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B I.: F O R E l'L l E R E t\ L F ST ATE C O [\,f M I S S I ON 

STA TE OF NFV J\ DA 

J SI IARA rJ I Cl IANDRA. Administrator. 
REAL ESTATE DIVISION. DLPARTMENT 

4 OF BUSINESS & INDIJSfRY. 
Cusc No. 2019-6 

Consolidated ·with: 

6 

7 

8 

9 

STATE OF NEVADA. 

Petitioner. 

vs. 

BEVERLY S('I IAEFFER. 

Res ondcnt. 

Case No. Case No. 2019--190 

L?Of1@0 
JUL O 6 2020 

10 FINDINGS OF FACT, CONCLUSIONS OF LAW AND ORDER 

l l l'hcsc matters came on li.1r h<.:aring before the Rt.!al Estate Commission, Department nf Business 

12 and Industry. State or Nevada (the ··Commission'·), Juring a regular agenda, set frlr a three clays. 

13 beginning on June 16. 2010 \ ia Wcbcx (with telephone access) ,Yith no physical public location (a� 

I --l- permitted hy the Governor's Declaration of 1-:mergency as amended) (the ··I Icaring"). RESPONDENT 

15 BFVl:RL Y SCI 1/\EFFER (hereinafter. ··RESPONDENr· or "SCI IAEFFER") appeared by and 

16 through her attorne) of record, i'.achur) r. BalL E�q. or the Ball Law Group LLC. Karissa D. Neff. 

17 

18 

19 

20 

21 

23 

25 

Esq .. Deputy Attorney General \\ ith the Nevada Attorney General's Of
f
ice. appeared on behal r of the 

Heal Fstatc Di, is ion of the Dr.:pa11n11..:nt of Busincs · and lndust1'). State or Nevada (the ·•Di, is ion"). 

Arter hearing ll'stimnny presented in this matter and for good cause appearing. the ( 'ommission 

no\, enters its Findings of Fact. Conclusions or I.aw. and Order against RES PON DEN r as follows: 

FINDINGS OF FACT 

I he ( ·0111111ission. based upon e\ i<lL'l1CL' presented during the I !earing. enters a finding of the 

Case No. 2019-6 

I. Rl�SPONDLNT is lit:cnsed by the Division as a broker under license B.0143231.LI C. 

26 \\ hich license is rnrrently actiYc and also holds an actin� proper!) manager pcrmit. 

27 2. Rl:SPONDEN f has been licen�cd in Nevada as a broker since July of 2015. 

28 
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3. ;\t all relevant t imes, RI•:SPONDENT was an owner and manager of Choice Om: 

2 Propcrtics & Management L.L.C .. a Nevada limited liability company (the ··company .. ) and was 

3 engaged in property management. 

➔ 4. AL all n:kvant times, RESPONDENT"s Compuny managed sc\'eral residential properties 

5 in Clark County. Nevada for owner/landlord clients. 

6 5. On or around Decembcr of 2018. somc of RESPONDENT"s owner/landlord clients 

7 began terminating their property managen1L·nt agreements with RESPONDENT. 

8 Licensees who worked ,., ith RESPONDENT and RESPONDENT"s owner/1,mdlord 

9 dicnts began making complaints with the Division that RESPONDENT was not paying rental 

IO payments. was bouncing checks, an<l \\HS improperl) keeping security deposits due to successor 

11 properly management companies hired alter RESPONDFNT's services were h:rminaled. 

12 7. In November ot" 2018. Michael Zeng CZeng") filed a complaint \.\ ith the D ivision on 

13 behalf of' 21 cu111plainant mvners/landlords claiming that RESPONDENT failed to pay them their rental 

14 pu) mcnts timely l1r had failed to pa) them any rental payments at all. 

15 

16 

8. 

() 

Ieng is a licensee \\ ith the Di, ision and RESPOND EN I ·s Company ,vas his broker. 

In December of' 2018. leng transferred his license from RESPONDENT"s Company to 

17 boh1.· Rcalt) I l.l '. a Nevada limited liabilit) company ('·L\olve··). 

