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Pennsylvania-American Water Company
Steelton Borough (Water) Authority
Water System
Investor-Owned Utility
As of July 1, 2018

Fair Market Value Appraisal

i Investor-owned
Appraisal Approach

Wtd Valuation

Utility Weight Indications
Cost Approach
Depreciated Replacement Cost New S 23,921,473
Cost Approach Conclusion 23,921,473 50% 11,960,736
Income Approach
22,424,662
Income Approach Conclusion
22,424,662 40% 8,969,865
Market Approach
Market Approach Conclusion 22,911,987 10% 2,291,199
Appraisal Conclusion S 23,221,800 100% 23,221,800
Conclusion (cost approach) S 23,921,473
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Valuation Summary

Pennsylvania-American Water Company’s
Utility Valuation Experts’ (UVE) Valuation of
Steelton Borough (Water) Authority
Dauphin County, Pennsylvania

Appraisal Work Papers
As of July 2018

Market Approach

AUS Consultants
Suite 201
8555 West Forest Home Avenue
Greenfield, Wisconsin 53228
Office Telephone: 414-529-5755
J. Weinert’'s Cell: 414-698-8371
J. Weinert’s E-Mail: weinertj@auswest.net
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\\server-aus-sbs\shared\water industry\PA American Steelton\PA American - Steelton Water Utility Valuation Created 11-

6-2018

Pennsylvania-American Water Company
Steelton Borough (Water) Authority
Water System
Investor-Owned Utility
As of July 1, 2018

Market Approach Summary
Purchase Price to

Depreciated
Original Cost (Book

Comparable Sales Book Ratios Value)
Depreciated Original Cost (AUS Consultants) OCLD 14,433,434.76 1.5793
Replacement Cost New less Depreciation RCNLD 23,921,472.83 0.9556
Average

Use (RCNLD)

Market Value per
Share to Book Value

Financial Markets per Share
Market to Book (equity) 2.61
Market to Book (equity and debt) 1.77
Use (equity and debt) 1.77

Market Conclusion

Steelton Borough (Water) Authority
AUS Depreciated Original Cost

Market Value
Minimum
Mean
Median
Maximum

Use (RCNLD)

Valuation Summary

Investor Purchaser
Owned Value to
Depreciated
Original Cost (Book
Value)

Steelton Borough
(Water) Authority
14,433,435

Market Approach 1-1-2018

1.77

Indicated Market
Value
22,794,724
22,859,359
22,827,042

22,859,359

25,547,180

Indicated Valus Ss
22,794,724
23,733,754
22,859,359
25,547,180

22,859,359
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Pennsylvania-American Water Company
Steelton Borough (Water) Authority
Water System

Investor-Owned Utility

As of July 1, 2018

Comparable Sales Approach

Market Sales Basis

Description

System Description
Type of System

System Attributes
Purchase Price

Acquirer

Date

Customers

Original Cost

Depreciated Original Cost {AUS Consultants) OCLD
Purchase Price to OCLD

Variance to Simple Mean

Variance to Wtd Mean

Replacement Cost New less Depreciation RCNLD
Purchase Price to RCNLD

Variance to Simple Mean

Variance to Wtd Mean

Valuation Summary

d Yy American Steelton\PA American - Steelton Water Utility Valuation Created 11-6-2018

Sadsbury
McKeesport EastBradford  Wastewater
New Garden Wastewater Limerick Wastewater Collection
Wastewater System System Wastewater System  Collection System System
Collection & Collection & Collection & Collection Only  Collection Only
Treatment Treatment Treatment
29,500,000 159,000,000 75,100,000 5,000,000 9,250,000
11% 57% 27% 2% 3%
Aqua-PA PA-American Aqua-PA Aqua-PA

18,567,728 101,915,080 46,153,867 5,383,591 6,128,876
1.5888 1.5601 1.6272 0.9287 15092
0.146 0.1173 0.1844 -0.5141 0.0664
0.0292 0.0005 0.0676 -0.6309 -0.0504
30,615,410 160,301,491 86,086,756 9,236,581 8,517,587
0.9636 0.9919 0.8724 05413 1.086
0.0726 0.1009 -0.0186 -0.3497 0.195
0.021 0.0493 -0.0702 -0.4013 0.1434

