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BUILDING INVESTMENT

Building Purchase March 2020 $ 335,000
Renovations 1,950,000
Total Renovation $2,300,000

Total Credits (historic & abandon) $1,215,174
Less: Credit Sale (    239,105)
Net Credits $    976,069

Net Investment $1,323,931

Grouchos Construction (2024) $   365,493

Net Investment $1,689,424

May 2024 Appraisal $2,800,000

***Estimated property tax savings over the 10yrs is $100,000



Public Investment in 
Downtowns
Making the Numbers Work



• Defining the Main Street 
Program: Adaptability 

• Main Street is: 4 Principles to 
Guide Local Policy Making

• Main Street is not: A plug and 
play equation that creates a 
thriving downtown.

The 4-Point Approach is 
44+ years strong!



Cheraw Quick Notes:
• Joined the Main Street in 2019
• Approximately $1 million in local 

investment since 2020

Assets:
• Historic Resources
• Strong Industrial Base
• Cultural History

Weaknesses:
• Disinvestment in Downtown
• Dilapidated Properties



“You don’t serve steak on a dirty platter!” 
– Cheraw Downtown Master Plan, 2021

Town and private investment secured a 104 room Springhill Suites in downtown in mid-2020

The Town of Cheraw needed to focus on maintaining our sense of place.



Utilization of Local Resources

• How do we encourage private property owners to invest in downtown?



Justification

• Downtowns are a tourism asset. You 
have to maintain your tourism assets!

• Nichols v. South Carolina Research 
Authority

• In 2023 Downtown Cheraw had 
100,000 unique visitors, with 826,000 
total visits. Up from 77,000 and 
644,000 in 2021 respectively.



Façade Grants

157 Market Street

Before

After



Historic Building Rehabilitation Grants
• Started with a Hometown Economic Development Grant
• Promotes the sale of buildings.
• Promotes Good Stewardship of Historic Resources
• Since 2021 Cheraw’s Historic Rehab Grant has helped promote the transfer of three 

properties and helped secure approximately $400,000 in private investment.

168 Second Street

Before After



Maintaining our intact streetscapes is a top 
priority to maintain Cheraw’s sense of place.



Tax Cre d it  & Synd ica tio n  O p p o rtun it ie s

Main  Stre e t  So u th  Caro lina
Municip a l Asso cia tio n  o f SC

J u ly 1 8 , 2 0 2 4

And re w  Po rio
VP Busine ss De ve lo p m e nt

27



Pre se ntation O utline

• Tax Cre d it O ve rvie w & Statistics

• State & Fe d e ral Cre d its: A De e p e r Dive

• Tax Cre d it Mone tization Proce ss

• TCM Re ce nt Fund Statistics

• Proje ct Sp otlig hts

• Re ce nt Le g islation, Que stions



Tax Cre d it Marke tp lace
2 0 1 0
Princip a ls b e g an  m o ne tizing  S.C. tax cre d its

2 0 1 3
Fo rm e d  Tax Cre d it  Marke tp lace , LLC
Tax Cre d it Marke tp lace  b e g an conne cting  inve stors with d e ve lop e rs to  p artne r in the  mone tization and  inve stme nt of tax cre d its.

2 0 1 4
Launche d  first  annua l sta te  cre d it  fund
This state  cre d it fund  was d e sig ne d  to  ag g re g ate  cre d its, which so lve d  an ine fficie nt marke t.

2 0 1 7
Fo rm e d  Po inse t t  Se curit ie s, LLC
Poinse tt Se curitie s, LLC was forme d  to  b e  a cap tive  Broke r Deale r for Tax Cre d it Marke tp lace , LLC

2 0 1 7
Clo se d  first  fe d e ra l tax cre d it  fund

2 0 2 1
O p e ne d  Charle sto n , S.C. o ffice

2 0 2 3
$ 1 4 0 M in  Mo ne tize d  Tax Cre d its
Tax Cre d it Marke tp lace  has mone tize d  ove r $140 million in tax cre d its.

Presenter Notes
Presentation Notes
John received a call from a developer in 2010 asking for assistance with surplus tax credits. Poinsett Securities----Have about $70 million in the pipeline for 23-24



Purp ose  of South Caro lina 
Re hab ilitation/Re vitalization Tax Cre d it

The ab and onme nt of b uild ing s has re sulte d in the d isrup tion of
communitie s and increase d cost to local g ove rnme nts b y re q uiring
ad d itional p olice and fire se rvice s d ue to exce ssive vacancie s. Many
ab and one d b uild ing s p ose safe ty conce rns. A p ub lic and corp orate
p urp ose is se rve d b y re storing the se b uild ing s to p rod uctive asse ts for
the communitie s in which the y are locate d and re sult in increase d job
op p ortunitie s.

Acts create an ince ntive for the re hab ilitation, re novation, and
re d e ve lop me nt of ab and one d and /or historic b uild ing s locate d in
South Carolina.



