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DEPT. OF REAL ESTATE 

By Such 

9 DEPARTMENT OF REAL ESTATE 

10 STATE OF CALIFORNIA 

11 

12 In the Matter of the Accusation of 

13 

EARL IVAN BRIONES 
14 

15 

16 

and 

VISHUNDYAL RAMOTAR MOHABIR, 

17 

18 

Respondents. 

No. H-42418 LA 

ACCUSATION 

19 The Complainant, Maria Suarez, a Supervising Special Investigator of the State of 

20 California, makes this Accusation in her official capacity, and for cause of Accusation against 

21 Respondents EARL IVAN BRIONES and VISHUNDYAL RAMOTAR MOHABIR 

22 (collectively, "Respondents"), is informed and alleges as follows: 

23 1 . 

24 All references to the "Code" are to the California Business and Professions Code 

25 and all references to "Regulations" are to Title 10, Chapter 6, California Code of Regulations. 

26 
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DRE LICENSE HISTORY 

RESPONDENT EARL IVAN BRIONES ("BRIONES") 

2. 

According to DRE records to date and publicly accessible 

(https://www2.dre.ca.gov/PublicASP/pplinfo.asp?License_id=01129784), EARL IVAN 

BRIONES ("BRIONES") is presently licensed and/or has license rights under the Real Estate Law 

as a real estate broker ("REB"), DRE license ID 01 129784, expiring on February 18, 2024. 

3. 

According to DRE records to date and publicly accessible, BRIONES was 

originally licensed by the DRE on or about February 19, 1992 and his license is presently 

associated with: two (2) real estate salespersons ("RES") (including MOHABIR); two (2) branch 

offices, in Redondo Beach and Riverside; and three (3) DBAs, for Briones Realty (active as of 

December 20, 2000), Smart Money Mortgage (active as of November 13, 2003), and Stars Realty 

(active as of July 30, 1999). 

4. 

According to DRE records to date and publicly accessible, BRIONES is presently 

the designated officer of record for Valmore and Company Inc (DRE license ID 02074539) until 

his officer affiliation expires on October 11, 2022. 

5. 

According to DRE records to date and publicly accessible, BRIONES' main office 

address of record is 8041 Florence Ave., Suite 207, Downey, CA 90240 ("Florence address") and 

his mailing address of record is 1 164 W. 28" St., Los Angeles, CA 90007 ("28" St. address"). 

26 
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RESPONDENT VISHUNDYAL RAMOTAR MOHABIR ("MOHABIR") 

N 6. 

3 According to DRE records to date and publicly accessible 

(https://www2.dre.ca.gov/PublicASP/pplinfo.asp?License_id=01 122631), VISHUNDYAL 

RAMOTAR MOHABIR ("MOHABIR"), is presently licensed and/or has license rights under 

6 the Real Estate Law as a RES, DRE license ID 01 122631, expiring on October 16, 2023. 

7. 

According to DRE Records to date and publicly accessible, MOHABIR was 

originally licensed by the DRE on or about October 17, 1991 and his RES license is affiliated with 

10 responsible REB BRIONES. MOHABIR's mailing address of record is BRIONES' Florence 

11 address. 

12 Unlicensed Alma Dagnino ("Dagnino") 

13 

14 According to DRE records to date and publicly accessible, Alma Dagning 

15 ("Dagnino") is not now, and has never been, licensed by the Department in any capacity and has 

16 no license rights under the Real Estate Law (Part 1 of Division 4 of the Code) or any license 

17 endorsements attaching to any Department licenses. 

18 9. 

19 On September 15, 2022, the DRE issued an Order to Desist and Refrain against 

20 Dagnino, DRE Case No. H-42325 LA 

21 

Unlicensed Eduardo Espiritu ("Espiritu")
22 

10. 
23 

According to DRE records to date and publicly accessible, Eduardo Espiritu
24 

("Espiritu") is not now, and has never been, licensed by the Department in any capacity and has
25 

26 
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no license rights under the Real Estate Law (Part 1 of Division 4 of the Code) or any license 

endorsements attaching to any Department licenses. 

1 1. 

On September 15, 2022 the DRE issued an Order to Desist and Refrain against 

Espiritu. 

12. 

At all times mentioned, in the State of California, REB BRIONES conducted 

licensed activities within the meaning of Code Section 10131 and performed real estate 

activities, which require a real estate license, including, but not limited to activities performed by 

his employees, agents and RES, including, but not limited to MOHABIR. At all times 

mentioned, in the State of California, unlicensed Dagnino and Espiritu conducted licensed 

activities within the meaning of Code Section 10131 and performed real estate sales activities, 

which require a real estate license, when they were not licensed by the DRE. 

1 Pursuant to Code Section 10131 Broker Defined, "A real estate broker within this meaning of this part is a person 
who, for a compensation or in expectation of a compensation, regardless of the form or time of payment, does or 
negotiates to do one or more of the following acts for another or others: (a) Sells or offers to sell, buys or offers to 
buy, solicits prospective sellers or purchasers of, solicits or obtains listings of, or negotiates the purchase, sale or 
exchange of real property or a business opportunity. (6) Leases or rents or offers to lease or rent, or places for rent, 
or solicits listings of places for rent, or solicits for prospective tenants, or negotiates the sale, purchase or exchanges 
of leases on real property, or on a business opportunity, or collects rents from real property, or improvements 
thereon, or from business opportunities. (c) Assists or offers to assist in filing an application for the purchase or 
lease of, or in locating or entering upon, lands owned by the state or federal government. (d) Solicits borrowers or 
lenders for or negotiates loans or collects payments or performs services for borrowers or lenders or note owners in 
connection with loans secured directly or collaterally by liens on real property or on a business opportunity. (e) Sells 
or offers to sell, buys or offers to buy, or exchanges or offers to exchange a real property sales contract, or a 
promissory note secured directly or collaterally by a lien on real property or on a business opportunity, and performs 
services for the holders thereof." 
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FACTS DISCOVERED BY THE DEPARTMENT OF REAL ESTATE 

N 13. 

w Luz G. and Jose G. ("Consumers") 

On or about April 16, 2020, the DRE received a complaint from Luz G. and Jose 

G. ("Consumers") regarding Briones Realty located at 8041 Florence Ave., Suite 207 in Downey. 

CA, License ID 01 129784. Specifically, Consumers complained of the failure of Briones Realty 

to return the Consumers' $6,000.00 deposit on a purchase transaction that was cancelled. 

14. 

According to Consumers, Dagnino and Espiritu, as their only Briones Realty points 

10 of contact, represented them in their attempts to purchase real property, inclusive of activities such 

11 as: negotiation of sales terms, coordination of financing, property viewings and coordination of 

12 escrow activities. Consumers' understanding was that Dagnino worked for Espiritu, that Espiritu 

13 worked for MOHABIR, and that MOHABIR worked for BRIONES. Notwithstanding 

14 Consumers' understanding of the employment relationships amongst Dagnino, Espiritu. 

15 MOHABIR and BRIONES, their only communications were with Dagnino and Espiritu. 

16 15. 

