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The information provided here is for informational and educational purposes and current as of the date of publication. The information is not a substitute for legal advice and does not 
necessarily reflect the opinion or policy position of the Municipal Association of South Carolina. Consult your attorney for advice concerning specific situations.
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Tax Credit Marketplace: A Timeline

www.taxcreditmp.com

2010
Principals began monetizing S.C. tax credits

2013
Formed Tax Credit Marketplace, LLC
Tax Credit Marketplace began connecting investors with developers to partner in the monetization and investment of tax credits.

2014
Launched first annual state credit fund
This state credit fund was designed to aggregate credits, which solved an inefficient market.

2017
Formed Poinsett Securities, LLC
Poinsett Securities, LLC was formed to be a captive Broker Dealer for Tax Credit Marketplace, LLC

2017
Closed first federal tax credit fund

2021
Opened Charleston, SC office

2024
Opened Columbia, SC office

2024
$192M in Monetized Tax Credits
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Purpose of South Carolina 
Rehabilitation/Revitalization Tax Credit

www.taxcreditmp.com4

The acts create an incentive for the rehabilitation, renovation, and 
redevelopment of abandoned and/or historic buildings located in 
South Carolina.



SC Tax Credits: By the Numbers

SC Annual Revenue: $14B

SC Estimated Annual Tax Credits Claimed: $1B 

SC Revitalization Credits Claimed: $70-80M

www.taxcreditmp.com



Glossary

www.taxcreditmp.com

SC DOR South Carolina 
Department of Revenue

SHPO State Historic Preservation Office

NPS National Park Service

NOI Notice of Intent

Resolution/Ordinance

Part I, II, III Application

QRE Qualified Rehabilitation Expense

Cost Certification/AUP Report
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Available Incentives Through TCM*

www.taxcreditmp.com

*TCM can invest alongside Opportunity Zone Funds, New 
Market and LIHTC

SC Abandoned Buildings 
Revitalization Act

SC Textile Communities 
Revitalization Act

SC Historic Rehabilitation 
Incentives Act

Federal Historic Rehabilitation Act



Abandoned Building Revitalization
• 2/3 vacant continuously for 5 years prior to submission of NOI
• Costs to increase square footage by over 100% excluded from

credit calculation
• 25% credit; $700k maximum per site. Can be multi-sited in

certain circumstances to maximize credits
• Final actual rehab costs must be greater than 80% and

capped at 125% of amount in NOI
• Current sunset: 12/31/2035

www.taxcreditmp.com8



A/B Qualifying Rehabilitation Expenses
Included Not Included

Renovation costs of existing building
Cost of acquiring the building, land and other improvements 

– including purchase price

Redevelopment costs of existing building
Expenses incurred on an abandoned building that is not 

renovated/redeveloped

Demolition expenses
Demolition expenses if building is on National Register for 

Historic Places
Demolition expenses if building site is not redeveloped

Construction of new buildings
Expenses incurred prior to sending Notice of Intent to 

rehabilitate site or unit

Expenses that double the square footage of an abandoned 
building

(Various Rules for Textile)

Expenses associated with the increase in square footage if it 
is more than double the existing building

Environmental remediation 
All expenses when the minimum amount of rehabilitation 

expenses based on the building site location are not incurred

Site Improvements
All expenses when actual expenses are less than 80% of the 

estimated expense reported in Notice of Intent

Other Improvements on the building site Cost of personal property at the building site

Source: SC Rev Ruling 15-7
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Notice of Intent
Additional guidance issued (June 2015)
AB: SC Rev Ruling 15-7

