
TIF Neutralization
Overview

July 16, 2019

1



TIF Neutralization

• Refers to both the process by which the “TIF Neutralization” factor 
(“Factor”) is calculated and the spreadsheet used to submit the Factor 
calculation to the Department.  

• Factor represents an approximation of the change in net AV that is due 
to annual adjustment or reassessment.

• TIF Neutralization cannot begin until the county assessor provides the 
county auditor with real property gross AV and the auditor has applied 
all deductions and exemptions.

• TIF Neutralization is a prerequisite to AV certification by the county 
auditor. For counties with a TIF, the county auditor must apply a Factor 
to the tax and billing system prior to certifying net AVs to the 
Department.

2



TIF Neutralization

• The TIF Neutralization spreadsheet has six 
distinct sections:
1. TIF Identification and Contact Information
2. Prior Year (2018 Pay 2019) Allocation Area 

Information
3. Current Year (2019 Pay 2020) Allocation 

Area Information
4. Calculation Results
5. Auditor Certification
6. DLGF Approval
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TIF Identification and Contact Information
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TIF Identification and Contact Information

• County
• County number and name (Example: 01 – Adams).

• Jurisdiction
• Name of county, city, or town which established the redevelopment 

commission or authority with oversight over the identified allocation 
area.

• Allocation Area Code
• Unique State TIF identification code (Example: T01001)

• Allocation Area Name
• The official name of the TIF District.

• Form Prepared By
• The lines in this section should be completed with the information of 

a contact person the Department can contact if it has any questions 
about the Worksheet. If a financial advisor has completed the 
Worksheet, it is appropriate to place the financial advisor’s contact 
information on these lines.
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Prior Year Allocation Area Information
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Prior Year Allocation Area Information

Line 1: 2018 Pay 2019 Base Assessed Value of Allocation Area
• The most recent base AV for the allocation area from the current tax year. The base 

AV is the amount of AV from the parcels included in the allocation area that was 
included in the tax base for the overlapping taxing units.  This should be the value 
after the Pay 2019 neutralization factor was applied and should also include any 
adjustments that occurred from AV certification to tax billing for Pay 2019. 

Line 2: 2018 Pay 2019 Incremental Assessed Value of Allocation Area
• The most recent incremental AV for the allocation area from the current tax Year. The 

incremental AV is the amount of AV from the parcels included in the allocation area 
that was eligible to be captured by the redevelopment commission. 

• This should be the value after the Pay 2019 neutralization factor was applied and 
should also include any adjustments that occurred from AV certification to tax billing 
for Pay 2019. 

Line 3: 2018 Pay 2019 Net Assessed Value of Allocation
• This is a calculated field. It is the sum of Lines 1 and 2.
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Current Year Allocation Area Information
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Current Year Allocation Area Information

Line 4: 2019 Pay 2020 NAV of Allocation Area
• The most current net AV available for the allocation area. This value should 

include any adjustments to net AV due to annual adjustment or reassessment. It 
should also include the application of any deductions and exemptions.

Line 5: 2019 Pay 2020 NAV Growth in Allocation Area Due to New Construction or 
Change in Tax Status
• In order to isolate the effect of annual adjustment or reassessment on the NAVs, 

changes in AV associated with actual construction and parcels that have 
experienced a change in property tax status must be removed from 
consideration. 

Line 6: 2019 Pay 2020 NAV Decrease in Allocation Area Due to Demolition or a Change 
in Tax Status
• In order to isolate the effect of annual adjustment or reassessment on the NAVs, 

changes in AV associated with demolition must be added back into the allocation 
area net AV to determine what the allocation area net AV would have been had 
the demolition not occurred. 9



Current Year Allocation Area Information

Line 7: 2019 Pay 2020 NAV Growth as a Result of 
Abatement Roll-Off 
• In order to isolate the impact of annual adjustment or 

reassessment on net AVs in the allocation area AV 
associated with abatement roll-off must be removed 
from consideration. 

Line 8: Estimated AV Decrease Due to 2019 Pay 2020 
Appeals 
• This line estimates an allowance for appeals that will be 

settled between Pay 2020 net AV certification and tax 
billing. 
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Current Year Allocation Area Information

Line 9: 2019 Pay 2020 Adjusted Net Assessed Value of 
Allocation 
• Formula used to provide a comparable tax base in the 

allocation area to the tax base that existed in Pay 2019. 

• Formula:
Line Description Functio

n

Line 4 2019 Pay 2020 Net AV of Allocation Area Plus

Line 5 2019 Pay 2020 Net AV Growth Due to New Construction Minus

Line 6 2019 Pay 2020 Net AV Decrease Due to Demolition Plus

Line 7 2019 Pay 2020 Net AV Growth as Result of Abatement Roll-Off Minus

Line 8 Estimated AV Decrease Due to 2019 Pay 2020 Appeals Minus
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Calculation Results
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Calculation Results

Line 10: 2019 Pay 2020 Neutralization Factor 
• It is the calculation of the actual base neutralization 

factor that will be applied to the allocation area within 
the county’s tax and billing system. 

