




Information contained in presentation is 
provided for educational purposes only.  All 

are advised to seek the counsel of an attorney 
and/or accountant for specific situations.



WELCOME

Mayor Chasity Wells-Armstrong
City of Kankakee



INTRODUCTION OF KEY CITY

Jake Lee
Key City CDC, Board Chair





 
 

Key City Community 
Development Corporation 

 Vision 
• To facilitate transformational growth within 

Kankakee City 
 
Mission 
• To cultivate quality of life improvements 

through long-term, sustainable, economic 
growth in areas of tourism, entertainment, 
culture, business development, and home 
ownership while maintaining the uniqueness 
of Kankakee. 



 
Role of  

Key City Community 
Development Corporation  

 
•  Assist the Mayor in moving Kankakee forward though 

Transformational Growth  
 
•  Key City C.D.C. will focus its efforts around four 

components:    

1.  Land 
2.  Business  
3.  Education  
4.  Housing 



Key City C.D.C. is  
Dedicated to Progress 

Simple, short-term projects can test 
concepts and build momentum for larger 
revitalization efforts. 



  
 
 
 
 
 
 

Business 
 

Key City Will Develop  
an Entrepreneurial Ecosystem 

 
 
 
 
 

•  Create an environment where people want to do 
business and then identify and support 
entrepreneurs.  

•  i.e. Pop Up Retail,  commercial enterprises 
•  Shared Workspace 
•  Arts & Culture 
•  Entertainment enterprises 



Small Business Education  
•  Key City C.D.C. will partner with the local college and subject 

matter experts to create an intensive small business planning 
and accelerator program for new and existing businesses  

•  Key City will assess  (individual and/or small business) and 
create an MBA level curriculum designed to assist businesses 
in writing fundable business plans, counseling and a toolkit  to 
prepare them for success. 

•  Graduates (advanced) may qualify for SBA loan or CRF loan 
as start up capital 

•  Key City will also work with TIF resources to create workforce 
development programs providing skilled workforce. 



Housing 
•  Key City will work to develop various housing 

alternatives  from single family, rental, seniors 
and will target various demographic and 
income groups : 

•  Veterans 
• Millennials  
•  Seniors 
•  Families 
• College Students 
•  Single Adults 
•  Professionals 



OPPORTUNITY ZONE PRINCIPLES

Scott Styck & Karen Benson, CPAs
Smith, Koelling, Dykstra & Ohm, P.C.





































SMALLER PROJECTS

Dave Baron
Key City Board Member

& Attorney, Deck & Baron



Information contained in presentation is provided for educational purposes only.  All 
are advised to seek the counsel of an attorney and/or accountant for specific situations.

LAWYER DISCLAIMER!



Opportunity Fund Tax Calculator:   
   https://opportunitydb.com/tools/calculator/ 

Return Potential
Here’s what $100 worth of capital gains would return

In 10 years, after taxes collected, assuming 7% investment appreciations
https://eig.org/wp-content/uploads/2018/02/Opportunity-Zones-Fact-Sheet.pdf

$132 $176vs.
in a traditional stock portfolio by investing in an Opportunity Fund



Types of Opportunity Funds

• Outside Investor Funds
• Local Investor Funds
• Funds of $ Billions
• Funds of $ Thousands

All self-certify using the same IRS Form 8996

• Pooled Funds
• Single Investor Funds
• Multiple Project Funds
• Single Project Funds



Comparison to 1031 Exchange
1031 Exchange
•  Like-Kind Exchange Required
•  Restricted Types of Property
•  No Liquidity
•  Perpetual Deferral of capital 

gains tax
•  Step-Up Basis upon Death

Opportunity Fund Investment
•  Like-Kind Exchange Not Required
•  Any Capital Gains Realized
•  Available Liquidity
•  Must pay (potentially reduced) capital 

gains tax in 2026
•  Heirs receive tax benefit upon death
•  Elimination of capital gains tax on 

appreciation on investment



Example 1: Residential Rehab
•  Property manager creates new LLC as Opportunity 

Fund and injects capital gains (hers or someone 
else’s) or other sources of funding (loan, debt, 
pocket change) 

•  Fund purchases single family residential property 
and substantially improves it (spends double the 
value) using capital gains or other sources

