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What Is Cost Segregation.
And Why Is Your CPA Not Bringing It Up?

By Timothy C. Franklin - May 24, 2026 - 4 min read

Most commercial property owners are overpaying their taxes. Not because they have bad
accountants. Not because they made mistakes. Because nobody told them.

There is a federal tax strategy called cost segregation. It has been available since the 1990s. It is fully
legal, IRS-approved, and used regularly by large real estate investors and corporations who know it
exists. Most CPAs never bring it up: not because they are bad at their jobs, but because their job is to
file your return accurately. Finding money you did not know you were leaving behind is a different job.
That is our job.

So what is cost segregation?

When you purchase or build a commercial property, the IRS allows you to depreciate it over 39 years.
That is a long time. Cost segregation changes that.

A cost segregation study is a detailed engineering and tax analysis of your property. It identifies every
component: the wiring, flooring, plumbing fixtures, parking lot, landscaping. Each gets reclassified
from 39-year property into 5-year, 7-year, or 15-year property. Shorter depreciation periods mean
larger deductions now. Not in 2041. Not spread across four decades. Now.

Same building. Same purchase price. Same IRS rules. Different outcome.

What does that look like in real numbers?

~$38,000 / year $200K—-$400K +
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Annual deduction on a $1.5M property the traditional Potential year-one deduction with a cost segregation
way over 39 years study on the same property

Who qualifies?

If you own commercial or investment real estate, there is a good chance you qualify. The strategy
works across nearly every asset class: office buildings, multifamily, retail, industrial, medical facilities,
hotels, self storage, mixed use.

If you purchased or constructed a building after 1986 and the value is $500,000 or more, cost
segregation is worth a serious look. And you can do a study on a property you have owned for years: a
lookback study lets you capture all the deductions you missed without amending prior returns.

Why isn't your CPA telling you this?

CPAs are compliance professionals. Cost segregation sits at the intersection of engineering, tax law,
and real estate strategy. It requires a specialized study, not just a software prompt. Most CPA firms do
not offer it. Some are aware of it but are not equipped to execute it. Some simply do not think to raise it
unless a client asks. Nobody is the villain in this story.

Our goal is not to replace your CPA. It is to work alongside them. Your CPA handles the compliance.
We find the money. And with 100% bonus depreciation restored in 2025, the cost of waiting is higher
than it has ever been.

What is the first step?

It starts with a free estimate. You give us your property type, purchase price, and year of acquisition.
We run the numbers and give you a real picture of what a cost segregation study could deliver. No
phone call required. No obligation. Just the answer. If the numbers make sense, we move forward. If
they do not, we tell you that too.

IRS OFFICIAL REFERENCE

IRS Publication 946: How to Depreciate Property (IRS.gov)
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Official IRS guidance on MACRS depreciation, property classification, and bonus depreciation elections.

Find out what you qualify for.

Run a free cost segregation estimate in 60 seconds. No phone call. No commitment. Just the
numbers.

triplestarstrategy.com/free-analysis
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