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Legal Disclaimer
CDFA is not herein engaged in rendering legal, accounting, financial or other advisory

services, nor does CDFA intend that the material included herein be relied upon to the

exclusion of outside counsel or a municipal advisor. This publication, report or presentation

is intended to provide accurate and authoritative general information and does not

constitute advising on any municipal security or municipal financial product. CDFA is not a

registered municipal advisor and does not provide advice, guidance or recommendations

on the issuance of municipal securities or municipal financial products. Those seeking

to conduct complex financial transactions using the best practices mentioned in this

publication, report or presentation are encouraged to seek the advice of a skilled legal,

financial and/or registered municipal advisor. Questions concerning this publication, report

or presentation should be directed to info@cdfa.net.



CDFA is a membership-based trade association dedicated to 

advancing the development finance industry through:

Education - training courses, webinars, and workshops

Advocacy - representing our members on Capitol Hill

Research - conducted by CDFA, our partners, and national sources

Resources - exclusive to the CDFA database

Networking - with other development finance agencies and CDFA members

Council of Development 

Finance Agencies (CDFA)



Opportunity Zones



Opportunity Zones | Introduction

U.S. investors currently hold 
over $2.3 trillion in unrealized 

capital gains

Tax incentive to reinvest unrecognized capital gains

• Reinvestment to certain properties located in Qualified Opportunity Zones (QOZs)

• Reinvestment to businesses operating in QOZs

Enacted through 2017 Tax Cuts and Jobs Act

• Made permanent with 2025 One Big Beautiful Bill Act

Unlocks private investment in economically distressed communities

• Promotes long term economic growth without using direct government funding



Opportunity Zones | Introduction

New Opportunity Zones will be 
designated by 1/1/2027

Census tracts serve as Opportunity Zones

• Median Family Income (MFI) 70% or less of area benchmark

• Poverty rate of 20% or greater, and MFI not exceed 125% of area benchmark

Governors nominate eligible tracts for Opportunity Zone designation

• 25% of eligible tracts may be nominated

• Tracts labeled as Urban or Rural

• Non-contiguous tracts

U.S. Treasury reviews and approves Governor nominations

• Opportunity Zones are redesignated every ten years

 OZ 1.0 Tracts – 8,764

 OZ 2.0 Projected Tracts ~ 6,500



Opportunity Zones | Introduction

Substantial improvement 
thresholds ensure OZ 

investments create required 
improvements

Eligible gains include capital gains and qualified 1231 gains

• Selling real estate, business, stock, cryptocurrency

Gains must enter Qualified Opportunity Fund (QOF) within 180 of realization

• QOF is vehicle to drive investment into QOZ properties and businesses

Urban vs Rural incentives

• 5-year deferral period

 Urban: 10% basis step-up 

 Rural: 30% basis step-up

• 10-year deferral period

 Tax-free exit



Opportunity Zones | Introduction

Designations in effect until 
12/31/2036

2026 Opportunity Zones Timeline

• January: ACS data released for tract eligibility

• February: Official list of eligible census tracts expected from Treasury

• July: Governors start tract nominations

• September: First nomination deadline

• October: Second nomination deadline (with approved extension)

• November: Treasury certifies nominations

• January 2027: New OZ designations take effect



Strategies to Land an 

Opportunity Zone Designation



Opportunity Zones | Designations
Identify eligible Opportunity Zones

• Opportunityzones.com – OZ 2.0 Eligibility Map

• Novogradac – Opportunity Zones 2.0 Mapping Tool

• Economic Innovation Group – OZ 2.0 Eligibility Mapping Tool

U.S. Treasury eligible Opportunity Zone list

• Opportunityzones.gov

• HUD Exchange – Opportunity Zones

• IRS – Opportunity Zones

U.S. Treasury official list is 
forthcoming, expected in 

February/March



Opportunity Zones | Designations
Identify state economic development priorities

• State planning documents

• State incentives

• State programs

Alignment with regional and local economic development priorities

• Comprehensive Economic Development Strategy (CEDS)

• County and city planning documents (Master plans)

• Existing zoning and land use

Some States have already 
announced their tract selection 

process



Opportunity Zones | Designations
Identify projects within eligible Opportunity Zones

• Existing industries

• Existing Special Assessment Districts

• Existing Tax Increment Financing

• Engage your Community Development Entities

Identify businesses with eligible Opportunity Zones

• Supply chains

• Growth oriented

• Targeted lending

Consider existing development 
finance tools being used in 
eligible Opportunity Zones



