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July 7, 2017 
 
Ms. Takisha Walker  
Manager Business Development – Proposal & Integration 
Missouri American Water Company 
727 Craig Road 
St. Louis, Missouri 63141  
 

Re: City of Lawson, Missouri 
Water Delivery and Wastewater Systems Appraisal 

  
 

Dear Ms. Walker: 
 
In accordance with your request, we have made a physical inspection on June 7, 2017 of 
the facilities and real estate that comprise the City Lawson delivery and wastewater 
systems, located in Lawson, Missouri.1   
 
The water delivery and wastewater systems (referred to herein as “the subject property”) 
are owned by the City of Lawson, Missouri, and are located in Clay and Ray Counties, 
Missouri.  The community system has a total of 1,874 customers, of which 970 are water 
customers and 904 are wastewater customers. 
 
The purpose of the appraisal report was to arrive at an opinion of market value of the 
subject water and wastewater systems as private systems (the intended use) as of the 
date of our inspection of the subject property. 
 
This Appraisal Report is prepared in conformance with Standards Rule 2-2(a) of the 2016-
2017 Edition of the Uniform Standards of Professional Appraisal Practice (USPAP).  In 
addition to being prepared in compliance with USPAP, this appraisal has been prepared 
in accordance with the Code of Ethics and Standards of Professional Practice of the 
Appraisal Institute. 
  

                                                   
1  Throughout the attached appraisal report, any reference to the appraisers' "inspection", "subject property 
inspection", "inspection of the subject property", "inspection of the subject water and wastewater systems", etc., 
refers to the appraisers' customary task of viewing the subject property for purposes of observing the condition, 
layout, design, and utility of the real property (land and building), as is typical in the appraisal professional and 
in the framework of completing the appraisal process.  The reference to the term "inspection" in the context of 
the appraisers' work should not be interpreted to suggest the appraisers have any expertise and/or 
qualifications in the assessment of the condition and functionality of any mechanical and non-mechanical 
components of the subject property water delivery and wastewater systems.  The appraisers refer the client 
and intended users of the attached appraisal report to the engineer's report for an assessment of the water and 
wastewater systems’ infrastructure components.  The three professional real estate appraisers co-signing the 
attached appraisal report are not qualified to independently detect and assess the condition and functionality of 
the water and wastewater systems’ infrastructure components.  However, the three professional real estate 
appraisers co-signing the attached appraisal report assume that the water and wastewater delivery systems’ 
components (including the plant, pumps, and all related facilities) are in proper working order and have been 
maintained adequately to meet all pertinent codes and regulatory requirements. 
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In completing our analysis of the subject property water system, we relied on a report 
prepared by Flinn Engineering, dated July 7, 2017.  The Flinn Engineering report is 
attached to this appraisal report. 
 
Based upon our analysis of the subject property system and taking into consideration the 
independent report prepared by Flinn Engineering, dated July 7, 2017, it is our opinion 
the market value of the City of Lawson water and wastewater systems was $4,000,000 
(Four Million Dollars) as of June 7, 2017. 
 
This appraisal report is prepared subject to the Special Assumptions and Limiting 
Conditions found on Pages 10 - 13.  The Special Assumptions and Limiting Conditions 
address several significant issues that impact the analysis and conclusions presented in 
the attached report, including: 
 

• Information provided by the client 
• Location of all mains for water delivery and wastewater 

collection systems assumed to be in public rights of way 
• Identification of the parcels owned in fee 
• The Flinn Engineering Report 
• The term “Inspection” 
• Presumed permanent easements for lift stations,  

pump station site, and water tower site 
• Customer counts 
• Purchase of water 
• Environmental issues 
• Soils and subsoils 

 
Each of the three appraisers co-signing this report (Mr. Dinan, Mr. Batis, and Mr. Stallings) 
participated in the assignment by collecting and analyzing relevant data, and forming the 
opinions and final conclusions.  All three appraisers were present for the physical 
inspection of the subject property systems on June 7, 2017. 
 
While each of the appraisers performed different tasks, and were responsible for different 
parts of this assignment, the three appraisers consulted throughout the assignment with 
each other, the client, and representatives from the City of Lawson. 
 
We certify that we personally have no undisclosed interest, either present or 
contemplated, in the real estate described herein as the subject property; furthermore, 
neither the procurement of this appraisal assignment nor the negotiated compensation 
was contingent upon a predetermined conclusion of value, a value estimate which 
advocates the client's position, or the occurrence of any subsequent event.   
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On behalf of Dinan Real Estate Advisors, Inc., Edward J. Batis & Associates, Inc., and 
Butler Burgher Group, we appreciate the opportunity to prepare this appraisal report for 
Missouri American Water Company.  Please feel free to contact the undersigned should 
you have any questions regarding the assignment. 
 
 
Sincerely,  
 
 
 
Edward W. Dinan, CRE, MAI 
Dinan Real Estate Advisors, Inc. 
State Certified General Real Estate Appraiser RA001300 
 

 
 
 
 
 
 
Joseph E. Batis, MAI, R/W-AC 
Edward J. Batis & Associate4s, Inc. 
General Certification Lic. #553.000493 (IL; Expires 09/17) 
General Certification Lic. #2016044083 (MO; Expires 06/18) 
 
 
 
 
 
 
Chris Stallings, MAI, CCIM, MRICS 
Butler Burgher Group 
Temporary State Certified General #2017015497 (MO; Expires 11/17/17) 
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Summary of Salient Facts 

 
Property Type: City of Lawson Water Delivery and 
   Wastewater Systems, Lawson, Missouri 
 
Facilities:  A water distribution and wastewater system.  

The water delivery system serves 970 
customers and the wastewater system serves 
904 customers.  The subject property includes 
three parcels of land owned in fee and a 
permanent easement interest in 9 additional 
tracts.  The permanent easements pertain to 
properties that are utilized for lift stations, a 
water tower, and a pump station.  Please refer 
to the attached report prepared by Flinn 
Engineering for a list of the infrastructure, 
system assets, and facilities. 

 

Date of Inspection: June 7, 2017  

Date of Value: June 7, 2017 

Date of Report: July 7, 2017 

Type of Value: Market Value 

Property Rights: Fee Simple Estate 

Value Conclusions: 

 Cost Approach: $ 3,800,000 

Sales Comparison Approach: $ 4,000,000 

Final Opinion of Market Value: $ 4,000,000 
 

Final Opinion of Value of $4,000,000 is allocated as follows: 

Market Value of Water Delivery System: $2,630,000 

Market Value of Wastewater Collection System: $1,370,000 
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Identification of the Subject Property 
 
 
The real estate identified herein as the subject property consists of a combination of water 
and wastewater infrastructure and related components that are owned and operated by 
the City of Lawson (Lawson, Missouri). 
 
The water delivery system serves 970 customers and the wastewater system serves 904 
customers.  The subject property assets include three parcels of land owned in fee, 
facilities and buildings, and water and wastewater systems. The location of the subject 
property water and wastewater systems places them in Ray and Clay Counties, located 
in the far western part of Missouri. 
 
  

 Subject Property 
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Property Rights Appraised 
 
The property rights appraised for the subject property parcels include the Fee Simple 
Estate of the properties which is defined as: 
 

Absolute ownership unencumbered by any other interest or estate, subject 
only to the limitations imposed by the governmental powers of taxation, 
eminent domain, police power, and escheat.2 

 
A fee simple estate implies absolute ownership unencumbered by any other interest or 
estate. 
 
 
 
Legal Description 
 
No legal descriptions have been provided for this assignment.  The real property included 
in this valuation assignment includes three parcels of land owned in fee plus permanent 
easements that are assumed to exist and encumber various tracts of privately owned 
property that are part of the water and wastewater systems. 
 
Please refer to the Special Assumptions and Limiting Conditions for an explanation 
regarding the appraisal assignment assumptions relative to the presumed permanent 
easements. With respect to the three parcels owned in fee, the three parcels have been 
identified based upon information provided by officials from the City of Lawson. 
 
 
   
 
 
 
  

                                                   
2 The Appraisal of Real Estate, 14th Edition, (Chicago, Illinois: Appraisal Institute, 2013), 
p. 5. 
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Definition of Market Value 
 
The purpose of this appraisal assignment is to arrive at an opinion of market value for the 
property identified herein as the subject property. The market value opinion is of the 
subject property system as a private water company system (its intended use). 
 
Market Value is defined as: 
 
The most probable price, as of a specified date, in cash, or in terms equivalent to cash, 
or in other precisely revealed terms, for which the specified property rights should sell 
after reasonable exposure in a competitive market under all conditions requisite to a fair 
sale, with the buyer and seller each acting prudently, knowledgeably, and for self-interest, 
and assuming that neither is under undue duress.3 
 
Implicit in this definition is the consummation of a sale as of a specified date and the 
passing of title from seller to buyer under conditions whereby: 
 
1. Buyer and seller are typically motivated; 
 
2. Both parties are well informed or well advised, and acting in what they consider 

their best interest; 
 
3. A reasonable time is allowed for exposure in the open market; 
 
4. Payment is made in terms of cash in U.S. dollars or in terms of financial 

arrangements comparable thereto; and 
 
5. The price represents the normal consideration for the property sold unaffected by 

special or creative financing or sales concessions granted by anyone associated 
with the sale.  

 
 
 

Effective Dates 
 
 Date of physical inspection of the property: June 7, 2017 
 Effective date of value:    June 7, 2017 
 Date of report:     July 7, 2017 
 
All three appraisers inspected the subject property on June 7, 2017.  The appraisers were 
accompanied by officials from the City of Lawson. 
 
  
                                                   
3  The Appraisal of Real Estate, 14th Edition, (Chicago, Illinois:  Appraisal Institute, 
2013), p. 59 
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Exposure Time and Marketing Time 
 
The estimated marketing time of a property implicitly assumes the property would be 
marketed in a manner typical in the market for that particular type of property, including 
utilization of the normal channels of exposure; also, implicit is the assumption that the 
asking price would be reasonably close to the market value of the property; and, the sale 
terms would conform to the market value definition included herein.   
 
Based upon the conditions which prevailed in the local market effective June 7, 2017, we 
have concluded a reasonable market time for the subject property system as a whole is 
12 to 24 months and the exposure time for the subject property is also estimated to be 
from 12 to 24 months. 
 
 
Intended Use and Intended User of the Appraisal 
 
The intended use of this appraisal report is to assist the client (Missouri American Water 
Company) and the City of Lawson with the acquisition of the City of Lawson water and 
wastewater systems by the client. The intended users of this appraisal report include the 
client (for acquisition purposes), the City of Lawson (for asset disposition), and any 
regulatory agency with jurisdiction over the transfer of the water delivery and wastewater 
collection system assets from the City of Lawson to Missouri American Water Company. 
 
 
History of the Subject Property 
 
Pursuant to Standards Rule 1-5 of USPAP, we are required to consider and analyze any 
current Agreement of Sale, option, or listing of the property being appraised.  We are also 
required to consider and analyze any sales of the subject property that have occurred 
within the last three years.   
 
To the best of our knowledge, and based upon discussions with the client and the officials 
from the City of Lawson, the subject property has not been the subject of any sales, 
listings, offerings or contracts during the last three years.  The client provided a copy of a 
Letter of Intent dated April 21, 2017, and signed by Missouri American Water Company 
and the City of Lawson.  However, at the request of the client, the terms of the Letter of 
Intent are not being disclosed in this appraisal report. 
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Scope of Work 
 
The client requested an opinion of Market Value for the City of Lawson Water and 
Wastewater Systems, located in the City of Lawson, Ray and Clay Counties, Missouri.  
The systems are reportedly owned and operated by the City of Lawson. In addition to 
receiving and reviewing numerous pertinent documents from the client pertaining to the 
subject property water and wastewater systems, we inspected the subject property, met 
with officials from the City of Lawson, and collected market data for this assignment. 
 
Proper and accepted appraisal methodology in the subject matter is (1) governed by 
Missouri legislation4, and (2) guided by the binding requirements of the Uniform 
Standards of Professional Appraisal Practice (USPAP).5   
 
Explicit in the SCOPE OF WORK RULE section of the current (2016-2017) edition of 
USPAP is the requirement of the real estate appraiser to include research and analysis 
necessary to develop credible assignment results.  The standard for acceptability of 
Scope of Work is, in part, what an appraiser’s peers’ actions would be in performing the 
same or similar assignment.6 
 
In accordance with USPAP, consideration was given to the market standards in the 
appraisal profession established in other market areas by qualified appraisers performing 
similar assignments.  In our opinion, the applicable professional standards of valuation of 
utility systems generally in Missouri -- and specifically in the case of the valuation of the 
Lawson systems -- are similar to those established and utilized in other market areas, 
including Illinois. 
 
Illinois has similar legislation in place regulating the procedures for acquisitions of public 
utility systems by investor-owned companies. Although not identical, the procedures and 
framework for valuation are very similar.7 
 
                                                   
4 The Missouri legislation mandates the inclusion and participation of three independent professional real 
estate appraisers, all of which shall be licensed in the State of Missouri.  Missouri Revised Statutes, 
Chapter 393, Section 393.321.1 (August 28, 2016). 
 
5 USPAP is developed, interpreted, and amended by The Appraisal Standards Board (ASB) of The 
Appraisal Foundation.  State and federal regulatory authorities enforce the content of the current or 
applicable edition of USPAP.  All state licensed/certified professional real estate appraisers must adhere 
to USPAP. 
 
6 USPAP, 2016-2017 Edition, Page 15. 
 
7 On August 9, 2013, P.A. 98-0213, codified as 220 ILCS 5/9-210.5, went into effect in Illinois.  That 
Section of the Public Utilities Act (“Act”) provides an alternate procedure that a large public utility may 
choose in establishing the ratemaking rate base of a water or sewer utility that the large public utility is 
acquiring.  Among other things, Section 9-210.5 requires that if the utility company elects the procedures 
of that Section of the Act, three appraisals shall be performed, the appraisers must be selected by the 
Illinois Commerce Commission, and each appraiser must be State certified general real estate appraiser 
under the Illinois Real Estate Licensing Act of 2002. 
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Scope of Work 
(Continued) 
 
The Illinois legislation has been in place for a few years.  In Illinois, there have been 
several conveyances of utility systems from the public sector to investor-owned 
companies that were subject to the recently-enacted legislation governing such 
transactions.   
 
The standards for valuation in Illinois have been established by the market and are 
consistently followed by the professional appraisers who engage in valuation 
assignments of public utility systems pursuant to the applicable governing legislation.  The 
industry-accepted framework for the valuation of utility system assets includes the 
application of the Cost Approach and the application of the Sales Comparison Approach, 
and the omission of the Income Capitalization Approach. 
 
The Income Capitalization Approach is not relied on in the typical appraisals of the utility 
systems due to the generally limited information available from the market necessary for 
the credible and reliable application of the Income Capitalization Approach. For instance, 
a proper application of the Income Capitalization Approach would require substantial 
detail from competing/alternate utility systems in the market, including, but not limited to, 
income levels from all sources (historic and future expectations), operating expense 
details, and market-derived capitalization rates used to convert projected net operating 
income into present value.   
 
One of the factors impacting the challenges of obtaining necessary income and expense 
data from other systems pertains to the fact that most of the municipal-owned utility 
systems include public water and sanitary sewer, and often the management and budget 
operations for the two systems are not separated. Therefore, we have not applied the 
Income Capitalization Approach in the valuation of the subject property system.  The 
omission of the Income Capitalization Approach does not result in a misleading analysis 
or conclusion of value.  The omission of the Income Capitalization Approach is in 
compliance with USPAP, and is consistent with the actions of peers for similar 
assignments. 
 
We applied the Cost Approach in arriving at an opinion of value for the system.  The Cost 
Approach to Value included an analysis and valuation of the parcels in fee, the permanent 
easements necessary for the water delivery and wastewater systems, the contributory 
value of the buildings and improvements situated on the fee parcels, and the 
infrastructure and components that comprise the Lawson water delivery and wastewater 
systems. 
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Scope of Work 
(Continued) 
 
We then reviewed limited market data pertaining to sales of other utility systems in order 
to apply the Sales Comparison Approach.  In our selection of market data, we included 
transactional data pertaining to utility systems located in Illinois.  The market data 
available for utility systems acquired in Missouri is very limited, with Missouri American 
Water Company being the primary entity acquiring systems.  Therefore, it is reasonable 
and acceptable to expand the search for comparable market data to areas outside the 
borders of Missouri.   
 
