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April 7, 2021

Mr. Kurt Ferguson
Township Manager
Lower Makefield Township
1100 Edgewood Road
Yardley, PA 19067

RE: UVE Market Value Appraisal of Lower Makefield Township’s, PA Wastewater Collection
System and Purchased Treatment Capacity

Enclosed is AUS Consultants’ fair market value appraisal report for Lower Makefield Township’s

wastewater collection system and purchased treatment capacity (System) as of September 5,

2020 prepared for Lower Makefield Township. The report was prepared based on the 2020-

2021 Uniform Standards of Professional Practices (USPAP) and is intended to meet the criteria

established with Title 66 (Public Utilities) of the Pennsylvania Consolidated Statues (PA CS)

Paragraph 1329 “Valuation of acquired water and wastewater systems”, collectively referred to

as Act 12 of the 2016 Pennsylvania legislative session (Act 12). The intended users of this

appraisal are Lower Makefield Township, PA, Aqua Pennsylvania Wastewater Inc., and the

Pennsylvania Public Utility Commission.

Based on our appraisal the Fair Market Value of Lower Makefield Township’s wastewater

collection system’s property, plant, and equipment and purchased treatment capacity operating

as a Pennsylvania rate regulated wastewater utility is $54,430,591 determined based on the

cost, income, and market approaches to value, as detailed in the following table:
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Appraisal Approach
Investor-owned

Utility Weight

Wtd Valuation

Indications

Cost Approach

Inventory of Assets

Original Cost ($OC) 32,003,924

Depreciated Original Cost ($OCLD) 20,644,920

Replacement Cost

Replacement Cost New (COR) 96,986,192

Depreciated Replacement Cost New (CORLD) 51,414,555$

Cost Approach Conclusion 51,414,555 50% 25,707,278

Income Approach

Required Rate Increases: 22% period 3, 15%

period 6, 10% period 9, and 6% every 3rd year

beginning in period 12 (Input 6) 57,872,959

Income Approach Conclusion

57,872,959 40% 23,149,184

Market Approach

Market Comparables (to)

OCLD 36,541,509

CORLD 43,188,226

Customers 55,755,000

Cash Flows (EBITDA) 59,838,915

Market Financials (to)

OCLD 55,741,285

Market Approach Conclusion 55,741,285 10% 5,574,129

Appraisal Conclusion 54,430,591$ 100% 54,430,591

Lower Makefield Township

Bucks County PA

Wastewater Collection System and Purchased Treatment Capacity

Investor-Owned Utility

As of September 17, 2020

Fair Market Value Appraisal



AUS CONSULTANTS

As the purpose of this appraisal was to fulfill the requirements of Act 12 in the establishment of

value for rate making of the Lower Makefield Township’s wastewater collection system’s

property, plant and equipment the appraisal’s conclusion of $54,430,591 is consistent with the

purpose of this appraisal. As the cost approach work papers detail our value conclusion by

National Association of Regulatory Utility Commissioners’ (NARUC) Uniform System of

Accounts (USOA) for the wastewater industry account classifications and the installation year of

the property this detail can be used to allocate the appraisal conclusion to establish the booked

value for future accounting and rate making.

Respectfully Submitted,
AUS Consultants, Depreciation & Valuation
April 7, 2021

By:

Jerome C. Weinert, ASA,
P.E., CDP
Principal and Director

David A. Sheffer
Principal

Michael J. Diedrich, ASA,
P.E., CDP
Certified General Appraiser
Principal

Elizabeth A. Weinert
Associate

ASA: Accredited Senior Appraiser in the Machinery and Equipment (Public Utilities) discipline
of the American Society of Appraisers
AMA: Accredited Member Appraiser in the Machinery and Equipment (Public Utilities)
discipline of the American Society of Appraisers
P.E.: Registered Professional Engineer State of Wisconsin
CDP: Certified Depreciation Professions in the Society of Depreciation Professionals
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April 7, 2021

Lower Makefield, PA AUS Consultants
Yardley, Pennsylvania Depreciation and Valuation

8555 West Forest Home Avenue
Suite 201
Greenfield, WI 53228
Telephone 414-529-5755
Fax 414-529-5750
Cell 414-698-8371
E-Mail weinertj@auswest.net

RE: UVE Market Value Appraisal of Lower Makefield Township’s Wastewater Collection System
and Purchased Treatment Capacity

Enclosed is AUS Consultants’ fair market value appraisal report of the Lower Makefield

Township’s (Pennsylvania) wastewater collection system and Purchased Treatment Capacity

(System) as of September 17, 2020 prepared for our client Lower Makefield Township,

Pennsylvania. The report was prepared based on the 2020-2021 Uniform Standards of

Professional Practices (USPAP) and is intended to meet the criteria established with Title 66

(Public Utilities) of the Pennsylvania Consolidated (PA CS) Statues Section 1329 “Valuation of

acquired water and wastewater systems”, collectively referred to as Act 12 of the 2016

Pennsylvania legislative session (Act 12). The intended users of this appraisal are Lower

Makefield Township, Pennsylvania, Aqua Pennsylvania Wastewater, Inc., and the Pennsylvania

Public Utility Commission.

Based on our appraisal, the Fair Market Value of the Lower Makefield Township’s

(Pennsylvania) wastewater collection system’s property, plant, and equipment operating as

Pennsylvania rate regulated wastewater utility is $54,430,591 determined based on the cost,

income, and market approaches to value, as detailed in the following table:
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Appraisal Approach
Investor-owned

Utility Weight

Wtd Valuation

Indications

Cost Approach

Inventory of Assets

Original Cost ($OC) 32,003,924

Depreciated Original Cost ($OCLD) 20,644,920

Replacement Cost

Replacement Cost New (COR) 96,986,192

Depreciated Replacement Cost New (CORLD) 51,414,555$

Cost Approach Conclusion 51,414,555 50% 25,707,278

Income Approach

Required Rate Increases: 22% period 3, 15%

period 6, 10% period 9, and 6% every 3rd year

beginning in period 12 (Input 6) 57,872,959

Income Approach Conclusion

57,872,959 40% 23,149,184

Market Approach

Market Comparables (to)

OCLD 36,541,509

CORLD 43,188,226

Customers 55,755,000

Cash Flows (EBITDA) 59,838,915

Market Financials (to)

OCLD 55,741,285

Market Approach Conclusion 55,741,285 10% 5,574,129

Appraisal Conclusion 54,430,591$ 100% 54,430,591

Lower Makefield Township

Bucks County PA

Wastewater Collection System and Purchased Treatment Capacity

Investor-Owned Utility

As of September 17, 2020

Fair Market Value Appraisal
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As the purpose of this appraisal was to fulfill the requirements of Section 1329 of the PA CS in

the establishment of value for rate making of the Lower Makefield Township’s wastewater

collection system’s property, plant and equipment this appraisal’s conclusion of $54,430,591 is

consistent with the purpose of the appraisal. As the cost approach work papers detail our value

conclusion by National Association of Regulatory Utility Commissioners’ (NARUC) Uniform

System of Accounts (USOA) for the wastewater industry account classifications and the

installation year of the property, this detail can be used to allocate the appraisal conclusion to

establish the booked value for future accounting and rate making.

Respectfully Submitted,
AUS Consultants, Depreciation & Valuation
April 7, 2021

By:

Jerome C. Weinert, ASA,
P.E., CDP
Principal and Director

David A. Sheffer
Principal

Michael J. Diedrich, ASA,
P.E., CDP
Certified General Appraiser
Principal

Elizabeth A. Weinert
Associate

ASA: Accredited Senior Appraiser in the Machinery and Equipment (Public Utilities) discipline
of the American Society of Appraisers
AMA: Accredited Member Appraiser in the Machinery and Equipment (Public Utilities)
discipline of the American Society of Appraisers
P.E.: Registered Professional Engineer State of Wisconsin
CDP: Certified Depreciation Professions in the Society of Depreciation Professionals
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APPRAISAL CERTIFICATION
for the Fair Market Appraisal of

The Lower Makefield Township Pennsylvania’s
Wastewater Collection System

As of September 17, 2020
Prepared for

Pennsylvania American Water Company

AUS Consultants, Depreciation & Valuation, certifies that, to the best of its knowledge and
belief:

- The statements of fact contained in this report are true and correct.

- Prior to this appraisal during the last three-year period, AUS Consultants has not
previously appraised these properties.

- The reported analyses, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions, and are our personal, impartial, and unbiased
professional analyses, opinions, and conclusions.

- Neither AUS Consultants, Depreciation & Valuation, nor its professional staff has no
present or prospective interest in the property that is the subject of this report and has no
personal interest with respect to the parties involved.

- Neither AUS Consultants, Depreciation & Valuation, nor its professional staff has any
bias with respect to the property that is the subject of this report or to the parties
involved.

- Our compensation for completing this assignment is not contingent upon the
development 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.

- Our analyses, opinions, and conclusions were developed, and this report has been
prepared, in conformity with the Uniform Standards of Professional Appraisal Practice
2020-2021 Edition.

- The signers of this report has not made personal inspections of the property that is the
subject of this report.

- No individuals provided significant professional assistance to the persons signing this
report. However, Scott Sherer of PFM Financial Advisors, LLC provided assistance in
obtaining information and data from the Lower Makefield Township’s data room and the
Engineer’s Assessment report prepared by Ebert Engineering, Inc. which was the
inventory starting point of the Cost Approach.
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AUS Consultants, Depreciation & Valuation
April 7, 2021

By:

Jerome C. Weinert, ASA,
P.E., CDP
Principal and Director

David A. Sheffer
Principal

Michael J. Diedrich, ASA,
P.E., CDP
Certified General Appraiser
Principal

Elizabeth A. Weinert
Associate

ASA: Accredited Senior Appraiser in the Machinery and Equipment (Public Utilities) discipline
of the American Society of Appraisers
AMA: Accredited Member Appraiser in the Machinery and Equipment (Public Utilities)
discipline of the American Society of Appraisers
P.E.: Registered Professional Engineer State of Wisconsin
CDP: Certified Depreciation Professions in the Society of Depreciation Professionals
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EXECUTIVE SUMMARY

The purpose of this value appraisal is the determination of the fair market value of the

property plant and equipment of the Lower Makefield Township’s wastewater collection

system and purchased treatment capacity (System) for our client Lower Makefield

Township, Pennsylvania. The report was prepared based on the 2020-2021 Uniform

Standards of Professional Practices (USPAP) and is intended to meet the criteria

established with Title 66 (Public Utilities) of the Pennsylvania Consolidated Statues

Paragraph 1329: “Valuation of acquired water and wastewater systems”, collectively

referred to as Act 12 of the 2016 Pennsylvania legislative session (Act 12) and the

Pennsylvania Public Utility Commission’s Final Implementation Order M-2016-2543193

adopted October 27, 2016. The intended users of this appraisal are Lower Makefield

Township, Pennsylvania, Aqua Pennsylvania Wastewater, Inc., and the Pennsylvania

Public Utility Commission (PA PUC).

The value established in this appraisal was based on the definition of Market Value 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.” The Appraisal
of Real Estate, 14th Edition, page 58.

In arriving at our opinion of value of the System’s property, plant, and equipment as it is

operated as an investor-owned Pennsylvania PUC rate regulated wastewater utility the

cost, income, and market approaches to value were considered. Detailed explanations

of each approach to value are included below in the section “Appraisal Procedures and

Results”. The following summarizes the data, analysis and conclusions of each of those

valuation approaches.

Cost Approach - The philosophy in the cost approach to value is that the maximum value

of a property’s tangible assets is established by the cost to acquire or build a similar

property. In this appraisal, the cost approach to value was analyzed using

reproduction/replacement cost approach.
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Reproduction cost and replacement cost are defined as:

Reproduction cost – “Reproduction cost is the estimated cost to construct,
as of the effective appraisal date, an exact duplicate or replica of the
building [property] being appraised, insofar as possible, using the same
materials, construction standards, design, layout, and quality of
workmanship and embodying all the deficiencies, super-adequacies, and
obsolescence of the subject improvements [property].”1

Replacement cost – “Replacement cost is the estimated cost to construct,
as of the effective appraisal date, a substitute for the building [property]
being appraised using contemporary materials, standards, design and
layout. When this cost basis is used, some existing obsolescence in the
property may be cured. Replacement cost may be the only alternative if
reproduction cost cannot be estimated”2

In the wastewater industry the property’s reproduction costs and
replacement costs are quite similar; therefore, the property’s cost new
was determined based on its replacement cost new estimated by the
trended original cost and the inventory-unit cost methods.

The trended original cost method was utilized in preparing the replacement cost new.

“Trending is a method of estimating a property’s replacement cost new in which an index

or trend factor is applied to the property’s historical costs to convert the known historical

costs into an indication of current (appraisal date) costs. Simply put, trending reflects

the movement of price over time.”3 In the trended original cost method, Lower Makefield

Township’s investment in wastewater collection plant and equipment and purchased

capacity is restated to costs reflective of the appraisal date, by the application of cost

trends to the property’s original investment. AUS Consultants utilized the Engineer’s

Assessment performed by Ebert Engineering, Inc. (Engineer’s Assessment tab) as the

starting point of the Cost Approach. Utilizing the Engineer’s Assessment AUS

Consultants developed the System’s original cost less depreciation (OCLD) and

replacement cost new less depreciation (CORLD) in property, plant and equipment at

September 17, 2020 (Cost Approach tab).

1 The Appraisal of Real Estate, 14th Edition. pages 569-570
2 Ibid, page 570
3 Valuing Machinery and Equipment: The Fundamentals of Appraising Machinery and Technical
Assets, Third Edition. Page 50



Page 3

AUS CONSULTANTS

The cost trends were applied to each of the System’s various investment categories

(NARUC plant accounts) by original year of placement for that investment. The cost

indexes used in these studies were the Handy-Whitman Index of Public Utility

Construction Costs for the water industry in the northeastern region of the United States

which includes the Commonwealth of Pennsylvania, the AUS General Plant Indexes,

and various United States Bureau of Labor Statistics (US BLS) indexes as detailed in the

following table:

1 2 3 4 5 6 7

Lower Makefield Township

Bucks County PA

Wastewater Collection System and Purchased Treatment Capacity

Investor-Owned Utility

September 17, 2020

Summary of Account Costing and Depreciation Parameters Used in the Depreciation Original Cost and the Depreciated Replacement Cost New Studies

(1) (2)

(3a) (3b) (3c) (3d) (3e)

Account

Number Description

Costing

Parameters

Reproduction to

Replacement

Cost Factor

Index Series Table Line Reference Lookup AUS Input

353.20 Land & Land Rights USBLS PPI 3.00 USBLS3 1.00

354.20 Stuctures & Improvements - Pumping HW W-1 15.00 HWW-115 1.00

354.40 Stuctures & Improvements - Treatment HW W-1 15.00 HWW-115 1.00

355.20 Generating Equipment - Pumping USBLS PPI 4.00 USBLS4 1.00

356.20 Pump StationPower Protection & Control Devices USBLS PPI 4.00 USBLS4 1.00

359.20 Collection Sewers - Low Pressure HW W-1 44.00 HWW-144 1.00

360.20 Collection Sewers - Force - Mains HW W-1 44.00 HWW-144 1.00

361.20 Collection Sewers - Gravity - Mains HW W-1 44.00 HWW-144 1.00

363.20 Service Laterals HW W-1 39.00 HWW-139 1.00

363.21 Flow Measuring Devices HW W-1 40.00 HWW-140 1.00

371.20 Pumping Equipment HW W-1 9.00 HWW-19 1.00

(3)

Using the trended original cost method, the System’s investment in plant, property and

equipment of $32,003,924 was determined to have a reproduction cost new of

$96,986,192 as summarized in the following table:
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Lower Makefield Township

Bucks County PA

Wastewater Collection System and Purchased Treatment Capacity

Investor-Owned Utility

As of September 17, 2020

Replacement Cost New (RCN)

(1) (2) (3) (9) (10) (13) (14) (15) (16)

Account Account Asset Description Original Cost

Costing

Parameter Cost Translator

Reproduction

Cost New (RCN)

Reproduction

Cost New

(RCN) to
Replacement

Cost New

(COR)

Replacement

Cost New (COR)

OC $s RCN $s COR $s / RCN $s COR $s

Input Input Input Input Input Calculation Calculation Input Calculation

Eng Assmnt AUS Input Lower Makefield Township Asset Detail Eng Assmnt AUS Input AUS Input Col (14) * (15)

NARUC

Code

NARUC

Code Asset Description Original Cost
Cost Index

Table Translator RCN
COR / RCN

Factor COR

353.20 353.20 Land & Land Rights 646 USBLS3 728.00 470,288 1.00 470,288

354.20 354.20 Stuctures & Improvements - Pumping 2,213,537 HWW-115 3.32 7,357,560 1.00 7,357,560

354.40 354.40 Stuctures & Improvements - Treatment 2,186,739 HWW-115 5.68 12,413,422 1.00 12,413,422

355.20 355.20 Generating Equipment - Pumping 292,282 USBLS4 2.23 650,289 1.00 650,289

361.70 361.70 Pump StationPower Protection & Control Devices 506,720 USBLS4 1.96 992,809 1.00 992,809

361.70 361.70 Collection Sewers - Low Pressure 354,373 HWW-144 1.10 390,125 1.00 390,125

361.70 361.70 Collection Sewers - Force - Mains 837,436 HWW-144 2.79 2,333,228 1.00 2,333,228

361.70 361.70 Collection Sewers - Gravity - Mains 22,142,441 HWW-144 2.74 60,742,852 1.00 60,742,852

361.70 361.70 Service Laterals 2,286,077 HWW-139 3.04 6,940,400 1.00 6,940,400

361.70 361.70 Flow Measuring Devices 308,281 HWW-140 2.99 921,966 1.00 921,966

361.70 361.70 Pumping Equipment 875,393 HWW-19 4.31 3,773,253 1.00 3,773,253

Total Borough of Brentwood Wastewater Utility 32,003,924 96,986,192 96,986,192

Grand

Total

Grand

Total Grand Total 32,003,924 3.03 96,986,192 1.00 96,986,192

The replacement cost new of the Land and Land Rights easements and small parcels

was determined based on the following:

Replacement Cost of Easements

Activity Engineer Legal Fees

Hours Hours Hours

Determine the facilities for which a

Easment is need 1 0 0

Locate the Land owner for the property

needing a easement 1 0 0

Develop a diagram of the Property, the

facilities, and the easement 1 0 0

Develop the easement document 1 0.5 0

Visit the property owner to obtain

permission for the easement and sign the

easment documentation 3 0 0

Register the easement with the Municipal

Clerk 0 0.5 250

Total 7 1 250

Labor Costs per Hour 54$ 100$

Total Cost

Total Cost 378 100 250 728$

Replacement Cost New Less Depreciation - The replacement cost described above

reflects the cost of new property; however, Lower Makefield Township’s wastewater

collection system property is not new and has experienced normal depreciation and
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potentially functional and/or economic obsolescence. These various forms of

depreciation are defined as follows:

Normal depreciation/deterioration, akin to physical deterioration, is “loss in value

caused by wear, tear, age and use.”4

Functional obsolescence is “the loss in value or usefulness of a property caused

by inefficiencies or inadequacies of the property itself, when compared to a more

efficient of less costly replacement property that new technology has

developed.”5

Economic, or external, obsolescence is defined as “a loss in value caused by

factors outside a property”6 and is most often indicated by insufficient earning.

Based on our experience in regard to water and wastewater depreciation studies and

our analysis of Lower Makefield Township’s wastewater collection system operating

performance; we found that the Lower Makefield Township’s wastewater utility’s property

experiences normal depreciation but not any significant functional obsolescence;

economic obsolescence is best evaluated after the results of the income and market

approaches to values are determined (see Cost Approach Revisited).

The service lives used in the depreciation and functional obsolescence calculations were

developed based on the property and its use, AUS Consultants’ experience in

developing depreciation studies for the water and wastewater industries and

depreciation studies filed with PAWC and Aqua America rate cases. With each of their

recent rate case filings PAWC and Aqua America have filed depreciation studies in

support of their depreciation service lives and associated depreciation expenses

contained within their revenue requirements. The depreciation studies were prepared by

Gannett Fleming Rate Consultants a recognized firm in the depreciation consulting area.

4 The Dictionary of Real Estate Appraisal, 4th Edition
5 Valuing Machinery and Equipment: The Fundamentals of Appraising Machinery and Technical
Assets, Second Edition. Page 67.
6 The Appraisal of Real Estate, 13th Edition, page 442.
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AUS Consultants has reviewed the PAWC studies which are summarized in the

following table:

Lower Makefield Township

Bucks County PA

Wastewater Collection System and Purchased Treatment Capacity

Investor-Owned Utility

September 17, 2020

(1) (2) (5) (6)

(4a) (4b) (6a) (6b)

Account

Number Description

Iowa Survivor

/ Retirement

Curve

Normal

Service

Life

Economic

Obsolescence

Tax

Depreciation

years % of CORLD Table Life

353.20 Land & Land Rights ZNonDep 0.00 0.00% Non-Depr 0.00

354.20 Stuctures & Improvements - Pumping R3.0 65.00 0.00% MACRS 25.00

354.40 Stuctures & Improvements - Treatment R3.0 65.00 0.00% MACRS 25.00

355.20 Generating Equipment - Pumping R3.0 35.00 0.00% MACRS 25.00

356.20 Pump StationPower Protection & Control Devices R3.0 35.00 0.00% MACRS 25.00

359.20 Collection Sewers - Low Pressure R2.5 80.00 0.00% MACRS 25.00

360.20 Collection Sewers - Force - Mains R3.0 75.00 0.00% MACRS 25.00

361.20 Collection Sewers - Gravity - Mains R2.5 80.00 0.00% MACRS 25.00

363.20 Service Laterals R3.0 70.00 0.00% MACRS 25.00

363.21 Flow Measuring Devices S2.0 30.00 0.00% MACRS 25.00

371.20 Pumping Equipment R3.0 35.00 0.00% MACRS 25.00

(4)

Summary of Account Costing and Depreciation Parameters Used in the Depreciation Original Cost and the Depreciated Replacement Cost New

Studies

Normal Depreciation – The extent of the normal depreciation in the property was

evaluated using age-life depreciation techniques. In age-life depreciation, the

property’s depreciation or condition is estimated using the following formulas:

Depreciation (%) = Age (years) x100%
Service Life (years)

Condition (%) = Remaining Life (years) x (100%)
Service Life (years)

where: the property’s Service Life = Age + Remaining Life and
Remaining Life = f(Survival Characteristic, Service Life, and Age)

However, due to the age of some of the assets the extent of the depreciation was

limited to 85% of the asset’s original cost and its replacement cost new.

When the above depreciation lives are used to quantify the property’s

depreciation is applied to the replacement cost new (COR) of $96,986,192 the

resultant COR less normal depreciation (CORLD) was found to be $51,414,555

detailed as follows:
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Lower Makefield Township

Bucks County PA

Wastewater Collection System and Purchased Treatment Capacity

Investor-Owned Utility

As of September 17, 2020

Replacement Cost New less Depreciation (RCNLD)

(18) (19) (21) (22) (23) (24) (28) (29) (30) (31)

Account Description

Age at

September
17, 2020

Appraisal
Date

Replacement Cost
New (COR)

Retirement

Dispersion Iowa-
type

Normal

Service
Life (NSL)

Normal

Remaining
Life

Total Life
Expectancy Condition

Preliminary Cost
Approach (COR

less Normal
Depreciation)

years COR $s years years years % of COR CORLD $s

Input Input Calculation Calculation Input Input Calculation Calculation Calculation Calculation

Eng Assmnt Lower Makefield Township Asset Detail Col (16) AUS Input AUS Input Col (21) + (28) Col (28) / (29) Col (22) * (30)

Account Description Age RCN Iowa NL Rem Life Total Life Condition CORLD

353.20 Land & Land Rights 36.47 470,288 ZNonDep - - - - 470,288

354.20 Stuctures & Improvements - Pumping 37.21 7,357,560 R3.0 65.00 31.84 69.04 65.00 3,437,713

354.40 Stuctures & Improvements - Treatment 46.01 12,413,422 R3.0 65.00 25.03 71.04 65.00 4,426,880

355.20 Generating Equipment - Pumping 35.32 650,289 R3.0 35.00 10.03 45.35 35.00 175,802

356.20 Pump StationPower Protection & Control Devices 31.93 992,809 R3.0 35.00 12.03 43.97 35.00 323,847

359.20 Collection Sewers - Low Pressure 6.34 390,125 R2.5 80.00 73.89 80.23 80.00 359,342

360.20 Collection Sewers - Force - Mains 34.56 2,333,228 R3.0 75.00 43.60 78.16 75.00 1,318,147

361.20 Collection Sewers - Gravity - Mains 34.94 60,742,852 R2.5 80.00 49.54 84.48 80.00 36,015,322

363.20 Service Laterals 35.17 6,940,400 R3.0 70.00 38.28 73.45 70.00 3,663,419

363.21 Flow Measuring Devices 33.95 921,966 S2.0 30.00 7.70 41.64 30.00 206,548

371.20 Pumping Equipment 35.26 3,773,253 R3.0 35.00 10.02 45.28 35.00 1,017,249

96,986,192 51,414,555

Grand

Total Grand Total 36.40 96,986,192 72.73 41.39 77.61 0.53 51,414,555

- -

The preliminary cost approach to value of Lower Makefield Township’s wastewater

system property was found to be $51,414,555.

Income Approach

The income approach to value establishes the value of the property based on its

economic returns. There are two generally accepted procedures in performing an

income analysis: the direct capitalization of anticipated income, and the discounted cash

flow procedures.

In the direct capitalization approach, anticipated earnings are capitalized directly into

value using a market-required capitalization rate. The Lower Makefield Township’s

wastewater system’s operation will be moving from a municipal operation, wherein

economic returns are not the primary objective of the operation to a private (investor

owned) rate regulated sewer utility operation in which economic returns are one of the
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objectives of the operation; therefore, the direct capitalization of earnings approach was

not utilized in this appraisal.

In the discounted cash flow (DCF) approach, the property’s economic returns are

forecast for future periods. The cash flows (debt-free after-tax net cash flows) from

operations are discounted to the appraisal date using a market derived discount rate

resulting in the DCF approach’s income indicator of value. Use of the DCF approach

allows the appraiser to address the property’s historical operating experience and its

migration, in future periods, to an operation as a rate regulated income taxed (local,

state, and federal) operation; thus, making the DCF approach preferable in this case.

In preparing this appraisal’s DCF analysis (Income Approach tab), first the results from

the Lower Makefield Township’s wastewater system’s operations were evaluated based

on an analysis of historical operating performances over the period 2018 through 2019

(Financials tab) resulting in operating statistics such as revenues and their growth,

various operating expenses stated as function of their typical drivers (revenues, plant

investment, income from operations, etc.). Next, the results of future periods operations

were forecast for a period of 20 years based on the migration of the Lower Makefield

Township’s historical operations over time to operations of the wastewater operation

similar to a public investor-owned water/wastewater utility. Finally, the resultant cash

flows from future period operations on the System were discounted to the appraisal date

using a market derived discount rate for a public investor-owned water/wastewater utility.

The following table details the market discount rate developed using the weighted

average cost of capital (WACC) of the market debt and equity:

Water and Wastewater Cost of Capital

Third Quarter 2020 (10-1-2020)

As an Investor-Owned Utility

Weighted Cost of Capital (Discount Rate)

(1) (2) (2a) (3) (3a) (4) (4a) (5)

Portion of

Capital Type of Data Capital Cost Type of Data Tax Rate

Tax affect on

cost of capital

After-tax

Market

Capital Cost

AUS Input AUS Input (2)*(3)*(4a)

Debt 29% Market 2.82% Market 28.89% 71.11% 0.58%

Equity 71% Market 9.90% Market 0.0% 100.00% 7.03%

Total Capital r 100.0% 7.61%

Growth (g) 1.82%

Rate without Growth: [(1+r)/(1+g)]-1 5.68%
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The following table presents the results of the discounted cash flow analysis:

Discount Rate: 7.61%

Capitalization Rate: 5.68%

(1) (2) (3) (4) (5) (6) (7) (8) (9) (10) (11) (12) (13) (14)

Period Age Revenues O&M Expenses
Tax

Depreciation
Cash Flow from

Operations

Taxable Income
before State &
Federal Taxes

State and

Federal Taxes @

28.89%
Capital

Expenditures
Change in

Working Capital Net Cash Flows

Period
Present
Worth

Factor (PW) PW of Cashflow
Accumulated PW

of Cashflows

(3)-(4) (6)-(5) (7) *28.89% (3)-(4)-(8)-(9)-(10) (11)*(12) Sum (13)

1 0.5 8,830,020 6,081,491 2,106,169 2,748,529 642,360 185,578 368,784 4,721 2,189,446 0.964 2,110,626 2,110,626

2 1.5 8,918,320 6,263,936 2,111,193 2,654,384 543,191 156,928 371,740 4,769 2,120,947 0.896 1,900,369 4,010,995

3 2.5 10,969,534 6,451,854 2,116,421 4,517,680 2,401,259 693,724 374,526 110,765 3,338,665 0.832 2,777,769 6,788,764

4 3.5 11,079,229 6,645,410 2,121,864 4,433,819 2,311,955 667,924 377,337 5,923 3,382,635 0.774 2,618,159 9,406,923

5 4.5 11,190,021 6,844,772 2,127,522 4,345,249 2,217,727 640,701 380,165 5,983 3,318,400 0.719 2,385,930 11,792,853

6 5.5 12,924,474 7,050,115 2,133,399 5,874,359 3,740,960 1,080,763 383,018 93,661 4,316,917 0.668 2,883,701 14,676,554

7 6.5 12,989,096 7,261,618 2,132,704 5,727,478 3,594,774 1,038,530 365,581 3,489 4,319,878 0.621 2,682,644 17,359,198

8 7.5 13,054,041 7,479,467 2,138,212 5,574,574 3,436,362 992,765 368,323 3,507 4,209,979 0.577 2,429,158 19,788,356

9 8.5 14,424,715 7,703,851 2,143,931 6,720,864 4,576,933 1,322,276 371,085 74,016 4,953,487 0.536 2,655,069 22,443,425

10 9.5 14,496,839 7,934,967 2,149,865 6,561,872 4,412,007 1,274,629 373,869 3,895 4,909,479 0.498 2,444,921 24,888,346

11 10.5 14,569,323 8,173,016 2,156,017 6,396,307 4,240,290 1,225,020 376,675 3,914 4,790,698 0.463 2,218,093 27,106,439

12 11.5 15,516,329 8,418,206 2,162,384 7,098,123 4,935,739 1,425,935 379,497 51,139 5,241,552 0.430 2,253,867 29,360,306

13 12.5 15,593,911 8,670,752 2,168,974 6,923,159 4,754,185 1,373,484 382,343 4,189 5,163,143 0.400 2,065,257 31,425,563

14 13.5 15,671,881 8,930,875 2,175,787 6,741,006 4,565,219 1,318,892 385,211 4,211 5,032,692 0.372 1,872,161 33,297,724

15 14.5 16,690,553 9,198,801 2,182,826 7,491,752 5,308,926 1,533,749 388,101 55,008 5,514,894 0.345 1,902,638 35,200,362

16 15.5 16,690,553 9,474,765 2,190,094 7,215,788 5,025,694 1,451,923 391,013 - 5,372,852 0.321 1,724,685 36,925,047

17 16.5 16,690,553 9,759,008 2,197,592 6,931,545 4,733,953 1,367,639 393,945 - 5,169,961 0.298 1,540,648 38,465,695

18 17.5 17,691,986 10,051,778 2,205,321 7,640,208 5,434,887 1,570,139 396,898 54,077 5,619,094 0.277 1,556,489 40,022,184

19 18.5 17,691,986 10,353,331 2,213,288 7,338,655 5,125,367 1,480,719 399,876 - 5,458,060 0.257 1,402,721 41,424,905

20 and

beyond 19.5 17,691,986 10,663,931 2,221,491 7,028,055 4,806,564 1,388,616 402,873 - 5,236,566 3.141 16,448,054 57,872,959

3,739,932 5,998,170 7,630,860

Age 19.5

PW(Age) = 1/(1+Discount Rate)(Age) 0.239 Net Plant 34,319,089

PW to Perpetuity = 1/Capitalization Rate 13.141 ADIT (4,871,174)

PW(20and Beyond) = PW to Perpetuity * PW Factor(19.5) 3.141 Rate Base 29,447,915 0.239 7,038,052 48,462,957

Annual Plant

Construction

Inflation Rate 0.0422 Input

Plant Inflation

over 19.5 years 67,309,433 0.239 16,086,955 57,511,860

PP 53,000,000

OCLD 20,644,920

PP/OCLD 2.567

RCNLD 51,414,555

RCNLD/PP 0.970085947

28,567,008.88 0.239 6,827,515 48,252,420

Average 53,025,049

Lower Makefield Township

Bucks County PA

Wastewater Collection System and Purchased Treatment Capacity

Potential Purchaser: Investor-Owned Utility

As of September 17, 2020

Discounted Cash Flow Analysis

Based on the above-described discounted cash flow analysis, the Income Approach to

value of the System’s property operating as a rate regulated wastewater utility under the

regulation of the Pennsylvania Public Utility Commission (PA PUC) was determined to

be $57,872,959. To ensure that the above-described forecast captured the entire

economic returns of the property an additional 40-year period beyond the original 20-

year forecast was made. This additional forecast indicated the reasonableness of the

initial forecast results.

Market Approach
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The market or comparable sales approach to value looks to market sales of comparable

properties in order to arrive at value. In this appraisal, the market approach was

addressed from a comparable sales approach of Pennsylvania water and wastewater

systems and market value to book value ratios based on investor-owned water utilities’

financial performance as reported in Value Line Investment Survey (October 9, 2020).

Market Sales – In the comparable sale market approach, the sales of Pennsylvania

municipal water and wastewater systems to investor-owned water/wastewater utilities

were used to insure comparability. As the purpose of this appraisal is to define the value

of Lower Makefield Township’s wastewater collection system under Section 1329 of the

PA CS the market comparable sales were limited to sales subsequent to the passage of

Section 1329 in 2016. The following sales were considered:

Lower Makefield Township

Bucks County PA

Wastewater Collection System and Purchased Treatment Capacity

Investor-Owned Utility

As of September 17, 2020

Comparable Sales Approach

Market Sales Data

RowID

Approximate

Date Buyer Seller County Type of Facility Initial Purchase Price

Final Purchase

Price1

Number of

Total

Customers

OCA

Market

Value per

customer

Relationship to the

passage of Section

1329

Average Purchase

Price per Customer

AUS

Market

Value per

customer

1 6/1/2016 PA American Water City of McKeesport Allegheny

Wastewater

Collection and

Treatment 180,000,000 159,000,000 21,953 7,197 Post 7,242.75 7,243

2 8/1/2016 Aqua PA New Garden Twp. SA Chester

Wastewater

Collection and Paid for

and Owned Treatment 29,500,000 29,500,000 2,106 14,008 Post 14,007.60 14,008

3 12/1/2017 Aqua PA Limerick Township Montgomery 64,373,000 64,373,000 5,434 11,846 Post 9,264 11,846

4 12/10/2017 Aqua PA East Bradford Township Chester

Wastewater

Collection and paid for

treatment Capacity 5,000,000 5,000,000 1,248 4,006 Post 4,006.41 4,006

5 SUEZ Mahoning Carbon

Water Treatment and

Distribution System 4,734,800 4,734,800 2,806 Post 1,687

6 SUEZ Mahoning Carbon

Wastewater

Collection and

Treatment 4,765,200 4,765,200 2,806 Post 1,698

7 6/1/2018 Aqua PA Cheltenham Montgomery

Wastewater

Collection 50,250,000 50,250,000 10,500 Post 4,785.71 4,786

8 11/14/2018 PA American Water Steelton Dauphin

Water Distribution

and Treatment 22,500,000 21,750,000 2,325 Post 9,354.84 9,355

9 PA American Water Sadsbury Chester

Wastewater

Collection 9,250,000 8,600,000 998 Post 8,617.23 8,617

10 5/28/2018 PA American Water Exeter Berks

Wastewater

Collection and

Treatment 96,000,000 96,000,000 9,000 Post 10,666.67 10,667

11 10/29/2018 Aqua PA East Norriton Montgomery

Wastewater

Collection 21,000,000 21,000,000 4,950 Post 4,242.42 4,242

12 9/30/2018 PA American Kane McKean

Wastewater

Collection and

Treatment 17,560,000 17,560,000 2,006 Post 8,753.74 8,754

13 12/10/2019 PA American Royersford Montgomery

Wastewater

Collection and

Treatment 13,000,000 13,000,000 1,596 Post 8,145.36 8,145

14 12/17/2019 PA American Valley Chester

Water Treatment and

Distribution System 7,325,000 7,325,000 1,459 Post 5,020.56 5,021

15 12/17/2019 PA American Valley Chester

Wastewater

Collection System 13,950,000 13,950,000 1,644 Post 8,485.40 8,485

16 12/31/2019 Aqua PA

Delaware County Regional

Water Quality Authority

(DELCORA) Delaware

Wastewater

Collection and

Treatment 276,500,000 276,500,000 16,473 Post 16,785.04 16,785

17 4/28/2020 PA American Water Upper Pottsgrove Montgomery

Wastewater

Collection 13,750,000 13,750,000 1,428 Post 9,628.85 9,629

Notes:

1 Final Purchase Price reflects the agreed upon purchase price achieved to settled the acquistion application
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In order to arrive at a measure of comparability these system sales were analyzed in

relationship of the purchase price to the properties’ depreciated original cost (OCLD) and

depreciated replacement cost (CORLD) (Market Approach tab).

Financial Market Ratios – In the market approach based on market financial ratios the

market data of companies (nine) in the water/wastewater industry as reported in Value

Line Investment Surveys (October 2020) were analyzed. In the analysis the companies’

stock (market) and debt (book value) per share are compared as a ratio to the book

investment value per share.

The following table summarizes both the comparable sales and financial market ratio

analysis and the Market Approach conclusion of this appraisal:
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Lower Makefield Township

Bucks County PA

Wastewater Collection System and Purchased Treatment Capacity

Investor-Owned Utility

As of September 17, 2020

Comparable Sales Approach

Market Sales Data

Central Tendancy and Reliability Analysis

Market Sales Analysis - PP/OCLD Market Sales Analysis - PP/CORLD

Simple Weighted Simple Weighted

Mean 1.9403 1.7677 Mean 0.7952 0.8399

Standard Deviation 0.7977 0.5409 Standard Deviation 0.1702 0.1425

Median 1.5601 2.0332 Median 0.7647 0.7831

Mode Not Applicable 1.4418 Mode Not Applicable 0.9919

Type of Utility Type of Utility

Water 2.2782 1.6101 Water 0.6897 0.7600

Wastewater 1.7546 1.5955 Wastewater 0.8121 0.8093

Wastewater-collection 2.2832 2.3636 Wastewater-collection 0.8386 0.8867

All 1.9403 1.6519 All 0.7952 0.8145

Conclusion 1.7700 AUS Input Conclusion 0.8400 AUS Input

Lower Makefield Township OCLD 20,644,920

Cost

Approach -

OCLD Lower Makefield Township CORLD 51,414,555

Cost Approach

- CORLD

Market Value Indication 36,541,509 Market Value Indication 43,188,226

Market Sales Analysis - PP/Customer Financial Basis1

Simple Weighted Financial Markets

Market Value per

Share to Book Value

per Share

Mean 8080 11,517 Market to Book (equity) 3.18

Standard Deviation 4113 4,413 Market to Book (equity and debt) 1.92

Median 8485 9,857

Mode Not Applicable 7,825 Use (equity and debt) 2.70 AUS Input

Forecast 7,251

Type of Utility

Water 5,242 5,064

Wastewater 9,350 10,986

Wastewater-collection 6,262 5,121

All 8,080 9,411

Conclusion 5,000

Valley

Wastewater

Info

Lower Makefield Township Customers 11,151 AUS Input Lower Makefield Township OCLD 20,644,920

Cost Approach

- OCLD

Market Value Indication 55,755,000 Market Value Indication 55,741,285

Market Sales Analysis - PP/Cash Flows (EBITDA)

Simple Weighted

Mean 19.84 17.87

Standard Deviation 10.15 7.90

Median 16.80 12.92

Mode Not Applicable 12.69

Forecast

Type of Utility

Water 13.86 13.92

Wastewater 25.89 16.17

Wastewater-collection 16.11 11.32

All 19.84 15.31

Conclusion 16.00 AUS Input

Lower Makefield Township Cash Flows 3,739,932

Income

Approach

Market Value Indication 59,838,915

Summary of Market Analyses
Indicators

OCLD 36,541,509

CORLD 43,188,226

Customers 55,755,000

Cash Flows 59,838,915

Value Line 55,741,285

Mean 50,212,987

Median 55,741,285

Conclusion 55,741,285

The market approach conclusion of this appraisal was determined to be $55,741,285.
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Cost Approach Revisited – Before concluding this appraisal’s fair market value, the

preliminary cost approach conclusion of $51,414,555 needs to be reviewed in light of the

above-described income and market analyses in order to evaluate if external

obsolescence exists in the preliminary replacement cost new less depreciation

conclusion. The appraisal literature in regard to developing a cost approach states:

“The last step in the implementation of the cost approach is to estimate
economic obsolescence. Economic obsolescence (sometimes called
“external obsolescence”) has been previously defined as the loss in value
or usefulness of a property caused by factors external to the asset.
These factors include increased cost of raw materials, labor, utilities
(without an offsetting increase in product price); reduced demand for the
product; increased competition; environmental or other regulations; or
similar factors.

The difficulty in measuring the full effect of economic obsolescence is one
of the weaknesses of the cost approach. Because economic
obsolescence is usually a function of outside influences that affect an
entire business (i.e., all tangible and intangible assets) rather than
individual assets or isolated groups of assets, it is sometimes measured
using the income approach or by using the income approach to help
identify the existence of economic influences on value. However, the cost
approach can be used to measure some forms of economic
obsolescence.”7

The above-described income approach value conclusion of $57,872,959 and the market

approach conclusion of $55,741,285 for the Lower Makefield Township’s future

wastewater system compared to the preliminary cost approach conclusion of

$51,414,555 indicates no significant external obsolescence exists in the cost approach

conclusion of $51,414,555 detailed as follows:

7 Valuing Machinery and Equipment: The Fundamentals of Appraising Machinery and Technical
Assets, Second Edition, pp. 96-97.
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Lower Makefield Township

Bucks County PA

Wastewater Collection System and Purchased Treatment Capacity

Investor-Owned Utility

As of September 17, 2020

Fair Market Value

(36) (37) (39) (40) (41)

Account Description

Preliminary Cost
Approach

Economic
Obsolescence Fair Market Value

CORLD $s

% of Preliminary Cost

Approach

Appraisal Date Value

$s

Input Input Calculation Input Calculation

Eng Assmnt Eng Assmnt Col (31)

AUS Economic

Obsolescence

Analysis (39) * [1.00-Col (40)]

Account Description Prelim CORLD EO% FMV

353.20 Land & Land Rights 470,288 0.00% 470,288

354.20 Stuctures & Improvements - Pumping 3,437,713 0.00% 3,437,713

354.40 Stuctures & Improvements - Treatment 4,426,880 0.00% 4,426,880

355.20 Generating Equipment - Pumping 175,802 0.00% 175,802

356.20 Pump StationPower Protection & Control Devices 323,847 0.00% 323,847

359.20 Collection Sewers - Low Pressure 359,342 0.00% 359,342

360.20 Collection Sewers - Force - Mains 1,318,147 0.00% 1,318,147

361.20 Collection Sewers - Gravity - Mains 36,015,322 0.00% 36,015,322

363.20 Service Laterals 3,663,419 0.00% 3,663,419

363.21 Flow Measuring Devices 206,548 0.00% 206,548

371.20 Pumping Equipment 1,017,249 0.00% 1,017,249

51,414,555 51,414,555

Grand

Total Grand Total 51,414,555 0.00% 51,414,555

- -

Value Conclusion

The Fair Market Value of the Lower Makefield Township’s wastewater collection

system’s property, plant and equipment and its operation was determined to be

$54,430,591 as follows:
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Appraisal Approach
Investor-owned

Utility Weight

Wtd Valuation

Indications

Cost Approach

Inventory of Assets

Original Cost ($OC) 32,003,924

Depreciated Original Cost ($OCLD) 20,644,920

Replacement Cost

Replacement Cost New (COR) 96,986,192

Depreciated Replacement Cost New (CORLD) 51,414,555$

Cost Approach Conclusion 51,414,555 50% 25,707,278

Income Approach

Required Rate Increases: 22% period 3, 15%

period 6, 10% period 9, and 6% every 3rd year

beginning in period 12 (Input 6) 57,872,959

Income Approach Conclusion

57,872,959 40% 23,149,184

Market Approach

Market Comparables (to)

OCLD 36,541,509

CORLD 43,188,226

Customers 55,755,000

Cash Flows (EBITDA) 59,838,915

Market Financials (to)

OCLD 55,741,285

Market Approach Conclusion 55,741,285 10% 5,574,129

Appraisal Conclusion 54,430,591$ 100% 54,430,591

Lower Makefield Township

Bucks County PA

Wastewater Collection System and Purchased Treatment Capacity

Investor-Owned Utility

As of September 17, 2020

Fair Market Value Appraisal

As the purpose of this appraisal was to fulfill the requirements of Section 1329 of the PA

CS in the establishment of value for rate making of the Lower Makefield Township’s
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property, plant and equipment this appraisal’s conclusion of $54,430,591 is consistent

with the purpose of the appraisal. As the cost approach work papers detail our value

conclusion by National Association of Regulatory Utility Commissioners’ (NARUC)

Uniform System of Accounts (USOA) for the wastewater industry account classifications

and the installation year of the property this detail can be used to allocate the appraisal

conclusion to establish the booked value for future accounting and rate making.
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PURPOSE AND SCOPE OF WORK

The purpose of this appraisal of the Lower Makefield Township’s wastewater collection

system and purchased treatment capacity is the determination of the fair market value of

the property plant and equipment of wastewater utility. The report was prepared based

on the 2020-2021 Uniform Standards of Professional Practices (USPAP) and is intended

to meet the criteria established with Title 66 (Public Utilities) of the Pennsylvania

Consolidated Statues (PA CS) Paragraph 1329: Valuation of acquired water and

wastewater systems, collectively referred to as Act 12 of the 2016 Pennsylvania

legislative session (Act 12). The intended users of this appraisal are our client Lower

Makefield Township, Pennsylvania, Aqua Pennsylvania Wastewater Inc., and the

Pennsylvania Public Utility Commission.

The value established in this appraisal was based on the definition of Market Value 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.” The Appraisal
of Real Estate, 14th Edition, page 58.

In conducting this appraisal, we utilized several sources of data:

 Annual (year-ending December 31) Lower Makefield Township (Pennsylvania)

wastewater collection operational financial statements cover the period 2018

through 2019.

 The inventory developed by Ebert Engineering, Inc. (Engineer’s Assessment) of

the Lower Makefield Township’s wastewater system’s property at March 22,

2021.

 The Handy-Whitman (water industry) Index of Public Utilities Construction Costs

for northeastern United States, AUS Consultant General Plant Cost Indexes for
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the period 1912 through January 1, 2021, and various cost indexes published by

the United States Bureau of Labor Statistics (US BLS).



In preparing this fair market value appraisal of the System’s property, plant and

equipment, and its operations: the cost, income, and market approaches to value were

considered. Primary reliance was placed on the cost approach for the property, plant

and equipment, with the income approach and market approaches being utilized to

confirm the overall value of the sewer system’s operation. A detailed explanation of each

approach to value is included below in the section “Appraisal Procedures and Results”.
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WATER/WASTEWATER INDUSTRY NATIONALLY AND IN PENNSYLVANIA

AND

LOWER MAKEFIELD TOWNSHIP’S WASTEWATER COLLECTION SYSTEM AND

PURCHASED TREATMENT CAPACITY

Water/wastewater Industry

The water and wastewater industry in the United States consist of both municipal

authorities (literally thousands) and private investor-owned companies. Of the investor

owned there are nine which are large enough to be tracked by Value Line Investment

Surveys, of which, two are major players in the northeast portion of the United States,

American Water Works Company, Inc. and Aqua America, Inc. (on February 3, 2020

Aqua’s name changed to Essential Utilities, Inc.) American and Aqua have been

particularly active in the acquisition of municipal water and wastewater systems.

Pennsylvania Water / Wastewater Industry

The water and wastewater industry in Pennsylvania also consist of both municipal and

investor-owned systems. Over last several years the need for infrastructure

improvements has led the Pennsylvania legislature to pass legislation facilitating the

acquisition of municipal water and/or wastewater systems to a private investor-owned

rate regulated companies such as American Water and Aqua America. This legislation

was Act 12 of the Pennsylvania legislator’s 2016 legislative session (Act 12). The Act

12 legislation added a section (1329) modifying Title 66 (Public Utilities) of the

Pennsylvania Consolidated Statues (PA CS) adding Section 1329: Valuation of acquired

water and wastewater systems, collectively referred to as Act 12. This appraisal was

developed to meet the valuation criteria established by Section 1329 and the PA PUC’s

subsequent Implementation Orders in the valuation of acquired water and wastewater

systems.
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Lower Makefield Township’s Wastewater Collection System Facilities, its Property and

Operations8

III. System Description

A large portion of the developed areas within Lower Makefield Township are served by

the public sanitary sewage collection system constructed in 1966. This system has

subsequently been expanded as the Township has developed and the system now

contains 14 pump stations, force mains, gravity sewer, low pressure collection systems,

and 8 wastewater metering chambers.

The collected wastewater ultimately is treated at two different treatment plants located in

the Borough of Morrisville and the City of Philadelphia. Lower Makefield also utilizes

the conveyance facilities of authorities to transport its wastewater for treatment. These

include the Borough of Yardley, the Bucks County Water and Sewer Authority,

Middletown Township, and the Township of Falls Authority. The

following paragraphs will identify each drainage basin in Lower Makefield Township and

describe how the sanitary sewer collection subsystem operates, identify ownership of the

sanitary sewer elements, and the ultimate disposal of the wastewater.

The collection subsystem located in the Buck Creek drainage basin and the major portion

of the Brock Creek basin discharge flows into the sewage facilities of the Borough of

Yardley. These flows are then pumped back into the Township system via Yardley's

Pumping Station, and then flow by gravity to Morrisville for treatment by way of the

Pennsylvania Canal Interceptor. The flows from the newer developments in the lower

portion of the Brock Creek basin are discharged to the Heacock Road Pumping Station.

These wastewater flows are pumped to a connection point on the existing Pennsylvania

Canal Interceptor at Black Rock Road, which conveys these flows via gravity to the

Morrisville Wastewater Treatment Plant.

The entire Silver Lake collection subsystem discharges flow to the Silver Lake

Pumping Station constructed on the Yardley Borough boundary. The flow is then

pumped to the Pennsylvania Canal Interceptor for treatment at Morrisville.

A portion of the sewers in the Rock Run basin are owned and operated by the

Township of Falls Authority. The area containing these sewers is referred to as the

“Falls Township Service Area”. This area was not included in the assessment.

8 Extracted from Engineer’s Assessment page 2 through 5
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Township of Falls has also agreed to accept the flow originating in sewers located in the

area known as “Falls Township Contract Area”. However, sewer facilities within the

Contract Area are both owned and operated by Lower Makefield Township.

The flows from developments in the Mill Creek basin are conveyed via gravity to the

Middletown Interceptor (Yerkes Line). These consist mostly of residential subdivisions

in the vicinity of Oxford Valley Road and Big Oak Road, and include commercial

developments at the southeast corner of these roads. Flows from most of those

developments are pumped to the Middletown Interceptor via the Yardley Oaks Pumping

Station.

IV. Historical Growth

The majority of the current sewer system for Lower Makefield Township was built in

1966. There were some developments and their corresponding sewer systems built in the

1950’s but most of the gravity lines and the gravity interceptors were built in 1966. The

table below shows the growth of the sanitary sewer system over the decades.

Decade
Number of New

Developments

Number of New

Pump Stations

Number of New

Interceptors

1950-1960 11 - -

1960-1970 17 3 -

1970-1980 11 2 6

1980-1990 24 5 -

1990-2000 33 2 1

2000-2010 23 2 -

2010-2020 6 - -

During the early 1960’s when Lower Makefield Township was rapidly expanding their

sanitary sewer system, the Falls Township Wastewater Treatment Plant (WWTP) was

anticipated to be constructed and was planned to serve areas of the Lower Makefield

Township and adjacent to Fairless Hills. Ultimately, the Falls Township WWTP was

never constructed. The Morrisville WWTP was also to serve portions of the Lower

Makefield Township (watersheds discharging toward the Delaware River). Between
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the 1960’s and 1970’s, the Morrisville WWTP was expanded and began accepting

wastewater from portions of Lower Makefield Township and Yardley Borough.

In the 1970’s it was still proposed that the Falls Township WWTP would serve

additional areas in the Lower Makefield Township. Flows in excess of the plant’s

capacity would be diverted to the Bristol Township Sewage Treatment plant by a

proposed extension to the then existing Neshaminy Interceptor.

From 1970 to 1980, significant sewer expansion occurred as a result of increased

development in Lower Makefield Township. The Core Creek Branch of the Neshaminy

Interceptor was completed, and the Morrisville WWTP was expanded and upgraded. It

was proposed that the Morrisville WWTP begin serving additional areas in Lower

Makefield Township, as well as part of the Upper Makefield Township by 1980. After

1980, the Morrisville WWTP would serve the remaining portions of the Lower Makefield

Township within the watersheds discharging towards the Delaware River.

From 1980 to 1990, a majority of the pump stations were constructed: Heacock Road

Pumping Station, Maplevale PS, Oxford Glen/Yardley Oaks PS, Sherwood PS, and

Silver Lakes PS. Additional capacity/upgrades were purchased from the Morrisville

WWTP to keep up with increasing number of developments.

From 1990 to 2000, the Township increased development at rates higher than

anticipated. The Morrisville WWTP was near its capacity and as a result the Heacock

Road Pumping Station was temporarily pumping wastewater from the Lower Makefield

portion of the Brock Creek basin to the Bucks County Water and Sewer Authority Core

Creek Interceptor. Once the Morrisville WWTP expansions were completed, the WWTP

was re-rated from 7.1 MGD to 8.7 MGD and these flows were diverted back to the

Morrisville WWTP.

From 2000 to current day, all the wastewater generated in the Township is conveyed to

treatment plants located outside the Township: the Morrisville WWTP and the City of

Philadelphia Northeast Water Pollution Control Plant.
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APPRAISAL PROCEDURES AND RESULTS

The purpose of this appraisal of the Lower Makefield Township’s wastewater collection

system and purchased treatment capacity is the determination of the fair market value of

the wastewater’s property plant and equipment as of September 17, 2020. The report

was prepared based on the 2020-2021 Uniform Standards of Professional Practices

(USPAP) and is intended to meet the criteria established with Title 66 (Public Utilities) of

the Pennsylvania Consolidated Statues (PS CS) Section 1329: Valuation of acquired

water and wastewater systems, collectively referred to as Act 12 of the Pennsylvania

legislator’s 2016 legislative session (Act 12). The intended users of this appraisal are

Lower Makefield Township, Pennsylvania, Aqua Pennsylvania Wastewater Inc., and the

Pennsylvania Public Utility Commission (PA PUC).

The value established in this appraisal was based on the definition of Market Value 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.” The Appraisal
of Real Estate, 14th Edition, page 58.

In conducting this appraisal, we utilized several sources of data:

 Annual (year-ending December 31) Lower Makefield Township’s wastewater

system’s operational financial statements cover the period 2018 through 2019.

 Ebert Engineering, Inc.’s Engineer’s Assessment and inventory of the Lower

Makefield Township’s wastewater system’s property at March 22, 2021.

 The Handy-Whitman (water industry) Index of Public Utilities Construction Costs

for northeastern United States, AUS Consultant General Plant Cost Indexes for

the period 1912 through July 1, 2021, and various cost indexes published by the

United States Bureau of Labor Statistics (US BLS).
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In preparing this fair market value appraisal of the System’s wastewater system’s

property, plant and equipment, and its operations; the cost, income, and market

approaches to value were considered. Primary reliance was placed on the cost

approach for the property, plant and equipment, with the income approach and market

approaches being utilized to confirm the overall value of the sewer system’s operation.

Detailed explanation of each approach to value is included below.

Cost Approach (Cost Approach tab) - The philosophy in the cost approach to value is

that the maximum value of a property’s tangible assets is established by the cost to

acquire or build a similar property. In this appraisal, the cost approach to value was

analyzed using reproduction/replacement cost approach.

Reproduction cost and replacement cost are defined as:

Reproduction cost – “The estimated cost to construct, at current prices as
of the effective date of the appraisal, an exact duplicate or replica of the
[property] being appraised, using the same materials, construction
standards, design, layout, and quality of workmanship and embodying all
the deficiencies, super-adequacies, and obsolescence of the subject
[property].”9

Replacement cost – “The estimated cost to construct, at current prices as
of the effective appraisal date, a substitute for the [property] being
appraised using modern materials and current standards, design and
layout.”10

In the wastewater industry the property’s reproduction costs and
replacement costs are quite similar; therefore, the property’s cost new
was determined based on its replacement cost new.

The trended original cost method was utilized in preparing the replacement cost new.

“Trending is a method of estimating a property’s replacement cost new in which an index

or trend factor is applied to the property’s historical cost to convert the known cost into

an indication of current cost. Simply put, trending reflects the movement of price over

9 The Appraisal of Real Estate, 13th Edition. Page 385
10 ibid
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time.”11 In the trended original cost method, the System’s investment in wastewater

plant and equipment is restated to costs reflective of the appraisal date, by the

application of cost trends to the property’s original investment. AUS Consultants utilized

the Engineer’s Assessment performed by Ebert Engineering, Inc. (Engineer’s

Assessment tab) as the starting point of the Cost Approach. Utilizing the Engineer’s

Assessment of the System’s original cost in property, plant and equipment AUS

Consultants developed the plant’s depreciated original cost (OCLD) and depreciated

replacement cost (RCNLD) at September 17, 2020 (Cost Approach tab).

The cost trends are applied to each of the various investment categories (NARUC plant

accounts) by original year of placement for that investment. The cost indexes used in

these studies were the Handy-Whitman Index of Public Utility Construction Costs for the

water industry of the northeastern region of the United States which includes the

Commonwealth of Pennsylvania (HW), the AUS Consultants of General Plant Indexes

AUS), and various United States Bureau of Labor Statistics (US BLS) indexes. The

following table details the costing parameters using in the trending costing procedures:

1 2 3 4 5 6 7

Lower Makefield Township

Bucks County PA

Wastewater Collection System and Purchased Treatment Capacity

Investor-Owned Utility

September 17, 2020

Summary of Account Costing and Depreciation Parameters Used in the Depreciation Original Cost and the Depreciated Replacement Cost New Studies

(1) (2)

(3a) (3b) (3c) (3d) (3e)

Account

Number Description

Costing

Parameters

Reproduction to

Replacement

Cost Factor

Index Series Table Line Reference Lookup AUS Input

353.20 Land & Land Rights USBLS PPI 3.00 USBLS3 1.00

354.20 Stuctures & Improvements - Pumping HW W-1 15.00 HWW-115 1.00

354.40 Stuctures & Improvements - Treatment HW W-1 15.00 HWW-115 1.00

355.20 Generating Equipment - Pumping USBLS PPI 4.00 USBLS4 1.00

356.20 Pump StationPower Protection & Control Devices USBLS PPI 4.00 USBLS4 1.00

359.20 Collection Sewers - Low Pressure HW W-1 44.00 HWW-144 1.00

360.20 Collection Sewers - Force - Mains HW W-1 44.00 HWW-144 1.00

361.20 Collection Sewers - Gravity - Mains HW W-1 44.00 HWW-144 1.00

363.20 Service Laterals HW W-1 39.00 HWW-139 1.00

363.21 Flow Measuring Devices HW W-1 40.00 HWW-140 1.00

371.20 Pumping Equipment HW W-1 9.00 HWW-19 1.00

(3)

11 Valuing Machinery and Equipment: The Fundamentals of Appraising Machinery and Technical
Assets, Second Edition. Page 59
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The following table presents the development of the cost approach for the Low Pressure

Collection Mains (Account 359.2) portion of the Lower Makefield Township wastewater

service area this example will be used to describe the entire cost approach process:

Lower Makefield Township

Bucks County PA

Wastewater Collection System and Purchased Treatment Capacity

Investor-Owned Utility

As of September 17, 2020

(1) (2) (3) (4) (5) (9) (10) (11) (12) (13) (14) (15) (16)

Account Account Asset Description

Average Year
Installed

Average Year
Installed Original Cost

Costing
Parameter

Placement
Date Cost

Index
Appraisal Date

Cost Index Cost Translator
Reproduction

Cost New (RCN)

Reproduction

Cost New
(RCN) to

Replacement
Cost New

(COR)

Replacement
Cost New

(COR)

OC $s RCN $s COR $s / RCN $s COR $s

Input Input Input Input Input Input Input Input Input Calculation Calculation Input Calculation

Eng Assmnt AUS Input Lower Makefield Township Asset Detail Eng Assmnt AUS Input Eng Assmnt AUS Input

Cost Indices

Lookup Cols(10) &

(5)

Cost Indices Lookup

Cols(10) & Study YR Col (12) / (11) Col (5) * (13) AUS Input Col (14) * (15)

NARUC Code NARUC Code Asset Description
Service

Date Year Installed Original Cost Cost Index Table YearIndex APPCostIndex Translator RCN

COR / RCN
Factor COR

Collection Sewers - Low Pressure

359.20 359.2 St. Ignatius* - Low Pressure 2016 2016 150,367.20 HWW-144 567.3 616.2 1.086 163,299 1.000 163,299

359.20 359.2 Brookshire - Low Pressure 2011 2011 153,199.56 HWW-144 540 616.2 1.141 174,801 1.000 174,801

359.20 359.2 Caddis Senior Living Facility 2019 2019 14,794.43 HWW-144 601.5 616.2 1.024 15,150 1.000 15,150

359.20 359.2 Caddis Senior Living Facility 2019 2019 36,011.66 HWW-144 601.5 616.2 1.024 36,876 1.000 36,876

359.20 359.2 Subtotal Collection Sewers - Low Pressure 354,372.85 390,125 390,125

Using the trended original cost method, Lower Makefield Township’s investment in this

example of $354,372.85 was determined to have a replacement cost new of $390,125.

