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JUDITH B. VASAN, Counsel (SBN 2781 5) «C 17 2021
Department of Real Estate BUREAU OF RFAL ESTAE
320 West 4th Street, Suite 350

Los Angeles, California 90013-1105 n...,.a. 20 ..
Telephone:  (213) 576-6982

Direct: (213) 576-6904

Fax: (213) 5766917

Attorney for Complainant

BEFORE THE DEPARTMENT OF REAL ESTATE
STATE OF CALIFORNIA

: deskeodeok
In the Matter of the Accusation Against Case No. H-05266 SD

DANNY YEN,

ACCUSATION
Respondent.

The Complainant, Veronica Kilpatrick, a Supervising Special Investigator of the State
of California, for cause of Accusation against DANNY YEN (Respondent) alleges as follows:
1.
The Complainant, Veronica Kilpatrick, a Supcrv1smg Special Investigator of the Stadte
of California, mukes this Accusation in her official capacity.
2.

All referances to the “Code” are to the Real Estate Law, Part 1 of Division 4 of the California
Business and Professions Code and all references to “Regulations” are to Title 10, Chapter 6, of the
California Code of Regulations.

LICENSE HISTORY
3.
a. Res;ondent is presently licensed and/or has license rights under the Code as a real estate

broker with Department of Real Estate (Department) license ID 01363428.
"

ACCUSATION
-1-




eI

b. The Department originally issued Respondent a broker license on or about March 21, 2007,
c. Respondent s main office address on file with the Department is 3643 Adams Street,
Carlsbad, California (Carlsbad address).
d. Respondent maintains the fictitious business name Pivotal Real Estate and F inance when
performing real estate activities that require licensure by the Department.
JURISDICTION
4,

The Reai Estate Commissioner (Commissioner) and the Department have jurisdiction over the
licensing and recrulatton of persons engaged in the business of, acting in the capacity of, advertising
Or assuming to act as a real estate broker or real estate salesperson. (Code section 10130.)

5.

The Real Estate Law and the Regulations of the Commissioner set minintum standards for the
licensing of real estate brokers and salespersons, including but not limited to, successfully passing the
exam, and compietmg pre-licensure education and continuing education course requirements. (Code
sections 10050, &t seq.)

; 6.

The Commissioner approves and regulates Department education course providers for the
required pre-licensure and continuing education courses required of real estate licensees. (Code
section 10153.5: Regulations sections 3000, et seq.) Approval of education courses is predicated
upon the applicant’s compliance with Code sections 10170.4 and 10170.5 and Sections 3006 through
3010 of the Regalations.

7.

The Commissioner and Department also regulate and issue mortgage loan originator (MLO)
license endorserients to current real estate licensees who qualify to originate mortgage loans by
passing a qualified written test, completing pre-licensure education courses, and taking annual
continuing education courses (Code sections 10166.06 and 10166.10) established by the Secure and

Fair Enforcemert for Mortgage Licensing Act of 2008 (the SAFE Act). (12 U.S.C. §5101 et seq.) The
SAFE Act further established that the National Multistate Licensing System & Registry (NMLS) is to
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set standards for’an education system for MLOs. (12 U.S.C. 5104 §1505).
8.

The Stat: Regulatory Registry LLC (SRR), which owns and operates the NMLS, administers
pre-licensing education (PE) and continuing education (CE) courses and Uniform State Test
protocols. The SAFE Act requires that state-licensed MLOs complete PE prior to initial licensure and
annual CE thereafter. (See Code sections 10166.01, et seq.)

9.

In order to meet PE requirements contemplated under the SAFE Act, state-licensed MLOs
must complete tiwenty (20) hours of NMLS-approved education. (Code section 10166.06.) In order to
meet CE requirements contemplated under the SAFE Act, state-licensed MLOs must complete at
least eight (8) hours of NMLS-approved education, (Code section 10166.10.)

STATEMENT OF FACTS

Danny Yen, dba Real Estate Educational Services

10.

Respondent operates under a fictitious business name of Real Estate Educational Services
(REES) registersd in San Diego County with the Carlsbad address. Respondent is the owner and
operator of REES. Whenever acts referred to below are attributed to Respondent or REES, those acts
are alleged to have been done by Respondent, acting by himself or by and/or through one or more
agents, associates, affiliates, co-conspirators, and/or other names or fictitious names unknown at this
time.