Market Approach 1-1-2018

100%

Remove Outliers.

simple Average / Simple Average /

Standard
Deviation

1.4428
0.2599

0.891
0.1877

0.2098

Standard
Deviation

15713
0.043

0.9785

0.088

Weighted
Average

277,850,000

178,149,142
15596

294,757,825
0.9426

Remove
Outliers
Weighted
Average /
Standard
Deviation

272,850,000

172,765,551
1.5793

0.0168

285,521,244
0.9556

0.0263
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Pennsylvania-American Water Company
Steelton Borough (Water) Authority
Water System

Investor-Owned Utility

July 1, 2018

Comparable Sales Approach

Financial Basis'

Price per Share
Book value per share
Market to Book Equity Ratio

Minimum

Standard Deviation

Weighted Market to Debt Ratio
Median

Maximum

Debt (Total) $s millions
Outstanding Shares (millions)
Debt per share

Equity (Total) $s millions
Total Capital (Debt + Equity)

Market Value per Share (Equity+Debt)
Book Value per Share (Equity+Debt)
Market to Book (Total Capital) Ratio

Minimum

Standard Deviation

Weighted Market to Book (Debt&Equity) Ratio
Variance to Wtd Mean

Median

Maximum

1. Value Line Investment Survey July 13, 2018

Valuation Summary

Industry Averages

193
2.60
0.56
2.61

3.51

American & Aqua
Averages

244
2.825
0.385

2.825
321

163
1.855
0.225

1.855
2.08

American States

3139
9.78
321

321

23,553.34

1,795.9
176.54
10.17
5,541.59
7,337.49
0.22

41.56
19.95
2,08

2.08

15,261.98

Water American Water  Aqua America
39.23 69.05
1277 28.25

3.07 2.44

2.44

5,396.12 46,004.33
3258 6,504.0
3650 178.28
8.93 36.71
1,431.90 12,310.23
1,757.70 18,854.23
0.05 057
48.16 105.76
217 64.96
222 163

163

3,902.08 30,732.40
0.45 (0.14)

Market Approach 1-1-2018

031

California
Water
26.59
13.41
1.98

3,614.75

552.5
47.88
1154
1273.13
1,825.63
0.06

38.13
24.95
153

2,793.21
(0.24)

Connecticut
Water
43.81
20.02
219

2,316.09

180.5
2002

9.02
877.08
1,057.58
0.03

52.83
29.04
1.82

1,924.79
0.05

y\PA American el PA American - Steelton Water Utility Valuation Created 11-6-2018

Middlesex Water
31.05

12.74

244

1,583.17

1449
16.23

503.94
648.84
0.02

39.98
21.67
184

1,193.87
0.07

SIW Corp
36.41

18.83

193

2,131.69

418.9
18.83
22.25
685.60
1,104.50
0.03

58.66
41.08
143

1,579.44
(034)

York
29.87
8.52
351

1,649.47 86,248.96

87.3
12.81
6.81
382.63
469.93 33,055.90
0.01 099

36.68

15.33
239

1,123.14 58,510.91
0.62
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\\server-aus-sbs\sharec\water industry\PA American Steelton\PA American - Steelton Water Utility Valuation Createg 11-6-2018

Pennsylvania-American Water Company
Steelton Borough (Water) Authority
Water System

