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Gary Smith, CPA
Gary is a Partner at RFG and has led the Municipal Finance & Economic Development teams since 2017. Gary’s primary 
practices involve municipal finance (general obligation/revenue bonds, notes, arbitrage advising, etc.), tax impact analysis and 
economic development (TIF) reporting. He has been involved in several major TIF industrial development projects working 
with both Fortune 500 companies as well as local developers across the State of Indiana

Gary is proficient in the Department of Local Government Finance Gateway TIF and debt reporting programs as well as 
Municipal Securities Rulemaking Board (MSRB) compliance through the Electronic Municipal Market Access (EMMA) Dataport. 
Gary regularly presents to local units of government on debt financing, economic development activities and opportunities. He 
has been a guest speaker of the Redevelopment Association of Indiana (RAI) and is actively involved with Accelerate Indiana 
Municipalities (AIM) on promoting economic development within the State of Indiana. 

Gary joined RFG in the Fall of 2012. Upon receiving his degree in business with a concentration in accounting from Indiana 
University in 2013, he pursued his Certified Public Accountant (CPA) certification. Gary is a registered municipal advisor with 
the Securities and Exchange Commission. 

Meet Your Presenter

gsmith@reedyfinancialgroup.com

317.820.3441
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• AIC Involvement (plus AIM, others)

• Mission: To empower our clients through education, evaluation, 
and guidance on the financial landscape entrusted to them

• RFG Difference
• Holistic approach, relationship driven
• Identify opportunities not seen by others

• Full Service
• Operating/Capital Planning
• Budget
• Accounting & Bookkeeping
• Registered Municipal Advisors
• Economic Development/TIF

Seymour Office Location

Indianapolis Office Location

Meet 
Reedy Financial Group
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• READI Funding

• Next Level Trails

• Debt Financing

• General Obligation, Revenue, TIF/Economic Development

• ARPA Funding

Project Funding 101 – Local Funding Options

Counties have several options when funding economic development/destination projects..
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What is ARPA?

The American Rescue Plan Act, commonly known as ARP or ARPA, is a result of federal legislation designed to aid the Country’s 
response to the COVID-19 public health emergency. The Coronavirus Local Fiscal Relief Funds, or CLFRF, are a product of ARPA and 
define the $1.28 billion given to Indiana’s communities. CLFRF are delivered to entitlement units directly and to non-entitlement units 
by way of the State in tranches: 

1. First Distribution: 2021

2. Second Distribution: Not earlier than 12 months after the first distribution 
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ARPA Funds – 
Receipt/Expenditure 
Timeline
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2021

First round ARPA Monies Received

2022

Second round of ARPA Monies Received

2024

By 12/31/2024 – All ARPA monies must be 
earmarked for spend

2026

By 12/31/2026 – All ARPA monies must be used



ARPA Benefits Example
Project Funding

• ARPA is being used to fund/subsidize projects that 
would otherwise be out of reach

• Example

• County desires economic development in a 
particular region

• Project costs exceed appetite for tax rate impact

• Project costs exceed referendum threshold

Referedum Analysis Project Funding Project Funding w/ARPA

Total Project Costs 20,000,000$             20,000,000$                        

ARPA Contribution -$                           5,000,000$                           

Project Cost Applicable to Referendum 20,000,000$            15,000,000$                       

2023 Referendum Threshold* 18,318,651$             18,318,651$                        

*or 1% of Gross Assessed Value, whichever is less

Project Over Referendum YES NO

Bonding Analysis
Sources

Par Amount 20,000,000$             15,000,000$                        

ARPA Contribution -$                           5,000,000$                           

Total Sources 20,000,000$             20,000,000$                        

Uses

Project Fund Deposit 18,000,000$             18,000,000$                        

Capitalized Interest 1,000,000$               1,000,000$                           

Contingency 800,000$                  800,000$                              

Cost of Issuance 200,000$                  200,000$                              

Total Uses 20,000,000$             20,000,000$                        

Term - Semi-Annual Periods 40 40

Bond Yield 6.00% 6.00%

Annual Debt Service Payment 1,730,495$               1,297,871$                           

Certified Net Assessed Value 1,000,000,000$       1,000,000,000$                   

Tax Rate Implication 0.1730$                    0.1298$                               

% Rate Impact -25%© 2023 Reedy Financial Group, P.C. All rights reserved.