17 
9249 Tara Circle. Riverside, CA 92509 

18 According to Consumers, Dagnino represented to them that she could assist in their 

19 purchase of real property located at 9249 Tara Circle, Riverside, CA 92509 ("Tara property"). 

20 Dagnino presented to Consumers her Briones Realty business card, on which was printed "Alma 

21 Dagnino, Transaction Coordinator" and a list of "Necessary Documents to Pre-Qualify." Espiritu 

22 communicated with Consumers with respect to financing, and Consumers understood Espiritu to 

23 be their lender/finance contact person. 

24 

25 

26 
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16. 

According to Consumers, Dagnino wrote the Residential Purchase Agreement 

w ("Offer") for Consumers' (Buyers) offer to purchase the Tara property. According to the 

documents received by the DRE from Purplebricks Escrow (in response to the DRE's subpoena 

un duces tecum), Consumers made an offer to purchase the Tara property on or about June 13, 2019. 

6 for $435,000. Consumers' Offer listed Briones Realty, DRE license ID 01 129784 as the Buyer's 

Brokerage Firm and "Vinnie Mohabir," DRE license ID 01 122631 as Buyer's Agent. (According 

to the footer of the Offer, the form was generated from the zipForm account of Briones 

9 Realty/Vinnie Mohabir.) 

10 A. According to page 10 of Consumers' Tara Offer, the contact information for 

11 "Vinnie Mohabir" was 8041 Florence Ave., Suite 207, Downey, CA 90240. 

12 telephone number (310) 709-0180, fax number (562) 363-0575, and e-mail 

13 "brionesrealtyinc@gmail.com 310 709 0180 [sic]." 

14 B. According to the DRE special investigator's research, telephone number (310) 

15 709-0180 and e-mail brionesrealtyinc@gmail.com are registered to Espiritu. 

16 and not MOHABIR. 

17 C. The address listed as MOHABIR's address on Consumers' Offer matches the 

18 address that appears as MOHABIR's mailing address of record on file with the 

19 DRE (Florence address). However, according to the DRE's records to date. 

20 neither MOHABIR's e-mail address nor his current, work and cellular phone 

21 
numbers on file match the brionesrealtyinc@gmail.com email or the (310) 709-

22 0180 telephone number that are listed on the face of Consumers' Tara Offer as 

23 belonging to MOHABIR. 

24 D. The Cooperating Broker Compensation Agreement and Escrow Instruction 

25 listed Briones Realty, DRE license ID 01 129784 as the Cooperating Broker and 

26 
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"Vinnie Mohabir," DRE license ID 01122631 as Cooperating Broker's Agent. 

N at 8041 Florence Ave., Suite 207, Downey, CA 90240, fax number (562) 363. 

W 0575, and e-mail brionesrealtyinc@gmail.com 310-709-0180 [sic]. According 

to the DRE special investigator's research, telephone number (310) 709-0180 

and e-mail brionesrealtyinc@gmail.com are registered to Espiritu, and not 

MOHABIR. (According to the footer, the form was generated from the zipForm 

account of Briones Realty/Vinnie Mohabir.) 

17. 

According to Consumers' Offer, their Initial Deposit in the amount of $3,000 

10 ("earnest money deposit" or "EMD") would be wired to escrow within three (3) business days. 

11 A. According to an interview of MOHABIR by the DRE on December 10, 202] at 

12 the DRE's Los Angeles District Office ("LADO"), MOHABIR indicated that he 

13 knew that escrow on the Tara property was through Purplebricks Escrow, but 

14 stated, "I didn't know anything" when asked about the EMD on the Tara property. 

15 

16 

17 

18 

19 

20 

21 

22 

23 
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N According to Consumers, in addition to the $3,000 EMD, Dagnino instructed them 

w to also pay $2,000 via money order(s), which Consumers understood was for the purpose of a total 

EMD amount of $5,000 (comprised of their initial $3,000 EMD, plus the $2,000 in money orders 

to start the escrow process. According to Consumers, Dagnino instructed them to leave the payee 

line for their money orders blank, so that she could later type in the payee information legibly 

Pursuant to Dagnino's instructions, Consumers purchased money orders totaling $2,000 and 

submitted them to Dagnino, including, but not limited to the following money orders obtained 

from Prospera Gonzalez: 

Date of Money Order Money Order Number Money Order Amount Money Order Payee 

6-25-19 35-27257159 $ 500.00 (blank ) 

6-25-19 35-27257160 $ 200.00 ( blank ) 

6-25-19 35-27257161 $ 200.00 (blank) 

19. 

According to the documents received by the DRE from Purplebricks Escrow 

("Purplebricks") (in response to the DRE's subpoena duces tecum), on June 19, 2019, Consumers 

wired $3,000 to Escrow No. 002528-KM and escrow was opened. Consumers believed that the 

$2,000 they submitted to Dagnino in money orders would be forwarded to escrow as part of what 

they believed to be their $5,000 total EMD. 

20. 

During escrow, Consumers experienced some financing challenges and escrow was 

prolonged as a result. According to the documents received by the DRE from Purplebricks (in 

response to the DRE's subpoena duces tecum), escrow staff communicated with MOHABIR and 

Espiritu regarding cancellation, and Espiritu indicated on September 24, 2019 that he would be 

"meeting with the buyer refusing to sign" the cancellation. Thereafter, according to the documents 
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Cancellation of Contract, Release of Deposit and Cancellation of Escrow dated September 10 

2019 ("Cancellation") and signed by Sellers and Consumers (Buyers) was received, in which 

Sellers cancelled Escrow No. 002528-KM and escrow was instructed to release Buyers' EMD 

funds to Sellers. 

A. According to the documents received by the DRE from Purplebricks (in 

response to the DRE's subpoena duces tecum), on October 8, 2019 

Purplebricks received an email from MOHABIR in which he indicated, " 

spoke to the clients about signing the cancelation, we are supposed to meet 

tomorrow at 5:30 PM, they will be signing the cancellation and I will forward 

to you so you can have it by Thursday morning..." 

B. According to the documents received by the DRE from Purplebricks (in 

response to the DRE's subpoena duces tecum), on October 1 1. 2019. 

Purplebricks received an email from MOHABIR in which he indicated, "Here 

is cancellation, sorry it took so long. This last guy was holding out did want to 

sign [sic], but finally we convinced him to sign." 

C. According to Consumers, neither MOHABIR nor Espiritu communicated with 

them regarding the escrow cancellation or about signing the Cancellation. 

According to Consumers, the signatures that appear on the October 1 1, 2019 

Cancellation as submitted by MOHABIR to escrow are not their signatures 

according to Consumers, they did not sign any cancellation forms, and the 

signatures that appear on the Cancellation were not made by them. 