We selected the Illinois market due to the following factors: proximity, availability of 
relatively current market data, similarity of legislative rules governing the valuation 
process, and the existence of a competitive market environment with multiple buyers 
influencing the balance of supply and demand. 
 
Also required by Missouri statute pertaining to the valuation is the inclusion of a 
professional engineer’s report addressing the depreciated cost estimates for the 
components and infrastructure relating to the water delivery and wastewater system.  For 
purposes of this appraisal report, we are relying, in part, on a report prepared by Flinn 
Engineering, dated July 7, 2017, in which Flinn Engineering arrives at an opinion of the 
depreciation cost new of the infrastructure components of the City of Lawson water and 
wastewater systems.   
 
We reviewed the Flinn Engineering report, consulted with its author, and reviewed the 
data Flinn relied on in forming their opinions. Furthermore, we reviewed other engineering 
data and reports pertaining to the subject system as well as several other water and sewer 
systems.  Based upon our reviews and independent research, we find the report prepared 
by Flinn Engineering to be thorough, prepared in compliance with industry standards, and 
credible.  Therefore, we have relied on the opinions rendered in the Flinn Engineering 
report. 
 
The Flinn Engineering report does not give any value consideration to the land rights (fee 
or permanent easements) being acquired by Missouri American Water Company as part 
of its acquisition of the City of Lawson water and wastewater systems. Therefore, we 
arrived at an independent opinion of the market value of the easements and fee parcels 
being acquired as part of the purchase of the subject property water and wastewater 
systems by Missouri American Water Company. 
 
Finally, we prepared this appraisal report in compliance with the applicable standards as 
set forth in the 2016-2017 Edition of USPAP. 
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Special Assumptions and Limiting Conditions 
 
In addition to the Statement of Assumptions and Limiting Conditions found attached 
hereto, this appraisal report is prepared specifically to the following Special and Limiting 
Conditions. 
 
 
INFORMATION PROVIDED BY THE CLIENT 
 
We have been provided information for this assignment by the client (Missouri American 
Water Company) and from officials from the City of Lawson.  The information is assumed 
to be correct, accurate, and complete.  This includes, but is not limited to, all information 
pertaining to the subject property systems (financial, physical, legal) as well as all 
information pertaining to other systems acquired by American Water. 
 
We reserve the right to revise all opinions and conclusions presented herein upon 
receiving or becoming aware of any information that is inconsistent with and/or contradicts 
the information provided by the client and the City of Lawson. 
 
 
LOCATION OF ALL MAINS FOR WATER DELIVERY AND WASTEWATER  
SYSTEMS ASSUMED TO BE IN PUBLIC RIGHTS OF WAY 
 
We have not been provided any information or documentation from City of Lawson 
officials regarding the issue of whether there are any recorded permanent easements 
encumbering private property associated with the mains that are part of the water delivery 
and wastewater collection systems.  This appraisal assumes that all of the mains are 
located within public rights of way. 
 
We reserve the right to revise all opinions and conclusions presented herein upon 
receiving or becoming aware of any information that is inconsistent with and/or contradicts 
the assumption outlined above. 
 
 
IDENTIFICATION OF THE PARCELS OWNED IN FEE 
 
Part of this analysis includes the valuation of three parcels owned in fee. Surveys of the 
three parcels had not been performed at the time of this report; therefore, the parcels are 
described herein based upon information from public sources as well as information 
provided by officials from the City of Lawson.  
 
We reserve the right to revise all opinions and conclusions presented herein upon 
receiving or becoming aware of any information that is inconsistent with and/or contradicts 
the land sizes/characteristics as reported herein for the three parcels owned by the City 
of Lawson in fee. 
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Special Assumptions and Limiting Conditions 
(Continued) 
 
 
THE FLINN ENGINEERING REPORT 
 
The Flinn Engineering report referenced in the Scope of Work section of this report is 
assumed to be accurate, complete, and prepared in compliance with applicable industry 
standards.   
 
We reserve the right to revise all opinions and conclusions presented herein upon 
receiving or becoming aware of any information that is inconsistent with and/or contradicts 
the information, analysis, opinions, and conclusions presented in the Flinn report.  We 
also reserve the right to revise all opinions and conclusions presented herein upon 
receiving more detailed and complete information regarding the age and condition of the 
existing water and sewer mains. 
 
 
THE TERM “INSPECTION” 
 
Throughout this appraisal report, any reference to the appraisers' "inspection", "subject 
property inspection", "inspection of the subject property", "inspection of the subject water 
and sewer systems", etc., refers to the appraisers' customary task of viewing the subject 
property for purposes of observing the condition, layout, design, and utility of the real 
property (land and building), as is typical in the appraisal professional and in the 
framework of completing the appraisal process.   
 
The reference to the term "inspection" in the context of the appraisers' work should not 
be interpreted to suggest the appraisers have any expertise and/or qualifications in the 
assessment of the condition and functionality of any mechanical and non-mechanical 
components of the subject water delivery and wastewater systems.   
 
The appraisers refer the client and intended/authorized users of this appraisal report to 
the Flinn Engineering report for an assessment of the water and wastewater systems’ 
infrastructure components.  The three professional real estate appraisers co-signing this 
appraisal report are not qualified to independently detect and assess the condition and 
functionality of the water and wastewater systems’ infrastructure components.  However, 
the three professional real estate appraisers co-signing the attached appraisal report 
assume that the water delivery and wastewater systems’ components (including the plant, 
pumps, and all related facilities) are in proper working order and have been maintained 
adequately to meet all pertinent codes and regulatory requirements. 
 
 
  



MISSOURI AMERICAN WATER COMPANY 
CITY OF LAWSON WATER AND WASTEWATER SYSTEMS 

July 7, 2017 
Page 12 

 

 

Special Assumptions and Limiting Conditions 
(Continued) 
 
 
PRESUMED PERMANENT EASEMENTS FOR  
LIFT STATIONS, PUMP STATION SITE, AND WATER TOWER SITE 
 
Part of this analysis includes the valuation of lift station facilities, pump station facilities, 
and water tower facilities that are located on nine parcels of private property (see table 
below).  As of the date of this appraisal, we have not received any documentation 
regarding the existence of permanent easements that reportedly convey to the City of 
Lawson limited real property rights, including the right to operate, maintain, inspect, repair 
and replace the components of the respective lift stations, pump station, and water tower. 
 
Copies of the permanent easements for the lift stations were not available for this 
appraisal assignment, nor were surveys or drawings delineating the areas reportedly 
encumbered by permanent easements for the benefit of the City of Lawson water delivery 
and wastewater collection systems. 
 
This appraisal assumes the City of Lawson has permanent and legal means of access to 
the lift stations, pump station, and water tower, as well as the property rights necessary 
for the continued use and maintenance/repair/replacement of the facilities as necessary 
for its water delivery and wastewater operations. 
 
For purposes of this valuation assignment, we have estimated a value contribution for the 
permanent easements that are presumed to be in effect for the facilities at the nine 
locations identified in the table below. Based upon a review of the nine locations, a review 
of the land values researched for the Lawson market area, and a review of permanent 
easements for water and wastewater systems for other utility projects, it is our opinion the 
contributory value of the property rights that are assumed to be associated with the nine 
locations below for the benefit of the City of Lawson is $100,000 (One Hundred Thousand 
Dollars). 
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Special Assumptions and Limiting Conditions 
(Continued) 
 
 
CUSTOMER COUNTS 
 
According to officials from the City of Lawson, the subject property water delivery system 
serves 970 customers and the subject property wastewater system serves 904 
customers. This appraisal assumes the customer counts provided by Lawson officials are 
accurate. 
 
PURCHASE OF WATER 
 
The City of Lawson reportedly has an agreement to purchase water to supply its residents 
and customers.  We have not been provided details of the purchase agreement.  This 
appraisal assumes the City of Lawson’s ability and rights to continue purchasing the water 
required for its service will not be interrupted or discontinued. 
 
ENVIRONMENTAL ISSUES 
 
This report has not taken into consideration the possibility of the existence of any 
environmental hazards or substances, including but not limited to asbestos, PCB 
transformers, or other toxic, hazardous, or contaminated substances and/or underground 
storage tanks (hazardous material), or the cost of encapsulation or removal thereof.  
Should the client have concern over the existence of such substances or any other 
hazardous items on the subject properties, the appraisers consider it imperative for the 
client to retain the services of a qualified, independent engineer or contractor to determine 
the existence and extent of any hazardous materials, as well as the cost associated with 
any required or desirable treatment or removal thereof. Under such circumstances, the 
valuation stated herein would be void.  
 
SOILS AND SUBSOILS 
 
This appraisal report gives no consideration to the potential impact on the subject property 
regarding any archeological findings; in addition, the cost of preparing any archeological 
studies/reports for the subject property is not incorporated into this valuation.  It is 
assumed for purposes of this appraisal that there are no hidden or unapparent conditions 
of the property or subsoils that render the subject property more or less valuable.  No 
responsibility is assumed for such conditions or for arranging for engineering studies that 
may be required to discover them.  It is also assumed that there is full compliance with all 
applicable federal, state, and local environmental regulations and laws unless 
noncompliance is stated, defined, and considered in the appraisal report. 
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Regional Analysis 
 
Area Overview 
 
The short- and long-term value of real estate is influenced by a variety of factors and 
forces that interact within a given region. Regional analysis serves to identify those forces 
that affect property value, and the role they play within the region. The four primary forces 
that influence real property value include environmental characteristics, governmental 
forces, social factors, and economic trends. These forces determine the supply and 
demand for real property, which, in turn, affect market value. 
 
The subject is located within the city limits of Lawson, Missouri in the northern portion of 
the Kansas City metropolitan statistical area (MSA). 
 
 

REGIONAL MAP 
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Regional Analysis 
(Continued) 
 
Economic & Demographic Profile 
 
The following profile of the Kansas City MSA was provided by Economy.com, a leading 
provider of economic, financial, and industry information. A full detailed report can be 
found as an addendum to this report. 
 
Economy.com’s core assets of proprietary editorial and research content as well as 
economic and financial databases are a source of information on national and regional 
economies, industries, financial markets, and demographics. The company is staffed with 
economists, data specialists, programmers, and online producers who create a 
proprietary database. 
 
Economy.com’s approach to the analysis of the U.S. economy consists of building large-
scale, simultaneous-equation econometric models, which they simulate and adjust with 
local market information, creating a model of the U.S. macroeconomy that is both top-
down and bottom-up. As a result, those variables that are national in nature are modeled 
nationally while those that are regional in nature are modeled regionally. Thus, interest 
rates, prices, and business investment are modeled as national variables; key sectors 
such as labor markets (employment, labor force), demographics (population, households, 
and migration), and construction activity (housing starts and sales) are modeled regionally 
and then aggregated to national totals. This approach allows local information to influence 
the macroeconomic outlook. Therefore, changes in fiscal policy at the national level 
(changes in tax rates, for example) are translated into their corresponding effects on state 
economies. At the same time, the growth patterns of large states, such as California, New 
York, and Texas, play a major role in shaping the national outlook. 
 
In addition on a regional basis, the modeling system is explicitly linked to other states 
through migration flows and unemployment rates. Economy.com’s model structure also 
takes into account migration between states. 
 
Critical Observations 
 
The following bullet points summarize some of our general observations relating to the 
subject’s region. 
 

• Location – The Kansas City MSA is located across both the Kansas and Missouri 
state lines, with both states sharing equally in the geographic area. Interstates 35 
and 70 bisect Kansas City east/west and north/south, respectively, making the 
area easily accessible. 
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Regional Analysis 
(Continued) 
 

• Economy – Kansas City’s economy is heavily reliant upon manufacturing and the 
telecommunications industry. Sprint presently employs only about half of the 
14,000 employees that it had in early 2008, and job losses at Sprint are continuing 
since the company’s subscriber base remains flat. Nevertheless, employers 
associated with the healthcare industry represent 5 of the largest 10 employers in 
the metropolitan area, which is a good source of stability that has experienced 
growth in the recent past. Furthermore, the manufacturing sector was recently 
bolstered by news from Ford that additional product lines will secure more local 
jobs in the automotive industry. General Motors and Ford represent the largest 
manufacturing entities in Kansas City and employ over 7,300 persons in the area. 

• Google has selected Kansas City as the site from which its fiber-optic internet 
backbone will originate—a technological advantage that no other metropolitan 
area can boast. Thus, new business is likely to incubate in the very near term. The 
excess housing inventory will likely evaporate in the near term, but new 
construction will not likely begin to make a difference until next year. 

• Population – Population growth in the MSA is forecasted to grow at a nominal 
average annual rate of 1.0% over the next four years. 

• Income – Personal income levels are projected to increase at an annual 
compounded rate of near 1.1% per year over the next four years. Per capita 
income of the MSA is slightly above that of the statewide and national levels. 

• Strengths –Kansas City has a diversified economy and large government sector 
that brings stability to the local economy. The jobless rate remains manageable 
near 8.5%. The area also has excellent interstate accessibility, both locally and 
nationally. 

• Weaknesses – Weaknesses within the MSA are primarily linked to rising interest 
rates and increased overall household debt, as well as stagnant population growth. 
The reliance upon the telecom sector will continue to be a weakness for the local 
economy. 

Employment 
 
According to the Bureau of Labor Statistics, the unemployment rate in Clay County has 
been lower than the national average in the recent past. As of March 2017, Clay County 
reported an unemployment rate of 4.2%, which is up from 4.0% in March 2016. The state 
of Missouri posted an average of 4.2% for March 2017. Clay County is located in what is 
known as the “Northland”, which is only a part of Kansas City. The proceeding table shows 
civilian employment by industry for Kansas City and Clay County.  
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EMPLOYMENT BY INDUSTRY (2015)

Industry Kansas City Clay County
        Architect/Engineer 1.5% 1.5%
        Arts/Entertainment/Sports 2.3% 1.4%
        Building Grounds Maintenance 4.2% 3.0%
        Business/Financial Operations 5.4% 4.7%
        Community/Social Services 1.9% 1.5%
        Computer/Mathematical 3.1% 3.8%
        Construction/Extraction 3.4% 3.9%
        Education/Training/Library 5.6% 6.0%
        Farming/Fishing/Forestry 0.2% 0.1%
        Food Prep/Serving 6.3% 5.3%
        Health Practitioner/Technician 6.2% 6.2%
        Healthcare Support 2.7% 1.9%
        Maintenance Repair 2.5% 3.6%
        Legal 1.5% 1.2%
        Life/Physical/Social Science 0.8% 0.6%
        Management 9.6% 10.2%
        Office/Admin. Support 14.9% 14.9%
        Production 5.5% 6.5%
        Protective Services 2.3% 2.8%
        Sales/Related 10.3% 10.6%
        Personal Care/Service 3.2% 3.4%
        Transportation/Moving 6.7% 7.0%

LARGEST EMPLOYERS - Kansas City, Missouri

Employer Service/Product No.
Cerner Corporation Health Care Supplier 9,300
City of Kansas City Government 4,600
Children's Mercy Hospitals & Clinics Health Care Facility 6,500
AT&T Telecommunications 3,800
Hallmark Cards, Inc. Manufacturing/Headquarters 4,800
H&R Block Financial 1,100
HCA MidAmerica Health Services 8,000
Honeywell Technology 2,600
KCP&L Utility Company 6,100
Black & Veatch Engineering 3,200
DST Systems, Inc. Technology 4,400
State of Missouri Government 5,900
Truman Medical Centers Health Care Facility 4,300
UMB Financial Financial 2,000

Regional Analysis 
(Continued) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The primary employment sectors for Kansas City and Clay County are office and 
administrative support, management, and sales and related services. Following is a table 
of the largest employers in Kansas City, provided by Kansas City Business Journal. 
However, the majority of the largest employers are not located in Clay County, rather are 
located to the south in Jackson County.  
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TRAVEL TIME TO WORK (2015)

Kansas City Clay County
Less than 15 minutes 25.6% 24.2%
15 to 29 minutes 44.8% 41.4%
30 - 44 minutes 17.6% 20.3%
45 to 59 minutes 3.8% 6.4%
60+ minutes 2.6% 2.8%
Average Travel Time (in Minutes) 24.0 25.0

Kansas City AAGR Clay County AAGR
2000 Population 441,042 — 184,016 —
2010 Population 459,787 0.4% 221,939 1.9%
2017 Population 478,527 0.6% 239,565 1.1%
2021 Population 491,119 0.5% 250,152 0.9%

AAGR = compounded average annual growth rate

Regional Analysis 
(Continued) 
 
The following table shows the travel time to work for employees in the respective market 
areas. 
 
