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• CSSI is the nations premier engineering-based cost segregation firm. We were founded in 2003

• We have performed over 15,000 studies. We have never had a study overturned. We have never missed a 

deadline. Our projects range from $150,000 to $750,000,000. 

• We recognized in 2011 that CPA’s needed help with the Tangible Property Regulations after receiving 

many calls asking us to put a value on prior asset dispositions

• We soon realized that we can help CPA’s not only with the calculation and computation of the dispositions 

but also help with the entire implementation process.  Our business escalated after helping hundreds of 

firms in all fifty states

• CSSI - CALCULATION EXPERT PROVIDING NECESSARY SOURCE DOCUMENT FOR TAX 

PROFESSIONALS TO DELIVER INCOME TAX BENEFITS AND COMPLIANCE TO THEIR CLIENTS.

WHY CAN CSSI HELP?

And how did we become the Tangible Property Regulations 

computation company?

• In 2015 we partnered with the undisputed ground-breaking authority of TPR implementation and 
training: Eric Wallace. 

CSSI – A CALCULATION COMPANY USING ENGINEERING-BASED 

PROCESSES FOR A FINANCIAL/ACCOUNTING APPLICATION.  



WHY IS THIS IMPORTANT?   

AWARENESSAffects the accounting for the assets of every commercial 

property owner in America.

• A tax compliance issue, i.e. it’s a legal issue.

• An economic opportunity for you and your client. 

3 Cost Segregation  - TPR Implementation
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The 2014 Repair Regulations (T.D. 9636)

Must Capitalize if An Improvement (RABI) or Major Expenditure

1. Improvement = Restoration, Adaptation, Betterment, Improvement 

(RABI) 

2. Major Expenditure = More than 30%-35% of the REPLACEMENT cost of the 

building system, structural component or unit of property  

Must Expense if = Repair

• If the expenditure does not materially increase capacity, productivity, 

efficiency, strength, quality or improve output of the building system, 

structural component, or Building (Unit of Property) it must be expensed. 

“Puts” in Service

“Keeps” it working

• Unit of Property is key concept

• Apply Improvement Standards (RABI) and Ratio Test Significance %

• Smaller expenditures filter through Safe Harbors (De-minimus; Small Tax Payer; Material and Supplies; Routine 

Maintenance).  Trump Cards!

• Moderate and Larger expenditures determined with Ratio Test or Significance % - utilizing 

Building Systems and major structural components
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EMPHASIS TODAY – NOT SALES, NOT DETAILS
EMPHASIS ON IMPLEMENTATION!
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Many Tax Professionals have only have been concerned 

about compliance and about the various Adoptions and 

Elections that need to be made – BUT are missing 

bringing $ benefits to their clients!**

Our purpose: Assist you quantitatively bring 

benefits! -

1. Implement current economic client benefits, 

2. Position for future economic client benefits, 

3. Maintain compliant client schedules

4. Create Ancillary Consulting/Revenue Sharing Income

**More detailed TPR Information Slides available upon request.

Cost Segregation  - TPR Implementation



Cost Segregation Services, Inc.  

A Calculation Expert Company supporting property owners and tax professionals

CASH FLOW

Our Mutual Goal is to create Cash Flow for the client 

through income tax deferral and maximizing the income tax 

benefits that resulted from the new Tax Code’s Tangible 

Property Regulation.  Also to position your client’s 

depreciation schedule in Compliance with this new regulation.  

The detailed format can be crucial for future moderate and 

larger expenditures in determining capitalization/expense 

decisions
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Excerpt from Accounting Today  June 30, 2017

The possibility of tax reform, estimated at still better than 50/50 by most observers, requires thought, planning and action now for a 

number of reasons.

“Many planning opportunities will only be relevant if they are implemented before tax 

reform is effective,” said Dustin Stamper, director at Grant Thornton’s Washington national tax office. “You don’t want 

to miss potential permanent tax savings from things like accelerating deductions…

“The potential for lower rates in the future increases the value of deductions now, when 

rates are higher,” … and many building assets can be broken out and reclassified to depreciate them using shorter lives.”

Take Higher Deductions Now AND

Take Advantage of Lower Tax Rates in the Future
2017 Deductions are valuable!

This is what we do to speed up depreciation deductions!
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It did happen!

Tax Cuts and Jobs Act

Bonus depreciation extended and increased to 100 percent; additional 

modifications made.—For qualified property acquired after September 27, 

2017, the 50 percent bonus depreciation rate is increased to 100 percent.

Property acquired before September 28, 2017 is subject to the  50 percent 

rate if placed in service in 2017

Used property qualifies for bonus depreciation. Effective for property 

acquired and placed in service after September 27, 2017, property previously 

used by an unrelated taxpayer may qualify for bonus depreciation if it meets 

“acquisition requirements”.  Bonus now applies to used property.

