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SCHEDULE 1 

District Engineer’s Certification 

As a professional engineer licensed in the State of Utah, I hereby certify that: 

(1) I have reviewed the foregoing Construction Fund Requisition and all documentation in
support thereof;

(2) I have conducted any field examinations as I have deemed necessary to evaluate the
Requisition, the supporting documentation, and the public infrastructure related thereto;

(3) The costs described in the Requisition and supporting documentation are qualified
district eligible public improvement costs, and are reasonable and consistent with the
fair market value, or anticipated fair market value, of the related public infrastructure
upon completion as anticipated in the applicable construction plans;

(4) The costs described in the Requisition and supporting documentation   do X do not
(select one) represent amounts being requisitioned for Performance Bonds; and

(5) I have performed this work and provided this certification solely on behalf of the District
named in the Requisition, which has employed or engaged me to provide this service;
or, I am an engineer for the public entity which is anticipated to own or receive the
public infrastructure by dedication following partial or full completion.

On the basis of the foregoing certification, I hereby recommend that the District named 
herein approve the foregoing Requisition and submit the same for payment from project 
funds available from the proceeds of District-issued bonds. 

Engineer Signature: 

Engineer Name:  Date Signed: 

Title:  Company: 

Notes: 

Collin Koranda 05/27/26

Principal Ranger Engineering, LLC
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Vendor Invoice # Total Amount Developer Amount District Amount
Fullmer Excavation 746 E 1910 S, Suite 1 Provo, UT 84606 3848 1,587,939.44$   -$                          1,587,939.44$  
Fullmer Excavation 746 E 1910 S, Suite 1 Provo, UT 84606 3803 110,019.25         -                             110,019.25        
Fullmer Excavation 746 E 1910 S, Suite 1 Provo, UT 84606 3801 419,645.00         -                             419,645.00        
Fullmer Excavation 746 E 1910 S, Suite 1 Provo, UT 84606 3802 3,920.00              -                             3,920.00            
Fullmer Excavation 746 E 1910 S, Suite 1 Provo, UT 84606 3815 28,980.00           15,747.13                13,232.87          
Fullmer Excavation 746 E 1910 S, Suite 1 Provo, UT 84606 3816 23,500.00           -                             23,500.00          
Fullmer Excavation 746 E 1910 S, Suite 1 Provo, UT 84606 3817 12,590.00           -                             12,590.00          
Fullmer Excavation 746 E 1910 S, Suite 1 Provo, UT 84606 3840 427,540.90         -                             427,540.90        
Fullmer Excavation 746 E 1910 S, Suite 1 Provo, UT 84606 3800 162,698.25         -                             162,698.25        
Reynolds Excavation 2350 S 1900 W Ste. 100 Ogden, UT 84401 226279 969,941.45         -                             969,941.45        
Reynolds Excavation 2350 S 1900 W Ste. 100 Ogden, UT 84401 225506 632,462.50         -                             632,462.50        
Reynolds Excavation 2350 S 1900 W Ste. 100 Ogden, UT 84401 225756 533,947.50         -                             533,947.50        
Reynolds Excavation 2350 S 1900 W Ste. 100 Ogden, UT 84401 225505 188,779.50         -                             188,779.50        
Reynolds Excavation 2350 S 1900 W Ste. 100 Ogden, UT 84401 225153 379,919.00         318,720.00              61,199.00          
DAI Utah Residential, LLC 14034 S 145 E, Suite 204 Draper UT, 84020 103 206,558.52         138.74                      206,419.78        
Erosion Control Services P.O. Box 1154 Riverton UT, 84065 18149 800.00                 434.70                      365.30                
Focus Engineering & Surveying 6949 South High Tech Drive, Suite 200 Midvale, UT 84047 88568 4,017.50              2,183.03                  1,834.47            
Focus Engineering & Surveying 6949 South High Tech Drive, Suite 200 Midvale, UT 84047 88571 2,400.00              -                             2,400.00            
Focus Engineering & Surveying 6949 South High Tech Drive, Suite 200 Midvale, UT 84047 88773 3,090.00              -                             3,090.00            
Focus Engineering & Surveying 6949 South High Tech Drive, Suite 200 Midvale, UT 84047 88386 5,000.00              -                             5,000.00            
Focus Engineering & Surveying 6949 South High Tech Drive, Suite 200 Midvale, UT 84047 88573 300.00                 -                             300.00                
Focus Engineering & Surveying 6949 South High Tech Drive, Suite 200 Midvale, UT 84047 88774 1,085.00              -                             1,085.00            
Focus Engineering & Surveying 6949 South High Tech Drive, Suite 200 Midvale, UT 84047 87652 1,600.00              869.41                      730.59                
Focus Engineering & Surveying 6949 South High Tech Drive, Suite 200 Midvale, UT 84047 88775 3,220.00              -                             3,220.00            
Focus Engineering & Surveying 6949 South High Tech Drive, Suite 200 Midvale, UT 84047 83431 14,700.00           -                             14,700.00          
Focus Engineering & Surveying 6949 South High Tech Drive, Suite 200 Midvale, UT 84047 88295 3,000.00              -                             3,000.00            
Royal Engineering 1837 S. East Bay Boulevard Provo, UT 84606 16527 4,625.00              -                             4,625.00            
Think Architecture 7927 So. High Point Parkway, Suite 300 Sandy, UT 84094 26-0331 95.00                    -                             95.00                  
Think Architecture 7927 So. High Point Parkway, Suite 300 Sandy, UT 84094 26-0401 475.00                 -                             475.00                