D. According to the documents received by the DRE from Purplebricks (in 

response to the DRE's subpoena duces tecum), escrow had no means to directly 

contact Consumers, as they did not have Consumers' contact information. 
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According to Consumers, Dagnino assured them that they need not worry about the 

their money in escrow, which Consumers believed totaled $5,000 (comprised of the $3,000 they 

wired directly to escrow plus the $2,000 in blank money orders that they submitted to Dagnino). 

and assured Consumers that the money could be put towards a deposit on a subsequent purchase 

of another property. 

22. 

On or about November 10, 2021, the DRE issued a subpoena duces tecum to 

BRIONES to request transaction files, including the transaction file for the Tara property. 

23. 

According to the documents received by the DRE from BRIONES and MOHABIR 

(in response to the DRE's subpoena duces tecum), Consumers' Tara Offer differed from the copy 

of Consumers' Tara Offer that was in Purplebricks subpoena duces tecum response: 

A. According to page 10 of Consumers' Tara Offer in BRIONES/MOHABIR's 

subpoena duces tecum response (submitted by MOHABIR), the contact 

information for "Vinnie Mohabir" was also listed as 8041 Florence Ave., Suite 

207, Downey, CA 90240, but the telephone number was different and 

[handwritten] listed as (562) 381-2159, (instead of the (310) 709-0180 that 

appeared in the copy in the escrow file), the fax number was different and 

[handwritten] listed as (562) 381-2215 (instead of the (562) 363-0575 that 

appeared in the copy in the escrow file), and e-mail was listed as 

brionesrealtyinc@gmail.com (instead of the "brionesrealtyinc@gmail.com 310 

709 0180" that appeared in the copy in the escrow file). 
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B. According to the Cooperating Broker Compensation Agreement and Escrow 

N Instructions in BRIONES/MOHABIR's subpoena duces tecum response 

w (submitted by MOHABIR), the information for Briones Realty, DRE license 

ID 01 129784 as the Cooperating Broker and "Vinnie Mohabir," DRE license 

un ID 01 122631 as Cooperating Broker's Agent, at 8041 Florence Ave., Suite 207. 

Downey, CA 90240 are the same as what appeared in the copy in the escrow 

file, but the fax number was different and [handwritten] listed as (562) 381-

CO 2215 (instead of the (562) 363-0575 that appeared in the copy in the escrow 

file, and the e-mail was listed as brionesrealtyinc@gmail.com (instead of the 

10 "brionesrealtyinc@gmail.com 310 709 0180" that appeared in the copy in the 

11 escrow file). 

12 24. 

13 4156 Acacia Street. Riverside, CA 92503 

14 Subsequent to the cancellation of the Tara property purchase, Consumers, under the 

15 Dagnino-guided belief that they still had $5,000 in EMD funds with escrow, asked Dagnino to 

16 refund the funds to them. According to Consumers, Dagnino represented to Consumers that the 

17 only way to get their money back would be to purchase another property. 

18 25. 

19 According to the documents received by the DRE from HLH Escrow, Inc. ("HLH" 

20 (in response to the DRE's subpoena duces tecum), Consumers made an offer to purchase the real 

21 property located at 4156 Acacia Street, Riverside, 92503 ("Acacia property") on or about October 

22 9, 2019, for $410,000. Consumers' Offer listed Briones Realty, DRE license ID 01 129784 as the 

23 Buyer's Brokerage Firm and "Vinnie Mohabir," DRE license ID 01122631 as Buyer's Agent. 

24 (According to the footer of the Offer, the form was generated from the zipForm account of Briones 

25 Realty/Vinnie Mohabir.) 

26 
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26. 

N According to Consumers' Offer, their Initial Deposit (EMD) in the amount of 

$1,000 would be wired to escrow within three (3) business days. 

27. 

According to the documents received by the DRE from HLH (in response to the 

6 DRE's subpoena duces tecum), on October 11, 2019, the Acacia Sellers' counteroffer for a $7,000 

EMD was accepted by Consumers (Buyers) on October 14, 2019. An Addendum dated and signed 

on October 16, 2019 reduced the initial deposit to $1,000, but added an increased deposit in the 

amount of $6,000 within twenty (20) days. 

10 28. 

11 According to the documents received by the DRE from HLH (in response to the 

12 DRE's subpoena duces tecum), on December 9, 2020, Consumers wired $1,000 to Escrow No. 19-

13 1773-TK and escrow was opened. Pursuant to, and reliant upon Dagnino's representations. 

14 Consumers believed that the $5,000 they previously paid as EMD on the Tara property would be 

15 forwarded to HLH and applied toward their purchase of the Acacia property. In fact, the only 

16 EMD that HLH received for the Acacia property was the $1,000 that Consumers had directly wired 

17 to HLH. 

18 

19 

20 

21 

22 

23 
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According to the documents received by the DRE from HLH (in response to the 

DRE's subpoena duces tecum), on December 7, 2020, a Cancellation of Contract, Release of 

Deposit and Cancellation of Escrow as signed by Seller and Consumers (Buyers) was executed in 

which Sellers cancelled Escrow No. 19-1733-TK and escrow was instructed to release Buyers 

EMD, less fees and costs, to Buyers. 

A. According to an interview of MOHABIR by the DRE on December 10, 2021 a 

the DRE's LADO, MOHABIR stated, "I didn't know about the [escrow 

cancellation or the seller's request to keep the EMD until after the fact." 

30. 

According to Tracy King ("King") of HLH, she handled Escrow No. 19-1733-TK. 

In a telephonic exchange on May 27, 2021 with the DRE, King confirmed that HLH had already 

refunded to Consumers (Buyers) the $1,000 that had been wired as EMD. According to King, the 

only EMD that HLH received on Escrow No. 19-1733-TK was the $1,000 wired directly to HLH 

from Consumers; according to King's search of HLH's electronic records, no funds were wired 

from Purplebricks to HLH on behalf of Consumers at any time. 

A. According to an interview of MOHABIR by the DRE on December 10, 2021 at 

the DRE's LADO, MOHABIR indicated that the EMD funds that were with escrow 

were returned to the Seller. 

31. 

According to Mike Armendariz ("Armendariz"), the listing agent for the Acacia 

property, Armendariz believed he was dealing with "the agent of record and a lady" in dealing 

with Consumers (Buyers), and indicated to the DRE that the individuals with which he 

communicated were known to him as "Vinnie" and "Alma," who had telephone numbers of 714-

422-7910 (Alma) and 310-709-0180 (Vinnie). In an email exchange on January 27, 2022 with the 
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1 DRE, Armendariz examined a photo lineup assembled by the DRE investigator, and identified one 

Nu of the photos as who he believed to be "Vinnie" the "agent" for the Buyers in the Acacia property 

w transaction; the photograph that Armendariz identified is similar in likeness to a Department of 

4 Motor Vehicles photograph obtained for an individual named Eduardo Espiritu Isordia. 

32. 

