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The Triple Play: How Stacking Cost Seg,
R&D; Credits, and 179-D Multiplies Your
Savings
By Timothy C. Franklin · June 5, 2026 · 8 min read

You Do Not Have to Choose One

Most business owners who discover a tax strategy treat it like a box they checked. What they do not

realize is that the same business, the same building, the same operations, the same employees, often

qualifies for two or three distinct federal programs simultaneously. Not variations of the same strategy:

separate programs targeting separate sections of the tax code, each generating a separate pool of

savings.

We call it the Triple Play. Cost segregation, R&D; tax credits, and Section 179-D. Three different legal

mechanisms. Three different IRS programs. When you qualify for all three, the compounding effect on

your effective tax rate is something most business owners have never seen modeled.

The same building. The same operations. Three separate federal programs. Most

business owners stop after one and leave the other two on the table indefinitely.

Cost Segregation R&D; Tax Credits Section 179-D

Reclassifies building

components to accelerated

depreciation: 5, 7, or 15 years

instead of 39. Combined with

100% bonus depreciation,

creates large first-year

deductions.

Dollar-for-dollar credits for

qualifying research activity:

process improvement, product

development, software,

engineering. Reduces actual tax

owed.

Direct deduction up to $5.65 per

sq ft for energy-efficient

improvements to lighting, HVAC,

or building envelope — on

improvements you may have

already made.
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Why Most Businesses Only Ever Use One

It is not that business owners are unaware all three exist. Most are unaware any of them exist.

Discovery of one tends to happen by accident. Once one strategy is deployed, there is rarely a

follow-up conversation about what else applies. The result: businesses systematically underclaim.

How They Stack: The Mechanics

WHY THERE IS NO CONFLICT

Cost segregation operates under IRC Section 168 — about how quickly you recover the cost of

property you own. R&D; tax credits operate under IRC Section 41 — about the nature of activities

your business conducts. Section 179-D operates under IRC Section 179D — triggered by energy

efficiency improvements. Three separate IRC sections. Three separate qualification tests. Three

separate calculations. Claiming one does not reduce, offset, or otherwise affect the others. They

stack independently and fully.

A Real-World Scenario

A manufacturing company owns its 15,000 square foot facility, acquired two years ago for $2 million.

The company has been continuously improving its production process: refining quality controls, testing

new formulations, developing better equipment configurations. Last year it also upgraded the facility's

lighting and HVAC.

Strategy Calculation First-Year Benefit

Cost Seg + 100% Bonus Dep.
$400K in short-life components at 37%

rate
~$140,000 tax savings

R&D; Tax Credits
$800K qualifying wages at ~20% credit

rate
$160,000 credit

Section 179-D 15,000 sq ft at $5.65/sq ft ~$30,000 deduction

Combined First-Year Benefit ~$330,000
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Three hundred and thirty thousand dollars. From a business already filing accurate returns. Every

dollar legal, intentional, and documented. The only thing that changed was whether someone asked.

Who Qualifies for the Triple Play

• You own a commercial building: office, warehouse, retail, industrial, or multifamily with five or more

units (triggers cost segregation and 179-D opportunities)

• Your business develops, improves, or tests products, processes, software, or techniques:

manufacturing process improvements, engineering iterations, product testing, formulation

development (triggers R&D; credits)

• You have made or plan to make improvements to lighting, HVAC, or building envelope of a

commercial property (triggers 179-D certification)

This profile describes a large portion of the business owners we talk to. The Triple

Play is not a niche strategy. It is just one that most people have never had mapped

to their situation.

Where to Start

The first step is simply a conversation. We will be direct with you. If only one strategy applies, we will

tell you that. If two apply, we will tell you that. If all three apply and the numbers are meaningful, we will

show you what the math looks like before you decide anything.

IRS OFFICIAL REFERENCE

IRS Credits and Deductions for Businesses (IRS.gov)

Official IRS guidance on federal tax credits and deductions available to qualifying businesses.
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See If the Triple Play Applies to You

A single conversation is all it takes to find out which strategies apply to your business and what

the numbers actually look like.
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