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SELLING SERVICE
LEADS TO GOOD WILL

There is no such thing as a exip
without destination—success without
a goal—a sale without a reward, And
furthermore, the good real agent
knows that obstacles are those things
we see only when we take our eyes
off our goals. The professional real
estate person Jearned long ago that
people don’t fail in this life because
they plan to fail—they fail because
they fail to plan.

If we plan to take a wip we nor-
mally “fill out” our itinerary long
before we start the machine. And 50,
it is with the real estate business, We
can fill out the ticket for the journcy,
bur first we must decide where we
want to go.

Client Relationship

Admittedly, the future is uncerrain
and henccforth the real estate busi-
ness may be affected by elements en-
tirely beyond the control of any one
real estate company or its sales repre-
sentatives. However, one sure way to
decrease, if not eliminate, the uncer-
tainties of the future is to build sound,
progressive business relationships with
our clients. These relationships may
be developed through a positive pro-
gram of building good will and service
to our clients.

Building good will and service is
an activity that enters into every phasc
of the selling process. The sales person
cannot cffectively  build good will
if he views his real estate activity as
something apart and distinet from his
regular daily duties. Scrvice minded
people build good will before the sale
is made, during the sales presentation,
and after the sale is closed.

L

@

New schedule for balance of 1974 broker exams—see page 8,
Involved in subdivision advertising? Obtain a copy of the DRE advertising
guidelines—see page 8.

Medical history of a real (estate) problem—page 6.

Nearly 1} million dollars appropriated from the Real FEstate Fund for ad-
vancement of real estate education—page 5.

Important ardele for all brokers and salesmen regarding subject of dis-
closure—page 4.

DRE license records show an increase of neatly 8.5% in number of licensees
since last year—now totals 219,000

Is your real estate firm small and unprofitable? See page 4 for a new research
report that may be of assistance.

If you're enrolled in required real estate courses in the Fall you may qualify
for a broker exam in Dee. 1974—sce page 3 for details,

During the month of June, the DRE was host to the Western and Midwest
Distrier Conference of the National Association of Real Estate License Law
Officials (NARELLO). It was attended by officials from 28 states and Cana-

dian Provinces,

o A new Real Estate Commission member appointed—page 4.

It is built when prospecting, when
soliciting for listings, yes, even when
answering  objections, and over the
years offering services ro the purchaser
who ultimately becomes a seller and
one of the best sources for referrals.

Good Service Equals Good Will

To the accountant good will
sparked by good service is an incangi-
ble assct recorded on the balance
sheet, Its value is stated in dollars; if
the business is sold, a charge is made
for the good will just as a charge is
made for the real estate inventory and
time spent. If the real estate entre-
prencur were to accent service and
good will, rather than boast of com-
missions earned it could very well lead
to a brand new ball game, His services
with irs counter part, good will, could

reap rewards not heretofore recog-
nized by real estate investors.

Will it be Commissions or Service?
Unfortunately many good real
estate firms spend thousands of dollars
advertising and ballyhooing their sales
force which has sold over a million
dollars in real estate during the last
“great” year, The Real Fstate sections
of the Sunday newspapers generally
carry story after story of men and
women who have joined the “million
dollar club’ for their salesmanship, Al-
though we do not criticize them for
making money, we believe articles and
stories concerning human effort to
service the shelter needs of society
may have a far greater impact on
(Continued on page 3)
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Disciplinary Action—April-June 1874

REB---Heal estate broker
RREB-—Testricted real estate broker

RES—Tcal catate salesman

RAES-~Restricted real estate salesman

REO—Resl estate officer
REC~—Real estate corporation

NOTE: A list of actions is not published in this Butletin until the 30-day period allewed {or court appeal has expired; or if an
ames of persons to whom licenscs are denied apon

appceal is taken on the disciplinary action stayed, until the stay is dissolved.
application are not published.

Licenses Revoked

Lffeciive Violation R.E.
Mame Address date Law/Regulations

Sweet, Harold Arthar (RES)... 850{){"‘Hi!shirc Blvd,, Ste, 606, Beverly 4/ 3774 1017760 (b))

iHls
Spradley, ]'1arold Marcelius 4708 Market 8t San Diego. ... ... 4/ 4/M 101760} e}

{REB){RIO) 1017713 (})