• Building site, unit or parcel location
• New construction
• Acreage in site
• Square footage of existing buildings
• Estimated expenses (QREs)

www.taxcreditmp.com10



The Dewberry Hotel
L. Mendel Rivers 
Federal Building 

(built 1964)
Charleston, SC

Abandoned Building 
Credit Producing Projects

Anchorage Restaurant
586 Perry Avenue

Greenville, SC

www.taxcreditmp.com

5th and Sloan Apartments
2901 Rosewood Drive

Columbia, SC
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BEACON BLUFF: NORTH AUGUSTA 
NORTH AUGUSTA SUCCESS STORY
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Textile Revitalization
• SC Rev-Proc 15-08
• 25% credit - unlimited
• 80% closed continuously for at least ONE year prior to 

filing NOI; or non-operational as a textile facility
• Site may be subdivided with separate developers
• Pre-2008: 1,000 feet; excludes ancillary service areas 

unless property acquired pre-1/1/2008 (footprint rule)
• Includes only areas within the boundaries of the 

manufacturing, dyeing or finishing operation
• Post 2018: Distressed area rules commenced

www.taxcreditmp.com15



Textile Footprint Rule

www.taxcreditmp.com

Phase II – 2016
66.78%

Phase I – 2015
52.38%
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Exception to Footprint Rule
If textile site lies in distressed area, as designated by 

COG, then footprint rule does not apply.
The Appalachian Council of Governments Board of Directors 
designates the following areas as distressed in 6 Upstate counties: 
• Census tracts designated distressed areas by the U.S. Economic Development 

Administration
• Census tracts designated distressed areas by the Appalachian Regional 

Commission
• Census tracts designated Opportunity Zones by Governor Henry McMaster
• Census tracts eligible for New Market Tax Credits
• Appeals available

www.taxcreditmp.com18



Council of Governments (COG)

www.taxcreditmp.com19



100 Roe Road - Travelers Rest, SC

www.taxcreditmp.com

• Former EMB-Tex Plant
• Multiple phases: Single Family Residential, 

Multifamily, and Commercial

• $100 - $120 million estimated development budget
• Placed in service over 3-year period (2022 -2024)
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2721 White Horse Rd
Greenville, SC

Former JP Stevens Textile Mill site

Textile Credit Producing Projects

www.taxcreditmp.com21

Markley Place
110 Markley Street

Greenville, SC



Notice of Intent

www.taxcreditmp.com

• Textile: SC Rev Proc 15-8

• Building site, unit or parcel 
location

• New construction

• Acreage in site Square 
footage of existing buildings

• Estimated expenses (QREs)
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Certifying Resolution
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Environmental Indemnity 

www.taxcreditmp.com24



Project Placed In-Service

Source: SC Rev Proc 15-8
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3rd Party Cost Certification

www.taxcreditmp.com26



SC Historic Rehabilitation Tax Credits
• 25% tax credit up to $4 million QRE OR 10%

unlimited; may be combined with Textile and
Abandoned Building

• Properties that qualify for Federal Historic
Rehabilitation credits (20%), also qualify for SC
Historic Rehabilitation credits (25%)

• June 2015 – Amended to offer 25% option up to $4
million QRE

www.taxcreditmp.com27



Historic Credit Producing Project

20 South Battery
Charleston, SC

www.taxcreditmp.com28



Rehabilitation Supported by TCM
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Community Impact

www.taxcreditmp.com30

• Investors: 650+
• Projects: 121+
• Real Estate Developers: 90+
• Counties: 21
• Total estimated rehabilitation investment: $888 million
• Total tax credit investments: 165
• Total credits monetized: $192 million



Community Impact

www.taxcreditmp.com

Rehabilitation Acts

Tax Resolutions &
Ordinances

Capital

Tax Credits

Capital

Tax Credits

$$$$



Community Impact

www.taxcreditmp.com

Increased Sales 
Tax & Income 
Tax Revenue

Increased 
Property Taxes

Taxpayers Spend 
Savings Locally & 
New Jobs Created

=
Increased 

Local Revenue

$$$$ =



Recent Fund Size
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Annual Fund Average 
Investor Credit Subscription
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Credits by Asset Type
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Fund Investments by County

*Assumes each project is the same size

www.taxcreditmp.com
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Fund Investments by City

*Assumes each project is the same size
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SC Tax Credit Life Cycle

