF0RNAT I (tl RE0UEo 1 

~ISS0URI PUBLIC SERVICE DIVISIOl 
CASE NO, ER-93•37 REC'D I----

ReQuested Frm: 
Date ReQuested: 

GARY L. CLENEllS 
12/16/92 

~c 161992 
Information Requested: 
PLEASE PRWIDE ALL 0OCl.!iElflATIOI OF Hill THE IHCElfl!VE CCliPEllSATIOl PORTIOI OF PAYROLL IS ACttlNISTERE0. 
ENPL0YEES ELIGIBLE' 

Requested Br: Larry G, Cox 

Information Provided: SEE AfflCfffD 

ARE ALL 

' 

The attached inforriation provided to the Nissouri Public Service Coonission Staff in response to the above data 
information request is accurate and c011plete 1 and contains no material nisrepresentat1ons or 011issions 1 based upon present 
facts of which the undersigned has kn™ledge, information or belief, The undersigned agrees to imediately inform the 
Nissouri Public Service COl!llission Staff if, during the pendency of Case No, ER-93-37 before the Canission, any matters are 
discovered which would Baterially affect the accuracy or c011pleteness of the attached inforMtion. 

If these data are vol1111inQIJs 1 please (ll identtly the relevant doc1111ents and their location (2) Bake arrangenents with 
requestor to have docunents available for inspection in the NISSOURI PUBLIC SERVICE OlVISlOl office, or other location 
mutually aoreeable, Where identification of a docUBent is requested, briefly desc;ibe the docuBent <e.g. book, letter, 
menorandun·

1 
report) and state the foll™ing information as applicable for the particular document: nme, title, number, 

author, da e of publication and publisher, addresses, date written, and the name and address of the person(s) having 
possession of the docunent. As used in tnis data request the tern 'docunent(s)' includes publication of any format, 
workpapers 1 letters, nenoranda, notes, reports, analyses! ctnputer analyses, test results, studies of data! recordings, 
transcriptions and printed, typed or written Baterials o every kind in your possession, custody or contro within your 
kn™ledge. The pronoun 'you• or 'your' refers to NlSSOURl PUBLIC SERVICE OIVISJCl'l and 1!1 e<1ployees, contractors, 
agents or ethers enployed by or acting in its behalf, ~ 

Date Response Received: -L~i.._c.. _____ _ 
1t-1,--~,_ 

Signed By: ~ L 0 C';· ,,w0 ,-J 
~ 

Prepared BY: .. l,...:, ... '-1._...(""f e ... · 1..,b.._,..,.,,._, __ 
I 
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MISSOURI PUBLIC SERVICE 
DATA INFORMATION REQUEST 

Case No. ER-93-37 

Requested From: Brad Lewis 

Date Requested: December 16, 1992 

No. PSC 435 

Information Requested: Please provide all documentation of how the incentive 
compensation portion of payroll is administered. Are all employees eligible? 

Requested By: Larry G. Cox 

Information Provided: See attached. 

Date Information Provided: December 18, 1992 
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• Purpose 

MISSOURI PUBLIC SERVICE 
1991 INCENTIVE PLAN 

To encourage employees to work together to maximize MPS's financial performance, to link compen­
sation opportunities to demonstrated performance, to motivate participants to accomplish action plans 
which will allow us to achieve Division goals, and to protect the interests of both shareholders and 
customers. 

• Eligibility 

All full-time employees as of December 31, 1990, who remain full-time employees throughout 1991, 
are eligible for Incentive Plan awards, except Officers, Marketing personnel and: 

(1) Employees who terminate their MPS employment prior to the date awards are paid in 1992 
for reasons other than death, disability, inter-division transfers or retirement. 

(2) Employees in a collective bargaining unit; and 

(3) Employees whose personal performance is judged to be unsatisfactory by their Department 
Head with the approval of the appropriate Officer and the President. 

In addition, pro rata awards will be payable to otherwise eligible employees hired into full-time participa­
ting positions as defined above, between January 1, 1991 and June 30, 1991. 

• Determining Awards 

"Work Units" have been created for the Incentive Program. The incentive award is based upon the 
financial performance of the Division as well as the achievement of work unit goals. There are two 
matrices which will be used to allocate the incentive award between financial and work unit perfor­
mance. 

The 50%/50% matrix places equal weight on the financial performance of the division and the 
achievement of work unit goals. This matrix bases fifty percent of the potential award on achieving 
work unit goals and fifty percent on achieving financial goals, assuming the Division reaches its 
threshold financial goal. II is designed for positions that can significantly impact the Division's financial 
performance. 

The 75%/25% matrix places more weight on the achievement of work unit goals. This matrix bases 
seventy-five percent of the potential award on achieving work unit goals, assuming the Division 
reaches Its threshold financial goal. The other twenty-five percent of the potential award is based on 
the Division's financial performance. It is designed for positions where work unit performance is a 
more appropriate measure of overall performance. 

This year's financial performance goal is based upon net income before taxes and is defined as 
"divisional net income as rellected on monthly divisional income statements plus total income taxes 
(including tax on other income), plus (or minus) allocated interest expense (or income) through the 
new capital allocation program, and before AFUDC credit". 
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The threshold level for financial performance in 1991 is $62 million. No incentive award will be paid 
out unless we reach the threshold level. The par level is $64 million and the maximum level is S66 
million. The achievement of each financial level is worth one-third of the financial portion of the award. 
The work unit performance portion of the award is spread evenly over the work unit's goals. Awards 
will not be paid unless at least 30% of the work unit goals are achieved. 

The maximum award possible is 9%. The maximum award is allocated between financial performance 
and work unit performance according to the design of the matrix described above. Utilizing the 
appropriate matrix (50%/50% or 75%/25%) employees find the percenlage of goals their work unit 
achieved, and then move across the matrix horizontally to the appropriate financial level achieved. 
This percentage will be multiplied times the participant's annual base salary to determine the incentive 
award. 

Percentage of Goals 
Achieved By Unit 

Less than 30% 

30% (1.35%) 

45% (2.03%) 

60% (2.70%) 

90% (4.05%) 

100% ·(4.50%) 

Percentage of Goals 
Achieved By Unit 

Less than 30% 

30% (2.03%) 

45~~ (3.04%) 

60%, (4.05%) 

90% (6.08%) 

100% (6.75%) 

50%150% MA TRIX 

Financial Performance 
(Pre-tax Net Income) 

$62MM $64MM $66MM 
(1.50%) (3.00%) (4.50%) 

0.00% 0.00% 0.00% 

2.85% 4.35% 5.85% 

3.53% 5.03% 6.53% 

4.20% 5.70% 7.20% 

5.55% 7.05% 8.55% 

6.00% 7.50% 9.00% 

75%125"/o MATRIX 

Financial Performance 
(Pre-tax Net income) 

$62MM $64MM $66MM 
( .75%) (1.50%) (2.25%) 

0.00% 0.00% 0.00% 

2.78% 3.53% 4.28% 

3.79% 4.54% 5.29% 

4.80% 5.55% 6.30% 

6.83% 7.58% 8.33% 

7.50% 8.25% 9.00% 
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Note the following: 

1. The incentive award represents a percentage of the participant's annual base salary as of 
12/31i91 (prorated for those hired from 1/01/91 through 6/30/91). 

2. If performance falls between the financial levels shown, the financial performance portion cf 
the award will be prorated. 

3. The Pre-tax Income goals shown above are identical to the financial performance goals used 
for the MPS Officer's Incentive Plan. These goals will not be adjusted for abnormal weather. 

• Payments of Awards 
Awards will be paid in cash as early as practical in 1992 (about March 15), and are subject to all 
applicable withholding. Awards will not be used for any benefit plan purpose, and are in addition to 
any salary adjustments otherwise payable due to merit or promotion. No incentive payments will be 
made if the consolidated earnings for UtiliCorp United were not equal to or greater than the annual 
cash dividend in the fiscal year. 

• Other Information 
Any otherwise eligible employee whose employment terminated prior to the date of the incentive 
award payment in 1992 due to death, disability, inter-division transfer or retirement will be eligible 
for any award payable in 1992 calculated on -a pro rata basis for active MPS employment during 
1991. For deceased employees, awards would be payable to the employee's designated beneficiary 
under the MPS group life plan, or, if the employee did not participate in this plan, the applicable MPS 
pension plan. Nothing in the Plan shall be considered to provide any participant with a guarantee of 
employment by the Division, nor shall participation in the program in one fiscal year guarantee 
participation in any subsequent fiscal year. · 

The division Is responsible for administrating the Plan and its judgment shall be final with respect to 
any Interpretation of the Plan. 
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• Purpose 

MISSOURI PUBLIC SERVICE 
1992 INCENTIVE PLAN 

To establish a competitive program of cash compensation for employees which links compensation 
opportunities to demonstrated performance, protects the Interests of both ratepayers and 
shareholders, and motivates participants to accomplish objectives which will further enhance the 
Division's mission of providing reliable energy to customers at the lowest practical cost. 

• Eligibility 

All full-time employees as of December 31, 1991, who remain full-time employees throughout 1992, 
are eligible for Incentive Plan awards, except Officers. Marketing personnel. and: 

(1) Employees who terminate their MPS employment prior to the date awards are paid in 1993 for 
reasons other than death, disability, inter-division transfers, or retirement. 

(2) Employees in a collective bargaining unit 

(3) Employees whose personal performance Is judged to be unsatisfactory by their Department 
Head with the approval of the appropriate Officer and the ·President. 

In addition, pro rata awards wUI be payable to otherwise eligible employees hired into full-time 
participating positions as defined above, between January 1, 1992 and September 30, 1992. 

Employees who transfer Into or out of the collective bargaining unit during the Plan year will receive 
a pro rata award based on ttie time they were covered under the Plan. 

• Determining Awards 

-Work units" have been created for the Incentive Program. The incentive award is based upon the 
financial performance of the DMsion as well as the achievement of work unit goals. 

This year's flr.ancial performance goal is based upon Net Income. Net Income is defined as tota: 
revenues less expenses and taxes. 

,he thresh0id level for financial performance in 1992 is S27.4 million. The par level is S29. 7 millicr 
and the maximum level is $30.8 million. If the Division reaches the maximum financial performance 
!e"~! yi:,u ~ .. ~ eligib!e for a maximum a1nard of 9%. H the Dl·.,!slcn r::aches the par c-r taiget fina::,:1;1 
cerformance level. you are eligible for a maximum award of 7.5%. If the Division reaches the 
!1'reshcid h,•:el. you are eligible for a maximum award cf 5', If the Division does r.ot reach the 
!!'>reshcld le·,el. you are eligible for a maximum award of 4 S'S. The amount you will receive is cased 
.:r. :'"-;~ :i· .. isicr'i·s financial performance and your achievemerit of work unit goals. To determine your 
a·.,a,a percentage, you take the percentage of goals you achieved times the maximum award for the 
!,ra~cia! !evE! which was achieved. No award will be paid unless at least JO;• of the work unit gaals 
-.1,,:: Q\,,;l;tfilt:::•..;. 

Utilizing the matrix, employees find the percentage of goals their work unit achieved, and then move 
across the matrix horizontally to the appropriate financial level achieved. This percentage will be 
multiplied times the participant's annual base salary to determine the incentive award. 
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Financial Performance 

Under 
$27.4MM $27.4MM $29.7MM $30.BMM 

Percentage of Goals Achieved By Unit (4.50%) (6.00%) (7.50%) (9.00%) 

Less than 30% 0.00% 0.00% 0.00% 0.00% 

30% 1.35% 1.80% 2.25% 2.70'10 

45% 2.03% 2.70% 3.38% 4.05% 

60% 2.70% 3.60% 4.50% 5.40% 

75% 3.38% 4.50% 5.63% ·s.75% 

90% 4.05% 5.40% 6.75% 8.10% 

100% 4.50% 6.00% 7.50% 9.00% 

Note the Following: 

(1) The incentive award represents a percentage of the participant's annual base salary as of 
December 31, 1992 (pro rated for those hired from January 1, 1992 through September 30, 
1992). 

(2) If performance falls between the financial levels shown, the financial performance portion of the 
award will be pro rated. 