When the trended cost method is applied to each of Lower Makefield Township’s

investment in plant, property and equipment of $32,003,924 was determined to have a

replacement cost new of $96,986,192 detailed as follows:
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Lower Makefield Township

Bucks County PA

Wastewater Collection System and Purchased Treatment Capacity

Investor-Owned Utility

As of September 17, 2020

Replacement Cost New (RCN)

(1) (2) (3) (9) (10) (13) (14) (15) (16)

Account Account Asset Description Original Cost

Costing
Parameter Cost Translator

Reproduction
Cost New (RCN)

Reproduction
Cost New
(RCN) to

Replacement
Cost New

(COR)
Replacement

Cost New (COR)

OC $s RCN $s COR $s / RCN $s COR $s

Input Input Input Input Input Calculation Calculation Input Calculation

Eng Assmnt AUS Input Lower Makefield Township Asset Detail Eng Assmnt AUS Input AUS Input Col (14) * (15)

NARUC

Code

NARUC

Code Asset Description Original Cost
Cost Index

Table Translator RCN
COR / RCN

Factor COR

353.20 353.20 Land & Land Rights 646 USBLS3 728.00 470,288 1.00 470,288

354.20 354.20 Stuctures & Improvements - Pumping 2,213,537 HWW-115 3.32 7,357,560 1.00 7,357,560

354.40 354.40 Stuctures & Improvements - Treatment 2,186,739 HWW-115 5.68 12,413,422 1.00 12,413,422

355.20 355.20 Generating Equipment - Pumping 292,282 USBLS4 2.23 650,289 1.00 650,289

361.70 361.70 Pump StationPower Protection & Control Devices 506,720 USBLS4 1.96 992,809 1.00 992,809

361.70 361.70 Collection Sewers - Low Pressure 354,373 HWW-144 1.10 390,125 1.00 390,125

361.70 361.70 Collection Sewers - Force - Mains 837,436 HWW-144 2.79 2,333,228 1.00 2,333,228

361.70 361.70 Collection Sewers - Gravity - Mains 22,142,441 HWW-144 2.74 60,742,852 1.00 60,742,852

361.70 361.70 Service Laterals 2,286,077 HWW-139 3.04 6,940,400 1.00 6,940,400

361.70 361.70 Flow Measuring Devices 308,281 HWW-140 2.99 921,966 1.00 921,966

361.70 361.70 Pumping Equipment 875,393 HWW-19 4.31 3,773,253 1.00 3,773,253

Total Borough of Brentwood Wastewater Utility 32,003,924 96,986,192 96,986,192

Grand

Total

Grand

Total Grand Total 32,003,924 3.03 96,986,192 1.00 96,986,192

The replacement cost new of the Land and Land Rights easements and small parcels

was determined based on the following:

Replacement Cost of Easements

Activity Engineer Legal Fees

Hours Hours Hours

Determine the facilities for which a

Easment is need 1 0 0

Locate the Land owner for the property

needing a easement 1 0 0

Develop a diagram of the Property, the

facilities, and the easement 1 0 0

Develop the easement document 1 0.5 0

Visit the property owner to obtain

permission for the easement and sign the

easment documentation 3 0 0

Register the easement with the Municipal

Clerk 0 0.5 250

Total 7 1 250

Labor Costs per Hour 54$ 100$

Total Cost

Total Cost 378 100 250 728$

Replacement Cost New less Depreciation - The replacement cost described above

reflects the cost of new property; however, the Lower Makefield Township’s wastewater

system property is not new and has experienced normal depreciation and potentially
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functional and or economic obsolescence. These various forms of depreciation are

defined as follows:

Normal depreciation/deterioration, akin to physical deterioration, is “loss in value

caused by wear, tear, age and use.”12

Functional obsolescence is “the loss in value or usefulness of a property caused

by inefficiencies or inadequacies of the property itself, when compared to a more

efficient of less costly replacement property that new technology has

developed.”13

Economic, or external, obsolescence is defined as “A loss in value caused by

factors outside a property”14 and is most often indicated by insufficient earning.

Wastewater Depreciation Service Life Experience in Pennsylvania

The service lives used in the depreciation and functional obsolescence calculations were

developed based on the property and its use, AUS Consultants’ experience in

developing depreciation studies for the water and wastewater industries and

depreciation studies filed with PAWC and Aqua America rate cases. With each of their

recent rate case filings PAWC and Aqua America have filed depreciation studies in

support of their depreciation service lives and associated depreciation expenses

contained within their revenue requirements. The depreciation studies were prepared by

Gannett Fleming Rate Consultants a recognized firm in the depreciation consulting area.

AUS Consultants has reviewed the PAWC studies which are summarized in the

following table:

12 The Dictionary of Real Estate Appraisal, 4th Edition
13 Valuing Machinery and Equipment: The Fundamentals of Appraising Machinery and Technical
Assets, Second Edition. Page 67.
14 The Appraisal of Real Estate, 13th Edition, page 442.
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Summary of PAWC Depreciation Studies Prepared for Rate Case
Account Account Description (1) (2) (5) (6)

12/31/2016 12/31/2019 12/31/2016 12/31/2019 12/31/2016 12/31/2019 (4a) (4b) (6a) (6b)

years years years years Account Number Description

Iowa

Survivor /

Retirement

Curve

Normal

Service

Life

Economic

Obsolescence

Tax

Depreciation

354.20 STRUCTURES AND IMPROVEMENTS - COLLECTION R3 R3 45 45 39.1 33.3 years % of CORLD Table Life

354.30 STRUCTURES AND IMPROVEMENTS - SPP R2.5 S0 50 55 45.2 32.6

354.40 STRUCTURES AND IMPROVEMENTS - TDP R2 S0 65 55 56.6 31.7 354.00 Stuctures & Improvements R3.0 65.00 0.00% MACRS 25.00 R3.0

354.70 STRUCTURES AND IMPROVEMENTS - GENERAL S1 S1 35 35 33.3 23.2

355.00 POWER GENERATION EQUIPMENT R2.5 S0.5 35 35 29.7 19.3 355.00 Power Generation Equipment

360.10 COLLECTION SEWERS - FORCE MAINS S2 R3 70 75 53.1 52.5 360.00 Collection Mains - Force R2.0 75.00 0.00% MACRS 25.00 R2.0 75

361.10 COLLECTION SEWERS - GRAVITY MAINS R2.5 R2.5 70 80 56.9 54.8 361.00 Collection Mains - Gravity R2.5 80.00 0.00% MACRS 25.00 R2.5 80

Collection Mains - Gravity - Relining R2.5 60.00 0.00% MACRS 25.00 R2.5 60

361.20 MANHOLES S1.5 S2.5 50 50 41.3 32.2 361.10 Manholes S2.0 75.00 0.00% MACRS 25.00 S2.0 75

363.00 SERVICES R3 R3 38 47 22.9 30.2 363.00 Service Laterals R3.0 45.00 0.00% MACRS 25.00 45

364.00 FLOW MEASURING DEVICES L3 L2.5 20 15 13.3 5.1 364.00 Flow Measuring Devices L2.5 25.00 0.00% MACRS 25.00 L2.5 25

365.00 FLOW MEASURING INSTALLATIONS S1.5 S2 30 25 23.1 10.8 365.00 Flow Measuring Installations S2.0 30.00 0.00% MACRS 25.00 S2.0 30

370.00 RECEIVING WELLS R3 R3 50 50 42.7 33.7

371.00 PUMPING EQUIPMENT SO S0.5 40 30 35.5 18.2 371.00 Pumping Equipment R3.0 35.00 0.00% MACRS 25.00

380.00 TREATMENT EQUIPMENT 5-R2 S1.5 45 35 37.1 20.1 380.00 Treatment  and Disposal Equipment R2.0 45.00 0.00% MACRS 25.00 R2.0

381.00 PLANT SEWERS R3 R3 50 50 43.1 32.7 381.00 Plant Sewers R3.0 45.00 0.00% MACRS 25.00

382.00 OUTFALL SEWER LINES R3 R3 50 50 37.8 28.3

389.10 OTHER PLANT AND MISCELLANEOUS EQUIPMENT - INTANGIBLES 52.5 S2.5 20 20 13.6 11.3 389.00 Other Plant & Misc Equip R3.0 45.00 0.00% MACRS 25.00

389.60 OTHER PLANT AND MISCELLANEOUS EQUIPMENT - CPS SQ SQ 20 5 12.3 3.5

390.00 OFFICE FURNITURE AND EQUIPMENT L4 SQ 15 20 9.5 10.1 391.00 Office Furniture and Equipment R3.0 20.00

391.00 TRANSPORTATION EQUIPMENT SQ L4 25 14 19,9 9.8 391.00 Transportation Equipment R3.0 15.00 0.00% MACRS 10.00

392.00 STORES EQUIPMENT SQ SQ 20 25 16.4 17.2 392.00 Stores Equipment R3.0 35.00 0.00% MACRS 25.00

393.00 TOOLS, SHOP AND GARAGE EQUIPMENT SQ SQ 15 20 11,3 15.4 393.00 Tools, Shop, & Garage Equipment R3.0 25.00 0.00% MACRS 25.00 25

394.00 LABORATORY EQUIPMENT L2.5 SQ 16 15 8.7 10.4 394.00 Laboratory Equipment R3.0 20.00 0.00% MACRS 20.00

395.00 POWER OPERATED EQUIPMENT SQ R2 15 22 10.3 13.2 395.00 Power Operated Equipment R3.0 15.00 0.00% MACRS 15.00

396.00 COMMUNICATION EQUIPMENT SQ SQ 15 15 9.6 6.9 396.00 Communications Equipment R3.0 15.00 0.00% MACRS 12.00

397.00 MISCELLANEOUS EQUIPMENT SQ 15 12.8 397.00 Miscellaneous Equipment R3.0 20.00 0.00% MACRS 20.00

398.00 OTHER TANGIBLE PLANT SQ 25 21.5

TOTAL DEPRECIABLE PLANT

NONDEPRECIABLE PLANT

352.10 FRANCHISES 352.00 Franchises Non-Depr 0.00 0.00% Non-Depr 0.00

353.20 LAND AND LAND RIGHTS - COLLECTION 353.00 Land & Land Rights Non-Depr 0.00 0.00% Non-Depr 0.00

Potential Changes

Iowa Curves Service Life Remaining Life (4)

Summary of Account Costing and Depreciation Parameters Used

in the Depreciation Original Cost and the Depreciated

Replacement Cost New Studies

It is of particular importance in the above table the service life extension of the mains

plant categories between the 2016 and the 2020 studies. The mains service lives

increased as follows:

Account Description

2016 2020

360.10 COLLECTION SEWERS - FORCE MAINS 70 75

361.10 COLLECTION SEWERS - GRAVITY MAINS 70 80

Service Life

AUS Consultants believe this increase in service lives is attributable to the widespread

use of relining older mains instead of replacing mains which are in need of repair. The

practice of relining mains with a cured in place plastic liner not only repairs specific main

but has the effect of extending the life of the original mains by the length of time which

the relining can be expected to last. Most relining vendors warranty their product and

procedure for 50 years. Thus, in essence the original main’s service life will be extended

by 50 plus years at the date the relining occurred. For those mains associated with

relining their installation date was established at the date of their relining and their

depreciation parameters were established the same as the depreciation parameters of

the relining, i.e., R2.5 – 60 years.

The following table details the lives used in the depreciation portion of the replacement

cost new less depreciation analysis:
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Lower Makefield Township

Bucks County PA

Wastewater Collection System and Purchased Treatment Capacity

Investor-Owned Utility

September 17, 2020

(1) (2) (5) (6)

(4a) (4b) (6a) (6b)

Account

Number Description

Iowa Survivor

/ Retirement

Curve

Normal

Service

Life

Economic

Obsolescence

Tax

Depreciation

years % of CORLD Table Life

353.20 Land & Land Rights ZNonDep 0.00 0.00% Non-Depr 0.00

354.20 Stuctures & Improvements - Pumping R3.0 65.00 0.00% MACRS 25.00

354.40 Stuctures & Improvements - Treatment R3.0 65.00 0.00% MACRS 25.00

355.20 Generating Equipment - Pumping R3.0 35.00 0.00% MACRS 25.00

356.20 Pump StationPower Protection & Control Devices R3.0 35.00 0.00% MACRS 25.00

359.20 Collection Sewers - Low Pressure R2.5 80.00 0.00% MACRS 25.00

360.20 Collection Sewers - Force - Mains R3.0 75.00 0.00% MACRS 25.00

361.20 Collection Sewers - Gravity - Mains R2.5 80.00 0.00% MACRS 25.00

363.20 Service Laterals R3.0 70.00 0.00% MACRS 25.00

363.21 Flow Measuring Devices S2.0 30.00 0.00% MACRS 25.00

371.20 Pumping Equipment R3.0 35.00 0.00% MACRS 25.00

(4)

Summary of Account Costing and Depreciation Parameters Used in the Depreciation Original Cost and the Depreciated Replacement Cost New

Studies

As the above table demonstrates, the depreciation lives selected for the AUS

Consultants appraisal are consistent with the depreciation studies’ finding for wastewater

plant.

Normal Depreciation – The extent of the depreciation in the property was

evaluated using age-life depreciation techniques. In age-life depreciation, the

property’s depreciation or condition is estimated using the following formulas:

Depreciation (%) = Age (years) x100%
Service Life (years)

Condition (%) = Remaining Life (years) x (100%)
Service Life (years)

where: the property’s Service Life = Age + Remaining Life
and Remaining Life = f(Survival Characteristic, Service Life, Age)

However due to the age of some of the property the extent of the depreciation

was limited to 5% of the assets original cost and its replacement cost new.
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When the above depreciation lives are used to quantify the property’s

depreciation is applied to the replacement cost new of the example Low Pressure

Gravity Collection Mains portion of the Lower Makefield Township wastewater

service area of $390,125, the replacement cost new less depreciation was

determined to be $359,342 detailed as follows:

Lower Makefield Township

Bucks County PA

Wastewater Collection System and Purchased Treatment Capacity

Investor-Owned Utility

As of September 17, 2020

(18) (19) (20) (21) (22) (23) (24) (25) (26) (27) (28) (29) (30) (31)

Account Description Placement Year

Age at
September

17, 2020

Appraisal

Date

Replacement

Cost New

(COR)

Retirement

Dispersion Iowa-

type

Normal

Service Life

(NSL)

Age as % of

NSL Iowa Lookup

Iowa

Condition

Percent of

Percent New

Normal

Remaining

Life

Total Life

Expectancy Condition

Preliminary Cost

Approach (COR

less Normal

Depreciation)

years COR $s years % of NSL Lookup % years years % of COR CORLD $s

Input Input Input Calculation Calculation Input Input Calculation Calculation Lookup Calculation Calculation Calculation Calculation

AUS Input Eng Assmnt Eng Assmnt 2021-[(20)+0.5] Col (16) AUS Input AUS Input Col (21) / (24) Col (23) & (25)

Lookup Iowa

Curves Life

Tables @ col (26) Col (24) * (27) Col (21) + (28) Col (28) / (29) Col (22) * (30)

Account Description Year1 Age RCN Iowa NLife AgeP IowaLookup IowaCondition Rem Life Total Life Condition CORLD

Collection Sewers - Low Pressure

359.2 St. Ignatius* - Low Pressure 2016 4.50 163,299 R2.5 80.0 6 R2.5006 0.94357 75.49 79.99 94.374297% 154,112.08

359.2 Brookshire - Low Pressure 2011 9.50 174,801 R2.5 80.0 12 R2.5012 0.88789 71.03 80.53 88.203154% 154,179.73

359.2 Caddis Senior Living Facility 2019 1.50 15,150 R2.5 80.0 2 R2.5002 0.98112 78.49 79.99 98.124766% 14,865.41

359.2 Caddis Senior Living Facility 2019 1.50 36,876 R2.5 80.0 2 R2.5002 0.98112 78.49 79.99 98.124766% 36,184.43

390,125 359,342

When the above depreciation lives are used to quantify the property’s

depreciation is applied to each of the Lower Makefield Township’s investment in

plant, property and equipment the replacement cost new (RCN) of $96,986,192

the resultant RCN less depreciation (RCNLD) was found to be $51,414,515

detailed as follows:
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Lower Makefield Township

Bucks County PA

Wastewater Collection System and Purchased Treatment Capacity

Investor-Owned Utility

As of September 17, 2020

Replacement Cost New less Depreciation (RCNLD)

(18) (19) (21) (22) (23) (24) (28) (29) (30) (31)

Account Description

Age at
September

17, 2020
Appraisal

Date
Replacement Cost

New (COR)

Retirement
Dispersion Iowa-

type

Normal
Service

Life (NSL)

Normal
Remaining

Life
Total Life

Expectancy Condition

Preliminary Cost

Approach (COR
less Normal

Depreciation)

years COR $s years years years % of COR CORLD $s

Input Input Calculation Calculation Input Input Calculation Calculation Calculation Calculation

Eng Assmnt Lower Makefield Township Asset Detail Col (16) AUS Input AUS Input Col (21) + (28) Col (28) / (29) Col (22) * (30)

Account Description Age RCN Iowa NL Rem Life Total Life Condition CORLD

353.20 Land & Land Rights 36.47 470,288 ZNonDep - - - - 470,288

354.20 Stuctures & Improvements - Pumping 37.21 7,357,560 R3.0 65.00 31.84 69.04 65.00 3,437,713

354.40 Stuctures & Improvements - Treatment 46.01 12,413,422 R3.0 65.00 25.03 71.04 65.00 4,426,880

355.20 Generating Equipment - Pumping 35.32 650,289 R3.0 35.00 10.03 45.35 35.00 175,802

356.20 Pump StationPower Protection & Control Devices 31.93 992,809 R3.0 35.00 12.03 43.97 35.00 323,847

359.20 Collection Sewers - Low Pressure 6.34 390,125 R2.5 80.00 73.89 80.23 80.00 359,342

360.20 Collection Sewers - Force - Mains 34.56 2,333,228 R3.0 75.00 43.60 78.16 75.00 1,318,147

361.20 Collection Sewers - Gravity - Mains 34.94 60,742,852 R2.5 80.00 49.54 84.48 80.00 36,015,322

363.20 Service Laterals 35.17 6,940,400 R3.0 70.00 38.28 73.45 70.00 3,663,419

363.21 Flow Measuring Devices 33.95 921,966 S2.0 30.00 7.70 41.64 30.00 206,548

371.20 Pumping Equipment 35.26 3,773,253 R3.0 35.00 10.02 45.28 35.00 1,017,249

96,986,192 51,414,555

Grand

Total Grand Total 36.40 96,986,192 72.73 41.39 77.61 0.53 51,414,555

The preliminary cost approach to value of the Lower Makefield Township’s wastewater

utility property was found to be $51,414,555.
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Income Approach (Income Approach tabs)

The income approach to value establishes the value of the property based on its

economic returns. There are two generally accepted procedures in performing an

income analysis: the direct capitalization of anticipated income, and the discounted cash

flow procedures.

In the direct capitalization approach, anticipated earnings are capitalized directly into

value using a market-required capitalization rate. The Lower Makefield Township’s

wastewater operation will be moving from a municipal operation, wherein economic

returns are not the primary objective of the operation to a private (investor owned) rate

regulated sewer utility operation in which economic returns are one of the objectives of

the operation; therefore, the direct capitalization of earnings approach was not utilized in

this appraisal.

In the discounted cash flow (DCF) approach, the property’s economic returns are

forecast for future periods. The cash flows (debt-free after-tax net cash flows) from

operations are discounted to the appraisal date using a market derived discount rate

resulting in the DCF approach’s income indicator of value. Use of the DCF approach

allows the appraiser to address the property’s historical operating experience and its

migration, in future periods, to an operation as a rate regulated income taxed (local,

state and federal) operation; thus, making the DCF approach preferable in this case.

In preparing this appraisal’s DCF analysis first the results from the Lower Makefield

Township’s wastewater utility’s operations was evaluated based on an analysis of

historical operating performances over the period 2018 through 2019 (Financials tab). In

this analysis operating statistics such as revenues and their growth, various operating

expenses were stated as function of their typical drivers (revenues, plant investment,

income from operations, etc.) were analyzed. Details are provided in Income Approach

tab. Using the above-described analyses, the results of future periods operations were

forecast based on the migration of the Lower Makefield Townships of historical

operations type experience over time to operations of the wastewater operation similar

to a public investor-owned water/wastewater utilities. These forecasts are detailed in the

Income Approach tab.
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In this appraisal, future operating results were forecasted as follows:

Revenues

Operating Expenses

Operating and Maintenance Expense

Depreciation & Amortization

Total Operating Expenses

Operating Income (Revenues less Operating Expenses)

Taxes

Property

Income (state & federal)

Total Taxes

After Tax Income (Operating Income less Total Taxes)

Net Cash Flows

Plus: After Tax Income

Plus: Depreciation

Less: Capital Expenditures

Plus/less: Change in Working Capital

Equals: Debt-free after-tax net cash flows

In the above-described table, the depreciation expense (both book and tax) and the

capital expenditures were forecast based on the investment in property plant and

equipment at the appraisal date and in subsequent periods. The initial investment in the

plant and depreciation forecast were based on the criteria established in Section 1329

for the acquisition and subsequent regulation (rate base) of the acquired property by the

acquiring investor-owned utility company. The following table details the forecasts of

plant investment, book depreciation, tax depreciation forecast, and the resultant net

plant investment and rate base as follows:

Plant Investment

Initial Investment/ Beginning Plant Balance

Additions (Capital Expenditures)

Retirements
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Ending Plant Balance

Depreciation (book)

Initial Book Depreciation Reserve / Beginning Book Reserve Balance

Book Depreciation & Amortization

Retirements

Ending Book Reserve Balance

Depreciation (tax)

Initial Tax Reserve / Beginning Tax Reserve

Tax Depreciation

Retirement

Ending Tax Reserve Balance

In these forecasts, the initial plant investment was based on the allocated purchase price

of $53,000,000. Initially, the Cost Approach results are utilized to allocate the purchase

price by category of plant (NARUC account). The Cost Approach results also define the

property’s ages and remaining lives of the various plant investment categories. Using

these inputs, the future periods book and tax depreciation can be forecast, as well as the

accumulated deferred taxes and resulting rate base.

With a forecast of the future rate base and an estimate of the Pennsylvania

Commission’s authorized return on rate base, the future return on rate base can be

estimated which along with the forecast operating expenses (operating expenses,

depreciation, and taxes) the future period revenue requirement forecasts can be made.

An estimate of the PA Commission return on rate base is detailed as follows:



Page 36

AUS CONSULTANTS

Water and Wastewater Cost of Capital

Third Quarter 2020 (10-1-2020)

As an Investor-Owned Utility

Weighted Cost of Capital (Rate of Return on Rate Base)

(1) (2) (2a) (3) (3a) (4) (4a) (5)

Portion of

Capital Type of Data Capital Cost Type of Data Tax Rate

Tax affect on

cost of capital

Required

Return on

Rate Base

AUS Input AUS Input (2)*(3)

Debt 45% Embedded 2.82% Embedded Not Applicable Not Applicable 1.27%

Equity 55% Embedded 9.90% Market Not Applicable Not Applicable 5.45%

Total Capital r 100.0% 6.72%

Growth (g) Not Applicable 0.00%

Rate without Growth: [(1+r)/(1+g)]-1 6.72%

Based on a comparison of the forecast revenues and the forecast of the estimated

revenue requirement, future period rate increases were forecast. The criteria in making

future period rate adjustments was to bring the forecast achieved return in line with the

required return. Based on this process the results of future operations were forecast for

the next 20-year period. Period 20 of the forecast was treated in the discounted cash

flow as the forecast for period 20 through perpetuity.

Finally, the resultant cash flows from future period operations of the System were

discounted to the appraisal date using a market derived discount rate for a public

investor-owned water/wastewater utility (Cost of Capital / Required Return tab). The

following table details the market discount rate developed using the weighted average

cost of capital (WACC) of the market debt and equity:

Water and Wastewater Cost of Capital

Third Quarter 2020 (10-1-2020)

As an Investor-Owned Utility

Weighted Cost of Capital (Discount Rate)

(1) (2) (2a) (3) (3a) (4) (4a) (5)

Portion of

Capital Type of Data Capital Cost Type of Data Tax Rate

Tax affect on

cost of capital

After-tax

Market

Capital Cost

AUS Input AUS Input (2)*(3)*(4a)

Debt 29% Market 2.82% Market 28.89% 71.11% 0.58%

Equity 71% Market 9.90% Market 0.0% 100.00% 7.03%

Total Capital r 100.0% 7.61%

Growth (g) 1.82%

Rate without Growth: [(1+r)/(1+g)]-1 5.68%
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The market cost of debt was developed based on market returns for utilities debt as

reported in the Value Line Investment Survey. The market cost of equity was developed

using the capital asset pricing model (CAPM) and the dividend-growth model (DGM).

Input to these equity costing models were developed based on Value Line Investment

Surveys for the water industry published for October 9, 2020 consisting of the following

nine companies:

Company

American States Water (NYSE-AWR) Consolidated Water Company (NDQ-

CWCO)

American Water ((NYSE-AWK) Middlesex Water (NDQ-MSEX)

Essential Utilities, Inc. (NYSE-WTRG) SJW Corporation (NYSE-SJW)

California Water (NYSE-CWT) York Water (NDQ-YORW)

In the January 2020 Issue Value Line dropped Connecticut Water (NDQ-CTWS) out

of its list of Water Utility Industry companies

The Value Line data was also used to develop the market capital structure used in the

WACC determination. The market required return analysis can be found in the Cost of

Capital / Required Return tab.

The following table presents the results of the discounted cash flow analysis:
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Discount Rate: 7.61%

Capitalization Rate: 5.68%

(1) (2) (3) (4) (5) (6) (7) (8) (9) (10) (11) (12) (13) (14)

Period Age Revenues O&M Expenses
Tax

Depreciation
Cash Flow from

Operations

Taxable Income

before State &
Federal Taxes

State and

Federal Taxes @

28.89%
Capital

Expenditures
Change in

Working Capital Net Cash Flows

Period
Present

Worth
Factor (PW) PW of Cashflow

Accumulated PW
of Cashflows

(3)-(4) (6)-(5) (7) *28.89% (3)-(4)-(8)-(9)-(10) (11)*(12) Sum (13)

1 0.5 8,830,020 6,081,491 2,106,169 2,748,529 642,360 185,578 368,784 4,721 2,189,446 0.964 2,110,626 2,110,626

2 1.5 8,918,320 6,263,936 2,111,193 2,654,384 543,191 156,928 371,740 4,769 2,120,947 0.896 1,900,369 4,010,995

3 2.5 10,969,534 6,451,854 2,116,421 4,517,680 2,401,259 693,724 374,526 110,765 3,338,665 0.832 2,777,769 6,788,764

4 3.5 11,079,229 6,645,410 2,121,864 4,433,819 2,311,955 667,924 377,337 5,923 3,382,635 0.774 2,618,159 9,406,923

5 4.5 11,190,021 6,844,772 2,127,522 4,345,249 2,217,727 640,701 380,165 5,983 3,318,400 0.719 2,385,930 11,792,853

6 5.5 12,924,474 7,050,115 2,133,399 5,874,359 3,740,960 1,080,763 383,018 93,661 4,316,917 0.668 2,883,701 14,676,554

7 6.5 12,989,096 7,261,618 2,132,704 5,727,478 3,594,774 1,038,530 365,581 3,489 4,319,878 0.621 2,682,644 17,359,198

8 7.5 13,054,041 7,479,467 2,138,212 5,574,574 3,436,362 992,765 368,323 3,507 4,209,979 0.577 2,429,158 19,788,356

9 8.5 14,424,715 7,703,851 2,143,931 6,720,864 4,576,933 1,322,276 371,085 74,016 4,953,487 0.536 2,655,069 22,443,425

10 9.5 14,496,839 7,934,967 2,149,865 6,561,872 4,412,007 1,274,629 373,869 3,895 4,909,479 0.498 2,444,921 24,888,346

11 10.5 14,569,323 8,173,016 2,156,017 6,396,307 4,240,290 1,225,020 376,675 3,914 4,790,698 0.463 2,218,093 27,106,439

12 11.5 15,516,329 8,418,206 2,162,384 7,098,123 4,935,739 1,425,935 379,497 51,139 5,241,552 0.430 2,253,867 29,360,306

13 12.5 15,593,911 8,670,752 2,168,974 6,923,159 4,754,185 1,373,484 382,343 4,189 5,163,143 0.400 2,065,257 31,425,563

14 13.5 15,671,881 8,930,875 2,175,787 6,741,006 4,565,219 1,318,892 385,211 4,211 5,032,692 0.372 1,872,161 33,297,724

15 14.5 16,690,553 9,198,801 2,182,826 7,491,752 5,308,926 1,533,749 388,101 55,008 5,514,894 0.345 1,902,638 35,200,362

16 15.5 16,690,553 9,474,765 2,190,094 7,215,788 5,025,694 1,451,923 391,013 - 5,372,852 0.321 1,724,685 36,925,047

17 16.5 16,690,553 9,759,008 2,197,592 6,931,545 4,733,953 1,367,639 393,945 - 5,169,961 0.298 1,540,648 38,465,695

18 17.5 17,691,986 10,051,778 2,205,321 7,640,208 5,434,887 1,570,139 396,898 54,077 5,619,094 0.277 1,556,489 40,022,184

19 18.5 17,691,986 10,353,331 2,213,288 7,338,655 5,125,367 1,480,719 399,876 - 5,458,060 0.257 1,402,721 41,424,905

20 and

beyond 19.5 17,691,986 10,663,931 2,221,491 7,028,055 4,806,564 1,388,616 402,873 - 5,236,566 3.141 16,448,054 57,872,959

3,739,932 5,998,170 7,630,860

Age 19.5

PW(Age) = 1/(1+Discount Rate)
(Age)

0.239 Net Plant 34,319,089

PW to Perpetuity = 1/Capitalization Rate 13.141 ADIT (4,871,174)

PW(20and Beyond) = PW to Perpetuity * PW Factor(19.5) 3.141 Rate Base 29,447,915 0.239 7,038,052 48,462,957

Annual Plant

Construction

Inflation Rate 0.0422 Input

Plant Inflation

over 19.5 years 67,309,433 0.239 16,086,955 57,511,860

PP 53,000,000

OCLD 20,644,920

PP/OCLD 2.567

RCNLD 51,414,555

RCNLD/PP 0.970085947

28,567,008.88 0.239 6,827,515 48,252,420

Average 53,025,049

Lower Makefield Township

Bucks County PA

Wastewater Collection System and Purchased Treatment Capacity

Potential Purchaser: Investor-Owned Utility

As of September 17, 2020

Discounted Cash Flow Analysis

Based on the above-described discounted cash flow analysis, the Income Approach to

value of the System’s wastewater property and its operations was determined to be

$57,872,959. To ensure that the above-described forecast captured the entire economic

returns of the property an additional 40-year period beyond the original 20-year forecast

was made. This additional forecast indicated the reasonableness of the initial forecast

results.

Market Approach (Market Approach tab)

The market or comparable sales approach to value looks to market sales of comparable

properties in order to arrive at value. In this appraisal, the market approach was

addressed from a comparable sales approach using Pennsylvania water and wastewater
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systems and market value to book value ratios based on investor-owned water utilities

reported in Value Line Investment Survey.

Market Sales – In the comparable sales market approach the sales of Pennsylvania

municipal water and wastewater systems to investor-owned water/wastewater utilities

following the passage of Section 1329 were used to insure comparability. The following

sales were considered:

Lower Makefield Township

Bucks County PA

Wastewater Collection System and Purchased Treatment Capacity

Investor-Owned Utility

As of September 17, 2020

Comparable Sales Approach

Market Sales Data

RowID

Approximate

Date Buyer Seller County Type of Facility Initial Purchase Price

Final Purchase

Price1

Number of

Total

Customers

OCA

Market

Value per

customer

Relationship to the

passage of Section

1329

Average Purchase

Price per Customer

AUS

Market

Value per

customer

1 6/1/2016 PA American Water City of McKeesport Allegheny

Wastewater

Collection and

Treatment 180,000,000 159,000,000 21,953 7,197 Post 7,242.75 7,243

2 8/1/2016 Aqua PA New Garden Twp. SA Chester

Wastewater

Collection and Paid for

and Owned Treatment 29,500,000 29,500,000 2,106 14,008 Post 14,007.60 14,008

3 12/1/2017 Aqua PA Limerick Township Montgomery 64,373,000 64,373,000 5,434 11,846 Post 9,264 11,846

4 12/10/2017 Aqua PA East Bradford Township Chester

Wastewater

Collection and paid for

treatment Capacity 5,000,000 5,000,000 1,248 4,006 Post 4,006.41 4,006

5 SUEZ Mahoning Carbon

Water Treatment and

Distribution System 4,734,800 4,734,800 2,806 Post 1,687

6 SUEZ Mahoning Carbon

Wastewater

Collection and

Treatment 4,765,200 4,765,200 2,806 Post 1,698

7 6/1/2018 Aqua PA Cheltenham Montgomery

Wastewater

Collection 50,250,000 50,250,000 10,500 Post 4,785.71 4,786

8 11/14/2018 PA American Water Steelton Dauphin

Water Distribution

and Treatment 22,500,000 21,750,000 2,325 Post 9,354.84 9,355

9 PA American Water Sadsbury Chester

Wastewater

Collection 9,250,000 8,600,000 998 Post 8,617.23 8,617

10 5/28/2018 PA American Water Exeter Berks

Wastewater

Collection and

Treatment 96,000,000 96,000,000 9,000 Post 10,666.67 10,667

11 10/29/2018 Aqua PA East Norriton Montgomery

Wastewater

Collection 21,000,000 21,000,000 4,950 Post 4,242.42 4,242

12 9/30/2018 PA American Kane McKean

Wastewater

Collection and

Treatment 17,560,000 17,560,000 2,006 Post 8,753.74 8,754

13 12/10/2019 PA American Royersford Montgomery

Wastewater

Collection and

Treatment 13,000,000 13,000,000 1,596 Post 8,145.36 8,145

14 12/17/2019 PA American Valley Chester

Water Treatment and

Distribution System 7,325,000 7,325,000 1,459 Post 5,020.56 5,021

15 12/17/2019 PA American Valley Chester

Wastewater

Collection System 13,950,000 13,950,000 1,644 Post 8,485.40 8,485

16 12/31/2019 Aqua PA

Delaware County Regional

Water Quality Authority

(DELCORA) Delaware

Wastewater

Collection and

Treatment 276,500,000 276,500,000 16,473 Post 16,785.04 16,785

17 4/28/2020 PA American Water Upper Pottsgrove Montgomery

Wastewater

Collection 13,750,000 13,750,000 1,428 Post 9,628.85 9,629

Notes:

1 Final Purchase Price reflects the agreed upon purchase price achieved to settled the acquistion application

In order to arrive at a measure of comparability these system sales were analyzed in

relationship of the purchase price to the properties’ depreciated original cost (OCLD) and

depreciated replacement cost (RCNLD) (Market Approach tab).
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The following tables details the market sales analyses:

Purchase Price to Original Cost less Depreciation (OCLD)

Lower Makefield Township

Bucks County PA

Wastewater Collection System and Purchased Treatment Capacity

Investor-Owned Utility

As of September 17, 2020

Comparable Sales Approach

Market Sales Analysis - PP/OCLD

Property Acquired Purchase Price (PP)

Proportion of

Purchase Price to

Total

Depreciated

Original Cost

(OCLD) (AUS

Consultants

Determination

Purchase Price

to (PP/OCLD)

Variance to

Simple Mean

Variance

to Wtd

Mean

Variance

Squared

New Garden Wastewater System Wastewater 29,500,000 4% 18,567,728 1.5888 -0.3515 -0.179 0.032

McKeesport Wastewater System Wastewater 159,000,000 19% 101,915,080 1.5601 -0.3802 -0.2076 0.0431

Limerick Wastewater System Wastewater 75,100,000 9% 46,153,867 1.6272 -0.3131 -0.1405 0.0197

Mahoning Water System Water 4,734,800 1% 1,194,489 3.9639 2.0236 2.1962 4.8233

Mahoning Wastewater System Wastewater 4,765,200 1% 1,658,678 2.8729 0.9326 1.1052 1.2215

East Bradford Wastewater Collection System Wastewater 5,000,000 1% 5,383,591 0.9287 -1.0116 -0.839 0.7039

Sadsbury Wastewater Collection System Wastewater 8,600,000 1% 6,128,876 1.4032 -0.5371 -0.3645 0.1329

Exeter Wastwater Collection System Wastewater 96,000,000 12% 40,057,634 2.3965 0.4562 0.6288 0.3954

Steelton Water System Water 21,750,000 3% 14,433,435 1.5069 -0.4334 -0.2608 0.068
Cheltenham Wastewarer Collection System Wastewater-collection 50,250,000 6% 15,784,463 3.1835 1.2432 1.4158 2.0045

East Norriton Wastewater Wastewater-collection 21,000,000 3% 8,407,007 2.4979 0.5576 0.7302 0.5332

Kane Wastewater Wastewater 17,560,000 2% 12,070,455 1.4548 -0.4855 -0.3129 0.0979

Royersford Wastewater Wastewater 13,000,000 2% 5,173,559 2.5128 0.5725 0.7451 0.5552

Valley Water Water 7,325,000 1% 5,370,438 1.3639 -0.5764 -0.4038 0.1631

Valley Wastewater Wastewater 13,950,000 2% 9,214,738 1.5139 -0.4264 -0.2538 0.0644

Delaware County Regional Water Quality Authority

(DELCORA) Wastewater 276,500,000 34% 191,774,486 1.4418 -0.4985 -0.3259 0.1062

Upper Pottsgrove Wastewater-collection 13,750,000 2% 11,769,925 1.1682 -0.7721 -0.5995 0.3594

817,785,000 100% 495,058,449 1.6519 11.3237

Simple Mean 1.9403

Standard Deviation 0.7977 3.365071

SimpleMedian 1.5601 16

Simple Mode Not Applicable 0.210317

Weighted Mean 1.768

Standard Deviation 0.5409

Wtd Median 2.0332

Wtd Mode 1.4418
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Purchase Price to Replacement Cost New less Depreciation (CORLD)

Lower Makefield Township

Bucks County PA

Wastewater Collection System and Purchased Treatment Capacity

Investor-Owned Utility

As of September 17, 2020

Comparable Sales Approach

Market Sales Analysis - PP/CORLD

Property Acquired Purchase Price (PP)

Proportion of

Purchase Price to

Total

Replacement Cost

New less

Depreciation

(CORLD)

Purchase Price to

CORLD

Variance to

Simple Mean

Variance

to Wtd

Mean

Variance

Squared

New Garden Wastewater System Wastewater 29,500,000 4% 30,615,410 0.9636 0.1684 0.1237 0.0153

McKeesport Wastewater System Wastewater 159,000,000 19% 160,301,491 0.9919 0.1967 0.152 0.0231

Limerick Wastewater System Wastewater 75,100,000 9% 86,086,756 0.8724 0.0772 0.0325 0.0011

Mahoning Water System Water 4,734,800 1% 8,899,336 0.532 -0.2632 -0.3079 0.0948

Mahoning Wastewater System Wastewater 4,765,200 1% 7,991,234 0.5963 -0.1989 -0.2436 0.0593

East Bradford Wastewater Collection System Wastewater 5,000,000 1% 9,236,581 0.5413 -0.2539 -0.2986 0.0892

Sadsbury Wastewater Collection System Wastewater 8,600,000 1% 8,517,587 1.0097 0.2145 0.1698 0.0288

Exeter Wastwater Collection System Wastewater 96,000,000 12% 99,589,819 0.964 0.1688 0.1241 0.0154

Steelton Water System Water 21,750,000 3% 23,921,473 0.9092 0.1140 0.0693 0.0048
Cheltenham Wastewarer Collection System Wastewater-collection 50,250,000 6% 49,940,486 1.0062 0.2110 0.1663 0.0277

East Norriton Wastewater Wastewater-collection 21,000,000 3% 27,461,356 0.7647 -0.0305 -0.0752 0.0057

Kane Wastewater Wastewater 17,560,000 2% 29,015,055 0.6052 -0.1900 -0.2347 0.0551

Royersford Wastewater Wastewater 13,000,000 2% 13,376,109 0.9719 0.1767 0.132 0.0174

Valley Water Water 7,325,000 1% 11,664,026 0.628 -0.1672 -0.2119 0.0449

Valley Wastewater Wastewater 13,950,000 2% 19,252,333 0.7246 -0.0706 -0.1153 0.0133

Delaware County Regional Water Quality Authority

(DELCORA) Wastewater 276,500,000 34% 399,664,111 0.6918 -0.1034 -0.1481 0.0219

Upper Pottsgrove Wastewater-collection 13,750,000 2% 18,460,028 0.7449 -0.0503 -0.095 0.009

817,785,000 100% 1,003,993,191 0.8145

Simple Mean 0.7952

Standard Deviation 0.1702

SimpleMedian 0.7647

Simple Mode Not Applicable

Weighted Mean 0.8399

Standard Deviation 0.1425

Wtd Median 0.7831

Wtd Mode 0.9919
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Purchase Price to Customers

Lower Makefield Township

Bucks County PA

Wastewater Collection System and Purchased Treatment Capacity

Investor-Owned Utility

As of September 17, 2020

Comparable Sales Approach

Market Sales Analysis - PP/Customer

Property Acquired System Type

Asset Purchase

Agreement (APA)

Date Purchase Price (PP)

Proportion of

Purchase Price to

Total $Customers

Purchase

Price to

Customers

Variance to

Simple Mean

Variance to

Wtd Mean

Variance

Squared

Frequency Wtd

PP/Customer

New Garden Wastewater System Wastewater 2016.59 29,500,000 4% 2,100 14,048 5,968 2,531 6,405,961 506.75

McKeesport Wastewater System Wastewater 2016.67 159,000,000 19% 20,320 7,825 (255) (3,692) 13,630,864 1,521.40

Limerick Wastewater System Wastewater 2018.57 75,100,000 9% 5,434 13,820 5,740 2,303 5,303,809 1,269.14

Mahoning Water System Water 2017.79 4,734,800 1% 2,806 1,687 (6,393) (9,830) 96,628,900 9.77

Mahoning Wastewater System Wastewater 2017.79 4,765,200 1% 2,806 1,698 (6,382) (9,819) 96,412,761 9.89

East Bradford Wastewater Collection SystemWastewater 2017.97 5,000,000 1% 1,248 4,006 (4,074) (7,511) 56,415,121 24.49

Sadsbury Wastewater Collection System Wastewater 2019.19 8,600,000 1% 998 8,617 537 (2,900) 8,410,000 90.62

Exeter Wastwater Collection System Wastewater 2018.41 96,000,000 12% 9,000 10,667 2,587 (850) 722,500 1,252.20

Steelton Water System Water 2018.87 21,750,000 3% 2,412 9,017 937 (2,500) 6,250,000 239.82
Cheltenham Wastewarer Collection System Wastewater-collection 2018.42 50,250,000 6% 10,219 4,917 (3,163) (6,600) 43,560,000 302.13

East Norriton Wastewater Wastewater-collection 2018.76 21,000,000 3% 4,952 4,241 (3,839) (7,276) 52,940,176 108.91

Kane Wastewater Wastewater 2019.75 17,560,000 2% 2,006 8,754 674 (2,763) 7,634,169 187.97

Royersford Wastewater Wastewater 2019.94 13,000,000 2% 1,596 8,145 65 (3,372) 11,370,384 129.48

Valley Water Water 2019.96 7,325,000 1% 1,459 5,021 (3,059) (6,496) 42,198,016 44.97

Valley Wastewater Wastewater 2019.96 13,950,000 2% 1,644 8,485 405 (3,032) 9,193,024 144.74

Delaware County Regional Water Quality

Authority (DELCORA) Wastewater 2020.00 276,500,000 34% 16,473 16,785 8,705 5,268 27,751,824 5,675.15

Upper Pottsgrove Wastewater-collection 2020.33 13,750,000 2% 1,428 9,629 1,549 (1,888) 3,564,544 161.90

817,785,000 100% 86,901 9,411 11,679.33

Simple Mean 8080

Standard Deviation 4113

SimpleMedian 8,485

Simple Mode Not Applicable

Weighted Mean 11517

Standard Deviation 4413

Wtd Median 9,857

Wtd Mode 7825

Forecast 2019.944064 7,251

2021 7,139
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Purchase Price to Cash Flows (EBITDA)

Lower Makefield Township

Bucks County PA

Wastewater Collection System and Purchased Treatment Capacity

Investor-Owned Utility

As of September 17, 2020

Comparable Sales Approach

Market Sales Analysis - PP/Cash Flow (EBITDA)

Property Acquired System Type

Asset Purchase

Agreement

(APA) Date

Purchase Price

(PP)

Proportion of

Purchase Price

to Total

Cash Flows

(EBITDA)

Purchase Price to

Cash Flow

Variance to

Simple Mean

Variance

to Wtd

Mean

Variance

Squared

Frequency Wtd

PP/Cashflow

New Garden Wastewater System Wastewater 2016.59 29,500,000 4% 1,409,768 20.93 1.09 3.06 9.36 0.84

McKeesport Wastewater System Wastewater 2016.67 159,000,000 22% 5,247,843 30.30 10.46 12.43 154.50 6.57

Limerick Wastewater System Wastewater Not Included 2018.57 75,100,000

Mahoning Water System Water Not Included 2017.79 4,734,800

Mahoning Wastewater System Wastewater Not Included 2017.79 4,765,200

East Bradford Wastewater Collection System Wastewater 2017.97 5,000,000 1% 100,053 49.97 30.13 32.10 1,030.41 0.34

Sadsbury Wastewater Collection System Wastewater 2019.19 8,600,000 1% 580,238 14.82 (5.02) (3.05) 9.30 0.17

Exeter Wastwater Collection System Wastewater 2018.41 96,000,000 13% 7,099,396 13.52 (6.32) (4.35) 18.92 1.77

Steelton Water System Water 2018.87 21,750,000 3% 1,568,999 13.86 (5.98) (4.01) 16.08 0.41

Cheltenham Wastewarer Collection System Wastewater-collection 2018.42 50,250,000 7% 5,270,576 9.53 (10.31) (8.34) 69.56 0.65

East Norriton Wastewater Wastewater-collection 2018.76 21,000,000 3% 925,477 22.69 2.85 4.82 23.23 0.65

Kane Wastewater Wastewater 2019.75 17,560,000 2% 680,463 25.81 5.97 7.94 63.04 0.62

Royersford Wastewater Wastewater 2019.94 13,000,000 2% 692,724 18.77 (1.07) 0.90 0.81 0.33

Valley Water Water 2019.96 7,325,000 1% 520,405 14.08 (5.76) (3.79) 14.36 0.14

Valley Wastewater Wastewater 2019.96 13,950,000 2% 685,766 20.34 0.50 2.47 6.10 0.39

Delaware County Regional Water Quality

Authority (DELCORA) Wastewater 2020.00 276,500,000 38% 21,782,000 12.69 (7.15) (5.18) 26.83 4.79

Upper Pottsgrove Wastewater-collection 2020.33 13,750,000 2% 1,311,670 10.48 (9.36) (7.39) 54.61 0.20

733,185,000 100% 47,875,378 15.31 17.87

Simple Mean 19.84

Standard Deviation 10.15

SimpleMedian 16.80

Simple Mode Not Applicable

Weighted Mean 17.87

Standard Deviation 7.90

Wtd Median 12.92

Wtd Mode 12.69

Forecast 2019.944064 17.24

2021 13.95

Financial Market Ratios – In the market approach based on market financial ratios the

market data of companies (nine) in the water industry as reported in Value Line

Investment Surveys (April 2020) were analyzed. In the analysis the companies’ stock

(market) and debt (book) per share are compared as a ratio to the book value per share

which is detailed in the following table:
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Lower Makefield Township

Bucks County PA

Wastewater Collection System and Purchased Treatment Capacity

Investor-Owned Utility

September 17, 2020

Comparable Sales Approach

Financial Basis
1

Price per

Share

Book

value per

share

Market to

Book

Equity

Ratio

Debt (Total)

$s millions

Outstanding

Shares

(millions)

Market Equity

(Total) $s

millions

Debt per

share

Equity

(Total) $s

millions

Total

Capital

(Debt +

Equity)

Market

Value per

Share

(Equity+D

ebt)

Book

Value per

Share

(Equity+D

ebt)

Market to

Book

(Total

Capital)

Ratio

American States Water 74.33 17.15 4.33 330.3 36.883874 2,741.6 8.96 632.6 962.9 83.29 26.11 3.19

American Water 144.55 35.4 4.08 10578 181.204068 26,193.0 58.38 6,414.6 16,992.6 202.93 93.78 2.16

California Water 43.55 15.7 2.77 1182.3 49.398 2,151.3 23.93 775.5 1,957.8 67.48 39.63 1.7

Consolidated Water Company 10.74 10.65 1.01 0.1 15.112049 162.3 0.01 160.9 161.0 10.75 10.66 1.01

Essential Utilities, Inc. 39.93 19 2.1 5277.4 245.151093 9,788.9 21.53 4,657.9 9,935.3 61.46 40.53 1.52

Middlesex Water 62.37 16.15 3.86 282.7 17.464795 1,089.3 16.19 282.1 564.8 78.56 32.34 2.43

SJW Corporation 61.23 32.35 1.89 1338.4 28.516705 1,746.1 46.93 922.5 2,260.9 108.16 79.28 1.36

York Water 43.39 11.15 3.89 103.1 13.033999 565.5 7.91 145.3 248.4 51.3 19.06 2.69

Total Industry 3.18 19,092.3 44,438.0 13,991.4 33,083.7 1.92

Summary

Minimum 1.01 1.01

Mean 2.99 2.01

Standard Deviation 1.15 0.69

Wtd Mean 3.18 1.92

Median 3.32 1.93

Maximum 4.33 3.19

Conclusion

Wtd Mean 3.18 1.92

Median 3.32 1.93

Use 3.18 1.92

Note:

Essential Utilities, Inc. formerly Aqua America

Source: Value Line Investment Survey as of 10/01/2020
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The following table summarizes both the comparable sales and financial market ratio

analysis and the Market Approach conclusion of this appraisal:

Lower Makefield Township

Bucks County PA

Wastewater Collection System and Purchased Treatment Capacity

Investor-Owned Utility

As of September 17, 2020

Comparable Sales Approach

Market Sales Data

Central Tendancy and Reliability Analysis

Market Sales Analysis - PP/OCLD Market Sales Analysis - PP/CORLD

Simple Weighted Simple Weighted

Mean 1.9403 1.7677 Mean 0.7952 0.8399

Standard Deviation 0.7977 0.5409 Standard Deviation 0.1702 0.1425

Median 1.5601 2.0332 Median 0.7647 0.7831

Mode Not Applicable 1.4418 Mode Not Applicable 0.9919

Type of Utility Type of Utility

Water 2.2782 1.6101 Water 0.6897 0.7600

Wastewater 1.7546 1.5955 Wastewater 0.8121 0.8093

Wastewater-collection 2.2832 2.3636 Wastewater-collection 0.8386 0.8867

All 1.9403 1.6519 All 0.7952 0.8145

Conclusion 1.7700 AUS Input Conclusion 0.8400 AUS Input

Lower Makefield Township OCLD 20,644,920

Cost

Approach -

OCLD Lower Makefield Township CORLD 51,414,555

Cost Approach

- CORLD

Market Value Indication 36,541,509 Market Value Indication 43,188,226

Market Sales Analysis - PP/Customer Financial Basis1

Simple Weighted Financial Markets

Market Value per

Share to Book Value

per Share

Mean 8080 11,517 Market to Book (equity) 3.18

Standard Deviation 4113 4,413 Market to Book (equity and debt) 1.92

Median 8485 9,857

Mode Not Applicable 7,825 Use (equity and debt) 2.70 AUS Input

Forecast 7,251

Type of Utility

Water 5,242 5,064

Wastewater 9,350 10,986

Wastewater-collection 6,262 5,121

All 8,080 9,411

Conclusion 5,000

Valley

Wastewater

Info

Lower Makefield Township Customers 11,151 AUS Input Lower Makefield Township OCLD 20,644,920

Cost Approach

- OCLD

Market Value Indication 55,755,000 Market Value Indication 55,741,285

Market Sales Analysis - PP/Cash Flows (EBITDA)

Simple Weighted

Mean 19.84 17.87

Standard Deviation 10.15 7.90

Median 16.80 12.92

Mode Not Applicable 12.69

Forecast

Type of Utility

Water 13.86 13.92

Wastewater 25.89 16.17

Wastewater-collection 16.11 11.32

All 19.84 15.31

Conclusion 16.00 AUS Input

Lower Makefield Township Cash Flows 3,739,932

Income

Approach

Market Value Indication 59,838,915

Summary of Market Analyses
Indicators

OCLD 36,541,509

CORLD 43,188,226

Customers 55,755,000

Cash Flows 59,838,915

Value Line 55,741,285

Mean 50,212,987

Median 55,741,285

Conclusion 55,741,285
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The market approach conclusion of this appraisal was determined to be $55,741,285.

Cost Approach Revisited – Before concluding this appraisal’s fair market value, the

preliminary cost approach conclusion of $50,945,473 needs to be evaluated to

determine if external obsolescence exists in the preliminary replacement cost new less

depreciation conclusion of $50,945,473. The appraisal literature regarding developing a

cost approach state:

“The last step in the implementation of the cost approach is to estimate
economic obsolescence. Economic obsolescence (sometimes called
“external obsolescence”) has been previously defined as the loss in value
or usefulness of a property caused by factors external to the asset.
These factors include increased cost of raw materials, labor, utilities
(without an offsetting increase in product price); reduced demand for the
product; increased competition; environmental or other regulations; or
similar factors.

The difficulty in measuring the full effect of economic obsolescence is one
of the weaknesses of the cost approach. Because economic
obsolescence is usually a function of outside influences that affect an
entire business (i.e., all tangible and intangible assets) rather than
individual assets or isolated groups of assets, it is sometimes measured
using the income approach or by using the income approach to help
identify the existence of economic influences on value. However, the cost
approach can be used to measure some forms of economic
obsolescence.”15

The above-described income approach value conclusion of $57,872,959 and the market

approach conclusion of $55,741,285 for the Lower Makefield Township’s future

wastewater system compared to the preliminary cost approach conclusion of

$51,414,555 indicates no significant external obsolescence exists in the cost approach

conclusion of $51,414,555 detailed as follows:

15 Valuing Machinery and Equipment: The Fundamentals of Appraising Machinery and Technical
Assets, Second Edition, pp. 96-97.
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Lower Makefield Township

Bucks County PA

Wastewater Collection System and Purchased Treatment Capacity

Investor-Owned Utility

As of September 17, 2020

(36) (37) (38) (39) (40) (41)

Account Description

Placement

Year

Preliminary Cost

Approach

Economic

Obsolescence

Fair Market

Value

CORLD $s

% of Preliminary

Cost Approach

Appraisal Date

Value $s

Input Input Input Calculation Input Calculation

AUS Input Eng Assmnt Eng Assmnt CORLD

AUS Economic

Obsolescence

Analysis (39) * [1.00-Col (40)]

Account Description Year Prelim CORLD EO% FMV

Collection Sewers - Low Pressure

359.2 St. Ignatius* - Low Pressure 2016 154,112.08 0.00% 154,112.08

359.2 Brookshire - Low Pressure 2011 154,179.73 0.00% 154,179.73

359.2 Caddis Senior Living Facility 2019 14,865.41 0.00% 14,865.41

359.2 Caddis Senior Living Facility 2019 36,184.43 0.00% 36,184.43

359,342 359,342

Therefore, the preliminary cost approach conclusion of $51,414,555 can be considered

the final cost approach conclusion as follows:
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Lower Makefield Township

Bucks County PA

Wastewater Collection System and Purchased Treatment Capacity

Investor-Owned Utility

As of September 17, 2020

Fair Market Value

(36) (37) (39) (40) (41)

Account Description

Preliminary Cost
Approach

Economic
Obsolescence Fair Market Value

CORLD $s

% of Preliminary Cost

Approach

Appraisal Date Value

$s

Input Input Calculation Input Calculation

Eng Assmnt Eng Assmnt Col (31)

AUS Economic

Obsolescence

Analysis (39) * [1.00-Col (40)]

Account Description Prelim CORLD EO% FMV

353.20 Land & Land Rights 470,288 0.00% 470,288

354.20 Stuctures & Improvements - Pumping 3,437,713 0.00% 3,437,713

354.40 Stuctures & Improvements - Treatment 4,426,880 0.00% 4,426,880

355.20 Generating Equipment - Pumping 175,802 0.00% 175,802

356.20 Pump StationPower Protection & Control Devices 323,847 0.00% 323,847

359.20 Collection Sewers - Low Pressure 359,342 0.00% 359,342

360.20 Collection Sewers - Force - Mains 1,318,147 0.00% 1,318,147

361.20 Collection Sewers - Gravity - Mains 36,015,322 0.00% 36,015,322

363.20 Service Laterals 3,663,419 0.00% 3,663,419

363.21 Flow Measuring Devices 206,548 0.00% 206,548

371.20 Pumping Equipment 1,017,249 0.00% 1,017,249

51,414,555 51,414,555

Grand

Total Grand Total 51,414,555 0.00% 51,414,555

- -



Page 49

AUS CONSULTANTS

Value Conclusion

The Fair Market Value of the Lower Makefield Township’s, Pennsylvania’s wastewater

property, plant and equipment and its operation were determined to be $54,430,591 as

follows:
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Appraisal Approach
Investor-owned

Utility Weight

Wtd Valuation

Indications

Cost Approach

Inventory of Assets

Original Cost ($OC) 32,003,924

Depreciated Original Cost ($OCLD) 20,644,920

Replacement Cost

Replacement Cost New (COR) 96,986,192

Depreciated Replacement Cost New (CORLD) 51,414,555$

Cost Approach Conclusion 51,414,555 50% 25,707,278

Income Approach

Required Rate Increases: 22% period 3, 15%

period 6, 10% period 9, and 6% every 3rd year

beginning in period 12 (Input 6) 57,872,959

Income Approach Conclusion

57,872,959 40% 23,149,184

Market Approach

Market Comparables (to)

OCLD 36,541,509

CORLD 43,188,226

Customers 55,755,000

Cash Flows (EBITDA) 59,838,915

Market Financials (to)

OCLD 55,741,285

Market Approach Conclusion 55,741,285 10% 5,574,129

Appraisal Conclusion 54,430,591$ 100% 54,430,591

Lower Makefield Township

Bucks County PA

Wastewater Collection System and Purchased Treatment Capacity

Investor-Owned Utility

As of September 17, 2020

Fair Market Value Appraisal
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As the purpose of this appraisal was to fulfill the requirements of Section 1329 of the PA

CS in the establishment of value for rate making of the Lower Makefield Township’s

wastewater collection system’s property, plant and equipment this appraisal’s conclusion

of $54,430,591 is consistent with the purpose of the appraisal. As the cost approach

work papers detail our value conclusion by National Association of Regulatory Utility

Commissioners’ (NARUC) Uniform System of Accounts (USOA) for the water industry

account classifications and the installation year of the property, this detail can be used to

allocate the appraisal conclusion to establish the booked value for future accounting and

rate making.



