
Annual Presentation to Taxing Units

 Adam D. Stone, CPA, Principal MA
SMG is an independent registered municipal advisor with the Securities and Exchange Commission 
(“SEC”) and Municipal Securities Rulemaking Board (“MSRB”)

© All Rights Reserved

Prepared for Greenwood Redevelopment Commission



Annual Presentation to Taxing Units Criteria
Redevelopment Commissions within the State of Indiana shall annually present 
information for the governing bodies of all taxing units that have territory within an 
allocation area of the redevelopment commission. The presentation must include:

1. The commission’s budget with respect to the allocated property tax proceeds.
2. The long-term plans for the allocation area(s).
3. The impact on each of the taxing units.

The governing body of a taxing unit that has territory within an allocation area of 
the redevelopment commission may request that a member of the redevelopment 
commission appear before the government body at a public meeting of the 
governing body.  (I.C. 36-7-25-8)

© All Rights Reserved



3

How does TIF work?
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Source: AIM - Building & Nurturing Quality Communities 

http://www.youtube.com/watch?v=rhxi9X2918Q


1.) The commission’s budget with respect to the 
allocated property tax proceeds.
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Redevelopment District & Developer Bond Debt Service 



2025 RDC TIF Appropriations by Area

● Approved annually by RDC and Subject to Public Hearing.  

● Establishes the maximum annual expenditure level of TIF funds. 



2024 Appropriations by TIF Area



2025 Spend Plan

Anticipated 1/1/2025 Cash Balance(s): $19,744,614
Anticipated 2025 Tax Increment Finance Revenues: $20,196,693
Total Available Funds:  $39,941,307

Operating Expenses Paid from TIF: $0
Debt Payments: $10,157,923
Capital Expenditures: $17,541,772
Professional Expenses: $10,213,150
Other Services and Charges: $10,115
Total Spend Plan & Appropriations : $37,922,960



2024 RDC General Fund Budget to Actual
Source:
November YTD budget to actual reports.
Interactive and live RDC General Fund budget reports available on demand here.  

22% Budget Utilization

https://greenwoodin.opengov.com/transparency/#/58869/accountType=expenses&embed=n&breakdown=types&currentYearAmount=cumulative&currentYearPeriod=years&graph=bar&legendSort=desc&month=12&proration=false&saved_view=296907&selection=19284F0198D3341DF8C66A9FCACF3CB6&projections=null&projectionType=null&highlighting=null&highlightingVariance=null&year=2022&selectedDataSetIndex=null&fiscal_start=earliest&fiscal_end=latest


2025 Adopted RDC General Fund Budget

● Adopted by Common Council in October.

● Department 651 within General Fund.  

● Used for member per diems, office supplies, 

and non-TIF eligible professional service fees.  



2.) The long-term plan for the allocation areas.
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Summary of Economic Development Areas 

• Authorized by Indiana Code

• Established by RDC & Council action

• First EDA established in 1997

• EDA’s est. potential boundaries for 

allocations areas 

• Greenwood currently has four 

economic development areas 

• Supports (12) separate allocation areas

• (2) New in 2024 

• Del Webb and Endress



Economic Development Plan Components 

“to benefit public health, safety, morals, and welfare of City residents”

“increase economic well-being of City and State of Indiana”

“designed to promote significant opportunities for gainful employment”

“retain or expand existing significant business enterprises”

“provide local public improvements in the EDA”

“remove conditions that lower value of land”

“attract or retain jobs, increase tax base, and improve diversity of tax base”
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Common Uses of TIF Dollars 
The City of Greenwood Redevelopment Commission traditionally uses TIF to pay 
for project related costs to enhance, upgrade, and construct public infrastructure 
improvements that otherwise would not be feasible. 

Costs to complete such infrastructure improvements may include:

• real estate planning, acquisition, and development costs
• architectural and engineering fees
• legal, financing, and accounting fees
• advertising and publication fees
• expenses related to the issuance of bonds
• bond payments, debt service, and other obligations
• Other eligible expenses as allowed by Indiana Code
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Long term plans for Allocation Areas 
Each redevelopment and economic development area created by the Greenwood 
Redevelopment Commission has a plan associated with it. These plans may be 
revised and updated from time to time. Plans usually have a implementation date 
associated and generally the plans are long-term in nature. 

