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BEFORE THE DEPARTMENT OF REAL ESTATE 

STATE or CALIFORNIA 

In the Matter of the Accusation Against 

JOEL. VANNI. do ing business as 
HRF Mortgage and I !RF Servicing, 

Respondent. 

* * * 

) 
) 
) 
) 
) 
) 
) 

No. 1-1-43304 LA 

ACCUSATION 

The Complainant, Veron ica Kilpatrick, a Supervis ing Special Investigator for 

the Department or Real Estate ("Department") of the State of Californ ia, fo r cause or 

Accusation aga inst JOEL. VANNI, do ing bus iness as HRF Mortgage and HRF Servicing, 

("Respondent'") alleges as fo llows: 

I. 

The Complainant, Veronica Ki lpatrick, a Superv ising Special Investigator of the 

State of Californ ia, makes this Accusation in her o ffic ial capacity. 

2. 

A II references to the ·'Code" are to the Rea l Estate Law, Part I of Division 4 of 

the Californ ia Business and Profess ions Code and all references to ·'Regulat ions'' arc to Title 

I 0, Chapter 6 of the Cal iforn ia Code of Regulations. 
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JUDITH A. BURANDAY, Counsel (SBN 278115)
1  Department of Real Estate

 320 West 4th Street, Suite 3502

Los Angeles, California 90013-1105
3 Phone: (213) 559-5990

Direct: (213) 443-9263
4 Fax: (213) 576-6917

Email: Judith.Buranday@dre.ca.gov
5

Attorney for Complainant
6

7

8 BEFORE THE DEPARTMENT OF REAL ESTATE

9 STATE OF CALIFORNIA

** *10

11 In the Matter of the Accusation Against )
No. H-43304 LA)

12
JOE L. VANNI, doing business as )
HRF Mortgage and HRF Servicing,13 )

)
14 ACCUSATIONRespondent. )

)
15

)

16

The Complainant, Veronica Kilpatrick, a Supervising Special Investigator for
17

the Department of Real Estate ("Department") of the State of California, for cause of
18

Accusation against JOE L. VANNI, doing business as HRF Mortgage and HRF Servicing,
19

("Respondent") alleges as follows:
20

1.
21

The Complainant, Veronica Kilpatrick, a Supervising Special Investigator of the
22

State of California, makes this Accusation in her official capacity.
23

2.
24

All references to the "Code" are to the Real Estate Law, Part 1 of Division 4 of
25

the California Business and Professions Code and all references to "Regulations" are to Title
26

10, Chapter 6 of the California Code of Regulations.
27

111
28
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1 LICENSE HISTORY 

2 3. 

3 Respondent is presently licensed and/or has license rights under the Code as a 

4 real estate broker (License ID 00680141 ). Respondent maintains the fictitious business names 

s "HRF Mortgage" and "HRF Servicing" with the Department. Respondent holds a mortgage 

6 loan originator ("MLO") license endorsement with the Department (NMLS ID 303229). 

7 PREVIOUS DISCIPLINARY ACTIONS 

8 4. 

9 On or about November 20, 20 I 3, in Department Case No. H-11536 SF, 

10 Respondent's real estate broker license was suspended for twenty (20) days, with a stay of 

11 execution for one (I) year upon terms and conditions, pursuant to Code section IO l 77(d) 

12 (willful disregard or violation of the Real Estate Law), for the following violations while acting 

13 as a mortgage loan originator: 

14 a. Failed to maintain separate records, in violation of Regulations section 

15 2831.1; 

16 b. Failed to provide lenders with monthly reconciliations of the outstanding 

17 loan balance on each loan, in violation of Regulations section 2831.2; 

18 c. Failed to properly designate Respondent's bank account as a trust account 

19 despite using the account to handle client trust funds, in violation of Code 

2 o sections IO 145 and Regulations section 2832; 

21 d. Allowed Respondent's wife and an unlicensed individual, to withdraw trust 

22 funds form the trust account without a fidelity bond covering at least the 

23 maximum amount of the trust funds to which Respondent's wife had access, 

2 4 in violation of Regulations section 2834; 

25 e. Failed to provide to the Department with the signed Lender/Purchase 

2 6 Disclosure Statements, in violation of Code section I 023 l .2(a); 

27 f. Failed to file with the Department a Multi-lender Transaction Notice, in 

20 violation of Code section 10238; and 
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1 LICENSE HISTORY

2 3.

3 Respondent is presently licensed and/or has license rights under the Code as a

4 real estate broker (License ID 00680141). Respondent maintains the fictitious business names

5 "HRF Mortgage" and "HRF Servicing" with the Department. Respondent holds a mortgage

6 loan originator ("MLO") license endorsement with the Department (NMLS ID 303229).

7 PREVIOUS DISCIPLINARY ACTIONS

8 4.

9 On or about November 20, 2013, in Department Case No. H-11536 SF,

10 Respondent's real estate broker license was suspended for twenty (20) days, with a stay of

11 execution for one (1) year upon terms and conditions, pursuant to Code section 10177(d)

12 (willful disregard or violation of the Real Estate Law), for the following violations while acting

13 as a mortgage loan originator:

14 a. Failed to maintain separate records, in violation of Regulations section

15 2831.1;

16 b. Failed to provide lenders with monthly reconciliations of the outstanding

17 loan balance on each loan, in violation of Regulations section 2831.2;

18 c. Failed to properly designate Respondent's bank account as a trust account

19 despite using the account to handle client trust funds, in violation of Code

20 sections 10145 and Regulations section 2832;

21 d. Allowed Respondent's wife and an unlicensed individual, to withdraw trust

22 funds form the trust account without a fidelity bond covering at least the

23 maximum amount of the trust funds to which Respondent's wife had access,

24 in violation of Regulations section 2834;

25 e. Failed to provide to the Department with the signed Lender/Purchase

26 Disclosure Statements, in violation of Code section 10231.2(a);

27 f. Failed to file with the Department a Multi-lender Transaction Notice, in

28 violation of Code section 10238; and
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1 g. Failed to file quarterly and annual trust fund status reports with the 

2 Department, in violation of Code sections 10232.2(a) and (c) and 10232.25. 

3 5. 

4 On or about June 22, 2016, in Department Case No. H-11901 SF, Respondent's 

5 real estate broker license was suspended for sixty (60) days, with a stay of execution for one (I) 

6 year upon terms and conditions, pursuant to Code sections 10 l 77(d) (willful disregard or 

7 violation of the Real Estate Law) and IO I 77(g) (demonstrated negligence in performing an act 

s for which a license is required), for the following violations while acting as a mortgage loan 

9 originator: 

10 

11 

12 

13 

14 

15 

16 

a. Allowed trust funds to be deposited into an operating account and not the 

trust account, in violation of Code section 10145 and Regulations section 

2832; 

b. Commingled trust funds by depositing trust funds in general bank account, 

in violation of Code section 10176(e); 

c. Failed to maintain separate records, in violation of Code section IO 145 and 

Regulation 2831.1; 

17 d. Allowed Respondent's wife and an unlicensed individual, to appear as a 

18 signatory on an operating account that had trust funds without a fidelity bond 

19 covering at least the maximum amount of the trust funds to which 

20 Respondent's wife had access, in violation of Regulations section 2834; and 

21 e. Used personal funds to advance investors payments, in violation of Code 

22 section 10233.1. 

23 6. 