5,732,848.81$   338,093.01$           5,394,755.80$  

Panorama PID
Series 2025A Senior Project Fund Requisition

Payment Listing

Remittance Adress
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ENGINEER’S REPORT 

Introduction 

Ranger Engineering, LLC (“Ranger”), was retained by Panorama Public Infrastructure District No. 1 

(“District”) as an Independent Consulting Engineer to certify costs associated with constructed Public 

Improvements associated with the District.   

The District is located within the boundaries of Herriman, Utah (“City”). The District’s inclusion area is 

approximately 911 acres. This certification considers soft & indirect and construction costs within and 

without the District boundaries. 

The attached Engineer’s Certification states that the Independent Consulting Engineer finds and 

determines that the constructed value of the Public Improvements considered in this Engineer's Report, 

including construction costs primarily incurred between January 2026 to April 2026, are valued at 

$5,394,755.80.  Table I summarizes costs certified to date. 

Table I – Cost Certified to Date 

Cert No. Date 
 Costs Paid This 

Period  
 Eligible Hard 

Costs  
Eligible Soft Costs 

Total Eligible 
Costs to Date 

01 12/1/2025 $638,189.21 $0.00 $597,641.51 $597,641.51 

02 1/8/2026 $3,035,468.75 $0.00 $3,025,986.80 $3,025,986.80 

03 3/3/2026 $1,270,644.15 $251,915.00 $1,016,891.33 $1,268,806.33 

04 4/15/2026 $2,224,835.78 $2,039,609.00 $179,827.91 $2,219,436.91 

05 5/19/2026 $5,732,848.81 $5,147,415.66 $247,340.14 $5,394,755.80 

Totals $12,901,986.70 $7,438,939.66 $5,067,687.68 $12,506,627.34 

Table II summarizes the cost breakdown of the construction and soft & indirect costs.  Tables III-V 

provide category breakdowns of construction and soft & indirect costs reviewed for this certification. 

Tables VI and VII provide a detailed breakdown of the eligible hard and soft & indirect costs per the 

Governing Document categories.    

Public Improvements as Authorized by the Governing Document 

Ranger reviewed the Governing Document for Panorama Public Infrastructure District Nos. 1 Through 

5 (“Governing Document”). Prepared by Gilmore & Bell, P.C. Approved December 11, 2024.   

Section I.A. of the Governing Document states:  

It is intended that the Districts will provide a part or all of the Public Improvements for the use 

and benefit of all anticipated inhabitants and taxpayers of the Districts. The primary purpose of 

the Districts will be to finance the construction of these Public Improvements. The Districts are 

not being created to provide any ongoing operations and maintenance services.  

Section I.B. of the Governing Document states: 

There are currently no other governmental entities, including the City, located in the immediate 

vicinity of the Districts that consider it desirable, feasible or practical to undertake the planning, 

design, acquisition, construction, installation, relocation, redevelopment, and financing of the 
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Public Improvements needed for the Project. Formation of the Districts is therefore necessary in 

order for the Public Improvements required for the Project to be provided in the most economic 

manner possible.     

Section V.A of the Governing Document states: 

The Districts shall have the power and authority to provide the Public Improvements within and 

without the boundaries of the Districts as such power and authority is described in the District 

Act, and other applicable statutes, common law, and the Constitution, subject to the limitations 

set forth herein.  

Section V.A.9. of the Governing Document states: 

So long as the Debt is issued in accordance with the provisions of this Governing Document, 

there is no limit to the amount of Debt that may be issued by any District.  

Exhibits A-C of the Governing Document show the legal descriptions and Maps Depicting District 

boundaries.  Ranger has determined that the Public Improvement construction costs (“Public 

Improvements”) under consideration in this report and certification for reimbursement by the District are 

indeed authorized by the Governing Document. 

Scope of Certification 

The Governing Document states that the District shall have the power to construct Public Improvements 

in accordance with the Special District Act.  Based on Ranger’s experience with special districts, the 

Public Improvements were broken into the cost categories of Water Improvements, Sanitation 

Improvements, Storm Water Improvements, Streets Improvements, and Parks and Recreation 

Improvements.  Only Capital improvements have been considered for reimbursement. For a detailed 

breakdown of district eligible costs, refer to Tables III-VI.  

