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A bill

TO AMEND THE SOUTH CAROLINA CODE OF LAWS by ENACTing THE “SOUTH CAROLINA AFFORDABLE HOUSING TAX‑EXEMPT REIT ACT” BY ADDING CHAPTER 25 TO TITLE 31 SO AS TO ESTABLISH A TAX‑EXEMPT REAL ESTATE INVESTMENT TRUST (REIT) TO INCREASE THE SUPPLY OF AFFORDABLE HOUSING STATEWIDE.

[bookmark: ew_8d594c88b]Be it enacted by the General Assembly of the State of South Carolina:

[bookmark: bs_num_1_00906f8d5][bookmark: citing_act_f45ffe0c2]SECTION 1.	This act may be cited as the “South Carolina Affordable Housing Tax‑Exempt REIT Act.”

[bookmark: bs_num_2_4042d6c46]SECTION 2.	The General Assembly finds that:
[bookmark: up_aec5d526a]		(1) South Carolina faces a critical shortage of affordable housing for low‑ to moderate‑income families, which impacts workforce stability and community development.
[bookmark: up_1459587af]		(2) A tax‑exempt REIT focused on affordable housing will encourage private investment, leverage market‑based solutions, and reduce reliance on government subsidies.
[bookmark: up_94424a952]		(3) This act creates the framework for a South Carolina Affordable Housing REIT (SCAH‑REIT), offering tax exemptions to investors while ensuring the development and maintenance of affordable housing.

[bookmark: bs_num_3_cff8fb23a][bookmark: dl_a9a6929fd]SECTION 3.	Title 31 of the S.C. Code is amended by adding:

[bookmark: up_41973d2aa]CHAPTER 25

[bookmark: up_5e2072553]Affordable Housing Tax‑Exempt REIT

[bookmark: ns_T31C25N10_d90be7696][bookmark: up_b2f1df805]	Section 31‑25‑10.	For the purposes of this chapter:
[bookmark: ss_T31C25N10S1_lv1_539dfd574]		(1) “Affordable housing” means housing units affordable to individuals or households earning no more than sixty percent of the Area Median Income (AMI), as determined annually by the U.S. Department of Housing and Urban Development (HUD) for the applicable region.
[bookmark: ss_T31C25N10S2_lv1_482be8b1d]		(2) “Board” means the governing body overseeing the SCAH‑REIT.
[bookmark: ss_T31C25N10S3_lv1_52c586195]		(3) “SCAH‑REIT” means the South Carolina Affordable Housing Real Estate Investment Trust, established under this chapter.
[bookmark: ss_T31C25N10S4_lv1_9a8c58795]		(4) “Tax‑exempt REIT” means a REIT exempt from state corporate income tax, individual income tax on dividends, and property taxes on affordable housing projects, as provided in this chapter.

[bookmark: ns_T31C25N20_91b72d29c][bookmark: ss_T31C25N20SA_lv1_85cce9a22]	Section 31‑25‑20.	(A) There is established the South Carolina Affordable Housing Real Estate Investment Trust (SCAH‑REIT) to fund, develop, and manage affordable housing projects statewide.
[bookmark: ss_T31C25N20SB_lv1_5cc93ff0d]	(B) The SCAH‑REIT shall operate as a public‑private partnership, open to investments from individuals, corporations, nonprofits, and housing authorities.
[bookmark: ss_T31C25N20SC_lv1_cbe2a32c6][bookmark: ss_T31C25N20S1_lv2_c8d4c4323]	(C)(1) The SCAH‑REIT is governed by a board consisting of:
[bookmark: ss_T31C25N20Sa_lv3_ac4b6eb78]			(a) one representative from the South Carolina State Housing Finance and Development Authority;
[bookmark: ss_T31C25N20Sb_lv3_ac68e86de]			(b) one representative from the private real estate sector;
[bookmark: ss_T31C25N20Sc_lv3_9c34d2e5c]			(c) one representative from the banking or finance industry;
[bookmark: ss_T31C25N20Sd_lv3_d43892b7d]			(d) one representative from a nonprofit organization focused on housing;
[bookmark: ss_T31C25N20Se_lv3_89e4cd272]			(e) two members appointed by the Governor with expertise in affordable housing development; and
[bookmark: ss_T31C25N20Sf_lv3_eafa4c32a]			(f) one representative from the State Fiscal Accountability Authority.
[bookmark: ss_T31C25N20S2_lv2_f894fb102]		(2) The board shall oversee the REIT’s operations, investments, and compliance with this chapter.