Blanca S. and Oscar S. ("Consumers2") 

On or about March 10, 2020, the DRE received a complaint from Blanca S. and 

Oscar S. ("Consumers2") regarding Briones Realty located at 8041 Florence Ave., Suite 207 in 

Downey, CA, License ID 01 122631. Specifically, Consumers2 complained of the failure off 

10 Briones Realty to return the $17,000 EMD that Consumers2 paid on a purchase transaction that 

11 was ultimately cancelled. 

12 33. 

13 According to Consumers2, on or about August 18, 2019, Dagnino asked 

14 Consumers2 for a $3,000 payment for assistance in improving Consumers2's FICO (credit) score. 

15 Pursuant to Dagnino's instructions, Consumers2 paid Dagnino a portion of the requested $3,000 

16 through money orders from Western Union Financial Services, Inc. ("WUFSI"): 

17 Date of Money Order Money Order Number Money Order Amount |Money Order Payee 

18 8-26-19 17680966747 $1,000.00 (blank) 

19 8-26-19 17680966748 $ 500.00 (blank) 

20 34. 

21 
According to Consumers 2, on or about September 13, 2019, Dagnino introduced 

22 them to Espiritu, who introduced himself as a lender and requested the balance of the requestor 

23 $3,000 for credit improvement. Pursuant to Espiritu's instructions, Consumers2 paid the balance 

24 of the $3,000 through additional money orders from WUFSI: 

25 
Date of Money Order Money Order Number | Money Order Amount | Money Order Payee 

26 
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9-13-19 19027981619 $1,000.00 (blank 

8-26-19 19027981620 $ 500.00 (blank 

w 35. 

According to Consumers2, Dagnino and Espiritu represented them in their attempt 

un to purchase real property, inclusive of activities such as: negotiation of sales terms, coordination 

of financing, property viewings and coordination of escrow activities. Dagnino and Espiritu were 

the main points of contact for Consumers2, who also had with some communications with 

Co MOHABIR. 

36. 

10 
3434 Siskiyou Street, Los Angeles, CA 90023 

11 
According to Consumers2, Espiritu presented to Consumers2 his own Briones 

12 Realty business card, on which was printed "Eduardo Espiritu, Branch Marketing Director," as 

13 well as Vinnie Mohabir's business card, the backsides of both which included a list of "Necessary 

14 Documents to Pre-Qualify." It was Consumers2's understanding that Dagnino was their main 

15 
contact for the purchase, and Espiritu was their lender/finance contact person. 

16 
37. 

17 
According to Consumers2, Dagnino submitted the Residential Purchase Agreement 

18 ("Offer") for Consumers2's (Buyers2) offer to purchase the real property located at 3434 Siskiyou 

19 Street, Los Angeles, CA 90023 ("Siskiyou property"). According to the documents received by 

20 the DRE from Rudy H. Rodriguez DBA Century 21 George Michael Realty ("Rodriguez") (in 

21 response to the DRE's subpoena duces tecum), Consumers2 made an offer to purchase the 

22 Siskiyou property on or about October 28, 2019, for $580,000. The Offer by Consumers2 listed 

23 Briones Realty, DRE license ID 01129784 as the Buyer's Brokerage Firm and "Vinnie Mohabir." 

24 DRE license ID 01 122631 as Buyer's Agent. (According to the footer of the Offer, the form was 

25 generated from the zipForm account of Briones Realty/Vinnie Mohabir.) 

26 
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38. 

N According to the Offer of Consumers2, their Initial Deposit in the amount of 

w $10,000 (EMD) would be wired to escrow within three (3) business days. 

39. 

In According to Richard Lopez ("Lopez"), the listing agent for the Siskiyou property 

6 the Offer of Consumers2 was presented to him by Dagnino, with whom he communicated via c-

mail and telephone. According to Lopez, Dagnino made the initial contact to make an appointment 

8 to show the Siskiyou property and later, Dagnino presented the Offer of Consumers2, which 

identified MOHABIR and Briones Realty as the selling agent and selling broker, respectively 

10 According to Lopez, Dagnino was the primary person involved in representing Consumers2 in the 

11 Siskiyou transaction, and when Lopez initially communicated with Dagnino, he believed Dagning 

12 was the agent for Consumers2. According to Lopez, he was only in communication with 

13 MOHABIR two or three times throughout the transaction. 

14 40. 

15 According to Consumers2, Dagnino instructed them to pay their $10,000 EMD to 

16 her in order to open escrow. Pursuant to Dagnino's instructions, on October 29, 2019, Consumers2 

17 gave Dagnino check number 3365, payable to "Alma Dagnino" in the amount of $10,000. 

18 According to bank records, Consumers2's check number 3365 was cashed on the same day; the 

19 endorsement signature appears to be a signature for Alma Dagnino. 

20 41. 

21 According to the documents received by the DRE from Rodriguez (in response to 

22 the DRE's subpoena duces tecum), the offer by Consumers2 for the Siskiyou property was 

23 accepted and escrow opened on November 8, 2019. Pursuant to the Offer, Consumers2's EMD of 

24 $10,000 was to be deposited to escrow within three (3) days. 

26 
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According to Consumers2, Dagnino informed them that escrow requested an 

additional $7,000; pursuant to Dagnino's instructions, on November 8, 2019, Consumers2 

submitted cashier's check number 1084319747, payable to "Century 21 George Michael Realty 

Escrow Division - Escrow No. 7243BM" in the amount of $7,000. By this point, Consumers2 

believed that they had $17,000 EMD funds in escrow, comprised of the $10,000 they believed they 

submitted to escrow through Dagnino (via check number 3365), and the $7,000 they submitted to 

escrow directly (via cashier's check). In fact, according to the documents received by the DRE 

from Rodriguez in response to the DRE's subpoena duces tecum, Consumers2 had $7,000 in 

escrow and were $3,000 short of the $10,000 EMD promised under the Offer. 

43 

According to Consumers2, when Dagnino and Espiritu informed them that they 

spent $650 for an appraisal of the Siskiyou property on November 19, 2019, they made a $650 

Zelle payment to Dagnino. 

44. 

According to Consumers2, they subsequently drove by the Siskiyou property and 

when they called the telephone number on the "For Sale" sign, they were informed that the 

property was no longer for sale due to the seller's death. 

45. 

Upon learning that the Siskiyou property was no longer for sale, Consumers2 

unsuccessfully contacted Dagnino, Espiritu and Mohabir for a refund of their EMD money 

Ultimately, a third-party DRE licensee assisted Consumers2 with recovery of their EMD on or 

about March 9, 2020. 

DRE Accusation against Earl Ivan Briones and Vishundyal Ramotar Mohabir, H-42418 LA 

- 17 -



46. 

