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What is a 1031 Exchange, 
and what is a QI?



Like-kind 
exchanges

• Named after Section 1031 of the 
Internal Revenue Code

• Tax deferment for real property 
sales

• The “Exchanger” must report the 
1031 via Form 8824 with their 
federal tax return.

• Requires accommodation by a 
qualified intermediary (QI) and a 
bank



• Consult on the best approach to achieving a 
successful 1031

• Prepare and review necessary documents

• Receives, holds, and disburses the Exchanger’s 
funds using a qualified escrow account at a 
financial institution

Qualified intermediaries



What does a QI firm look like?

• Small
• Individual realtors, attorneys, CPAs, and wealth advisors.

• Medium
• Smaller title companies

• Independent QI firms

• Banks with QI departments

• Large
• National title companies that own QI firms

• Independent QI firms



Why QIs make great clients



Large core 
deposits



Specialty deposits are a gateway to deposit 
growth, loan growth, and non-interest income. 

• Core commercial deposits

• Large wire volume

• Fee income

• Commercial real-estate lending

• Access high-net-worth clientele



Getting to know them



What does the landscape 
look like for QIs?

• Federal compliance
• State compliance
• Security



Regulation

• Fed involvement

• State involvement

• California wants to collect



• No co-mingling of 1031 deposits

• The qualified escrow account keeps 
everything clear

• Doing everything possible to 
ensure a successful exchange for 
the client/exchanger.

Staying compliant



• Wire fraud

• Liability

• Completing the transaction before the 
deadline.

• Serving the client

Top of mind concerns



What QIs look for in a 
banking partner



“But if I had the chance to sit down and walk every one of those bankers that actually do 
handle our accounts… We literally have a 1-hour program if they could walk through 
that I think they would have a better understanding of what the common goal is and the 
common goal is to serve the client the best way we can.”

Dan McCabe
Vice President and Co-founder

Company:

Exchange Resource 

Group, LLC.

Location:

Denver, CO



• Compliant account structure

• Secure processes

• Ease of transaction

• Reducing paperwork and busy 
work

• Using technology to increase 
efficiency and security

• Learn the workflow specific to the 
QI

Supporting every 
step of the 1031



• 1031 Exchanges

• Reverse Exchanges

• Reverse Improvement Exchanges

• Reverse Construction Exchanges

Strong understanding of 
1031s



Favorable fee arrangements

• QIs make most of their money from interest, sometimes 
referred to as account origination fees.

• Rising rates create pressure to split that money with 
exchangers.

• Some QIs will chase the best rates.



The competition



Specialization is critical

Banks that pursue 1031 Exchange business have:

• A specialty deposits team

• The right tools and training

• A strategy to attract QI firms



His QI firm tends to chase the highest interest rate for deposits. They’ve switched banks every 18 months or 
so. 

They handle 5000 transactions a year. They want to make sure the bank has a competent specialty deposits 
team that can meet their needs for wire frequency and security. 

Adam Nishikawa
Vice President

Company:

Exchange Resources, 
Inc.

Location:

San Diego, CA



Not all banks are 
pursuing this business

• May not need the deposits

• May not have the staff and 
expertise to handle it

• May not be willing to negotiate on 
fees



How to reach QIs



• Look for tangential industries such as real 
estate attorneys, realtors, brokers, and CPAs.

• The Federation of Exchange Accommodators 
is the only association for QIs. 

They come from all over



• Search for QIs in your state

• Start talking to real estate attorneys and CPAs 
about their work with QIs

• Read the Like-Kind Exchanges Under Section 
1031 Ebook

What can you do today?



• Get involved with events through 
the FEA

• Establish relationships with other 
industry associations:

• Real estate 

• State boards

• CPAs

• Property investment

• Collaborate with a QI: consider 
running a webinar targeted at 
high-net-worth account holders

What can you do for 
the long term?



Unearthing these rich deposits can take time, but 
they’re worth it.



Questions?



Associations and industry intel

• Federation of Exchange Accommodators (fea.memberclicks.net)
• The FEA is the national association representing QIs. They provide advocacy, 

continuing education, and a database of QIs.

• eBook: Like-Kind Exchanges Under Section 1031

• The ABA real property, trust, and estate law group (LinkedIn)



Downloadable qualified intermediary battle card!



Thank you!
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