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UPCOMING GASB 
PRONOUNCEMENTS

83 – Certain Asset Retirement Obligations – June 30, 2019

84 – Fiduciary Activities – December 31, 2019

87 – Leases – December 31, 2020

88 – Certain Disclosures Related to Debt, including Direct 
Borrowings and Direct Placements – June 30, 2019

89 – Accounting for Interest Cost Incurred before the End of 
a Construction Period – December 31, 2020

90 – Majority Equity Interests – December 31, 2019

91 – Conduit Debt Obligations – December 31, 2021
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84 – Fiduciary Activities – December 31, 2019

87 – Leases – December 31, 2020

UPCOMING GASB 
PRONOUNCEMENTS

BACKGROUND

Existing standards do not provide guidance on characteristics that 
should be considered in deciding whether a government has a fiduciary 
responsibility, and therefore a lack of comparability between 
governments exists

GASB 84 provides specific criteria that must be met in order for an 
activity to be deemed a fiduciary activity

GASB 84 is effective for reporting periods beginning after December 
15, 2018 (so December 31, 2019 year ends will be the first 
implementers)

GASB 84 -FIDUCIARY 
ACTIVITIES
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OLD VS. NEW

Fiduciary activities were previously categorized as either Private-
Purpose Trusts or Agency Funds

Private-Purpose Trusts were defined as trust arrangements under which 
principal and income benefit individuals, third parties, or other 
governments

Agency funds were used to report assets held by a government as an 
agent for individuals, private organizations, other governments, or other 
funds

Fiduciary activities were reflected on a separate Statement of 
Fiduciary Net Position and Statement of Changes in Fiduciary Net 
Position, just prior to the notes to the financial statements

GASB 84 -FIDUCIARY 
ACTIVITIES

OLD VS. NEW

Fiduciary activities are now categorized as:
Pension (and Other Employee Benefit) Trust Funds

 Investment Trust Funds

Private-Purpose Trust Funds

Custodial Funds

Amounts previously recognized within the fiduciary funds will not 
necessarily meet the new requirements for inclusion in the fiduciary 
funds

GASB 84 -FIDUCIARY 
ACTIVITIES
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WHAT ARE FIDUCIARY ACTIVITIES?

The activity must meet all three of the following criteria:

1. The government must control the assets of the activity

2. The assets cannot be derived from either:
 The government’s own-source revenues or

 Government-mandated nonexchange transactions or voluntary nonexchange 
transactions 
 Except for pass-through grants for which the government does not have administrative 

involvement or direct financial involvement

GASB 84 -FIDUCIARY 
ACTIVITIES

WHAT ARE FIDUCIARY ACTIVITIES? 
(CON’T)
3. The assets associated with the activity have one or more of the following 

characteristics:
 The assets are:
Administered through a trust in which the government itself is NOT a beneficiary
Dedicated to providing benefits to recipients in accordance with the benefit terms, and
 Legally protected from the creditors of the government

 The assets are for the benefit of individuals and the government does NOT have 
administrative involvement with the assets or direct financial involvement with 
the assets

 The assets are for the benefit of organizations or other governments that 
are NOT part of the financial reporting entity AND the assets are NOT 
derived from the government’s provision of goods or services to those 
organizations or other governments

GASB 84 -FIDUCIARY 
ACTIVITIES
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CONTROL OF ASSETS

A government controls the assets of an activity if it:
 Holds the assets, or

 Has the ability to direct the use, exchange, or employment of the assets in a manner that 
provides benefits to the specified or intended recipients

A government ‘uses’ an asset when it expends or consumes that asset for the 
benefit of individuals, organizations, or other governments, outside of the 
government’s provision of services to them

Appointing a designee does not alter the government’s ability to direct the use, 
exchange, or employment of the assets (still acting on the government’s behalf)

Restraints stipulating use of assets do not negate a government’s control of the 
assets

GASB 84 -FIDUCIARY 
ACTIVITIES

OWN-SOURCE REVENUES

Revenues that are generated by a government itself

Includes:

 Exchange and exchange-like revenues (such as water and sewer 
charges)

 Derived tax revenues (sales and income taxes)

 Imposed nonexchange revenues (such as property taxes)

 Investment earnings

GASB 84 -FIDUCIARY 
ACTIVITIES
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ADMINISTRATIVE INVOLVEMENT

Examples:
Monitors compliance with the requirements of the activity that are 
established by the government or by a resource provider that does 
not receive the direct benefits of the activity
Determines eligible expenditures that are established by the 
government or by a resource provider that does not receive the 
direct benefits of the activity
Has the ability to exercise discretion over how assets are allocated