During the implementation of the plans, the Commission will evaluate its work and 
assess the next steps needed for the continued development of the individual 
areas. Adjustments of the plan may be necessary as plans unfold and projects are 
undertaken. 

Visit the City of Greenwood website for more information.
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3.) The impact on each of the taxing units. 
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Underlying Taxing Units (within RDC boundaries)

● City of Greenwood

● Greenwood Community Schools 

● Clark-Pleasant Community Schools

● Center Grove Community Schools

● Pleasant Township

● Johnson County Council

● Johnson Co. Solid Waste Mgt. 

● Greenwood City Library

● Johnson County Public Library

● State of Indiana



Captured Incremental Assessed Value - Pay 2025



TIF Impact on Overlapping Taxing Districts 
• Positive to neutral if but for test is achieved 

• “But for TIF involvement, project would not proceed.”  
• New referendum school taxes during the life of the TIF 

• Job creation brings new residents into the City and surrounding areas

• New residents who work and live in the County increase the amount of Local 

Income Tax (LIT) collected and distributed

• New residents buy homes, pay property taxes, raise families, send their children to 

schools, and get involved in their children’s schools

• New residents patronize local businesses, which drives up demand that attracts new 

types of businesses to be created to serve those residents 

• Private sector investment increases as a result of redevelopment activities
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TIF Budget Impact During TIF Life

● Cumulative capital (“rate-based”) funds miss out on new assessed value captured 
above the base 
○ County & City 

● Tax rates remaining elevated during life of the TIF, which has impact of debt service 
fund opportunities 
○ All units 
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Additional Information 
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TIF Reporting  
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✓ 4/1: Fiscal Officer Report IC 36-7-14-13

✓ 4/15 TIF Management Report to Fiscal Body IC 36-7-14-13

✓ 6/15: Determination of Excess Assessed Value, if any IC 36-7-14-39 ***

✓ 10/8: Annual Spend Plan Adoption 

✓ 11/12: Presentation of Overlapping Taxing Units (new spend plan requirements)

Other Required Filings and Reports 

✓ Continuing bond disclosures related to the Redevelopment Commission.

✓ 8/1: TIF Neutralization process due to County Auditor

✓ 4/15: Audited Greenwood Annual Comprehensive Financial Report 



Additional Information
1.) Tax Increment Finance presentation (cr: DLGF-2019)

2.) Handbook for Indiana Redevelopment (credit: Barnes & Thornburg) 

3.) Redevelopment Association of Indiana Handbook (cr: AIM) The Use of Tax 

Increment Finance (cr: 2016 Purdue University) 

4.) TIF Viewer (cr: GATEWAY)

5.) Indiana Statute - IC 36-7-14

6.) A Brief Look at TIF in Indiana - (cr: Indiana University) 

Adam@stonemunicipal.com for questions or copies of the report.  
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https://www.in.gov/dlgf/files/190122-Wood-Presentation-Tax-Increment-Financing.pdf
https://btlaw.com/insights/publications/2019/handbook-for-indiana-redevelopment-commission-members-and-their-attorneys
https://aimindiana.org/wp-content/uploads/2018/12/RAI-Redevelopment-Handbook.pdf
https://pcrd.purdue.edu/ruralindianastats/downloads/The-Use-of-Tax-Increment-Finance.pdf
https://pcrd.purdue.edu/ruralindianastats/downloads/The-Use-of-Tax-Increment-Finance.pdf
http://gateway.ifionline.org/TIFviewer/
https://law.justia.com/codes/indiana/2017/title-36/article-7/chapter-14/section-36-7-14-19.5/
http://ppidb.iu.edu/Uploads/PublicationFiles/TIF_Report_2014.pdf
mailto:Adam@stonemunicipal.com

