
 
Mapleton City Council Staff Report 

Meeting Date: March 4, 2014  
 

Applicant: Ryan Livingston, Pheasant View Subdivision  
Location: 1200 W 900 S 
Prepared by: Sean Conroy, Community Development Director 
Public Hearing Item: No 
Zone: PRC-3  
 

REQUEST 
Consideration of a request to establish a reimbursement amount for improvements installed as part of the 
Pheasant View Subdivision located at 1200 W. and 900 S.      
 

BACKGROUND AND PROJECT DESCRIPTION 
The Pheasant View subdivision was approved in 2006 and consists of 26 residential lots.  As part of the 
subdivision, the developer installed a full width road (1200 West) that included water, sewer and pressurized 
irrigation lines.  On September 28, 2006 Gordon Livingston submitted a request to establish a reimbursement 
agreement that would apply to adjacent parcels that front on 1200 West.  The purpose of the agreement is to 
recoup some of the costs of the infrastructure including road improvements on 1200 West, water, sewer and 
pressurized irrigation lines (see attachment “1”).   
 
The City Council reviewed this item on July 16, 2013.  Staff outlined some of the issues including the limited 
information in the record and the conflicting statements in the City code regarding reimbursements for roads.  
The Council continued the application with a request for the following: 
 

1.   That staff determine whether any other reimbursement agreements had been approved that included 
roads; and  

2.   That the applicant provide invoices documenting the actual costs of the improvements in question.  
 
On August 20, 2013 the City Council reviewed this item again.  At that time, no additional information had 
been submitted by the applicant to justify the costs for reimbursement.  The Council again continued this 
item to give the applicant more time to provide additional information on their actual costs.  The applicant 
has now provided the following: 
 

•  A cover letter describing their reimbursement request.  
•  A revised spreadsheet breaking down the costs for just the improvements eligible for reimbursement. It  
    should be noted that the final spreadsheet cost is less than the cost shown in the Declaration of Truth.   
    This is based on discussions with staff and the removal of some items that were not reimburseable.     
•  A letter from former Mapleton City Planning Director Matt Evans.   
•  A Declaration of Truth substantiating their request.  
•  Bid documents on the cost to construct the street improvements including water, sewer and pressurized 
    irrigation for the entire project.   
•  Draw requests from the contractor.   
•  Copies of checks payable to the contractor. 

 
EVALUATION 
Code Interpretation:  As discussed during previous hearings, the code that was in effect at the time of the 
original reimbursement request included some inconsistencies.  Below is a summary of two interpretation 
questions for Council discussion: 
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1.   Should the reimbursement amount be based on the City Engineer’s estimates or actual costs as 
provided by the developer?  
 
 

Mapleton City Code (MCC) Chapter 13.20.060.B indicated that the reimbursement amount was to be based 
on the City Engineer’s estimate of the total cost of the work.  However, MCC Chapter 17.28.050 indicated 
that the reimbursement shall be based on the actual costs of the improvements.  Attachment “2” includes the 
code language regarding reimbursements, and staff has highlighted those sections that speak to the 
determination of the reimbursement amount.   
 

The applicant has provided information regarding the total costs of the entire project and has broken out the 
costs of the portion of the project that is eligible for reimbursement.  The applicant has indicated that actual 
invoices were never submitted by the contractor, but the attached bank draws were used as invoices.   
 

2.   Should the road be included in the reimbursement amount?  
       
After a thorough review of all code sections that refer to reimbursements, it is staff’s position that roads can 
in fact be included in a reimbursement agreement.  MCC Chapter 13.20.060.A indicates that that road base, 
hard surfacing of the travel-way, curb gutter and sidewalk are not eligible for reimbursement for the portion 
of the road that is adjacent to the applicant’s property.  However, the properties on the opposite side of the 
road that are benefitting from the road improvements can be required to pay a reimbursement.  MCC chapters 
13.20.060.C and 17.28.050.B both refer to roads as being reimbursable based on half of the cost of the road 
improvements.   
 