 

General Methodology 

Ranger employed a phased approach toward the preparation of this Engineer’s Report and Certification of 

Public Costs (“Engineer’s Certification”). 

Phase I – Authorization to Proceed and Document Gathering 

Ranger was authorized to proceed with the Engineer’s Certification in January 2025.  Ranger received 

initial documentation in September.  Subsequent supporting documentation for construction 

improvements was delivered by the District through the current period. 

Phase II – Site Visit  

Ranger plans to coordinate with onsite staff to review the construction progress when construction 

comments.  The intent of a site coordination is to verify general completion of pay application quantities 

in accordance with the approved construction drawings and does not guarantee quality or acceptance of 

Public Improvements.  It is assumed that the City or another third party provided QA/QC and acceptance 

of the improvements. Focus Engineering & Surveying (“Focus”) is the Engineer of Record. 



  5
  

 

Phase III – Review of Documentation 

Documentation was requested at the beginning of work. Requested documentation include the following: 

• Executed Contracts and Bid Tabs 

• Approved Construction Drawings 

• Acceptable Proof of Payment (Cancelled checks and bank statements or lien waivers) 

• Invoices and/or Pay Applications 

• Approved changes or amendments to contract documents 

• Copies of any agreements that will impact District funding  

See Appendix A for a complete listing of documents reviewed, as deemed necessary, by Ranger. 

Phase IV – Verification of Construction Quantities 

Construction quantity take-offs, where applicable, were performed from available construction 

documents, plats, and site plans. These quantity take-offs were used in conjunction with Phase V below to 

certify reasonableness of construction costs.  

Phase V – Verification of Construction Unit Costs and Indirect Costs 

Construction Unit Costs were not yet reviewed as construction costs have not yet been submitted. Indirect 

Costs were reviewed for market reasonableness. Ranger took into consideration the type of construction 

and the timeframe during which the construction occurred. Only capital improvement costs related to 

Public Improvements were considered District eligible. 

Phase VI – Verification of Payment for Public Costs 

DAI Partners, LLC (“Developer”) as part of Panorama Developer, LLC, provided payment for contractors 

and consultants. Proof of payment was provided as cleared cancelled checks to verify payments for all 

construction and soft & indirect costs. Only costs with an approved form of proof of payment have been 

certified in this report.  

The District has an Infrastructure Acquisition and Reimbursement Agreement with Panorama Developer, 

LLC. 

Phase VII – Determination of Costs Eligible for Reimbursement 

Ranger concluded the Engineer’s Certification by determining which improvements were eligible for 

District reimbursement and what percent of the costs for those improvements were reimbursable. An 

overall district eligible percentage of work was identified as 45.7%. The percentage was identified by 

comparing public (Tracts, Right of Way, and off-site open space) versus private (Lots) areas per the 

approved construction plans and plats.  

Additional takeoffs will be performed for lot specific work as more details become available. 

Public Improvement for this certification includes water, sanitation, storm water, streets, and parks and 

recreation improvements.  The tables in this report identify eligible Capital costs directly paid by the 

Developer.  

Cost Certification #02 includes costs for land reimbursement associated with the backbone roadway 

system. The costs of the land were appraised by a third party.   
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ENGINEER’S CERTIFICATION 

 

 Collin D. Koranda, P.E. / Ranger Engineering, LLC (the “Independent Consulting Engineer”), 

states as follows: 

 

 1.   The Independent Consulting Engineer is an engineer duly qualified and licensed in the 

State of Utah with experience in the design, construction and certification of Public Improvements of 

similar type and function as those described in the above Engineer’s Report. 

 

 2. The Independent Consulting Engineer has performed a site visit or coordinated with 

onsite representatives and reviewed applicable construction and legal documents related to the Public 

Improvements under consideration to state the conclusions set forth in this Engineer’s Certification. 

 

 3. The Independent Consulting Engineer finds and determines that the constructed value of 

Capital costs related to the Public Improvements considered in the attached Engineer's Report dated 

May 19, 2026, for hard costs, is valued at $5,394,755.80.  In the opinion of the Independent Consulting 

Engineer, the above stated value for the Public Improvements is reasonable and consistent with costs of 

similar improvements constructed for similar purposes during the same timeframe in similar locales. 

 

 

Regards, 

Ranger Engineering, LLC 

 

Collin D. Koranda, P. E. 
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APPENDIX A 

Documents Reviewed 

Construction Documents 

• Juniper Crest Road Plan Set. Prepared by Focus Engineering and Surveying, LLC. Dated 

10/15/25. 

• Panorama Backbone Roadways. Prepared by Focus Engineering and Surveying, LLC. Dated 

11/18/25. 

• Panorama Master Plan. Prepared by Focus Engineering and Surveying, LLC. Dated 9/23/25. 

