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Form 1099-S - Tax Year 2026 Import Template
Proceeds From Real Estate Transactions. Reports the gross proceeds of a sale or exchange of real estate, and new for 2026, the
digital assets received as part of the consideration.

Header color key

Required The IRS will not accept the form without this value.

If applicable Required when the situation applies, for example a tip amount or state withholding.

Optional Fill in only if you have the information and it applies.

What changed on the 2026 form

• Digital assets are reportable on Form 1099-S for the first time. When a transferor is paid in digital assets, the value goes in the new Box
2c and the asset itself is described in the new Boxes 8a, 8b, 8c and 8d.

• Box 2 was split. Box 2a is the total gross proceeds, Box 2b is the cash part and Box 2c is the digital asset part. Box 2a must equal Box
2b plus Box 2c.

• Three boxes were renumbered. Read this twice, because a template built on last year's numbering now points at the wrong boxes:

old Box 4, the services or property checkbox, is now Box 6

old Box 5, the foreign person checkbox, is now Box 7

old Box 6, the buyer's part of real estate tax, is now Box 4

• Box 5 is now reserved for future use and has no column.

• The Box 6 caption changed as well. It now excludes digital assets, because digital assets are reported in Box 2c rather than treated as
other property.

• Columns are in box order, so the three renumbered columns have moved position in the file. The data in each column is unchanged.

• Filer and transferor address fields are now separate entry boxes on the printed form.

• Form 1099-S has no state or local boxes. This template has no state columns, and that is correct.

• The 2nd TIN Notice column is not an IRS box on this form. It is kept only for layout consistency with your other templates.

• The Box 6 and Box 7 headers are shortened. The full printed captions are in the header comments, so the columns are readable widths
rather than 150 characters across.

How to use this workbook

1. Enter one row per Form 1099-S on the tab named 1099-S TY2026. Row 1 holds the column headers. Start your data in row 2.

2. Try to keep the columns as they are. If your system exports something different, or you need to rename, reorder or add columns, we
can remap them when we validate your file. It is not the fastest path, but it will not break anything.

3. Hover over any header cell to see what belongs in that column, whether it is required, and the expected format.

4. The header color says whether a column is required. Dark green is required, light green is required when the situation applies, grey is
optional. The same wording is the first line of every header comment, and the Required column in the field reference below repeats it.

5. Enter dollar amounts however your system exports them. Dollar signs, commas and parentheses are fine - we strip them on upload.

6. TINs, ZIP codes and phone numbers may include dashes, spaces or parentheses. We clean the formatting for you. Just make sure the
digits are right. Watch the leading zero: Excel drops it from anything it reads as a number, so 053-08-4558 survives but 053084558
becomes 53084558 and ZIP 07030 becomes 7030. Before you type or paste, select the column, then Format Cells, then Text. Or type
an apostrophe first, as in '053084558. The apostrophe is not part of the value and does not reach us.

7. State and country columns take the code on its own, with no name after it: AZ, not AZ - Arizona, and US, not US - United States. The
IRS country code list is linked in the references below, and the codes are not the usual ISO ones: AS is Australia, CH is China, GM is
Germany, UK is the United Kingdom.

8. Leave a cell blank rather than entering N/A, none, or a zero you are not sure about.

9. File one row per transferor, not one per closing. A property sold by two people who are not married to each other is two rows, each
showing that person's share of the proceeds. Box 1, Box 2a and Box 3 are required on every row. Furnish the transferor statement by
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February 16, 2027 and file with the IRS by March 31, 2027.

10. Save the file as .xlsx or .csv and upload it to the secure client portal, linked just below. Please do not password protect the file before
uploading.

Where to send your completed file

Secure client portal https://portal.1099fire.com

Upload the completed workbook here. Please do not password protect the file.

Official IRS references

Instructions for Form 1099-S https://www.irs.gov/instructions/i1099s

Form 1099-S, Rev. December 2026 (PDF) https://www.irs.gov/pub/irs-pdf/f1099s.pdf

About Form 1099-S (IRS overview) https://www.irs.gov/forms-pubs/about-form-1099-s

Digital Token Identifier Foundation registry https://dtif.org/registry-search/

General Instructions for Certain Information
Returns

https://www.irs.gov/instructions/i1099gi

Country codes for foreign addresses (IRS) https://www.irs.gov/e-file-providers/country-codes

Common mistakes that cause a rejection or a correction

• The transferor name and TIN do not match IRS records. Not sure about TIN matching? See the section below.