• Payments of Awards 

Awards will be paid in cash as early as practical In 1993 (about March 15), and are subject to all 
applicable withholding. Awards will not be used for any benefrt plan purpose. and are in addition to 
any salary adjustments otherwise payable due to merit or promotion. No Incentive payments will be 
made ~ the consolidated earnings for UtillCorp United.were not equal to or greaier than the annual 
cash dividend In the fiscal year. 

• Other Information 

Any otherwise eligibie employee whose employment terminated prior to the date of the incemive 
award payment in 1993 dua :o death, disability, inter-division transfer. or retirement will be e!i;i!Jle f:, 
any award payable in 1993 calculated on a pro rata basis for active MPS ·employment during 1992. 
For deceased emplcyees. a·,•1ards would be payable to the employee's designated benaficiar,- ~nd;;: 
the MPS group life plan, or. ii the employee did not participate in this plan, the applicable MFS 
pension plan. Nothing m tne Flan siiail bt: cunsider~ to pro"ide any participant wiih a guaiolll-e"C ~A 
employment by the Division. nor shall participation in the Program in one fiscal year guarantee 
participation in any subsequent fiscai year. 

The Di·;ision is respcnsibis ~er administrating the Plan ar.d Its judgment shall be fir.al ,•.itri res;:-:,,:! ~,:, 
any interpretation of the Plan. 
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DATA llffORt'ATJ CN REQUEST 
MISSOURI PUBLIC SER\JICE DIVISICll 
CASE NO, ER-93-37 

No, 451 

REC'D 

Requested Frcn: MRY L. CLEMBlS DEC 1 8 1992 
Date Requested: 12/18/92 
InfoNMtion Requested: 
PLEASE PROVIDE THE LIST OF IllCBITIVE Pl.A'l GMLS FOR EACH EXISTING WORK GROUP. INCLUDE GMLS FOR INCENTIVE CCl'iPBlSATICll 
ri.ARDED Ill TEST YEAR l'llD ESTABLISHED GMLS FOR SUBSEOUEHT PERIODS, 

Requested By: 

Information Provided: 

The attached inforrtation provided to the Hissouri Public Service Coonission Staff in response to the above data 
information request is accurate and ccnplete, and contains no rtaterial Bisrepresentations or ooissions, based upon present 
facts of which the undersigned has knwledge, information or belief. The undersigned agfu!es to irraediately inform the 
Hissouri Public Service Cm11ission Stall ii, during the pendency of Case No, ER-93-37. o_iffore the C0011ission, any matters ar 
discovered which would materially a/feet the accuracy or coopleteness of the attached information, 

If these data are voluBinous, please (1) identify the relevant docuBents and their location (2i make arrangenents with 
requestor to have documents available for inspection in the HISSOURI PUBLIC SER\JICE DIVIS!Cll of/ice, or other location 
Bulually agreeable, Where identification of a docuBent is requested, briefly describe the document (e.g. book, letter, 
mrooranduml report> and state the follwing inforrtation as applicable for the particular document: name, title, nu~ber, 
author, da e o! publication and publisher, addresses, date written, and the name and address of the person(s) having 
possession of the docuBent. As used in tnis data request the term 'docuBent<s)' includes publication of any format, 
workpapers 1 letters, ffil!!ljoranda, notes, reports, analyses! computer analyses, test results, studies of data! recordings, 
transcriptions and printed, typed or uritten materials o every kind in your possession, custody or contro within your 
knwledge, The pronoun 'you' or 'your' refers to HISSDURI PUBLIC SER\JlCE DIVIS!Cll and its enployees, contractors, 
agents or others employed by or acting in its behalf, _____ '--f . , _II 

Signed By~ <L:".C, <'i'-h.cJR( ') 

Date Response Received: ___,w:r--='-------
(- Y-9.3 
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MISSOURI PUBLIC SERVICE 
DATA INFORMATION REQUEST 

Case No. ER-93-37 

Requested From: Brad Lewis 

Date Requested: December 18, 1992 

No. PSC 451 

Information Requested: Please provide the list of incentive plan goals for each existing 
work group. Include goals for incentive compensation awarded in test year and 
established goals for subsequent periods. 

Requested By: Larry G. Cox 

Information Provided: The preliminary incentive compensation goals for 1993 may be 
reviewed upon request at the MPS General Office during normal business hours. The 
incentive compensation goals for 1992 are being provided for your review. 

Date Information Provided: January 4, 1993 

·\ 
.,r ,_, 
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Missouri Public Service 
1993 Strategic Goals/ Action Plans 

Department - Revenue Requirement 
Decf!mhi>r 20, 1992 

Goal #4: Cost Performance (Goal Value 30%) Supports MPS Division Goal# 3 - Cost Performance 

Get a total of $13 million of rate relief granted in the 1993 electric and gas cases. A 50% payout will be made if rate relief granted is equal 
to $1 0 million. Payout will be made on a pro rata basis filt rate relief falling between the target, 

Goals and Action Plan Key Persons Deadline Resource Progress Review•· 

Action Plan: 

1. Reconcile staffs filing to Clemens 02/01/93 Existing 
. determine key items that Haynes • 

need to be discussed during Hines 
pre hearing. Nelson - -· 

I 

2. Reskarch major issues t_o Clemens 0·2,01193 Existing 
-, 

help in the discussion§ Haynes 
during the prehearing Hines 
conference. Nelson 

' 

Clemens 03/08/93 Existing 
3. Provide assistance to other Haynes 

witnesses in the case to Hines 
enhance their chances of Nelson 
prevailing if their issue goes 

' 
to hearing. 

4. Write rebuttal and Clemens 02/19/93 Existing 
surrebuttal testimony that Haynes 
supports the adjustments Hines ,: 
made by MPS in the case. Nelson 
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Missouri Public Service 
1993 Strategic Goals/Action Plans· 

Beth Armstrong 
Department - Accounting 

December 23, 1992 
Goal #1: To increase the Accounting Department contact with MPS external customers by participating in at 

least one community service activity (investment ·of 40 hours or morel within the MPS service territory by 
December 31, 1993. 

Supports Company Goal # 1 Goal Weight 10% 

Goals and Action Plan Key Persons Deadline Resource Progress Review 
s 

Action Plan: 

1. Identify community service Dept Head 12-31-93 • 
activities which the Supervisors & 
Accounting Department staff, Managers 
including myself, can 
participate in during 1993. 
(i.e., Boy Scout's Career 
presentations, direct United 
Way Campaign, March of 
Dimes Walk-a-then, 
Harvesters, etc.) 

2. Solicit individuals with Dept Head 12-31-93 ' 
the necessary skills and Supervisors 
desire to fill the & Managers 
requirements of the 
community service activity. 

3. Provide positive Dept Head 12-31-93 
reinforcement for all Supervisors 
community activities by & Managers 
accounting staff. 
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Missouri Public Service 
1993 Strategic Goals/Action Plans 
Department - Property Accounting 

Dereni:Ja- 30, 1992 . 
Goal #5: Improve the Missouri Public Service culture within the Accounting Department by taking field trips to 

various locations throughout the Division resulting in a better understanding of property units and their operating 
characteristics. Knowledge gained will allow for increased efficiency in unitizing work orders. Field trips will also 
open communication channels between the engineering and accounting sections. 

Supports Company Goal 112 

. Goals and Action Plan 

Action Plan: 

1 . Determine and schedule 
the locations to tour. A tour 
of at least one facility 
representing each functional 
classification (production. 
transmission. distribution_ and • 
general plant) will be taken. 
Schedule of tours will occur 
throughout the year on an 
availability basis. 

Key 
Persons 

Supervisor 

2. Tour facilitie~. Document I Supervisor 
property units viewed during 
tour. Take pictures of property 
units. 

3. Place documentation and 
pictures in a notebook. Label 
each picture to identify the 
property units. The notebook 
will serve as a training 
reference manual. 

Supervisor 

Deadline 

12-31-93 

12-31-93 

12-31-93 

Resource 
s 

Progress Review 

Goal Weight 10% 
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Missouri Public Service 
1993 Strategic Goals/Action Plans 
Department - Property Accounting 

Dece,te 30, 1992 
Goal #2: Significantly improve internal customer satisfaction during 1993, as measured by a survey to be 

developed and completed before February 15 and to be repeated during the week of December 13, 1993. 

Supports Company Goal #2 Goal Weight 20% 

Goals and Action Plan Key Deadline Resource Progress Review 
Persons s 

Action Plan: 

1. Identify internal customers Supervisor 01-31-93 
of the Property Accounting 
Department by holding 
brainstorming session with all 
Property employees. 

2. Determine a centralized Department 02-28-93 
location to act as a help desk. 
Log any incoming telephone ' 

calls by recording the date, 
time, name of caller, reason for 
call and date response 
provided. .. 
3. Conduct a survey of our Department 02· 1 5.93 
identified internal customers to 12-13-93 
determine their needs and our 
current status on customer 
satisfaction. 

4. Develop a Property Supervisor 02-28-93 
Accounting service policy 
statement that all staff 
endorse and incorporate into 
the way they do business 
every day. 
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PRELIMINARY DRAFT - 12192 

HR Benefits & Compensation: 

Goals and Action Plans 

GOAL: Improve quality of 
benefit information for current 
and new hire employees. To 
assure understanding of benefits 
and improve internal and 
external customer satisfaction. 

ACTION PLAN: 

I. Develop handout material 
on better quality paper. 

• 
2. Develop new external 

customer benefit packets of 
all benefits. 

.. 
3. <:;ompleted. packets. 

MISSOURI PUBLIC SERVICE 
Strategic Goals I Action Plans 

1993 

Budget 
Key Persons Deadline Requirements 

Robin Frank 4193 NIA 
Betty Jennings 

Robin Frank 5193 NIA 
Betty Jennings 

Robin Frank 6193 NIA 
Betty Jennings 

Incentive Goal 

Yes D __ Weight 

No 0 

Progress Review 
(5193, 9193, 1/94) 



Goal #3: Cost Performance 

Missouri Public Service 
1993 Strategic Goals/Action Plans 

Gas Turbines 

To manage all resources to achieve 1993 actual costs below goal levels. 

Goals and Action Plans 

Action Plan: 

1. G.E. Frame 7 gas turbine 
startup reliability at 95%. 
(30%/40%) 

2. Zero lost time personal 
injury accidents. (15%/20%1 

3. Zero chargeable vehicle 
accidents. (15%/20%1 

4. Implement an inventory 
control system and place 250 
parts into the system. 
(10%/20%) 

5. Increase gas turbine MW 
ratings by rebuilding the 

er., Greenwood evaporative 
g coolers and developing a plan 
gJ to increase gas turbine firing 
c: temperatures. (5%/0%) 
r 
tTl 
'-" 
' oc 

• 

Key Persons 

Entire 
department 

Safety 
Committee 

Safety 
Committee 

Inventory 
team 

Jonagan 

Deadline I Resources 

12/31/93 I Existing 
staff 

12/31/93 I Existing 

12/31/93 

12/31/93 

6/1/93 

staff 

Existing 
staff 

I Existing 
staff 

Existing 
staff and 
up to 
$250,000 

Performance - 75% 
Incentive - 100% 

Dw,nte 23, 1992 

Progress Review 
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DATA INFORMATION REQUEST 
MISSOURI PUBLIC SERVICE 

CASE NO. ER-90-101 

Requested From: Brad Lewis ~ ~ 
Date Received: February 20, 1990 

No. OPC 105 

Information Requested: Please provide a list of competitive bids 
or other documentation, studies, etc., used in support of the 
decision to rent new office from another UtiliCorp subsidiary. 

Requested By: Jim Dittmer 

. -Information Provided: See attached response to Staff .DIR #512 and 
#648 in Case No. GR-88-194. 

Date Provided: March 5, 1990 

SCHEDULE 4-1 
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Dau ltc;\a:,:~a: 

tATA lNFOrJV.TlO!i RICl!tST 
~,ssoL'!<I PUSLlc SERl'ICt crxPMIY JUN O 3 1988 

r.ASE NO. CR•~c-1,• 

M.LA. 

JJ, }-( (\JJJ l!t~UOStl~ Sy, W°"''"-h"'-'tJ"',-,-J~--'/J..,j.-->-....... E;_/>...,. __________________________ _ 

tnfcrcftt!cn ?:ovic!e(: v ____ __.D,,; __________________________________ _ 

See attached. 

