


Disclaimer:  
This book and the content provided are simply for educational purposes and 
should not take the place of legal advice from an attorney. Every effort has 
been made to ensure the content provided is accurate and helpful. However, 
this is not an in-depth and exhaustive analysis of all the issues. No liability 
is assumed for losses or damages due to the information provided. You are 
responsible for your own choices, action, 
and results.



Introduction 

This short guide is meant to give you some 
insight into the timeshare and exit industry 
and the current battle that is going on 
between the two of them.  
This guide is not meant to be pro-timeshare or pro-exit industry as they both deserve each 
other and unfortunately you are stuck in the middle. Before you either throw down your 
credit card to pay thousands of dollars to an exit company or suck it up and continue to pay 
for a timeshare you don’t use or don’t want any more, take 10 minutes to read this guide and 
educate yourself before you make a decision on what to do next.

This guide assumes you have already made up your mind that you want out of your timeshare 
otherwise you probably wouldn’t have found it on the internet.  As a result, we will not 
go into all the virtues (or lack thereof) of owning a timeshare and their lifetime shackle 
of perpetual debt.  In fact, there are many people who enjoy their timeshare and do not 
complain about the sales process and the almost comical stereotype that goes along with 
sitting through a timeshare presentation.  But we are also well aware that many, if not most, 
of the timeshare companies’ sales tactics walk the line of ethical and moral salesmanship.  

Rather, the purpose of this eBook is to give you an insight into the exit industry and how 
they typically operate.  We want you to know that there is no special formula or proprietary 
system to get you out of your timeshare and you need to know that the control lies completely 
and totally with the timeshare company.  Timeshare exit companies have and will continue 
to secure exits for their customers, that is not debatable.  What you need to be aware of is 
what function they perform and how to protect your money if you decide to go down that 
road.  

Whether you have a deeded property or a points based membership does not matter at 
this point.  You have decided that you are done and want out.  There are limited options on 
how to move forward and most of them you can do by yourself.  The timeshare and related 
industries (listing companies, exit companies, and brokers) have been known to attract less 
that reputable characters so it is important that you put your guard up and be careful in 
what you decide to do.   

Thank you for taking the time to read our guide and feel free to email any 
additional questions to info@tkotimeshares.com.



Terms and Definitions 

Timeshare: A shared vacation arrangement. The concept of timeshares has evolved 
over the years including point-based systems backed by real estate and on a floating basis.  
However, timeshares are not real estate and many timeshare companies will not allow their 
salespeople and staff to refer to them as real estate.  Currently timeshare “ownership” is 
more akin to a club membership where you don’t really own anything.  It is a right to use 
arrangement.

Inventory: This refers to units or rooms, weeks or points.  This may be referred to in this 
eBook as an interval, week or membership.  Initially when the developer has units they 
have not sold it is referred to as inventory.  When the developer sells rooms or inventory 
it is transferred in the purchaser’s name to management.  In a point system demand for a 
particular unit and date determines points necessary for the reservation.  

Mortgage and Paid Off: When the unit is financed through the timeshare company or 
affiliated finance company and has a balance we refer to this as being mortgaged.  If the 
financing was through a third party, like your credit card, it is considered paid off by the 
timeshare company.  

Transfer: This is the process of transferring a paid off unit to the timeshare company or 
other related entity.  It can also mean transferring your interest to a third-party buyer, one 
that you may know or find on your own.  

Exit: This is the termination of your obligations and rights to use the timeshare and 
associated benefits.  

Contract Cancellation: This is the process of cancelling an existing mortgage with a 
balance.  This would also entail transferring any interest you may have to the timeshare 
company.  

Deed back: This refers to the process of transferring the unit to the timeshare company 
or “deeding the property back” to the timeshare company or related entity.  

Resale: This is when a property is sold in the secondary market, either through a resale 
company or through a market where buyers and sellers are connected.  

Developer:  A company who builds or buys a resort to market and sell shared interests in 
their property.  This eBook will also refer to a developer as the “Timeshare Company”.  

Maintenance Fees: These are mandatory fees that are charged to timeshare owners or 
club members on an annual or regular basis.  The fees go to management fees, maintenance 
costs, taxes and insurance.  This can also include membership fees that allow you to exchange 
your ownership or points.



