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  sGet the Professional Replacement Property
 

Due Diligence You Desire.

 Are you ready?
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Catalyst Driving TIC Growth

While Tenant-in-Common as a form of 
ownership is not new, Tenant-in-Common as 
a packaged product for investment purposes, 
is still fairly young.  The increased popularity 
and growth within this investment category 
can be directly attributed to the increased 
number of “Baby-Boomers,” reaching the 
age of retirement, who are simply tired or 
disillusioned by the continued “headaches” 
of sole ownership.

Due to the inherent taxable liabilities disposing of real estate assets, in which the owner may 
have a low basis or an under performing asset, many owners like you are looking for new 
opportunities.  The combination of a §1031 exchange and a Tenant-in-Common program, as 
replacement property, could be the answer you have been looking for.

A 1031/TIC Strategy Can 
Help You Maximize Your 

Cash By Keeping More Of 
It Working For You.

About Tenant-in-Common

An investment in real estate can provide unique investment 
portfolio benefits.  Property owners may enjoy a steady stream of 
income, capital appreciation and property related tax advantages.  
Yet some property owners may no longer be interested in actively 
owning and managing property, but still want an allocation in real 
estate.  For those individuals Tenant-in-Common investing may be 
the perfect fit.  

Tenant-in-Common (TIC) is a form of holding title to real property.  
It allows owners to invest in undivided fractional interests in larger, 
potentially greater value investment properties with multiple owners 
while retaining title as an individual real property owner.

TIC programs have gained wider acceptance and popularity over 
the past few years. More and more real estate investors seek to 
shed the day-to-day management responsibilities of real property 
ownership, while continuing to defer capital gain and depreciation 
recapture liabilities when executing an Internal Revenue Code 
Section 1031 (IRC §1031) exchange. 

The potential end result is an increase in the grade, quality, and 
income from their real estate holdings. Owners of TIC programs 
enjoy many of the same benefits of sole ownership including 
depreciation and interest deductions on income as well as title to 
real property.  

In addition, by working with one of the many nationally recognized 
TIC sponsors, you can gain access to higher quality commercial 
assets and professional management which you may not have the 
access to or resources to acquire as an individual.

Simply 
Liquidating Assets 

Can Cause 
Undue Tax 
Burdens.

The property photos in this brochure do not depict any current or 
former securitized  Tenant-in-Common (TIC) programs.



A “tax-deferred exchange” is a transaction involving the sale and purchase of investment 
property or property held for productive use in a trade or business which meets the 
requirements of Section 1031 of the Internal Revenue Code and qualifies for non-recognition 
of gain or loss.

Technically, the exchange is “tax-deferred,” not “tax-free,” since the gain deferred in the 
transaction will be recognized on the ultimate sale of the replacement property received in the 
exchange.

During a tax-deferred exchange, the investor may not have constructive receipt of their 
exchange funds.  Therefore, a Qualified Intermediary (QI) as an independent third party is 
needed to facilitate a §1031 exchange transaction and hold the funds on behalf of the investor. 

If you are currently thinking about an exchange, or contemplating disposing of real property 
which may qualify for an exchange, SANDLAPPER Securities’ representatives are happy to 
assist you in locating a local QI to help you facilitate an exchange.

Characteristics of a §1031 Exchange

You Must Retain a Qualified Intermediary 

In Order To Complete 

A Successful §1031 Exchange.

§1031 Exchange

Primary residence •	
Second home•	
Stock in trade or inventory•	
Property specifically held for resale/speculation•	
Vacation homes (most)•	
Partnership interests•	
Securities or other evidences of indebtedness•	

Disqualified Properties

Residence Investments

Exchange Properties

Office Manufacturing Retail

Examples:

Raw or vacant land•	
Commercial properties•	
Rental properties•	

Qualified Properties Farm land•	
Retail properties•	
Industrial properties•	
Leasehold interest of 30 years or more•	



1.  	 Income paid monthly (with most sponsors)1

2.   Help to reduce the stress of mandated 45 and 180 day 
      1031 exchange deadlines 
         
3.   The ability to partially shelter income through proportional
      participation in interest deductions and property depreciation

4.   No day-to-day management

5.   Professional property and asset management

6.   Commercial assets available nationally

7.   Quarterly and annual performance reporting and analysis

8.   Ability to utilize IRC §1031 again in the future upon disposition 
	  of the current TIC investment2

9.   Pre-arranged financing with non-recourse loan
      structure in most cases
 
10. Greater disclosure requirements than needed in traditional 
      real estate investments.

Overview of TIC Benefits

Income is not guaranteed. Income can only be paid monthly where income 
is generated from the underlying real estate. It is possible that properties 
will not produce income for a variety of reasons including, but not limited 
to current economic market conditions, default of tenant(s), natural 
disaster, or failure on the part of management. In addition to reading 
the Private Placement Memorandum in its entirety before making an 
investment decision, please read the RISK SECTION  of the Memorandum 
carefully to understand the inherent risks involved with investing in real 
estate overall.