• Using last year's box numbers. Boxes 4, 5 and 6 all moved. The real estate tax is Box 4 now, not Box 6.

• Box 2a not equal to Box 2b plus Box 2c. The total has to reconcile.

• Digital assets reported in Box 6 as other property. They belong in Box 2c with Boxes 8a to 8d completed.

• An amount in Box 2c with Boxes 8a to 8d left blank.

• Box 8c typed into a normal number cell somewhere else and rounded. Eighteen decimal places do not survive as a number in Excel.

• One row for a property sold by two unmarried co-owners. That is one form per transferor, each showing their share.

• Filing for a transaction that is excepted, most often a principal residence at or under $250,000, or $500,000 for a married couple, where
you obtained the written certification.

• Box 3 left blank. The address or legal description is required on every form.

• Box 7 missed on a foreign transferor. That flag ties to the FIRPTA withholding done at closing.

TIN matching, your insurance policy for IRIS filing

TIN matching takes a name and a TIN, nothing else. There is no form type in the request, so one check covers every recipient you are
about to file for, whatever form they land on. Match everyone before you submit, not just the recipients on the forms that carry backup
withholding.
A mismatch is not something you can find by reading your own file. It surfaces later as a CP2100 or a B notice, with 24 percent backup
withholding and a penalty per form, and having matched beforehand is what supports a reasonable cause defense. Check each name
and TIN against the Form W-9 on file, or the Social Security card for an individual.
The IRS opens TIN Matching to payors of reportable payments subject to backup withholding and to their authorized agents, so an
organization that makes no such payments may not qualify to enroll on its own. 1099FIRE matches as an authorized agent: send up to
10,000 name and TIN pairs and get a pass or fail report back, usually within minutes.

Bulk TIN matching service https://1099fire.com/services/tin-matching.htm

TIN matching guides and templates https://1099fire.com/compliance-resources#tin

2026 reporting thresholds

https://portal.1099fire.com
https://www.irs.gov/instructions/i1099s
https://www.irs.gov/pub/irs-pdf/f1099s.pdf
https://www.irs.gov/forms-pubs/about-form-1099-s
https://dtif.org/registry-search/
https://www.irs.gov/instructions/i1099gi
https://www.irs.gov/instructions/i1099gi
https://www.irs.gov/e-file-providers/country-codes
https://1099fire.com/services/tin-matching.htm
https://1099fire.com/compliance-resources#tin
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Box Threshold Note

De minimis transaction Under $600 No reporting required. This threshold did not change for 2026

Principal residence $250,000 or less
$500,000 or less for a married couple, and only with the written
certification on file

Corporate or government transferor Do not file Also exempt volume transferors

Gift, bequest or financing Do not file No sale or exchange took place

Foreclosure or debt satisfaction Do not file Reported on Form 1099-A instead

Furnish the statement to the transferor
February 16,
2027

February 15 is Presidents' Day, so it moves to the next business day

File with the IRS March 31, 2027 Electronic filing. IRIS is the only system for TY2026

Digital asset reporting, new for 2026

Complete all of these when the transferor was paid, wholly or partly, in digital assets.

Code Meaning

2c Fair market value in US dollars, valued under Regulations section 1.6045-1(d)(5)(ii)

8a The nine-character digital token identifier from dtif.org, or 999999999 if the asset is not registered

8b The asset's full name, exactly as registered with the Digital Token Identifier Foundation

8c Units received, to 18 decimal places. This column is text so Excel cannot round it

8d Date received. Leave blank if the asset came in on more than one date

Field reference

One row per form. The header row and column order are identical in the .xlsx and .csv versions, so the position number below is the column position in
either file.

# Col Column name Required Format What to enter

1 A Filer TIN Type Required EIN or SSN Type of taxpayer ID the filer files under. Enter EIN for a business or
SSN for an individual/sole proprietor.