 

Contractor Pay Applications 

• Fullmer Excavation Juniper Crest – Invoices 3800-3848 – 3/25/26-4/8/26. 

• Reynolds Excavation Panorama Backbone West / Park & Storm Drain – Pay Apps 1/2/4 - 1/27/26 

– 4/24/26. 

• Reynolds Excavation Juniper Crest Mass Grading – Pay Apps 2/3. 12/18/25-1/27/26. 

 

Refer to Table VI for a full list of soft & indirect invoices. 

 

District Documents and Agreements 

• Governing Document for Panorama Public Infrastructure District Nos. 1 Through 5. Prepared by 

Gilmore & Bell, P.C. Approved December 11, 2024. 

• Infrastructure Acquisition and Reimbursement Agreement between Panorama Public 

Infrastructure District Nos. 1-5 and Panorama Developers, LLC. Dated January 16, 2025.  

• Appraisal Report for Panorama Village 8 Phase 1 Master Planned Community. Prepared by BBG, 

Inc. Dated July 11, 2025.  

 

  



Type of Costs Total Costs Paid Costs This Period
Total District 

Eligible Costs

Eligible Costs This 

Period

Percent District 

This Period

  Direct Construction Costs 7,773,406.79$           5,481,882.79$           7,438,939.66$           5,147,415.66$           93.9%

  Soft & Indirect Costs 5,128,579.91$           250,966.02$              5,067,687.68$           247,340.14$              98.6%

  Totals 12,901,986.70$    5,732,848.81$       12,506,627.34$     5,394,755.80$       94.1%

Table II

Summary of Costs

Panorama Public Infrastructure District No. 1



Category  Total Eligible Cost by Category Category Percentage

Water 743,289.26$                                                   5.9%

Sanitation 910,327.16$                                                   7.3%

Storm Water 1,619,975.71$                                                13.0%

Streets 6,289,933.46$                                                50.3%

Parks and Recreation 2,943,101.76$                                                23.5%

12,506,627.34$                                             100.0%

Category  Eligible Cost by Category This Period Category Percentage

Water 542,740.57$                                                   10.1%

Sanitation 543,825.57$                                                   10.1%

Storm Water 941,057.02$                                                   17.4%

Streets 1,353,222.09$                                                25.1%

Parks and Recreation 2,013,910.57$                                                37.3%

5,394,755.80$                                                100.0%

Panorama Public Infrastructure District No. 1
Summary of District Categories

Table III



Category  Total Eligible Cost by Category Category Percentage

Water 667,162.59$                                                   9.0%

Sanitation 825,675.09$                                                   11.1%

Storm Water 1,543,849.04$                                                20.8%

Streets 1,628,815.36$                                                21.9%

Parks and Recreation 2,773,437.59$                                                37.3%

7,438,939.66$                                                100.0%

Category  Eligible Cost by Category This Period Category Percentage

Water 499,226.54$                                                   9.7%

Sanitation 499,226.54$                                                   9.7%

Storm Water 897,542.99$                                                   17.4%

Streets 1,303,918.06$                                                25.3%

Parks and Recreation 1,947,501.54$                                                37.8%

5,147,415.66$                                                100.0%

Panorama Public Infrastructure District No. 1
Construction Costs Summary By Category

Table IV



Category Total Eligible Soft Costs Category Percentage

Water 76,126.67$                                                     1.5%

Sanitation 84,652.07$                                                     1.7%

Storm Water 76,126.67$                                                     1.5%

Streets 4,661,118.10$                                                92.0%

Parks and Recreation 169,664.17$                                                   3.3%

5,067,687.68$                                                100.0%

Category Eligible Soft Costs This Period Category Percentage

Water 43,514.03$                                                     17.6%

Sanitation 44,599.03$                                                     18.0%

Storm Water 43,514.03$                                                     17.6%

Streets 49,304.03$                                                     19.9%

Parks and Recreation 66,409.03$                                                     26.8%

247,340.14$                                                   100.0%

Panorama Public Infrastructure District No. 1
Soft & Indirect Costs Summary By Category

Table V



Retainage

Work Description Quantity Unit Cost Value Cert 05

Pay App Multiple

Date 4/28/2026

Juniper Crest - Sanitary (3752 - 1/29/26) 1 LS 109,512.50$      109,512.50$                109,512.50$               100% -$                       109,512.50$          Sanitation 100% 109,512.50$            -$                          -$                          -$                           

Juniper Crest - Sewer Import (3759 - 1/31/26) 1 LS 49,000.00$        49,000.00$                  49,000.00$                 100% -$                       49,000.00$            Sanitation 100% 49,000.00$              -$                          -$                          -$                           

Juniper Crest - Rock Excavation (3760 - 1/31/26) 1 LS 23,402.50$        23,402.50$                  23,402.50$                 100% -$                       23,402.50$            Streets 100% 23,402.50$              -$                          -$                          -$                           