Harvey, Miles Argalas {REES)_ .. 2813 San Pablo Ave., Bakersfield.__. 4/ %/74  10177(0)(D)
Barton, Rosalee Annette (RES) . 5418 “;lhhnt Bivd., Ste, 206, Los  4/11/74  10177(b)(1)

ngeles
Raible, Witham David (RES}... 3241 Isabella Dy, Qeeanside. 4718774 10177(1)
Powers, Clara Anng {RIE8)_ ... 20331 Staford Ave,, Riversi 4730/74 1017701
Schilter, Patrick Byron {12 S) - 2720 Broadway, .,-15 San Diega. . 4730/74  1017706)
Finley, Jonk Andrew {R128) - 3815 Porter Creck Rd., Santa Ro: S/770% 10177 ()
Browne. Charles A (REB). . R 57 974 77.8
Bell, Catherine Jo (RIES) - 5/44/74 0 10177(b)
Crandell, Raymond larl - 1702 aisy Way, Antiogh 5714774 1017H(b)(8)
Abag,ll {eon (RES)...oooo_.._. 9242 Randall, L2 Hlabea S/15/74 10177 (a)(12)
Cateman, Samue] Bdward (R 521774 10177 ()
K(}Chlllﬂll Mercedes IRER) 522774 101775
McCormick, Jshin Joseph (R 3 5!?‘)/?5\ 1775
(:rnncwald j‘.c]c Heney (RIS 7 T, '\oudhnd H)H%., 5730774 10177(1)
Garrett, Thomas Walter (RIES) . 8500 W \Mnu Blvd,, Ste. 606, Beverly 6/ 3774 1017700

itls
May, arold Edward (RIS} MY Vierory Blvd, Canoga Park.. GF12/74 10177 (1%
Jurtado, Jo Founa {RI c Oy A Grover (,ny 6727774 1OLT7(L)
Koepke, Jimmy Duale (35 ¥ Place, 465, Bdlﬂo\\'(: G/AT/TE TOLTHOG)
Moore, Michael C a Corta, Palos Verdes Fstates.,. 672714 10T
Walker, Marvin 1 b Aven, Moraga L GL2T/TE 10T

Cearge Ave., Bear Cry._ GAATE 01T ()

}30(:1(]:1\,
RIS)

Licenses E%mksé Wi -m E%Eg%zt to Restricted License

Eflective Violation R.I.
Name Address date Law/Regulations
Perevsan, Frank Marvin (REB) . PO Box 372, 681 Oak S, Sartoga. 4716774 10176(1)0)
(Right to RREB license after 90 days on terms and conditions) 10177(1)(3)
Grisallo, Tames (RIB). L 1330 Bavshore R, R, 220, Burdin- A7/ 10145, 101?6( Wiy, I0IT7LANEDG),
game
(Right to RREDB Hcense after 30 days on terms and conditions} %0%/? LS, 10241, 10242, 2830,
ZS‘!
MePherson, David Leslic (RES). 734 Duisy St., Fseondido, ... .. __ 117724 1877 ()
Right 1o RRIES beense on terms md unulmum)
Milier, Paul Andrew (REB). ... 1269 B Aajvo S0, Kl Cajon__o.. ... $/25/74 10177 (L)
(erm 1o RREB license on terms and conditions)
Forthun, Ronadd W, (RIS .. .. lUiUO 8. Saratoga-Sunnyvale R, 57 3774 101774 (b YD)
uperting
(Right to RRES license on terms and conditions)
Stachell, Billic Jo (REB). ... _. 3913 Ingraham S, U0, San Dicgo 50207 ROET6L), 10177(dY(E) ()Y
bzt \I:meohmn Realty
(Right to RRIB license after 3 days an terms and conditions)
Smith, Homer (REBY_ ... ... PO Box 2766, 1450 N. D St,, San 5/ 7/74 L6177 ()
Bernardino
(Right to RREB license on terms 'md conditions)
Theofanides, Thomas Gus (RIEB) 1744 1 St., Mereed oo oo ... S/ 7474 Y0177(d)(), 10270
(Right 10 RRER license after 30 days on terms and eonditions)
Ci?\‘a,k‘.)") Charles Raymond 5251 5} Cajon Blvd., San Dicgo.____ S/ 17N
(]lné,?u to RRES license on terms and mncimmh)
Gilliland, Neva Lee (RIES 1082 E. Sierva, Fresno. v e oun.. 571474 10177 (4}
Right 1o RRIES license on terms and conditions)
Hnl‘n'n,cs))lluhxrl Hoover (REB) 12039 Loug Beach Bivd, Lynwood. . 6720/74 101764, 10177()
(R
(Right 1o RIUB Heense after 60 days on terms and conditions)
Spunt, Ronald Seymour (R158 5238 Sanborn Ave, Lynwood ... 672774 10177k}

(Right to RRES Heense on terms and conditions)

Licenses Suspended

Sacramento, Rm. 1400, 714 ¥ St, 95814 Effective Vielation R.E,
Racrzane B, Cancsow, Chief Depaty Nume Address dute Law/Regulations
The Beal Istate Rulletin is & quarterly pub- Fandric iehar - 5 P - Ave., Se N 7 3

lishet! by the Srate of Californin, e ;}qrtme:it o Tandvich, Richard Allen (RESY. . 505 Popualar Ave., San Bruwo. ... g(;l.{;{)?: 16177.5