24 On or about October 2, 2024, in Case No. H-12688 SF, Respondent's real estate 

25 broker license was suspended for one hundred and twenty ( 120) days with a stay of execution 

26 for two (2) years, upon terms and conditions, pursuant to Code sections 10177(d) (willful 

2 7 disregard or violation of the Real Estate Law) and 10177(g) (demonstrated negligence in 

28 
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1 g. Failed to file quarterly and annual trust fund status reports with the

2 Department, in violation of Code sections 10232.2(a) and (c) and 10232.25.

3 5.

4 On or about June 22, 2016, in Department Case No. H-11901 SF, Respondent's

5 real estate broker license was suspended for sixty (60) days, with a stay of execution for one (1)

6 year upon terms and conditions, pursuant to Code sections 10177(d) (willful disregard or

7 violation of the Real Estate Law) and 10177(g) (demonstrated negligence in performing an act

8 for which a license is required), for the following violations while acting as a mortgage loan

9 originator:

10 a. Allowed trust funds to be deposited into an operating account and not the

11 trust account, in violation of Code section 10145 and Regulations section

12 2832;

13 b. Commingled trust funds by depositing trust funds in general bank account,

14 in violation of Code section 10176(e);

15 c. Failed to maintain separate records, in violation of Code section 10145 and

16 Regulation 2831.1;

17 d. Allowed Respondent's wife and an unlicensed individual, to appear as a

18 signatory on an operating account that had trust funds without a fidelity bond

19 covering at least the maximum amount of the trust funds to which

20 Respondent's wife had access, in violation of Regulations section 2834; and

21 e. Used personal funds to advance investors payments, in violation of Code

22 section 10233.1.

23 6.

24 On or about October 2, 2024, in Case No. H-12688 SF, Respondent's real estate

25 broker license was suspended for one hundred and twenty (120) days with a stay of execution

26 for two (2) years, upon terms and conditions, pursuant to Code sections 10177(d) (willful

27 disregard or violation of the Real Estate Law) and 10177(g) (demonstrated negligence in

28
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1 performing an act for which a license is required), for the following violations while acting as a 

2 mortgage loan originator: 

3 a. Allowed trust funds to be disbursed when there were insufficient funds to do 

4 so without consent from the owners, in violation of Code section IO 145 and 

s Regulations section 2832.1; 

6 b. Commingled trust funds by depositing trust funds into Respondent's general 

7 bank account, in violation of Code sections IO 145 and 10176( e ); 

8 a. Converted trust funds when Respondent used trust funds in general bank 

9 account to pay for personal and financial obligations without the consent of 

10 the owners, in violation of Code sections IO 145 and 10 I 76(i), and 

11 Regulations 2832; 

12 b. Commingled broker funds and commissions with trust funds by depositing 

13 broker funds into Respondent's trust account, in violation of Code sections 

14 10145 and 10176(e); 

15 c. Failed to maintain complete and accurate trust fund records, in violation of 

16 Code section 10145 and Regulations section 2831 ; 

17 d. Failed to maintain complete and accurate separate records, in violation of 

10 Code sections IO 145 and Regulations section 2831.1; 

19 e. Failed to perform monthly reconciliations, in violation of Regulations 

20 section 2831.2; 

21 f. Failed to obtain and retain lender's signed statement indicating percentage of 

22 investment, in violation of Code sections I 0232.3 and I 0238(t); 

23 g. Failed to record trust deeds, in violation of Code section I 0234(c); 

24 h. Failed to deliver copies of recorded assignment of the deed of trust to 

2s investors, in violation of Code section I 0234.5; 

2 6 1. Advanced other than borrower's funds, in violation of Code section I 0233. I 

27 and 10238(k)(2); 

28 
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1 performing an act for which a license is required), for the following violations while acting as a

2 mortgage loan originator:

3 a. Allowed trust funds to be disbursed when there were insufficient funds to do

4 so without consent from the owners, in violation of Code section 10145 and

5 Regulations section 2832.1;

6 b. Commingled trust funds by depositing trust funds into Respondent's general

7 bank account, in violation of Code sections 10145 and 10176(e);

8 a. Converted trust funds when Respondent used trust funds in general bank

9 account to pay for personal and financial obligations without the consent of

10 the owners, in violation of Code sections 10145 and 10176(i), and

11 Regulations 2832;

12 b. Commingled broker funds and commissions with trust funds by depositing

13 broker funds into Respondent's trust account, in violation of Code sections

14 10145 and 10176(e);

15 c. Failed to maintain complete and accurate trust fund records, in violation of

16 Code section 10145 and Regulations section 2831;

17 d. Failed to maintain complete and accurate separate records, in violation of

18 Code sections 10145 and Regulations section 2831.1;

19 e. Failed to perform monthly reconciliations, in violation of Regulations

20 section 2831.2;

21 f. Failed to obtain and retain lender's signed statement indicating percentage of

22 investment, in violation of Code sections 10232.3 and 10238(f);

23 g. Failed to record trust deeds, in violation of Code section 10234(c);

24 h. Failed to deliver copies of recorded assignment of the deed of trust to

25 investors, in violation of Code section 10234.5;

26 i. Advanced other than borrower's funds, in violation of Code section 10233.1

27 and 10238(k)(2);

28
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1 J· Failed to timely file with the Department the Quarterly Multi-Lender 

2 servicing reports, in violation of Code sections 102380)(4), 102380)(5), 

3 102380)(6), and 10238(k)(3); 

4 k. Failed to timely file with the Department a Multi-Lender Transaction notice 

5 (RE860), in violation of Code sections 10238(a) and 10238(b) and 

6 Regulations section 2846.1 ; 

7 I. Failed to identify the loan transaction or claim of exemption from securities 

8 qualifications, in violation of Code sections 10236. 7(a) and I 0236. 7(b ); 

9 m. Loan servicing agreements maintained by Respondent did not satisfy the 

10 requirements of Code section 10233(a), 10238(k)( I )(b )(2), and 

11 10238(k)(l)(b)(5); 

12 n. Failed to retain a complete copy of the Department-approved Mortgage Loan 

13 Disclosure Statement (RE882) as signed by the borrowers, in violation of 

14 Code section 10240(a) and Regulations section 2840; 

15 o. Failed to obtain and retain the fair lending notice (RE867) as signed by the 

16 borrowers, in violation of California Health and Safety Code sections 35800 

17 through 35833; 

18 p. Failed to disclose earnings credit from trust funds in trust account, in 

19 violation of Code section 10176(g) and Regulations section 2830); and 

20 q. Made substantial misrepresentations when Respondent failed to notify 

21 investors oftitle name changes, in violation of Code section 10176(a). 

22 REAL ESTATE ACTIVITY 

23 7. 

24 At all times relevant herein Respondent engaged in the business of, acted in the 

25 capacity of, advertised or assumed to act as a real estate broker in the State of California, within 

2 6 the meaning of Code section 10131 ( d) , when Respondent engaged, for compensation or in 

2 7 expectation of a compensation, in soliciting borrowers or lenders for or negotiating loans or 

28 collecting payments of performing services for borrowers or lenders or note owners in 
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1 j. Failed to timely file with the Department the Quarterly Multi-Lender

2 servicing reports, in violation of Code sections 10238(j)(4), 10238(j)(5),

3 10238(j)(6), and 10238(k)(3);

4 k. Failed to timely file with the Department a Multi-Lender Transaction notice

5 (RE860), in violation of Code sections 10238(a) and 10238(b) and

6 Regulations section 2846.1;

7 1. Failed to identify the loan transaction or claim of exemption from securities

8 qualifications, in violation of Code sections 10236.7(a) and 10236.7(b);

9 m. Loan servicing agreements maintained by Respondent did not satisfy the

10 requirements of Code section 10233(a), 10238(k)(1)(b)(2), and

11 10238(k)(1)(b)(5);

12 n. Failed to retain a complete copy of the Department-approved Mortgage Loan

13 Disclosure Statement (RE882) as signed by the borrowers, in violation of

14 Code section 10240(a) and Regulations section 2840;

15 o. Failed to obtain and retain the fair lending notice (RE867) as signed by the

16 borrowers, in violation of California Health and Safety Code sections 35800

17 through 35833;

18 p. Failed to disclose earnings credit from trust funds in trust account, in

19 violation of Code section 10176(g) and Regulations section 2830); and

20 q. Made substantial misrepresentations when Respondent failed to notify

21 investors of title name changes, in violation of Code section 10176(a).