Juniper Crest - Rock Excavation (3775 - 2/27/26) 1 LS 39,751.25$        39,751.25$                  39,751.25$                 100% -$                       39,751.25$            Streets 100% 39,751.25$              -$                          -$                          -$                           

Utility Trench Import (3774 - 2/27/24) 1 LS (7,788.25)$         (7,788.25)$                   (7,788.25)$                  100% -$                       (7,788.25)$             Multiple 100% (7,788.25)$               -$                          -$                          -$                           

Juniper Crest - Wet Utiliites (3773 - 2/27/26) 1 LS 703,543.50$      703,543.50$                703,543.50$               100% -$                       703,543.50$          Multiple 100% 703,543.50$            -$                          -$                          -$                           

Juniper Crest - Blast Excavation (3776 - 2/27/26) 1 LS 53,720.00$        53,720.00$                  53,720.00$                 100% -$                       53,720.00$            Storm Water 100% 53,720.00$              -$                          -$                          -$                           

Panorama View - Wet Utiliites (3848 - 4/8/26) 1 LS 1,587,939.44$   1,587,939.44$             1,587,939.44$            100% -$                       1,587,939.44$       Multiple 100% 1,587,939.44$         1,587,939.44$         1,587,939.44$         1,587,939.44$          

Juniper Crest - Roadway Crossing (3803 - 3/25/26) 1 LS 110,019.25$      110,019.25$                110,019.25$               100% -$                       110,019.25$          Streets 100% 110,019.25$            110,019.25$            110,019.25$            110,019.25$             

Juniper Crest - Wet Utiliites (3801 - 3/25/26) 1 LS 419,645.00$      419,645.00$                419,645.00$               100% -$                       419,645.00$          Multiple 100% 419,645.00$            419,645.00$            419,645.00$            419,645.00$             

Juniper Crest - Excavation (3802 - 3/25/26) 1 LS 3,920.00$          3,920.00$                    3,920.00$                   100% -$                       3,920.00$              Streets 100% 3,920.00$                3,920.00$                3,920.00$                3,920.00$                 

Juniper Crest - Site Cut  (3815 - 3/31/26) 1 LS 28,980.00$        28,980.00$                  28,980.00$                 100% -$                       28,980.00$            Streets 46% 13,232.87$              13,232.87$              28,980.00$              28,980.00$               

Juniper Crest - Storm Work (3816 - 3/31/26) 1 LS 23,500.00$        23,500.00$                  23,500.00$                 100% -$                       23,500.00$            Storm Water 100% 23,500.00$              23,500.00$              23,500.00$              23,500.00$               

Juniper Crest - Storm Work (3817 - 3/31/26) 1 LS 12,590.00$        12,590.00$                  12,590.00$                 100% -$                       12,590.00$            Storm Water 100% 12,590.00$              12,590.00$              12,590.00$              12,590.00$               

Juniper Crest - Roadway Work (3840 - 4/27/26) 1 LS 427,540.90$      427,540.90$                427,540.90$               100% -$                       427,540.90$          Streets 100% 427,540.90$            427,540.90$            427,540.90$            427,540.90$             

Juniper Crest - Trench Spoils (3800 - 3/25/26) 1 LS 162,698.25$      162,698.25$                162,698.25$               100% -$                       162,698.25$          Multiple 100% 162,698.25$            162,698.25$            162,698.25$            162,698.25$             

3,747,974.34$            3,747,974.34$           -$                       3,747,974.34$      3,732,227.21$         2,761,085.71$         2,776,832.84$         Subtotal 2,776,832.84$         

Less Ret 2,776,832.84$          

POP DISTRICT

Pay App 1/2/4

Date 1/27/26-4/24/26

SWPPP (Inspections) 6 MO 750.00$              4,500.00$                    4,500.00$                   100% 225.00$                 4,275.00$              Multiple 100% 4,275.00$                2,850.00$                2,850.00$                3,000.00$                 

General Conditions/Mobilization 1 LS 30,000.00$        30,000.00$                  25,000.00$                 83% 1,250.00$             23,750.00$            Multiple 100% 23,750.00$              19,000.00$              19,000.00$              20,000.00$               

Strip Vegetation & Topsoil, Stockpile Onsite 31000 CY 5.00$                  155,000.00$                155,000.00$               100% 7,750.00$             147,250.00$          Parks and Recreation 100% 147,250.00$            33,250.00$              33,250.00$              35,000.00$               

Site Cut To Fill, & Compact In Park 8 Area B 402000 CY 4.75$                  1,909,500.00$             1,909,500.00$            100% 95,475.00$           1,814,025.00$       Parks and Recreation 100% 1,814,025.00$         1,415,025.00$         1,415,025.00$         1,489,500.00$          

Testing 1 LS 15,000.00$        15,000.00$                  15,000.00$                 100% 750.00$                 14,250.00$            Multiple 100% 14,250.00$              9,500.00$                9,500.00$                10,000.00$               

