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Partners in Community Development since 1969

National Development Council

NDC’s work focuses on HOMES, JOBS and 
COMMUNITY. Founded as a national 
nonprofit in 1969, NDC has worked for 
almost 50 years fulfilling its mission to 
increase the flow of capital for investment 
in low-income communities. NDC directs 
capital to support the development and 
preservation of affordable housing, the 
creation of jobs through training and small 
business lending and the advancement of 
livable communities through investment in 
social infrastructure.
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Established by congress in the Tax Cuts 
and Jobs Act of 2017

A “Light Touch” regulatory framework 

OVERVIEW

Opportunity Zones

Provides tax incentives for 
investing capital gains 

Real estate and 
operating businesses 

Goal is to spur private sector investment 
in overlooked communities



Opportunity Zones
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• Investments in real estate and operating business, such 
as: 
• Grocery stores
• Manufacturing/industrial businesses
• Healthcare facilities 
• Workforce housing
• Co-working spaces
• Hotels
• Incubators
• Research facilities
• Commercial real estate

THE BASICS



Opportunity Zones

THE BASICS
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Provides tax incentives for investors to re-invest 
unrealized capital gains by:

• Temporary deferral of capital gains taxes until 2026

• Tax reduction on capital gains (at 5 and 7 years)

• Elimination of taxes on gains from OZ investments (if 
held for 10 years)



Opportunity Zones

TAX BENEFITS
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5 years 7 years 10 years

12/31/2026

10% Tax 
Reduction

5% Tax 
Reduction

No Taxes due 
on Gains from 
OZ Investment

Taxes Deferred

Taxes Deferred

Taxes Deferred

Deferral Ends on 
Opportunity Zone Investment Timeframe



Opportunity Zones

HOW IT WORKS
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Individual invests capital gains 
into Opportunity Fund

Opportunity Fund invests in qualified 
Opportunity Zone investments

Qualified investments include:

• Stock or partnership interest in 
operating business in OZ

• Qualifying property in OZ 



Opportunity Zones

HOW IT WORKS
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Opportunity Fund

3. Qualified OZ 
Stock

2. Qualified OZ 
Partnership Interest

1. Qualified OZ 
Business Property

Investor(s)

Qualified OZ 
Business

Direct Ownership Indirect Ownership
90% Asset Test 

70% Asset Test 



Opportunity Zones

HOW IT WORKS
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Opportunity 
Fund

Portfolio of OZ 
Investments

OZ Investment

Single 
Investor

Multiple Investors

Opportunity 
Fund
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WASHINGTON OPPORTUNITY ZONES

Opportunity Zones



Opportunity Zones

ECOSYSTEM
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Source: Opportunity Alabama



Opportunity Zones
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• Investment in QOF must take place within 180 days of 
realizing capital gain

• Property must be acquired after 12/31/2017 
• Must be purchased by an unrelated party (20%)

• Taxpayers can invest until 6/30/2027 and still receive 
the 10-year benefit

• “Safe harbor” allows project to take 31 months to 
spend OZ investment, given a written plan 

THE FINE PRINT: TIMING



Opportunity Zones
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• Real estate or operating business

• No “sin” businesses (i.e. liquor store, tanning salon)

• At least 50% of business income must be derived from 
active conduct of a trade or business in the 
Opportunity Zone (may change)

• Can be new construction or rehabilitation 

• Must result in “original use” of property, or 
substantial improvement (double basis in building)

THE FINE PRINT: ELIGIBILITY



Opportunity Zones
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• Draft regulations were released in October 2018, 
but there are still many questions 

• Links: 

• Proposed Regulations 

• Revenue Ruling 2018-29

• QOF draft self-certification form (IRS Form 8996)

• Updates to IRS FAQs

DRAFT REGULATIONS

https://www.irs.gov/pub/irs-drop/reg-115420-18.pdf
https://www.irs.gov/pub/irs-drop/rr-18-29.pdf
https://www.irs.gov/pub/irs-dft/f8996--dft.pdf
https://www.irs.gov/newsroom/opportunity-zones-frequently-asked-questions


Opportunity Zones
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DRAFT QOF CERTIFICATION FORM



Opportunity Zones
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• Lack clear federal guidance 

• Draft regulations released October 2018

• Hearing held 2/14/19

• Additional regulations forthcoming

• Gentrification concerns in some areas (i.e. downtown 
Seattle)

• No guarantees

• Opportunity Zone Investments will provide only a 
portion of needed capital

CHALLENGES



Opportunity Zones
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• Identify and educate an ecosystem of players: 
• Developers, investors, banks, nonprofits, financial advisors, accountants, community 

foundations, public entities, etc.

• Develop a local economic development strategy & pipeline of projects

• Cultivate relationships with investors (local, regional, national)

• Encourage impact measurement & reporting
• https://ozframework.org/

• Coordinate and connect key players to get projects done!

COMMUNITY STRATEGIES

https://ozframework.org/


Opportunity Zones

CONTACT INFORMATION
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Melissa LaFayette

mlafayette@ndconline.org

Sharayah Lane 

slane@ndconline.org

mailto:mlafayette@ndconline.org
mailto:slane@ndconline.org


Emerald

Coast 

Opportunity

Zone

Hello!



The New York Times January 2018



8,700

$6.1 Trillion
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Washington State OZ                      



Nationally recognized

“The Emerald Coast Opportunity Zone is a model 

of collaboration for the country.”
~Brian Bonlender,

Director of Washington State Department of Commerce



CoStar News September 2018



What are we working on?

 Identify projects

 Investor ready

 Develop & 

identify funds

 Attract investors

 Mitigate barriers



What are we working on?

 Listening sessions

 Community education

 Agency outreach

 Testing assumptions

 Special interest groups

 Tribal OZ partnerships

 Investor confidence

 Rural opportunity zone advocacy



Emerald Coast Projects

◆Multi-family housing



Emerald Coast Project

◆Waterfront performing arts & conference 
center

◆ Lower Elwha Tribe longhouse

◆Marine discovery center



Emerald Coast Project

◆Wood bricks manufactured from cedar waste



Emerald Coast Project

◆ Full-service fiber processing mill



emeraldfunds.org



What happens next in region 

& nation?

◆ IRS guidelines released for public review 

October 2018

◆ IRS public hearing Valentine’s Day 2019

◆Rules are currently with Office of 

Management & Budget

◆Expect release of latest IRS guidelines any 

day



Emerald

Coast 

Opportunity

Zone

Thank you!