N According to the documents received by the DRE from Rodriguez (in response to 

w the DRE's subpoena duces tecum), a Cancellation of Contract, Release of Deposit and 

4 Cancellation of Escrow as signed by Seller and Consumers2 was executed on or about March 9. 

UT 2020, in which the parties mutually cancelled Escrow No. 7243BM and escrow was authorized by 

seller to release Buyers' (Consumers2) deposit, less Buyers fees and costs, to Buyers. On or about 

March 9, 2020, pursuant to the Cancellation instructions, Rodriguez issued check number 005925 

payable to "[Consumers2]" in the amount of $7,000 as the "balance of deposit as a refund." 

However, Consumers2 believed that their total EMD amount for the Siskiyou property was 

10 $17,000 (based on Dagnino's representations and instructions to provide Dagnino a check payable 

11 to Dagnino in the amount of $10,000). 

12 A. According to an interview of MOHABIR by the DRE on December 10, 2021 at 

13 the DRE's LADO, MOHABIR indicated that Consumers2 did not have legal 

14 documents for financing and could not qualify for a loan, and that due to the 

15 inability to qualify, escrow had to be cancelled and the $10,000 EMD returned 

16 from escrow. When asked about how escrow cancellation was communicated 

17 to Consumers2, he responded that cancellation was not communicated in 

18 writing, and that "We told the buyer" via a phone call by an employee of his 

19 
company who speaks Spanish. 

20 B. According to a letter dated November 11, 2021 from MOHABIR to the DRIE 

21 MOHABIR stated that Consumers2 wired their $10,000 EMD to Rodriguez 

22 "The buyers wired a good faith deposit to the escrow for $10,000 the escrow 

23 
was a broker escrow Century 21 George Michael Escrow Division [sic].... The 

24 
role Alma Dagnino played is knew the buyers in transaction recommended them 

25 
to our Real Estate service [sic]. Eduardo Espiritu was an office employee 

26 
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basically handling the daily office and answering the phones. All escrow Funds 

[sic] were delivered to the escrow we did not keep any funds in any of our bank 

accounts..." 

47.A 

According to the documents received by the DRE from WUFSI (in response to the 

DRE's subpoena duces tecum), Consumers2's money orders that that they paid to Dagnino and 

Espiritu were cashed between August 29, 2019 and September 13, 2019 by: 

A. a signature that appears to be for Rafael Davilos (Money Order Number 

9 
17680966747, in the amount of $1,000); 

10 B. a signature that appears to be for Alma Dagnino (Money Order 

11 Number 17680966748, in the amount of $500); 

12 C. a signature that appears to be for Alma Dagnino (Money Order 

13 Number 19027981619, in the amount of $1,000); and 

14 a signature that appears to be for Alma Dagnino (Money Order 

15 Number 19027981620, in the amount of $500). 

16 48. 

17 According to the documents received by the DRE from BRIONES and MOHABIR 

18 (in response to the DRE's subpoena duces tecum), Consumers2's Siskiyou Offer differed from the 

19 copy of Consumers2's Siskiyou Offer that was in Rodriguez' subpoena duces tecum response: 

20 A. Accordingto page 10 of Consumers2's Siskiyou Offer in 

21 BRIONES/MOHABIR's subpoena duces tecum response (submitted by 

22 MOHABIR), the contact information for "Vinnie Mohabir" was also listed as 

23 
8041 Florence Ave., Suite 207, Downey, CA 90240, but the telephone number 

24 

was different and [handwritten] listed as (562) 381-2159, (instead of the (310) 

25 709-0180 that appeared in the copy in the escrow file), the fax number was 

26 
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different and [handwritten] listed as (562) 381-2215 (instead of the (562) 363-

N 0575 that appeared in the copy in the escrow file), and e-mail was listed as 

brionesrealtyinc@gmail.com (instead of the "brionesrealtyinc@gmail.com 310 

709 0180" that appeared in the copy in the escrow file). 

In MOHABIR's Involvement with Consumers and Consumers2's Transactions 

49. 

According to a December 10, 2021 interview of MOHABIR by the DRE at the 

DRE's LADO, when MOHABIR was asked his level of involvement in buyers' transactions, 

MOHABIR responded that he regularly meets with all buyer clients to write offers, either in 

10 person or over the phone, and that he is the one who generates and writes the purchase contracts 

11 and communications with listing agents. 

12 A. According to Consumers, they never met or communicated with MOHABIR 

13 in either of their Tara or Acacia transactions. Dagnino and Espiritu were their 

14 only points of contact. 

15 50. 

16 
According to a December 10, 2021 interview of, and a declaration by, MOHABIR 

17 at the DRE's LADO, when MOHABIR was asked about the purchase agreement (offer) made by 

18 Consumers2 for the Siskiyou property, MOHABIR responded that he generated the offer 

19 documents, then signed the purchase contract (offer) as the "Selling Broker/Agent," including 

20 providing his contact information, and then forwarded the agreement to Consumers2 for their 

21 signatures. MOHABIR stated that he then presented the [signed] offer to the listing agent. 

22 A. According to the Offer and the Cooperating Broker Compensation Agreement 

23 the contact information (telephone number and e-mail) listed belonged to 

24 Espiritu, not MOHABIR. 

25 

26 
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B. According to Lopez, it was Dagnino, not MOHABIR that called and emailed 
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27 

Consumers2's Offer to him. 

51. 

According to an interview of MOHABIR by the DRE on December 10, 2021 at 

the DRE's LADO, when MOHABIR was asked how Consumers2 were informed of the escrow 

cancellation on the Siskiyou property, MOHABIR responded that Consumers2 were informed 

via a telephone call by an employee at his company who speaks Spanish. 

A. According to Consumers2, they learned of the cancellation of the Siskiyou 

escrow through one of the listing agents. 

52. 

According to a December 10, 2021 interview of, and a declaration by, MOHABIR 

at the DRE's LADO, MOHABIR stated that Espiritu worked for him, and not for BRIONES, and 

that Espiritu's "normal duties" included answering the phone, taking messages from prospective 

clients, and making copies of offers to be emailed or sent to prospective buyers. MOHABIR 

stated that Espiritu "may have assisted" in getting information from clients who do speak 

Spanish. According to MOHABIR, he fired Espiritu in or around March or April 2021. 

MOHABIR stated that he does not know Dagnino, has never met Dagnino, and that Dagnino 

refers business to Espiritu, who then refers the business to MOHABIR. According to 

MOHABIR, if the client referral is a buyer, MOHABIR writes offers for that client. 

BRIONES' Supervision 

53. 

According to the DRE's records, BRIONES' email of record is 

vishnu212@aol.com. According to the DRE investigator's research, the email address 

vishnu212@aol.com is in fact registered to MOHABIR. According to a December 10, 2021 

interview of MOHABIR, BRIONES' email is vishnu212@aol.com and all e-mails to BRIONES 
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1 must go through MOHABIR. 

N 54. 

w According to BRIONES, there were no problems with the Tara, Acacia or 

Siskiyou property transactions, and he has never received any complaints regarding EMDs. 

5 According to BRIONES, Espiritu was MOHABIR's employee and he believed that Espiritu no 

longer worked in their office. BRIONES stated that he was unfamiliar with Dagnino. 