22 REAL ESTATE ACTIVITY

23 7.

24 At all times relevant herein Respondent engaged in the business of, acted in the

25 capacity of, advertised or assumed to act as a real estate broker in the State of California, within

26 the meaning of Code section 10131(d) , when Respondent engaged, for compensation or in

27 expectation of a compensation, in soliciting borrowers or lenders for or negotiating loans or

28 collecting payments of performing services for borrowers or lenders or note owners in
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1 connection with loans secured directly or collaterally by liens on real property or on a business 

2 opportunity. 

3 CAUSE FOR ACCUSATION 

4 (AUDIT NO. SD250025) 

5 8. 

6 On or about July 10, 2026, the Department completed an audit examination of 

7 the books and records of Respondent pertaining to Respondent's mortgage loans and loan 

8 servicing activities described in Paragraph 7 above, to determine whether Respondent is in 

9 compliance with the Code and Regulations and whether Respondent corrected the violations 

1o found in the prior audit, Audit Report No. SD220005, in Case No. H-12688 SD. The audit 

11 examination covered the time period from November I, 2024, to February 28, 2026 ("audit 

12 period"). 

13 9. 

14 During the audit period, according to Respondent and the records examined, 

15 Respondent performed collection services for borrowers and lenders. Respondent maintained 

16 the following two bank accounts in connection with his mortgage loan services: 

17 Trust Account I ("TIA I") 

18 Bank: 

19 Account Name: 

20 

21 Account Number: 

22 Signatories: 

23 Purpose: 

California Bank of Commerce 

Joe L. Vanni 

OBA HRF Servicing Trust Account 

xxxxx98 

Joe Vanni 

handling the receipts and disbursements of trust funds for one-to-four 

24 residential properties in connection with Respondent's mortgage loan servicing activity 

25 Trust Account 2 ("TIA 2") 

26 Bank: 

27 Account Name: 

28 

California Bank of Commerce 

Joe L. Vanni 

OBA HRF Servicing Trust Account 
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- 6 -

1 connection with loans secured directly or collaterally by liens on real property or on a business

2 opportunity.

3 CAUSE FOR ACCUSATION

4 (AUDIT NO. SD250025)

5 8.

6 On or about July 10, 2026, the Department completed an audit examination of

7 the books and records of Respondent pertaining to Respondent's mortgage loans and loan

8 servicing activities described in Paragraph 7 above, to determine whether Respondent is in

9 compliance with the Code and Regulations and whether Respondent corrected the violations

10 found in the prior audit, Audit Report No. SD220005, in Case No. H-12688 SD. The audit

11 examination covered the time period from November 1, 2024, to February 28, 2026 ("audit

12 period").

13 9.

14 During the audit period, according to Respondent and the records examined,

15 Respondent performed collection services for borrowers and lenders. Respondent maintained

16 the following two bank accounts in connection with his mortgage loan services:

17 Trust Account 1 ("T/A 1")

18 Bank: California Bank of Commerce

19 Account Name: Joe L. Vanni

20 DBA HRF Servicing Trust Account

21 xxxxx98Account Number:

22 Joe VanniSignatories:

23 Purpose: handling the receipts and disbursements of trust funds for one-to-four

24 residential properties in connection with Respondent's mortgage loan servicing activity

25 Trust Account 2 ("T/A 2")

26 Bank: California Bank of Commerce

27 Account Name: Joe L. Vanni

28 DBA HRF Servicing Trust Account
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1 Account Number: 

2 Signatories: 

3 Purpose: 

xxxxx67 

Joe Vanni 

handling the receipts and disbursements of trust funds for commercial 

4 properties in connection with Respondent's mortgage loan servicing activity 

5 10. 

6 According to Respondent, during the audit period, Respondent collected 

7 monthly payments for two (2) loans for three (3) investors and collected principal payoffs for 

8 two (2) loans through Tl A I. Respondent collected monthly payments for eleven ( 11) loans for 

9 seven (7) investors through TIA 2. Respondent, however, did not collect principal payoffs 

10 through TIA 2. Respondent also arranged and negotiated two (2) hard money non-institutional 

11 loans for borrowers and private investors for compensation during the audit period. These hard 

12 money loans were for business and investment purposes. 

13 11. 

14 The audit examination revealed violations of the Code and the Regulations, as 

15 set forth in the following paragraphs, and more fully discussed in Audit Report No. SO250025 

16 exhibits and work papers attached to the audit reports: 

1 7 (a) Trust Fund Handling for Multiple Beneficiaries (Code section 10145; Regulations 

18 section 2832.1). 

19 TIA I 

20 The Department auditor prepared the bank reconciliation for TIA I. It was 

21 determined that TIA I had a trust fund shortage of$604.50, as of December 31, 2025, the cause 

22 of which could not be identified. Tl A I also had broker funds and fees totaling $321.32 as of 

2 3 December 31, 2025. 

24 TIA 2 

2 5 The Department auditor prepared the bank reconciliation for Tl A 2. It was 

26 determined that TIA 2 had a trust fund shortage of$642.39 as of February 28, 2026, the cause 

27 of which could not be identified. TIA 2 also had broker funds and fees totaling $206.43 and 

28 commingled broker fees totaling $2,447.03 as of February 28, 2026. 
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1 xxxxx67Account Number:

2 Joe VanniSignatories:

3 Purpose: handling the receipts and disbursements of trust funds for commercial

4 properties in connection with Respondent's mortgage loan servicing activity

5 10.

6 According to Respondent, during the audit period, Respondent collected

7 monthly payments for two (2) loans for three (3) investors and collected principal payoffs for

8 two (2) loans through T/A 1. Respondent collected monthly payments for eleven (11) loans for

9 seven (7) investors through T/A 2. Respondent, however, did not collect principal payoffs

10 through T/A 2. Respondent also arranged and negotiated two (2) hard money non-institutional

11 loans for borrowers and private investors for compensation during the audit period. These hard

12 money loans were for business and investment purposes.

13 11.

14 The audit examination revealed violations of the Code and the Regulations, as

15 set forth in the following paragraphs, and more fully discussed in Audit Report No. SD250025

16 exhibits and work papers attached to the audit reports:

17 (a) Trust Fund Handling for Multiple Beneficiaries (Code section 10145; Regulations

18 section 2832.1).