Lower Individual Tax Rates in 2018

Beginning in 2018, 21% 

flat corporate tax rate

TAX REFORM

QIP:  Qualified Improvement Property – any improvement to the interior 

portion of a nonresidential building if placed in service after the building is 

first placed in service is eligible for 100% bonus.  Otherwise 15 year recovery 

period.  Excludes enlargement, any elevators, escalators, and internal 

structural framework.  For owners and leasehold.

For existing 

properties, 2017 

Deductions are more 

valuable due to both 

time and the fact tax 

brackets are lower in 

2018.  Deductions 

pack more punch. 

$1,000,000 in 

deductions shelters 

$400,000 at 40% and 

only $300,000 at 

30%

Section 179 deductions 

increased to $1,000,000; 

also applies to some 39 

yr. assets – roof, HVAC, 

fire protection, alarm, 

and  security to non-

residential properties.





1.  Building Systems Valuation  

What is it? A reduced version of Cost Segregation that does not break out the personal property but list and 

quantifies all the building systems and major structural components.

Who is the target client? Those that can’t use Cost Segregation benefits (possibly the building is 

older and too far depreciated) but the owners do plan to make significate future 

renovations/improvements to the property.

Why is this important?  It puts the schedule in a compliant format and is a crucial delineation  for 

future Capitalization/Expense decisions.  For moderate and large expenditures that are not covered 

by de minimus and the safe harbors, the Ratio Test compares the expenditure to the appropriate 

building system to determine significance – significant enough to capitalize or insignificant enough to 

expense.  Provides both cost basis and replacement cost basis – the latter is used for ratio test.

What do you need for this service?  A copy of the Tax Asset Detail Depreciation schedule for 

the property owning legal entity and any helpful documentation which could include AIA 

documents, plans, appraisal, etc. 



1.  Building Systems Valuation  

NOTE:  The Building Systems Valuation Report 

is automatically provided as a part of every Cost 

Segregation Study or can be a “Stand Alone 

Service” where Cost Segregation is not needed.

Crucial for making the “expense decision”

For Disposition For Expense Decision 

on larger expenditures



1.  Building Systems Valuation  



Have you defined your building systems yet? 

Building Systems Valuation page used for the application required by 

the 2014 repair regulations.

EXP/CAP TEST 

- Client spends 

$19,000 on 

HVAC System.  

TPR ratio test is 

30-35%.  

19,000/70,971.5

1 = 27%.  

Test says to 

expense.  CPA 

can make 

defendable 

decisions to 

expense large 

repairs.



2.  Capital to Expense Reversal Opportunity

What is it? CAPX Reversal is the application of the new Tax Code Rules on expensing and capitalization to 

prior in service dated capitalized assets on the owner’s schedule.

Who is the target client? For clients that have made past capitalizations of improvements and 

renovations whereby it was proper in the past to capitalize but now under the new Tangible Property 

Regulations could have been expensed.  This regulation allows you to look back retroactively and 

had the new rules been in place at that time and had you been able to expense under the new rules, 

reverse the undepreciated portion of the asset and take an immediate write-down.

Why is this important? It provides immediate deductions for the client rather than waiting years for 

the deduction: AND, it removes the cost basis from the schedule thus avoiding any future recapture 

should the property be sold.  This can be a stand alone service but more often can be combined with 

a Cost Segregation Study – gaining benefit from both! 

What do you need for this service?  A copy of the Tax Asset Detail Depreciation schedule and 

an explanation or detailed records of what each expenditure was used for – what was the 

purpose of the expenditure?



2. CAPX Reversal Example

Final Items, explanation and Summary from the last page:

Summary Accomplished From CAPX Reversal



3.  Partial Disposition (PAD)

What is it? The ability to write down an asset that has been removed and expense the removal cost of the 

disposition.

Who is the target client? Any client that in the current year makes capitalized improvements that 

involve disposing of assets that have remaining net book value on the depreciation schedule.  Also 

target clients that plan to make future capitalized replacement assets.

Why is this important? The Tax Code does not want you to depreciate two “alike” assets at the 

same time – i.e. not two roofs or two paved parking lots or two HVAC systems.  The write down 

provides immediate deductions and removes that cost basis from the schedule.  It is time sensitive 

and PAD must be elected in the year of disposition or it is lost.  The client ends up depreciating both 

assets simultaneously and there is the “possibility” that one could be disallowed.

What do you need for this service?  A copy of the Tax Asset Detail Depreciation schedule and an 

explanation or detailed records of the new capitalized expenditure.  CSSI is able to quantify the original 

cost basis of the disposed asset even when the schedule only list “Building”; $xxx,xxx; 39 years.



3. Partial Disposition

Note:  Removal cost can be 

expensed.



4.  Cost Segregation

What is it?  Accelerated depreciation by carving out the personal property of the building which can be 

written off faster than the real property portion.  5,7,15 years rather than 39 years commercial; 27.5 years 

residential.  5 year delineation eliminates waiting 34 years; 15 year delineation eliminates waiting 24 years –

both beneficial from a time value of money viewpoint!  Creates valuable ROI for the property owner.