18 10. \\/hen Zeng kli. RESPON()l�Nrs Company, 21 of the Company·s o,,ncr/lundlord 

19 clients of 1hirt)-cight properties look their business to Evolvc. 1 

11. \\'hen Zeng len Rl·,SPONDENT's Company, the owners/landlords signed addendums 

21 im,lrul'.ting Rl·.SPONDENrs Company to transfer their management agrcemcnts and their tenant 

22 security deposits tu l·.volve. 
'1., __ , 12. At the time or /.cng's departure from Rl-:SPONDFNT's Company. RESPONDLNT had 

2-i failed lo translcr tenant sccuril) deposit."> to l·:\'olw in the amount or approximat�ly Si 76.055 dollars. 

25 

27 

13. ro datl'. RESPONDLN I has foiled to trnnsl't·r the tenant security deposits and 

111anagrn1cnt agreements lo Evolve. 

1 
I hc,c ,,\viler� l,mdlotds .. tlon� with the re�pci:ti�c properties that they mvn, along with all other co111plainant 

011 ne,.., landlord�. ill t: '>1.!l Ii.nth <lll l::xhibit .. , ,-· atl<1ch..:d hcr.:to ,rnd i11corporat.:d hy r..:fort:IIL'IJ herein. The gcn.:ral alkgati,n1, 
�et forth in thi, co111pla111t appl) 10 ead1 and e1 ery <.0111pl,1i11ant and <H owner/landlord Sl't liirth 011 Exhibit" I ... 
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1 4 . RESPONDENT O\\ es in cxcess or $67.632.50 to the 21 complainant owners/landlords 

") managed by Evolve. 

3 1 5 . On i'Vlareh 6. 20 1 9, the Di , ision properly notified RESPONDENT that it was opening an 

4 investigation baseJ on the rel:cived complaints anJ also requested a \.vrittcn response fi:0111 

5 RES PON DENT along with the following documents: ( I ) comp Ide Broker· s transaction file for the 38  

6 properties im ol\'ed in the complaint brought by Zeng, and (2) copies of hank statements from July 

7 2018 to December 20 1 8  for both the client trust and security deposit trust accounts. 

8 1 6. RESPONDENT foiled to respond to the Division· s March 61
" letter and also fai led to 

9 respond to subsequent letters from the Di\ isio11 requesting Jonnm.:nts. 

10 17. On or around August 5 .  2019. Ruth A. Collier (""Collier'') filed a complaint w ith the 

1 1  D i \' is ion against RESPO DENT. 

1 2  18. Cullier was tht.� owner or two rental propert ies located at 8729 Pennystonc J\vcnut:: in 

I J I as Vegas. Nc\' ada ('·Pennystone Property") and 9756 I lorsc Back Circle in Las Vegas. Nevada 

14 (·I Iorsc Back Property"). 

1 5  1 9. Collier h ired RESPONDENT to manage both the Pennystone Property and the llorsc 

I (, Back Property on or around April 20 16 and Spring of  2018. respect ively. 

1 7  20. As of August of 2019. RE�PONDENT failed to pay Collier approximately $3,600 

18 dollars for the 1 f orsc Bad, Property and appro:-..imatcly $1.800 dnllars li.)r the Penny�tunc Property. 

19 21. Subsequently. on or around of June 13. 2019, Collier hired Strawberry Properly 

20 Management I . LC. a Ne\ ada limited liabilit) company ( " •Str,nvberry") to manage both the Penny stone 

2 1  Property and the I lorst: Back Properly. 

22. R I·:SPONl)J :N r foiled to pnn ide Stn\\\ berry with t he kascs, clca11i11g and security 

) '>  _ _  , c.h.:posits. and O\\ ncr·s statements. 

'.) ..,  -·' ·  ro  date, R I-.SPONDl ·:n1 O\\ l's Collier i n  excess or $5 ,400 dollars. 