19 T/A 1

20 The Department auditor prepared the bank reconciliation for T/A 1. It was

21 determined that T/A 1 had a trust fund shortage of $604.50, as of December 31, 2025, the cause

22 of which could not be identified. T/A 1 also had broker funds and fees totaling $321.32 as of

23 December 31, 2025.

24 T/A 2

25 The Department auditor prepared the bank reconciliation for T/A 2. It was

26 determined that T/A 2 had a trust fund shortage of $642.39 as of February 28, 2026, the cause

27 of which could not be identified. T/A 2 also had broker funds and fees totaling $206.43 and

28 commingled broker fees totaling $2,447.03 as of February 28, 2026.
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1 Respondent did not provide any evidence that all the owners of the trust funds 

2 had given their written consent to allow Respondent to reduce the balance of the funds in Tl A I 

3 and TIA 2 to an amount less than the existing aggregate trust fund liabilities. 

4 (b) Commingling I Broker Funds Held Longer Than Twenty-Five (25) Days I Mishandling 

5 of Trust Funds (Code sections 10145, 10176(e) and Regulations section 2835(b). 

6 During the audit period, loan servicing fees earned by Respondent were in TIA 2 

7 for more than twenty-five (25) days after their deposit. Respondent's loan servicing fees in TIA 

8 2 totaled $2,447.03 and commingled with trust funds in TIA 2 as of February 28, 2026. 

9 (c) Separate Record for Each Beneficiary or Transaction (Code section 10145 and 

10 Regulations section 2831.1). 

11 a. TIA I Separate Records 

12 The separate records for TIA I were inaccurate and incomplete. Some receipts 

13 were deposited into TIA 1 but were not recorded on the separate records of TIA 1. For example: 

14 

15 

16 

17 

18 

19 

20 

21 

22 

Date 

1111212024 

1111512024 

1111512024 

1112612024 

121512024 

312512025 

511912025 

1212212025 

Amount Received From 

$298.53 Unknown 

$1,053.00 J.H.' 

$1,082.00 J.H. 

$1,531.41 F.B. 

$225,687.33 WFG N.T.I. 

$100,000.00 L.B. 

$835.00 J.H. 

$260,131.00 F.B. 

23 Furthermore, some disbursements from TIA I were not recorded on the separate 

24 records of TIA 1. For example: 

2s Ill 

26 Ill 

27 

28 1 Initials are used in place of individual's full name to protect their privacy. 
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1 Respondent did not provide any evidence that all the owners of the trust funds

2 had given their written consent to allow Respondent to reduce the balance of the funds in T/A 1

3 and T/A 2 to an amount less than the existing aggregate trust fund liabilities.

4 (b) Commingling / Broker Funds Held Longer Than Twenty-Five (25) Days / Mishandling

5 of Trust Funds (Code sections 10145, 10176(e) and Regulations section 2835(b).

6 During the audit period, loan servicing fees earned by Respondent were in T/A 2

7 for more than twenty-five (25) days after their deposit. Respondent's loan servicing fees in T/A

8 2 totaled $2,447.03 and commingled with trust funds in T/A 2 as of February 28, 2026.

9 (c) Separate Record for Each Beneficiary or Transaction (Code section 10145 and

10 Regulations section 2831.1).

11 a. T/A 1 Separate Records

12 The separate records for T/A 1 were inaccurate and incomplete. Some receipts

13 were deposited into T/A 1 but were not recorded on the separate records of T/A 1. For example:

14 Date Amount Received From

15 $298.5311/12/2024 Unknown

16 J.H.111/15/2024 $1,053.00

17 J.H.11/15/2024 $1,082.00

18 F.B.11/26/2024 $1,531.41

19 12/5/2024 WFG N.T.I.$225,687.33

20 L.B.3/25/2025 $100,000.00

21 J.H.$835.005/19/2025

22 F.B.12/22/2025 $260,131.00

23 Furthermore, some disbursements from T/A 1 were not recorded on the separate

24 records of T/A 1. For example:

25 ///

26 ///

27

28
' Initials are used in place of individual's full name to protect their privacy.
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1 Date Check No. Amount Payee Borrower 

2 11/30/2024 11802 $947.69 A.C. J.H. 

3 11/30/2024 11804 $973.92 J.H. J.H. 

4 12/5/2024 11795 $175,000.00 D.D. 0 

5 3/2812025 Wire $ l 00,000.00 WFG N.T.I. J.H. 

6 5/3012025 11842 $750.00 L.B. J.H. 

7 1213012025 11880 $230,000.00 J.B. F.B. 

8 b. TIA 2 Separate Records 

9 The separate records for TIA 2 were inaccurate and incomplete. Some receipts 

10 were deposited into Tl A 2 but were not recorded on the separate records. For example: 

11 Date Amount Received From 

12 l 1/12/2024 $1,950.00 H.O.P. 

13 11/12/2024 $4,995.00 K.A. and A.A. 

14 12/3/2025 $200,000.00 J.B. 

15 12/3/2025 $50,000.00 J.B. 

16 Some disbursements from TIA 2 were not recorded on the separate records. For 

17 Example: 

18 Date Check No. Amount Payee Borrower 

19 l 1I30I2024 558 $1,755.00 T.E. H.O.P. 

20 11/3012024 5462 $195.00 HRF Servicing H.O.P. 

21 1113012024 561 $4,495.00 T.E. K.A. and A.A. 

22 11/3012024 546 $500.00 HRF Servicing K.A. and A.A. 

23 1215/2025 Wire $243,756.25 WFG National Title Ins. F.B. 

24 Ill 

25 Ill 

26 Ill 

27 

28 
2 Check No. 546, dated 11/30/2024, was for a total amount of$1,880.82. Respondent's servicing fees 
disbursement of$195.00 and $500.00 were part of this check. 

ACCUSATION 
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1 Date Check No. Amount Payee Borrower

2 1180211/30/2024 $947.69 A.C. J.H.

3 11/30/2024 11804 $973.92 J.H. J.H.

4 12/5/2024 11795 0D.D.$175,000.00

5 Wire3/28/2025 J.H.WFG N.T.I.$100,000.00

6 5/30/2025 11842 $750.00 L.B. J.H.

7 12/30/2025 11880 J.B. F.B.$230,000.00

8 b. T/A 2 Separate Records

9 The separate records for T/A 2 were inaccurate and incomplete. Some receipts

10 were deposited into T/A 2 but were not recorded on the separate records. For example:

11 Date Amount Received From

12 11/12/2024 H.O.P.$1,950.00

13 11/12/2024 K.A. and A.A.$4,995.00

14 12/3/2025 J.B.$200,000.00

15 12/3/2025 J.B.$50,000.00

16 Some disbursements from T/A 2 were not recorded on the separate records. For

17 Example:

18 Date Check No. Amount Payee Borrower

19 55811/30/2024 T.E. H.O.P.$1,755.00

20 546211/30/2024 $195.00 H.O.P.HRF Servicing

21 56111/30/2024 T.E.$4,495.00 K.A. and A.A.

22 54611/30/2024 $500.00 .. and A.A.HRF Servicing

23 12/5/2025 Wire F.B.$243,756.25 WFG National Title Ins.

24 ///

25 ///

26 ///

27

2 Check No. 546, dated 11/30/2024, was for a total amount of $1,880.82. Respondent's servicing fees28

disbursement of $195.00 and $500.00 were part of this check.

