
Opportunity Zones 101 
G. Jason Jolley, Ph.D.

Professor of Rural Economic Development
August 29, 2019



Disclaimer: Find An Expert!!

• Disclaimer: I am not an attorney or tax professional
• Potential investors and communities need legal, accounting, and/or other 

expert consulting/technical assistance to advance and maximize OZ 
opportunity and value.

• Not pitching any firm, but communities in Appalachia have engaged firms 
to advise their communities. These firms have given excellent overviews of 
technical/legal aspects of OZs and strategies for success.

• Bricker & Eckler, LLP
• The Montrose Group, LLC

• To get a sense of the complexity of Opportunity Zones, visit the IRS 
Frequently Asked Questions website 
https://www.irs.gov/newsroom/opportunity-zones-frequently-asked-
questions

https://www.irs.gov/newsroom/opportunity-zones-frequently-asked-questions


If I may channel Vice Admiral 
James Stockdale from the 1992 
Vice Presidential Debate,

“Who am I; Why am I here?”



My Background

• Assist communities with economic and community development 
strategies, economic impact assessments, etc.

• Opportunity Zones are part of ED strategy for some communities.
• U.S. Economic Development Administration funded a project in the 

Ohio Valley Regional Development Commission region that includes 
OZ activities.

• Spoke to National Governors Association about the role of anchor 
institutions (e.g. universities, medical centers) and OZs



Presentation Overview

• Nuts and Bolts: What are Opportunity Zones? 
• How to Get Started with your Opportunity Zone
• Regional Efforts Around Opportunity Zones
• Tips Going Forward…



Background: What are Opportunity Zones?

• “The federal tax bill passed on Dec. 18, 2017, included the 
Opportunity Zone program, which gave states the chance to examine 
census tracts and nominate low-income areas with potential for long-
term investment to be targeted for a tax-incentive program.” (Ohio 
Opportunity Zone Fact Sheet).

• Localities qualify as Opportunity Zones if they have been nominated 
for that designation by the state and that nomination has been 
certified by the Secretary of the U.S. Treasury.

• Note: much of this presentation sourced from 
https://opportunityzones.ohio.gov

https://opportunityzones.ohio.gov/


How Many Opportunity Zones?

• Over 8,000 Census Tracts qualified as OZs
• 320 Census Tracts in Ohio covering

• 73/88 counties
• Population of 956,000
• 54,000 businesses

• Local economic developers and regional development organizations 
submitted eligible Census tracts to Ohio Development Services 
Agency (DSA) for consideration.

• DSAs submitted 320 or 25% of 1,280 eligible tracts. This was full allocation.
• https://opportunityzones.ohio.gov

https://opportunityzones.ohio.gov/




How Does It Work?: Simple Explanation

Investors with capital gains (e.g. sell of stock for a profit) can invest 
those capital gains in Opportunity Zone for a tax benefit.
Three main benefits
1. Temporary deferral of capital gains taxes until Dec. 31, 2026 (or 

date new OZ investment is disposed)
2. Reduction in Gain Through Base Adjustment if held 5-7 years.
3. Exclusion of capital gains on New OZ Investment if held at least 10 

years.
There are details I am glossing over for simplicity!



So What’s The Catch…

• Capital gains investment must be made into a ”Qualified Opportunity 
Fund” certified by the U.S. Treasury. 

• IRS definition: “A Qualified Opportunity Fund is an investment vehicle 
that files either a partnership or corporation federal income tax 
return and is organized for the purpose of investing in Qualified 
Opportunity Zone property.” 

• IRS further notes: “To become a Qualified Opportunity Fund, an 
eligible corporation or partnership self-certifies by filing Form 8996, 
Qualified Opportunity Fund, with its federal income tax return.” 



So What’s The Catch…

• Reinvestments into Qualified Opportunity Fund must occur with 180 
days of sale

• Qualified Opportunity Fund must invest 90% or more in Opportunity 
Fund Property or Business

• A Qualified Opportunity Zone business must earn at least 50 percent 
of its gross income from business activities within a Qualified 
Opportunity Zone

• Again, there are other requirements not covered here.



Who Is Investing Opportunity Zones?

“Well, you know, the thing that I say about Opportunity Zones, is that 
Opportunity Zones have been like high school sex. Everyone's talking 
about it and no one's doing it. 
Again, like high school sex. They eventually get to it. Just take some 
time. I think there were two things that were holding back investors. 
One was the regulation you just referenced, and you know, they were 
delayed because you probably heard there was a government 
shutdown that slow things down a little bit.” 

