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tial tract development, had been pre-

Névada Land Promotion Halted in California

Commissioner Savage issued a desist and refrain order on July 16, 1962,
directing Pacific Westates Land Dcvelopmcnt Corporation, the owner of
Gamble Ranch, to stop selling or offering its subdivided ranch land in California.
In view of the e\rldcnce assembled, the 01dcs. was consented to by the firm. The
240,000-acre Gamble Ranch property is located in eastern Nevada and was one
of the largest of the many desert type subdivisions being offered for sale to

California investors.

The commissioner objected to the
representations made in the advertis-
ing and sales of this property on the
ground that the purchasers were not
fully and completely apprised of the
problems facing them in any future
use or development of the property
they acquired. The order stopping
sales was issued after consultation with
the Investment Frauds Unit of the At-
torney General's office.

This order followed closely disposi-
tion of the casc of Fdward H. Johns-
ton, a licensed real estate broker who,
in San Francisco, defled a desist and
refrain order issued by the commis-
sioner by auctioning subdivided Ne-
vada Comstock Ranch property lack-
ing a subdivision public reporr. This

COMMISSIONER SEEKS
READER CO-OPERATION

10,000 readers of this issue will
find a post card questionnaire de-
signed to help the Real Hstate
Budlerin more cffectively meet
the expressed wants and needs
of practicing brokers and sales-
men,

If your copy contains a card,
please check and retwrn imme-
diately. If not, send a letter eval-
uating the Bulletin. Your co-
operation in thus helping this
agency help you will be appre-

ciated. .
W. A. Savacy
Commissioner

land, 111udentﬂ.llv, although being prof-
fered as suitable for potcntml residen-

viously described by the Nevada Real
Tistate Commissioner as “fourth grade
grazing land.”

Brought into court, Johnston pled
guilty, was fined §525 and given a 60~
day suspended sentence, concurrent
with a judicial order to refund all pur-
chase or deposit moneys upon buyers’
requests. Johnston'’s real estate broker
license wa suspendcd on july 17.

When Is Business Opportunity License Needed?

A licensed real estate broker recently listed and advertised for sale a bar and
restaurant under the mistaken supposition that she was legaily justified in so
doing because, as she put it, “All of us are under the impression that we can
seil a business as long as the real estate is more valuable than the business oppor-
tunity.” While she was obviously too inclusive in listing all licensees among
the confused, a check of division files shows that a not inconsiderable number

of them are baffled by this particular point of law.

Although it is true thav the law
(Sec. 10254, B. & P. Code) does list,

among other exemptions from busi-
ness opportunity license requirements,
the handling “of a business, business
opportunity or good will of an exist-
ing business” by an agent licensed
only to negotiate real cstate transac-
tions when such business aspects are
“purely incidental” to the transfer of
the real property involved, this is
neither the only nor necessarily the
finzl determinant in such a case. The
1962 Edition of The Reference Book
(p. 371) deals with the problem by
citing the following example and clar-
ifying explanation: “If the seller of a
property which houses a business, such
as a retail store which the owner op-
crates, offers the property for sale
through a broker, regardless of the
value of the real estate and the value
of the going business when the pur-
chaser buys and intends to operate the
business, such a transaction would be
considered the sale of a business op-
portunity as well as the sale of real
estate, and both a real cstate and busi-

ness opporrunity license would be re-
quired.

“The only basis upon which a sale
of real estate through a real estate bro-
ker may alsa involve the sale of a busi-
ness which would be classified as
“purely incidental” would be where
the purchaser is buying the real prop-
erty and is not himself going to op-
crate the business in question. In such
a case he would be buying the prop-
erty as a real estate investment for in-
come purposes derived from the busi-
ness located on the premises but op-
erated by others. Thus it may be seen
that relative valucs of the real prop-
erty and the business involved do not
determine the question.” Thus may be
seen, also, the wisdom of that licensed
real estate broker who qualifies him-
sclf as a business opportunity licensee
preparatory to capitalizing upon those
oceasional business opportunity trans-
actions which may come his way, and
to do so in a professional manner and
without gqualms as to his legal author-
ization.
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IN MEMORIAM

The commissioner and all per-
sopnel of the Division of Real
Estate were saddened July 2 by
the death of James M. Winter, Sen-
ior Depuly Commissioner in charge
of the Sacramento District Office
for the past six years, Mr. Winter
was previously in charge of the
San Diego District Office and, be-
fore that, served in the Los Angeles
Office. We and his many friends,
in and outside the real estate in-
dustry, offer heartfelt sympathy to
his family and pay our respects to
a life well lived.

Disciplinary Action-

NOTE: Any person whose license has been suspended or

May, June, 1962

revolied, or whose liconse application has been denied,

has the :Il‘l_.,i\!, to seek a court review, This must uwsually be done wuhm 30 days after the effective date of the

commissioner’s decision.

Therefore a lst of actions is nov published in this Ballotin wntil the period allowed for court appeal has ex-
pived; or, if an appeal is taken, until a final determination of the court action, Mames of persons to whom

livenses are denied upon application are not published.

Llcenses Revuked During May, June 1962

Name Address FEflccuive date Violation
McCormick, George Ursleo_____.... 4115 E. 7th S, long Beach___ 5/ 1/62 See. 10177 (b}
Real Estate Salesman
Ferguson, B, Copeland._o.______. Ste. A, 1302 Valencin Dr, Ful- 5/ 2/62 See, W77 (f}
Real Estate Salesman terton (Granted right 1o

Bare, Samuel...

. 7825 Sania Monica Blvd,,
ted R

ate Broker

Re Angeles
Rv] rieted Business Opporiunity
er
Lhe Greater Trust Deed Corpora-  7823-25 Santa Monica Blvd.,

ton of forni Las Angeles

Samuel B 111, r

mente

Lk I{mhy
Restricted Read Fstate Broker

Cartson, Blanche /

ese
Reat lstate Salesman

Los 5/ 8562

111 Ave de a Grulla, San Cle-
2107 Woolsey 8t,, Berkeley. ...

Lo 027 WL 3ed B, Los Angeles. . . S/loj6E

1700 West Coast Hhwy, Newpert — 5/16/62

restricted  Jicense

on conditions) .

Secs. 1[!17() (d); 101%6.1; 10177
{c), (), (f) (i); 10302 {e};

11010 & 1111

Sees, 10176 (d); 101761, 10177

5/ 8562
(c), (dy, (), Gk NG &
1101

57 8/62 Sec. JOITY (a), (b) & (D)

5/15/62 Sees. 101565 () 10176 (¢,
((Jl-l!]i(d right 1o Gy 10177 (d), () & (k)
restricted RE Sales Sees. 2830 & 2832 of R.E.
ficense on terms Cenun. Regulations

and concimon\)
See, 10177 {b) & (D
((Jr.u‘md right Lo
restricted  license
on cenditions)

Sees. 10137, 10177 Gy & {f)

dl)‘ Reach (Granted right to
Rea |i restricted Jicense)
Brown, 243 Cherry Lane, Rio Dell.. ... 571762 Seex, 10176 (¢), (i}; 10177 (I} &
Real i.\l (13; See. 2834 of R, Comm,
Regulations
Cappa, rederick Charles... . . 1402 ¥l Camino Real, Redwaod 5/21/62 Sees, KN76 (), (i 10177 () &
8 =

1e Broker City

(am, Taskelh. ...
Treas Caro & Suilivan Ru'\lt\ Cisco
1 Istate Officer

‘state Broker 13602 Mulberry, Whitticr

tilate Salesman

Morreis,
Real state Saiesman

Bowney, Philip Cleary .o ooonooo o 485 Fovest, Palo Ahoo . ___ . 6/ 4 ";;62

Real Exate Salesman

Pube, Sonia Sofis_ ... e 1610 236 81, San Pablo. o __ .

