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September 30, 2020 

Board of Directors 
Hoosier Uplands Economic Development Corporation 
500 W. Main Street 
Mitchell, IN 47446 

We have reviewed the audit report of Hoosier Uplands Economic Development Corporation, which 
was opined upon by MCM CPAs & Advisors LLP for the period January 1, 2019 to December 31, 2019. 
Per the Independent Auditor’s Report, the financial statements included in the report present fairly the 
financial condition of Hoosier Uplands Economic Development Corporation, as of December 31, 2019, and 
the results of its operations for the period then ended, on the basis of accounting described in the report. 

In our opinion, MCM CPAs & Advisors LLP prepared the audit report in accordance with the 
guidelines established by the State Board of Accounts.   

The audit report is filed with this letter in our office as a matter of public record. 

Paul D. Joyce, CPA 
State Examiner 
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Independent Auditor's Report (Continued) 

Opinion 

In our opinion, based on our audit and the reports of other auditors, the combined financial statements referred to 
above present fairly, in all material respects, the financial position of Hoosier Uplands Economic Development 
Corporation and Affiliates as of December 31, 2019, and the changes in their combined net assets and their combined 
cash flows for the year then ended in accordance with accounting principles generally accepted in the United States 
of America. 

Emphasis of Matter 

As discussed in Note B(1) to the combined financial statements, the Entities have adopted Financial Accounting 
Standards Board Accounting Standards Update 2016-18 Statement of Cash Flows (Topic 820). Our opinion is not 
modified with respect to this matter. 

Other Matters 

Other Information 

Our audit was conducted for the purpose of forming an opinion on the combined financial statements as a whole. 
The accompanying schedule of expenditures of federal awards of Hoosier Uplands Economic Development 
Corporation and Affiliates is presented for purposes of additional analysis as required by the audit requirements of 
Title 2 U.S. Code of Federal Regulations (CFR) Part 200, Uniform Administrative Requirements, Cost Principles, 
and Audit Requirements for Federal Awards (Uniform Guidance), and is not a required part of the combined financial 
statements. The supplementary information on pages 19 through 45 is also presented for purposes of additional 
analysis and is not a required part of the combined financial statements of Hoosier Uplands Economic Development 
Corporation and Affiliates. Such information is the responsibility of management and was derived from and relates 
directly to the underlying accounting and other records used to prepare the combined financial statements. 
The information has been subjected to the auditing procedures applied in the audit of the combined financial 
statements and certain additional procedures, including comparing and reconciling such information directly to the 
underlying accounting and other records used to prepare the combined financial statements or to the combined 
financial statements themselves, and other additional procedures in accordance with auditing standards generally 
accepted in the United States of America. In our opinion, the information is fairly stated, in all material respects, 
in relation to the combined financial statements as a whole. 

Other Reporting Required by Government Auditing Standards 

In accordance with Government Auditing Standards, we have also issued our report dated August 24, 2020, 
on our consideration of Hoosier Uplands Economic Development Corporation's internal control over financial 
reporting and on our tests of its compliance with certain provisions of laws, regulations, contracts and grant 
agreements, and other matters. The purpose of that report is to describe the scope of our testing of internal control 
over financial reporting and compliance and the results of that testing, and not to provide an opinion on the 
effectiveness of Hoosier Uplands Economic Development Corporation's internal control over financial reporting or 
on compliance. That report is an integral part of an audit performed in accordance with Government Auditing 
Standards in considering Hoosier Uplands Economic Development Corporation's internal control over financial 
reporting and compliance. 

Jeffersonville, Indiana 
August 24, 2020 



See accompanying notes. 
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Hoosier Uplands Economic Development Corporation and Affiliates
Combined Statement of Financial Position
December 31, 2019

Assets

Current assets
Cash and cash equivalents 638,530$   
Certificates of deposit 262,055  
Investments 9,329,772  
Restricted deposits 1,857,679  
Grants receivable 1,283,864  
Patient receivables, net 1,015,041  
Accounts receivable 11,354 
Other receivables 37,022 
Other assets 296,630  

Total current assets 14,731,947  

Property and equipment, net 38,351,024  
Other assets 50,338 

Total assets 53,133,309$       

Liabilities and net assets

Current liabilities
Current maturities of long-term debt 987,179$   
Accounts payable 337,469  
Other liabilities 1,347,071  

Total current liabilities 2,671,719  

Long-term debt, net of current maturities 
 and unamortized debt issuance costs 5,764,521  

Total liabilities 8,436,240  

Net assets without donor restrictions 44,697,069  

Total liabilities and net assets 53,133,309$       













Hoosier Uplands Economic Development Corporation and Affiliates 
Notes to Combined Financial Statements (Continued) 
Year Ended December 31, 2019 
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Note B - Summary of Significant Accounting Policies (Continued) 

8. Revenue Recognition (Continued): HUEDC has revenue from cost-reimbursement grants. This revenue is
recognized in the period in which the related expenses are incurred and claimed for reimbursement.

HUEDC also has performance-based grants (Fixed Unit Price). The revenue from grants wherein HUEDC is
reimbursed based upon a contractually agreed-upon rate is recognized in the period in which HUEDC renders
the service.

