Draft Minutes
State Finance Review Commission
Friday, October 24, 2025
Office of State Treasurer, C170 State Capitol Complex and
Electronic Meeting via Zoom

Members of the Commission Present:
	Marlo M. Oaks (Utah State Treasurer, Chair) 
	Tina Cannon (Utah State Auditor)
	Sophia DiCaro (Governor’s Office of Planning and Budget) 
	Van Christensen (Director of State Finance) 
Perri Babalis (Attorney General Office-designee) – Zoom
	Jonathan Ward (Zions Public Finance)
	
Others Present:
	Kirt Slaugh (Office of State Treasurer)
	Diana Artica (Office of State Treasurer) 
	Brittany Griffin (Office of State Treasurer)
	Brook McCarrick (Attorney General Office Assigned to SFRC) – Zoom
	Aaron Waite (Attorney General Office) – Zoom
Aaron Wade (Gilmore & Bell) 
Nicole Cottle (MIDA)
Paula Eldredge (MIDA)

Meeting called to order by Treasurer Oaks at 2:00 p.m.

1. Prior Meeting Minutes

The meeting minutes from September 18, 2025, were presented for review and approval. Treasurer Oaks proposed an amendment to Item 2 on page 3, correcting “Mr. DiCaro” to “Ms. DiCaro.” Ms. DiCaro moved to approve the minutes as amended, and Mr. Christensen seconded the motion. The motion carried unanimously, with all Commission members voting in favor.

2. Discussion and review of a proposed increase in bond issuance for MIDA Mountain Village PID, previously reviewed by the SFRC at the October 28, 2024 meeting. 

Ms. Cottle explained that about a year ago, the agency appeared before the Commission for a $90 million bond that was not issued. The agency is now proposing a $60 million increase. While the parameters resolution authorizes up to $150 million, the expected issuance is closer to $120 million, providing flexibility. She noted that rapid development in the area and recent improvements in interest rates support the increase, allowing the agency to optimize its bond issuance and avoid multiple smaller issuances.

She described the recent Request for Proposals (RFP) for underwriters, which took just over two months and produced strong responses. Notably, one underwriter partnered with military veterans specializing in military-related financing, aligning with the agency’s mission. The competitive RFP resulted in underwriting fees roughly half of typical rates, increasing funds available for projects. Ms. Cottle expressed confidence in the agency’s strong financial position.

Ms. Eldredge presented a map of the MIDA project area, highlighting the royal-blue tax allocation area. She noted increased construction, project completions, and sales over the past year, driven by public infrastructure investments supporting the Grand Hyatt, described as the project’s “crown jewel,” as well as new developments such as Deer Valley East Village and several hotels east of Highway 40.

Primary revenue sources include property tax increment, municipal sales tax, and MIDA resort communities taxes within the tax allocation area. She emphasized that the bonds carry no State credit or general revenue risk, as repayment relies solely on project revenues, with projected coverage of about 1.3 times anticipated debt service. The financing will support public infrastructure, refinance prior investments, and fund affordable housing, recreation facilities, parking, and transit improvements.

Ms. Eldredge confirmed that KeyBanc Capital Markets was selected as senior manager and American Veterans Group as co-manager, bringing expertise and a meaningful partnership to the financing process. Mr. Catten added that the development in the primary tax allocation area would not have occurred without the Jordanelle Parkway, which provides essential access and links infrastructure investment to development outcomes.

Mr. Slaugh highlighted that Municipal Advisor Laura Lewis previewed the transaction the previous day, noting the competitive underwriter selection as a best practice. He explained that some PID groups bypass competitive selection, potentially increasing fees since underwriters operate under a fair dealing standard rather than a fiduciary one. He commended MIDA for engaging Ms. Lewis early and noted that Stifel, though new to PID transactions, adds competition and could help reduce costs.

Mr. Ward confirmed that underwriting fees were roughly half the typical rate, estimated at 1.25 percent compared to the usual 2 percent. He also noted prior involvement of Stifel and KeyBanc in earlier PID transactions. Mr. Ward asked whether the bonds would be rated and whether the 1.3 times coverage assumes tax base growth. Mr. Wade confirmed both points.

Mr. Christensen asked if the increase from $90 million to $150 million authorization, with an anticipated $120 million issuance, reflected an expansion of project scope. Ms. Cottle explained that some project components originally planned in phases, such as recreation facilities near affordable housing, are now being built together. This slightly increases scope but optimizes efficiency, and prior cost savings provide additional project funds.

Ms. DiCaro asked about affordable workforce housing. Ms. Cottle explained that affordability is measured against Wasatch County’s Area Median Income (AMI). MIDA has 42 existing units tied to the county AMI, while the new units target local workforce needs. None exceed 80% of AMI, and many are well below to meet workforce housing needs. All 800 units will be rentals developed by the private sector, while PID funds support infrastructure like site excavation and road connections.

Auditor Cannon requested clarification regarding reporting obligations, emphasizing that these entities are legal component units included in State financial statements. Ms. Cottle confirmed that the board maintains diligent oversight, keeps member contact information current, and submits all required reports. 

Ms. Wade noted materials were submitted on the 16th and requested comments within two weeks to maintain schedule. Ms. DiCaro suggested restating the public benefit in Commission presentations. Ms. Cottle explained that the committee, recently established, keeps the State informed about ongoing authority activities and highlights public benefit. She emphasized that MIDA infrastructure improvements serve the public and military partners, reflecting the agency’s core mission.