7 BRIONES confirmed that his licensed employees are the only individuals who show properties 

to clients, and represented that MOHABIR is the only one who performs negotiations on 

MOHABIR's transactions. 

10 
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APPLICABLE SECTIONS OF THE REAL ESTATE LAW 
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55 

License Required 

(Code Sections 10130 and 10131) 

Pursuant to Code Section 10130 License Required: 

"It is unlawful for any person to engage in the business of, act in the capacity of. 

advertise as, or assume to act as a real estate broker or a real estate salesperson within this state 

without first obtaining a real estate license from the department, or to engage in the business of. 

act in the capacity of, advertise as, or assume to act as a mortgage loan originator within this 

state without having obtained a license endorsement. The commissioner may prefer a complaint 

for violation of this section before any court of competent jurisdiction, and the commissioner and 

his or her counsel, deputies, or assistants, may assist in presenting the law or facts at the 

trial. Prosecution of Violations: It is the duty of the district attorney of each county in this state 

to prosecute all violations of this section in their respective counties in which the violations 

occur." 

56. 

Pursuant to Code Section 10131 Broker Defined: 

"A real estate broker within this meaning of this part is a person who, for a 

compensation or in expectation of a compensation, regardless of the form or time of payment, 

does or negotiates to do one or more of the following acts for another or others: 

(a) Sells or offers to sell, buys or offers to buy, solicits prospective sellers or 

purchasers of, solicits or obtains listings of, or negotiates the purchase, sale or 

exchange of real property or a business opportunity. 

(b) Leases or rents or offers to lease or rent, or places for rent, or solicits listings 

of places for rent, or solicits for prospective tenants, or negotiates the sale, 
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purchase or exchanges of leases of real property, or on a business opportunity, or 

N collects rents from real property, or improvements thereon, or from business 

opportunities. 

(c) Assists or offers to assist in filing an application for the purchase or lease of 

or in locating or entering upon, lands owned by the state or federal government. 

(d) Solicits borrowers or lenders for or negotiates loans or collects payments or 

performs services for borrowers or lenders or note owners in connection with 

8 loans secured directly or collaterally by liens on real property or on a business 

9 opportunity. 

10 (e) Sells or offers to sell, buys or offers to buy, or exchanges or offers to exchange 

11 a real property sales contract, or a promissory note secured directly or collaterally 

12 by a lien on real property or on a business opportunity, and performs services for 

13 the holders thereof." 

14 57. 

15 Broker Supervision 

16 (Code Section 10159.2 and Regulation 2725) 

17 
Pursuant to Code Section 10159.2 Responsibility of Corporate Officer in Charge: 

18 "(a) The officer designated by a corporate broker licensee pursuant to Section 

19 10211 shall be responsible for the supervision and control of the activities conducted on behalf 

20 of the corporation by its officers and employees as necessary to secure full compliance with the 

21 provisions of this division, including the supervision of salespersons licensed to the corporation 

22 in the performance of acts for which a real estate license is required. 

23 (b) A corporate broker licensee that has procured additional licenses in 

24 accordance with Section 10158 through officers other than the officer designated pursuant to 

25 

26 
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Section 10211 may, by appropriate resolution of its board of directors, assign supervisory 

responsibility over salespersons licensed to the corporation to its broker-officers. 

(c) A certified copy of any resolution of the board of directors assigning 

supervisory responsibility over real estate salespersons licensed to the corporation shall be filed 

with the Real Estate Commissioner within five days after the adoption or modification thereof." 

58. 

Pursuant to Regulation 2725 Broker Supervision: 

"A broker shall exercise reasonable supervision over the activities of his or her 

salespersons. Reasonable supervision includes, as appropriate, the establishment of policies, 

rules, procedures and systems to review, oversee, inspect and manage: 

(a)Transactions requiring a real estate license. 

(b) Documents which may have a material effect upon the rights or obligations of 

a party to the transaction. 

(c) Filing, storage and maintenance of such documents. 

(d) The handling of trust funds. 

(e) Advertising of any service for which a license is required. 

(f) Familiarizing salespersons with the requirements of federal and state laws 

relating to the prohibition of discrimination. 

(g) Regular and consistent reports of licensed activities of salespersons. 

The form and extent of such policies, rules, procedures and systems shall take into 

consideration the number of salespersons employed and the number and location of branch 

offices. A broker shall establish a system for monitoring compliance with such policies, rules, 

procedures and systems. A broker may use the services of brokers and salespersons to assist in 

administering the provisions of this section so long as the broker does not relinquish overall 

responsibility for supervision of the acts of salespersons licensed to the broker." 
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Grounds for Revocation or Suspension 

(Code Section 10176 (selected portions)) 

Pursuant to Code Section 10176 Grounds for Revocation or Suspension (selected 

portions): 

"The commissioner may, upon his or her own motion, and shall, upon the verified 

complaint in writing of any person, investigate the actions of any person engaged in the business 

or acting in the capacity of a real estate licensee within this state, and he or she may temporarily 

suspend or permanently revoke a real estate licensee at any time where the licensee, while a real 

estate licensee, in performing or attempting to perform any of the acts within the scope of this 

chapter has been guilty of any of the following: 

(a) Making any substantial misrepresentation. 

(i) Any other conduct, whether of the same or of a different character than 

specified in this section, which constitutes fraud or dishonest dealing. 

60. 

Further Grounds for Disciplinary Action 

Code Section 10177 (selected portions) 

Pursuant to Code Section 10177 Further Grounds for Disciplinary Action 

(selected portions): 

"The commissioner may suspend or revoke the license of a real estate licensee, 

delay the renewal of a license of a real estate licensee, or deny the issuance of a license to an 

applicant, who has done any of the following: 

.. . 
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(g) Demonstrated negligence or incompetence in performing an act for which he1 
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or she is required to hold a license. 

(h) As a broker licensee, failed to exercise reasonable supervision over the 

activities of his or her salespersons, or, as the officer designated by a corporate broker licensce, 

failed to exercise reasonable supervision and control of the activities of the corporation for which 

a real estate license is required. 

VIOLATIONS OF THE REAL ESTATE LAW - CAUSES FOR DISCIPLINE 

61. 

Complainant re-alleges and incorporates by reference the preceding paragraphs as 

set forth herein. 

62. 

In the course of the activities described above, and based on the facts discovered 

by the Department, as described above in Paragraphs 13 through 54, the acts and/or omissions of 

Respondent VISHUNDYAL RAMOTAR MOHABIR are in violation of Code Sections 

10177(g), 10176(a), and 10176(i) and constitute cause for the suspension or revocation of all 

licenses, license rights and license endorsements of Respondent VISHUNDYAL RAMOTAR 

MOHABIR under the Real Estate Law. 

63. 