3.   Should land costs be included in the reimbursement?  
 

MCC Chapter 17.28.050.B stated that the amount of reimbursement charge to be paid by a benefited property 
shall be equal to the Utah County property tax valuation, at the time of improvement, for the underlying 
ground for a peripheral street dedication which exceeds one-half (1/2) of the street width requirement as 
shown on the transportation and circulation element of the general plan.  The applicant’s spreadsheet includes 
$30,000 for the cost of the land for half of the road way, however, it doesn’t indicate how the $30,000 was 
derived.   
 
Staff could support including the land cost in the reimbursement as allowed under the ordinance if the 
applicant can provide evidence from the County of the tax valuation of the land at the time the road was built. 
  
Reimbursement Amounts: 
If staff includes the roads but not the land, the City Engineer’s estimate of the total reimbursable amount is 
$88,923.50 (see attachment “3”).  If the land is included it would be $118,923.50.  The total reimbursable 
amount using the applicant’s identified actual costs, less the land would be $156,557.85.  If the land is 
included, it would be $186,557.85.   
 
Based on the length of frontage of the adjoining lots, the reimbursement amount would be as follows: 
 

Owner Parcel # % of Frontage City Estimate 
w/o land 

City Estimate  
w/land 

Applicant’s 
Estimate w/o 
Land 

Applicant’s  
Estimate w/land 

Scutt 27:001:0068 21.7% $19,296.40 $25,806.40 $33,973.05 $40,483.05 
Laird 27:001:0075 65.9% $58,600.59 $78,370.59 $103,171.62 $122,941.62 
Larsen 27:001:0096 12.4% $11,026.51 $14,746.51 $19,413.17 $23,133.17 
TOTAL  100% $88,923.50 $118,923.50 $156,557.85 $186,557.85 
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STAFF RECOMMENDATION 
Approve the reimbursement amounts for the Pheasant View Subdivision Plat “A” based on either the City 
Engineer’s estimate or the Applicant’s estimate as outlined in the table above.   
 
ATTACHMENTS 
1.  Application materials.   
2.  MCC Chapters 13.20.060 & 17.28.050. 
3.  City Engineer’s Cost Estimate.    
4.  Planning Commission staff report dated August 17, 2006.   
5.  Identification of benefited properties. 
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Attachment “2” City Code Citations 
(specific sections highlighted refer to determination of reimbursement amount) 

 
13.20.060: REIMBURSEMENT: 

A. Permitted; Limitations For Road Improvements; How Determined: The applicant shall be 
eligible for reimbursement for that proportion of the cost incurred in making the extension 
which benefits properties fronting on the extension, other than those owned by the applicant. 
Provided, however, that in the instance of road extensions no reimbursement shall be allowed 
for the cost of the land, road base or hard surfacing of the travelway, or of any curb, gutter or 
sidewalk adjacent to the properties owned by the applicant. 

B. Determination Of Reimbursement Amount; Reimbursement Period: The amount subject to 
reimbursement and the method of payment shall be as follows: 
 
Upon completion of an extension the city engineer shall make a determination of the per foot 
cost of those portions of the extension which are eligible for reimbursement. Thereafter the 
city will enter a deferred credit in its records in an amount equal to cost of the extension less 
the prorated amount applicable to the benefited area owned by the applicant and any existing 
public street. Thereafter the applicant or his successor or assigns will be reimbursed by the 
city upon collection of fees assessed against the subsequently benefited properties, as 
hereinafter provided. 
 
The period of reimbursement shall extend for a period not to exceed twenty (20) years from 
the date of completion of the extension, or until the initial prorated cost of the extension 
along the frontage not owned by the applicant shall have been refunded. 

C. City To Levy Extension Fees; Amount Of Fee: Each applicant proposing to subsequently 
connect to a water main, and/or sewer main, or front upon a street which has been 
constructed under the provisions of this section shall be assessed a water main, and/or sewer 
main, and/or road reimbursement fee which shall be paid before such service connection is 
made or building permit issued. 
 
The amount of the extension reimbursement fee to be assessed against a benefited property 
shall be the proportionate share of the total cost of the improvement as determined by the 
city. In the case of a water line extension, and/or sewer line extension, this shall be 
determined by multiplying the total cost of the improvement by the ratio of the area of the 
benefited parcel divided by the total benefited area. 
 