Real Fstate Salesman

'54()_\\*’. Partal Ave,, San Fran-
le, Wayne LaMorvne. ... 10822 AMaugnolia Ave., Analcim ..

mar Richard __________ 6229 Whittier Blvd., Los Angeles

{[}; Sces, 2830 & 2832 of R
Comm. Regulations

{Granted right 1o
restricted  Heense

on terms and coin-
ditinns)
sr22/62 Sees. 10176 (1), (g), (i &
10177 {f}
5723762

Sces. l(Jl?() (1) i(H."'? (d) & (f);
Secs. 283 2832 of
R, ( omn. R( 5,:11 alions

§5/28/62 Ser. 10177 (b) & (f)

(Granted right (o

restricted  license

on terms and con-

(IIT.I()H'\) S

See. 10177 {b) & (0)

L1162 See, 10177 {b) & ()

Silverstein, Stanley Gordon .. ___ .. 712016 Linda Blvd., o Linda. 611,62 Sec, 1177 (1)
dba North Hightands Rt.lhv 6551 Channing Dr,, North High-
Real Fstate Broker landls
Real Fstate Salesman
Suurcken, Winliddd Adbere. .. ... .. 40948 18th 5, San Francisco. . 6/18/62 Sees. 10176 (ed, i), TOL77 (d),
Renl Estate Broker ) See. 2832 of X Comm,
Repulations
Cleary, Stephen John.. e e 10202 Westminster Ave., Garden G/10/62 See. 10177 (b) & (D)
Real Estate Broker Grove
Real Estate Sates 13420 Alystie St, Wisttier
Chaves, Joe Cru . - 14613 Mercado Ave., Ta Mirado.. 6,/20/63

Real Bstate B
Real Fstate Sajes

14616 Giracebee Ave., Norwalk_

Sees. 10176 (1); 10177 (b), )
& ()

Abandoned Signs Affect the Broker Image

When a licensed real estate broker
moves his base of acuvity from one
location to another or for any reason
abandons cither a main or branch of-
fice, he should remove all signs and
postings which identify the wvacated
property as a broker’s office.

This would be 2 reasonable demon-
stration of the broker’s respect for his
own status and thae of his profession
and may even be a matter of law, Sec-
tion 10162, Business and Professions
Code, states that: “lvery licensed real

estare broker shall have and maintain
a definite plice of business. . ..
(which) “shall be the place where his
license is displayed and where persomal
consultations with clients are held.”
This deseription obviously eannot be
applied to a vacated structure.

It is equally obvious that abandoned
or vacant offices, forlornly displaying
their former occupants” signs, have an
unfavorable effect on the public image
of the real estate brokerage business.



D:sclplmary Action- Contmued

Name Address Lffective date Violation

Fortune, Idward William e 4721 Mission 81., San Francisco. . 6,/20/62 Secs, 10301 (o), Gy 10302 (c)
Rusinéss Opporumity Broker | & G)

Sere, George Bdmond. o oonioaownn Hwy, 30 & Cor. Willow S, 620702 Secs, 10176 {2}, (Y 10177 (@)
dba Suuclim‘- R(‘:llly 7.0, Box 309, Stateline & {f)
Real listate Broker

Vinston, Warren Cress L. 3829 W Adams Bhvd, Tos 0,/20/62 Sccs, 10176 (e}, () 10177 ()
dba Admiral Investme nl Angeles & ()
Real HEstae Broker

Padilta, Agustin Uneta. oooooon.. BI67E0 Whittier  Blvd,, los 672657 See. 0177 (D)

Real Estate Salesman Angetes

Pavsen, Arthur Wakter. oo on

Real Fstate Broker minster

Llcenses Suspended Burlng May, June

7795 Westiminster Ave,, Waost-

{Granted right to
restricted license)

6727 762 Sec. 10177 (b) & (£}

1962

Address

Name

Keiserman, Dantel ..
Real Estate Salesman

Dunlap, Chades 1., L Bee, 104
Tand & Ynvestment Co. of Calie Angeles

{fornia
Phit A, Swephens, Viee-Pres &
‘l wrer
wate Corporation
“state Ofhcer

Dupree, Gerald Vrneseo oL
Restricted Resl ate Sateaman

Fisclstein, Bdna B _
Real ¥state Balesman

« B0 Tell 8e,

Tiiselsvein, Peter Sias_ ..o ..
Real Estate Sulesman

Stephens, Phit AL

Heal Mstate Bro Tills

Chase, Boyd . .. 422G Nlission 8.,

Restricred Real

Montero, Joseph Bernardo. ... 1089 5, Van Ness Ave,

dba Montero Reahy Francisco

Real Estate Broker

Calabrese, Jack Josephoooooonaoon
Real Estate Broker

Yong, Thomas Obear.. oo _._
Real Mstate Broker

330 Coast Blvd, North,
Jeach

. TS

Los Angeles

Wexler, Jerey oo
Real Estate Broker
Tusiness Opportunity Broke

Shmon, Harold Maxwell oL ooon o
dba Central fnvestment Company
Real istate Broker
Business Opporiunity Broker

Price, Charles Eugene. . . 4121 Eagle Reck Bivd,,

Restricted Real Fstate Salesman Angeles
Chapman, John “Spm} T

Restricted Real Estate Salesman

o163 8. Fairfax Ave, Los Angeles.

IS19 W, 61h B,

San Francisco. ...

Box 177, Neediesoown ...

Box 177, Needbes. oo ool

5529 Fallbrook Ave.,, Woodland

San Francisco.

3114 24¢h 81, San Franclseo. ...

Tagana
112, 8467 Bevedy Blvd,

300 Valencia St., San Francisco .

. 15630 Crenshaw Bhvd., Gardena.

Filective date

and term Violation

11725/61 Sees, 10176 (a2}, (e}, () & 10177
4 months )
laos 5/14462 Sees, HMO0; 10163; 10164, 10177

15 davs ) (0, R 1020 Sees.
2771, 2790, 2790.5, 2794 &
2795 of R Comu Regu-
fations

5/ 62 See. 10136.7
{Indetinitely}
S/H/67 Sees, 10176 (n), (b), () 10177

), (1), ()5 110205 Secs, 2790,
270005, 2794 & 3793 of R
Coma. Regpulations

30 days

s 514762 Sees, 10130, 0137; 10176 {a),
40 days (l)), {); W77 (;l), (f). U),
11020;  Secs. 2790,
279 & 2795 of ILE. (omm
Regulations
S/ 762 Secs, 10177 (d) (f) (i\), 11020
13 days Sees. 2790, 279
2795 of I, l' (mm‘l Rtgn
kations
547,62 See, 367
(ln(hhmltl}')
San 5/21/62 Sees, 10176 (o), () & 177 (I)
2 years Sec. 283) of R Comm,

{Last year of sus- Regulations
pension stayed on
conditions)

G6f 4/62

30 days

. Sues. 10177 (d) & 10242 (c)

6/12/62 Secs, HMT6 {e}; 10177 (d}, (D),
30 days ()} & Sec, 2830 of ILLE, Comm.
Regulations

6/12/62
3 days

Secs. 10137 & 10177 {1}

6/16/62 Sees. 10177 (5 10302 (), ()
43 days & 10308
{Last 30 days of
suspension stayed
permanently)
Los 0/20/62
45 days
6/29/62

30 days

See, 10177 (3} & (k)
See, WHTT (), () & (k)

County and State Subdivision Activity Recorded

Again in fiscal 1961-62 Los An-
geles led other counties of the State
in acreage subdivided and lots created,
according to Division of Real Iistate
records. In this, the most populous
county in California, 5,873 acres were
subdivided into 19,673 lots. QOrange
County had 5,160 acres partitioned
into 17,644 parcels.