14 . R id1.m.l C rcmd1.·r ( . . ( 'nn, der") also tiled a complaint \\ith the Division against 

2(, Rl'.:SPONDl ·N T  cla im ing that R l ·.S PONfWN I tmcJ him approximak'l) $5,859 dollars for  rents paid in 

_7 Apri l .  f\la) . and .lune of  20 1 9  r·Rcntal Pay ments Owed'') .  
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... _, 

25 .  On August 7. 20 I 9, a lter hav ing not received the Rental Payments Owed, Crowder 

conta<.;tcd RESPONDENT w ho stated that shi; would '\: heel-.. on this right away ." 

26. On August I 0. 20 1 9. RESPOND EN r in lcmned Crowder t hat she was no longer 

4 managing properties. 

5 27. Despite the fact that she was no longer managing properties. RESPONDENT failed to 

6 advise Crmvdcr of the same even though she took her management fee for all three months of April, 

7 M ay. and June o l' 201 9 and did not pay Crowc.kr the Rental Payments Owed. 

8 28. David Robinson ("Robinson") also likd a complaint on behal f of his family who owns 

9 seven rental properties mid used RESPONDFNT' s Company for property management services. 

10 29. RES PON DENT failed to pay rental payments on properties located al I 0279 Whispy 

11 \V illm,, Way, I 0305 Bay head Beach Ave .. and 6820 Groningen Ct. anc.l 902 1 Rusty Rillc Way in the 

12 amount or $ ! 9,507 dollars. 

I J  30. Suhsequcnlly, Robinson changed management companies and hired Robinson Really 

1 -J. Management. 

1 5  ] I .  lo date, RCSPONDl•:NT has foiled to transl�r the management agreements and lease 

16 agreements to Robinson Realty Management. 

1 7  .., ,.,  -' - · RESPONDEN r has also foiled to transfer secur ity deposits for the seven properties to 

18 Robinson Realty Management in the amount or $9,675 dollars. 

1 9  

20 

2 1  

22  

2-J. 

.., ..,  

_, .l . When l .mv turned E \ ohc · s  2019 Security Trust !\ecount Reconciliations into the 

Div ision for t he accounts taken over from RESPONDFN L the account reconciliation showed a 

shortage of $83A37.50 \\ hen t he at:count should hav<: had u balance o f $ )  7-Ul32 .70. 

3 -J. . I n  her operat ing o f  th<.: Company. RESPONDENT foiled (() submit any Trust Account 

RcCl)nciliat ions \.\hat-so-ever to the Di\  ision and \.\ as i · sued a line. 

3 5 .  In the Division's  investigat ion. RESPONDENT's  Compan) 's hank records \\ <:re 

25 subpo,:nacd. 

.° H) . · 1 he Compan:, ' s  hank records -;ho\\ <:d RFSPONDLNT used the Cnmpan) ' s  c l ient trust 

27 accounts to pa:, her personal cn.:dit card bills. 

28 
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37. The Compan1 · s  bank nx:on.ls showed RESPONDENT used the Company 's  primary 

2 account to transfor money in and ont of  all accounts she established on behalf of the Company as \VCI I  

3 to transfer money i n  and out o l' her personal accounts. 

38 .  T he Company's bank records sh<med RLSPO'.\IDENT commingled her business 

5 brokerage account w i th her rental trw,t account funds. 

6 

7 

8 

39. 

40 . 

-t I .  

Rcspt,ndent failed to designate the Company ' s  rental trust account as a trust account. 

Respondent failed to provide an accounting of the debits from the renlal trust account. 

The Compuny · s  bank records shcmcd RESPONDENT improperly transfem.:d money 

9 f rom the client trust account to the Company ' s  business brokerage account in excess of  the amount due 

I O  to RESPONDENT under her Company 's  management agn:ements. 

l I 42. The C 'ompan) · s  bank records showed RESPONDEN"I improperly made n.:ntal payments 

12 to ll \rners/landlords from the Cnmpany ' :; business brokerage account instead of from the client trust 

1 3  rental operational ac<.:ount. 

1-t -B. 1"11c Compan) · s  bank records sho\ved RI· SPONDENT improperly transfcrnxJ money 

1 5  from her personal bank account into the client rental trust account and then into her business brokerage 

16 account. 