Real fistare, as an educotional service 1o ﬂﬁ veal Tyree, William Donald (REBY 62N Mackay Ave, San Fernando_ ... 57 2774 10145, 10176(c), 10177(d)

estate licensees in the state under the provisiens (R 30 days

of Section 10083 of the California Business and Nobel, Pamcla Doentee (RESY, 078 Mpine Ave,, Los Guos . 547474 TO1THLD

Professions Code, 30 days
From the [icepxe renewal fee, §1 is alloeated Yering, Robert Tee I {RFRY L 9365 Palo Mo, Curamsonga, o SAMATE 1076, 107D

to cover subscriplion (o the Bulletin, Sccond 30 days

Class Postage Pgsid a1 Sacramnento, Califora, Kobne, Protothiy Jeanne (RFEY 833 N Plambobdt Ave, San Moteo. SAYS I IITTOD

30 days
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 Licenses Suspended With Stays

Effeetive Violation RE,
Name Address date Law/Regulations
Standsberry, Marvin Lee (REB). 12400 Euckid Ave,, Garden Grove...  4/16/74  10176(2)4)
days stayed for 2 years on terms and conditions 30 days
Turstan, Inc. (REC)... . ...__ Garden Grove Blvd., Ste. 21, 4/16/7%  10176(ad ()
Dba Federal Real Estate Garden Grove 30 days
Standsberry, Marvin Lee (RI5C) ,
{25 days stayed for 2 years on terms and conditions) . X .
Mattos, Donald Joseph (RES)... 8516-B Auburn Blvd,, Citrus Helghts.  4/18/74  101776)
(Stayed for 6 months on terms and conditions) 30 days
Mattos, Steve Manuel (REB)... 2418 Royal Oaks Dr., Alamoo....._. 4/18/74  10377(n)
Dha Delta Realtors 25805 Mission Blvd,, Hayward 30 days
{Staycd for 6 monils on terms and conditions)
Lane, Fred Barrnet {RESY.._. . 3017 W. Beverly Bled,, Montebello..  4/24,74 H0172(b) ()
(80 days stayed for 2 years on terms and conditions) 90 days
Price, Melvin I1, (RES)._______ 19190 Beardstey Rd., Los Gatos...__ 5/ 7/ 10177 Y0
(Stayed for 1 year on terms and conditions) 15 days . )
Parker, Robert Cecil (REB). .. P.0. Box 3177, 1452 E. Highland Ave,, 57 S/ 1017660300, 10177(00)
San Bernarding 9 days
{All but 20 days stayed for 3 years on werms and conditions)
Putman, Bili Junior (RIEBY.____ 3423 W, Torrance Blvd., Torrance.._  5/15/74  10176(), 10177 {d){g}
Dba Contury 21 Putman & DParks Realtors 90 days
(85 days stayed for 3 years on terms and conditions) N
Roach, Lorivg (RIEBY.._.______ 548 Chautauqua Blvd,, Pacific Pali- &/ 6/74 10145, 10176(e), 10177(d)
s Loring Associates sades 60 days
(Stayed for T oyear on condition) .
Challstrom, Marjoric Jane (RIES) 364 Caprine, San Carlos. oo ... G374 HI3Y, 117N
(10 days stayed for 1 year on terms and conditions) 1§ days

indefinite Suspensions Under Reco

very Fund Provisions

MName Address Effective dare  Fund payout
{cncwin, A REBY. o e 850 Gallaway St., Pacific Palisades. ... 4718774 $2,500.00
Swift, Kermit Schofield (REB).____..... {161 Dell Ave,, Campbell..___. ... $/18/14 $3,750.00

Selling Service

(Comtinired from page 1)
people. We all like a seccess story, but
perhaps we overdo it!

Thousands of competitive real estate
sales people enjoy a good living from
the sale of real estare. Many may be
about equal in ability and provide
cqual profit co the real estate firm,
Why, then, do some firms enjoy more
than their share of the business in any
arca? The answer is that some sales-
men or saleswomen sell more than real
estate, They sell themselves by show-
ing a sincerce interest in the welfare of
their client.

I’s true, sales are made in money,
but sales arc made to people. Good
will and service control success and
bring the people back to buy again,
The real cstate client is not inept at
evaluating salesmen. A salesperson is
soon classified as ane whose judgment
can be depended upon or as one whose
one and only objective is to ger a
commission. The real estate client
tends to welcome the former type.
Supervision Wears Two Hats

Quite ofren brokers are so wrapped
up in their own sales cfforts that they
do not give the kind of counsel and
advice to the sales force that is needed
to service the sale. Supervision also in-

cludes maintenance of good will and
service. It does not necessarily only in-
clude attention to martrers which could
be improper.

Big or Litile Business?