ACCUSATION
- 9 -



1 c. Tl A I Broker Fees 

2 The separate record for broker's fees earned and disbursed for TIA I was 

3 inaccurate and incomplete. The separate record was missing the date of deposit, check number, 

4 check date, and was not in chronological sequence by date. For example: 

s Check Date Check No. Amount 

6 I I 13012024 11788 $546.72 

7 1213 112024 11808 $494.22 

8 113112025 11818 $738.75 

9 212812025 I 1824 $638.99 

1 o 313 112025 11825 $644.70 

11 413012025 11830 $624.87 

12 d. TIA 2 Broker Fees 

13 The separate record for broker's fees earned and disbursed for TIA 2 was 

14 inaccurate and incomplete. The separate record was missing the date of deposit, check number, 

1s check date, and was not in chronological sequence by date. For example: 

16 Check Date Check No. Amount 

17 1113012024 546 $1,880.82 

18 113112025 579 $2,109.15 

19 212812025 580 $1,880.82 

20 313112025 595 $1,880.82 

21 4130/2025 613 $1,880.82 

22 d. Trust Account Reconciliation (Code section 10145 and Regulations section 2831.2). 

23 Based on the separate records and the control record provided for the audit, 

24 Respondent failed to perform the monthly reconciliation comparing the balance of all the 

2s separate beneficiaries' records to the balance of the control record for TIA 1 and TIA 2. 

26 Ill 

27 Ill 

28 Ill 

ACCUSATION 
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1 c. T/A 1 Broker Fees

2 The separate record for broker's fees earned and disbursed for T/A 1 was

3 inaccurate and incomplete. The separate record was missing the date of deposit, check number,

4 check date, and was not in chronological sequence by date. For example:

5 Check Date Check No. Amount

6 11/30/2024 11788 $546.72

7 12/31/2024 11808 $494.22

8 1/31/2025 11818 $738.75

9 2/28/2025 11824 $638.99

10 3/31/2025 11825 $644.70

11 4/30/2025 11830 $624.87

12 d. T/A 2 Broker Fees

13 The separate record for broker's fees earned and disbursed for T/A 2 was

14 inaccurate and incomplete. The separate record was missing the date of deposit, check number,

15 check date, and was not in chronological sequence by date. For example:

16 Check Date Check No. Amount

17 11/30/2024 546 $1,880.82

18 5791/31/2025 $2,109.15

19 5802/28/2025 $1,880.82

20 5953/31/2025 $1,880.82

21 6134/30/2025 $1,880.82

22 d. Trust Account Reconciliation (Code section 10145 and Regulations section 2831.2).

23 Based on the separate records and the control record provided for the audit,

24 Respondent failed to perform the monthly reconciliation comparing the balance of all the

25 separate beneficiaries' records to the balance of the control record for T/A 1 and T/A 2.

26 ///

27 ///

28 ///
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1 e. Secret Profit or Undisclosed Compensation I Broker Placement of Trust Funds with 

2 Financial Institutions (Code section 10176(g) and Regulations section 2830). 

3 Respondent received earnings credit from trust funds available in TIA 1 and TIA 

4 2 in connection with loan servicing activity during the audit period. The earnings credit was 

s used to offset bank service charges incurred in TIA 1 and TIA 2, and was not disclosed in 

6 writing in all the loan servicing agreements sampled for examination. 

7 

8 

9 

10 

11 

12 

13 

For example: 

TIA 1 

Month/Year 

December 2024 

December 2025 

March 2025 

January 2026 

Amount 

$30.49 

$44.05 

$6.76 

$18.41 

TIA2 

Month/Year Amount 

November 2024 $15.75 

December 2025 $14.92 

January 2026 $10.37 

February 2026 $9.95 

14 f. Loan to Value and Other Requirements I Lender's Signed Statement Indicating 

1s Percentage of Investment (Code section 10232.3(b)). 

16 Respondent failed to provide the lenders with a copy of the appraisal report or 

17 broker's evaluation of the estimated fair market value for the property securing the note in the 

18 following two (2) hard money loan files examined: 

19 Date Funded 

20 12/8/2025 

21 3/28/2025 

Loan Amount 

$500,000.00 

$100,000.00 

Borrower 

J.B./M.N. 

J.H. 

Lender 

J.B. and L.B. 

L.B. 

22 g. Loan to Value and Other Requirements I Lender's Signed Statement Indicating 

23 Percentage of Investment (Code section 10232.3(b)). 

24 Respondent failed to obtain and retain the lender's signed statement indicating 

2 s that their investment in the transaction does not exceed either 10% of their net worth or 10% of 

2 6 their adjusted gross income. 

27 /// 

28 /// 
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1 e. Secret Profit or Undisclosed Compensation / Broker Placement of Trust Funds with

2 Financial Institutions (Code section 10176(g) and Regulations section 2830).

3 Respondent received earnings credit from trust funds available in T/A 1 and T/A

4 2 in connection with loan servicing activity during the audit period. The earnings credit was

5 used to offset bank service charges incurred in T/A 1 and T/A 2, and was not disclosed in

6 writing in all the loan servicing agreements sampled for examination.

7 For example:

8 T/A 1 T/A 2

9 Month/Year Amount Month/Year Amount

10 $30.49December 2024 $15.75November 2024

11 $44.05December 2025 $14.92December 2025

12 March 2025 $6.76 $10.37January 2026

13 $18.41 $9.95January 2026 February 2026

14 f. Loan to Value and Other Requirements / Lender's Signed Statement Indicating

15 Percentage of Investment (Code section 10232.3(b)).

16 Respondent failed to provide the lenders with a copy of the appraisal report or

17 broker's evaluation of the estimated fair market value for the property securing the note in the

18 following two (2) hard money loan files examined:

19 Date Funded Loan Amount Borrower Lender

20 12/8/2025 J.B./M.N. J.B. and L.B.$500,000.00

21 J.H.3/28/2025 L.B.$100,000.00

22 g. Loan to Value and Other Requirements / Lender's Signed Statement Indicating

23 Percentage of Investment (Code section 10232.3(b)).

24 Respondent failed to obtain and retain the lender's signed statement indicating

25 that their investment in the transaction does not exceed either 10% of their net worth or 10% of

26 their adjusted gross income.

27 ///

28 ///

ACCUSATION
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1 h. Disclosure Statement (Code sections 10232.4(a} and 10232.5(a) and Regulations section 

3 Respondent failed to provide the lenders with the Lender/Purchase Disclosure 

4 Statement: "Loan Origination" (Form RE 851 A) as required for hard money loans. 

5 i. Investor Questionnaire/ Suitability (Code sections 10232.45(c} and 10232.45(d)). 

6 Repsondent failed to obtain and retain the investor questionnaire or determine 

7 investor suitability (RE 870) from the investors as required for hard money loans. 

8 j. Recordation of Trust Deeds, Assignments (Code section 10234(a)). 

9 Respondent arranged and negotiated two (2) loans secured by a deed of trust on 

10 real property and failed to record the deed of trust with the county recorder, identifying the 

11 lenders as the beneficiaries. Instead, Respondent caused the deed of trust to be recorded with 

12 his licensed fictitious business name "HRF Mortgage" as the beneficiary. 

13 k. Written Disclosure Statement/ Approved Borrower Disclosure Statement for 

14 Nontraditional and Subprime Mortgage Products (Code section 10240(a) and Regulations 

15 section 2842). 

16 Respondent failed to retain a complete copy of the DRE-approved Mortgage 

17 Loan Disclosure Statements ("MLDS") (Form RE 885) as signed by the borrowers in the two 

18 (2) hard money loans Respondent arranged and negotiated. 

19 I. Fair Lending Notice/ The Housing Financial Discrimination Act of 1977 (Health and 

2 o Safety Code section 35800 et seq. (35800 through 35833). 

21 Respondent failed to obtain and retain the fair lending notice (RE 867) as signed 

22 by the borrowers in the two (2) hard money loans Respondent arranged and negotiated. 