2 B Filer Taxpayer ID Number Required 9 digits (dashes
OK)

Filer's EIN or SSN. Dashes or spaces are fine - we remove them on
upload. The digits must match IRS records exactly.

3 C Filer Business Name Line 1 If applicable Text, 40 char, no
periods

Filer's legal business name as registered with the IRS. No DBAs or
trade names. Leave blank only if the filer is an individual (then use
First/Last Name). IRIS accepts only letters, digits, spaces and # - ( ) &
' in a business name, so a comma or a period fails: SAMPLE
SERVICES, INC. has to be written SAMPLE SERVICES INC. The
schema allows up to 75 characters; we keep the template at 40 so the
name still fits the printed form.

4 D Filer Business Name Line 2 Optional Text, 40 char, no
periods

Continuation of the legal business name if it does not fit on line 1.
Same character rule as line 1, except that line 2 also allows / and %.

5 E Filer First Name If applicable Letters and
hyphens, 20 char

Filer's first name. Use only when the filer is an individual rather than a
business. IRIS accepts only letters and hyphens in a person's name,
up to 20 characters. No apostrophe, so O'Brien has to be OBrien or O
Brien. No period and no digits.

6 F Filer Middle Name Optional Letters and
hyphens, 20 char

Filer's middle name or initial. Individual filers only. An initial goes in on
its own, with no full stop after it: A, not A.

7 G Filer Last Name If applicable Letters and
hyphens, 20 char

Filer's last name. Use only when the filer is an individual rather than a
business. IRIS accepts only letters and hyphens in a person's name,
up to 20 characters. No apostrophe, so O'Brien has to be OBrien or O
Brien. No period and no digits.

8 H Filer Suffix Optional Jr, Sr, II, III... Generational suffix. Individual filers only. Do not enter professional
titles such as CPA or MD. Letters only, so write Jr rather than Jr. with
a full stop.
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# Col Column name Required Format What to enter

9 I Filer Country Required 2-letter code IRS 2-letter country code. Enter US for a domestic filer. Enter the
code on its own, with no name after it. IRS country codes are not the
usual ISO codes: AS is Australia, CH is China, GM is Germany, UK is
the United Kingdom. The full list is linked in the references in this
document. Look the code up at
https://www.irs.gov/e-file-providers/country-codes. IRS country codes
are not the usual ISO codes: AS is Australia, CH is China, GM is
Germany, UK is the United Kingdom.

10 J Filer Address Line 1 Required Text, 35 char, no
commas

Filer's street address. Use the address the IRS has on file for this EIN.
IRIS accepts only letters, digits, hyphens, slashes and single spaces
here, and caps the line at 35 characters. So 100 Example Way, Suite
200 has to be written 100 Example Way Suite 200, and PO Box 42
carries no full stops.

11 K Filer Address Line 2 Optional Text, 35 char, no
commas

Suite, room, floor or PO box detail. Same character rule and same
35-character cap as line 1.

12 L Filer City/Town Required Letters only, 40
char

Filer's city or town. IRIS accepts letters and single spaces only in a
city name, so St. Louis has to be written St Louis and Winston-Salem
has to be written Winston Salem.

13 M Filer State/Province/Territory Required 2-letter code US address: the 2-letter state or territory code on its own, for example
AZ. US territories have codes too: PR, GU, VI, AS, MP. Foreign
address: the IRS publishes no codes for foreign provinces, so spell
the province out, up to 17 characters. US address: the 2-letter state or
territory code. Foreign address: the IRS publishes no province codes,
so spell the province out, up to 17 characters.

14 N Filer ZIP/Postal Code Required 5 or 9 digits
(dashes OK)

ZIP code, 5 digits or ZIP+4, with or without the dash. For a foreign
address, enter the foreign postal code.

15 O Filer Phone Required 10 digits (any
format)

Filer's contact phone number that transferors can call with questions.
Any common format is fine, e.g. 4805551234 or (480) 555-1234. This
prints on the transferor copy.

16 P Office Code Optional Text Internal office or branch identifier. Optional and used only if your
organization tracks filings by office.