Compliance with Uniform Standards of Professional 
Appraisal Practice (USPAP) 2020-2021 

Fulfillment of Requirements for a Personal Property Appraisal 
and Report 

 
• State the identity of the client and any intended users, by name or type: 

Lower Makefield Township, PA, Aqua Pennsylvania Wastewater, Inc., 
and the Pennsylvania Public Utility Commission 

 
• State the intended use of the appraisal 

To establish the Fair Market Value of Lower Makefield Township’s (PA) 
Wastewater Collection System and purchased Treatment Capacity 
(System). 

 
• Describe information sufficient to identify the property, real, personal, and 

intangible, involved in the appraisal, including the physical and economic 
property characteristics relevant to the assignment. 
 

The system consists of collection mains and laterals of various sizes and 
types, pumping structures, improvements and equipment, and purchased 
treatment capacity. The property is in good condition based on physical 
inspections and reviews or operating statements.  The property is an 
operating wastewater system the economics of which were analyzed 
based on seven years of operating financials which were incorporated 
into the income approach to value analysis in this appraisal.  

 
• State the real property interests appraised 

The system’s land and land rights agreements necessary to access its 
property.   

 
• State the type and definition of value and city the source of the definition, 

including whether the opinion of value is in terms of cash or of financing terms 
equivalent to cash, or based on non-market financing or financing with unusual 
conditions or incentives 

o Market Value definition: 
“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.” The 
Appraisal of Real Estate, 12th Edition, page 22. 

 
 
• State the effective date of the appraisal and the date of the report 

The effective date of the appraisal is September 17, 2020 and the 
appraisal report date is April 7, 2021. 

 
• Describe sufficient information to disclose to the client and any other intended 

users of the appraisal the scope of work used to develop the appraisal 



Compliance with Uniform Standards of Professional 
Appraisal Practice (USPAP) 2020-2021 

Fulfillment of Requirements for a Personal Property Appraisal 
and Report 

 
The appraisal considered all three approaches to value: the cost, income 
1and market.  Briefly the scopes of work for each are as follows: 
 
Cost Approach – The cost approach utilized the trended cost method 
utilizing the investment inventory developed by Ebert Engineering, Inc. 
Engineers Assessment.  The Handy Whitman Index of Public Utility 
Construction Costs for the water industry were used in the trending.  
Depreciation was assessed based on straight line age-life depreciation 
method based on service life expectation for each of the various account 
categories. 
 
Income Approach – The income approach utilized the discounted cash 
flow (DCF) method that facilitates the development of cash flows from 
operations as the property migrates from municipal operation to a 
regulated investor-owned operation.  The Township’s operating 
experience was analyzed (2018-2019) in order to estimate the initial cash 
flows. Future customer tariff rates address the rates agreed to by the 
parties in the Asset Purchase Agreement between the parties.  The 
operations were forecast for 19 periods in the future and a 20th period 
which is intended to reflect operation beyond that time.  The discount rate 
was developed based on market debt and equity rates at the appraisal 
date. 
 
Market Approach – The market approach was developed based on 
market comparable sales of Pennsylvania wastewater properties and 
market to book ratios developed for the water industry based on 
information published by Value Line Investment Surveys at the appraisal 
date. 
 
Valuation Approaches Reconciliation - The appraisal conclusion was 
based on reconciliation of each of the approaches and the intended 
purpose of the appraisal. 
 

• Clearly and conspicuously: 
o State all extraordinary assumptions and hypothetical conditions. 

 
There were no extraordinary assumptions or hypothetical conditions in 
this appraisal. 
 

o State that their use might have affected the assignment results 
 

Not applicable. 
 

• Clearly and accurately disclose all assumptions, extraordinary assumptions, 
hypothetical conditions, and limiting conditions used in the assignment 

 
1 The Appraisal Institute has extended the 2020-2021Edition of USPAP until year-end 2022. 



Compliance with Uniform Standards of Professional 
Appraisal Practice (USPAP) 2020-2021 

Fulfillment of Requirements for a Personal Property Appraisal 
and Report 

 
 
Not applicable. 

 
• Describe the information analyzed, the appraisal procedures followed, and the 

reasoning that supports the analyses, opinions, and conclusions 
 

See scope of work above. 
 
• State the use of the real estate existing as of the date of value and the use of the 

real estate reflected in the appraisal – when reporting an opinion of market value, 
describe the support and rationale for the appraiser’s opinion of the highest and 
best use of the real estate 

 
• State and explain any permitted departures from specific requirements of 

STANDARD 1 and the reason for excluding any of the usual valuation 
approaches. The appraisal then becomes a limited appraisal – a limited appraisal 
report must contain a prominent section that clearly identifies the extent of the 
appraisal process performed and the departures taken 
 
No departures for Standard 1 were made. 

 
• Include a signed certification in accordance with Standards Rule 2-3 

 
Contained in Narrative Report. 
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Appraisal Practice (USPAP) 2020-2021 

Fulfillment of Requirements for a Personal Property Appraisal 
and Report 

 
AUS Consultants, Valuation and Depreciation Services Group certify that, to the best of its 
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 our personal, impartial, and unbiased 
professional analyses, opinions, and conclusions. 

 
- AUS Consultants, Valuation and Depreciation Services Group has not performed an 

appraisal of the Upper Pottsgrove Township’s sanitary wastewater collection system 
previously in the last three year. 

 
- AUS Consultants, Valuation and Depreciation Services Group, nor its professional staff 

has any present or prospective interest in the property that is the subject of this report 
and has no interest or bias with respect to the parties involved. 

 
- We have no bias with respect to the property that is the subject of this report or to the 

parties involved with this assignment. 
 
- Our engagement in this assignment is not contingent upon developing or reporting 

predetermined results. 
 
- Our compensation for completing this assignment is not contingent upon the 

development 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. 

 
- Our analyses, opinions, and conclusions were developed, and this report has been 

prepared, in conformity with the Uniform Standards of Professional Appraisal Practice 
2020-2021. 

 
- The signers of this report have not made a personal inspection of the property that is the 

subject of this report.  
 
- Individuals providing significant appraisal assistance to the person signing this 

certification include Scott Shearer of PFM Financial Advisors, LLC who provided access 
to the information from the Lower Makefield Township data room and the Engineer’s 
Assessment report prepared by Ebert Engineering, Inc. which was the inventory starting 
point of the Cost Approach. 
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Curriculum Vitae (CV) of Jerome C. Weinert, P.E., CDP, ASA 
     
Mr. Weinert is currently Principal and Director of AUS Consultants, Depreciation and Valuation.  He has 
forty-nine (2021-1972) years’ experience in valuation and depreciation consulting and management.  
AUS, with offices across the country, has provided consulting services to the regulated utility industry 
nationally for over thirty-nine years.  A partial list of services provided includes valuations depreciation 
studies, rate of return studies, cost of service studies, and rate design.  
 
Prior to joining AUS in 1987, Mr. Weinert was employed by American Appraisal Associates, Inc. 
(American) for sixteen years in their Regulated Industries Group.  He held various positions at American, 
the last being supervising appraiser.  Among his other valuation responsibilities, he directed the firm's 
utility industry capital recovery studies and AUS Consultant’s valuation of communication company assets 
and businesses. 
     
Mr. Weinert graduated from the Milwaukee School of Engineering with a Bachelor of Science degree in 
Mechanical Engineering and received a master’s in business administration from Marquette University.  
He is a registered professional engineer (1976) (by examination) in the state of Wisconsin as well as a 
senior member (1982) of the American Society of Appraisers in the public utility valuation field.  This latter 
designation is obtained by written examination primarily in the areas of utility valuation, depreciation, and 
the economics of regulated firms.  He is also a Certified Depreciation Professional (1997) (CDP) and 
founding member of the Society of Depreciation Professionals and the Society's 1995 President and 
sponsor of the Society's Certification and re-certification program as such Mr. Weinert developed these 
programs and oversaw their initial introduction into the Society.  He also worked in conjunction with 
Society members in the development of the Society’s training programs which as of 2003 has become the 
only such formalized depreciation training program in the North America and is an instructor in several of 
its courses. 
 
During his professional career related to valuations and depreciation matters Mr. Weinert has testified 
before various courts and public service commissions on these subjects.  He has also assisted numerous 
utilities in preparing capital recovery plans which specifically address the issues of plant replacement.   
Mr. Weinert has also presented expert testimony on valuation matters. Mr. Weinert has testified before 
the Pennsylvania Public Utility Commission on regulatory matters associated with Pennsylvania Section 
1329 matters. On matters related to eminent domain issues, Mr. Weinert has presented expert testimony 
in the Massachusetts Superior Court, the Court of Common Pleas, Fayette County, Ohio, the New 
Hampshire Public Utilities Commission, the Twentieth Judicial Court (deposition only) in Charlotte County, 
Florida, the Nineteenth Judicial Circuit Court in St. Lucie County, Florida (deposition only). In regard to ad 
valorem taxation, Mr. Weinert has presented study results to the New York State Board of Equalization 
and Assessment (now the New York Office of Real Property Services (NY ORPS)), pertaining to useful 
life and net salvage values for all types of utility property subject to the Board's mass appraisal model.  
Mr. Weinert has appeared before the Valuation Adjustment Board in Florida for Duval, Hillsborough, 
Okeechobee, and Palm Beach counties, the Twelfth Judicial Circuit Sarasota County, Florida, the 
California Board of Equalization and Assessment, the Arizona Board of Assessment, the Missouri Board 
of Taxation, the Colorado and Texas Departments of Review, the Massachusetts Tax Appeal Court, the 
Superior Court of the State of Arizona in the County of Maricopa, the State Tax Appeal Board of the State 
of Montana, the New York City Tax Commission and the Public Utility Commission of Pennsylvania 
Section 1329 hearings (8). 
 
Mr. Weinert has appeared before regulatory bodies in Alaska, Arkansas, Illinois, Indiana, Iowa, Missouri, 
Nevada, Nebraska, North Carolina, Ohio, Oregon, Pennsylvania, and South Carolina in support of rate-
base valuation determination and capital recovery.  He has presented testimony on depreciation matters 
before the Canadian Radio-Television and Telecommunications Commission (CRTC) and the United 
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2 

States Federal Energy Regulatory Commission (FERC).  In terms of water and wastewater acquisitions 
and applications for regulatory approval of rate base Mr. Weinert has testified for two investor-owned 
acquisitions of municipal wastewater authorities one representing the municipality and secondly for the 
acquiring investor-owned utility.  He has submitted study results to the State Commissions of Alabama, 
Alaska, Arkansas, Idaho, Illinois, Indiana, Iowa, Kentucky, Michigan, Minnesota, Mississippi, Missouri, 
Montana, Nebraska, North Carolina, Oregon, Pennsylvania, South Carolina, Washington, and Wisconsin, 
and the Federal Communications Commission. 
 
Mr. Weinert has presented papers on valuation and depreciation topics to professional and utility industry 
trade organizations.  He also directed AUS Consultants' semi-annual week-long depreciation training 
programs (1988-1997).  These specialized training courses, offered at basic and advanced levels, teach 
depreciation study techniques to public utility and public service commission staff specialists.  The 
training includes depreciation theory and concepts and hands-on experience with personal computer-
based analytical depreciation programs. 
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Appraisal & Capital Recovery Activities Client List 
 
                                                                  Study          Year 
        Company                         Property                  Year         Performed              Activity        
 

QUALIFICATIONS 3 
 

2021 
AT&T Communications   North America  2020  2021  Ad Valorem Tax Appraisal 
AT&T Communications   California   2020  2021  Ad Valorem Tax Appraisal 
AT&T Communications   Florida   2020  2021  Ad Valorem Tax Appraisal 
Verizon Business (formerly MCI)  North America  2020  2021  Ad Valorem Tax Appraisal 
 
 
2020 
AT&T Communications   North America  2019  2020  Ad Valorem Tax Appraisal 
AT&T Communications   California   2019  2020  Ad Valorem Tax Appraisal 
AT&T Communications   Florida   2019  2020  Ad Valorem Tax Appraisal 
AT&T - Indiana Bell Telephone Company Indiana   2019  2020  Ad Valorem Tax Appraisal 
Verizon New York, Inc.   New York  2019  2020  Ad Valorem Tax Appraisal 
Verizon Business (formerly MCI)  North America  2019  2020  Ad Valorem Tax Appraisal 
East Norriton Township, PA   East Norriton Wastewater 2019  2020  Fair Market Value 1329 
Pennsylvania American Water Company Kane Wastewater  2019  2020  Fair Market Value 1329 
Pennsylvania American Water Company Royersford Wastewater 2019  2020  Fair Market Value 1329 
Pennsylvania American Water Company Valley Wastewater  2019  2020  Fair Market Value 1329 
Pennsylvania American Water Company Valley Water  2019  2020  Fair Market Value 1329 
Lehigh County Authority   Allentown Water & Sewer 2020  2020  Financing 
Pennsylvania American Water Company Upper Pottsgrove wastewater2020  2020  Fair Market Value 1329 
 
 
2019 
AT&T Communications   North America  2018  2019  Ad Valorem Tax Appraisal 
AT&T Communications   California   2018  2019  Ad Valorem Tax Appraisal 
AT&T Communications   Florida   2018  2019  Ad Valorem Tax Appraisal 
AT&T - Indiana Bell Telephone Company Indiana   2018  2019  Ad Valorem Tax Appraisal 
Embarq Florida, Inc.   Florida   2018  2019  Ad Valorem Tax Appraisal 
Verizon Business (formerly MCI)  North America  2018  2019  Ad Valorem Tax Appraisal 
Cheltenham Township, PA   Cheltenham Wastewater 2018  2019  Fair Market Value 1329 
Pennsylvania American Water Company Steelton Water  2018  2019  Fair Market Value 1329 
Pennsylvania American Water Company Exeter Wastewater  2018  2019  Fair Market Value 1329 
 
2018 
AT&T Communications   North America  2017  2018  Ad Valorem Tax Appraisal 
AT&T Communications   California   2017  2018  Ad Valorem Tax Appraisal 
AT&T Communications   Florida   2017  2018  Ad Valorem Tax Appraisal 
AT&T - Indiana Bell Telephone Company Indiana   2017  2018  Ad Valorem Tax Appraisal 
Embarq Florida, Inc.   Florida   2017  2018  Ad Valorem Tax Appraisal 
Verizon Business (formerly MCI)  North America  2017  2018  Ad Valorem Tax Appraisal 
Level 3 Communications, LLC  North America  2017  2018  Ad Valorem Tax Appraisal 
Level 3 Communications, LLC  California   2017  2018  Ad Valorem Tax Appraisal 
CenturyLink Communications, LLC  North America  2017  2018  Ad Valorem Tax Appraisal 
CenturyLink Communications, LLC  California   2017  2018  Ad Valorem Tax Appraisal 
East Bradford Township, PA   East Bradford Wastewater 2018  2018  Fair Market Value 1329 
Pennsylvania American Water Company Sadsbury Wastewater 2017  2018  Fair Market Value Appraisal 
Pennsylvania American Water Company Kane Wastewater  2017  2018  Fair Market Value 
Appraisal 
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Appraisal & Capital Recovery Activities Client List 
 
                                                                  Study          Year 
        Company                         Property                  Year         Performed              Activity        
 

QUALIFICATIONS 4 
 

2017 
AT&T Communications   North America  2016  2017  Ad Valorem Tax Appraisal 
AT&T Communications   California   2016  2017  Ad Valorem Tax Appraisal 
AT&T Communications   Florida   2016  2017  Ad Valorem Tax Appraisal 
AT&T - Indiana Bell Telephone Company Indiana   2016  2017  Ad Valorem Tax Appraisal 
Embarq Florida, Inc.   Florida   2016  2017  Ad Valorem Tax Appraisal 
Verizon Communications   Florida   2016  2017  Ad Valorem Tax Appraisal 
Verizon Business (formerly MCI)  North America  2016  2017  Ad Valorem Tax Appraisal 
Level 3 Communications   North America  2016  2017  Ad Valorem Tax Appraisal 
Level 3 Communications   California   2016  2017  Ad Valorem Tax Appraisal 
Whitpain Township, PA   Whitpain Wastewater 2016  2017  Appraisal for Planning 
Plymouth Township, PA   Plymouth Wastewater 2016  2017  Appraisal for Planning 
East Norriton Township, PA   East Norriton Wastewater 2016  2017  Appraisal for Planning 
Pennsylvania American Water Company Sadsbury Wastewater 2016  2017  Fair Market Value Appraisal 
Pennsylvania American Water Company McKeesport Wastewater 2016  2017  Fair Market Value Appraisal 
Intermountain Gas Company  Idaho   2016  2017  Depreciation Study 
 
2016 
AT&T Communications   North America  2015  2016  Ad Valorem Tax Appraisal 
AT&T Communications   California   2015  2016  Ad Valorem Tax Appraisal 
AT&T Communications   Florida   2015  2016  Ad Valorem Tax Appraisal 
AT&T - Indiana Bell Telephone Company Indiana   2015  2016  Ad Valorem Tax Appraisal 
Embarq Florida, Inc.   Florida   2015  2016  Ad Valorem Tax Appraisal 
Verizon Communications   Florida   2015  2016  Ad Valorem Tax Appraisal 
Verizon Business (formerly MCI)  North America  2015  2016  Ad Valorem Tax Appraisal 
Level 3 Communications   North America,   2015  2016  Ad Valorem Tax Appraisal 
Level 3 Communications   California   2015  2016  Ad Valorem Tax Appraisal 
New Garden Township, PA    New Garden Wastewater 2016  2016  Fair Market Value Appraisal 
 
 
2015 
AT&T Communications   North America  2014  2015  Ad Valorem Tax Appraisal 
AT&T Communications   California   2014  2015  Ad Valorem Tax Appraisal 
AT&T Communications   Florida   2014  2015  Ad Valorem Tax Appraisal 
AT&T - Indiana Bell Telephone Company Indiana   2014  2015  Ad Valorem Tax Appraisal 
Embarq Florida, Inc.   Florida   2014  2015  Ad Valorem Tax Appraisal 
Verizon Communications   Florida   2014  2015  Ad Valorem Tax Appraisal 
Verizon Business (formerly MCI)  North America  2014  2015  Ad Valorem Tax Appraisal 
Level 3 Communications   North America,   2014  2015  Ad Valorem Tax Appraisal 
Level 3 Communications   California   2014  2015  Ad Valorem Tax Appraisal 
Verizon Wireless    Nationwide  2014  2015  Ad Valorem Tax Appraisal 
 
2014 
AT&T Communications   North America  2013  2014  Ad Valorem Tax Appraisal 
AT&T Communications   California   2013  2014  Ad Valorem Tax Appraisal 
AT&T Communications   Florida   2013  2014  Ad Valorem Tax Appraisal 
AT&T - Indiana Bell Telephone Company Indiana   2013  2014  Ad Valorem Tax Appraisal 
Embarq Florida, Inc.   Florida   2013  2014  Ad Valorem Tax Appraisal 
Verizon Communications   Florida   2013  2014  Ad Valorem Tax Appraisal 
Verizon Business (formerly MCI)  North America  2013  2014  Ad Valorem Tax Appraisal 
Level 3 Communications   North America,   2013  2014  Ad Valorem Tax Appraisal 
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                                                                  Study          Year 
        Company                         Property                  Year         Performed              Activity        
 

QUALIFICATIONS 5 
 

Level 3 Communications   California   2013  2014  Ad Valorem Tax Appraisal 
Cascade Natural Gas Corporation  Oregon & Washington 2013  2014  Depreciation Study 
Intermountain Gas Company  Idaho   2013  2014  Depreciation Study 
Virgin Islands Telephone Corporation  US Virgin Islands  2013  2014  Depreciation Study 
Verizon Wireless    Nationwide  2013  2014  Ad Valorem Tax Appraisal 
 
2013 
      
AT&T Communications   North America  2012  2013  Ad Valorem Tax Appraisal 
AT&T Communications   California   2012  2013  Ad Valorem Tax Appraisal 
AT&T Communications   Florida   2012  2013  Ad Valorem Tax Appraisal 
AT&T - Indiana Bell Telephone Company Indiana   2012  2013  Ad Valorem Tax Appraisal 
AT&T - Michigan Bell Telephone Company Michigan   2012  2013  Ad Valorem Tax Appraisal 
Embarq Florida, Inc.   Florida   2012  2013  Ad Valorem Tax Appraisal 
Verizon Communications   Florida   2012  2013  Ad Valorem Tax Appraisal 
Verizon Communications   New England - Mass 2012  2013  Ad Valorem Tax Appraisal 
Verizon Business (formerly MCI)  North America  2012  2013  Ad Valorem Tax Appraisal 
Level 3 Communications   North America,   2012  2013  Ad Valorem Tax Appraisal 
     California 
Sprint Nextel Corporation   North America  2012  2013  Ad Valorem Tax Appraisal 
Verizon Wireless    Palm Beach, Florida 2012  2013  Ad Valorem Tax Appraisal 
Verizon Communications   New England Mass 2002-2007 2013  Ad Valorem Tax Appraisal 
 
2012 
AT&T Communications   North America  2011  2012  Ad Valorem Tax Appraisal 
AT&T Communications   California   2011  2012  Ad Valorem Tax Appraisal 
AT&T Communications   Florida   2011  2012  Ad Valorem Tax Appraisal 
AT&T - Indiana Bell Telephone Company Indiana   2011  2012  Ad Valorem Tax Appraisal 
AT&T - Michigan Bell Telephone Company Michigan   2011  2012  Ad Valorem Tax Appraisal 
Embarq Florida, Inc.   Florida   2011  2012  Ad Valorem Tax Appraisal 
Verizon Communications   Florida   2011  2012  Ad Valorem Tax Appraisal 
Verizon Communications   New England - Mass 2011  2012  Ad Valorem Tax Appraisal 
Verizon Business (formerly MCI)  North America  2011  2012  Ad Valorem Tax Appraisal 
Level 3 Communications   North America,   2011  2012  Ad Valorem Tax Appraisal 
     California 
Sprint Nextel Corporation   North America  2011  2012  Ad Valorem Tax Appraisal 
Verizon Wireless    Palm Beach, Florida 2011  2012  Ad Valorem Tax Appraisal 
MetroPCS    Palm Beach, Florida 2011  2012  Ad Valorem Tax Appraisal 
Verizon Communications   Florida - revised  2008  2012  Ad Valorem Tax Appraisal 
Verizon Wireless    Palm Beach, Florida 2012  2012  Ad Valorem Tax Appraisal 
 
2011 
AT&T Communications   North America  2010  2011  Ad Valorem Tax Appraisal 
AT&T Communications   California   2010  2011  Ad Valorem Tax Appraisal 
AT&T Communications   Florida   2010  2011  Ad Valorem Tax Appraisal 
AT&T - Indiana Bell Telephone Company Indiana   2010  2011  Ad Valorem Tax Appraisal 
AT&T - Michigan Bell Telephone Company Michigan   2010  2011  Ad Valorem Tax Appraisal 
Embarq Florida, Inc.   Florida   2010  2011  Ad Valorem Tax Appraisal 
Verizon Communications   Florida   2010  2011  Ad Valorem Tax Appraisal 
Verizon Communications   New England - Mass 2010  2011  Ad Valorem Tax Appraisal 
Verizon Business (formerly MCI)  North America  2010  2011  Ad Valorem Tax Appraisal 
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                                                                  Study          Year 
        Company                         Property                  Year         Performed              Activity        
 

QUALIFICATIONS 6 
 

Level 3 Communications   North America,   2010  2011  Ad Valorem Tax Appraisal 
     California 
Global Crossing    North America  2010  2011  Ad Valorem Tax Appraisal 
Intermountain Gas Company  Idaho   2010  2011  Depreciation Study 
Sprint Nextel Corporation   North America  2010  2011  Ad Valorem Tax Appraisal 
Verizon Wireless    Palm Beach, Florida 2010  2011  Ad Valorem Tax Appraisal 
MetroPCS    Palm Beach, Florida 2010  2011  Ad Valorem Tax Appraisal 
Verizon Communications   Florida - revised  2008  2011  Ad Valorem Tax Appraisal 
Intermountain Gas Company  Idaho   2010  2011  Depreciation Study 
Virgin Islands Telephone Corporation  US Virgin Islands  2010  2011  Technical Update of Depreciation 

Study 
 
 2010 
AT&T Communications   North America  2009  2010  Ad Valorem Tax Appraisal 
AT&T Communications   California   2009  2010  Ad Valorem Tax Appraisal 
AT&T Communications   Florida   2009  2010  Ad Valorem Tax Appraisal 
AT&T - Indiana Bell Telephone Company Indiana   2009  2010  Ad Valorem Tax Appraisal 
AT&T - Michigan Bell Telephone Company Michigan   2009  2010  Ad Valorem Tax Appraisal 
AT&T - Southwestern Bell Telephone Company    2009  2010  Ad Valorem Tax Appraisal 
 Arkansas, Kansas, Missouri, Oklahoma, Texas 
Embarq Florida, Inc.   Florida   2009  2010  Ad Valorem Tax Appraisal 
Embarq Missouri, Inc.   Missouri   2009  2010  Ad Valorem Tax Appraisal 
Verizon Communications   Florida   2009  2010  Ad Valorem Tax Appraisal 
Verizon Communications   Northwest  2009  2010  Ad Valorem Tax Appraisal 
Verizon Communications   New England - Mass 2009  2010  Ad Valorem Tax Appraisal 
Verizon Business (formerly MCI)  North America  2009  2010  Ad Valorem Tax Appraisal 
Level 3 Communications   North America,   2009  2010  Ad Valorem Tax Appraisal 
     California 
Global Crossing    North America  2009  2010  Ad Valorem Tax Appraisal 
MetroPCS    Palm Beach, Florida 2009  2010  Ad Valorem Tax Appraisal 
 
 
 
 
2009 
AT&T Communications   North America  2008  2009  Ad Valorem Tax Appraisal 
AT&T Communications   California   2008  2009  Ad Valorem Tax Appraisal 
AT&T Communications   Florida   2008  2009  Ad Valorem Tax Appraisal 
AT&T - Indiana Bell Telephone Company Indiana   2008  2009  Ad Valorem Tax Appraisal 
AT&T - Michigan Bell Telephone Company Michigan   2008  2009  Ad Valorem Tax Appraisal 
AT&T - Wisconsin Bell Telephone Company Wisconsin  2008  2009  Ad Valorem Tax Appraisal 
AT&T - Southwestern Bell Telephone Company    2008  2009  Ad Valorem Tax Appraisal 
 Arkansas, Kansas, Missouri, Oklahoma, Texas 
Embarq Florida, Inc.   Florida   2008  2009  Ad Valorem Tax Appraisal 
Embarq Texas, Inc.   Texas   2008  2009  Ad Valorem Tax Appraisal 
Embarq Missouri, Inc.   Missouri   2008  2009  Ad Valorem Tax Appraisal 
Embarq Northwest    Washington  2008  2009  Ad Valorem Tax Appraisal 
Embarq Virginia    Virginia   2008  2009  Ad Valorem Tax Appraisal 
Verizon Communications   Florida   2008  2009  Ad Valorem Tax Appraisal 
Verizon Communications   Northwest  2008  2009  Ad Valorem Tax Appraisal 
Verizon Communications   New England - Mass 2008  2009  Ad Valorem Tax Appraisal 
Verizon Business (formerly MCI)  North America  2008  2009  Ad Valorem Tax Appraisal 
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QUALIFICATIONS 7 
 

Level 3 Communications   North America,   2008  2009  Ad Valorem Tax Appraisal 
     California, Michigan & Arizona 
Global Crossing    North America  2008  2009  Ad Valorem Tax Appraisal 
AboveNet, Inc    North America/California 2003  2009  Ad Valorem Tax Appraisal 
Verizon Wireless    Ohio Properties  2004-2005 2009  Ad Valorem Tax Appraisal 
Virgin Islands Telephone Corporation  US Virgin Islands  2008  2009  Depreciation Study 
Sprint Nextel Corporation   North America  2008  2009  Ad Valorem Tax Appraisal 
 
    2008 
AT&T Communications   North America  2007  2008  Ad Valorem Tax Appraisal 
AT&T Communications   California   2007  2008  Ad Valorem Tax Appraisal 
AT&T - Indiana Bell Telephone Company Indiana   2007  2008  Ad Valorem Tax Appraisal 
AT&T - Michigan Bell Telephone Company Michigan   2007  2008  Ad Valorem Tax Appraisal 
AT&T - Wisconsin Bell Telephone Company Wisconsin  2007  2008  Ad Valorem Tax Appraisal 
AT&T - Southwestern Bell Telephone Company    2007  2008  Ad Valorem Tax Appraisal 
     Arkansas, Kansas, Missouri, Oklahoma, Texas 
Embarq Florida, Inc.   Florida   2007  2008  Ad Valorem Tax Appraisal 
Embarq Texas, Inc.   Texas   2007  2008  Ad Valorem Tax Appraisal 
Embarq Missouri, Inc.   Missouri   2007  2008  Ad Valorem Tax Appraisal 
Embarq Northwest    Washington  2007  2008  Ad Valorem Tax Appraisal 
Embarq Virginia    Virginia   2007  2008  Ad Valorem Tax Appraisal 
Verizon Communications   Florida   2007  2008  Ad Valorem Tax Appraisal 
Verizon Communications   California   2007  2008  Ad Valorem Tax Appraisal 
Verizon Communications   Northwest  2007  2008  Ad Valorem Tax Appraisal 
Verizon Communications   New England Mass 2002-2007 2008  Ad Valorem Tax Appraisal 
Verizon Business (formerly MCI)  North America  2007  2008  Ad Valorem Tax Appraisal 
Level 3 Communications   North America,   2007  2008  Ad Valorem Tax Appraisal 
     California, Michigan & Arizona 
Global Crossing    North America  2007  2007  Ad Valorem Tax Appraisal 
Intermountain Gas Company  Idaho   2007  2008  Depreciation Study 
 
 
 
    2007 
AT&T Communications   North America  2006  2007  Ad Valorem Tax Appraisal 
AT&T Communications   California   2006  2007  Ad Valorem Tax Appraisal 
AT&T - Indiana Bell Telephone Company Indiana   2006  2007  Ad Valorem Tax Appraisal 
AT&T - Michigan Bell Telephone Company Michigan   2006  2007  Ad Valorem Tax Appraisal 
AT&T - Wisconsin Bell Telephone Company Wisconsin  2006  2007  Ad Valorem Tax Appraisal 
Embarq Florida, Inc.   Florida   2006  2007  Ad Valorem Tax Appraisal 
Embarq Texas, Inc.   Texas,   2006  2007  Ad Valorem Tax Appraisal 
Embarq Missouri, Inc.   Missouri   2006  2007  Ad Valorem Tax Appraisal 
Embarq North Carolina   North Carolina  2006  2007  Ad Valorem Tax Appraisal 
Embarq Virginia    Virginia   2006  2007  Ad Valorem Tax Appraisal 
Verizon Communications   Florida   2006  2007  Ad Valorem Tax Appraisal 
Verizon Communications   California   2006  2007  Ad Valorem Tax Appraisal 
Verizon Communications   Northwest  2006  2007  Ad Valorem Tax Appraisal 
Verizon Business (formerly MCI)  North America  2006  2007  Ad Valorem Tax Appraisal 
Qwest Communications Corporation  North America  2006  2007  Ad Valorem Tax Appraisal 
     California 
Level 3 Communications   North America,   2006  2007  Ad Valorem Tax Appraisal 
     California, Michigan, & Arizona 
Level 3 Communications   Arizona   2002 - 2006 2007  Ad Valorem Tax Appraisal 
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QUALIFICATIONS 8 
 

Global Crossing    North America  2006  2007  Ad Valorem Tax Appraisal 
Alaska Communications System, Inc.  ACS of Alaska  2006  2007  Depreciation Studies 
 (ACS)    ACS of Anchorage 
     ACS of Fairbanks 
     ACS of the Northland 
     ACS Holdings 
Intermountain Gas Company  Idaho   2006  2007  Depreciation Study 
 
 
   2006 
AT&T Communications   Palm Beach Florida 2000 - 2003 2006  Ad Valorem Tax Appraisal 
AT&T Communications   North America  2005  2006  Ad Valorem Tax Appraisal 
AT&T Communications   California   2005  2006  Ad Valorem Tax Appraisal 
Sprint Florida, Inc.    Florida   2005  2006  Ad Valorem Tax Appraisal 
Sprint Texas, Inc.    Texas,   2005  2006  Ad Valorem Tax Appraisal 
Sprint Missouri, Inc.   Missouri   2005  2006  Ad Valorem Tax Appraisal 
Sprint North Carolina   North Carolina  2005  2006  Ad Valorem Tax Appraisal 
Sprint Virginia    Virginia   2005  2006  Ad Valorem Tax Appraisal 
Embarq Nevada    Nevada   2005  2006  Ad Valorem Tax Appraisal 
Verizon Communications   Florida   2005  2006  Ad Valorem Tax Appraisal 
Verizon Communications   California   2005  2006  Ad Valorem Tax Appraisal 
Verizon Communications   Northwest  2005  2006  Ad Valorem Tax Appraisal 
Verizon Business (formerly MCI)  Massachusetts  2002-2--5 2006  Ad Valorem Tax Appraisal 
Level 3 Communications   North America  2005  2006  Ad Valorem Tax Appraisal 
Level 3 Communications   Arizona   2002-2006 2006  Ad Valorem Tax Appraisal 
Global Crossing    North America  2005  2006  Ad Valorem Tax Appraisal 
Indianapolis Power & Light   IPL   2005       2006  Depreciation Study 
 
 
   2005 
AT&T Communications   North America  2004  2005  Ad Valorem Tax Appraisal 
AT&T Communications   California   2004  2005  Ad Valorem Tax Appraisal 
Sprint Florida, Inc.    Florida   2004  2005  Ad Valorem Tax Appraisal 
Sprint PCS    North America  2004  2005  Ad Valorem Tax Appraisal 
Verizon Communications   Florida   2004  2005  Ad Valorem Tax Appraisal 
Verizon Communications   California   2004  2005  Ad Valorem Tax Appraisal 
Verizon Communications   Northwest  2004  2005  Ad Valorem Tax Appraisal 
Sprint Communications, LP   North America  2004  2005  Ad Valorem Tax Appraisal 
Level 3 Communications   North America  2004  2005  Ad Valorem Tax Appraisal 
Global Crossing    North America  2004  2005  Ad Valorem Tax Appraisal 
Global Crossing    New York Special 
         Franchise Property 2003 & 2004 2005  Ad Valorem Tax Appraisal 
Indianapolis Power & Light   IPL   2004       2005  Depreciation Study 
 
          2004 
Sprint Florida, Inc.    Florida   2003  2004  Ad Valorem Tax Appraisal 
Verizon Communications   California   2003  2004  Ad Valorem Tax Appraisal 
Verizon Communications   Northwest  2003  2004  Ad Valorem Tax Appraisal 
Verizon Communications   New England  2003  2004  Ad Valorem Tax Appraisal 
Sprint Communications, LP   North America  2003  2004  Ad Valorem Tax Appraisal 
Level 3 Communications   North America  2003  2004  Ad Valorem Tax Appraisal 
Global Crossing    North America  2003  2004  Ad Valorem Tax Appraisal 
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QUALIFICATIONS 9 
 

Sprint PCS    Cost Indexes  2003  2004  Ad Valorem Tax Appraisal 
AT&T Communications   North America  2003  2004  Ad Valorem Tax Appraisal 
AT&T Communications   California   2003  2004  Ad Valorem Tax Appraisal 
Intermountain Gas Company  Idaho   2003  2004  Depreciation Study 
 

2003 
Sprint Florida, Inc.    Florida   2002  2003  Ad Valorem Tax Appraisal 
Verizon Communications   California   2002  2003  Ad Valorem Tax Appraisal 
Verizon Communications   Northwest  2002  2003  Ad Valorem Tax Appraisal 
Sprint Communications, LP   North America  2002  2003  Ad Valorem Tax Appraisal 
Level 3 Communications   North America  2002  2003  Ad Valorem Tax Appraisal 
Sprint PCS    Cost Indexes  2002  2003  Ad Valorem Tax Appraisal 
AT&T Communications   North America  2002  2003  Ad Valorem Tax Appraisal 
AT&T Communications   California   2002  2003  Ad Valorem Tax Appraisal 
Global Crossing    North America  2002  2003  Ad Valorem Tax Appraisal 
Verizon Wireless    Broward County, FL    1998 through 2002 2003  Ad Valorem Tax Appraisal 

 
2002 

Sprint Florida, Inc.    Florida   2001                2002                Ad Valorem Tax Appraisal 
Verizon Communications   California   2001  2002  Ad Valorem Tax Appraisal 
Verizon Communications   Northwest  2001  2002  Ad Valorem Tax Appraisal 
Sprint Communications, LP   North America  2001  2002  Ad Valorem Tax Appraisal 
Level 3 Communications   North America  2001  2002  Ad Valorem Tax Appraisal 
Global Crossing    North America  2001  2002  Ad Valorem Tax Appraisal 
AT&T Wireless    Plymouth, MI  2001  2002  Ad Valorem Tax Appraisal 
Sprint PCS    Cost Indexes  2001  2002  Ad Valorem Tax Appraisal 
AT&T Communications   North America  2001  2002  Ad Valorem Tax Appraisal 
Intermountain Gas Company  Idaho   2001  2002  Depreciation Study 
AT&T Communications   California   2001  2002  Ad Valorem Tax Appraisal 
 

2001 
Verizon     Verizon - New York 2001  2001-2  Functional Obsolescence 

 & Useful Life studies for 
 valuation 

Sprint Florida, Inc.    Sprint Florida, Inc.  2000  2001  Ad Valorem Tax Appraisal 
Verizon Communications   California   2000  2001  Ad Valorem Tax Appraisal 
Sprint Communications, LP   North America  2000  2001  Ad Valorem Tax Appraisal 
Global Crossing    North America  2000  2001  Ad Valorem Tax Appraisal 
Sprint PCS    Cost Indexes  2000  2001  Ad Valorem Tax Appraisal 
Sprint Corporation    Centel - Nevada  2000  2001-2  Depreciation Study 
Alaska Communications System, Inc.  ACS of Alaska  2000  2001  Depreciation Study 
 (ACS)    ACS of Anchorage 
     ACS of Fairbanks 
     ACS of the Northland 
     ACS Holdings 
 

2000 
Sprint PCS    BTS Equipment   2000  2000 Economic Life Study 

Telus Communications  Telus - Alberta & British Columbia 2000  2000 Depreciation study   
Phase III Price Caps 
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QUALIFICATIONS 10 
 

Sprint Florida, Inc.    Florida    1999  2000 Ad Valorem Tax Appraisal 
Verizon Communications   California    1999  2000 Ad Valorem Tax Appraisal 
Sprint Communications, LP   North America   1999  2000 Ad Valorem Tax Appraisal 
 

1999 
Sprint Corporation    Centel - Nevada   1998  1999 Depreciation Study 
 
Intermountain Gas Company  Intermountain Gas Company 1998  1999 Depreciation Study 
Sprint Florida, Inc.    Florida    1998  1999 Ad Valorem Tax Appraisal 
Sprint Communications, LP   North America   1998  1999 Ad Valorem Tax Appraisal 
 
 

1998 
Frontier Corporation   Frontier Telephone of Rochester 1998  1997 Valuation depreciation 
            Lives and Net Salvage 
            Parameters 
 
Pacific Telecom, Inc.   Telephone Utilities of Washington 1997       1998 Depreciation Study 
 
Sprint Florida, Inc.    Florida    1997  1998 Ad Valorem Tax Appraisal 
Verizon Communications   Florida    1997  1998 Ad Valorem Tax Appraisal 
Sprint Communications, LP   North America   1997  1998 Ad Valorem Tax Appraisal 
 
Sprint Corporation    United Telephone Company of 1998  1998 Depreciation Expense 
         South Carolina      Universal Service Fund        
Sprint Corporation    Carolina Telephone and Telegraph 1998  1998 Depreciation Expense 
         and Central Telephone of North    Universal Service Fund
             Carolina 
 
Telus Communications   Telus - Edmonton (TCE)  1997  1998 Depreciation Study 
            Phase II Price Caps 

1997 
Sprint Corporation    Centel - Nevada   1997  1997 Unbundling/ 
            Inter-connection 
            Depreciation Study 
 
Pacific Telecom, Inc.   Telephone Utilities of Oregon 1996       1997 Depreciation Study 
 
Pacific Telecom, Inc.   Telephone Utilities of Alaska 1996        1997 Depreciation Study 
      And the Northland 
 
Telus Communications   Telus - TCI formerly AGT  1996       1997 Depreciation Study 
            Phase II Price Caps 
 
Indianapolis Power & Light   IPL    1996       1997 Depreciation Study 
 
Sprint Florida, Inc.    Florida    1996  1997 Ad Valorem Tax Appraisal 
Verizon Communications   Florida    1996  1997 Ad Valorem Tax Appraisal 
 
Pacific Telecom, Inc.   Eagle Telephone (Colorado) 1996        1997 Depreciation Study 
 

1996 
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Appraisal & Capital Recovery Activities Client List 
 
                                                                 Study          Year 
        Company                         Property                 Year         Performed              Activity        
 

QUALIFICATIONS 11 
 

11 

Intermountain Gas Company  Intermountain Gas Company 1995       1996 Depreciation Study 
Sprint Florida, Inc.    Florida    1995  1996 Ad Valorem Tax Appraisal 
 
Century Telephone   Century Telephone of Ohio, Inc. 1995       1996 Depreciation Study 
 
Telus Communications   AGT Limited   1995       1996 Depreciation Study 
     (Alberta Government Telephones)  
 
Johnson County Kansas Office  Useful Life of Computer  1995       1995 Useful/Market 
of the Assessor    Equipment      Life Analysis 
 
Milwaukee Metropolitan Sewerage  Milwaukee Metropolitan 
District     Sewerage District  1995       1996 Depreciation Study 
 
Sprint Corporation    Long Distance Division 1995        1995 Depreciation/Recovery  
            Status Study 
 
Sprint Corporation    Cellular Division  1995        1995 Depreciation/Recovery 
            Status Study 
  
Pacific Telecom, Inc.             Alascom, Inc.                   1994            1995 Depreciation Study 
 
Pacific Telecom, Inc.             Telephone Utilities of the 
                                    Northland                     1993            1994        Depreciation Study 
 
                                  Telephone Utilities of 
                                     Alaska                        1993            1994         Depreciation Study 
 
Indiana Energy                    Indiana Gas Company  1993            1994          Depreciation Study 
 
Columbia Gas Transmission        Gas Pipeline Property in 
                                    Sullivan County, NY        1993            1993          Useful Life Study 
 
United Telephone - Midwest       United Telephone Company              Modernization/ 
  Group                             of Missouri  1993       1993          Depreciation Study 
 
Intermountain Gas Co.            Intermountain Gas Co. 1992            1993         Depreciation Study 
 
Pacific Telecom, Inc.             Alascom, Inc.                   1992            1993          Depreciation Study 
 
                                  Telephone Utilities of 
                                    Oregon, Inc.                  1991            1992          Depreciation Study 
 
                                  Telephone Utilities of 
                                    Washington, Inc.              1991            1992          Depreciation Study 
 
Small Telephone Company          Oregon Small Telephone 
  Coalition                         Companies                     1991            1992          Depreciation Support 
 
United Telephone Systems         United Telephone Co. of  1991            1992        Instructional 
             Pennsylvania                                                  Depreciation Study 
 
New York State Division of       Electric, Gas, Water,           1991            1992 Useful Lives and 
Equalization and Assessment        Telephone, Pipeline,                                         Net Salvage  
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Appraisal & Capital Recovery Activities Client List 
 
                                                                  Study          Year 
        Company                         Property                 Year         Performed              Activity        
 

QUALIFICATIONS 12 
 

12 

                                    Steam, CATV      Values 
 
Rochester Telephone Company      Enterprise Telephone   1991            1992 Study Review 
 
Indiana Energy                    Indiana Gas/Richmond Gas/       
                                    Terre Haute Gas  1990       1991 Depreciation Study 
 
American Electric Power          Indiana/Michigan Power Co.      
        1990            1991      Depreciation Study 
 
Rochester Telephone Company      Rochester Telephone Co.    1990            1991        Study Review 
 
 
United Telephone                  United Telephone Co.     1990           1991       Instructional 
  Systems                           of Florida                                            Depreciation Study 
 
United Telephone                  United Telephone Co.   1989            1990       Study Review 
  Systems                           of Oregon 
 
Telephone and Data               Quincy Telephone   1990            1991       Depreciation Study 
  Systems, Inc.                     Company 
 
Telephone and Data               Wolverine Telephone    1989           1990       Depreciation Study 
  Systems, Inc.                     Company 
 
Indiana Energy                    Indiana Gas Company,  1989           1990       Depreciation Study 
                                    Inc. 
 
Intermountain Gas Co.            Intermountain Gas Co. 1989            1990       Remaining Life/Net 
                                                                                                Salvage Support 
 
 
North-West Telephone             North-West Telephone 1989            1990      Study Review 
  Company                           Company 
 
United Telephone                  United of Texas             1989            1990       Instructional 
  System                                                                                         Depreciation Study 
 
                                  United of Missouri          1989           1990       Instructional 
                                                                                                 Depreciation Study 
 
Milwaukee Water                   Milwaukee Water   1989            1990       Depreciation Study 
 
Indiana Natural                   Indiana Natural  1989            1990       Depreciation Study 
  Gas Corp.                         Gas Corp. 
 
Pacific Telecom                   Telephone Utilities of    1989           1990      Depreciation Study 
                                    the Northland 
 
                                  Telephone Utilities of    1989           1990       Depreciation Study 
                                    Alaska 
 
                             Alascom           1989           1990       Depreciation Study 
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Capital Recovery Activities Client List 
 
                                                                  Study          Year 
        Company                         Property                 Year         Performed              Activity        
 

QUALIFICATIONS 13 
 

13 

                    Telephone Utilities of     1988           1989     Depreciation Study 
                                    Washington, Inc. 
 
WICOR                             Wisconsin Gas Company  1988         1989       Depreciation Study 
 
 
ALLTEL                            ALLTEL - Kentucky, Inc. 1987            1989       Depreciation Study 
 
                                  ALLTEL - Ohio, Inc.       1988            1989       Depreciation Study 
 
                                  Western Reserve           1988            1989       Depreciation Study 
                                    Telephone Company 
 
Milwaukee Metropolitan           Milwaukee Metropolitan 1988           1989        Depreciation Study 
  Sewer District                    Sewer District 
 
United Telephone                  United of Ohio    1988            1989        ELG Support 
        1988           1989        ELG Support 
  Telephone Company                Telephone Company 
 
United Telecom                    U.S. Sprint         1988          1988        Useful Life Study 
 
 
Pacific Telecom                   Telephone Utilities of     1987            1988        Depreciation Study 
                                    Oregon 
 
                                  Telephone Utilities of     1987           1988        Depreciation Study 
                                    Eastern Oregon 
 
                                  Rose Valley Telephone 1987            1988        Depreciation Study 
                                    Company 
 
United Telephone                  United of Minnesota       1987           1988        Capital Planning 
                                                                                                  Support 
 
Wisconsin Southern Gas           Wisconsin Southern Gas 1987            1988        Depreciation Study 
 
Pacific Telecom                   Glacier State Telephone 1986            1987        Depreciation Study 
                                    Company 
 
                                  Sitka Telephone Co.      1986            1987        Depreciation Study 
 
                                  Juneau-Douglas Tel      1986            1987        Depreciation Study 
                                    Company 
 
Pacific Telecom               Telephone Utilities of     1986            1987        Depreciation Study 
                                    Alaska 
 
                 Alascom                1986            1987        Depreciation Study 
 
Lincoln                           Lincoln Telephone and  1986            1987        Digital Switching 
  Telecommunications               Telegraph Company                                          Service Life 
 
Northwest Natural Gas            Northwest Natural Gas  1985            1986        Depreciation Study 
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                                                                  Study          Year 
        Company                         Property                 Year         Performed              Activity        
 

QUALIFICATIONS 14 
 

14 

  Corporation                       Corporation 
 
ALLTEL                            Western Reserve                 1984            1985        Depreciation Study 
                                    Telephone Company 
 
                                  ALLTEL - Ohio                   1984            1985          Depreciation Study 
 
                                   ALLTEL - Alabama                1984            1985          Depreciation Study 
 
Gulf Telephone Co.         Gulf Telephone Company     1984            1985          Depreciation Study 
 
United Telephone              United of Iowa  1984            1985          Depreciation Study 
  Systems, Inc. 
                                  United of Arkansas              1984            1985          Depreciation Study 
 
Pacific Telecom                   Telephone Utilities of          1983            1984          Depreciation Study 
                                    Washington 
 
                                  Telephone Utilities of          1983            1984          Depreciation Study 
                                    Eastern Oregon 
 
 
Pacific Telecom                     Telephone Utilities of          1983            1984          Depreciation Study 
                                    Oregon 
 
                                  Northwestern Telephone       1983            1984          Depreciation Study 
                                    Systems, Inc., Oregon 
 
                                  Rose Valley Telephone         1983            1984          Depreciation Study 
                                    Company 
 
United                            All United Telephone            1983            1984          Capital Recovery 
Telecommunications    Companies                                                    Strategy 
 
Lincoln                           Lincoln Telephone &  1983            1984          Depreciation Study 
  Telecommunications                Telegraph Company 
 
ALLTEL                            ALLTEL - Mississippi 1982            1983          Depreciation Study 
 
                                  ALLTEL - Michigan  1982           1983          Depreciation Study 
 
North Carolina                 North Carolina Natural 1982           1983          Depreciation Study 
  Natural Gas Corp.                               Gas Corporation 
 
Mid Continent                     Western Reserve            1982            1983          Depreciation Study 
  Telephone                         Telephone 
  (Currently ALLTEL) 
                                  Mid Ohio Telephone 1982            1982          Depreciation Study 
 
                                  Florence Telephone    1980            1981          Depreciation Study 
                                    Company 
 
                                  Leeds Telephone Co.       1980            1981          Depreciation Study 
 



          CV Weinert   
     
  Page 15 

 
Appraisal & Capital Recovery Activities Client List 

 
                                                                 Study          Year 
        Company                         Property                 Year         Performed              Activity        
 

QUALIFICATIONS 15 
 

15 

                                   Elmore Coosa Tel           1980            1981          Depreciation Study 
                                     Company 
 
                                  Brookville Telephone 1980            1981          Depreciation Study 
                                    Company 
 
                                  Mid-Pennsylvania                  1980            1981          Depreciation Study 
                                    Telegraph 
 
Telephone Utilities               Telephone Utilities of  1979           1980          Depreciation Study 
  (Currently Pacific                Oregon 
  Telecom) 
                                  Telephone Utilities of      1979            1980          Depreciation Study 
                                    Eastern Oregon 
 
                                   Northwestern Telephone  1979            1980          Depreciation Study 
                                     Systems, Inc.-Oregon 
 
                                  Rose Valley Telephone   1979            1980          Depreciation Study 
                                    Company 
 
 
United Telephone                  United of Ohio                  1979            1980          Depreciation Study 
  Systems, Inc. 
 
Telephone Utilities               Telephone Utilities of     1978            1979          Depreciation Study 
                                    Washington 
 
United Telephone                  United of Ohio               1978            1979          Depreciation Study 
  Systems, Inc. 
 
Rochester Telephone              Rochester Telephone        1977            1978          Depreciation Study 
                                    (Indiana) 
 
United Telephone                  United of Ohio  1977            1978          Depreciation Study 
  Systems, Inc. 
 
Princeton Telephone               Princeton Telephone  1976            1977          Depreciation Study 
                                    (Indiana) 
Northwestern Telephone           Northwestern Telephone 1975           1976          Depreciation Study 
                                    (Illinois) 
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QUALIFICATIONS 16 
 

2011 Training Instructor Depreciation Basics Sessions A & B and Life and Salvage Analysis 
Society of Depreciation Professionals 25th Annual Meeting 

  Atlanta, GA September 20-22, 2011 
 
 
2010 Will the Real Cost Approach Please Stand Up? 

National Association of Property Tax Representatives Transportation, Energy, & Communications (NAPTR·TEC) 
  Scottsdale, Arizona October 25-27, 2010 
   
 Issues Affecting Assessment of Regulated Industries 

Institute for Professionals in Taxation (IPT) Property Tax Symposium 
 Austin, Texas October 31 – November 3, 2010 
 
2009  (Valuing) Intangibles 

Appraisal for Ad Valorem Taxation, Wichita State University 
  Wichita, Kansas July 28, 2009 
 
  Fair Value Accounting (Appraisal Panelist) 

Appraisal for Ad Valorem Taxation, Wichita State University 
  Wichita, Kansas July 29, 2009 
   
2008  Valuation Issues Valuation of Assets and the Impact of Depreciation 

Society of Depreciation Professionals Annual Meeting 
  Greenville, SC September 21-26, 2008 
 
  Obsolescence in the Long-Distance and Local Transport Networks 
  Technology Futures Inc. Asset Valuation Conference 
  Austin Texas February 8, 2008  
 
2007  Communications Industry Issues 
  National Association of Property Tax Representative – Transportation, Energy, & Communications 
  New Orleans, LA October 30, 2007 
 
 
2006  Appraisal Procedures & Issues in a Changing communications Industry 
  Florida Chapter International Association of Assessing Officers’ Tangible Personal Property Conference 
  Ocala, Florida January 12, 2006 

 
Valuation of Intangibles 
Appraisal for Ad Valorem Taxation, Wichita State University 
Wichita, Kansas July 25, 2006 
 
SDP 20 years of History and Beyond 

  Society of Depreciation Professionals 20th Annual Meeting 
  Long Beach, CA September 18, 2006 
 
2005  Valuation in a World with Asset Impairments 
  Appraisal for Ad Valorem Taxation, Wichita State University 
  Wichita, Kansas August 1, 2005 
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Papers and Seminars 
 

QUALIFICATIONS 17 
 

2004  Depreciation in the Valuation of Assets 
                      Society of Depreciation Professionals' Eighteenth Annual Meeting 
  Washington, D.C., September 13, 2004 
 
2003  Cost Approach and the Use of Appraisal Guidelines 
  Institute for Professionals in Taxation – Property Tax Symposium 
  Fort Lauderdale, FL, September 17, 2003 
 
  Cost Approach – Obsolescence and Depreciation 

 Appraisal for Ad Valorem Taxation, Wichita State University 
 Wichita, Kansas, July 28, 2003 

 
2000 Appraisal Issues Associated with Technological Change in the Wireline Telecommunications Industry 

 Appraisal for Ad Valorem Taxation, Wichita State University 
  Wichita, Kansas, July 31, 2000 
 
  The Impact of Advancing Technology and the Changing Regulatory Environment on Obsolescence 
  Calculations for Ad Valorem Valuation Purposes 
  Journal of Property Tax Management, Spring 2000 
 
 
1996  How to Develop a Reproduction/Replacement Cost New Less Depreciation Approach to Value 

 Appraisal for Ad Valorem Taxation, Wichita State University 
  Wichita, Kansas, August 4, 1996 
 
1995  Valuation Method, Techniques and Strategies (How to Quantify Stranded Investment) (Market, Income, 

 & Cost Approach 
 AGA Depreciation Committee Meeting 
 Denver, Colorado, August 6-9, 1995, jointly presented with Earl Robinson of AUS Consultants 

 
1994   Integrating Future Expectations for the Telephone Industry into Historical Depreciation Analysis 
                      United States Telephone Association (USTA's 1994 Capital Recovery Seminar) 
                      Scottsdale, Arizona, September 12-13, 1994 
 
1994                 Capital Recovery:  United States versus Canada 
                      Canadian Telephone Industry's Annual Capital Recovery Seminar 
                      Edmonton, Alberta, Canada June 14-15, 1994 
 
1990                 Capital Recovery:  Methods, Terminology, Procedures, and Record Keeping 
                      United States Telephone Association (USTA)'s 
                      1990 Non-FCC Subject and Small Company Capital Recovery Seminar 
                      Minneapolis, Minnesota April 10_11, 1990 
 
                      Integration of Technology Forecasting Into Historical Life Studies 
                      29th Iowa State Regulatory Conference 
                      Ames, Iowa May 15-17, 1990 
 
                      The 1990's and the Second Wave of Major Plant Retirements in the Communications Industry 
                      NARUC's Seventh Biennial Information Conference 
                      Columbus, Ohio September 12-14, 1990 
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Papers and Seminars 
 

QUALIFICATIONS 18 
 

                      How Do We Incorporate Change into the Study Filing Procedures? 
                      USTA's 1990 Capital Recovery Seminar 
                      Chicago, Illinois October 16_17, 1990 
 
1989                 Plant Modernization:  Capital Planning and Capital Recovery 
                      Midwest Utilities Conference 
                      Chicago, Illinois September 11_14, 1989 
 
                      Price Indexes Today:  Procedures, Uses, and Misuses 
                      Society of Depreciation Professionals' Third Annual Meeting 
                      New Orleans, Louisiana December 6_7, 1989 
 
1988                 Plant Modernization:  Capital Planning and Capital Recovery 
                      National Association of Regulatory Utility Commissioners (NARUC)'s 
                      Sixth Biennial Regulatory Information Conference  
                      Columbus, Ohio September 14_16, 1988 
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Papers and Seminars 
 

QUALIFICATIONS 19 
 

1997   Sprint Corporation - West Finance Center 
    Overland Park, Kansas, August 1997 
 
1997   Rochester Telephone Corporation 
    Rochester, New York, April 1997 
 
1996   Sprint-Florida-Vista United Telecommunications 
    Altamonte Springs, Florida August 27-29, 1996 
 
1994                        Saskatchewan Telecommunications 
                             Regina, Saskatchewan, Canada, June 1994 
 
1994                        AUS Consultants/Leroy J. Murphy and Associates 1994 Capital Recovery Seminar 
                             May 1994 
 
1993                        Manitoba Telephone System, Winnipeg, Manitoba, December 1993 
 
1993                        Society of Depreciation Professionals Annual Meeting 
                             Charleston, South Carolina September 30, 1993 
 
1993                        SPRINT - Local Telephone Division 
                             Atlanta, Georgia August 11-12, 1993 
 
1993                        AUS Consultants/Leroy J. Murphy and Associates 1993 Capital Recovery Seminar 
                             Chicago, Illinois May 11 - 13, 1993 
 
1993                        Canadian Telephone Capital Recovery Seminar 
                             Halifax, Nova Scotia April 20 - 22, 1993 
 
1993                        United Telephone, Midwest Group 
                             Overland Park, Kansas January 20, 1993 
 
1992                        BellSouth Corporation 
                             Birmingham, Alabama November 23, 1992 
 
1992                        Sprint - Local Telephone Division 
                             Kansas City, Kansas November 18 - 20, 1992 
 
1992                        Society of Depreciation Professionals Annual Meeting 
                             San Antonio, Texas September 9 - 10, 1992 
 
1992                        AUS Consultants/Leroy J. Murphy and Associates 1992 Capital Recovery Seminar 
                             Chicago, Illinois October 6 - 8, 1992 
 
1991                        Society of Depreciation Professionals Annual Meeting 
                             Nashville, Tennessee November 20-22, 1991 
 
1991                        ALLTEL Corporation Microcomputer Depreciation Studies System Training 
                             Hudson, Ohio October 14-16, 1991 
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QUALIFICATIONS 20 
 

20 

2016                        Society of Depreciation Professionals 
                             Annual Training 
                             Charleston, South Carolina, September 18-23, 2016 
 
2015                        Society of Depreciation Professionals 
                             Annual Training 
                             Austin Texas September 2015 
 
2014                        Society of Depreciation Professionals 
                             Annual Training 
                             New Orleans, Louisiana September 2014 
 
2013                        Society of Depreciation Professionals 
                             Annual Training 
                             Salt Lake City, Utah September 2013 
 
2012                        Society of Depreciation Professionals 
                             Annual Training 
                             Minneapolis, Minnesota, September 16-18, 2012 
 
1991                        United Telecommunications, Inc., Capital Recovery/Microcomputer Depreciation 
                             Studies System Training 
                             Kansas City, Kansas September 23-25, 1991 
 
1991                        AUS Consultants/Leroy J. Murphy and Associates 1991 Capital Recovery Seminar 
                             Lake Geneva, Wisconsin September 17-19, 1991 
 
 
1991                               Rochester Telephone Corporation, Capital Recovery/Microcomputer Depreciation Studies  
    System Training, Rochester, New York September 3-7, 1991 
 
1991                        Ameritech Services, Microcomputer Depreciation Studies System Training 
                             Chicago, Illinois May 16-17, 1991 
 
1991                        AUS Consultants/Leroy J. Murphy and Associates 1991 Capital Recovery Seminar 
                             Washington, D.C.  April 9_11, 1991 
 
1990                        United Telecommunications, Inc., Capital Recovery Seminar 
                             Overland Park, Kansas December 1990 
 
1990                        AUS Consultants/Leroy J. Murphy and Associates 1990 Capital Recovery Seminar 
                             Chicago, Illinois September 24_27, 1990 
 
1990                        AUS Consultants/Leroy J. Murphy and Associates 1990 Capital Recovery Seminar 
                             Chicago, Illinois January 29-February 1, 1990 
 
1990                        United Telecommunications, Inc., Capital Recovery/Microcomputer Depreciation Studies 
                             System Training, Chicago, Illinois July 1990 
 
1989                        United Telecommunications, Inc., Capital Recovery/Microcomputer Depreciation Studies 
                             System Training, Chicago, Illinois July 1989 
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QUALIFICATIONS 21 
 

21 

 
1989                        AUS Consultants/Leroy J. Murphy and Associates 1989 Capital Recovery Seminar 
                             Chicago, Illinois  March 6_9, 1989 
 
1988                        AUS Consultants/Leroy J. Murphy and Associates 1988 Capital Recovery Seminar 
                             Chicago, Illinois  July 25_28, 1988 
 
1988                        United Telecommunications, Inc., Microcomputer Depreciation Studies System Training 
                             Kansas City, Kansas  January 1988 
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DEPRECIATION AND FUNCTIONAL OBSOLESCENCE

An important step in the appraisal of property using the cost approach is the

determination of the depreciation or condition of the property. Depreciation in this

appraisal was segregated into normal (mostly physical) depreciation and functional

obsolescence. The normal depreciation was determined based on the age of the

property and its normal service life; while functional obsolescence was based on the

impact on the property’s remaining life caused by factors such as changing technology,

service requirements, and competition.