[bookmark: ns_T31C25N30_673e4f52a][bookmark: ss_T31C25N30SA_lv1_b27ef8ee1]	Section 31‑25‑30.	(A) The SCAH‑REIT and its investors are exempt from South Carolina corporate income taxes on income derived from affordable housing projects.
[bookmark: ss_T31C25N30SB_lv1_b32b1c97d]	(B) Dividends paid to investors in the SCAH‑REIT are exempt from South Carolina state income taxes.
[bookmark: ss_T31C25N30SC_lv1_0855f2dfc]	(C) Properties owned by the SCAH‑REIT that meet the affordable housing definition are exempt from property taxes for up to twenty‑five years.

[bookmark: ns_T31C25N40_365a9b13e][bookmark: ss_T31C25N40SA_lv1_6cf287cf1]	Section 31‑25‑40.	(A)(1) At least seventy percent of the SCAH‑REIT’s assets must be invested in affordable housing projects that meet the sixty percent AMI affordability standard.
[bookmark: ss_T31C25N40S2_lv2_63b8e0de4]		(2) Remaining funds may be invested in mixed‑income or market‑rate developments, provided they include at least twenty percent as affordable units.
[bookmark: ss_T31C25N40SB_lv1_3b890ef3d]	(B) Projects funded by the SCAH‑REIT may include:
[bookmark: ss_T31C25N40S1_lv2_c95d55fe6]		(1) new construction of affordable housing;
[bookmark: ss_T31C25N40S2_lv2_1a04e5f12]		(2) renovation or rehabilitation of existing properties; or
[bookmark: ss_T31C25N40S3_lv2_8cfc23c82]		(3) acquisition of land for future affordable housing development.
[bookmark: ss_T31C25N40SC_lv1_981920365]	(C) The SCAH‑REIT shall distribute at least ninety percent of its annual net income as dividends to investors.

[bookmark: ns_T31C25N50_4c4c7ec1f][bookmark: ss_T31C25N50SA_lv1_d67078ea4]	Section 31‑25‑50.	(A) The SCAH‑REIT shall submit an annual report to the South Carolina General Assembly, detailing:
[bookmark: ss_T31C25N50S1_lv2_bd16edd0e]		(1) properties owned and managed;
[bookmark: ss_T31C25N50S2_lv2_2e194b1cf]		(2) number and percentage of affordable units created or maintained; and
[bookmark: ss_T31C25N50S3_lv2_1c856c125]		(3) financial performance, including dividends paid to investors.
[bookmark: ss_T31C25N50SB_lv1_36429a013]	(B) The State Fiscal Accountability Authority shall conduct annual audits of the SCAH‑REIT to ensure compliance with this chapter.

[bookmark: ns_T31C25N60_29469257f][bookmark: ss_T31C25N60SA_lv1_f579aeda8]	Section 31‑25‑60.	(A) The State of South Carolina shall allocate fifty million dollars from the state housing trust fund as initial funding for the SCAH‑REIT.
[bookmark: ss_T31C25N60SB_lv1_9b41b7a00]	(B) The SCAH‑REIT is authorized to raise additional capital through the sale of shares to private investors, corporations, and philanthropic organizations.

[bookmark: ns_T31C25N70_ffef630b8][bookmark: ss_T31C25N70SA_lv1_a1af464db]	Section 31‑25‑70.	(A) By July 1, 2026, the South Carolina State Housing Finance and Development Authority shall establish the SCAH‑REIT.
[bookmark: ss_T31C25N70SB_lv1_fd7a13cc4]	(B) By January 1, 2026, the Governor shall appoint board members.

[bookmark: bs_num_4_8de7734ad][bookmark: severability_4090201aa]SECTION 4.	If any section, subsection, paragraph, subparagraph, sentence, clause, phrase, or word of this act is for any reason held to be unconstitutional or invalid, such holding shall not affect the constitutionality or validity of the remaining portions of this act, the General Assembly hereby declaring that it would have passed this act, and each and every section, subsection, paragraph, subparagraph, sentence, clause, phrase, and word thereof, irrespective of the fact that any one or more other sections, subsections, paragraphs, subparagraphs, sentences, clauses, phrases, or words hereof may be declared to be unconstitutional, invalid, or otherwise ineffective.

[bookmark: bs_num_5_lastsection][bookmark: eff_date_section]SECTION 5.	This act takes effect upon approval by the Governor.
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