Tht ,uuchct. !:i!orn:ati'cn i:rovt_dtd tc Lhe MiuCl".11'1 Public Snvice Co:uiiuion Staff ~r. response r.o the 
abo,·t ~au tnfc~a::!:r. rec;uu: is accurate_ and .coapleu, and contains no ••terial ain1pruencar.!ons or 
o• 1u!or.s, butC: 1:ron prese~c iacu. of vh!ch the unde:si1n1d has t:r.ov\edge, infona:.tcn or belie!. llle 
undersjg.ti\!d 1greu a· !::;;etiactly !n!cn:1 tht Hiucur! rubllc Serdce Co=.iu!cn Staff 1!, c!urtnc the rc~c'er.cy 
of Case Ne. Git•E!•H'- ~e!cre the Co.=!u!on, an,• •aturs are d!tcovered 1,;t,ich would mteriall)' l!!tct the 
acc~Tacy o: c~~~!t:t~e•• c! r~e accachf~ !n!oniac!,n. 

Ir :htu Cau a:e 000C'Ju1t!nous, phuc (li !ttt'lti!>• the relevant. dc,cunencs 11nd thdr locutcr. (2) 
Ni:e. ~::1:-.,,~~n:1 -.·: !h :-equeu('r tc have dcc~enu available !or Sr.spection In :he M1Ue\:r1 Pub Uc SnYiu 
Cocru1~·, l:ann, C!::-·, XitHurl, nff!ce, ct C-tht.:- :ocuton wt.ually a;:ecable. '-'hen 1dtntiUca.t1on of a 
Coc.=eni. :e :-~i;uuad, :;:Je!!y duc:-Shi, the c!c-<uccnt (e.~. boot, letter, ae11cundu•, report) ,nd state the 
!rllc-.•!:,c !r.!cr:•:;,:: wa illjlj'IJ1c .. t-l~ !er the ;,:i.rt1cul,u· dccu•enc: n•mr. 1 title, nur.t:e:r 1 auch~r, date o( 
pvtl!r11c:an ar.G j'\::a!sher, :u!trCssu, tue vr!.cten, and cht nai:e: and adduss of the pll!rscn(1) having 
pcsuu.1cr. o! thf (cc;.;.2-e:u.. Af ued in thh ~•ca reque.n rhe un "don:&enc(1i 11 1rc.ludu rubl1catiun <•f ,ny 
!C'lr~u:, vo:l:.t·a;,e:-s, hnc::s, oeaorar:~a, note~, repcns, antlysu, ce&pucer 1n1l)'lt.1, cue ru.u!u, stud1u or 
dau, r•cc·:(!ngs. :r1~1cri;at!rr.1 and printct4, ty,:,cd or vrtuen ucrrtah of every k.1nd in ycur po11es:.icn, 
cuu,:t:y er cc:r.t::! :: -.•ith!r. >'C\:': kntvlcCJi.r.. The pre.noun ">·ou" er "your" r~!1!rs co H1ucur1 Public Strviu 
Coc:;,ia:iy u,c: !Lt ec-.;:i.:)"us, tr"lr:tractcrs, as;e.na er othtrs c•ployed by or acc1r.c in its behalf. 

Slcned ly; 

Datt Ji.4:fj,l'H"U ;(u,t\·t(!: --------
11:c;:,.red ar: ________________ _ 

SCHEDULE 4-2 



Response to Data information Request #512 

Hugh ZiTITTier and other representatives of MZ Partners conducted 
an analysis of leasing.rates for office space comparable to the Greenridge 
Office Park. Lease rates were reviewed for the entire Metropolitan area 
with the greatest emphasis put on suburban office buildings of similar 
construction, size and·location. Representatives of ZiTITTier also calculated 

. a lease rate based on the minimum amount of lease rate per square foot, 
assuming full occupancy, which would provide a revenue stream to service 
the debt on the building and a fair return for the equity investor. 
Hugh ZiTITTier, Rick Green, William I. Owen and Ken Stockard discussed and 
negotiated a final rate of $16.00 as appropriate • 

. ~ .. , . 
. .... -. ••.· 
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Aeq"!u:.rd rroa: 

Date 1.cc;uuttd: 

. % Crm.t= lb 

Rtc;ues:td 3y: 

lnfon:ocicn P:cvi(ed: 

See attached, 

_J 
wiu,,. ~:-,10;..~v,l.:VS F.LC'l'tST 

Y.l!SO~'RI PCSLIC S[RVlC~ cr~P/J,"Y 
r.ASE ::o. CJl•U: .. 1!'4 UJL O 1 19bd 

~'-----------1,,11cf.Ut:::·:1t . ...------

the ocuch1~.1rifor-,at!o~ pro\•ided re ct:t Miss~ri Public Sc:'\'1cc Co=iuion Sr:af'! ~r. rtsponac ro the 
abo\'t C:ata in!cn.,11,t!.cn rtqi.:<st is accuua •~ cc=pittc, .and cC-:iu-tr.s no :-iatt!'ial =isr~~rcstntU!C\ns er 
o• issior.s, baseC: 1.:pon present ·tac:, 0£ i.·h!.ch the \lft(e:signtd hu 1-.r.ovled;e, in£or::1a:ir.n tr bcUr.!. l11e 
undersfr;ncd ag:us :o ftnK:odiHtl}' i.nfcn:: t!-,e- r.1ucur!. I\:bHc s~r\'ii:e Ce:=iss~cn Su!! i!, (u:inc th~ rc:idtnC)' 
cf Case tro. Ci•!!•UC. b,fcre the Co:=~r.,tcn, an:, c:u,eu 1:e d!.,ccvered ,.,.hich vci:1d mu:!.all)" d!ect :!ic 
acc,.r&.c)" or co=plcur.cu of r\tt' att.tchel! ~nfcr:.s;:~cn. 

Jf r.hut data arc \'C'~Wlincui, r1 eate (li ~c'arncHy :he- relevant dc,cu:scr:.ts al'ld thdr locu.ior. (2) 
cake 1rra:,3e=enu ""!:~ :equcstr-r cc ha,•• (C'c~tnts a,·dh!)le !er ir.spC'ctio:, in :he ~b1c1.::1 Public Ser.'ict 
Cocrany, Y..an1u C:0:)', Xil,cu:t, af!!c~, C': oth,t,:' :oc·•Lion iwu,all)' acreub1c. t.'heu iCtntH1c.u!on o( a 
dOCU5er,:: !e rt~UUUd I l;r!.til)' Ctctri be' lh• CN:~&otnt ( C•K· !loook, lttttr. Dcooraridur.' rtpo:-1.) ·and Hitt ,,.._, 
fl"lloW"int !n!c:~a:.!~~- JA a;,pHu~•!t< !r.r rh,: part!cular (ccu1,u:.r: ta,i=.,., ::f.:.h, ~1.:11:.l.tr, authC'r, dau er 
public-ation ar.G ;•u~l~sher, .lddru•'":t, tut: vri::.~n, and the ftlDf and 1ddn-u cif the r'"rson(s) hav'ir.~ 
po11cuicn of ·ct-,e C'c·c~c.ent. At c:c,.< 1n thf:t .:au rl:!quut rt-.t ttr= "dN'1.::.tnt\•/., ircludH rubllcuicm c•f any 
f(lr"at, 11orkp1;,er1, letter:-., ae•our.da, :"oC-te~, :eports, 1nalytu, cci:.;a,ur analyir", ce,.r r~tu!ts, st\:etu or 
dau, ncc.rdinss, t:ar.11cri(\t!t"1:1 1nd pfint<'t, c,-ped er 1,1r1tten c.at,:-hl:\ cf t\"UY i;.!nd ~n yrcr poucs:.icn, 
custud)' er cont:::l (':' vitM:-. yu-.:r knovi<·(J;P. ':'!-it Fr,nt.un °~·01:11 C'r "your" t"'!tt:-, :.o f"',itfCt:.r~ Pi.:.bltc !-trvtu 
Coap•n)' u,C: iu ecFltftu, rl'r,lra,a,rs, nt•n:s c-r ct:':.~:, e1:;:loy<:( ~:-' er Act1~t: in Jes bt:!",all. 
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Response to Data Request #648 

See Zimmer Development Company Pro Forma Development -- The assumptions, 
in addition to those stated on the computer run, are 100% occupancy for 
23,199 square feet leased by Missouri Public Service. The remainder of the 
space -- 18,947 square feet, assumes a 10% vacancy rate. Land costs are 
zero •. Inclusion of a fair market value for land would result in greater 
total construction.costs resulting in a higher required lease rate per foot 
to provide a fair return on investment. After subtracting expenses of 
debt service, the remaining earnings available for equity investment would 
result in an approximate 8% to 10% ROE, assuming a debt ranging from 60% 
to 90%. Comparable office space was analyzed by reviewing documents such 
as the Kansas City Business Journal Office Leasing Guide. We do not have a 
copy of that doc,iment as of the date of establishing the lease rate. 

,. 

'·-· .... _.~.~- - :.·---~'. 
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ZIMMER DEVELOPMENT COMPANY: 
F"RO FORMA DEVELOPMENT: 

A ZIMDEVCO: 

=·FS FI LE: MOPUB2 
,0·RO.J'ECT NAME: GREEN RI OGE OFF I CE PARI< 

ADDRESS: RAYTOWN, MISSOURI 

DEVELOPER: MZ PARTNERS 

·-•~ND SIZE: . 
ACRES •.t .... _AND COST: :i) : 

SITE PF:EF·ARATI•rl: 
ENGINEERING/SOIL TESTS: 
LEWIS ROAD/AMOCO CONSTRUCTION 
LEGAL FEES/LEWIS ROAD/AMOCO 
TOTAL LAND COST: 

BUILDING SIZE: 52,174 SF GROSS 
CONSTRUCTION COSTS: 

SHELLI * 
SPRINKLER: 
MECHANICAL: 
ELECTRICAL: 
PLUMBING: 
OFFICE: 
SOD AND SEED: 

· SHRUBBERY AND LANDSCAPING: 
LAWN SPRINKLER: 
TENANT FINISH 42,146 o> 15.00 

=: •).•)O 
=: 
=: . 4 , 1)1)0 • ,)1) 
=: 75, (>00. 00 
=: 10, 1)1)0. 00 
=: 

=1 3,035,235.00 

=: 
=: 
=: 
=: 
=: 15,000.00 
=: 20,000.00 
=: 16,000.00 
=: . 632, 1 90 • 00 
•1 

SHELL INCLUDES 40,384.00 VE ITEM=: 
REIMBUF:SABLE MOPUB TUNNEL •1 

TOTAL CONSTRUCTION COS.TS: =: 

!=·RO.J'ECT SERVICES: 
ARCHITECTURAL FEES: 
DEVELOF·MENT FEES: 
LEGAL FEES: 
BUILDERS RISK INSURANCE: 
TITLE INSURANCE: 
SURVEY: 
HNTB ADDL FE!::S 

TOTAL PRO.J'ECT SERVICES: 

~1ARKETING SERVICES: 
BROCHUF:ES : 
ADVERTISING: 
OPENING EXF'ENSE: 
LEASE/SALE COMMISSIONS: 

TOTAL MARKETING SERI/ICES: 

=: ... 147,000.00 
=: 93,951.00 
=: 6,001). 00 
=: 0 .oo 
=: 9,000.00 
=: 4,001).00 
•'I 15,000.00 
=: 
=: 

=: 
=: 
=: 
=: 
=: 
=: 
=: 

10,oco.oo 
6,00(l .1:,0 
2 '50(1 .1)0 

75,788.00 

DATE: .J'UNE 1,1986 

$ : 

S: 89, ,)(11). 00 

S: 

S: 3,479,711.0;-> 

S:. 

s: 

S: 

S: 

274,951.00 

94,288.00 

SCHEDULE 4-6 
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· . .,, ,(Il'ITERIM· FINANCING FEE: 
0 LAND"'CARRY HJG COST: 
·cprilSTRUCTION CARRYING COST: 
PERMANENT LOAN FEE: 
LEASEUP CARRY 

TOTAL FINANCING Ci:iSTS: 

;JTHER COSTS ANO CHARGES: 
UTILITIES DURING LEASEUP1 
PERMITS AND FEES: 
CONTINGENCY: 

