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Introduction 
 
Stretching outward over 370 square 
miles across its northeastern and 
southwestern corner, Jennings County 
represents small-town charm with 
access to nearby big city amenities that 
is emblematic of south central Indiana. 
Served by several major thoroughfares – 
including US Route 50, State Road 3, 
and State Road 7 – Jennings County is 
within a short drive (less than 90 
minutes) to the urban centers of 
Indianapolis, Indiana, Cincinnati, Ohio, 
and Louisville, Kentucky. 
 
Jennings County has only two incorporated communities – Vernon and North Vernon. 
Although a small town, Vernon acts as the county seat serving as the County’s primary 
government and judicial center. North Vernon is the only incorporated city in Jennings 
County and boasts a larger population with the County’s primary business, industry, and 
commercial centers. 
 
Jennings County is home to the Muscatatuck Urban Training 
Center, a 1,000-acre training facility located just outside North 
Vernon at which various training exercises and scenarios are 
conducted for homeland security and other similar purposes.  
Jennings County is also rich in parks and protected areas – such 
as Big Oaks National Wildlife Refuge, Muscatatuck National 
Wildlife Refuge, Muscatatuck County Park, and Selmier State 
Forest. These natural assets contribute to the attractiveness of 
Jennings County’s quality of life value proposition, as well as 
supporting recreational tourism activities within the region.  
 
To take advantage of the aforementioned community assets, 
the Jennings County Redevelopment Commission (JCRDC) was 
established. The appointed body exists to support economic 
development and redevelopment in the community, setting 
conditions for growth with tools and programs to be 
deployed within certain areas of need.  
 
In pursuit of its growth goals, the JCRDC has retained New Albany, Indiana-based economic 
development and redevelopment consultants, The Wheatley Group, LLC (TWG), to provide a 
report to refocus Commission efforts in preparation for various opportunities at targeted 
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commercial development areas around the US-50 bypass. The purpose of this report is 
twofold – to educate and to encourage action. Education is done through the analysis of 
available data on the community, the Commission, and the development opportunity. It is 
furthered through the identification of tools and case studies. Collectively, this data informs 
a set of actionable recommendations that are scalable to support and encourage activity 
within the opportunity area. Ideally, these recommendations will help achieve economic 
development goals and lead to further study and planning. Over time, these efforts will 
develop critical order of magnitude building blocks that establish ideal conditions for 
community development and investment. 
 

Report Development Process 
The report development process took place over a 6-month period beginning in earnest in 
May 2023 and concluding in December 2023. Following initial engagement between TWG 
and the JCRDC, a kickoff meeting was held to discuss preliminary data, review the proposed 
project scope, and confirm the assignment deliverables. Based on the discussion and 
feedback gleaned during this public kickoff meeting, it was determined TWG would provide 
a deliverable with an enhanced scope and approach than what was previously considered 
during the initial proposal. Rather than focusing squarely on development analysis for the 
opportunity area, this new approach to the deliverable would include the following 
standalone sections: 
 

• Baseline Assessment includes an in-depth demographics review, a general 
overview of redevelopment and TIF, and a review of JCRDC revenues, obligations, 
and plans. 

• Redevelopment Tools & Resources includes a summary overview of incentives 
and programs utilized to promote economic development and redevelopment 
growth. This includes examining some nuance into the use of the tools, as well 
as comparative case studies. 

• Development Analysis specifically considers the early approaches to marketing 
and developing portions of the US-50/SR-7 intersection. This includes analyzing 
the target markets, site massing, and revenue generation potential of core 
frontage parcels. 

• Finally, “Next Steps” Recommendations build upon the three previous sections 
and identify early pathways to prepare the JCRDC for engaging in redevelopment 
opportunities. 
 

Through this process, TWG has spent time collecting data from standard state and national 
repositories and the DLGF, as well as locally provided information for County departments. 
In addition, TWG has employed market-based information from ESRI, and utilized subject-
matter software and internal models to provide development capacity and revenue 
generation estimates. The resulting series of recommendations are project and policy 
oriented with the intent to guide JCRDC and its project partners. 
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Source: U.S. Census Bureau, 2023 

Baseline Assessment 
 

Demographics 
The following information has been compiled to present a baseline understanding of the 
demographics of Jennings County. Like statistics on the back of a baseball card, this 
information provides a vital understanding of the outsider’s perspective of Jennings County’s 
assets and position within south central Indiana. 
 

Population Growth 
Based on Census estimates, the 2022 population in Jennings County was 27,536 residents. 
This figure represents a slight decrease of approximately 150 residents since 2017. Whereas 
the region has historically mimicked the state’s overall growth pattern, Jennings County has 
often experienced the inverse. Notably, Jennings County’s population growth has shown a 
rebound, with the largest percentage change (increase) occurring between 2021 and 2022.  
 
 
 
 
 
 
 
 
 
 
 
 
 
Population Pyramid 
Population pyramids are useful graphics because they break down the proportion of males 
and females in a community, but more important it highlights the distribution of population 
across various age groups. From an age distribution perspective, an inverted population 
pyramid points to a demographic imbalance where older populations dominate and suggest 
higher potential for overall population decline. A more balanced pyramid would reflect a 
healthier middle population that is capable of sustaining growth and supporting business 
and industry. A pyramid that slants younger can be a signal of trending long term growth, 
identifying a community that is viable for families. Understanding the population distribution 
can be a worthwhile indicator of market potential and economic outlook. 
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Source: U.S. Census Bureau, 2023 

While not a complete inverse pyramid, it should be noted Jennings County is relatively top 
heavy toward the older ages (above 45 years old) while showing some weakness is those 
middle pyramid ages (between ages 30 – 44 years old). This suggests some potential for 
population decline, and potentially some overall difficulty to replace the incomes that exist 
at the upper portion of the pyramid. Additional investigation is encouraged into the stability 
of the middle pyramid age group. In light of this information, overall economic and 
community development strategies should promote education, quality of place, and primary 
employment opportunities that can retain existing populations and attract younger residents 
and new incomes. 
 
 

 

 

 

 

 

Projected Population Growth 

Building upon what has been discovered with population trends, it is worthwhile to consider 
projected populations for further comparison. In this instance, Floyd County is compared 
with surrounding counties, the Louisville, KY-IN MSA, and the State of Indiana. The projected 
population growth appearing in Exhibit 3 shows Floyd County’s growth rate falling below 
its peer areas but leveling out between 2045 and 2050. While its peers expect to show 
positive, yet slowing, growth into 2040 with regression, a similar forecast is expected for 
Floyd County, dipping into the negative percentage of growth after 2040. 
 

 
 
Household Income 
As highlighted in the exhibit further below, Jennings County boasts a competitive median 
household income when compared to its regional counterparts. In excess of $65,000, this 
is a regional strength and speaks to both the employee skill levels and access to quality 
employment opportunities within the region. Jennings County itself has a concentration of 
high-paying industrial-sector jobs that complement large primary employment sectors. 
Furthermore, median family income for Jennings County is up from $61,610 reported in 
2020. In a time where labor is more mobile than ever, this high average household income 
is important from a talent attraction and retention perspective. And like most of south central 
Indiana, the dollar can go a little further in Jennings County. Affordable quality of life coupled 

2021 Population Pyramid 
JENNINGS COUNTY, INDIANA 



   

 

Jennings County Redevelopment Commission 
Page 7 of 71 

 

Source: U.S. Census Bureau, 2023 

Source: Indiana Department of Workforce Development, Labor Market Review, 
October 2023 

with sustainable employment opportunities can encourage investment in housing growth 
and density levels that often beget new commercial growth.  

 

 

 

Labor Force 
Jennings County has a labor force of over 13,000 people. With Jennings County’s 
unemployment rate at 3.1% (October 2023), attracting and growing businesses becomes 
challenging – a condition that is presently experienced at a state and national level. 
Supporting the addition of single and multifamily offerings, coupled with quality of place 
initiatives, could effectuate the availability of a larger labor pool. Jennings County should 
consider support of residential growth efforts as they arise. 
 
 
 
 
 
 
 
 
 
 

The Region has a labor force  
of 168,794 people 

The Region had an average 
unemployment rate of 3.0% as 
of October 2023 

Jennings County has a 
labor force of 13,625 

people

The unemployment rate 
for Jennings Co. was 3.1% 

as of October 2023
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Source: Indiana Department of Workforce Development 

Source: Indiana Department of Workforce Development 

Commuting Patterns 
Jennings County enjoys a strong labor force retention rate with a significant majority of its 
labor force staying within the County for primary work opportunities. In fact, approximately 
73% of workers both live and work in Jennings County, whereas 27% of the labor force 
lives in Jennings County and chooses to work in another county or state.  Of those choosing 
to travel outside the County for work, the most popular destinations are as follows: 

• Bartholomew County – 12.2% 
• Jackson County – 8.4% 
• Jefferson County – 1.4% 
• Decatur County – 1.1% 
• Marion County – 0.9% 

 

Industry Composition 
When considering Jennings County’s industries, it should be noted service-providing 
companies reign supreme in total number of establishments. When considering this data, it 
should be balanced against employment composition, and how that compares to national 
averages. 
 

 
 

4

20

35

8

49

34

60

51

91

42

101

292

0 50 100 150 200 250 300 350

Information

Other services

Financial activities

Natural resources and mining

Professional and business services

Leisure and hospitality

Education and health services

Construction

Trade, transportation, and utilities

Manufacturing

Goods-producing

Service-providing

Top Industries by Count



   

 

Jennings County Redevelopment Commission 
Page 9 of 71 

 

Source: Data USA – Jennings County 

Source: U.S. Bureau of Labor Statistics 

Employment Composition 

 
 
Location quotients (LQs) are used to compare the concentration of employment of an 
industry sector within a specific geographic area to the concentration of that industry sector 
nationwide. An LQ of 1 means the industry has the same share of its area employment as it 
does in the United States. An LQ greater than 1 indicates an industry with a greater share 
of the local area employment than the nation. The opposite is true for a LQ below 1. Jennings 
County has five (5) industries with an LQ above 1: Manufacturing; Goods-Producing; 
Construction; Natural Resources & Mining; Trade, Transportation, and Utilities. 
 
This data highlights the importance industrial employment plays in the overall Jennings 
County economy, particularly from the perspective of where disposable incomes are 
generated. Retention of industries with this level of employment concentration becomes 
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Source: Indiana Department of Workforce Development 

imperative. Continuing investments are encouraged in workforce training to keep the 
employment within this sector on the leading edge. 
 
Identifying growing occupations can indicate potential opportunities for growth and 
expansion.  It can also be a sign of overall industry health, wealth, and trending. Growing 
industries can allude to the overall growth of a community. When reviewing growth sectors, 
it is critical to understand modest gains within a category of historically weak employment 
can lead to exacerbated conclusions. As such, these growth sectors should command greater 
study and scrutiny.  
 
Nonetheless, Jennings County continues to show positive growth in primary job sectors like: 
Administrative and Waste Services; Art, Entertainment, and Recreation; and Professional and 
Technical Services. These jobs are accompanied by traditional skilled and white-collar jobs. 
The diversity of growth across semi-skilled and skilled employment opportunities is also 
encouraging. 
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Redevelopment Overview 
The purpose of  this section is to provide a brief  overview of  the roles and responsibilities 
of  the Redevelopment Commission in the State of  Indiana. This includes identifying common 
redevelopment projects and initiatives, while also providing a cursory review, for reference, 
of  basic TIF concepts and TIF mechanics. 
 