Ms. DiCaro acknowledged that development likely would not have occurred without MIDA’s initiatives. Ms. Cottle explained that the project area, established in 2012, faced environmental challenges including mine remediation and extensive public infrastructure needs. She highlighted that private development partners contributed significantly, often exceeding MIDA’s investment, and that the combined demands of environmental cleanup and infrastructure created heavy resource requirements.

Treasurer Oaks asked if there were further questions and suggested setting the deadline for comments as Friday, the 31st.

3. Review and discussion of the 2025 Debt Affordability Study.

Treasurer Oaks noted that the Debt Affordability Study is due November 1st and requested that comments be submitted to Ms. Griffin by the end of business Wednesday. He explained that much of the study mirrors previous years and addressed a point on page 7, clarifying that page 8 illustrates the significant increase in PID issuances. While there could be potential implications for the credit ratings of cities or counties, he emphasized that immediate action is not required.

Mr. Slaugh observed that PID interest rates are typically 2–3% higher than those for state or municipal financing due to their unrated status and reliance on tax increment revenues. He noted varying levels of property owner disclosure prior to purchase and ongoing concerns about the structure. He added that infrastructure financing is increasingly conducted through PIDs rather than traditional municipal approaches, emphasizing that this debt is not inexpensive.

Mr. Ward supported the report, noting that its graphics clearly illustrate the rise in issuance and outstanding debt, which is useful for legislative observers. He expressed concern that while public discussion often focuses on taxes by elected bodies, non-elected PID boards can impose taxes up to 50% higher, with little accountability. He questioned whether it is appropriate for private developers to levy taxes exceeding historical city limits, raising oversight and policy concerns.

Mr. Slaugh highlighted that tax increment financing can shift the tax burden onto other residents who do not benefit from new development. While some projects, like the MIDA facility, primarily involve second and third homes with limited demand on services, future development attracting families may strain local services without adequate tax contributions. He emphasized the structure can appear unfair, reallocating existing residents’ tax revenues to new development.

Treasurer Oaks noted that widespread PID projects could impact Utah’s credit perception and questioned how cities and counties under economic stress approved these arrangements. He described the situation as largely “off-balance sheet” financing, unseen in state debt totals, and warned that continued growth could draw rating agency scrutiny.

Ms. DiCaro raised concerns about limited enforcement for non-compliance, noting that partial compliance reduces effectiveness. Auditor Cannon explained enforcement is constrained, as the office cannot withhold funds and is working with the Attorney General on alternative mechanisms. She emphasized that while PID debt may be off the state’s books, it is ultimately borne by taxpayers and can create risks during economic downturns. She stressed the importance of identifying who is responsible for repayment, given the rapid growth—up to four projects per week—creating oversight challenges.

Mr. Slaugh asked about auditing and oversight of funds. Auditor Cannon noted that no third-party audit is required, and reporting is retroactive rather than continuous, creating opportunities for errors or mismanagement. She contrasted this with private-sector practices, where expenses are tracked continuously.

Mr. Slaugh criticized the structure, describing it as “the fox guarding the hen house,” where developers may inflate costs and gain a guaranteed return while homeowners bear the tax burden. Auditor Cannon raised concerns about disclosure, questioning whether buyers are adequately informed about PID taxes, and whether the responsibility lies with real estate agents, counties, or other parties. Mr. Slaugh recommended early disclosure and present-value calculations so buyers can assess the tax impact before making offers.

Auditor Cannon also questioned whether housing financed through PIDs is truly affordable. She cited the MIDA situation as financially distinct from Tooele County and Grantville, emphasizing that buyers without financial literacy may not fully understand long-term costs. She noted the duration of PIDs is variable, and without a statutory dissolution procedure, there is significant uncertainty, leaving her lacking confidence in resolution.

Mr. Ward agreed, noting that while second- or third-time homeowners may see taxes through Zillow, loan applications, or lenders, this information often arrives too late—after buyers have emotionally committed and begun moving. He highlighted the difficulty of mitigating or adjusting decisions once the tax is realized.

Ms. DiCaro expressed interest in what the Tax Commission is tracking, acknowledging uncertainty about the extent of coverage. Auditor Cannon noted ongoing conflicts in counties regarding responsibility for implementing taxes, emphasizing that local clerks or auditors must assess and collect PID revenue and ensure bond repayment. She highlighted a general lack of understanding of local government oversight, especially for larger “super PIDs,” complicating Tax Commission oversight. She intends to meet with the Commission to ensure a shared understanding.

Ms. DiCaro commended the report for capturing key statistics, such as potential $26 million savings if a bond were rated differently than AAA, noting these insights are valuable. Mr. Slaugh added that legislative feedback helped calculate the state’s effective interest rate on existing debt—1.2 percent with Zions’ assistance—demonstrating the report’s relevance for policy decisions.

Treasurer Oaks reiterated the request for feedback to Ms. Griffin or Ms. Artica by Wednesday, concluded his agenda, and invited additional matters.

4. Other Items of Business:

There were no other items of business to discuss.

Ms. DiCaro made a motion to adjourn the meeting. Auditor Cannon seconded the motion. The motion passed unanimously.

The meeting was adjourned 
