
MoPSC 0032 
 

DATA INFORMATION REQUEST 
Missouri-American Water Company 

WA-2023-0071 
Smithton Acquisition 

 
 

Requested From: Mary Beth Hercules 
  
Date Requested: 10/13/2022 

 
Information Requested: 
 
RSMo Section 393.320.3 (1) states, “An appraisal shall be performed by three appraisers. One 
appraiser shall be appointed by the small water utility, one appraiser shall be appointed by the large 
water public utility, and the third appraiser shall be appointed by the two appraisers so appointed.” 
Please identify (1) which appraiser was selected by the City of Smithton, (2) which appraiser was 
selected by MAWC, and (3) which appraiser was selected by the previous two appraisers. Additionally, 
please provide documentation showing support of each utility independently selecting each 
appraiser. 
 
Requested By: Keri Roth – keriann.roth@psc.mo.gov   
 
Information Provided: 
 
The appraisal selections for Smithton are below: 
 
The small water utility (Smithton) selected - Colliers International 
The large water utility (MAWC) selected - Edward J. Batis & Associates, Inc. 
The appraiser appointed by the two appraisers - Dinan Real Estate Advisors, Inc. 
 
Please see MoPSC 0032 – Smithton_Attachment 1 for the communication where the City of Smithton 
chose their appraiser. 
 
Responsible Witness: Tim Luft 

 

mailto:keriann.roth@psc.mo.gov


From: Damian Lemens
To: Nikki Pacific S Pacific
Cc: Matthew A Barnhart; Melisha N Billups; Joe Batis
Subject: Re: Missouri American Water – Appraisal for the City of Smithton Water and Wastewater System
Date: Tuesday, July 21, 2020 4:51:28 PM

EXTERNAL EMAIL: The Actual Sender of this email is mayorofsmithton@gmail.com
"Think before you click!".

Thank you and I apologize for the late response. I believe we will go with Colliers
International. More or less they all seem well qualified so I guess we will go with a KC
company.

Thank you

Damian Lemens

On Tue, Jul 14, 2020 at 2:05 PM Nikki Pacific S Pacific <Nikki.Pacific@amwater.com>
wrote:

Mayor,

Our appraiser is available to come by today to introduce himself. His name is Joe Batis.

Please let me know if this poses an issue or if you have any questions. Please anticipate his
arrival this afternoon.

Nikki Pacific

Manager Business Development

Proposal & Integration

Missouri American Water 
727 Craig Road

St. Louis, MO 63141

O: (314)996-2215
C: (314)370-9669

Nikki.pacific@amwater.com
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From: Nikki Pacific S Pacific 
Sent: Tuesday, July 14, 2020 11:24 AM
To: mayorofsmithton@gmail.com
Cc: Matthew A Barnhart <Matthew.Barnhart@amwater.com>; Melisha N Billups
<Melisha.Billups@amwater.com>
Subject: Missouri American Water – Appraisal for the City of Smithton Water and
Wastewater System

Good Morning Mayor Lemens,

My name is Nikki Pacific and I am the Manager of Business Development with Missouri
American Water. I will be coordinating the appraisal process for the City of Smithton water
and wastewater systems.

Per the Missouri Statue (attached), “one appraiser shall be appointed by the small water
utility, one appraiser shall be appointed by the large water public utility, and the third
appraiser shall be appointed by the two appraisers so appointed.”

The “large water public utility” which is Missouri American Water will select an appraiser.

The “small water utility” which is Smithton will select an appraiser.

The attached list contains the names of the appraisers that are on our vendor list for appraisal
service. The highlighted appraisers on the list have been previously utilized for water and/or
wastewater system appraisals. I have attached the qualification reports for those appraisers.
If you would like a qualification report for other appraisers on the list, you can reach out to
the contact information listed or let me know and I can reach out to request the information.
If you would like to select an appraiser that is not on the list, please provide me with their
contact information so I can get them qualified to provide appraisal services.

As outlined in paragraph 6 in the Letter of Intent, we will handle the appraisal cost so I will
take care of getting the contracts secured for the appraisal services. Once you provide me
with the name of the appraiser the City has selected, we will select an appraiser. I will also
introduce them to each other as they must select the third appraiser. The three appraisers
then form an appraisal team who will produce one appraisal report.

Please feel free to contact me or Melisha Billups (copied on this email) if you have any
questions or concerns. We look forward to working with you.