• 3 or 5-year put/call

100% - 97% - 100%

0% - 3% - 0%

www.taxcreditmp.com38



SC Tax Credit Investment Example

www.taxcreditmp.com

Individual*

Taxable Income $4,025,000

SC Tax Rate 6.0%

SC State Tax Liability $250,000

State Credit Price $0.840

Total Contribution $210,000

Initial Contribution Date 7/1/2025

XIRR 24.7%

Total Savings $40,000
*Accredited Investor



SC Tax Credit Investment Example

www.taxcreditmp.com

C-corporation

Taxable Income $10,000,000

SC Tax Rate 5%

SC State Tax Liability $500,000

State Credit Price $0.840

Total Contribution $420,000

Initial Contribution Date 7/1/2025

XIRR 24.7%

Total Savings $80,000



SC Tax Credit Investment Example

www.taxcreditmp.com

S-corporation

Taxable Income $10,000,000

SC Tax Rate 5%

SC State Tax Liability $500,000

State Credit Price $0.840

Total Contribution $420,000

Initial Contribution Date 7/1/2025

XIRR 24.7%

Total Savings $80,000



SC Tax Credit Investment Example

www.taxcreditmp.com

Bank Tax

Taxable Income $10,000,000

SC Tax Rate 4.5%

SC State Tax Liability $450,000

State Credit Price $0.840

Total Contribution $378,000

Initial Contribution Date 7/1/2025

XIRR 24.7%

Total Savings $72,000



SC Tax Credit Investment Example

www.taxcreditmp.com

Insurance Premium Tax

Taxable Premiums $50,000,000

SC Tax Rate 1.25%

SC State Tax Liability $625,000

State Credit Price $0.840

Total Contribution $525,000

Initial Contribution Date 7/1/2025

XIRR 24.7%

Total Savings $100,000



SC Tax Credits May Be Used Against

www.taxcreditmp.com

Income Tax Credit
A credit against taxes imposed under the following:
• Title 12
• Chapter 6 (income tax) 
• Chapter 11 (bank tax) 
• Chapter 13 (savings and loan),
• Chapter 20 (corporate license fees)
• Title 38, Chapter 7 (insurance premium tax)
• Or, any combination of these taxes 

A taxpayer’s selection of the credit type is made when filing the Notice of Intent with 
the Department or with the county or municipality in which the property is located.

Source: SC Rev Ruling 15-7



SC Tax Credit Investment

www.taxcreditmp.com45

Assumptions
State Tax Credits $250,000
State Credit Price $0.840
Total Contribution $210,000
Initial Contribution Date 7/1/2024

Abandoned Building or Historic Credits (AB-3|H-3) Textile Credits (T-5)
Date Amount Date Amount
7/1/2024 -$70,000 7/1/2024 -$42,000
4/15/2025 $83,333 4/15/2025 $50,000
7/1/2025 -$70,000 7/1/2025 -$42,000
4/15/2026 $83,333 4/15/2026 $50,000
7/1/2026 -$70,000 7/1/2026 -$42,000
4/15/2027 $83,333 4/15/2027 $50,000

7/1/2027 -$42,000
4/15/2028 $50,000
7/1/2028 -$42,000
4/15/2029 $50,000

XIRR 24.7% XIRR 24.7%
Tax Savings $40,000 Tax Savings $40,000



SCDOR Estimates

Source: Jan 2024 by the SC Revenue and Fiscal Affairs Office

www.taxcreditmp.com
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SCDOR Estimates

Source: Jan 2024 by the SC Revenue and Fiscal Affairs Office

www.taxcreditmp.com

The projected amount of utilized state textile tax

credits will range from $55 - $60M+ over the

next three years for South Carolina taxpayers.
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Federal Historic Tax Credits
• 20% credit

• Construction at least 50 years old. Must be a “certified 

historic structure” on National Register of Historic Places 

administered by the NPS or located in a historic district and 

certified as having historic significance

• 5-year utilization period

• Can stack with AB or Textile and SC Historic

• Bailey Bill available

www.taxcreditmp.com48



Federal Historic Tax Credits
Federal Historic Program Accomplishments 1977- 2023
• $131.71 billion in historic rehabilitation investments
• 49,263 projects certified as Historic Projects