Recent innovations in computeriza-
tonn could provide the smaller firm
with increased capacity for service in
the residential housing markets. Mul-
tiple listing services have already
supplied bigger and better inventories
for the smaller office. Both cconomic
theory and common sense tell us that
the small firmy must have access to a
greater variety of information if ir is
to properly service the house hunger.
Service, A Major Goal

In closing let us say:

e Good will and service can be far
more imporeane than commissions
if one wants repeated business
and satisfaction,

e "The center-of-influence to buy or
sell rests with the kind of scrvice
to be offered.

e The client’s interest is paramount.

e The closing statement does not
end the sale.

e The real estate sales force only
prospess if ¢he client prospers.

Arrention Coe
FALL SEMESTER
STUDENTS

Because of the 1975 added course
requirements to become a real estate
broker any broker applicant enrolled
in the Fall school term in a publie or
private school and who is deemed
qualified in all other aspects may be
permitted to sit for a December
broker examination provided the re-
maining course(s) is substantially com-
pleted and evidence of final com-
pletion is submitted not later than
February 15, 1975 and before license
Issuance. o

The following conditions prevail:

e The applicant must have at least 22
months full-time salesman  experi-
ence prior to November 1, 1974 oy
qualify on equivalent educational or
experience grounds and furnish the
balance of required employment
evidence not later than January 15,
1975,

s The applicant must be able to com-
plete or have completed all four
courses without exception by the
end of the 1974 Fall term.

e The apphcant agrees to furnish
evidence of course completion at
the end of the course session and
hefore February 18, 1975,

e The college or school authoricy
must furnish the applicant with 2
statement afrer Ocrober 1, and be-
fore November 1, 1974 to the effect
that course work is expected 1o be
satisfactorily  complered.  {Persons
taking approved correspondence
courses must present cvidence of
completion of at Jeast 12 of the
usual 15 assignments before No-
vember 1, 1974 and furnish evidence
of final completion prior to Febru-
ary 15, 1975.)

The commissioner will not grane a
real estare broker license until all defi-
ciencies have been correcred, Candi-
dates who fail the December examina-
tion will not be permitted a re-exam-
ination until the added {1975) course
work Is completed,
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DISCLOSURE
Keeps Broker
Out of Trouble

Several past Bulletin articles have
discussed a licensee’s duty of disclo-
sure in probate and other estate
transactions in which the licensee seeks
a commission from the estate as the
agent for the sale of the estate prop-
ercy to himself or to a buyer in which
he has a financial incerest. Inn Batson v.
Strehlow, 68 C 2d 662, a judgment
was rendered against a real estate
broker for the commission that he
reccived while acting in a dual capac-
ity as agent and buver without 2 full
disclosure of his dual role to the estate
and the probate court. Over the years,
the Department has brought several
disciplinary actions against licensces
who acted in a dual capacity in estate
transactions without a full disclosure
of that fact to the representative of
the estare and the court.

Recentdy i Baldwin v. Sceley Co.
et al 34 CA 3d 596 a Court of Appeal
considered this question of dual capac-
iry in a different context. In chis case,
Broker A presented the bid that was
returned to the probate coure for con-
firrmation. He made a full disclosure
to the attorney for the estate and to
the probate court that he was the bid-
der as well as the broker,

At the hearing before the probate
court, the property was sold to a com-
peting bidder, but the court awarded
a substantal portion of the real estate
commission to Broker A under au-
thoriey of Section 761 of the Probate
Code. This section provides that one-
half of the commission on an original
bid shall be paid to the agent whose
bid was returned to the coure for con-
Armation.

The commission award to Broker A
was appealed by the representative of
the estate on  a  theory-—among
others—that a real estate broker can-
not recover a commission where he
acts In the dual role of purchaser-
broker,

The court of appeal rejected appel-
lant’s contention, pointing out that the
California rule is that a broker may
collect a commission when he is also
the purchaser in che transaction if he
discloses his dual capacity and all other
material facts concerning the trans-

Effect of the Alquist-Priolo
Geologic Hazard Zones Act

The Alquist-Prioto Geologic Haz-
ard Zones Act was passed by the State
Legislature in 1972 to avoid unneces-
sary loss of life attributable to faulc
rupture of real estate development
sites. As provided i the statute the
State Geologist has established Special
Studies Zones about certain active and
potentially active faults pursuant to
the Act. Lxsting zones are approxi-
mately one-quarter of a mile in width
and excend along the entire known ex-
tent of the San Andreas, Hayward,
Calaveras and San Jacinro faules, Ad-
ditional zones will be cstablished about
other potengially active faults,

Since July 1, 1974 cities and coun-
tics cannot approve the location of
real estate developments of structures
for human oceupancy within Special
Studies Zones if an undue havard
would be created therchy. They may
also require special geologic and engi-
ncering studies to define the precise
zone of hazard. The State Mining and
Geology Board, acting in accordance
with the statute, has stipulated that
“No structure for human occupancy
shall be permitted to be placed across
the trace of an active fault”.