 

 
 
 
 
 
 
 
 
 
 
 
According to ESRI demographic services, the majority of employees in Kansas City and 
Clay County drive less than 30 minutes to get to work. Due to the interstate and highway 
system through Kansas City, residents can work nearly anywhere in the city and maintain 
a reasonable commute time. The “Northland” has very few significant employers, and 
most residents of Clay County drive south to Jackson County for employment.  

Demographic Characteristics and Population 
 
The subject property is located within the city limits of Lawson, Missouri. The 
demographic information shows population within the city limits of Kansas City and Clay 
County. Kansas City is located within three counties: Clay, Platte, and Jackson.  
 
 
 
 
 
 
 
 
 
 

 
As shown in the preceding table, the population of Kansas City has increased since 2000. 
The estimations and projections per the demographic service for 2017 and 2021 present 
continued growth. The breakdown of each age group in the community of Kansas City is 
shown in the following table. 
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AGE STRATA: Kansas City

Age 2010 Percent 2017 Percent
0 - 4 34,527 7.2% 32,886 6.9%
5 - 9 30,868 6.5% 32,887 6.9%
10 - 14 28,612 6.0% 31,318 6.5%
15 - 17 17,116 3.6% 17,828 3.7%
18 - 20 17,861 3.7% 17,500 3.7%
21 - 24 27,913 5.8% 23,278 4.9%
25 - 34 75,288 15.7% 75,508 15.8%
35 - 44 60,923 12.7% 65,993 13.8%
45 - 54 65,074 13.6% 59,904 12.5%
55 - 64 50,864 10.6% 58,723 12.3%
65 - 74 26,710 5.6% 37,200 7.8%
75 - 84 17,001 3.6% 17,635 3.7%
85+ 7,030 1.5% 7,867 1.6%

HOUSEHOLD COMPOSITION: Kansas City

2000 2010 2017 2021
No. Households 183,625 192,370 201,803 207,944
Average Household Size 2.40 2.39 2.37 2.36
Percentage Renters — 43.8% 43.8% —

HOUSEHOLD COMPOSITION: Clay County

2000 2010 2017 2021
No. Households 72,559 87,217 93,911 97,979
Average Household Size 2.55 2.54 2.55 2.55
Percentage Renters — 29.2% 29.2% —

Regional Analysis 
(Continued) 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
The population between ages 65 to 74 have increased at the highest rate since 2010, 
whereas the 45 to 54 year old age segment has decreased at the highest rate.  

Household Growth 
 
The primary source of demand for new multifamily housing is the formation of new 
households from population growth. The following tables show the household growth, 
average family size, and percentage of renters for Kansas City and Clay County. 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

According to 2000 and 2010 Census data, the number of households in Kansas City has 
increased. For the projected data for 2010 to 2017, the number of households is estimated 
to have increased by 4.9% in Kansas City, or 0.7% per year. The projection for 2021 
shows a continued upward growth in households. 

Conclusion 
 
In light of the social and economic attributes of the Kansas City metropolitan area, we are 
cautiously optimistic about the short-term outlook. Long-term, the region should remain 
stable. 
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Market Area Analysis 
 
A market area is “the defined geographic area in which the subject property competes for 
the attentions of market participants; the term broadly defines an area containing diverse 
land uses.” Market areas are defined by a combination of factors including physical 
features, the demographic and socioeconomic characteristics of the residents or tenants, 
the condition of the improvements, and land use trends.  

Market area analysis focuses on the identification of a market area’s boundaries and the 
social, economic, governmental and environmental influences that affect the value of real 
property within those boundaries. In conducting a market area analysis, the competitive 
supply and demand for the subject property is more directly addressed.  

The purpose of a market area analysis is to provide a bridge between the study of general 
influences on all property values and the analysis of a particular subject. Market area 
boundaries are identified by determining the area in which the four forces that affect value 
(social, economic, governmental and environmental) operate in the same way they affect 
the subject property.  
 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 1 - Market Map 
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Market Area Analysis 
(Continued) 
 
General Description 
The market area is considered to be the City of Lawson, for the purposes of this analysis, 
the market area boundaries are considered the extraterritorial jurisdiction of Lawson as 
illustrated within the following map:  

Market Area Map Outline 

Access 
Access to the market area from surrounding areas is considered to be average and is 
provided by U.S. Route 69. This arterial is a north–south highway to a cross-country route. 
The highway's southern terminus is in Port Arthur, Texas at an intersection with State 
Highway 87. Its northern terminus is in Albert Lea, Minnesota at Minnesota State Highway 
13. 
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Market Area Analysis 
(Continued) 
 
Within Missouri, US 69 merges with I-635 and then almost immediately exits and merges 
with SH-9, heading east. A half-mile later, US 69 exits off from SH-9 and heads north. After 
winding through the suburbs of Kansas City, US 69 merges with I-35 for a second time. US 
69 stays merged with I-35 for 7 miles before it exits. After exiting the highway, US 69 
immediately merges with SH-33 and heads northeast. At the B Hwy, SH-33 heads NNE 
and US 69 continues heading northeast. US 69 stays somewhat parallel to I-35 as it heads 
through Missouri, sometimes passing under it. West of Altamont, US 69 merges with SH-
6. The highways turn north and a short while later SH-6 splits from US 69 and heads west, 
while US 69 continues heading north. Southwest of Bethany, US 69 merges with US 136 
and heads east into Bethany. In downtown Bethany, US 136 heads east, while US 69 
heads north. Still paralleling I-35, US 69 passes into Iowa from Missouri 22 miles later. 
In addition to the primary roadways discussed above, the subject neighborhood is served 
by local/rural roadways within the city.  
 
Supportive Facilities - Education/Services 
The Lawson R-XIV School District services the education facilities located within the market 
area. Lawson High School is the primary high school, while elementary education is 
provided by Southwest Elementary. Middle School education is provided by Lawson middle 
School.  

Hospitals and medical centers serving the area include: Ray County Memorial in 
Richmond, MO, Liberty Hospital in Liberty, MO and Cameron Regional Medical Center in 
Cameron, MO. 

Utilities 
The market area is adequately serviced by public utilities. 
 

UTILITIES/SERVICES 

Electricity AmerenUE 

Water/Sewer City of Lawson 

Gas Missouri Gas Electric 

Telephone Numerous Providers 

Police/Fire/Refuse City and County Services 

Education Lawson R-XIV School District 
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Market Area Analysis 
(Continued) 
 
Land Use 
The market area is currently about 50% developed with the following uses: 

MARKET AREA COMPOSITION 
 

PROPERTY USE % OF MARKET AREA 
SINGLE FAMILY 30% 
MULTIFAMILY 5% 
RETAIL 5% 
OFFICE 5% 
INDUSTRIAL 5% 
VACANT LAND 50% 

 

The market area is approximately 50% developed with a mixture of small commercial and 
residential uses. Land use patterns follow traditional development trends in rural areas. 
The more intense commercial and retail uses are located along major traffic carriers and 
at major intersections while the residential uses are located away from the major 
thoroughfares in the interior sections. This is primarily a middle to low income area within 
a rural area within the state. 
 
Life Stage & Trends 
The market area is considered to be average. Its reputation as a rural area is evident by 
the population in the area and little recent commercial development. Most multifamily and 
commercial improvements in the area are in average condition, and the overall 
appearance of the market area properties is average. 
Like most of the rural areas in the state, the market area has experienced little growth 
over the past year, which has been attributable to the widespread economic instability 
and the population migrating to larger metropolitan areas seeking employment. The 
economy within the market area has subsequently slowed, and it appears that the market 
area will follow this trend for the short term as the national economy slowly emerges from 
the recession. 
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1 Mile Radius 3 Mile Radius 5 Mile Radius
Description Totals Totals Totals

Population
        2022 Projection 2,430 3,553 7,061

        2017 Estimate 2,448 3,578 7,102

        2010 Census 2,499 3,657 7,265

        2000 Census 2,338 3,460 6,946

2017 Est. Median Age 36.20 38.50 41.40

2017 Est. Average Age 37.20 38.70 40.40

Households
        2022 Projection 853 1,269 2,597

        2017 Estimate 859 1,277 2,610

        2010 Census 878 1,304 2,662

        2000 Census 805 1,201 2,449

2017 Est. Average Household Size 2.81 2.76 2.69

2017 Est. Households by Household Income
        Income Less than $15,000 6.7% 6.1% 6.6%

        Income $15,000 - $24,999 11.5% 10.0% 7.9%

        Income $25,000 - $34,999 7.7% 7.8% 8.6%

        Income $35,000 - $49,999 11.0% 12.1% 13.2%

        Income $50,000 - $74,999 16.1% 18.2% 20.3%

        Income $75,000 - $99,999 16.3% 16.4% 17.1%

        Income $100,000 - $124,999 11.9% 11.8% 11.5%

        Income $125,000 - $149,999 6.3% 6.2% 6.1%

        Income $150,000 - $199,999 6.6% 6.3% 5.4%

        Income $200,000 - $249,999 3.4% 2.8% 2.0%

        Income $250,000 - $499,999 2.2% 1.8% 1.2%

        Income $500,000 and more 0.4% 0.3% 0.2%

2017 Est. Average Household Income $85,470 $83,210 $78,539

2017 Est. Tenure of Occupied Housing Units
        Owner Occupied 75.77% 79.48% 83.09%

        Renter Occupied 24.23% 20.52% 16.91%

2017 Est. Median All Owner-Occupied Housing Value $143,592 $158,813 $167,295

Source: 2017 Claritas, Inc.

COMPARATIVE DEMOGRAPHIC ANALYSIS FOR PRIMARY TRADE AREA

Market Area Analysis 
(Continued) 
 
Economic/Demographic Data 
Population characteristics and income levels were obtained for 1, 3 and 5-mile radii 
around the subject’s location. The market area has experienced a slight population 
decline in the 1 mile radii; however, has experienced a slight population increase in the 3 
and 5 mile radii’s over the past decade. The same trend is projected to continue over the 
upcoming five years. A summary of the information is presented in the table below. 
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Market Area Analysis 
(Continued) 
  

Conclusion 
The market is a considered to be a smaller city located in the County and State.  For the 
employed population 16 years and older, the leading industries in the market area are 
manufacturing, followed by construction, transportation and warehousing, retail trades 
and administrative support services.   A number of civic organizations are active in 
programs to serve the market area.   After analyzing the various factors affecting the 
surrounding areas, it appears that trends will remain relatively unchanged for the 
foreseeable future. Obviously, future trends in growth and development for the market will 
be influenced by the national economic recovery. 
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Description of the Subject Property 
 
The subject property includes the assets that comprise the infrastructure, facilities, and 
real property rights associated with the water delivery system and wastewater collection 
system of the City of Lawson. 
 
With respect to the real property rights, the real estate includes the following: 
 

• Three parcels of land owned in fee by the City of Lawson.  
• Property rights, though not fee ownership, at nine locations in or near the City of 

Lawson for facilities and/or infrastructure associated with the water delivery and 
wastewater collection systems of the City of Lawson.8 

 
The 12 parcels of land are summarized in the table below and are referred to herein as 
Parcels A through L, respectively.  The map on the following page depicts the location of 
the 12 parcels, followed by exhibits pertaining to the 12 parcels. 
 
  

                                                   
8 Copies of permanent easements for the nine locations identified herein were not available for this appraisal 
assignment, nor were surveys or drawings delineating the areas encumbered by permanent easements for the benefit 
of the City of Lawson for its water delivery and wastewater collection systems. This appraisal assumes the City of 
Lawson has permanent and legal means of access to the lift stations, pump station, and water tower, as well as the 
property rights necessary for the continued use and maintenance/repair/replacement of the facilities as necessary for 
its water delivery and wastewater operations. 
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Description of the Subject Property 
(Continued) 
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Description of the Subject Property 
(Continued) 
 
PARCEL A 
NORTH 69 HWY LIFT STATION, CLAY COUNTY 
GOPPERT FINANCIAL BANK 
29206 NE 184TH STREET, LAWSON, MO 
LAWSON BUSINESS CENTER LOT 1 
PARCEL 08-302-00-02-001.0 
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Description of the Subject Property 
(Continued) 
 
 
PARCEL B 
SOUTH 69 HWY LIFT STATION, CLAY COUNTY 
 
GARY AND JULIE BURGE 
PARCEL 08304000200703 
 
ROBERT SHEARER 
PARCEL 08304000200701 
 
 
 
 
 
 
  

BURGE 
PROPERTY 

SHEARER 
PROPERTY 
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Description of the Subject Property 
(Continued) 
 
PARCEL C 
NORTH WEST TERRACE LIFT STATION 
RAY COUNTY 
MATHEW AND DONNA CROSBY 
504 N. WEST TERRACE, LAWSON, MO 
LOT 17, NORTH RIDGE SUBDIVISION, PHASE ONE 
PARCEL 04-09-31-03-008-001.027 
1.027 ACRES 
 

• According to Ray County records, 
owner is William Zegers 
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Description of the Subject Property 
(Continued) 
 
PARCEL D 
OWDERHORN LIFT STATION, RAY COUNTY 
CARLTON KOHLER 
607 POWDERHORN DRIVE, LAWSON, MO 
LOT 10, TRAILS END SUBDIVISION 
PARCEL 05-03-07-00-000-007.001 
2.8 ACRES 
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Description of the Subject Property 
(Continued) 
 
PARCEL E 
MUSKET LIFT STATION, RAY COUNTY 
LLYOD AND BELINDA DOLT 
411 COUNTRY DRIVE, LAWSON, MO 
E ½ OF LOT 12, COUNTRY ESTATES SUBDIVISION 
PARCEL 05-03-06-03-002-050.000 
0.366 ACRES 
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Description of the Subject Property 
(Continued) 
 
PARCEL F 
RAUM LIFT STATION, RAY COUNTY 
LANCE WILLIAMS 
1204 N. RAUM STREET, LAWSON, MO 
SOUTH 93’ OF LOT 7 BLOCK 3 IN LAWSON 
JEFFERSON HEIGHTS, AND N ½ OF VACATED 12TH STREET 
PARCEL 04-09-31-03-003-004.000 
0.352 ACRES 
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Description of the Subject Property 
(Continued) 
 
PARCEL G 
SCHWARTZ LIFT STATION, RAY COUNTY 
JAMES AND CLAUDINE PENNEY 
18468 NIKE BASE ROAD, LAWSON, MO 
LOTS 12 AND 13 IN PARK LANE ESTATES 
PARCEL 05-03-06-00-000-011.000 
5.8 ACRES 
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Description of the Subject Property 
(Continued) 
 
PARCEL H 
LAGOON LIFT STATION, CLAY COUNTY 
CITY OF LAWSON 
PARCEL 04904000102100 
72.8 ACRES 
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Description of the Subject Property 
(Continued) 
 
PARCEL I 
VIBBARB PUMP STATION, RAY COUNTY 
CITY OF LAWSON 
WEST 168TH STREET, LAWSON, MO 
PARCEL 05-05-22-00-000-014.000 
45’ X 45’ (0.046 ACRES) 
 
 
 
 
 
 
  

LAWSON 
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Description of the Subject Property 
(Continued) 
 
PARCEL J 
WATER TOWER CITY PARK, RAY COUNTY 
CITY OF LAWSON 
RAUM STREET BETWEEN 3RD AND 4TH  
PARCEL 05-03-06-02-009-001.000 
1.7 ACRES 
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Description of the Subject Property 
(Continued) 
 
 
PARCEL K 
WATER TOWER WEST OF GOLF COURSE 
CLAY COUNTY 
TIMOTHY AND CHRISTINE PETERSON 
MCCALLEY FARM PLAT #1 LOT 2 
PARCEL 08302000101406 
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Description of the Subject Property 
(Continued) 
 
PARCEL L 
ITALIAN WAY PUMP STATION, RAY COUNTY 
1000 ITALIAN WAY, EXCELSIOR SPRINGS, MO 
AIPC MISSOURI, LLC 
08-902-00-03-022.00 
 
 
 
 
 
 
 
 
 
 
 
 
 
  

LAWSON 
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Description of the Subject Property 
(Continued) 
 
Description of the Building Improvements 
 
The subject building improvements are limited and consist of a metal warehouse type 
building and four lagoons.  The following paragraphs outline the real estate associated 
with each system. 
 
