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Rebuttal Testimony of

Scot W. Van Meter
On behalf of the St. Joseph Water Rate Coalition

Case No. WR-2003-0500

1 Q. Please state your name, occupation, and business address .

2 A. My name is Scot W. Van Meter and I am the Assessor of Buchanan County, Missouri .

3 My business address is Buchanan County Courthouse, 411 Jules, Room 102, St . Joseph,

4 Missouri 64501 .

5 Q . Please describe your duties as the Buchanan County Assessor.

6 A. My duties involve placing a value on all commercial, residential and personal property

7 located within Buchanan County, Missouri .

8 Q. Please summarize your background and experience .

9 A. I am a graduate of Missouri Western State College in St . Joseph, Missouri, where I

10 earned a Bachelor of Science degree in Management in 1996 . From 1988 to 1992,1

11 served in the United States Navy. 1 began working for the Buchanan County

12 Assessor's Office in 1995 as a field appraiser, and was later promoted to Commercial

13 Appraiser and Chief Appraiser of the County. In 2000 I was elected Buchanan County

14 Assessor .

15 Q. Have you previously participated in regulatory matters?

16 A. No .

17 Q. What is the purpose ofyour testimony?

18 A . My purpose is to provide testimony on behalf of the St . Joseph Water Rate Coalition

19 ("Coalition") as to the appropriate current market value and assessed value of Missouri-
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1 American Water Company's ("MAWC") water treatment plant ("water plant") located

2 in Buchanan County and Andrew County, Missouri .

3 Q. Are you sponsoring any schedules?

4 A. Yes. I am sponsoring Schedule SWV-1 , which is a copy of MAWC's 2003 Tax

5 Assessment from Buchanan County, Missouri .

6 Q. Was this schedule prepared by you or under your supervision?

7 A. Yes, it was.

8 Q. Please describe the calculation ofthe assessed value of real property in Missouri .

9 A . The State Tax Commission of Missouri defines "assessed value" as the portion of the

10 true value in money of property on which taxes are based . For tax assessment

11 purposes, Missouri divides real estate into three subclasses : residential, commercial,

12 and agricultural . Residential real estate is assessed at 19% ofmarket value, commercial

13 real estate is assessed at 32% of market value, and agricultural real estate is assessed at

14 12% of market value .

15 Q. Please explain how your office determines the market value of commercial real estate .

16 A. Commercial real estate is valued by the Buchanan County Assessor primarily by the

17 cost approach method. In limited circumstances, the County may value commercial

18 real estate by the income approach or the market (sales comparison) approach .

19 Q. Are you familiar with Buchanan County's 2003 tax assessment of MAWC's water

20 plant?

21 A. Yes, I am .

22 Q . Does Schedule SWV-1, MAWC's 2003 Tax Assessment from Buchanan County,

23 depict this appraisal and assessment process?
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1 A. Yes . Schedule SWV-1 shows the assessed total of MAWC's water plant based on the

2 real estate's appraised market value .

3 Q. For tax purposes in Buchanan County, does this water plant qualify as commercial real

4 estate that is assessed at 32% of its market value?

5 A. Yes.

6 Q. What was the 2003 total appraised market value of the water plant for tax purposes in

7 Buchanan County?

8 A. $23,000,000 .

9 Q. How did your office arrive at this number?

10 A. We utilized the cost approach method and established the value of the water plant

11 through an independent appraisal obtained by MAWC in 2000 .

12 Q. What was the 2003 assessed value ofthe water plant for tax purposes in Buchanan

13 Comity?

14 A. Thirty-two percent of the water plant's $23,000,000 appraised market value, or

15 $7,360,000 .

16 Q. Does the total appraised market value include personal property at the water plant?

17 A. No. The total appraised market value includes only the value of the plant itself. A

18 separate appraisal is conducted of the personal property at the plant.

19 Q . Is the water plant located entirely in Buchanan County?

20 A . No . A portion of the plant is located in Andrew County, Missouri .

21 Q . What do the records of the Andrew County Assessor's Office show as the appraised

22 value of any MAWC property based on cost?



Property Number

	

Owner - Mailing Address

	

Situs Address
03-9.0-29-000-000-035.000

	

MISSOURI AMERICAN WATER CO

	

800 NE COUNTY LINE RD ,
BOB MAUL

	

Property Name (DOA): MISSOURI AMERICAN WATER CO

!IMPROVEMENT OATA - - I - . . .

Bldg
No . Slruct

Vr
BUIII

Vr,
Rem

EM.Yr . Bd
Stor Rm Clas

Rate
Cd Class

UNITS
Cenal Tidal

Base
Rate

Ad'~
. Rate

Index Sq Ft
Cost

Base
Area

Ay
Area

Base
Cost

Extra
Feat.

Replace
Cost

Phy Adj
Cond Cond

Appraised
Value R% A% C%

1 - 0 0 0 0 0.00 0.00 0.00 0.00 0.00 2.5 0.00 0 0 0 0 0 0.00 0.00 0 0.00 0.00 0.0
1 0 0 0 0 0.00 0.00 0.00 0.00 0.00 2.5 0.00 0 0 0 0 0 0.00 0_00 0 0.00 0.00 0 .0
1 0 0 0 0 0.00 0.00 0,00 0.00 0.00 2.5 0.00 0 0 0 0 0 0.00 0.00 0 0.00 0.00 0.0
1 0 0 0 0 0.00 0.00 0.00 0.00 0.00 2.5 0.00 0 0 0 0 0 0.00 0.00 0 0.00 0.00 0 .0
1 0 0 0 0.00 0.00 2.5 0.00 0 0 0 0 0 0.00 0.00 0 0.00 0.00 0.0
1 0 0 0 0.00 0.00 2.5 0.00 0 0 0 0 0 0.00 0.00 0 0.00 0.00 0.0
1 D 0 0 0.00 0.00 2.5 D.OD 0 0 0 0 0 0.00 0.00 0 0.00 0.00 0 .0

SEC, TWP, RNG : 29 - 58 - 35 NE 535 N NEW BALLAS RD Index: Lot Size : Deeded Acres : Calculated Acres :
Property

_
Description :

ST LOUIS, MO 63141 2.5 X 31 .39 31 .39
BEG NW CDR NE4 TH S 30' TO POB TH S 285'W 320'S 990'E 320'S 20' E 955'N 380'W 80'N UiIL

960'W 200'S 228.07' SW 162.42'W 180 .67'N 50'W 865N 355' W 352' TO POB ROAD I
Year :

Topo 2003

School Fire City Ubr Amb Special Type Cafe : OR Zoning : Appr By: BP13
SJ MH RH Permits: Land Use Code : 243 Appr Date: 1711/98

Review By :
APPPRAISED VALUE AG ACRES GRADE $PERACRE VALUATION Review Date:

IMPROVEMENTS LAND TOTAL ASSESSED TOTAL Information By:
RES 0 0 0 0
AGR . 0 0 0 0

Date Printed : 7/21/03

COM 19,900,000 3,100,000 23,000,000 7,360,000 Book 2016
7,360,000 Page 950

LAND DATA Acquired 09/15/95
CLASS TYPE LOG OF SFF FF /ACRES DEPTH UNIT PRICE DEPTH FAC. ADJ . FAC ADJ. AMOUNT VALUATION Consideration

COMMENTS:
COM 0.00 SgFt 3,100,000
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