11.

REES ig approved by the Department as a course provider (sponsor ID 4861) of the
continuing education course offetings of Property Management (Course No. 4861-103 5), Fair
Housing (Course No, 4861-1036), Ethics (Course No. 4861-1037), Business Management and
Supervision (Course No. 4861-1 038), Trust Fund Handling (Course No. 4861-1039), Agency
(Course No. 4861-1040), and Risk Management (Course No. 4861-1041).

"
i
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12.

REES was an NMLS-approved course provider during the years 2017 to 2020 {(NMLS course
provider number 1405046). The NMLS had approved REES to offer one in-person 8-hour “DBO-
SAFE Act Comprehensnve Mortgage Continuing Education” course. REES was never approved by
the NMLS to offer online PE or CE courses to MLOs.

13.

During alil times relevant herein, REES had its primary place of business located at the
Carlsbad address. Respondent maintained with his Internet Service Provider an IP address at
76.88.84.139 (the IP Address). The IP Address assigned to Respondent is associated with REES’
business address on file with the Department and with NMLS,

; NMLS Online Education Fraud Scheme
14.

The Comimissioner was made aware of numerous NMLS education students associated with
taking online pre-licensing education and continuing education courses from the IP Address in
Carisbad, California. These education students received NMLS course credit for the online pre-
licensing or continuing education courses completed from the IP Address in Carlsbad, California,
belonging to Respondent. REES was never approved by the NMLS to offer online PE or CE courses
to MLOs.

; 15.

The education students identified in the investigation do not reside or work at the Carlsbad
address, the physical address associated with the IP Address identified by the Commissioner as
belonging to Respondent.

16.

It was determined that Respondent completed NMLS online pre-licensing education and
continuing education courses during the years 2019 and 2020 on behalf of numerous education
students.

H
i
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Department Correspondence Education Fraud

. 17.

The Department’s investigation revealed that Respondent issued course completion
certificates to Dg_:partment licensees for real estate continuing education courses without requiring
participants take, complete, and successfully pass the Department authorized final examination
associated with the course described in the completion certificate.

: 18.

Onor abput. April 26, 2021, G.K.. 2 licensed real estate broker, enrolled in REES® CE
correspondence course for Property Management, Risk Management, Ethics, Agency, Fair Housing,
Trust Fund Handling, and Management and Supervision by compleiing REES’ Enrollment
Agreement and General Information Page (Enrollment Agreement). G.K. paid Respondent an
enrollment fee f $225.00 for all courses via Venmo, a digital mobile payment service. According to
G.K.’s executed: Enroliment Agreement, course study materials would be given to G.K. when the
enrollment form is submitted and the finaj exam would be administered only at the school location.

19.

Respondent issued G.K. continuing education course completion certificates and credits for
Property Management, Risk Management, Fthics, Agency, Fair Housing, Trust Fund Handling, and
Management and Supervision. Although G.K.’s Enrollment Agreement indicated an enrollment date
of April 26, 2021, each certificate of completion indicated a backdated registration date of March 30,
2021,

20.

Each certificate of completion issued to G.K. included a verification by Respondent that G.K.
“successfully completed the correspondence home/study course and passed the final exam with a
score of 70% or.better.” however Respondent did not require G.K. personally take and pass a final
exam. Respondent issued a certificate of completion that falsely reflected that G.K_ successfully

completed a finz1 exam when no final exam was offered by Respondent.
i
Hf
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21.

During the Department’s investigation, on or about May 27, 2021, the Commissioner served a
subpoena duces tecum (subpoena) to Respondent seeking documents related to REES? Department
approved continﬁing education correspondence courses, including in part, enrollment agreements and
course materials. In Respondent’s written response dated July 14, 2021, Respondent. through his
counsel, stated that enrollment agreements “do not and have never existed” and that course materials
have been "inadi.rertently lost or misplaced.” Respondent did not produce any enrollment agreements
or completed final exams or final exam grades in response to the Commissioner’s subpoena. The only
course materials produced were Certificates of Completion from July 2018 through June 2021.
Respondent later submitted amended and superseded responses to the Commissioner’s subpoena
asserting his Fifth Amendment right against self-incrimination.