Water System 
 
The water system in the City of Lawson was built in 1956.  According to the Missouri 
Department of Natural Resources, the water system is operated at Level 2 and reportedly 
serves a population of 2,473 and has 958 connections.  The water source is 100 percent 
purchased ground water from Excelsior Springs.   
 
The water system reportedly had a capacity of 0.20 million gallons daily with an average 
consumption of 0.182 million gallons daily.  The finished water storage capacity is 0.35 
million gallons.  There is an approximate 10 foot by 25 foot, or 250 square foot, metal 
building located in Excelsior Springs that houses a pump.  This building has a poured 
concrete floor and foundation with metal panel walls and roof.  The building is 
approximately 20 years old. 
 
There are two water towers associated with the water.  The first water tower is referred 
to as the Highway 69/Golf Course Water Tower that was reportedly constructed in the 
1990s.  The tower has a storage capacity of 300,000 gallons. It has a common street 
address of 18857 US 69 Highway 69 in Lawson, Missouri.  The Parcel Identification 
Number is 08302000101406.  The water tower is located on a utility easement that is 10’ 
by 30’.  The brief legal description is Lot 2 of the McCalley Farm Plat #1 as recorded in 
Clay County, Missouri.   The fee simple interest is held by Timothy and Christine Peterson.  
The water runs from a booster pump from the Excelsior Springs Water Tower via a 12-
inch main.  The water tower is subject to a maintenance contract. 
 
The second water tower is referred to as the Downtown Water Tower that was reportedly 
constructed in the 1940s or 1950s. The tower has a storage capacity of 50,000 gallons. 
It has a common street address of Raum Street in Lawson, Missouri.  The Parcel 
Identification Number is 05-03-06-02-009-001.000.  The water tower is owned in fee by 
the City of Lawson.  The brief legal description is All That Block designated as Public 
Square of the Town of Lawson as recorded in Ray County, Missouri.   Approximately two 
years ago, a mixer was installed in the tank and the exterior was repainted. 
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Description of the Subject Property 
(Continued) 
 
Sewer System 

The sewer treatment facility is located off NE 102nd Street, also known as Highway D, and 
east of Highway 69, in Clay County, Missouri.  The Parcel Identification Number is 
04904000102100.  This is a four-cell lagoon system with the sludge retain in the lagoon.  
The stabilization lagoon is 17.8 acres, there is a 5.23-acre secondary cell, and two, five-
acre finishing cells.  The system was designed to accommodate a population of 3,625 
with a flow capacity of 300,000 gallons per day.  According to the MDNR, the average 
daily capacity is 247,000 gallons per day.  There is controlled discharge of 2,000,000 
gallons per day with sludge production of 54.4 dry tons per year.  The site area is 
approximately 73 acres.  The legal description is the Northwest ¼ of the Northeast ¼, 
and the Southeast ¼ of Section 36, Township 54 North, Range 30 West in Clay County, 
Missouri.   

The property is accessed via an asphalt paved road that is gated.  It should be noted that 
in 2020, the MDNR will require upgrades to the system to meet the requirements of their 
permit.   There is a lift station and 24-inch gravity line from the stabilization lagoon.  

According to information from Lawson’s current permit (MO-0091031) and the Missouri 
Department of Natural Resources affordability study, the regulations regarding the sewer 
system operations will be changing in 2020.  The water will be required to be disinfected 
prior to discharge.    In addition, a different chemical will need to be added to offset the 
disinfectant that was added before it can be released into a stream.  This will require 
either a new system to be built or significant changes will need to be made to the existing 
facility.    The chemical added is to control the ammonia levels and nutrient levels.  Also, 
an in-cell aeration system will be needed to help remove the sludge the 1st and 
2nd cells.  Cost at this time are not known. 

In March of 2017, the water was out of compliance according to MDNR.  The chlorine that 
is added to the water to disinfect it will start to break down unless the water is moving 
which is why looping is important.  The water company is doing two looping projects in 
2017, both on the south end of the distribution system. 
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Description of the Subject Property 
(Continued) 
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Description of the Subject Property 
(Continued) 
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Description of the Subject Property 
(Continued) 
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Description of the Subject Property 
(Continued) 
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Description of the Subject Property 
(Continued) 
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Description of the Subject Property 
(Continued) 
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Description of the Subject Property 
(Continued) 
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Description of the Subject Property 
(Continued) 
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Highest and Best Use Analysis 
 
The beginning point in the valuation of any real estate is the determination of the 
property's highest and best use.  Highest and Best Use is defined in the 14th Edition of 
The Appraisal of Real Estate as follows: 

 
The reasonably probable and legal use of vacant land or an improved property 
that is physically possible, appropriately supported, and financially feasible and 
that results in the highest value. 

 
The 14th Edition states that there are four implicit steps as part of the analysis that are 
applied in the following order: (1) Legally Permissible, (2) Physically Possible, (3) 
Financially Feasible, and (4) Maximally Productive.   
 
The subject property includes land (owned in fee and presumed permanent easements), 
buildings, and infrastructure/facilities associated with the City of Lawson water delivery 
and wastewater systems.   
 
After considering the components of the subject property systems as a whole, and taking 
into account the analysis and report prepared by Flinn Engineering, it is our opinion the 
highest and best use of the subject property as of June 7, 2017, is its present use as a 
water delivery and wastewater system.  Furthermore, it is our opinion the market value of 
the land, as vacant, is also for its present use as part of a utility infrastructure system. 
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Appraisal Process 
 
In arriving at opinions of value for the two subject properties, we have followed an orderly 
set of steps that has led us to a final conclusion of market value.  This procedure is known 
as the "Appraisal Process" and is summarized in the exhibit below. 
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Appraisal Process 
(Continued) 
 
Normally included within the steps of this process are the three classic approaches to a 
value estimate:  the Cost Approach, the Sales Comparison Approach and the Income 
Capitalization Approach.  Each of these approaches tends to independently serve as a 
guide to the valuation of the property with varying degrees of validity. 
 
The Cost Approach gives recognition to the fact that buyers have available to them the 
alternative of constructing a new building when contemplating the purchase of an existing 
building.  Thus, the cost to reproduce the property is utilized as a measure of value. 
 
However, most properties experience varying degrees of accrued depreciation which 
result from physical depreciation, functional obsolescence and external obsolescence.  
Any of these three types of depreciation (or a combination thereof) from which the 
property suffers must be deducted from the estimated cost new of the improvements.  
The difficulty, then, in applying the Cost Approach is the ability of the appraiser to 
accurately extract or estimate the amount of depreciation the property being appraised 
suffers. 
 
The Sales Comparison Approach is based upon the theory that the value of a property is 
determined by the actions of buyers and sellers in the market for comparable types of 
property.  Recognizing no two properties are identical and that properties sell at different 
times under different market conditions, the application of the Sales Comparison 
Approach requires the appraiser to consider any differences between a respective sale 
and the subject property which may affect value.  After the relevant differences are 
adjusted for, an indicated range of value results. 
 
The theory of the Sales Comparison Approach also realizes that buyers and sellers often 
have motivations that are unknown to the appraiser and difficult to quantify in the 
adjustment process.  Therefore, while this approach has certain strengths and foundation, 
it must be carefully applied in order to lead the appraiser to a realistic opinion of value. 
 
And lastly, the Income Capitalization Approach is typically given very much consideration 
in the appraisal process for income-producing properties.  The Income Capitalization 
Approach gives recognition to the subject property's capabilities of producing an income 
and that investors in the real estate market will pay a specific amount of cash, or its 
equivalency, to receive that income, as well as the rights of ownership of the property at 
the end of the income period. 
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Appraisal Process 
(Continued) 
 
The Income Capitalization Approach is applied based upon market-extracted information, 
most notably the income and expenses that prevail in the market for the type of property 
being appraised.  After an appropriate estimate of income is arrived at, the income is 
converted to an estimate of value via a capitalization rate.  The capitalization rate is also 
either extracted from the market or may be derived based upon a built-up method. 
 
After the appraiser independently applies each approach to value, the three resultant 
value estimates are reconciled into an overall estimate of value.  In the reconciliation 
process, the appraiser analyzes each approach with respect to its applicability to the 
property being appraised.  Also considered in the reconciliation process is the strength 
and weakness of each approach with regards to supporting market data. 
 
Regarding the valuation of the subject property, we have applied the Cost Approach and 
the Sales Comparison Approach.  The Income Capitalization Approach was not applied 
due to the unavailability of the significant amount of market data pertaining to income and 
expenses that would be necessary to arrive at a credible conclusion. 
 
Following this section is a more detailed explanation of the Cost Approach and the Sales 
Comparison Approach. 
 
 
  



MISSOURI AMERICAN WATER COMPANY 
CITY OF LAWSON WATER AND WASTEWATER SYSTEMS 

July 7, 2017 
Page 54 

 

 

Cost Approach 
 
The Cost Approach to Value is a technique in the appraisal process which recognizes 
that a prudent purchaser/investor of real estate may consider constructing a new building 
as an alternative to buying an existing property. 
 
Although it holds true that a prudent purchaser would not pay more for a building than the 
cost of buying the land and constructing a new building which would offer similar utility, 
the estimated cost new of the property must be adjusted for items of depreciation which 
the property being appraised has suffered.  Only then will the Cost Approach yield an 
indication of value which can be correlated with the other two approaches to arrive at the 
Market Value of the property. 
 
The beginning point of the typical Cost Approach is to arrive at an estimate of the land 
value as vacant.  The land value is arrived at by applying the Direct Comparison Approach 
utilizing vacant land sales from the market. 
 
The next step is to estimate the cost new of the building.  There are two primary types of 
cost:  the Reproduction Cost and the Replacement Cost. 
 
Reproduction Cost is defined as: 
 

The cost of construction, at current prices, of an exact 
duplicate, or replica, using the same materials, construction 
standards, design, layout, and quality of workmanship, and 
embodying all of the deficiencies, superadequacies, and 
obsolescence of the subject building. 9 

 
 
Replacement Cost is defined as: 
 

The cost of construction, at current prices, of a building having 
utility equivalent to the building being appraised but built with 
modern materials and according to current standards, design, 
and layout. 10 

 
If a property suffers any functional obsolescence, it is necessary to utilize the 
Reproduction Cost estimate.  The measure of loss of value from the functional 
inadequacy (or superadequacy) would then be deducted as an item of depreciation. 
  
                                                   
9 The Dictionary of Real Estate Appraisal, Second Edition, (Chicago, Illinois: American Institute of Real 
Estate Appraisers, 1989), p. 254. 

10 Ibid. 
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Cost Approach  
(Continued) 
 
After the cost of the property is estimated, all items of depreciation are measured and 
deducted from the cost to arrive at an estimate of the depreciated cost new of the 
improvements.  The land value as vacant is then added to arrive at a total estimate of the 
property via the Cost Approach. 
 
Thus, to accurately estimate the value of the property, the appraiser must: 
 
1). Estimate the value of the land as vacant; 
2). Estimate the cost new of the building; 
3). Estimate the amount of all items of depreciation, if any; 
4). Deduct the depreciation estimate from the cost new estimate; and 
5). Add the estimated land value to the depreciated value of the improvements. 
 
The starting point in the application of the Cost Approach is to arrive at an estimate of the 
subject property land as vacant.  The land value is estimated based upon the Direct Sales 
Comparison theory which basically states that no one will pay more for a parcel of land 
than the cost of acquiring an equally suitable parcel.  Therefore, the value of the site is 
arrived at by measuring the actions of buyers and sellers in the market for comparable 
parcels of land. 
  
With regard to the fee values of the three subject property parcels owned in fee (Parcels 
H, I, and J) and the contributory value of the easements presumed to be in place for 
Parcels A, B, C, D, E, F, G, K, and L, we have undertaken a study of market sales of 
vacant land.   
 
The land sales are presented in three categories: Commercial, Residential, and 
Agricultural. The following is a summary of the market data relied on for this analysis. 
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Cost Approach 
(Continued) 
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Cost Approach 
(Continued) 
 
VALUATION OF THE THREE FEE PARCELS 
 
Based upon this market data, we have arrived at an opinion of market value of the three 
subject property parcels owned in fee (Parcels H, I, and J). 
 
With respect to Parcel H (Lagoon Lift Station site), we relied on the Agricultural land 
market data. The subject property tract contains 72.8 acres.  The unit value applicable to 
Parcel H based upon available market data and subject property information is $3,500 
per acre, resulting in a value indication rounded to $255,000. 
 
With respect to Parcel I (Vibbard Pump Station site), we relied on the Agricultural land 
market data. The subject property tract contains 0.046 acres.  The unit value applicable 
to Parcel I based upon available market data and subject property information is $12,000 
per acre, resulting in a value indication rounded to $1,000. 
 
With respect to Parcel J (Water Tower City Park site), we relied on the Commercial land 
market data. The subject property tract contains 1.7 acres.  The unit value applicable to 
Parcel I based upon available market data and subject property information is $2.00 per 
square foot, resulting in a value indication rounded to $148,000. 
 
VALUATION OF THE PRESUMED PERMANENT EASEMENT 
RIGHTS FOR THE NINE ADDITIONAL PROPERTIES 
 
The next step is to determine the contributory value of the permanent easements that are 
presumed to be in place for the nine parcels identified herein as Parcels A, B, C, D, E, F, 
G, K, and L. 
 
As of the date of this appraisal, we have not received any documentation regarding the 
existence of permanent easements that reportedly convey to the City of Lawson limited 
real property rights, including the right to operate, maintain, inspect, repair and replace 
the components of the respective lift stations, pump station, and water tower. 
 
Copies of the permanent easements for the lift stations were not available for this 
appraisal assignment, nor were surveys or drawings delineating the areas reportedly 
encumbered by permanent easements for the benefit of the City of Lawson water delivery 
and wastewater collection systems. 
 
This appraisal assumes the City of Lawson has permanent and legal means of access to 
the lift stations, pump station, and water tower, as well as the property rights necessary 
for the continued use and maintenance/repair/replacement of the facilities as necessary 
for its water delivery and wastewater operations. 
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Cost Approach 
(Continued) 
 
For purposes of this valuation assignment, we have estimated a value contribution for the 
permanent easements that are presumed to be in effect for the facilities at the nine 
locations.  
 
Based upon a review of the nine locations, a review of the land values researched for the 
Lawson market area that are presented herein, and a review of permanent easements 
for water and wastewater systems for other utility projects, it is our opinion the contributory 
value of the permanent easements presumed to be in place and encumbering the nine 
parcels for the benefit of the City of Lawson is $100,000 (One Hundred Thousand 
Dollars). 
 
CONSIDERATION OF THE ASSSETS IDENTIFIED 
IN THE FLINN ENGINEERING REPORT 
 
The final step in the Cost Approach is to add the depreciated value of the assets, including 
the facilities and buildings.  With respect to the system facilities and buildings, we have 
consulted with Flinn Engineering, an engineering firm that is very familiar with water 
company construction costs, depreciation and valuations. A copy of the Flinn report is 
attached to this appraisal report.   
 
The Flinn report includes a detailed inventory of the assets that are part of this analysis, 
and concludes an opinion of depreciated book value calculated to be $2,742,046.  
However, the asset list provided to Flinn for its report does not indicate whether all 
construction and installation costs are included.  Based upon our experience with 
construction estimates and costs for other projects, it is reasonable to adjust the value 
indicated in the Flinn report by a factor of 20%.  The adjustment is rounded to $550,000. 
 
Based upon our analysis of the real property rights, combined with the Flinn analysis, the 
total value by the Replacement Cost New Less Depreciation is summarized below. 
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Sales Comparison Approach 
 
 
The Sales Comparison Approach is an approach to value which measures the actions 
and activity of buyers and sellers in the market and relates those actions to the property 
being appraised. Also referred to as the Market Approach, the underlying premise of this 
approach to value is that no prudent purchaser will pay more for a property than the cost 
of acquiring an equally suitable parcel. The fundamental concept of the Sales Comparison 
Approach is the Principle of Substitution, which is defined as: 
 

A valuation principle that states that a prudent purchaser would pay no more for 
real property than the cost of acquiring an equally desirable substitute on the open 
market. The Principle of Substitution presumes that the purchaser will consider 
the alternatives available and will act rationally or prudently on the basis of the 
information about those alternatives, and that reasonable time is available for the 
decision. Substitution may assume the form of the purchase of an existing 
property, with the same utility, or of acquiring an investment which will produce 
an income stream of the same size with the same risk as that involved in the 
property in question.  
 