17 Q Transferor TIN Type Required EIN or SSN Type of taxpayer ID the transferor uses. SSN for an individual, EIN for
an estate, trust or entity.

18 R Transferor Taxpayer ID
Number

Required 9 digits (dashes
OK)

Transferor's SSN or EIN. Dashes or spaces are fine - we remove
them on upload. A wrong TIN is the most common cause of IRS
penalty notices, so verify the digits against the Form W-9.

19 S Transferor Account Number If applicable Up to 20 char Your unique account number for this transferor. Required if this filer
files more than one 1099-S for the same transferor. Must be unique
per form.

20 T Transferor Business Name
Line 1

If applicable Text, 40 char, no
periods

Transferor's legal entity name. Use for an estate, trust or business
transferor. Leave blank for an individual. IRIS accepts only letters,
digits, spaces and # - ( ) & ' in a business name, so a comma or a
period fails: SAMPLE SERVICES, INC. has to be written SAMPLE
SERVICES INC. The schema allows up to 75 characters; we keep the
template at 40 so the name still fits the printed form.

21 U Transferor Business Name
Line 2

Optional Text, 40 char, no
periods

Continuation of the entity name if it does not fit on line 1. Same
character rule as line 1, except that line 2 also allows / and %.

22 V Transferor First Name If applicable Letters and
hyphens, 20 char

Transferor's first name as shown on their Social Security card.
Individual transferors only. IRIS accepts only letters and hyphens in a
person's name, up to 20 characters. No apostrophe, so O'Brien has to
be OBrien or O Brien. No period and no digits.

23 W Transferor Middle Name Optional Letters and
hyphens, 20 char

Transferor's middle name or initial. An initial goes in on its own, with
no full stop after it: A, not A.

24 X Transferor Last Name If applicable Letters and
hyphens, 20 char

Transferor's last name as shown on their Social Security card.
Individual transferors only. IRIS accepts only letters and hyphens in a
person's name, up to 20 characters. No apostrophe, so O'Brien has to
be OBrien or O Brien. No period and no digits.
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# Col Column name Required Format What to enter

25 Y Transferor Suffix Optional Jr, Sr, II, III... Generational suffix only. Do not enter titles such as MD or Esq.
Letters only, so write Jr rather than Jr. with a full stop.

26 Z Transferor Country Required 2-letter code IRS 2-letter country code. Enter US for a domestic transferor. Enter
the code on its own, with no name after it. IRS country codes are not
the usual ISO codes: AS is Australia, CH is China, GM is Germany,
UK is the United Kingdom. The full list is linked in the references in
this document. Look the code up at
https://www.irs.gov/e-file-providers/country-codes. IRS country codes
are not the usual ISO codes: AS is Australia, CH is China, GM is
Germany, UK is the United Kingdom.

27 AA Transferor Address Line 1 Required Text, 35 char, no
commas

Transferor's current mailing street address. This is where the
transferor copy is mailed. IRIS accepts only letters, digits, hyphens,
slashes and single spaces here, and caps the line at 35 characters.
So 742 Illustration Ave, Apt 4 has to be written 742 Illustration Ave Apt
4.

28 AB Transferor Address Line 2 Optional Text, 35 char, no
commas

Apartment, unit or suite number. Same character rule and same
35-character cap as line 1.

29 AC Transferor City/Town Required Letters only, 40
char

Transferor's city or town. IRIS accepts letters and single spaces only
in a city name, so St. Louis has to be written St Louis and
Winston-Salem has to be written Winston Salem.

30 AD Transferor
State/Province/Territory

Required 2-letter code US address: the 2-letter state or territory code on its own, for example
AZ. US territories have codes too: PR, GU, VI, AS, MP. Foreign
address: the IRS publishes no codes for foreign provinces, so spell
the province out, up to 17 characters. US address: the 2-letter state or
territory code. Foreign address: the IRS publishes no province codes,
so spell the province out, up to 17 characters.

31 AE Transferor ZIP/Postal Code Required 5 or 9 digits
(dashes OK)

ZIP code, 5 digits or ZIP+4, with or without the dash. For a foreign
address, enter the foreign postal code.