•  Manager receives regular income from rent
•  After 10 years, no capital gains tax on any 

appreciation to property
•  Same process for commercial properties, mixed-use 

multiple tenants, etc.
City of Kankakee, Median Sales Price for Single Family Traditional Sales

Past 12 Months = 21.2% Increase.  Past 36 Months – 47% Increase



Example 2: Business Expansion
• Existing Biz creates new LLC to qualify as 

Opportunity Fund and invests capital gains
• Fund purchases real estate and substantially 

improves the property
• Fund serves as Holding Co. and permits 

Existing Biz to lease the property



Example 3: Start Ups

• Angel Investor
•  Investor with capital gains creates LLC 

certified as Opportunity Fund to purchase 
shares in a New Biz

•  Incubator
• See Example 1 and apply to new 

commercial property



LARGER PROJECTS

Frank Koehler, City of Kankakee
Tim Nugent, Economic Alliance

Scott Snavely, Midland States Bank



KANKAKEE 
OPPORTUNITY ZONE 

Availability of Opportunity Zone, Tax 
Increment Financing, Enterprise Zone, 
Historic Tax Credits, and other benefits  

 





KANKAKEE OPPORTUNITY ZONE 
• DOWNTOWN RIVERFRONT MASTER PLAN – 

PROPOSED PUBLIC IMPROVEMENTS: 
  

•  Lighting on Key Bridges 
•  Streetscape Enhancements 
•  White Water Run 
•  Kayak/Canoe Launches 
•  Festival/Entertainment Venue 
•  Linear Bike Way / Pedestrian Walkways 
•  Pavilions, Gardens, Enhanced Landscaping 



KANKAKEE OPPORTUNITY ZONE   
  

•  PRIVATE INVESTMENT SCENARIO’S 
•  Market Rate Multi Family Residential 
•  Mixed Use Residential/Commercial/Office 
•  Senior Citizen Housing 
•  Lease to Own Townhome/Duplex Developments 
•  Corporate Offices / R & D Facilities 
•  Small to Mid-sized Manufacturing/Industrial Uses 
•  Distribution / Logistic Facilities 
•  Restaurants 
•  Hotels 









KANKAKEE OPPORTUNITY ZONE   
FOR MORE INFORMATION, PLEASE CONTACT: 

FRANK KOEHLER 
ECONOMIC DEVELOPMENT DIRECTOR 

CITY OF KANKAKEE 
850 N. HOBBIE AVENUE 

KANKAKEE, ILLINOIS 60901 
815.933.0488 

Fjkoehler@citykankakee-il.gov 



Kankakee Riverfront OZ Basics 
Thursday,	May	16,	2019													Kankakee	Public	Library	





Click	to	download	complete	
2019	Kankakee	County	Market	Profile	



City of Kankakee: A Vital Role 
•  Historic	Downtown	District	

•  Riverfront	Master	Planned	Area	

•  Medical	Corridor	

•  Government/Civic	Center	

•  Employment	&	Entrepreneurship	Hub	

•  Community	Gateway	

•  Market-rate	Multifamily	Residential	
(Unmet	demand	for	800+	units)	

•  Hospitality	&	Recreation	

•  Office,	incl.	Co-working	&	Incubation	

•  Niche	Manufacturing	&	Retail	

•  Business	Services	



Click	image	to	access	40+	OZ	properties	
Kankakee	Riverfront	OZ	Property	Portal	



Click	image	to	access	40+	OZ	properties	
Kankakee	Riverfront	OZ	Property	Portal	
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Click	image	to	access	40+	OZ	properties	
Kankakee	Riverfront	OZ	Property	Portal	



Contacts 
	Timothy	Nugent	 	 	 	Lisa	Wogan	

	President/CEO	 	 	 	Vice	President,	Marketing	

	tnugent@kankakeecountyed.org	 	lwogan@kankakeecountyed.org		



Opportunity Zone Basics 



OZ Funding Stack-Midland Example 
PROJECT SOURCES 

Owner Equity 
                     Private Equity 
                     Grants 
                     Cash 
                                                          __________________ 
                                                                        1,000,000 
Total Owner Equity     1,000,000       10% 
 
OZ Funds                                               7,000,000          70% 
Midland Debt                                          2,000,000          20% 
Subordinate Debt                                                               0% 
                                               ___________________ 
Total Sources of Funds                    10,000,000             100%                                                
 

Owner’s 
Equity 

1,000,000 
10% 

OZ 
Funds 

7,000,000 
70% 

MSB Debt 
2,000,000 

20% 

LLC 

LLC purchases a building. 
Substantially improves the 
property. 

