
ABANDONED BUILDINGS REVITALIZATION ACT 

WHO QUALIFIES?

A taxpayer who renovates and improves an abandoned building may claim one 
of two tax credits. An abandoned building is a freestanding building or structure 
that has been at least 66% nonoperational for more than five years. The building 
site includes the abandoned building and the other improvements located on 
the parcel of the abandoned building. The building site may be subdivided into 
multiple units.

Eligibility for the tax incentives varies based on the population size of the 
municipality or, if the eligible site is located in an unincorporated area, the county 
the building site is located in. In a municipality or county where the population 
is greater than 25,000 people, a taxpayer’s rehabilitation expenses have to 
exceed $250,000.  The rehabilitation expenses have to exceed $150,000 when 
the municipality or county has a population between 1,000 people and 25,000 
people.  When the municipality or county population is less than 1,000 people, 
the rehabilitation expenses must exceed $75,000.

THE INCENTIVES

A taxpayer who renovates, improves, or redevelops an abandoned building is 
eligible for one of the following two tax credits:

Option 1 - a credit against state income taxes, corporate license fees, taxes 
on associations, insurance premium taxes, including retaliatory taxes, or a 
combination of them equal to 25% of the actual rehabilitation expense if the 
actual rehabilitation expenses are between 80% and 125% of the estimated  
rehabilitation expenses set forth in the notice of intent to rehabilitate; or

Option 2 - a credit against real property taxes levied by local taxing entities 
for the amount of 25% of the actual rehabilitation expenses times the local 
taxing entity ratio of each taxing entity that has consented to the credit if the 
actual rehabilitation expenses are between 80% and 125% of the estimated 
rehabilitation expenses set forth in the notice of intent to rehabilitate.

For both Option 1 and Option 2, if the actual expenses are less than 80% of the 
estimated expenses, the credit will not be allowed. If the actual expenses are 
more than 125% of the estimated expenses, the 25% credit will be based on 125% 
of the estimated expenses.
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ABANDONED BUILDINGS REVITALIZATION ACT

CLAIMING THE INCENTIVE

Option 1 - If the taxpayer elects Option 1, the taxpayer must file a notice of intent to rehabilitate with the South 
Carolina Department of Revenue prior to incurring rehabilitation expenses, and only rehabilitation expenses 
incurred thereafter will apply toward the credit.

The entire credit is earned in the taxable year the taxpayer places the site in service. The credit must be taken 
in equal installments over three years. Unused credit may be claimed for the succeeding five years. The South 
Carolina Department of Revenue takes the position that a taxpayer may not earn more than $500,000 for each 
abandoned building site.

The owner of the abandoned building may sell or lease the property but must notify South Carolina Department of 
Revenue of any transfer of the credit.

Option 2 - If the taxpayer elects to take a credit against real property taxes, the taxpayer must file a notice of intent 
to rehabilitate with the applicable municipality or county. Only rehabilitation expenses the taxpayer incurs after 
providing the notice will apply towards the credit.

The municipality or, if the eligible site is located in an unincorporated area, the county, shall determine the 
eligibility of the abandoned site and the eligibility of the proposed project seeking the credit. Any proposed project 
must be approved by a majority vote of the local governing body. The municipality or county must approve of the 
abandoned site and proposed project by ordinance and public hearing. The ordinance shall provide for a credit of 
up to 75% of the real property taxes due on the site each year not to exceed eight years. All affected local taxing 
entities where the abandoned site is located must receive notice of the potential tax credit at least 45 days before 
the public hearing. If a local taxing entity does not file an objection to the tax credit with the municipality or 
county, the local taxing entity is considered to have consented to the tax credit.

The credit for each applicable phase or portion of the building site may be claimed when the applicable phase or 
portion of the building site becomes in service. 

For both Option 1 and Option 2, a taxpayer may apply to the municipality or county in which the abandoned 
building is located for a certification of the abandoned building site made by ordinance or binding resolution. The 
taxpayer may conclusively rely upon the certification in determining the credit allowed; provided, however, that if 
the taxpayer is relying upon the certification, the taxpayer shall include a copy of the certification on the first return 
for which the credit is claimed.

CAUTION

The taxpayer is not eligible for the credit if the taxpayer owned the abandoned building when it was operational 
prior to the abandonment. A building site that was previously used as a single family home is not eligible for this 
tax credit. The abandoned building site must be placed in service for income producing purposes, although the 
credit may be utilized for the construction or operation of educational institutions similar to charter or private 
schools. Rehabilitating a building site into a single family home does not create an income producing purpose.

The taxpayer may only claim one of the following three tax incentives: the Abandoned Buildings Revitalization 
Incentive, the Textile Communities Revitalization Incentive, or the Retail Facilities Revitalization Incentive. The 
credit is currently scheduled to sunset on December 31, 2025.
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ABANDONED BUILDINGS REVITALIZATION ACT

MONETIZING THE CREDITS

Many taxpayers seek to monetize the value of the income tax credits by partnering with a “tax credit investor” 
who invests cash in exchange for an allocation of all of the tax credits associated with the project. A taxpayer that 
is a partnership or limited liability company taxed as a partnership may allocate the credits among its partners 
in any manner, including an allocation of the entire credit to one partner, even where the Internal Revenue Code 
would recharacterize the allocation as taxable disguised sale. Tax credit investors will typically discount the credits 
to present value and further discount them to produce a profit margin as well.  These structures are under close 
scrutiny and should be carefully reviewed with tax professionals.
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