1 7  -t4. During her management of the Properties. RUSPONDEN r failed to maintain a separate 

1 8  trust account ror thl· monc)' held in trust for the ow ners/lamJlords. 

J ()  45 . RESPONDENT commingled her brukeragc m1d personal account funds \Vith rental trust 

.20 account funds .  

21  46. During her managenwnt or the Properties, RESPONDENT co-mingll:d her pcrsonal 
')'") runds " i 1h the C 'omp:rny ·s runds. 

23 ➔ 7. During her management ol' the Properties, RFSPONDFNT conn:rted and/or embezzled 

24 money belonging tn owners/landlords lo herscl r and/or hl'I' Cnmpany. 

..f.8 .  Also. a s  backgrtnmd. in 21 112. the Stale ol " Calif"omia suspended RESPONDENT's real 

27 49. r l1c Cali l i irnia l�l'UI 1 : ..;tt1 lc  l)ivii.; inn opcncd Case o. 1 1-3 7 1 .1 7  LA against 

:28  RESPONDFN I after an audi t  \\ as conducll•d that sh1rn ed froi 11  Man.:h u f '  2008 to August or 2008. 
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RESPOND[N"I collected rents from tenants but failed to pl:.H;e those rents in a trust account. foiled to 

2 maintain accurate control and n:cnncilc trust accounts monthly, and converted funds in the amount of  

3 $ 1 1 ,330.30. 

50. On l ·'cbruary 9. 20 1 2, the State of Cal i rornia Commission Board entered an Order 

5 Accepting Voluntary Surrender o f  Real Estate Lil:ense for RESPONDENT and forced RESPONDENT 

6 to pay the costs or  the audit 

7 Cusc No. 2019-490 

8 51. RESPONDENT is lict:nsed by the Division as a broker under l icense B.0 1 4323 1 .LLC, 

9 \\'hich license i �  curn.:ntly acti, e and also hokb an active properly manager permit. 

1 0  52. RES PON DENT is an owner and man,1ger of Choice One Properties & t'vtanagement 

1 1  I . . L.C., a Nevada limi ted liability company ( the ··Company"). 

12  53 .  Rc�pondcnt' s Company entered into a properly m,mngcmt:nt agreement with the 

1 3  Diamond Fami ly Trust c·O,\ ncr .. ) to manage that certain resident ial rental property l oc<1 ted at 273 7 

14 Valle) Do" ns. [ .as Vegas, NV 89 1 34 (lhc ··Property'} 

15  54. Respondent ' s  Company \\,as to hold in trust the tenant' s  'iCcuri ty and deaning deposits 

J 6 raid by  tenant in connccti@ wi th renting the Property i n  the amount of $ 1 ,245 .00 (the --Deposit"') . 

1 7  55 .  On or around January of  20 1 9. the Properly (hvncr contacted Diunc Romano. a broker 

1 8  sakspcr-,on and I i1..:cnscd property manager \.\ i th Signature Real Lstatc Group ( ·•Signature'') . 

1 9  56. The Property Owner stated that the) wanted Signature to manage the Propert_ instt:ad of 

20 RESPONDEN r·s company. 

2 1  
, ,  

2:1 

24 

57.  

5 8. 

the Deposit 

( 'ompany . 

S ignature agreed to manage the Property l 'or 0\\ ner. 

On March 29. 201 1), Signature prepared the Translcr of Security Deposit form lo transfer 

from RFSPUNDEN r·s l'ompuny to Signatun.: and emai led it to RESl'ONDENT' s  

�5  59. During t he week o f' April 22, 20 1 9. RESPON DENrs Compan y  del ivered a c hcd .. fur 

26 the Deposit to Signature· s olfo.:c. 