Noreh  of the TFehachapis, 2,743
Kern County acres were divided into

3,630 lots. But Santa Clara County had
16,085 new lots from its 2,743 subdi-
vided acres.

A particularly interesting com-
parison is that between the State’s
total of 56,343 acres subdivided in
1961-62 and the 148,209 out-of-
state acres reported to the Division
of Real Estate as being offered to
California land buyers during the
same period.
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Suicide Closes Complaint File

The Los Angeles newspapers re-
cently carried stories covering the
suicide of a 73-year-old real estate
broker in that city.

Behind the tragedy was a record of
fraudulent dealing which first came to
official notice when a  complaint
against the broker was filed with the
Division of Real Iistate in 1961, From
that cime wnal his suicide, this ageney
worked in close co-operation and col-
laboration with the police in supply-
ing data unearthed by the division’s
mvestigators.

Takes Fraudulent Advantage
Of Friendship

The broker's method of operation
was to tell close acquaintances or
friends that he knew of a landowner
in a desert area who wanted to bor-
row from $2,000 to $6,000 on a three-
yvear note at 10 percent interest $e-
cured by a first trust deed. When he
succeeded I interesting an “investor”
he would prepare a suitable note and
trust deed using a real legal descrip-
tion but a mythical name as trustor.
The broker managed to get gullible
notaries to notarize the forged signa-
tures, then he recorded the document,
persuading the vietims to forego cs-
crows and title policies.

He gave his own howe address as
that of the nonexistent trustors, and,
as they came due, made monthly pay-
ments to the lenders, presumably using
the proceeds from newer, larger
forged notes te pay the installments
on the older, smaller notes until the
inevitable weight of his fraudulent
activity caused the beginning of the
coliapse of the precariouns structure he
had put together.

If nothing clse, the case illustrates
the value of escrow procedure and of
title policies as protective measurcs
and the wisdom of basing purchase or
investment decisions upon more than
acquaintance or pseudo friendship.

THE OFFICE SCRIBE SAYS:

“WNew Jaws and regulations are
something Jike the fillings in li-
censec tecth, they only become
necessary when aches and cav-
itics exist!”
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Careless Rental Practices
Cause Official Concern

Scattered reports from major popu-
lation centers show the following run-
down of rental agency practices which
are violations of both Real Lstate Law
and acceptable business ethics.

¢ Failure to repay service fee In
excess of $10 when client does
not obtain a rental.

® Refusal to refund the $10 service
charge upon submission of proof
that rental imformation was not
“eurrent or acceurate in regard to
the type of rental desired.”

& Iailure to display real estate -
censes.

& Unlicensed personnel performing
acts requiring a Heense,
Eack of supervision by broker,

@ Contracts incomplete,
erly processed, iHegal.

improp-

@ [ailure to keep records and doc-
wments for required three-year
period,

e (Client simply assessed an advance
fee, given a bist of addresses, and
feft to fend for himself witheut
redress.

Commissioner W. A. Savage (right), and David
Mitler, member of the State Real Estate Commis-
sion, discuss the 1962 Edition of The Reference
Book during a luncheon meeting attended by
almost 300 real estate people, following the
August 15 commission meeting al Riverside. The
meeting featured o question end answer session
with licensees as interrogaiors and the commis-
sioner and staff as the answering panel

Something About Condominiums

When Section 234 of Federal Hous-
mg Act of 1961 placed emphasis upon
the condominium principle as  an
added encouragement to home owner-
ship, a new word and a new concept
-50 far as this country 1s concerned-—
was introduced o the real estate in-
dustry.

Both the term and the concept it
denotes immediately spread across the
pages of trade publications, became
the subject for feature storics in news
media and  magazines, and  was
promptly added to the vocabulary of
real estate board speakers. So far, how-
ever, its actual effeer m the bailding
industry has been comparatively mi-
nor.

But proponents of the condominium
plan or concept insist it can be widely
used to provide housing in many price
ranges, especially in the centers of our
ciries.

Based on Ancient Practice

Acrually both the term and the con-
cept are of ancient derivation. The
Romans coined the word to mean a
type of joint ownership quite similar
to thar which it deseribes today. Latin
Ametica and Puerro Rico have long
known the pracuce, the latter giving
it specific legal grounding in a “Iori-
zomtal Property Act.” Hawaii has re-
cently passed similar legislation, and
is the only state thus far to do so.

The 1962 edition of the Subdivision
Manual  (Division of Real Fstate)
deals with the sabjeet as follows:

“Sao far as this State is concerned,
the use of the term to describe 2 com-
munity apartment project originated
primarilv in  connection with the
‘high-ris¢’  type of apartment con-
struction in the San Francisco Bay
Arca” At the present tme no such
word appears in the starutes of the
State of California.

Differentiated From Typical
Own-Your-Own Apartment

“Generally speaking, the builders of
condominium apartment projects de-
sire to convey fee utle to prospective
purchasers of individual units rather
than the right of exclusive occupancy

a5 specifically  covered in Section
11004 of the Business and Professions
Code. In effect this practice subdivides
air space. 'The grantee receives fee ttle
to apartment space together with un-
divided interests in Jand and conmmen
areas or facilities.

“As a matter of record, the Divi-
sion of Real Estate has no knowledge
of any statutory or judicial prece-
dent in California for the method of
conveyance used in this type of com-
munity apartment subdivisions,

“Ilowever, since ttle companies
have indicated a willingness to insure
title, and lending institutions have in-
dicated a willingness to issue loans on
this type of conveyance, the commis-
stoner has treated such projects as sub-
divisions, accepting filings on them.
Relatively few Subdivision Public Re-
ports reffecting this type of convey-
ance have thus far been issued.”

Complex Problems Yet to Be Solved

There are some problems inhibiting
quick and widespread adoption of the
condominium concept of real cstate
ownership, including assessment for rax
purposes of individual units and some-
what awkward insurance and financing
arrangements, Thoughe is being given
by builders, developers, and other in-
dustry and professional groups, to the
drafring of legislation intended to re-
solve uncertamties.

Meanwhile, condominivuns are being
projected and, since they fall wichin
the jurisdictional authority of the
Real Tstate Commissioner, this intro-
ductory article is presented. That hi-
censee who wants to be well informed
will pursue the subject much further,

THE OFFICE SCRIBE SAYS:

“He who has obtained a spon-
sor, passed his examination, and
acquired his real estate salesman
license is ready to begin learning
the real estate business—a process
which should continue as long as
he is in i”




FIRST STEP TOWARD
TROUBLOUS FUTURE

Among the complaines laid before
deputies there are many  stemming
from acts inconsistent with che be-
havior expected of licensed and ethical
agents, but which are technically out-
side the province of the license law.
However, because they indicace atd-
tudes which ultimately may result in
acts bringing on disciplinary action,
a recent example is given.

Salesman A secured a listing on a
$20,000 residential properey and an-
nouwnced it at his broker’s regular
weekly sales meeting the next morn-
ing. Salesman B of the same office
showed a young couple the house at
4 pan. that afternoon, but was not
able fo consununate a transaction. Iis
prospects said they would “think it
over” and possibly see two or three
additional properties before they made
up their minds.

Listing Salesman Becomes Curvious

At 5 pm., A reccived a call from
Salesman C of another firm, who said
he had writter up an offer on the
propercy and would like to bring it
over for presentation. The fact that
the terms of this offcr were identical
with those previously  discussed by
Salesman B, coupled with the further
fact that the listing had not vetr been
distributed to “multiple” members,
caused the listing salesman to make an
mquiry which revealed that: {1) the
offer was tendered by the same couple
to whom Salesman B3 had shown the
house; (2) Salesman C was a personal
friend of the buyers but had not vis-
ited the property with them; (3) the
prospects’ “we'd like to chink it over,”
had really meant, “we'd rather have
our friend sell it to ug”’, (4) cheir sales-
man friend had been delighted to cap-
italize upon this arrangement.