Connection To Existing SD Manhole 1 EA 2,100.00$          2,100.00$                    2,100.00$                   100% 105.00$                 1,995.00$              Storm Water 100% 1,995.00$                1,995.00$                1,995.00$                2,100.00$                 

Storm Drain Manhole 9 EA 8,000.00$          72,000.00$                  72,000.00$                 100% 3,600.00$             68,400.00$            Storm Water 100% 68,400.00$              -$                          -$                          -$                           

Pond Outlet Structure Budget (Material 1 ,000 Lal 1 EA 18,000.00$        18,000.00$                  18,000.00$                 100% 900.00$                 17,100.00$            Storm Water 100% 17,100.00$              17,100.00$              17,100.00$              18,000.00$               

Storm Drain RCP 36" 2710 LF 250.00$              677,500.00$                677,500.00$               100% 33,875.00$           643,625.00$          Storm Water 100% 643,625.00$            287,375.00$            287,375.00$            302,500.00$             

Flared End Section W/Trash Grate 1 EA 2,800.00$          2,800.00$                    -$                             0% -$                       -$                        Storm Water 100% -$                          -$                          -$                          -$                           

Mass Blasting To Subgrade 100000 CY 4.50$                  450,000.00$                450,000.00$               100% 22,500.00$           427,500.00$          Multiple 100% 427,500.00$            294,500.00$            294,500.00$            310,000.00$             

Storm Drain Manhole 1 EA 8,000.00$          8,000.00$                    8,000.00$                   100% 400.00$                 7,600.00$              Storm Water 100% 7,600.00$                7,600.00$                7,600.00$                8,000.00$                 

Pond Outlet Structure (Budget Malenal  1,000 Lal 1 EA 25,691.00$        25,691.00$                  25,691.00$                 100% 1,284.55$             24,406.45$            Storm Water 100% 24,406.45$              24,406.45$              24,406.45$              25,691.00$               

Storm Drain RCP 36" 100 LF 250.00$              25,000.00$                  25,000.00$                 100% 1,250.00$             23,750.00$            Storm Water 100% 23,750.00$              23,750.00$              23,750.00$              25,000.00$               

3,395,091.00$            3,387,291.00$           169,364.55$         3,217,926.45$      3,217,926.45$         2,136,351.45$         2,136,351.45$         Subtotal 2,248,791.00$          

Less Ret 2,136,351.45$          

POP DISTRICT
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Panorama Public Infrastructure District No. 1
Construction Costs Detail

Table VI

Contract Values Payments Made Eligibility Submitted Invoices

Unit  Cost ValueFullmer Excavation Quantity

Reynolds Excavation - Panorama Backbone 

West/ Park & Storm Drain (321896)

District Type

Percent 

Eligible Total Eligible

Retainage

Amount Invoiced
Percent 

Invoiced

Amount Less 

Retainage
District Type

Amount Less 
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InvoicedAmount Invoiced

Percent 

Eligible
Total Eligible



Retainage

Work Description Quantity Unit Cost Value Cert 05Costs This Period

Eligible This 

Eligible This 

Period

Panorama Public Infrastructure District No. 1
Construction Costs Detail

Table VI

Contract Values Payments Made Eligibility Submitted Invoices

District Type

Percent 

Eligible Total Eligible
Amount Invoiced

Percent 

Invoiced

Amount Less 

Amount Less 

Retainage

Percent Percent Pay App 2/3

Date 1/27/2026

SWPPP (Inspections) 1 MO 750.00$              750.00$                        750.00$                      100% 37.50$                   712.50$                  Streets 100% 712.50$                    -$                          -$                          -$                           

General Conditions/Mobilization 1 LS 5,000.00$          5,000.00$                    5,000.00$                   100% 250.00$                 4,750.00$              Streets 100% 4,750.00$                2,375.00$                2,375.00$                2,500.00$                 

Strip Vegetation & Topsoil, Stockpile Onsite 4800 CY 5.00$                  24,000.00$                  24,000.00$                 100% 1,200.00$             22,800.00$            Streets 100% 22,800.00$              -$                          -$                          -$                           

Site Cut To Fill, & Compact In Park & Area B  JC 48600 CY 4.20$                  204,120.00$                89,677.89$                 44% 4,483.89$             85,194.00$            Streets 100% 85,194.00$              54,224.00$              54,224.00$              57,077.89$               

Site Cut To Fill, & Compact In Park & Area B V4 48600 CY 4.20$                  204,120.00$                114,442.11$               56% 5,722.11$             108,720.00$          Non-District 0% -$                          -$                          108,720.00$            114,442.11$             

Testing 1 LS 4,000.00$          4,000.00$                    4,000.00$                   100% 200.00$                 3,800.00$              Streets 100% 3,800.00$                2,850.00$                2,850.00$                3,000.00$                 

