Economic Development Tools:
Abandoned Buildings Credits
The following article is first in a series explaining how to use economic development tools.

T

he SC Abandoned Buildings Revitalization Act, first effective on January
1, 2013, and later extended by the
General Assembly through 2021, offers
income or property tax credits as a way to
promote the rehabilitation of eligible empty
or underutilized buildings. The taxpayer
who rehabilitates an eligible building may
apply for one of the tax credits, and the
credit may be passed through to tenants or
subsequent purchasers of the property.
Combining the abandoned building
credit with state and federal historic
rehabilitation credits can dramatically
increase the total tax credit available. A
taxpayer could have a potential total credit
equal to 55 percent of qualified rehabilitation expenses — 20 percent federal historic
preservation, 10 percent state historic
preservation and 25 percent abandoned
building credit.
Meeting eligibility requirements
At the time the taxpayer files the Notice of
Intent to Rehabilitate, the property must be
• at least 66 percent vacant for the
past five years, and the taxpayer who
owned the building immediately
before its abandonment is not eligible
to claim a credit;
• non-income-generating throughout
the abandonment; and
• something other than be a single-family residence.

Buildings placed into service after
July 1, 2018, can be divided up by floor
so that up to seven separate floors can be
considered seven separate projects eligible
for the credit. However, to be eligible for
the credit, the floors must be redeveloped
exclusively for residential use.
The tax credit requires that the developer spend a minimum amount of money
rehabilitating the property, whether it be
through the cost of acquiring the property,
renovating or improving the site, or cleaning up environmental hazards. Demolition
costs cannot be considered an eligible
expense in cases where the building is on
the National Register of Historic Places.
The minimum investment in an
eligible project is lower in small communities because of the greater difficulty
of attracting investment in rural areas.
The minimums are determined by the
population of either the municipality or the
unincorporated area of a county where the
project is located:
• more than 25,000 people: $250,000
• between 1,000 and 25,000 people:
$150,000
• less than 1,000 people: $75,000
Tax credit options and amounts
A taxpayer may choose one of two
credits:
• Income tax credit: This credit can
equal up to 25 percent of eligible

The Western Auto building (1940) and Rose-Talbert building (1914) in downtown Columbia stood vacant
before they were renovated together in 2018. Photo: Rogers Lewis.
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BRIEFS

The International Institute of
Municipal Clerks awarded Beverly
Coleman, clerk/business license
officer for the City of Clemson,
with the Master Municipal Clerk
designation and Amber Barnes,
assistant town administrator/
clerk for the Town of Pendleton
with the Certified Municipal Clerk
designation.
Jonathan Irick, executive director
of Main Street Laurens, was
recently honored as a 2019 Main
Street America Revitalization
Professional recipient at the Main
Street Now Conference. MSARP
is the highest credential offered
through Main Street America and
demonstrates “a mastery of subject
matter essential to downtown
and neighborhood district
management” and illustrates “a
serious commitment to creating
vibrant, healthy Main Streets.”

rehabilitation expenses taken against
state taxes and fees — income tax,
the corporate license fee, taxes
on associations or a combination
of these — but the credit cannot
exceed $500,000 in any tax year. The
taxpayer must submit the Notice
of Intent to Rehabilitate to the SC
Department of Revenue. If a project
receives approval for an income tax
credit, then the taxpayer receives the
credit in equal installments over five
years, beginning with the tax year the
property enters service.
• Property tax credit: The property tax
credit may equal up to 25 percent of
the total rehabilitation expenses, but
no more than 75 percent of the real
property taxes due on the building.
In this case, the Notice of Intent to
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Rehabilitate must be submitted to
the relevant municipality or county.
An approved project can receive a
property tax credit for as many as
eight years, beginning with the tax
year the building enters service.
The application process
The Notice of Intent to Rehabilitate
must provide the site’s location, the amount
of acreage involved, the square footage of
the existing buildings on the site and the
estimated expenses for rehabilitation. The
notice must also indicate which buildings
the taxpayer intends to renovate and
whether new construction is involved. In
addition, when the notice is filed, the “local
taxing entity ratio” must be set and remain
fixed for the credit period. The local taxing
entity ratio is the millage rate of each
participating local taxing entity divided
by the total combined millage rate of all
participating taxing entities.
When seeking a property tax credit
from a municipality or county, the governing body must determine and certify the

The new space for Hotel Trundle and the BOUDREAUX design firm made use of incentives including the
Abandoned Buildings Revitalization Act, the Bailey Bill, tax credits and façade easements. Photo: Rogers Lewis.

eligibility and proposed rehabilitation
expenses by a resolution approved by a
positive majority vote. This determination
must include a finding that the credit will
not violate any covenant, representation
or warranty in an existing tax increment
financing district.
The council must then hold a public
hearing and approve the tax credit by
adopting an ordinance. At least 45 days
before holding the public hearing, the

governing body must give notice to all
affected local taxing entities its intention to grant the property tax credit.
This notice must include the estimated
credit based on projected rehabilitation
expenses. If the other local taxing entities
do not file an objection, they are deemed
to have consented to the credit.
Learn more at www.masc.sc (keyword:
abandoned buildings).

16 Graduate From BLOA Training Institute

T

he spring meeting of the SC Business
Licensing Officials Association Training Institute had 16 municipal
and county officials graduate from the
program.
The institute is designed to improve
the professional and administrative skills
of business licensing officials. The three
sessions officials need to complete the
training institute include topics on general
licensing, problem areas and personal
development. The spring session topics
included duties and authorizations of
business licensing officials in South Carolina, an overview of municipal and county
government as well as business license
administration. The graduates will receive
the Accreditation in Business Licensing
designation, upon passing an exam.
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The 16 graduates are Sherry Atkinson, billing clerk,Town ofWest Union; Noel Blackwell, town clerk,Town of Lyman;
Tami Boyle, business license specialist,Town of Mount Pleasant; Caitlin Cothran, manager for collection programs,
Municipal Association of SC; Rodnisha Howzell, accounting specialist, City of Greenwood; Jackie Kelley, clerk/
treasurer,Town ofWest Union; James Ledlow, business licensing officer, City of Spartanburg; Mayor Linda Gail Oliver,
Town ofWest Union; Karen Osborne, revenue coordinator, City of Greenville; Chaconas Parson, town clerk,Town
of Andrews;Tim Roberts, business license inspector, City of Greer;Ashley Rochester, business license coordinator/
inspections, City of Clinton; KathyTeague, planning/zoning coordinator, City of Union; KarineThomas, business
licensing director, City of Hartsville; CarrollWilliamson, planning and development director, City of Cayce; and
CatrinaWoodruff, accounting manager, City of Greer.