In the course of the activities described above, and based on the facts discovered 

by the Department, as described above in Paragraphs 13 through 54, the acts and/or omissions of 

Respondent EARL IVAN BRIONES are in violation of Code Section 10177(h) and constitute 

cause for the suspension or revocation of all licenses, license rights and license endorsements of 

Respondent EARL IVAN BRIONES under the Real Estate Law. 

11 
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COSTS 

64 

w Code Section 10106 provides, in pertinent part that in any order issued in 

resolution of a disciplinary proceeding before the Department, the Commissioner may request 

the administrative law judge to direct a licensee found to have committed a violation of this part 

6 to pay a sum not to exceed the reasonable costs of investigation and enforcement of the case. 

7 WHEREFORE, Complainant prays that a hearing be conducted on the allegations 

B of this Accusation and that upon proof thereof, a decision be rendered imposing disciplinary 

9 
action against all the licenses, license rights, and license endorsements of Respondents EARL 

IVAN BRIONES and VISHUNDYAL RAMOTAR MOHABIR under the Real Estate Law (Part 

11 1 of Division 4 of the Business and Professions Code), and for such other and further relief as 

12 may be proper under other applicable provisions of law. 

13 Dated at Los Angeles, California 

14 this 29th day of September 2022. 

16 

17 

Maria Suarez 
18 Maria Suarez 

19 Supervising Special Investigator 

21 

cc: Earl Ivan Briones 
22 Vishundyal Ramotar Mohabir 

M. Suarez 
23 

Sacto. 

24 

26 
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		9						Guideline 1.3 Create content that can be presented in different ways		Meaningful Sequence		Passed		No Untagged annotations were detected, and no elements have been untagged in this session.		

		10				Doc		Guideline 1.4 Make it easier for users to see and hear content including separating foreground from background.		Format, layout and color		Passed		Make sure that no information is conveyed by contrast, color, format or layout, or some combination thereof while the content is not tagged to reflect all meaning conveyed by the use of contrast, color, format or layout, or some combination thereof.		Verification result set by user.

		11				Doc		Guideline 1.4 Make it easier for users to see and hear content including separating foreground from background.		Minimum Contrast		Passed		Please ensure that the visual presentation of text and images of text has a contrast ratio of at least 4.5:1, except for Large text and images of large-scale text where it should have a contrast ratio of at least 3:1, or incidental content or logos

		Verification result set by user.

		12						Guideline 2.4 Provide ways to help users navigate, find content, and determine where they are		Headings defined		Passed		Headings have been defined for this document.		

		13						Guideline 2.4 Provide ways to help users navigate, find content, and determine where they are		Outlines (Bookmarks)		Passed		Bookmarks are logical and consistent with Heading Levels.		

		14				MetaData		Guideline 2.4 Provide ways to help users navigate, find content, and determine where they are		Metadata - Title and Viewer Preferences		Passed		Please verify that a document title of Earl Ivan Briones and Vishundyal Ramotar Mohabir H-42418 LA is appropriate for this document.		Verification result set by user.

		15				MetaData		Guideline 3.1 Make text content readable and understandable.		Language specified		Passed		Please ensure that the specified language (en) is appropriate for the document.		Verification result set by user.

		16						Guideline 3.2 Make Web pages appear and operate in predictable ways		Change of context		Passed		No actions are triggered when any element receives focus		

		17						Guideline 1.1 Provide text alternatives for all non-text content		Alternative Representation for Formulas		Not Applicable		No Formula tags were detected in this document.		

		18						Guideline 1.1 Provide text alternatives for all non-text content		Alternative Representation for Links		Not Applicable		No Link annotations were detected in document.		

		19						Guideline 1.1 Provide text alternatives for all non-text content		Alternative Representation for Forms		Not Applicable		No Form Fields were detected in this document.		

		20						Guideline 1.1 Provide text alternatives for all non-text content		Alternative Representation for Other Annotations		Not Applicable		No other annotations were detected in this document.		

		21						Guideline 1.2 Provide synchronized alternatives for multimedia.		Captions 		Not Applicable		No multimedia elements were detected in this document.		

		22						Guideline 1.3 Create content that can be presented in different ways		Form Annotations - Valid Tagging		Not Applicable		No Form Annotations were detected in this document.		

		23						Guideline 1.3 Create content that can be presented in different ways		Lbl - Valid Parent		Not Applicable		No Lbl elements were detected in this document.		

		24						Guideline 1.3 Create content that can be presented in different ways		LBody - Valid Parent		Not Applicable		No LBody elements were detected in this document.		

		25						Guideline 1.3 Create content that can be presented in different ways		Link Annotations		Not Applicable		No tagged Link annotations were detected in this document.		

		26						Guideline 1.3 Create content that can be presented in different ways		Links		Not Applicable		No Link tags were detected in this document.		

		27						Guideline 1.3 Create content that can be presented in different ways		List Item		Not Applicable		No List Items were detected in this document.		

		28						Guideline 1.3 Create content that can be presented in different ways		List		Not Applicable		No List elements were detected in this document.		

		29						Guideline 1.3 Create content that can be presented in different ways		Other Annotations - Valid Tagging		Not Applicable		No Annotations (other than Links and Widgets) were detected in this document.		

		30						Guideline 1.3 Create content that can be presented in different ways		RP, RT and RB - Valid Parent		Not Applicable		No RP, RB or RT elements were detected in this document.		

		31						Guideline 1.3 Create content that can be presented in different ways		Correct Structure - Ruby		Not Applicable		No Ruby elements were detected in this document.		

		32						Guideline 1.3 Create content that can be presented in different ways		THead, TBody and TFoot		Not Applicable		No THead, TFoot, or TBody elements were detected in this document.		

		33						Guideline 1.3 Create content that can be presented in different ways		Correct Structure - Warichu		Not Applicable		No Warichu elements were detected in this document.		

		34						Guideline 1.3 Create content that can be presented in different ways		Correct Structure - WT and WP		Not Applicable		No WP or WT elements were detected in the document		

		35						Guideline 1.3 Create content that can be presented in different ways		ListNumbering		Not Applicable		No List elements were detected in this document.		

		36						Guideline 1.3 Create content that can be presented in different ways		Article Threads		Not Applicable		No Article threads were detected in the document		

		37						Guideline 1.3 Create content that can be presented in different ways		Tabs Key		Not Applicable		Document does not have annotations		

		38						Guideline 1.4 Make it easier for users to see and hear content including separating foreground from background.		Images of text - OCR		Not Applicable		No raster-based images were detected in this document.		

		39						Guideline 2.1 Make all functionality operable via a keyboard interface		Server-side image maps		Not Applicable		No Link annotations were detected in this document.		

		40						Guideline 2.2 Provide users enough time to read and use content		Timing Adjustable		Not Applicable		No elements that could require a timed response found in this document.		

		41						Guideline 2.3 Do not design content in a way that is known to cause seizures		Three Flashes or Below Threshold		Not Applicable		No elements that could cause flicker were detected in this document.		