·TOTAL O_THER COSTS: 

TOTAL ESTIMATED PROJECT COST: 

ESTIMATED ANNUAL INCOME: 

•: 
•:: 

=: 
=: 
=: 
=: 

=: 
=1 

=: 
=: 

126,000.00 
3:5,000.00 
96,544. ,)o 

100,000.00 

LEASE# 1:23,199 SQ.FT.:;): 16.00 S1 571,184.00 
. .. ., # 2 : 18, 94 7 SQ. FT.:;) 1 16. 00 303, l :52 • 00 

·# 3: SQ.FT.@: 
· # 41 SQ.FT.@: 

# 5: SQ.FT.~: 
# 6: SQ.FT.:;): 
# 7: SQ.FT.~: 

·",\.•· .... # 8: SQ.FT.~: 
# 9: SQ.FT.@: 
#10: SQ.FT.@: 

TOTAL ANNUAL INCOME: 
LESS VACANCY: ¾: 

C:STIMATED EFFECTIVE AtiNUAL INCOME: 

ESTIMATED ANNUAL EXPENSES: 
REAL ESTATE TAXES: 

· FIRE t., EC·· INSURANCE: 
EXTERIOR MAINTENANCE: 
INTERIOR MAINTENANCE: 
PAVING MAINTENANCE: 
LANJ:;SCAPE MAINTENANCE: 
SNOW REMOVAL: 
MANAGEMENT FEES: 
ACCOUNTING FEES:· 
LEGAL FEES: 

TOTAL ESTIMATED ANNUAL EXPENSE: 

S: 674,336.00 
30,315.00 S: 

S: 

ESTIMATED NET OPERATING INCOME BEFORE DEBT SERVICE: 

,\~:_ ·. ,, 

\~JiiJ:.;:~)~~5::•: ~~ .· ·;t~ 

S: 

S: 257, 5.!+4 • (H) 

S: 

$ : I 00 , 001) • 00 

i:4,295,494.0t) 

S : 644 , 021 • 00 

S: 189,501). f)() 

$: 454, 52 t • r)() 
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•oq.,c,s I ed f raa: 

Dote RcqJCStcd: 

R"""'5ted Br: 

lnfon,ot Ion Provided: 

No, __ /_9~.,__ __ _ 

- __.., 

$EE ATTACHED 

lho Mtochod Information providod to the Missouri Mlle service Coamlsslon Staff In response to tho obovc <1.110 
lnlonn.,t ion r~st is eccurate and cocrplete1 and contains no 111terf1l misrepresentations or omissions, b.lscd upon present 
focts of which th• lrdersivned has knowledge, lnfonnatlon or belief. The o,n:!ersigned agroes to lmodiately lnfonn tho 
Hitisouri PI.Dlic Service Cocmifssicn Staff ff, d.Jrfng the pendency of case No. ER•90·101 before the COanission1 any fflilttcrs arc 
discovorod which would Ntorially affect the accuracy or c""'leteness of the attached lnfonnation, 

If those doto are vollnlnous, please (1) ldtntify the relevant docuoents and their locotion (2) 11\0ke arrangomonts with 
rCcpJCStor to have doc:unents available for iNpcctlon tn the Uttlfcorp united, Inc., Hissouri Public Service Division, Knns,n 
City, Missouri office, or other location a.,tually agreeable. 11\ere fdcntfffcation of a docunent Is requested, briefly 
dcr.cribct the docunent (e.g. book, letter, MnOrancia, report) and state the following fnformtfcn as appl icoble for the 
p,lrtic:utar docun!:nt: naae, title, ·rumer, author, date of pu:llicatton anq p.iblisher, addressts, date written, and the ~ 
Dnd address of the person(&) having possession of the docurent. Al used in this dlt• request the tel"II NdocUNnt(s)" lnch.dC!s 
pJblicarlon of any format, workpepers, letters, re:rora.rid., notes, reports, analysn, coapurer analyses, test rttults, studies 
or data, recordings, transcriptions ard prfnted, typed or wrhtet) materials of f/Very kind in your possession, custody or 
control or within your knowledge. The pronoi.n Nyoi.14 or ~ refers to Utflicorp United, Inc., Hiuourf PWlic Service 
Division and its eaploytt:S, contractors, agents or others ~Loyed by or acting in its behalf •. 

Dato Rosponso Received: ..;:):;-..,(.;,o..:1..,.f..1.:'f O::-...::J.l,J=c....-
Signod By: -i~,ld>::l.L.-llL..=·=------

Prq,arcd By: ....::&::..:i..;:e.::;e=.:.'1,..,_ ____ _ 

· 11/89 
_·•..:• . ...... 
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DATA INFORMATION REQUEST 
MISSOURI PUBLIC SERVICE 

CASE NO, ER-90-101 

Requested rrom: Brad Lewis 

Date Received: April 18, 1990 

No, 196 

Information Requested: Please provide any surveys or analysis of 
office space lease rates for the Kansas City metro and Raytown 
areas. 

Requested By: Deanne Bohanon 

Information Provided: There are no written surveys or analysis of 
office space lease rates for the Kansas City metropolitan or 
Raytown areas, however, Hugh· Zimme_r and other representatives of MZ 
Partners conducted an analysis of leasing rates for office space 
comparable to the Greenridge Office Park, ·Lease rates were 
reviewed for the entire metropolitan area with the greatest 
emphasis put on suburban office buildings of similar construction, 
size and location. ·Representatives of Zimmer also calculated a 
lease rate based on the minimum amount of lease rate per square 
foot, assuming full occupancy, which would provide a revenue stream 
to service the debt on the building and a fair return for the 
equity investor. Hugh Zimmer, Rick Green, William I. owen and Ken 
Stockard discussed and negotiated a final rate ·of $16 an 
appropriate. 

Attached is a copy of an article from the Commercial Real Estate 
section of The Kansas City Star from August 17, 1986 which 
discusses Kansas City office lease rates. 

Date Provided: May 4, 1990 

SCHEDULE 5-2 
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KC:· offices 
rate lowest 
ort.i'.reitts 
New study adds 
to area's image as 
.a renter's market 
By f:hrjs Lester 
Slat business & linandal wriler 

E 
vidence ol an across·lhc-board 
renter's markel In Kansas Cily 
real eslale continues lo pile up. 

Lease rates for bolb oUlce and retail 
space in Kansas City were ranked the 
lowest ol 17 major United Slates cllies 
surveyed (or the 1986 lnlernallonal 
Property Bu/lelln. published by Landau­
er Associates Inc., a real estate consult­
Ing rirm.-

Rental rales for Kansas Clly lnduslri• 
al real estate were not far behind, 
posting the second-lowest price among 
the cilles surveyed. 

Ailhough rates are an -Indicator o( 
supply and demand, Landauer officials 
hastened lo say lhal rental values In 
vari~us markets say liltle about bow 
profitable new development would be 
because costs vary widely from cily lo 
city. Regardless, rental values certainly 
can play a role In a tenant company's 
decision lo locale In a particular city. 

"A footloose company lhal can locale 
wherever ll wanls would certainly con­
sider lower rentals In Kansas Cily a 
competitive advantage, as well as lls 
central location," said Hugh Kelly, se­
nior vice president In lhe evaluation and 
technical services division for Landauer. 

Here is a breakdown ol lhe Landauer 
study. · 

• Estimates or oUice rental rates for 
U.S. cities Included· in the study ranged 
from $15 per square fool annually In 
Kansas City and Denver lo $44 annually 
In New York City. The median was $22 
In Dallas and Minneapolis. Esllmalcs 
were pegged lo llrsl-class Downtown 
suites or 5,000 square leel and modern 

-lacllllles in excess or 20,000 square reel 
In the suburbs. · 

• Retall rental estimates ranged 
from $12 a square fool annually In 
Kansas City and Phoenix to $30Q a 
square fool in New York City. Median 
retail rales or $30 were found In Miami, 
Minneapolis and Philadelphia. Retail 
esllmalcs were based on 1,500-square­
fool shops In prime locallons. 

• Industrial space rental estimates 
ranged from $2.50 per square fool annu­
ally in Minneapolis lo $5 per square fool 
In Boston. Allanla, Houston and Ka11sas 
City lied for second-lowest prices at $3 
per square fool annually. Six cilles lied 
for the median or $3.50. Eslimales were 
based on single-story 15,000-square-foot 
Industrial/warehouse units. 

News that Kansas City rental rates 
are near lhe bottom of the national 
market for major cities add to· the 
picture of the area olllce rental market 
painted by a Landauer study released In 
January. • 
: The previous study ranked Kansas 
City the fourth strongest oflice market 
In the country In terms or long-term 
projections for demand. The :u-clty 
"momentum Index" complied by Lan­
dauer ls a composite Index that relates 
growth predicllons for olllce employ­
ment to the pace or olllce construction. 
Only Chicago, Philadelphia and New 
York ranked higher than Kansas City, 
according the momentum Index. 

Mr. Kelly said current low rental 
values do not contradict the high rank­
ing on the momentum index, which ls a 
projeclion of future conditions In the 
market. 

"Kansas City is nearing the end of a 
worsening period In the oUice market" 
he said, noting the recent "rapid run-up 
ol vacancy rates" and "inlcnsc compcti· 
tion" for tenants that have pushed rental 
rates down. 

However, Mr. Kelly noted lhal Kansas 
City's vacancy rale Is very volatile 
because the market ls small compared 
with many others In the country. Al­
though the area vacancy rate is at 
historic highs, there are rew spaces 
available lhal arc big enough to accom­
modal.e large regional omces, he said. 
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Information for this guide is supplied by leasing representatives oi building owners. Leasing rates are subject 
10 change, without notice. For additional Information on specific properties please consult the rental contact. 

Office Leasing Guide Legend 

' • BuOdlng name & address 

AICBuUdlng 
1234MainSI, 
KMul Clly, Mo. 04111 ---,.., Commotci&I R.E. 

116-1111 

Total renlable square 
footage of building 
In thousands, 

No, of floors 

100.0 
10 

Dale of building 
completion 

EX: Existing 

Rfflbl..,.2 __ UC_:.,.U-n-de_r_co_n_"2 

$12•14 
Unble....--

350 EaptnH SlOP 

1980 
5.000 

Renta!Cong----~----'-,:,1------il--L---'t'---' 

~=~!. Space available 

Rent Escalator 
BY: Base Year 
CPI: Escalator lied to 
consumer price Index 

Expense Slop: Point at which 
p~led share 
of expenses Increase 

T.B.D,: To be c!:lennlned 

Lease Basis: 
Usable: Total square footage 
leased for office use 

Ren table: 
Total Square footage 
which may Include common 
areas such as lobbys, 
hallways, & restrooms. 
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The metropolitan area was broken into eight smaller 
,,.... ____ ~-_.. geographic areas as shown here. 

---- - I 
KANSAS CITY NORTH : ' ............... \ I Y,---i:-~~ 

I ~ 

' $ 

r--t-"'"'\,~G=-_:ovERLAHDPARK 
·-·--' •I'"• 

--- ----~--- -------~--

--- ----,ftlll,----- --- I ... ____ ...,_.., 
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AREA ID cont. 
................ -- Tnilfltl'IIIMI Ael'li/~ ..... , .... w. Dll•Mlldf-C...,... i 14,A.lf)Mrl -·-RocklllU Medl<&I Pl&D South Jim Hogan $0.0 $14.00414,$0 EX i e700TIOOII ChtlitlF.CurryRtalEtt&ttCo. 7 UUblO 41$-2.2QO 

' Kanl&I Clly, Mo. &1131 - - BY ! 
Rockllln Pn>ltlllonal Bldg, NonnCla/lt 13.1 TBD EX ' 
912E.83rd Whllney E. Kon & Co. Usal>II TBD 

; 

- Cllr, Mo. &1110 
.. &12°5711 BY ! 