GASB 84 -FIDUCIARY 
ACTIVITIES

DIRECT FINANCIAL INVOLVEMENT

Examples:
Finances some direct program costs because of a grantor-imposed 
matching requirement
Liable for disallowed costs

GASB 84 -FIDUCIARY 
ACTIVITIES
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PENSION (AND OTHER EMPLOYEE BENEFIT) 
TRUST FUNDS

Pension and OPEB plans that meet certain criteria in paragraph 3 of 
GASB 67 or GASB 74

Other employee benefit plans for which:
Resources are held in a trust that meet certain criteria

Contributions to the trust and earnings on those contributions are irrevocable

Majority of you will likely not have either of these, as your pensions 
are administered by the State and New York does not allow funding 
of OPEB

GASB 84 -FIDUCIARY 
ACTIVITIES

INVESTMENT TRUST FUNDS

Used to report fiduciary activities from the external portion of 
investment pools and individual investment accounts that are held in a 
trust that meets ALL of the following criteria:
Administered through a trust in which the government itself is not a beneficiary

Dedicated to providing benefits to recipients in accordance with the benefit terms

 Legally protected from the creditors of the government

GASB 84 -FIDUCIARY 
ACTIVITIES
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PRIVATE-PURPOSE TRUST FUNDS

Used to report fiduciary activities that are not required to be 
accounted for in pension (and other employee benefit) trust funds or 
investment trust funds and are held in a trust whose assets meet ALL of 
the following criteria:
Administered through a trust in which the government itself is not a beneficiary

Dedicated to providing benefits to recipients in accordance with benefit terms

 Legally protected from the creditors of the government

GASB 84 -FIDUCIARY 
ACTIVITIES

CUSTODIAL FUNDS

Used to report fiduciary activities that are not required to be 
reported in any of the other three types of fiduciary funds

Investment pools that are not held in a trust should be reported in a 
separate external investment pool fund column, as a type of custodial 
fund

GASB 84 -FIDUCIARY 
ACTIVITIES
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REPORTING FIDUCIARY FUNDS

A statement of fiduciary net position should be used to report the 
assets, deferred outflows of resources, liabilities, deferred inflows of 
resources, and fiduciary net position of all fiduciary funds

For private-purpose trust funds and custodial funds, liabilities should 
only be recognized when an event has occurred that compels the 
government to disburse fiduciary resources

A statement of changes in fiduciary net position should be used to 
report additions to and deductions from all fiduciary funds; the 
statement should generally disaggregate additions by source and 
deductions by type

GASB 84 -FIDUCIARY 
ACTIVITIES

CHART 1 – FLOWCHART FOR EVALUATING AND REPORTING 
POTENTIAL FIDUCIARY ACTIVITIES



11/21/2019

10

CHART 1A – FLOWCHART FOR EVALUATING AND REPORTING 
POTENTIAL FIDUCIARY ACTIVITIES

CHART 1B – FLOWCHART FOR EVALUATING AND REPORTING 
POTENTIAL FIDUCIARY ACTIVITIES
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QUESTION 1

A city is the trustee and custodian for the cash collected from fees charged by 
the local cemetery association for future maintenance of the cemetery.  The 
association is a not-for-profit association and is not a component unit of the 
city.  The trust has its own board.  The activity is administered through a 
cemetery care trust in which the assets are dedicated to providing plot 
maintenance to individuals who have paid the fees for such maintenance, in 
accordance with the benefit terms, and legally protected from the creditors of 
the government.  The board of the not-for-profit association establishes how 
the resources can be spent. 

Should the cemetery care trust be reported as a fiduciary activity of the city?

GASB 84 -FIDUCIARY 
ACTIVITIES

QUESTION 2

Assume the same scenario as the previous question.

Should the cemetery care fund be reported in a private-purpose trust 
fund?

GASB 84 -FIDUCIARY 
ACTIVITIES
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QUESTION 3

Assume the same scenario as the previous slide, except the activity is 
not administered through a trust that meets the criteria in #3.

Should the cemetery care fund be reported in a private-purpose trust 
fund?

GASB 84 -FIDUCIARY 
ACTIVITIES

QUESTION 4

A city hires a contractor to construct a new city building.  The 
contractor provides the city with a cash deposit to be held by the city 
as an assurance that the project will be completed on schedule and in 
accordance with the plans and specifications.  If the contractor does 
not complete the project satisfactorily, the deposit will be forfeited to 
the city.  If the contractor does complete the project satisfactorily, the 
city will refund the deposit.  

Should the city report the contractor deposit in a fiduciary fund?

GASB 84 -FIDUCIARY 
ACTIVITIES
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QUESTION 5

A government uses a clearing account to accumulate resources from 
withholding of employee payroll deductions and accrued employer 
payroll taxes that will be submitted to the appropriate taxing bodies 
when due.