ARPA
Restricted 
Uses

Paying off debt directly 

Direct deposit into pension funds

Replenishing financial reserves (Ex. rainy day funds)

Satisfaction of any obligation arising under settlement agreement, 
judgement, consent decree, or judicially confirmed debt restructuring. 

Programs that discourage compliance with practices in line with CDC 
guidance

Activities that violate the Award Terms and Uniform Guidance

Self-dealing (Ex. Prohibits premium pay for elected officials)

Using SLFRF funds to offset reductions in taxes
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Basics of READI 1.0

• Established in April 2021

• $500M funding from State ARPA dollars

• Requires 4:1 ratio of grant to local/private 
match 

• 40% private funding

• 20% local match

• 20% READI

• Expected to result in $2B in local/private match 
funds

• Provides grants or loans to support proposals 
for economic development and regional 
economic acceleration and development 



READI 1.0 
Award Graph
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READI 2.0
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READI Phase I READI 2.0

Additional READI 2.0 comments/highlights..
• Additional $500M State funding for READI 2.0
• Less cumbersome compliance for regions
• Revolving loan component for local match – details to come
• Regional projects identified after award allocation

• Work with Region Leads prior to application
• Focus on disadvantaged communities (25%) & rural areas 

(25%) 



North Central: North Central Indiana Regional Planning Council (NCIRPC)
Contact: Steven Ray
Email: sray@ncirpc.com

South Bend Elkhart: Northern Indiana Regional Development Authority
Contact: Taryn MacFarlane
Email: tmacfarlane@southbendelkhart.org

Northwest: Northwest Indiana Forum, Inc.
Contact: Heather Ennis
Email: hennis@nwiforum.org

Our Southern Indiana: Our Southern Indiana Regional Development Authority
Contact: Cory Cochran
Email: ccochran@riverhills.cc 

Evansville: Southwest Indiana Regional Development Authority
Contact: Candace Chapman
Email: cchapman@evvregion.com 

East Central: East Central Indiana Regional Partnership
Contact: Trevor Friedeberg
Email: tfriedeberg@ecirp.org 

West Central: Wabash River Regional Development Authority (RDA)
Contact: Rachel Leslie
Email: rleslie@rjlsolutions.com

Northeast: Northeast Indiana Regional Development Authority
Contact: Ryan Twiss
Email: ryan@neindiana.com

180 Alliance: West Central Indiana Economic Development
Contact: Brian Bilger
Email: brian@hcedp.org

Southeast: SEI READI, Inc.

Contact: Mary McCarty

Email: mary.mccarty@sirpc.org

I-74 Southeast Corridor: Decatur County Community Foundation

Contact: Bryan Robbins

Email: director@edcgdc.com

Greater Lafayette Region: Greater Lafayette Commerce Community and Economic Development 

Foundation, Inc.

Contact: Scott Walker

Email: swalker@greaterlafayettecommerce.com

Indiana First Region: Southwest Indiana Development Council (SWIDC)

Contact: Jon Craig

Email: jcraig@midwesterneng.com

 

Central Indiana - White River Regional Opportunity Initiative

Contact: Megan Baumgartner

Email: baumgartnerm@fishers.in.us

70-40-Greater Mt. Comfort Corridor Region: Hancock County Economic Development Council

Contact: Randy Sorrell

Email: rsorrell@hancockedc.com

South Central Indiana Region: Southern Indiana Housing and Community Development 

Corporation

Contact: Eric Frey

Email: ericfrey@aracities.org

The Indiana Uplands Region: Regional Opportunity Initiatives, Inc.

Contact: Tina Peterson

Email: tinapeterson@regionalopportunityinc.org

READI Region Leads
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Timeline READI 2.0

5 Sep. 2023

Program announcement 
and launch

Sep. 2023

Information sessions & 
questions period

13 Oct. 2023

FAQ posted publicly

Sep. 2023 – Feb. 
2024

Regions develop their 
funding applications. 
IEDC visits each region 
to discuss READI 1.0 and 
future vision.