National Park Service HTC 2023 Annual Report Highlights: 
• $34.8 billion of total rehabilitation investments (Qualified Rehabilitation Expenditures)
• 4,922 projects certified as Historic Projects

South Carolina Statistics 2016-2023
• 98 projects completed
• $489.73 million of qualified rehabilitation expenses
• $97.9 million in Federal Historic Tax Credits generated

www.taxcreditmp.com49



Ideal Federal Tax Credit Buyer
Individuals with substantial passive 
income from pass through entities.

Individuals – real estate professionals 
with active income

C-corporations that are not closely held 
or personal service corporations. 

www.taxcreditmp.com50



IRS Revenue Procedure 2014-12

• Outlines deal structure that provides “safe harbor”
• Developer can provide certain guarantees; i.e., 

completion, environmental and financial covenants
• Developer responsible for operating deficits
• Investor has material interest in income, gain or loss
• 20% minimum investment required before PIS

www.taxcreditmp.com51



Historic Credit Producing Project

www.taxcreditmp.com

Savage Craft Brewery
420, 424 – 426 Center Street 

West Columbia, SC 
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www.taxcreditmp.com

Potential Investor Benefit

Investor’s 
estimated tax 

payments 

Interest bearing 
investment 

option

Capital 
contribution to 
TCM Annual 

Fund
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Next Steps for Prospective Investor
Fill out and return non-binding indication of interest form. Digital version available 
from TCM Investor Relations Manager (tshimow@taxcredtimp.com).

If credits are available, TCM drafts subscription documents and sends to investor. If 
credits are currently available, investor moves to waitlist. 

Investor completes subscription documents and provides supplemental information as 
needed (e.g. driver license).

Investor makes capital contribution via a wire transfer or check. Credits are allocated by TCM.  

1

2

3

4



www.taxcreditmp.com

Next Steps for Prospective Investor

Investor to pay capital contribution by July 1. 

TCM to send K-1 Schedule to investor to be attached to SC tax return in April.

TCM to send updated supplemental in February to investor. 

Following Year:  

1
2
3



Credit Monetization Process

www.taxcreditmp.com

ONE
We help developers structure their projects to fully leverage 
these tax credits.
TWO
We review financial statements, agreements, and qualifying 
expenses, to ensure that the tax credits are generated in 
accordance with applicable laws and regulations.

THREE
We create offerings to invest in ownership interest of credit-generating 
projects.
FOUR
Accredited investors subscribe to the offerings, receive 
an allocation of tax credits created by the projects, thus 
creating a reduction in taxes.
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Special Pro Rata

SC credits may be specially allocated to a 
Tax Credit Member through language in 

the Operating Agreement

Federal Credits cannot be specially 
allocated

Allocated Pro-Rata

Tax Credit Allocation Rules

www.taxcreditmp.com57



Federal Tax Credit Life Cycle
• 5-year flip for Federal 

Investor, followed by put

www.taxcreditmp.com58



1770 Anchorage
William Elliott House (est. built 1800)

1103 East Bay Street
Beaufort, SC

Unique Projects

Former Aug Smith Dept Store Building 
174 East Main Street

Spartanburg, SC
(est. built 1926)

www.taxcreditmp.com59



Savage Craft Ale Works
430 Center Street
West Columbia, SC

Federal & State 
HTC Credits
AB Credits

William T. Wilkins House 
105 Mills Ave
Greenville, SC

(Built 1878)

Federal & State 
Historic Credits

AB Credits

www.taxcreditmp.com60



Historic Rehabilitation
Part I Approval:
The individual listing on the National Register of Historic Places of the Building;
or determination by the National Park Service that the building is located in a
registered historic district and is certified as being of historic significance to the
district.

