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CHERYL D. KEILY SBN# 94008
Bureau of Real Estate

320 West 4th Street, Suite 350

Los Angeles, California 90013-1105

Telephone:  (213) 576-6982
(Direct) (213) 576-6905

BEFORE THE BUREAU OF REAL ESTATE
STATE OF CALIFORNIA

k & ok
In the Matter of the Accusation of ) No. H-04768 SD
) |
HOLLY A. WU, ) ACCUSATION
)
)
Respondent. )
)

The Complainant, Veronica Kilpatrick, a Supervising Special Investigator of the
State of California, for cause of Accusation against HOLLY A. WU (“Respondent”) is
informed and alleges as follows:
1.
The Complainant, Veronica Kilpatrick, a Supervising Special Investigator of the
State of California, makes this Accusation in her official capacity.
2.
Respondent is presently licensed and/or has license rights under the Real Estate
Law (Part 1 of Division 4 of the Business and Professions Code, hereinafter “Code”) as a real

estate salesperson,
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Prior Discipline

3.
On or about September 30, 2014, in Case No. H-04605 SD, the Commissioner

of the Bureau of Real Estate suspended the real estate salesperson license of Respondent
pursuant to the provisions of Code Sections 10137 and 10177(d). Respondent was additionally
ordered to take and pass the Professional Responsibility Examination within six (6) months
from the effective date of the Decision, and to make restitution to Margo Heisner in the amoﬁnt

of $900 within thirty (30) days of the effective date of the Decision.

4,
At the time of the events alleged herein Respondeﬁt was employed by TriCastle
Realty Inc., a licensled real estate broker. TriCastle Realty Inc. had no prior knowledge of the
facts set forth below.
5.
At all times herein mentioned, Respondent, acting on behalf of SHLC Holdings
LLC (“SHLC”), doing business as Secure Horizons Investment Counselors and as Universal
Relief Advocacy Organization, engaged in the business of, acted in the capacity of, or
advertised a loan modification service and advance fee brokerage offering to perform and
performing loan modification and negotiation services with respect to loans which were secured
by liens on real property for compensation or in expectation of compensation and for fees often
collected in advance as well as at the conclusion of the transaction.
6.
Neither SHLC nor either of its fictitious business names is licensed by the
Bureau of Real Estate (“Bureau”) in any capacity. |
7.
Beginning in on or around January, 2013, and continuing to the present time,
SHLC mailed out advertisements soliciting distressed borrowers seeking loan modification and

foreclosure avoidance services, which advertisements were false, misleading or deceptive,
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and/or which otherwise created the false impression that the recipients were preapproved for
reduction of their mortgage loan payments. Specifically, SHL.C mailed out “Payment
Reduction Notifications,” stating that specific recipients were, “prequalified for an Economic
Advantage Payment and/or Principal Reduction Program,” designed to bring house payments
current for less than the amounts owed and/or reductions in the principal balance. The mailers
also contained large print headings, including “FORM 012-S Payment Reduction Notification
Economic Stimulus 2013,” that gave the misleading impression the solicitation was affiliated
with or from a government agency, when it was not.

8.

In or around October, 2013, consumer Feliciana W, (“Consumer”) received a
Payment Reduction Notification from SHLC. Consumer called the number on the mailing and
was advised that SHLC could assist her with her mortgage loan. On or about October 28, 2013,
Consumer entered into an agreement with SHLC, to provide loan modification and related
foreclosure avoidance services in exchange for the payment of an advance fee in the amount of
$685 per month. Respondent counseled Consumer in a “buy time” strategy, and directed her to
sign and return various forms to her. Consumer made advance fee payments totaling $2,055
over a period of three months. Despite the foregoing, no services were provided to Consumer,
and she thereafter stopped making payments to SHL.C.

9.

The activities described in Paragraphs 7 and 8, above, require a real estate broker

license under Sections 10131(d) and 10131.2 of the Code.
10.

Respondent performed and/or participated in loan modification, solicitation, and
negotiation activities which require a real estate broker license under the provisions of Code
Sections 10131(d) and 10131.2 when Respon.dent was not licensed by the Bureau as a real
estate broker nor employed as a real estate salesperson by the broker on whose behalf the

activities were performed in violation of Sections 10130 and 10137 of the Code,
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11.

The conduct, acts and/or omissions of Respondent, as set forth, above, violate -
Code Section 10130, and are cause for the suspension or revocation of the licenses and license
rights of Respondent pursuant to Code Sections 10177(d), 10177(g) and/or 10177(j).

Code Section 10106 provides, in pertinent part, that in any order issued in
resolution of a disciplinary proceeding before the Bureau of Real Estate, the Commissioner may
request the administrative law judge to direct a licensee found to have committed a violation of
this part to pay a sum not to exceed the reasonable costs of investigation and enforcement of the
case.

WHEREFORE, Complainant prays that a hearing be conducted on the
allegations of this Accusation and that upon proof thereof, a decision be rendered imposing
disciplinary action against all the licenses and license rights of Respondent HOLLY A. WU
under the Real Estate Law, for the cost of investigation and enforcement as permitted by Code
Section 10106, and for such other and further relief as may be proper under other applicable
provisibns of law,

Dated at Los Angeles, California

this QA day of D mdotr 2015,

VK patnce

Ver‘cmica\Klilpatﬁ/cH
Supervising Specidl Investigator

ce: Holly A. Wu
TriCastle Realty Inc.
Veronica Kilpatrick
Sacto.
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CC.

HOLLY A. WU
TriCastle Realty Inc.
Veronica Kilpatri