Purp ose  of South Caro lina 
Re hab ilitation/Re vitalization Tax Cre d it



Tax Cre d its Curre ntly Availab le  in SC

SC Ab and o ne d  Build ing s 
Re vita liza tio n  Act

Fe d e ra l Histo ric 
Re hab ilita t io n  Act

SC Te xtile  Co m m unitie s 
Re vita liza tio n  Act

Fe d e ra l Re ne w ab le  Ene rg y 
ITC

SC Histo ric Re hab ilita t io n  
Ince n tive s Act



Ab and one d  Build ing  Re vitalization
• 2/3 vacant continuously for 5 years p rior to  sub mission of NO I

• Costs to  increase  sq uare  footag e  b y ove r 1 0 0 % exclud e d  from cre d it 
calculation

• 2 5 % cre d it; $ 7 0 0 k  maximum p e r site . Can b e  multi-site d  in ce rtain 
circumstance s to  maximize  cre d its

• Final actual re hab  costs must b e  g reate r than 8 0 % and  cap p e d  at 1 2 5 %
of amount in NO I

• Curre nt sunse t: 12/31/2035

Presenter Notes
Presentation Notes
Touch on a couple QREs as examples 



The  De w b e rry Ho te l
L. Me nd e l Rive rs 
Fe d e ral Build ing  

(b uilt 1964)
Charle ston, SC

Ab and one d  Build ing  Cre d it Prod ucing  Pro je cts

Ancho rag e  Re stauran t
586 Pe rry Ave nue

Gre e nville , SC

5 th and  Slo an  Ap a rtm e nts
2901 Rose wood  Drive

Columb ia, SC



Textile  Re vitalization
• SC Re v-Proc 15-08

• 2 5 % cre d it - unlimite d

• 8 0 % close d  continuously for at least ONE year p rior to  filing  NO I; or non-
op e rational as a textile  facility

• Site  may b e  sub d ivid e d  with se p arate  d e ve lop e rs

• Pre -2008: 1,000 fe e t; exclud e s ancillary se rvice  areas unle ss p rop e rty 
acq uire d  p re -1/1/2008 (footp rint rule )

• Includ e s only areas within the  b ound arie s of the  manufacturing , d ye ing  or 
finishing  op e ration

• Post 2018: Distre sse d  area rule s comme nce d



100 Roe  Road  - Trave le rs Re st, SC

• Forme r EMB-Tex Plant
• Multip le  p hase s: Sing le  Family Re sid e ntial, 

Multifamily, and  Comme rcial

• $100 - $120 million e stimate d  d e ve lop me nt b ud g e t
• Place d  in se rvice  ove r 3-year p e riod  (2022 -2024)



Textile  Cre d it Prod ucing  Pro je ct

Markle y Place
110 Markle y Stre e t

Gre e nville , SC 



SC Historic Re hab ilitation Tax Cre d its

• 2 5 % tax cre d it up  to  $ 4 m illio n QRE O R 1 0 % unlimite d ; may 
b e  comb ine d  with Textile  and  Ab and one d  Build ing

• Prop e rtie s that  q ualify for Fe d e ral Historic Re hab ilitation 
cre d its (2 0 %), also  q ualify for SC Historic Re hab ilitation cre d its 
(2 5 %)

• June  2015 – Ame nd e d  to  offe r 2 5 % op tion up  to  $ 4  m illio n
QRE



Historic Cre d it Prod ucing  Pro je ct

20 South Batte ry
Charle ston, SC 



Community Imp act

• Inve stors: 5 0 0 +
• Proje cts: 1 0 0 +
• Real Estate  De ve lop e rs: 7 5 +
• Countie s: 1 9
• Total e stimate d  re hab ilitation inve stme nt: $ 6 7 2  m illio n
• Total tax cre d it inve stme nts: 1 3 9
• Total cre d its mone tized : $ 1 4 0  m illio n



Fe d e ral Historic Tax Cre d its

• 2 0 % cre d it

• Construction at least 5 0 years o ld . Must b e  a “ce rtifie d  historic 
structure ” on National Re g iste r of Historic Place s ad ministe re d  b y 
the  NPS or locate d  in a historic d istrict and  ce rtifie d  as having  
historic sig nificance

• 5 -year utilization p e riod

• Can stack with AB or Textile  and  SC Historic

• Baile y Bill availab le

Presenter Notes
Presentation Notes
Part I, II, III in appendix 



Fe d e ral Historic Tax Cre d its

Fe d e r a l H is to r ic P r o gr a m  Acco m p lish m e n t s  1 9 7 7 - 2 0 2 3
• $131.71 b illion in histo ric re hab ilitation inve stme nts
• 49,263 p ro je cts ce rtifie d  as Histo ric Pro je cts

Na t io n a l P a r k  Se r vice  H TC 2 0 2 3  An n u a l R e p o r t  H igh ligh t s :  
• $34.8 b illion o f to tal re hab ilitation inve stme nts (Qualifie d  Re hab ilitation Exp e nd iture s)
• 4,922 p ro je cts ce rtifie d  as Histo ric Pro je cts