Generally, a community’s redevelopment commission is tasked with the following general 
directives: 
  

• Investigate, survey, and study areas that need redevelopment 

• Study and combat the factors causing an area to need redevelopment 

• Select and acquire areas needing redevelopment 
  
The redevelopment commission’s actions to tackle these directives are guided by the 
commission’s economic development plan. This plan accompanies the establishment 
documents for each TIF District that the respective commission oversees. The economic 
development plan describes the goals, initiatives, and projects for the TIF District.  
 
The economic development plan generally starts as a broad and intentionally vague 
document, but it should be regularly revisited and amended by the commission as activities 
become more specific in pursuit of  redevelopment goals. Although it is a small, appointed 
body, redevelopment commissions have the ability to further a variety of  community and 
economic development projects and should be viewed as a primary partner for growth within 
the community it serves.  
 
Common redevelopment activities include a litany of  tasks associated with, but not limited 
to, the bulleted list below. When pursuing these tasks, associated activities should be within, 
benefit, or serve the specific TIF District. Common activities include: 
  

• Rehabilitation, improvement, and extension of  utilities 
• Constructing public improvements. This can include parks, parking facilities, 

roadways, sidewalks, and trails. 

• Acquisition and disposition of  property (including land and buildings) needed for 
redevelopment or economic development purposes. Indiana code provides clear 
guidance on how these activities are to be performed. 

• Constructing public facilities including police stations, fire stations, and other 
municipal buildings 

• With certain limitations, provide development incentives to support private capital 
investment. These strategies will be covered in more detail within this document. 

• With certain limitations, partnering with local school corporations on eligible projects, 
programs, and expenses. Indiana code provides clearer definitions on this approach, 
as well as annual funding constraints. 
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• Paying other expenses (like professional services) incurred by the redevelopment 
commission for local public improvements that are within, or serve, the allocation 
area. This can include consultants, financial advisors, attorneys, architects, and 
engineers. 

• Reimbursing the "unit" for expenditures made by it for local public improvements. 
Notably, if  other funds are used to advance a redevelopment project, the commission 
can reimburse these funds with TIF revenue as it is generated and available. 

  
A redevelopment commission primarily uses TIF revenue as its primary funding source for 
capital improvement projects. TIF revenue is generated by the increase in assessed value 
within an identified allocation area (TIF district). When a TIF district is established, the 
redevelopment commission specifically identifies the property parcels it wishes to include 
for potential incremental revenue capture. Ideally these are sites identified for 
redevelopment, targeted for future growth, and are in alignment with the comprehensive 
plan and land use strategy.  
 
Upon confirmation of the TIF district, a “Base Assessed Value” will be established equal to 
the assessed value of the parcels within the district as of January 1st of the establishment 
year. As annual assessments occur, new incremental assessed value (above and beyond the 
base) is captured on parcels within the district. This incremental assessed value is multiplied 
by the tax rate and delivered to the redevelopment commission as revenue twice a year – 
typically in June and December. A TIF district generally has a 25-year lifespan from the date 
of its first obligation.  
 
The exhibit below provides a general graphical representation of how TIF revenue is captured 
from new developments over the district’s full lifespan. 
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JCRDC Overview 
The Jennings County Redevelopment Commission oversees a single large, diversified 
economic development area (TIF District). This TIF District encompasses approximately 
1,000 separate parcels of  land (963 for property tax Pay Year 2024). The TIF District 
generally surrounds the northern, eastern, and western corporate boundaries of  the City of  
North Vernon, including parcels adjacent to major County thoroughfares – notably the US-
50 bypass areas and northern SR-3. 
 
The TIF District was established in 
2013 by the JCRDC. The parcels 
comprising the district are largely 
agricultural, residential, or exempt. 
It is noted the district has been 
previously reduced from the 2013 
establishment to eliminate some of  
the “non-producing” parcels from 
the overall economic development 
area. This is noteworthy, as TIF 
revenue is not generated by 
residential property in commercial 
TIF Districts, exempt property will 
not generate new assessed value, 
and agricultural property is largely 
limited and impacted by overall land 
values. The second exhibit 
appearing on this page highlights 
the revenue generation within the 
TIF District on a parcel-by-parcel 
basis. Further analysis of  the 
incremental revenue generation 
reveals that approximately 79% of  
the incremental assessed value 
within the TIF District is generated 
by just seven (7) distinct parcels. 
These seven parcels are the only 
parcels that generate at least 
$100,000 in incremental assessed 
value on their own. This counters 
the diversified nature of  the TIF, as 
the contributing parcels are few by 
comparison. Approximately 13% of  
parcels within the TIF District 
generate positive revenue, and 
approximately half  of  the assessed 
value comes from two taxpayers – 
Rose Acre Farms and Casey’s General Store. This lack of  assessed value depth can present 

Jennings County Economic Development Area Allocation Area 

Jennings County Economic Development Area Allocation Area by 
revenue generation. Within this exhibit, the GREEN parcels are 
identified as “contributing” incremental assessed value and the RED 
parcels are considered “non-contributing” and provide $0 in annual 
incremental assessed value to the TIF District. 
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some risk in debt capacity, and it would ultimately impact strategic decisions by the JCRDC 
in its approach to supporting redevelopment. To maintain revenue, it is important to monitor 
activities of  the largest revenue generating parcels. Changes to property and physical 
structures could lead to a more dramatic shift in available revenue. 
 

Debt and Revenue 
The JCRDC has encumbered a single 
debt obligation, issued in 2013. The 
final payment on this note is slated for 
July 2038. Without further amendment 
of  the TIF District, the area as it stands 
today would expire in 2038 aligning 
with the amortization schedule 
(highlighted in the exhibit to the right) 
for the obligation. This means the likely 
final collection year of  the TIF District 
would occur in property tax Pay Year 
2039. Per the amortization schedule 
provided to the DLGF, this obligation 
appears to have a remaining balance of  
less than $200,000.00 at the close of  
the 2023 calendar year. 
 
In recent years the TIF District has 
experienced some minor revenue 
volatility resulting from the reduction 
of  parcels within the district. This 
action aligns with the reduction of  
approximately $2 million in assessed 
value and approximately $40,000.00 
in annual revenue. Estimated revenue 
collections are projected to exceed 
$116,000.00 for property tax Pay Year 
2023. A modest increase in overall assessed value is projected for property tax Pay Year 
2024. Using current tax rates, the revenue for Pay Year 2024 could exceed $117,000.00. 
It should be noted this annual revenue figure is subject to some volatility. In the event there 
is an overall appreciation of  assessed value in Jennings County as a whole, this could have 
a tangible impact on the applicable tax rate that could affect revenue even as assessed value 
grows within the TIF District. 
 

Economic Development Plan Objectives 
As previously defined, the Economic Development Plan (or ED Plan) is a component of  the 
establishment of  any TIF District. The ED plan provides the objectives that generally guide 
the activities of  a redevelopment commission – namely the projects and investments to be 
considered by the commission to the benefit of  the economic development area. 
 

JCRDC Debt – Remaining Amortization Schedule 
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The JCRDC created its ED Plan along with the establishment of  the TIF District in 2013. The 
summarized intent of  the plan, and the establishment of  the TIF District, is to support 
economic development and community development priorities, and provide an enhancement 
to these opportunities. There are specific references within the ED Plan that the JCRDC has 
a role to develop and implement fiscally responsible economic development incentives to 
attract new investments that are of  a scale and scope that is in harmony with the growth 
goals of  Jennings County. These programs and incentives are to support job growth, private 
capital investment, and the improvement of  infrastructure systems serving the community. 
Notably, time is spent within the plan outlining the partnership between JCRDC and the 
Jennings County Economic Development Commission, Inc. (JCEDC), with JCRDC enhancing 
the JCEDC’s ability to compete for economic development opportunities through incentives 
and public infrastructure investment. 
 
More specifically, the ED Plan goes into high-level detail on the types of  projects that will 
comprise the plan. As with similar sections, the plan focuses on programs and policies that 
support new growth, job creation, and capital investment. This includes acknowledging 
potential improvements in transportation and utility infrastructure, as well as the need for 
developing low impact economic development policies. Additionally, the ED Plan mentions 
the promotion of  business retention and expansion practices for existing industry in the 
County, as well as improving the inventory of  economic development sites. These activities 
again allude to the JCRDC’s position as a support mechanism for the JCEDC’s activities and 
objectives, and other community development aspects that aid in uplifting Jennings County. 
This includes addressing brownfields or mitigation of  environmental impacts, supporting 
workforce development and “skill-up” training, and the attraction of  health and life science 
facilities to the benefit of  the community. 
 
The vast majority of  the projects mentioned within the ED Plan allude to preparing for, and 
responding to, new growth along the US-50 corridor, including the bypass area. Notable 
projects include generally responding to roadway improvements within the County’s 
thoroughfare plan, roadway rehab and reconstruction, and intersection improvements to 
support increased flow of  traffic for commercial and industrial users. Utility improvements 
(namely sanitary and water infrastructure) within the ED Plan focus on system improvements, 
offering TIF to reduce the impact to community utility users and ratepayers. The ED Plan 
makes specific mention of  the importance of  industrial employment in the County as a 
primary driver of  the local economy, and once again places significance on existing business 
expansion. 
 
With great similarity to other new TIF Districts, the JCRDC ED Plan is written in general terms 
to provide the commission maximum flexibility in its activities. That said, the ED Plan is a 
living document that should be revisited regularly to ensure it is in alignment with the 
commission, County, and JCEDC’s goals. From a redevelopment perspective, there has been 
some evolution in the guiding philosophies of  economic development. Lately, a premium is 
placed on commercial and residential development and placemaking. This is seen as critical 
to providing and retaining a consistent skilled workforce for the community’s primary 
employers. As trends change and the local economy responds, the JCRDC is encouraged to 
revisit the ED Plan for amendment, and to ensure its policies, programs, and projects are in 
alignment with its opportunities and objectives. 
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Redevelopment Tools & Resources 
 

Tools, Incentives & Programs 
The purpose of this section is to identify and define a collection of options, avenues and 
alternatives that could be utilized for furthering economic development and redevelopment 
initiatives. With projects of scale, incentives often become critical in the formation of the 
development’s overall financing package. Often, the redevelopment commission is viewed 
as a partner to defray certain offsite or onsite development expenses. This partnership could 
include delivering equity to a development project through bonding net present value 
property tax revenue, or contributing available revenues to address other site challenges 
(e.g. inferior site conditions like access limitations, utility extensions, soil conditions, drainage 
retention/detention, etc.).  
 
This section paints these redevelopment tools with broad brushstrokes, while also providing 
some strategic nuance. The identified tools are meant to be resources for consideration, 
discussion, and potential application. Providing incentives to achieve growth and 
development will not be a “one size fits all” approach. The appropriate incentive mix is a 
function of project impacts and project need, and availability is typically influenced by the 
project’s potential for tax generation, job creation, and the developer’s risk tolerance for the 
project. 
 
The following programs can add to the depth of the JCRDC toolbox, and when deployed 
appropriately they can provide the flexibility needed to encourage and support growth 
across a variety of sectors. 

 
Tax Increment Financing (TIF) 
Tax Increment Financing is a local government tool for economic development and 
redevelopment which captures increases in taxable assessed value in a defined allocation 
area. The tax revenue resulting from this increase in assessed value is utilized to spur 
redevelopment activities, typically by financing public infrastructure improvements and 
directly supporting development as an incentive. IC 36-7-14 is the authorizing statute that 
governs the use of TIF by a redevelopment commission, and there are a variety of strategies 
that can be utilized to encourage private capital investment. The activities of the 
redevelopment commission, and the use of TIF within a particular district, are further outlined 
within the commission’s ED Plan. TIF projects are often financed through the use of cash on 
hand or bonds supported by the growth in incremental assessed value. A TIF bond is a debt 
obligation supported by the pledge of future tax revenue resulting from investment within 
an allocation area.  
 