Case Resolved But Canse Remains

The problem of who had been the
procuring cause and thus entitled ro
the commission was subsequently sct-
tled by negotiation between the two
employing brokers, But the offending
salesman had demonstrated a blunted
integrity which, unless rectified, prom-
ises him and those with whom he deals
a furure with problems,

Court Again Spells Out
Agent’s Duty to Principal

A responsthility often referred to
the Bulletin, the duty of a broker to
act “in the bighest good faith toward
his prineipal” from the Inception of
their relationship until the agency s
rerminated was a dominant facror in
adjadicating  the case of Estate of
Walrer Delare (196 A.C.A., pp. 475-
480).

The administrator of an estate en-
gaged the services of a real cstate
broker, who was licensed and doing
business under a fictitious firm name,
to obtain a buyer, agreeing to pay a
comnission  for this service. The
broker subsequently presented a $9,600
offer to purchase from a party bear-
ing the same surname as his own with-
out revealing the fact that she was his
mother. The sale was confirmed by
the probate court, a commission was
awairded to the broker, and an escrow
opened to consummate the sale, Sev-
enteen davs later the buyver negorti-
ated a contract to a third party for
$11,900, realizing thereby a profit on
the transaction of §2,300,

Evidence of Frand Spurs
Court Action

Wihen these facts were subsequently
presented, the court’s previous minate
order was vacated and, on appeal, the
appeliate court ruled that the evidence
amply Jjustified the wial court’s find-
ings: (1) that the broker, under his
DBA, was eonployed by the adminis-
trator to seek a purchaser and acquired
thereby a fiduciary relatonship to the
estate as principal; (23 that while so
employed the broker “in cruth and in
fact represented not the administrator”
of this estate but the purchaser; (3)
that although the administraror, noting
the identical names of hroker and pur-
chaser, had made inquiry as to any
possible relationship, such information
had heen withheld; and (4) that the
broker, possessed of full knowledge of
the intent and subsequent proficable
transaction between his mother and a
third party, wrongfully and fraudu-
fently withheld this information from
both admnistrator and court.
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PROPERTY APPRAISER
POSITION

Jobs os assistant real property
appraisers with the State of Cuali-
fornia will be open, offering in-
teresting work investigating and
analyzing valuation data. Starting
salary is $562, rising to $683 per
month.

To qualify for examination, one
must have some real property ap-
praisal  experience, Real estate
sales or transfer experience will
not meet this requirement.

Applications will be accepted
until September 28, 1962. For in-
formation and applications, write:

R. A, Bernheimer

State Personnel Board
801 Capitol Avenue
Sacramento, California

A Broker’s Fiduciary Responsibility
Pinpointed

in upholding the trial court’s deci-
sion the appellate court quoted, among
others, the following excerpt from a
precedent case:

“The relationship between a broker
and his principal is fiduciary in na-
ture, and imposes upon the broker
the duty of acting in the highest
good faith toward his principal. This
duty of good faith precludes the
broker from assuming a pesition ad-
verse to that of his principal unless
the principal consents. Moreover, it
places upon the broker a legal obliga-
tion to disclose to his principal all
the facts within his knowledge which
are material to the matter in connec-
tion with which he is employed” (9
Cal, Jur. 2d, 129),

The End Is Not Yet

An accusation has been filed against
hoth the agent-hroker in this case and
his maother, also a licensed real estate
broker, and a formal hearing has been
scheduled.

THE OFFICE SCRIBE SAYS:

“That broker who counsels his
associates, ‘anyvthing gocs, but
keep it legal, is asking the im-
passible of them and the very
probable for himself: an ul-
mate disciplinary action!”
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PREARRANGED DISCOUNT . . . .

To aid and aber a violaton of the
usury laws of this State by negotiating
the advance sale of a purchase money
trust deed to a third party at a pre-
arranged  discount which causes the
horrower to pay i excess of the legally
permitted 10 percent interest on the
eflective loan amount per year is to
risk the suspension or revocation of the
negotiating broker’s license to prac-
tice.®

Many agents have felo that, since
the trust deed note does not bear more
thant 10 percent interest rate on its face,
they are clear of any taint of violation,
As asong lyrie has 1ty “This ain't neces-
sarily so!”

Whether the note is usurious or not
depends to some extent upon the inte it
of the parties involved. The sale of a
trust deed note at a discount, regardless
of the effective yield which may be
expected therefrom, is not illegat. Burt
to arrange for a prediscounted note,
secured by a trust deed, at a combined
discount rate and interest rate which
exceeds the legally permissible maxi-
# See Real Estate Bulletin, July-August 1958,

p. 353 for previous commentary.

MAY VIOLATE USURY LAW

mum, as a strategem for evading the
usury law is proseribed, and subjects
to legal penalty the principal or prin-
cipals and leaves the agent involved
open to disciplinary action.

Time of Sale Is Not the Issue

Such a violation is not cured by hav-
ing the seller hold such a note, nego-
tiated with & third party dering the sale
and escrow process, for a few days
after consummating the transaction be-
fore disposing of it at the prearranged
terms, Fhe part played by the broker
in such a procedure and any other fac-
tors which might tend to connect the
ultimate assignee of the note to the
originatimg transacton, would, in all
probability, be considered suflicient
evidence of usurious intent,

As a matter of sound business judg-
ment, therefore, that licensee is wise
who checks upon all the circumstances
surrounding the creation of a trust deed
note as part of the purchase price of a
property, particularty when a third
party commits himself to the invest-
ment prior to the completion of the
transaction.

Anonymous Agent Short on

The license law has vet to be written
which would attemprt to lay grounds
for complete enforcement of an ac-
cepred Code of Iithics or Golden Rute,
As a marrer of face, 2 look ar the his-
tory of license fegislation will show law
heing enacted only when it was clearly
evident that agents did not maintain
ethical standards to the degree neces-
sary to protect the public interest.

Blind Ads and Anowymouns Callers

Attention is here called to two prac-
tices which, while not specifically out-
side the law, border closely on rhe dan-
ger line of misrepresentation, breach
the rules of common courtesy and are
cthically objectionable. First is the
blind classified advertisement, bearing
only an identifying telephone number,
presumably placed by the broker with
the hope that an interested party may
think he is dealing with a principal; sec-
ond is the equally objectionable prac-
tice of failing to identify one’s self as

Fthics, Courtesy

a broker or salesman, either when an-
swering tefephone inquiries from the
public or the industry, or when mak-
ing telephone inquiries of fellow bro-
kers or salesmen relative to listings or
properties.

The blind advertisement practice is,
of course, definitely prohibited in Ar-
ticle 9 of the Code of Ethics of the
National Association of Real Fstate
Boards, with which every licensee
should be familiar whether or not he
is a member of an afliliate organization.

Counrtesy Supplies the Answer

The matter of proper telephone pro-
cedure is dealt with generally in Ar-
ticle 21 wherein one who subscribes to
the code is proseribed from secking
“unfair advantage over” another agent
and pledged to so conduct “his business
as to avold controversies with his fel-
fows.” Specifically, however, the full
disclosure of one’s name and business
connection at the inception of a tele-

Escape Clauses Not
Always Usable

An understandable problem con-
fronting many licensees is this. They
want to assuage ail gqualins of a poten-
tial buyer in order to speed the draft-
mg and signing of a deposit receipt.
And they also want to fulfill their
ageney responsibilicy to give sound
counsel. Often they will arrempt to
reconcile these desires by writing “es-
cape clauses” in the deposit receipt
contract. BBut it should be emphasized
that the inclusion in the deposit re-
ceipt of provisions that the buyer may
cancel the agreement unless this or
that loosely defined contingency s
met may not necessarily work out as
intended.