 
Research of the area, state and national real estate market was completed in order to 
find sales of water distribution systems that included comparable features to the subject 
property. There have been several sale properties selected from all available sale 
transactions for analysis in this approach. The sales data was provided through 
information from the Missouri Public Service Commission, Illinois Commerce 
Commission, Aqua America Inc., American Water Company, Utilities Inc., Hartman 
Consultants LLC and Sundstrom & Mundlin LLP. 
 
The sales were considered to be the most comparable to the subject property in terms of 
arms-length sales transactions, location of the system, capital improvements supporting 
the water system and number of water customer accounts in the entire system. All 
information of the sale transactions and properties was confirmed by the previously 
mentioned party or parties to the transaction. 
 
As explained in the Scope of Work section of this report, we included transactional data 
pertaining to utility systems located in Illinois in addition to the market data from Missouri. 
However, the market data available for utility systems acquired in Missouri is very limited, 
with Missouri American Water Company being the primary entity acquiring systems. 
Therefore, it is reasonable and acceptable to expand the search for comparable market 
data to areas outside the borders of Missouri. 
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Sales Comparison Approach 
(Continued) 
 
We selected the Illinois market due to the following factors: proximity, availability of 
relatively current market data, similarity of legislative rules governing the valuation 
process, and the existence of a competitive market environment with multiple buyers 
influencing the balance of supply and demand. The following is a summary of the market 
data given the most weight in our analysis. 
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Sales Comparison Approach 
(Continued) 
 
Sale One 
 
Village of Wardsville Utility System (Water and Sewer) 
Wardsville, Cole County, Missouri 
Sold May, 2017 (Asset Purchase Agreement Signed December 8, 2016) 
Price: $2,750,000  
$795,428 for Water System with 480 Customers ($1,657 per customer) 
$1,954,575 for Sewer System with 407 Customers ($4,802 per customer) 
Seller: Village of Wardsville 
Buyer: Missouri American Water  
(Case #WA-2017-0181) 
 
According to a press release on April 11, 2017, from the Board of Trustees of the Village 
of Wardsville, Wardsville has three sewage treatment plants (Deer Haven, Churchview, 
and Northwest), none of which reportedly are able to meet the Missouri Department of 
Natural Resources and the EPA requirements regarding limitations of the amount of 
ammonia that can be discharged from sewage treatment plants.  After a study by an 
engineering firm, it was determined that the three options to meet the EPA limits ranged 
from $4 million to $12 million. 
 
According to Missouri American Water, the expected capital investment after the sale 
includes $305,000 for the water system and $395,000 for the sewer system, all of which 
is projected to be invested over a five-year period. 
 
Wardsville's water system (MO3010831) produces an average of 90,000 gpd.  Water 
system assets include two (2) wells, 150,000-gallon elevated tank, 250,000-gallon ground 
storage tank, 300 gpm booster pump, 63 hydrants, 146 valves and over 15 miles of 
distribution main ranging in size from 2" to 8" in diameter. 
 
The wastewater system includes the following treatment facilities: 
 
Churchview WWTP (NPDES MO-0109118)  is a packaged extended aeration system with 
a design flow of 30,000 gpd and actual flow of 15,000 gpd. It services 102 connections. 
 
Deerhaven WWTP (NPDES MO-119326) is a packaged extended aeration system with 
a design flow of 21,368 gpd and actual flow of 17,000 gpd. It serves 81 connections. 
 
Northwest WWTF (NPDES MO-0129658) is an aerated lagoon system with design flow 
of 151,000 gpd and actual flow of 44,000 gpd. It serves 212 connections. 
 
The collection system includes five (5) pump stations, 38 brick manholes , 238 concrete 
manholes, approximately  9 miles of gravity sewers and 1.7 miles of force main. 
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Sales Comparison Approach 
(Continued) 
 
Sale Two 
 
Lake Region Water and Sewer Company (Water and Sewer) 
Camden County and Miller County, Missouri 
Pending Sale (Asset Purchase Agreement Signed December, 2016) 
Price: $6,084,000  
Total Customers: 1,586 ($3,834 per customer) 
677 Water Customers, 909 Sewer Customers 
Seller: Lake Region Water and Sewer Company 
Buyer: Camden County Public Water District  
(Case #WM-2017-0181) 
 
Operating in the Lake of the Ozarks area, Lake Region Water & Sewer Company (“Lake 
Region”) was originally granted a Certificate of Convenience and Necessity (CCN) to 
provide water and sewer service in the 1970s. After various name changes, sales, and 
the granting of an additional CCN, Lake Region now serves approximately 677 water 
customers in the Shawnee Bend area and 909 sewer customers in the Shawnee Bend 
and Horseshoe Bend area.   
 
On December 28, 2016, Lake Region filed a Joint Application with the Camden County 
Public Water Supply District Number 4 seeking authority to sale, transfer, and assign Lake 
Region’s water and sewer assets to the District.  Staff contends that under the terms of 
the Purchase Agreement, the District is paying an acquisition premium of approximately 
$3.7 million.   
 
The Missouri Public Service Commission Staff recommended in February, 2017, that the 
Commission does not approve the transfer of the assets.  According to Staff, were the 
purchaser of Lake Region’s assets a Commission-regulated entity, they would not be 
allowed to recover the acquisition premium cost in a customer rate increase. However, 
since the Commission does not regulate the District, Staff fears that the District may 
choose to recover the acquisition premium costs through a customer rate increase.  
 
The Commission does not share Staff’s concern. The Commission does not regulate the 
District, nor does it have jurisdiction over the District’s board of directors or the future 
rates set by that board.  On April 27, 2017, the Commission approved the transfer. 
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Sales Comparison Approach 
(Continued) 
 
Sale Three 
 
Emerald Pointe Utility Company (Water and Sewer) 
Taney County, Illinois 
Sold March, 2014 
Price: $1,800,000 
Total Customers: 760 ($2,368 per customer) 
380 Water Customers, 380 Sewer Customers 
Seller: Emerald Pointe Utility Company 
Buyer: Missouri American Water  
 
The water system consists of one well with a pumping capacity of approximately 450,000 
gallons per day. Storage is provided by an 18,500-gallon standpipe. Water mains consist 
of 69,000 feet of 8” PVC piping. 
 
Sewage is pumped to the City of Hollister where it is treated. There are over 15,000 feet 
of 6” and 8” PVC force mains and 15,000 feet of 4”, 8” and 16” gravity lines. The system 
currently has 4 lift stations. 
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Sales Comparison Approach 
(Continued) 
 
Sale Four 
 
Sundale Utilities (Water and Sewer) 
Washington, Tazewell County, Illinois 
Pending Sale (Asset Purchase Agreement Signed January 9, 2017) 
Price: $2,000,000  
$1,500,000 for Water System with 552 Customers ($2,717 per customer) 
$500,000 for Sewer System with 1,406 Customers ($356 per customer) 
Seller: Sundale Utilities, Inc. 
Buyer: Illinois American Water 
(Case #17-0113) 
 
This sale included the transfer of a water system and three sewer systems.  The water 
system is Washington Estates (552 customers), and the sewer systems are Washington 
Estates (552 customers), Sundale Hills (713 customers), and Highland Hills (141 
customers). The sale included 10 parcels of land owned in fee by Sundale Utilities which 
included office building, sewage treatment parcels, lagoons, lift stations, and water 
treatment facility.   
 
In addition, permanent easements encumbering private property included approximately 
5.17 acres for the water delivery system and 9.47 acres for the wastewater collection 
system.  The water system’s primary assets include two wells, a water treatment plant, a 
75,000-gallon elevated water tower, and a 150 kw generator.   
 
The wells were drilled in 1970 and 1985 and are 350’ deep.  A new well was drilled in 
1995 and replaced the 1970 well.  The wells are rated at 460 gallons-per-minute.  The 
elevated tank was placed in service in 1960.  The sewer systems reportedly were in fair 
to poor condition and required substantial capital investment.   
 
According to testimony by an official from Illinois American Water at an Illinois Commerce 
Commission hearing, the buyer intends on investing $900,000 in the water system and 
$1,700,000 in the sewer systems, all within the first five years. 
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Sales Comparison Approach 
(Continued) 
 
Sale Five 
 
Ozark Shores Water Company (Water) 
Camden County, Missouri 
Sold July, 2015 (Asset Purchase Agreement Signed March 5, 2015) 
Price: $5,252,781  
Total of 1,869 Customers ($2,810 per customer) 
Seller: Ozark Shores Water Company 
Buyer: Public Water Supply District of Camden County 
(Case #WM-2015-0231) 
 
The Staff recommended the Commission deny the application.  (STAFF 
RECOMMENDATION TO DENY TRANSFER OF ASSETS AND REQUEST FOR LOCAL 
PUBLIC HEARING; May 5, 2015). During the approval process before the Missouri Public 
Service Commission, the Staff had concerns regarding the sale that pertained to the 
purchase price exceeding the value of Oak Shore’s net rate base by more than $2.6 
million, the possibility of rate increases due to the acquisition premium, and the history of 
an overly-close relationship between Ozark Shores and the buyer.  (SUGGESTIONS IN 
SUPPORT OF STAFF’S MOTION FOR EVIDENTIARY HEARING; May 29, 2015).  On 
July 3, 2015, the Commission rejected the Staff’s recommendations and granted the 
application. (ORDER GRANTING APPLICATION; July 3, 2015). 
 
Included in the sale were 12 parcels of land that were reported to have a total market 
value of $448,580. 
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Sales Comparison Approach 
(Continued) 
 
Sale Six 
 
City of Farmington Water System (Water) 
Farmington, Fulton County, Illinois 
Pending Sale (Asset Purchase Agreement Signed April, 2017)  
Price: $3,750,000 
Water System with 1,063 Customers ($3,528 per customer) 
Seller: City of Farmington 
Buyer: Illinois American Water  
 
This sale includes a water delivery system that includes two wells.  One was drilled in 
1918 and is 1,710’ deep.  It has a capacity of 350 gallons-per-minute, and was improved 
with a new submersible pump in 1997.  The second well was drilled in 1955 and is 1,743’ 
deep.  It has a capacity of 385 gallons-per-minute, and had a new pump installed in 2006. 
The water treatment plant includes the treatment process, two clearwells, and two high-
service pumps.  The two clearwells (underground storage tanks) each have a capacity of 
125,000 gallons.  The system also includes two elevated water storage tanks constructed 
in 1992 and 1997, respectively.  Each has a capacity of 156,000 gallons.   
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Sales Comparison Approach 
(Continued) 
 
Sale Seven 
 
Forest Homes Maple Park (Water) 
Cottage Hills, Madison County, Illinois 
Pending Sale (Asset Purchase Agreement Signed November 03, 2016)  
Price: $900,000 
Water System with 525 Customers ($1,714 per customer) 
Seller: Forest Homes Maple Park District 
Buyer: Illinois American Water 
(Case 16-0581) 
 
The Forest Homes Maple Park system includes one elevated storage tank, one storage 
tank control system, approximately 9 miles of pipeline, telemetry equipment, and various 
hydrants, valves, service connections, and other appurtenances.  The system became 
operational in 1959.  The water distribution system used wells until 1983 when the district 
started purchasing water from Illinois American Water.  Per information from the water 
district, there are 525 customer connections, of which approximately 495 were installed 
in 1994 and 30 were installed in 2004. The elevated water tank has a capacity of 75,000 
gallons and is approximately 57 years old.  Located on the site with the water tower is the 
storage tank control structure, an office building, and storage buildings.  The water 
distribution system includes 47,272 lineal feet of pipeline.  The mains range from 13 to 58 
years old. Most the mains are 6” with the balance being 4”. Included in the sale were two 
small lots owned in fee, permanent easements across two parcels, and mains located in 
public roads and rights of way.  According to an assessment completed by an engineer 
familiar with the system, there was approximately $250,000 worth of deficiencies and 
deferred maintenance items that required immediate attention. 
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Sales Comparison Approach 
(Continued) 
 
Sale Eight 
 
CONFIDENTIAL (Water and Sewer) 
Eastern part of Missouri 
BEING NEGOTIATED (Letter of Intent Signed 2017) 
Price: Approximately $10,000,000 to $11,000,000 
(Analysis uses $10,000,000 for purposes of comparing unit values) 
$7,000,000 for Water System with approximately 2,500 Customers ($2,800 +/- per 
customer) 
$3,000,000 for Sewer System with approximately 2,500 Customers ($1,200 +/- per 
customer) 
Seller: CONFIDENTIAL 
Buyer: Missouri American Water 
 
In addition to the seven market transactions identified herein, our analysis takes into 
account the current negotiations between Missouri American Water, buyer, and a 
community located in the eastern half of Missouri, seller. 
 
At the present time, there is not a signed contract or purchase agreement. The parties 
are in negotiations pertaining to a water distribution system serving approximately 2,500 
customers and a wastewater collection system serving approximately 2,500 
customers.  The negotiations include a price in the range of approximately $10 million to 
$11 million. Although we are not authorized to disclose any further details regarding the 
water and wastewater systems and the state of the negotiations, we have analyzed this 
information and given it appropriate consideration in our analysis of the Lawson systems.   
 
For purposes of establishing a unit value (price per customer) for comparison with the 
subject property, we have utilized a hypothetical sale price of $10,000,000.  Our analysis 
recognizes the possibility that the sale price may vary slightly from the reported range.  
The information we reviewed pertaining to negotiations for this system includes an 
appraisal report, engineer’s assessment report, detailed asset lists, financial documents, 
customer service records, and the letter of intent. 
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Sales Comparison Approach 
(Continued) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Of the eight examples of market data, three are closed sales, four are pending sales that 
are under contract, and one is a transaction that is still being negotiated.   
 
The Wardsville and Sundale transactions are reliable for indicating prices for the whole 
system (water and sewer).  However, both transactions have value allocations between 
water and sewer that, respectively, vary substantially; and, therefore are given the least 
weight in our analysis of the subject property water and sewer systems’ individual values. 
 
In the Wardsville allocation, the sewer system contribution was substantially higher than 
the water contribution.  In the Sundale acquisition, the water contribution was substantially 
higher than the sewer contribution as the Sundale sewer system was in fair to poor 
condition.   
 
Using unit prices that result from allocations are generally less reliable than sales of 
individual systems.  And, in cases such as Wardsville and Sundale – where one 
component of the system has an allocation substantially higher than the other component 
– it is important to use the allocations with caution as internal bookkeeping purposes may 
have been a factor in the diverse allocations. 
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Sales Comparison Approach 
(Continued) 
 
We were able to determine a unit value (price per water customer) for six of the eight 
transactions.  The table below summarizes the six transactions for which a price per water 
customer was calculated. 
 
 
 
 
 
 
 
 
 
 
 
 
  
The three transactions that result from a water system sale (as opposed to an allocation 
of price between water and sewer) are highlighted in yellow in the table below. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Based upon these transactions, we have concluded a unit value of $2,700 per water 
customer for the subject property water system, which indicates a value of $2,619,000 for 
the subject property water system. 
 
We were able to determine a unit value (price per sewer customer) for three of the eight 
transactions.  The table below summarizes the three transactions for which a price per 
sewer customer was calculated.  In all three cases, the unit values are developed based 
upon an allocation of a sale price that included a water and sewer system. 
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Sales Comparison Approach 
(Continued) 
 
 
 
 
 
 
 
 
 
 
 
As noted earlier, the unit prices indicated by the Wardsville and Sundale transactions are 
concluded to be the least reliable. Therefore, we have placed most weight on the 
undisclosed transaction.  Even though the transfer of the undisclosed system is still being 
negotiated, we are of opinion the price range to which the parties have agreed is a reliable 
range of value for comparison purposes.  Giving most consideration to the undisclosed 
transaction with a slight upwards adjustment based upon the influence of the allocated 
prices of Wardsville and Sundale results in a unit value conclusion of $1,500 per sewer 
customer for the subject property sewer system.  The unit value conclusion of $1,500 
indicates a value of $1,356,000 for the subject property sewer system. 
  
The combined value opinion of the two systems is rounded to $4,000,000.  Based upon 
the subject property system having a total of 1,874 customers (970 water customers, 904 
sewer customers), the overall price per customer is approximately $2,135.   
 
Our market data included five examples of data that included both water and sewer 
systems.  A review of the market data pertaining to utility systems that included water and 
sewer shows the subject property’s unit value ($2,134 per customer) is within the range 
indicated by the market data (see table below). 
 