State un, £HCUUV. Pa,k L.o.-. ao.o $21.411.00 EX . 
eo1o-eo10 State Un• LG.MootwCo. EIG&lalOt T ,500-15.000 • 
Kanl&ICl!r,Mo.- 341 .. 208 

United LlbOr Bulldlng 
-~=Co. 

eo.o '9.50 EX 
ll301RockOIIIRd. Ulllllt 1l00-2,400 
KlnlU City, Mo. &1131 &12-5711 BY 

Unlttd 111-1111 Banlc SOUll> BuUcllng TtrTYIOlnt 38.0 $12.50 1975 
9201 Wtld PllkW&y ---- 5,000 400".000 
KanuaCl,r,Mo.&1114 36$,4111 BY 

U,S, TtltcOffl BUIJdlng Mll<t P011ttVJoon s-ey 102.0 $11.21 1945 
901 E.111104-U'I llmmtt-sttinbtch IIR>ktr&gt Co. 9 Ulllllt 1.-.000 
K&MuClty,Mo.&4131 221-2200 BY 

WanlPanony01flctPar1<-North PtulOOth...- eo.o $19.00 StOl.1H5 
8330Wtld Pul<Way --- u.- 15,000tL ft. 
KantuClty,Mo,14114 311"7300 N~ 

Wan! Ptr1cwoy Olfl .. P...SO..lh KfttnF1lzpoltldc 495.0 W.00 UC 
9300 Wtld Pll1<Wey -- 3 UUblO 2$0,000 
Kanl&IQty,Mo.&4114 311"7300 Nfgolill>lt 

AREAE llesEast IP and ol1h th Ml R" East Jackson Countv: lhal area that o ueo N to • ssouri ,ver, to Include 
Raytown, Independence and Blue Springs ---- -- , ... _ 

,..,'--... , ..... bd. 0.lltf .... ~ ...... , ... -·-40PIOQCeflltr HonneWynn 12.3 T80 EX 
11004 E. 40 Highway ColporalaONlco~ ELIUlln 
lncltpendtnee, Mo. 64055 355-2244 NA 

UOHI-Centtr L-.-0.- 34.1 $4.50&119 PAOP1915 
. 9820 E. 3$0 Hlwey _,.,_,.RNIEslalt 3-6ytar z.eao 

11.tyrown, Mo. &1133 35M$95 3-6'"BY 

,QSHI-Cffl(., O.T,_,. 38.0 $5.00&up PROP 12/1915 
Eul48lll TOIT. & 1-4311 -&Robtrlsllotll!tlalo,Jnc. 3yttt 3,000&1111 
-., City, Mo. &1133 -- lmo<Cl'I 

IOO L 23rd Bulklfng .,.,,_ u $5.50-$0.$0 1975 
l!Oe E. 23rd SUN! l'lo-&-Co. Ron,_ 525 
indtpondtnCO, llo. 84GGO as.- NA 

1200 Ctrponll Ctntn Gtrlld/Gd- 11.0 $12.50 Incl. utL EX 
1200 SOWi Oult< Rd. Bk1o Springs Rttlly 1~11 eoo 1. up 
&1u1 s~. 11o. S40t5 ~4 Pl 

1to0 eo,,,on,11 Ctntn Gnkl & Gtll F11chtr 11.0 ,12.00413.00 Nov.11986 

1900 S. °"'"' Rd. BlulS!llinQSrotlly 1YNI eoo-1e,ooo 
BlulSpt1ngs,Mo. &1015 ~4 CPI 

- Clwll- 11.0 $10.Ql).$12.00 W/VIII. NoY.1198& 

2307 s. °"'" Rd. 
HIM.._..,lnc. 3Yrs. $004,$00 

&rue $"'1ngs Mo. S4015 22W827 BY 

- HlnYL- 10.0 $2.5CM5.00 EX 
7131 Pn>tpoc1/7117•7121 PmptCI H.L-RttllyCo. NA $00-8,000 
Kln111 Cl,r, Mo. &1132 303-1700 

1220 Blue Ridge c.,.Qff -~ 15.0 ,11.5CM 1 :Z.SO PROP 
leOO E. e3td Sl. --me. 5yr. 800-5.000 
-..ci,r,Mo.&1133 ~1111 Tu,MnM. 

HOOBulld:J -~ 10.5 5yr.,lntur. Aonl·19BG 
8500 E.113td I. -~Inc. $11.00 eooro2,<00 
Rlylown, Mo. &4133 -1111 

- kl_,. 7.1 2,500IMO. o< $275,000 ex 
10012 EU1 &llhSt. EqultyllotlEsltllColporl!lon Salt PncolRonrtl>lt 7,600 
K&,o,u, Cl,r, Mo. &1133 221-1125 CPI-BY 

12710 E. 40 Highway BIIB,ady 5.4 112.413.50 1979 
12780E. 40 Highway W.L BffllY .,,_111, Inc. NA 5,400 
lndtptndenct, Mo, 221-9011 

- IINco BIMt/Kalhy Roo 17.0 11.50 EX 
1 l800 E. 37th T.,,. uo e1-eo. Rtnlabltl 1,000 
.... p..Mo.S4055 221-.lOOO Esctl&lor 

Alpo Bulldlng J.,... 8. - 1.5 u.-se.oo PROP 
&ltd Ttn. & Winow AelMuMetroOnl u ... 1.,CPI 1,()0()-4,000 
Rty1own, Mo. &11:13 . 524-7008 

,,,._ ,, 
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AREAE cont. 
' ...,.,... ... ....,. -- ,..,_ 

lllfllll.lMtiMl~Eld. DlitltfW,.~ 
~ILi flNrl -·-AmfflUII B1nk8uJ4Jng Paul LMnoa1on 51.:l S12.501UllltMCI EX 

Ont wnr 1inr,out iMngC,Rubin&AUoe. Rff\table '50()-4 ,200 
l<afttuCiry,Mo,&4111 75&-:1182 --AmN1een Famlly lnaunnce Bu.lJdlng Tom Mudvneill 41.0 s12.00 3.$00 
IS301 Jamtl A. RMd Rold eosctw.u Banktr FulJHIYict 
K&Mu City, Mo. 75&-3535 

Autlln BulkU~ LE. Sdlumochet 10.0 $12.50 EX 
5906 Bannisttt Road Tht Sdlumadltr Group I.Id. 1-0yeus 1,000 
Kanau CUy, Mo.84134 763-1816 2" 

lttueAlda•'U' MatklllOOn 15.0 S13.00-Sl4.00 UC 
8220 61uo Rldgo CulOff Mod<-H-.lno. 5yr.&u:~ '50()-4,000 
Raytown. Mo. 64133 353-1111 

Blue Ridge Pt0lealon&I llulldlng _ Gtevg(loodman -
9503 E, 63rd SL - C:0,-&Company 
Roytown. Mo. 6411~ 471-0700 

Btu• Rkfa• Otflc, Condomlnluma GalyRumes BvHdtoSult 72,000/S89psl 1985 
~17S,RivetBIY<L Qlng11CII o ... 1opmen1Group As R1qu1rtd 
lndtpendtnce,Mo,IMOU 142-471-1113 

Siu, Ridge Shops B.Hanl!/F,Coul>on tl.O $'1.!048.50 1977 
8600 E. 63rd SI, Fred N. Coulson & Co. - -Raylown, Mo. 64138 :SU-8000 CPI 

8oHtmU1ffl'1 Lr.non Hau Lese tr Otln Jt. 11.0 113.5 EX 
5910E.e<IIIISL ~O.lllownCo. 
- City, Mo. 84138 931-2600 

u ..... 4,000, I 3,000 
NIA 

~ Offlce TawwButldlng -w,Donollue 01.0 112.50 197( e. 63rdSI. lqulfy Roal Ellale e u- 1,000,2.500 
~.Mo.84133 221-1125 BY -.. -w,Donohue 20.0 17.50 EX 
852G452111ayt-,Rd. EquttyRNI Estalo - 1, 100-.:,,000 
Raytown. Mo. 84133 22M125 Cl'l-llY 

c111re BulldlnO 1 Mlld\T...,_Downey 32.0 113.25 PROP3117 
1003 E. 23rd SL Leu!ng 011. T1111ter0ow1opo<a Ren.- 12.000 
~tnee,Mo.G,405.5 254-6533 l!xponse SIOp $3,00 

eocon111 omc, = . GonoR.Moffltt e.o 110.50 January, 1986 
241W420Eut BM1. Blocll&COmoony Cl'I 403to2.110 
Kano&,oCHy,Mo.84109 63M<IOO 

CO,i,ont1 Otfln Conc'lptl 
Cotponl~~ ... pta 

9.2 T80 UC5/198.5 
11004 E. <10 Highway HA E.lte.Su11n Ind.-...... Mo. - 350-2244 HA 

Corrington Bulldln,g -- 77.0 S7,-$a.OO 2.000&up 
1800 N, Comnoton , R.L9aan1&Asaoc. flentlble 
--.c,1y,Mo.84120 1.«187 BY 

er,,i., Bulldlna -Kaufman ' 12<101 E. ~ SL Collon&Co. 
lndtpon-.Mo.M055 471,0700 

lnl•=Pwo $llal0n01111n 15,0 $13,00 EX 
6301 quilal>I• Road Emy&Co. -· · 10,000 
--.City, Mo, 64120 631-8100 EJpeflMSIOIJ 

Eua1ne D. Brown BYlldlng Tom Krallll 4,0 T80 EX 
10201 E. 75111 SL euo-o.11n>wn&Co. -Raylown, Mo. 84138 :IU-4501 BY 

E.HcuUve Partc Offlee PlaD U Jerry Lechtent>erg :1'1.0 $12.-$1:J.00 EX 
8455 Eut Commtrce AYfflUI ex-P1111< Rtntable 900-4,000 
KansuClty, Mo,84120 241-eNO BY 

fc,m,-, Pltortm HOIIN Building Babt<uu,y 12.0 $5.0CI' .... '425,000 EX 
8501 E. 350 Hwy. :zlrnmel'Slelnlladl Ul@lo e,000,12.000 
KansuClty, Mo,84133 221-2200 Net U1llillH & jMilorial 

ClteaaBulkllnQ PIIM/1 M 18.50411 .00 1985 
1100 Oldhllll Plll1<way Boylan&Co. FullSffilce 4,500 
LH'I SUmnwt. Mo. 491.()()50 None 

OrNn Rkfge Offlc• Pattr; BobKN!ley 63.0 115.50417.50 Otc. 198WC 
10710E.350Hwy, :zlrnmel'Slelnl>eclt Ul@le 500-15,947 
l<ana&sC/ty, Mo. 84138 221-2200 EJpe1IM Slop 

Hlddtn CrNk Offlee Park TomHul 105.0 H.OO-S 12.00 EX 
~70&NolandRd. JA_Cono,NCUonCo. Expense Slop 500-5,000 
ialdef)t,11d•1C1, Mo. MOSS 3734IIOO NIA 

lftttntlt• Dn<dOens 1,0 T80 NA 
219 N 7 HIQhway 

'"""""' Conunen:ial -
NA 

8JI.M Sp,ingt, Mo, &4015 2211-7227 ex 
Jntentale Pta.a 11 OtMd F. I.Nls. Reallon •. o TSO 1985 
13720 E. 42nd T.,,., 47<14533 R-• lnd-•.Mo. EX.slop 

Ubl.Ide Ptaa I Jerry Lechtonbo<g :,e.o $12.413.00 EX 
1575 UntvtruJ A¥tnue ExK'UtNIPark f\l,nllbll ~.500 
Kan1&1 City, Mo. 64120 241-6e<IO BY 
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AREA Econt. .... ,... .......... _._ T.WAM11MI ,i..,.11.ewtlNll/"-lllld. O.•MISldt,~ 
14,11.lnooit -·-LN'• Summit Community Prof, Bldg. Jim Hogan. 16.0 $10.00 950 

600 N.W, Munay Road Charif• F. Curry AnJ Est.all co. 2 Usable 
LN'I Summit. Mo. &C003 - BY 

LH TtouVN Ptofaulon&I Ctn lit G,T, Robens/8. Prall< •,• S:,,90,$6.00 Complaltd 
8121 Blul Rid90 BM!. RolMn.l & RobtttsRt&J Esta.It, lnc, 1<lyr. 180&up ·, 
Ra_,Mo.6•133 3580595 CPI 

MtUOPlaa Sita w- 92.0 ss.oo-suo EX 
1648 E. &:3rd SI. - • eom..,,., Ullbll 1.ZOO. 18,500 
Klnus Clly, Mo, 6• 113 63M400 BY 