I'requently clauses are incorporated
to the effect that the buyer may with-
draw from his obligation under the
agreement unless satisfacrory financing
can be sccured, unless city or county
requirements as to subdivision im-
provements meet the buyer’s approval,
or unless other as yet unknown condi-
tions are found acceptable.

Verle N, Fry, writing in the May-
June 1ssue of Jowrnal of the State Bar
of California (p. 387), says of these so-
called escape clauses:

“If such provisions enabled the buyer
to rescind his purchase whenever he
wanted to, regardless of the nature of
the available financing, or subdivision
requirentents, the agreement avould
lack wmutwality and would not be en-
forceable by the buyer ar the seller.
Hoaewver, thar is not the case. Such
provisions have the effect of vequiving
that the dissatisfaction of the buyer
must be regsonable, and genuine, not
a subterfuge to avoid the comiract.
(See Rodvigques v. Barnett, 52 Cal. 2d
154.)”

phone conversation between licensees
15 inherent in the concept of common
courtesy, not to mention professional
courtesy.

These are matters with which the
commissioner is not officially con-
cerned but ahout which every holder
of a license should be very much con-
cerned, When proper echical standards
are observed, the restraining hand of
law need never be involed!




Foot-in-the-Mouth Disease
Proves Costly Ailment

This is the sad report of the experi-
ence of a real estate broker who lost
an at-bur-consummmated-sale-bocause
the seller chose to enliven the closing
with a facetious phrase,

The unfortunate agent had listed 2
property, secured a  prospect and,
after considerable negotiating, reached
an agreement  between  buver and
seller to go to eserow at a price con-
siderably under that ser forth in the
original listing. Fle drew up the sales
agreement and arranged for che prin-
cipals to mect in his office o sign the
document.

When they had exchanged the usual
amenitics and seetled down o the
business at hand, the seller glanced
over the paper as prepared, signed it
and passed it across the table o the
buyer who, after some scrutiny,
started to affix his signature.

Seller Has the Wrong Last Word

At this point, the seller interjecred
his—possibly  well  intended-—remarlk
which proved to be the death blow
for the trapsaction. “1 want you to
know,” he said, “that vou dido’t bay
this property from me, you stole it.”

“Is that s0,” exclaimed the buyer,
“well, T want you folks to know that
I am not a thief!” With this he tore
the contract into small picces, dropped
it in the wastebasket and stalked from
the room, adding the parting shot, “If
that’s the way you feel about it, you
can keep your place.”

A Broker Learns Some
Valuable Lessons

There was a profusion of apologies
by the seller, an ardent effort on the
part of the broker to put the shattered
agreement together again but to no
avail. The seller went home with his
foor in his mouth. The buyer went
home it high dudgeon, The broker
went home mentally subtracting from
his total assers the eserow cheek which
he now knew would not be forthcoms-
ing. But he had learned three lessons:
(1) a contract is not a contract until
it is willingly signed; (2) the job of an
agent is to bring minds together, not
necessarily  the possessors of  those
minds; (3) when principals do meet
by his mvitation they should be

Revised Reference Book

The 708 pages of the 1962 Edition
of The Reference Book present not
only up-to-date coverage of pertinent
aspects of real estate law and practice
but also off'er significant background
material such as this historical note on
the Development of the Real Estate
Business: *

“The real estate business as we
know it today is a product of the
Twentieth Century. Before, as we
have indicated, it was primarily direct
negotiation hetween buyer and seller,
sometimes conducted with che aid of
lawyers when  deals became more
complicated. As specialists grew up
within the field and with the increase
in the mobility of people, pardicularly
the western movement, there was 2
good deal of unorganized and other
unscrupulous competition, The real
estate people themselves began to feel
the nced of some controlling organi-
zation. This was first attempted by
organizing within themselves a na-
tional hody with local units or boards,
It was not ungl 1917, however, that
a state regulatory body and law was
first promulgated. This occurred in
California. Now, every state has a li-
cense faw and a regulatory body.
Evidence of the rapid growth of the
real estate business 1s found in the fol-
lowing figawes.

“ln 1911, for cxample, there were
43 ocal boards with something like
3,006 members. Now, 51 years later,
there are approximately 1,400 boards
with over 70,000 members. Counting
all persons who are employed directly
in real estate activity, it is safe to esti-
mate that there are well over a million
workers in this occupation, This,
however, does not include the con-
struction business itself, which, it is
estimated, employs between 2% and 3
million site workers. In addition, there
are 2% workers behind every man on
the construction line to handle the
feeder and supplementary tasks.”

*The Reference Book, 1962 Jid,, pp. 4-5, California
Division of Real Dstate.

bricfed, out of his knowledge and ex-
perience as an agent, on what to ex-
pect and how to conduct themselves.
In this direction lies the successful
consummation of mutually satisfying
transacrions,
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Frauduient Use of Mail
By Interstate Promoters

FL B. Montague, Chief Inspector for
the United States Post Office Depart-
ment, has informed the National Asso-
ciation of License Law Officials that
his agency “recently initiated a nation-
wide investigative program in an effort
to combat use of the maiks to defraud
in the sale of land.” Noting the interest
of NALLO’s “Rackets Committee” in
submarginal subdivision eperations, he
asked Robert W, Semenow, exccutive
vice president of the association, to en-
list che help of license law officials in
identifying questionable operations and
aperators,

With a growing awarencss on the
part of real estate trade association
feaders that irvesponsibie land promo-
tions cast a shadow on legirimate indus-
try, with authorities of the several
states calling attention to the problem,
and with agencies of the federal gov-
ernment actively investigating the sit-
aation, a co-ordinated program of con-
trol may Dbe expected, affecting the
whole interstate land promotion prob-
lem.

This move by United States postal
authorities is but one phase of their
fong continved investigation and pros-
ceurion of those using the mails ille-
gally for the promotien of wvarious
schemes involving real property or
loans thereon. In a résumé of actions
taken between August 21, 1958 and
December 1, 1961, Inspector Montague
fists indictments or convictions of nu-
merous persons involved in 15 distinet
business property schemes, 18 loan
rackets, and 2 cases involving both
techniques, or at least 35 actions against
swindlers whose operations cost the
public an estimated 22% million dol-
lars.

Law Simplification Study

Now in progress in the Division of
Real Fstate is a study of the practica-
bility of simplifying the structure of
the Real Istate Law by eliminating
duplications in definitions and com-
bining articles and even chaprers.

If justified by the stady, recommen-
dations to this cffect may be forth-
coming for legislative consideration,
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Real Estate Research— UCLA

As licensees lenow, the basic support
of the Real Istate Rescarch Program
comes from legislative appropriations
from the State’s Real Estate Iducation
and Research Fund. Tt is less well
known that the program is undertak-
ing additional studies financed with
grants from other sources. In the past
three years, the UCLA program has
obtained abour 50 cents of rescarch
money from these other sources for
every dollar supplied by the State
fund. The State fund thus serves the
invaluable purpose of providing “seed
money” that begers additional money
for enlarging our knowledge of real
estate. Projecrs financed with “out-
side” support make it possible for the
UCLA program to breaden its re-
search activity, undertake work of na-
tonwide scope, and ateract additional
scholars. Tlach project so  financed
must pay its own way and must be
of such character that it promises to
make a substantial contriburion to bet-
ter understanding of real estate and ity
financing, urban development, hous-
ing or other subjects within the pro-
gram’s competence. Also, projects of
this type are accepred only if their
execution does not interfere with re-
search work done under the State
budget,

The demands made on the UCLA
program for the conduct of such
studies have been increasing in re-
cent vears, reflecting growing recog-
nition of the program as one of the
most important national centers  of
urban land rescarch. They have come
from state and federal government
agencies, national trade organizations
and foundations. Two projects of this
type are deseribed below. In addition
to opening up significant research on
nationwide problems, the program
has recently been called upon to initi-
ate work at the mternational level,
The OQrganization of American States
asked the UCLA program to co-spon-
sor a Technical Mecting on Residen-
tial Capital Formation in Latin Ameri-
can Feonomies, held on the UCLA
campus in the second weelk of May.
The meeting focused on the role of
housing and its financing in economic
development and was attended by dis-
tinguished Latin American and United

States specialists. Ernest M. Fisher,
Professor Emeritus of Urban Land
Feonomics at Columbia  University,
soined the staff for a few weeks o
assist in the preparation of the meet-
ing. For another example of work at
the international level, see the accom-
panying box.
Prelude to an Economic Study
Of Los Angeles

One of the current rescarch proj-
cets financed with “outside” funds is
an exploration of the ways and means

leo Grebler, Chairman of the
Real Estate Research Program ot
UCLA, recently returned from a
six-month study tour spent investi-
gating urban renewal problems
and policies in European countries.
The tour was a sabbatical leave
project supported by a Ford Foun-
dation travel grant. A report on
his findings is in preparation.