Depreciation - The depreciation was determined based on the property’s

age and it normal service life using the following formula:

Condition = __Remaining Life___
Age + Remaining Life

or

Depreciation= Age______
Age + Remaining Life

Where: Remaining Life = ƒ(Age, Survival Characteristic, Normal Service life)

Functional Obsolescence - The obsolescence inherent in the property

was determined using the above described normal service life in

comparison to the property’s service life is adjusted for functional factors.

The obsolescence was quantified base on the difference between the

property’s normal service life and its functional service life. The following

formula was used to calculate the obsolescence:

Obsolescence = Normal Service Life - Functional Service Life
Normal Service Life

Service Lives - (normal versus functional) - The service life of property is that period of

time in which it provides the service to which it was designed and placed into service. In

most industrial properties there is a difference between a property’s normal or physical

life and its functional life. A piece of equipment may physically last for an extended
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period; however, as that property ages changing technology, improvements or

enhancement in similar equipment, functional and or service requirements change

resulting in decreased utility of the existing equipment, and therefore decrease in value

to it owner, this additional deterioration over that defined by the equipment’s normal life

is functional obsolescence.

Wastewater Depreciation Service Life Experience in Pennsylvania

The service lives used in the depreciation and functional obsolescence calculations were

developed based on the property and its use, AUS Consultants’ experience in

developing depreciation studies for the water and wastewater industries and

depreciation studies filed with recent PAWC and Aqua America rate cases. With each of

their rate case filings PAWC and Aqua America have filed depreciation studies in

support of their depreciation service lives and associated depreciation expenses

contained within their revenue requirements. The depreciation studies were prepared by

Gannett Fleming Rate Consultants a recognized firm in the depreciation consulting area.

AUS Consultants has reviewed the studies which are summarized in the following table:

Summary of Aqua & PAWC Depreciation Studies Prepared for Rate Case
Account Account Description

Aqua PAWC PAWC Aqua PAWC PAWC Aqua PAWC PAWC

3/31/2019 12/31/2016 12/31/2019 3/31/2019 12/31/2016 12/31/2019 3/31/2019 12/31/2016 12/31/2019

years years years years

354.20 STRUCTURES AND IMPROVEMENTS - COLLECTION S0.5 R3 R3 55 45 45 35 39.1 33.3

354.30 STRUCTURES AND IMPROVEMENTS - SPP S1.0 R2.5 S0 60 50 55 43.6 45.2 32.6

354.40 STRUCTURES AND IMPROVEMENTS - TDP R2.0 R2 S0 50 65 55 28.4 56.6 31.7

354.70 STRUCTURES AND IMPROVEMENTS - GENERAL E3.0 S1 S1 50 35 35 16.8 33.3 23.2

355.00 POWER GENERATION EQUIPMENT R2.5 S0.5 35 35 29.7 19.3

360.10 COLLECTION SEWERS - FORCE MAINS R2.5 S2 R3 75 70 75 52.4 53.1 52.5

361.10 COLLECTION SEWERS - GRAVITY MAINS R2.5 R2.5 R2.5 75 70 80 50.1 56.9 54.8

361.20 MANHOLES S1.5 S2.5 50 50 41.3 32.2

363.00 SERVICES R4.0 R3 R3 70 38 47 53.2 22.9 30.2

364.00 FLOW MEASURING DEVICES L3 L2.5 20 15 13.3 5.1

365.00 FLOW MEASURING INSTALLATIONS S1.5 S2 30 25 23.1 10.8

370.00 RECEIVING WELLS R3 R3 50 50 42.7 33.7

371.00 PUMPING EQUIPMENT L0.5 SO S0.5 25 40 30 13.6 35.5 18.2

380.00 TREATMENT EQUIPMENT S0.0 5-R2 S1.5 40 45 35 21.2 37.1 20.1

381.00 PLANT SEWERS R1.5 R3 R3 40 50 50 9.5 43.1 32.7

382.00 OUTFALL SEWER LINES R2.5 R3 R3 40 50 50 6.6 37.8 28.3

389.10 OTHER PLANT AND MISCELLANEOUS EQUIPMENT - INTANGIBLES 52.5 S2.5 20 20 13.6 11.3

389.60 OTHER PLANT AND MISCELLANEOUS EQUIPMENT - CPS L3.0 SQ SQ 20 20 5 10.5 12.3 3.5

390.00 OFFICE FURNITURE AND EQUIPMENT SQ.0 L4 SQ 20 15 20 - 9.5 10.1

391.00 TRANSPORTATION EQUIPMENT SQ L4 25 14 19,9 9.8

392.00 STORES EQUIPMENT SQ SQ 20 25 16.4 17.2

393.00 TOOLS, SHOP AND GARAGE EQUIPMENT SQ SQ 15 20 11,3 15.4

394.00 LABORATORY EQUIPMENT SQ.0 L2.5 SQ 25 16 15 - 8.7 10.4

395.00 POWER OPERATED EQUIPMENT SQ R2 15 22 10.3 13.2

396.00 COMMUNICATION EQUIPMENT SQ SQ 15 15 9.6 6.9

397.00 MISCELLANEOUS EQUIPMENT SQ 15 12.8

398.00 OTHER TANGIBLE PLANT SQ 25 21.5

TOTAL DEPRECIABLE PLANT

Iowa Curves Service Life Remaining Life
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AUS Consultants believe this increase in service lives is attributable to the widespread

use of relining older mains instead of replacing mains which are in need of repair. The

practice of relining mains with a cured in place plastic liner not only repairs specific main

but has the affect of extending the life of the original main by the length of time which the

relining can be expected to last. Most relining vendors warranty their product and

procedure for 50 years. Thus, in essence the original mains’ service life will be extended

by 50 plus years at the date the relining occurred. For those mains associated with

relining their installation date was established at the date of their relining and their

depreciation parameters were established the same as the depreciation parameters of

the relining, i.e., R2.5 – 60 years.

The following table presents the depreciation parameters (Iowa-type survivor curve and

service life) used in the cost approach in calculating the deprecation of the property:

(1) (2) (5) (6)

(4a) (4b) (6a) (6b)

Account Number Description

Iowa

Survivor /

Retirement

Curve

Normal

Service

Life

Economic

Obsolescence

Tax

Depreciation

years % of CORLD Table Life

354.00 Stuctures & Improvements R3.0 65.00 0.00% MACRS 25.00

355.00 Power Generation Equipment

360.00 Collection Mains - Force R2.0 75.00 0.00% MACRS 25.00

361.00 Collection Mains - Gravity R2.5 80.00 0.00% MACRS 25.00

Collection Mains - Gravity - Relining R2.5 60.00 0.00% MACRS 25.00

361.10 Manholes S2.0 75.00 0.00% MACRS 25.00

363.00 Service Laterals R3.0 45.00 0.00% MACRS 25.00

364.00 Flow Measuring Devices L2.5 25.00 0.00% MACRS 25.00

365.00 Flow Measuring Installations S2.0 30.00 0.00% MACRS 25.00

371.00 Pumping Equipment R3.0 35.00 0.00% MACRS 25.00

380.00 Treatment  and Disposal Equipment R2.0 45.00 0.00% MACRS 25.00

381.00 Plant Sewers R3.0 45.00 0.00% MACRS 25.00

389.00 Other Plant & Misc Equip R3.0 45.00 0.00% MACRS 25.00

391.00 Office Furniture and Equipment R3.0 20.00

391.00 Transportation Equipment R3.0 15.00 0.00% MACRS 10.00

392.00 Stores Equipment R3.0 35.00 0.00% MACRS 25.00

393.00 Tools, Shop, & Garage Equipment R3.0 25.00 0.00% MACRS 25.00

394.00 Laboratory Equipment R3.0 20.00 0.00% MACRS 20.00

395.00 Power Operated Equipment R3.0 15.00 0.00% MACRS 15.00

396.00 Communications Equipment R3.0 15.00 0.00% MACRS 12.00

397.00 Miscellaneous Equipment R3.0 20.00 0.00% MACRS 20.00

352.00 Franchises Non-Depr 0.00 0.00% Non-Depr 0.00

353.00 Land & Land Rights Non-Depr 0.00 0.00% Non-Depr 0.00

(4)

Summary of Account Costing and Depreciation Parameters Used

in the Depreciation Original Cost and the Depreciated

Replacement Cost New Studies
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As the above table demonstrates the depreciation lives selected for the AUS

Consultants appraisal are consistent with the industry depreciation studies’

finding for wastewater plant. However due to the age of some of the property the

extend of the depreciation was limited to 85% of the assets original cost and its

replacement cost new.
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Iowa Survivor Curves

The Iowa Survivor Curves recommended in the McKeesport appraisal are used to
determine the remaining life of the property, and therefore its condition, recognizing the
properties’ service life and age. The Iowa Survivor Curves allows the appraiser to
recognize the property being studied (mains, treatment and pumping plant equipment
etc placed in a particular year, say1985) is part of a larger group of property, i.e., all the
property i.e., mains, treatment and pumping plant equipment, etc. As such, the service
lives which we refer to in our appraisal are an average service lives for the group, i.e.,
the average life of all mains, treatment and pumping plant equipment, etc. The Iowa
Survivor curve allows the appraiser to calculate the remaining life, and therefore
condition, of a subset of the group (the mains placed in 1985) based on the groups’: (1)
Iowa Survivor Curve, (2) Service Life and the (3) age of property at the appraisal date.
An Iowa Survivor Curves depicts how property from a group survives and retires about
that groups’ average life.

Iowa Survivor Curve Characteristics
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The above figure depicts a typical Iowa-type survivor curve, an S3.0 Iowa-type survivor
curve. In this case the survivor curve has been generalized to a service life of 100% of
the property’s average life, in this generalized form the survivor curve statistics can be
utilized with any individual service life in the age-life service life and depreciation
calculations. There are four characteristics displayed in the above chart depicting the
manner in which property survives and retires about the group’s average life, those
characteristics are: the retirement frequency (blue), the percent surviving (red), the
percent condition (brown) and the percent depreciated (green). The retirement
frequency represents the retirement of individual property items about the group’s
average service life. As can be seen the retirements are distributes about the group’s
average life with some items retiring before the average life and some items retiring at or
after the group’s service life. The group’s survivor curve is developed from subtracting
the retirements as they occur as the property ages. The depreciation curve depicts how
much of the property group’s life has been consumed; while the condition curve depict

Depreciation & Obsolescence Page 5 of 9



how much of the property group’s life remains. The condition and depreciation curves
are complementary in that condition equals 100% minus depreciation and vice versa.

The theory of Iowa Survivor Curves was presented in the 1920s and 30s by Robley
Winfrey based on research at Iowa State University (then the Iowa Engineering
Experiment Station). Winfrey’s research was first published in Bulletin 103 - Life
Characteristics of Physical Property and Bulletin 125 - Statistical Analysis of Industrial
Property Retirements. (Incidentally, both publications are out of print, I have a copy of
Bulletin 125 but not Bulletin 103, I’m still trying to get a copy of that piece of depreciation
literature.). Bulletin 125 was updated in 1967 by Professor Harold Cowles of Iowa State
University’s Department of Industrial Engineering. In conducting his research, Winfrey
collected data on industrial property survival and retirement from various sources and
analyzed that data as a function of property’s age at retirement and ultimately the
property groups’ service life when all the property in the group was fully retired.

Winfrey discovered the industrial property’s survival and retirement fits three basic
patterns with relationship to the property’s average life:

Dispersion in Iowa-type Survivor Curves
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Symmetrically moded (S-type Iowa Survivor Curves) (green) – The S-type Iowa Survivor
Curve is one wherein the property’s retirements are symmetrically distributed about the
mode. Mode in statistics is defined as the highest frequency, in this case retirement
frequency. Thus an S-type Iowa curve is like a normal curve; however, its shape is not
identical to a normal distribution function.

Right moded (R-type Iowa Curves) (brown) – the R-type Iowa curve has its mode
skewed to the right of the property’s average life; therefore, the retirements tend to be
distributed later in the property’s life and there are less retirements earlier in the
property’s life.

Left moded (L-type Iowa Curve) (red) – The L-type Iowa curve has its mode skewed to
the left of the property’s average life; therefore, the retirements tend to be distributed
earlier in the property’s life and there are less retirements later in the property’s life.
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In the utility industry, the plant, i.e., mains, treatment and pumping plant equipment
tends to have a R-type survival/retirement dispersion as it is designed to provide service
over extended periods, requiring little maintenance, and it designers have significant
experience in designing and placing such property.

In conjunction with the above described R-, S-, and L-type survival/retirement patterns,
Winfrey determine that there were several patterns of the manner in which the
retirements’ peakedness occur around the average life. In this case, Winfrey described
the peakedness of the property retirements with peakedness enumerations of 0, 1, 2, 3,
4, 5, and 6. The low peakedness numbers 0 and 1 represent low levels of retirements
being distributed over the property entire life, while high peakedness numbers, 5 and 6
represent retirement patterns where the majority or all the retirement occur tightly
grouped around the property’s average life. Peakedness numbers 2, 3, and 4 are
middle of the road, so to speak, in terms of peakedness.

Mode in Iowa-type Survivor Curves

0

10

20

30

40

50

0 50 100 150 200 250 300

Age as a %of ASL

R
e

ti
re

m
e

n
t

F
re

q
u

e
n

c
y

(%
)

S0.0 Ret. Freq.

S2.0 Ret. Freq

S4.0 Ret. Freq.

S6.0 Ret. Freq.

Origin moded (O-type) survivor curve (blue) – Harold Cowles in his 1967 update of
Bulletin 125 introduced the O-type survivor curve with the mode of the curve at the origin
or at age equal to zero (0) years. This class of Iowa curves was over looked by Winfrey
possibly because it made little intuitive sense that industrial retirement of property would
have their maximum retirement frequency at age equal to zero. However, Cowles felt for
completeness they should be included. O-type survivor curves do reflect the survival
pattern of intangible assets.

Iowa-type survivor curves are parametric, as opposed to formalistic, in that they were
derived from empirical survival/retirement data which Winfrey collected. There are Iowa
curve equations are presented in Bulletin 125; however in most cases users reference
standardized Iowa Survivor Curve tables. The Iowa-type survivor curves used in this
appraisal have been generalized to a service life of 100% of the property’s average life.
By generalizing the service life to 100% of average life these tables can be used to
generate survival and retirement statistics for property of any service life.
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It should be apparent that Iowa-types survivor curves are valid for any type property as
the curves only depict how that property survives and retires about the average life of a
group of similar property.

Generalized Iowa-type Survivor Curves

As was discussed earlier, most users of the Iowa-type survivor curves use standardized
tables of Iowa curves. The most usable form of these standardized tables are tables
which have been generalized to a standard life of 100% of the property’s average life.
Based on these generalized tables the user can determine the property’s remaining life
by knowing the Iowa-type survivor curve (mode and peakedness characteristics), the
property’s (group’s) service life, and the specific property’s (for which the remaining life
is desired) age. The following table reflects how the remaining life, as well as its
condition, is determined:

Year
Study
Date Age Iowa Curve

Service
Life

Age % of
ASL

Iowa
Lookup

Iowa
Condition

Remaining
Life Total Life Condition

ASL
years years % years years %

Input Calc Input Input Calc Calc lookup Calc Calc Calc

1970 2006 35.5 R3.0 25 142 R3.0142 0.066388 1.7 37.2 4.47%
1980 2006 25.5 R3.0 25 102 R3.0102 0.192543 4.8 30.3 15.88%
1990 2006 15.5 R3.0 25 62 R3.0062 0.442050 11.1 26.6 41.62%
2000 2006 5.5 R3.0 25 22 R3.0022 0.787294 19.7 25.2 78.16%
2004 2006 1.5 R3.0 25 6 R3.0006 0.941117 23.5 25.0 94.01%
2005 2006 0.5 R3.0 25 2 R3.0002 0.980320 24.5 25.0 98.00%

The above table was develop with reference to the standardized Iowa Survivor curves
contained and represent a R3.0 25 year Iowa curve and life table. The standardized
Iowa Curves are located in tab database. In order to reference the proper line of the
Iowa Curve data the user looks up that data by reference to the property’s age as
percent of the service life (age % of ASL column) and the Iowa Survivor curve (Iowa
Curve column), combining these two criteria the Iowa Lookup column will get the user to
the proper Iowa Curve data.

In the above calculation the Iowa-type survivor curve is R3, the service life of the group
is 25 years, and its age is defined by property’s accounting records which specifies the
investment in property by account (A group in service life terms) and by the year of
installation of that property. The age is dependent upon the appraisal year (study date)
and the year of placement. It is customary to assume that the property placed in any
particular placement year was placed continuously during that year and therefore its age
is best represented as if that investment was placed in the middle of the year, i.e., July 1;
hence, the adoption of the “mid-year” convention where all property is treated as if
placed the mid-year.

Service Life and Survival/retirement pattern

The service life and survival/retirement pattern are determined by an analysis of
historical survival and retirement experience of the company’s property. This historical
experience must be adjusted for factor which are known to be impacting the property’s
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service life but may not exhibited their effect on the property’s retirement. Here it is
important that a distinction is made between industrial property’s physical service life
and its functional service life. While physically a type of property may be deployed and
remain in use for many years, over those years factors of changing technology,
consumers demand and patterns, and even regulation, lessen the property functional life
when compared to its physical life. In an industry such as the communications industry,
function obsolescence is the primary driver of depreciation.

The following table details the impact of the above-described lives on the condition
calculations:

Year
Study
Date Age Iowa Curve

Service
Life

Age % of
ASL

Iowa
Lookup

Iowa
Condition

Remaining
Life Total Life Condition

ASL
years years % years years %

Input Calc Input Input Calc Calc lookup Calc Calc Calc

1970 2006 35.5 R3.0 30 118 R3.0118 0.131771 4.0 39.5 10.02%
1979 2006 26.5 R3.0 30 88 R3.0088 0.264919 7.9 34.4 23.07%
1981 2006 24.5 R3.0 25 98 R3.0098 0.211333 5.3 29.8 17.74%
1989 2006 16.5 R3.0 25 66 R3.0066 0.411848 10.3 26.8 38.42%
1990 2006 15.5 R3.0 20 78 R3.0078 0.327281 6.5 22.0 29.69%
2000 2006 5.5 R3.0 20 28 R3.0028 0.731331 14.6 20.1 72.67%
2004 2006 1.5 R3.0 20 8 R3.0008 0.921605 18.4 19.9 92.47%
2005 2006 0.5 R3.0 20 3 R3.0003 0.970499 19.4 19.9 97.49%
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C O N TRIB UTIO N S IN A ID O F C O N S TRUC TIO N

D EP REC IA B L E P L A N T

354. 0 0 S TRUC TURES A N D IM P RO VEM EN TS

C O L L E C TIO N 55-S 0 . 5 1 , 2 7 7 , 0 0 0 . 0 0 434, 1 8 9 8 42 , 8 1 1 24, 0 94 35. 0 1 . 8 9

P UM P IN G 60 -S 1 1 , 0 8 4, 8 7 6. 2 2 143, 926 940 , 950 21 , 563 43. 6 1 . 99

TREA TM EN T A N D D IS P O S A L 50 -R2 6, 537 , 155. 7 1 1 , 999, 7 66 4, 537 , 390 159, 938 2 8 . 4 2 . 45
GEN ERA L 50 -R3 14, 636. 8 1 8 , 8 7 7 5, 7 60 343 16. 8 2 . 34

TOTAL ACCOUNT 354 8 , 913, 668 . 7 4 2 , 58 6, 7 58 6, 326, 911 20 5, 938

360 . 0 0 C O L L E C TIO N M A IN S -FO RC E 7 5-R2 . 5 9, 8 7 2 , 459. 7 2 1 , 451 , 1 1 8 8 , 421 , 342 160 , 591 52 . 4 1 . 63

361 . 0 0 C O L L E C TIO N M A IN S -GRA VITY 7 5-R2 . 5 4, 0 8 3, 8 15. 0 5 8 35, 60 6 3, 248 , 2 0 9 64, 8 0 4 50 . 1 1 . 59

363. 0 0 S ERVIC ES 7 0 -R4 1 , 48 8 , 413. 8 6 535, 47 7 952 , 937 1 7 , 90 2 53. 2 1 . 2 0

37 1 . 30 P UM P IN G EQ UIP M EN T -P UM P IN G 25-L 0 . 5 464, 547 . 60 67 , 8 31 396, 7 1 7 29, 0 8 1 13. 6 6. 26

38 0 . 0 0 TREA TM EN T A N D D IS P O S A L EQ UIP M EN T 40 -S 0 1 , 553, 7 93. 25 7 99, 2 21 7 54, 57 2 35, 520 21 . 2 2 . 29

38 1 . 40 P L A N T S EW ERS -TREA TM EN T A N D D IS P O S A L 40 -R1 . 5 1 , 536. 55 1 , 252 2 8 5 30 9. 5 1 . 95

38 2 . 0 0 O UTFA L L L IN ES 40 -R2 . 5 1 , 536. 55 1 , 265 2 7 2 41 6. 6 2 . 67

38 9. 2 0 O TH ER P L A N T A N D M IS C E L L A N EO US EQ UIP M EN T -C O L L E C TIO N 20 -L 3 13, 0 30 . 7 5 5, 60 3 7 , 42 8 7 0 7 1 0 . 5 5. 43

390 . 1 0 O FFIC E FURN ITURE A N D EQ UIP M EN T -FURN ITURE 20 -S Q 2 7 4. 98 260 15 0 - -

393. 0 0 TO O L S , S H O P A N D GA RA GE EQ UIP M EN T 20 -S Q 4, 449. 14 4, 50 4 (55) 0
394. 0 0 L A B O RA TO RY EQ UIP M EN T 25-S Q 1 , 362 , 8 2 1 , 38 3 (20 ) 0

TOTAL DEPRECIABLE PLANT 26, 398 , 8 8 9. 0 1 6, 290 , 2 7 8 2 0 , 1 0 8 , 613 514, 614

TO TA L C O N TRIB UTIO N S IN A ID O F C O N S TRUC TIO N 26, 398 , 8 8 9. 0 1 6, 290 , 2 7 8 2 0 , 1 0 8 , 613 514, 614

AMORTIZATION OF NET SALVAGE 43, 0 7 9

TO TA L W A S TEW A TER P L A N T 156, 0 15, 551 . 44 34, 942 , 942 11 8 , 2 0 5, 423 4, 422 , 241
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Introduction: 
 

On September 20, 1991, the Commission initiated a rulemaking at L-00910061 
pertaining to earnings disclosures by the public utilities subject to its jurisdiction.  At that docket, the 
Commission stated that the submission of accurate, reliable and complete earnings disclosure reports, 
at regular intervals, is essential to the fulfillment of the broad regulatory oversight responsibilities 
entrusted to the Commission by the Legislature in the Public Utility Code.  The earnings disclosure 
regulations promulgated by the Commission were adopted October 1, 1992, and published 
January 23, 1993, at 23 Pa.B. 463.  Based upon those regulations, codified at 52 Pa. Code, Chapter 71, 
a reporting format was developed and distributed to the jurisdictional fixed utilities of Pennsylvania. 
 

All fixed utilities having jurisdictional revenues of $1,000,000 or more, for a calendar 
year, are required to file the report by March 31 of each year.  Such reports are to be based upon the 
results of operations for the 12-month period ending December 31 of the prior year.  Utilities having 
more than $10,000,000 in jurisdictional revenues are also required to file reports for the 12 months 
ending on March 31, June 30, and September 30 of each year.  On November 30, 2004, however, the 
Pennsylvania General Assembly signed into law Act 183 concerning alternative telecommunications 
regulation and broadband deployment.  As a result of Act 183, the reporting requirements for the PUC 
jurisdictional telecommunications companies of Pennsylvania have been streamlined at section 3015(e) 
of the Public Utility Code.  A quarterly earnings report is not listed among those reports now required 
of PUC jurisdictional telecommunications utilities in Pennsylvania and, therefore, this report does not 
address telephone company earnings.  
 

The reports have been filed for the period ended September 30, 2020.1  The Finance Staff 
of the Bureau of Technical Utility Services has reviewed the reports and has prepared this summary 
report for public release.  This report sets forth the achieved return on equity for each company, the last 
allowed return for that utility, a market return as determined through the analysis of the barometer 
group data and the most recent returns allowed, per industry, by the Pennsylvania Public Utility 
Commission and by other regulatory bodies.  Where a utility has not filed a report, the reasons for not 
filing are indicated. 
 

Questions pertaining to the preparation and contents of this Report should be directed to 
Ms. Erin Laudenslager, Manager - Finance, Bureau of Technical Utility Services, at (717) 705-4364. 
 
 

                                                           
1  PECO Energy Company – Gas Operations, Pennsylvania American Water Company, Pennsylvania American Water 
Company Wastewater Division, Columbia Gas of Pennsylvania, Inc., and UGI Utilities, Inc. – Gas Division have rate filings 
at Docket Nos. R-2020-3018929, R-2020-3019369, R-2020-9319371, R-2020-3018835, and R-2019-3015162 respectively, 
and filed a letter with the Secretary in place of a report in accordance with 52 Pa. Code § 71.4. 
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The equity return summaries that follow in Attachment A are, for each quarter; 

 
ACTUAL 

1. Based on actual results of operations 
 

and 
 

ADJUSTED 
2. Based on company proposed pro forma and ratemaking adjustments 
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  ELECTRIC UTILITIES 
EQUITY RETURNS BY QUARTER 

                  
                  

QTR 
END 

PECO PPL Duq W Penn PaPwr UGI Penelec MetEd  
ACT ADJ ACT ADJ ACT ADJ ACT ADJ ACT ADJ ACT ADJ ACT ADJ ACT ADJ 

                  
2014 4 8.23 9.58   9.77 9.40     9.01 10.00     
2015 1     10.08 9.65     10.88 10.39     

 2     9.80 9.42     13.57 9.49     
 3     10.11 9.73 6.45 6.45 5.77 5.77 15.93 7.57 2.94 2.94 3.69 3.69 
 4 10.74 8.84 8.89 8.48 9.73 9.36 8.09 8.09 5.13 5.13 9.74 9.21 5.45 5.45 7.04 7.04 

2016 1 10.86 9.74 7.75 6.94 9.87 9.89     10.41 8.69     
 2 11.46 10.15 9.15 8.51 9.57 9.47     8.29 8.10     
 3 13.42 11.44 10.15 9.59 10.12 9.46     19.18 6.99     
 4 12.52 10.65 10.45 10.29 9.71 9.01     26.07 7.30     

2017 1 13.01 11.40 9.76 8.49 9.53 8.99     22.86 6.81     
 2 12.98 11.40 10.71 9.70 9.86 9.24 8.23 7.38 7.32 7.97 21.96 6.74 9.23 9.20 9.74 9.35 
 3 12.84 10.52 10.15 9.30 9.53 9.23 7.63 7.24 8.32 9.08 16.13 5.22 9.61 9.50 11.37 10.97 
 4 12.07 9.11 11.07 10.63   9.47 9.12 8.46 8.19   11.70 10.93 12.58 11.67 

2018 1   12.53 11.36   10.35 9.08 9.03 8.08   11.84 9.93 12.77 11.38 
 2   11.05 9.49   9.92 8.52 8.79 7.57   11.56 9.39 11.90 10.26 
 3   11.19 9.83   11.41 6.74 10.30 5.80   13.97 8.44 14.46 9.62 
 4 10.88 7.61 11.10 10.15 12.06 9.39 9.92 6.78 10.64 7.43   13.27 9.31 13.05 7.40 

2019 1 12.65 7.93 10.10 8.96 12.58 9.73 9.08 6.62 9.14 7.61 7.05 5.22 12.03 8.07 12.54 7.66 
 2 

3 
12.34 
12.49 

7.94 
7.96 

10.51 
10.61 

8.95 
8.99 

12.38 
13.88 

9.34 
9.33 

8.02 
9.90 

5.99 
7.87 

8.29 
9.28 

7.10 
7.76 

5.77 
6.20 

3.22 
2.04 

11.42 
11.26 

8.16 
8.78 

11.72 
12.25 

7.21 
7.77 

 4 12.21 8.50 10.53 10.40 13.92 9.08 14.13 7.07 8.08 6.90 7.20 2.38 10.02 8.54 10.96 9.27 
2020 1 11.31 8.35 10.84 11.20 12.66 8.31 9.82 5.54 5.06 6.71 5.43 2.26 7.24 8.74 7.20 8.31 

 2 9.38 8.17 11.20 10.81 12.73 8.56 10.41 5.53 5.56 6.55 6.06 2.01 6.68 7.94 7.34 8.04 
 3 9.62 8.56 11.14 11.20 12.32 8.08 10.22 5.42 5.62 6.74 7.76 0.41 7.87 8.75 7.64 8.37 
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  GAS UTILITIES 

EQUITY RETURNS BY QUARTER 
 

QTR  Columbia Peoples 
Natural 

PECO UGI 
South 

Peoples-
Equitable 

NFG UGI 
North 

Peoples  
Gas  

END  ACT ADJ ACT ADJ ACT ADJ ACT ADJ ACT ADJ ACT ADJ ACT ADJ ACT ADJ 
                  

2014 4 9.71 9.97 11.85 7.89 13.86 12.59 15.00 7.93 14.52 12.46 20.40 10.79 15.64 9.82 16.91 11.83 
2015 1   14.22 7.90 14.60 13.01 15.76 7.87 15.36 12.14 20.17 10.31 15.57 9.52 16.36 11.23 

 2   14.37 8.88 13.89 12.32 14.07 7.62 14.08 11.26 18.82 10.39 13.76 8.90 16.15 12.90 
 3   13.55 8.14 13.29 11.77 15.67 6.51 11.30 10.87 16.41 10.27 13.16 8.32 15.69 12.58 
 4 9.75 9.73 8.80 9.83 12.50 12.70   10.60 10.00 15.01 10.59 9.17 7.25 12.71 12.14 

2016 1   7.01 10.02 10.73 13.58   8.98 10.20 12.60 10.97 7.85 8.85 8.54 10.48 
 2   6.24 9.99 11.55 13.85   8.29 10.40 12.31 11.08 9.41 8.37 9.20 10.43 
 3   6.93 9.34 12.09 14.40   13.05 10.82 13.00 10.34 6.47 8.81 9.07 12.02 
 4 8.90 9.26 10.11 11.03 11.39 12.37   16.42 11.07 14.18 9.58   12.47 11.87 

2017 1 10.52 10.17 9.96 9.27 11.45 12.55 21.08 10.09 15.85 10.58 12.84 9.26   11.82 12.34 
 2 9.15 9.81 9.41 9.71 10.87 12.17 19.16 9.44 15.66 10.30 13.33 10.53   11.89 13.47 
 3 8.15 8.77 6.69 6.40 11.26 10.92 13.34 9.03 12.59 9.85 10.92 10.00   12.04 13.36 
 4 7.76 8.48 9.66 7.27 11.48 9.83 11.06 8.62 11.28 9.23 11.58 10.56   12.65 11.79 

2018 1   11.42 7.00 12.65 9.77 12.82 7.90 12.68 8.22 14.40 10.20 16.95 7.83 14.02 10.17 
 2   11.03 6.80 12.66 9.05 16.75 6.80 11.81 9.57 12.06 9.89 17.68 8.02 12.78 10.15 
 3   10.21 7.43 12.54 8.36 18.69 8.04 10.99 9.44 12.52 10.12 20.60 9.16 13.03 10.20 
 4 11.39 9.81   12.86 8.68     12.24 10.21   13.92 11.13 

2019 1 12.76 10.22   13.68 9.06     11.83 10.93   14.10 10.71 
 2 
3 

12.04 
11.77 

9.92 
9.85 

  12.62 
12.40 

8.41 
8.31 

    14.56 
14.17 

9.99 
9.75 

  13.80 
14.02 

11.66 
11.63 

 4 9.21 9.09 10.74 12.26 11.75 6.99     14.20 9.77   12.76 11.20 
2020 1 8.42 9.11 12.34 12.34 10.84 7.68     11.82 9.92   11.40 11.07 

 2   13.81 12.38 11.26 7.25     11.28 9.05   11.89 11.10 
 3   14.60 12.77       10.39 8.25   11.82 11.50 
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WATER UTILITIES 
EQUITY RETURNS BY QUARTER 

 
          
          

QTR  PAWC AQUA SUEZ York 
END  ACT ADJ ACT ADJ ACT ADJ ACT ADJ 

          
2014 4 10.49 9.38 12.62 11.49 8.90 9.44 12.3 11.6 
2015 1 10.33 9.14 12.46 11.11 9.11 9.83 12.7 12.7 

 2 10.51 9.31 12.66 11.62 8.36 9.25 12.7 12.7 
 3 10.06 8.81 12.41 11.95 8.39 9.37 13.6 13.6 
 4 9.80 8.48 12.61 12.16 8.54 8.77 12.50 11.10 

2016 1 10.12 8.68 12.31 11.71 9.27 10.19 12.40 10.90 
 2 9.99 8.47 11.71 11.21 11.00 12.37 12.20 10.80 
 3 9.82 8.47 11.55 10.32 8.23 9.99 12.20 11.00 
 4 9.37 8.51 11.70 10.57 9.13 9.90 11.50 10.40 

2017 1   11.34 10.04 9.22 9.60 11.61 9.50 
 2   10.99 9.22 9.03 9.07 11.60 9.10 
 3   10.99 9.23 8.57 8.57 11.60 8.70 
 4   11.05 8.63 8.75 8.73 11.30 8.40 

2018 1 9.55 8.97 10.94 8.41     
 2 10.27 9.65       
 3 11.03 9.48       
 4 10.08 9.03     10.70 10.30 

2019 1 9.82 8.87     11.60 11.60 
 2 

3 
9.72 
9.13 

8.90 
8.41 

9.84 
10.69 

9.04 
8.84 

10.78 
11.55 

10.36 
11.75 

11.80 
12.00 

11.80 
12.00 

 4 8.71 8.09 10.33 8.24 11.80 12.15 12.00 9.80 
2020 1 8.74 7.56 10.47 8.31 11.30 11.30 12.39 12.39 

 2   10.81 8.57 10.72 10.69 12.51 12.51 
 3   10.33 8.55 11.13 10.69 13.76 13.76 
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Attachment B includes: 
 

A. Overall Returns on rate base 
1. Actual 

2. Company proposed pro forma and ratemaking adjustments 
 

and 
 

B. Equity Returns 
1. Actual 

2. Company proposed pro forma and ratemaking adjustments 
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Summary of Returns 
For the Year Ended September 30, 2020 

  OVERALL RETURN EQUITY RETURN ROE YEAR 
COMPANY NAME ACTUAL ADJ     ACTUAL ADJ AUTH AUTH 

ELECTRIC         

$10,000,000 Revenues       
PECO Energy - Electric Operations  6.94 6.30 9.62 8.56 Settled 2018 
PPL Electric Utilities Corp. 8.09 8.12 11.14 11.20 Settled 2015 
Duquesne Light Company 8.56 6.31 12.32 8.08 Settled 2018 
West Penn Power Company  7.10 4.75 10.22 5.42 Settled 2017 
Pennsylvania Power Company  5.55 6.06 5.62 6.74 Settled 2017 
UGI Utilities, Inc. - Electric Division     6.16 2.30 7.76 0.41 9.85 2018 
Pennsylvania Electric Company  6.16 6.56 7.87 8.75 Settled 2017 
Metropolitan Edison Company  5.95 6.24 7.64 8.37 Settled 2017 
 
GAS 

      

$10,000,000 Revenues       
Columbia Gas of PA, Inc.     Settled 2018 
Peoples Natural Gas Company LLC 8.83 7.95 14.60 12.77 Settled 2019 
PECO Energy - Gas Operations     Settled 2010 
UGI Utilities, Inc. – Gas Division     Settled 2020 
National Fuel Gas Distribution Co. 7.49 6.55 10.39 8.25 Settled 2006 
Peoples Gas Company, LLC 8.56 8.24 11.82 11.50 Settled 2013 
 
WATER  

      

$10,000,000 Revenues       
PA American Water Company     Settled 2018 
Aqua Pennsylvania 7.27 6.31 10.33 8.55 Settled 2018 
York Water Company 9.41 9.41 13.76 13.76 Settled 2019 
SUEZ Water Pennsylvania, Inc. 7.99 7.75 11.13 10.69 Settled 2018 
       
       
       
       
       
       
       
       
       
       
       
       
       
       

 
 
 
PECO Energy Company – Gas Operations, Pennsylvania American Water Company, Pennsylvania American Water Company 
Wastewater Division, Columbia Gas of Pennsylvania, Inc., and UGI Utilities, Inc. – Gas Division have rate filings at Docket Nos. 
R-2020-3018929, R-2020-3019369, R-2020-9319371, R-2020-3018835, and R-2019-3015162 respectively, and filed a letter with the 
Secretary in place of a report in accordance with 52 Pa. Code § 71.4. 
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ALLOWED RATES OF RETURN ON COMMON EQUITY  
This is a historical chart that shows the most recent rate cases for select companies in electric, gas, and water.  A 
docket number followed by their final return on equity and year is also given.   
 
ELECTRIC      Docket Number ROE (%) Year 
              
Recent PA PUC Allowed 
  Duquesne Light Company  R-2018-3000124 Settled  2018 
  PECO Energy Company  R-2018-3000164 Settled  2018 
  UGI - Electric    R-2017-2640058 9.85  2018 
  Pennsylvania Electric Company R-2016-2537352 Settled  2017 
  Metropolitan Edison Company R-2016-2537349 Settled  2017 
  Pennsylvania Power Company R-2016-2537355 Settled  2017    
  West Penn Power Company  R-2016-2537359 Settled  2017 

 
           Current Market Indicated ROE as calculated by the                               7.01-9.78 

Bureau of Technical Utility Services. 
 
GAS   
 
Recent PA PUC Allowed 
  Columbia Gas of Pa.   R-2018-2647577 Settled  2018 

UGI Utilities, Inc. – Gas Division R‑2019‑3015162 Settled  2020 
Peoples Natural Gas Company R-2018-3006818    Settled  2019 
PECO Energy    R-2010-2161592    Settled             2010 
Peoples Gas Company  R-2013-2355886 Settled  2013 

 
 Current Market Indicated ROE as calculated by the             7.26-13.26 

 Bureau of Technical Utility Services. 
  
WATER 
       
Recent PA PUC Allowed 
  Aqua Pennsylvania                              R-2018-3003558 Settled  2018 
  PA American Water    R-2017-2595853 Settled  2017 
  Columbia Water    R-2017-2598203 Settled  2017 
  York Water     R-2018-3000019 Settled  2019 

SUEZ Water     R-2018-3000834 Settled  2018 
 

           Current Market Indicated ROE as calculated by the                                   6.53-12.28 
Bureau of Technical Utility Services. 
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Distribution System Improvement Charge (DSIC) Eligible Utilities 
Return on Equity (ROE) Summary 

 

 
  

                                                           
2 Each utility lists adjustments on Schedule B of their quarterly financial report. 
3 The ROE is approved in a utility's most recent fully litigated base rate proceeding for which a final order was entered not more than 
two years prior to the effective date of the DSIC.  If more than two years have elapsed between the entry of a final order and the DSIC 
effective date, the ROE is from this report.  If the base rate proceeding is settled, without a stipulated ROE, the ROE is from 
this report.   

 Utility Adjusted 
ROE2 (%) 

Commission Approved  
ROE3 (%) 

ELECTRIC   
PECO Energy – Electric Operations 8.56 9.45 
PPL Electric Utilities Corp. 11.20 9.45 
Duquesne Light Company 8.08 9.45 
West Penn Power Company 5.42 9.45 
Pennsylvania Power Company 6.74 9.45 
Pennsylvania Electric Company 8.75 9.45 
Metropolitan Edison Company 8.37 9.45 
UGI Utilities, Inc.- Electric Division 0.41 9.45 

GAS   
Columbia Gas of PA, Inc.*  10.20 
Peoples Natural Gas Company LLC 12.77 10.20 
PECO Energy – Gas Operations*  10.20 
UGI Utilities, Inc. – South*  10.20 
UGI Utilities, Inc. – North*  10.20 
Peoples Gas Company, LLC 11.50 10.20 
UGI Utilities, Inc. – Central*  10.20 

WATER    
PA American Water Company*  9.90 
PA American – Wastewater*  9.90 
AQUA Pennsylvania 8.55 9.90 
AQUA Pennsylvania – Wastewater 8.55 9.90 
York Water Company 13.76 9.90 
SUEZ Water Pennsylvania Inc. 10.69 9.90 
Columbia Water Company 5.63 9.90 
Newtown Artesian Water 9.75 9.90 
 
*     PECO Energy Company – Gas Operations, Pennsylvania American Water Company, Pennsylvania American Water Company 
Wastewater Division, Columbia Gas of Pennsylvania, Inc., and UGI Utilities, Inc. – Gas Division have rate filings at Docket Nos. 
R-2020-3018929, R-2020-3019369, R-2020-9319371, R-2020-3018835, and R-2019-3015162 respectively, and filed a letter with the 
Secretary in place of a report in accordance with 52 Pa. Code § 71.4. 
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Explanation of Discounted Cash Flow (DCF) and Capital Asset Pricing Model (CAPM)  

 
Barometer Group Criteria 
 

The criteria used for determining the industry barometer groups used to calculate ROEs in this report are 
as follows: 
 

 50% or more of the company’s assets must be related to the jurisdictional utility industry; 
 The company’s stock must be publicly traded; 
 Companies involved in merger & acquisition activity will be excluded; 
 Investment information for the company must be available to the Commission from more than 

one source; and 
 Geographic Regions: 

EDCs:  Value Line East, Central, and West Group Electric Utility companies; 
NGDCs:  Value Line Investment Survey’s Natural Gas Utility industry group companies; 
Water/Wastewater:  Value Line Investment Survey’s Water Utility industry group companies. 
 

The barometer group companies are reviewed by staff on a quarterly basis and make any changes to 
these companies based upon the criteria above.  
 
ROE Calculations     
  
 The Commission consistently uses the DCF model to determine the appropriate cost of equity for 
utilities.  In this report, the DSIC ROE is calculated using two DCF models.   
   
TUS uses the following formula to calculate the current dividend DCF:  K = D1/P0 + G 
  
TUS uses the following formula to calculate the 52-week average dividend DCF:  K = D0/Pa + G 
 
Definitions: 

 K =  Cost of equity 
 D1 =  Dividend expected during the year  
  = D0 + ½g 
 D0 =  Latest indicated dividend, obtained from Yahoo! Finance 
 g = Expected 5-year dividend growth rate of barometer group    
   obtained from Value Line Investment Survey. 
 P0 =  Current price of the stock, obtained from Yahoo! Finance 
 Pa = Average of high and low stock price over the latest 52-week    
   period, obtained from Yahoo! Finance 
 G = Average of 5-year expected earnings growth rate forecasts obtained from Value  
   Line, Zacks Investment Survey, Yahoo! Finance, and Morningstar. 
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 The CAPM uses the yield of a risk-free interest-bearing obligation plus a rate of return premium that is 
proportional to the systematic risk of an investment.   
 
 TUS uses the following formula to calculate CAPM:  K = β(Rm-Rf) 
 
Three components are necessary to calculate the CAPM cost of equity:   
 
  β  =  Beta, a measure of systematic risk for each stock 
 
  Rf =  The risk-free rate of return, 10-year U.S. Treasury yields are used for Rf .   
    Yields are taken from the previous two quarters and forecasted next four quarters. 
  
  Rm = Total return of the equity market as determined by the SBBI Yearbook   
 
  
 The Commission determines the ROE used for DSIC purposes based on the range of reasonableness 
from the DCF barometer group data, CAPM data, recent ROEs adjudicated by the Commission, and informed 
judgment. 
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The market indicated common equity cost rate range consists of data used from the barometer groups 
and is based on a series of calculations to average the DCF methods. 
 

 

 
 

  

 Electric Company Barometer Group
Cost Rates

%

8.42

8.37

8.40

7.01-9.78

10.71

9.80*

9.45%

Market Based Returns on Common Equity1

December 18, 2020

Any questions concerning DSIC should be directed to Marc Hoffer 

3 Base rate case ROEs within last two years, fully litigated or stipulated for DSIC purposes 
4 Commission authorized Return on Equity (ROE) for DSIC purposes

(1)   Current DCF:

(2)   52-Week Average DCF:

(3)   Overall DCF   ((1) + (2)) / 2 :

(4)   Market Indicated Common Equity Cost Rate Range:

(5)   CAPM Check of DCF Reasonableness:

(6)   Recent Commission Approved ROEs3:

         @ 1 standard deviation around the mean.2

*UGI Utilities, Inc. - Electric, R-2017-2640058, does not 
include 0.05% management effectiveness adjustment

(7)    Distribution System Improvement Charge (DSIC) Return4:

of the Bureau of Technical Utility Services at (717) 787-1869.

1 As calculated by the Bureau of Technical Utility Services
2 Standard Deviation of 56 DCF observations
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Historic Electric Industry Barometer Group DCF and CAPM Average ROEs 
 

 
 
 

Chart of Historic Electric Industry DCF and CAPM Average ROEs 
 

 
 
 
 

DCF CAPM

Q3'18 9.01 8.29

Q4'18 8.56 8.39

Q1'19 8.33 8.09

Q2'19 8.31 7.74

Q3'19 8.28 7.65

Q4'19 8.78 7.22

Q1'20 8.56 10.37

Q2'20 8.57 10.56

Q3'20 8.40 10.71

Electric
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Barometer electric companies are used to calculate a current DCF in the first chart.  The second chart 
demonstrates the companies 52-week average DCF.  A final average of the two calculations is also 
shown at the bottom. 
 
 

 
 
  

Closing Latest Ind. Div.
Market Indicated Plus 1/2 Current

Price (Po) Dividend Div. Growth Dividend
12/18/2020 Do Rate (D1) Yield(D1/Po) DCF

($) ($) ($) (%) (%)
Allete, Inc. 60.35 2.47 2.52 4.17 9.92
Alliant Energy Corp 51.05 1.52 1.57 3.08 8.81
Ameren Corp 78.86 2.06 2.11 2.68 8.63
American Electric Power 83.29 2.96 3.04 3.65 9.64
AVANGRID,  Inc. 45.03 1.76 1.76 3.92 8.87
Avista Corp 38.85 1.62 1.65 4.25 8.25
CMS Energy Corp 59.23 1.63 1.69 2.85 10.08
Consolidated Edison 71.15 3.06 3.11 4.38 7.11
DTE Energy Company 121.70 4.34 4.48 3.68 9.49
Duke Energy Company 90.32 3.86 3.91 4.33 8.10
Edison International 62.54 2.65 2.70 4.32 5.99
Entergy Corp. 100.02 3.80 3.88 3.88 8.36
Eversource Energy 84.14 2.27 2.34 2.78 9.13
Exelon Corp 42.57 1.53 1.57 3.69 5.99
Fortis Inc. 41.15 1.54 1.59 3.85 8.15
IDACORP, Inc.. 94.93 2.84 2.93 3.09 5.99
MGE Energy, Inc. 71.24 1.48 1.52 2.13 6.67
NextEra Energy, Inc. 74.51 1.40 1.47 1.98 10.69
NorthWestern Corp 56.01 2.40 2.45 4.37 7.14
OGE Energy Corp 31.14 1.61 1.66 5.33 8.35
Otter Tail Corp 42.81 1.48 1.52 3.54 11.29
Pinnacle West Capital Corp 78.65 3.32 3.41 4.34 8.29
Portland General Electric Co. 41.78 1.63 1.68 4.02 8.77
PPL Corporation 26.95 1.66 1.68 6.22 7.07
Public Service Enterprise Group 56.82 1.96 2.00 3.52 6.69
Southern Company 60.14 2.56 2.60 4.32 8.43
WEC Energy Group, Inc. 91.32 2.71 2.80 3.06 9.64
Xcel Energy Inc. 66.10 1.72 1.77 2.68 8.78
Group Average 65.09 2.28 2.34 3.72 8.37
Group Average  G 4.70

DCF 8.42

Electric Company Barometer Group
Calculation of a Current Dividend Yield
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Latest Average
Indicated Dividend

High Low Average (Pa) Dividend (Do) Yield (Do/Pa) DCF
($) ($) ($) ($) (%) (%)

Allete, Inc. 84.71 48.22 66.47 2.47 3.72 9.47
Alliant Energy Corp 60.28 37.66 48.97 1.52 3.10 8.83
Ameren Corp 87.66 58.74 73.20 2.06 2.81 8.76
American Electric Power 104.97 65.14 85.06 2.96 3.48 9.47
AVANGRID,  Inc. 57.24 35.62 46.43 1.76 3.79 8.74
Avista Corp 53.00 32.09 42.55 1.62 3.81 7.81
CMS Energy Corp 69.17 46.03 57.60 1.63 2.83 10.06
Consolidated Edison 95.10 62.03 78.57 3.06 3.89 6.63
DTE Energy Company 135.67 71.21 103.44 4.34 4.20 10.00
Duke Energy Company 103.79 62.13 82.96 3.86 4.65 8.42
Edison International 78.93 43.63 61.28 2.65 4.32 5.99
Entergy Corp. 135.55 75.19 105.37 3.80 3.61 8.09
Eversource Energy 99.42 60.69 80.06 2.27 2.84 9.19
Exelon Corp 50.54 29.28 39.91 1.53 3.83 6.13
Fortis Inc. 44.72 28.59 36.66 1.54 4.20 8.50
IDACORP, Inc.. 113.58 69.05 91.32 2.84 3.11 6.01
MGE Energy, Inc. 83.26 47.19 65.23 1.48 2.27 6.80
NextEra Energy, Inc. 83.34 43.70 63.52 1.40 2.20 10.91
NorthWestern Corp 65.38 47.43 56.41 2.40 4.25 7.02
OGE Energy Corp 46.43 23.01 34.72 1.61 4.64 7.66
Otter Tail Corp 56.90 30.95 43.93 1.48 3.37 11.12
Pinnacle West Capital Corp 105.51 60.05 82.78 3.32 4.01 7.97
Portland General Electric Co. 63.08 31.96 47.52 1.63 3.43 8.18
PPL Corporation 36.83 18.12 27.48 1.66 6.04 6.89
Public Service Enterprise Group 62.15 34.75 48.45 1.96 4.05 7.22
Southern Company 71.10 41.96 56.53 2.56 4.53 8.64
WEC Energy Group, Inc. 109.53 68.01 88.77 2.71 3.05 9.63
Xcel Energy Inc. 76.44 46.58 61.51 1.72 2.80 8.90
Group Average 79.80 47.11 63.45 2.28 3.67 8.32
Group Average   G 4.70

DCF 8.37

8.40

Electric Company Barometer Group
52-week Average Dividend Yield Calculation

Average of Current and 52-Week
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Multiple sources of the Barometer companies projected 5-year Earnings Per Share are used to calculate 
the Group Average Dividend Growth Estimate. 
 

 

 
 
 
 

Avgerage
Value Line Value Line Zack's Yahoo Morningstar  Earnings Growth

DPS EPS EPS EPS EPS Growth Estimate
(%) (%) (%) (%) (%) (%) (%)

Allete, Inc. 4.00 4.50 NA 7.00 NA 5.75 5.75
Alliant Energy Corp 7.00 5.50 5.90 5.90 5.60 5.73 5.73
Ameren Corp 5.00 6.00 6.80 3.50 7.50 5.95 5.95
American Electric Power 5.50 6.00 5.80 5.65 6.50 5.99 5.99
AVANGRID,  Inc. 0.50 4.00 4.70 4.00 7.10 4.95 4.95
Avista Corp 4.00 1.00 5.50 5.50 NA 4.00 4.00
CMS Energy Corp 7.00 7.50 7.00 7.23 7.20 7.23 7.23
Consolidated Edison 3.50 3.00 2.00 2.54 3.40 2.74 2.74
DTE Energy Company 6.50 6.00 5.70 6.03 5.50 5.81 5.81
Duke Energy Company 2.50 5.00 3.60 2.38 4.10 3.77 3.77
Edison International 4.00 NA 3.10 -0.50 2.40 1.67 1.67
Entergy Corp. 4.00 3.00 5.40 5.35 4.20 4.49 4.49
Eversource Energy 6.00 5.50 6.50 6.51 6.90 6.35 6.35
Exelon Corp 5.50 3.50 3.20 -2.40 0.20 1.13 2.30
Fortis Inc. 6.00 2.50 6.10 NA NA 4.30 4.30
IDACORP, Inc.. 6.50 3.50 2.60 2.60 NA 2.90 2.90
MGE Energy, Inc. 5.50 4.00 4.80 4.80 NA 4.53 4.53
NextEra Energy, Inc. 10.50 9.50 7.90 8.73 -3.20 5.73 8.71
NorthWestern Corp 4.00 2.50 3.40 2.40 NA 2.77 2.77
OGE Energy Corp 6.00 3.00 3.60 2.10 3.40 3.03 3.03
Otter Tail Corp 5.00 6.50 NA 9.00 NA 7.75 7.75
Pinnacle West Capital Corp 5.50 4.50 3.60 3.72 4.00 3.96 3.96
Portland General Electric Co. 6.00 2.00 5.50 5.50 6.00 4.75 4.75
PPL Corporation 2.00 2.00 NA -16.20 -0.30 -4.83 0.85
Public Service Enterprise Group 4.00 5.00 2.90 1.10 3.70 3.18 3.18
Southern Company 3.00 3.00 4.00 4.35 5.10 4.11 4.11
WEC Energy Group, Inc. 6.50 6.00 6.10 6.10 8.10 6.58 6.58
Xcel Energy Inc. 6.00 6.00 6.10 6.20 6.10 6.10 6.10
Group Average 5.05 4.46 4.87 3.67 4.45 4.30 4.65
        USE 4.70

Sources: 

5 Year Forecast

Development of a Representative Dividend Growth Rate 
for the Barometer Group of Electric Companies

Value Line Investment Survey, December 21, 2020
Zacks, December 21, 2020 (www.zacks.com)

Yahoo!, December 21, 2020 (http://finance.yahoo.com/)
Morningstar, December 21, 2020 (http://financials.morningstar.com)
* NA signifies that a forecast was not available 
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The market indicated common equity cost rate range consists of data used from the barometer groups 
and is based on a series of calculations to average the DCF methods. 
 

  

 
 
 
 
 
 
 
 
 
 
 

Cost Rates
%

10.42

10.10

10.26

7.26-13.26
         @ 1 standard deviation around the mean.2

10.65

*
*None within last two years

10.20%

Market Based Returns on Common Equity1

Gas Distribution Company Barometer Group

December 18, 2020

Any questions concerning DSIC should be directed to Marc Hoffer
of the Bureau of Technical Utility Services at (717) 787-1869.

1 As calculated by the Bureau of Technical Utility Services
2 Standard Deviation of 18 DCF observations

(1)   Current DCF:

(2)   52-Week Average DCF:

(3)   Overall DCF   ((1) + (2)) / 2 :

(4)   Market Indicated Common Equity Cost Rate Range:

(5)   CAPM Check of DCF Reasonableness:

(6)   Recent Commission Approved ROEs3:

(7)    Distribution System Improvement Charge (DSIC) Return4:

4 Commission authorized Return on Equity (ROE) for DSIC purposes

3 Base rate case ROEs within last two years, fully litigated or stipulated for DSIC 
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Historic Gas Industry DCF and CAPM Average ROEs 
 

 
 
 

Graph of Historic Gas Industry DCF and CAPM Average ROEs  
 

 
 

  

DCF CAPM

Q3'18 9.96 8.88

Q4'18 8.53 9.04

Q1'19 8.69 8.78

Q2'19 9.27 8.46

Q3'19 9.27 8.46

Q4'19 9.58 8.10

Q1'20 9.92 10.18

Q2'20 10.02 10.36

Q3'20 10.26 10.65

Gas
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Barometer gas companies are used to calculate a current DCF in the first chart.  The second chart 
demonstrates the companies 52-week average DCF.  A final average of the two calculations is also 
shown at the bottom. 
 
 

 
 
 

 
 
 
 
  

Closing Latest Ind. Div.
Market Indicated Plus 1/2 Current

Price (Po) Dividend Div. Growth Dividend
12/18/2020 Do Rate (D1) Yield(D1/Po) DCF

($) ($) ($) (%) (%)
Atmos Energy 95.11 2.50 2.59 2.73 9.93
Chesapeake Utilities Corporation 107.00 1.76 1.83 1.71 9.09
New Jersey Resources 34.65 1.33 1.37 3.95 9.40
NiSource Inc. 22.40 0.84 0.87 3.89 10.10
Northwest Natural Gas 49.19 1.92 1.92 3.91 6.91
ONE Gas, Inc. 78.25 2.16 2.24 2.86 8.53
South Jersey Industries 22.29 1.21 1.23 5.52 18.02
Southwest Gas Holdings, Inc. 61.15 2.28 2.33 3.80 9.80
Spire Inc. 64.23 2.60 2.67 4.15 12.12
Group Average 59.36 1.84 1.90 3.62 10.44
Group Average  G 6.80
DCF 10.42

Gas Company Barometer Group
Calculation of a Current Dividend Yield

Latest Average
Indicated Dividend

High Low Average (Pa) Dividend (Do) Yield (Do/Pa) DCF
($) ($) ($) ($) (%) (%)

Atmos Energy 121.08 77.92 99.50 2.50 2.51 9.71
Chesapeake Utilities Corporation 111.40 69.47 90.44 1.76 1.95 9.33
New Jersey Resources 45.45 21.14 33.30 1.33 3.99 9.44
NiSource Inc. 30.46 19.56 25.01 0.84 3.36 9.57
Northwest Natural Gas 77.26 42.33 59.80 1.92 3.21 6.21
ONE Gas, Inc. 96.97 63.67 80.32 2.16 2.69 8.36
South Jersey Industries 33.43 18.24 25.84 1.21 4.68 17.18
Southwest Gas Holdings, Inc. 81.62 45.68 63.65 2.28 3.58 9.58
Spire Inc. 87.96 50.58 69.27 2.60 3.75 11.72
Group Average 76.18 45.40 60.79 1.84 3.30 10.12
Group Average   G 6.80
DCF 10.10

10.26

Gas Company Barometer Group
52-week Average Dividend Yield Calculation

Average of Current and 52-Week
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Multiple sources of the Barometer companies projected 5-year Earnings Per Share are used to calculate 
the Group Average Dividend Growth Estimate. 
 