Noland P1ut Ottlce Cent« L,nn~ 34.S $10.00 1970 
3475 SOuth NOllnd Rd, LooEi- UW>II soo-3,000 
lnd~denct, Mo. f40$5 221.aooo BY 

Pfua201 Be<IIYiSIO Offico 8/dg. lnvnlOfl 24,0 $11,00triplt Ml EX 
Noland 11 PIN1doe 111-4000 Usable 1,00().6,000 
Ind•-· Mo. !54055 

l'luaConllr Don Ha/po< Sr. 2.1 TBO EX 
Main & 8- FayflHIIOB 7:tr,O 
PICUl!u, Mo. 6•078 331-6401 

RaytOW!I PIiio Shopping C.ntlf BrondollucldN 92.0 $7.50 EX 
83rd & Blue Ridge EQ\lily RIii Est Ill Renllbll 480-2.200 
Raytown.Mo.6•133 221-1125 BY 

AfJMAX Office Bulldlng DM!Aovlfl 26.2 $12.00413.00 UC 
11SOOE.42ndSL RE/MAXRHl!ora Renlll>II 11,000 
lndt9ond1nCO, Mo. 84055 373-&IOO NIA 

lloutllClntta350 Kon- 5.11 $9.50 
10215E.350Hwy. llojjan&CO. 4300 
Raytown. Mo. 51131 191.00SO 

loutMm tatta lulldlng 1 M1ldt TNltet/Otttchtn Oownlt 14.0 $11,00412.00 UCAuo. lH& 
1003 E. 23rd SL, LAutng Offico TNlllt 01. 1 IOp«I Rtnlll>II 7.500 
~enct,Mo.5'055 2$1,5$33 . BY 

-bUmlluUdlng DonRualll 3.4 sa.-s1.oo EX 
NOllndRd.&SOul1\lldl 8Nd. Clnllrt 21 Santi Fo -· 500 
lndfl)Mdtnct, Mo. lk055 2&2-6900 NA 

lwo,:,e HOllett.,-1 BIDMuny 2.0 $10.00 EX 
I09 N, 7 Hlg/May 8-8-RIII- . u.- 2,000 
Blu,e Sptings, Mo. &C01S Z2M391 NA 

Swope HoattNtr-2 IIIIIMuny l50 $6.00 EX 
IOOMoclc 6-Blot, Rall Estato Usabll 150 
81111 s-. Mo. 51015, 221M:191 NA 

Tlfflberbraok Otnct Pule SOOQ"91ch 10,0 $92po/ Oct. 1940 
1201 E.531d OingltchOo,olo(>mel~Cln,up AIA~ttd 
RaylOwn, Mo. 6•13:J 512-9399 ' 
TlmberUne-t IIIIIMuny 10.0 $10.00 PROP 
1201 Jtfftf»'I 6-Slot.R11IEstato Ullblo · 2.000 
Sluo Springs, Mo. !54015 Z2!1-6391 NA 

Tlmbertln• •2 BIIMuny 10.0 $10.00 PROP 
1201Jefftrton 6-Slot.RNIEstato Usabll 2.000 
Sluo Sp,lngs, Mo. 6•015 Z2N391 NA 

Unh"erul Praa J«ry Loclrtonbo<v,'T~ -
"5.0 $14,415.00 PROP 

17$0 Univffl.&I Plaza DIM Exocu1tvlP. Rlnlll>lo II00-45,000 
Kansu City, Mo, 241- BY 

USA 100 omco Complox Bil- 17.0 $12.5 1906 
OOOIIRa-Rd, Vonunl~ Ullbll 15,000 
RajlOWn, Mo. 6•133 491-8900 TBO 

USA 100 om .. COmplH SIISdlwortz LO $9,00 1977 
ea1a Reyt0wn Rd. Vonun/Amlsllvng/ONI" Usll>lo 2.100 
Rlylown, Mo. 51133 491-4ll00 TBD 

Wtttview 'U' OfflCH -~ 1:U $11.00 EX 
U01 E.53tdSL Mocll-Hogen, Inc. 740 
Raytown. Mo, 51133 353-1111 

AREA F Southeast Jackson County: 
Iha! a,ea Soulh of B71h SlrHI, East 10 KIS, South along 71 H;gh­
way Including lhoie areas of Hicl<man Mili., Grandview, 
Raymore/Bellon, Lee's Summit and HaniJonville 

.................. -- , ... _ 
llnlL_,lult/lllMClld. Olet--~ .._n,nean --- Jlmfl Memctl: 5.e $3.-.00 . EX 

205SEG,un RE/MAX M.UO Ono 1<1700tfleo •44t0WarthouSO 1,500,5,eat) 
LN's Summit, Mo, 54053 521-7055 

- Ma,y ot N .. I Hatlilkt 800 $500.00mo. EX 
319 South Main Hllflekl Rellfy NA 
LH'I Summit. Mo. 64083 524-9-470 
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BUILDING SALES 

Increased activity in building sates, both by investors and owner/users, is due to lower interest rates and limited 
partnerships divesting themselves of properties due to tax law changes (loss of favorable capital gains treatment and 
Investment interest deduction, as well as new passive loss treatment). Investors demand properties with good cash-on-cash 
returns, favorable debt terms, as well as good upside return through anticipated appreciation. Owner/users find real estate a 
continued, although reduced, tax shelter. But, the primary motivation for owner/users to purchase is pride of ownership, 
capping of future rental rates, controlled access for expansion, anticipated appreciation and control of operating 
environment to include HVAC, building access, security, etc. Small users are attracted to the growing condominium market 
which offers all the advantages of ownership to the small stable business, especially professional groups such as doctors an_d 
attorneys. 

SUBMARKET AREA 
Downtown 
East Kansas City 
Kansas Clly, Kansas 
Kansas City North 
Midtown/Plaza 
North Johnson County 
South Johnson County 
South Kansas City 

TOTAL 

AVERAGE LEASE RATES FOR OFFICE SPACE 
4th QUARTER, 1986 

VACANT OFFICE SPACE 
IN EXISTING BUILDINGS 

SPACE UNDER 
CONSTRUCTION (UNCOMMITTED) 

AVERAGE 
LEASE RATE 

$14.41 
$11.57 
$10.20 
$12.26 
$17.09 
$13.37 
$15.45 
$14.87 

$14,78 

LOW-HI 
$ 6.00-44.00 
$ 9.50-13.50 
$ 9.00-10.50 
$ 8.00-14.50 
$ 9.50-24.00 
$ 6.00-17.00 
$ 6.50-20.00 
$ 9.50-21.50 

$ 8.00-24.00 

EXCLUSIVE TENANT REPRESENTATION 

AVERAGE 
LEASE RATE 

$19.02 
$13.21 
$10.26 
$12.25 
$24.50 
$16.89 
$17.63 
$19.75 

$18.14 

LOW-HI 
$10.00-24.50 
$12.00-14.24 
$ 8.50-13.00 
$12.00-12.50 
$24.50-
$10.50-16.95 
$10.50-19.00 
$19.75-

$ 8.50-24.50 

With the complexity of today's office buildings, coupled with changing market conditions, more and more companies are 
employing a broker for tenant representation when considering a corporate relocation. Tenant representation involves the 
hiring of a real estate firm, on an exclusive basis, to evaluate a corporation's real estate requirements and to find the best 
ofllce space alternatives, both from a physical and economic standpoint. This service begins with the analysis of the tenant's 
present facility to determine the optimum condition for the tenant. All office space alternatives are compared on an equal 
basis and analyzed from a "present value" prospective to determine the most advantageous lease or sale alternative. This 
service permits the tenant to continue their day-to-day business activities, and yet maintain representation from a 
professional In the real estate business who understands your needs and who also has an accurate knowledge of current 
m·arket trends to help you make the best decision for your company. 

OFFICE BUILDINGS GREATER THAN 100,000 SQUARE FEET COMPLETED IN 1986 

BUILDING SIZE 

Two Pershing Square 490,000 
Commerce Bank Building 378,000 
United Missouri Bank Building 255,000 
Plaza West 280,000 
Board of Trade II 192,000 
Broadmoor Place II 119,000 
Commerce Plaza I 161,000 
Ughton Plaza I 120,000 
Corporate Woods 12 108,000 
4400 College Boulevard 108,000 

R = Rentable U • Usable 

FOR MORE INFORMATION, PLEASE CONTACT 
THE OFFICE DEPARTMENT AT (816) 756-3535. 

If, LEASED 

~ 
81'1, 

100% 
0% 

80'!, 
13'1, 
76'1, 
17% 
()'ti, 

18% 

LEASE RATE 

$19.00-$22.00 R 
$18.00-$20.00 R 
$20.00-$22.00 U 
$25.00-$30.00 R 
$20.46 U 
$15.50-$16.00 U 
$18.50 R 
$18.50 R 
$18.50 R 
$17.00 U 

3100 Broodwoy 
Suite 1102 

AREA 

OTN 
OTN 
OTN 

PLZIMIO 
PLZIMIO 

NJC 
SJC 
SJC 
SJC 
SJC 

Knnsn• City, Missouri G4 l l l 
(RIG) 75G,3535 
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In Mllllons 

11 

10 

9 

8 

7 

8 
5 

" 
3 

2 
1 

.5 
CTN SJC 

1987 Office Properties 

MARKET SIZE COMPARISONS 

NJC MID SKC KCN 

EXISTING 

UNDER CONST. 

EKC KCK 

The office building market In Kansas City has been extremely active In the mid 1980's. This activity has carried over into 1987 
with the Downtown market leading the way for the second straight year in· new construction with 1,152,000 square feet 
completed. In 1987 the suburbs wlll see over 1,750,000 square feet constructed, with over 550,000 square feet being 
constructed In the South Johnson County market. North Kansas City, Missouri and the Plaza/Midtown markets follow 
second and third respectively. 

OFFICE VACANCY 

Downtown vacancy rates Jumped considerably In 1986 and stayed well above the national index. The Kansas City Downtown 
vacancy average was 19.13%, almost 3% higher than the 1985 average. The suburban vacancy rate in Kansas City closed at 
17.5%, which Is only a 1.3% Increase from 1985's Fourth Quarter close, and well below the national suburban average of 
23.40/o. 

Quarter 

First 
Second 
Third 
Fourth 

Downtown National 

16.5% 
16.8% 
16.7% 
16.4% 

Suburban National 

22.5% 
23.3% 
23.8% 
23.8% 

Downtown Kansas City 

18.5% 
19.2% 
18.9% 
19.9% 

Suburban Kansas City 

16.9% 
17.7% 
19.5% 
17.5% 

,rcentage DOWNTOWN Percentage SUBURBAN 

·2 

0 19.9 
18.5 __ ..!.9_! ____ 2!;?.----· 

8 ·---
6 

16.5 16.8 16.7 16.4 
4 

2 

0 

8 
1 2 3 4 Quarter 

Kansas City/Downtown __ _ 
NatiOMI ___ _ 

24 
23 
22 
20 
18 

16 

14 
12 

10 

23.3 23.8 23.8 

--·---- 19 5 - ............ .------- . ....... 
16.9 17.7 17.5 

8 i::....._..._ ___ ........ ___ _._ ___ ..__ 
1 2 3 4 Quarter 
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The price of office space 
Allor a surge of bullding In the mkl-1900s, soma segments of tho Kansas City area of flea market have filled enough space lo allow 
lease rates to gradually rise. But rates In other parts of the area have dedined, reflecting fierce compelilion for tenants. 

A-quolld loase to!H lot nlsdng office- h lht Kmsos Cl!y wn. • Ralos quolOd in por •-• loot pet ytat, 

In doUars per 18.2 
square fool ~ 1st quarter1980 

c::J 4th quarter 1905 16,0 16.0 

OD 

Downtown East K:insas City, 
North · 

KCK Midtown NMh 
Johnson 
County 

South 
Johnson 
County 

South 
KansasClty Kansas City 

"The fnfonmatlon Is ·based on multitenant bui'fdlngs with 20,000 or more square 
fuL Government and medical bulldings mo nor indudod. The quoted rates • 
servo as a gufdoline and do not refloct nOl)olklled rates and concessions 
uranled by landlords. AU numbers hDVe bitan roundod. . 