• Line 10 Formula

Line Description Function

Line 9 2019 Pay 2020 Adjusted Net Assessed Value of Allocation Divided by

Line 3 2018 Pay 2019 Net Assessed Value of Allocation
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Calculation Results

Line 11: 2019 Pay 2020 Adjusted Base AV of Allocation Area
• Estimate of the base assessed value in the allocation 

area for Pay 2020.

Line 12: 2019 Pay 2020 Incremental AV of Allocation Area
• Estimate of the incremental AV in the allocation area for 

Pay 2020. 

Line Description Function

Line 1 2018 Pay 2019 Base Assessed Value of Allocation Area Divided by

Line 10 2019 Pay 2020 Neutralization Factor

Line Description Function

Line 4 2019 Pay 2020 Net Assessed Value of Allocation Area Minus

Line 11 2019 Pay 2020 Adjusted Base AV of Allocation Area
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Calculation Results

Line 13: Estimated 2019 Pay 2020 Tax Rate for the 
Allocation Area
• The preparer will provide an estimated tax rate for 2019 

Pay 2020. Line 13 is not used for the actual calculation 
of the Factor.

Line 14: Estimated 2019 Pay 2020 Incremental Tax Revenue 
• Line 14 represents the estimated amount of incremental 

revenue that may be derived in the allocation area in 
Pay 2020.
Line Description Function

Line 12 2019 Pay 2020 Incremental AV of Allocation Area Multiplied by

Line 13 Estimated 2019 Pay 2020 Tax Rate for the Allocation Area Divided by 100
15



Auditor Certification
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DLGF Approval
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TIF Neutralization (“TIF NEU”)

Common Questions
• What does the Department look for during their 

review?
• How did Gateway Abstract change the 

Department’s review process?
• What role does the RDC have in completing the 

worksheet?
• What role should the RDC in validating the 

worksheet?
• Does the Department post the completed TIF NEU 

forms online?
18



TIF Neutralization (“TIF NEU”)

Common Questions
• Does the county auditor’s office have to complete 

each worksheet?
• What is the Department planning to do to 

streamline the TIF Neutralization process?
• If the TIF only consists of personal property, does 

the TIF need to be neutralized?
• If a TIF exists in two different taxing districts, does 

the TIF need two different neutralization forms?
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Contact the Department

• Gateway Support: gateway@dlgf.in.gov
• Telephone: (317) 232-3777
• Toll Free: (888) 739-9826
• Additional Appropriation email:
AdditionalAppropriationRequests@dlgf.in.gov
• Website: www.in.gov/dlgf
• “Contact Us”: www.in.gov/dlgf/2338.htm
• Budget Field Representative Map:
https://www.in.gov/dlgf/files/Budget_Field_Reps.pdf
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TIF Neutralization

Refers to both the process by which the “TIF Neutralization” factor (“Factor”) is calculated and the spreadsheet used to submit the Factor calculation to the Department.  



Factor represents an approximation of the change in net AV that is due to annual adjustment or reassessment.



TIF Neutralization cannot begin until the county assessor provides the county auditor with real property gross AV and the auditor has applied all deductions and exemptions.



TIF Neutralization is a prerequisite to AV certification by the county auditor. For counties with a TIF, the county auditor must apply a Factor to the tax and billing system prior to certifying net AVs to the Department.
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TIF Neutralization

The TIF Neutralization spreadsheet has six distinct sections:

TIF Identification and Contact Information

Prior Year (2018 Pay 2019) Allocation Area Information

Current Year (2019 Pay 2020) Allocation Area Information

Calculation Results

Auditor Certification

DLGF Approval
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TIF Identification and Contact Information
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TIF Identification and Contact Information

County

County number and name (Example: 01 – Adams).

Jurisdiction

Name of county, city, or town which established the redevelopment commission or authority with oversight over the identified allocation area.

Allocation Area Code

Unique State TIF identification code (Example: T01001)

Allocation Area Name

The official name of the TIF District.

Form Prepared By

The lines in this section should be completed with the information of a contact person the Department can contact if it has any questions about the Worksheet. If a financial advisor has completed the Worksheet, it is appropriate to place the financial advisor’s contact information on these lines.
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Prior Year Allocation Area Information
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Prior Year Allocation Area Information

Line 1: 2018 Pay 2019 Base Assessed Value of Allocation Area

The most recent base AV for the allocation area from the current tax year. The base AV is the amount of AV from the parcels included in the allocation area that was included in the tax base for the overlapping taxing units.  This should be the value after the Pay 2019 neutralization factor was applied and should also include any adjustments that occurred from AV certification to tax billing for Pay 2019. 



Line 2: 2018 Pay 2019 Incremental Assessed Value of Allocation Area

The most recent incremental AV for the allocation area from the current tax Year. The incremental AV is the amount of AV from the parcels included in the allocation area that was eligible to be captured by the redevelopment commission. 

This should be the value after the Pay 2019 neutralization factor was applied and should also include any adjustments that occurred from AV certification to tax billing for Pay 2019. 