So u th  Ca r o lin a  Sta t is t ics  2 0 1 6 -2 0 2 3
• 98 p ro je cts comp le te d
• $489.73 million o f q ualifie d  re hab ilitation exp e nse s
• $97.9 million in Fe d e ral Histo ric Tax Cre d its g e ne rate d



Historic Tax Cre d it Prod ucing  Pro je ct

Savag e  Cra ft  Bre w e ry
420, 424 – 426 Ce nte r Stre e t 

We st Columb ia, SC 



SC Tax Cre d it Life  Cycle

• 3  o r 5 -ye a r p u t/ ca ll

1 0 0 % - 9 7 % - 1 0 0 %

0 % - 3 % - 0 %



Fe d e ral Tax Cre d it Life  Cycle

• 5 -ye a r flip  fo r Fe d e ra l Inve sto r, 
fo llo w e d  b y p u t

• 3  o r 5 -ye a r p u t/ ca ll fo r Sta te  
Inve sto r



1 7 7 0  Ancho rag e
William Ellio tt House (e st. b uilt 1800)

1103 East Bay Stre e t
Beaufort, SC

Uniq ue  Pro je cts

Forme r Aug  Smith De p t Store  Build ing  
174 East Main Stre e t

Sp artanb urg , SC
(e st. b uilt 1926)



Savag e  Cra ft  Ale  Wo rks
430 Ce nte r Stre e t
We st Columb ia, SC

Fe d e ra l & Sta te  
HTC Cre d its
AB Cre d its

William  T. Wilkins Ho use  
105 Mills Ave
Gre e nville , SC

(Built 1878)
Fe d e ra l & Sta te  
Histo ric Cre d its

AB Cre d its



SC S0 2 7 1 : Passe d  May 2021

Re ce nt Le g islation

Exte nd  the  p rovisions o f the  SC AB Rule s until 12/31/2025; Railway ease me nt

SC S0 6 2 7 : Passe d  June  2021

Pass throug h trad e  and  b usine ss income

SC S1 0 8 7 : Passe d  June  2022

Comp re he nsive  Tax Cut Act o f 2022

Exte nd  the  AB Re vitalization Act until 12/31/2035; with cost e scalato rs

Exte nd  the  AB Re vitalization Act until 12/31/2035; increase  cre d it to  $700K

SC H4 5 4 7 : Pre -file d  Nove mb e r 2023

SC S1 0 2 1 : Passe d  May 2024



Ce rtifying  Re solution



Re hab ilitation Sup p orte d  b y TCM



Proje ct Sp otlig ht 

www.taxcre d itmp .com

420, 424 – 426 Ce nte r Stre e t 
We st Columb ia, SC 



Proje ct Sp otlig ht 



Proje ct Sp otlig ht 



Proje ct Sp otlig ht 
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 Pro ject Cost
Total Cred its Gene rated

Total Tax Cred it Eq uity
Pe rcentag e  of Pro ject Cost

Tax Cred it Mezz Loan

$ 9 ,6 0 3 ,9 7 2
$ 4 ,1 8 8 ,7 1 2
$ 2 ,8 9 1 ,3 3 8
3 0 .11 %
$ 1 ,5 7 4 ,0 0 0

Construction Loan
Fed e ral Tax Cred it Eq uity

State  Tax Cred it Eq uity
Sp onsor Eq uity

Defe rred  Dev Fee

$ 3 ,6 3 2 ,0 0 0
$ 8 8 3 ,2 4 5
$ 2 ,0 0 8 ,0 9 3
$ 1 ,8 2 7 ,9 4 2
$ 1 ,2 5 2 ,6 9 2
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Proje ct Sp otlig ht 

Savag e  Cra ft  Ale  Wo rks 
We st Columb ia, SC

WINNER! 
South Caro lina De p artme nt o f 
Archive s and  Histo ry’s Histo ric 
Pre se rvation Honor Award



QUESTIONS?

Rob Wolfe
Town Manager

Cheraw
rwolfe@cheraw.com

Gary Bailey
Bailey Building Owner

Laurens
gbailey@lovebaileycpa.com

Andrew Porio
VP Business Development
Tax Credit Marketplace

aporio@taxcreditmp.com
843.737.8017 
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Resources

Economic Incentives Toolkit
pdf

SC’s downtown revitalization coordinating program, 
develops training material to address & support local needs.

Economic Development Incentives: A 
Collaborative Process 

on-demand video resource

Bailey Bill
Economic Impact Study

Columbia, SC 

Presenter Notes
Presentation Notes
JENNY: At the state level, we recognized the need for a concise tool to reference SC’s numerous incentives. In 2019 we developed a toolkit featuring individual cards that outline the basics for 5 core incentives.

https://www.masc.sc/SiteCollectionDocuments/Community-Economic%20Development/Econ_inc-toolkit-second-print.pdf
https://www.masc.sc/economic-development-incentives-collaborative-process
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