Fully amortizing 
Ten years/20 year 
amortization 
Market Interest Rates 
Mitigates Refinance 
Risk 

Land																																																															500,000	
Acquisition	Cost																																											2,500,000	
Construction	Costs																																						5,000,000	
Soft	Costs																																																				1,500,000	
Contingency																																																			500,000	
	
Total	Uses	of	Funds																																			10,000,000	
	

PROJECT USES 
 



COMMERCIAL LOAN TYPES 
  Commercial	Real	Estate	

		
•  Retail	with	Credit	Anchor	
•  Retail	without	Credit	Anchor	
•  Multi-Family	
•  Office	–	OO	
•  Office	–	NOO	
•  Industrial	–	OO	
•  Industrial	–	NOO	
•  Warehouse	–	OO	
•  Warehouse	–	NOO		
•  Senior	Care	
•  Hotel/Motel	(mid-tier	or	high	tier	

flag)	
•  Gas	Station/Car	Wash/C-Store	
•  Special	Use	
•  New	Construction/Rehab	financing	
•  SBA	504/FHA	w/Love	Funding/TIF	
	

Equipment	Finance	
(Leased	or	Financed)	

•  Guidance	Line	for	multiple	periodic	
purchases	

•  Agriculture	Equipment	
•  Municipal	Vehicles	(Police,	Fire,	

Ambulance,	Fleet)	
•  Industrial	or	light	duty	equipment	
•  Tractor/Trailer		
•  Construction	Equipment	
•  Medical	Equipment	
•  Computers/Software,	etc.		
	
Operating	Lines	

Lines	of	Credit	for	Working	Capital/Cash	Flow	



LOVE FUNDING 
KNOWLEDGE. INTEGRITY. RESULTS. 

FHA FINANCE SOLUTIONS 
Multifamily | Healthcare | Hospital 

LOAN PROGRAMS 

Love funding provides refinance, acquisition, construction, 
rehabilitation and bridge loans for market-rate multifamily and 
affordable housing communities, healthcare facilities and senior 
housing, as well as hospitals. In the last 2 years, we’ve closed nearly 
$1.8 billion in HUD-insured financing for our valued clients.   

www.lovefunding.com 



  
BENEFITS OF FHA FINANCE 
There are a lot of finance options out there, but we 
firmly believe in the many benefits of FHA financing. 
In fact, we focus exclusively on HUD-insured loan 
programs and have the knowledge and expertise 
to show for it. 
ü  Low, fixed interest rate 

ü  Non-recourse 
ü  Fully assumable 
ü  Long-term amortization 

ü  Flexible pre-payment structure 

 

BRIDGE LOAN PLATFORM 
Love Funding offers a bridge-to-HUD loan platform as an interim 
financing option when quicker executions are required or HUD 

regulations dictate the need for interim financing. 



Midland States Bank 
R. Scott Snavely 

 Market President II 
Kankakee County, Beecher, Dwight 

310 S. Schuyler Ave. 
Kankakee, IL 60901 

815.465.7275 
rsnavely@midlandsb.com 

www.midlandsb.com 

Brent Frank 
Love Funding 
815-230-4370 

Bfrank@LOVEFUNDING.com 
 
 
 



FUND ADMINISTRATION &
EQUITABLE DEVELOPMENT

Linda Crane
Protagonist Capital LLC



 
 

Protagonist Capital LLC 
Key City CDC  

“Opportunity Zone Basics: 
Using the New Incentive to Support Large and Small 

Projects” 

Thursday,	May	16,	2019	
Kankakee	Public	Library	

Kankakee,	Illinois	
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Opportunity Zones Overview 

PROTAGONIST	CAPITAL	LLC 
 
 

Alternative Financing Solutions 
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www.protagonistcap.com	



Who is 
Protagonist 
Capital? 
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Founded	by	two	of	Chicago’s	leading	
lawyers,	Michael	O.	Brown	and	Linda	R.	
Crane	to	pursue	their	vision	of	a	firm	that	
reinvents	the	alternative	financing	industry	
and	has	a	strong	positive	impact	on	the	
communities	in	which	they	operate.			