Among the highlights: Only o
few West European countries have
a national urban renewal program
comparable to ours, but mony of
them have resumed their prewar
slum-clearance and housing pro-
grams and are now considering
legislation embodying the broader
concept of urban renewal. Projects
already completed or under con-
struction are mostly undertaken in
connection with traffic  improve-
ments or the expansion of down-
town creas. Investment interest in
central area redevelopment is ex-
ceedingly strong. The reconstruc-
tion of war-damaged cities, o spe-
ciat kind of urban renewal present-
ing legal, financial and planning
problems similar to those in peace-
time renewal, is nearing comple-
tien.

The study will reveal some inter-
esting contrasts between the United
States and European countries in
the use of the power of eminent
domain for renewal and in ar-
rangements for relocation of dis-
placed families and businesses. By
comparing urban renewal in Euro-
pean countries with the same proc-
ess in this country, we hope to gain
o better understanding of our own
renewal preblems and policies.

Repont Ly

of studving the structure and growth
potentials of the regional economy of
Los Angeles. That the value of urban
real estate depends on the strength of
a conmmunity’s cconomy and its pros-
pects for growth is generally recog-
nized by every real estate broker and
salesmsan. Many studies of the “eco-
nomic base” of metropolitan arcas and
cities have indeed been undertaken to
provide a frmer basis for projected
real cstate development. In recent
years, however, interest in this kind of
stady has been manifest in other gquar-
ters as well. Fhighway planners, for
example, have become increasingly
aware of the need to gear new or im-
proved highway systems to  long-
range  projections  of  metropolitan
growth and land usc patterns.
Reflecting this trend, the California
Division of Highways has asked the
UCLA Real Istate Rescarch Program
to prepare a prospectus for an mten-
sive study of the stracture and growth
of the regional economy of l.os An-
geles. Because such a study would be
highly useful for many other purposes
as well, the program has accepted a
grant of the Division of Highways to
draw up an cutline. The prospectus,
to be completed by Seprember, will
list the data relevant to a study of the
Los Angeles cconomy, investigate the
available long-range projections for
the arca, and analyze the wvarious
methods that may be wsed in a full-
fledged  rvesearch  project. This is
merely a preliminary study to lay the
ground work for possible later re-
search. It 1s but another example of
the scholarly approach to the solution
of large problems; that is, to formu-
Jate the right questions and feasible
methods of investigation before ac-
tempting to provide answers.
{Continwed on page 566, col, 1}

THREE PHASES OF SUCCESS
Research discovers facts,
Fducation teaches lacts,
The agent uses facts to win suecess.
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HOUSING AND THE SENIOR
CITIZEN

What kind of housing arrangement
daes the “typical” eldesly person pre-
fer? A recent veport, Howsing for rhe
Llderly in California, by T, Wallace
I, Smith of the University of Cali-
fornia Real Iistate Research Program,
Berkeley, uncovers no “typical” cld-
erlv person, but it does unearth the
fact that while housing preferences
of Californid’s  senior  citizens  arc
broad, their incomes are exrremely
narrow,

California’s ~ clderly  population-
which numbers more than 1.3 mitlion,
or 8 percent of the Srate’s popula-
von—faces a problem of exceprional
mtensity, according to Smith,

ACUTE POVERTY

“Wot only does this group charac-
teristically belong in the low-income
category, but its poverty s often-
times the most extreme and peraa-
nent. Younger low-income families
may at least hepe that improved op-
portunitics or reduced medical or
child-raising burdens wiil eventually
bring a higher hving standard. For the
elderly, only a worsening of oppor-
tunities can be anticipated, excepr ag
new forms of aid are Introduced,”
he said.

While low income characterizes this
group, their situation has been chang-
ing in recent years, due chiefly to
inereased participation in social secur-
ity programs Dy those reaching retire-
ment age. Smith attempts to measure
the impact on housing arsangements
of this kind of aid and other income
changes which may alter the eco-
nomic status of California’s aged.

As economic status changes, oppor-
tunities for more varied housing ar-
rangements increase. The Smith re-
pore dramatically underscores the fact
that most elderly people don't prefer
fiving in the homes of relatives or in
rooming houses, but cannot escape the
situmation because of low income.

Housekeeping arrangements are de-
sired by wirtually all couples, most
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women, and a majority of men. In
order to remain in separate dwellings,
couples are willing to make greater
sacrifices than unattached persons,

Rooming-house life is more accept-
able to low-income men than to low-
income women, or perhaps to their
respeetive relatives who may feel re-
sponsibility in the matter, Smith as-
serted,

IForty-four percent of the elderly in
California would be unable to pay
more than $25 per month for housing.
More than half the people at this in-
come level currently  lack  separate
housekeeping  faciliies. Only about
one-fourth of this low-income group
own the homes in which they live,
Smith estimated.

SUBSIDIES NEEDED

Many in this group would enter the
market for standard types of housing,
given the needed financing. But 80
percent of those sharing the homes of
relatives would need subsidies because
their incomes of under $1,000 2 year
are insufficient to buy even fow-cost
housing.

Reviewing current programs  de-
signed to provide better housing for
the clderly, Smith emphasized the
importance  of “determining  which
group cach effort is most likely to
aid, then comparing the scope of rhat
effore with the size of the group.”

CENTRAL CITY VALUES

In a recent editorial, “Our Healthy
Downrown,” the San Francisco fox-
antizer analyzed  the reasons why
downtown San IFrancisco continues to
grow dynamically in business and
property values, despite the powerful
counter forces of urban sprawl, This
editorial represents one of many pub-
lic comments on the rescarch report,
The Dynamics of Central City Land
Values—San. Francisco and Qakland,
1950 to 1960, by Dr. Paul F. Wendt,

Wendt’s report is significant be-
cagse it interprets factors that can
control the growth or decline of any
large American city’s downtown arca,
In San Irancisco, he points out, sales
have expanded by approximately t1

percent since 1955, despite the vigor-
ous competition of huge shopping
centers In suburban aress,

Wendr declares that San Francisco
atrracts more people for shopping and
entertainment because of its prestige
and maturicy. This and San Francisco’s
position as financial and administrative
feader insulate some of its major activ-
ities from severe competition from
outlying areas.