23 m. Authorization Required to Service Promissory Note/ Written Servicing Agreements 

24 (Code sections 10233(a), 10238(k)(1)(b}, 10238(k)(2), and 10238(k)(5)). 

25 All the loan servicing agreements maintained by Respondent and examined did 

2 6 not satisfy the requirements of Code sections I 0238(k)( 1 ), I 0238(k)(2), and 10238(k)(5). 

27 /// 

28 /// 
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1 h. Disclosure Statement (Code sections 10232.4(a) and 10232.5(a) and Regulations section

2 2846).

3 Respondent failed to provide the lenders with the Lender/Purchase Disclosure

4 Statement: "Loan Origination" (Form RE 851A) as required for hard money loans.

5 i. Investor Questionnaire / Suitability (Code sections 10232.45(c) and 10232.45(d)).

6 Repsondent failed to obtain and retain the investor questionnaire or determine

7 investor suitability (RE 870) from the investors as required for hard money loans.

8 j. Recordation of Trust Deeds, Assignments (Code section 10234(a)).

9 Respondent arranged and negotiated two (2) loans secured by a deed of trust on

10 real property and failed to record the deed of trust with the county recorder, identifying the

11 lenders as the beneficiaries. Instead, Respondent caused the deed of trust to be recorded with

12 his licensed fictitious business name "HRF Mortgage" as the beneficiary.

13 k. Written Disclosure Statement / Approved Borrower Disclosure Statement for

14 Nontraditional and Subprime Mortgage Products (Code section 10240(a) and Regulations

15 section 2842).

16 Respondent failed to retain a complete copy of the DRE-approved Mortgage

17 Loan Disclosure Statements ("MLDS") (Form RE 885) as signed by the borrowers in the two

18 (2) hard money loans Respondent arranged and negotiated.

19 1. Fair Lending Notice / The Housing Financial Discrimination Act of 1977 (Health and

20 Safety Code section 35800 et seq. (35800 through 35833).

21 Respondent failed to obtain and retain the fair lending notice (RE 867) as signed

22 by the borrowers in the two (2) hard money loans Respondent arranged and negotiated.

23 m. Authorization Required to Service Promissory Note / Written Servicing Agreements

24 (Code sections 10233(a), 10238(k)(1)(b), 10238(k)(2), and 10238(k)(5)).

25 All the loan servicing agreements maintained by Respondent and examined did

26 not satisfy the requirements of Code sections 10238(k)(1), 10238(k)(2), and 10238(k)(5).

27 ///

28 ///
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1 n. Use of False or Fictitious Name (Code section 10159.5 and Regulations section 2731). 

2 During the audit period, Respondent used the unlicensed fictitious business 

3 names "HRF Mortgage" and "HRF Servicing" in connection with Respondent's mortgage loan 

4 brokerage and loan servicing activities. The fictitious business names "HRF Mortgage" and 

5 "HRF Servicing," however, were registered with the Department as fictitious business names 

6 for Respondent on or around March 2, 2026, and December 30, 2025, respectively. The 

7 unlicensed fictitious business name "HRF Servicing" appeared on the bank signature card, 

8 bank statements, and cancelled checks of TIA 1 and TIA 2. The unlicensed fictitious business 

9 name ·'HRF Mortgage" appeared on loan servicing agreements and on all of the investors' 

10 statements that were maintained and dated during the audit period. For example: 

11 Lender Name 

12 L.B. 

13 J.B. 

14 L.B. 

Borrower Name 

J.B. 

J.B. 

J.H. 

Property Street Name Servicing Agreement Date 

Sunnybrook Ln. 

Sunnybrook Ln. 

Fitzgerald St. 

11/11/2025 (TIA 2) 

11/11/2025 (TIA 2) 

3/25/2025 (TI A 1 ) 

15 o. Incomplete Fiscal Year Reports/ Annual Trust Account Review (TAR) (Code section 

16 10232.2(a) and Regulations sections 2846.5 and 2846.7). 

1 7 The Annual Report of a Review of Trust Fund Financial Statements (TAR) 

10 submitted by Repsondent for Respondent's fiscal year ending on December 31, 2024, was 

19 incomplete in that it was missing the trust fund balances and liabilities of the trust funds in 

20 TIA 2. 

21 p. Incomplete Annual Business Activity Reports {BAR) (Code section 10232.Uc) and 

22 Regulations section 2849.01). 

23 The Annual Business Activity Reports ("BAR") and Mortgage Loan/Trust Deed 

24 Annual Report submitted by Respondent for Respondent's fiscal years ending on December 31, 

25 2024, and December 31, 2025, were incomplete in that the annual reports were missing the loan 

26 servicing volume and information of the trust funds in TIA 2. For example, the missing 

27 information included the total number of notes serviced during the reporting period, the number 

28 of fractionalized noted serviced, total dollar amount of payments collected from the borrowers 
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1 n. Use of False or Fictitious Name (Code section 10159.5 and Regulations section 2731).

2 During the audit period, Respondent used the unlicensed fictitious business

3 names "HRF Mortgage" and "HRF Servicing" in connection with Respondent's mortgage loan

4 brokerage and loan servicing activities. The fictitious business names "HRF Mortgage" and

5 "HRF Servicing," however, were registered with the Department as fictitious business names

6 for Respondent on or around March 2, 2026, and December 30, 2025, respectively. The

7 unlicensed fictitious business name "HRF Servicing" appeared on the bank signature card,

8 bank statements, and cancelled checks of T/A 1 and T/A 2. The unlicensed fictitious business

9 name "HRF Mortgage" appeared on loan servicing agreements and on all of the investors'

10 statements that were maintained and dated during the audit period. For example:

11 Lender Name Borrower Name Property Street Name Servicing Agreement Date

12 L.B. J.B. Sunnybrook Ln. 11/11/2025 (T/A 2)

13 J.B. J.B. Sunnybrook Ln. 11/11/2025 (T/A 2)

14 L.B. J.H. Fitzgerald St. 3/25/2025 (T/A 1)

15 o. Incomplete Fiscal Year Reports / Annual Trust Account Review (TAR) (Code section

16 10232.2(a) and Regulations sections 2846.5 and 2846.7).

17 The Annual Report of a Review of Trust Fund Financial Statements (TAR)

18 submitted by Repsondent for Respondent's fiscal year ending on December 31, 2024, was

19 incomplete in that it was missing the trust fund balances and liabilities of the trust funds in

20 T/A 2.

21 p. Incomplete Annual Business Activity Reports (BAR) (Code section 10232.2(c) and

22 Regulations section 2849.01).

23 The Annual Business Activity Reports ("BAR") and Mortgage Loan/Trust Deed

24 Annual Report submitted by Respondent for Respondent's fiscal years ending on December 31,

25 2024, and December 31, 2025, were incomplete in that the annual reports were missing the loan

26 servicing volume and information of the trust funds in T/A 2. For example, the missing

27 information included the total number of notes serviced during the reporting period, the number

28 of fractionalized noted serviced, total dollar amount of payments collected from the borrowers

ACCUSATION
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1 during the reporting period, including payoffs, total dollar amount of payments collected from 

2 the borrowers on fractionalized loans during the reporting period, including payoff, total dollar 

3 amount of loans serviced, and total dollar amount of fractionalized loans serviced. 

4 Furthermore, the BAR filed by Respondent for the fiscal year ending on 

5 December 31, 2025, did not include any information. Respondent reported zero in each 

6 category on the 2025 BAR. Respondent closed two (2) hard money loans which should have 

7 been reported on the 2025 BAR. 