Common TIF Strategies:  
 
Infrastructure Improvements – Development projects may require the extension, 
improvement, or installation of public infrastructure to accommodate growth and capital 
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investment. A redevelopment commission may choose to provide these public realm 
improvements to support the project.  
 
Land Acquisition and Disposition – With the intent to bring development to a certain area, 
the redevelopment commission may consider the acquisition of certain parcels of land and 
the eventual disposition of the parcels for redevelopment. Indiana statute must be reviewed 
and followed to guide these activities.  
 
Environmental Clean-up and Site Readiness – Once property has been acquired, a 
redevelopment commission may choose to invest funds in the property to address any 
existing environmental issues, demolition or other pre-development obstacles at the site. 
 
TIF Injection Bond Incentive – A developer may request direct public financial support to 
assist with a private development project. Under certain conditions redevelopment 
commissions can invest TIF funds into the development capital stack to incentivize the 
investment and offset costs and risk associated with the proposed project. This is typically 
done through a TIF bond supported by the project’s estimated assessed value. Additional 
security can be provided through the negotiated terms within a formal development 
agreement between the parties involved, as well as a minimum taxpayer agreement. 
 
“Developer-Purchased” TIF Bond – The developer-purchased TIF bond is an alternative 
incentive to a developer to encourage capital investment. In this scenario, the developer 
“buys” the bonds issued by the redevelopment commission. Rather than a cash commitment 
directed into the project, this strategy essentially offers the developer a long-term tax 
abatement for the length of the obligation, as the property taxes paid by the developer from 
the project go directly to pay for the bond that is already owned by the developer.  

 
While this incentive does not reduce the upfront costs related to financing the development, 
the developer-purchased TIF bond can yield significant operational savings for the 
bondholder that can increase the overall profitability of the development. 

 
Property Tax Abatement 
Authorized under IC 6-1.1-12.1, property tax abatement is the phasing in of property taxes 
resulting from increases in assessed value from capital investment over a determined period 
of time. Tax abatement is one of local government’s primary tools to incentivize capital 
investment and job growth within its boundaries, and it is traditionally used for new real 
property improvements, new buildings, and new equipment. Typically, when tax abatement 
is approved, the period for abatement is up to 10 years for real property and up to 5 years 
for personal property, and the phase-in schedule can be determined by the governing body. 
The governing body can also levy limited annual administrative compliance fees for the 
abatement recipients based on savings. This is typically agreed upon within the approving 
resolution. 
 
Two types of abatements exist – Economic Revitalization Area (ERA) abatement and 
Economic Development Target Area (EDTA) abatement.  
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ERA – The ERA is a legal description of real estate parcel(s) which grants the use of tax 
abatement within a defined area. The ERA is considered on the basis of the parcel(s) 
becoming undesirable for, or impossible of, normal development and occupancy. The ERA 
must be established before the governing body can approve the abatement request. ERA 
abatements are often used with industrial and manufacturing operations, or with other non-
retail office or commercial uses.  
 
EDTA – Similar to the ERA, an EDTA is a specific geographic territory that has become 
undesirable or impossible for normal development and occupancy because of a lack of 
development, cessation of growth, deterioration of improvements or character of occupancy, 
age, obsolescence, substandard buildings, or other factors that have impaired values or 
prevent a normal development of property or use of property. The EDTA designation is 
approved in conjunction with the establishment of the ERA, expanding abatement eligibility 
to eligible retail establishments, restaurants, and residential facilities.  
 
The EDTA requires recommendation by an economic development commission and final 
approval via ordinance. EDTAs may only cover up to 15% of the geographic area of the 
municipality.  
 

Local Income Tax (LIT) 
Local income tax reform in Indiana has combined the local income tax formerly known as 
CEDIT with other local income tax rates. Originally earmarked for economic development 
expenses, CEDIT revenues were flexible and were often utilized for many local government 
purposes. Now within LIT, revenue shares can be directed toward economic development 
projects identified and defined within a capital improvement plan. An economic development 
project is further defined in IC 6-3.6-2-8, while IC 6-3.6-10 more specifically defines how 
these revenues can be used. Due to the flexibility of these funds, communities can capitalize 
economic development programs that encourage capital investment and job creation. 
 

Economic Development Agreements 
Certain projects may seek special incentive considerations above and beyond the standard 
due to certain market risk factors or extreme amounts of concentrated capital investment. In 
these instances, the developer or project owner may request incentive options in the form 
of bond issuances or aggressive abatement deduction schedules. In response, the 
community may request the developer or project owner participate in an Economic 
Development Agreement (EDA) in exchange for the incentive. This agreement is common, 
and it will clearly identify the roles and responsibilities of the parties in the project. EDAs 
often include items like: 
 
 Minimum private investment commitments 
 Property development commitments 
 Annual payments and contributions to the community outside the levy 
 Minimum tax payment guaranty  
 Compliance provisions that would result in additional payments or suspension of the 

incentives  
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 Commitments by the developer or project owner not to challenge assessments, 
permit fees, and local development procedures 

 

Build Operate Transfer (BOT) 
IC 5-23 is a statute that permits a political subdivision to enter into an agreement with an 
operator for the acquisition, planning, design, development, reconstruction, repair, 
maintenance, or financing of any public facility on behalf of the governmental body. The 
statute is commonly known as Build Operate Transfer, or BOT.  
 
The BOT provides a qualifications-based project selection, development, and financing 
mechanism coupled with a guaranteed project price. BOT represents an alternative to the 
typical design/finance/bid/build process. BOTs can offer an efficient design and development 
process with competitive financing terms, built-in cost savings from value engineering, and 
risk mitigation. 
 
Under the statute, the governmental body enters into a public-private agreement with a 
development partner (operator) to provide an identified service to the governmental body. 
This service can come in a variety of forms, and traditionally in the form of some deliverable, 
most often a public facility or infrastructure improvement.  
 

Redevelopment Tax Credit (RTC)  
The Redevelopment Tax Credit is a development incentive offered by the Indiana Economic 
Development Corporation (IEDC) that is enhanced by local project support. While a 
redevelopment commission or the local unit does not award the RTC, it should be familiar 
with the program and how local project support can play a role as development match to 
encourage IEDC partnership. 
 
The RTC provides an incentive to developers for investments in the redevelopment of vacant 
land and buildings, as well as brownfields. Established by IC 6-3.1-34, the incentive comes 
in the form of an assignable income tax credit to encourage companies and developers to 
invest in projects that redevelop communities, improve quality of place, and build physical 
assets and capacity at the local level. The credit value is derived from qualified investments 
in the redevelopment of a qualified site or building that meets size and scale requirements. 
The IEDC requires application by the developer, and the ability to exhibit local support, as it 
evaluates the project based on its potential impact on the local community and positive 
return on investment for Indiana. The RTC is enhanced for projects within qualified New 
Markets Tax Credit and/or Opportunity Zone tracts. 
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Case Studies 
The following case studies are intended to highlight the role of redevelopment commissions 
in securing large scale capital investment, as well as how the use of available tools and 
programs contributes to bringing the respective projects to fruition. Each case study will 
reveal different manners in which the redevelopment commission acted as a vital partner 
with the private development entity to address community priorities. 
 

Town of Sellersburg: Industrial development leads to commercial infrastructure 
Project Overview 
With immediate proximity to I-65 and I-265, and 
minutes from downtown Louisville, the Louisville 
Muhammad Ali International Airport, and River 
Ridge Commerce Center, a site within the Town 
of Sellersburg garnered interest from an out-of-
state developer seeking to construct Class ‘A’ 
industrial facilities. The site selected was 
challenged by limited access from a two-lane 
portion of US-31, limited sewer and drainage 
capacity, and required wetland mitigation. To 
overcome these development obstacles, Sellersburg’s redevelopment commission supported 
the use of real property tax abatement (approved by the town council) within the TIF district, 
and the redevelopment commission contributed up to $250,000 in TIF revenue to support 
the developer’s installation of ingress and egress improvements along US-31.This support 
resulted in the construction of approximately 1 million square feet of modern tilt-up 
industrial space across two buildings – amounting to an estimated $50 million in private 
investment. Upon completion of construction and assessment of the new buildings, the 
redevelopment commission had generated enough bonding capacity to direct its new 
revenue toward infrastructure improvements in the commercial portion of the TIF district.  
 

With this revenue, the redevelopment 
commission celebrated the completion of Camp 
Run Parkway in 2023. The $4 million ½ mile 
roadway extension that provides access to 
approximately 100 acres of commercially zoned 
property off I-65’s Exit 9. The property is 
identified as the community’s new “town 
center” district – a mixed use district that will 
support the development of retail, commercial, 
restaurant, and a wide variety of residential 
development typologies. 

 

Silver Creek Logistics Park, Sellersburg 

Camp Run Parkway, Sellersburg 
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Through these developments the town now maintains revenue for cash on hand expenditures 
and bonding capacity for future public infrastructure investments. 
 

City of Charlestown: Reimagining a prominent gateway 
Project Overview 
The City of Charlestown is among the more 
rural bedroom communities of Louisville. 
Bordering River Ridge Commerce Center, 
the city is known for its schools, and a great 
cost of living close to regional employment 
centers. For years the city was plagued by 
a dilapidated eastern gateway at the 
intersection of SR-3 and SR-62 that was 
not indicative of the character and 
amenities the community offered to current 
and future residents. To address this, 
Charlestown’s redevelopment commission 
acquired nearly 10 acres of gateway land littered with depreciated structures, demolished 
the structures, and cleared the site for RFP disposition and redevelopment. 
 
Through the disposition process, the redevelopment commission identified a development 
partner capable of delivering a $40 million multifamily facility to breathe new life into the 

corridor and provide much needed 
density to support new commercial 
and retail development. The project 
boasts 200 new units – a mix of one, 
two, and three bedrooms – and 
modern resort-style amenities that 
include an activated pool and pool 
deck and community spaces. 
 
In addition to contributing TIF funds 
to support the site preparation for 
development, the redevelopment 

commission provided the developer $2.5 million in bond proceeds as equity based on a 
portion of the net present value of future TIF revenue from the project. The project was 
placed in its own “single site” TIF district, and the additional revenue captured beyond the 
debt obligation will go toward public improvements in the residential and commercial areas 
immediately adjacent to the site. 
 

 
 

Forest Edge Apartments Groundbreaking, Charlestown 

Forest Edge Rendering, Charlestown 
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Clark County: Major industry attracted to blighted former military property 
Project Overview 
Long vacant, and a remnant of the former Indiana Army Ammunition Plant in nearby 
Charlestown and Jeffersonville, the 1,500 acre “Rocket Plant” property sat dormant, aside 
from passive farming and private hunting. 
 
The site was identified by global spirits producer Sazerac as a new location for a major 
expansion that could include elements of bottling, processing, and warehousing. The massive 
expansion is expected to include hundreds of jobs and an investment of nearly $1 billion 
upon completion. The site is challenged by its rural location, and underserved by most 
utilities that terminate nearly 5 miles south on SR-62 near the entrance to the Charlestown 
State Park.  