Thank you,

Nikki Pacific

Manager Business Development

Proposal & Integration

Missouri American Water 
727 Craig Road

St. Louis, MO 63141
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O: (314)996-2215
C: (314)370-9669

Nikki.pacific@amwater.com

This email and any files transmitted with it are confidential and intended solely for the use of the individual or entity to whom they are
addressed. If you have received this email in error, please notify the sender. Please note that any views or opinions presented in this email are
solely those of the author and do not necessarily represent those of American Water Works Company Inc. or its affiliates. The recipient should
check this email and any attachments for the presence of viruses. American Water accepts no liability for any damages caused by any virus
transmitted by this email. American Water Works Company Inc., 1 Water Street, Camden, NJ 08102 www.amwater.com
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←393.310 393.410→

Missouri Revised Statutes
Chapter 393 

Gas, Electric, Water, Heating and Sewer Companies 

Section 393.320.1

August 28, 2016

Acquisition of small water utilities, establishment of ratemaking rate base, procedure.

393.320. 1. As used in this section, the following terms mean:

(1) "Large water public utility", a public utility that regularly provides water service or sewer service to more than eight thousand customer connections and that provides
safe and adequate service but shall not include a sewer district established under Section 30(a), Article VI of the Missouri Constitution, sewer districts established under the
provisions of chapter 204, 249, or 250, public water supply districts established under the provisions of chapter 247, or municipalities that own water or sewer systems;

(2) "Small water utility", a public utility that regularly provides water service or sewer service to eight thousand or fewer customer connections; a water district established
under the provisions of chapter 247 that regularly provides water or sewer service to eight thousand or fewer customer connections; a sewer district established under the
provisions of chapter 204, 249, or 250 that regularly provides sewer service to eight thousand or fewer customer connections; or a water system or sewer system owned by a
municipality that regularly provides water service or sewer service to eight thousand or fewer customer connections; and all other entities that regularly provide water service or
sewer service to eight thousand or fewer customer connections.

2. The procedures contained in this section may be chosen by a large water public utility, and if so chosen shall be used by the public service commission to establish the
ratemaking rate base of a small water utility during an acquisition.

3. (1) An appraisal shall be performed by three appraisers. One appraiser shall be appointed by the small water utility, one appraiser shall be appointed by the large water
public utility, and the third appraiser shall be appointed by the two appraisers so appointed. Each of the appraisers shall be a disinterested person who is a certified general
appraiser under chapter 339.

(2) The appraisers shall:

(a) Jointly prepare an appraisal of the fair market value of the water system and/or sewer system. The determination of fair market value shall be in accordance with
Missouri law and with the Uniform Standards of Professional Appraisal Practice; and

(b) Return their appraisal, in writing, to the small water utility and large water public utility in a reasonable and timely manner.

(3) If all three appraisers cannot agree as to the appraised value, the appraisal, when signed by two of the appraisers, constitutes a good and valid appraisal.

4. Nothing in this section shall prohibit a party from declining to proceed with an acquisition or be deemed as establishing the final purchase price of an acquisition.

5. (1) The lesser of the purchase price or the appraised value, together with the reasonable and prudent transaction, closing, and transition costs incurred by the large
water public utility, shall constitute the ratemaking rate base for the small water utility as acquired by the acquiring large water public utility; provided, however, that if the small
water utility is a public utility subject to chapter 386 and the small water utility completed a rate case prior to the acquisition, the public service commission may select as the
ratemaking rate base for the small water utility as acquired by the acquiring large water public utility a ratemaking rate base in between:
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(a) The lesser of the purchase price or the appraised value, together with the reasonable and prudent transaction, closing, and transition costs incurred by the large water
public utility unless such transaction, closing, and transition costs are elsewhere recoverable in rates; and

(b) The ratemaking rate base of the small water utility as ordered by the public service commission in the small water utility's last previous rate case as adjusted by
improvements and depreciation reserve since the previous rate case together with the transaction, closing, and transition costs incurred by the large water public utility unless
such transaction, closing, and transition costs are elsewhere recoverable in rates. If the small water utility and large water public utility proceed with the sale, any pastdue fees
due to the state from the small water utility or its customers under chapter 640 or 644 shall be resolved prior to the transfer of ownership or the liability for such pastdue fees
becomes the responsibility of the large water public utility. Such fees shall not be included in the large water public utility's rate base.

(2) The public service commission shall issue its decision establishing the ratemaking rate base of the small water utility in its order approving the acquisition.

6. Upon the date of the acquisition of a small water utility by a large water public utility, whether or not the procedures for establishing ratemaking rate base provided by this
section have been utilized, the small water utility shall, for ratemaking purposes, become part of an existing service area, as defined by the public service commission, of the
acquiring large water public utility that is either contiguous to the small water utility, the closest geographically to the small water utility, or best suited due to operational or other
factors. This consolidation shall be approved by the public service commission in its order approving the acquisition.

7. Any new permit issued pursuant to chapters 640 and 644, when a small water utility is acquired by a large water public utility, shall include a plan to resolve all
outstanding permit compliance issues. After the transfer of ownership, the acquiring large public water utility shall continue providing service to all customers that were served
by the small water utility at the time of sale.