B q. Incomplete Quarterly Trust Fund Status Reports (Code sections 10232.25(a) and 

9 10232.25(b) and Regulations section 2846.8). 

10 The Quarterly Trust Fund Status Reports (RE 855 and RE 856) submitted by 

11 Respondent for the first, second and third fiscal quarters for the fiscal year ending December 

12 2024, were incomplete in that the reports were missing the loan servicing information and the 

13 bank account reconciliations of TIA 2 during the reporting quarterly periods. 

14 r. License Required I Performing Licensed Acts with a Suspended License I Unlawful 

15 Retention or Payment of Compensation (Code sections 10130 and 10137). 

16 Respondent was compensated for collecting loan payments and performing loan 

17 servicing for borrowers and lenders while his license was suspended from October 2, 2024, 

10 through November 14, 2024, and from May 25, 2025, through September 14, 2025. 

19 Examples of monthly payments received from borrowers: 

20 

21 

22 

23 

24 

25 

26 

27 

28 

Borrower 

J.H. 

A.N. 

A.N. 

A.N. 

K.A. 

K.A. 

K.A. 

Ill 

Deposit Date 

711512025 

61212025 

71212025 

81412025 

611312025 

711512025 

811912025 

Amount Bank Account 

$6,300.00 TIA l 

$2,583.33 TIA2 

$2,583.33 TIA2 

$2,583.33 TIA2 

$4,995.00 TIA2 

$4,995.00 TIA2 

$4,995.00 TIA2 

ACCUSATION 
- 14 -

1 during the reporting period, including payoffs, total dollar amount of payments collected from

2 the borrowers on fractionalized loans during the reporting period, including payoff, total dollar

3 amount of loans serviced, and total dollar amount of fractionalized loans serviced.

4 Furthermore, the BAR filed by Respondent for the fiscal year ending on

5 December 31, 2025, did not include any information. Respondent reported zero in each

6 category on the 2025 BAR. Respondent closed two (2) hard money loans which should have

7 been reported on the 2025 BAR.

8 q. Incomplete Quarterly Trust Fund Status Reports (Code sections 10232.25(a) and

9 10232.25(b) and Regulations section 2846.8).

10 The Quarterly Trust Fund Status Reports (RE 855 and RE 856) submitted by

11 Respondent for the first, second and third fiscal quarters for the fiscal year ending December

12 2024, were incomplete in that the reports were missing the loan servicing information and the

13 bank account reconciliations of T/A 2 during the reporting quarterly periods.

14 r. License Required / Performing Licensed Acts with a Suspended License / Unlawful

15 Retention or Payment of Compensation (Code sections 10130 and 10137).

16 Respondent was compensated for collecting loan payments and performing loan

17 servicing for borrowers and lenders while his license was suspended from October 2, 2024,

18 through November 14, 2024, and from May 25, 2025, through September 14, 2025.

19 Examples of monthly payments received from borrowers:

20 AmountBorrower Bank AccountDeposit Date

21 J.H. 7/15/2025 T/A 1$6,300.00

22 A.N. 6/2/2025 T/A 2$2,583.33

23 A.N. 7/2/2025 T/A 2$2,583.33

24 A.N. 8/4/2025 T/A 2$2,583.33

25 K.A. 6/13/2025 T/A 2$4,995.00

26 K.A. T/A 27/15/2025 $4,995.00

27 T/A 2K.A. 8/19/2025 $4,995.00

28 ///
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1 Examples of monthly loan proceeds sent to lenders/investors: 

2 Lender Check Date Check No. Amount Bank Account 

3 J.B. 7/30/2025 11851 $2,996.67 TIA 1 

4 A.C. 7/30/2025 11853 $947.69 TIA 1 

5 J.H. 7/30/2025 11852 $973.92 TIA 1 

6 L.B. 7/30/2025 11854 $750.00 TIA 1 

7 J.B. 5/30/2025 650 $2,325.00 TIA 2 

8 J.B. 6/30/2025 662 $2,325.00 TIA 2 

9 J.B. 7/30/2025 677 $2,325.00 T/A 2 

10 T.E. 6/30/2025 661 $4,495.00 T/A2 

11 T.E. 7/30/2025 676 $4,495.00 T/A2 

12 T.E. 8/30/2025 688 $4,495.00 T/A2 

13 Examples of compensation or loan servicing fees paid to Respondent: 

14 Check Date Check No. Amount Bank Account 

15 7/31/2025 11855 $736.32 TIA 1 

16 8/30/2025 11861 $735.21 TIA 1 

17 6/26/2025 665 $1,800.00 T/A2 

18 7/31/2025 666 $1,961.63 T/A2 

19 8/30/2025 667 $1,880.82 T/A2 

20 12. 

21 Each of the foregoing violations in Paragraph 1 l(a)-(r) above constitutes cause 

22 for the suspension or revocation of the real estate license and/or license rights of Respondents 

2 3 under the provisions of Sections 10177( d) and/or IO 177(g). 

24 Ill 

25 Ill 

26 Ill 

27 Ill 

28 Ill 
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1 Examples of monthly loan proceeds sent to lenders/investors:

2 Lender Check Date Check No. Amount Bank Account

3 J.B. 7/30/2025 11851 T/A 1$2,996.67

4 A.C. 7/30/2025 11853 $947.69 T/A 1

5 J.H. 7/30/2025 11852 T/A 1$973.92

6 L.B. 118547/30/2025 $750.00 T/A 1

7 J.B. 6505/30/2025 T/A 2$2,325.00

8 J.B. 6/30/2025 662 T/A 2$2,325.00

9 J.B. 6777/30/2025 T/A 2$2,325.00

10 T.E. 6616/30/2025 T/A 2$4,495.00

11 T.E. 6767/30/2025 T/A 2$4,495.00

12 T.E. 6888/30/2025 T/A 2$4,495.00

13 Examples of compensation or loan servicing fees paid to Respondent:

14 Check No.Check Date Amount Bank Account

15 118557/31/2025 T/A 1$736.32

16 118618/30/2025 $735.21 T/A 1

17 6656/26/2025 T/A 2$1,800.00

18 6667/31/2025 T/A 2$1,961.63

19 6678/30/2025 T/A 2$1,880.82

20 12.

21 Each of the foregoing violations in Paragraph 11(a)-(r) above constitutes cause

22 for the suspension or revocation of the real estate license and/or license rights of Respondents

23 under the provisions of Sections 10177(d) and/or 10177(g).

24 ///

25 ///

26 ///

27 ///

28 ///
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1 coo~ 

2 • (AUDIT COSTS) 

3 13. 

4 Section IO I 48(b) of the Code, provides, in pertinent part, that the Real Estate 

5 Commissioner shall charge a real estate broker for the costs of any audit if the Commissioner 

6 has found in a final decision, following a disciplinary hearing, that the broker has violated 

7 Section IO 145 of the Code or a regulation or rule of the Commissioner interpreting said Code 

a section. 

9 (INVESTIGATION AND ENFORCEMENT COSTS) 

10 14. 

11 Section IO I 06 of the Code, provides, in pertinent part, that in any order issued in 

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

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

14 part to pay a sum not to exceed the reasonable costs of investigation and enforcement of the 

15 case. 

16 WHEREFORE, Complainant prays that a hearing be conducted on the 

17 allegations of this Accusation and that upon proof thereof, a decision be rendered imposing 

10 disciplinary action against all the licenses, endorsements, and/or license rights of Respondent 

19 JOE L. VANN I under the Real Estate Law, for the costs of investigation and enforcement as 

20 permitted by law, for the cost of the audit, and for such other and further relief as may be 

21 proper under other applicable provisions of law. 