27  
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60. On April 29. 20 1 9, Signature's bookkeeper notified Ms. Romano of Signature that the 

2 chcL:k for the Deposit was returned by the bank Jue to insufficient funds in RESPONDENT' s 

3 Company · s  bank account. 

4 6 1 .  On or around May 6. 2019, Ms. Romano of Signature notified tht.: Division regarding the 

5 Rl:SPONDENT"s Company ' s  check for the Depm,i t  and its failure to d�ar the bank due to insufficient 

6 fund�. 

7 62. The Division opened an invc'itigntion regarding the allegations set forth herein. and on 

8 May 1 4. 2019. properly nuti l ied the RESPONDENT of its investigation. 

9 63. fhc Division requested RESPON DENT complete an aflidavit and provide it along with 

I O  any n.:: le\ ant documents to the Div ision by May 28, 20 I 9. 

1 1  64. RESPONDENT failed to respond to the Div ision. 

12 CONCLUSIONS OF LAW 

13 Based on the foregoing findings of facts. the Commission concludes tha t  RESPON DENT has 

I -+  committed the fol io\.\. ing violations o f" law: 

1 5  Casc No. 20 1 9-6 

1 6  I .  Rl :SPONDENT ,·ioluteJ NRS 645.6056 on 24 separate occasions b) fai l ing to abide by 

I 7 the terms o f  the fully executed property management agreement� w ith owners/landlords. 

1 8  2.  RESPONDEl\ I ,· io l:itcd NRS 645.6056 b: fai l ing to notify Crm\.dcr that �he was no 

1 9  longer rnnducting property management service� on Cnl\\dcr·s behalf. 

20 

1 1  

3 .  RESPONDENT , i n  lated N RS 645 .6:10( I ) (h )  by Cl)mmingling her monl!y or other 

property or a dit:nt \\ ith 111.:r o,\n or comcrling and/or c rnbeuling the money to herself anJ/or the 

Company on 22 scparntc occa'iions. 

4 .  RESPONDENT '-' iPlatcd NRS 645 .310(4) by  foiling to deposit mnmcs belonging to 

2-l- others in a st:parate ac1.:ount located in a bank. or credit union \.\hich must be JesignatcJ as a trust 

25 ac1.:ount. 

26 5.  RFSPONDENT ,· io lateJ NRS 6-l-5.3 1 0( 5 )  that rcquin:s a broker to maintain a separate 

27 trw,t account and keep rccurd or all llllllH:y dcposikd, including the date and from whom the real estate 

:8 broker rcc�i , cd the rnoncy . 
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6 .  RESPONDENT violated NRS 645.630( l ) ( e )  by foiling to maintain f'or rev iew and audit 
') b) the l)i\ ision. each brokerage agr1.::emcnt and property management agreement. 

J 7. RLSPONDEN T v iolated NRS 645.6 '.Hl( I )( t) by failing within a reasonable amount of 

4 time. to acrnunt for or to remit any money ,\11ich comes into his or her pnsscssion and \\hich belongs to 

5 others. 

6 8. RESPONDENT Yiolatcd N RS 645 .630( I )(g) by failing to babncc the trust account at 

7 kast monthly and by foiling to submit to the Di" ision an annual accounting of th1:: trust account. 

8 9. RESPON DEN T v iolated NRS 645.633( I )(h) pursuant to NAC 645.605(6) by breach of 

9 her obl igation of absolute fidelity to her pri ncipal" s interest or her obligation to deal fairly with all 

I O  partit!s to a real estate transact ion on 24 separate LH.:casions. 

11 10. RESPONDFNT violated NJ\C 645 .806 un four dilforcnt occasions by failing to turn in 

1 2  her annual Trust /\n:ount Rccorn:iliat ions despite the l)ivision· s requests to obtain them . 

13 1 1 . RESPONl)ENT v iolated NAC 645.655( 1 )  by failing lo provide copies of all 

1 4  managt!mcnt agrc;..'mcnts and residential ka�c ngrccml'Hts RFSPONDENT and/or her Company ent ered 

1 5  into to the Div ision as requested in its i1n cstigation. 