Opportunity Zones | Designations
Evaluate eligible Opportunity Zones

• Compare economic activity

• Alignment to State and local priorities

• Status of projects and sites

• Quantity of growth-oriented businesses

Prioritization of eligible Opportunity Zones

• Strategic data-driven decisions

• Ranking of eligible tracts

Self-prioritize within your 
community to request most 
viable tracts for nomination



Opportunity Zones | Designations
Advocate for desired selections

• Identify how State is leading selection process

• Share self-prioritized list

• Include justification

Characteristics of high potential tracts

• Zoned for multifamily, residential, industrial and/or commercial development

• Contain land with latent potential

• Expectation of growth prospects and returns

Tighter eligibility requirements 
will make a more competitive 

nomination process



Opportunity Zones | Designations
Selection strategies from OZ 1.0

• Shorter window to nominate

• New program - lack of awareness

• Many communities nominated all eligible tracts

Shortcomings

• Communities received less desirable tract nominations

• Nominations included tracts with:

 Accessibility issues

 Inadequate infrastructure

 Lack of workforce Opportunity Zones were not 
permanent during original 

selections



Opportunity Zones | Designations
OZ 1.0 top 10 sectors

• Residential – 75%

• Mixed-Use – 36%

• Industrial – 28%

• Hospitality & Hotel – 24%

• Operating Business – 13%

• Office – 13%

• Retail – 12%

• Infrastructure & Energy – 9%

• Agriculture – 8%

• Mobile Home Parks – 5%

• Self-Storage – 5%

OZ 1.0 popular residential subtypes

• Multifamily – 80%

• SFR & BTR Communities – 39%

• Workforce Housing – 29%

• Student Housing – 21%

• Subsidized/Affordable – 20%

• Senior Housing – 14%

2025 Annual Survey Report on Opportunity Zones – opportunityzones.com

Increased reporting 
requirements will enhance 

tracking OZ investments



Strategies to Land 

Opportunity Zone Investments



Opportunity Zones | Strategies
Hold stakeholder meetings

• Community Development Organizations

• Community Organizations

• Community Development Financial Institutions (CDFIs)

• Development Finance Agencies

• State, Region, and Local Governments

• Philanthropic and Community Foundations

• Attorneys and Bankers

• Developers and Investors

• Leaders of Anchor Institutions

• Leaders of Faith-Based Organizations

• Chamber of Commerce 



Opportunity Zones | Strategies
Embark on a plan for work in OZs

• Assess the terrain, map and support community 

planning

• Take stock and map QOZs in your market

• Identify existing community plans

• Clear OZ goals as a result of community planning

• Unrolling a community planning process

• Gather community data

• Gather project data

• Identify impact investors in planning process

• Determine lead organization

• Set planning task force in motion

• Prioritize strategies and projects

• Publish and publicize plan



Opportunity Zones | Strategies
Incentives and Guardrails in OZs

• Tapping policies and public programs that can help bolster success and mitigate risk

• Incentives

• Tapping Public Programs

• TIF

• Bonds

• Revolving Loan Funds

• Tax Abatements

• Federal Financing Tools

• Guardrails

• Adhere to existing comprehensive plans

• Review and revise existing zoning

• Find private partners dedicated to creating impact

• Clearly articulate desired project types for QOZ



Opportunity Zones | Strategies
Marketing your Opportunity Zone Strategies

• The prospectus

• Highlight potential for investment

• Describes types of financing needed

• Emphasize completed work

• Identify additional incentives

• Define vision

• Showcase partnerships

• Define steps community is taking to ensure 

OZ investment benefit all citizens

• Exemplify readiness



Think About Your OZ Approach

 Create an Opportunity Zones Strategic Financing Plan that mirrors 

the community’s master plan and economic development strategy.

 Connect the economic and physical development goals of your 

community with aligned development finance strategies and tools. 



Strategic Planning Process

1. Proposal and Engagement Process

2. Setting the Stage – data, backstory, landscape analysis

3. Education and Group Engagement

4. Site Visit and Retreat (2 days)

5. Review of Outcomes

6. Generating the Plan

7. Plan Rollout and Education (1 day)















 Day One – focus on Congress, Administration and Federal Agencies

 Day Two – focused on federal engagement with Opportunity Zones

 Space is limited

 Register online at www.cdfa.net 

http://www.cdfa.net/


Thank You!

Toby Rittner, DFCP

President & CEO

Council of Development Finance Agencies

trittner@cdfa.net

www.cdfa.net
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