www.taxcreditmp.com

Part II Approval:
The conditional determination by the National Park Service that the
rehabilitation of the building described in the plan and specifications is
consistent with the historic character of the building and meets the Secretary’s
standards.
Part III Approval:
Determination by the National Park Service that the completed rehabilitation of
the building is a “certified rehabilitation” of a “certified historic structure.”
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Underwriting and Due Diligence

www.taxcreditmp.com

Property
• Deed
• Title Insurance Policy
• Survey
• Permits
• Site Plans
• Environmental Reports / 

Phase I (II if applicable)

Legal
• LLC Formation
• Certificate of Good 

Standing
• Amended and Restated 

Operating Agreement
• Environmental Indemnity
• Guaranty
• Lender Approval of 

Transfer of LLC Interests

Financial
• Construction Budget
• Development Pro Forma 

(including stabilization)
• Guarantor(s) Personal 

Financial Statement
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Recent Legislation

Extend the provisions of the SC AB Rules until 12/31/2025; Railway easement

Pass through trade and business income

Comprehensive Tax Cut Act of 2022

www.taxcreditmp.com

Extend the AB Revitalization Act until 12/31/2035; increase credit to $700K

SC S0271: Passed May 2021

SC S0627: Passed June 2021

SC S1087: Passed June 2022

SC S1021: Passed May 2024



Project Spotlight 
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Project Spotlight 
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420, 424 – 426 Center Street 
West Columbia, SC 



Project Spotlight 
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Project Spotlight 



Project Spotlight 
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Project Spotlight 

www.taxcreditmp.com

Parcel A:
Fire House &

City Hall

Parcel B: 
New Construction

Parcel C: 
Jail

Parcel D: 
Army Hall

Federal Credits $ 716,266 $ 174,429 $ 344,940

SC Historic Credits $ 895,333 $  218,036 $ 435,530

SC AB Credits $ 500,000 $ 500,000 $ 140,625 $ 263,553

Total Project Cost
Total Credits Generated

Total Tax Credit Equity
Percentage of Project Cost

Tax Credit Mezz Loan

$9,603,972
$4,188,712
$2,891,338
30.11%
$1,574,000

Construction Loan
Federal Tax Credit Equity

State Tax Credit Equity
Sponsor Equity

Deferred Dev Fee

$3,632,000
$883,245
$2,008,093
$1,827,942
$1,252,692



Project Spotlight 
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Project Spotlight 
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Project Spotlight 
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Project Spotlight 
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Savage Craft Ale Works 
West Columbia, SC 

WINNER! 
South Carolina Department of 
Archives and History’s Historic 
Preservation Honor Award



Project Spotlight 
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Project Spotlight 
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100 Ellison & 100 Wall Street
Fountain Inn, SC



Project Spotlight 
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Project Spotlight 
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Building A Building B Building C Building D

Federal Credits $428,491 $359,513 $389,359 $377,326

SC Historic Credits $541,024 $453,930 $ 491,615 $476,422

SC AB Credits $686,862 $ 576,291 $621,537 $604,846

Total Project Cost
Total Credits Generated

Total Tax Credit Equity
Percentage of Project Cost

Tax Credit Bridge Loan

$10,383,139
$6,007,216
$4,227,314
40.7%
$2,533,512

Construction Loan
Federal Tax Credit Equity

State Tax Credit Equity
Net Sponsor Equity

$5,540,440
$1,088,282
$3,139,032
$615,385



Project Spotlight 
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The Mill at Fountain Inn
Fountain Inn, SC 



Takeaways
• SC state tax credit incentives revitalize downtowns, 

create new jobs, housing and preserve history.

• Projects may qualify for multiple types of credits

• Investors are Individuals and Corporations
• Tax Credit Marketplace connects Investors with 

Community Minded Developers
• Investors’ savings are allocated and spent locally

www.taxcreditmp.com78
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Questions??

Andrew Porio
Senior Vice President
Business Development 

aporio@taxcreditmp.com
843.737.8017

www.taxcreditmp.com80
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