 
 
With the extreme site development costs facing Sazerac, Clark County was determined to 
find a way to support the development and secure the job creation and investment with 
limited financial resources. One of the tools deployed by Clark County was the creation of a 
“single-site” TIF district for the project site, coupled with the issuance of a developer-
purchased bond. In this scenario, Sazerac as the bondholder would receive an annual 
reimbursement of a portion of its property taxes due, while the County would maintain a 
portion of the TIF revenue upside generated to support other local infrastructure projects in 
the area. With this incentive structure, Sazerac receives an operational benefit for the term 
of the bond – similar to a long-term tax abatement – while the County and redevelopment 
commission did not have to commit cash on hand or issue debt supported by, or 
encumbering, a larger diversified TIF district. 
 
 
 
 

Sazerac Site, Clark County 
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Development Analysis: US-50/SR-7 
 
Land development today involves a rigorous, comprehensive set of  evaluations and 
approvals involving multiple parties in both the private and public sectors. This section 
begins to address these items in the form of  a pre-development assessment for the 
opportunity located at the US-50 and SR-7 intersection. This site has been identified as a 
primary development target by the JCRDC, and it has been the subject of  private 
development interest in recent years. The real estate within this opportunity area is largely 
privately-owned, and development of  scale would require coordination between the 
developer(s), property owner(s), and the various boards and commissions overseeing 
development in Jennings County. 

 
The intent of  this section is to prepare the JCRDC for the development opportunity. At a high 
level, this assessment will highlight the following: 
 

• Property development process and development considerations 
• Tapestry segmentation and market potential (for Jennings County) using ESRI data 
• Example site massing analysis and zoning overview for the opportunity area 
• Example TIF revenue modeling for the opportunity area 
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Pre-development Evaluation Overview 
The outline below represents a high-level sequencing of  the basic considerations that need 
investigation during the pre-development due diligence process. For JCRDC, and their 
partners, these considerations should guide property investigation activities in preparation 
of  developer engagement. With the intent to kickstart redevelopment investment within the 
TIF District, having a general understanding of  the acquisition and development process is 
important to identifying, prioritizing, and creating risk mitigation strategies that could 
become part of  the overall JCRDC agenda. 
 

Initial Development Considerations 
These preliminary considerations are built around gaining a better understanding of, and 
defining, the characteristics of  the developable parcel(s). Additionally, these steps help to 
determine what, if  any, encumbrances are associated with the proposed property.  
 
• Obtain Title Work for the Property 

o Do any easements or covenants exist on this property? 
o Has the owner put any conditions on the property? 
o Will right-of-way dedication be required? 

 
• Perform American Land Title Association (ALTA) Land Title Survey for the Property 

o Determine the gross size of  the developable area 
o Do any physical encroachments from neighboring properties exist? 
o Do power lines or transmission lines cross the property? 
o Do any water, sewer, gas, or telecommunications lines cross the property? 
o Is any portion of  the property within a regulated floodplain? 

 
• Obtain Jurisdictional Maps for the Property, including Zoning Maps 

o Determine which governmental entities have jurisdiction over the property 
o What is the existing zoning for the property? 
o What is the frontage and depth relative to the roads? 
o Is there an overlay regulation district? 

 
• Obtain Utility Maps 

o Are utilities available from government entities, or other providers? 
o Is there utility capacity available to serve the property? 
o Is there utility service to the property, or do the utilities need to be extended? 
o Will utility relocation be required? 

 

Intermediate Development Considerations 
Continuing with site investigation, it is important to gain a deeper understanding of  any 
physical site characteristics that may impede development. With the help of  various 
professional service providers, these intermediate activities can identify conditions that could 
require remedy. In the event obstacles are identified, developers often seek outside (public) 
resources to address these conditions before ground can be broken. 
 
• Identify and Investigate any Environmental Conditions 

o Do any perceived environmental issues exist on and/or near the property? 
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o Has a Phase I Environmental Assessment been completed? 
o Is a Phase II Environmental Assessment required, or has one previously been completed? 
o Do hazardous materials exist that will require clean-up/disposal? 
o Will the property be suitable for the proposed future use IF any/all environmental issues 

have been mitigated? 
 

• Identify and Investigate any Historical Significance Related to the Property 
o Has any of  the property been classified as historically or archaeologically significant? 
o Is the property located within the local historic district? 

 
• Identify and Investigate Existing Soil/Subsurface Conditions 

o Determine the previous/current use of  the property 
o Has any subsurface investigation been conducted to determine if  the soil is suitable for 

the proposed development/buildings?  
o Will existing soils need to be removed/will new soil need to be brought in? 
o Does bedrock exist on the property?  If  so, how deep is it?   
o Will any portion of  the site need to be raised or lowered? 

 

Advanced Development Considerations 
The following tasks are more advanced and will assist government officials, commissions, 
and economic development professionals when engaging with developers or considering 
development within the proposed development area. 
 
• Develop and/or Review Concept Plans, Site Plans, and Advanced Feasibility Analysis for End Use 
• Identify Sources and Uses for Local Capital Improvements 
• Prepare for Developer Engagement; Consider Targeted RFPs and Site Analysis Collateral  
• Consider Local Development Support (financial and political); Identify Available Tools 
• Identify and Prepare Pathways for Local Technical Review – Property or Development Plan Review 
• Identify Local, State, and Federal Permits Required  
• Identify and Map Re-zoning Pathways, if  necessary 
• Evaluate Development Construction Financing Options and Alternatives  
 
Some of the identified tasks result in potential action items for the JCRDC. From order of 
magnitude pre-development tasks that could be funded with TIF to developing a local 
property pre-development checklist (a template has been provided within the document’s 
Appendix) to inventory potential developable properties, the JCRDC can utilize these 
considerations to guide their level of involvement within the overall development timeline. 
 

ESRI Data Review 
ESRI is a geographic information systems (GIS) software program that couples mapping with 
demographic location intelligence. ESRI builds upon the “back of the baseball card” analogy 
and provides a deeper dive into consumer data, preferences, and tendencies. This data is 
often helpful to developers and brokers when evaluating the market potential of an area. 
Through this data, general assumptions can be made that ultimately drive project feasibility 
and end-user success. 
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Within this section, specifically, a summary of Jennings County’s “Top 3” market tapestry 
segments is provided, as well as a review of the County’s market potential indicators. Market 
tapestry segments are general population groupings based on consumer behaviors, 
geographic locations, and other socioeconomic characteristics. Coupled with the County’s 
market potential and spending habits of the current population, this data can inform site 
location and outreach marketing opportunities to a more targeted audience. 
 
The three primary market tapestry segments in Jennings County account for approximately 
74% of its population. The top 3 segments are identified within ESRI as Southern Satellites 
(35.5%), Salt of the Earth (23.1%), and Down the Road (15.6%). The socioeconomic 
characteristics of these segments are further described in the following exhibits. 
 

Market Tapestry Segmentation: Southern Satellites 
Southern Satellite’s are not unique to Jennings County. It is one of 67 unique segments 
defined by ESRI for the United States. The infographic below highlights the general set of 
assumptions for the Southern Satellite’s segment from a national perspective. Note the 
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specific consumer preferences and socioeconomic traits that appear, and how this 
information is helpful when considering development or tenancy within the market. Over 
one-third of the Jennings County population falls within this particular segment. 

 
Market Tapestry Segmentation: Salt of the Earth 
Salt of the Earth is another unique tapestry segment defined by ESRI for the United States. 
Nearly one-quarter of the Jennings County population falls within this particular segment. 
Salt of the Earth shares many similarities to Southern Satellites, particularly in employment 
backgrounds and market profiles. Consumers within the Salt of the Earth segment tend to 
be a little further along in life and careers when compared to Southern Satellites. Both are 
common rural segments found within southern and midwestern geographies. The 
infographic below highlights the general set of assumptions of the Salt of the Earth segment 
from a national perspective.  
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Market Tapestry Segmentation: Down the Road 
Representing approximately fifteen percent of Jennings County’s population, Down the Road 
is another semi-rural market segment common in the South, West, and Midwest. Employment 
backgrounds and market profiles for this segment overlap the previous two, although this 
segment is slightly lower income by comparison. Notably, all segments tend to gravitate to 
outdoor recreational activities, with primary employment within manufacturing or trade 
sectors. The infographic below highlights the general set of assumptions of the Down the 
Road segment from a national perspective.  
 

 

Market Potential Index (MPIs) 
MPIs are driven by spending habits of a certain population and geography. They help predict 
market demand, as well as saturation, of certain retail and commercial segments, and can 
guide additional investigation. MPIs are typically a comparison of geographic spending and 
demand, with the number “100” representing the national average. The geography’s 
proximity to 100 represents the overall strength of the market’s spending potential, and 
provides a general understanding of an end user’s potential for success within the market. 
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Before diving into the MPIs, taking a look at Jennings County’s current Spending Potential 
Index from ESRI acts as a good starting point. The exhibit below highlights the Spending 
Potential Index, which is household-based and represents the amount spent for a product 
or service relative to a national average of “100”. The closer the number is to 100 for a 
commercial sector, or in instances where the number can exceed 100, represent sectors 
where spending is the strongest within Jennings County. 

 
While the majority of the sectors within the Index above display potential that is less than 
the national average, the areas that perform best in Jennings County are still noteworthy as 
they highlight the areas with the most demand. Notably, from a consumer goods perspective, 
healthcare items performed quite well. This could infer additional demand for healthcare 

Spending Potential Index 

Source: Esri forecasts for 2023 and 2028; Consumer Spending data are derived from the 2019 and 2020 Consumer Expenditure Surveys, Bureau 
of Labor Statistics. 
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services and/or stores with dedicated pharmacies or clinics. Other commercial sectors of 
strength include home maintenance and remodeling, which could lead to specialty stores 
beyond standard big boxes. Also, automotive expenditures showcased relative strength, 
including financing and purchases, maintenance, and fuel. In a complimentary vein, at least 
as it relates to convenience stores with fuel, spending potential on tobacco products was 
amongst the strongest performers. An additional takeaway is the strength of food retailers 
is roughly seventy-five percent of the national average. This may be due to lack of options 
or oversaturation within certain segments. 
 
An area that likely requires additional study is hospitality. The use is encouraged by the 
Legacy Sports Group’s recent recreation facility study, and the expansion of hospitality would 
certainly be complimentary to that end use. With a strong manufacturing sector in the 
County, and proximity to other major regional employers and service providers, it is possible 
enough demand generators exist at present to warrant at least a modest expansion of 
national hotel flags beyond the existing in-market representation. Ideally an immediate 
market could exist for an additional Upper Midscale hotel option. The Upper Midscale level, 
as defined by hotel travel data leader Smith Travel Research (or STR) includes the following 
national brands: Best Western Plus, Cobblestone, Comfort Inn/Suites, Drury Inn/Suites, 
Fairfield Inn, Hampon Inn, and Holiday Inn/Express. If hospitality is deemed to be an 
attractive redevelopment opportunity, it is recommended that JCRDC engage a specialist to 
conduct a hotel feasibility analysis that further examines existing market demand and 
operating conditions. 
 
Following the review of the Spending Potential Index for Jennings County, we dig deeper 
into the overall potential of the market for commercial and retail growth using the MPIs as 
a guide. Similar to the Spending Potential Index, MPIs measure the likelihood of the 
households in a trade area – in this instance Jennings County – to exhibit certain consumer 
behaviors or purchasing patterns compared to the US average. Retail markets that exhibit 
an MPI greater than the US average (of 100) highlight the goods, services, or products that 
are most used or most “in-demand” within the trade area. This should help refine retail and 
commercial redevelopment targets for Jennings County based on current data. The full retail 
MPI detail appears within the Appendix of this document. The takeaways within this section 
focus strictly on the retail MPIs in excess of the national average.  
 