SWPP (Inspections) 2 MO 750.00$              1,500.00$                    1,500.00$                   100% -$                       1,500.00$              Streets 100% 1,500.00$                1,500.00$                1,500.00$                1,500.00$                 

General Conditions/Mobilization 1 LS 5,000.00$          5,000.00$                    5,000.00$                   100% -$                       5,000.00$              Streets 100% 5,000.00$                5,000.00$                5,000.00$                5,000.00$                 

Strip Vegetation & Topsoil, Stockpile Onsite 7200 CY 5.00$                  36,000.00$                  36,000.00$                 100% -$                       36,000.00$            Streets 100% 36,000.00$              -$                          -$                          -$                           

Site Cut To Fill, & Compact In Park 8 Area B JC 64100 CY 4.20$                  269,220.00$                59,220.00$                 22% -$                       59,220.00$            Streets 100% 59,220.00$              59,220.00$              59,220.00$              59,220.00$               

Site Cut To Fill, & Compact In Park 8 Area B V4 64100 CY 4.20$                  269,220.00$                210,000.00$               78% -$                       210,000.00$          Non-District 0% -$                          -$                          210,000.00$            210,000.00$             

Testing 1 LS 7,000.00$          7,000.00$                    7,000.00$                   100% -$                       7,000.00$              Streets 100% 7,000.00$                7,000.00$                7,000.00$                7,000.00$                 

Rippin Rock 8420 CY 7.00$                  58,940.00$                  58,940.00$                 100% 2,947.00$             55,993.00$            Streets 100% 55,993.00$              55,993.00$              55,993.00$              58,940.00$               

Add Cut to Fill 14460 CY 4.50$                  65,070.00$                  65,070.00$                 100% 3,253.50$             61,816.50$            Streets 100% 61,816.50$              61,816.50$              61,816.50$              65,070.00$               

1,153,940.00$            680,600.00$               18,094.00$           662,506.00$          343,786.00$            249,978.50$            568,698.50$            Subtotal 583,750.00$             

Less Ret 568,698.50$             

POP DISTRICT

Total Construction Costs 9,230,455.59$            7,960,865.34$           86% 187,458.55$         7,773,406.79$      7,438,939.66$         5,147,415.66$         5,481,882.79$         

Eligible This 

Period
Costs This PeriodRetainage

Amount Less 

Retainage
District Type

Amount Invoiced

Percent 

Invoiced

Percent 

Eligible
Total Eligible

Reynolds Excavation - Juniper Crest Mass 

Grading (321871)
Quantity Unit  Cost Value



Vendor Work Description Invoice Number Invoice Date Amount
 Amount Paid Check Number

 Check 

Amount 

Check 

Date
Clear Date Draw Account Certification Category

Percent 

Eligible

 Eligible This 

Period  Total Eligible 

DAI Utah Residential, LLC Management Fee 103 05/07/26 206,558.52$      $     206,558.52 BOND  $     206,558.52 05/19/26 05/19/26 District PID Panorama PID 5 Multiple 100%  $    206,419.78  $      206,419.78 

Erosion Control Services Erosion Contorl / SWPP 18149 04/20/25 800.00$              $             800.00 BOND  $             800.00 05/19/26 05/19/26 District PID Panorama PID 5 Multiple 46%  $            365.30  $              365.30 

Focus Engineering & Surveying Butterfield Property Land Planning 88568 04/30/26 4,017.50$           $          4,017.50 BOND  $          4,017.50 05/19/26 05/19/26 PID Panorama PID 5 Multiple 46%  $        1,834.47  $           1,834.47 

Focus Engineering & Surveying Rosecrest East Backbone Roadways 88571 04/30/26 2,400.00$           $          2,400.00 BOND  $          2,400.00 05/19/26 05/19/26 PID Panorama PID 5 Streets 100%  $        2,400.00  $           2,400.00 

Focus Engineering & Surveying Rosecrest East Backbone Roadways 88773 04/30/26 3,090.00$           $          3,090.00 BOND  $          3,090.00 05/19/26 05/19/26 PID Panorama PID 5 Streets 100%  $        3,090.00  $           3,090.00 

Focus Engineering & Surveying Juniper Crest Road Staking 88386 04/15/26 5,000.00$           $          5,000.00 BOND  $          5,000.00 05/19/26 05/19/26 PID Panorama PID 5 Multiple 100%  $        5,000.00  $           5,000.00 

Focus Engineering & Surveying Juniper Crest Road Staking 88573 04/11/26 300.00$              $             300.00 BOND  $             300.00 05/19/26 05/19/26 PID Panorama PID 5 Streets 100%  $            300.00  $              300.00 

Focus Engineering & Surveying Juniper Crest Road Sewer As Builts 88774 04/30/26 1,085.00$           $          1,085.00 BOND  $          1,085.00 05/19/26 05/19/26 PID Panorama PID 5 Sanitation 100%  $        1,085.00  $           1,085.00 