Line 3: 2018 Pay 2019 Net Assessed Value of Allocation

This is a calculated field. It is the sum of Lines 1 and 2.
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Current Year Allocation Area Information
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Current Year Allocation Area Information

Line 4: 2019 Pay 2020 NAV of Allocation Area

The most current net AV available for the allocation area. This value should include any adjustments to net AV due to annual adjustment or reassessment. It should also include the application of any deductions and exemptions.



Line 5: 2019 Pay 2020 NAV Growth in Allocation Area Due to New Construction or Change in Tax Status

In order to isolate the effect of annual adjustment or reassessment on the NAVs, changes in AV associated with actual construction and parcels that have experienced a change in property tax status must be removed from consideration. 



Line 6: 2019 Pay 2020 NAV Decrease in Allocation Area Due to Demolition or a Change in Tax Status

In order to isolate the effect of annual adjustment or reassessment on the NAVs, changes in AV associated with demolition must be added back into the allocation area net AV to determine what the allocation area net AV would have been had the demolition not occurred. 
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Current Year Allocation Area Information

Line 7: 2019 Pay 2020 NAV Growth as a Result of Abatement Roll-Off 

In order to isolate the impact of annual adjustment or reassessment on net AVs in the allocation area AV associated with abatement roll-off must be removed from consideration. 



Line 8: Estimated AV Decrease Due to 2019 Pay 2020 Appeals 

This line estimates an allowance for appeals that will be settled between Pay 2020 net AV certification and tax billing. 
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Current Year Allocation Area Information

Line 9: 2019 Pay 2020 Adjusted Net Assessed Value of Allocation 

Formula used to provide a comparable tax base in the allocation area to the tax base that existed in Pay 2019. 



Formula:	

		Line		Description		Function

		Line 4		2019 Pay 2020 Net AV of Allocation Area		Plus

		Line 5		2019 Pay 2020 Net AV Growth Due to New Construction		Minus

		Line 6		2019 Pay 2020 Net AV Decrease Due to Demolition		Plus

		Line 7		2019 Pay 2020 Net AV Growth as Result of Abatement Roll-Off 		Minus

		Line 8		Estimated AV Decrease Due to 2019 Pay 2020 Appeals		Minus
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Calculation Results
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Calculation Results

Line 10: 2019 Pay 2020 Neutralization Factor 

It is the calculation of the actual base neutralization factor that will be applied to the allocation area within the county’s tax and billing system. 



Line 10 Formula

		Line		Description		Function

		Line 9		2019 Pay 2020 Adjusted Net Assessed Value of Allocation 		Divided by

		Line 3		2018 Pay 2019 Net Assessed Value of Allocation		
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Calculation Results

Line 11: 2019 Pay 2020 Adjusted Base AV of Allocation Area

Estimate of the base assessed value in the allocation area for Pay 2020.







Line 12: 2019 Pay 2020 Incremental AV of Allocation Area

Estimate of the incremental AV in the allocation area for Pay 2020. 

		Line		Description		Function

		Line 1		2018 Pay 2019 Base Assessed Value of Allocation Area		Divided by

		Line 10		2019 Pay 2020 Neutralization Factor		



		Line		Description		Function

		Line 4		2019 Pay 2020 Net Assessed Value of Allocation Area		Minus

		Line 11		2019 Pay 2020 Adjusted Base AV of Allocation Area		
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Calculation Results

Line 13: Estimated 2019 Pay 2020 Tax Rate for the Allocation Area

The preparer will provide an estimated tax rate for 2019 Pay 2020. Line 13 is not used for the actual calculation of the Factor.



Line 14: Estimated 2019 Pay 2020 Incremental Tax Revenue 

Line 14 represents the estimated amount of incremental revenue that may be derived in the allocation area in Pay 2020.

		Line		Description		Function

		Line 12		2019 Pay 2020 Incremental AV of Allocation Area		Multiplied by

		Line 13		Estimated 2019 Pay 2020 Tax Rate for the Allocation Area		Divided by 100
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Auditor Certification
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DLGF Approval
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TIF Neutralization (“TIF NEU”)

Common Questions

What does the Department look for during their review?

How did Gateway Abstract change the Department’s review process?

What role does the RDC have in completing the worksheet?

What role should the RDC in validating the worksheet?

Does the Department post the completed TIF NEU forms online?
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TIF Neutralization (“TIF NEU”)

Common Questions

Does the county auditor’s office have to complete each worksheet?

What is the Department planning to do to streamline the TIF Neutralization process?

If the TIF only consists of personal property, does the TIF need to be neutralized?

If a TIF exists in two different taxing districts, does the TIF need two different neutralization forms?
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Contact the Department

Gateway Support: gateway@dlgf.in.gov

Telephone: (317) 232-3777

Toll Free: (888) 739-9826

Additional Appropriation email:

AdditionalAppropriationRequests@dlgf.in.gov

Website: www.in.gov/dlgf

“Contact Us”: www.in.gov/dlgf/2338.htm

Budget Field Representative Map:

https://www.in.gov/dlgf/files/Budget_Field_Reps.pdf
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