Protagonist	Capital	is	a	diverse	firm	that	
offers	its	clients	direct,	often	exclusive	
access	to	real	estate,	private	equity,	and	
secondary	market	assets	along	with	
comprehensive	back	office	administration	
and	accounting	services.			



What Are 
Opportunity 
Zones? 
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Sponsored	by	Sen.	Tim	Scott	of	South	Carolina,	and	passed	by	
Congress	as	a	part	of	the	Tax	Cuts	and	Jobs	Act	of	2017,	The	
Opportunity	Zone	Act	encourages	long-term	investments	in	low-
income	urban	and	rural	communities	throughout	the	U.S.	and	its	
territories.	It	is	intended	to	stimulate		investment	and	economic	
development	in	designated	areas	known	opportunity	zones..	

The	Act	provides	a	powerful	way	for	investors	to	shelter	realized	
capital	gains	by	re-investing	them	into	qualified	Opportunity	
Funds.	Purpose	is	to	be	used	as	a	community	investment	tool.	

To	summarize:	Opportunity	Funds	invest	in	Opportunity	Zone	
Businesses	that	are	located	inside	of	Opportunity	Zones.		



Community Playbook for Opportunity Zone 
Projects 
•  Bipartisan	support	of	Tax	Cuts	and	Jobs	Act	of	
2017	(legislation	championed	by	Sens.	Tim	
Scott	and	Corey	Booker).	

•  The	pot	of	potential	capital	eligible	for	
reinvestment	in	Opportunity	Zones	climbs	to	a	
total	of	$6.1	trillion	(Forbes,	July	18,	2018).	

•  New	and	expanding	businesses,	affordable	
housing,	infrastructure,	energy,	commercial	
developments,	or	just	about	anything	else	that	
creates	productive	economic	activity.	

•  Need	to	assess	neighborhood	types	and	match	
strategies	accordingly.	

•  Rethink	ROI	for	nontraditional	investment	
communities.	
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The Designation of Opportunity Zones 
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1	

Each	State	nominated	
census	tracts	to	be	
designated	as	
Opportunity	Zones.	

2	

Must	be	a	population	
census	tract	within	a	
State	that	qualifies	as	a	
low	income	community.		

3	

Some	states	have	designated	some	non-
low	income	communities	as	Opportunity	
Zones	(this	tract	is	contiguous	to	a	low	
income	community	designated	as	an	
Opportunity	Zone).	



Opportunity 
Zones Census 
Tract 
Qualifications 
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Poverty	rate	of	20%	or	higher	or	
median	household	income	that	is	less	
than	80%	of	the	the	surrounding	area.	

Governors	were	allowed	to	designate	
25%	of	their	states’	eligible	tracts	as	
Opportunity	Zones	

Nationwide,	about	8,700	areas,	have	
been	approved	as	opportunity	zones	



Illinois Opportunity Zones 
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Illinois Opportunity Zones 

For	Educational	Purposes	Only.	CONFIDENTIAL-		PROTAGONIST	
CAPITAL	©	2019		

															
72	



Chicagoland Opportunity Zones 
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Three Tax Benefits from Investing in 
Opportunity Zones 

	

1.   Deferral	of	initial	capital	gains	from	recent	sales.	
2.  Elimination	of	a	portion	of	gains	from	recent	sales	reinvested	in	

qualified	opportunity	zone	fund	interest	upon	5th	(10%	initial	
capital	gain	eliminated)	and	7th	(additional	5%	of	initial	capital	
gain	eliminated)	year	anniversary.	

•  Up	to	15	percent	of	the	gains	realized	from	recent	sales	
or	exchanges	and	reinvested	in	a	qualified	opportunity	
fund	can	be	eliminated.	

•  Investor	may	only	defer	invested	initial	gain	until	
December	31,	2026.	

3.	Opportunity	Zone	project	gain	tax-free	after	10th	anniversary	of	the	
investment.	
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90- Percent 
Test 
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Qualified	Opportunity	Fund	

At	least	90	percent	of	its	
assets	in	qualified	

opportunity	zone	property.	

10%	of	assets	may	be	
invested	elsewhere.	