Frontage values m San Francisco’s
downtown continue to rise, reflecting
the city’s ability to draw both indi-
vidualsy and corparations, Since (050
more than two million square feet of
rentable office space were added to
the downtown—an increase of 26 per-
cent. But a relatively limited supply of
Jevel land suitable for office building
and retail store use continues to sup-
port the strong fand marker, accord-
ing to Wendr,

Retail store and hotel modernization
are supported by a rising volume of
sales and services. Improvements in
freeway transportation to San Fran-
cisco have contributed to gains in

{(Continned ouw page 567, col. 1}

Wendt Completes Research
Tour

Paul . Wends, author of sev-
cral publications in the field of
housing and urban development,
inciuding Housing  Policy—ihe
Seareh for Solurions published
by the University of California
Press in April 1962, has just re-
turned from a six-month sabbati-
cal feave i Europe. During this
time he was assisted by the Tnsti-
tute of International Studies in a
financial  analysis  of Britain's
New Towns and in further re-
search on national housing pol-
icies in Italy and Spain. Wendg,
who has been associated with the
Real Estate Research Program
on the Berkeley campus for sev-
eral years, has conducted several
studies of the San Francisco Bay
Arca housing and land markets
over the past decade.
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Continuation of Real Estate Research—UCL A

(Countinued from page 564, col. 3)
Improving the Resale Mavket
For Mortgages

Another study conducted  with
“outside” funds has recently come off
the press—The Secondary Mortgage
Market: Its Purpose, Performance and
Potentigls, ‘This project was financed
by the Life Insurance Association of
America, the United States Savings
and Loan League, and the National
Association of Mutual Savings Banks.
Authored by Oliver Jones and Leo
Grebler, the book concludes that the
resale market for urban residential
mortgages is negligible in size and de-
ficient in performance. To overcome
its weaknesses, the authors urge that
barriers to efficient operations be re-
moved in both the primary and sec-
ondary mortgage market, and  they
make the foliowing reconnnendations:

The interest rate charged on FHA and
VA mortgages should be market determined.

Competition among mortgage lenders should
be promoted by standardizing statutory
restrictions on terms that may be offered on
conventienal mortgages.

Competition among mortgage lenders
should also be promoted by removing restric-
tions on the geographic area of their lending
operations,

A uniform mortgage code
adopted by all states.

Specifically, statutes and regulations that
circumseribe mortgage lending by commercial
banks should be veviewed with the objective
of remeving anachronstic rvestrictions on the
fiow of mortgage funds.

Marlet makers and mortgage companies
chould be allowed te obtain federal charters,
which would place them under federal super-
vision.,

Seagutes that rvequire portfelio lenders to
duplicate site inspections should be vevised.

A workable classification system for con-
ventional mortgages should be devised.

The legal and administrative procedures
that surround the transfer of a mortgage
should be radically simplified. This change
should also take into account the cemplex
and often changed rvegulations of the Federal
Housing Administration and the Veterans
Administration,

In addition, the study recommends
the creation of a federal central mort-
gage corporation to encourage the de-
velopment of a private secondary
market. The new agency could take
over some of the present FNMA oper-
ations but would be clearly divorced
from FNMA’s function to support
special housing programs.

should be

Publications and Research in Process
In addidon to rhe boolk on the sce-
ondary mortgage market, £wo major

publications have been issued recently.
One is entitled The Cal-Ver Program:
A Study of State-Financed Housing in
California and authored by Edward L.
Rada. The other, by James Ciilies and
Frank Mittelbach, is an analysis of
Meanagement in the Light Constrie-
tion Industry. These, as well as other
available research materials, are listed
ard priced m the box below.

A study comparing trends in market
and assessed values of a group of
single-family houses in Los Angeles
County has just been completed and
has been published as a journal article,
Some of its results are shown on page
567, column 2. Other projects nearing
completion deal with the deterimina-
tion of recail trade areas in cities and

with local effects of credir conditions
on residential construction,

To conduct the growing voluine of
research, the UCLA program has aug-
mented its staff by the addition of
Leland 8. Burns, Assistant Professor
of Real Tstate and Urban Land Eco-
nomics at the Graduate School of Busi-
ness Administration, Professor Burns
did his undergraduate and graduate
work at UCLA and, incidenrally, is
the son of a Beverly Tiils realtor.
Also, Professor I.eo Klasssen of Rot-
terdam, Director of the Netherlands
Economic Institute, jomed the pro-
gram for the spring semester of 1962,
My, FPrank Mittelbach of the program
staff is on temporary leave of absence
to serve as director of research of the
sovernor's Advisory Commission on
Housing Problems.

ler, 1939,

Cycles,” by Leo Grebler, 1959,
Problem,” by fames Gillics, 1960.
Grebler, 1960.

1960.

lies, 1961,
BOOKS:

$1.50.

ard J. Fosrer, 1958, $1.50,

$1.50.

$3.50.

Jones and Leo Grebler, 1961, $6.50.

1.. Rada, 1962, $4.50.

PUBLICATIONS OF THE LOS ANGELES PROGRAM
CURRENTLY AVAILABLE

Research Report No. 1, Mergers of Savings and Loan Associations in Califernia, by
James Gillies and Frank Miceelbacl, 1959,

Rescarch Repore No. 2, Junior Morigage Financing i Los Angeles County 1958-1950,
by Leo Grebier and James Gillies, 1960,

Reprint No. 5, “The Souerure of Local Mortgage Markets and Government Hous-
ing Finance Programs,” by James Gillics and Clayron Curtis, 1955,

Reprine No. 6, “Managenial Problems and Practices of the Real Lstate Brokerage
Business,” by Fred I Case and Frank Mieelbach, 1959,

Reprint No. 7, “The Role of the University in Real Istate Research,” by Leo Greb-

Reprint Ne. 8, “The Role of Residential Capital Formation in Postwar Business
Reprint No. 9, “Industry’s Role in Megropolivan
Reprint No. 10, “Criteria for Appraising Governmental Housing Programs,” by Leo
Reprint No, 11, “Comparative Real Istate Investment Experiences,” by Fred L. Case,

Repring No, 12, “Population Explosion—Its Implication for Business,” by James Gil-

Iyy,w.imrio'/mﬁ Residenrial Movigage Lending in Loy Angeles County 1946-1951, by
James Gillies and Clayron Curts, 1956, $3.50,
Cash Qutlavs and the Econowic Costs of MHome Owmnership, by Tred E. Case, 1957.
Ventura Bowlevard—A String-Type Shopping Street, by Howard ], Nelson and Ger-
Industrial Location Bibliography, Sraff of the Real Estare Research Program, 1959,
Los Angeles Real Estate: A Study of Investein Experience, by Fred E. Case, 1960.
The Secondary Mortgage Marker, Ity Purpose, Performance and Poremtial, by Qliver
The Cal-Vet Program, A Study of State-Financed Housing #n California, by Edward
Management i the Light Construction Indusiry in Sowtbern Califorida, by James

Gillies and Frank G. Mitelbach, 1962, $2.50.
(California residents add 4 percent sales tax.)

srowth: A Publie Management
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daytime population in the ciny’s
downtown, which currently holds a
concentration of more than 700,000
people.

As a companion piece to the Cen-
tal City Land Values study, Fore-
casting Metropolitan Growth, a re-
print by Dr, Wendg, explores means
for forecasting industrial booms and
spotting high rent residential areas in
the making.

The Smith  study, and  the
Wendr study  of Central  City
Land Valaes in San Francisco and
Oakland may be purchased by
writing the Real Fsrate Research
Program, Universiey of Califor-
nia, Room 208, Stephens Memo-
vial Idall, Berkeley 4, California,
These, as well as other reports
and reprints currently available,
are listed below,

VALUE YREND STUDY

UCLAs study of morket values
and assessed values for a selected
group of single-family houses in
los Angeles County (see Bulletin,
November-December  1961)  has
produced the following first results:

MEDIAN RATIO OF ASSESSED VALUES
TO ESTIMATED MARKET VALUES

1940, 34%
19500 e 22%
1961 e 20%

MEDIAN RATIO OF ASSESSED LAND
VALUES TO TOTAL ASSESSED VALUES

1940 27 %
1950 --33%
V41 o 46%

Thus, assessed values have failed
to keep pace with estimated mar-
ket values, especially during the
1940-5C period. The proportion of
tand assessments to total assessed
values increased in the past 20
years for homes already in exist
ence in 1940 and therefore lo-
cated in older, built-up neighbor-
hoods.

