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FinCEN regulations that are combatting corruption and 
impacting the real estate industry
By Robert M. Steeg, Esq., Steeg Law Firm LLC
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Everyone would agree that money laundering by terrorists, enemy 
nations, and other bad actors is a problem that the government 
should try to control. With just such intentions, the Financial Crimes 
Enforcement Network (FinCEN) has implemented new regulations 
to combat corruption that business and real estate professionals 
may not be aware of, but that their clients need to comply with.

A sweeping program — the Beneficial Ownership Information (BOI) 
program — was established under a bipartisan federal law called 
the Corporate Transparency Act. The law has the stated goal of 
making it “harder for bad actors to hide or benefit from their ill-
gotten gains through shell companies or other opaque ownership 
structures” by forcing companies to disclose the actual human 
individuals behind them.

This program is mandatory and will affect most if not all of the 
corporations and limited liability companies in which people in the 
real estate and general business fields are involved, as well as many 
partnerships, primarily limited partnerships and partnerships that 
own real estate. The deadline for compliance is Dec. 31, 2024.
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On Aug. 28, 2024, FinCEN also issued final rules to safeguard 
residential real estate from money-laundering. This rule delivers on 
key lines of effort outlined in the Biden-Harris administration’s U.S. 
Strategy on Countering Corruption by closing loopholes in the U.S. 
financial system that will make it harder for criminals to exploit the 
residential real estate sector.

Here’s what business and real estate professionals need to know.

Beneficial Ownership Information program
The BOI program applies to every entity that is registered with a 
state Secretary of State or with the federal government — thus, 

every corporation, limited liability company, and many partnerships. 
There are 23 exemptions for certain kinds of entities, such as many 
banking and financial entities, accounting firms and insurance 
producers, and tax-exempt companies. A full description of the 
exemptions can be found here: https://bit.ly/40wGIs9.

However, the BOI program applies to literally hundreds of 
thousands, if not millions, of entities that have been formed for 
ordinary business purposes such as real estate or small businesses 
of every kind.

The BOI program has detailed, technical reporting requirements for 
these entities, requiring you to fill out and submit an online form, 
the Beneficial Ownership Information Report (BOIR), for each entity 
in which you are involved.
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The form requires submission of various items of information 
concerning the entity, the individual filling out the form (the 
“applicant”), and each individual who has an ownership interest 
in the entity of 25% or more or who exercises “substantial control” 
over the entity (any such person is called a “beneficial owner”). The 
passport or driver’s license of each applicant and each beneficial 
owner must be uploaded and included in the submission of the 
form.

The BOIR form takes about 15 minutes to fill out if you have all 
of your information handy, so it seems simple enough. However, 
if you have a real estate client that owns 25 properties and has 
formed a single-purpose entity for each, that client must make 
25 submissions. Even if the time is shortened to 10 minutes per 
submission, that will take a little over six hours.

The good news is that there is a time-saving shortcut. Any person 
may apply for a “FinCEN number.” Instead of having to provide 
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full information in each form for that person, the form allows for 
reference solely to that person’s FinCEN number. Thus, if a person 
is the 100% owner of four limited liability companies and also owns 
more than 25% of four more, they do not have to provide their 
full contact information eight times in eight different forms. They 
can simply provide their name and FinCEN number each time. 
Application for a FinCEN number may be made here: https://bit.
ly/4hu09b2.

There are deadlines for submission of these forms. For entities 
that were registered at the state or federal level during 2024, the 
deadline is 90 days after the registration. So, for some entities, the 
deadline may have passed. For all entities registered at the state 
or federal level before Jan. 1, 2024, the deadline is Dec. 31, 2024. In 
the future, entities registered at the state or federal level after Jan. 1, 
2025, will have only 30 calendar days after registration within which 
to file a report.

There are also penalties for failure to meet the deadlines. The 
penalty for failure to make a timely submission is $500 per day. It 
is small solace, but there is no fee required in connection with this 
filing process.

Basic information about the BOI program can be found here: 
https://bit.ly/3UtZnAI. Frequently asked questions are addressed 
here: https://bit.ly/3YGTO4x. The BOIR form can be filled out and 
submitted here: https://bit.ly/3AaMViJ.

FinCEN rule to safeguard residential real estate from 
money-laundering
As stated in a press release posted to the FinCEN website on 
Aug. 28, 2024, this “rule will increase transparency, limit the ability 

of illicit actors to anonymously launder illicit proceeds through 
the American housing market, and bolster law enforcement 
investigative efforts.”

The rule requires various parties involved in the real estate 
industry to file a “Real Estate Report,” a new form that provides 
information to the federal government, regarding sales of single-
family residences (whether a detached home or a townhouse, 
condominium or co-op) to entities (rather than individuals) whose 
purchases are on an “all cash” basis. The ultimate goal, in simplified 
terms, is to identify the individual or individuals behind entities who 
are paying all cash for residential real estate.

While the actual Real Estate Report form is still being finalized, 
the federal government will require information concerning the 
property, the seller, the purchaser, and the individuals behind the 
entity that is the purchaser. FinCEN expects that the obligation to 
file reports will generally rest with settlement agents, title insurance 
agents, escrow agents, and attorneys. These reporting requirements 
are scheduled to go into effect Dec. 1, 2025. Information about the 
FinCEN rule can be found here: https://bit.ly/3AtGhUA.

Be aware of government requirements and comply
The deadline for filing a BOIR form is rapidly approaching — Dec. 
31, 2024. The Real Estate Report form will be published by FinCEN 
in the not-too-distant future. Now is the time for business and real 
estate professionals to learn more about these programs so they 
can assist their clients with compliance.

Robert M. Steeg is a regular contributing columnist on real estate for 
Reuters Legal News and Westlaw Today.
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