Special Publication 42 of the Cali-
fornia Division of Mines and Geology
includes: an index to the 186 quad-
rangle maps that show zone bound-
aries; a copy of the Act; and the Pol-
icies and Criteria adopred by the State
Mining and Geology Board pursuant
to the Act. Real Iistate licensees can
buy Special Publication 42 for $1.00
piug tax from the Division of Mines
and Geology, Room 1341, 1416 Ninth
St, Sacramento, CA 95814, The indi-
vidual maps that show the denils of
special study zone locations may be
obtained from the affected city or
county.

action which might affect his princi-
pal’s decision. While the court holds
that public policy consideracions dic-
tate that brokers be allowed to act in
a dual capacity, providing they make
a full disclosure, the court also em-
phasizes rhe duty of a real cstate
broicer to act In the highest good faith
towards his principal and to abtain no
advantage over the principal in any
transaction by virtue of the agency.

“Keeping the Small Independent
Brokerage Figm Proficable” is the ttle
of a new rescarch report by Gary D.
Tuchman and Fugene ]. Corman,
from California State University, Ful-
lerton, | T

A study was made of small inde-
pendent firms in Orange County (less
than 10 employees) and the results ex-
amined to identify the differences
operating characteristics -that could
account for large differences in pro-
duction. Recommendations are offered
based on the survey that could in-
crease the opportunity for greater in-
come. S

‘Acopy of the reportican be ob-
tained by matling $1.59 (includes tax),
check or money order, to the Depare-
ment of Real Estate, 714 P Street, Sac-
ramente, CA 95814,

Member Appointed

ARTHUR HOUSTON JR.
TO REAL ESTATE
COMMISSION

CGiovernor Ronald Reagan recently
announced the appoinunent of Arthur
Houston Jr, of Tos Angeles to the
State Real Estate Commission for a
term expiving January 15, 1978. Mr,
Houston has been a real estate broker
for over 20 years and also active in
the insurance and contracting fields.

Fis involvement in community af-
fairs include life membership in the
NAACP and membership on the Citi-
zens’ Advisory Council to the state’s
Avtorney General. Mr., Houston s
married with two children presently
attending universities in the Los Ange-
les arca.

Geldermann Reappointed

Harlan Geldermann of Danville, a
commission member since 1967, was
reappointed to a new term also expir-
ing Jamary 15, 1978, Other members
of the commission include John Cot-
ton, San Diego, Arc Leitch, San
Diego; Robere C. Lindsey, San Jose;
Erank McBride Jr., Sacramento; Phil
Saenz, San Diego; 1. 1. (Spike) Wil-
son, Fresno and Real Eseate Commis-
sioner Robert Karpe, who serves as
chairman.
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Real Estate Education
Fundowment

Effective Janwary 1, 1974 Senate
Bill 1158 (Schrade) appropriated $1,-
450,000 from the Real Fstate Fund for
advancement of real estate education.
One objective of this legislation was o
set up a million dellar endowment to
be used to further real estate education
in schools, in the state university and
college systen.

The legislation called for an advi-
sory committee to be appointed by
the Real Estate Commissioner, Mem-
bers appointed were:

Real Estate Brokers

Donald A, Wiedmann of San Diego,
Commiteee Chatrman; Richard C. Van
Valer of San Jose, Flerbert P, Haw-
kins of Temple City; William §. Reid
of Santa Monica; Are Godi of Stock-
ton,

Public Members

Howard J. Smiley of Sacramento;
Don B, Curran of Los Angeles;
George B. Parks of Los Angeles,
Real Estate Faculty

Norbert ]. Mietus of CSU, Sacra-
mento; William H. Hippala of CSU,
San Diego.

State College [University
Representative

Robert O Bess of Los Angeles.

Since January 1974 the above com-
mittee members have met and worked
out a contract to implement the one
million dollar endowment, Following
is the text of Chancellor Pumke's let-
ter expressing appreciation to the real
estate industry for chis endowment.

THE GHANCELLGR

Department of Real Estate
714 P Street
Sacramento, California

Dear Commissioner Karpe:

endowment contract.

for Business aAffairs,

Again, my thanks.

Real Estate Education.

GEhind

Enc.

ce:  Dr. Alex ¢. Sherriffs
Dr. Robert O. Bess
Mx. Edmend Macias

3670 WILSHIRE BOULEVARD + LOS ANGELES, CALIFQRNIA 59034

95814

T CALFORNIA STATE URIVERBITY AND OUOLLEGES

1213} 93829351

May 24, 1974

Mr. Robert W. Karpe, Commissioner

Enclosed are signed copies of the Real LEstate Education

Cn behalf of the Trustees, staff and
students, I wanl Lo express thanks to you and those members
of the Real BEstate industry whose interest in improved
education has brought alout this

endowment .