 
 

 

Avgerage
Value Line Value Line Zack's Yahoo Morningstar Earnings Growth

DPS EPS EPS EPS EPS Growth Estimate
(%) (%) (%) (%) (%) (%) (%)

Atmos Energy 7.50 7.00 7.10 7.10 7.60 7.20 7.20
Chesapeake Utilities Corporation 8.50 9.00 NA 4.74 8.40 7.38 7.38
New Jersey Resources 6.00 2.00 6.00 6.00 7.80 5.45 5.45
NiSource Inc. 7.50 13.00 5.60 1.65 4.60 6.21 6.21
Northwest Natural Gas 0.50 24.50 3.10 3.10 2.80 8.38 3.00
ONE Gas, Inc. 7.50 6.50 5.50 5.00 NA 5.67 5.67
South Jersey Industries 3.50 12.50 24.50 24.50 NA 20.50 12.50
Southwest Gas Holdings, Inc. 4.00 9.00 5.00 4.00 NA 6.00 6.00
Spire Inc. 5.00 5.50 16.50 5.37 4.50 7.97 7.97
Group Average 5.56 9.89 9.16 6.83 5.95 8.31 6.82
        USE 6.80

Sources: 

Morningstar, December 21, 2020 (http://financials.morningstar.com)
* NA signifies that a forecast was not available 

Development of a Representative Dividend Growth Rate 
for the Barometer Group of Gas Companies

5 Yr Forecast

Zacks, December 21, 2020 (www.zacks.com)
Yahoo!,December 21, 2020 (http://finance.yahoo.com/)

Value Line Investment Survey, December 21, 2020
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The market indicated common equity cost rate range consists of data used from the barometer groups 
and is based on a series of calculations to average the DCF methods. 
 

 
 
  

Cost Rates
%

9.36

9.45

9.40

6.53-12.28
         @ 1 standard deviation around the mean.2

9.68

*
*None within last two years

9.90%

of the Bureau of Technical Utility Services at (717) 787-1869.

1 As calculated by the Bureau of Technical Utility Services
2 Standard Deviation of 14 DCF observations

Any questions concerning DSIC should be directed to Marc Hoffer

3 ROEs from base rate cases within last two years,  fully litigated or stipulated for DSIC purposes 

(7)    Distribution System Improvement Charge (DSIC) Return4:

4 Commission authorized Return on Equity (ROE) for DSIC purposes

(4)   Market Indicated Common Equity Cost Rate Range

(5)   CAPM Check of DCF Reasonableness

(6)   Recent Commission Approved ROEs3:

Market Based Returns on Common Equity ¹
December 18, 2020

(1)   Current DCF

(2)   52-Week Average DCF

(3)   Average DCF 

Water Company Barometer Group
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Historic Water Industry DCF and CAPM Average ROEs 
 

 
 
 
 

Chart of Historic Water Industry DCF and CAPM Average ROEs 
 

 
 
 
 

DCF CAPM

Q3'18 9.67 9.50

Q4'18 9.35 9.23

Q1'19 9.30 9.02

Q2'19 9.17 8.62

Q3'19 9.16 8.55

Q4'19 8.87 7.95

Q1'20 9.10 9.46

Q2'20 9.34 9.47

Q3'20 9.40 9.68

Water
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Barometer water companies are used to calculate a current DCF in the first chart.  The second chart 
demonstrates the companies 52-week average DCF.  A final average of the two calculations is also 
shown at the bottom. 
 
 

 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 

Closing Latest Ind. Div.
Market Indicated Plus 1/2 Current

Price (Po) Dividend Div. Growth Dividend
12/18/2020 Do Rate (D1) Yield(D1/Po) Growth DCF

($) ($) ($) (%) (%) (%)
American States Water Company 78.19 1.34 1.40 1.80 5.29 7.08
American Water Works Co., Inc. 150.24 2.20 2.29 1.53 8.40 9.93
California Water Service Group 53.29 0.85 0.87 1.64 9.58 11.22
Essential Utilities, Inc. 45.90 1.00 1.04 2.26 6.78 9.04
Middlesex Water Company 71.63 1.04 1.07 1.49 4.35 5.84
SJW Group 67.94 1.28 1.32 1.95 12.73 14.68
The York Water Company 47.26 0.75 0.77 1.63 5.95 7.58
Group Average 73.49 1.21 1.25 1.76 7.58 9.34
Group Average  G 7.60
DCF 9.36

Water Company Barometer Group
Calculation of a Current Dividend Yield

Latest Average

Indicated Dividend
High Low Average (Pa) Dividend (Do) Yield (Do/Pa) Growth DCF
($) ($) ($) ($) (%) (%) (%)

American States Water Company 96.64 65.11 80.88 1.34 1.66 5.29 6.94
American Water Works Co., Inc. 172.56 92.00 132.28 2.20 1.66 8.40 10.06
California Water Service Group 57.36 39.74 48.55 0.85 1.75 9.58 11.33
Essential Utilities, Inc. 54.52 30.40 42.46 1.00 2.36 6.78 9.13
Middlesex Water Company 76.08 48.79 62.44 1.04 1.67 4.35 6.02
SJW Group 74.99 45.60 60.30 1.28 2.12 12.73 14.86
The York Water Company 51.27 34.56 42.92 0.75 1.75 5.95 7.70
Group Average 83.35 50.89 67.12 1.21 1.85 7.58 9.43
Group Average   G 7.60
DCF 9.45

9.40Average of Current and 52-Week

52-week High-Low Dividend Yield Calculation
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Multiple sources of the Barometer companies projected 5-year Earnings Per Share are used to calculate 
the Group Average Dividend Growth Estimate. 
 

 

 

Avgerage
Value Line Value Line Zacks Yahoo Morningstar Earnings Growth

DPS EPS EPS EPS EPS Growth Estimate
(%) (%) (%) (%) (%) (%) (%)

American States Water Company 9.50 6.50 4.90 4.85 4.90 5.29 5.29
American Water Works Co., Inc. 8.50 8.50 8.10 8.40 8.60 8.40 8.40
California Water Service Group 5.50 6.50 NA 10.75 11.50 9.58 9.58
Essential Utilities, Inc. 7.50 7.00 6.20 6.70 7.20 6.78 6.78
Middlesex Water Company 5.50 6.00 NA 2.70 NA 4.35 4.35
SJW Group 7.00 10.50 14.00 13.70 47.50 21.43 12.73
The York Water Company 6.00 7.00 NA 4.90 NA 5.95 5.95

Group Average 7.07 7.43 8.30 7.43 15.94 8.82 7.58
        USE 7.60

Sources: 

* NA signifies that a forecast was not available 

5 Yr Forecast

Development of a Representative Dividend Growth Rate 
for the Barometer Group of Water Companies

Value Line Investment Survey December 21, 2020
Zacks, December 21, 2020 (www.zacks.com)
Yahoo!, December 21, 2020 (http://finance.yahoo.com/)
Morningstar, December 21, 2020 (http://financials.morningstar.com)
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LOWER MAKEFIELD TOWNSHIP SANITARY SEWER SYSTEM 
ENGINEERS ASSESSMENT STUDY 

 
I. Executive Summary 
 

In October 2020, Ebert Engineering Inc. was authorized by Lower Makefield 
Township and Aqua Pennsylvania Wastewater, Inc. to prepare an Act 12 of 2016 
Engineers Assessment Study for the purchase of the Lower Makefield Township’s 
Wastewater System Assets by Aqua Pennsylvania Wastewater, Inc. The assessment of 
tangible assets of the facilities and equipment to be purchased, was prepared 
following the guideline of Pennsylvania Act 12 of 2016, amended Chapter 13 of the 
Pennsylvania Public Utility Code and the Final Implementation Order entered by 
Public Utility Commission at Docket No. M-2016-2543193 (“Act 12”) by adding 
section 1329 Valuation of acquired water and wastewater system. Information for this 
assessment and to prepare the report was derived from various sources including, but 
not limited to, system maps, site visit, discussions from Township staff and 
engineer(s), Township asset listing, contracts, institutional escrow payment statements 
and other sources to provide an inventory and listing. A complete list of the assets, 
organized by National Association of Regulatory Utility Commissions (NARUC) 
system of accounts, showing the original cost and year of installation is included in 
Appendix I of this report. This assessment will be used by the Utility Valuation 
Experts (UVEs) retained by both the seller (Lower Makefield Township) and buyer 
(Aqua Pennsylvania Wastewater, Inc.).  

 
II. Methodology 
 

The purpose of this report is to “conduct an assessment of tangible assets of the 
selling utility”. Ebert Engineering Inc. obtained and reviewed Township records such 
as PA DEP and PA DER Water Quality Management permits, developer agreements, 
escrow amounts, and contracts that were utilized to construct the sanitary sewer 
system. A summary of assets has been developed, which includes used and useful 
utility system assets and any system held for future use that is to be part of the asset 
sale. The assets were categorized by NARUC system of accounts for Class A 
wastewater systems. A list of the Township’s wastewater assets is contained in 
Appendix I Analysis of Original Costs of Assets in Service. The Township has no 
property held for future use.  
 
The original cost of assets was found through research of the aforementioned 
documents (escrows, contracts, WQM permits, etc.). When information was 
inadequate to find the original cost, a current evaluation was made. This current 
evaluation is a cost estimate of the specific sewer element based on current prices. 
The current evaluation is then indexed back to its original cost using the Engineering 
News-Record (ENR) construction cost indices. The unit prices for these current 
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evaluations can be found in Appendix II. The current evaluation of pump stations and 
meter pits can be found in Appendix III. For a majority of the sewer elements listed in 
this report, their original documents could not be found and the only source of 
information came from the institutional knowledge of the Township staff.  
 
Sanitary sewer pipes with missing original documents had their age, size, and material 
estimated with the help of the Township staff’s institutional knowledge. Specifically, 
the sanitary gravity pipe material was assumed to be vitrified clay if the pipe was 
constructed before 1980. After 1980, the sanitary gravity pipe material was assumed 
to be SDR-35. Pump station force mains with missing original documents were also 
assumed to be made of ductile iron pipe. Sanitary laterals were assumed to be 25 feet 
long and made of SDR-35. More information on the lateral assumptions can be found 
in Appendix II.  

 
Each asset has been indexed (e.g. 1.1 or 9.999) that corresponds to a map of the 
Lower Makefield sanitary sewer collection system found in Appendix V. The map 
contains all sewer elements as well as the developments names for specific sanitary 
sewer collection areas.  
 
Appendix IV lists projects that are in various states of approval or construction. The 
projects that are included in this assessment are listed below: 

• Erin Development 
• Regency at Yardley 
• Towering Oaks at Yardley 
• Reserve at Yardley 
• Scammel’s Corner 
• Flowers Field at Edgewood 
• Estates at Sandy Run 
• Caddis Healthcare Real Estate Senior Living Facility 
• Artis Senior Living Facility 
• Brookshire III 

 
III. System Description 
 

A large portion of the developed areas within Lower Makefield Township are served 
by the public sanitary sewage collection system constructed in 1966. This system has 
subsequently been expanded as the Township has developed and the system now 
contains 14 pump stations, force mains, gravity sewer, low pressure collection 
systems, and 8 wastewater metering chambers.  
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The collected wastewater ultimately is treated at two different treatment plants located 
in the Borough of Morrisville and the City of Philadelphia. Lower Makefield also 
utilizes the conveyance facilities of authorities to transport its wastewater for 
treatment. These include the Borough of Yardley, the Bucks County Water and Sewer 
Authority, Middletown Township, and the Township of Falls Authority. The 
following paragraphs will identify each drainage basin in Lower Makefield Township 
and describe how the sanitary sewer collection subsystem operates, identify 
ownership of the sanitary sewer elements, and the ultimate disposal of the wastewater.  
 
The collection subsystem located in the Buck Creek drainage basin and the major 
portion of the Brock Creek basin discharge flows into the sewage facilities of the 
Borough of Yardley. These flows are then pumped back into the Township system via 
Yardley's Pumping Station, and then flow by gravity to Morrisville for treatment by 
way of the Pennsylvania Canal Interceptor. The flows from the newer developments 
in the lower portion of the Brock Creek basin are discharged to the Heacock Road 
Pumping Station. These wastewater flows are pumped to a connection point on the 
existing Pennsylvania Canal Interceptor at Black Rock Road, which conveys these 
flows via gravity to the Morrisville Wastewater Treatment Plant.  
The entire Silver Lake collection subsystem discharges flow to the Silver Lake 
Pumping Station constructed on the Yardley Borough boundary. The flow is then 
pumped to the Pennsylvania Canal Interceptor for treatment at Morrisville.  

 

A portion of the sewers in the Rock Run basin are owned and operated by the 
Township of Falls Authority. The area containing these sewers is referred to as the 
“Falls Township Service Area”. This area was not included in the assessment.  
 
Township of Falls has also agreed to accept the flow originating in sewers located in 
the area known as “Falls Township Contract Area”. However, sewer facilities within 
the Contract Area are both owned and operated by Lower Makefield Township.  
 

The flows from developments in the Mill Creek basin are conveyed via gravity to the 
Middletown Interceptor (Yerkes Line). These consist mostly of residential 
subdivisions in the vicinity of Oxford Valley Road and Big Oak Road, and include 
commercial developments at the southeast corner of these roads. Flows from most of 
those developments are pumped to the Middletown Interceptor via the Yardley Oaks 
Pumping Station. 
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IV. Historical Growth 
 

The majority of the current sewer system for Lower Makefield Township was built in 
1966. There were some developments and their corresponding sewer systems built in 
the 1950’s but most of the gravity lines and the gravity interceptors were built in 
1966. The table below shows the growth of the sanitary sewer system over the 
decades.  
 

Decade 
Number of New 
Developments 

Number of New 
Pump Stations 

Number of New 
Interceptors 

1950-1960 11 - - 
1960-1970 17 3 - 
1970-1980 11 2 6 
1980-1990 24 5 - 
1990-2000 33 2 1 
2000-2010 23 2 - 
2010-2020 6 - - 

 
During the early 1960’s when Lower Makefield Township was rapidly expanding 
their sanitary sewer system, the Falls Township Wastewater Treatment Plant 
(WWTP) was anticipated to be constructed and was planned to serve areas of the 
Lower Makefield Township and adjacent to Fairless Hills. Ultimately, the Falls 
Township WWTP was never constructed. The Morrisville WWTP was also to serve 
portions of the Lower Makefield Township (watersheds discharging toward the 
Delaware River). Between the 1960’s and 1970’s, the Morrisville WWTP was 
expanded and began accepting wastewater from portions of Lower Makefield 
Township and Yardley Borough.  
 
In the 1970’s it was still proposed that the Falls Township WWTP would serve 
additional areas in the Lower Makefield Township. Flows in excess of the plant’s 
capacity would be diverted to the Bristol Township Sewage Treatment plant by a 
proposed extension to the then existing Neshaminy Interceptor.   
 
From 1970 to 1980, significant sewer expansion occurred as a result of increased 
development in Lower Makefield Township. The Core Creek Branch of the 
Neshaminy Interceptor was completed, and the Morrisville WWTP was expanded and 
upgraded.  It was proposed that the Morrisville WWTP begin serving additional areas 
in Lower Makefield Township, as well as part of the Upper Makefield Township by 
1980. After 1980, the Morrisville WWTP would serve the remaining portions of the 
Lower Makefield Township within the watersheds discharging towards the Delaware 
River.  
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From 1980 to 1990, a majority of the pump stations were constructed: Heacock Road 
Pumping Station, Maplevale PS, Oxford Glen/Yardley Oaks PS, Sherwood PS, and 
Silver Lakes PS. Additional capacity/upgrades were purchased from the Morrisville 
WWTP to keep up with increasing number of developments.  
 
From 1990 to 2000, the Township increased development at rates higher than 
anticipated. The Morrisville WWTP was near its capacity and as a result the Heacock 
Road Pumping Station was temporarily pumping wastewater from the Lower 
Makefield portion of the Brock Creek basin to the Bucks County Water and Sewer 
Authority Core Creek Interceptor. Once the Morrisville WWTP expansions were 
completed, the WWTP was re-rated from 7.1 MGD to 8.7 MGD and these flows were 
diverted back to the Morrisville WWTP.  
 
From 2000 to current day, all the wastewater generated in the Township is conveyed 
to treatment plants located outside the Township: the Morrisville WWTP and the City 
of Philadelphia Northeast Water Pollution Control Plant.   
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APPENDIX I 
ANALYSIS OF ORIGINAL COST OF ASSETS IN SERVICE
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APPENDIX II 
UNIT PRICE



115.00

Excavate Trench (8' deep) CY 6.48$            1.481 9.60$                      
Crushed stone bedding CY 43.50$          0.148 6.44$                      
Compact bedding CY 3.72$            0.058 0.22$                      
Backfill trench w/2A stone TN 10.00$          1.783 17.83$                    
Compact fill material CY 3.72$            0.093 0.35$                      
Sawcut pavement for excavation LF 4.66$            2.000 9.32$                      
Dispose of excess fill material CY 9.60$            1.481 14.22$                    
Temp paving (5' wide) SY 10.25$          0.556 5.70$                      
Temp paving hauling CY 9.60$            0.031 0.30$                      
Pressure testing LF 3.75$            1.000 3.75$                      
Televising LF 2.00$            1.000 2.00$                      
Sawcut pavement for final restoration LF 4.66$            2.000 9.32$                      
Excavate (7' W x 8.5" D x 1' L) CY 6.35$            0.184 1.17$                      
Dispose of excess material CY 9.60$            0.184 1.77$                      
Compact trench surfface CY 3.72$            0.129 0.48$                      
1.5" Wearing course (7' wide) SY 7.70$            0.778 5.99$                      
3" Binder course (7' wide) SY 13.45$          0.778 10.46$                    
4" Base course (7' wide) SY 18.00$          0.778 14.00$                    
Seal SY 3.01$            0.111 0.33$                      
Hauling CY 9.60$            0.184 1.77$                      

140.00$                  

8" VCP LF 25.00$          1.000 25.00$                    
Excavation, installation, and restoration LS 115.00$        1.000 115.00$                  

130.00$                  

8" SDR-35 PVC LF 15.00$          1.000 15.00$                    
Excavation, installation, and restoration LS 115.00$        1.000 115.00$                  

LOWER MAKEFIELD TOWNSHIP, BUCKS COUNTY, PA

SANITARY SEWER SYSTEM
UNIT PRICES IN 2020 DOLLARS

8" VCP gravity main located in roadways

8" PVC gravity main located in roadways

PRICE SYSTEM

Excavation, installation, and restoration for 8" diameter gravity sewer in roadways 

DESCRIPTION UNIT UNIT PRICE
QTY/SYSTEM

UNIT
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32.00$                    

Excavate Trench (8' deep) CY 6.48$            1.481 9.60$                      
Crushed stone bedding CY 43.50$          0.148 6.44$                      
Compact bedding CY 3.72$            0.058 0.22$                      
Backfill trench w/suitable materials CY 3.03$            1.321 4.00$                      
Compact fill material CY 3.72$            0.093 0.35$                      
Dispose of excess fill material CY 9.60$            0.160 1.54$                      
Pressure testing LF 3.75$            1.000 3.75$                      
Televising LF 2.00$            1.000 2.00$                      
Finish grading & seeding SY 3.92$            1.050 4.12$                      

57.00$                    

8" VCP LF 25.00$          1.000 25.00$                    
Excavation, installation, and restoration  LS 32.00$          1.000 32.00$                    

47.00$                    

8" SDR-35 PVC LF 15.00$          1.000 15.00$                    
Excavation, installation, and restoration LS 32.00$          1.000 32.00$                    

Excavation, installation, and restoration for 8" diameter gravity sewer out of roadways 

8" VCP gravity main located out of roadways

8" PVC gravity main located out of roadways

LOWER MAKEFIELD TOWNSHIP, BUCKS COUNTY, PA

SANITARY SEWER SYSTEM
UNIT PRICES IN 2020 DOLLARS

DESCRIPTION UNIT UNIT PRICE
QTY/SYSTEM

UNIT
PRICE SYSTEM
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115.00$                  

Excavate Trench (8' deep) CY 6.48$            1.481 9.60$                      
Crushed stone bedding CY 43.50$          0.148 6.44$                      
Compact bedding CY 3.72$            0.058 0.22$                      
Backfill trench w/2A stone TN 10.00$          1.783 17.83$                    
Compact fill material CY 3.72$            0.093 0.35$                      
Sawcut pavement for excavation LF 4.66$            2.000 9.32$                      
Dispose of excess fill material CY 9.60$            1.481 14.22$                    
Temp paving (5' wide) SY 10.25$          0.556 5.70$                      
Temp paving hauling CY 9.60$            0.031 0.30$                      
Pressure testing LF 3.75$            1.000 3.75$                      
Televising LF 2.00$            1.000 2.00$                      
Sawcut pavement for final restoration LF 4.66$            2.000 9.32$                      
Excavate (7' W x 8.5" D x 1' L) CY 6.35$            0.184 1.17$                      
Dispose of excess material CY 9.60$            0.184 1.77$                      
Compact trench surfface CY 3.72$            0.129 0.48$                      
1.5" Wearing course (7' wide) SY 7.70$            0.778 5.99$                      
3" Binder course (7' wide) SY 13.45$          0.778 10.46$                    
4" Base course (7' wide) SY 18.00$          0.778 14.00$                    
Seal SY 3.01$            0.111 0.33$                      
Hauling CY 9.60$            0.184 1.77$                      

145.00$                  

10" VCP LF 30.00$          1.000 30.00$                    
Excavation, installation, and restoration LS 115.00$        1.000 115.00$                  

280.00$                  

10" CIP LF 165.00$        1.000 165.00$                  
Excavation, installation, and restoration LS 115.00$        1.000 115.00$                  

Excavation, installation, and restoration for 10" diameter gravity sewer in roadways 

10" VCP gravity main located in roadways

10" CIP gravity main located in roadways

LOWER MAKEFIELD TOWNSHIP, BUCKS COUNTY, PA

SANITARY SEWER SYSTEM
UNIT PRICES IN 2020 DOLLARS

DESCRIPTION UNIT UNIT PRICE
QTY/SYSTEM

UNIT
PRICE SYSTEM
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32.00$                    

Excavate Trench (8' deep) CY 6.48$            1.481 9.60$                      
Crushed stone bedding CY 43.50$          0.148 6.44$                      
Compact bedding CY 3.72$            0.058 0.22$                      
Backfill trench w/suitable materials CY 3.03$            1.321 4.00$                      
Compact fill material CY 3.72$            0.093 0.35$                      
Dispose of excess fill material CY 9.60$            0.160 1.54$                      
Pressure testing LF 3.75$            1.000 3.75$                      
Televising LF 2.00$            1.000 2.00$                      
Finish grading & seeding SY 3.92$            1.050 4.12$                      

62.00$                    

10" VCP LF 30.00$          1.000 30.00$                    
Excavation, installation, and restoration  LS 32.00$          1.000 32.00$                    

197.00$                  

10" CIP LF 165.00$        1.000 165.00$                  
Excavation, installation, and restoration LS 32.00$          1.000 32.00$                    

Excavation, installation, and restoration for 10" diameter gravity sewer out of roadways 

10" VCP gravity main located out of roadways

10" CIP gravity main located out of roadways

LOWER MAKEFIELD TOWNSHIP, BUCKS COUNTY, PA

SANITARY SEWER SYSTEM
UNIT PRICES IN 2020 DOLLARS

DESCRIPTION UNIT UNIT PRICE
QTY/SYSTEM

UNIT
PRICE SYSTEM
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116.00$                  

Excavate Trench (8' deep) CY 6.48$            1.481 9.60$                      
Crushed stone bedding CY 43.50$          0.187 8.13$                      
Compact bedding CY 3.72$            0.058 0.22$                      
Backfill trench w/2A stone TN 10.00$          1.708 17.08$                    
Compact fill material CY 3.72$            0.093 0.35$                      
Sawcut pavement for excavation LF 4.66$            2.000 9.32$                      
Dispose of excess fill material CY 9.60$            1.481 14.22$                    
Temp paving (5' wide) SY 10.25$          0.556 5.70$                      
Temp paving hauling CY 9.60$            0.031 0.30$                      
Pressure testing LF 3.75$            1.000 3.75$                      
Televising LF 2.00$            1.000 2.00$                      
Sawcut pavement for final restoration LF 4.66$            2.000 9.32$                      
Excavate (7' W x 8.5" D x 1' L) CY 6.35$            0.184 1.17$                      
Dispose of excess material CY 9.60$            0.189 1.81$                      
Compact trench surfface CY 3.72$            0.129 0.48$                      
1.5" Wearing course (7' wide) SY 7.70$            0.778 5.99$                      
3" Binder course (7' wide) SY 13.45$          0.778 10.46$                    
4" Base course (7' wide) SY 18.00$          0.778 14.00$                    
Seal SY 3.01$            0.111 0.33$                      
Hauling CY 9.60$            0.184 1.77$                      

151.00$                  

12" VCP LF 35.00$          1.000 35.00$                    
Excavation, installation, and restoration LS 116.00$        1.000 116.00$                  

Excavation, installation, and restoration for 12" diameter gravity sewer in roadways 

12" VCP gravity main located in roadways

LOWER MAKEFIELD TOWNSHIP, BUCKS COUNTY, PA

SANITARY SEWER SYSTEM
UNIT PRICES IN 2020 DOLLARS

DESCRIPTION UNIT UNIT PRICE
QTY/SYSTEM

UNIT
PRICE SYSTEM
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35.00$                    

Excavate Trench (8' deep) CY 6.48$            1.481 9.60$                      
Crushed stone bedding CY 43.50$          0.187 8.13$                      
Compact bedding CY 3.72$            0.058 0.22$                      
Backfill trench w/suitable materials CY 3.03$            1.265 3.83$                      
Compact fill material CY 3.72$            0.093 0.35$                      
Dispose of excess fill material CY 9.60$            0.216 2.07$                      
Pressure testing LF 3.75$            1.000 3.75$                      
Televising LF 2.00$            1.000 2.00$                      
Finish grading & seeding SY 3.92$            1.288 5.05$                      

70.00$                    

12" VCP LF 35.00$          1.000 35.00$                    
Excavation, installation, and restoration  LS 35.00$          1.000 35.00$                    

Excavation, installation, and restoration for 12" diameter gravity sewer out of roadways 

12" VCP gravity main located out of roadways

LOWER MAKEFIELD TOWNSHIP, BUCKS COUNTY, PA

SANITARY SEWER SYSTEM
UNIT PRICES IN 2020 DOLLARS

DESCRIPTION UNIT UNIT PRICE
QTY/SYSTEM

UNIT
PRICE SYSTEM
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117.00$                  

Excavate Trench (8' deep) CY 6.48$            1.481 9.60$                      
Crushed stone bedding CY 43.50$          0.218 9.48$                      
Compact bedding CY 3.72$            0.058 0.22$                      
Backfill trench w/2A stone TN 10.00$          1.678 16.78$                    
Compact fill material CY 3.72$            0.093 0.35$                      
Sawcut pavement for excavation LF 4.66$            2.000 9.32$                      
Dispose of excess fill material CY 9.60$            1.481 14.22$                    
Temp paving (5' wide) SY 10.25$          0.556 5.70$                      
Temp paving hauling CY 9.60$            0.031 0.30$                      
Pressure testing LF 3.75$            1.000 3.75$                      
Televising LF 2.00$            1.000 2.00$                      
Sawcut pavement for final restoration LF 4.66$            2.000 9.32$                      
Excavate (7' W x 8.5" D x 1' L) CY 6.35$            0.184 1.17$                      
Dispose of excess material CY 9.60$            0.184 1.77$                      
Compact trench surfface CY 3.72$            0.129 0.48$                      
1.5" Wearing course (7' wide) SY 7.70$            0.778 5.99$                      
3" Binder course (7' wide) SY 13.45$          0.778 10.46$                    
4" Base course (7' wide) SY 18.00$          0.778 14.00$                    
Seal SY 3.01$            0.111 0.33$                      
Hauling CY 9.60$            0.184 1.77$                      

177.00$                  

15" SDR-26 LF 60.00$          1.000 60.00$                    
Excavation, installation, and restoration LS 117.00$        1.000 117.00$                  

Excavation, installation, and restoration for 15" diameter gravity sewer in roadways 

15" PVC gravity main located in roadways

LOWER MAKEFIELD TOWNSHIP, BUCKS COUNTY, PA

SANITARY SEWER SYSTEM
UNIT PRICES IN 2020 DOLLARS

DESCRIPTION UNIT UNIT PRICE
QTY/SYSTEM

UNIT
PRICE SYSTEM
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35.00$                    

Excavate Trench (8' deep) CY 6.48$            1.481 9.60$                      
Crushed stone bedding CY 43.50$          0.187 8.13$                      
Compact bedding CY 3.72$            0.058 0.22$                      
Backfill trench w/suitable materials CY 3.03$            1.265 3.83$                      
Compact fill material CY 3.72$            0.093 0.35$                      
Dispose of excess fill material CY 9.60$            0.216 2.07$                      
Pressure testing LF 3.75$            1.000 3.75$                      
Televising LF 2.00$            1.000 2.00$                      
Finish grading & seeding SY 3.92$            1.288 5.05$                      

55.00$                    

15" SDR-26 LF 20.00$          1.000 20.00$                    
Excavation, installation, and restoration  LS 35.00$          1.000 35.00$                    

Excavation, installation, and restoration for 15" diameter gravity sewer out of roadways 

15" PVC gravity main located out of roadways

LOWER MAKEFIELD TOWNSHIP, BUCKS COUNTY, PA

SANITARY SEWER SYSTEM
UNIT PRICES IN 2020 DOLLARS

DESCRIPTION UNIT UNIT PRICE
QTY/SYSTEM

UNIT
PRICE SYSTEM
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120.00$                  

Excavate Trench (8' deep) CY 6.48$            1.481 9.60$                      
Crushed stone bedding CY 43.50$          0.248 10.81$                    
Compact bedding CY 3.72$            0.058 0.22$                      
Backfill trench w/2A stone TN 10.00$          1.846 18.46$                    
Compact fill material CY 3.72$            0.093 0.35$                      
Sawcut pavement for excavation LF 4.66$            2.000 9.32$                      
Dispose of excess fill material CY 9.60$            1.481 14.22$                    
Temp paving (5' wide) SY 10.25$          0.556 5.70$                      
Temp paving hauling CY 9.60$            0.031 0.30$                      
Pressure testing LF 3.75$            1.000 3.75$                      
Televising LF 2.00$            1.000 2.00$                      
Sawcut pavement for final restoration LF 4.66$            2.000 9.32$                      
Excavate (7' W x 8.5" D x 1' L) CY 6.35$            0.184 1.17$                      
Dispose of excess material CY 9.60$            0.184 1.77$                      
Compact trench surfface CY 3.72$            0.129 0.48$                      
1.5" Wearing course (7' wide) SY 7.70$            0.778 5.99$                      
3" Binder course (7' wide) SY 13.45$          0.778 10.46$                    
4" Base course (7' wide) SY 18.00$          0.778 14.00$                    
Seal SY 3.01$            0.111 0.33$                      
Hauling CY 9.60$            0.184 1.77$                      

185.00$                  

27" RCP LF 65.00$          1.000 65.00$                    
Excavation, installation, and restoration LS 120.00$        1.000 120.00$                  

Excavation, installation, and restoration for 27" diameter gravity sewer in roadways 

27" RCP gravity main located in roadways

LOWER MAKEFIELD TOWNSHIP, BUCKS COUNTY, PA

SANITARY SEWER SYSTEM
UNIT PRICES IN 2020 DOLLARS

DESCRIPTION UNIT UNIT PRICE
QTY/SYSTEM

UNIT
PRICE SYSTEM
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45.00$                    

Excavate Trench (8' deep) CY 6.48$            1.481 9.60$                      
Crushed stone bedding CY 43.50$          0.386 16.79$                    
Compact bedding CY 3.72$            0.058 0.22$                      
Backfill trench w/suitable materials CY 3.03$            1.049 3.18$                      
Compact fill material CY 3.72$            0.093 0.35$                      
Dispose of excess fill material CY 9.60$            0.497 4.77$                      
Pressure testing LF 3.75$            1.000 3.75$                      
Televising LF 2.00$            1.000 2.00$                      
Finish grading & seeding SY 3.92$            1.111 4.36$                      

110.00$                  

27" RCP LF 65.00$          1.000 65.00$                    
Excavation, installation, and restoration  LS 45.00$          1.000 45.00$                    

Excavation, installation, and restoration for 27" diameter gravity sewer out of roadways 

27" RCP gravity main located out of roadways

LOWER MAKEFIELD TOWNSHIP, BUCKS COUNTY, PA

SANITARY SEWER SYSTEM
UNIT PRICES IN 2020 DOLLARS

DESCRIPTION UNIT UNIT PRICE
QTY/SYSTEM

UNIT
PRICE SYSTEM

Page 10 of 29



225.00$                  

Excavate Trench (8' deep) CY 6.48$            1.481 9.60$                      
Crushed stone bedding CY 43.50$          2.610 113.54$                  
Compact bedding CY 3.72$            0.058 0.22$                      
Backfill trench w/2A stone TN 10.00$          1.985 19.85$                    
Compact fill material CY 3.72$            0.093 0.35$                      
Sawcut pavement for excavation LF 4.66$            2.000 9.32$                      
Dispose of excess fill material CY 9.60$            1.554 14.92$                    
Temp paving (5' wide) SY 10.25$          0.556 5.70$                      
Temp paving hauling CY 9.60$            0.031 0.30$                      
Pressure testing LF 3.75$            1.000 3.75$                      
Televising LF 2.00$            1.000 2.00$                      
Sawcut pavement for final restoration LF 4.66$            2.000 9.32$                      
Excavate (7' W x 8.5" D x 1' L) CY 6.35$            0.184 1.17$                      
Dispose of excess material CY 9.60$            0.202 1.94$                      
Compact trench surfface CY 3.72$            0.129 0.48$                      
1.5" Wearing course (7' wide) SY 7.70$            0.778 5.99$                      
3" Binder course (7' wide) SY 13.45$          0.778 10.46$                    
4" Base course (7' wide) SY 18.00$          0.778 14.00$                    
Seal SY 3.01$            0.111 0.33$                      
Hauling CY 9.60$            0.184 1.77$                      

300.00$                  

30" RCP LF 75.00$          1.000 75.00$                    
Excavation, installation, and restoration LS 225.00$        1.000 225.00$                  

Excavation, installation, and restoration for 30" diameter gravity sewer in roadways 

30" RCP gravity main located in roadways

LOWER MAKEFIELD TOWNSHIP, BUCKS COUNTY, PA

SANITARY SEWER SYSTEM
UNIT PRICES IN 2020 DOLLARS

DESCRIPTION UNIT UNIT PRICE
QTY/SYSTEM

UNIT
PRICE SYSTEM
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47.00$                    

Excavate Trench (8' deep) CY 6.48$            1.481 9.60$                      
Crushed stone bedding CY 43.50$          0.427 18.57$                    
Compact bedding CY 3.72$            0.058 0.22$                      
Backfill trench w/suitable materials CY 3.03$            1.049 3.18$                      
Compact fill material CY 3.72$            0.093 0.35$                      
Dispose of excess fill material CY 9.60$            0.520 4.99$                      
Pressure testing LF 3.75$            1.000 3.75$                      
Televising LF 2.00$            1.000 2.00$                      
Finish grading & seeding SY 3.92$            1.111 4.36$                      

122.00$                  

30" RCP LF 75.00$          1.000 75.00$                    
Excavation, installation, and restoration  LS 47.00$          1.000 47.00$                    

Excavation, installation, and restoration for 30" diameter gravity sewer out of roadways 

30" RCP gravity main located out of roadways

LOWER MAKEFIELD TOWNSHIP, BUCKS COUNTY, PA

SANITARY SEWER SYSTEM
UNIT PRICES IN 2020 DOLLARS

DESCRIPTION UNIT UNIT PRICE
QTY/SYSTEM

UNIT
PRICE SYSTEM
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100.00$                  

Excavate Trench (6' deep) CY 6.35$            1.111 7.05$                      
Crushed stone bedding CY 43.50$          0.129 5.61$                      
Compact bedding CY 3.72$            0.058 0.22$                      
Backfill trench w/2A stone TN 10.00$          1.317 13.17$                    
Compact fill material CY 3.72$            0.093 0.35$                      
Sawcut pavement for excavation LF 4.66$            2.000 9.32$                      
Dispose of excess fill material CY 9.60$            1.111 10.67$                    
Temp paving (5' wide) SY 10.25$          0.417 4.27$                      
Temp paving hauling CY 9.60$            0.031 0.30$                      
Pressure testing LF 3.75$            1.000 3.75$                      
Sawcut pavement for final restoration LF 4.66$            2.000 9.32$                      
Excavate (7' W x 8.5" D x 1' L) LF 6.35$            0.184 1.17$                      
Dispose of excess material CY 9.60$            0.184 1.77$                      
Compact trench surface CY 3.72$            0.129 0.48$                      
1.5" Wearing course (7' wide) CY 7.70$            0.778 5.99$                      
3" Binder course (7' wide) SY 13.45$          0.778 10.46$                    
4" Base course (7' wide) SY 18.00$          0.778 14.00$                    
Seal SY 3.01$            0.111 0.33$                      
Hauling SY 9.60$            0.184 1.77$                      

750.00$                  

6" PVC (20 ft assumed) LF 20.00$          20.000 400.00$                  
6" PVC Cleanout EA 250.00$        1.000 250.00$                  
Excavation, installation, and restoration LS 100.00$        1.000 100.00$                  

Excavation, installation, and restoration for 6" diameter lateral sewer 

6" PVC lateral sewer 

LOWER MAKEFIELD TOWNSHIP, BUCKS COUNTY, PA

SANITARY SEWER SYSTEM
UNIT PRICES IN 2020 DOLLARS

DESCRIPTION UNIT UNIT PRICE
QTY/SYSTEM

UNIT
PRICE SYSTEM
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95.00$                    

Excavate Trench (4.83' deep) CY 6.38$            0.894 5.70$                      
Crushed stone bedding CY 43.50$          0.110 4.79$                      
Compact bedding CY 3.72$            0.058 0.22$                      
Backfill trench w/2A stone TN 10.00$          1.101 11.01$                    
Compact fill material CY 3.72$            0.093 0.35$                      
Sawcut pavement LF 4.66$            2.000 9.32$                      
Dispose of excess fill material CY 9.60$            0.894 8.58$                      
Temp paving (5' wide) SY 10.25$          0.556 5.70$                      
Temp paving hauling CY 9.60$            0.031 0.30$                      
Pressure testing LF 3.75$            1.000 3.75$                      
Sawcut pavement LF 4.66$            2.000 9.32$                      
Excavate (7' W x 8.5" D x 1' L) LF 6.35$            0.184 1.17$                      
Dispose of excess material CY 9.60$            0.184 1.77$                      
Compact trench surfface CY 3.72$            0.129 0.48$                      
1.5" Wearing course (7' wide) CY 7.70$            0.778 5.99$                      
3" Binder course (7' wide) SY 13.45$          0.778 10.46$                    
4" Base course (7' wide) SY 18.00$          0.778 14.00$                    
Seal SY 3.01$            0.111 0.33$                      
Hauling SY 9.60$            0.184 1.77$                      

125.00$                  

2" SDR 21 LF 30.00$          1.000 30.00$                    
Excavation, installation, and restoration LS 95.00$          1.000 95.00$                    

Excavation, installation, and restoration for 2" diameter forcemain in roadways 

2"  PVC forcemain located in roadways

LOWER MAKEFIELD TOWNSHIP, BUCKS COUNTY, PA

SANITARY SEWER SYSTEM
UNIT PRICES IN 2020 DOLLARS

DESCRIPTION UNIT UNIT PRICE
QTY/SYSTEM

UNIT
PRICE SYSTEM
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33.00$                    

Excavate Trench (4.83' deep) CY 6.48$            0.894 5.79$                      
Crushed stone bedding CY 43.50$          0.110 4.79$                      
Compact bedding CY 3.72$            0.058 0.22$                      
Backfill trench w/suitable materials CY 3.03$            1.101 3.34$                      
Compact fill material CY 3.72$            0.093 0.35$                      
Dispose of excess fill material CY 9.60$            0.894 8.58$                      
Pressure testing LF 3.75$            1.000 3.75$                      
Televising LF 2.00$            1.000 2.00$                      
Finish grading & seeding SY 3.92$            1.070 4.19$                      

63.00$                    

2" SDR 21 LF 30.00$          1.000 30.00$                    
Excavation, installation, and restoration  LS 33.00$          1.000 33.00$                    

Excavation, installation, and restoration for 2" diameter forcemain sewer out of roadways 

2" PVC forcemain located out of roadways

LOWER MAKEFIELD TOWNSHIP, BUCKS COUNTY, PA

SANITARY SEWER SYSTEM
UNIT PRICES IN 2020 DOLLARS

DESCRIPTION UNIT UNIT PRICE
QTY/SYSTEM

UNIT
PRICE SYSTEM
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95.00$                    

Excavate Trench (4.83' deep) CY 6.38$            0.894 5.70$                      
Crushed stone bedding CY 43.50$          0.110 4.79$                      
Compact bedding CY 3.72$            0.058 0.22$                      
Backfill trench w/2A stone TN 10.00$          1.101 11.01$                    
Compact fill material CY 3.72$            0.093 0.35$                      
Sawcut pavement LF 4.66$            2.000 9.32$                      
Dispose of excess fill material CY 9.60$            0.894 8.58$                      
Temp paving (5' wide) SY 10.25$          0.556 5.70$                      
Temp paving hauling CY 9.60$            0.031 0.30$                      
Pressure testing LF 3.75$            1.000 3.75$                      
Sawcut pavement LF 4.66$            2.000 9.32$                      
Excavate (7' W x 8.5" D x 1' L) LF 6.35$            0.184 1.17$                      
Dispose of excess material CY 9.60$            0.184 1.77$                      
Compact trench surfface CY 3.72$            0.129 0.48$                      
1.5" Wearing course (7' wide) CY 7.70$            0.778 5.99$                      
3" Binder course (7' wide) SY 13.45$          0.778 10.46$                    
4" Base course (7' wide) SY 18.00$          0.778 14.00$                    
Seal SY 3.01$            0.111 0.33$                      
Hauling SY 9.60$            0.184 1.77$                      

135.00$                  

4" DIP LF 40.00$          1.000 40.00$                    
Excavation, installation, and restoration LS 95.00$          1.000 95.00$                    

175.00$                  

4" CIP LF 80.00$          1.000 80.00$                    
Excavation, installation, and restoration LS 95.00$          1.000 95.00$                    

Excavation, installation, and restoration for 4" diameter forcemain in roadways 

4" DIP forcemain located in roadways

4" CIP forcemain located in roadways

LOWER MAKEFIELD TOWNSHIP, BUCKS COUNTY, PA

SANITARY SEWER SYSTEM
UNIT PRICES IN 2020 DOLLARS

DESCRIPTION UNIT UNIT PRICE
QTY/SYSTEM

UNIT
PRICE SYSTEM
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33.00$                    

Excavate Trench (4.83' deep) CY 6.48$            0.894 5.79$                      
Crushed stone bedding CY 43.50$          0.110 4.79$                      
Compact bedding CY 3.72$            0.058 0.22$                      
Backfill trench w/suitable materials CY 3.03$            1.101 3.34$                      
Compact fill material CY 3.72$            0.093 0.35$                      
Dispose of excess fill material CY 9.60$            0.894 8.58$                      
Pressure testing LF 3.75$            1.000 3.75$                      
Televising LF 2.00$            1.000 2.00$                      
Finish grading & seeding SY 3.92$            1.070 4.19$                      

73.00$                    

4" DIP LF 40.00$          1.000 40.00$                    
Excavation, installation, and restoration  LS 33.00$          1.000 33.00$                    

113.00$                  

4" CIP LF 80.00$          1.000 80.00$                    
Excavation, installation, and restoration  LS 33.00$          1.000 33.00$                    

Excavation, installation, and restoration for 4" diameter forcemain sewer out of roadways 

4" DIP forcemain located out of roadways

4" CIP forcemain located out of roadways

LOWER MAKEFIELD TOWNSHIP, BUCKS COUNTY, PA

SANITARY SEWER SYSTEM
UNIT PRICES IN 2020 DOLLARS

DESCRIPTION UNIT UNIT PRICE
QTY/SYSTEM

UNIT
PRICE SYSTEM
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100.00$                  

Excavate Trench (6' deep) CY 6.35$            1.111 7.05$                      
Crushed stone bedding CY 43.50$          0.129 5.61$                      
Compact bedding CY 3.72$            0.058 0.22$                      
Backfill trench w/2A stone TN 10.00$          1.317 13.17$                    
Compact fill material CY 3.72$            0.093 0.35$                      
Sawcut pavement LF 4.66$            2.000 9.32$                      
Dispose of excess fill material CY 9.60$            1.111 10.67$                    
Temp paving (5' wide) SY 10.25$          0.417 4.27$                      
Temp paving hauling CY 9.60$            0.031 0.30$                      
Pressure testing LF 3.75$            1.000 3.75$                      
Sawcut pavement LF 4.66$            2.000 9.32$                      
Excavate (7' W x 8.5" D x 1' L) LF 6.35$            0.184 1.17$                      
Dispose of excess material CY 9.60$            0.184 1.77$                      
Compact trench surfface CY 3.72$            0.129 0.48$                      
1.5" Wearing course (7' wide) CY 7.70$            0.778 5.99$                      
3" Binder course (7' wide) SY 13.45$          0.778 10.46$                    
4" Base course (7' wide) SY 18.00$          0.778 14.00$                    
Seal SY 3.01$            0.111 0.33$                      
Hauling SY 9.60$            0.184 1.77$                      

150.00$                  

6" DIP LF 50.00$          1.000 50.00$                    
Excavation, installation, and restoration LS 100.00$        1.000 100.00$                  

200.00$                  

6" CIP LF 100.00$        1.000 100.00$                  
Excavation, installation, and restoration LS 100.00$        1.000 100.00$                  

Excavation, installation, and restoration for 6" diameter forcemain in roadways 

6" DIP forcemain located in roadways

6" CIP forcemain located in roadways

LOWER MAKEFIELD TOWNSHIP, BUCKS COUNTY, PA

SANITARY SEWER SYSTEM
UNIT PRICES IN 2020 DOLLARS

DESCRIPTION UNIT UNIT PRICE
QTY/SYSTEM

UNIT
PRICE SYSTEM
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38.00$                    

Excavate Trench (6' deep) CY 6.35$            1.111 7.05$                      
Crushed stone bedding CY 43.50$          0.129 5.61$                      
Compact bedding CY 3.72$            0.058 0.22$                      
Backfill trench w/suitable materials CY 3.03$            1.319 4.00$                      
Compact fill material CY 3.72$            0.093 0.35$                      
Dispose of excess fill material CY 9.60$            1.111 10.67$                    
Pressure testing LF 3.75$            1.000 3.75$                      
Televising LF 2.00$            1.000 2.00$                      
Finish grading & seeding SY 3.92$            1.111 4.36$                      

88.00$                    

6" DIP LF 50.00$          1.000 50.00$                    
Excavation, installation, and restoration  LS 38.00$          1.000 38.00$                    

138.00$                  

6" CIP LF 100.00$        1.000 100.00$                  
Excavation, installation, and restoration  LS 38.00$          1.000 38.00$                    

Excavation, installation, and restoration for 6" diameter forcemain sewer out of roadways 

6" DIP forcemain located out of roadways

6" CIP forcemain located out of roadways

LOWER MAKEFIELD TOWNSHIP, BUCKS COUNTY, PA

SANITARY SEWER SYSTEM
UNIT PRICES IN 2020 DOLLARS

DESCRIPTION UNIT UNIT PRICE
QTY/SYSTEM

UNIT
PRICE SYSTEM
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113.00$                  

Excavate Trench (6' deep) CY 6.48$            1.481 9.60$                      
Crushed stone bedding CY 43.50$          0.148 6.44$                      
Compact bedding CY 3.72$            0.058 0.22$                      
Backfill trench w/2A stone TN 10.00$          1.783 17.83$                    
Compact fill material CY 3.72$            0.093 0.35$                      
Sawcut pavement LF 4.66$            2.000 9.32$                      
Dispose of excess fill material CY 9.60$            1.481 14.22$                    
Temp paving (5' wide) SY 10.25$          0.556 5.70$                      
Temp paving hauling CY 9.60$            0.031 0.30$                      
Pressure testing LF 3.75$            1.000 3.75$                      
Sawcut pavement LF 4.66$            2.000 9.32$                      
Excavate (7' W x 8.5" D x 1' L) LF 6.35$            0.184 1.17$                      
Dispose of excess material CY 9.60$            0.184 1.77$                      
Compact trench surfface CY 3.72$            0.129 0.48$                      
1.5" Wearing course (7' wide) CY 7.70$            0.778 5.99$                      
3" Binder course (7' wide) SY 13.45$          0.778 10.46$                    
4" Base course (7' wide) SY 18.00$          0.778 14.00$                    
Seal SY 3.01$            0.111 0.33$                      
Hauling SY 9.60$            0.184 1.77$                      

233.00$                  

8" CIP LF 120.00$        1.000 120.00$                  
Excavation, installation, and restoration LS 113.00$        1.000 113.00$                  

Excavation, installation, and restoration for 8" diameter forcemain in roadways 

8" CIP forcemain located in roadways

LOWER MAKEFIELD TOWNSHIP, BUCKS COUNTY, PA

SANITARY SEWER SYSTEM
UNIT PRICES IN 2020 DOLLARS

DESCRIPTION UNIT UNIT PRICE
QTY/SYSTEM

UNIT
PRICE SYSTEM
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46.00$                    

Excavate Trench (6' deep) CY 6.35$            1.481 9.40$                      
Crushed stone bedding CY 43.50$          0.148 6.44$                      
Compact bedding CY 3.72$            0.058 0.22$                      
Backfill trench w/suitable materials CY 3.03$            1.783 5.40$                      
Compact fill material CY 3.72$            0.093 0.35$                      
Dispose of excess fill material CY 9.60$            1.481 14.22$                    
Pressure testing LF 3.75$            1.000 3.75$                      
Televising LF 2.00$            1.000 2.00$                      
Finish grading & seeding SY 3.92$            1.079 4.23$                      

166.00$                  

8" CIP LF 120.00$        1.000 120.00$                  
Excavation, installation, and restoration  LS 46.00$          1.000 46.00$                    

Excavation, installation, and restoration for 8" diameter forcemain sewer out of roadways 

8" CIP forcemain located out of roadways

LOWER MAKEFIELD TOWNSHIP, BUCKS COUNTY, PA

SANITARY SEWER SYSTEM
UNIT PRICES IN 2020 DOLLARS

DESCRIPTION UNIT UNIT PRICE
QTY/SYSTEM

UNIT
PRICE SYSTEM
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113.00$                  

Excavate Trench (6' deep) CY 6.48$            1.481 9.60$                      
Crushed stone bedding CY 43.50$          0.148 6.44$                      
Compact bedding CY 3.72$            0.058 0.22$                      
Backfill trench w/2A stone TN 10.00$          1.783 17.83$                    
Compact fill material CY 3.72$            0.093 0.35$                      
Sawcut pavement LF 4.66$            2.000 9.32$                      
Dispose of excess fill material CY 9.60$            1.481 14.22$                    
Temp paving (5' wide) SY 10.25$          0.556 5.70$                      
Temp paving hauling CY 9.60$            0.031 0.30$                      
Pressure testing LF 3.75$            1.000 3.75$                      
Sawcut pavement LF 4.66$            2.000 9.32$                      
Excavate (7' W x 8.5" D x 1' L) LF 6.35$            0.184 1.17$                      
Dispose of excess material CY 9.60$            0.184 1.77$                      
Compact trench surfface CY 3.72$            0.129 0.48$                      
1.5" Wearing course (7' wide) CY 7.70$            0.778 5.99$                      
3" Binder course (7' wide) SY 13.45$          0.778 10.46$                    
4" Base course (7' wide) SY 18.00$          0.778 14.00$                    
Seal SY 3.01$            0.111 0.33$                      
Hauling SY 9.60$            0.184 1.77$                      

253.00$                  

10" CIP LF 140.00$        1.000 140.00$                  
Excavation, installation, and restoration LS 113.00$        1.000 113.00$                  

Excavation, installation, and restoration for 10" diameter forcemain in roadways 

10" CIP forcemain located in roadways

LOWER MAKEFIELD TOWNSHIP, BUCKS COUNTY, PA

SANITARY SEWER SYSTEM
UNIT PRICES IN 2020 DOLLARS

DESCRIPTION UNIT UNIT PRICE
QTY/SYSTEM

UNIT
PRICE SYSTEM
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46.00$                    

Excavate Trench (6' deep) CY 6.35$            1.481 9.40$                      
Crushed stone bedding CY 43.50$          0.148 6.44$                      
Compact bedding CY 3.72$            0.058 0.22$                      
Backfill trench w/suitable materials CY 3.03$            1.783 5.40$                      
Compact fill material CY 3.72$            0.093 0.35$                      
Dispose of excess fill material CY 9.60$            1.481 14.22$                    
Pressure testing LF 3.75$            1.000 3.75$                      
Televising LF 2.00$            1.000 2.00$                      
Finish grading & seeding SY 3.92$            1.079 4.23$                      

186.00$                  

10" CIP LF 140.00$        1.000 140.00$                  
Excavation, installation, and restoration  LS 46.00$          1.000 46.00$                    

Excavation, installation, and restoration for 10" diameter forcemain in roadways 

10" CIP forcemain located out of roadways

LOWER MAKEFIELD TOWNSHIP, BUCKS COUNTY, PA

SANITARY SEWER SYSTEM
UNIT PRICES IN 2020 DOLLARS

DESCRIPTION UNIT UNIT PRICE
QTY/SYSTEM

UNIT
PRICE SYSTEM
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113.00$                  

Excavate Trench (6' deep) CY 6.48$            1.481 9.60$                      
Crushed stone bedding CY 43.50$          0.148 6.44$                      
Compact bedding CY 3.72$            0.058 0.22$                      
Backfill trench w/2A stone TN 10.00$          1.783 17.83$                    
Compact fill material CY 3.72$            0.093 0.35$                      
Sawcut pavement LF 4.66$            2.000 9.32$                      
Dispose of excess fill material CY 9.60$            1.481 14.22$                    
Temp paving (5' wide) SY 10.25$          0.556 5.70$                      
Temp paving hauling CY 9.60$            0.031 0.30$                      
Pressure testing LF 3.75$            1.000 3.75$                      
Sawcut pavement LF 4.66$            2.000 9.32$                      
Excavate (7' W x 8.5" D x 1' L) LF 6.35$            0.184 1.17$                      
Dispose of excess material CY 9.60$            0.184 1.77$                      
Compact trench surfface CY 3.72$            0.129 0.48$                      
1.5" Wearing course (7' wide) CY 7.70$            0.778 5.99$                      
3" Binder course (7' wide) SY 13.45$          0.778 10.46$                    
4" Base course (7' wide) SY 18.00$          0.778 14.00$                    
Seal SY 3.01$            0.111 0.33$                      
Hauling SY 9.60$            0.184 1.77$                      

183.00$                  

12" DIP LF 70.00$          1.000 70.00$                    
Excavation, installation, and restoration LS 113.00$        1.000 113.00$                  

Excavation, installation, and restoration for 12" diameter forcemain in roadways 

12" DIP forcemain located in roadways

LOWER MAKEFIELD TOWNSHIP, BUCKS COUNTY, PA

SANITARY SEWER SYSTEM
UNIT PRICES IN 2020 DOLLARS

DESCRIPTION UNIT UNIT PRICE
QTY/SYSTEM

UNIT
PRICE SYSTEM
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46.00$                    

Excavate Trench (6' deep) CY 6.35$            1.481 9.40$                      
Crushed stone bedding CY 43.50$          0.148 6.44$                      
Compact bedding CY 3.72$            0.058 0.22$                      
Backfill trench w/suitable materials CY 3.03$            1.783 5.40$                      
Compact fill material CY 3.72$            0.093 0.35$                      
Dispose of excess fill material CY 9.60$            1.481 14.22$                    
Pressure testing LF 3.75$            1.000 3.75$                      
Televising LF 2.00$            1.000 2.00$                      
Finish grading & seeding SY 3.92$            1.079 4.23$                      

116.00$                  

12" DIP LF 70.00$          1.000 70.00$                    
Excavation, installation, and restoration  LS 46.00$          1.000 46.00$                    

Excavation, installation, and restoration for 12" diameter forcemain in roadways 

12" DIP forcemain located out of roadways

LOWER MAKEFIELD TOWNSHIP, BUCKS COUNTY, PA

SANITARY SEWER SYSTEM
UNIT PRICES IN 2020 DOLLARS

DESCRIPTION UNIT UNIT PRICE
QTY/SYSTEM

UNIT
PRICE SYSTEM
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95.00$                    

Excavate Trench (4.83' deep) CY 6.38$            0.894 5.70$                      
Crushed stone bedding CY 43.50$          0.110 4.79$                      
Compact bedding CY 3.72$            0.058 0.22$                      
Backfill trench w/2A stone TN 10.00$          1.101 11.01$                    
Compact fill material CY 3.72$            0.093 0.35$                      
Sawcut pavement LF 4.66$            2.000 9.32$                      
Dispose of excess fill material CY 9.60$            0.894 8.58$                      
Temp paving (5' wide) SY 10.25$          0.556 5.70$                      
Temp paving hauling CY 9.60$            0.031 0.30$                      
Pressure testing LF 3.75$            1.000 3.75$                      
Sawcut pavement LF 4.66$            2.000 9.32$                      
Excavate (7' W x 8.5" D x 1' L) LF 6.35$            0.184 1.17$                      
Dispose of excess material CY 9.60$            0.184 1.77$                      
Compact trench surfface CY 3.72$            0.129 0.48$                      
1.5" Wearing course (7' wide) CY 7.70$            0.778 5.99$                      
3" Binder course (7' wide) SY 13.45$          0.778 10.46$                    
4" Base course (7' wide) SY 18.00$          0.778 14.00$                    
Seal SY 3.01$            0.111 0.33$                      
Hauling SY 9.60$            0.184 1.77$                      

120.00$                  

1.5" SDR-21 LF 30.00$          1.000 25.00$                    
Excavation, installation, and restoration LS 95.00$          1.000 95.00$                    

Excavation, installation, and restoration for 1.5" diameter low pressure sewer in roadways 

1.5"  PVC low pressure sewer located in roadways

LOWER MAKEFIELD TOWNSHIP, BUCKS COUNTY, PA

SANITARY SEWER SYSTEM
UNIT PRICES IN 2020 DOLLARS

DESCRIPTION UNIT UNIT PRICE
QTY/SYSTEM

UNIT
PRICE SYSTEM
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33.00$                    

Excavate Trench (4.83' deep) CY 6.48$            0.894 5.79$                      
Crushed stone bedding CY 43.50$          0.110 4.79$                      
Compact bedding CY 3.72$            0.058 0.22$                      
Backfill trench w/suitable materials CY 3.03$            1.101 3.34$                      
Compact fill material CY 3.72$            0.093 0.35$                      
Dispose of excess fill material CY 9.60$            0.894 8.58$                      
Pressure testing LF 3.75$            1.000 3.75$                      
Televising LF 2.00$            1.000 2.00$                      
Finish grading & seeding SY 3.92$            1.070 4.19$                      

58.00$                    

1.5" SDR-21 LF 30.00$          1.000 25.00$                    
Excavation, installation, and restoration  LS 33.00$          1.000 33.00$                    

Excavation, installation, and restoration for 1.5" diameter low pressure sewer out of roadways 