 
 
 
 
 
 
 
 
 
 
 
Based upon this analysis, it is our opinion the market value of the subject property 
systems (water and sewer) as a whole is supported at $4,000,000 (Four Million Dollars) 
based upon the Sales Comparison Approach.  
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Final Reconciliation 
 
The purpose of this appraisal report was to arrive at an estimate of market value for the 
City of Lawson water delivery and wastewater systems based upon conditions evident in 
the market as of June 7, 2017.  The market value opinion pertains to the subject property 
as a private water and wastewater system (its intended use).  We inspected the subject 
property, reviewed numerous reports and documents provided by the client and the City 
of Lawson, conducted research regarding land values and easement valuation, and 
reviewed a report prepared by Flinn Engineering. 
 
Our analysis of the Lawson water delivery and wastewater systems included the 
application of the Cost Approach and the Sales Comparison Approach. As explained in 
the report, the Income Approach is not customarily relied on for the valuation of water 
delivery and wastewater systems acquired by investor-owned entities. 
 
The Sales Comparison Approach included an analysis of transactions from Missouri and 
transactions from Illinois.  As explained in this report, the Illinois market is more 
representative of a competitive market with balance the supply and demand forces.  The 
market approach resulted in an opinion of $4,000,000. 
 
The Cost Approach included the analysis and valuation of the system by its components: 
land (fee owned parcels and permanent easements), buildings/improvements, and 
facilities/infrastructure associated with the water delivery and wastewater systems.  The 
Cost Approach resulted in a conclusion of value of $3,800,000. 
 
The Market Value of a non-profit municipal water system is much lower than a private 
system with profit income potential.  And, the sales reflect the prices of only municipal 
systems. The intended use is as a private system, and the property should be appraised 
consistent with anticipated use.  In order to appraise the property as a private system, 
investment incentive (increased income) must be considered. The application of the Sales 
Comparison Approach and Cost Approach take into account private ownership 
incentive/benefit. 
 
We have placed most weight on the Sales Comparison Approach.  Therefore, it is our 
opinion the market value of the subject property system as of June 7, 2017, as a private 
system was: 
 

$4,000,000 
FOUR MILLION DOLLARS 

 
The opinion of market value is based upon the subject property system as a whole, as if 
owned in fee simple title, free and clear of all liens and encumbrances. 
 
The value opinion of $4,000,000 is allocated as follows: $2,630,000 for the water delivery 
system and $1,370,000 for the wastewater collection system. 
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Statement of Certification – Edward Dinan 
 
I certify that, to the best of my knowledge and belief: 
 
 -- the statements of fact contained in this report are true and correct. 
 -- the reported analyses, opinions, and conclusions are limited only by the reported 

assumptions and limiting conditions and are my personal, impartial, and unbiased 
professional analyses, opinions, and conclusions. 

 -- I have no present or prospective interest in the property that is the subject of this 
report and no personal interest with respect to the parties involved. 

 -- I have not completed a real estate appraisal of the property that is the subject of 
this report within the three-year period immediately preceding acceptance of this 
assignment. 

 --  I have no bias with respect to the property that is the subject of this report or to the 
parties involved with this assignment. 

 -- my engagement in this assignment was not contingent upon developing or 
reporting predetermined results. 

 -- my compensation for completing this assignment is not contingent upon the 
developing or reporting of a predetermined value or direction in value that favors 
the cause of the client, the amount of the value opinion, the attainment of a 
stipulated result, or the occurrence of a subsequent event directly related to the 
intended use of this appraisal. 

 -- my analyses, opinions, and conclusions were developed, and this report has been 
prepared, in conformity with the Uniform Standards of Professional Appraisal 
Practice and in conformity with the requirements of the Code of Professional Ethics 
and the Standards of Professional Appraisal Practice of the Appraisal Institute. 

 -- I have made a personal inspection of the property that is the subject of this report. 
 -- no one other than Chris Stallings and Joseph E. Batis provided significant real 

property professional assistance to the person signing this certification. 
 
As of the date of this report, Edward Dinan has completed the requirements of the 
continuing education program of the Appraisal Institute. 
 
Furthermore, I certify that the use of this report is subject to the requirements of the 
Appraisal Institute relating to review by its duly authorized representatives. 
 
 
 
                                                                       July 7, 2017 
Edward W. Dinan, CRE, MAI     
Dinan Real Estate Advisors, Inc. 
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Statement of Certification – Joseph E. Batis 
 
I certify that, to the best of my knowledge and belief: 
 
 -- the statements of fact contained in this report are true and correct. 
 -- the reported analyses, opinions, and conclusions are limited only by the reported 

assumptions and limiting conditions and are my personal, impartial, and unbiased 
professional analyses, opinions, and conclusions. 

 -- I have no present or prospective interest in the property that is the subject of this 
report and no personal interest with respect to the parties involved. 

 -- I have not completed a real estate appraisal of the property that is the subject of 
this report within the three-year period immediately preceding acceptance of this 
assignment. 

 --  I have no bias with respect to the property that is the subject of this report or to the 
parties involved with this assignment. 

 -- my engagement in this assignment was not contingent upon developing or 
reporting predetermined results. 

 -- my compensation for completing this assignment is not contingent upon the 
developing or reporting of a predetermined value or direction in value that favors 
the cause of the client, the amount of the value opinion, the attainment of a 
stipulated result, or the occurrence of a subsequent event directly related to the 
intended use of this appraisal. 

 -- my analyses, opinions, and conclusions were developed, and this report has been 
prepared, in conformity with the Uniform Standards of Professional Appraisal 
Practice and in conformity with the requirements of the Code of Professional Ethics 
and the Standards of Professional Appraisal Practice of the Appraisal Institute. 

 -- I have made a personal inspection of the property that is the subject of this report. 
 -- no one other than Edward W. Dinan and Chris Stallings provided significant real 

property professional assistance to the person signing this certification. 
 
As of the date of this report, Joseph E. Batis has completed the requirements of the 
continuing education program of the Appraisal Institute. 
 
Furthermore, I certify that the use of this report is subject to the requirements of the 
Appraisal Institute relating to review by its duly authorized representatives. 
 
 
 
                                                                       July 7, 2017 
Joseph E. Batis, MAI, R/W-AC 
Edward J. Batis & Associates, Inc.  
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Statement of Certification – Chris Stallings 
 
 
I certify that, to the best of my knowledge and belief: 
 
 -- the statements of fact contained in this report are true and correct. 
 -- the reported analyses, opinions, and conclusions are limited only by the reported 

assumptions and limiting conditions and are my personal, impartial, and unbiased 
professional analyses, opinions, and conclusions. 

 -- I have no present or prospective interest in the property that is the subject of this 
report and no personal interest with respect to the parties involved. 

 -- I have not completed a real estate appraisal of the property that is the subject of 
this report within the three-year period immediately preceding acceptance of this 
assignment. 

 --  I have no bias with respect to the property that is the subject of this report or to the 
parties involved with this assignment. 

 -- my engagement in this assignment was not contingent upon developing or 
reporting predetermined results. 

 -- my compensation for completing this assignment is not contingent upon the 
developing or reporting of a predetermined value or direction in value that favors 
the cause of the client, the amount of the value opinion, the attainment of a 
stipulated result, or the occurrence of a subsequent event directly related to the 
intended use of this appraisal. 

 -- my analyses, opinions, and conclusions were developed, and this report has been 
prepared, in conformity with the Uniform Standards of Professional Appraisal 
Practice and in conformity with the requirements of the Code of Professional Ethics 
and the Standards of Professional Appraisal Practice of the Appraisal Institute. 

 -- I have made a personal inspection of the property that is the subject of this report. 
 -- no one other than Edward W. Dinan and Joseph Batis provided significant real 

property professional assistance to the person signing this certification. 
 
As of the date of this report, Chris Stallings has completed the requirements of the 
continuing education program of the Appraisal Institute. 
 
Furthermore, I certify that the use of this report is subject to the requirements of the 
Appraisal Institute relating to review by its duly authorized representatives. 
 
 
 
                                                                       July 7, 2017 
Chris Stallings, MAI, CCIM, MRICS 
Butler Burgher Group 
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STATEMENT OF ASSUMPTION AND LIMITING CONDITIONS 
 
The value herein estimated and/or other opinions presented are predicated on the following: 
 
  1. No responsibility is assumed for matters of a legal nature concerning the appraised property -- especially those 

affecting title.  It is considered that the title is marketable for purposes of this report.  The legal description as used 
herein is assumed to be correct.  

 
  2. The improvement is considered to be within the lot lines (unless otherwise stated); and, except as herein noted, is 

presumed to be in accordance with local zoning and building ordinances.  Any plots, diagrams, and drawings found 
herein are to facilitate and aid the reader in picturing the subject property and are not meant to be used as references 
in matters of survey. 

 
  3. The appraiser assumes that there are no hidden or unapparent conditions of the property, subsoil or structure which 

would render it more or less valuable than otherwise comparable properties.  The appraiser assumes no 
responsibility for such conditions or for engineering which might be required to discover such things.  

 
  4. Any description herein of the physical condition of improvements including, but not limited to, the heating, plumbing, 

and electrical systems, is based on visual inspection only, with no demonstration performed, and they are thus 
assumed to be in normal working condition.  No liability is assumed for same, nor for the soundness of structural 
members for which no engineering tests were made.  

 
  5. The appraiser shall not be required to give testimony or appear in court by reason of this appraisal with reference to 

the property herein described unless prior arrangements have been made.  
  
  6. The distribution of total valuation in this report between land and improvements applies only under the existing 

program of utilization under the conditions stated.  This appraisal and the allocations of land and building values 
should not be used as a reference for any other purpose and are invalid if used so. 

 
  7. That this report is to be used in its entirety and only for the purpose for which it was rendered. 
 
  8. Information, estimates, and opinions furnished to us and considered in this report were obtained from sources 

considered reliable and believed to be true and correct; however, no responsibility for guaranteed accuracy can be 
assumed by the appraiser. 

 
  9. The property is appraised as though under responsible ownership and competent management. 
 
 10. The report rendered herein is based upon the premise that the property is free and clear of all encumbrances, all 

mortgage indebtedness, special assessments, and liens--unless specifically set forth in the description of property 
rights appraised. 

 
 11. No part of this report is to be reproduced or published without the consent of its author. 
 
 12. The appraisal covers only the property described herein.  Neither the figures therein, nor any analysis thereof, nor 

any unit values thereof derived, are to be construed as applicable to any other property, however similar it may be. 
 
 13. Neither all, nor any part, of the contents of this report, or copy thereof, shall be used for any purpose by any but the 

client without the previous written consent of the appraiser and/or the client; nor shall it be conveyed by any including 
the client to the public through advertising, public relations, news, sales, or other media, without the written consent 
and approval of the author--particularly as to value conclusions, the identity of the appraiser or a firm with which he 
is connected, or any reference to any professional society or institute or any initialed designations conferred upon 
the appraiser, as stated in his qualifications attached hereto. 

 
 14. Any cash flow calculations included in this report are developed from but one of a few alternatives of a possible 

series and are presented in that context only.  Specific tax counsel should be sought from a C.P.A., or attorney, for 
confirmation that this data is the best alternative.  This is advised since a change in value allocation, method or rate 
of depreciation or financing will have consequences in the taxable income. 

 
 15. This appraisal has been made in accordance with the Code of Ethics of the Appraisal Institute. 
 
 16. This report has not taken into consideration the possibility of the existence of asbestos, PCB transformers, or other 

toxic, hazardous or contaminated substances, and/or underground storage tanks (hazardous materials), or the cost 
of encapsulation or removal thereof.  Should client have concern over the existence of such substances on the 
property, the appraiser considers it imperative for the client to retain the services of a qualified, independent engineer 
or contractor to determine the existence and extent of any hazardous materials, as well as the cost associated with 
any required or desirable treatment or removal thereof.  The valuation stated herein would therefore be void, and 
would require further analysis to arrive at a market estimate of value. 



  

 

  



  

 

  



  

 

 
  



  

 

  



  

 

  



  

 

  



  

 

  



  

 

 



July 13, 2017

Mr. Joseph E. Batis, MAI, R/W-AC
Edward J. Batis & Associates
313 N. Chicago Street
Joliet, IL  60432

Re: Engineering Report
Water and Wastewater System Appraisal
Lawson, Missouri

Dear Mr. Batis:

Flinn Engineering, LLC is pleased to present the following information regarding the water and
wastewater systems owned by the City of Lawson, Missouri (City) as part of the appraisal process
you are completing for Missouri American Water.  The purpose of this Engineering Report is to
provide a high-level review of the condition of the system and a review of the assets and costs
listed in the asset list.  The City provided a depreciation schedule which was used to determine
the date the assets were placed in service and the estimated book value of the assets.  The values
in the depreciation schedule were also used to inflate the values of each asset to 2017 costs and
then depreciated based on the age of the asset.  The depreciation schedule with the added
columns for inflation to 2017 dollars and depreciation based on 2017 dollars and age of each
asset is included in Attachment A.

The high-level review of the condition of the system is based on the data provided by the City and
photos that were taken by others during a site visit.  Flinn Engineering did not visit the site.

The City purchases water from Excelsior Springs, Missouri.  The water system includes two (2)
storage tanks, a pump station, and the water distribution system.  The wastewater system
includes a lagoon treatment plant, eight (8) lift stations, and the sewer collection system.

Water Pump Station
The Italian Way pump station is located in Excelsior Springs near the water storage tank.  The
pump station includes two (2) pumps and is equipped to inject chlorine.  The chlorine system is
not currently in use.  Based on photos, the pump station appears to be a pre-fabricated pump
station and appears to be in good condition.  The pumps and piping appear to be clean and well-
maintained.  The chlorine room appears to have some corrosion on the piping and floor which
could be attributed to chlorine fumes.

Water Storage Tanks
The water system includes two (2) elevated storage tanks.  The Highway 69/Golf Course Tank
has a storage capacity of 300,000 gallons.  According to the depreciation schedule, the tank was
placed in service in 1991.  The other tank is the Downtown Tank and has a storage capacity of
50,000 gallons.  The Downtown Tank was placed in service in 1954 and is completely

Flinn Engineering, LLC
11216 Neumann Lane

Highland, Illinois 62249
618-550-8427

ksimpson@flinnengineering.com
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depreciated.  Although water storage tanks are depreciated over a 40-year period, they can
typically remain in service well beyond the depreciation period when they are well-maintained.
The Highway 69/Golf Course Tank is part of a maintenance contract and the Downtown Tank was
repainted in 2015.  Based on photos and the reported routine maintenance, the Downtown Tank
appears to be in good condition and the Highway 69/Golf Course Tank appears to be in excellent
condition.

Water Distribution System
The water distribution system was not observed for condition.  It is assumed that a majority of the
water main was installed in the 1950’s when the system began operation and would be fully
depreciated.  The depreciation schedule includes significant investment for water line extensions
in 2003 and 2007, as well as distribution system improvements associated with the Highway
69/Golf Course Tank in 1991.  Based on the condition of the assets that were observed, it is
assumed that the water distribution system is also well-maintained and is assumed to be in good
condition.

Wastewater Treatment Plant
The wastewater treatment plant is a four-cell lagoon system.  The depreciation schedule includes
a land purchase for a lagoon in 1977.  It is assumed that this purchase was for an expansion of
the treatment plant and that the original plant dates back to the 1950’s when the system began
operation.  The treatment plan is fully depreciated; however, it appears to be in good condition,
well-maintained, and could remain in service well beyond the depreciation period.  According to
the Missouri Department of Natural Resources Operating Permit (Attachment B), the design
flowrate is 300,000 gallons per day and the actual flowrate is 247,000 gallons per day.  This leaves
only about 18% of the design capacity available for future growth.

Sewer Lift Stations
The wastewater system includes eight (8) sewer lift stations: North 69 Highway Lift Station, South
69 Highway Lift Station, North West Terrace Lift Station, Powderhorn Lift Station, Musket Lift
Station, Raum Lift Station, Schwarz Lift Station, and Lagoon Lift Station.  The below ground
equipment was not observed at the lift stations.  The above ground equipment includes the access
hatches, electrical equipment, and control equipment.  The above ground equipment appears to
be well-maintained and in good condition.

Sewer Collection System
The sewer collection system was inspected in 2017 by Ace Pipe Cleaning, Inc.  The report
indicated only 2 sections that required immediate attention and only one section that was in poor
condition.  Most of the sections that were inspected were rated as good to excellent condition.
Table 1 summarizes the length of sewer by material and size.