Apparel 
All apparel purchase behaviors either met or exceeded the national average. Products within 
this consumer category include clothing, jewelry, and shoes. Men’s and women’s clothing 
demand exceeded the national average. Depending on the type of apparel purchased, this 
behavior could support a variety of specialty stores and retailers. 
 
Automotive 
While recent automobile purchases lag slightly behind the national average, ownerships and 
leases outpace the national average. Couple this with above average demand for automotive 
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parts and maintenance, as well as fuel purchases, and support appears for quick service 
centers, auto parts stores, and fuel centers. 
 
Convenience Stores 
Several MPIs indicate the demand for quality convenience stores in Jennings County. 
Purchase behaviors for soft drinks, brewed coffee, milk, and tobacco products all exceed the 
national average. Additionally, Jennings County’s consumers show a general strength in 
shopping at convenience stores, buying gas specifically at convenience stores, and spending 
over $50.00 per month at a convenience store. These behaviors align with recent commercial 
interests and investments within JCRDC’s TIF District and the US-50 bypass area. 
 
Grocery 
Consumer behaviors highlight the relative strength of grocery staple items. While this is not 
extreme, general purchases of milk, bread, turkey, and chicken do exceed the national 
average. Considering some of the other convenience store staples have some grocery 
crossover, continuing to investigate limited-service and small-scale grocery options could be 
an intriguing strategy. This could require additional market outreach and study. 
 
Healthcare 
MPIs indicate potential for doctor visits, while spending potential is higher for 
pharmaceuticals. An aforementioned demand for photo printing aligns within demand for 
specialty pharmaceutical stores. Strategies may also be developed around attracting 
specialty care and clinic-style healthcare offices. 
 
Home Improvement 
In another instance where market potential and spending potential align, Jennings County 
appears to have demand for home improvement items and appliance purchases. While the 
County boasts a distribution center for Lowe’s, there could be an actual market for niche, 
specialty, or larger box home improvement stores. 
 
Pets 
Jennings County households boast much higher than average ownership characteristics for 
both dogs and cats. As such, this could indicate a market need for pet stores and pet 
supplies. This may include retailers that have some overlap with other identified market 
demands, or this could include mid-box national brand retailers to serve market needs. 
 
Restaurants 
Jennings County showcases strong market demand for restaurants, including eat-in and 
drive-thru style fast food. Even with existing options in the market, demand is greater than 
the national average, which does contradict spending potential data.  
 
Gaps in existing brands should be identified, and the sector should be monitored for national 
brands that appear to have a growth trajectory, especially ones considering secondary and 
tertiary markets. With the growth in, and demand for, coffee, this could be another sector to 
target.  
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Development Program Massing & Zoning Review 
Encouraged by proposed development interest in the US-50/SR-7 corridor, TWG focused on 
creating example development scenarios for the area that includes and immediately 
surrounds the Rudicel and Elsner parcels. These frontage parcels are the two most accessible 
and viable from an immediate commercial development scenario, with both receiving private 
development interest in recent years. Their proximity to the US-50 bypass intersection 
creates a unique opportunity which has been specifically targeted in two recent site 
feasibility assessments (Legacy Sports Group study and IEDC’s Strategic Site Initiative 
project). 
 
Considering this development potential, TWG created massing alternatives for the Rudicel 
and Elsner parcels that contemplate commercial, hospitality, retail, and recreation uses. This 
massing exercise tests the density of the proposed sites, while establishing the base square 
footage assumptions for the revenue modeling that appears in the following section. In 
addition to informing revenue potential, the purpose of this exercise is to provide a better 
spatial understanding of maximizing each site for private development within existing zoning 
constraints. JCRDC likely has a role in development coordination as new opportunities arise.  
 
Within this analysis, the Elsner parcel is further described as Sites A & B with mixed 
retail/commercial and hospitality uses. The Rudicel parcel is referred to as Site C, which 
considers a large recreation use that aligns with the Legacy study, and additionally as a 
retail/commercial alternative identified as Site C.2.  
 

Site A Details 
Location and Site Description 

A 
B 
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Site A is located at the northeast corner of SR-7 and US-50 and is approximately 6.32 acres. 
Site A is part of the larger 12.88-acre Elsner parcel, which in this exercise is proposed as 
split to facilitate commercial and hospitality uses. Site A is mostly square and heavily 
vegetated, with some clearing activities underway. Grading changes are present throughout 
the site, which will require further evaluation from a pre-development due diligence 
standpoint.  
 
The site is outside the floodplain and Federal sources indicate no presence of site constraints 
that would require mitigation like wetlands or blueways. While not shown on the conceptual 
site layout, access to the property would likely need to be off SR-7, with as much distance 
from the signalized intersection with US-50 as possible. Through this exercise, INDOT has 
indicated potential for access restrictions through the corridor in proximity of the signalized 
intersection. Traffic improvements to US-50, and associated driveway permits, would require 
advanced discussion and coordination once a true site plan is developed. INDOT district staff 
have placed an emphasis on maintaining the flow of traffic and reducing opportunities for 
stacking within this corridor. Any development on this parcel should consider on and offsite 
access improvements within the overall development plan. 
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Development Program 
The conceptual site layout for Site A follows existing C-PB (Commercial Planned Business) 
setbacks, which range between 25 – 50 feet. These setbacks are large, and significantly 
restrict the amount of usable space unless parking areas are not required to follow setbacks. 
If a variance is granted to reduce setbacks, the development program can achieve more 
developable areas to accommodate both parking and buildable areas. This increase in 
density would allow for more new assessed value to be generated on a per acre basis, which 
can help offset potential infrastructure and access improvements expense. 
 
Building Area & Land Use: 50,000 square feet of single-story commercial spread across four 
buildings.  
 
Parking: 303 stalls provided. At 50,000 square feet and 1 stall per 200 square feet of floor 
area required, a minimum total parking requirement of 248 stalls is accommodated by this 
proposed development program. Adjusting the setbacks and parking ratio may result in the 
site supporting a higher density of building area. 
 
Open Space: Approximately 10,000 square feet of open space is being preserved in the 
center of the site. Additionally, the areas within the setbacks around the perimeter of the 
site create an opportunity for additional open space. Open space for this site may need to 
also serve as stormwater management. Preserving additional space around the perimeter or 
increasing the central green space may be necessary to satisfy local zoning standards. A 
further understanding on the overall site requirements for stormwater management may 
have a material impact on the overall development layout and buildable areas. Preserving 
open space within this development program is an attempt to acknowledge this potential 
constraint. 
 

Desktop Zoning Review 
The subject property is currently zoned PUD, shown on the zoning map as PDMX. The PUD 
has not been reviewed as part of this analysis, and the analysis was based on treating the 
property as commercially zoned (C-PB).  
 
General processes for development approval likely include a site development plan review, 
assuming no variances or rezoning is necessary. Once this step is complete the applicant 
can pursue a Location Improvement Permit (LIP). After receipt of the LIP the applicant can 
work towards building permit procurement, as well as satisfying other required elements 
such as a driveway permits and/or utility tap permit(s).  
 

Site B Details 
Location and Site Description 
Site B is located at the northeast corner of SR-7 and US-50 and is approximately 6.56 acres. 
Site B is the other portion of the larger 12.88-acre Elsner parcel. Site B is mostly square and 
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heavily vegetated. There are grading changes throughout the site which will need further 
evaluation. The section of the site is also outside the floodplain and Federal sources indicate 
no presence of wetlands or blueways. With shared access through Site A, Site B will be 
dependent on future coordination with INDOT for shared ingress/egress points off SR 7. 
 

Development Program 
The conceptual site layout for Site B follows existing C-PB (Commercial Planned Business), 
which again includes the larger 25 – 50 foot setbacks. Like Site A, the setbacks need to be 
considered in the overall development program to maximize development areas. 
 
Building Area & Land Use: 143,097 square feet of three-story hotel spread across two 
buildings, totaling 265 hotel rooms. This density could be increased or decreased through 
building floor adjustments, as parking around the area can support changes in either 
direction. This end use was considered in consideration of the Legacy Sports Group study. 
As an alternative to hospitality use, this site plan could be altered to accommodate a garden-
style (multi-building) multifamily development. A multifamily development of this scale would 

likely yield approximately half as many 
rental living units as can be 
accommodated with the smaller room 
footprint of a hospitality use. Similar 
style scale and financing gap 
economics would come into play for 
either end use. And Site A’s end use 
could be changed to accommodate 
the ultimate end use that achieves the 
scale and returns ultimately required 
by a development partner. 
 

Parking: 286 stalls provided. 1.5 stalls per every 1 hotel room results in a total parking 
requirement of 398, which is not met by this plan. Adjusting the setbacks or allowing parking 
in the setbacks may resolve the parking demand deficiency without the need to decrease 
the building density. Careful consideration would need to be given to parking requirements 
for the end use balanced against the overall density to be achieved by the proposed project. 
 
Open Space: Approximately 30,000 square feet of open space is being preserved in the east 
corner of the site. Additionally, the areas within the setbacks around the perimeter of the 
site create an opportunity for open space. Open space for this site may need to 
accommodate onsite stormwater management, or additional parking. 
 
As this is a significant amount of open space – approximately 10% of site – it could be 
repositioned for additional programming. Depending on the overall needs of this open space 
within the development pattern, this area could potentially be resized to allow for a higher 
density of development on the site. 
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Desktop Zoning Review 
As with Site A, the subject property is currently zoned PUD, shown on the zoning map as 
PDMX. The PUD has not been reviewed as part of this analysis, and the analysis was based 
on treating the property as commercially zoned (C-PB).  
 
General processes for development approval likely include a site development plan review, 
assuming no variances or rezoning is necessary. Once this step is complete the applicant 
can pursue a Location Improvement Permit (LIP). After receipt of the LIP the applicant can 
work towards building permit procurement, as well as satisfying other required elements 
such as a driveway permits and/or utility tap permit(s).  
 

Site C & C.2 Details 
Location and Site Description 
Site C and C.2 alternative is located at the northwest corner of SR-7 and US-50 and is 
approximately 7.06 acres. This site is part of a much larger Rudicel tract, which is 
approximately 49 acres. The front 7 acres are the most feasible for development given its 
adjacency to a major intersection. The front portion of the tract is unencumbered by 
floodplain, blueway, or wetlands like the rear of the tract. Like Sites A & B, the property 
access will need to be from SR-7, which may require coordination from an adjacent 
landowner just to the north of the subject site along SR 7. Access will also require 
coordination with INDOT to reduce conflict points and keep a consistent flow of traffic along 
SR-7. Further study and coordination with INDOT on potential intersection improvements at 
US-50 and SR-7 are encouraged to accommodate additional development at this location 
and on adjacent parcels. Leadership on these improvements would likely need to be caused 
by the JCRDC. 
 

Development Program 
The conceptual site layouts for Site C and C.2 follow existing C-PB (Commercial Planned 
Business) setbacks, which range between 25-50 feet. As previously noted, these setbacks 
are large, and can significantly restrict the amount of usable space, unless parking areas are 
not required to follow setbacks.  
 
For the proposed Site C land use – which is consistent with the Legacy Sports Group study 
or a large “big box” user – the parking supply will be very important to the overall success 
of the facility. Availability of parking may seriously restrict how large the overall facility and 
surrounding ancillary development can be.  
 
The development pattern proposed for Site C.2 – which follows a more typical “small box” 
retail development pattern – lessens the significance of the parking demand to some degree.  
 