FRAUD OR DISHONEST DEALING

22,

Section 10177, subsection (i), of the Code provides that the Commissioner may suspend or
revoke the license of a real estate licensee who has “engaged in any other conduct, whether of the
same or of a different character than specified in this section, that constitutes fraud or dishonest
dealing.”

23.

By completing NMLS online courses on behalf of education students and providing false
verifications that REES students successfully completed the correspondence course and passed the
final exam, as dascribed in Paragraphs 10 through 21 above, Respondent engaged in conduct that was
misleading, unethical, dishonest, frandulent, and that adversely impacted the integrity of the courses
required to be completed for licensure and endorsement.

24,

Based on the conduct, acts and/or omissions of Respondent, as described in Paragraphs 10

through 21 above, constitute cause for the suspension or revocation of the real estate license and/or

license rights of‘Respondent under the provisions of Sections 10177(d), 10177(j) and/or 10177(g).
i
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INVESTIGATION AND ENFORCEMENT COSTS
25.

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

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

Accusation and that upon proof thereof, a decision be rendered imposing disciplinary action against
all the licenses and/or license ri ghts of Respondent DANNY YEN under the Real Estate Law, for the
costs of investigation and enforcement as permitted by law and for such other and further relief as

may be proper under other applicable provisions of law.

Dated at San Dicgo, California this 17 day of December ,2021.

Veronica Kilpatrick

Veronica Kilpatrick
Supervising Special Investigator

cc: DANNY YEN
Veronica Kilpatrick '
Sacto.
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Results Summary:
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Total number of tests requested: 69



Total of Failed statuses: 0



Total of Warning statuses: 7



Total of Passed statuses: 14



Total of User Verify statuses: 0



Total of Not Applicable statuses: 56



Structural Results



ISO 32000-1:2008



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

		1						Document		Valid Document element		Passed		Document element passed.		

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

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

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

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

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

		7						Link Annotations		Link Destination		Not Applicable		No Link annotations were were detected in this document.		

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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



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

		1		1		Tags->0->1		Guideline 1.1 Provide text alternatives for all non-text content		Alternative Representation for Figures		Passed		Please verify that Alt of " FILED DEC 17 2021 BUREAU OF REAL ESTATE  " is appropriate for the highlighted element.		Verification result set by user.

		2		7		Tags->0->39		Guideline 1.1 Provide text alternatives for all non-text content		Alternative Representation for Figures		Passed		Please verify that Alt of "Signatrue of  Veronica Kilpatrick" is appropriate for the highlighted element.		Verification result set by user.

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

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

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

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

		Verification result set by user.

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

		8				MetaData		Guideline 2.4 Provide ways to help users navigate, find content, and determine where they are		Metadata - Title and Viewer Preferences		Passed		Please verify that a document title of Danny Yen H05266SD is appropriate for this document.		Verification result set by user.

		9				MetaData		Guideline 2.4 Provide ways to help users navigate, find content, and determine where they are		Metadata - Title and Viewer Preferences		Passed		ViewerPreferences dictionary of the Catalog dictionary does not contain DisplayDocTitle key.		Verification result set by user.

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

		42						Guideline 2.4 Provide ways to help users navigate, find content, and determine where they are		Outlines (Bookmarks)		Not Applicable		Document contains less than 9 pages.		

		43						Guideline 3.2 Make Web pages appear and operate in predictable ways		Change of context		Not Applicable		No actions were detected in this document.		

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

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

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

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

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

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

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

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

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

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






  

  

PDF/UA 1.0





  

  

    		Index

    		Checkpoint

    		Status

    		Reason

    		Comments



  






HHS





  

  

    		Index

    		Checkpoint

    		Status

    		Reason

    		Comments



  






    HHS (2018 regulations)



    

        

            

                		Index

                		Checkpoint

                		Status

                		Reason

                		Comments

            



        

    






    



    WCAG 2.1



    

        

            

                		Index

                		Checkpoint

                		Status

                		Reason

                		Comments

            



        

    







  

Checkpoint Description:





  

  

    		Checkpoint Name 

    		Checkpoint Description



	