8 Secrets Exposed...

There is NO proprietary formula to exit you 
from a timeshare.
Based on their advertising and websites exit companies make it seem they have the inside 
track on exiting your timeshare.  They do not.  In fact, hiring an exit firm can hurt your 
chances to get out.  If your timeshare finds out you are working with an exit firm they 
will most likely mark your file and getting an exit will be even harder than it is now.  The 
timeshare industry and the exit companies are at odds at with eachother.  It probably wasn’t 
always this way as the exit companies could provide inventory when needed but the exit 
company market exploded to the point that some of the bigger players now have TV and 
radio ads bringing in thousands of customers, and the timeshares have had enough.  It is 
really hitting their bottom line.  
Some exit companies were initially telling people to stop paying their bills, until they got 
sued for interfering with the contract between the timeshare and their owners.  Then they 
moved to using third party resellers to try and obtain a buyer or used attorneys to help with 
the exit, but as explained below these attorneys are not going to file suit so they don’t have 
much leverage.
  
Believe or not, there isn't much an exit company can do for you that you 
cannot do on your own, and under some circumstances you can do it better.  
You can hire an attorney.  You can hire a reseller.  You can write your own 
request to deed back your property.  You can list your property.  You can 
do a lot of things without paying an exit company thousands of dollars to 
maybe get you out with a sketchy money back guarantee (more below).

If a timeshare company knows you are working 
with an exit firm they will most likely not 
let you exit.
Timeshare companies and exit firms are at war with each other.  An exit company has to 
go through third party channels, like a resale company or attorney to obtain an exit.    If 
the timeshare company gets wind that you were referred by an exit company, they will 
probably deny an exit.  Even under their own exit programs they specifically provide you 
are not eligible if you have used an exit firm.  

(Example on next page.)

# 1



8 Secrets Exposed...

For example, Diamond Resorts conditions
to apply for their Transitions program

-You must have no existing loan balance or other lien 
  encumbering the vacation ownership.

-You must be current on the payment of all maintenance
 fees up to the year for which you are relinquishing.

-You must have a clear and free title to the vacation 
 ownership.

-All future reservations must be cancelled, or traveled on
 prior to submitting a request.

-Your vacation ownership must be in a Diamond Resorts Collection or managed property.
 Currently, members who own in Embarc or the EU Collection do not qualify.

-Participation with a timeshare exit or resale company or firm may negatively impact
 your ability to apply for Transitions.  

https://www.diamondresorts.com/transitions

They DO NOT escrow your money.
There is no way an exit company can escrow 100% of your money until the transfer is 
complete.  Your fee is their sole source of revenue.  From that revenue they must pay their 
expenses, including third party vendors (to attempt to sell your property), attorneys, sales 
staff, administrative staff and their biggest expense, advertising.  So a lot of your fee is 
already spent if they need to offer you a refund.  How can they offer 100% money back 
guarantees?  By bringing in more customers.  There is really no other way to accomplish 
this.  If their revenue dries up or they get sued and go out of business you are out of luck.  
There will not be reserves to pay all of their customers.  

If you make escrowing your money a condition of doing business 
with them they will flat out tell you no.  Its not possible under 
their business model to escrow your money.  

# 2

are as follows:



8 Secrets Exposed...

Exit companies have ZERO control over whether 
you can exit.
The only party who can approve your exit is the timeshare company.  The only other option 
would be to have a court enter judgment that you are relieved of your timeshare and that 
would require an attorney filing suit, and as explained below that is unlikely unless you hire 
an attorney specifically to file suit not just send a demand.  

No matter what the exit company promises you about their process 
or secret method of getting you out they cannot escape the fact that they have no control 
over the process and the only way you will get an exit is if there is some other party to take 
your place, through a reseller, or if the timeshare company wants your unit and can make 
money from selling it.  That’s really it.

The attorneys exit companies hire on your 
behalf have little to no leverage because they 
will most likely not file suit.  
Most exit companies that hire attorneys send hundreds even thousands of files to these 
attorneys for a flat fee and they are not paid by the hour.  For this fee the attorney usually 
sends a boiler plate demand to the timeshare company and may follow up with subsequent 
letters and possibly phone calls.  However, if a timeshare company says no to the transfer all 
the attorney can do is wait and ask again, up to the refund date.  