Continued ability for deferral is based on the Internal Revenue Code and 
applicable Revenue Rulings and Revenue Procedures as written. Future 
changes in the Code may impede your ability for later exchanges. Consult 
with your tax advisor on any applicable changes to the Code.

1

2

National 
diversification, 

asset class diversity, 
and quality 
commercial 

assets...

Could TIC 
investment 

programs be right 
for you?

Exchange Structure

When structuring an exchange, there are two critical time limitations that begin on the day 
your relinquished property is disposed.  They are:

45-day identification period in which you must locate potential replacement property.1.	

Acquire the property within 180 days.  It is important to note that the identification 2.	
period and the closing period do run concurrently, and make no concessions for 
weekends and holidays.

In addition to the time limitations when completing an exchange, you must also consider the 
value requirement.  There is a general rule of thumb used in order to meet the exchange 
value requirement for full deferral treatment:

	 “Any cash received plus debt relieved from the relinquished property 

	 must be reinvested into the replacement property.”

The only exception to the above is with the investment of new cash to replace any or all of the 
debt relieved.  Additional debt, while allowed when acquiring a replacement property, does 
not get an exchanger to the value requirement if cash is withdrawn from the transaction.

0 Days 45 Days 180 Days

Identify Close

No Extensions Are Made For Weekends 

Or Holidays For the Exchange ID 

and Closing Periods.



As a real property owner you may have identified property you wish 
to dispose of for a number of reasons. Whether you are seeking to 
maximize gains, looking to increase your current level of income or 
seeking to dispose of an under performing asset, simply liquidating 
a property can create a number of taxable or recapture problems 
and obligations.  

By disposing of an asset, and entering into a §1031 exchange, you 
have taken the first step in maximizing your results through the 
continued deferral of capital gain and depreciation recapture 
liabilities.  

In some of the highest tax brackets, simply “cashing out” can erode 
up to 40% of your gains on profitable properties on a combined 
state and federal level.

Next, by reinvesting your proceeds into a TIC program after 
thorough due diligence of the replacement property you: 

•  Continue to defer your liabilities

•  Keep your money invested

•  And in many cases improve upon the grade and quality 
    of your assets. 

This mitigates some of the overall risk in your real property 
portfolio, and perhaps may improve the annual cash flow 
generated from this segment of your portfolio.

Real property in general allows for greater diversification 
throughout a properly diversified portfolio and could be a nice 
compliment to a traditional portfolio of stocks, bonds, cash and 
mutual funds.

Problem/Solution

Each investor’s risk tolerance and time horizon is different. There are many 
potential risks and tax consequences when investing in real estate. Consult with 
your tax representatives before investing. 

Offering 
Opportunities for 

Undivided 
Fractional Interests 

in Larger 
Properties.

SANDLAPPER Securities, LLC

Sandlapper – Once meant to be a derogatory term placed upon the brave South Carolinians 
by British troops during the Revolutionary War, the term Sandlapper now represents 
“Freedom” and “Independence” and is worn as a badge of honor.  SANDLAPPER Securities 
emulates that freedom and independence with representatives who have garnered the 
depth of knowledge and experience in the replacement property arena.

SANDLAPPER Securities, LLC was created largely to meet the needs of investors seeking 
suitable replacement properties when executing an Internal Revenue Code Section 1031 
exchange.  Our unique blend of Real Estate and Securities professionals are prepared to 
help you find and acquire anything from individual single owner net leased properties to 
fractional ownership interests in larger commercial properties.

At SANDLAPPER our representatives and advisors will work with you to meet your core 
objectives with a focus on capital preservation and wealth accumulation.  

Each relationship starts with a look at where you have been, where you are today and where 
you expect to be tomorrow.  By focusing on the suitability of investments to your needs 
versus what is available, our goal is to help you achieve your objectives without having to 
apologize for those recommendations.
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