Should the government report the clearing account in its fiduciary fund 
financial statements?

GASB 84 -FIDUCIARY 
ACTIVITIES

QUESTION 6

A county government operates a jail.  Some inmates have jobs in the jail, and 
their earnings are deposited into an account established for each inmate.  
Families of inmates also can deposit resources into the inmates’ individual 
accounts.  The county is the custodian of the individual accounts.  Inmates use 
the resources in their individual accounts to make purchases at the commissary.  
Neither the county government nor any jail official has the authority to 
determine how the inmate will use the funds in his or her individual account.  
When an inmate is released, any remaining balance in his or her individual 
account is paid to him or her.

Should the county report the inmate accounts in its fiduciary fund financial 
statements?

GASB 84 -FIDUCIARY 
ACTIVITIES
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QUESTION 7

A public university receives funds, which it controls, from an alumnus to 
provide a scholarship program for incoming freshman students who 
are majoring in a business-related field and have demonstrated 
financial need.  The scholarship recipients are required to maintain a 
minimum 3.5 grade point average each semester to receive the 
scholarship funds.  The university is responsible for selecting the 
scholarship recipients and monitoring the recipients’ compliance each 
semester.  

Does the university have administrative involvement with the 
scholarship program?

GASB 84 -FIDUCIARY 
ACTIVITIES

PURPOSE AND SCOPE
Establishes a single model for lease accounting
 Foundational principal that leases are financings of the right to use an underlying 

asset

 Lessee is required to recognize a lease liability and an intangible asset

 Lessor is required to recognize a lease receivable and a deferred inflow of 
resources

Lease definition
 Contract that conveys control of the right to use another entity’s nonfinancial asset 

for a period of time in an exchange or exchange-like transaction

 The right to obtain the present service capacity and

 The right to determine the nature and manner of use of the underlying asset as 
specified in the contract
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No longer a distinction of operating versus capital leases
 Leases over 1 year in length should be on the balance sheet

A contract that transfers ownership at the end of the term and does 
not contain a termination clause should be reported as a financed 
purchase
 A bargain purchase option (even if $1) does not transfer ownership until exercised

PURPOSE AND SCOPE
GA
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Certain Regulated Leases
 Leases subject to external laws (U.S. DOT or FAA) may regulate leases

 Lessors would not record the lease receivable if the following conditions 
are met:
 Lease rates cannot exceed a reasonable amount (determined by an external 

regulator)

 Lease rates should be similar for lessees in similar situations

 Lessor cannot deny potential lessees if facilities are available

PURPOSE AND SCOPE
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LEASE TERM

 Term includes period where a lessee has a noncancelable right to use an 
underlying asset and

 Periods covered by the lessee or lessor’s option to extend or terminate the lease if 
reasonably certain that the option will be exercised (termination option not 
exercised)

 Does not include periods where the lessee and lessor can terminate the lease 
without permission from the other party

 Generally, a fiscal funding clause should not affect the lease term 

GA
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LEASE TERM

Factors to consider for “reasonably certain”
 Significant economic incentives or disincentives

 History of exercising options

 Extent to which the asset underlying the lease is essential to the governmental 
services

Reassessment should only occur when
 A party elects to exercise an option (or not) even though it was previously 

determined that it would not exercise the option (or originally would exercise)

 An event occurs that is specified in the lease contract which requires an extension or 
terminationGA
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LESSEE
Lease Liability

Initially measured at the present value of expected payments
 Fixed payments

 Variable payments if based on an index or rate (i.e. CPI) or are essentially fixed 
in substance

 Exercise price options if reasonably certain they will be exercised

 Any other payments that are reasonably certain of being required

Variable payments based on future performance are not included

Present value based on the interest rate stated in the lease or use the 
entity’s estimated borrowing rate

GA
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LESSEE
Lease Asset (intangible right-to-use asset)

Initial measurement as the sum of the following:
 Amount of initial measurement of the lease liability (previous slide)

 Payments made to the lessor at or before the commencement of the lease term less 
any incentives

 Initial direct costs that are ancillary charges necessary to place the lease in service

Lease asset is amortized over the lesser of its useful life or lease term
 If the lease contains a purchase option that is reasonably certain of being 

exercised, the amortization should be over the useful life
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LESSEE
When paid out of general government resources (current financial 
resources measurement focus)
 Lease expenditure and other financing source would be reported in a 

governmental fund during the initial year of the lease similar to other debt issuance

Footnotes to the financial statements
 General description of the leasing arrangement
 Total amount of lease assets (by major classes) and related amortization (separate 

from other capital assets)
 Amount of outflows (expense) recognized in the reporting period not included in 

the liability, such as for variable payments or residual guarantees
 Principal and interest to maturity (similar to debt disclosures)
 Commitments before commencement of the lease term
 Impairment losses on the right-to-use asset