Building Area & Land Use (Site C): Referencing the facility examples in the Legacy Sports 
Group report, the building in this scenario is proposed as an 85,000 square foot single-
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story facility. This will result in a smaller facility when compared to some of the examples 
included in the aforementioned report. The building size is again limited by setbacks and 

required parking. Incorporating more of the full 49-acre site may be worthwhile in that it 
could allow more space for parking and a larger building or multiple buildings. As previously 
mentioned, this may result in new challenges that will require advanced design 
considerations, such as addressing and mitigating existing wetlands and/or floodplains.    
 
Parking (Site C): 360 stalls provided. 1 stall per 200 square feet of floor area results in a 
total parking requirement of 421, which is not being met by this plan. Adjusting the setbacks 
or allowing parking in the setbacks may resolve the parking demand deficiency without the 
need to decrease the building density. However, the building density and parking density 
may need to be increased to facilitate a successful project. Allowing parking in the setbacks 
or expanding further into the remaining 42 acres may be a necessity.  
 
Open Space (Site C): No open space has been shown for this site. With the adjacent 42 acres, 
it is assumed open space and drainage can be accommodated offsite while not severely 
limiting total building density. If the facility is entirely dedicated to recreation, open space 
may not be necessary. If the facility is a large scale commercial or retail user, open space 
may be an important consideration.  
 
If outdoor space is desired or needed for more athletic facilities, it will be necessary to extend 
into the remaining 42 acres. 
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Building Area & Land Use (Site C.2): As a development alternative, C.2 considers a multi-
building retail complex filled with “small box” and strip space to maximize the buildable area 
of the same footprint used in Site C. This example development scenario includes 60,000 
square feet of single-story commercial and retail space spread across four buildings. 
 

 
Parking (Site C.2): 282 stalls provided. At 60,000 square feet and 1 stall per 200 square 
feet of floor area results in a total parking requirement of 305, which is not being met by 
this plan. However, the layout result for this site does not efficiently use the full site. Space 
is available for additional parking, which will compensate for the existing 23 stall deficit. 
Adjusting the setbacks and parking ratio may result in the site supporting a higher density 
of building area. 
 
Open Space (Site C.2): Approximately 12,000 square feet of open space is being preserved 
in the northwest corner of the site. Additionally, the areas within the setbacks around the 
perimeter of the site create an opportunity for additional open space. Open space for this 
site may need to serve as stormwater management, which could also impact the overall 
building layout. Preserving additional space around the perimeter or increasing the corner 
green space may be necessary to satisfy local zoning standards. 
 

Desktop Zoning Review 
The subject property is currently zoned Commercial, shown on the zoning map as C. The 
zoning ordinance does not contain a general “C” district. It is unclear how this property will 
be treated since the zoning map does not align with the zoning ordinance in this regard. 
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Seeking clarity on the zoning for this site will be imperative to the overall approach to 
development and engaging with developers. For the purpose of this analysis the C-PB 
district was used.  
 
The general process for approval will likely include a site development plan review, assuming 
variances or rezoning is not necessary. Once this step is complete the applicant can pursue 
a Location Improvement Permit. After receipt of the LIP the applicant can work towards 
building permit procurement as well as satisfying other required elements such as a driveway 
permit or sewer tap permit.   
 

Revenue Modeling 
The information within this section provides a more detailed analysis of the property tax 
generation potential for Site configurations A & B on the Elsner property and Site 
configurations C & C.2 on the Rudicel property.  
 
Using the massing scenarios presented in the previous section as the development program 
assumptions, our team began to analyze the potential tax increment revenue for the various 
components. As JCRDC becomes more comfortable with the potential revenue generation 
for this type of development, it can help inform the preparation of project strategies as actual 
or similar projects come to shape.  
 
While the development scenarios are only meant to be examples of what could be, it also 
introduces development concepts on the sites that may require JCRDC’s leadership in 
bringing these types of projects to fruition. Captured tax increment through real property 
improvements will likely need to provide the financial horsepower to fund necessary 
infrastructure improvements, access improvements, or development incentives to spur 
development within this corridor. As TIF becomes available, it often becomes the obvious 
capital improvement fund at the County’s disposal to provide this level of support. 

 
TIF Generation: Sites A & B 
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In the development scenario provided, Site A is marked by 50,000 square feet of 
retail/commercial space spread across four separate buildings ranging in size from 
approximately 8,000 square feet to approximately 18,000 square feet. Site B includes 
approximately 143,000 square feet of hospitality space, which is compatible with 265 
rooms. It should be noted again, these dimensions simply maximize the site, and they are 
not intended to represent overall market absorption, which would require further study. 
 
To calculate potential revenue generation from these developments, TWG utilized regional 
comps (primarily from Clark County) to capture new and modern post-construction assessed 
values. These comps were then averaged to create a “per square foot” value for the retail 
area in Site A and the hospitality area in Site B.  
 

 
Based on these development assumptions, total buildout of the development program of 
Sites A & B could result in annual incremental revenue in excess of $388,000.00 (using 
regional square footage assessed value assumptions). Full buildout of the 12.88-acre Elsner 
parcel has the potential to increase JCRDC’s annual TIF revenue by over 330% per annum. 
 

TIF Generation: Site C and C.2 Alternative 
Two development scenarios were considered for the portion of the Rudicel parcel utilized 
for this exercise. The first development scenario contemplates the construction of a multi-

sport recreation facility 
similar to what is 
identified within the 
Legacy Sports Group 
study. The 84,000 square 
foot building is a unique 
facility. To ascertain a 
reasonable assessed value 
comp, facilities in Carmel, 
Westfield, Noblesville, and 
Pendleton, Indiana were 

 
Existing 
Assessed 
Value 

Existing Taxes 
Generated 

New 
Commercial AV 

Incremental AV Total AV Total Taxes Increment 

Base $19,000.00 $355.38 $ - $ -  $19,000.00             $355.38            $ -                     
Hotel 
(Site B) 

$ - $ - $13,205,817.32 $13,205,817.32                 $13,205,817.32      $247,001.61     $247,001.61    

Retail 
(Site A) 

$ - $ - $7,575,430.48 $7,575,430.48                    $7,575,430.48        $141,690.85     $141,690.85     

Sites A & B – TIF Revenue Generation 
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researched for per square foot values. In the event a project of this nature proceeds, further 
discussion with the County’s municipal financial advisor would be encouraged. 
 
The second development scenario is marked by approximately 60,000 square feet of small 
box or retail strip space across four buildings. These buildings range in size from just under 
13,000 square feet to approximately 18,000 square feet. Similar regional comps were used 
for this scenario as were used for Site A’s retail value. 

 
The figure below highlights the incremental revenue generated through these two 
alternatives. It should be noted that changes in use and square footage can have a material 
impact on the revenue generated. Nonetheless, each use generates more revenue per annum 
than is currently received within the entire TIF District. 

 
Existing 
Assessed 
Value 

Existing Taxes 
Generated 

New 
Commercial AV 

Incremental AV Total AV Total Taxes Increment 

Base $95,300.00 $1,782.49 $ - $ -  $19,000.00             $1,782.49 $ -                     
Sports 
Facility 
(Site C) 

$ - $ - $6,725,413.92 $6,725,413.92 $6,725,413.92 $125,792.14 $125,792.14 

Retail (Site 
C.2) 

$ - $ - $9,321,663.10 $9,321,663.10 $9,321,663.10 $174,352.39 $174,352.39 

Sites C & C.2 – TIF Revenue Generation 
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“Next Steps” Recommendations 
 
To close out this report, TWG has developed a series of recommendations based on the 
information gleaned during the various discovery phases of this project. These 
recommendations take the form of both operational best practices and pre-development 
tasks. The purpose of these recommendations is to prepare JCRDC for more intense 
redevelopment activities. They ensure JCRDC remains compliant with state statues, lay the 
groundwork for local partnerships, establish parameters for project involvement, and identify 
areas of potential study – all with the intent of creating conditions for attracting private 
capital investment. Collectively, these recommendations build a foundation that can guide a 
plan of action for JCRDC. 
 

Redevelopment Commission Operating Recommendations 
The following recommendations are meant to provide guidance to JCRDC on the operation 
of its day-to-day board business. The purpose is to position the board, and its revenue 
sources, for success. Additionally, they begin to establish ongoing and annual management 
policies. These recommendations are independent of any future project or development 
opportunities and revolve around how the commission interacts with the community partners 
and its TIF. 
 

Reporting Requirements 
Various levels of reporting are required of a redevelopment commission, typically regarding 
commission activities, revenues collected, and use of funds. The following tasks have 
statutory elements as required by the DLGF, as well as elements to further promote 
transparency. 
 
• In addition to providing and uploading the annual report (Gateway TIF Management 

Report) each April (April 15th) for the previous year, a redevelopment commission is also 
required to produce an annual presentation during a public meeting covering largely the 
same detail. It is recommended the JCRDC begin to implement the annual presentation 
within its calendar of  events. While not a requirement, JCRDC is encouraged to mail notice 
of  this annual presentation to each of  the overlapping taxing units of  the TIF District.  

 
• A new statutory requirement, effective January 1, 2024, requires redevelopment 

commissions to present the Gateway TIF Management Report to the unit’s fiscal body at 
a public meeting. The JCRDC should consider this new reporting requirement as part of  
its calendar of  events. For efficiency, it may make sense to use this presentation as the 
forum for the aforementioned annual presentation too.  

 
• A new statutory requirement, effective January 1, 2024, requires redevelopment 

commissions to develop and file an annual spending plan for the following calendar year 
with the unit’s executive and fiscal body, and the DLGF. Per statute, this spending plan 
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must be adhered to for any commission-maintained fund. Additional guidance is 
expected throughout 2024 for the spending plan to be filed by December 2024 for 
2025. DLGF will be required to report on redevelopment commissions that do not meet 
the filing requirements. It is recommended JCRDC monitor developments related to the 
spending plan and adhere to the filing requirements. JCRDC is encouraged to stay 
engaged with its municipal financial advisor to develop the spending plan. 

 
• DLGF provides an online public portal to view and review data related to TIF Districts in 

Indiana. A component of  this portal is uploading documents related to a community’s 
TIF District. This includes a repository for the TIF District’s establishment documents, 
economic development plans, and amending documents.  

 
During the course of this engagement, it was noted that information gaps exist in this 
portal. While the original declaratory and confirmatory resolutions are accessible, along 
with the original parcel list and economic development plan, the data does not reflect 
amendments to the TIF District that would include the recent “trimming” of parcels from 
the original district. For posterity, it is imperative the documents are uploaded and easily 
accessible for future commissions. It is recommended JCRDC cause these data gaps to 
be remedied. Additionally, JCRDC is encouraged to maintain a local electronic file set of 
these documents to easily share with consultants and professional service providers as 
projects may dictate. 

 

Administrative Guidance 
The following recommendations are intended to guide administration and management of 
redevelopment activities. JCRDC is an appointed board tasked with overseeing community 
redevelopment, which can become a strenuous task as revenues rise and project activity 
grows. Developing a basic administrative framework can ensure consistent accountability 
and management of JCRDC’s agenda, capable of moving tasks forward as the commission 
itself changes and evolves. 
 
• With the level of project engagement required for a high functioning redevelopment 

commission to oversee the execution of its priorities, the JCRDC may consider formally 
engaging an administrator to manage various commission tasks. In absence of a formal 
fulltime county administrator or redevelopment director, the local economic development 
organization (or LEDO) is often the entity filling this role.  
 