32 AF 2nd TIN Notice Optional Yes or No NOT AN IRS BOX. Form 1099-S has no 2nd TIN notice box and the
IRS carries no such field for this form. The column is kept only so the
file layout matches your other templates. Leave it blank unless
1099FIRE has told you otherwise.

33 AG Box 1 - Date of closing Required Date (any
format)

The closing date of the transaction. If there is no closing date, use the
date title transferred. Required on every row. Any recognizable date
format is fine.

34 AH Box 2a - Total gross proceeds Required Dollar amount Total gross proceeds from the transaction, generally the sales price.
This is Box 2b plus Box 2c and must equal their total. It was simply
Box 2 in the 2025 template. Dollar signs and commas are fine - we
strip them on upload.

35 AI Box 2b - Cash gross
proceeds

If applicable Dollar amount The cash part of Box 2a. Include cash, the principal of any notes
payable to the transferor, any liabilities the buyer assumed or took the
property subject to, and cash received from a digital asset processor.
Do not include digital assets received directly, or non-cash property
and services.

36 AJ Box 2c - Digital asset gross
proceeds

If applicable Dollar amount NEW FOR 2026. The fair market value in US dollars of any digital
assets the transferor received or will receive. Value it under the rules
in Regulations section 1.6045-1(d)(5)(ii). When you use this box,
complete Boxes 8a to 8d as well.

37 AK Box 3 - Address or Legal
Description

Required Text, up to 100
char

The property address including city, state and ZIP, or a legal
description such as a lot and block number. Required on every row.
Keep it to 100 characters.

38 AL Box 4 - Buyer's part of real
estate tax

Optional Dollar amount For the sale of a residence, the real estate tax charged to the buyer at
settlement for the part of the year the buyer owned it. Take it from the
Closing Disclosure. This was Box 6 in the 2025 template.
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# Col Column name Required Format What to enter

39 AM Box 6 - Check here if the
transferor received services
or property (other than cash,
notes, or digital assets)

If applicable Yes or No The full caption on the form reads: check here if the transferor
received or will receive services or property, other than cash, notes or
digital assets, as part of the consideration. Yes if that happened. This
was Box 4 in the 2025 template, and the caption now excludes digital
assets because those go in Box 2c instead. The header is shortened
here so the column is not 150 characters wide; tell us if you would
rather have the full caption.

40 AN Box 7 - Check here if the
transferor is a foreign person

If applicable Yes or No Yes if the transferor is a nonresident alien, foreign partnership, foreign
estate or foreign trust, which is the full list printed on the form. A Yes
here usually means FIRPTA withholding applied at closing. This was
Box 5 in the 2025 template. The header is shortened here; tell us if
you would rather have the full caption.

41 AO Box 8a - Code for digital asset
received

If applicable Text, 9 char NEW FOR 2026. The nine-character digital token identifier issued by
the Digital Token Identifier Foundation. Look it up at
dtif.org/registry-search. If the asset has no DTIF identifier, enter
999999999. Required when Box 2c has an amount.

42 AP Box 8b - Name of digital asset
received

If applicable Text NEW FOR 2026. The full name of the digital asset, spelled exactly as
it is registered with the Digital Token Identifier Foundation. Required
when Box 2c has an amount.

43 AQ Box 8c - Number of digital
asset units received

If applicable Text, up to 18
decimals

NEW FOR 2026. The number of units received, carried to 18 decimal
places. This column is formatted as text on purpose: Excel only keeps
about 15 significant digits and would quietly round a number this long.
Type the digits exactly as they are, including trailing zeros. Required
when Box 2c has an amount.

44 AR Box 8d - Date digital asset
received

If applicable Date (any
format)

NEW FOR 2026. The date the digital asset was received or will be
received. Leave it blank if it came in on more than one date. Required
when Box 2c has an amount and there is a single date.

Questions? Contact 1099FIRE before the filing deadline. Source: IRS 2026 Instructions for Forms 1099-MISC and 1099-NEC. 1099FIRE | 1099fire.com
| (480) 706-6474 | Rev 1, last updated September 15, 2026, subject to change. This document is generated from the 1099-S Tax Year 2026 import
template and matches it exactly.