GA
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LESSOR
Initial measurement of the lease receivable
 Present value of lease payments expected to be received, including
 Fixed payments
 Variable payments if based on an index or rate (i.e. CPI) or are essentially fixed in 

substance
 Residual value guarantee payments that are fixed in substance
 Any lease incentives payable to the lessee

Variable payments based on future performance are not included

Residual value guarantee should be recognized if the guarantee is 
required and can be reasonably estimated

Purchase price of an option to purchase should be recorded when 
the option is exercisedGA
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LESSOR
Deferred inflow of resources
 Amount of initial measurement of the lease receivable (previous slide)

 Lease payments received at or before the commencement of the lease that relate 
to future periods

Capital asset
 Leased asset is to remain as a capital asset with normal depreciation 

 However, if the lease states the leased asset is to be returned in the original 
condition, then the lessor should cease depreciation during the lease term

GA
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LESSOR

Within the governmental funds a lessor should record
 Lease receivable and a deferred inflow of resources

Footnotes to the financial statements
 General description of the leasing arrangement

 Total amount of inflows (revenues) recognized in the reporting period from leases, 
including amounts from variable payments or residual value guarantees

 Existence, terms, and conditions of options by the lessee to terminate the lease or 
abate payments if the lessor has issued debt on the underlying leased assets
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UNIQUE CONTRACT SITUATIONS
Contracts containing a lease component (asset) and a non-lease 
component (service)
 Transactions need to be broken out and accounted for separately using best 

estimate
 If unable, the entire contract should be accounted for as a lease

Contract containing multiple assets of various lease terms
 Each component should be accounted for separately

Contract Combinations
 Contracts entered into near the same time should be considered as one if they 

were negotiated together and the price is dependent on the entire packageGA
SB
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IMPLEMENTATION
 First effective for fiscal years ending December 31, 2020 (earlier application 

encouraged)
 Requires a retroactive restatement, if applicable, to all prior periods presented
 If not practicable, the restatement can be as of the beginning of the most recent year 

presented and the footnotes should explain why other periods were not restated

 Recognized using the facts and circumstances that existed at the beginning of the 
period of implementation

Tips
 Get started early
 Hardest part is to accumulate data on existence of leases
 Consider materiality and discuss with auditor
 Review debt covenants and the impact of adding additional lease liabilitiesGA
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QUESTION 1
A government obtains the right to use land, which has a market rent 
of $100,000 per year, for $1 per year. Should the government 
apply the requirements in Statement 87 to that transaction? 
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QUESTION 2
A government enters into a multiyear agreement for the right to use 
a facility. The government has exclusive use of the facility three days 
a week. Other parties use the facility on the other days. To meet the 
definition of a lease, is the government required to have 
uninterrupted control of the right to use the facility?
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QUESTION 3
A contract allows the vendor to replace the underlying asset with an 
essentially identical asset. Does that substantive right of substitution 
affect the evaluation of whether the contract conveys control of the 
right to use the asset?
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QUESTION 4
A lease contract has a noncancelable period of five years and 
specifies that at the end of the five years, both the lessor and lessee 
have the right to cancel the lease or may continue the lease, using the 
same terms on a month-to-month basis. Is the month-to-month 
holdover period included in the initial assessment of the lease term? 
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QUESTION 5
A lease contract allows either party to unilaterally terminate the 
lease at any time but also provides for cancellation penalties. The 
cancellation penalties are so great that it is reasonably certain that 
neither party will terminate the lease. Should the cancellable periods 
be excluded from the lease term? 
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QUESTION 6
A government enters into a lease with a 6-month noncancelable 
period and an option to extend for another 12 months after the 
noncancelable period. The government is not reasonably certain that 
it will exercise the option to extend and, therefore, assesses the lease 
term as six months. Is this agreement a short-term lease under 
Statement 87?
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QUESTION 7
A school district leases buses for two years and is required to make 
variable payments based on the number of miles driven. There is no 
minimum payment requirement stated in the lease agreement. The 
school district is reasonably certain of the minimum number of miles 
that will be driven based on established routes. Paragraph 21h of 
Statement 87 requires that a lease liability include “any other 
payments that are reasonably certain of being required based on an 
assessment of all relevant factors.” Should the lease liability include 
the reasonably certain variable lease payments?
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GASB PROJECTS IN PROGRESS

Conceptual Framework: Recognition and Disclosure

Financial Reporting Model

Revenue and Expense Recognition

Public Private Partnerships

Deferred Compensation Plans (GASB 32)

Implementation Guides

Omnibus (extends effective date of leases for interim periods only)

LIBOR