1.5" PVC low pressure sewer located out of roadways

LOWER MAKEFIELD TOWNSHIP, BUCKS COUNTY, PA

SANITARY SEWER SYSTEM
UNIT PRICES IN 2020 DOLLARS

DESCRIPTION UNIT UNIT PRICE
QTY/SYSTEM

UNIT
PRICE SYSTEM
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95.00$                    

Excavate Trench (4.83' deep) CY 6.38$            0.894 5.70$                      
Crushed stone bedding CY 43.50$          0.110 4.79$                      
Compact bedding CY 3.72$            0.058 0.22$                      
Backfill trench w/2A stone TN 10.00$          1.101 11.01$                    
Compact fill material CY 3.72$            0.093 0.35$                      
Sawcut pavement LF 4.66$            2.000 9.32$                      
Dispose of excess fill material CY 9.60$            0.894 8.58$                      
Temp paving (5' wide) SY 10.25$          0.556 5.70$                      
Temp paving hauling CY 9.60$            0.031 0.30$                      
Pressure testing LF 3.75$            1.000 3.75$                      
Sawcut pavement LF 4.66$            2.000 9.32$                      
Excavate (7' W x 8.5" D x 1' L) LF 6.35$            0.184 1.17$                      
Dispose of excess material CY 9.60$            0.184 1.77$                      
Compact trench surfface CY 3.72$            0.129 0.48$                      
1.5" Wearing course (7' wide) CY 7.70$            0.778 5.99$                      
3" Binder course (7' wide) SY 13.45$          0.778 10.46$                    
4" Base course (7' wide) SY 18.00$          0.778 14.00$                    
Seal SY 3.01$            0.111 0.33$                      
Hauling SY 9.60$            0.184 1.77$                      

125.00$                  

2" SDR-21 LF 30.00$          1.000 30.00$                    
Excavation, installation, and restoration LS 95.00$          1.000 95.00$                    

Excavation, installation, and restoration for 2" diameter low pressure sewer in roadways 

2"  PVC low pressure sewer located in roadways

LOWER MAKEFIELD TOWNSHIP, BUCKS COUNTY, PA

SANITARY SEWER SYSTEM
UNIT PRICES IN 2020 DOLLARS

DESCRIPTION UNIT UNIT PRICE
QTY/SYSTEM

UNIT
PRICE SYSTEM
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33.00$                    

Excavate Trench (4.83' deep) CY 6.48$            0.894 5.79$                      
Crushed stone bedding CY 43.50$          0.110 4.79$                      
Compact bedding CY 3.72$            0.058 0.22$                      
Backfill trench w/suitable materials CY 3.03$            1.101 3.34$                      
Compact fill material CY 3.72$            0.093 0.35$                      
Dispose of excess fill material CY 9.60$            0.894 8.58$                      
Pressure testing LF 3.75$            1.000 3.75$                      
Televising LF 2.00$            1.000 2.00$                      
Finish grading & seeding SY 3.92$            1.070 4.19$                      

63.00$                    

2" SDR-21 LF 30.00$          1.000 30.00$                    
Excavation, installation, and restoration  LS 33.00$          1.000 33.00$                    

Excavation, installation, and restoration for 2" diameter low pressure sewer out of roadways 

2" PVC low pressure sewer located out of roadways

LOWER MAKEFIELD TOWNSHIP, BUCKS COUNTY, PA

SANITARY SEWER SYSTEM
UNIT PRICES IN 2020 DOLLARS

DESCRIPTION UNIT UNIT PRICE
QTY/SYSTEM

UNIT
PRICE SYSTEM
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APPENDIX III 
COST ESTIMATES FOR PUMP STATIONS AND METER PITS



ITEM TOTAL 

NUMBER DESCRIPTION QUANTITY UNITS UNIT PRICE COSTS

BLACK ROCK PUMP STATION 

1.0 Site Work

1.01 Site Grading and Clearing 1 LS $25,000.00 25,000.00$              
1.02 Erosion and Sedimentation Control 1 LS $8,500.00 8,500.00$                
1.03 Driveway 1 LS $15,000.00 15,000.00$              
1.04 Final Grading and Seeding 1 LS $5,000.00 5,000.00$                

Subtotal = 53,500.00$              

2.0 Control Building Including Wet Well and Dry Well

2.01 Excavation and Backfill 1 LS $175,000.00 175,000.00$            
2.02 Wet Well and Dry Well Structure 1 LS $545,000.00 545,000.00$            
2.03 Control Building Above Wet Well and Dry Well 1 LS $137,500.00 137,500.00$            
2.04 Interior Stairs 1 LS $22,500.00 22,500.00$              
2.05 Plumbing and HVAC 1 LS $32,500.00 32,500.00$              

Subtotal = 912,500.00$            

3.0 Wet Well and Valve Vault

3.01 Pumps, 20 HP 1 LS $87,500.00 87,500.00$              
3.02 Controls 1 LS $68,500.00 68,500.00$              
3.03 Piping and Valves (Dry Welll) 1 LS $78,500.00 78,500.00$              
3.04 Pump Hoist 1 LS $12,750.00 12,750.00$              
3.05 Bar Screen 1 LS $14,500.00 14,500.00$              

Subtotal = 261,750.00$            

4.0 Electrical

4.01 Electric Service 1 LS $12,500.00 12,500.00$              
4.02 Interior Wiring and Pump Power 1 LS $38,725.00 38,725.00$              
4.03 Interior Lighting 1 LS $18,500.00 18,500.00$              
4.04 Automatic Transfer Switch 1 LS $12,500.00 12,500.00$              
4.05 45 KW Generator and Pad 1 LS $75,000.00 75,000.00$              
4.06 Site Lighting 1 EA $4,500.00 4,500.00$                
4.07 Electrical Gear (Wire, Conduit, LP Panel, etc.) 1 EA $85,000.00 85,000.00$              

Subtotal = 246,725.00$            

Total Construction Cost Estimate 1,474,475.00$   

BLACK ROCK PUMP STATION 

WET WELL DRY WELL POURED IN PLACE

CONSTRUCTION COST ESTIMATE
March 22, 2021
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ITEM TOTAL 

NUMBER DESCRIPTION QUANTITY UNITS UNIT PRICE COSTS

CHANITCLEER PUMP STATION 

1.0 Site Work

1.01 Site Grading and Clearing 1 LS $12,500.00 12,500.00$              
1.02 Erosion and Sedimentation Control 1 LS $5,000.00 5,000.00$                
1.03 Driveway 1 LS $30,000.00 30,000.00$              
1.05 Fencing and Gate 1 LS $12,500.00 12,500.00$              
1.06 1" K Copper Water Service with Yard Hydrant 1 LS $2,000.00 2,000.00$                
1.07 Final Grading and Seeding 1 LS $5,000.00 5,000.00$                

Subtotal = 67,000.00$              

2.0 Control Enclosure

2.01 Foundation 1 LS $4,500.00 4,500.00$                
2.02 Control Enclosure 1 LS $12,500.00 12,500.00$              
2.03 USEMCO Control Enclosure 1 LS $12,500.00 12,500.00$              

Subtotal = 29,500.00$              

3.0 Wet Well (Valves in Wet Well)

3.01 Excavation and Backfill 1 LS $24,500.00 24,500.00$              
3.02 Precast Concrete Wet Well 1 LS $22,500.00 22,500.00$              
3.03 Pumps, 3 HP and Controls 1 LS $27,500.00 27,500.00$              
3.04 Piping and Valves (Wetwell) 1 LS $4,500.00 4,500.00$                
3.05 Pump Hoist 1 LS $1,250.00 1,250.00$                

Subtotal = 80,250.00$              

4.0 Electrical

4.01 Power and Control Wiring 1 LS $18,500.00 18,500.00$              
4.02 Electric Service 1 LS $7,500.00 7,500.00$                
4.03 Manual Transfer Switch 1 LS $3,500.00 3,500.00$                
4.04 Portable Generator 1 LS $24,500.00 24,500.00$              
4.05 Site Lighting 1 EA $2,500.00 2,500.00$                
4.06 Electrical Gear (Wire, Conduit, LP Panel, etc.) 1 EA $12,500.00 12,500.00$              

Subtotal = 69,000.00$              

Total Construction Cost Estimate 245,750.00$      

CHANITCLEER PUMP STATION 

SUBMERSIBLE STYLE PUMP STATION WITH TWO PUMPS

CONSTRUCTION COST ESTIMATE
March 22, 2021
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ITEM TOTAL 

NUMBER DESCRIPTION QUANTITY UNITS UNIT PRICE COSTS

CLEARVIEW PUMP STATION 

1.0 Site Work

1.01 Site Grading and Clearing 1 LS $12,500.00 12,500.00$              
1.02 Erosion and Sedimentation Control 1 LS $5,000.00 5,000.00$                
1.03 Driveway 1 LS $12,500.00 12,500.00$              
1.05 Fencing and Gate 1 LS $8,500.00 8,500.00$                
1.06 1" K Copper Water Service with Yard Hydrant 1 LS $2,000.00 2,000.00$                
1.07 Final Grading and Seeding 1 LS $5,000.00 5,000.00$                

Subtotal = 45,500.00$              

2.0 Control Building

2.01 Foundation 1 LS $12,500.00 12,500.00$              
2.02 Control Building 1 LS $45,000.00 45,000.00$              
2.03 Plumbing and HVAC 1 LS $8,500.00 8,500.00$                

Subtotal = 66,000.00$              

3.0 Wet Well and Valve Vault

3.01 Excavation and Backfill 1 LS $85,000.00 85,000.00$              
3.02 Precast Concrete Wet Well 1 LS $38,000.00 38,000.00$              
3.03 Pumps, 20 HP and Controls 1 LS $175,000.00 175,000.00$            
3.04 Piping (Wetwell) 1 LS $8,500.00 8,500.00$                
3.05 Pump Hoist 1 LS $3,500.00 3,500.00$                
3.06 Bar Screen 1 LS $3,500.00 3,500.00$                
3.07 Precast Concrete Valve Vault 1 LS $25,000.00 25,000.00$              
3.08 Vault Piping and Valves 1 LS $17,000.00 17,000.00$              

Subtotal = 355,500.00$            

4.0 Electrical

4.01 Control Building Electrical 1 LS $12,500.00 12,500.00$              
4.02 Electric Service 1 LS $7,500.00 7,500.00$                
4.03 Automatic Transfer Switch 1 LS $8,500.00 8,500.00$                
4.04 150 KW Generator 1 LS $125,000.00 125,000.00$            
4.05 Site Lighting 1 EA $2,500.00 2,500.00$                
4.06 Electrical Gear (Wire, Conduit, LP Panel, etc.) 1 EA $40,000.00 40,000.00$              

Subtotal = 196,000.00$            

Total Construction Cost Estimate 663,000.00$      

CLEARVIEW PUMP STATION 

SUBMERSIBLE STYLE PUMP STATION WITH TWO PUMPS

CONSTRUCTION COST ESTIMATE
March 22, 2021
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ITEM TOTAL 

NUMBER DESCRIPTION QUANTITY UNITS UNIT PRICE COSTS

FARMVIEW PUMP STATION 

1.0 Site Work

1.01 Site Grading and Clearing 1 LS $12,500.00 12,500.00$              
1.02 Erosion and Sedimentation Control 1 LS $5,000.00 5,000.00$                
1.03 Driveway 1 LS $12,500.00 12,500.00$              
1.05 Fencing and Gate 1 LS $8,500.00 8,500.00$                
1.06 1" K Copper Water Service with Yard Hydrant 1 LS $2,000.00 2,000.00$                
1.07 Final Grading and Seeding 1 LS $5,000.00 5,000.00$                

Subtotal = 45,500.00$              

2.0 Control Building

2.01 Foundation 1 LS $12,500.00 12,500.00$              
2.02 Control Building 1 LS $35,000.00 35,000.00$              
2.03 Plumbing and HVAC 1 LS $8,500.00 8,500.00$                

Subtotal = 56,000.00$              

3.0 Wet Well and Valve Vault

3.01 Excavation and Backfill 1 LS $85,000.00 85,000.00$              
3.02 Precast Concrete Wet Well 1 LS $38,000.00 38,000.00$              
3.03 Pumps, 15 HP and Controls 1 LS $155,000.00 155,000.00$            
3.04 Piping (Wetwell) 1 LS $8,500.00 8,500.00$                
3.05 Pump Hoist 1 LS $3,500.00 3,500.00$                
3.06 Bar Screen 1 LS $3,500.00 3,500.00$                
3.07 Precast Concrete Valve Vault 1 LS $25,000.00 25,000.00$              
3.08 Vault Piping and Valves 1 LS $17,000.00 17,000.00$              

Subtotal = 335,500.00$            

4.0 Electrical

4.01 Control Building Electrical 1 LS $12,500.00 12,500.00$              
4.02 Electric Service 1 LS $7,500.00 7,500.00$                
4.03 Automatic Transfer Switch 1 LS $8,500.00 8,500.00$                
4.04 60 KW Generator 1 LS $65,000.00 65,000.00$              
4.05 Site Lighting 1 EA $2,500.00 2,500.00$                
4.06 Electrical Gear (Wire, Conduit, LP Panel, etc.) 1 EA $40,000.00 40,000.00$              

Subtotal = 136,000.00$            

Total Construction Cost Estimate 573,000.00$      

FARMVIEW PUMP STATION 

SUBMERSIBLE STYLE PUMP STATION WITH TWO PUMPS

CONSTRUCTION COST ESTIMATE
March 22, 2021
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ITEM TOTAL 

NUMBER DESCRIPTION QUANTITY UNITS UNIT PRICE COSTS

FOX HILL PUMP STATION

1.0 Site Work

1.01 Site Grading and Clearing 1 LS $12,500.00 12,500.00$              
1.02 Erosion and Sedimentation Control 1 LS $5,000.00 5,000.00$                
1.03 Driveway 1 LS $12,500.00 12,500.00$              
1.05 Fencing and Gate 1 LS $8,500.00 8,500.00$                
1.06 1" K Copper Water Service with Yard Hydrant 1 LS $2,000.00 2,000.00$                
1.07 Final Grading and Seeding 1 LS $5,000.00 5,000.00$                

Subtotal = 45,500.00$              

2.0 Control Building

2.01 Foundation 1 LS $12,500.00 12,500.00$              
2.02 Control Building 1 LS $35,000.00 35,000.00$              
2.03 Plumbing and HVAC 1 LS $8,500.00 8,500.00$                

Subtotal = 56,000.00$              

3.0 Wet Well and Valve Vault

3.01 Excavation and Backfill 1 LS $125,000.00 125,000.00$            
3.02 Precast Concrete Wet Well 1 LS $47,500.00 47,500.00$              
3.03 Pumps, 25 HP and Controls 1 LS $175,000.00 175,000.00$            
3.04 Dry Well Piping 1 LS $27,500.00 27,500.00$              
3.05 Prefabricated Steel Dry Well 1 LS $65,000.00 65,000.00$              
3.06 Bar Screen 1 LS $4,750.00 4,750.00$                

Subtotal = 444,750.00$            

4.0 Electrical

4.01 Control Building Electrical 1 LS $18,500.00 18,500.00$              
4.02 Electric Service 1 LS $7,500.00 7,500.00$                
4.03 Automatic Transfer Switch 1 LS $8,500.00 8,500.00$                
4.04 75 KW Generator 1 LS $85,000.00 85,000.00$              
4.05 Site Lighting 1 EA $2,500.00 2,500.00$                
4.06 Electrical Gear (Wire, Conduit, LP Panel, etc.) 1 EA $47,250.00 47,250.00$              

Subtotal = 169,250.00$            

Total Construction Cost Estimate 715,500.00$      

FOX HILL PUMP STATION

USEMCO STEEL DRY WELL AND CONCRETE WET WELL

CONSTRUCTION COST ESTIMATE
March 22, 2021
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ITEM TOTAL 

NUMBER DESCRIPTION QUANTITY UNITS UNIT PRICE COSTS

MAPLEVALE PUMP STATION 

1.0 Site Work

1.01 Site Grading and Clearing 1 LS $12,500.00 12,500.00$              
1.02 Erosion and Sedimentation Control 1 LS $5,000.00 5,000.00$                
1.03 Driveway 1 LS $6,500.00 6,500.00$                
1.05 Fencing and Gate 1 LS $8,500.00 8,500.00$                
1.06 1" K Copper Water Service with Yard Hydrant 1 LS $2,000.00 2,000.00$                
1.07 Final Grading and Seeding 1 LS $5,000.00 5,000.00$                

Subtotal = 39,500.00$              

2.0 Control Enclosure

2.01 Foundation 1 LS $4,500.00 4,500.00$                
2.02 Control Enclosure 1 LS $3,500.00 3,500.00$                
2.03 USEMCO Control Enclosure 1 LS $12,500.00 12,500.00$              

Subtotal = 20,500.00$              

3.0 Wet Well (Valves in Wet Well)

3.01 Excavation and Backfill 1 LS $24,500.00 24,500.00$              
3.02 Precast Concrete Wet Well 1 LS $22,500.00 22,500.00$              
3.03 Pumps, 3 HP and Controls 1 LS $27,500.00 27,500.00$              
3.04 Piping and Valves (Wetwell) 1 LS $4,500.00 4,500.00$                
3.05 Pump Hoist 1 LS $1,250.00 1,250.00$                

Subtotal = 80,250.00$              

4.0 Electrical

4.01 Power and Control Wiring 1 LS $18,500.00 18,500.00$              
4.02 Electric Service 1 LS $7,500.00 7,500.00$                
4.03 Manual Transfer Switch 1 LS $3,500.00 3,500.00$                
4.04 Portable Generator 1 LS $24,500.00 24,500.00$              
4.05 Site Lighting 1 EA $2,500.00 2,500.00$                
4.06 Electrical Gear (Wire, Conduit, LP Panel, etc.) 1 EA $12,500.00 12,500.00$              

Subtotal = 69,000.00$              

Total Construction Cost Estimate 209,250.00$      

MAPLEVALE PUMP STATION 

SUBMERSIBLE STYLE PUMP STATION WITH TWO PUMPS

CONSTRUCTION COST ESTIMATE
March 22, 2021
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ITEM TOTAL 

NUMBER DESCRIPTION QUANTITY UNITS UNIT PRICE COSTS

YARDLEY OAKS PUMP STATION

1.0 Site Work

1.01 Site Grading and Clearing 1 LS $22,500.00 22,500.00$              
1.02 Erosion and Sedimentation Control 1 LS $5,000.00 5,000.00$                
1.03 Driveway 1 LS $18,500.00 18,500.00$              
1.05 Fencing and Gate 1 LS $12,500.00 12,500.00$              
1.06 1" K Copper Water Service with Yard Hydrant 1 LS $2,000.00 2,000.00$                
1.07 Final Grading and Seeding 1 LS $8,500.00 8,500.00$                

Subtotal = 69,000.00$              

2.0 Control Building

2.01 Foundation 1 LS $12,500.00 12,500.00$              
2.02 Control Building 1 LS $45,000.00 45,000.00$              
2.03 Plumbing and HVAC 1 LS $8,500.00 8,500.00$                

Subtotal = 66,000.00$              

3.0 Wet Well and Valve Vault

3.01 Excavation and Backfill 1 LS $105,000.00 105,000.00$            
3.02 Precast Concrete Wet Well 1 LS $38,500.00 38,500.00$              
3.03 Pumps, 7.5 HP and Controls 1 LS $105,000.00 105,000.00$            
3.04 Dry Well Piping 1 LS $27,500.00 27,500.00$              
3.05 Prefabricated Steel Dry Well 1 LS $55,000.00 55,000.00$              
3.06 Bar Screen 1 LS $4,750.00 4,750.00$                

Subtotal = 335,750.00$            

4.0 Electrical

4.01 Control Building Electrical 1 LS $18,500.00 18,500.00$              
4.02 Electric Service 1 LS $7,500.00 7,500.00$                
4.03 Automatic Transfer Switch 1 LS $8,500.00 8,500.00$                
4.04 80 KW Generator 1 LS $92,500.00 92,500.00$              
4.05 Site Lighting 1 EA $2,500.00 2,500.00$                
4.06 Electrical Gear (Wire, Conduit, LP Panel, etc.) 1 EA $47,250.00 47,250.00$              

Subtotal = 176,750.00$            

Total Construction Cost Estimate 647,500.00$      

YARDLEY OAKS PUMP STATION

USEMCO STEEL DRY WELL AND CONCRETE WET WELL

CONSTRUCTION COST ESTIMATE
March 22, 2021
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ITEM TOTAL 

NUMBER DESCRIPTION QUANTITY UNITS UNIT PRICE COSTS

SHERWOOD PARK PUMP STATION 

1.0 Site Work

1.01 Site Grading and Clearing 1 LS $25,000.00 25,000.00$              
1.02 Erosion and Sedimentation Control 1 LS $8,500.00 8,500.00$                
1.03 Driveway 1 LS $15,000.00 15,000.00$              
1.04 Final Grading and Seeding 1 LS $5,000.00 5,000.00$                

Subtotal = 53,500.00$              

2.0 Control Building Including Wet Well and Dry Well

2.01 Excavation and Backfill 1 LS $145,000.00 145,000.00$            
2.02 Wet Well and Dry Well Structure 1 LS $475,000.00 475,000.00$            
2.03 Control Building Above Wet Well and Dry Well 1 LS $115,000.00 115,000.00$            
2.04 Interior Stairs 1 LS $18,500.00 18,500.00$              
2.05 Plumbing and HVAC 1 LS $26,000.00 26,000.00$              

Subtotal = 779,500.00$            

3.0 Wet Well and Valve Vault

3.01 Pumps, 15 HP 1 LS $77,500.00 77,500.00$              
3.02 Controls 1 LS $68,500.00 68,500.00$              
3.03 Piping and Valves (Dry Welll) 1 LS $78,500.00 78,500.00$              
3.04 Pump Hoist 1 LS $12,750.00 12,750.00$              
3.05 Bar Screen 1 LS $14,500.00 14,500.00$              

Subtotal = 251,750.00$            

4.0 Electrical

4.01 Electric Service 1 LS $12,500.00 12,500.00$              
4.02 Interior Wiring and Pump Power 1 LS $36,250.00 36,250.00$              
4.03 Interior Lighting 1 LS $18,500.00 18,500.00$              
4.04 Automatic Transfer Switch 1 LS $12,500.00 12,500.00$              
4.05 45 KW Generator and Pad 1 LS $75,000.00 75,000.00$              
4.06 Site Lighting 1 EA $4,500.00 4,500.00$                
4.07 Electrical Gear (Wire, Conduit, LP Panel, etc.) 1 EA $74,000.00 74,000.00$              

Subtotal = 233,250.00$            

Total Construction Cost Estimate 1,318,000.00$   

SHERWOOD PARK PUMP STATION 

WET WELL DRY WELL POURED IN PLACE

CONSTRUCTION COST ESTIMATE
March 22, 2021
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ITEM TOTAL 

NUMBER DESCRIPTION QUANTITY UNITS UNIT PRICE COSTS

SILVER LAKE PUMP STATION 

1.0 Site Work

1.01 Site Grading and Clearing 1 LS $25,000.00 25,000.00$              
1.02 Erosion and Sedimentation Control 1 LS $8,500.00 8,500.00$                
1.03 Driveway 1 LS $15,000.00 15,000.00$              
1.04 Final Grading and Seeding 1 LS $5,000.00 5,000.00$                

Subtotal = 53,500.00$              

2.0 Control Building Including Wet Well and Dry Well

2.01 Excavation and Backfill 1 LS $245,000.00 245,000.00$            
2.02 Wet Well and Dry Well Structure 1 LS $625,000.00 625,000.00$            
2.03 Control Building Above Wet Well and Dry Well 1 LS $165,750.00 165,750.00$            
2.04 Interior Stairs 1 LS $38,500.00 38,500.00$              
2.05 Plumbing and HVAC 1 LS $42,500.00 42,500.00$              

Subtotal = 1,116,750.00$         

3.0 Wet Well and Valve Vault

3.01 Pumps, 15 HP (Three Pumps) 1 LS $132,500.00 132,500.00$            
3.02 Controls 1 LS $78,500.00 78,500.00$              
3.03 Piping and Valves (Dry Welll) 1 LS $112,500.00 112,500.00$            
3.04 Pump Hoist 1 LS $22,500.00 22,500.00$              
3.05 Bar Screen 1 LS $14,500.00 14,500.00$              

Subtotal = 360,500.00$            

4.0 Electrical

4.01 Electric Service 1 LS $12,500.00 12,500.00$              
4.02 Interior Wiring and Pump Power 1 LS $56,000.00 56,000.00$              
4.03 Interior Lighting 1 LS $22,500.00 22,500.00$              
4.04 Automatic Transfer Switch 1 LS $12,500.00 12,500.00$              
4.05 80 KW Generator and Pad 1 LS $92,500.00 92,500.00$              
4.06 Site Lighting 1 EA $4,500.00 4,500.00$                
4.07 Electrical Gear (Wire, Conduit, LP Panel, etc.) 1 EA $105,000.00 105,000.00$            

Subtotal = 305,500.00$            

Total Construction Cost Estimate 1,836,250.00$   

SILVER LAKE PUMP STATION 

WET WELL DRY WELL POURED IN PLACE

CONSTRUCTION COST ESTIMATE
March 22, 2021
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ITEM TOTAL 

NUMBER DESCRIPTION QUANTITY UNITS UNIT PRICE COSTS

STACKHOUSE PUMP STATION

1.0 Site Work

1.01 Site Grading and Clearing 1 LS $20,000.00 20,000.00$              
1.02 Erosion and Sedimentation Control 1 LS $5,000.00 5,000.00$                
1.03 Driveway 1 LS $20,000.00 20,000.00$              
1.05 Fencing and Gate 1 LS $15,000.00 15,000.00$              
1.06 1" K Copper Water Service with Yard Hydrant 1 LS $2,000.00 2,000.00$                
1.07 Final Grading and Seeding 1 LS $5,000.00 5,000.00$                

Subtotal = 67,000.00$              

2.0 Control Building

2.01 Foundation 1 LS $12,500.00 12,500.00$              
2.02 Control Building 1 LS $35,000.00 35,000.00$              
2.03 Plumbing and HVAC 1 LS $8,500.00 8,500.00$                

Subtotal = 56,000.00$              

3.0 Wet Well and Valve Vault

3.01 Excavation and Backfill 1 LS $35,000.00 35,000.00$              
3.02 Precast Concrete Wet Well 1 LS $38,000.00 38,000.00$              
3.03 Pumps, 11 HP and Controls 1 LS $156,200.00 156,200.00$            
3.04 Piping (Wetwell) 1 LS $7,500.00 7,500.00$                
3.05 Pump Hoist 1 LS $3,500.00 3,500.00$                
3.06 Sewage Grinder 1 LS $40,000.00 40,000.00$              
3.07 Precast Concrete Valve Vault 1 LS $25,000.00 25,000.00$              
3.08 Vault Piping and Valves 1 LS $17,000.00 17,000.00$              
3.09 Flow Meter and Recorder 1 LS $9,000.00 9,000.00$                

Subtotal = 331,200.00$            

4.0 Electrical

4.01 Control Building Electrical 1 LS $9,500.00 9,500.00$                
4.02 Electric Service 1 LS $7,500.00 7,500.00$                
3.03 Automatic Transfer Switch 1 LS $8,500.00 8,500.00$                
4.04 Generator and Pad 1 LS $50,000.00 50,000.00$              
4.05 Site Lighting 1 EA $2,500.00 2,500.00$                
4.06 Electrical Gear (Wire, Conduit, LP Panel, etc.) 1 EA $40,000.00 40,000.00$              

Subtotal = 118,000.00$            

Total Construction Cost Estimate 572,200.00$      

STACKHOUSE PUMP STATION 

SUBMERSIBLE STYLE PUMP STATION WITH TWO PUMPS

CONSTRUCTION COST ESTIMATE
March 22, 2021

Page 10 of 14



ITEM TOTAL 

NUMBER DESCRIPTION QUANTITY UNITS UNIT PRICE COSTS

YARDLEY ESTATES PUMP STATION

1.0 Site Work

1.01 Site Grading and Clearing 1 LS $22,500.00 22,500.00$              
1.02 Erosion and Sedimentation Control 1 LS $5,000.00 5,000.00$                
1.03 Driveway 1 LS $18,500.00 18,500.00$              
1.05 Fencing and Gate 1 LS $12,500.00 12,500.00$              
1.06 1" K Copper Water Service with Yard Hydrant 1 LS $2,000.00 2,000.00$                
1.07 Final Grading and Seeding 1 LS $8,500.00 8,500.00$                

Subtotal = 69,000.00$              

2.0 Control Building

2.01 Foundation 1 LS $12,500.00 12,500.00$              
2.02 Control Building 1 LS $35,000.00 35,000.00$              
2.03 Plumbing and HVAC 1 LS $8,500.00 8,500.00$                

Subtotal = 56,000.00$              

3.0 Wet Well and Valve Vault

3.01 Excavation and Backfill 1 LS $85,000.00 85,000.00$              
3.02 Precast Concrete Wet Well 1 LS $27,500.00 27,500.00$              
3.03 Pumps, 10 HP and Controls 1 LS $115,000.00 115,000.00$            
3.04 Dry Well Piping 1 LS $22,500.00 22,500.00$              
3.05 Prefabricated Steel Dry Well 1 LS $47,500.00 47,500.00$              
3.06 Bar Screen 1 LS $4,750.00 4,750.00$                

Subtotal = 302,250.00$            

4.0 Electrical

4.01 Control Building Electrical 1 LS $18,500.00 18,500.00$              
4.02 Electric Service 1 LS $7,500.00 7,500.00$                
4.03 Automatic Transfer Switch 1 LS $8,500.00 8,500.00$                
4.04 30 KW Generator 1 LS $45,000.00 45,000.00$              
4.05 Site Lighting 1 EA $2,500.00 2,500.00$                
4.06 Electrical Gear (Wire, Conduit, LP Panel, etc.) 1 EA $47,250.00 47,250.00$              

Subtotal = 129,250.00$            

Total Construction Cost Estimate 556,500.00$      

YARDLEY ESTATES PUMP STATION

USEMCO STEEL DRY WELL AND CONCRETE WET WELL

CONSTRUCTION COST ESTIMATE
March 22, 2021

Page 11 of 14



ITEM TOTAL 

NUMBER DESCRIPTION QUANTITY UNITS UNIT PRICE COSTS

MILL ROAD ESTATES PUMP STATION

1.0 Site Work

1.01 Site Grading and Clearing 1 LS $12,500.00 12,500.00$              
1.02 Erosion and Sedimentation Control 1 LS $5,000.00 5,000.00$                
1.03 Driveway 1 LS $12,500.00 12,500.00$              
1.05 Fencing and Gate 1 LS $8,500.00 8,500.00$                
1.06 1" K Copper Water Service with Yard Hydrant 1 LS $2,000.00 2,000.00$                
1.07 Final Grading and Seeding 1 LS $5,000.00 5,000.00$                

Subtotal = 45,500.00$              

2.0 Control Building

2.01 Foundation 1 LS $12,500.00 12,500.00$              
2.02 Control Building 1 LS $45,000.00 45,000.00$              
2.03 Plumbing and HVAC 1 LS $8,500.00 8,500.00$                

Subtotal = 66,000.00$              

3.0 Wet Well and Valve Vault

3.01 Excavation and Backfill 1 LS $85,000.00 85,000.00$              
3.02 Precast Concrete Wet Well 1 LS $38,000.00 38,000.00$              
3.03 Pumps, 30 HP and Controls 1 LS $195,000.00 195,000.00$            
3.04 Piping (Wetwell) 1 LS $8,500.00 8,500.00$                
3.05 Pump Hoist 1 LS $3,500.00 3,500.00$                
3.06 Bar Screen 1 LS $3,500.00 3,500.00$                
3.07 Precast Concrete Valve Vault 1 LS $25,000.00 25,000.00$              
3.08 Vault Piping and Valves 1 LS $17,000.00 17,000.00$              

Subtotal = 375,500.00$            

4.0 Electrical

4.01 Control Building Electrical 1 LS $12,500.00 12,500.00$              
4.02 Electric Service 1 LS $7,500.00 7,500.00$                
4.03 Automatic Transfer Switch 1 LS $8,500.00 8,500.00$                
4.04 60 KW Generator 1 LS $72,500.00 72,500.00$              
4.05 Site Lighting 1 EA $2,500.00 2,500.00$                
4.06 Electrical Gear (Wire, Conduit, LP Panel, etc.) 1 EA $40,000.00 40,000.00$              

Subtotal = 143,500.00$            

Total Construction Cost Estimate 630,500.00$      

MILL ROAD ESTATES PUMP STATION 

SUBMERSIBLE STYLE PUMP STATION WITH TWO PUMPS

CONSTRUCTION COST ESTIMATE
March 22, 2021

Page 12 of 14



ITEM TOTAL 

NUMBER DESCRIPTION QUANTITY UNITS UNIT PRICE COSTS

BROOKSTONE PUMP STATION

1.0 Site Work

1.01 Site Grading and Clearing 1 LS $18,500.00 18,500.00$              
1.02 Erosion and Sedimentation Control 1 LS $5,000.00 5,000.00$                
1.03 Driveway 1 LS $18,500.00 18,500.00$              
1.05 Fencing and Gate 1 LS $12,500.00 12,500.00$              
1.06 1" K Copper Water Service with Yard Hydrant 1 LS $2,000.00 2,000.00$                
1.07 Final Grading and Seeding 1 LS $4,500.00 4,500.00$                

Subtotal = 61,000.00$              

2.0 Control Building

2.01 Foundation 1 LS $14,500.00 14,500.00$              
2.02 Control Building 1 LS $45,000.00 45,000.00$              
2.03 Plumbing and HVAC 1 LS $8,500.00 8,500.00$                

Subtotal = 68,000.00$              

3.0 Wet Well and Valve Vault

3.01 Excavation and Backfill 1 LS $105,000.00 105,000.00$            
3.02 Precast Concrete Wet Well 1 LS $38,500.00 38,500.00$              
3.03 Pumps, 15 HP and Controls 1 LS $125,000.00 125,000.00$            
3.04 Dry Well Piping 1 LS $27,500.00 27,500.00$              
3.05 Prefabricated Steel Dry Well 1 LS $55,000.00 55,000.00$              
3.06 Bar Screen 1 LS $4,750.00 4,750.00$                

Subtotal = 355,750.00$            

4.0 Electrical

4.01 Control Building Electrical 1 LS $18,500.00 18,500.00$              
4.02 Electric Service 1 LS $7,500.00 7,500.00$                
4.03 Automatic Transfer Switch 1 LS $8,500.00 8,500.00$                
4.04 50 KW Generator 1 LS $65,000.00 65,000.00$              
4.05 Site Lighting 1 EA $2,500.00 2,500.00$                
4.06 Electrical Gear (Wire, Conduit, LP Panel, etc.) 1 EA $52,500.00 52,500.00$              

Subtotal = 154,500.00$            

Total Construction Cost Estimate 639,250.00$      

BROOKSTONE PUMP STATION

USEMCO STEEL DRY WELL AND CONCRETE WET WELL

CONSTRUCTION COST ESTIMATE
March 22, 2021

Page 13 of 14



ITEM TOTAL 

NUMBER DESCRIPTION QUANTITY UNITS UNIT PRICE COSTS

Belmondo Meter Pit

Three Inch Parshall Flume Meter Pit 1 LS 65,000.00$                             65,000.00$              

Buck Creek Meter

Six Inch Parshall Flume Meter Pit 1 LS 105,000.00$                           105,000.00$            

Delmorr Avenue Meter Pit

Twelve Inch Parshall Flume 1 LS 225,000.00$                           225,000.00$            

Derbyshire Road Meter Pit

Ten Inch Palmer Bowlus Flume 1 LS 165,000.00$                           165,000.00$            

East Ferry Road Meter Pit

Twelve Inch Parshall Flume 1 LS 225,000.00$                           225,000.00$            

Main Stret Meter Pit

Six Inch Parshall Flume Meter Pit 1 LS 105,000.00$                           105,000.00$            

Sandy Run Meter Pit

Six Inch Parshall Flume Meter Pit 1 LS 105,000.00$                           105,000.00$            

Big Oak Road Meter Pit

Isco Laser Meter in Eight Inch Pipe 1 LS 22,500.00$                             22,500.00$              

METER PITS

CONSTRUCTION COST ESTIMATE
March 22, 2021

Page 14 of 14
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APPENDIX IV 

DEVELOPMENT PROJECTS STATUS
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ASSET PURCHASE AGREEMENT 

THIS ASSET PURCHASE AGREEMENT (this “Agreement”), dated as of September 
____, 2020 (the “Effective Date”), is made and entered into by and between the Township of 
Lower Makefield, Bucks County, a body corporate and politic, organized under the laws of the 
Commonwealth of Pennsylvania (the “Seller”), and Aqua Pennsylvania Wastewater, Inc., (the 
“Buyer”), a Pennsylvania corporation. 

WITNESSETH: 

WHEREAS, the Seller, acting by and through its board of supervisors (the “Seller 
Board”), owns that certain sanitary wastewater collection and treatment system (the “System”) 
that provides sanitary wastewater service to various customers in the Township of Lower 
Makefield, Pennsylvania, and portions of Falls Township, Bucks County, Pennsylvania, as set 
forth on Schedule A (the “Service Area”); and 

 WHEREAS, prior to the Closing, the Seller intends to (i) terminate the Municipal Sewer 
Authority of the Township of Lower Makefield (the “Authority”) pursuant to Sections 5619 and 
5622 of the Pennsylvania Municipal Authorities Act, (ii) take ownership of the System, to the 
extent any parts of the System or System improvements are not already owned by the Seller, and 
(iii) assume all obligations of the Authority, to the extent any obligations of the Authority exist 
and are outstanding on the Effective Date; 

WHEREAS, Buyer is a regulated public utility that furnishes water and wastewater service 
to the public in various counties throughout Pennsylvania; and 

WHEREAS, Buyer, in reliance upon the representations, warranties and covenants of the 
Seller in this Agreement, desires to purchase and acquire from the Seller, and the Seller, in reliance 
upon the representations, warranties and covenants of Buyer in this Agreement, desires to sell, 
transfer and convey to Buyer all of the assets of the System (other than the Excluded Assets), and 
in connection therewith, Buyer has agreed to assume certain ongoing obligations and liabilities of 
the Seller related to such acquired assets, all on the terms and conditions set forth in this 
Agreement. 

NOW, THEREFORE, in consideration of the foregoing and of the mutual 
representations, warranties, covenants, and agreements in this Agreement, the receipt and 
sufficiency of which are acknowledged, intending to be legally bound, the Parties agree as follows: 

ARTICLE I. 
 

DEFINITIONS 

In addition to the capitalized terms defined elsewhere in this Agreement, the following 
terms, as used in this Agreement (unless otherwise specified in this Agreement), have the meanings 
set forth in this Article I: 

“Acquired Assets” has the meaning specified in Section 2.01. 
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“Affiliate” means, when used to indicate a relationship with a specified Person, means a 
Person that, directly or indirectly, through one or more intermediaries has a 10% or more voting 
or economic interest in such specified Person or controls, is controlled by or is under common 
control with (which include, with respect to a managed fund or trust, the right to direct or cause 
the direction of the management and policies of such managed fund or trust as manager, advisor, 
supervisor, sponsor or trustee pursuant to relevant contractual arrangements) such specified 
Person, and a Person is deemed to be controlled by another Person if controlled in any manner 
whatsoever that results in control in fact by that other Person (or that other Person and any Person 
or Persons with whom that other Person is acting jointly or in concert), whether directly or 
indirectly and whether through share ownership, a trust, a contract or otherwise (and for purposes 
of this definition, a managed fund or trust is deemed to be an Affiliate of the Person managing, 
supervising, sponsoring or advising such fund or trust and a limited partner in a managed fund or 
trust is deemed to be an Affiliate of such fund or trust and of the Person managing, supervising, 
sponsoring or advising such fund or trust). 

“Agreement” has the meaning specified in the Preamble to this Agreement (and includes 
all Schedules and Exhibits referred to herein), as amended, modified and supplemented from time 
to time in accordance with the terms hereof. 

“ALTA” has the meaning specified in Section 2.03. 

“Assigned Contracts” has the meaning specified in Section 2.01(c). 

“Assignment and Assumption Agreement” has the meaning specified in Section 
13.02(c). 

“Assumed Liabilities” has the meaning specified in Section 2.04(a). 

“Authorizations and Permits” mean all licenses, permits, franchises, authorizations, 
certificates, registrations, consents, orders, adjudications, variances, waivers and approvals 
currently in effect issued or granted by Governmental Authorities, including without limitation, 
environmental permits, operating permits and approvals that are held by the Seller that primarily 
relate directly or indirectly to the operation of the System, including those set forth in 
Schedule 4.13. 

“Business Day” means any day that is neither a Saturday, a Sunday nor a day observed as 
a holiday by either the Commonwealth of Pennsylvania or the United States government. 

“Buyer” has the meaning specified in the Preamble of this Agreement. 

“Buyer Fundamental Representations” has the meaning specified in Section 8.01. 

“Buyer Indemnified Persons” has the meaning specified in Section 8.02. 

“CERCLA” means the Comprehensive Environmental Response Compensation and 
Liability Act of 1980, 42 U.S.C. §9601 et seq., as amended. 
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“Closing” means the consummation of the sale and purchase of the Acquired Assets and 
assumption of the Assumed Liabilities, the release/waiver of liabilities and the other transactions 
contemplated by this Agreement, all in accordance with the terms and conditions of this Agreement 
and as provided for in Article XIII. 

“Closing Date” has the meaning specified in Section 13.01. 

“Closing Effective Time” has the meaning specified in Section 13.01. 

“Code” means the Internal Revenue Code of 1986, as amended. 

“Confidential Information” means any information about Buyer, Seller or the System 
related to the transactions contemplated by this Agreement; provided, however, that such term 
does not include information which the receiving Party can demonstrate (a) is generally available 
to or known by the public other than as a result of improper disclosure by the receiving Party, (b) 
is obtained by the receiving Party from a source other than the disclosing Party, provided that such 
source was not bound by a duty of confidentiality to the disclosing Party with respect to such 
information, or (c) is legally in the public domain. 

“Corrective Action Plan” means that Corrective Action Plan submitted by the Seller to 
the PaDEP on September 21, 2017, which was approved by means of the Seller’s Act 537 Plan on 
November 5, 2018. 

“Customer Sewer Laterals” has the meaning specified in Section 2.02(b).  

“Easements” means all easements, rights of way, licenses, use agreements, occupancy 
agreements, leases and other agreements and appurtenances for and over the real property of third 
parties that are necessary for and used in connection with the operation of the System or to provide 
continuous rights of way for the Acquired Assets (including access thereto). 

“Effective Date” has the meaning specified in the Preamble. 

“Environment” means soil, surface waters, ground waters, land, stream sediments, flora, 
fauna, surface or subsurface strata and ambient air. 

“Environmental Claims” means all notices of investigations, warnings, notice letters, 
notices of violations, Liens, orders, claims, demands, suits or administrative or judicial actions for 
any injunctive relief, fines, penalties, third party claims, or other claims asserting violations of 
Environmental Requirements or responsibility for Environmental Liabilities. 

“Environmental Conditions” means the Release of Hazardous Materials or the presence 
of Hazardous Materials on, in, under or within any property (including the presence in the 
Environment), other than the presence of Hazardous Materials in locations and at concentrations 
that are naturally occurring. 

“Environmental Liabilities” means any legal obligation or liability arising under 
Environmental Requirements or related to or arising out of any Environmental Condition, 
including those consisting of or relating to any (a) duty imposed by, breach of or noncompliance 
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with any Environmental Requirements; (b) environmental, health or safety matters or conditions 
(including on-site or off-site contamination, occupational safety and health and regulation of 
Hazardous Materials); (c) Remedial Action undertaken by any Person; (d) bodily injury (including 
illness, disability and death, and regardless of when any such bodily injury occurred, was incurred 
or manifested itself), property damage (including trespass, nuisance, wrongful eviction and 
deprivation of the use of real or personal property), or other losses or damages incurred by any 
other Person (including any employee or former employee of such Person); (e) any injury to, 
destruction of, or loss of natural resources, or costs of any natural resource damage assessments; 
(f) exposure of any Person to any Hazardous Materials; and (g) the presence or Release of any 
Hazardous Materials. 

“Environmental Requirements” mean all present Laws (including common law), 
regulations, legally binding or otherwise enforceable requirements and Authorizations and Permits 
relating to human health, pollution, or protection of the Environment (including ambient air, 
surface water, ground water, land surface or surface strata), including (i) those relating to 
emissions, discharges, Releases, or threatened Releases of Hazardous Materials, and (ii) those 
relating to the identification, generation, manufacture, processing, distribution, use, treatment, 
storage, disposal, release, recovery, transport or other handling of Hazardous Materials. Without 
limiting the foregoing, the term “Environmental Requirements” includes (1) CERCLA; the 
Superfund Amendments and Reauthorization Act, Public Law 99-499, 100 Stat. 1613; the 
Emergency Planning and Community Right to Know Act, 42 U.S.C. Sections 11001-11050; the 
Resource Conservation and Recovery Act, 42 U.S.C. Sections 6901-6992k (“RCRA”); the Safe 
Drinking Water Act, 42 U.S.C. Sections 300f to 300j-26; the Toxic Substances Control Act, 15 
U.S.C. Sections 2601-2692; the Hazardous Materials Transportation Act, 49 U.S.C. Sections 
5101-5127; the Federal Water Pollution Control Act, 33 U.S.C. Sections 1251-1387; the Oil 
Pollution Act of 1990, 33 U.S.C. Sections 2701--2761; the Clean Air Act, 42 U.S.C. Sections 
7401-7671q; the Atomic Energy Act of 1954, as amended, 42 U.S.C. Sections 2011 et seq.; the 
Low Level Radioactive Waste Policy Act, as amended, 42 U.S.C. Section 2021b et seq.; the 
Occupational Safety and Health Act, 29 U.S.C. Sections 651-678, and the regulations promulgated 
pursuant to the above-listed federal statutes, and (2) counterpart Laws and regulations promulgated 
or issued by any state or local Governmental Authority, specifically including the Pennsylvania 
Storage Tank and Spill Prevention Act of 1989 (35 Pa. C.S.A. § 6021.101 et. seq.). 

“EPA” means the United States Environmental Protection Agency, or a successor 
Governmental Authority with substantially similar power and authority thereto. 

“Equipment and Machinery” means (i) all the equipment, tangible personal property, 
machinery, office furniture and equipment, fixtures, tooling, spare maintenance or replacement 
parts, environmental testing equipment, and vehicles owned or leased by the Seller (including all 
leases of such property), which are primarily used in the operation of the System, (ii) any rights of 
the Seller to warranties applicable to the foregoing (to the extent assignable), and licenses received 
from manufacturers and Seller of any such item, and (iii) any related claims, credits, and rights of 
recovery with respect thereto, including those set forth on Schedule 4.10.   

“Excluded Assets” has the meaning specified in Section 2.02. 
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“Excluded Liability” or “Excluded Liabilities” means all liabilities other than Assumed 
Liabilities. 

“Files and Records” means all files and records of the Seller primarily relating to the 
System, whether in hard copy or magnetic or other format including customer and supplier records, 
customer lists (both current and prospective), customer billing records, manuals, books, files, 
records, engineering data, procedures, systems, instructions, drawings, blueprints, plans, designs, 
specifications, equipment lists, parts lists, equipment maintenance records, equipment warranty 
information, plant plans, specifications and drawings, sales and advertising material, computer 
software, and records relating to the System, and whether stored on-site or off-site. 

“Final Order” means a Governmental Approval by a Governmental Authority as to which 
(a) no request for stay of the action is pending, no such stay is in effect and if any time period is  
permitted by statute or regulation for filing any request for such stay, such time period has passed, 
(b) no petition for rehearing, reconsideration or clarification of the action is pending and the time 
for filing any such petition has passed, (c) such Governmental Authority does not have action 
under consideration on its own motion and (d) no appeal to a court or administrative tribunal or a 
request for stay by a court or administrative tribunal of the Government Authority’s action is 
pending or in effect and the deadline for filing any such appeal or request for stay has passed. 

 “Governmental Approval” means any consent, approval, authorization, notice, filing, 
registration, submission, reporting, order, adjudication or similar item of, to or with any 
Governmental Authority. 

“Governmental Authority” or “Governmental Authorities” means any court, 
department, commission, board, bureau, municipality, municipal authority (established pursuant 
to the Pennsylvania Municipal Authorities Act of the Commonwealth of Pennsylvania), agency or 
instrumentality of the United States, any state, county, city or political subdivision thereof, or any 
foreign governmental body, including without limitation, the PaPUC, the EPA, PaDEP, and Seller 
Board. 

“Hazardous Materials” means any solid, liquid, gas, odor, heat, sound, vibration, 
radiation or other substance or emission which is a contaminant, pollutant, dangerous substance, 
toxic substance, hazardous waste, residual waste, solid waste, hazardous material or hazardous 
substance which is or becomes regulated by applicable Environmental Requirements or which is 
classified as hazardous or toxic under applicable Environmental Requirements (including gasoline, 
diesel fuel or other petroleum hydrocarbons, polychlorinated biphenyls, asbestos and urea 
formaldehyde foam insulation). 

“Indemnified Party” means any Buyer Indemnified Persons or Seller Indemnified 
Persons, as applicable, entitled to indemnification pursuant to Article VIII. 

“Indemnifying Party” means a Party which is obligated to indemnify the Buyer 
Indemnified Persons or the Seller Indemnified Persons, as applicable, pursuant to Article VIII. 

“Insurable Claim” has the meaning specified in Section 6.02(e). 
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“Knowledge” when used to qualify or limit a Party’s representations or warranties means 
the knowledge of such Party’s Representatives who are engaged in a material way in the 
performing the functions of such Party with respect to which the representations are made, after 
conducting a reasonable investigation and inquiry with respect to the subject matter of the 
representation. 

“Law” means any applicable law, statute, regulation, ordinance, rule, order, judicial, 
administrative and regulatory decree, judgment, adjudication, consent decree, settlement 
agreement or governmental requirement enacted, promulgated, entered into, agreed or imposed by 
any Governmental Authority, as may be in effect at the relevant time or times in the context in 
which the term is used. 

“Liability Cap” has the meaning specified in Section 8.05(c). 

“Lien” means any lien in a fixed and ascertainable monetary sum, or any pledge, mortgage, 
deed of trust or security interest securing a fixed and ascertainable monetary sum, or any charge 
or claim in a fixed and ascertainable monetary sum.  In addition, in connection with Real Property, 
any item otherwise falling within the definition of a “Lien” must be filed of record by the 
responsible Party in accordance with the terms of this Agreement. 

“Loss” means any and all losses, liabilities, obligations, damages, penalties, interest, 
Taxes, claims, actions, demands, causes of action, judgments, reasonable attorneys’, consultants’ 
and other professional fees, and all other reasonable costs and expenses sustained or incurred in 
investigating, preparing or defending or otherwise incident to any such claim, action, demand, 
cause of action or judgment or the enforcement of a Party’s rights under Article VIII; except that 
“Losses” do not include punitive, incidental, consequential, special or indirect damages, including 
loss of future revenue or income, loss of business reputation or opportunity relating to the breach 
or alleged breach of this Agreement, or diminution of value or any damages based on any type of 
multiple, except in the case of fraud or to the extent actually awarded to a Governmental Authority 
or other third party in respect of a Third Party Claim.  

“Material Adverse Effect,” means a material adverse effect on the business, financial 
condition or results of operations of the System; provided, however, that no effect arising out of 
or in connection with or resulting from any of the following will be deemed, either alone or in 
combination, to constitute or contribute to a Material Adverse Effect: (i) general economic 
conditions or changes therein; (ii) financial, banking, currency or capital markets fluctuations or 
conditions (either in the United States or any international market and including changes in interest 
rates); (iii) conditions affecting the real estate, financial services, construction, water utility or 
sewer utility industries generally; (iv) any existing event, circumstance, condition or occurrence 
of which the Buyer has Knowledge as of the Effective Date; (v) any action, omission, change, 
effect, circumstance or condition contemplated by this Agreement or attributable to the execution, 
performance or announcement of this Agreement or the transactions contemplated by this 
Agreement; and (vi) negligence, intentional misconduct or bad faith of the Buyer or its 
Representatives. 

“Missing Easements” means, as of any particular date, each Easement that is for or used 
in connection with the operation of the System or to provide continuous and unimpeded rights of 
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way for the Acquired Assets (including access thereto) that either (a) has not been obtained by 
Seller and is for or used in connection with the operation of the System or (b) if such Easement 
has been obtained by Seller, such Easement is unrecorded or such Easement is not sufficient to 
operate the System as currently conducted.  

“MMA Agreement” means that agreement dated September 1, 1977 by and among 
Municipal Authority of the Borough of Morrisville, Borough of Yardley, Yardley Borough Sewer 
Authority, Township of Lower Makefield and Municipal Sewer Authority of the Township of 
Lower Makefield providing for the treatment and disposal of sewage and waste collected by the 
Yardley Authority and Lower Makefield Authority by the Morrisville Authority, as amended from 
time to time. 

“Outside Date” means 365 days after the date the application to the PaPUC is accepted as 
complete by the PaPUC and the statutory six (6) month consideration period is initiated for a 
regulated utility. 

“PaDEP” means the Pennsylvania Department of Environmental Protection, or any 
successor Governmental Authority with substantially similar powers thereto. 

“PaPUC” means the Pennsylvania Public Utility Commission, or any successor 
Governmental Authority with substantially similar powers thereto. 

“Party” means Buyer or the Seller and the term “Parties” means collectively Buyer and 
the Seller. 

“PCB Equipment” means PCB equipment as defined in 40 C.F.R. Part 761. 

“Pending Development Plan” means any project for the development of real property 
which is the subject of a subdivision or land development plan that has been submitted to Seller 
for approval, or for which Seller already has granted approval but which has yet to be constructed, 
pursuant to the Pennsylvania Municipal Planning Code as of the Effective Date (and as updated 
before the Closing Date). 

“Permitted Liens” means (a) Liens for Taxes not yet due and payable or being contested 
in good faith by appropriate procedures; (b) easements, rights of way, zoning ordinances and other 
similar encumbrances affecting Real Property and Easements as disclosed on Schedule 4.09; 
(c) other than with respect to Real Property owned by Seller, Liens arising under original purchase 
price conditional sales contracts and equipment leases with third parties entered into in the ordinary 
course of business; (d) other imperfections of title or Liens, if any, that have not had, and would 
not have, a Material Adverse Effect; and (e) any encumbrances identified in the Title Commitment 
not identified in the Objection Notice in accordance with the procedures and deadlines prescribed 
in Section 6.02(a). 

“Person” means any individual (including, the heirs, beneficiaries, executors, legal 
representatives or administrators thereof), corporation, partnership, joint venture, trust, limited 
liability company, limited partnership, joint stock company, unincorporated association or other 
entity or a Governmental Authority. 
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“Purchase Price” has the meaning specified in Section 3.01. 

“Real Property” means those certain parcels of land, with buildings, improvements and 
Equipment and Machinery thereon or therein, that are part of the System and fee simple title to 
which owned by Seller. 

“Regulated Asbestos Containing Material” means regulated asbestos containing 
material as defined by 40 C.F.R. § 61.141. 

“Release” means any actual or threatened spilling, leaking, pumping, pouring, injecting, 
emptying, discharging, emitting, escaping, leaching, dumping, disposal, or release or migration of 
Hazardous Materials into the Environment, including the abandonment or discarding of barrels, 
containers and other receptacles containing any Hazardous Materials. 

“Remedial Action” means any and all actions to (a) investigate, clean up, remediate, 
remove, treat, contain or in any other way address any Hazardous Materials in the Environment, 
(b) prevent the Release or threat of Release or minimize the further Release of any Hazardous 
Materials so it does not migrate or endanger public health or welfare or the indoor or outdoor 
Environment, and (c) perform pre-remedial studies and investigations and post-remedial 
monitoring, maintenance and care. The term “Remedial Action” includes any action which 
constitutes (i) a “removal”, “remedial action” or “response” as defined by Section 101 of 
CERCLA, 42 U.S.C. §§ 9601(23), (24), and (25); (ii) a “corrective action” as defined in RCRA, 
42 U.S.C. § 6901 et seq.; or (iii) a “response” or “interim response” as defined in the Pennsylvania 
Hazardous Sites Cleanup Act, 35 P.S. §6020.103. 

“Representative” means, with respect to any Party, any director (including, in the case of 
Seller, any member of the Seller Board), officer, employee, official, lender mortgagee, financier, 
provider of any financial instrument (or any agent or trustee acting on their behalf), partner, 
member, owner, agent, lawyer, accountant, auditor, professional advisor, consultant, engineer, 
contractor, other Person for whom such Person is at law responsible or other representative of such 
Person and any professional advisor, consultant or engineer designated by such Person as its 
“Representative.” 

“Schedules” means the disclosure schedules delivered by Seller and Buyer, respectively, 
concurrently with the execution and delivery of this Agreement, and as may be supplemented and 
updated pursuant to Sections 9.03 and 10.04.  Any disclosure set forth on any particular Schedule 
is deemed disclosure in reference to all Schedules comprising the Schedules to which such 
disclosure is reasonably apparent. 

“Seller” has the meaning specified in the Preamble of this Agreement. 

“Seller Board” has the meaning specified in the recitals to this Agreement. 

“Seller Fundamental Representations” has the meaning specified in Section 8.01. 

“Seller Indemnified Persons” has the meaning specified in Section 8.03. 

“Seller Permits” means the permits set forth on Schedule 4.13.   
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“Seller’s Benefit Obligations” means all material obligations, arrangements, or practices, 
whether or not legally enforceable, to provide benefits, other than salary or wages to present or 
former directors, employees or agents, (other than obligations, arrangements and practices that are 
Seller’s Plans), that are owed, adopted or followed by the Seller. “Seller’s Benefit Obligation’s” 
also include consulting agreements under which the compensation paid does not depend upon the 
amount of service rendered, sabbatical policies, severance payment policies and fringe benefits 
within the meaning of Code §132. 

 “Seller’s Plans” means each voluntary employees’ beneficiary association under Section 
501(c)(9) of the Code whose members include any Personnel, any “employee benefit plans” within 
the meaning of Section 3(3) of ERISA, whether or not tax-qualified and whether or not subject to 
ERISA, or any other retirement, profit sharing, stock option, stock bonus, deferred compensation 
(including any “nonqualified deferred compensation plan” within the meaning of Section 409A of 
the Code), severance, sick leave or other material plan or arrangement providing benefits to current 
or former Personnel, in each case, if either currently in effect or terminated within the last six (6) 
years, to which the Seller is a plan sponsor or to which the Seller otherwise contributes or has 
contributed within the last six (6) years, or in which the Seller otherwise participates or has 
participated within the last six (6) years. 

“Service Area” has the meaning specified in the recitals to this Agreement. 

“Supplies” means all lubricants, spare parts, fuel, chemicals, raw materials, and other 
supplies and inventory, and all rights to warranties received from suppliers with respect to the 
foregoing, and related claims, credits, and rights of recovery with respect thereto. 

“System” has the meaning specified in the recitals to this Agreement and includes the 
Acquired Assets and excludes the Excluded Assets. 

“System Improvements” has the meaning specified in Section 7.08(a). 

“Taxes” means any federal, state, local or foreign income, gross receipts, license, payroll, 
employment, excise, severance, stamp, occupation, premium, windfall profits, environmental, 
customs duties, permit fees, capital stock, franchise, profits, withholding, social security, 
unemployment, disability, real property, personal property, parking, sales, use, transfer, 
registration, value added, alternative or add-on minimum, estimated or other tax, levy, impost, 
stamp tax, duty, fee, withholding or similar imposition of any kind payable, levied, collected, 
withheld or assessed at any time, including any interest, penalty or addition thereto, whether 
disputed or not. 

“Threshold Amount” has the meaning specified in Section 8.05(a). 

“Title Commitment” has the meaning specified in Section 6.01. 

“Title Company” has the meaning specified in Section 6.01. 

“Title Policy” has the meaning specified in Section 2.03. 

 “UCC Search” has the meaning specified in Section 6.04. 
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“Unscheduled Real Property” has the meaning specified in Section 6.06. 

“Utility Valuation Expert” means an expert that has applied and has been approved by 
the PaPUC and is currently, at the time of this Agreement, on the list of approved appraisers 
maintained by the PaPUC. 
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ARTICLE II. 
 