All extension fees levied for purposes of reimbursement of water and/or sewer utilities shall 
be determined using the costs for installing culinary water, secondary irrigation or sewer 
mains of twelve inches (12") in diameter or as determined by the city engineer. Any 
reimbursement for road improvement shall be determined using the original cost of the 
improvement. (Ord. 2006-02, 1-4-2006, eff. 1-4-2006) 

 



17.28.050: REIMBURSEMENT FOR ON SITE OR OFF SITE IMPROVEMENTS 
PERMITTED; CONDITIONS AND LIMITATIONS: 

A. Reimbursement shall be allowed for on site or off site improvements which subsequently 
benefit adjacent property owners who develop building lots, which are required as a 
condition of approval of a subdivision. Whenever a developer wishes to be reimbursed for 
any required on site or off site improvement that benefits property in an area benefited by the 
improvement as determined by the city engineer, other than property owned by the 
subdivider, the developer must notify the city in writing prior to recording of the final plat 
and following posting a performance guarantee and bond. The city will enter a deferred 
credit on its records in the amount of the actual cost of the extension across the benefited 
property and shall reimburse the subdivider upon collection by the city of charges assessed 
against such benefited property for a period of twenty (20) years from the date of recording 
of the subdivision plat. An administrative fee in an amount to be set by the city council by 
resolution shall be collected, one-half (1/2) of which will be withheld from the amount 
reimbursed to the subdivider and one-half (1/2) of which will be assessed against the 
benefited property. Any reimbursement owed shall be collected from the benefited property 
owner prior to recording the final plat for any subdivision approved on said benefited 
property. 

B. The amount of reimbursement charge to be paid by a benefited property shall be equal to the 
Utah County property tax valuation, at the time of improvement, for the underlying ground 
for a peripheral street dedication which exceeds one-half (1/2) of the street width requirement 
as shown on the transportation and circulation element of the general plan. The amount shall 
include one-half (1/2) the installation cost of sewer, water, and pressurized irrigation lines in 
peripheral streets, as well as the installation cost of peripheral street improvements which are 
installed on ground which is in excess of one-half (1/2) of the street width requirement as 
shown on the transportation and circulation element of the general plan. (Ord. 2006-01, 1-4-
2006) 

 



Item Bonded Cost Total Bonded Cost

8" Water 1,039          Lin Ft 30.00$        Lin Ft 31,170.00$     
Fire Hydrant 2                  Each 3,500.00$  Each 7,000.00$       
Valves 2                  Each 1,400.00$  Each 2,800.00$       
Hot Tap 1                  Each 1,800.00$  Each 1,800.00$       

8" Sewer 1,012          Lin Ft 23.00$        Lin Ft 23,276.00$     
Manhole 2                  Each 2,600.00$  Each 5,200.00$       

8" Pressure Irr. 1,007          Lin Ft 20.00$        Lin Ft 20,140.00$     
Valves 2                  Each 1,400.00$  Each 2,800.00$       

Storm Drain
Double Inlet 1                  Each 3,000.00$  Each 3,000.00$       
15" RCP 73               Lin Ft 25.00$        Lin Ft 1,825.00$       

Sub-totals= 99,011.00$    

Roadway
8" Road Base 36,720        S.F. 0.65$          S.F. 23,868.00$     
2.5" Asphalt 36,720        S.F. 0.80$          S.F. 29,376.00$     
1" Overlay 36,720        S.F. 0.35$          S.F. 12,852.00$     

2' Curb & Gutter 980             Lin Ft 13.00$        Lin Ft 12,740.00$     

Totals = 177,847.00$  
*reimbursement is based on half of the total or $88,923.50

Property Owners Frontage (ft)
219 Scutt 21.7%
665 Chipman 65.9%
125 Larsen 12.4%

1009 Total

Notes
Valves on Water and PI only require 2 for road, other valves are for subdivision.
Only two FH on 1200 West
Mapleton City does not reimburse for Mapleton Irrigation Co. items.
No reimbursement for sidewalk and curb and gutter on west side of roadway.
No reimbursement for sub-base or trenching.
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