In this situation the redevelopment commission still provides the ultimate oversight of 
its direction and action plan, while the LEDO provides the commission with day-to-day 
technical skill, “boots on the ground” project engagement, the management of vendor 
relationships and scopes of work, ensuring reporting requirements are met, and 
providing administrative support for meetings. Having this level of support can be 
invaluable to the evolution of a part-time commission into a high functioning commission. 
It also has the potential to positively impact overall project activity and promote an 
environment of accountability between the two entities. It is advised JCRDC consider 
expanding its relationship with JCEDC to assist in the performance of these functions. 
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• Even as an appointed membership, the role of the redevelopment commission in project 
development is important. Redevelopment commissions have the ability to positively 
impact the delivery of capital projects and improvements within a community. With local 
funds always limited, TIF revenue has the potential to fill gaps, investigate opportunities, 
and overcome obstacles. With new statutory requirements related to the creation of an 
annual spending plan, and its own revenue in limited supply, JCRDC is encouraged to 
create guidelines on how it evaluates and prioritizes projects. While plans are always 
subject to change, this can unify JCRDC around targeted investments and initiatives, 
allowing the commission to become a proactive partner in economic development and 
redevelopment. In the establishment of these operating guidelines, it is important for 
JCRDC to consider project roles, responsibilities, and the overall flow of projects among 
and between its project partners and professional service providers. 

 
• During the creation of  this document, it was noted the JCRDC Economic Development 

Plan has not been amended or updated since it was drafted in 2013. In light of  the 
previous recommendation, JCRDC is encouraged to review the contents of  the document 
and ensure the redevelopment activities within the Economic Development Plan still align 
with the priorities of  the commission and the community. Where necessary, these 
activities should be amended and refined. Many things have changed over the last 
decade, and JCRDC finds itself  as a likely partner to pursue redevelopment of  scale in 
the County. With new state initiatives revolving around the READI program, housing, and 
infrastructure, JCRDC should consider itself  a primary stakeholder to help leverage 
project dollars into more significant capital investment. 

 
TIF District Maintenance 
JCRDC oversees a large and diversified TIF District with nearly 1,000 individual parcels. As 
the revenue generated within the allocation area is derived by the parcel values, having an 
intimate familiarity with the district is imperative to ensure protection of annual revenues. 
The TIF District is a living area while it is active, and it should be viewed as such. It can be 
amended, expanded, reduced, and separated into new districts (following statutory 
processes). The purpose of the recommendations below is to ensure the district is managed 
in a manner that is conducive to future project opportunities as they arise, as well as the 
maintenance and growth of revenues. 
 
• JCRDC is encouraged to constantly and consistently monitor its TIF District and revenue. 

This is imperative to paying existing obligations and funding other project activities. To 
do so, JCRDC should maintain regular communication with the Jennings County Auditor’s 
office to review certified assessed values every third quarter of the year and begin to 
project revenue for the upcoming pay year. 
 

• JCRDC should maintain regular communication with the Jennings County Assessor’s office 
to be in a position to respond to any drastic changes in assessment or impactful property 
tax appeals within the TIF District. 
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• JCRDC should also monitor ownership changes, parcel sales, and parcel splits to ensure 
revenue is not lost and parcels are not removed from the TIF District when parcel 
information – specifically parcel numbers – change. 

 
• JCRDC should carefully review assessed value attributable to single-family residential 

within existing TIF Districts. Incremental revenue is typically not received from single-
family residential development. Furthermore, homeowner’s deductions have the potential 
to impact the overall value of the parcel and negatively impact the TIF in the long run. 

 
• As development projects begin to take shape, JCRDC should consider further amendment 

of its TIF District. This includes reducing and expanding the TIF District in a manner that 
aligns with land use patterns, the County’s comprehensive plan, and the Economic 
Development Plan.  

 
When appropriate, JCRDC may consider establishing standalone districts for certain 
projects to achieve longer and more favorable borrowing periods, provide more flexibility 
for the commission’s involvement, and reduce conflict with existing debt obligations.  

 
• In the absence of  other project activity, JCRDC should review its annual revenues against 

its projected amortization schedule for its only existing obligation. JCRDC may consider 
the impact and ability to retire this debt early, as well as its impact (if  any) on the overall 
TIF District and project prioritization. 

 

Development Preparation Recommendations 
The following recommendations are meant to provide pre-development action items for 
JCRDC for the US-50/SR-7 corridor area. This establishes an operating agenda, with task 
prioritization at the discretion of JCRDC based on available funding and the level of project 
activity. These tasks may be the responsibility of JCRDC, its community partners, its 
professional service providers, property owners, and even developers. Ultimately, the 
completion of these tasks shall be at the direction of JCRDC with the intent to prepare for, 
encourage, and support development activity within the TIF District.   
 

Pre-development Due Diligence 
These recommendations are intended to provide JCRDC with action items that ensure a 
certain baseline of property and utility information is available prior to entertaining 
development opportunities. This basic level of due diligence can inform the need for other 
local project activities (e.g. infrastructure improvements), and proactively address most 
standard preliminary development inquiries. 
 
• JCRDC, in conjunction with JCEDC, should create a “pre-development checklist” for the 

targeted development properties. The checklist should contain site specific details related 
to zoning, utilities, access, and incentives. This checklist should be fully complete for each 
property. Upon completion, it can be shared with end user targets in support of  outreach 
efforts. A template for this checklist is available within the Appendix. 
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During the process of  completing the checklist, gaps may be discovered that could lead 
to specific work items for the commission. Notably, this could include the need for 
engineering investigation of  existing and proposed infrastructure (utility and access) 
capacities and needed upgrades. These work items should be prioritized based on need 
and available funding. 
 

• JCRDC, and its representatives, are encouraged to gain a deeper understanding of  local 
zoning and its impact on development. When targeting sites for redevelopment, the 
commission should confirm proposed future end uses are in harmony with local zoning 
as well as the County’s future land use map as identified within its comprehensive plan. 
This should be considered with any augmentations made to the structure of the TIF District 
and Economic Development Plan.  
 
Additionally, JCRDC is advised to have a conversational understanding of the local 
entitlement process and how this can impact property development timelines. 
 

• It is recommended JCRDC, directly or through its representatives, actively engage with 
property owners with developable property within the corridor area. JCRDC should 
ascertain the willingness and attitude toward development, as well as identify a potential 
sales price per acre. 
 
In the event there are data gaps, JCRDC should consider tackling due diligence items that 
could shorten the overall development timeline. This can include tasks like: ALTA survey, 
geotechnical analysis, wetland analysis, and environmental analysis.  
 
If and where it applies, JCRDC may consider pursuing the acquisition of easements and 
rights of way, options on property, and proactively developing RFPs to solicit commercial 
and retail interest in the sites. 

 

Outreach Marketing 
This series of action items is meant to encourage proactive engagement with the 
development community regarding opportunities in Jennings County, particularly within the 
corridor area. Often rural commissions can get caught in a reactive approach to 
redevelopment, waiting to respond to opportunities instead of seeking them out. These 
recommendations are focused on reversing that approach. 
 
• To prepare for in-depth discussions with brokers and developers, JCRDC is encouraged 

to internally discuss its approach to development tools while finalizing its redevelopment 
toolbox. This should include considerations on how the commission intends to use TIF for 
development projects, and how it will consider layering TIF with other development tools 
(READI, abatement, tax credits, etc.).  
 
JCRDC and JCEDC should have, at a minimum, a conversational understanding of how 
these tools can be leveraged to encourage redevelopment.  
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• Armed with completed pre-development checklists and a finalized redevelopment 
toolbox, JCRDC or its representatives are encouraged to proactively engage with the 
commercial brokerage and development community. This should include creating 
electronic site due diligence packages that provide pertinent information about the 
community, the properties, and the opportunity. Collectively, this information serves as a 
virtual/desktop site tour and marketing collateral for the contact. 
 
It is recommended to take a targeted approach to this activity. JCRDC and JCEDC are 
encouraged to work together to develop a target list of end users, identifying broker 
relationships and commercial real estate department contacts within these sectors. 
 

• JCRDC and its engineering representatives are encouraged to maintain regular 
engagement with INDOT’s Seymour District office. Through the development of this 
document, TWG coordinated multiple discussions with INDOT staff regarding the corridor 
area. Additional coordination on access for commercial use will be imperative and will 
likely require improvements at the US-50/SR-7 intersection and along the SR-7 
approaches. 

 

Further Study 
The work is not complete with this document. Through this investigation many stones were 
overturned. In the process, pathways for further study were discovered as potential next 
steps to keep the effort moving forward. These will require the engagement of other 
professional service providers or project partners. 
 
• INDOT secured limited access in the development of the US-50 bypass and its intersection 

at SR-7. Breaking access restrictions along US-50 for redevelopment will prove difficult, 
causing commercial access to come from SR-7. To ensure access can be achieved through 
SR-7, JCRDC is encouraged to engage with a civil engineer to investigate corridor 
improvements at a schematic level. This should include investigating changes to the 
intersection, as well as to the SR-7 approaches, for suitable flow of traffic.  
 

• JCRDC should consider engaging a firm with the specific scope of hotel feasibility analysis. 
This type of analysis should investigate specific sites from the perspective of existing 
demand generators, vacancy demand based on existing availability, and operational 
feasibility at the pro forma level. This feasibility analysis should also identify the need for 
development gaps and subsidies.  

 
• JCRDC may consider a full multidiscipline masterplanning effort for the US-50/SR-7 area. 

This effort should involve multiple service providers within a team boasting areas of 
expertise that include land use planning, engineering, market analysis, and economic 
development. The final deliverable should be an in-depth study complete with site 
massing, development alternatives backed by market data, engineering analysis from an 
infrastructure standpoint, prioritization of action steps, and the identification of funding 
sources to bring the full development to fruition. 
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Appendix 
 
Report Resources: 

• Data USA:  
• Esri: data used under license  
• Indiana Department of Local Government Finance: https://www.in.gov/dlgf/ 
• Indiana Department of Workforce Development: https://hoosierdata.in.gov/ 
• Indiana Gateway: https://gateway.ifionline.org/ 
• US Bureau of Labor Statistics: https://www.bls.gov/ 
• US Census Bureau: https://www.census.gov/ 
• WTH Technology, Inc.: https://jenningsin.wthgis.com/ 

 

Pre-development Checklist Template: 
 

Location      
Topic Description Notes 
A. Zoning Current Zoning:    
  1.Briefly describe current zoning   
  2. Describe any Overlay Districts   
  3. Does a survey exist?   
  4. Identify responsible party for zoning confirmation letter   
  5. Describe special exception or variance processes   
      
B. Utilities Water: Jennings Water, Inc.   
  1. Is water stubbed to property?   
  2. Can a well be used?   
  3. Who has jurisdiction over water line?   
  4. What is the size of the water main?   
  5. What is normal pressure?   
  6. Will building be required to be sprinkled?   
  7. Identify distance to nearest hydrant   
  8. Identify tap fees   
  9. Identify any existing easements   
  10. Identify primary contact:    
      
  Sanitary: City of North Vernon   
  1. Is sanitary stubbed to property?   
  2. What is the size of the sewer line?   
  3. Who has jurisdiction over sewer line?   
  4. If sanitary is unavailable, can septic be used?   
  5. Identify distance to nearest manhole   
  6. Identify tap or capacity fees   

https://www.in.gov/dlgf/
https://hoosierdata.in.gov/
https://gateway.ifionline.org/
https://www.bls.gov/
https://www.census.gov/
https://jenningsin.wthgis.com/
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  7. Identify any capacity concerns   
  8. Identify any existing easements   
  9. Identify primary contact:   
      
  Storm Sewer   
  1. Is storm sewer stubbed to property?   
  2. Is storm water detention required?   
  3. Where will overflow go?   
  4. Who has jurisdiction over storm sewer?   
  5. What is the size of the storm sewer?   
  6. Identify any existing easements   
  7. Does the property flood?   
  8. Identify any tap or capacity fees   
  9. Identify primary contact:   
      
  Electric: Duke Energy   
  1. Is electric stubbed to property?   
  2. Is it overhead or underground?   
  3. Identify voltage/phase   
  4. Who has jurisdiction over the electricty?   
  5. Identify any existing easements   
  6. Identify primary contact:   
      
  Gas: Midwest Natural Gas   
  1. Is gas stubbed to property?   
  2. What is the maximum availability?   
  3. What is the pressure of the line?   
  4. Identify any existing easements   
  5. Identify primary contact:   
      
  Telecom/Internet:   
  1. Is telephone stubbed to property?   
  2. Is internet stubbed to property?   
  3. Describe service type/speed   
  4. Identify any existing easements   
  5. Idenfity primary contact:   
      
C. Site Requirements     
  1. Provide stormwater ordinance   
  2. Provide landscaping requirements   
  3. Provide signage ordinance   
  4. Provide building permit fees   
  5. Provide plan review process   
  6. Identify primary contact:   
      
D. Access     
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  1. Identify access jurisdiction   
  2. Identify access constraints   
  3. Identify distance requirements for access points   
  4. Identify any improvements required   
  5. Describe any pedestrian requirements (sidewalks, etc.)   
  6. Has a traffic study been completed?   
      