Vac3.ncies dip i11 KC office market 
By Juliu.s A. Ka rash 

01 lho B"'1neu Slatt 
Now, more than a year ancr the mid• 

1980s consrruc:rion boom began 10 fizzle, 
the Kllnsns City area office market i., seeing 
a general rrenll toward lower vacancy rotes 
and higher rents. 

Industry CJ1pcru, shoppers for office space 
and rho latest dau, on vacancy and lease 
ra1es point 10 the fact that, overall, the area 
is no1 the tenant's market it was a yenrago. 

Howcver, the kind of deal you can gel on• 
lease depends on how much space you need 
and where you're lookintt- New space Down­
town and in the Country Club Pfau area has 

been filling up at a steady pace, bur rehabili• similar to or slightly less than those in 
lated Downtown buildings are crying for markets such as St. uiuis; Denver; Des 
tenants. There i.1 an abundance of space Moines,lowa;andlndianapolis. , 
available for small tenants in sou them John- Like much of America, Kansas City is 
son County and south Kllnsas City, but catching its breath after an office building 
those areas arc running shon on space for boom. In the mid-1980s, pcnt•up demand 
those who need a full floor and more. · and favorable rax laws fueled hundreds of 

The situation pretty much mirrors region- millions of dollars wonh of development, 
al trends. and construc:rion cranes were swinging 

Richard D. Daicr, a senior vice president throughout the metropolitan area. 
with the Leo Eisenberg Co., said the overall In comparison with some cities in the oil 
office vacancy rate of 22 percent was on a potch, Kansas City's boom was less spcctae­
par with comparable Midwestern cities, ularand easier to recover from. 
such as-Indianapolis. wwc•re not a Houston, where in the early 

Baier said the uca's lease roles were See LOWER, D-50, Col, I 
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Lower vacancies, higher r·ents mark KC office market 
Continued from Page_ D-1_ 
to mid-"80s they were getting great 
rates and in 1986 the bottom 
dropped out,"" said Greg Swetnam, 
a sales consultant with Coldwell 
Banker Commercial Real Estate 
Services. 

"'It just proves that Kansas City is 
a conservative, stable groY.1h mar­
ket.•• 

But even relatively stable growth 
in K.ansas City led to a glut, and 

MONEY 
Continued from Page D-42 
.....,1,.,n,1.lolTE " '·" -.m 
:~~~n " C.Jf, tm .. c.ot .n 
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tenants were able to gel great deals 
on leases. 

But now the picture has changed 
in many parts ofthc area. 

Among the implications: _ 
• Companies shopping for a fa­

vorable lease may have a hard time 
finding landlords who will let them 
have a few months' free rent and big 
concessions on decorating and utili­
ty bills. 

• Tcn3.nls whose leases arc com­
ing up for renewal might be facing 

it1Hr10nFMA,M&al " Ul - ,fl 
Shea,HVTF .. .... 
Sl•.,dbYT••E• C " UJ + ,OI 
SlelnRo.Ta1Ex g ...... -.1• 
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highcrrcnls. plans. According to those kinds of 
Meanwhile, as office space con- agrceinents, tenants pay reduced 

linucs to fill up ever so gradually, rent for a sci period. 
the experts aren't cxpccling another The kind of deal you can gel on 
office construction boom any time an office lease depends on how 
soon. much space you need and where you 

•·Thcrc•s not going to be much want to be. 
happening cdnstruction-wisc the "If you're a small- to medium­
rest or this year an.d the first part or sized user, you have lots or aJtcma­
next year," said John Stacy, an· tivcs,0 said J. Christoph"er Wally, 
executive vice president with senior vice president of Jones & Co. 
Cohcn-Esrcy Real Estate Services Realtors and Mortgage Bankers. '.'If 
Inc.. "'lt'sjuslpartofthccyclc." you're a large user, you have few 

Landlords and tenants are both alternatives.." 
part of a real estate cycle that's Swetnam pointed out that a large 
turning around. , supply of existing space for brcc 

"I think that it's finning up in the users was available Downtown, near 
entire metropolitan area, and this is the airport and, to a lesser extent, 

· virtually true in all submarkcts," alon& the College Boulevard corri­
said M1diael E. Hans, a vice prcsi• dor. 
dent of Cohcn-Esrcy. '"It's basic A tighter market for large chunks 
supply and demand. Vacancy rates of space in the Country Club Plaza 
arc going down, and prices arc com• area is affecting the plans of the 
in& up." Polsinclli White Vardeman & Shal-

Phil Trovato, vice president of ton law firm. Polsincll While, which 
Citicorp Credit Services Inc. in has its main office in the Plaza, is 
North Kansas City, said he had cramped for space and has been 
been gelling fewer calls lately from shopping for new quarters for about 
people hawking office space. a year and a half. 

Trovato said he thought that that Frank Ross, head of the firm's 
was partly because he was gelling a office expansion committee, said: 
reputation for saying no and panly --we•rc principally looking in the 
because of market conditions. Plaza area. The consensus for a long 

"'I _ think that the glut is being time was that the Plaza market is 
absorbed, because people arc mov- sofl. 
ing around, leaving older space for 0 But o\·er the last year or so as 
ncwerspace,"hcuid. we've been looking, wc·ve seen de-

Thal kind of mo,·cmcnt can _ere- vclopmcnts such as Plaza West and 
ate higher vacancies in older space One Main Plaza take on a number 
as newer space fills.up. Bui overall, of tenants. Those projects arc sub­
signs of a lighter office marketplace stantially leased up to where a user 
arc becomina commonplace. One of our size is precluded from those 
indication is the level of conces- buildings." 
sions, or extra incentives that land- Rchabililalcd office space Down-
lords offer to nail down a lease. town remains the toughest market 

Sarah C. Adams, an office leasing to find tenants for. Baier, of 
specialist with Zimmer Real- Eisenberg, said the vacancy rate for 
tors/Developers, said offers of free Downtown rehab space was about 
rent in the first part ofa lease were 3S percent, compared with an over• 
_being rtplaccd by v,aduatcd rcn~ .. !'11 J?_o_wnto"'1 rate of_ 20 percent to 

22pcrccnl 
Wally said there was not enough 

of a price difTcrcntrial between 
Downtown rehab space and bii;h­
qualily, non-rehab space in the 
Ame area. 

"I've seen rehab buildings with 
rates in the S 12" per square foot per 
year range, Wally said. 

"You could go to a very high­
quality older building Downtown 

. that's nol a rehab for $14 or SIS," 
he said. "You can get Oass A space 
Downtown for S 18 to $20." 

As space continues to fill up. 
demand v.ill be created for more 
office space. Bui those in the indus­
try don't expect to sec another mid .. 
I 980s-stylc construction boom any 
time soon. They say growth "ill be 
slower and steadier because: 

O A tremendous amount or pent• 
up demand for office space has been 
met. 

O The country's tax Jaws no long­
er encourage risky real real estate 
,·cnturcs. 

• Lenders arc more particular 
about the kinds of projects they will 
finance. 

Hans, of Cohcn-Esrcy, said, 
'"You'll sec buildings built for sound 
economic reasons, and not because 
lhe financing is available:' 

Baier, of Eisenberg, noted that 
there were many dcvtlopmcnts be­
ing planned or about to be started, 
such as the Sailors and Steps of the 
Plaza projects near the Plaza. Proj­
ects also arc being planned for 
Downtown~ College Boulevard, the 
airpon area and \\'ard Parkway. 

But ii won't be like the go-go days 
of a few )·cars ago. 

'I'd like to sec K.ansas City go 
throupi another cycle like we've 
cxpcncnccd, but I don't sec it in the 
cards." Baier said. "I think that 
you're going to sec developers be 
somewhat more conscrvati\'e." · · 
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Ke,:;.ies~eJ f:o~: 
L'ate- ~equestee: 

Uary ~ .. e11:ns 
:0128/92 

;,.Clo o ! ~• o;.,L. ,. -. ::.-:,:...:: 
" ,. ' '•·.-

OATA lNFORl!AiION REQUEST 
HlS;QURI PUBLIC SERVICE DIVIS,ON 
CASE Nu. ER-93-37 

,,,. rw 

REC'D 

,-. ,- 7 
Uvl 

'rile attacr'ted 1nior•atlon prov10ed to the r.issoun ~ubhc Service Co11iss1on Stai! in respor,se to the abcve cat.a 
:nfor;ati!Jn :equest 1s accurate and co•olete, and contains no i:aterial iisreoresentat:.ons or oiissions, base:i :.rio.n :-reser.t 
iact: of vn1c~ the Ynde:signe<i tas Knovleoqe, 1niorEat1on or Del:ei. ihe unGers1gned agrees to 1;;ec1ateiy :.~:C:t tne 
~:.sscn:n fobll: Ser-vice Conission Staff 1:, dun:'ig the pender1cy of Case Ito. ER•9J•3i De:!o:e ti",e Cou,is::o:-., a::y utte:s: are 
:::covered vn1ch vo~ld :aterially affect :he accuracy or cotpleteness of the attached ir.fo:;at1vn. 

:i th.esa data are volu1inous, -please tll identify the relevant docusents and t:'ieir iJcat1on l2) ;ake ar:a:-qe1:i,;.s v::n 
req.1estor to h.ave docu1ents avulable for inspection in :he !USSOURI PUBLIC SERVICE [1iVISICH vf!:ce, or o::ie: .:. ,::a::0:1 
1utuaily agreeaole, ~here identification oi a document is requested, br1etly descr1De the do::~•er.t te.g. boor., letter, 
seaoranduc, report) and £tate the following inforcation as applicable for the particular do:u•ent: na;e, tit:e, nu:~~:, 
a;.;thor, Cate c! p~bli::ation anC publisher, addresses, date vritten1 and the r1a1e and address o! :ne personls; :-.avi~; 
possession oi the docuaent. As used :.n this data request the tera 'do::u•enttsi• includes publicauon of any !cr;at, 
vorkpapers, ietters, aemoranda, notes, reports, analyses, co;put~r an~lyses, test re~ults, stuales of data~ :e:~~d1ngs, 
transcriptions ana pnn~eo, typeo or vntten 11at.eriais of every r.1nd in rour posses:non, :::.:stocr er con~ro1 v;.t:l:.n yo.::­
knovledge. 7t1e pro~'.!un •y{l1..' or 'i'C'..:r' :~!e:-s :c ~:SSO'.JR: ?JB..IC SE?.V!Ct. :•:v.s~c~ a~.d ~::: e•~::yees, :0:1~:-a::::s, 
agents or ~..r,ers ecploye:: O)· o: a:ting :r: : :s behsl!, 

Signet B)': __________ _ 

Date Response &e:::e:ived: __________ _ 
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Requested Froa: 
Date Request~: 
:nto:1:t1·:>·n itequestej: 

Gary C!eaens 
1812&192 

DATA IIIFORKATIOH REQUEST 
KISSOURI PUBLIC SERVICE DIVISiOH 
CASE HO. ER-93·37 

Ho. 130 
Attachaent 

REC'D 

n ,T '"J n 1"0? ._, .... ' ~ i,) .~ .... -

riease prcvide the Staff vith a :opy cf the base !or each tenant in the Gre-en Ridge Office Park. ?~ease e>:pres:s the 
iease rates 1n ~oin rentaDle space ana usable space rates. 
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MISSOURI PUBLIC SERVICE 
DATA INFORMATION REQUEST 

Case No. ER-93-37 

Requested From: Brad Lewis 

Date Requested: October 28, 1992 

No. PSC 130 

Information Requested: Please provide the Staff with a copy of the lease for each 
tenant in the Green Ridge Office Park. Please express the lease rates in both rentable 
space and usable space rates. 

Requested By: Larry G. Cox 

Information Provided: See attached. 

Date Information Provided: November 12, 1992 

SCHEDULE 9-3 



S:\93EUPOAT\GOOATREQ.WK1 03-Nov-92 03:23 PM 

SUMMARY OF TENANT RATES AT GENERAL OFFICE 

RENTABLE USABLE 

AREA RATE AREA RATE 
TENANT (SQ. FT.) (PER SQ. FT.) (SQ. FT.) (PER SQ. FT.) 