Fund	must	meet	compliance	
requirements	(at	six-month	period	of	
the	taxable	year	and	at	end	of	tax	year)	



Proposed Opportunity Zones Regulations 
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70%	of	business	
assets	in	Zone	
“is	substantially	

all”	

Opportunity	
Funds	have	31	
months	to	
invest	

Treatment	of	
land	–	doesn’t	

count	in	
“substantial	

improvements”	



Types of 
Qualified 

Opportunity 
Zone Property 

Interests 
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Qualified	opportunity		zone	
fund	stock	–	invest	in	

opportunity	zone	corporation.	

Qualified	opportunity	fund	
zone	partnership	interest	–

capital	interest	in	OZ	
partnership	

Qualified	opportunity	fund	
zone	business	property	

Tangible	property	

i)	original	use	–	“ground-up”	
development	

ii)	substantial	improvement	–30-
month	period	timeframe.	

Not	eligible:	commercial	golf	
course,	country	club,	massage	
parlor,	hot	tub	facility,	suntan	
facility	,	racetrack	,gambling	
facility	or	liquor	stores.	



Limitations on Investments 

•  Must	invest	all	capital	gains	into	the	fund	within	
180	days	of	sale	or	exchange	transaction.	

•  No	minimum	or	maximum	in	regulations	limits	on	
the	amounts	of	contribution.	

•  Investors	can	invest	personal	monies	with	capital	
gains	contribution	to	the	opportunity	zone	fund,	
but	will	only	receive	tax	benefits	from	capital	gains	
contribution.	
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Potential 
Steps to 
Avoiding the 
Negative 
Effects of 
Gentrification  

Towns	adopt	and	enforce	zoning	and	affordable-housing	laws	as	new	
capital	flows	into	the	community.	

Leaders	must	ensure	that	a	large	portion	of	locals	are	hired	to	build	and	
service	new	projects			

Local	government	can	take	the	new	payroll-tax	and	property-tax	revenues	
and	reinvest	them	in	the	community	to	improve	basic	services	and	

infrastructure.	

Investors	can	offer	cheap	renovation	loans	and	subsidized	mortgages	so	
local	community	can	benefit	from	rising	property	values	instead	of	getting	

priced	out.	
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Why 
Protagonist 
Capital? 
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Our	team’s	business	principals	supported	by	70+	
years	of	legal	and	development	experience.	

Offer	creative	alternative	financing	solutions	for:	

• Opportunity	Zone	Financing;	
• EB-5	Funding;	
• Tax	Increment	Financing;	and	
• Foreign	direct	investment	blended	with	debt	funding.	

Purpose-built	back	office	fund	administration.	

• Leading	industry-leading	solutions	to	specialized	financial	
transactions,	our	team	offers	an	unsurpassed	level	of	
customer	service	to	Opportunity	Zone	Fund	and	alternate	
financing	managers	and	their	investors	



Our Menu of 
Services 
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Opportunity	Zone	Financing	

EB-5	Financing	

New	Market	Tax	Credit	Financing	

Consulting		

Community	Support	Initiatives	



Funding of 
Projects 

For	Educational	Purposes	Only.	CONFIDENTIAL-		PROTAGONIST	CAPITAL	©	2019		

															 82	

Protagonist	Capital	can	assist	funding	of	
your	project	with	comparative	financial	
modeling	and	non-traditional	sources	of	
funds.	

Protagonist	Capital	can	advise	and	
consult	regarding	your	projects	
suitability	as	a	potential	Opportunity	
Zone,	EB-5,	foreign	direct	investment		or	
tax-increment	financing	project.	
	



Michael	Brown	
Managing	Partner	 Linda	Crane	

Managing	Partner	
Elizabeth	Bleakley	
General	Counsel	

Michael	Janniere	
VP	of	Operations	

PROTAGONIST	CAPITAL	TEAM	
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Contact Information 

Linda	R.	Crane,	Managing	Member	

55	West	Monroe	Street,	Suite	3600		
Chicago,	Illinois	60603-5026	
Office:	312-675-4256	
Email:	Linda.Crane@ProtagonistCap.com	
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PROTAGONIST	CAPITAL	LLC 
 
 

Investing Towards Stronger Communities  
 
 

www.ProtagonistCap.com	



GRAPES & HOPS
251 South Schuyler Avenue

All are invited to continue 
the conversation at


