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Jack Turturici, Jr. is founder and managing 
partner of Equity Advisors Real Estate Services. 
Mr. Turturici is a third-generation real estate exec-
utive who has sold high-end residential properties 
from Beverly Hills to Malibu and Hidden Hills to 
Camarillo for more than 20 years. He began his 
career in the 1990s working residential real estate 
sales with Fred Sands in the Pacific Palisades and 
since then has worked for national firms such as 
Prudential Realty and Sperry Van Ness. In 2015, 
Turturici teamed with partners and formed Equity 
Advisors. Michele Turturici, Jack’s wife, is a part-
ner at the company. Combined they have more 
than 40 years of real estate experience and over 
$450M in recently completed transactions. The 
Turturicis are proud parents of daughter Mia, a 
student at Our Lady of Malibu School where Jack 
sits on the board of directors. Equity Advisors 
donates a percentage of all income to A Walk On 
Water – an organization that uses surfing as
therapy for special needs children and adults.
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What do all three of the following deals 
have in common?
1. Our client purchased their home in 1965 for 
$73,500 and sold it through Equity Advisors 
for $6,350,000 in 2017.
2. Our client purchased their home in 1986 for 
$725,000 and sold it through Equity Advisors 
for $3,725,000 in 2017.
3. Our client sold their rental home and pur-
chased NNN and multifamily investment 
properties through Equity Advisors totaling 
$8,129,000 in 2017.

If you answered that Equity Advisors handled 
all of these transactions in 2017, you would be 
correct. However, the more interesting com-
monality is that all of these deals had a 1031 
tax deferred exchange as a catalyst to make 
them happen.
 For those of you not entirely sure of what 
a 1031 tax deferred exchange is, I’ll summa-
rize. The IRS created the 1031 to accommodate 
those clients that want to sell one investment 
property and buy another. When this sale and 
purchase of investment properties is done 
following a set of guidelines outlined by the 
IRS, the result is that there is no tax due at the 
time of the sale of the relinquished property 
(downleg) and the purchase of the replacement 
property (upleg). Mind you, this does not mean 
there is no tax due; rather, it is deferred. How-
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QUOTE: THE POWER OF THE 1031 TAX DEFERRED EXCHANGE IS SIGNIFICANT. IN THE THREE 
DEALS CITED AT THE BEGINNING OF THIS ARTICLE, THERE ARE LITERALLY MILLIONS 
OF DOLLARS THAT WOULD HAVE BEEN OWED TO THE IRS. INSTEAD, THOSE MILLIONS 
OF DOLLARS ARE NOW AT WORK FOR OUR CLIENTS, EARNING THEM HUNDREDS OF 
THOUSANDS OF DOLLARS IN INCOME ANNUALLY. 

exemption of your basis of $500K. You net 
$1,875,000 (after expenses such as commis-
sions, closing costs, etc.) less your $1M in ex-
emptions. So, capital gains tax is due on the 
other $875,000 at roughly 35% (25% federal and 
10% state). You get to write a check to the IRS 
for $306,250! 
 Now, let’s handle this transaction with a 
1031 exchange. First, we need to rent the house 
out for at least a year. Let’s say that generates 
$5,000 per month in rent. Most of our clients 
will simply rent another home for themselves 
for the same (or less) amount of rent. It’s a bit 
of “trading money” for a year, but it will pay off 
in the long run.
 So, now the home has been rented for 
the appropriate amount of time and we sell 
the home for $2M. Minus expenses, you now 
have $1.875M to invest into an upleg. The re-
placement/upleg property can be any kind of 
investment real estate including: apartment 
buildings, retail/NNN deal, office buildings, 
industrial property, etc. Let’s say Equity Ad-
visors helps you find a NNN deal backed by a 
strong national retailer with a 15 year lease. 
The deal is purchased for a 5% capitalization 
rate (meaning rate of return excluding any debt 
service.) Thus, the $1.875M property will gen-
erate a 5% return or roughly $93,750 per year 
in cash flow after expenses.
 Consequently, the standard sale required 
you writing a check for $306,250 to the IRS. 
In the 1031 scenario, you are receiving a check 
for $93,750 per year (and probably increasing 
every couple years) for the next 15 years and 
your entire $1.875M is intact and invested in 
the replacement property. 

Your Situation
In conclusion, every client has different needs. 
Sometimes a standard sale, where the client 
pays the tax due and walks away with the bal-
ance of the proceeds, is the best scenario for 
the client and their family. For instance, often 
our clients are selling their house to use the 
proceeds to buy another home. The 1031 ex-
change is just one option that we can utilize 
to help serve clients as needed.
 We welcome the opportunity to sit down 
with you and discuss any questions you may have 
relating to the sale or purchase of a home. At 
Equity Advisors, we pride ourselves on handling 
every transaction with an uncompromising com-
mitment to excellence and attention to detail. end 

ever, even if you sell the upleg property at some 
point in the future, as long as you buy another 
replacement property, the tax continues to be 
deferred indefinitely.
 The power of the 1031 tax deferred ex-
change is significant. In the three deals cited at 
the beginning of this article, there are literally 
millions of dollars that would have been owed 
to the IRS. Instead, those millions of dollars are 
now at work for our clients, earning them hun-
dreds of thousands of dollars in income annually. 
 In the first example above, our clients pur-
chased multifamily properties that generate 
a $400,000-plus stream of cash f low on an 
annual basis. I won’t bore you here with ex-
ample after example of how this has changed 
our clients’ lives. However, when we say, “Our 
clients are happy. So, we are happy,” this is one 
of the reasons why.

My House Is Not an Investment…or Is It?
An investment property, by definition, is one 
that generates cash flow, not depletes it. Your 
house has probably actually been a significant 
drain of your cash f low for years, correct? 
Mortgage payments, taxes, repairs/improve-
ments, etc. Thankfully, it probably has appre-
ciated, but how do we “flip the switch” and 
make your house work for you instead of the 
other way around? 
 The first step to your house becoming an 
investment property is we rent it out for you. 
Although there is no clear-cut answer on how 
long you need to rent out your home for it to 
be considered an “investment property,” most 
CPAs and attorneys agree that at least one year 
should suffice. Does it sound like a hassle to 
rent out your home? Perhaps. Does it sound 
nauseating to write a check to Uncle Sam for 
six or seven figures? Definitely!
 Let’s work through a quick hypothetical of 
how one home sale may look with a “standard” 
sale versus a “1031” sale.
 Assume we sell your home for $2M. (For 
the sake of this example we will assume you 
have no debt on the home.) You purchased 
your home 20 years ago and your basis (what 
you paid) is $500,000. You get a tax exemption 
of $250,000 if you are single and $500,000 if 
married, assuming you have lived in the home 
in two of the last five years. (At the time of 
this writing nobody knows if the new tax plan 
will affect these exemptions.) Assume you get 
the married $500k exemption along with the 
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