Goldner, 1938, §1.00.

Smich, 1961, $1.50,
son, 1961, $1.50.

UL Rarelifl, 1961, §1.25.

1938,
Credit,” by Albere 1. Schaaf, 1958,

Girowth,” by Julius Margolis, 1961.

1962,

by John 1, Kain, 1962,

PUBLICATIONS OF THE BERKELEY PROGRAM
CURRENTLY AVAILABLE

Rescarch Repore No. 10, The Suburbanization of Adwinistrative Offices iz the
San Francisco Bay Aves, by Donald L. Voley, 1957, §1.50.
Research Repore No, 12, Near Fowusing for Negroes: Recent Fxperience, by William

Research Repore No. 13, California Real Estate Bookshelf, by Maryheth Branaman
and George B, MeGimsey, 1959, $0.50—reduced price.

Research Repore No. 14, Keonontic Aspects of Urban Remnewal: Theory, Policy, and
Avea Aualysis, by AL . Schaaf, 1960. $1.50.

Research Repore No. 15, Housing for the Elderly in California, by Wallace 17,

Research Report No, 16, A Srerdy of Shopping Cemters, by Richard Grane Thomp-
Research Report Noo 17, Privare Investment in Uvban Redevelopmenr, Ly Richard

Research Repore No. 18, The Dynamics of Cemral City Land Valwes-—-San Francisco
and Qakiand, 1950 10 1960, by Paul ¥, Wendt, 1961. §1.50.

Research Report No. 19, The Supply of Residential Morrgage Funds in the San
Fraucisco Bay Area, 1956-1960, by A, . Schaaf, 1962, $1.50.

Reprint No. 14, “Varying Public Construction and Housing to Promote Feonomic
Stability,” by Sherman J. Alaiscl, 1957,

Reprint No. 16, “Exclusive Agricultural Zoning: An Appraisal,” by Jack Lessinger,

Reprint No. 17, “Federal Mortgage Interest Rate Policy and the Supply of FITA-VA

Reprint No. 24, “Merropolitan Finance  Problems: Territorics, Funcrions, and

Reprint No. 25, “Family Housing Expenditures: Flusive Laws and Intrusive Vari-
ances,” by Sherman J. Maisel and Louis Winnick, 19461.

Reprine No. 27, “Iorceasting Merropolitan Growth,” by Paul T, Wende, 1961,

Repore No. 28, “Depreciation and Real Fstate Appraisals,” by Charles 1. Louie,

Reprint No. 29, “The Journcy-to-Work as a Determinant of Residenrial Location,”
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Digests in Pamphlet Form

Te bring the results of its re-
search to a larger audience, the
Real Estate Research Program at
UCLA is starting a new series of
pamphlets, These pamphlets will
present short, popular versions of
some of the program’s more
lengthy reports.

The first pamphlet being issued is
a condensation of Edward L. Rada’s
study, The Cal-Vet Program — A
Study of State-Financed Housing
in California.

You may obtain o copy by writ-
ing or calling:

Real Estate Research Program

Graduate School of Business
Administration

Division of Research

University of California, Los
Angeles

Attorney General’s Ruling
On Securities Dealers Law

Inn response to a request by Comntis-
sioner Savage, Attorney General Mosk
issued an informal opinion dated fune
19, 1962, on the application of certain
sections of the Real Property Sccuri-
ties Dealers Act added to the Real 15s-
tate Law in 1961,

The opinion prepared by Deputy
Attorney General Robert 5. Murphy
concluded that first trust deeds ercared
in connection with subdivision parcels
are “real property securities” under the
law except when they are executed as
part of the financing for the firse pur-
chase of the improved pareels, A series
of first trust deeds issued on unim-
proved property or on improved bur
unsold property are “real property se-
curities” and subject to the controls
provided by law.

Further, the opinion stated that trust
deeds of any kind which have been
seasoned for three years or more do
not fall within the classification of real
property securities.

In conclusion, the Artorney General
said that the definition of subdivision as
contained in Sections 11000 and 11000.5
of the Business and Professions Code is
contrelling and applicable when the
term “subdivision” is used in the real
property securities scetions of the law.
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Educational Requirements—
Quoetation and Question

Commenting on the desirability of
higher standards in the real estate in-
dustry, Russel 8. Wilkinson, chairman
of the NAREB Committee on Edu-
cation, concludes that “the so-called
learned professions have a certain dig-
nity and prestige which we, as realtors,
have not achieved, probably becausc
vealtors do not have the rigid educa-
tional requirements which must be met
by members of the other professions.
Realtors, except in rather isolated cases,
have no educational requirements other
than the passage of a state license com-
mission examination, which in many
cases is more or less perfunctory.” *

California license cxaminations are
far from perfunctory, but any licensee
with vision who susveys the current
scene will probably agree with M.
Wilkinson’s analysis of the existing sit-
wation. His thoughts applied to organ-
ized real estate are just as validly appli-
cable to the whole body of licensed
real estate brokers and salesmen.

From this position Mr. Wilkinson
moves to advocate mandatory profes-
sional real estate educational require-
ments for admission to NAREB and
real estate board membership. In some
jurisdictions, notably Florida, Penn-
sylvania and British Columbia, the
same premise proved sound ground-
work for the establishment of man-
datory educational requirements for
licensing.

* Realtor’s Licadlines, July 1962, p, 2
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LICENSEES INVITED TO EDUCATION SYMPOSIUM

Representatives of all colleges and universities offering real estate
courses or conducting real estate research projects in the State are being
invited to an Education and Research Conference in $an Francisco on
October 6. The conference, sponsored by the California Real Estate Asso-
ciation and the California Division of Real Estate, will precede the open-
ing of the annual state real estate convention in Son Francisco.

The program will include o review of past and present activities, o
progress check, and discussion of proposals for future plans and pro-
gramming. Eighty to ninety representatives of California colleges and
universities are expected to be in attendance. All licensees who are
interested in the progress of real estate education and research in Cali-
fornia are invited to the conference which will be held at the Fairmont
Hotel. With luncheon, registration fee is $5. Reservations to be made
through CREA, 117 W. 9th Street, Los Angeles 15,

FALL EDUCATIONAL OPPORTUNITY

Again this fall University Fxtension, University of California, wiil
offer a wide variety of courses in its Real Istare Certificate Program n
many communities throughout the State.

Some of the course titles are Trends and Factors Influencing Real
Estate, Real Estate Practice, Legal Aspects of Real Estate, The Iissentials
of Income Property Transactions, Commiercial and Investinent Prop-
erties, Property Management, Tax Planning for Real Estate Transactions,
Principles of Real Estate Appraisal, Advanced Real Estate Appraisal, Case
Studies in Real Estate Appraisal and Estimating {or Residential Construe-
tion. Not all these courses are available at any one time in 2 community,
but any course will be offered in any area if sufficient interest is expressed.

University Ixtension is constantly making course revisions and con-
structing new courses in response to expressed specialized neceds of the
real estate industry. Much of this phase of jts program is underwritten
by appropriations from the Real Fstate Education and Rescarch Fund.

The real estate certificate is awarded upon satisfactory completion of
cight courses in the program. Usually in major centers of population
courses are scheduled so as to allow completion of the certificate work
in two years. Further information on the Real Estate Certificate Program
may be obtained by writing to the Field Co-ordinator, Real Fstate Cer-
tificate Program, University of California, University Extension, 2223
Fulton Street, Berkeley 4, for the northern area of the State above De-
lano; and Field Co-ordinator, Real Estate Certificate Program, University
of California, University Jxtension, 813 South Hill Street, Los Angeles,
for the southern area,