Matters related to the receipt and deposit of this fund will
be handled by Mr. Edmond Macias, Assistant Vice-Chancellor
Hembers of your staff may want to
contact him directly concerning transfer,

I have asked Dean Robert Bess to continue working with you

and members of your staff on programmatic matters such as
establishment and functioning of the Advisory Committee,

As I see it, we have several months to get operating machinery
in order while interest accrues to the fund,

Bie assured that we shall de our best to
see that this endowment is used to the maximum benefit of

~ & ‘Q'\/»’\,-vz,\_,

Glenn 8. Dumke
Chancellor

Editorial Note: This is a scquel to the
“4.4-4ing” and “Avoid llegal Land Splits”
article appearing in the Fall 1972 and
Spring 1974 Bullering, Because this activity
is illegal, it is worthy of added comment.

The two previous articles stressed ze-
quirements under the Subdivided Lands
Act. The SLA under the jurisdiction of the
Real Estate Commissioner, assures purchas-
ers protection during the marlketing of sub~
divided lands.

The Subdivision Map Act, admin-
istered by city and county govern-
ment requires local government ap-
proval of any proposed division of

land, even the division of one parcel
into two parcels.® _
Noncompliance with the provisions
of the map act and/or local ordinances
implementing the act by the present
owner or preceding owners can re-
sult in prohibitions by city/county au-
thoritics against development of the
property. It is also a basis for civil
litigation. What is the status of the
real estate agent under these prohibi-
tions? The Heensee should contacr the
local governing authoriey before sell-
ing any property chat has been di-
vided. ™o matter how minor the
division appears . . . some element of
local jurisdiction will be involved.
%}1535({1) of the Business and Professions
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A real
(estate) problem

Ailment:

The following ad appeared in a
Southern California newspaper almost
continuously for months:

$205 an acre
ANTELOPE VALLEY
Downiown Area
key location must sell

E.-Z terms
Owner 805-274-5658

A scemingly innocent ad? s re-
sponse was great and profitable until
a few of the buyers got word to the
DRI

Interviews with buyers resuleed in
a full-scale investigation by the DRE
subdivision task force. The represen-
tations made were so deceptive the
file was submitted to the San Bernar-
dino Districr Attorney.

Diapnosis:

A few of the false and misteading
stateiments to people deceived by the
ad and the promises resulting from it
e Downtown . . . fact, the property

was outside any town.

e Antclope  Valley fact, the
properry was locared in the Bar-
stow, Red Mountain arca, remote
from Antelope Valley,

o Owner . . . fact, real estate licen-
sees.

e Last Parcel . . . salesman claimed—
this is the last parcel for sale . . |
we have had telephone calls from
other prospects who want to buy

. creates an atmosphere of ur-

geney to buy the Jast pareel . . .

face, many parcels available for sale.

e Sophisticated Purchasers . . . par-
cels being purchased by “real estate
people” . . . creates impression that
sales were made to knowledgeable
and sophiseicated investors, Faer,
parcels sold to members of public
not engaged in the real estate busi-
11ess.

{Continted on page 8)

Reftections . . .

Speaking of real estate salesmen; as
with all of us they are born inro this
world with the right to fail as well as
succeed.

There are those salesmen who feel
the need for listing property but don't
want to go too far away from the
security  blanket—maybe 2 block or
two and dash back o the office
“status  quo” .. . gasoline shorrage,
vou know.

There are vhose with buile-in limi-
tations. The quier life . . . not dis-
turbed in the least over any crisis.
They flic from broker to broker . . .
lots of enthusiasm and extremely con-
tent. They are often allergic to real
effort and often don't know which
end of the candle to light, They pa-
tientdy wait for the elient to walk in
and say, I want to list my property.

We also have those critical pessi-
mists . . . seem to have heen weaned
on dill pickles . . . never take a listing,
gripe at shortages, sit on the sidelines,
warch the taffic go hy, and become
CXPErts . . . eXperts  on  criticizing
others, but seldom ke any risks.

U sorry to say we have two kinds
of people the industry doesn’t need:
those sitting on the bell in the middle
of the field, and those running wildly
across the goal line who don’t have the
ball, We seck those wich their hands
on the ball and their eyes on the goal
line-—and, a step at a time, heading in
the righc direcuion.

Well, T could go on, and T recognize
in our American way of lfe we need
to respect the right of others to do as
they wish and rtake any path they
care to follow, but the end result
should be to get the ball over the goal
tine . . . and there is no shortage of
goal posts.

Roserr W. Karrr
Real state Conmnissioner

John Adams Retires

Attorney John Adams, Jr., Senior
Counsel for the California State De-
partment of Real Estate in charge of
the Legal Section, San Francisco Of-
fice, retived March 28 after ten years
of service with DRE.