		42						Guideline 3.3 Help users avoid and correct mistakes		Required fields		Not Applicable		No Form Fields were detected in this document.		

		43						Guideline 3.3 Help users avoid and correct mistakes		Form fields value validation		Not Applicable		No form fields that may require validation detected in this document.		

		44						Guideline 4.1 Maximize compatibility with current and future user agents, including assistive technologies		4.1.2 Name, Role, Value		Not Applicable		No user interface components were detected in this document.		

		45		8,14,15		Tags->0->32,Tags->0->58,Tags->0->60		Guideline 1.3 Create content that can be presented in different ways		Summary attribute		Warning		Table doesn't define the Summary attribute.		

		46				Pages->0		Guideline 3.2 Make Web pages appear and operate in predictable ways		Header/Footer pagination artifacts		Warning		Page 1 contains content but does not define header or footer pagination artifacts. Please confirm this is correct.		

		47				Pages->1		Guideline 3.2 Make Web pages appear and operate in predictable ways		Header/Footer pagination artifacts		Warning		Page 2 contains content but does not define header or footer pagination artifacts. Please confirm this is correct.		

		48				Pages->2		Guideline 3.2 Make Web pages appear and operate in predictable ways		Header/Footer pagination artifacts		Warning		Page 3 contains content but does not define header or footer pagination artifacts. Please confirm this is correct.		

		49				Pages->3		Guideline 3.2 Make Web pages appear and operate in predictable ways		Header/Footer pagination artifacts		Warning		Page 4 contains content but does not define header or footer pagination artifacts. Please confirm this is correct.		

		50				Pages->4		Guideline 3.2 Make Web pages appear and operate in predictable ways		Header/Footer pagination artifacts		Warning		Page 5 contains content but does not define header or footer pagination artifacts. Please confirm this is correct.		

		51				Pages->5		Guideline 3.2 Make Web pages appear and operate in predictable ways		Header/Footer pagination artifacts		Warning		Page 6 contains content but does not define header or footer pagination artifacts. Please confirm this is correct.		

		52				Pages->6		Guideline 3.2 Make Web pages appear and operate in predictable ways		Header/Footer pagination artifacts		Warning		Page 7 contains content but does not define header or footer pagination artifacts. Please confirm this is correct.		

		53				Pages->7		Guideline 3.2 Make Web pages appear and operate in predictable ways		Header/Footer pagination artifacts		Warning		Page 8 contains content but does not define header or footer pagination artifacts. Please confirm this is correct.		

		54				Pages->8		Guideline 3.2 Make Web pages appear and operate in predictable ways		Header/Footer pagination artifacts		Warning		Page 9 contains content but does not define header or footer pagination artifacts. Please confirm this is correct.		

		55				Pages->9		Guideline 3.2 Make Web pages appear and operate in predictable ways		Header/Footer pagination artifacts		Warning		Page 10 contains content but does not define header or footer pagination artifacts. Please confirm this is correct.		

		56				Pages->10		Guideline 3.2 Make Web pages appear and operate in predictable ways		Header/Footer pagination artifacts		Warning		Page 11 contains content but does not define header or footer pagination artifacts. Please confirm this is correct.		

		57				Pages->11		Guideline 3.2 Make Web pages appear and operate in predictable ways		Header/Footer pagination artifacts		Warning		Page 12 contains content but does not define header or footer pagination artifacts. Please confirm this is correct.		

		58				Pages->12		Guideline 3.2 Make Web pages appear and operate in predictable ways		Header/Footer pagination artifacts		Warning		Page 13 contains content but does not define header or footer pagination artifacts. Please confirm this is correct.		

		59				Pages->13		Guideline 3.2 Make Web pages appear and operate in predictable ways		Header/Footer pagination artifacts		Warning		Page 14 contains content but does not define header or footer pagination artifacts. Please confirm this is correct.		

		60				Pages->14		Guideline 3.2 Make Web pages appear and operate in predictable ways		Header/Footer pagination artifacts		Warning		Page 15 contains content but does not define header or footer pagination artifacts. Please confirm this is correct.		

		61				Pages->15		Guideline 3.2 Make Web pages appear and operate in predictable ways		Header/Footer pagination artifacts		Warning		Page 16 contains content but does not define header or footer pagination artifacts. Please confirm this is correct.		

		62				Pages->16		Guideline 3.2 Make Web pages appear and operate in predictable ways		Header/Footer pagination artifacts		Warning		Page 17 contains content but does not define header or footer pagination artifacts. Please confirm this is correct.		

		63				Pages->17		Guideline 3.2 Make Web pages appear and operate in predictable ways		Header/Footer pagination artifacts		Warning		Page 18 contains content but does not define header or footer pagination artifacts. Please confirm this is correct.		

		64				Pages->18		Guideline 3.2 Make Web pages appear and operate in predictable ways		Header/Footer pagination artifacts		Warning		Page 19 contains content but does not define header or footer pagination artifacts. Please confirm this is correct.		

		65				Pages->19		Guideline 3.2 Make Web pages appear and operate in predictable ways		Header/Footer pagination artifacts		Warning		Page 20 contains content but does not define header or footer pagination artifacts. Please confirm this is correct.		

		66				Pages->20		Guideline 3.2 Make Web pages appear and operate in predictable ways		Header/Footer pagination artifacts		Warning		Page 21 contains content but does not define header or footer pagination artifacts. Please confirm this is correct.		

		67				Pages->21		Guideline 3.2 Make Web pages appear and operate in predictable ways		Header/Footer pagination artifacts		Warning		Page 22 contains content but does not define header or footer pagination artifacts. Please confirm this is correct.		

		68				Pages->22		Guideline 3.2 Make Web pages appear and operate in predictable ways		Header/Footer pagination artifacts		Warning		Page 23 contains content but does not define header or footer pagination artifacts. Please confirm this is correct.		

		69				Pages->23		Guideline 3.2 Make Web pages appear and operate in predictable ways		Header/Footer pagination artifacts		Warning		Page 24 contains content but does not define header or footer pagination artifacts. Please confirm this is correct.		

		70				Pages->24		Guideline 3.2 Make Web pages appear and operate in predictable ways		Header/Footer pagination artifacts		Warning		Page 25 contains content but does not define header or footer pagination artifacts. Please confirm this is correct.		

		71				Pages->25		Guideline 3.2 Make Web pages appear and operate in predictable ways		Header/Footer pagination artifacts		Warning		Page 26 contains content but does not define header or footer pagination artifacts. Please confirm this is correct.		

		72				Pages->26		Guideline 3.2 Make Web pages appear and operate in predictable ways		Header/Footer pagination artifacts		Warning		Page 27 contains content but does not define header or footer pagination artifacts. Please confirm this is correct.		

		73				Pages->27		Guideline 3.2 Make Web pages appear and operate in predictable ways		Header/Footer pagination artifacts		Warning		Page 28 contains content but does not define header or footer pagination artifacts. Please confirm this is correct.		
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