22 Dated at San Diego, California this 

23 

24 

25 

26 

27 

28 

cc: JOEL. VANNI 
Veronica Kilpatrick 
Sacto. 
Audits - Zaky Wanis 

24 day of ___ S_ep,_t_e_m_b_e_r ___ , 2026. 

Supervising Special Investigator 
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1 COSTS

2 (AUDIT COSTS)

3 13.

4 Section 10148(b) of the Code, provides, in pertinent part, that the Real Estate

5 Commissioner shall charge a real estate broker for the costs of any audit if the Commissioner

6 has found in a final decision, following a disciplinary hearing, that the broker has violated

7 Section 10145 of the Code or a regulation or rule of the Commissioner interpreting said Code

8 section.

9 (INVESTIGATION AND ENFORCEMENT COSTS)

10 14.

11 Section 10106 of the Code, provides, in pertinent part, that in any order issued in

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

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

14 part to pay a sum not to exceed the reasonable costs of investigation and enforcement of the

15 case.

16 WHEREFORE, Complainant prays that a hearing be conducted on the

17 allegations of this Accusation and that upon proof thereof, a decision be rendered imposing

18 disciplinary action against all the licenses, endorsements, and/or license rights of Respondent

19 JOE L. VANNI under the Real Estate Law, for the costs of investigation and enforcement as

20 permitted by law, for the cost of the audit, and for such other and further relief as may be

21 proper under other applicable provisions of law.

22 2026.SeptemberDated at San Diego, California this 24 day of

23

24

Veronica Kilpatrick
25

Supervising Special Investigator

26
cc: JOE L. VANNI

27 Veronica Kilpatrick
Sacto.

28 Audits - Zaky Wanis
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Results Summary:



Number of Pages: 16



Total number of tests requested: 70



Total of Failed statuses: 0



Total of Warning statuses: 16



Total of Passed statuses: 18



Total of User Verify statuses: 0



Total of Not Applicable statuses: 53



Structural Results



ISO 32000-1:2008



 		Serial		Page No.		Element Path		Checkpoint Name		Test Name		Status		Reason		Comments

		1						Document		Valid Document element		Passed		Document element passed.		

		2						Headings		No nested Headings		Passed		Heading tags are not nested inside one another.		

		3						Link Annotations		Link Destination		Passed		All Link destinations are valid		

		4						Structural Issues		Alternate Text with no content		Passed		All tags with Alternate, Actual or Expansion Text have content associated with them.		

		5						Structural Issues		Empty Tags		Passed		No empty tags were detected in document.		

		6						Form Annotations		Form Annotations - Valid Tagging		Not Applicable		No Form Annotations were detected in this document.		

		7						Link Annotations		Link Annotations - Valid Tagging		Not Applicable		No tagged Link annotations were detected in this document.		

		8						Links		Includes Link Annotation		Not Applicable		No Link tags were detected in this document.		

		9						List		Valid Children		Not Applicable		No List elements were detected in this document.		

		10						List Item		LI - Valid Parent		Not Applicable		No List Items were detected in this document.		

		11						List Item		LBody - Valid Parent		Not Applicable		No LBody elements were detected in this document.		

		12						List Item		Lbl - Valid Parent		Not Applicable		No Lbl elements were detected in this document.		

		13						Other Annotations		Other Annotations - Valid Tagging		Not Applicable		No Annotations (other than Links and Widgets) were detected in this document.		

		14						RP, RT and RB		RP, RT and RB - Valid Parent		Not Applicable		No RP, RB or RT elements were detected in this document.		

		15						Ruby		Valid Children		Not Applicable		No Ruby elements were detected in this document.		

		16						Table		Valid Children		Not Applicable		No Table elements were detected in this document.		

		17						Table		Regularity		Not Applicable		No tables were detected in this document.		

		18						Table Cells		TD - Valid Parent		Not Applicable		No Table Data Cell or Header Cell elements were detected in this document.		

		19						Table Rows		Parent and children are valid		Not Applicable		No Table Row elements were detected in this document.		

		20						THead, TBody and TFoot		Parent and children are valid		Not Applicable		No THead, TFoot, or TBody elements were detected in this document.		

		21						TOC		Valid Children		Not Applicable		No TOC elements were detected in this document.		

		22						TOCI		Valid Parent and Children		Not Applicable		No TOCI elements were detected in this document.		

		23						Warichu		Warichu		Not Applicable		No Warichu elements were detected in this document.		

		24						WT and WP		WT and WP - Valid Parent		Not Applicable		No WP or WT elements were detected in the document		
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WCAG 2.0 AA (Revised Section 508 - 2017)



 		Serial		Page No.		Element Path		Checkpoint Name		Test Name		Status		Reason		Comments

		1		1		Tags->0->1		Guideline 1.1 Provide text alternatives for all non-text content		Alternative Representation for Figures		Passed		Please verify that Alt of "filed 09/24/2026 by department of real estate" is appropriate for the highlighted element.		Verification result set by user.

		2						Guideline 1.3 Create content that can be presented in different ways		Heading Levels		Passed		All Headings are nested correctly		

		3						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.		

		4						Guideline 1.3 Create content that can be presented in different ways		Tagged Document		Passed		Tags have been added to this document.		

		5				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.

		6				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.  Incidental content or logos are exempt.		Verification result set by user.

		7						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.		

		8				Doc		Guideline 2.4 Provide ways to help users navigate, find content, and determine where they are		Outlines (Bookmarks)		Passed		Number of headings and bookmarks do not match.		Verification result set by user.

		9		1		Tags->0->0		Guideline 2.4 Provide ways to help users navigate, find content, and determine where they are		Outlines (Bookmarks)		Passed		Heading text and bookmark text do not match.		Verification result set by user.

		10		1		Tags->0->2		Guideline 2.4 Provide ways to help users navigate, find content, and determine where they are		Outlines (Bookmarks)		Passed		The heading level for the highlighted heading is 1 , while for the highlighted bookmark is 2. Suspending further validation.		Verification result set by user.

		11				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 Joe L Vanni H-43304 LA  is appropriate for this document.		Verification result set by user.

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

		13						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		

		14						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.		

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

		16						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.		

		17						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.		

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

		19						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.		

		20						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.		

		21						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.		

		22						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.		

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

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

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

		26						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.		

		27						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.		

		28						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.		

		29						Guideline 1.3 Create content that can be presented in different ways		Table Cells		Not Applicable		No Table Data Cell or Header Cell elements were detected in this document.		

		30						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.		

		31						Guideline 1.3 Create content that can be presented in different ways		Table Rows		Not Applicable		No Table Row elements were detected in this document.		

		32						Guideline 1.3 Create content that can be presented in different ways		Table		Not Applicable		No Table 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		Header Cells		Not Applicable		No tables were detected in this document.		

		37						Guideline 1.3 Create content that can be presented in different ways		Summary attribute		Not Applicable		No Table elements were detected in the document.		

		38						Guideline 1.3 Create content that can be presented in different ways		Scope attribute		Not Applicable		No TH elements were detected in this document.		

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

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

		41						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.		

		42						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.		

		43						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.		

		44						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.		

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

		46						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.		

		47						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.		

		48				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.		

		49				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.		

		50				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.		

		51				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.		

		52				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.		

		53				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.		

		54				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.		

		55				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.		

		56				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.		

		57				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.		

		58				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.		

		59				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.		

		60				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.		

		61				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.		

		62				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.		

		63				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.		
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