Approximately one hundred per-
sons, including Real Estate Commis-
sioner Karpe, were in attendance at
his retirement dinner on March 29 in
San Prancisco. Mr.  Adams  was
awarded service plaques by the Cali-
fornia  Association of Real Eseate
Brokers, and the Golden Stare Busi-
ness League.

Adams has re-cngered the general
practice of law In Oakland. He is a
graduate of the University of We-
braska Law School, 1929, and served
as a mauber of the Nebraska Uni-
cameral Legishicure from 1937 to
1943, During World War 1l he served
as a company commander at Camp
John T Knight, Oakland, with the
rank of captain, He was admitred to
the practice of law in California in
December of 1944,

e was engaged in the private
practice of law in San Fraocisco from
1947 to 1960. In 1960 Mr. Adams was
appointed  guardianship and probate
counsel in the Chief Attorney’s Office
of the Veterans Administration, San
Francisco and in 1964 he received an
appointiment as counsel for the State
Deparement of Real Fstate,

Who Is a Minor?

Under California law, a minor is
anyone under 18 years of age. A mi-
nor Mmay ot enter into a contract
relating to real property. Any such
contract with a minor, therefore, is
void, and the minor may disaffirm at
any time without restoring any con-
sideration received. For the protection
of his client, the broker should al-
ways ascertain whether a prospective
buyer is a “minor”,

The above corrects our “Minors”
article that appeared in the Summer
1974 issue of the Bulletin.
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Realistic Budgets A Must For Commen Facilities

Department of Real Estate apprais-
crs and subdivision deputics review
and analyze proposed budgets for the
operation of common areas in con-
dominium projects and planned de-
velopments.

Often these budgets are incorrect
and inadequate; this can only delay
the Real Istate Commissioner’s issu-
ance of the final subdivision public
repart,

An appropriate budget cannot be
developed in a vacuwm nor can it be
copied from a previous budget of an-
other development which has ligtle
resemblance to the development under
consideration.

A map of the development and, in
the case of a condominium project,
the condominiuun plan, cven though
tentative in nature, is essential as
work ool in preparing such a budget.
A complete review of the items Hsted
on the managenent documents is nee-
essary, since many itoms which are
required expenses by the Conditions,
Covenants and Restrictions and the
Articles of Incorporation may other-
wise he ignored.

Sonie of the items most {requently
overlooked in the preparation of budg-
ets are reserves for replacements of:
Roofs, water heaters, pool heater and
equipment and reereational equipnient,

Most budgets are extremely opti-
mistic insofar as p.nmmg, costs and the
interval between the time necessary
for painting. Dcp,mmcnt appraisers
believe exterior painting is normally
nceessary  between  five and  eight
vears.

A current insurance estimate from a
broker should he obtained with a real-
istic projection as to the rates during
the next five years.

Commonly omitted items include
the resealing and resurfacing of park-
mg arcas, driveways and walkways
which ]mve been created within the
development. Knowledgeable manage-
ment firnis recommend a 3 pereent op-
erational reserve for contingencies,

DPepartment subdivision deputies re-
alize that any person engaged in the
preparation of a budger is faced with
the problem of rising costs of all
items in our day-to-day living. There

is a natural reluctance to anticipate
these inflationary factors and prepare
a realistic budget. Successful devel-
opers, however, believe that it is pref-
crable to prepare a realistic budger
even though it may at the outset call
for larger monthly assessments from
the unit owners than is absolutely
necessary.
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fc is preferable, after the fisse year
of operation, for the budges to have

a slighe reduction in monthly assess-
ments, rather than a large increase in
costs to the individeal owners—whicl
Is too often the ease. This approach
is slmnnly recommended by success-
ful developers, as well as lending in-
stitutions and governmental loan in-
suring agencies. The use of  this
practcal approach may also have a
beneficial effect on the reputation of
the subdivider when he develops his
next project—and if it hurts sales the
project is marginal at bese,

Yo assist builders and developers,
the department has a budget form
which can be obtained by vequesting
it from any of owr district offices.
After proposed budgets are submitted,
our department appraisers review
each one and contact the subdivider
when necessary to discuss any dis-
erepancies or necessary changes. For
other information concerning the
proper methods of handling the filing
of documenis on subdivisions with
commonly owned facilities, we urge
developers to contact our subdivision
deputies in the Sacramenio, Los
Angeles, or San Francisco District
Offices.