- Brett Messing, president of Skybridge Capital, April 25,2019 Podcast



Regional Efforts: EDA Funded BOBCAT Network
Ohio University
• Inventory available investible assets in designated opportunity zones;
• Identify investible projects attractive to investors with capital gains to 

manage; 
• Identify capital targets and develop the business case(s) for the investible 

projects;
• Help with preparing the investment pitches to attract/win the investment; 
• Align these projects to OVRDC CEDS and economic development strategy 

activities.
OVRDC
• Identify one potential industrial sites/parks in each Opportunity Zone to 

target for future infrastructure improvement, development, and marketing.



Regional Efforts: Buckeye Hills and OMEGA
Ohio University’s Voinovich School, Buckeye Hills, and OMEGA seeking 
to replicate aspects of the BOBCAT Network in these regions. 

• In process of seeking federal funding.
• Project would more extensive with design and technical assistance services to 

a small number of the most promising OZs

Other unannounced regional efforts are under consideration for federal 
funding to connect OZs to Opportunity Funds for investment 
consideration.



Six Tips from The Governance Project

1. Start with a Vision or Prospectus
• Develop plan
• Find common vision
• Prepare a story to tell prospective investors

2. Identify Zone-Specific Needs
• Use data to inform stakeholders to establish zone priorities
• Housing, retail, mixed-use? What are your needs?

https://governanceproject.org/wp-content/uploads/2019/07/TGP_Toolkit.pdf

https://governanceproject.org/wp-content/uploads/2019/07/TGP_Toolkit.pdf


Six Tips from The Governance Project

3. Identify Community Resources
• Layer OZ with other tools such as TIFs, low-income housing credits, or other 

public finance tools/tax credits
• Regulations such as permits or zoning
• Identify your local asset base

• Local high net worth investors and local capital
• Universities or other anchor institutions
• Local community or business support groups

https://governanceproject.org/wp-content/uploads/2019/07/TGP_Toolkit.pdf

https://governanceproject.org/wp-content/uploads/2019/07/TGP_Toolkit.pdf


Six Tips from The Governance Project

4. Prioritize Projects Based on Intersection of Needs and Resources
• What is your market?

• Seeking capital to counter disinvestment (this will be most rural places)
• Seeking targeted capital
• Trying to contain capital to avoid displacing existing residents

• How does the project fit with your local resources, community needs, and 
suitability for private capital

• Location in an OZ does not make a bad project good!

https://governanceproject.org/wp-content/uploads/2019/07/TGP_Toolkit.pdf

https://governanceproject.org/wp-content/uploads/2019/07/TGP_Toolkit.pdf


Six Tips from The Governance Project

If you move for more publicly led-initiatives seeking specific private 
investments, then…
5. Refine Your Projects and Priorities

• What are market assumptions, expenses/revenues, rates of return, etc.
• Is there a business case for the projects you desire?

6. Progress Priority Projects
• Can you identify a pro forma and deal sheet for your project to pitch to 

investors though an RFP process?

https://governanceproject.org/wp-content/uploads/2019/07/TGP_Toolkit.pdf

https://governanceproject.org/wp-content/uploads/2019/07/TGP_Toolkit.pdf


Other Tips Along the Way
1. Find the Investor, the Investor Won’t Find You!

• 8,000 zones in the country and 320 in Ohio
• Initiative must be made to get your OZ in front of investors
• Regional efforts are underway to help some rural, Appalachian 

communities
• Have your ED or regional organization complete the information 

about your OZ on Ohio DSA’s website. 
https://opportunityzones.ohio.gov

2. Develop Support Services
• Work force training needs for potential businesses
• Expedited permitting where required

https://opportunityzones.ohio.gov/




If They Don’t Come, It’s Okay!
Your community has come together to 
• Develop a shared vision for future
• Created economic development priorities
• Determined strategies to resource that vision through other sources
• Put together a marketing plan for your sites

All of these are actions of communities that succeed in community and 
economic development!



Final Thoughts and Suggestions
• Opportunity Zones have been designated and it is too late to 

add/delete OZs.
• Time is of the essence and investments in Qualified Opportunity Funds 

must be made by December 2019 to maximize the 7-year benefits. The 
longer you take in planning, the less advantageous certain 
developments become over time due to reduction in tax benefits.

• The Appalachian region wins when we work together regionally on 
delivering technical assistance and getting projects in front of investors. 
Yet, local community leadership is required to identify needs and ED 
priorities.

• Review the Ohio Opportunity Zone website 
https://opportunityzones.ohio.gov

https://opportunityzones.ohio.gov/


Questions
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