


Kanab City Council Special Meeting
October 21th, 2025
Kanab City Offices
26 North 100 East
6:30 PM
 
Work Meeting
1. Call to Order and Roll Call – Mayor Pro-Tem Heaton called the meeting to order. 
In attendance: Mayor Pro-Tem Heaton; Councilmember Corry, Councilmember Banks, Councilmember Colson; City Manager Kyler Ludwig; and City Attorney Kent Burggraaf.
Not in attendance – Mayor Johnson; Councilmember Chamberlain; and Recorder Celeste Cram.
2. Public Comment Period – None.

3. Consent Items – None.

4. Board Commission, Committee Appointments – None.

5. Presentations – None.

6. PUBLIC HEARING ITEMS: 

a. Public Hearing, discussion, and consideration of an ordinance creating the Hidden Canyon Public Infrastructure District, approving governing documents for the District, and establishing a Board of Trustees (Jim Guthrie- 6-year term, Juli Graham- 4-year term, Jared Grahm- 6-year term).  

Mr. Ludwig stated that The City of Kanab has received a petition for the creation of a Public Infrastructure District (PID) for the Hidden Canyon development, located on the east side of Kanab, north of U.S. Highway 89. The proposal seeks approval to form a PID under Utah Code Title 17D, Chapter 4, known as the Public Infrastructure District Act, which authorizes limited-purpose governmental entities to finance public infrastructure through assessments levied on property within a defined district. Hidden Canyon’s Development Agreement with the City was approved on August 27, 2024. The agreement included plans of development for: 
• Approximately 705 residential units (356 single-family, 269 multifamily) 
• An 80-room hotel 
• 7+ acres of commercial storage 
The developer—Jim Guthrie, in coordination with JJJ Development, Inc.—has obtained 100% written consent from all property owners and registered voters within the proposed district boundaries, satisfying the legal requirements for PID formation under Utah law

A Public Infrastructure District (PID) is a special-purpose local government entity formed to finance infrastructure improvements within a defined area. PIDs are governed by state statute and function independently from the municipality in which they are located.
Key Attributes of a PID: 
• Independent Governance: A PID is legally and financially separate from the City. It is governed by a Board of Trustees and operates as its own public entity.
• No City Liability: Bonds issued by a PID are not backed by the City’s full faith and credit, do not appear on the City’s balance sheet, and pose no financial risk to the City.
• Financing Tool: PIDs finance infrastructure through the issuance of bonds repaid by special assessments levied on benefited lots. These assessments are prepaid by the developer before lots are sold, minimizing long-term obligations for homeowners. 
If approved, the Hidden Canyon PID would be authorized to issue up to $45 million in special assessment bonds The proposed governance structure includes a three-member Board of Trustees, to be appointed by the City: 
• Jim Guthrie – 6-year term 
• Juli Graham – 4-year term 
• Jared Graham – 6-year term 
All nominees have submitted the required conflict of interest disclosure forms, in compliance with state law and City policy. The Hidden Canyon Development Agreement expressly anticipates the formation of a PID and outlines the following provisions: 
• Permitted Use: The Developer may utilize a PID to fund oversized or extended public improvements that benefit not only the development, but also future adjacent growth. 
• City Discretion: The City retains full legislative discretion in approving or denying the formation of a PID and is under no obligation to approve one. 
• Reimbursement Mechanisms: If a PID is formed and completes eligible infrastructure improvements, the PID may qualify for impact fee credits, as determined by the City Engineer and aligned with the City’s Capital Facilities Plan.
The PID is a self-financing entity. The City does not guarantee or assume any responsibility for the repayment of PID-issued bonds. The governing documents have been created with assistance from Gilmore & Bell and reviewed by Kanab’s legal counsel.

· Enter Public Comment	-

Dirk Clayson: Dirk wanted to speak as a long-term realtor in the area, that he appreciates the way Jim has structured this so that it is paid at the time that sometime is sold instead of creating a burden on the buyer. 

· Close Public Comment	-

Mr. Guthrie spoke to the council and let them know how much he appreciates the council, especially the support he has been shown. He also recognizes that while it is a financial burden on him right now, he can see the long run and the overall benefit in the future.

Councilmember Banks made a motion to approve Resolution 10-2-25 R, A resolution providing for the creation of the Hidden Canyon Public Infrastructure District; approving the governing documents; appointing the initial Board of Trustees; authorizing the execution of related documents; and providing for related matters. Councilmember Corry seconds.

Councilmember Colson – Yes
Councilmember Heaton – Mayor Pro-Tem
Councilmember Corry – Yes
Councilmember Banks – Yes
Councilmember Chamberlain – Absent
Motion passed.


Councilmember Colson made a motion to adjourn, Councilmember Corry seconds. Unanimous vote, motion passed.