16 Feb. 2024

Regional appplications 
due to IEDC

Apr. 2024

Proposed IEDC Board 
approval of investment 
commitments to each 
region. $75M cap per 
region.

May 2024

IEDC begins 
coordination with 
regions in identifying 
regionally significant 
capital and 
infrastructure projects.



READI 2.0 Goals & Focus Areas

Quality of Life

-Tourism, Arts, Culture & Community

-Family-Support Initiatives (Child-
care)

-Trails & Parks, Public Spaces

Quality of Place

-Housing Availability & Affordability

-Growth Infrastructure

-Mixed-Use Developments

Quality of Opportunity

-Infrastructure Leading to Jobs

-Talent Supply & Education

-Innovation & Entrepreneurship
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Next Level 
Trails Program

• Administered by the Department of Natural Resources

• $180M program for State trail funding as a part of Governor 
Holcomb’s Next Level Connections infrastructure program 

• Funds allocated towards the development of regionally and 
locally significant trails throughout Indiana

© 2023 Reedy Financial Group, P.C. All rights reserved.

Regionally Significant 
Projects

Locally Significant 
Projects

Grant Round 1 $19,844,839 awarded $5,067,881 awarded

Grant Round 2 $24,466,862 awarded $5,095,045 awarded

Grant Round 3 $44,359,627 awarded $21,392,832 awarded

Grant Round 4 (closed) $22.5 million available $7.5 million available

Minimum Request $250,000 per applicant $200,000 per applicant

Maximum Request $5 million per applicant $2 million per applicant



Next Level Trails continued

Program Specifics
• Applicant must fulfill one of the following roles

• Own (or acquire) the trail corridor
• Manage & maintain the trail once developed
• Oversee and manage trail construction through completion

• Eligible Projects
• Open the public
• Non-motorized trail projects
• Consideration given to multi-use trails

• Especially those connecting multiple communities

• Eligible Costs
• Trail construction
• Land acquisition
• Design & engineering
• Basic trail amenities

• Local Match
• 80% grant requires minimum 20% match

© 2023 Reedy Financial Group, P.C. All rights reserved.



Local Financing – Part 1: General Obligation

© 2023 Reedy Financial Group, P.C. All rights reserved.

Debt Limit Calculation

Pay 2023 Net Assessed Value:  $  2,196,697,854

Times 1/3 of 2%   

Equals Constitutional Debt Limit  $       14,644,652

Less: Existing General Obligation Bond          ($         3,120,000)

Equals Available Constitutional Debt Limit $       11,524,652

Borrowing Characteristics

• Generally short-term borrowing (3-5 years) 
• Can go up to 20 years

• Debt service payments are paid back with a new 
property tax levy
• Property tax analysis – tax neutral?

• A great way to fund capital that has no other funding 
source
• Rising costs, low maximum levy growth

• Generally placed with local bank

• Subject to constitutional debt limit/referendum



Local Financing – Part 2: 
Revenue Bonds

• Borrowing Characteristics

• Generally long-term borrowing (10-25 years)

• 20-year limit with property tax backup 

• Debt service payments secured with a specific source, or many sources, of 
revenue

• Income tax (LIT)

• Opportunities to raise LIT

• Cumulative Capital Development (CCD)

• Tax Increment Finance (TIF) – more on this later

• Food & Beverage/Innkeepers Tax

• Difficult to project new rates

• Utility receipts

• Property tax can be used as a backup payment source

• Can result in better pricing

• Can be set up as a lease financing, outside of the constitutional debt limit

Jackson County Judicial Center
Funding Method: Building Corporation Lease Financing
Funding Source: LIT, Property Tax, Interlocal Agreement
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TIF Primer
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Base Assessed Value (AV)

• Existing AV at the time TIF is Established

• AV prior to an Allocation Area establishment continues to go 
towards the overlapping taxing units’ tax base.