Focus Engineering & Surveying Panorama Village Plat 87562 03/31/26 1,600.00$           $          1,600.00 BOND  $          1,600.00 05/19/26 05/19/26 PID Panorama PID 5 Multiple 46%  $            730.59  $              730.59 

Focus Engineering & Surveying Juniper Crest Road Infrastructure 88775 04/30/26 3,220.00$           $          3,220.00 BOND  $          3,220.00 05/19/26 05/19/26 PID Panorama PID 5 Multiple 100%  $        3,220.00  $           3,220.00 

Focus Engineering & Surveying Panorama Park 83431 10/31/25 14,700.00$         $       14,700.00 BOND  $       14,700.00 05/19/26 05/19/26 PID Panorama PID 5 Parks and Recreation 100%  $      14,700.00  $        14,700.00 

Focus Engineering & Surveying Panorama Park 88295 04/15/26 3,000.00$           $          3,000.00 BOND  $          3,000.00 05/19/26 05/19/26 PID Panorama PID 5 Parks and Recreation 100%  $        3,000.00  $           3,000.00 

Royal Engineering Panorama Park Buildings 16527 04/30/26 4,625.00$           $          4,625.00 BOND  $          4,625.00 05/19/26 05/19/26 PID Panorama PID 5 Parks and Recreation 100%  $        4,625.00  $           4,625.00 

Think Architecture Entitlements 26-0331 02/28/26 95.00$                 $               95.00 BOND  $               95.00 05/19/26 05/19/26 PID Panorama PID 5 Parks and Recreation 100%  $              95.00  $                95.00 

Think Architecture Entitlements 26-0401 03/31/26 475.00$              $             475.00 BOND  $             475.00 05/19/26 05/19/26 PID Panorama PID 5 Parks and Recreation 100%  $            475.00  $              475.00 

5,128,579.91$  5,128,579.91$  247,340.14$    5,067,687.68$   

Panorama Public Infrastructure District No. 1
Soft & Indirect Costs Detail

Table VII

Invoice Values Payments Made



  
  

 

EXHIBIT A 

Panorama PID Site Overlay 

 

 









05

Collin Koranda

Principal

Ranger Engineering, LLC

05/19/2026



Invoice
Date

5/7/2026

Invoice #

103

Bill To

Panorama PID #1

DAI Utah Residential, LLC

UT 84020

P.O. No. Terms Project

Total

DescriptionQuantity Rate Amount

Juniper Crest Road Requisition #41,439,672 0.04 57,586.88
Panorama Park Requisition #43,724,291 0.04 148,971.64

$206,558.52
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CliftonLarsonAllen LLP 
Salt Lake City, Utah 

CLA (CliftonLarsonAllen LLP) is an independent network member of CLA Global. See CLAglobal.com/disclaimer. 

 

CliftonLarsonAllen LLP 
95 South State Street Suite 1150 
Salt Lake City, UT 84111 

 
phone 801-364-4949 
CLAconnect.com 

 

 
May 20, 2026 

 
The Board of Trustees of 
Panorama Public Infrastructure District No. 1 
Salt Lake County, Utah 

Re: Panorama Public Infrastructure District No. 1 – Developer Reimbursement and 
Public Infrastructure Costs 

This report summarizes the results of procedures performed related to the Panorama Public Infrastructure District 
No. 1 (“the District”) Developer Reimbursement. Specifically, we read invoices to determine if amounts expended 
supported the assertion that the costs are eligible District Costs. 

 
We did not evaluate quantity and quality measurements, which would be covered by an Engineer’s report. 

 
We were not engaged to and did not; conduct an examination in accordance with generally accepted auditing 
standards, the objective of which would be the expression of an opinion on the financial statements of the 
Panorama Public Infrastructure District No. 1. Accordingly, we do not express such an opinion. We performed 
our engagement as a consulting service under the AICPA Statement of Standards for Consulting Services. Had we 
performed additional procedures, other matters might have come to our attention that would have been 
reported to you. 

Developer Reimbursement and Public Infrastructure Costs 
 

The District engaged CliftonLarsonAllen, LLP to read documentation and invoices that support infrastructure costs  
submitted by DAI Utah Residential, LLC and Panorama Developers, LLC (collectively, “Developer”) and to determine 
which costs are eligible for reimbursement or payment. 

 
The Developer submitted documentation for $5,732,848.81 of expenses incurred. Of the total submitted, 
$5,394,755.80 was considered eligible and related to capital outlay infrastructure improvements. 

For additional detail on the costs incurred by the Developer, please refer to the attached Engineer’s Report and 
Certification dated May 19, 2026. 

We are not independent with respect to Panorama Public Infrastructure District No. 1. 
 

This report is intended solely for your use and is not intended to be and should not be used by anyone other than 
these specified parties. 

clym10438
CLA




