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THE HISTORICAL PARALLEL · AND WHERE IT’S DIFFERENT

The 1980s taught us what tax-driven real estate looks like.
OZ 2026 is the disciplined version of the same instinct.
Every generation that produces massive paper wealth eventually produces a real-estate program aimed at unwinding it. In
the late 1970s and early 1980s, the top individual income tax rate was 70%, and the machinery that emerged was the
tax-shelter syndication. Today the trigger is different — not marginal rates but embedded capital gains from a six-year run
in stocks and housing. The instinct is the same. The discipline should not be.

THEN · 1979–1986

The Syndication Era
Top marginal income tax rates sat at 70% through 1981.1

High earners needed a way out. The Economic Recovery
Tax Act of 1981 handed them one: real estate depreciation
was cut from 36 years to 15 years under a 175%
declining-balance method.2

Hotels and multifamily became the preferred vehicles.
Wealthy investors pooled capital into limited partnerships,
took deep paper losses in Years 1–5, and used them to
shelter unrelated ordinary income. Syndication capital
exploded from $2 billion in 1980 to $12.7 billion by 1985,
cumulatively raising $67.9 billion across the decade. At the
peak, deals delivered $4 of write-off for every $1 invested.3

The problem was that the tax benefit — not the property —
was the point. Investors overpaid because pricing was a
residual. Underwriting slid. Inventory outran demand. When
the Tax Reform Act of 1986 introduced passive-loss rules
under Section 469, the shelter collapsed instantly. A
contemporaneous academic study estimated the change
dropped commercial values 29–31% instantly.4 By 1989,
analysts estimated 70%+ of real-estate LPs would lose
money at liquidation.5

Tax code created the demand. Discipline never showed up. The
market corrected on both.

NOW · 2020–2026

The Exit Wave
The trigger this time isn’t marginal income tax. It’s realized
appreciation. Six years of pandemic stimulus, historically low
interest rates, and inflationary tailwinds pushed the S&P 500 to a
total return of +155% since January 20206 — roughly
two-and-a-half times its starting level. National home prices set
an all-time high on the Case-Shiller 20-City index in June 2026,
roughly +60% above January 2020.7 Business owners and
landlords are sitting on the largest embedded gains in a
generation.
They want to exit. They can’t. Federal long-term capital gains sit
at 20% plus the 3.8% NIIT = 23.8% before state tax.8 And the old
workaround — borrow against the position instead of selling — no
longer pencils: the 30-year mortgage bottomed at 2.65% in
January 2021 and now sits at 6.71%,9 roughly 2.5× the low.
The pressure is layered on top of demographics. Cerulli projects
$84 trillion in wealth transfers through 2045, with $53 trillion of it
moving out of Boomer households.10 Old National Bank estimates
2.3–3 million Boomer-owned businesses will change hands this
decade.11 Estate planning, retirement, and succession are
converging on the same window. The Opportunity Zone is the
only federal vehicle that lets these owners exit into a real,
cash-flowing asset and defer / eliminate the tax at the same time.
Embedded gains create the demand. The tax code offers one exit
ramp. This is where the capital wants to land.
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THE LESSON

Same instinct. Fundamentally different discipline.
The 1980s syndication market didn’t fail because tax-motivated capital is bad. It failed because the tax benefit was priced
into the acquisition, and when Congress pulled it, so did the value. The OZ 2.0 program was designed against exactly that
failure mode: the benefit accrues only if the investor holds ten years and only on appreciation the project actually delivers.

PROVEN & SUCCESSFUL

Beachwalk Resort

200 homes · 2003 – today

Amenitized rental resort. Homes have
roughly tripled in value; 2026 median
$1.07M. Proves the resort demand and the
appreciation curve.

PROVEN & SUCCESSFUL

Whisper Dunes

10 homes · 2017 – 2021

Non-rental luxury enclave. Sold out in five
years. Confirmed 2025–26 closings at
$1.35M and $3.01M anchor $475–$525/sf
finished.

NEXT GENERATION

71 homesites · delivering 2027

42-acre assemblage on the last privately
held Lake Kai shoreline. Deeded frontage,
All-Seasons Resort Club, positioned at
$2M+ finished. Inside an Opportunity
Zone.

The 42-acre assemblage was acquired at land basis reflecting Michigan City’s Rust Belt-era past, not its recreational
future. Income is supported by observed Beachwalk and Whisper Dunes rents, not projected occupancy in a market that
doesn’t exist yet.

Same capital. Same instinct. Same generational moment — with forty years of correction built into the design. Buy
at basis. Build the value. Hold the ten. The tax code will still be there.

The waiting was the work. The moment is now.

The full context is on the site.
The Historical Parallel section — with every citation and the full argument — lives inside the Opportunity Zone thesis at
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