These attorneys, under almost all circumstances, are not going to file suit on your behalf and 
that is really the only leverage an attorney has in a dispute.  Think about it, what difference 
is a nasty demand that comes from a non-lawyer or a lawyer who will not file suit, nothing 
really.  The court system and subsequent judgment to collect money is the lawyer’s hammer.  

The timeshare companies have seen so many of these attorney demands that they have 
become immune to them because they know the odds of getting sued are slim to none.  
There is no way an attorney could file suit for a flat fee on hundreds of files for properties 
all across the country.  They would immediately go out of business.  A lawsuit by the hour 
would cost $5000 to $10,000 just to get started, so when a potential exit company tells you 
they are going to hire an attorney on your behalf don’t be too impressed.  You are getting 
what you pay for.

# 3
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8 Secrets Exposed...

With that being said there are attorneys that will file suit against timeshare companies and 
some that will bring class actions but you don’t need to pay an exit company to put you in 
touch with them.  A simple Google search can take care of that.

In addition, there are some attorneys that have relationships with the timeshare companies 
and can facilitate the transfer of your property, but again, this is solely under the control of 
the timeshare company and if their inventory exceeds their current demand this avenue 
will be closed until the supply dries up.

The "Exit" can take many forms and cost you a 
lot more than the exit fee.
The money back guarantee is triggered when they cannot obtain an “exit” from the property 
within a certain amount of time.  But what is an “exit”?  It can take many forms.  For instance, 
if the timeshare company says they will deed back the property if maintenance fees are paid 
for three years and you agree to a $2500 transfer fee, is that an “exit”?  Under almost all 
contracts with exit companies, it is.  Which means if you balk at the offer you will not be 
entitled to the refund. 

So basically, any ridiculous offer for an “exit” from the timeshare company and they are off 
the hook for the refund.  That appears to be the approach some of the timeshare companies 
have taken with their own exit programs.  Some timeshares have their own program to give 
your timeshare back, if you “qualify”.  Most of the time this requires your maintenance fees 
to be current and your mortgage to be paid off, but they usually tack on an additional year 
or two of fees to be paid in advance and you agree not to use the property and then they 
will see if you qualify.  What a great deal.  They get their fees paid in advance and can put 
the unit on the market to see if it sells and if it does you are out.  If it doesn’t, You probably 
didn’t qualify.  

Starting a timeshare exit company takes zero 
expertise and don't be fooled by their BBB 
rating.
The timeshare exit business is a low cost of entry business. All you need to get started is a 
website and some advertising money.  You do not have to have any expertise or qualifications 
or certificates or anything of that nature to become an exit “specialist”. Some of the timeshare 
exit companies were started by ex timeshare sales people or people in the industry, so they 
are familiar with the business, but that is not true with all of them.  But even with those 
familiar with the industry, do you want to do business with the same people who got you in 
this mess in the first place?  

# 5



8 Secrets Exposed...

An A+ rating with the BBB is misleading.  It doesn’t mean they are trustworthy.  All it means 
is the company has responded to the BBB regarding any complaints, not that the complaints 
were resolved in the consumer’s favor.  Satisfactory membership in the BBB generally 
involves the paying of a membership fee and responding to consumer complaints in a timely 
manner.  There is no requirement to address a consumer’s complaint in a particular way.

It is next to impossible to exit a timeshare 
with a mortgage.
When someone buys a timeshare and finances it through the timeshare company it produces 
a lot of revenue and operating funds to pay for sales, marketing and administrative costs.  
The deposits and interest are a big money maker for the timeshare companies.  Most 
financing is provided by lenders and not the timeshare company themselves.  

A typical mortgage of $20,000 at 15% over 10 years would cost over 
$38,000 to pay back.  Think about that, every unit for 52 weeks a 
year.  That is a large revenue stream that the timeshare company 
is not about to let go.  

If an exit company tells you they can get your mortgage contract cancelled be wary.  It 
happens under certain circumstances, but that is probably about 1% of the time and that 
is probably someone doing it on their own.  Most likely, the war between the timeshare 
companies and exit companies probably started when they went after the mortgages. 