Who is the target client?  Any property owner that has owned their building for 15 years or shorter 

or even if owned a long time, has made significant improvements in the last 15 years or so.  Also any 

significant leasehold improvements.

What is the qualifying criteria other years of ownership?  Obviously the client needs to be 

profitable, paying taxes, and wishes to pay less taxes and tax professional confirms the deductions 

can be utilized.  Building cost basis of $250,000 or greater.  Also owners don’t plan to sell their 

building in the next 3-5 years due to immediate recapture of depreciation.   

What do you need for free analysis?  A copy of the Tax Asset Detail Depreciation schedule for 

the property owning legal entity and same for the operating legal entity if leasehold 

improvements have been made.



TAX ASSET DETAIL DEPRECIATION SCHEDULE

This schedule is all that is needed for the Free Preliminary Quantitative Analysis 

– provide for not only the property owning legal entity but also the operating 

company legal entity if it has made capitalized leasehold improvements

BEFORE



Sample Funeral Home

Cost Detail

AFTER

Building Systems/major 

structural components 

important for future 

expenditures under TPR!

Capitalization/Expense 

Decisions



Free Quantitative Analysis Estimate

Summary Page from 10 Page Presentation



Sample Funeral Home

NPV & Length for keeping the money

$51,851 of Tax Benefit cumulatively for 14 years;  “Dribble Back” was $22,964 next 11 years;  After 25 years, still to the good with 56% of the remaining cash flow or $28,887



Benefit to Cost Ratio

$119,564

/ $6,950

= 17.2x

Benefit to Cost Ratio

NPV $87,214/$4,198 

After Tax Fee = 20.8x

ACTUAL (43% BETTER)

INITIAL ESTIMATE

Properties “in service” for years “catch up” missed benefit without amending past returns 

ACTUAL

ESTIMATE



CSSI – Providing Compliant income tax benefits since 2003

1. Do You Qualify? Own building 15 years or less, keep building 3 years, $250K building cost or greater, have 

taxable net income.  Also for large recent renovations and additions if completed in last 15 years or less.

2. Provide Tax Asset Detail Depreciation Schedule Tax Professional already has 

this to easily share by email

3. No Cost Analysis to Quantify Benefit Complimentary review -take a free look, proposal 

illustrates all benefits & costs in 3-4 days.  

4. Tax Professional Confirmation Confirm client can make use of our engineering-based tax 

deductions and source document.   We are the ones that support the numbers as stated in the engagement letter.

5.     Contract for the Study The numbers speak for themselves and you  make a business decision based on 

NPV and Cash Flow. 



Quick Summary of Cost Segregation
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Bonus Depreciation

• Section 179 and Bonus 

• Path Act   - QLI, QRIP,QRP,

• Qualified Improvement Property (QIP) New for 2016

• Tangible Property Regulations

• Compliance but also $$ in favor of the tax payer

2017 Qualified Improvement Property

– Basically Bonus for certain interior 39 year items

Let’s Take a Look at 2017 Section 179 and Bonus
– $500,000 Section 179 & Bonus 50% 1st Year

More Accelerated Deductions Available To You 

Than Ever Before In 2017.  

All Improved for 2018



Bonus Depreciation

Many CPAs apply this to equipment.   Also Applies to Buildings!!

–50% deduction (currently – 2017 up through September 27; 100% thereafter for 5 years)

–Must be a new Unit of Property/ New Construction / Addition / Etc.…in 2017 (plus used in 2018)

–Must have a depreciable life less than 20 years

•Personal property, land improvements

•Importance of Cost Segregation Studies

-Identifies 5,7,15 year

•2015 = 50%

•2016 = 50%

•2017 = 50%

•2018 = 40%

•2019 = 30%

This will allow for more effective tax planning

15

Tax Cuts and Jobs Act:  100% Bonus on 

either new property or purchase of used 

property!

100 % for next 5 years
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HOW CSSI CAN BECOME YOUR FREE 

BACKOFFICE SUPPORT

Let’s partner and everybody wins!

OUR OFFER
 Provide us clients with depreciation on building assets 
 We will qualify clients with estimated capitalization to expense opportunities, removal cost 

opportunities and cost segregation accelerated depreciation opportunities
 We will provide a professional analysis on each client
 If you decide to proceed we will provide an engineering and tax based study that meets all guidelines
 All capitalization to expense decisions will be reviewed by Eric Wallace
 The client fee and the tax benefit are always in an attractive relationship
 We provide you the tax professional with necessary info for the 3115’s  and -481(a) adjustment
 We can set up a consulting revenue sharing relationship for your time

Client Information can be identified or not on the Tax Asset Detail Depreciation Schedules. 

We don’t need to know the client info for preliminary analysis.   Either way tell us the “type 

use” of the building – (medical, apartments, hotel, office, etc.)



NEXT STEP:  BETA TEST WITH YOUR PROPERTIES