MPS 26,680 13.91 23,200 16.00 
MPS 8,539· 8.70 7,425 10.00 
PRUDENTIAL 6,437 10.94 5,597 12.58 
ALLSTATE 

INSURANCE 2,358 13.45 2,050 15.46 
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Req,,ested From: 
Date Requested: 
Infort1ation Requested: 

GARY L. CLEMENS 
11/06/92 

DATA INFOffio'.ATION REQUEST 
MISSOURI PUBLIC SERVICE DIVISiOII 
CASE NO. ER-93-37 

No, 

REC'D 

NOV CG 1992 

PLEASE PRO\IIDE AN ITEMIZED LIST DETAJLIN5 THE ANTICIPATED COSTS OF LEASEHOLD IMPROVEMENTS DISCUSS,D ON PAGE 2I OF THE 
DIRECT TESTIMONY OF GARY L, ClfNENS, 

Requested By: Larry 6, Cox 

Information Provided: SEE ATTACHED 

-------------------------------------------
The attached infori,ation provided to the Nissouri Public Service Cor,mission Staff io response to the above data 

inforroation request 1s accurate and co11plete, and contains r.o natet•ial 1111srepresentc.':ions or OMissions, based uoon present 
facts of which the undersigned has knowiedge, information or belief, The undersigned acreas tc, i111ediatelv rnforo: tne 
Missc,uri Public Service Conaission Staff if, during the pender,cy of Case No, ER-93-37 fief,,re the C-ission, any r.atters are 
discovered which would 11aterially affect the accuracy or COlllpleteroess of the attached infol'fllation. 

If these data are volwainous, please (I) identify the relevant docw,,ents and their 1.-catior, (2) 11ake arranger,,e,.ts with 
requestor to have docurtl!nts available for inspection in the MISS!XJRI PUBLIC SERVICE Di\'lS:ON office, or other lo:a: :or, 
~utually agreeable, Where identification of a document is requested, briefly describe t,e docu"ent (e.g. oook, letter, 
Mer<orandum! report) and elate the following infori,alion as applicable for the particular docull!l!n:: ToaJ1e1 title, r,u::ber, · 
author, da e of publication and publisher, addresses, date written, arl(! the name and adcrass of the pe/'SOn(s) having 
possession of the docu11ent, As used ir, this data request the ter~ "docuiier,t(sl' 1r,ciudes publication of any foruat, 
.,,,.,_papers, letters, memoranda, notes, reports, analysesL coaputer analyses, test results, studies of data\ recorarnos, 
trans:riotions ar,d printed, typed or •Titten aaterial; or every kind in vour possession,_ custody or contro with:r, voui· 
kroOHledge, The pronoun "yo1J' or "your' refers to HISSOORI PUBLIC SERVIC~ DIVISION and :;s e,,ployees, contractors, · 
,1ger,ts or c,thers e<Jpl,:,yed hy or acting in its oehalf. · 

Sigr,eo By: .l~slliw..~ 
Date Response Received: -~---~---

Prepare, 9y: f , _f_(, ,, t J;z;.,:,t_ =-'--!:'-•---
<;('HF.DI fl ,E 10-1 



MISSOURI PUBLIC SERVICE 
DATA INFORMATION REQUEST 

Case No. ER-93-37 

Requested From: Brad Lewis 

Date Requested: November 6, 1992 

No. PSC 222 

Information Requested: Please provide an Itemized list detailing the anticipated costs 
of leasehold improvements discussed on page 21 of the direct testimony of 
Gary L Clemens. 

Requested By: Larry G. Cox 

Information Provided: See attached. 

Date Information Provided: November 12, 1992 
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{) R. z. l. 2.. 

•. -_)llorl/Dmlopers 
EXHIBIT "A" 

SCHEDULE OF VALUES 

., 

.,l-o ... 

'_ARCHITECTURAL SERVICES 
·.f.BUJLDING PERMIT 
,JJNf.L CLEAN 

. ;.pUMPSTER 
\WINDOW BLINDS 
·ei.:ocK, BACK, DEMO, DRYWALL 
: H.M\ F.H., DOORS - · 
· '_'_Gl.A.z I NG 
--PAINT /VINYL/FABRIC 

ACOUSTICAL CEILINGS 
: CABINETRY/CASEWORK 
·-· FIRE EXTINGUISHERS 

MATERIAL HOISTING 
• REFRIGERATOR 
ICE MACHINE 
MICROWAVE 
PROJECT MATERIALS 
FLOORING 
PLUMBING 
HVAC 
ELECTRICAL 
CONSTRUCTION MANAGEMENT FEE 

TOT AL COST OF THE IMPROVEMENTS 

1220 W,IShlK)itJO 110 lku "1~317 

$ ·. 2,297.76 
·$ · ._ 390.00 
$ 684.00 
$ - - 440.00 
$ · 970.00 
$ 11,295.00 
$ 13,455.00 
$ 1,350.00 
$ . 12, I 00.00 
$ 5,721.00 
$ 16,420.00 
$ 200.00 
$ .1,000.00 
$ 766.29 
$ 845.00 
$ 266.57 
$ 6,740.47 
$ 12,279.00 
$ 2, 167.50 
$ 22,785.00 
$ 21,362.00 
$ 3,749.53 

$ l37,2U4.l2 

~_g~✓ 
ZIMMER CONSTRUCTION SERVICfA' 

(IIICil ~;•1-;1~00 fAX {11\G) 8,\2·2790 
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Requested Frau 
Oate Requested: 
lnfornation Requested: 

GARY L, CLEHENS 
11/24/92 

OAlA !NfORl'AllCII REOUESI 
lilSSOURI PUBLIC SERVICE DIVISICII 
CASE NO, ER-93·37 

3'/0 

REC'D 

WAAT IS THE A'(fJCJPATEO A'lll.l\LIZEO A'iORTIZATICII EXPENSE OF THE LEASEHOLD IHPRC/JBl81TS FOR THE FIIHSHING UORK 10 BE OC'IIE 
Ill THE CIJ1PA'N'S ll0,88 PER S01.1\RE FOOT AREA OF THE GREENRIOGE OFFICE PARK? PLEASE PRC/JIOE ALL SUPPORTUIG CALCULATIC!IS, 

Requested By: 

lnfor11ation Provided: 

The attached infor11ation provided to the Hissouri Public Service Canission Staff in response to the above data 
infor11ation request is accurate and cinplete, and contains no 11ateriat nisrepresentations or missions, based upon present 
facts of which the undersigned has knouledqe, infor11ation or belief, The undersigned agre,s to innediateJy infol'III the 
Missouri Public Service Cmission Stall ii, during the pendency of Casello, ER-93·37 01fore the Ccmtssion, any matters are 
discovered which would 11aterially allect the accuracy or cinpleteness of the attached inlornation, 

If thm data are voluninous, please (I) identify the relevant docunents and their location (2) nake arrangenents with 
requester to have docunents available for inspection in the HISSOURI PUBLIC SERVICE OIVISIC!I office, or other location 
nutually agreeable, Uhere identification of a doc1nent is requested, briefly describe the docunent <e.g. book, letter, 
menorandun 1 report> and state the follouing inlornation as applicable for the particular docooent: nane, title, nunber, 
author, date of publication and publisher, addresses, date written, and the nane and address of the person(sl having 
possession of the docunent. As used in tnis data request the tern 'docunent(sl' includes publication of any fornat, 
workpapers 1 letters, nenoranda, notes, reports, analyses! cmputer analyses, test results, studies of data! recordings, 
transcriptions and printed, typed or written iaaterials o everr kind in your iossession, custody or contro within your 
knouledge. The pronoun 'you' or 'your' refers to HiSSOURI PUB IC SERJICE DIV Sllll and I ts enploms, contractors, 
ag,nts or others enployed by or acting in its behalf. 

Signed By: ;:Lv tch,,-,,, 
Date Response Received: _______ _ 

'. 

SCHEDULE 11-1 



MISSOURI PUBLIC SERVICE 
DATA INFORMATION REQUEST 

Case No. ER-93-37 

Requested From: Brad Lewis 

Date Requested: November 24, 1992 

No. PSC 340 

Information Requested: What Is the anticipated annualized amortization expense of the 
leasehold improvements for the finishing work to be done in the Company's $10.00 per 
square foot area of the Greenridge Office Park? Please provide all supporting 
calculations. 

Requested By: Larry G. Cox 

Information Provided: See attached. 

Date Information Provided: December 8, 1992 

SCHEDULE 11-2 



ANTICIPATED ANNUALIZED AMORTIZATION EXPENSE 
OF LEASEHOLD IMPROVEMENTS FOR FINISHING WORK 
TO BE DONE ON COMPANY'S $10.00 PER SQUARE 
FOOT AREA OF THE GREENRIDGE OFFICE PARK 

-
ANTICIPATED COSTS (DR 11132) 

LIFE OF LEASE 
4 YEARS AND 1 MONTH (PER LEASE) 

ANTICIPATED MONTHLY AMORTIZATION 

ANTICIPATED ANNUALIZED AMORTIZATION AMOUNT 

Note: Leashold Improvements would go to account 390 depreciable 
group II 1. Amounts are amortized straight line based on the iease life. 

A:\DR340.WK1 
0S-Dec-92 

11:21 AM 

139,000 

49 

2,836.73 

34,040.82 

SCHEDULE 11-3 



Requested Fr1111 
Oate Requested: 
Infor11ation Requested: 

~RY L, CLEHENS 
12/18/92 

DATA JIIFO~Tl IN REOUEST 
HJSSOURI PU8LlC SERVICE DIVlSICtl 
CASE ND, ER-93-37 

No, 421 
REC'D 

DEC 1 0 1992 

W~T JS THE USEFUL LIFE EXPECTl\'ICY OF THE LEASEHOLD IHPR(IJEHENTS Ill THE $18,88 PER SOl»\RE FOOT LEASED AREA? 

Requested By: 

lnfornation Provided: 

Larry 6, Cox 

SEE AIDCHEQ 

.i 

The attached infor11ation provided to the Hissouri Public Service C1111ission Staff in response to the above data 
infornation request is accurate and cinplete, and contains no 11aterial nisrepresentations or inissions, based upon present 
facts of which the undersigned has knlMltdge, infornation or belief, The undersigned agrees to irnediately inforn the 
Hissouri Public Service C1111ission Staff if 1 during the pendency of Case No, ER-93-37 6efore the C<ll!Bission, any 11atters are 
discovered which would 11ateriallY affect the accuracy or cinpleteness of the attached infornation, 

If these data are voluninous, please (I) identify the relevant docunents and their location <2> make arrangenents with 
requestor to have docunents available for inspection in the HISSDURI PUBLIC SERVICE DIVISIIN office, or other location 
nutually agreeable, Where identification of a docUilent is requested, briefly describe the docunent (e.g. book, letter, 
111enorandunl report> and state the fol11Ming infornation as applicable for the particular docunent: nane, title, nunber, 
author, da e of publication and publisher, addresses, date written, and the nane and address of the person(sl having 
possession of the docunent, As used in tnis data request the tern 'docunent<s>' includes publication of any for11at, 
workpapers, letters, nenoranda, notes, reports, analyses! cinputer analyses, test results, studies of data I recordings, 
transcriptions and printed, typed or written 11aterials o every kind in your possession, custody or contra within your 
kn1Mledge, The pronoun 'you' or 'your' refers to HISSOURI PUBLIC SERVICE OIVISllll and its l!!lployees, contractors, 
agents or others enployed by or acting in its behalf, }j 

Date Response Received: _...,,.... ______ _ 

Signed By: q.,
0
,(c&w.~ 

,~ -111-, .,_ 
Prepared By: Ana /1/~/.se .J 

SCHEDULE 12-1 



MISSOURI PUBLIC SERVICE 
DATA INFORMATION REQUEST 

Case No. ER-93-37 

Requested From: Brad Lewis 

Date Requested: December 10, 1992 

No. PSC 421 

Information Requested: What is the useful life expectancy of the leasehold 
improvements in the $10.00 per square foot leased area? 

Requested By: Larry G. Cox 

Information Provided: The useful life expectancy of the leasehold improvements in the 
$10.00 per square foot leased area is the life of the lease. However, if Missouri Public 
Service owned those items they would most likely go to accounts 390.00 and 398.00. 
The depreciation rate for 390.00 is 2.04% which equates to 49 years for the useful life. 
The depreciation rate for 398.00 is 6.25% which equates to 16 years for the useful life. 

Date Information Provided: December 16, 1992 

SCHEDULE 12-2 