Many exit companies are getting sued out of 
business.
The biggest timeshares are billion dollar companies and have the resources to sue the 
biggest players in the exit industry, and they have started.  On August 14, 2017 the Orlando 
Sentinel reported on some of the lawsuits against exit companies.  These suits are expensive 
to defend and the timeshare industries’ motivation is not so much to bring suit on the 
merits (some of the legal theories are questionable), but rather to force the companies out 
of business because they cannot afford to defend the suit.  Below is a link to the article:

https://www.orlandosentinel.com/business/os-bz-timeshare-cancellation-lawsuits-20170814-story.html

# 7
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Conclusion

Timeshares are a weird animal.  
Very rarely do you see someone buy something and then pay someone to try and take it 
away.  Its almost like calling a junk hauler to pick up your junk.  The problem lies with the 
fact timeshares do not give you a reasonable way to get out.  Things change over time and 
timeshares are selling a product with no resale value and that is why the exit company 
market has come about.  But as explained in this short eBook, their business model is flawed 
and they have zero control over the process.  You, unfortunately, are stuck in the unenviable 
position of being between two industries who have declared war against each other.  

However, all is not lost.  We can help but we 
are not an exit firm.  We help people who have 
decided they are done and want to walk away 
for good. We can keep your credit and financial 
position from being harmed when you finally 
decide to walk away.    

If you finally want to walk away we can help.  If you want a free 10 minute phone call with 
our attorney to see if we can help you please:

Call: 866- 443-3676       Text: 314.504.4718        Email: info@tkotimeshares.com
    TKO TIMESHARES   4170 Manchester Rd. 2nd Floor St. Louis, MO 6311010



BONUS

5 Questions to ask an exit company before you 
hire them:

Will you escrow all or at least some of my fee 
in a separate escrow account?
If the answer is anything but no, they are lying to you.  As explained above it is impossible 
for them to operate without spending some of your money.  If they can’t successfully cancel 
90% or more they are probably losing money, or more likely, not going to be able to refund 
everyone they can’t cancel.  If you want to use an exit company you are just going to have 
to accept the risk that there is a chance you will not get your money back and there is no 
way to protect against it.  Since the refund period is usually 12 months or more you won’t 
even be able to chargeback the charge on your credit card because most credit cards have a 
chargeback period of 6 months.

How many customers do you currently have 
open?
It is unlikely they would tell you this and if they did it is likely not accurate but if you are 
going to pay them the entire fee it would be good to know how many other potential refunds 
you are being thrown in with.  The more open files the more exposure you have for not 
getting your refund.  This number is also reflective of how much money they are spending 
on advertising which is the largest expense.  Remember everyone gets paid before your 
refund.  That includes advertising, sales, staff and general overhead.  If there is money left 
over you might get your refund.  The exit industry model would work if it was performance 
based but it can’t be that way.  If they could put a model together with a deposit and the 
balance paid when the job is done that would be much better for the consumer.

What has your success rate been in the past 12 
months? 
The reason to ask just 12 months is the success rate is going down.  This is due to the 
influx of exit firms over the past 5 years.  A 5 year or even 3 year success rate is not going 
to be reliable indicator of what will happen over the next few years or for the time of your 
refund period.  I doubt they will tell you that but I’d gauge their response as part of your 
due diligence.  



BONUS

What is the process for securing my exit?
The answer will most likely be that it is a proprietary process or something they can’t reveal, 
otherwise they would be worthless and you would do it yourself.  The fact is you can do it 
yourself and the internet is full of forums that explain the different methods to try and exit 
yourself.  Timeshare Users Group Forums is a good place to start: 

https://tugbbs.com/forums/

Should I let my timeshare know I'm working 
with you, and if not, why? 
The answer will be no.  That is because the timeshare can’t know you are working with them 
or they will mark your file and you will not be getting out.  As explained above, they are at 
war with each other and if the timeshare finds out you are working with an exit company 
it will not help your cause.  The exit companies use attorneys and third party resellers to 
attempt an exit and do not deal directly with the exit companies.  There is no way they 
would do business with the very companies they who are in the middle of litigation.

Again, If you finally want to walk away we 
can help. 

If you want a free 10 minute phone call with our attorney to see if we can help you please:

Call: 866- 443-3676       Text: 314.504.4718        Email: info@tkotimeshares.com
    TKO TIMESHARES   4170 Manchester Rd. 2nd Floor St. Louis, MO 6311010