• Fluctuates year to year during the neutralization & assessment 
certification process

• Misconception – TIF takes money from Schools/Other Units

Incremental Assessed Value (AV)

• AV set aside that is specifically due to AV fluctuations as a result 
of the following:

• New Construction (+)

• New Abatement Roll off (+)

• New Destruction (-)

Base AV: Goes to all Taxing Units in the Area

Incremental AV: Goes 
to RDC to pay Project 

Costs

New Post 
Project AV: AV 
now belongs to 
all taxing units 
in the area

1 5 10 15 20            25

Allocation Area 
Expiration

Allocation 
Area 

Established



Structuring 
Incentives

• Characteristics of an Incentive

• Type

• Bond 

• Abatement

• Incentive Agreement

• Timing

• Managing the TIF clock

• Length

• 5yr, 10yr, 20yr, 25yr

• Source

• Developer

• Local Unit

• Other

• Risk 

• Local Unit Vs. 
Developer

• Tax Status

• Public Bidding



Negotiating Incentive & Risk Management
Example Development: Indoor Sports Complex

Project developer has quantified an incentive they would like to receive in 
exchange for building out a new Indoor Sports Complex.

• Often, this incentive number is tied to the revenue the Developer 
projects

• Includes annual assessment increases due to trending property values
• Includes annual increases in the total tax district rate based on a 

composite growth factor
• Assessment projection tied to total project investment



Negotiating Incentive & Risk 
Management
While required incentives in your area may vary, it is important to 
consider, and mitigate, the burden of risk.

What will the project realistically generate?

• Pull comp assessment data rather than using total investment

• Take out composite growth factors in the tax rate and 
assessment

Vehicle to Deliver Incentive

• TIF Revenue Bond – To provide a cash contribution up front (to 
fund public improvement projects subject to public bidding 
laws), the local unit will likely need to pledge other revenues to 
make the bond marketable (Risk)

• Economic Development Incentive Agreement/EDC Bonds – 
Provides incentive over time, essentially providing a long-term 
abatement.  Developer only gets what they pay in tax revenue 
(No Financial Risk)



TIF Revenue Bond Example 

Developer Pays Property Tax

Lender

Redevelopment 
Commission Developer

$ pay for public improvements (utilities, 
road access, site acquisition, etc.)

Note: No relationship between the 
lender & developer.  While developer 
project may be considered, the lender 
will look to the local unit to make the 
debt service payments and likely require 
additional security (DSR, LIT pledge, 
other TIF revenues, coverage 
requirements, etc.)

Risk on local unit to make debt 
service, regardless of what 

happens with the development.

Tax payments (sufficient to fund debt service?)

3.

4.



Economic Development Incentive Agreement

Developer Pays Property Tax

Redevelopment 
Commission Developer

Developer pays property tax within the 
Allocation Area

Note
• Can be difficult to negotiate
• Legal council imperative on structure

• “Deemed Purchase” vs. Actual 
Cash Purchased Bond
• May or may not include 

third party bank
• Reduces burden of risk on the unit of 

government

1.



Pros and Cons

TIF Revenue Bond Development Incentive Agreement/EDC Bonds

Pros Cons Pros Cons

Deliver $ Incentive Up 
Front

Could Shift Risk Burden To Local Unit Shifts Risk Burden To Developer
Some Developers May Require $ Up 

Front (may not be a con depending on 
structure)

Can Be Structured to 
Cashflows

Requires Public Bidding Potentially Less Cost of Issuance Can Be Difficult To Negotiate

Highly Effective 
Incentive Tool

Likely Requires Additional Revenue 
Pledge

Can Function Like A “Super Abatement” 
Up To 25 Years

Delivers Less Incentive (Coverage & Cost 
of Issuance)

Ideal Incentive Vehicle For Local Unit



Conclusion

• ARPA

• 12/31/2026 spending deadline

• READI

• 2.0 administered at the State level (ARPA vs State funded 
reporting)

• Regional awards announcement expected April 2024

• Work with your Regional Lead on projects

• Revolving loan component?

• Next Level Trails

• Grant opportunities for trail projects

• General Obligation

• Debt limit, referendum constraints

• Revenue Bonds

• Lease financing, LIT, TIF, Other

• Economic Development

• TIF Bonds, EDC Bonds

Funding tools may include:
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