8. This section is intended for the specific and unique purpose of determining the ratemaking rate base of small water utilities and shall be exclusively applied to large
water public utilities in the acquisition of a small water utility. This section is not intended to apply beyond its specific purpose and shall not be construed in any manner to apply
to electric corporations, natural gas corporations, or any other utility regulated by the public service commission.

(L. 2010 S.B. 791, A.L. 2013 H.B. 142)

 

Top

 Missouri General Assembly

Copyright © Missouri Legislature, all rights reserved.

2010
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Company Contact Information 
Edward J. Batis & Associates, Inc. 

Joseph E. Batis, MAI 
313 N. Chicago St. 

Joliet, IL 60432 
www.batisappraisals.com 

Joe Batis 
(815) 726-1455 

joe@batisappraisals.com 
 

Dinan Real Estate Advisors 
Edward W. Dinan, CRE, MAI 

2023 South Bend Blvd. 
St. Louis, MO 63117 

www.dinanrealestate.com 

Ed Dinan 
(314) 647-9900 

edinan@dinanreal.com 
 

Goodman Appraisal Consultants, LLC 
Elizabeth K. Goodman Schneider, ASA 

6260 S. Lake Dr., Ste. 718 
Cudahy, WI 53110 

Elizabeth Goodman Schneider 
(414) 559-5898 

goodmanappraisal@gmail.com 
 

Colliers International 
Chris Stallings, MAI, CCIM, MRICS 

1828 Walnet St, 3rd Floor 
Kansas City, MO 64108 

www.colliers.com 

Chris Stallings 
(713) 835-0088 

chris.stallings@colliers.com 
-Alex Hoenig 

 
DJ Howard & Associates, Inc. 

Donna J. Howard 
820 Broadway 

Highland, IL 62249 
www.djhowardrea.com 

Donna Howard 
(618) 654-7790 

dhoward@djhowardrea.com 
-Michelle Berry 

-Christina Grieve 
-Rachel Reinacher 

Volkert, Inc. 
Ronald C. Auld 

1101 Eastport Plaza, Ste. 100 
Collinsville, IL 62234 

www.volkert.com 

Ronald Auld 
(618) 345-8918 

ron.auld@volkert.com 
 

Lochmueller Group 
1928 SRA Bradley R. Smith Drive 

Troy, IL 62062 
www.lochgroup.com 

Lance Lunte 
(618) 667-1400 

llunte@lochgroup.com 
-Steven P. Thompson 
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 Alex J. Hoenig, MAI 
VALUATION SERVICES DIRECTOR 

Valuation & Advisory Services 

    alex.hoenig@colliers.com

EDUCATION AND 
QUALIFICATIONS 

B.A. Economics 

University of Missouri 

Kansas City 

STATE CERTIFICATION 

Missouri 

Kansas 

Iowa 

Nebraska 

 

CONTACT DETAILS 

DIR +1 816 419 3561 

FAX +1 816 556 5409 

 

Colliers International 

1828 Walnut Street 

3rd Floor 

Kansas City, MO 64108 

 

www.colliers.com 

 

 
 

Mr. Hoenig has been involved with real

estate valuation and consulting for over ten

years.  Mr. Hoenig has developed appraisal

and consulting reports on a variety of

commercial property types including retail,

industrial manufacturing and distribution,

mixed use, multifamily, condominium, single-

family subdivision, vacant land and

agricultural land.  Mr. Hoenig also has

experience in a variety of special use

property types including fitness centers,

community centers, lodging facilities,

resorts, student housing, acute care

hospitals, senior housing, bio-science, and 

entertainment properties including concert

halls and sporting venues.  Valuations have

been performed on behalf of institutional 

investors, REITs, attorneys, government 

entities, individual investors, and commercial

banks for a variety of uses including

financing, litigation, dispute resolution,

estate planning, tax appeal, and asset 

disposition.  

EXPERIENCE 

Valuation Services Director - Colliers 

International Valuation & Advisory Services 

Director, IRR - Kansas City 

PROFESSIONAL MEMBERSHIPS AND 
ACCREDITATIONS 

Member – Appraisal Institute, June 2014 

OTHER RELATED AFFILIATIONS 

Missouri Real Estate Sales Person License 

No. 2004006280 

 
APPRAISAL INSTITUTE COURSES 

Advanced Income Capitalization 

Advanced Concepts and Case Studies 

Market Analysis and Highest and Best Use 

General Report Writing 

Appraisal Principles 

Appraisal Procedures 

Business Practices and Ethics 

Uniform Standards of Professional Appraisal 

Practice (USPAP) 

Subdivision Analysis 

Green Buildings Seminar 

Appraising Manufactured Housing 

Discounted Cash Flow Model 
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