Land Regulation

ONE PURPOSE:
PROTECT THE PUBLIC INTEREST

The principle of publicly reporting
only detrimental features of a2 fand
subdivision was changed over ten
years ago in California because the
consumer needed more than mere ad-
vice to protect his interest, The lot
buyer nceded a viable protective
measure  which would guard him
against the wnprincipled few and their
promotional schemes,

The Legislature has provided rthe
Stare Deparoment of Real Estate, ac-
cordingly, with affirmative standards
to  supplement  mere  informative
guidelines, Today’s sebdivider must
establish chat promised improvements
and orher amenivues will be installed;
that the subdivider has made finan-
cial arrangements to carry out his
plann. Responsibility s placed on the
developer, where it belongs, rather
than on the {or buyer’s reliance upon
mere disclosure.

Spirited and enthusiastic promotion
of subdivision lots, primarily located
in remote regions of the nation where
raw land is plenciful, has historically
encouraged many nvescors to “buy a
httle picce of America”, unfortu-
nately, to find later the potential of
inereased value was unrealistic or the
property was unsuitable for develop-
ment.

A Leader in Subdivision Law

Although there is 2 growing number
of other states with extensive land reg-
ulations, inspections and controls, Cali-
fornia’s land laws are a prime example
for other states to follow if the na-
ton's citizenry is to be equally pro-
rected.

The ercation of a massive bureauce-
racy in Washington, however, or a
huge land office in an individual state
to supervise and inspect cach real cs-
tate transaction is plaoly not in the
best interest of the taxpayer,

Practical Laws
Californin’s subdivision laws today
offer morve public protection to lot
purchisers than do the laws of most
{Contimeed o page 8)
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Lond Regulation

other states, and they are practical,
as well. For example, the Subdivided
Lands Act requires a subdivider to
demonstrate  that adeguare  financial
arrangenents have been made to com-
plere  all  “off-site”  Improvements
{roads, sewers, street lighting, cic.)
included m the offering . . . prime
feature of the law.

Another illuseration: in a planned
development or condominium project,
where lot purchasers will own recrea-
tional or other common facilities, the
developer must satisfy the commis-
stoner that he has made adegquate fi-
pancial arrangements for completion
of these improvements toco. If there
arc substantial recreational facilities,
golfcourses, riding wails and other
large scale development, located on
property outside of the acrual offer-
ing, the department may require the
developer to post a bond ro guaraniee
completion of those facilities which
are normally an inducement to the
sale . . . all these regulations are pro-
tective measures of an affirmative na-
ture——that is, things which must be
done as opposed to things which are
prohibited.

Truth in Advertising

State subdivision advertising regula-
tions are also tied to the financial ar-
rangements; the developer may not
make reference in advertisements o
prospective avatlability of any sore of
improvement in the subdivision, unless
the financial arrangements for the
completion or installation of such im-
provements have been approved by
the commissioner, This equally applics
to private facilites to be constructed

{(Coirttiried from page 7)

ousside the development for the use
of the purchasers of unit interests in
the subdivision., Because of this strict
enforcement over the developer, the
requirements pertaining to financial
arrangements and the advertising of
comumon facilities, the purchaser of a
subdivision interest located in a Cali-
fornia approved subdivision is offered
a substantial and affirmative measurce
of protection,

A Full Measure of Protection

Fach state and those communities
within the state should offer a full
measure of protection to its citizens.
It is not always essential to include
every detail of an offering in a public
report when the stace can and does
place the major responsibilicy for per-
formance upon the seller or subdivider
of izs land. To do so, in fact, could
be counter productive by making too
lengthy a report which would be less
likely to be read and understood.

The State of Cahfornia is well
equipped to render these vital services;
it lends stability to the subdividing
ficld and protects developer and pur-
chaser alike from unfair business prac-
£Hees.

GUIDELINES FOR SUBDIVISION
ADVERTISING AVAILABLE

DRE 13-page pamphlet, called
Guldehnes for Subdivision Adver-
tising, is available to anyone inter-
ested in media advertising of subdi-
vided Jands. Copies may be ordered
from any DRT district office.

1974
BROKER EXAM
SCHEDULE

N
§
d
October 12 and 26 g
November 9 and 23
December 7, 14 and 21 §
For the remainder of this year §
broker examinations will be ad- §
ministered in accordance with §
the above schedule, however ad- 4§
ditional dates may be scheduled
depending on applicant volume. §
During 1975 they will be planned §
for every other month beginning §
in February, §
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A R, E, Probiem
(Comtinued from page 6)
Problems:

The advertsers and sellers neither
complied wirth the Map Act nor the
Subdivided Lands Act. If purchasers
are to obtain compliance with the state
and local laws, it will be at their ex-
pense . . . something they didn'c bar-
gain for.

By selling land in violation of law,
the scllers avoid the costs of doing bus-
iness legitimately (maps, engineering,
cte.) . . . creates unfair compeution
with genuine subdividers,

Medication:

In this case the vielators arc facing
civii penalties and possible Joss of li-
cense, The right kind of adverusing
can help your clients and improve the
image of the industry.