9. Advertising: HUEDC expenses advertising costs as incurred. Total advertising expense, principally for its
Healthcare Division, for the year ended December 31, 2019 was approximately $33,600.

10. Subsequent Events: Subsequent events for the Entity have been considered through the date of the
Independent Auditor's Report, which represents the date that the combined financial statements were available
to be issued. See Note O.

11. Changes in Accounting Principle: On January 1, 2019, the Entities adopted ASU 2014-09, Revenue from
Contracts with Customers and all subsequent amendments to the ASU (collectively, "Topic 606"). Topic 606
creates a single framework for recognizing revenue from contracts with customers that fall within its scope and
supersedes nearly all existing GAAP for revenue recognition guidance. The standard's core principle is that an
entity will recognize revenue when it transfers promised goods or services to customers in an amount that
reflects the consideration to which the entity expects to be entitled in exchange for those goods or services. The
majority of the Entities' revenue comes from non-exchange grants, lease income from tenants, and investment
income, which are outside the scope of Topic 606.

The impacted revenue stream under Topic 606 primarily consists of income from miscellaneous tenant charges.
There were no other contract revenue streams impacted by Topic 606. The Entities evaluated the income from
this revenue stream and determined that no adjustments were required upon adoption of this standard.

Effective January 1, 2019, the Entities adopted Accounting Standards Codification 2018-08, Clarifying the
Scope and the Accounting Guidance for Contributions Received and Contributions Made. This standard assists
entities in 1) evaluating whether transactions should be accounted for as contributions (non-reciprocal
transactions) within the scope of Topic 958, Not-for-Profit Entities, or as exchange (reciprocal) transactions
subject to other guidance and 2) determining whether a contribution is conditional. This standard was adopted
as it relates to contributions received for the calendar year ending December 31, 2019 with no material impact.

12. Recent Accounting Pronouncements: In February 2016, the FASB issued ASU 2016-02, Leases. The standard
requires all leases with lease terms over 12 months to be capitalized as a right-of-use asset and lease liability
on the combined statement of financial position at the date of lease commencement. Leases will be classified
as either finance or operating. This distinction will be relevant for the pattern of expense recognition
in the combined statement of activities. This standard will be effective for the calendar year ending
December 31, 2022.

In June 2016, the FASB issued ASU 2016-13, Financial Instruments-Credit Losses. The standard requires a
financial asset (including trade receivables) measured at amortized cost basis to be presented at the net amount
expected to be collected. Thus, the income statement will reflect the measurement of credit losses for
newly-recognized financial assets as well as the expected increases or decreases of expected credit losses
that have taken place during the period. This standard will be effective for the calendar year ending
December 31, 2023.

The Entity is currently evaluating ASUs 2016-02 and 2016-13, and their related impact on the Entity's
combined financial statements.











Hoosier Uplands Economic Development Corporation and Affiliates 
Notes to Combined Financial Statements (Continued) 
Year Ended December 31, 2019 
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Note G - Long-term Debt (Continued) 

installments of $11,212 beginning May 2019 and continuing through May 2051. The note carries no 
interest and is secured by two certificates of deposit held by HUEDC. (Hoosier Uplands Phoenix, 
LLC) 358,788$  

45,000 

based on annual net cash flow of the property with final payment due October 2023.  Mortgage is 
secured by an apartment complex. (Hoosier Uplands College Hill, LLC)

Mortgage payable to Old National Bank, payable in monthly installments of principal and interest
of $3,232 through December 2020 at an interest rate of 3.72%.  The note is secured by a mortgage and 
security interest on Aspen Meadows Apartments and all property and equipment and an assignment of 
any rents or income derived from the project. (Aspen Meadows, L.P.) 473,264 

Note payable to Springs Valley Bank and Trust Company, payable in monthly installments of principal
and interest of $5,620 through August 2029 at an interest rate based upon the Five-Year Treasury 
Constant Maturity rate plus 3.50%. The current interest rate is 6.01%. The note is secured by a 
mortgage lien and security interest on Bedford Apartments. (Bedford Apartments, L.P.) 547,826 

Note payable to P/R Mortgage and Investment Corp., payable in monthly installments of principal
and interest of $708 through October 2033 at an interest rate of 6.99%. The note is guaranteed by 
Rural Development of the U.S. Development of Agriculture, pursuant to Section 538 Guaranteed 
Rural Rental Housing Program. (Spring Town Apartments, L.P.) 105,195 

Note payable to Old National Bank, payable in monthly installments of principal and interest
of $2,736 through November 2020 at an interest rate of 6.10%. The note is secured by a mortgage lien 
and security interest on the property as well as an assignment of leases and rents of Pioneer Creek 
Apartments. (Pioneer Creek Apartments, L.P.) 206,087 

Principal balance due 6,767,336  

Less unamortized debt issuance costs (15,636)  

6,751,700  

(987,179)  

Long-term debt, net of current maturities and unamortized debt issuance costs 5,764,521$      

Note payable to Indiana Housing and Community Development Authority, payable in annual payments

Note payable to Indiana Housing and Community Development Authority, payable in 33 annual 

Less current maturities of long-term debt

Amortization of debt issuance costs charged to interest expense for the year ended December 31, 2019 totaled 
$66,959. 



























































 

See independent auditor's report. 
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