TERMS OF PURCHASE AND ASSUMPTION OF LIABILITIES 

 Purchase and Sale of Acquired Assets 

Subject to the terms and conditions set forth in this Agreement, at Closing, Buyer shall purchase 
from the Seller and the Seller shall sell, transfer, assign and deliver to Buyer, free and clear of all 
Liens except for Permitted Liens, all of Seller’s right, title and interest in and to all assets, facilities, 
business, goodwill, properties and rights of the Seller of every kind and description, whether 
tangible or intangible, real, personal or mixed, wherever situated, in each case used in, held for use 
in, or acquired or developed for use in, the System, or otherwise related to, or arising out of the 
operation or conduct of the System (whether or not any such assets have any value for accounting 
purposes or are carried or reflected on the books or financial records of the Seller), but in all cases 
other than the Excluded Assets (the foregoing collectively referred to as the “Acquired Assets”), 
including: 

(a) all real property and appurtenant interests necessary for the operation of the System, 
including without limitation (i) good and marketable fee simple title to the Real Property as set 
forth on Schedule 4.09, and (ii) all Easements, including without limitation those identified on 
Schedule 4.09; 

(b) all sanitary wastewater related treatment and conveyance facilities, including but 
not limited to the Seller’s (i) assets set forth on Schedule 2.01(b), (ii) sewage lift and pump stations, 
and (iii) all collection system mains (whether gravity or force mains), laterals (from the collection 
system main to the edge-of-road or curb-line when the main is located within a public right-of-way 
or the edge of an easement where the main is located within private property), generators, manholes, 
and other related appurtenances and any billing and collections related assets necessary to own and 
operate the System; 

(c) all contracts, licenses and leases identified on Schedule 4.14 to which the Seller is 
a party, including without limitation, all construction contracts, surety bonds, operation and 
maintenance agreements, management agreements, reserved capacity agreements, architect 
agreements and consultant agreements, relating to vehicles and other items of personal property 
(the “Assigned Contracts”); 

(d) all Supplies; 

(e) all personal property and fixed assets, including all Equipment and Machinery, 
auxiliary equipment and plant equipment, including without limitation those items set forth on 
Schedule 4.10; 

(f) all prepaid expenses and security deposits paid by Seller;  

(g) all Files and Records;  
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(h) all Authorizations and Permits of or held by the Seller (to the extent transferrable 
to Buyer under Law), including all Authorizations and Permits which are environmental permits, 
the Seller Permits, other operating permits and those items set forth on Schedule 4.13; and 

(i) all goodwill of the System. 

EXCEPT AS EXPRESSLY SET FORTH IN THIS AGREEMENT, THE SELLER MAKES NO 
EXPRESS OR IMPLIED REPRESENTATION OR WARRANTY REGARDING ANY 
REPRESENTATION REGARDING THE FUTURE PROFITABILITY OR FUTURE 
EARNINGS PERFORMANCE OF THE ACQUIRED ASSETS OR THE SYSTEM OR ANY 
FUTURE RATEMAKING THAT MAY BE ALLOWED BY THE PAPUC FOR ANY OF THE 
ACQUIRED ASSETS.  NOTWITHSTANDING THE FOREGOING, ALL IMPLIED 
WARRANTIES OF MERCHANTABILITY AND FITNESS FOR A PARTICULAR PURPOSE 
ARE VALID UNTIL THE TIME OF CLOSING. 

 Excluded Assets 

Notwithstanding anything in the Agreement to the contrary, the Acquired Assets do not include 
the following (the “Excluded Assets”): 

(a) all contracts, licenses and leases that are not Assigned Contracts; 

(b) any and all connecting facilities originating from Seller’s terminus point of 
collection facilities at the edge-of-road or curb-line or edge of an easement to and throughout the 
customer’s property (the “Customer Sewer Laterals”), including any grinder pumps; 

(c) any and all piping and fixtures internal to each individual customer structure 
(whether residential, commercial, industrial or other customer classes/types); 

(d) the seals, organizational documents, minute books, Tax returns, books of account 
or other records having to do with the organization of Seller and all employee-related or employee 
benefit-related files or records; 

(e) cash (including any cash resulting from the payment to the Seller for EDUs received 
on or before the Closing Date) and cash equivalents, including accounts receivable and existing 
financial security guaranteeing installation of public improvements (including sewer facilities); 

(f) all insurance policies of Seller and all rights to applicable claims and proceeds 
thereunder; 

(g) all rights to any action, suit or claim of any nature available to or being pursued by 
Seller, whether arising by way of counterclaim or otherwise; 

(h) all assets, properties and rights used by Seller other than those which primarily 
relate to the ownership and operation of the System; 

(i) the assets, properties and rights specifically set forth on Schedule 2.02(i);  
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(j) all municipal separate storm sewer system (“MS4”) assets and stormwater assets of 
the Seller (and any related NPDES permits); and 

(k) the rights which accrue or will accrue to Seller under this Agreement and any 
related agreement, exhibit or schedule. 

 Sale Free of Liens 

After Buyer fulfills its obligations pursuant to Section 3.01(a), on the Closing Date, the Acquired 
Assets will be free and clear of all Liens other than Permitted Liens.  The Seller shall convey such 
Acquired Assets by appropriate special warranty or other deed (subject to Section 6.02(c)), bills 
of sale, endorsements, assignments and other instruments of transfer or conveyance described in 
the Agreement, or by transfer documents satisfactory in form and substance reasonably acceptable 
to Buyer and Seller and their counsel in their reasonable discretion.  At Closing, Buyer shall cause 
the Title Company to insure the Real Property, at the Title Company’s filed rates, as a good and 
marketable title, free and clear of all Liens and exceptions to coverage, except for the Permitted 
Liens, pursuant to an owner’s policy of title insurance on the American Land Title Association’s 
(“ALTA”) Owner’s Form 2006, subject to the terms of Section 6.02 (the “Title Policy”). 

 Assumption of Liabilities 

(a) On the terms and subject to the conditions set forth in this Agreement and excluding 
the Excluded Liabilities, Buyer shall assume and agrees to pay, perform and discharge when due 
any and all liabilities and obligations of the Seller (1) arising under the Seller Permits (arising 
from, related to, or based on events or circumstances occurring on or after the Closing Date), 
(2) arising under the Corrective Action Plan on or after the Closing and (3) arising out of or relating 
to the System or the Acquired Assets on or after the Closing, defined as the following: 

(i) All liabilities and obligations under the Assigned Contracts (which contain 
all capacity rights with other municipal entities for treatment of sewage) and 
Authorizations and Permits resulting from events that occur or conditions that arise on or 
after the Closing; 

(ii) any litigation initiated against Seller related to the System or the Acquired 
Assets resulting from events that occur on or after the Closing; 

(iii) all liabilities and obligations for Taxes relating to the System, its operation, 
the Acquired Assets and the Assumed Liabilities attributable to the period beginning on 
the Closing Date; and 

(iv) all other liabilities and obligations arising out of or relating to Buyer’s 
ownership or operation of the System and the Acquired Assets on or after the Closing (all 
of the aforementioned liabilities in this Section 2.04(a) are referred to as the “Assumed 
Liabilities”). 
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(b) Buyer neither assumes nor takes liability for any Excluded Liabilities.  For the 
avoidance of doubt, all liabilities and obligations related to Seller’s Plans and Seller’s Benefit 
Obligations are Excluded Liabilities. 

 Further Assurances  At any time and from time to time after the Closing 
Date, the Seller shall, upon the request of Buyer, and Buyer shall, upon the request of the Seller, 
at the cost of requesting Party, promptly execute, acknowledge and deliver, or cause to be 
executed, acknowledged and delivered, such other instruments of conveyance and transfer and 
other documents, and perform or cause to be performed such further acts, as may be reasonably 
required to evidence or effectuate, or more fully evidence or effectuate, (a) the sale, conveyance, 
transfer, assignment and delivery hereunder of the Acquired Assets to Buyer, (b) the assumption 
by Buyer of any of the Assumed Liabilities, (c) performance by the Parties of any of their other 
respective obligations under this Agreement, (d) the vesting in Buyer of all right, title and interest 
in the Acquired Assets and the System as provided in this Agreement, and (e) any other matters 
reasonably requested by a Party to carry out the provisions, purposes and intent of this Agreement. 

 Certain Transfers; Assignment of Contracts 

(a) Notwithstanding anything to the contrary in this Agreement, and subject to the 
provisions of this Section 2.06(a), Section 2.06(b) and Section 12.01(b), to the extent that the sale, 
transfer, assignment, conveyance and delivery, or attempted sale, transfer, assignment, conveyance 
and delivery, to Buyer of any Assigned Contract or other Acquired Asset would result in a violation 
of Law, or would require the consent, authorization, approval or waiver of any Person (other than 
the Parties), including any Governmental Authority, and such consent, authorization, approval or 
waiver has not been obtained before the Closing, this Agreement shall not constitute a sale, 
transfer, assignment, conveyance and delivery, or an attempted sale, transfer, assignment, 
conveyance and delivery, thereof (any such Acquired Asset, a “Nonassignable Asset”).  Following 
the Closing, the Seller, the Seller and the Buyer shall use its commercially reasonable efforts (at 
the cost and expense of the Party that is responsible for compliance with such Law or obtaining 
such consent, authorization, approval or waiver), and shall cooperate with each other, to obtain 
any such required consent, authorization, approval or waiver, or any release, substitution, novation 
or amendment required to sell, transfer, assign, convey and deliver any such Nonassignable Asset 
to Buyer; except that in no event will Buyer be required to pay any consideration therefor.  Once 
such consent, authorization, approval, waiver, release, substitution or amendment is obtained, the 
Seller shall sell, transfer, assign, convey and deliver to Buyer the relevant Acquired Asset to which 
such consent, authorization, approval, waiver, release, substitution or amendment relates for no 
additional consideration.  Any applicable sales, transfer and other similar Taxes in connection with 
such sale, transfer, assignment, conveyance and delivery shall be paid one-half (50%) by Buyer 
and one-half (50%) by the Seller. 

(b) Until such time as a Nonassignable Asset is transferred to Buyer pursuant to this 
Article II, Buyer and the Seller shall cooperate in any commercially reasonable and economically 
feasible arrangements (such as subleasing, sublicensing or subcontracting) to provide to the Parties 
the economic and, to the extent permitted under Law, operational equivalent of the transfer of such 
Nonassignable Asset to Buyer at the Closing and the performance by Buyer of its obligations with 
respect thereto, and so long as the Seller  transfers and turns over all economic and beneficial rights 
with respect to each such Nonassignable Asset, Buyer shall, to the extent permitted under Law and 
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the terms of any applicable contract that constitutes a Nonassignable Asset, as agent or 
subcontractor for the Seller, pay, perform and discharge the liabilities and obligations of the Seller 
thereunder from and after the Closing Date, but only to the extent that such liabilities and 
obligations would constitute Assumed Liabilities if the applicable consent or approval had been 
obtained on or before the Closing Date and such Nonassignable Asset had been assigned to Buyer 
at Closing.  To the extent permitted under Law, the Seller shall hold in trust for and pay to Buyer 
promptly upon receipt thereof, such Nonassignable Asset and all income, proceeds and other 
monies received by the Seller with respect to such Nonassignable Asset in connection with the 
arrangements under this Article II.  

(c) If, following the Effective Date and before the Closing, Buyer identifies any 
contract to which the Seller is a party which is not identified on Schedule 4.14 as an Assigned 
Contract as of the Effective Date, and Buyer reasonably determines such contract is necessary to 
the operation of the System, Buyer shall give notice of such determination to the Seller and the 
Seller shall, promptly following receipt of such notice, deliver to Buyer an updated Schedule 4.14 
identifying such contract, and such contract will thereafter constitute and be deemed an Assigned 
Contract for all purposes hereunder. 

(d) If, during the twelve (12) month period following the Closing Date, Buyer identifies 
any contract to which the Seller was a party as of the Closing and which (i) was not set forth on or 
properly identified on Schedule 4.14 (as may be updated pursuant to (c)) and (ii) Buyer reasonably 
believes is necessary to the operation of the System, the Seller shall, promptly following Buyer’s 
written request therefor, execute, acknowledge and deliver, or cause to be executed, acknowledged 
and delivered, such other instruments of conveyance and transfer and other documents, and 
perform or cause to be performed such further acts, as may be reasonably required to evidence or 
effectuate, or more fully evidence or effectuate the assignment of such contract to Buyer for no 
additional consideration, and upon such assignment, such contract will be deemed an Assigned 
Contract for all purposes hereunder. 

ARTICLE III. 
 

PURCHASE PRICE AND ADDITIONAL CONSIDERATION 

 Purchase Price and Additional Consideration 

The purchase price for the Acquired Assets is Fifty Three Million Dollars ($53,000,000) (the 
“Purchase Price”) which Buyer shall pay as follows at Closing: 

(a) Buyer shall pay Three Million Dollars ($3,000,000) to Seller as a deposit on 
account of the Purchase Price (the “Deposit”) upon the earlier to occur of: (1) the third business 
day following Buyer’s receipt of notice from the PaPUC that the application to the PaPUC for the 
transaction contemplated by this Agreement has been conditionally accepted; and (2) December 
15, 2020.   The Deposit shall be governed as follows: 

(i) Subject to subparagraph (ii) below, Seller shall be free to use the Deposit 
upon receipt as it determines in Seller’s sole discretion. 
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(ii) In the event that this Agreement is terminated for any reason, Seller shall 
return the Deposit to Buyer within ninety (90) days following the effective date of 
termination per Section 14.01, provided, however, if the Agreement is terminated by Seller 
pursuant to Section 14.01(c), then Seller shall be permitted to offset against Seller’s 
obligation to refund the Deposit any damages recoverable by Seller per the terms of this 
Agreement.   

(iii) The obligation to refund the Deposit hereunder shall be a general obligation 
of Seller and shall not be subject to the Threshold Amount or the Liability Cap set forth in 
Section 8.05. 

(b) Subject to any adjustment in Purchase Price resulting from the proration procedures 
set forth in Section 3.01(c), Buyer shall pay to the Seller at Closing by wire transfer of immediately 
available funds the balance of the Purchase Price (i.e., after accounting for the Deposit) to one or 
more accounts that Seller designates and provides to Buyer at least three (3) Business Days before 
the Closing Date; and 

(c) Final Billing: The Buyer is entitled to all customer billings with respect to sanitary 
wastewater customers’ services for the period on or after the Closing Effective Time, and the Seller 
is entitled to all such billings before the Closing Effective Time.  The Parties shall cooperate to 
calculate an agreed upon proration of billing amounts and to credit the Purchase Price for the 
appropriate Party on the Closing Date.  

 Fair Consideration 

The Parties acknowledge and agree that the consideration provided for in this Article III represents 
fair consideration and reasonable equivalent value for the sale and transfer of the Acquired Assets 
and the transactions, covenants and agreements set forth in this Agreement, which consideration 
was agreed upon as the result of arm’s-length good faith negotiations between the Parties and their 
respective Representatives. 

 Transfer Taxes 

Any and all deed stamps or transfer Taxes which may be due the Commonwealth of Pennsylvania 
or any political subdivision in connection with the sale, transfer, assignment, conveyance and 
delivery hereunder of the Acquired Assets to Buyer (collectively, “Transfer Taxes”), will be paid 
fifty percent (50%) by Buyer and fifty percent (50%) by Seller.  The terms hereof shall survive 
Closing.   

ARTICLE IV. 
 

REPRESENTATIONS AND WARRANTIES OF THE SELLER  

The Seller makes only the specified representations and warranties as to each of them 
which are set forth in this Article IV.  

As a material inducement to Buyer to enter into this Agreement and to consummate the 
transactions contemplated by this Agreement, the Seller represents and warrants, as of the 
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Effective Date (except to the extent any of the following representations and warranties 
specifically apply to or relate to another date, in which event such representations and warranties 
shall be true and correct as of such other date), as follows: 

 Organization 

The Seller is a body corporate and politic, duly organized and existing under the laws of the 
Commonwealth of Pennsylvania. 

 Power and Authority 

The Seller (i) duly adopted the ordinance(s) or resolutions authorizing the transactions 
contemplated by this Agreement, which is in full force and effect, (ii) duly authorized and 
approved the execution and delivery of this Agreement and (iii) duly authorized and approved the 
performance by the Seller of its obligations contained in this Agreement.  The Seller has all 
requisite power and authority to own, lease and operate the Acquired Assets and the System and 
have the power and authority to enter into this Agreement and to do all acts and things and execute 
and deliver all other documents as are required hereunder to be done, observed or performed by it 
in accordance with the terms of this Agreement. 

 Enforceability 

This Agreement has been duly authorized, executed and delivered by the Seller and constitutes a 
valid and legally binding obligation of the Seller, enforceable against the Seller in accordance with 
its terms, subject only to applicable bankruptcy, insolvency and similar laws affecting the 
enforceability of the rights of creditors generally and to general principles of equity. 

 No Conflict or Violation 

The execution and delivery of this Agreement by the Seller, the consummation of the transactions 
contemplated by this Agreement and the performance by the Seller of the terms, conditions and 
provisions hereof has not and will not contravene or violate or result in a breach of (with or without 
the giving of notice or lapse of time, or both) or acceleration of any material obligations of the 
Seller under (i) any Law or (ii) any agreement, instrument or document to which the Seller is a 
party or by which it is bound. 

 Consents and Approvals 

Schedule 4.05 sets forth a list of each consent, waiver, authorization or approval of any 
Governmental Authority, or of any other Person, and each declaration to or filing or registration 
with any Governmental Authority required in connection with the execution and delivery of this 
Agreement by the Seller or the performance by the Seller of its obligations hereunder. 

 Undisclosed Liabilities 

Except as set forth in Schedule 4.06, there are no liabilities or obligations of Seller, either accrued, 
absolute, contingent or otherwise, relating to the Acquired Assets or the System that would be 
required to be set forth on a balance sheet prepared under generally accepted accounting principles 
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applicable to municipalities, other than liabilities incurred in the ordinary course that could not 
reasonably be expected to have a Material Adverse Effect.   

 Absence of Certain Changes or Events 

Except as set forth on Schedule 4.07, since December 31, 2017, there has not been any transaction 
or occurrence that has resulted or is reasonably likely to result in a Material Adverse Effect and 
the Seller has operated and maintained the System since December 31, 2017 in the ordinary course. 

 Tax Matters 

Except as set forth in Schedule 4.08 or as would not have a Material Adverse Effect, (i) the Seller 
has timely paid all Taxes that may have been or may be due and payable by the Seller on or before 
the Closing Date, arising from the ownership or operation of the Acquired Assets or the System 
on or before the Closing Date; (ii) no Taxing authority has asserted any claim against the Seller 
for the assessment of any additional Tax liability or initiated any action or proceeding which could 
result in such an assertion; and (iii) the Seller has made all withholding of Taxes required to be 
made under all Laws and regulations, including without limitation, withholding with respect to 
compensation paid to employees, and the amounts withheld have been properly paid over to the 
appropriate Taxing authorities.   

 Real Property and Easements 

Schedule 4.09 identifies all of Seller’s rights in and to Real Property and Easements Seller owns 
and uses in the operation of the System.  Seller does not lease (as lessee) any real property that is 
used in the operation of the System.  There are no pending condemnation proceedings relating to 
any of the Real Property or Easements.  Seller has not received any written threats of any 
condemnation proceedings and, to the Knowledge of Seller, no such proceedings are threatened.  
Seller has not received any written notices of any violations of any Law from any Governmental 
Authority with respect to the Real Property or the Easements which has not been cured in all 
material respects and, to Seller’s Knowledge, no such violations of Law exist.  With respect to the 
Real Property (i) there are no leases, options, rights of reversions or other rights of use or rights to 
acquire the Real Property held by third parties, (ii) Seller is in sole possession of the Real Property, 
and (iii) to Seller’s Knowledge there are no encroachments either way across the boundary of the 
Real Property, nor any dispute with adjacent real property owners over the location of boundaries 
or potential claims adverse to title.  With respect to each Easement, (i) there are no leases, options, 
rights of reversions or other rights of use or rights to acquire the Easement held by third parties, 
and (ii) to Seller’s Knowledge there are no disputes with adjacent real property owners of the 
owners of the real property encumbered by the Easement over the location of boundaries or 
potential claims adverse to title.     

 Equipment and Machinery 

All Equipment and Machinery included in the Acquired Assets is set forth on Schedule 4.10.  
Except as set forth in Schedule 4.10, the Seller has good title, free and clear of all Liens (other than 
the Permitted Liens and Liens which are released on or before Closing) to the Equipment and 
Machinery owned by Seller.   
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 Seller’s Personnel 

(a) The Seller has not, in the past five (5) years, effectuated: 

(i) a “plant closing” (as defined in the Worker Adjustment and Retraining 
Notification Act (“WARN Act”)) affecting any site of employment or one or more facilities 
or operating units within any site of employment or facility of the System; or 

(ii) a “mass layoff” (as defined in the WARN Act) affecting any site of 
employment or facility of the System; nor has the System been affected by any transaction 
or engaged in layoffs or employment terminations sufficient in number to trigger 
application of any similar state or local Law.   

None of the Personnel has suffered an “employment loss” (as defined in the WARN Act) during 
the previous six months. 

 Environmental Compliance 

Except as set forth in Schedule 4.12 or that otherwise could not be expected to have a Material 
Adverse Effect: 

(a) To the Seller’s Knowledge, the System as currently operated by the Seller and 
all operations and activities conducted by the Seller with respect to the System are in 
compliance in all material respects with all applicable Environmental Requirements. 

(b) To the Seller’s Knowledge, the Seller has generated, used, handled, treated, 
stored and disposed of all Hazardous Materials in (i) compliance in all material respects with 
all applicable Environmental Requirements and (ii) a manner that has not given, and could not 
reasonably be anticipated to give, rise to Environmental Liabilities. 

(c) Except as has been disclosed to Buyer on Schedule 4.12, the Seller has not 
received notice of any Environmental Claims related to the System that have not been fully and 
finally resolved, and to the Knowledge of Seller no claims of Environmental Liabilities have 
been threatened allegedly arising from or relating to the System that have not been fully and 
finally resolved. 

(d) To Seller’s Knowledge, there has been no Release of Hazardous Materials at, on 
or from any part of the System or the Acquired Assets, in each case in a manner that violates 
any Environmental Requirements or has resulted in, or could reasonably be anticipated to give 
rise to, Environmental Liabilities which has not been appropriately resolved pursuant to 
applicable Environmental Requirements. 

(e) No Lien or activity use limitation or institutional control has been recorded 
affecting any Acquired Assets by any Governmental Authority due to either the presence of any 
Hazardous Material on or off the Acquired Assets or a violation of any Environmental 
Requirement except as has been disclosed by Seller to Buyer. 
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(f) Seller is not aware of any underground storage tanks on or at any of the Acquired 
Assets. To the Seller’s Knowledge, any underground storage tanks previously located at the 
Acquired Assets have been removed or otherwise closed, plugged and abandoned in compliance 
with applicable Environmental Requirements in effect at the time of such closure. 

(g) To the Seller’s Knowledge, there is no PCB Equipment on or at any of the 
Acquired Assets.  

(h) To the Seller’s Knowledge, there is no Regulated Asbestos Containing Material 
in or on the Acquired Assets. 

(i) The Seller has delivered to Buyer (1) all material environmental site assessments 
pertaining to the System it is aware of, (2) all material compliance audits or compliance 
assurance reviews prepared within the previous five (5) years relating to compliance with 
Environmental Requirements by the System, and (3) all documents pertaining to, any known 
and unresolved Environmental Liabilities incurred in relation to the System, to the extent 
possessed by or under the reasonable control of the Seller. 

 
 Authorizations and Permits 

Schedule 4.13 sets forth the Authorizations and Permits of the Seller.  The Seller has made true 
and complete copies of all Authorizations and Permits available to Buyer.  Except as set forth on 
Schedule 4.13, the Seller is in compliance in all material respects with all terms, conditions and 
requirements of all Authorizations and Permits, except in each case where such violation or failure, 
individually or in the aggregate, would not have a Material Adverse Effect, and no proceeding is 
pending or, to the Knowledge of the Seller threatened relating to the revocation or limitation of 
any of the Authorizations or Permits, other than those revocations or limitations which do not 
individually or in the aggregate have a Material Adverse Effect. 

 System Contracts 

(a) Schedule 4.14 contains a complete and accurate list of all the Assigned Contracts. 

(b) The Seller has made available to Buyer true and complete copies of all the contracts 
related to the System, including the foregoing Assigned Contracts. 

(c) All of the Assigned Contracts specified in Schedule 4.14 are in full force and effect.  
Seller has not, nor to the Knowledge of the Seller has any other party thereto, breached any material 
provision of or defaulted under the material terms of, nor does any condition exist which, with 
notice or lapse of time, or both, would cause the Seller, or to the Knowledge of Seller, any other 
party, to be in default under any Assigned Contract. 

 Compliance with Law; Litigation  

(a) The Seller has operated and is operating the System in compliance, in all material 
respects, with all Laws, Authorizations and Permits and is not in breach of any Law, Authorization 
or Permit that would have a Material Adverse Effect on the operations of the System or on the 
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Buyer. There are no Authorizations or Permits from any Governmental Authority necessary for 
the operation of the System as currently being operated except for those Authorizations and 
Permits set forth on Schedule 4.13. 

(b) Except as disclosed to the Buyer in the Schedules (as updated pursuant to Section 
9.03), there are no facts, circumstances, conditions or occurrences regarding the System that could 
reasonably be expected to give rise to any environmental claims or governmental enforcement 
actions that could reasonably be expected to have a Material Adverse Effect, and there are no past, 
pending or threatened environmental claims or governmental enforcement actions against the 
Seller that individually or in the aggregate could reasonably be expected to have a Material 
Adverse Effect.  

(c) There is no action, suit or proceeding, at law or in equity, or before or by any 
Governmental Authority, pending nor, to the Knowledge of the Seller, threatened against the Seller 
before or at the Closing Effective Time, which will have a Material Adverse Effect.  As of the date 
of this Agreement, there is no action, suit or proceeding, at Law or in equity, or before or by any 
Governmental Authority, pending nor, to the Knowledge of the Seller, threatened against the Seller 
which could materially affect the validity or enforceability of this Agreement. 

 Broker’s and Finder’s Fees 

No broker, finder, or Person is entitled to any commission or finder’s fee by reason of any 
agreement or action of Seller in connection with this Agreement or the transactions contemplated 
by this Agreement.  Seller has employed Public Financial Management, Inc., as municipal advisor 
to provide transaction structuring advice and to provide Seller with municipal advice relating to 
the sale of the System.  Seller is solely responsible to pay all fees owed to Public Financial 
Management, Inc. in connection with the transactions contemplated by this Agreement. 

 Title to the Acquired Assets; Sufficiency  

(a) Except as set forth on Schedule 4.17(a), the Seller has good and marketable title to, 
valid leasehold interest in or valid licenses to use, all of the Acquired Assets, free and clear of all 
Liens, other than Permitted Liens and Liens which will be fully and unconditionally released at or 
before Closing.  The use of the Acquired Assets is not subject to any Liens, other than Permitted 
Liens, and such use does not encroach on the property or the rights of any Person.   

(b) Except as set forth on Schedule 4.17(b), the Acquired Assets are sufficient for, and 
constitute all the assets, properties, business, goodwill and rights of every kind and description, 
and services required for, the continued conduct and operation of the System by Buyer in 
substantially the same manner as currently conducted and operated by Seller.  Except for the 
Excluded Assets and except as set forth on Schedule 4.17(b), (i) the Acquired Assets, taken as a 
whole, comprise all the assets, properties, business, goodwill and rights of every kind and 
description used or held for use in, or useful or necessary to the operation of the System as currently 
operated by Seller, and (ii) there are no assets, properties, business, goodwill, rights or services 
used in the conduct or operation of the System that are owned by any Person other than Seller that 
will not be licensed or leased to Buyer under valid, current license arrangements or leases.  None 
of the Excluded Assets are material to the System. 



 
 

- 22 - 

 

 Pending Development Plans 

Schedule 4.18 sets forth a full and complete list of all Pending Development Plans as of the 
Effective Date.  Each Pending Development Plan, if consummated, could result in additional 
customers and a corresponding reduction of available treatment capacity.  Seller provides no 
assurances whatsoever that any development or expansion of the Service Area associated with any 
Pending Development Plan will actually be undertaken or completed.  The Parties expect that 
Schedule 4.18 will change from time to time between the Effective Date and Closing, and the 
Seller shall provide updates to Schedule 4.18 pursuant to Section 9.03. 

ARTICLE V. 
 

REPRESENTATIONS AND WARRANTIES OF BUYER 

Buyer makes only the representations and warranties which are set forth in this Article V.   

As a material inducement to the Seller to enter into this Agreement and to consummate the 
transactions contemplated hereby, Buyer represents and warrants to the Seller, as of the Effective 
Date and as of the Closing Date (except to the extent any of the following representations and 
warranties specifically apply or relate to another date, in which event such representations and 
warranties shall be true and correct as of such other date), as follows: 

 Organization 

The Buyer is duly organized, validly existing and in good standing under the laws of the state of 
its organization. 

 Authorization and Validity of Agreement 

The Buyer has the power and authority to enter into this Agreement and to do all acts and things 
and execute and deliver all other documents as are required hereunder to be done, observed or 
performed by it in accordance with the terms hereof.  This Agreement has been duly authorized, 
executed and delivered by the Buyer and constitutes a valid and legally binding obligation of the 
Buyer, enforceable against it in accordance with the terms hereof, subject only to applicable 
bankruptcy, insolvency and similar laws affecting the enforceability of the rights of creditors 
generally and to general principles of equity. 

 No Conflict or Violation 

The execution and delivery of this Agreement by the Buyer, the consummation of the transactions 
contemplated by this Agreement and the performance by the Buyer of the terms, conditions and 
provisions hereof has not and will not contravene or violate or result in a material breach of (with 
or without the giving of notice or lapse of time, or both) or acceleration of any material obligations 
of the Buyer under (i) any Law, (ii) any material agreement, instrument or document to which the 
Buyer is a party or by which it is bound or (iii) the articles, bylaws or governing documents of the 
Buyer. 

 Consents and Approvals 
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Schedule 5.04, sets forth a list of each consent, waiver, authorization or approval of any 
Governmental Authority, or of any other Person, and each declaration to or filing or registration 
with any Governmental Authority required in connection with the execution and delivery of this 
Agreement by Buyer or the performance by Buyer of its obligations hereunder. 

 Broker’s and Finder’s Fees 

No broker, finder or third party is entitled to any commission or finder’s fee in connection with 
this Agreement or the transactions contemplated by this Agreement. 

 Financial Wherewithal 

Upon Closing, and after giving effect to the consummation of the transactions contemplated by 
this Agreement and the incurrence of any indebtedness in connection therewith, Buyer shall have 
the financial ability and will have sufficient working capital for its needs and anticipated needs to 
operate the System as a certificated public utility system regulated by the PaPUC authorized, 
among things, to provide wastewater utility services to retail residential, commercial and industrial 
customers in the System. 

 Sufficient Funds 

Buyer has sufficient funds available to consummate the transactions contemplated by this 
Agreement, to pay the Purchase Price in accordance with Article III and expenses related to the 
transactions contemplated by this Agreement, and on and after Closing, to generally provide 
ownership, operation and capital for the operations and capital needs of the System following the 
Closing, and assuring that the customers of the System will receive safe, adequate and reliable 
wastewater service equal to or better than such customers would have received without the 
transactions contemplated by this Agreement and at all times consistent with Law. 

 Independent Decision 

Except as expressly set forth in this Agreement, Buyer acknowledges that (a)  Seller has not made 
any representation or warranty, express or implied, as to the accuracy or completeness of the 
System or information provided to Buyer, and (b)  Seller shall not be subject to any liability to 
Buyer or any other Person resulting from the distribution to Buyer, or Buyer use of, any 
information regarding the System or Acquired Assets that has been furnished or made available to 
Buyer and its Representatives.  Buyer acknowledges that other than as expressly set forth in this 
Agreement or any other related agreement, instrument or certificate, Seller expressly disclaims any 
warranty of income potential, operating expenses, or costs of operation of any Acquired Assets or 
the System. 

 Scheduled Matters 

Buyer acknowledges that:  (a) the inclusion of any matter on any Schedule is not an admission by 
Seller that such listed matter is material or that such listed matter has or could have a material 
adverse effect or constitutes a material liability with respect to the Acquired Assets; (b) matters 
reflected in the Schedules are not necessarily limited to matters required by this Agreement to be 
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reflected in such Schedules; and (c) such additional matters are set forth for informational purposes 
only and do not necessarily include other matters of a similar nature. 

 Independent Investigation 

Buyer acknowledges that it has conducted an independent investigation of the financial condition, 
assets, liabilities, properties and projected capital needs and operations of the System in making 
its determination as to the propriety of the transaction contemplated by this Agreement and, in 
entering into this Agreement and related agreements, has relied solely on the results of its 
investigation and on the representations and warranties of the Seller expressly contained in Article 
IV of this Agreement. 

 Litigation 

The Buyer is not in breach of any Law that could have a material adverse effect on the operations 
of the System or the Buyer. Neither the Buyer nor any Affiliate of the Buyer is listed on any of the 
following lists maintained by the Office of Foreign Assets Control of the United States Department 
of the Treasury, the Bureau of Industry and Security of the United States Department of Commerce 
or their successors, or on any other list of Persons with which the Seller may not do business under 
Law: the Specially Designated Nationals List, the Denied Persons List, the Unverified List, the 
Entity List and the Debarred List.  Except as set forth on Schedule 5.11, there is no action, suit or 
proceeding, at law or in equity, or before or by any Governmental Authority, pending nor, to the 
Knowledge of the Buyer, threatened against the Buyer before or at the Closing Effective Time, 
which will have a material adverse effect on (i) the transactions contemplated by this Agreement 
or (ii) the validity or enforceability of this Agreement.   

ARTICLE VI. 
 

TITLE TO REAL ESTATE; EASEMENTS 

 Evidence of Title 

Subject to Section 6.06, with respect to all Real Property, Buyer shall obtain, at its sole cost and 
expense, a commitment for an owner’s policy of title insurance on the ALTA Owner’s Form 2006 
(the “Title Commitment”), issued by a title insurance company selected by Buyer and licensed to 
insure title to real property by the Commonwealth of Pennsylvania (the “Title Company”), having 
an effective date after the Effective Date.  Following the Effective Date, Buyer shall order the Title 
Commitment from the Title Company and shall provide Seller evidence of the same.  
Notwithstanding anything to the contrary in Section 6.02(a), Buyer shall not be entitled to send an 
Objection Notice with respect to any parcel of Real Property and the Title Commitment for the 
same if, within thirty (30) Business Days after the Effective Date, Buyer has not ordered the Title 
Commitment from the Title Company for such parcel of Real Property and provided with Seller 
evidence of the same. 

 Objections to Title 
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(a) Notice of Objections.  Within thirty (30) days of Buyer’s receipt from the Title 
Company of a Title Commitment for any of the parcels of Real Property, Buyer shall deliver to 
Seller a true, correct and complete copy of the Title Commitment and true, correct, complete and 
legible copies of any and all exception documents listed in the same, along with Buyer’s notice to 
Seller of any of the exceptions to title set forth on Schedule B of such Title Commitment to which 
Buyer objects (such notice of Buyer being referred to as the “Objection Notice”) provided such 
exceptions (a) are not Permitted Liens, (b) pertain to the Buyer or any requirements, conditions or 
obligations of the Buyer, (c) are matters of record and set forth in the Title Commitment and 
adversely restrict or prevent the use of the Real Property in the operation of the System and (d) are 
not standard Title Company exceptions (such as the “survey” exception) (such exceptions objected 
to in the Objection Notice, provided the same are not as described in (a) through and including (d) 
aforesaid, being referred to as the “Title Objection Items”).  The Buyer shall include a true, correct 
and complete copy of the Title Commitment and true, correct, complete and legible copies of any 
and all exception documents listed in the same in the Objection Notice.  If Buyer provides the 
Seller with an Objection Notice, the Seller shall use its commercially reasonable efforts to have all 
of the Title Objection Items cured, satisfied or released of record, or insured over, by the Title 
Company (individually, “Cure” and collectively, “Cured”) before or as of the Closing.  At or before 
the Closing, the Seller shall deliver written evidence to Buyer, in form and substance reasonably 
satisfactory to Buyer, evidencing that Seller has Cured all such Title Objection Items. For 
avoidance of doubt, Buyer acknowledges that no item listed in clauses (a) through and including 
(d) aforesaid, may be objected to by Buyer as a Title Objection Item.   

(b) Liens.  Without limiting the Seller’s obligations pursuant to Section 6.02(a), before 
or as of the Closing, the Seller shall, at its cost and expense, to Cure any Lien encumbering the 
Real Property which can be Cured by the payment of money (other than Permitted Liens). 

(c) Title Endorsements/Survey.  Buyer shall pay for any endorsements required by the 
Buyer or any mortgagee of the Buyer to Buyer’s Title Policy.  If any survey is required by Buyer 
or its mortgagee, either as a condition to any such endorsement or otherwise, the Buyer shall obtain 
it at its sole cost and expense. If Buyer obtains a survey of any or all of the Real Property and 
desires the deed to contain the legal description based on such survey, if the same is not identical 
to the legal description contained in Seller’s deed of record, Seller is not obligated to include the 
same in the deed to Buyer unless the survey is certified to Seller and such description is included 
in the deed on a “quitclaim” basis only and without warranty of title. 

(d) License at Closing.  If requested by Buyer, Seller shall provide Buyer with a license 
agreement granting Buyer a license in all of Seller’s rights to access Real Property in order to allow 
Buyer to operate and maintain the System until such time as Buyer is provided title to such Real 
Property as provided for in this Agreement.  For the avoidance of doubt, Seller shall provide such 
title as soon as reasonably practicable in accordance with Section 6.01. 

(e) Insurable Claims.  To the extent any Claim for Losses under Article VIII constitutes 
an Insurable Claim, Buyer shall assert the Insurable Claim and use its commercially reasonable 
efforts to obtain recovery for such Insurable Claim against the Title Company (which shall include 
commencing litigation and diligently prosecuting such Insurable Claim to a Final Order) before 
pursuing a Claim for Losses under Article VIII.  If at any time following a non-favorable Final 
Order that substantially denies the relief sought by Buyer from the Title Company in connection 
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with the Insurable Claim (each a “Non-Favorable Judgment”), Buyer may, following such Non-
Favorable Judgment, to pursue the Seller with a Claim for Losses under Article VIII (any such 
Claim against the Seller following an attempted Insurable Claim against the Title Company being 
a “Residual Title Claim”).  Notwithstanding anything to the contrary in Article VIII, Buyer may 
assert a Claim for Losses based upon a Residual Title Claim for a sixty (60) day period after the 
Non-Favorable Judgment.  For purposes of this Section 6.02(d), an “Insurable Claim” means a 
Claim that:  (i) arises out of Buyer’s discovery of a title defect or encumbrance with respect to any 
of the Real Property following the Closing that materially restricts or prevents the use of such Real 
Property in the operation of the System; and (ii) constitutes a claim against the Title Company 
under Buyer’s Title Policy.  Buyer acknowledges that any and all Claims which Buyer could 
otherwise bring as a breach of a covenant of title under the special warranty deed to the Real 
Property shall be included within the Claim for Losses under Article VIII and is subject to the 
terms of this Section 6.02(d). 

 Title Expenses 

Irrespective of whether the transactions described by this Agreement are consummated and 
Closing occurs, Buyer shall pay all costs and expenses of obtaining the Title Commitment, Title 
Policy and any survey. 

 UCC Search; Releases 

Not later than ninety (90) days after the Effective Date, Buyer shall obtain at its sole cost and 
expense a Uniform Commercial Code search against Seller covering any of the personal property 
or fixtures included among the Acquired Assets from the Office of the Secretary of the 
Commonwealth of Pennsylvania and the Recorder of Bucks County, Pennsylvania (the “UCC 
Search”).  On or before the Closing Date, Seller shall at its sole cost and expense obtain releases 
of any and all Liens in any of the Acquired Assets other than Permitted Liens.  The Seller shall 
provide the form of the releases of such Liens to Buyer on or before the Closing Date. 

 Easements.  

(a) Promptly after the Effective Date and before the Closing, the Seller will, at its sole 
cost and expense, cause and abstractor selected by the Seller and reasonably acceptable to Buyer 
and the Title Company (the “Abstractor”), to perform a search of the public land records of Bucks 
County, based on the Seller’s records and plans of the System (and such other sources of 
information as are reasonably related thereto), by searching the grantee index in the names of the 
Seller and such other searches as the Abstractor may reasonably make, to (i) identify and provide 
Buyer with title information on any and all recorded Easements (including information related to 
any Liens or encumbrances on Seller’s title thereto), and (ii) together with the Seller, identify all 
Missing Easements.  During the process, as the Abstractor provides written search results to the 
Seller (including updated versions of the Abstractor Search Result Chart), the Seller will promptly 
provide the same to Buyer for its review, and, without limiting the foregoing, the Seller shall, or 
shall cause the Abstractor to, provide Buyer with periodic updates (which shall occur no less 
frequently than bi-weekly) on the status of the activities set forth in the previous sentence. 
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(b) Notice of Objections.  Within forty five (45) days of Buyer’s receipt from the Seller 
(or the Abstractor) of the information described in 6.05(a), Buyer shall deliver to Seller notice 
identifying the Liens, restrictions and limitations on the Easements that, in Buyer’s reasonable 
opinion, could materially and adversely restrict or prevent the use of the Easements in the operation 
of the System, (an “Easement Objection Notice”).  Buyer shall not be permitted to include in its 
Easement Objection Notice any Liens, restrictions and limitations that: (a) are Permitted Liens, (b) 
pertain to the Buyer or any requirements, conditions or obligations of the Buyer, or (c) are matters 
of record and set forth in the Abstractor’s search results that do not, in Buyer’s reasonable opinion, 
materially and adversely restrict or prevent the use of the Easements in the operation of the System 
(specifically including mortgages or other instruments securing indebtedness incurred by the 
owner of the land burdened by the Easement) (such exceptions objected to in the Objection Notice, 
the “Easement Objection Items.”  If Buyer provides the Seller with an Easement Objection Notice, 
the Seller shall use its commercially reasonable efforts to have the Easement Objection Items 
Cured, prior to or as of the Closing.  At or prior to the Closing, the Seller shall deliver written 
evidence to Buyer, in form and substance reasonably satisfactory to Buyer, evidencing that Seller 
has Cured all objections identified in the Easement Objection Notice.  In the event that Seller is 
unable to Cure any such Objection Item per this Section 6.05(b), Seller shall: (i) grant Buyer a 
license per Section 6.05(d); and (ii) Seller’s obligation to assign such Easements to Buyer per 
Section 2.01(a) shall survive Closing. 

(c) If during the process of Abstractor’s review and investigation of the Bucks County 
land records, Seller determines, based on the Abstractor’s investigation, that there is a Missing 
Easement, the Seller, at its cost and expense, shall take any and all actions (including the use of its 
power of condemnation) to obtain any such Missing Easements so that the same may be sold, 
assigned, transferred and conveyed to Buyer at the Closing pursuant to the terms and conditions of 
this Agreement.  The Seller shall pay for all costs and expenses incurred in connection with 
obtaining each Missing Easement (including any consideration payable to the landowner in 
connection with condemnation, in lieu of condemnation or otherwise to obtain Missing Easements). 
If Seller has not obtained all Missing Easements by the date that is ninety (90) days after the date 
that Abstractor has completed his review of the County land records and delivered the last results 
of the same to Seller (the “Abstract Completion Date”), then the Seller, at its cost and expense, 
shall, as soon as reasonably practicable, commence and file in the Court of Common Pleas, Bucks 
County, a condemnation or eminent domain proceeding to obtain any and all such Missing 
Easements.  For the purposes of clarity, upon obtaining each Missing Easement pursuant to this 
Section 6.05(c) (including upon the final resolution of a condemnation proceeding), each Missing 
Easement that has been acquired or obtained by the Seller is considered an Easement. 

(d) License at Closing.  Seller shall provide Buyer with a license agreement granting 
Buyer a license in all of Seller’s rights to access Easement in order to allow Buyer to operate and 
maintain the System until such time as Buyer is provided title to such Easement as provided for in 
this Agreement. 

 Unscheduled Property 

The Parties acknowledge that the Seller may own interests in or have the legal right to use or 
occupy the Real Property and Easements that are necessary or essential to the operation of the 
System and that are not specifically identified in Schedule 4.09 (the “Unscheduled Real 
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Property”).  If the Parties discover before or after the Closing Date, one or more parcels of 
Unscheduled Real Property, the discovering Party shall give notice of such discovery to the non-
discovering Party.  In addition to its obligations in Section 2.03, Seller shall convey, assign or 
otherwise transfer any rights to each parcel of Unscheduled Real Property, with no adjustment to 
the Purchase Price, in such a manner as to provide Buyer with reasonable assurances that Buyer 
will have the right to use or occupy the Unscheduled Real Property as it was used by Seller as of 
the Effective Date. 

ARTICLE VII. 
 

OTHER AGREEMENTS 

 Taxes 

Except as otherwise provided in this Agreement, the Seller shall pay any and all Taxes, if any, 
arising out of the ownership of the Acquired Assets and out of the operation of the System before 
the Closing Date.   

 Cooperation on Tax Matters 

The Seller shall furnish or cause to be furnished to Buyer, as promptly as practicable, whether 
before or after the Closing Date, such information and assistance relating to the System as is 
reasonably necessary for the preparation and filing by Buyer of any filings relating to any Tax 
matters. 

 Rates 

After Closing, Buyer shall charge the Seller’s sanitary wastewater rates (“Base Rates”), as 
reflected on Schedule 7.03, as Buyer’s initial base rates within the Service Area on and after the 
Closing Date.  The Base Rates shall not be increased until after the second anniversary of the 
Closing Date.  Buyer shall apply, at and after Closing, its then-existing miscellaneous fees and 
charges, rules and regulations for wastewater service as set forth in Buyer’s Tariff within Seller’s 
Service Area including Buyer’s Distribution System Improvement Charge and State Tax 
Adjustment Surcharge. 

 Buyer Taxpayer 

From and after the Closing Date, Buyer acknowledges that, upon conveyance of the Acquired 
Assets to Buyer, the Buyer will be subject to, among other Taxes, real estate Taxes, which Buyer 
shall pay when due. 

 PaPUC Approval 

(a) Promptly after the Effective Date, Buyer shall timely initiate and faithfully 
prosecute the necessary proceedings to obtain from the PaPUC (i) the issuance of certificates of 
public convenience to Buyer to provide wastewater services in the Service Area and (ii) the 
approval of the acquisition of the System by Buyer under terms and conditions that are reasonably 



 
 

- 29 - 

 

acceptable to Seller and Buyer.  Seller shall cooperate with and assist Buyer in proceedings before 
the PaPUC.   

(b) Buyer and Seller agree that the procedures for determining fair market value of the 
System and Acquired Assets outlined in subsection (a) of Section 1329 of Title 66 of the 
Pennsylvania Consolidated Statutes (“Section 1329”) shall be utilized and filed with the PaPUC 
as contemplated by Section 1329. 

(c)  The fees and expenses related to engaging the licensed engineer for such Section 
1329 determination shall be paid fifty percent (50%) by Buyer and fifty percent (50%) by Seller. 

(d) Buyer, in Buyer’s first base rate proceeding with respect to the System following 
the Closing, shall propose the use of statutory and regulatory mechanisms available to benefit the 
Buyer’s acquired customers for ratemaking purposes pursuant to Section 1311 of Title 66 of the 
Pennsylvania Consolidated Statutes. 

 Remedies for Breach of Article VII Agreements 

If Buyer breaches any of the covenants and agreements set forth in this Article VII, in addition to 
all other rights and remedies available at law or in equity, including specific performance and/or 
injunctive relief, Seller may commence proceedings before the PaPUC seeking enforcement of 
such covenants and agreements.  

 Pending Development Plans 

(a) Buyer and the Seller acknowledge that from the time of the Effective Date, the 
Seller shall continue to administer, and perform its duties and responsibilities with respect to the 
Pending Development Plans set forth on Schedule 4.18.  For the avoidance of doubt, after the 
Closing Date, the Seller shall not seek to collect any EDU-related fees. 

(b) Following the Effective Date, except with respect to the Planned Project, Seller 
shall not enter into any contract with a third party that contemplates the construction of new 
sanitary wastewater facilities, including, without limitation, pumping stations, force mains, 
manholes, or pipelines for service to future customers  related to Pending Development Plans 
(collectively, “New System Assets”) without providing a draft of such contracts to Buyer for its 
review and approval as to the design and specifications before execution by the parties to such 
contracts.  Buyer shall have fifteen (15) Business Days to review and approve such contracts, and 
Buyer’s failure to object in writing to any terms of such contracts within such fifteen (15) Business 
Day review period is deemed an approval of the same by Buyer. 

 Act 537 Plan 

(a) Buyer acknowledges that Seller has previously drafted and committed to an Act 
537 Plan under the Pennsylvania Sewage Facilities Act (the “Plan”), which has been made 
available to Buyer. Buyer understands that the Plan contains obligations and commitments, as 
more fully set forth in the Plan to complete certain improvements and upgrades to the System (the 
“System Improvements”).  Buyer shall accept and complete all of the System Improvements as 
Seller agreed to complete under the Plan.   
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(b) Buyer acknowledges Seller has jurisdiction over sewage facilities planning and 

sewer service through the Plan and its Act 537 planning program, zoning, subdivision and land 
development ordinances and comprehensive land use planning policies. Buyer and Seller shall to 
cooperate with respect to current and future sewage facilities planning and sewer service consistent 
with the provisions of this Section 7.08. 

 
(c) Subject to PaPUC approval of the Service Area as provided in Section 7.08, Buyer 

shall extend sewer lines and provided sewage collection and treatment services to properties within 
the Service Area in a manner consistent with the Plan and the Buyer’s Tariff.  Seller will confer 
with Buyer concerning any amendment to the Plan that would affect the provision of sewage 
collection and treatment services within the Service Area.  Seller shall not propose or adopt any 
amendment to the Plan that would reduce the Service Area or divert wastewater flows generated 
from properties located within the Service Area from being served by the System without the 
approval of Buyer. 

 
(d) Buyer will not request, pursue, or implement expansions of the System beyond the 

current Service Area (that would trigger a Plan amendment) without the prior written approval of 
Seller and the PaDEP. Seller shall promptly notify and confer with Buyer, and consider Buyer’s 
comments, concerning any proposed Plan amendment (including any sewage facilities planning 
module) that would involve the provision of sewage collection and treatment services by the 
System to area or properties outside of the Service Area. With respect to any such potential Plan 
amendment, Seller and Buyer shall cooperate in evaluating alternatives for provision of sewage 
services to such areas consistent with the requirements of 25 Pa Code Ch. 71, including 
consideration of the technical feasibility, economic feasibility and cost effectiveness, consistency 
with the objectives and policies of plans and requirements of 25 Pa. Code Ch. 71.21(a)(5), 
consistency with municipal land use plans and ordinances, subdivision ordinances and other 
ordinances and plans for controlling land use and development, technically and administratively 
able to be implemented, and other factors required under Act 537 or under Buyer’s Tariff. 

 
(e) If Seller and Buyer each determine that the provision of sewage collection and 

treatment services by the System to certain areas or properties outside of the Service Area is 
technically feasible, economically feasible and cost effective, and meets all of the requirements set 
forth in Act 537 and 25 Pa. Code Ch. 71, the Seller shall amend the Plan to include such identified 
areas and properties in the Service Area.  If Seller amends the Plan pursuant to this subsection and 
such amendment is approved by PaDEP, (i) Buyer shall request that the modified Service Area be 
approved by PaPUC; and (ii) subject to PaPUC approval of the inclusion of such modified Service 
Area, Buyer shall extend sewer lines and provide sewage collection services to properties within 
such Service Area in a manner consistent with the Plan and Buyer’s Tariff. 

 
 Utility Valuation Experts 

Buyer and Seller shall each will be responsible for the costs associated with their respective Utility 
Valuation Expert for the preparation and completion of their respective Utility Valuation Expert’s 
appraisal report and any additional work by their respective Utility Valuation Expert necessary to 
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assist in the processing and prosecution of the application to the PaPUC in regard to this transaction 
under Section 1329. 

 Compliance and Operations Reports 

After the Effective Date and through the Closing Date, Seller shall provide Buyer with periodic 
reports to the person designated by Buyer, disclosing the status of the operations and all material 
compliance and operational deficiencies. 

 Covenant Survival 

The covenants set forth in this Article survive Closing. 

ARTICLE VIII. 
 

INDEMNIFICATION 

 Survival 

All representations and warranties contained in this Agreement shall survive until twelve (12) 
months following the Closing Date, except that (a) the representations and warranties of the Seller 
set forth in Section 4.01 (Organization), Section 4.02 (Power and Authority), Section 4.03 
(Enforceability) and Section 4.16 (Brokers’ and Finders’ Fees) (collectively, the “Seller 
Fundamental Representations”) shall survive the Closing indefinitely or until the latest date 
permitted by Law, and (b) the representations and warranties of Buyer set forth in Section 5.01 
(Organization), Section 5.02 (Authorization and Validity of Agreement), and Section 5.05 
(Brokers’ and Finders’ Fees) (collectively, the “Buyer Fundamental Representations”) shall 
survive the Closing indefinitely or until the latest date permitted by Law.  The covenants and 
agreements of the Parties contained herein shall survive the Closing indefinitely or for the shorter 
period explicitly specified therein, except that for such covenants and agreements that survive for 
such shorter period, breaches thereof shall survive indefinitely or until the latest date permitted by 
Law.  Notwithstanding the preceding sentences, (x) any breach of representation, warranty, 
covenant or agreement in respect of which indemnity may be sought under this Agreement shall 
survive the time at which it would otherwise terminate pursuant to the preceding sentences, if 
notice of the inaccuracy or breach thereof giving rise to such right of indemnity shall have been 
given to the party against whom such indemnity may be sought before such time, and (y) nothing 
contained in this Section 8.01 shall limit in any way any rights a Party may have to bring claims 
grounded in fraud, intentional misrepresentation or willful misconduct, which rights shall survive 
the Closing indefinitely. 

 Indemnification by the Seller 

To the maximum extent permitted by Law and subject to the terms and conditions of this 
Article VIII, the Seller shall indemnify, defend and hold harmless, Buyer and its successors and 
Affiliates and their respective employees, officers, directors, trustees and agents (the “Buyer 
Indemnified Persons”), from and against any and all claims for Losses arising from or relating to:  
(a) any material misrepresentation as to, or any material inaccuracy in, any of the representations 
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and warranties of the Seller contained in this Agreement or in any exhibit, schedule, certificate or 
other instrument or document furnished or to be furnished by the Seller before the Closing pursuant 
to this Agreement (without regard to any materiality, Material Adverse Effect or related 
qualifications in the relevant representation or warranty (except where such provision requires 
disclosure of lists of items of a material nature or above a specified threshold)); (b) any material 
breach or material nonfulfillment of any of the covenants or agreements of the Seller contained in 
this Agreement or in any exhibit, schedule, certificate or other instrument or document furnished 
or to be furnished by the Seller before the Closing pursuant to this Agreement; or (c) any Excluded 
Liability or Excluded Asset. 

 Indemnification by Buyer 

To the maximum extent permitted by Law and subject to the terms and conditions of this 
Article VIII, Buyer shall defend, indemnify and hold harmless the Seller and its successors and 
Affiliates and each of their respective employees, officers, directors and agents (the “Seller 
Indemnified Persons”) from and against any and all claims for Losses arising from or relating to:  
(a) any material misrepresentation as to, or any material inaccuracy in, any of the representations 
and warranties of Buyer contained in this Agreement or in any exhibit, schedule, certificate or 
other instrument or document furnished or to be furnished by Buyer pursuant to this Agreement; 
(b) any material breach of any of the covenants or agreements of Buyer contained in this 
Agreement or in any exhibit, schedule certificate or other instrument or document furnished or to 
be furnished by the Buyer pursuant to this Agreement; (c) any Assumed Liability as and when 
payment and performance is due, including without limitation any liability related to any claims 
by any Governmental Authority; (d) Buyer’s actions involving Environmental Requirements, 
Hazardous Materials or environmental claims from and after the Closing Date; or (e) the 
ownership, operation or control of the Acquired Assets or the System from and after the Closing 
Date. 

 Indemnification Procedure 

(a) Third Party Claims. If any Indemnified Party receives notice of the assertion or 
commencement of any action, suit, claim or other legal proceeding made or brought by any Person 
who is not a party to this Agreement or an Affiliate of a party to this Agreement or a representative 
of the foregoing (a “Third Party Claim”) against such Indemnified Party with respect to which the 
Indemnifying Party may be obligated to provide indemnification under this Agreement, the 
Indemnified Party shall give the Indemnifying Party prompt notice thereof. The failure to give 
such prompt notice shall not, however, relieve the Indemnifying Party of its indemnification 
obligations, except and only to the extent that the Indemnifying Party forfeits material rights or 
material defenses because of such failure. Such notice by the Indemnified Party shall describe the 
Third Party Claim in reasonable detail and shall indicate the estimated amount, if reasonably 
practicable, of the Loss that has been or may be sustained by the Indemnified Party. The 
Indemnifying Party has the right to participate in, or by giving notice to the Indemnified Party (and 
subject to the other requirements herein)  to assume the defense of any Third Party Claim at the 
Indemnifying Party’s expense and by the Indemnifying Party’s own counsel (which counsel is 
reasonably acceptable to the Indemnified Party), so long as (i) the Indemnifying Party notifies the 
Indemnified Party, within ten (10) Business Days after the Indemnified Party has given notice of 
the Third Party Claim to the Indemnifying Party (or by such earlier date as may be necessary under 
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applicable procedural rules in order to file a timely appearance and response) that the Indemnifying 
Party is assuming the defense of such Third Party Claim, provided, that if the Indemnifying Party 
assumes control of such defense it must first agree and acknowledge in such notice that the 
Indemnifying Party is fully responsible (with no reservation of any rights other than the right to be 
subrogated to the rights of the Indemnified Party) for all Losses relating to such Third Party Claim, 
(ii) the Indemnifying Party conducts the defense of the Third Party Claim actively and diligently 
and at its own cost and expense, and (iii) the Third Party Claim (A) does not involve injunctive 
relief, specific performance or other similar equitable relief, any claim in respect of Taxes, any 
Governmental Authority, any criminal allegations, or any potential damage to the goodwill, 
reputation or overriding commercial interests of Buyer or its Affiliates, (B) is not one in which the 
Indemnifying Party is also a party and joint representation would be inappropriate or there may be 
legal defenses available to the Indemnified Party which are different from or additional to those 
available to the Indemnifying Party, or (C) does not involve a claim which, upon petition by the 
Indemnified Party, the appropriate court rules that the Indemnifying Party failed or is failing to 
vigorously prosecute or defend. The Indemnified Party shall reasonably cooperate in good faith in 
such defense.  If the Indemnifying Party assumes the defense of any Third Party Claim, subject to 
Section 8.04(b), it shall have the right to take such action as it deems necessary to avoid, dispute, 
defend, appeal or make counterclaims pertaining to any such Third Party Claim in the name and 
on behalf of the Indemnified Party. The Indemnified Party may, at its own cost and expense, to 
participate in the defense of any Third Party Claim with counsel selected by it subject to the 
Indemnifying Party’s right to control the defense thereof.  If the Indemnifying Party elects not to 
compromise or defend such Third Party Claim or fails to promptly notify the Indemnified Party in 
writing of its election to defend as provided in this Agreement, the Indemnified Party has the right, 
subject to Section 8.04(b), to pay, compromise, defend such Third Party Claim and seek 
indemnification for any and all Losses based upon, arising from or relating to such Third Party 
Claim. The Seller and Buyer shall reasonably and in good faith cooperate with one another in all 
reasonable respects in connection with the defense of any Third Party Claim, including making 
available records relating to such Third Party Claim and furnishing, without expense (other than 
reimbursement of actual out-of-pocket expenses) to the defending party, management employees 
of the non-defending party as may be reasonably necessary for the preparation of the defense of 
such Third Party Claim. 

(b) Settlement of Third Party Claims. Notwithstanding any other provision of this 
Agreement, the Indemnifying Party shall not enter into settlement of any Third Party Claim 
without the prior written consent of the Indemnified Party (which consent shall not be 
unreasonably withheld or delayed), except as provided in this Section 8.04(b). If a firm offer is 
made to settle a Third Party Claim without leading to liability or the creation of a financial or other 
obligation on the part of the Indemnified Party and provides, in customary form, for the 
unconditional release of each Indemnified Party from all liabilities and obligations in connection 
with such Third Party Claim and the Indemnifying Party desires to accept and agree to such offer, 
the Indemnifying Party shall give prompt notice to that effect to the Indemnified Party. If the 
Indemnified Party fails to consent to such firm offer within fifteen (15) days after its receipt of 
such notice, the Indemnified Party may continue to contest or defend such Third Party Claim and 
in such event, the maximum liability of the Indemnifying Party as to such Third Party Claim shall 
not exceed the amount of such settlement offer. If the Indemnified Party fails to consent to such 
firm offer and also fails to assume defense of such Third Party Claim, the Indemnifying Party may 



 
 

- 34 - 

 

settle the Third Party Claim upon the terms set forth in such firm offer to settle such Third Party 
Claim. If the Indemnified Party has assumed the defense pursuant to Section 8.04(a), it shall not 
agree to any settlement without the written consent of the Indemnifying Party (which consent shall 
not be unreasonably withheld or delayed). 