1 6  Case No. 201 9--'90 

1 7  12 . Rl::: SPONDENT \ iolated NRS 645.630( I )( l) by failing, ,v ith in a reasonable time. lo 

18 account for or lo remit money in  her poss1.:ssion il1c.11 bdongs to others when she allowed a check for the 

19 Deposit to be dr:.m n from the Company ' s  account that d id noi have su lfa: ient runds and could not 

20 timely transfrr the Deposit  to S ignature. 

2 1  U .  RESPON DEN r ,·iolatcd · Rs 645.633( 1  )(h) pursuant to NJ\C 645 .605( 1 1  )(a) for 
Yi fo iling lo curnply w ith a request hy the D ivision to prov ide documents and/or a \vritten response. 

23 ORDER 

24 The Commi-.;sion .  being f'ully apprised in ihc premises. and good cause appear ing lo the 

25 Commission. ORDERS as fol io,\. <, : 

26 ,\. 

27  Case No. 2019-(, 

28 
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1. RESPONDENT shall pay an administrative fine io th(; Divis ion 1 11 amounl or 

,., $ 1 10.000.00 

� along ,, i th the Division· s costs in lhc amount $-L2-t5 .  l l .  fur a total amount of $ 1 14.245. l l due to the 

-1- Division (--First Amount Due"'). The First Amount Due shall be pay able to the Division \\ ithin 6 

5 months of the cffceti vc date of this Order. 

6 

7 

2. 

3.  

All permits and licenses issued by the Div ision to RESPONDENT are hereby revoked. 

The Di, ision may inst i tute debt collection proceedings ror failure to timely pay the F irst 

8 Amount Due. including action to reduce this Order to a judgment. Further, if collec lion goes through 

9 the 

1 O Stnte of Nevada. then RESPONDENT shall also pay the wsls associated with collection. 

11 B. 

12 Case No. 20 1 9-490 

1 3  4. RES PONDENT shall pay an mlministrativc fine to the Division in amntult or $ I U.000.00 

14 along ,, ith the D i ,·ision's costs in the amount $2.401.51, for a total amount of $12.401.5 1 due to the 

15 Di\'ision ( .. Second /\mount Due'· ). The Second Amount Due shall be payahk to the Division \\ tthin 6 

16 months of the cllcctivc date o f  this Order. 

17 

18 

5. 

6 .  

All permits and licenses i ssued b1 the Division to RESPONDENT arc hereby re\'okcd. 

·1 he DiY ision may institute debt coll<.:ction prm:ecdings for fai lure to timely pay the 

19 Second Amount Due. including action to reduce thi:-i Order to a judgment. Further. if collection goes 

20 through the State o r  Nevada, then RFSPONDL:N I shall also pay the costs associated w i th collection. 

21 

,, 

2" -' 

24 / I 

25 

2 () 

2 7  

2 8  
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7. The Commission retains jw-isdiction for correcting any errors that may have occurred in 

2 the drafting and issuance of this docu1mmt. 

3 

4 

5 

6 

7 

8 

9 

1 0  

1 1  

1 2  

1 3  

1 4  

1 5  

1 6  

1 7  

1 8  

1 9  

20 

2 1  

23 

24 

25 

26 

27 

28 

8 .  This Order shall become effective on the#"- day orAt5,J 2020. 

DA TED this ui:. day of -:(j
(� . 2020. 
_} REAL ESTA TE COMMISSION 

STA TE OF NEV ADA 

,,,,,.. ! 
.�-,; 

/ .. // By : __ V-_ _..<o?,�'?--;::,..-,"--· ........ ? -::-· <:::.,/?--' 
President, Nevada Real Estate Commission 

r 

Submitted by : 

AARON D. FORD 
Attorney General 

_.,. ,,· ·,: ,;J 

. ,,.-•.:;:' ' / </ By : .J.,t;:;·"..::_c-,;l.,i!.,:'/.._, --'"'� 'y·: . 
,...-·KARISSA D. Neff. l::�q .. -

// Deputy Attorney General 
1 555 E. Washington Avenue, Suite 3900 

Las Vegas, Nevada 89101 
(702) 486-3894 
Attorneys for Nevada Real Estate Division 

Page 10 of 1 0  