E. Funding Incentives   

  
1. Describe any available incentive sources (TIF, tax 
abatement, etc.)   

  
2. Will community consider aid in utility 
upgrades/extensions?   

  3. Will community consider aid for access improvements?   
  4. Will community support property tax deductions?   

  
5. Will community provide funds for development 
support?   

  6.. Describe any other available funding mechanisms   
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ESRI Tapestry Profile - Southern Satellites: 
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ESRI Tapestry Profile - Salt of the Earth: 
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ESRI Tapestry Profile - Down the Road: 
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ESRI Retail Market Potential - Jennings County, Indiana: 
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Smith Travel Research (STR) Hotel Scale List - Upper Midscale:  
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Target Industries – Jennings County Economic Development Commission 

Following a discussion with the executive director of Jennings County EDC, further study was 
performed on potential target industries for Jennings County considering its proclivity for 
manufacturing employment and the nature of its skilled labor force. This data can be used 
as a supplement to new business attraction activities, which can lead to additional growth 
within the study area. The following target industry segments were selected based on the 
Jennings County EDC’s identified target industries and location-based assets supported by 
the area’s location quotients. While business attraction efforts should not be limited solely 
to these sectors, they were chosen to support the mission of the Jennings County EDC. And 
play to the area’s strengths. Economic factors and trends impacting these segments should 
be monitored as well. 
  
Motor Vehicle Manufacturing  
The Motor Vehicle Manufacturing sector comprises establishments primarily engaged in (1) 
manufacturing complete automobiles, light duty motor vehicles, and heavy-duty trucks (i.e., 
body and chassis or unibody) or (2) manufacturing motor vehicle chassis only. Jennings 
County is targeting highly skilled workers in industries that play to its advantages. The 
following sectors are the detailed industry sectors of the motor vehicle manufacturing 
industry. These sectors, on the leading edge of skill and craftsmanship, are the perfect fit for 
the County. 
 
NAICS codes comprising this industry sector include: 
 

• 336111 – Automobile Manufacturing 
• 336112 – Light Truck and Utility Vehicle Manufacturing 
• 336120 – Heavy Duty Truck Manufacturing 

• 3361 – Motor Vehicle Manufacturing 
 
Machinery Manufacturing  
Industries in the Machinery Manufacturing subsector create end products that apply 
mechanical force, for example, the application of gears and levers, to perform work. Some 
important processes for the manufacture of machinery are forging, stamping, bending, 
forming, and machining that are used to shape individual pieces of metal. Processes, such 
as welding and assembling are used to join separate parts together. Although these 
processes are similar to those used in metal fabricating establishments, machinery 
manufacturing is different because it typically employs multiple metal forming processes in 
manufacturing the various parts of the machine. Moreover, complex assembly operations are 
an inherent part of the production process. In general, design considerations are very 
important in machinery production. Establishments specialize in making machinery designed 
for particular applications. Three industry groups consist of special purpose machinery-- 
Agricultural, Construction, and Mining Machinery Manufacturing; Industrial Machinery 
Manufacturing; and Commercial and Service Industry Machinery Manufacturing. Aiding to 
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Jennings County’s already successful manufacturing sector, new manufacturing industries 
will add to the economic ecosystem. 
 
NAICS codes comprising this industry sector include: 
 

• 3332 – Industrial Machinery Manufacturing 
• 3333 – Commercial and Service Industry Machinery Manufacturing 
• 3334 – Ventilation, Heating, Air-Conditioning, and Commercial Refrigeration 

Equipment Manufacturing 
• 3335 – Metalworking Machinery Manufacturing 
• 3336 – Engine, Turbine, and Power Transmission Equipment Manufacturing 
• 3339 – Other General Purpose Machinery Manufacturing 

 
Aerospace Product and Parts Manufacturing 
This industry comprises establishments primarily engaged in one or more of the following: 
(1) manufacturing complete aircraft, missiles, or space vehicles; (2) manufacturing aerospace 
engines, propulsion units, auxiliary equipment or parts; (3) developing and making 
prototypes of aerospace products; (4) aircraft conversion (i.e., major modifications to 
systems); and (5) complete aircraft or propulsion systems overhaul and rebuilding (i.e., 
periodic restoration of aircraft to original design specifications). The Aerospace Product and 
Parts Manufacturing can aid in diversifying and broadening the manufacturing and technical 
sectors in Jennings County. 
 
NAICS codes comprising the beverage processing industry sector include: 
 

• 33641 – Aerospace Product and Parts Manufacturing 
• 336411 – Aircraft Manufacturing 
• 336412 – Aircraft Engine and Engine Parts Manufacturing 
• 336413 – Other Aircraft Parts and Auxiliary Equipment Manufacturing 
• 336414 – Guided Missile and Space Vehicle Manufacturing 
• 336415 – Guided Missile and Space Vehicle Propulsion Unit and Propulsion Unit 

Parts Manufacturing 
• 336419 – Other Guided Missile and Space Vehicle Parts and Auxiliary Equipment 

Manufacturing 
 
Agriculture & Construction Machinery Manufacturing 
This industry comprises establishments primarily engaged in manufacturing one or more of 
the following: (1) farm machinery and equipment, power mowing equipment, and other 
powered home lawn and garden equipment; (2) construction machinery, surface mining 
machinery, and logging equipment; and (3) oil and gas field and underground mining 
machinery and equipment. Agriculture runs deep in Jennings County and it accounts for 
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nearly $4 million in investments each year in the County (Jenningsedc.com). Furthering the 
agriculture manufacturing industry will only increase synergies of the agriculture sector.  
NAICS codes comprising this industry sector include: 
 
NAICS codes comprising the beverage processing industry sector include: 
 

• 3331 – Agriculture, Construction, and Mining Machinery Manufacturing 
• 333111 – Farm Machinery and Equipment Manufacturing 
• 333112 – Lawn and Garden Tractor and Home Lawn and Garden Equipment 

Manufacturing 
• 333120 – Construction Machinery Manufacturing 
• 333131 – Mining Machinery and Equipment Manufacturing 
• 333132 – Oil and Gas Field Machinery and Equipment Manufacturing 

 
Construction 
This industry sector comprises businesses primarily engaged in the construction of buildings 
or engineering projects (e.g. highways and utility systems). Businesses primarily engaged in 
the preparation of sites for new construction and businesses primarily engaged in 
subdividing land for sale as building sites also are also included in this sector. Construction 
work may include new work, additions, alterations, or maintenance and repairs. The 
construction industry has a 2.09 location quotient as of December 2022, showing over two 
times the amount of the nation average in Jennings County. The County should support 
retention and expansion strategies to continue this trend.   
 
NAICS codes comprising the beverage processing industry sector include: 
 

• 23 – Construction 
• 2362 – Nonresidential building construction 
• 2371 – Utility system construction 
• 2372 – Land subdivision 
• 2373 – Highway, street, and bridge construction 
• 2379 – Other heavy and civil engineering construction 
• 2381 – Building foundation and exterior contractors 
• 2382 – Building equipment contractors 
• 2383 – Building finishing contractors 
• 2389 – Other specialty trade contractors 

 
Trade, Transportation, and Utilities 
The trade, transportation, and utilities supersector is part of the service-providing industries 
supersector group classified by NAICS codes. The trade, transportation, and utilities 
supersector consists of these sectors: (1) Wholesale Trade: NAICS 42, (2) Retail Trade: NAICS 
44-45, (3) Transportation and Warehousing: NAICS 48-49, and (4) Utilities: NAICS 22. The 



   

 

Jennings County Redevelopment Commission 
Page 71 of 71 

 

Wholesale Trade sector comprises establishments engaged in wholesaling merchandise, 
generally without transformation, and rendering services incidental to the sale of 
merchandise. The merchandise described in this sector includes the outputs of agriculture, 
mining, manufacturing, and certain information industries, such as publishing. The Retail 
Trade sector comprises establishments engaged in retailing merchandise, generally without 
transformation, and rendering services incidental to the sale of merchandise. The retailing 
process is the final step in the distribution of merchandise; retailers are, therefore, organized 
to sell merchandise in small quantities to the general public. This sector comprises two main 
types of retailers: store and non-store retailers. The Transportation and Warehousing sector 
include industries providing transportation of passengers and cargo, warehousing and 
storage for goods, scenic and sightseeing transportation, and support activities related to 
modes of transportation. Establishments in these industries use transportation equipment 
or transportation related facilities as a productive asset. The type of equipment depends on 
the mode of transportation. The modes of transportation are air, rail, water, road, and 
pipeline. The Utilities sector comprises establishments engaged in the provision of the 
following utility services: electric power, natural gas, steam supply, water supply, and sewage 
removal. Within this sector, the specific activities associated with the utility services provided 
vary by utility: electric power includes generation, transmission, and distribution; natural gas 
includes distribution; steam supply includes provision and/or distribution; water supply 
includes treatment and distribution; and sewage removal includes collection, treatment, and 
disposal of waste through sewer systems and sewage treatment facilities. Convergence of 
this supersector and its industries has a 1.21 location quotient in Jennings County. The 
higher than national average concentration of these industries should be highlighted and 
targeted in the County to continue this trend. 
 
NAICS codes comprising the beverage processing industry supersector include: 
 

• 423 – Merchant Wholesalers, Durable Goods 
• 424 – Merchant Wholesalers, Nondurable Goods 
• 425 – Wholesale Electronic Markets and Agents and Brokers 
• 441 – Motor Vehicle and Parts Dealers 
• 444 – Building Material and Garden Equipment and Supplies Dealers  
• 445 – Food and Beverage Stores 
• 447 – Gasoline Stations 
• 452 – General Merchandise Stores 
• 484 – Truck Transportation 
• 487 – Scenic and Sightseeing Transportation 
• 488 – Support Activities for Transportation 
• 493 – Warehousing and Storage 
• 2211 – Electric Power Generation, Transmission and Distribution  
• 2212 – Natural Gas Distribution 

• 2213 – Water, Sewage and Other Systems 