Table 1 – Sewer Collection System by Material and Size

Material 8-inch 12-inch 15-inch 18-inch 24-inch Total
Polyvinyl Chloride
(PVC)

15,490’ 15,490’

Vitrified Clay Pipe
(VCP)

1,945’ 351’ 440’ 63’ 530’ 3,329’

Cast Iron 164’ 164’
Unknown 156’ 156’

Total 17,435’ 351’ 596’ 227’ 530’ 19,139’
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Estimated Book Value
Table 2 shows a summary of the book value of the system.  The figures are from the depreciation
schedule with several items that do not appear to be water or wastewater assets deleted from the
total.  The items that were not included in the grand total are shown with a strikethrough font in
Attachment A.  The book value of the assets is assumed to include the material and labor
required to place the asset in service.

Table 2 - Summary of Book Value

System Original Book Cost Depreciated Book Value Condition
City of Lawson Water and
Wastewater

$4,180,470.01 $2,054,390.34 Good

The average annual inflation rate was downloaded from the US Department of Labor – Bureau of
Labor Statistics (Attachment C).  The original book value of each line in the depreciation schedule
was inflated to 2017 using the average annual inflation rate.  The 2017 cost was depreciated
based on the depreciation periods listed in the depreciation schedule. Table 3 summarizes the
2017 inflated cost and the depreciated value based on 2017 costs. Attachment A includes the
spreadsheets used to calculate the values in Table 3.

Table 3 - Summary of Inflated-Depreciated Value

System Inflated to 2017 Depreciated from 2017 Condition
City of Lawson Water and
Wastewater

$7,700,035.94 $2,742,045.94 Good

Overall the water and wastewater system appears to be in good condition and well maintained.
Although many of the assets are fully depreciated, they are still in operation and could continue
to stay in operation well beyond the depreciation period.

Thank you for the opportunity to assist you on this project.  Please let me know if you have any
questions.

Sincerely,

Kelly A. Simpson, PE, LEED® AP
Owner

Enclosures:
Attachment A – Depreciation Schedule – with added columns for inflation and depreciation
Attachment B – MDNR Operating Permit
Attachment C – Average Annual Inflation Rates



City of Lawson, MO
Depreciation Schedule

 Property Description
Acquired T

Method  Life Cost/Basis 179 Exp/AFD Add SDA Prior Depr Current Depr
Ending Depr

Ending Book
Value Year

Factor to
2017 2017 Cost Age

Depreciated
2017 Cost

Group #1

2002 GO Bond 7/16/2002 N SL 13.67 14,945.00 0 0 14,124.02 821 14,945.02 0.00 2002 1.331 19,895.92$ 15 -$
2004 $800,000 8/11/2004 N SL 15 6,207.25 0 0 4,517.53 413.82 4,931.35 1,275.90 2004 1.282 7,958.47$ 13 1,061.13$

Group #2

Bond Premium 11/7/2002 N SL 21 51,958.00 0 0 31,339.74 2474.19 33,813.93 18,144.07 2002 1.331 69,170.45$ 15 19,762.98$
2005 $330,000 8/11/2004 N SL 20 14,999.00 0 0 7,624.49 749.95 8,374.44 6,624.56 2004 1.282 19,230.59$ 13 6,730.71$

Group #3

Pumphouse 6/30/1958 N SL 40 10,000.00 0 0 10,000.00 0 10,000.00 0.00 1958 8.559 85,588.96$ 59 -$
Police Station 6/30/1960 N SL 40 22,489.00 0 0 22,489.00 0 22,489.00 0.00 1960 8.194 184,284.05$ 57 -$
Shelter House 6/30/1986 N SL 40 5,000.00 0 0 3,375.00 125 3,500.00 1,500.00 1986 2.267 11,335.28$ 31 2,550.44$
Bathroom @ city park 6/30/1993 N SL 40 3,000.00 0 0 1,650.00 75 1,725.00 1,275.00 1993 1.680 5,041.26$ 24 2,016.50$
Band Stand 6/30/1993 N SL 40 3,534.00 0 0 1,943.70 88.35 2,032.05 1,501.95 1993 1.680 5,938.61$ 24 2,375.44$
Bathroom @ city park 6/30/1993 N SL 40 3,534.00 0 0 1,943.70 88.35 2,032.05 1,501.95 1993 1.680 5,938.61$ 24 2,375.44$
War Memorial Shelter 6/30/1993 N SL 40 3,000.00 0 0 1,650.00 75 1,725.00 1,275.00 1993 1.680 5,041.26$ 24 2,016.50$
Maintenance Building 6/30/1996 N SL 40 119,207.00 0 0 56,623.42 2980.18 59,603.60 59,603.40 1996 1.536 183,142.44$ 21 86,992.66$
Announcer Stand 6/30/1996 N SL 5 25,239.00 0 0 25,239.00 0 25,239.00 0.00 1996 1.536 38,775.68$ 21 -$
City Hall 6/30/1997 N SL 40 365,828.00 0 0 164,622.60 9145.7 173,768.30 192,059.70 1997 1.496 547,260.04$ 20 273,630.02$
Salt Shed 6/30/1997 N SL 40 15,000.00 0 0 6,375.00 375 6,750.00 8,250.00 1997 1.496 22,439.24$ 20 11,219.62$
Walking Track 6/30/2008 N SL 20 34,364.00 0 0 15,463.80 1718.2 17,182.00 17,182.00 2008 1.175 40,386.46$ 9 22,212.55$
Fencing 6/30/2008 N SL 10 85,814.00 0 0 77,232.60 8581.4 85,814.00 0.00 2008 1.175 100,853.32$ 9 10,085.33$
Concession Stand 6/30/2008 N SL 40 35,335.00 0 0 7,950.42 883.38 8,833.80 26,501.20 2008 1.175 41,527.63$ 9 32,183.91$
Air Conditioner 7/24/2007 N SL 7 1,835.00 0 0 1,835.00 0 1,835.00 0.00 2007 1.202 2,206.19$ 10 -$
2 Overhead Doors 11/5/2009 N SL 15 7,048.00 0 0 2,662.60 469.87 3,132.47 3,915.53 2009 1.149 8,096.97$ 8 3,778.58$
Ballfield Netting 9/6/2012 N SL 15 7,250.00 0 0 1,449.99 483.33 1,933.32 5,316.68 2012 1.100 7,973.17$ 5 5,315.45$
Ballfield Electric Repair 4/8/2013 N SL 15 20,265.00 0 0 4,053.00 1351 5,404.00 14,861.00 2013 1.077 21,828.00$ 4 16,007.20$
Resurfacing 7/11/2014 N SL 15 57,395.00 0 0 3,826.33 3826.33 7,652.66 49,742.34 2014 1.058 60,728.66$ 3 48,582.93$

Group #4

Bridge 6/30/1995 N SL 20 3,860.00 0 0 3,860.00 0 3,860.00 0.00 1995 1.582 6,108.18$ 22 -$
Street lights/poles 6/30/2004 N SL 20 36,450.00 0 0 20,047.50 1822.5 21,870.00 14,580.00 2004 1.282 46,733.44$ 13 16,356.70$
Ball Park Lights 5/23/2007 N SL 20 248,500.00 0 0 100,435.42 12425 112,860.42 135,639.58 2007 1.202 298,768.00$ 10 149,384.00$
Ball Park Lights 11/12/2007 N SL 20 115,400.00 0 0 44,236.67 5770 50,006.67 65,393.33 2007 1.202 138,743.77$ 10 69,371.89$

Group #5

Land - Penn & D Hwy 6/30/2001 R 35,000.00 0 0 0.00 0 0.00 35,000.00 2001 35,000.00$ 16 35,000.00$
Sale Leaseback of 20 10/1/2007 R 200,000.00 0 0 0.00 0 0.00 200,000.00 2007 200,000.00$ 10 200,000.00$

Group #6

Civil Defense Storm Wthr 6/30/1968 N SL 9 5,288.00 0 0 5,288.00 0 5,288.00 0.00 1968 7.134 37,725.70$ 49 -$
Radio Tower 6/30/1975 N SL 9 818.00 0 0 818.00 0 818.00 0.00 1975 5.012 4,099.93$ 42 -$
Camera 6/30/2004 N SL 5 5,467.00 0 0 5,467.00 0 5,467.00 0.00 2004 1.282 7,009.38$ 13 -$
2002 Crown Vic 2/9/2005 N SL 5 14,500.00 0 0 14,500.00 0 14,500.00 0.00 2005 1.259 18,262.09$ 12 -$
2006 Ford Interceptor 10/31/2005 N SL 5 22,462.00 0 0 22,462.00 0 22,462.00 0.00 2005 1.259 28,289.87$ 12 -$
Snow Plow Lights 4/30/2006 N SL 7 700.00 0 0 700.00 0 700.00 0.00 2006 1.232 862.64$ 11 -$
Playground Equipment 6/30/2006 N SL 7 10,000.00 0 0 9,999.99 0 9,999.99 0.01 2006 1.232 12,323.43$ 11 -$
Bleachers 6/30/2006 N SL 10 26,239.00 0 0 23,015.10 2623.9 25,639.00 600.00 2006 1.232 32,335.44$ 11 -$
Picnic Tables 6/30/2006 N SL 7 250.00 0 0 249.97 0 249.97 0.03 2006 1.232 308.09$ 11 -$
Computer 4/22/2008 N SL 5 985.04 0 0 984.88 0 984.88 0.16 2008 1.175 1,157.67$ 9 -$
Server 7/14/2008 N SL 5 979.00 0 0 979.00 0 979.00 0.00 2008 1.175 1,150.57$ 9 -$
2 Tasers 9/17/2008 N SL 7 2,930.00 0 0 2,825.25 105 2,930.25 0.00 2008 1.175 3,443.50$ 9 -$
Court Computer 1/20/2009 N SL 5 647.00 0 0 646.52 0 646.52 0.48 2009 1.149 743.29$ 8 -$

Added columns to calculate inflated cost and then depreciateProvided by City
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Taser - 26012 9/17/2008 N SL 7 1,053.00 0 0 965.26 88 1,053.26 0.00 2008 1.175 1,237.54$ 9 -$
2007 Crown Victoria 7/15/2009 N SL 5 13,250.00 0 0 13,250.00 0 13,250.00 0.00 2009 1.149 15,222.02$ 8 -$
2007 Crown Victoria 12/18/2009 N SL 5 13,250.00 0 0 13,250.00 0 13,250.00 0.00 2009 1.149 15,222.02$ 8 -$
Crystal 256 Digital Comp 6/4/2010 N SL 7 2,000.00 0 0 1,422.36 285.71 1,708.07 291.93 2010 1.130 2,259.26$ 7 -$
Summit Accounting Syste 2/17/2011 N SL 5 11,501.00 0 0 9,987.53 1513 11,500.53 0.47 2011 1.118 12,863.22$ 6 -$
Training - Data Tech 12/31/2011 N SL 7 3,719.63 0 0 1,904.11 531.38 2,435.49 1,284.14 2011 1.118 4,160.20$ 6 594.31$
Computers/Software 12/31/2011 N SL 5 5,314.81 0 0 3,808.94 1062.96 4,871.90 442.91 2011 1.118 5,944.32$ 6 -$
Sirens 12/31/2011 N SL 7 15,859.80 0 0 8,118.72 2265.69 10,384.41 5,475.39 2011 1.118 17,738.29$ 6 2,534.04$
Tarps for Ball Park 12/31/2011 N SL 7 5,986.63 0 0 3,064.58 855.23 3,919.81 2,066.82 2011 1.118 6,695.71$ 6 956.53$
Salt Shed Police Station 12/31/2011 N SL 20 25,978.89 0 0 4,654.54 1298.94 5,953.48 20,025.41 2011 1.118 29,055.92$ 6 20,339.15$
Training 12/31/2011 N SL 7 619.63 0 0 317.20 88.52 405.72 213.91 2011 1.118 693.02$ 6 99.00$
In Car Camera 1/24/2014 N SL 7 10,891.00 0 0 3,111.72 1555.86 4,667.58 6,223.42 2014 1.058 11,523.58$ 3 6,584.90$

Group #7

Chemical & Equip Storage 1/1/1954 N SL 40 3,500.00 0 0 3,500.00 0 3,500.00 0.00 1954 8.559 29,956.14$ 63 -$
Water Filtration Plant 1/1/1954 N SL 40 35,000.00 0 0 35,000.00 0 35,000.00 0.00 1954 8.559 299,561.35$ 63 -$
CDBG Project-Engineering 7/1/2010 N SL 15 17,535.00 0 0 5,845.00 1,169.00 7,014.00 10,521.00 2010 1.130 19,808.03$ 7 10,564.28$

Group #8

GMC 1 Ton Flatbed 1/1/1985 N SL 7 10,250.00 0 0 10,250.00 0 10,250.00 0.00 1985 2.365 24,236.53$ 32 -$
Ford F150 Pickup 1/1/1986 N SL 7 7,673.00 0 0 7,673.00 0 7,673.00 0.00 1986 2.267 17,395.12$ 31 -$
Computer Equipment 1/1/1989 N SL 5 9,658.00 0 0 9,658.00 0 9,658.00 0.00 1989 2.006 19,371.58$ 28 -$
Equipment 7/1/1992 N SL 7 8,093.00 0 0 8,093.00 0 8,093.00 0.00 1992 1.743 14,102.83$ 25 -$
Equipment 12/1/1992 N SL 7 6,237.00 0 0 6,237.00 0 6,237.00 0.00 1992 1.743 10,868.57$ 25 -$
2000 Chevy Truck 7/1/2000 N SL 5 32,483.23 0 0 32,483.23 0 32,483.23 0.00 2000 1.399 45,433.34$ 17 -$
Truck 7/1/2001 N SL 5 33,255.00 0 0 33,255.00 0 33,255.00 0.00 2001 1.366 45,422.65$ 16 -$
Bobcat 7/1/2001 N SL 5 17,240.46 0 0 17,240.46 0 17,240.46 0.00 2001 1.366 23,548.56$ 16 -$
Telemetry 12/31/2002 N SL 7 12,079.60 0 0 12,079.60 0 12,079.60 0.00 2002 1.331 16,081.28$ 15 -$
Hand Held Meters 12/31/2002 N SL 7 7,120.20 0 0 7,120.20 0 7,120.20 0.00 2002 1.331 9,478.95$ 15 -$
900 Hand Held Meters 7/1/2003 N SL 20 127,000.00 0 0 76,200.00 6,350.00 82,550.00 44,450.00 2003 1.300 165,109.44$ 14 49,532.83$
Computer 4/22/2008 N SL 5 1,030.80 0 0 1,030.80 0 1,030.80 0.00 2008 1.175 1,211.45$ 9 -$
Rugged DO Field Kit 6/17/2008 N SL 7 1,784.00 0 0 1,784.00 0 1,784.00 0.00 2008 1.175 2,096.65$ 9 -$
Basket for Water Lag 6/30/2008 N SL 7 7,916.00 0 0 7,916.00 0 7,916.00 0.00 2008 1.175 9,303.32$ 9 -$
Server 7/11/2008 N SL 5 979 0 0 979 0 979 0.00 2008 1.175 1,150.57$ 9 -$
2009 Ford F350 11/10/2008 N SL 5 26,470.00 0 0 26,470.00 0 26,470.00 0.00 2008 1.175 31,109.00$ 9 -$
Computer System 2/10/2009 N SL 5 681 0 0 680.55 0 680.55 0.45 2009 1.149 782.35$ 8 -$
Crystal 256 Digital Comp 6/4/2010 N SL 5 1,600.00 0 0 1,188.57 320 1,508.57 91.43 2010 1.130 1,807.40$ 7 -$
Grasshopper Mower 9/28/2010 N SL 7 11,400.00 0 0 7,735.71 1,628.57 9,364.28 2,035.72 2010 1.130 12,877.76$ 7 -$
Summit Accounting Syste 2/17/2011 N SL 5 11,501.00 0 0 9,967.53 1,533.00 11,500.53 0.47 2011 1.118 12,863.22$ 6 -$
Computer 12/31/2011 N SL 5 3,578.28 0 0 2,564.21 715.66 3,279.87 298.41 2011 1.118 4,002.10$ 6 -$
Pump Motor 12/31/2011 N SL 7 3,595.72 0 0 1,840.65 513.67 2,354.32 1,241.40 2011 1.118 4,021.61$ 6 574.52$
Tripod and Harness 12/31/2011 N SL 7 3,520.00 0 0 1,801.91 502.86 2,304.77 1,215.23 2011 1.118 3,936.92$ 6 562.42$
2012 F550 12/11/2012 N SL 5 54,100.00 0 0 32,459.40 10,819.80 43,279.20 10,820.80 2012 1.100 59,496.36$ 5 -$