Investor-Owned Utility

As of July 1, 2018

Comparable Sales Approach

Market Sales Basis

Remove
Outliers
Sagsbury Aemove Outliers Weighted
Mekeesport ast3racfors  Wastewater Simple Average  Simple Average / Average /
New Garzen Wastewater umerick Wastewater Collection /stangard Stangard Weighted Stanarg
Description Wastewater System System Wastewater System  Collection System  System Dewviaticn Deviation Average Deviation use
System Description
Type of System 1
Collecticn & Collection & Collection & Collection Only ~ Callection Only
System Attributes Treatment Treatment Treatment
Purchase Price 29,500,000 159,000,000 75,100,000 5,000,000 9,250,000 277,850,000 272,850,000
u% 57% 7% 2% 3% 100%
Acquirer Acua-PA 2A-American Agua-PA Agua-?PA
Date
Customers
Original Cost
Depreciates Oniginal Cost {AUS Consultants) OCLD. 18,567,728 46,153,867 5,383,591 178,149,142 172,765,551
Purchase Price to OCLD 15888 1.5601 16272 09287 15092 14428 15713 15596 15793 15793
Variance to Simple Mean 0.146 01173 0.1844 05141 00664 02599 0043
Variance to Wte Mean 0.0292 0.0005 0.0676 06309 -0.0504 00168
Replacement Cost New less Depreciation RCNLD 160,301,491 86,086,756 9,236,581 204,757,825 285,521,244
Purchase Price to RCNLD 09919 08724 05813 1.086 0.891 09785 0.9426 09556 09556
Variance to Simple Mean 0.1009 -0.0186 03497 0.195 0.1877
Variance to Wig Mean 0.0493 -0.0702 -0.4013 01434 0.0263
0.2098 0,088
Pennsylvania-American Water Company
Steelton Borough (Water) Authority
Water System
Investor-Owned Utility
July 1,2018
Comparable Sales Approach
Financial Basis'
American & Aqua  American States California Connecticut
naustry Averages Averages water American Water  Agua Amenca  Water water Midclesex Water  SIW Corp vork
srice per Share 3923 69.05 3139 2659 4381 31.05 3641 2987
300k value per share 77 2825 978 1341 2002 1274 1883 852
Market to 300k Zquity Ratio 307 244 ER3) 198 219 244 193 351
Minimum 193 244
Mean 260 2825 244 EE31
Standard Deviation 056 0385
Weightec Market to Debt Ratio 261 539612 46,004.33 2355334 3614.75 231609 1,583.17 2,131.69 1,649.47 8624896
Median 244 2825
Maximum 351 321
Debt {Total) Ss millions 3258 6,544.0 17959 5525 180.5 1489 2189 873
Qutstanding Shares (millions} 36.50 17828 176.5¢ 47.88 2002 1623 1883 1281
Debt per share 893 3671 1017 154 9.02 893 225 681
Zquity (Total) $s millions 1,431.90 12,31023 554159 1,273.13 877.08 503.94 685.60 38263
Total Capital (Debt + Zquity) 1,757.70 18,854.23 7337.49 182563 1,057.58 648.84 1,104.50 469.93 3305590
005 057 022 006 003 002 003 001 099
Market Value per Share (Equity+Debt) 48.16 105.76 4156 3813 5283 39.98 58.66 3668
300k Value per Share (Equity+Debt) 27 64.96 19.95 2895 2904 2167 41.08 1533
Market to 3cck (Total Capital) Ratio 222 163 208 153 182 184 143 239
Minimum 143 163
Mean 187 1855 163 208
standard Deviation 032 0225
Weighted Market to 3ack (Debt&Equity) Ratic 177 3,902.08 30,732.40 1526198 2,793.21 1,924.79 1,193.87 1,579.44 112314 5851091
Vaniance to Wtc Mean 0.0817 04s (0.14) 031 (024) 005 007 (0.34) 062
Megian 183 1855
Maximum 239 208
1. Value Line Investment Survey July 13, 2018
Pennsylvania-American Water Company
Steelton Borough (Water) Authority
Water System
Investor-Owned Ut
Asof july 1, 2018
Market Approach Summary
Surchase Price to
Depreciated
Oniginal Cost ndicates Market
Comparable Sales 300k Ratios {300k Value) Value
Oepreciatec Oniginal Cost (AUS Consultants) OCLO 14,433,434.76 15793 22,794,724
Replacement Cost New less Depreciation 3CNLD 23,921,472.83 0.9556 22,859,359
Average 22,827,082
Use (RCNLD) 22,859,359
Market Value per
Share to 8ack
“inancial Markets Value per Share
Market to 300k feauity) 261
Market to 3ock {eauity and cebt) 177
Use {equity and cebt) 177
nvestor Purchaser
Owned Value to
Depreciates
Original Cost {3cck
Market Conclusion Value)
Steelton 3orough
Steelton 3orough {Water} Authonity {Water) Authority
AUS Depreciated Oniginal Cost 14,433,435 177 25,547,180
Market Value naicated Valus s
Minimum 22,794,724
Mean 23,733,758
Medgian 22,859,359
Maximum 25,547,180
Use (RCNLD) 22,859,359
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