(c) Direct Claims.  Any claim by an Indemnified Party with respect to any Loss which 
does not arise or result from a Third Party Claim (a “Direct Claim”) shall be asserted by the 
Indemnified Party giving the Indemnifying Party prompt notice thereof.  The failure to give such 
prompt notice shall not, however, relieve the Indemnifying Party of its indemnification obligations, 
except and only to the extent that the Indemnifying Party forfeits material rights or material 
defenses because of such failure.  Such notice by the Indemnified Party shall describe the Direct 
Claim in reasonable detail and shall indicate the estimated amount, if reasonably practicable, of 
the Losses that have been or may be sustained by the Indemnified Party.  The Indemnifying Party 
shall have thirty (30) days after its receipt of such notice to respond in writing to such Direct Claim. 
During the thirty (30) day period, the Indemnified Party shall reasonably cooperate and assist the 
Indemnifying Party in determining the validity and amount of such Direct Claim.  If the 
Indemnifying Party does not so respond within such thirty (30) day period, by delivery of notice 
disputing the basis or amount of the Direct Claim, the Indemnifying Party is deemed to have 
rejected such claim, in which case the Indemnified Party is free to pursue such remedies as may 
be available to the Indemnified Party on the terms and subject to the provisions of this Agreement.  
If the Indemnifying Party has timely disputed its indemnity obligation for any Losses with respect 
to such Direct Claim, the Parties shall proceed in good faith to negotiate a resolution of such 
dispute and, if not resolved through negotiations, such dispute may resolved by litigation in an 
appropriate court of jurisdiction determined pursuant to this Agreement. 

 Limitations on Indemnification Obligations 

(a) Subject to the other limitations contained in this Section 8.05, neither Buyer nor 
Buyer Indemnified Persons is entitled to indemnification pursuant to Section 8.02(a) (other than 
for an intentional breach of any agreement or covenant contained in this Agreement) unless the 
aggregate amount of Losses incurred by Buyer and Buyer Indemnified Persons under this 
Agreement exceeds One Percent (1%) of the Purchase Price in the aggregate (the “Threshold 
Amount”), in which case Seller shall then be liable for Losses in excess of the Threshold Amount; 
provided, however, that the foregoing limitations contained in this Section 8.05(a) shall not apply 
to any claims for indemnification based on fraud, intentional misrepresentation or willful 
misconduct or pursuant to Section 8.02(c). 

(b) Subject to the other limitations contained in this Section 8.05 neither Seller nor the 
Seller Indemnified Persons is entitled to indemnification pursuant to Section 8.03(a) (other than 
for an intentional breach of any agreement or covenant contained in this Agreement) unless the 
aggregate amount of Losses incurred by Seller and Seller Indemnified Persons under this 
Agreement exceeds the Threshold Amount, in which case Buyer shall then be liable for Losses in 
excess of the Threshold Amount; provided, however, that the foregoing limitations contained in 
this Section 8.05(a) shall not apply to any claims for indemnification based on fraud, intentional 
misrepresentation or willful misconduct or pursuant to Sections 8.03(c)(d) and (e). 
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(c) Except in the case of fraud, intentional misrepresentation or willful misconduct (for 
which all applicable legal and equitable remedies will be available to Buyer), the Buyer 
Indemnified Parties shall only be entitled to assert claims under Section 8.02(a) (other than claims 
with respect to breaches of any of the Seller Fundamental Representations, which shall not be 
limited by this Section 8.05(c)) up to the aggregate amount of 5% of Purchase Price (the “Liability 
Cap”), which shall represent the sole and exclusive remedy of Buyer and the other Buyer 
Indemnified Parties for any such claims under Section 8.02(a) (other than claims with respect to 
breaches of any of the Seller Fundamental Representations, in the case of fraud, intentional 
misrepresentation or willful misconduct or pursuant to Section 8.02(c) which shall not be subject 
to the Liability Cap, but is capped at the Purchase Price).   

(d) Payments by an Indemnifying Party pursuant to Section 8.02 or Section 8.03 in 
respect of any Loss is limited to the amount of any liability or damage that remains after deducting 
therefrom any insurance proceeds actually received and any indemnity, contribution or other 
similar payment received or reasonably expected to be received by the Indemnified Party in respect 
of any such claim. The Indemnified Party shall use its commercially reasonable efforts to recover 
under insurance policies or indemnity, contribution or other similar agreements for any Losses 
before seeking indemnification under this Agreement. 

(e) Payments by an Indemnifying Party pursuant to Section 8.02 or Section 8.03 in 
respect of any Loss will be reduced by an amount equal to any Tax benefit realized or reasonably 
expected to be realized as a result of such Loss by the Indemnified Party. 

(f) Each Indemnified Party shall take, and cause its Affiliates to take, all reasonable 
steps to mitigate any Loss upon becoming aware of any event or circumstance that would be 
reasonably expected to, or does, give rise thereto, including incurring costs only to the minimum 
extent necessary to remedy the breach that gives rise to such Loss. 

(g) Subject to the provisions of Sections 3.01, 7.06, 15.11 and any other provisions for 
equitable relief and/or specific performance, the Parties acknowledge and agree that their sole and 
exclusive remedy with respect to any and all claims for any breach of any representation, warranty, 
covenant, agreement or obligation set forth herein or otherwise relating to the subject matter of 
this Agreement, shall be pursuant to the indemnification provisions set forth in this Article VIII.  
In furtherance of the foregoing, each Party waives, to the fullest extent permitted under Law, any 
and all rights, claims and causes of action for any breach of any representation, warranty, covenant, 
agreement or obligation set forth herein or otherwise relating to the subject matter of this 
Agreement it may have against the other Party and their Affiliates and each of their respective 
representatives arising under or based upon any Law, except pursuant to the indemnification 
provisions set forth in this Article VIII.  Nothing in this Section 8.05(g) limits any Parties’ right to 
seek and obtain any equitable relief and/or specific performance to which any Party is entitled 
pursuant to this Agreement. 

 Knowledge of Breach 

Seller will not be liable under this Article VIII for any Losses based upon or arising out of any 
inaccuracy in or breach of any of the representations or warranties of Seller contained in this 
Agreement if Buyer had Knowledge of such inaccuracy or breach before the Closing Date. 
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ARTICLE IX. 
 

PRE-CLOSING COVENANTS OF THE SELLER  

 Operation of the System 

Except as otherwise expressly permitted by this Agreement, as required by Law or with the prior 
written consent of Buyer (which consent shall not be unreasonably withheld, delayed or 
conditioned), from the Effective Date until the Closing, the Seller shall (i) operate and manage the 
System only in the ordinary course of business in accordance with past practices and procedures, 
(ii) comply in all material respects with all Laws and Authorizations and Permits, (iii) use 
commercially reasonable efforts to maintain and preserve intact the business and assets of the 
System, including all of the Acquired Assets, and preserve the rights, franchises, goodwill and 
relationships of the Seller and the System and their customers, lenders, suppliers, regulators and 
others having business relationships with the Seller and the System; (iv) continue to collect 
accounts receivable, EDU Fees, and sewer rents in a manner consistent with past practice, without 
discounting such accounts receivable, EDU Fees, and sewer rents; (v) perform all of its obligations 
under all Assigned Contracts; and (vi) not take any action, or omit to take any action, that would 
cause to occur a fact, circumstance, condition or occurrence regarding the System or any of the 
Acquired Assets that could reasonably be expected to have a Material Adverse Effect.  

 Cooperation 

The Seller shall reasonably cooperate with Buyer and its employees, attorneys, accountants and 
other agents and, generally, act in reasonably good faith to timely carry out the purposes of this 
Agreement and the consummation of the transactions contemplated by this Agreement. 

 Supplements and Updates 

The Seller shall promptly deliver to Buyer any supplemental information updating the information 
set forth in the representations and warranties set forth in Article IV of this Agreement so that such 
representations and warranties as supplemented by such information will be true and correct as of 
the Closing Date (or such other date as provided in such representations and warranties) as if then 
made.  Promptly upon having Knowledge of any facts which would constitute a breach of a 
representation or warranty as of the date made or a default in a covenant contained herein Seller 
shall advise Buyer of those facts.  

 Consents and Approvals 

Promptly after Effective Date, or as required by Law, except as provided in Section 7.05 or 
otherwise expressly provided in this Agreement, the Seller and, and when necessary, the Seller 
shall file all applications and reports that are required to be filed by Seller with any Governmental 
Authority as provided on Schedule 4.05 to the Buyer.  The Seller shall also promptly provide all 
information that any Governmental Authority may require in connection with any such application 
or report.  The Seller shall use its commercially reasonable efforts to obtain all required consents, 
waivers, authorizations or approvals of any Governmental Authority, or of any other Person in 
connection with the transactions contemplated by this Agreement.  All authorizations of any 
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Governmental Authority necessary to consummate the transactions contemplated by this 
Agreement shall be in form and content reasonably satisfactory to Buyer and the Seller before 
Closing and must be final and non-appealable.  If a party to the PaPUC proceeding appeals PaPUC 
authorization of the transaction, the Buyer and the Seller may agree to proceed to consummate the 
transaction. 

 Pending Development Plan Agreements and Future Developments  

Seller shall enforce all of its rights and the counterparties’ obligations under any agreements 
relating to Pending Development Plans in existence as of the Effective Date, which shall not be 
amended without notice to and the consent of Buyer, which consent shall not be unreasonably 
withheld and Buyer shall provide or withhold such consent to Seller within fifteen (15) days of 
notice from Seller or this consent requirement is deemed waived by Buyer after such date.  After 
the Effective Date, Seller shall not enter into any new agreements (including Land Development 
Agreements and Financial Security Agreements) with landowners regarding the construction of 
any sewer facilities which, upon completion of construction, will be transferred to Buyer pursuant 
to Section 2.01 hereof without notice to and the consent of Buyer, which consent shall not be 
unreasonably withheld and Buyer shall provide or withhold such consent to Seller within seven 
(7) days of notice from Seller or this consent requirement is deemed waived by Buyer after such 
date.  For the avoidance of doubt, any attempt by Buyer to withhold consent for entry into any 
amendment or new agreement by Seller pursuant to this Section 9.05 that is, in the opinion of 
Seller’s solicitor, required pursuant to the Pennsylvania Municipal Planning Code is deemed 
unreasonable.  Prior to Closing, Seller shall complete the dedication of all Assets (including but 
not limited to all assets listed in the engineer’s assessment of tangible assets. 

ARTICLE X. 
 

PRE-CLOSING COVENANTS OF BUYER 

 Actions Before the Closing Date 

Buyer shall not take any action that will cause it to be in breach of any representation, warranty, 
covenant or agreement contained in this Agreement or cause it to be unable to perform in any 
material respect its obligations hereunder, and Buyer shall use its commercially reasonable efforts 
(subject to any conditions set forth in this Agreement) to perform and satisfy all conditions to 
Closing to be performed or satisfied by Buyer under this Agreement, including action necessary 
to obtain all consents and approvals of third parties required to be obtained by Buyer to effect the 
transactions contemplated by this Agreement. 

 

 Consents and Approvals 

Promptly after the execution of this Agreement, or as required by Law, except as otherwise 
expressly provided herein, Buyer shall file all applications and reports which are required to be 
filed by Buyer with any Governmental Authority as provided on Schedule 5.04.  Buyer shall also 
promptly provide all information that any Governmental Authority may reasonably require in 
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connection with any such application or report.  Buyer shall use its commercially reasonable efforts 
to obtain all consents, waivers, authorizations or approvals of any Governmental Authority, or of 
any other Person of any kind in connection with the transactions contemplated by this Agreement.   

 Cooperation 

Buyer shall reasonably cooperate with the Seller and its employees, attorneys, accountants and 
other agents and, generally, do such other acts and things in good faith as may be reasonable to 
timely carry out the purposes of this Agreement, including in obtaining the amendments set forth 
in Section 12.01(b) and the consummation of the transactions contemplated in accordance with the 
provisions of this Agreement. 

 Supplements and Updates 

Buyer shall promptly deliver to the Seller any supplemental information updating the information 
set forth in the representations and warranties set forth in Article V of this Agreement so that such 
representations and warranties as supplemented by such information will be true and correct as of 
the Closing Date (or such other date as provided in such representations and warranties) as if then 
made.  At least three (3) Business Days before the Closing Date, Buyer shall advise the Seller of 
any facts which would constitute a breach of a representation or warranty as of the date made or a 
default in a covenant contained herein. 

ARTICLE XI. 
 

CONDITIONS PRECEDENT TO OBLIGATIONS OF THE SELLER 

The obligation of the Seller to consummate the transactions provided for in this Agreement 
is subject to the satisfaction, at or before the Closing, of the following conditions, any one or more 
of which may be waived in writing by the Seller in its sole discretion: 

 Consents and Approvals 

The Seller must receive all required material, consents, waivers, authorizations or approvals of any 
Governmental Authority, or of any other Person and any other approvals necessary to consummate 
the transactions contemplated by this Agreement set forth in Schedule 5.04, including without 
limitation all required EPA and PaDEP approvals and all such Authorizations and Permits and 
Governmental Approvals must be final (and not subject to any appeal and any applicable appeal 
period having expired); and 

 Representations and Warranties of Buyer 

The representations and warranties made by Buyer in Article V which are (a) not qualified by 
materiality shall be true and correct in all material respects on and as of the Closing Date (except 
for representations or warranties that speak of a specific date or time other than the Closing Date 
which shall be true and correct in all material respects as of such specified date) and (b) qualified 
by materiality shall be true and correct in all respects on and as of the Closing Date (except for 
representations or warranties that speak of a specific date or time other than the Closing Date which 
shall be true and correct in all respects as of such specified date), and the Seller must receive a 
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certificate to the effect of the foregoing from a duly authorized officer of Buyer dated as of the 
Closing Date. 

 PaPUC Approval 

PaPUC must issue a Final Order approving the acquisition of the System under terms and 
conditions that are reasonably acceptable to the Seller and Buyer.  If a party to the PaPUC 
proceeding appeals PaPUC authorization of the transaction, the Buyer and Seller may agree to 
proceed to consummate the transaction. 

 No Injunctions 

Neither the Seller nor Buyer shall be subject to any injunction, preliminary restraining order or 
other similar decree of a court of competent jurisdiction prohibiting the consummation of the 
transactions contemplated by this Agreement. 

 Performance of the Obligations of Buyer 

Buyer must have performed in all material respects all obligations required under this Agreement 
to be performed by Buyer on or before the Closing Date, and the Seller must have received a 
certificate to that effect from Buyer dated the Closing Date. 

 Deliveries by Buyer 

Buyer must deliver to the Seller all of the documents and items specified in Section 13.03. 

 No Material Adverse Effect 

There must not have occurred any event or condition which gives rise to a Material Adverse Effect 
with respect to the Acquired Assets or the System. 

ARTICLE XII. 
 

CONDITIONS PRECEDENT TO OBLIGATIONS OF BUYER 

The obligation of Buyer to consummate the transactions provided for in this Agreement is 
subject to the satisfaction, at or before the Closing, of the following conditions, any one or more 
of which may be waived in writing by Buyer in its sole discretion: 

 Consents and Approvals  

Buyer must receive: 

(a) All required material, non-governmental third party consents and any other 
approvals necessary or advisable to consummate the transactions contemplated by this Agreement 
set forth in Schedule 4.05 and all consents, waivers, authorizations and approvals of any 
Governmental Authority required pursuant to Section 5.04, including without limitation all 
required EPA and PaDEP approvals/renewals and all such Authorizations and Permits and 
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Governmental Approvals must be final (and not subject to any appeal and any applicable appeal 
period having expired); and 

(b) Notwithstanding Section 2.06, the Assigned Contracts set forth on Schedule 
12.01(b), shall be amended on terms reasonably acceptable to Buyer. 

 

 Representations and Warranties of Seller 

The representations and warranties made by the Seller in Article IV this Agreement (disregarding 
all “materiality” and “Material Adverse Effect” or similar qualifications contained therein) must 
be true and correct on and as of the Closing Date (except for representations and warranties 
expressly stated to relate to a specific date, in which case each such representation and warranty 
shall be true and correct as of such earlier date), with only such exceptions as would not, 
individually or in the aggregate, reasonably be expected to have a Material Adverse Effect, and 
the Buyer must receive a certificate to that effect from the Seller dated as of the Closing Date. 

 PaPUC Approval 

PaPUC must issue a Final Order approving the acquisition of the System under terms and 
conditions that are reasonably acceptable to the Seller and Buyer.  If a party to the PaPUC 
proceeding appeals PaPUC authorization of the transaction, the Buyer and Seller may agree to 
proceed to consummate the transaction. 

 No Injunctions 

Neither the Seller nor Buyer are subject to any injunction, preliminary restraining order or other 
similar decree of a court of competent jurisdiction prohibiting the consummation of the 
transactions contemplated by this Agreement. 

 No Material Adverse Effect 

There must not have occurred any event or condition which gives rise to a Material Adverse Effect 
with respect to the Acquired Assets or the System. 

 Deliveries by Seller 

Seller must deliver to Buyer all of the documents and items specified in Section 13.02. 

 Performance of the Obligations of Seller 

Seller must have performed in all material respects all obligations required under this Agreement 
to be performed by Seller on or before the Closing Date, and Buyer shall have received a certificate 
to that effect from Seller dated the Closing Date. 
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ARTICLE XIII. 
 

CLOSING 

 Closing Date 

The Parties shall cause the Closing to take place at a place in Pennsylvania that is mutually agreed 
upon by the Parties, at 10:00 a.m. eastern standard time on the earliest agreed upon date or within 
twenty (20) Business Days after the date upon which all the conditions precedent to Closing 
described in this Agreement have been fulfilled or waived and Buyer and the Seller receive the 
last of the required consents, waivers, authorizations and approvals from the Governmental 
Authorities, in each case, for the transactions contemplated by this Agreement, or at such other 
place and time, by such other method, or on such other date, as may be mutually agreed to by the 
Parties (the “Closing Date”).  The Closing will be effective at 12:01 a.m., Township of Lower 
Makefield, PA time, on the Closing Date (the “Closing Effective Time”). 

 Deliveries by the Seller  

At the Closing, the Seller shall have delivered or cause to be delivered to Buyer executed copies 
of the following agreements, documents and other items: 

(a) A Bill of Sale transferring all of the Acquired Assets comprising personal property, 
in the form attached as Exhibit A; 

(b) Possession of the Acquired Assets, including without limitation, the Real Property, 
the Easements and an interest in the Missing Easements (including a license from Seller to Buyer); 

(c) A duly executed counterpart to an Assignment and Assumption Agreement with 
respect to the Assumed Liabilities (the “Assignment and Assumption Agreement”), in the form 
attached as Exhibit B; 

(d) The consents to transfer all of the Assigned Contracts, Authorizations and Permits 
(including environmental Authorizations and Permits), to the extent required hereunder and the 
amendment required pursuant to Section 12.01(b); 

(e) One or more special warranty or other deeds in recordable form reasonably 
acceptable to Buyer transferring fee simple title of Real Property; 

(f) Copies or originals of all Files and Records, materials, documents and records in 
possession of the Seller relating to the Real Property, the Easements or the Assigned Contracts; 

(g) Certificate of the Seller pursuant to Section 12.02 of this Agreement; 

(h) Certificate of the Seller pursuant to Section 12.07 of this Agreement; 

(i) Any documents duly executed by Seller required by the Title Company to issue 
final owner’s title policies in accordance with the procedures set forth in Article VI; and 
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(j) All such other instruments of conveyance or other documents as shall, in the 
reasonable opinion of Buyer and its counsel, be necessary to transfer to Buyer the Acquired Assets 
in accordance with this Agreement or to carry out the terms of this Agreement, duly executed and 
acknowledged by Seller and in a recordable form. 

 Deliveries by Buyer 

At the Closing, Buyer shall have delivered or caused to be delivered to the Seller, the following 
agreements, documents and other items: 

(a) Payment in full of the Purchase Price; 

(b) A duly executed counterpart to the Assignment and Assumption Agreement; 

(c) Certificate of Buyer pursuant to Section 11.02 of this Agreement; 

(d) Certificate of Buyer pursuant to Section 11.05 of this Agreement; 

(e) Evidence of PaPUC approval as provided in Section 11.03; and 

(f) All such other instruments of assumption as shall, in the reasonable opinion of 
Seller and its counsel, be necessary for Buyer to assume the Assumed Liabilities in accordance 
with this Agreement. 

ARTICLE XIV. 
 

TERMINATION 

 Events of Termination 

This Agreement may, by notice given in the manner hereinafter provided, be terminated and 
abandoned at any time before completion of the Closing: 

(a) By the mutual written consent of the Seller and the Buyer; 

(b) By the Seller or the Buyer if: 

(i) the Closing shall not have occurred on or before the 
Outside Date; provided, however, the Buyer shall have the one-time right to extend the Outside 
Date for up to ninety (90) days if, in the Buyer’s sole discretion, any such amount of time up to 
ninety (90) days is necessary to obtain a required Governmental Approval; or  

(ii) any Governmental Authority shall have issued an order, 
decree or ruling or taken any other action, in each case permanently restraining, enjoining or 
otherwise prohibiting the material transactions contemplated by this Agreement and such order, 
decree, ruling or other action will have become final and non-appealable; provided, however, 
that the Party seeking termination pursuant to this clause (b) of this Section 14.01 is not in breach 
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in any material respect of any of its representations, warranties, covenants or agreements 
contained in this Agreement; 

(c) By the Seller (if Seller is not then in material breach of any provision of this 
Agreement) in the event of a material breach of any covenant or agreement to be performed or 
complied with by the Buyer pursuant to the terms of this Agreement or of any representation or 
warranty of the Buyer contained in this Agreement, which breach (i) has continued without cure 
for a period of sixty (60) days following notice thereof by the Seller to the Buyer or if such breach 
cannot be cured and (ii) would result in a condition to Closing set forth in Article XI of this 
Agreement not being satisfied (which condition has not been waived by the Seller in writing), in 
which case any damages recoverable by Seller under this Agreement shall be capped at the amount 
of the Deposit; or 

(d) By the Buyer (if Buyer is not then in material breach of any provision of this 
Agreement) in the event of a material breach of any covenant or agreement to be performed or 
complied with by the Seller pursuant to the terms of this Agreement or of any representation or 
warranty of the Seller contained in this Agreement, which breach (i) has continued without cure 
for a period of sixty (60) days following notice thereof by the Buyer to the Seller or if such breach 
cannot be cured and (ii) would result in a condition to Closing set forth in Article XII of this 
Agreement not being satisfied (which condition has not been waived by the Buyer in writing). 

This Agreement may not be terminated after completion of the Closing. 

 Effect of Termination 

If this Agreement is terminated by the Seller or the Buyer pursuant to Section 14.01, notice thereof 
will forthwith be given to the other and all further obligations of the Parties under this Agreement 
will terminate without further action by any Party and without liability or other obligation of any 
Party to any other Party hereunder; provided, however, that no Party will be released from liability 
hereunder if this Agreement is terminated and the transactions abandoned because of any willful 
breach of this Agreement. 

ARTICLE XV. 
 

MISCELLANEOUS 

 Confidentiality 

Except as and to the extent required by Law (including but not limited to the Pennsylvania Right-
To-Know Act at 65 Pa § 67.101) or pursuant to an order of a court of competent jurisdiction and 
as required hereunder to obtain any and all required Governmental Approvals, no Party shall, 
directly or indirectly, disclose or use (and no Party shall permit its representatives to disclose or 
use) any Confidential Information with respect to any other Party furnished, or to be furnished, by 
such other Party or its shareholders, directors, officers, agents, or  representatives to the other Party 
or its employees, directors, officers, agents or representatives in connection herewith at any time 
or in any manner other than in connection with the completion of the transactions contemplated 
by this Agreement and related transactions.   
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 Public Announcements  Subject to Law or listing rules of an exchange on 
which Buyer’s parent corporation’s stock is listed, and except as otherwise set forth herein, the 
initial public announcement relating to the transactions contemplated herein will be mutually 
agreed upon and jointly made by the Parties.  Subsequent public announcements by one Party are 
subject to review and approval by the other Parties before issuance, such approval not to be 
unreasonably withheld, conditioned or delayed.   

 Notices 

The Parties shall make all notices, other communications and approvals required or permitted by 
this Agreement in writing, stating specifically that they are being given pursuant to this Agreement 
and shall be addressed as follows: 

in the case of the Seller: 

1100 Edgewood Rd  
Yardley, PA 19067 
Attention:  Township Manager 
Fax:   
with a copy to: 

1100 Edgewood Rd 
Yardley, PA 19067 
Attention:  Solicitor 
Fax:   

in the case of the Buyer: 

Aqua Pennsylvania, Inc. 
762 W. Lancaster Avenue 
Bryn Mawr, PA 19010 
Attention: Marc A. Lucca, President 
malucca@aquaamerica.com 

with a copy to: 

Aqua Pennsylvania, Inc. 
762 W. Lancaster Avenue   
Bryn Mawr, PA  19010 
Attention: Frances P. Orth, Vice President and Senior Managing Counsel 
fporth@aquaamerica.com 

or such other persons or addresses as a Party may from time to time designate by notice to the 
other Party. A notice, other communication or approval is deemed to have been sent and received 
(i) on the day it is delivered, or if such day is not a Business Day or if the notice is received after
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ordinary office hours (time of place of receipt), the notice, other communication or approval is 
deemed to have been sent and received on the next Business Day, or (ii) on the fourth Business 
Day after mailing if sent by United States registered or certified mail. 

 Headings 

The article, section and paragraph headings in this Agreement are for reference purposes only and 
have no affect the meaning or interpretation of this Agreement. 

 Severability 

If any term, provision, covenant or restriction contained in this Agreement is held by a court of 
competent jurisdiction to be invalid, void or unenforceable, the remainder of the terms, provisions, 
covenants and restrictions contained in this Agreement remain in full force and effect and in no 
way be affected, impaired or invalidated. 

 Entire Agreement 

This Agreement constitutes the entire agreement between the Parties pertaining to the subject 
matter hereof and supersedes all prior agreements, negotiations, discussions and understandings, 
written or oral, between the Parties. There are no representations, warranties, conditions or other 
agreements, whether direct or collateral, or express or implied, that form part of or affect this 
Agreement, or that induced any Party to enter into this Agreement or on which reliance is placed 
by any Party, except as specifically set forth in this Agreement. The Parties acknowledge and agree 
that (i) each has substantial business experience and is fully acquainted with the provisions of this 
Agreement, (ii) the provisions and language of this Agreement have been fully negotiated and (iii) 
no provision of this Agreement shall be construed in favor of any Party or against any Party 
because of such provision of this Agreement having been drafted on behalf of one Party rather 
than the other Party. 

 Amendments; Waivers 

This Agreement may be amended, changed or supplemented only by a written agreement signed 
by the Parties.  Any waiver of, or consent to depart from, the requirements of any provision of this 
Agreement will be effective only if it is in writing and signed by the Party giving it, and only in 
the specific instance and for the specific purpose for which it has been given.  No failure on the 
part of any Party to exercise, and no delay in exercising, any right under this Agreement will 
operate as a waiver of such right.  No single or partial exercise of any such right precludes any 
other or further exercise of such right or the exercise of any other right. 

 Parties in Interest; Third Party Beneficiary 

This Agreement is not intended to and shall not be construed to create upon any Person other than 
the Parties any rights or remedies hereunder.   

 Anti-Assignment; Successors and Assigns  
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Neither Party to this Agreement may assign any right or delegate any performance under this 
Agreement without the prior written consent of the other Party.  A purported assignment or 
purported delegation without prior written consent is void.  This Agreement is binding upon, and 
inures to the benefit of, the Parties and their respective permitted successors and assigns. 

 
 Governing Law; Jurisdiction 

The laws of the Commonwealth of Pennsylvania (without giving effect to its conflicts of law 
principles) govern all matters arising and relating to this Agreement, including torts.  The Parties 
irrevocably agree and consent to the jurisdiction of the United States District Court for the Eastern 
District of Pennsylvania and the Court of Common Pleas of Bucks County, Pennsylvania, for the 
adjudication of any matters arising under or in connection with this Agreement. Any action 
initiated in court shall be filed and litigated (including all discovery proceedings) exclusively in 
the United States District Court for the Eastern District of Pennsylvania and the Court of Common 
Pleas of Bucks County, Pennsylvania, and each Party irrevocably submits to the exclusive 
jurisdiction of such courts in any such suit, action or proceeding.  Service of process, summons, 
notice or other document by mail to such Party’s address set forth herein shall be effective service 
of process for any suit, action or other proceeding brought in any such court.  EACH PARTY 
ACKNOWLEDGES AND AGREES THAT ANY CONTROVERSY WHICH MAY ARISE 
UNDER THIS AGREEMENT OR THE OTHER TRANSACTION DOCUMENTS IS LIKELY 
TO INVOLVE COMPLICATED AND DIFFICULT ISSUES AND, THEREFORE, EACH 
SUCH PARTY IRREVOCABLY AND UNCONDITIONALLY WAIVES ANY RIGHT IT MAY 
HAVE TO A TRIAL BY JURY IN RESPECT OF ANY LEGAL ACTION ARISING OUT OF 
OR RELATING TO THIS AGREEMENT, THE OTHER TRANSACTION DOCUMENTS OR 
THE TRANSACTIONS CONTEMPLATED HEREBY OR THEREBY. EACH PARTY TO 
THIS AGREEMENT CERTIFIES AND ACKNOWLEDGES THAT (A) NO 
REPRESENTATIVE OF ANY OTHER PARTY HAS REPRESENTED, EXPRESSLY OR 
OTHERWISE, THAT SUCH OTHER PARTY WOULD NOT SEEK TO ENFORCE THE 
FOREGOING WAIVER IN THE EVENT OF A LEGAL ACTION, (B) SUCH PARTY HAS 
CONSIDERED THE IMPLICATIONS OF THIS WAIVER, (C) SUCH PARTY MAKES THIS 
WAIVER VOLUNTARILY, AND (D) SUCH PARTY HAS BEEN INDUCED TO ENTER 
INTO THIS AGREEMENT BY, AMONG OTHER THINGS, THE MUTUAL WAIVERS AND 
CERTIFICATIONS IN THIS SECTION. 

 Specific Performance 

The Parties agree that irreparable damage would occur if any provision of this Agreement were 
not performed in accordance with the terms hereof and that the Parties is entitled to specific 
performance of the terms hereof, in addition to any other remedy to which they are entitled at law 
or in equity. 

 Counterparts; Electronic Mail; Facsimile Execution 

This Agreement may be executed in any number of counterparts which, taken together, shall 
constitute one and the same agreement.  This Agreement will be effective when it has been 
executed by each Party and delivered to both Parties.  To evidence the fact that it has executed this 
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Agreement, a Party may send a copy of its executed counterpart to the other Party by electronic 
mail or facsimile transmission. Such Party is deemed to have executed and delivered this 
Agreement on the date it sent such electronic mail or facsimile transmission. In such event, such 
Party shall forthwith deliver to the other Party an original counterpart of this Agreement executed 
by such Party. 

[THIS SPACE INTENTIONALLY LEFT BLANK; 

SIGNATURES NEXT PAGE] 







 
 JEROME C. WEINERT 
 Principal & Director 
  
 8555 West forest Home Avenue, Suite 201 
 Greenfield, WI  53228 
 414-529-5755 ▪  Tel 
 414-698-8371 ▪  Cell 
        weinertj@auswest.net 
     

February 15, 2021 
 
Mr. Kurt Ferguson 
Township Manager 
Lower Makefield Township 
1100 Edgewood Road 
Yardley, PA 19067 
 
 Re: Lower Makefield Township Wastewater Collection System Fair Market Value Appraisal 
 
Dear Mr. Ferguson: 
 
 AUS Consultants is please to respond to Scott Shearer”s (PFM Financial Advisors, LLC) 
request for a proposal for a valuation of Lower Makefield Township’s wastewater collection 
system.  We understand the nature and purpose of the request is to determine the fair market 
value of the Township’s wastewater collection property and its operation for compliance with 
Title 66 (Public Utilities) of the Pennsylvania Consolidated Statues Section 1329 of the “Valuation 
of Acquired water and wastewater systems” collectively referred to as Act 12 of the 
Commonwealth of Pennsylvania’s 2016 legislative session.   AUS Consultants is a Utility Valuation 
Expert (UVE) as designated by the Pennsylvania Public Utility Commission (PUC) Docket No. A-
2016-2566251 Entity Code 9919181 renewed January 13, 2020.  Our appraisal assumes an 
investor-owned utility as the purchaser and that the purchaser would be successful in 
establishing the purchase price, assumed to be the appraised value, as rate-base for regulatory 
purposes under Section 1329 of the Public Utility Code of Pennsylvania.  
 
Our response to this request will include the scope of our services, a list of AUS Consultants staff 
and their qualifications, an initial listing of data required to perform the appraisal and a range of 
project costs through the completion of the appraisal report; activities subsequent to the delivery 
of our final report will be billed at our hourly per diems defined below. The appraisal will be 
prepared under the 2020-2021 edition of the Uniform System of Professional Appraisal Practices 
(USPAP). 
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 Before addressing the proposal requirements, it is important to understand the valuation 
concepts and parameters as they would apply to this project which will be subject to 
consideration of issues regarding to recent Commission decisions and settlements entered into 
between the Pennsylvania Office of Consumer Advocate (OCA) and the participants (Aqua 
Pennsylvania and Pennsylvania American) in other recent Act 12 cases. 
 
Valuation Study 
  
 AUS Consultants understands the purpose of the valuation study is to determine the fair 
market of the Township’s wastewater collection system assets and their operation.  Fair 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 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.”  The Appraisal of Real Estate, 13th 
Edition, page 23 

 
Our conclusion will represent the fair market value as a going concern, in this case an operating 
wastewater collection system and not an amount that would be realized from a liquidation of 
those assets.    
 
Valuation Methodologies 
 
 The valuation of the Township’s wastewater collection assets, as part of a going concern, 
will the three (3) generally accepted valuation methodologies: the cost, income and market 
approaches. 
 
The primary valuation method that will be utilized is the cost approach.  In preparing the cost 
approach we will rely on the “Engineer’s Assessment” inventory prepared for the Township and 
the Purchaser per the Pennsylvania PUC’s (Act 12) Final Implementation Order M-2016-2543993.  
In order for the Engineer’s Assessment to be of maximum use to the UVEs it should detail the 
property by account, type and size of property and or equipment, its date of installation and its 
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original cost.  It should be noted that Section 1329 does not restrict the property to be appraised 
in any fashion so all property of the Township subject to the sale whether Township constructed 
and/or developer contributed is subject to the appraisal.   The cost approach will give 
consideration to the Township’s wastewater collection plant and equipment’s replacement cost 
adjusted for appraisal depreciation.  The replacement cost new will be developed using either 
trending the property’s investment by account and installation year or by application of appraisal 
date unit costs to property’s inventory by account and installation year.  Next, appraisal 
depreciation, physical, function and economic, will be assessed and deducted from the 
replacement cost new.  The physical and functional depreciation will be determined based on 
the age-life depreciation methods using aging from the Engineer’s Assessment, the service lives 
applicable to wastewater industry depreciation lives and a physical inspections of the property. 
 
The property subsequent to its acquisition, will be regulated by the Pennsylvania PUC utilizing a 
rate base/rate of return regulation.  This form regulation allows for the fair return on and of the 
Company’s capital invested for the provision of wastewater services.   The last step in the Cost 
Approach’s we will consider the property’s economic returns under PUC regulation in order to 
determine if economic obsolescence exits in the preliminary Cost Approach conclusion discussed 
above.  We will use the results of Income and Market Approaches (discussed below) in making 
this determination. 
 
 The income approach provides an indication of value by evaluation the future returns of 
the operation of the property as wastewater collection system.  There are two commonly used 
methods of the income approach: the discounted cash flow (DCF) approach and the capitalized 
income approach.  Both procedures discount the future returns of the property using a 
recognized cost of capital for the wastewater industry. 
 
In the DCF, the expected or future cash flows of the operation of the property are discounted to 
the appraisal date (present value) using a recognized cost of capital for the wastewater industry.  
Future cash flows are based on historical results from operation in terms of revenues and 
expenses as the basis forecast of future operations.  The projected cash flow levels must provide 
for additional cash investment and working capital additions, as well as reflect the specific growth 
potential of the system being valued. 
 
In the capitalize income approach the property’s future returns are consolidated into a single 
estimate for all future periods.  The capitalized income approach to value is determined by the 
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direct capitalization of the estimated income using an adjusted cost of capital removing future 
growth from the cost of capital rate.  
 
 The discount rate used in the income approaches will be developed from a market analysis of 
debt and equity reflecting the risks associated with a rate regulated water and wastewater 
companies regulated by the Pennsylvania PUC. 
 
 The market approach looks to market sales of similar water and wastewater utility 
properties (companies).  There are two methods which are commonly utilized to estimate the 
market approach: actual market sales and market multiples based on wastewater industry 
comparables based on financial performance as reported in Value Line Investment Surveys for 
the water/wastewater industry. 
 
The final appraised value will consider each of the three approaches to value both individually 
and collectively.  
 
AUS Consultants Professional Staff 
 
 AUS Consultants’ professional staff has extensive nationwide experience in preparing 
business enterprise valuations for water and wastewater systems. 
 
 Jerome C. Weinert, Professional Engineer (PE), Accredited Senior Appraiser (ASA), Certified 
Depreciation Professional (CDP) 

• 48 years in Appraisal and Depreciation Consulting 
• BS in Mechanical Engineering – Milwaukee School of Engineering (1972) 
• Master’s in Business Administration – Marquette University (1988)  
• Testimony Experience: 

Regulatory (Depreciation and Rate Base) 
Courtroom (Valuations – ad valorem taxation and eminent domain and rate of return) 

 
Michael J. Diedrich, PE, ASA, CDP, Certified General Appraiser 

• 37 years in Appraisal and Depreciation Consulting 
• BS in Architectural Engineering Technology – Milwaukee School of Engineering (1981) 
• Master’s in Business Administration – Marquette University (1991)  
• Testimony Experience: 

Courtroom (Valuations ad valorem taxation and eminent domain) 
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David Weiler 
• 35 years in Valuations of Business Enterprises, Closely-held common Stock, Cost of Capital Studies 

and Valuations of Intangible Property 
• Bachelor of Science in Finance-Drexel University (1978) 

 
David A. Sheffer 

• 38 years in Regulatory Consulting (Depreciation, Rate Base, Cost of Service, Valuations and 
Original Cost Studies) 

 
Elizabeth A Weinert 

• 18 years in Appraisal and Depreciation Consulting 
• B Bachelor of Science in Mechanical Engineering – Milwaukee School of Engineering (2001) 
• Master’s in Aeronautical Engineering – University of Alabama (2015) 

 
First Request for Data 
 
 In order to expedite the project upon the Lower Makefield Township’s acceptance of our 
proposal, AUS Consultants needs the following data: 
 
Inventory of property plant and equipment.  Ultimately this inventory needs to be provided by 
the firm preparing the “Engineer’s Assessment” for both the Township and the Purchaser.  As 
stated above:  
  

“In order for the Engineer’s Assessment to be of maximum value use it should detail the 
property by account, type and size of equipment, its date of installation and its original 
cost.  It should be noted that Section 1329 does not restrict the property to be appraised 
in any fashion so all property whether municipally constructed and/or developer 
contributed is subject to the appraisal.” 

 
Township’s financial information related to the operation of the wastewater collection system 
over each of the last four to six years. 
 
Customer information for the last four years  
 
This data request is not intended to be all inclusive of the information required.  There will be 
follow-up questions and additional requests for data. 
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 AUS Consultants would like to perform a physical inspection of the Township’s 
wastewater system and schedule interviews, as appropriate, with township personnel familiar 
with the wastewater collection system’s operation. 
 
Fee Estimate 
 
 AUS Consultants would offer a professional fee range of $25,000 to $27,000 plus expenses 
to complete a valuation study.  Expenses billed at our cost will include travel and living, report 
preparation, and Fed Ex as necessary. 
 
 For activities subsequent to our final report the following table of hourly per diems plus 
expenses: 
 

Consultant Hourly Per Diems ($s/hr.) 
Jerome C. Weinert 275 
Michael J Diedrich 250 
Earl Robinson 200 
David A. Sheffer 200 
David Weiler 170 
Elizabeth A. Weinert 150 
Susan Macchia   70 

  
 These activities typically include responding to interrogatories (Commission staff, OCA, 
Small Business Advocate, and/or other possible intervenors), reviewing the testimony of 
participating parties, preparing testimony (direct, cross, and possibly sur-rebuttal), attending 
Commission hearings.  If expert testimony is required, Jerome C. Weinert will be the witness and 
attend any hearings which is required. 
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Closure 
 
 AUS Consultants appreciates the opportunity to respond to Lower Makefield Township’s 
request for our services.  Should you have any questions regarding our response, please contact 
the undersigned. 

 
Respectfully submitted, 
Jerome C. Weinert 
AUS Consultants 
Principal & Director     

 
Date: February 15, 2021 

 
 

Accepted by: 
 
      
___________________________________  
Lower Makefield Township, PA  
Date: ______________________________ 
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	(g) all rights to any action, suit or claim of any nature available to or being pursued by Seller, whether arising by way of counterclaim or otherwise;
	(h) all assets, properties and rights used by Seller other than those which primarily relate to the ownership and operation of the System;
	(i) the assets, properties and rights specifically set forth on Schedule 2.02(i);
	(j) all municipal separate storm sewer system (“MS4”) assets and stormwater assets of the Seller (and any related NPDES permits); and
	(k) the rights which accrue or will accrue to Seller under this Agreement and any related agreement, exhibit or schedule.

	Section 2.03. Sale Free of Liens
	Section 2.04. Assumption of Liabilities
	(a) On the terms and subject to the conditions set forth in this Agreement and excluding the Excluded Liabilities, Buyer shall assume and agrees to pay, perform and discharge when due any and all liabilities and obligations of the Seller (1) arising u...
	(i) All liabilities and obligations under the Assigned Contracts (which contain all capacity rights with other municipal entities for treatment of sewage) and Authorizations and Permits resulting from events that occur or conditions that arise on or a...
	(ii) any litigation initiated against Seller related to the System or the Acquired Assets resulting from events that occur on or after the Closing;
	(iii) all liabilities and obligations for Taxes relating to the System, its operation, the Acquired Assets and the Assumed Liabilities attributable to the period beginning on the Closing Date; and
	(iv) all other liabilities and obligations arising out of or relating to Buyer’s ownership or operation of the System and the Acquired Assets on or after the Closing (all of the aforementioned liabilities in this Section 2.04(a) are referred to as the...

	(b) Buyer neither assumes nor takes liability for any Excluded Liabilities.  For the avoidance of doubt, all liabilities and obligations related to Seller’s Plans and Seller’s Benefit Obligations are Excluded Liabilities.

	Section 2.05. Further Assurances
	Section 2.06. Certain Transfers; Assignment of Contracts
	(a) Notwithstanding anything to the contrary in this Agreement, and subject to the provisions of this Section 2.06(a), Section 2.06(b) and Section 12.01(b), to the extent that the sale, transfer, assignment, conveyance and delivery, or attempted sale,...
	(b) Until such time as a Nonassignable Asset is transferred to Buyer pursuant to this Article II, Buyer and the Seller shall cooperate in any commercially reasonable and economically feasible arrangements (such as subleasing, sublicensing or subcontra...
	(c) If, following the Effective Date and before the Closing, Buyer identifies any contract to which the Seller is a party which is not identified on Schedule 4.14 as an Assigned Contract as of the Effective Date, and Buyer reasonably determines such c...
	(d) If, during the twelve (12) month period following the Closing Date, Buyer identifies any contract to which the Seller was a party as of the Closing and which (i) was not set forth on or properly identified on Schedule 4.14 (as may be updated pursu...


	Article III.   PURCHASE PRICE and ADDITIONAL cONSIDERATION
	Section 3.01. Purchase Price and Additional Consideration
	(a) Buyer shall pay Three Million Dollars ($3,000,000) to Seller as a deposit on account of the Purchase Price (the “Deposit”) upon the earlier to occur of: (1) the third business day following Buyer’s receipt of notice from the PaPUC that the applica...
	(i) Subject to subparagraph (ii) below, Seller shall be free to use the Deposit upon receipt as it determines in Seller’s sole discretion.
	(ii) In the event that this Agreement is terminated for any reason, Seller shall return the Deposit to Buyer within ninety (90) days following the effective date of termination per Section 14.01, provided, however, if the Agreement is terminated by Se...
	(iii) The obligation to refund the Deposit hereunder shall be a general obligation of Seller and shall not be subject to the Threshold Amount or the Liability Cap set forth in Section 8.05.

	(b) Subject to any adjustment in Purchase Price resulting from the proration procedures set forth in Section 3.01(c), Buyer shall pay to the Seller at Closing by wire transfer of immediately available funds the balance of the Purchase Price (i.e., aft...
	(c) Final Billing: The Buyer is entitled to all customer billings with respect to sanitary wastewater customers’ services for the period on or after the Closing Effective Time, and the Seller is entitled to all such billings before the Closing Effecti...

	Section 3.02. Fair Consideration
	Section 3.03. Transfer Taxes

	Article IV.   REPRESENTATIONS AND WARRANTIES OF THE SELLER
	Section 4.01. Organization
	Section 4.02. Power and Authority
	Section 4.03. Enforceability
	Section 4.04. No Conflict or Violation
	Section 4.05. Consents and Approvals
	Section 4.06. Undisclosed Liabilities
	Section 4.07. Absence of Certain Changes or Events
	Section 4.08. Tax Matters
	Section 4.09. Real Property and Easements
	Section 4.10. Equipment and Machinery
	Section 4.11. Seller’s Personnel
	(a) The Seller has not, in the past five (5) years, effectuated:
	(i) a “plant closing” (as defined in the Worker Adjustment and Retraining Notification Act (“WARN Act”)) affecting any site of employment or one or more facilities or operating units within any site of employment or facility of the System; or
	(ii) a “mass layoff” (as defined in the WARN Act) affecting any site of employment or facility of the System; nor has the System been affected by any transaction or engaged in layoffs or employment terminations sufficient in number to trigger applicat...


	Section 4.12. Environmental Compliance
	Section 4.13. Authorizations and Permits
	Section 4.14. System Contracts
	(a) Schedule 4.14 contains a complete and accurate list of all the Assigned Contracts.
	(b) The Seller has made available to Buyer true and complete copies of all the contracts related to the System, including the foregoing Assigned Contracts.
	(c) All of the Assigned Contracts specified in Schedule 4.14 are in full force and effect.  Seller has not, nor to the Knowledge of the Seller has any other party thereto, breached any material provision of or defaulted under the material terms of, no...

	Section 4.15. Compliance with Law; Litigation
	(a) The Seller has operated and is operating the System in compliance, in all material respects, with all Laws, Authorizations and Permits and is not in breach of any Law, Authorization or Permit that would have a Material Adverse Effect on the operat...
	(b) Except as disclosed to the Buyer in the Schedules (as updated pursuant to Section 9.03), there are no facts, circumstances, conditions or occurrences regarding the System that could reasonably be expected to give rise to any environmental claims o...
	(c) There is no action, suit or proceeding, at law or in equity, or before or by any Governmental Authority, pending nor, to the Knowledge of the Seller, threatened against the Seller before or at the Closing Effective Time, which will have a Material...

	Section 4.16. Broker’s and Finder’s Fees
	Section 4.17. Title to the Acquired Assets; Sufficiency
	(a) Except as set forth on Schedule 4.17(a), the Seller has good and marketable title to, valid leasehold interest in or valid licenses to use, all of the Acquired Assets, free and clear of all Liens, other than Permitted Liens and Liens which will be...
	(b) Except as set forth on Schedule 4.17(b), the Acquired Assets are sufficient for, and constitute all the assets, properties, business, goodwill and rights of every kind and description, and services required for, the continued conduct and operation...

	Section 4.18. Pending Development Plans

	Article V.   REPRESENTATIONS AND WARRANTIES OF BUYER
	Section 5.01. Organization
	Section 5.02. Authorization and Validity of Agreement
	Section 5.03. No Conflict or Violation
	Section 5.04. Consents and Approvals
	Section 5.05. Broker’s and Finder’s Fees
	Section 5.06. Financial Wherewithal
	Section 5.07. Sufficient Funds
	Section 5.08. Independent Decision
	Section 5.09. Scheduled Matters
	Section 5.10. Independent Investigation
	Section 5.11. Litigation

	Article VI.   TITLE TO REAL ESTATE; EASEMENTS
	Section 6.01. Evidence of Title
	Section 6.02. Objections to Title
	(a) Notice of Objections.  Within thirty (30) days of Buyer’s receipt from the Title Company of a Title Commitment for any of the parcels of Real Property, Buyer shall deliver to Seller a true, correct and complete copy of the Title Commitment and tru...
	(b) Liens.  Without limiting the Seller’s obligations pursuant to Section 6.02(a), before or as of the Closing, the Seller shall, at its cost and expense, to Cure any Lien encumbering the Real Property which can be Cured by the payment of money (other...
	(c) Title Endorsements/Survey.  Buyer shall pay for any endorsements required by the Buyer or any mortgagee of the Buyer to Buyer’s Title Policy.  If any survey is required by Buyer or its mortgagee, either as a condition to any such endorsement or ot...
	(d) License at Closing.  If requested by Buyer, Seller shall provide Buyer with a license agreement granting Buyer a license in all of Seller’s rights to access Real Property in order to allow Buyer to operate and maintain the System until such time a...
	(e) Insurable Claims.  To the extent any Claim for Losses under Article VIII constitutes an Insurable Claim, Buyer shall assert the Insurable Claim and use its commercially reasonable efforts to obtain recovery for such Insurable Claim against the Tit...

	Section 6.03. Title Expenses
	Section 6.04. UCC Search; Releases
	Section 6.05. Easements.
	(a) Promptly after the Effective Date and before the Closing, the Seller will, at its sole cost and expense, cause and abstractor selected by the Seller and reasonably acceptable to Buyer and the Title Company (the “Abstractor”), to perform a search o...
	(b) Notice of Objections.  Within forty five (45) days of Buyer’s receipt from the Seller (or the Abstractor) of the information described in 6.05(a), Buyer shall deliver to Seller notice identifying the Liens, restrictions and limitations on the Ease...
	(c) If during the process of Abstractor’s review and investigation of the Bucks County land records, Seller determines, based on the Abstractor’s investigation, that there is a Missing Easement, the Seller, at its cost and expense, shall take any and ...
	(d) License at Closing.  Seller shall provide Buyer with a license agreement granting Buyer a license in all of Seller’s rights to access Easement in order to allow Buyer to operate and maintain the System until such time as Buyer is provided title to...

	Section 6.06. Unscheduled Property

	Article VII.   OTHER AGREEMENTS
	Section 7.01. Taxes
	Section 7.02. Cooperation on Tax Matters
	Section 7.03. Rates
	Section 7.04. Buyer Taxpayer
	Section 7.05. PaPUC Approval
	(a) Promptly after the Effective Date, Buyer shall timely initiate and faithfully prosecute the necessary proceedings to obtain from the PaPUC (i) the issuance of certificates of public convenience to Buyer to provide wastewater services in the Servic...
	(b) Buyer and Seller agree that the procedures for determining fair market value of the System and Acquired Assets outlined in subsection (a) of Section 1329 of Title 66 of the Pennsylvania Consolidated Statutes (“Section 1329”) shall be utilized and ...
	(c)  The fees and expenses related to engaging the licensed engineer for such Section 1329 determination shall be paid fifty percent (50%) by Buyer and fifty percent (50%) by Seller.
	(d) Buyer, in Buyer’s first base rate proceeding with respect to the System following the Closing, shall propose the use of statutory and regulatory mechanisms available to benefit the Buyer’s acquired customers for ratemaking purposes pursuant to Sec...

	Section 7.06. Remedies for Breach of Article VII Agreements
	Section 7.07. Pending Development Plans
	(a) Buyer and the Seller acknowledge that from the time of the Effective Date, the Seller shall continue to administer, and perform its duties and responsibilities with respect to the Pending Development Plans set forth on Schedule 4.18.  For the avoi...
	(b) Following the Effective Date, except with respect to the Planned Project, Seller shall not enter into any contract with a third party that contemplates the construction of new sanitary wastewater facilities, including, without limitation, pumping ...

	Section 7.08. Act 537 Plan
	Section 7.09. Utility Valuation Experts
	Section 7.10. Compliance and Operations Reports
	Section 7.11. Covenant Survival

	Article VIII.   INDEMNIFICATION
	Section 8.01. Survival
	Section 8.02. Indemnification by the Seller
	Section 8.03. Indemnification by Buyer
	Section 8.04. Indemnification Procedure
	(a) Third Party Claims. If any Indemnified Party receives notice of the assertion or commencement of any action, suit, claim or other legal proceeding made or brought by any Person who is not a party to this Agreement or an Affiliate of a party to thi...
	(b) Settlement of Third Party Claims. Notwithstanding any other provision of this Agreement, the Indemnifying Party shall not enter into settlement of any Third Party Claim without the prior written consent of the Indemnified Party (which consent shal...
	(c) Direct Claims.  Any claim by an Indemnified Party with respect to any Loss which does not arise or result from a Third Party Claim (a “Direct Claim”) shall be asserted by the Indemnified Party giving the Indemnifying Party prompt notice thereof.  ...

	Section 8.05. Limitations on Indemnification Obligations
	(a) Subject to the other limitations contained in this Section 8.05, neither Buyer nor Buyer Indemnified Persons is entitled to indemnification pursuant to Section 8.02(a) (other than for an intentional breach of any agreement or covenant contained in...
	(b) Subject to the other limitations contained in this Section 8.05 neither Seller nor the Seller Indemnified Persons is entitled to indemnification pursuant to Section 8.03(a) (other than for an intentional breach of any agreement or covenant contain...
	(c) Except in the case of fraud, intentional misrepresentation or willful misconduct (for which all applicable legal and equitable remedies will be available to Buyer), the Buyer Indemnified Parties shall only be entitled to assert claims under Sectio...
	(d) Payments by an Indemnifying Party pursuant to Section 8.02 or Section 8.03 in respect of any Loss is limited to the amount of any liability or damage that remains after deducting therefrom any insurance proceeds actually received and any indemnity...
	(e) Payments by an Indemnifying Party pursuant to Section 8.02 or Section 8.03 in respect of any Loss will be reduced by an amount equal to any Tax benefit realized or reasonably expected to be realized as a result of such Loss by the Indemnified Party.
	(f) Each Indemnified Party shall take, and cause its Affiliates to take, all reasonable steps to mitigate any Loss upon becoming aware of any event or circumstance that would be reasonably expected to, or does, give rise thereto, including incurring c...
	(g) Subject to the provisions of Sections 3.01, 7.06, 15.11 and any other provisions for equitable relief and/or specific performance, the Parties acknowledge and agree that their sole and exclusive remedy with respect to any and all claims for any br...

	Section 8.06. Knowledge of Breach

	Article IX.   PRE-CLOSING COVENANTS OF THE SELLER
	Section 9.01. Operation of the System
	Section 9.02. Cooperation
	Section 9.03. Supplements and Updates
	Section 9.04. Consents and Approvals
	Section 9.05. Pending Development Plan Agreements and Future Developments
	Seller shall enforce all of its rights and the counterparties’ obligations under any agreements relating to Pending Development Plans in existence as of the Effective Date, which shall not be amended without notice to and the consent of Buyer, which c...

	Article X.   PRE-CLOSING COVENANTS OF BUYER
	Section 10.01. Actions Before the Closing Date
	Section 10.02. Consents and Approvals
	Section 10.03. Cooperation
	Section 10.04. Supplements and Updates

	Article XI.   CONDITIONS PRECEDENT TO OBLIGATIONS OF THE SELLER
	Section 11.01. Consents and Approvals
	The Seller must receive all required material, consents, waivers, authorizations or approvals of any Governmental Authority, or of any other Person and any other approvals necessary to consummate the transactions contemplated by this Agreement set for...

	Section 11.02. Representations and Warranties of Buyer
	Section 11.03. PaPUC Approval
	Section 11.04. No Injunctions
	Section 11.05. Performance of the Obligations of Buyer
	Section 11.06. Deliveries by Buyer
	Section 11.07. No Material Adverse Effect

	Article XII.   CONDITIONS PRECEDENT TO OBLIGATIONS OF BUYER
	Section 12.01. Consents and Approvals
	Buyer must receive:
	(a) All required material, non-governmental third party consents and any other approvals necessary or advisable to consummate the transactions contemplated by this Agreement set forth in Schedule 4.05 and all consents, waivers, authorizations and appr...
	(b) Notwithstanding Section 2.06, the Assigned Contracts set forth on Schedule 12.01(b), shall be amended on terms reasonably acceptable to Buyer.

	Section 12.02. Representations and Warranties of Seller
	Section 12.03. PaPUC Approval
	Section 12.04. No Injunctions
	Section 12.05. No Material Adverse Effect
	Section 12.06. Deliveries by Seller
	Section 12.07. Performance of the Obligations of Seller

	Article XIII.   CLOSING
	Section 13.01. Closing Date
	Section 13.02. Deliveries by the Seller
	(a) A Bill of Sale transferring all of the Acquired Assets comprising personal property, in the form attached as Exhibit A;
	(b) Possession of the Acquired Assets, including without limitation, the Real Property, the Easements and an interest in the Missing Easements (including a license from Seller to Buyer);
	(c) A duly executed counterpart to an Assignment and Assumption Agreement with respect to the Assumed Liabilities (the “Assignment and Assumption Agreement”), in the form attached as Exhibit B;
	(d) The consents to transfer all of the Assigned Contracts, Authorizations and Permits (including environmental Authorizations and Permits), to the extent required hereunder and the amendment required pursuant to Section 12.01(b);
	(e) One or more special warranty or other deeds in recordable form reasonably acceptable to Buyer transferring fee simple title of Real Property;
	(f) Copies or originals of all Files and Records, materials, documents and records in possession of the Seller relating to the Real Property, the Easements or the Assigned Contracts;
	(g) Certificate of the Seller pursuant to Section 12.02 of this Agreement;
	(h) Certificate of the Seller pursuant to Section 12.07 of this Agreement;
	(i) Any documents duly executed by Seller required by the Title Company to issue final owner’s title policies in accordance with the procedures set forth in Article VI; and
	(j) All such other instruments of conveyance or other documents as shall, in the reasonable opinion of Buyer and its counsel, be necessary to transfer to Buyer the Acquired Assets in accordance with this Agreement or to carry out the terms of this Agr...

	Section 13.03. Deliveries by Buyer
	(a) Payment in full of the Purchase Price;
	(b) A duly executed counterpart to the Assignment and Assumption Agreement;
	(c) Certificate of Buyer pursuant to Section 11.02 of this Agreement;
	(d) Certificate of Buyer pursuant to Section 11.05 of this Agreement;
	(e) Evidence of PaPUC approval as provided in Section 11.03; and
	(f) All such other instruments of assumption as shall, in the reasonable opinion of Seller and its counsel, be necessary for Buyer to assume the Assumed Liabilities in accordance with this Agreement.


	Article XIV.   TERMINATION
	Section 14.01. Events of Termination
	(a) By the mutual written consent of the Seller and the Buyer;
	(b) By the Seller or the Buyer if:
	(i) the Closing shall not have occurred on or before the Outside Date; provided, however, the Buyer shall have the one-time right to extend the Outside Date for up to ninety (90) days if, in the Buyer’s sole discretion, any such amount of time up to n...
	(ii) any Governmental Authority shall have issued an order, decree or ruling or taken any other action, in each case permanently restraining, enjoining or otherwise prohibiting the material transactions contemplated by this Agreement and such order, d...

	(c) By the Seller (if Seller is not then in material breach of any provision of this Agreement) in the event of a material breach of any covenant or agreement to be performed or complied with by the Buyer pursuant to the terms of this Agreement or of ...

	Section 14.02. Effect of Termination

	Article XV.   MISCELLANEOUS
	Section 15.01. Confidentiality
	Section 15.02. Public Announcements
	Section 15.03. Notices
	in the case of the Seller:

	Section 15.04. Headings
	Section 15.05. Severability
	Section 15.06. Entire Agreement
	Section 15.07. Amendments; Waivers
	Section 15.08. Parties in Interest; Third Party Beneficiary
	Section 15.09. Anti-Assignment; Successors and Assigns
	Section 15.10. Governing Law; Jurisdiction
	Section 15.11. Specific Performance
	Section 15.12. Counterparts; Electronic Mail; Facsimile Execution




