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Sales of property generally result in gain recognition. Gain is, roughly speaking, 
the difference between the acquisition cost and the sale price. However, gain can be 
deferred in connection with a "1031 exchange" (named for the associated Internal 
Revenue Code section). In a typical 1031 exchange, an owner sells real estate and 
purchases like-kind, replacement property. The replacement property must be identified 
within 45 days after the sale and purchased within 180 days after the sale. There are 
also limitations on the number of properties that can be identified within the 45-day 
period. An independent intermediary often prepares the exchange agreement and 
handles the money because the seller's actual or constructive receipt of the sales 
proceeds before receipt of the replacement property might disqualify the exchange from 
non-recognition treatment. A significant issue for the seller is always that if identifying 
and closing on a replacement property. Recently tenant in common investment 
programs have come into vogue to address that need. 

In a tenancy in common investment program ("TIC"), each tenant owns an 
undivided fractional interest in property, such as an office or apartment complex. A 
perceived advantage of TlCs versus individually-owned property is cash flow 
maintenance and potential appreciation while shifting the responsibility of and the 
problems associated with property management to a third party. 