Group #9

Land 6/30/1977 R 12,000.00 0 0 0 0 0 12,000.00 1977 12,000.00$ 40 12,000.00$
Lagoon 6/30/1977 R 10,000.00 0 0 0 0 0 10,000.00 1977 10,000.00$ 40 10,000.00$
Lift Station : Salvage: 7,300.00 1/1/1964 N SL 25 100,000.00 0 0 100,000.00 0 100,000.00 0.00 1964 7.782 778,179.57$ 53 -$

Group #10

Drainage Improvements 7/1/1992 N SL 25 15,196.00 0 0 12,157.60 607.84 12,765.44 2,430.56 1992 1.743 26,480.49$ 25 -$
Sewer System Additions 1/1/1999 N SL 10 95,545.00 0 0 95,545.00 0 95,545.00 0.00 1999 1.428 136,442.34$ 18 -$
Sewer System Addition 1/1/1995 N SL 40 157,121.00 0 0 82,488.45 3,928.03 86,416.48 70,704.52 1995 1.582 248,632.96$ 22 111,884.83$
Equipment 6/30/2000 N SL 5 643 0 0 643 0 643 0.00 2000 1.399 899.35$ 17 -$
Sewer System Addition 1/1/2001 N SL 40 53,661.02 0 0 19,452.19 1,341.53 20,793.72 32,867.30 2001 1.366 73,295.01$ 16 43,977.01$
Sewer System Lines 7/1/2001 N SL 40 254,737.29 0 0 148,189.02 6,368.43 154,557.45 100,179.84 2001 1.366 347,942.94$ 16 208,765.76$
Sewer Extension 7/1/2001 N SL 40 517,097.19 0 0 121,953.02 12,927.43 134,880.45 382,216.74 2001 1.366 706,297.52$ 16 423,778.51$
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Sewer Line Extension 6/1/2006 N SL 40 342,308.00 0 0 77,732.44 8,557.70 86,290.14 256,017.86 2006 1.232 421,840.83$ 11 305,834.60$
Sewer Main Repairs 6/30/2006 N SL 40 3,613.00 0 0 812.97 90.33 903.3 2,709.70 2006 1.232 4,452.45$ 11 3,228.03$
Lift Station Repairs 2/23/2009 N SL 40 25,923.00 0 0 4,104.51 648.08 4,752.59 21,170.41 2009 1.149 29,781.17$ 8 23,824.93$
Lift Station Rehab 9/4/2009 N SL 40 2,378.16 0 0 346.79 59.45 406.24 1,971.92 2009 1.149 2,732.11$ 8 2,185.68$
ABS Pump 9/10/2010 N SL 40 5,308.00 0 0 1,371.23 132.7 1,503.93 3,804.07 2010 1.130 5,996.07$ 7 4,946.75$
Pump Float Package 1/6/2011 N SL 10 2,070.00 0 0 828 207 1,035.00 1,035.00 2011 1.118 2,315.18$ 6 926.07$
Sewer Repairs 1/1/2013 N SL 40 15,504.42 0 0 1,162.83 387.61 1,550.44 13,953.98 2013 1.077 16,700.25$ 4 15,030.22$
Sewer repairs 1/1/2014 N SL 40 16,534.64 0 0 826.74 413.37 1,240.11 15,294.53 2014 1.058 17,495.02$ 3 16,182.89$

Group #11

Water Tank 1/1/1954 N SL 40 57,000.00 0 0 57,000.00 0 57,000.00 0.00 1954 8.559 487,857.06$ 63 -$
Pumphouse 1/1/1954 N SL 40 1,000.00 0 0 1,000.00 0 1,000.00 0.00 1954 8.559 8,558.90$ 63 -$
Filtration Plant Con 1/1/1954 N SL 25 50,000.00 0 0 50,000.00 0 50,000.00 0.00 1954 8.559 427,944.79$ 63 -$
Water Tower & Dist Syste 1/1/1991 N SL 40 848,649.00 0 0 501,786.67 21,216.23 523,002.90 325,646.10 1991 1.828 1,551,315.91$ 26 542,960.57$
Water Line Extension 12/1/2003 N SL 40 652,857.00 0 0 235,753.93 16,321.43 252,075.36 400,781.64 2003 1.300 848,762.64$ 14 551,695.71$
Water Line Extension 6/30/2007 N SL 40 444,500.00 0 0 107,420.85 11,112.50 118,533.35 325,966.65 2007 1.202 534,416.01$ 10 400,812.01$
Hot Rods 12/7/2007 N SL 10 23,100.00 0 0 17,517.50 2,310.00 19,827.50 3,272.50 2007 1.202 27,772.80$ 10 -$
Hot Rods 6/2/2008 N SL 10 8,625.00 0 0 6,517.71 862.5 7,380.21 1,244.79 2008 1.175 10,136.57$ 9 1,013.66$
Hot Rods 6/15/2008 N SL 10 15,015.00 0 0 10,635.62 1,501.50 12,137.12 2,877.88 2008 1.175 17,646.45$ 9 1,764.65$

Original Book Cost Depreciated Book Cost Inflated to 2017 Depreciated from 2017
excluding items that do not appear to be water or wastewater 4,180,470.01 2,054,390.34 7,700,035.94 2,742,045.94

everything in list 5,938,811.69 2,954,589.17 10,131,248.80 3,792,163.88
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Series Id:

Series Title:
Area:
Item:
Base Period: Added Columns to Calculate Inflation Factor
Years:

Annual Factor to
Year Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec Annual HALF1 HALF2 Factor 2017

1958 3.2 3.2 2.8 2.4 2.4 2.1 2.4 2.1 1.7 1.7 1.7 1.7 2.4 1.024 8.559
1959 1.7 1.7 1.7 1.7 2.0 2.0 2.0 2.0 2.4 2.7 2.0 2.0 2.0 1.020 8.358
1960 2.0 2.3 2.0 2.0 1.7 1.7 1.3 1.3 1.0 1.0 1.0 1.0 1.3 1.013 8.194
1961 1.0 0.7 0.7 1.0 1.0 1.0 1.3 1.3 1.6 1.3 1.3 1.3 1.3 1.013 8.089
1962 1.3 1.3 1.6 1.3 1.6 1.6 1.3 1.3 1.3 1.3 1.3 1.3 1.3 1.013 7.985
1963 1.0 1.0 1.0 1.3 1.0 1.3 1.3 1.6 1.3 1.3 1.6 1.6 1.3 1.013 7.883
1964 1.9 1.9 1.9 1.6 1.6 1.6 1.6 0.9 1.3 1.3 1.2 1.2 1.6 1.016 7.782
1965 1.6 1.6 1.2 1.6 1.6 1.2 1.2 1.6 1.5 1.5 1.2 1.5 1.2 1.012 7.659
1966 0.9 1.2 1.5 1.8 2.1 2.4 2.8 3.1 3.0 3.3 3.6 3.3 2.4 1.024 7.568
1967 3.6 3.6 3.6 3.3 3.3 3.3 3.3 3.3 3.6 3.5 3.5 3.8 3.6 1.036 7.391
1968 4.1 4.1 4.4 4.4 4.3 4.6 4.9 4.9 4.9 4.8 5.1 5.1 4.6 1.046 7.134
1969 5.1 5.3 5.6 6.1 6.1 5.8 5.8 5.8 6.0 6.0 5.9 6.2 5.8 1.058 6.820
1970 6.2 6.1 6.1 5.8 6.0 6.5 6.2 6.2 6.2 6.4 6.6 6.6 6.3 1.063 6.447
1971 6.3 5.8 5.2 5.0 5.2 4.9 4.9 4.6 4.4 3.8 3.3 3.1 4.7 1.047 6.065
1972 3.1 3.3 3.3 3.3 3.1 2.8 2.8 3.3 2.8 3.0 3.0 3.0 3.0 1.030 5.792
1973 2.8 2.8 3.0 3.2 3.2 3.2 3.2 3.2 3.8 4.3 4.5 4.7 3.6 1.036 5.624
1974 4.9 5.4 5.8 6.2 6.8 7.9 8.8 9.6 10.2 10.6 11.2 11.1 8.3 1.083 5.428
1975 11.5 11.7 11.4 11.3 10.5 9.6 9.1 8.2 7.7 7.0 6.8 6.7 9.1 1.091 5.012
1976 6.7 6.5 6.6 6.4 6.5 6.5 6.7 6.8 6.8 6.7 6.5 6.1 6.5 1.065 4.594
1977 6.3 6.3 6.2 6.3 6.3 6.6 6.3 6.2 6.2 6.0 5.9 6.5 6.3 1.063 4.314
1978 6.4 6.2 6.3 6.5 6.8 7.0 7.4 7.5 7.9 8.4 8.7 8.5 7.4 1.074 4.058
1979 8.6 9.2 9.3 9.3 9.4 9.3 9.6 10.0 9.9 10.1 10.6 11.3 9.8 1.098 3.778
1980 12.0 12.0 12.5 13.0 13.3 13.6 12.4 11.8 12.0 12.3 12.1 12.2 12.4 1.124 3.441
1981 11.4 10.9 10.0 9.5 9.5 9.4 11.1 11.6 11.8 10.9 10.2 9.5 10.4 1.104 3.062
1982 9.3 9.1 8.8 8.9 8.7 8.6 7.6 7.1 5.9 5.9 5.3 4.5 7.4 1.074 2.773
1983 4.7 4.7 4.7 4.3 3.6 2.9 3.0 3.0 3.5 3.7 4.3 4.8 4.0 1.040 2.582
1984 4.8 4.8 5.0 5.0 5.2 5.1 5.0 5.1 5.1 4.9 4.6 4.7 5.0 1.050 2.483
1985 4.5 4.7 4.8 4.5 4.5 4.4 4.2 4.1 4.0 4.1 4.4 4.3 4.3 4.7 4.3 1.043 2.365
1986 4.4 4.2 4.1 4.2 4.0 4.0 4.1 4.0 4.1 4.0 3.8 3.8 4.0 4.1 4.0 1.040 2.267
1987 3.8 3.8 4.0 4.2 4.2 4.1 4.0 4.2 4.3 4.3 4.4 4.2 4.1 4.0 4.2 1.041 2.180
1988 4.3 4.3 4.4 4.3 4.3 4.5 4.5 4.4 4.4 4.5 4.4 4.7 4.4 4.4 4.5 1.044 2.094
1989 4.6 4.8 4.7 4.6 4.6 4.5 4.6 4.4 4.3 4.3 4.4 4.4 4.5 4.6 4.3 1.045 2.006
1990 4.4 4.6 4.9 4.8 4.8 4.9 5.0 5.5 5.5 5.3 5.3 5.2 5.0 4.8 5.3 1.050 1.919
1991 5.6 5.6 5.2 5.1 5.1 5.0 4.8 4.6 4.5 4.4 4.5 4.4 4.9 5.3 4.6 1.049 1.828
1992 3.9 3.8 3.9 3.9 3.8 3.8 3.7 3.5 3.3 3.5 3.4 3.3 3.7 3.8 3.4 1.037 1.743

U.S. city average
All items less food and energy
1982-84=100
1958 to 2017

CPI-All Urban Consumers (Current Series)
12-Month Percent Change
US Department of Labor - Bureau of Labor Statistics

CUUR0000SA0L1E
Not Seasonally Adjusted

All items less food and energy in U.S. city
average, all urban consumers, not seasonally
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Series Id:

Series Title:
Area:
Item:
Base Period: Added Columns to Calculate Inflation Factor
Years:

Annual Factor to
Year Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec Annual HALF1 HALF2 Factor 2017

U.S. city average
All items less food and energy
1982-84=100
1958 to 2017

CPI-All Urban Consumers (Current Series)
12-Month Percent Change
US Department of Labor - Bureau of Labor Statistics

CUUR0000SA0L1E
Not Seasonally Adjusted

All items less food and energy in U.S. city
average, all urban consumers, not seasonally

1993 3.5 3.6 3.4 3.5 3.4 3.3 3.2 3.3 3.2 3.0 3.1 3.2 3.3 3.4 3.2 1.033 1.680
1994 2.9 2.8 2.9 2.8 2.8 2.9 2.9 2.9 3.0 2.9 2.8 2.6 2.8 2.8 2.9 1.028 1.627
1995 2.9 3.0 3.0 3.1 3.1 3.0 3.0 2.9 2.9 3.0 3.0 3.0 3.0 3.0 3.0 1.030 1.582
1996 3.0 2.9 2.8 2.7 2.7 2.7 2.7 2.6 2.7 2.6 2.6 2.6 2.7 2.7 2.7 1.027 1.536
1997 2.5 2.5 2.5 2.7 2.5 2.4 2.4 2.3 2.2 2.3 2.2 2.2 2.4 2.6 2.2 1.024 1.496
1998 2.2 2.3 2.1 2.1 2.2 2.2 2.2 2.5 2.5 2.3 2.3 2.4 2.3 2.2 2.4 1.023 1.461
1999 2.4 2.1 2.1 2.2 2.0 2.1 2.1 1.9 2.0 2.1 2.1 1.9 2.1 2.1 2.0 1.021 1.428
2000 2.0 2.2 2.4 2.3 2.4 2.5 2.5 2.6 2.6 2.5 2.6 2.6 2.4 2.3 2.5 1.024 1.399
2001 2.6 2.7 2.7 2.6 2.5 2.7 2.7 2.7 2.6 2.6 2.8 2.7 2.6 2.6 2.7 1.026 1.366
2002 2.6 2.6 2.4 2.5 2.5 2.3 2.2 2.4 2.2 2.2 2.0 1.9 2.4 2.5 2.2 1.024 1.331
2003 1.9 1.7 1.7 1.5 1.6 1.5 1.5 1.3 1.2 1.3 1.1 1.1 1.4 1.7 1.3 1.014 1.300
2004 1.1 1.2 1.6 1.8 1.7 1.9 1.8 1.7 2.0 2.0 2.2 2.2 1.8 1.6 2.0 1.018 1.282
2005 2.3 2.4 2.3 2.2 2.2 2.0 2.1 2.1 2.0 2.1 2.1 2.2 2.2 2.2 2.1 1.022 1.259
2006 2.1 2.1 2.1 2.3 2.4 2.6 2.7 2.8 2.9 2.7 2.6 2.6 2.5 2.2 2.7 1.025 1.232
2007 2.7 2.7 2.5 2.3 2.2 2.2 2.2 2.1 2.1 2.2 2.3 2.4 2.3 2.4 2.3 1.023 1.202
2008 2.5 2.3 2.4 2.3 2.3 2.4 2.5 2.5 2.5 2.2 2.0 1.8 2.3 2.3 2.3 1.023 1.175
2009 1.7 1.8 1.8 1.9 1.8 1.7 1.5 1.4 1.5 1.7 1.7 1.8 1.7 1.8 1.6 1.017 1.149
2010 1.6 1.3 1.1 0.9 0.9 0.9 0.9 0.9 0.8 0.6 0.8 0.8 1.0 1.1 0.8 1.010 1.130
2011 1.0 1.1 1.2 1.3 1.5 1.6 1.8 2.0 2.0 2.1 2.2 2.2 1.7 1.3 2.0 1.017 1.118
2012 2.3 2.2 2.3 2.3 2.3 2.2 2.1 1.9 2.0 2.0 1.9 1.9 2.1 2.2 2.0 1.021 1.100
2013 1.9 2.0 1.9 1.7 1.7 1.6 1.7 1.8 1.7 1.7 1.7 1.7 1.8 1.8 1.7 1.018 1.077
2014 1.6 1.6 1.7 1.8 2.0 1.9 1.9 1.7 1.7 1.8 1.7 1.6 1.7 1.8 1.7 1.017 1.058
2015 1.6 1.7 1.8 1.8 1.7 1.8 1.8 1.8 1.9 1.9 2.0 2.1 1.8 1.7 1.9 1.018 1.040
2016 2.2 2.3 2.2 2.1 2.2 2.2 2.2 2.3 2.2 2.1 2.1 2.2 2.2 2.2 2.2 1.022 1.022
2017 2.3 2.2 2.0 1.9
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