1. When the ownership in property is vested as a joint tenancy, the death of a joint tenant automatically extinguishes the deceased joint tenant's interest in the real estate. 


[image: image1.wmf]a) True
b) False

2. In federal law, the classic definition of a corporate security is: 

[image: image3.wmf]a) an investment of money.
[image: image4.wmf]b) a common enterprise, providing for mutual success or failure of the group in its investment goals.
[image: image5.wmf]c) an expectation of profits produced by the efforts of others.
[image: image6.wmf]d) all of the above.

3. A homestead is a dollar amount of the equity held by a homeowner in his dwelling with priority on title over most judgment liens and some government liens. 

[image: image7.wmf]a) True
[image: image8.wmf]b) False

4. A quiet title action determines the priority of the debtor's lien and the recorded homestead on the title. 

[image: image9.wmf]a) True
[image: image10.wmf]b) False

5. The good faith requirement prevents an intentional exploitation of the balancing hardships rule. 

[image: image11.wmf]a) True
[image: image12.wmf]b) False

6. A landlord's viable option for the collection of unpaid late charges from the tenant is to accept the rent check and file an action in small claims court for the unpaid late charge amounts. 

[image: image13.wmf]a) True
[image: image14.wmf]b) False

7. A residential landlord may not deduct from the security deposit amounts reasonably necessary to dispose of abandoned personal property. 

[image: image15.wmf]a) True
[image: image16.wmf]b) False

8. A residential landlord must deliver an itemized statement of deductions and any security deposit remaining no later than 21 days after the tenant vacates the premises. 

[image: image17.wmf]a) True
[image: image18.wmf]b) False

9. A partial payment agreement entered into by a residential landlord and tenant on acceptance of a portion of the rent due is evidence of: 

[image: image19.wmf]a) the landlord's receipt of partial rent.
[image: image20.wmf]b) the tenant's promise to pay the remainder of the rent by the rescheduled due date.
[image: image21.wmf]c) notification of the landlord's right to serve a 3-day notice on failure to pay the remaining balance.
[image: image22.wmf]d) all of the above.

10. A residential or nonresidential 30-day notice to vacate the premises is only effective when used by a landlord or tenant to terminate a periodic tenancy. 

[image: image23.wmf]a) True
[image: image24.wmf]b) False

11. A landlord is not required to expend extraordinary amounts of time and money constantly conducting extensive searches for possible dangerous conditions. 

[image: image25.wmf]a) True
[image: image26.wmf]b) False

12. The discount rate is important to private money lenders: 

[image: image27.wmf]a) who are not licensed real estate brokers.
[image: image28.wmf]b) who do not arrange their loans through real estate brokers.
[image: image29.wmf]c) both a and b.
[image: image30.wmf]d) neither a nor b.

13. When a lender breaches its oral commitment, a borrower's reliance on anything less than an unconditional written loan commitment is not legally justified. 

[image: image31.wmf]a) True
[image: image32.wmf]b) False

14. Equity purchase statutes do not apply to all EP investors. 

[image: image33.wmf]a) True
[image: image34.wmf]b) False

15. A ______________ is a final lump sum payment of remaining unpaid principal, which is due on an earlier date than had the periodic payment schedule continued until the principal was fully amortized. 

[image: image35.wmf]a) compound payment
[image: image36.wmf]b) due-date payment
[image: image37.wmf]c) balloon payment
[image: image38.wmf]d) all of the above

16. The prepayment penalty clause in most trust deeds allows the lender to charge a penalty if the loan is voluntarily or involuntarily paid off before the due date. 

[image: image39.wmf]a) True
[image: image40.wmf]b) False

17. An impound account is a money reserve consisting of the property owner's funds held by a beneficiary and used for paying property taxes, insurance premiums or bonded offsite improvements. 

[image: image41.wmf]a) True
[image: image42.wmf]b) False

18. A deficiency judgment is based on a cash value of the secured real estate consistent with market conditions at the time of the foreclosure sale, called the ______________ of the property. 

[image: image43.wmf]a) asset price deflation
[image: image44.wmf]b) intrinsic value
[image: image45.wmf]c) current resale value
[image: image46.wmf]d) fair market value

19. Seller financing does not include the creation of alternative documentation, sometimes called masked security devices. 

[image: image47.wmf]a) True
[image: image48.wmf]b) False

20. A buyer and seller should determine and analyze the risks and benefits accompanying their use of an unescrowed, unrecorded and uninsured land sales contract before they: 

[image: image49.wmf]a) sign and deliver an offer to purchase on a land sales contract.
[image: image50.wmf]b) sign and deliver the land sales contract and transfer downpayment funds and possession. 
[image: image51.wmf]c) both a and b.
[image: image52.wmf]d) neither a nor b.

21. Taxwise, lease-option sales are recharacterized by the Internal Revenue Service, the state Franchise Tax Board and the county assessor as carryback financing or land sales contracts. 

[image: image53.wmf]a) True
[image: image54.wmf]b) False

22. Today, the remaining goal of usury laws is the prevention of _______________ by private lenders. 

[image: image55.wmf]a) loan-sharking
[image: image56.wmf]b) forfeiture of interest
[image: image57.wmf]c) exemption
[image: image58.wmf]d) none of the above

23. An all-inclusive note is also called a wraparound note or overriding note. 

[image: image59.wmf]a) True
[image: image60.wmf]b) False

24. The two variations of the AITD are differentiated by the amount of the payoff demand the carryback seller can request for satisfaction of the all-inclusive note and reconveyance of the AITD. 

[image: image61.wmf]a) True
[image: image62.wmf]b) False

25. Capital is withdrawn in a §1031 reinvestment plan: 

[image: image63.wmf]a) in the form of cash or principal in a carryback note received on the sale of the property sold.
[image: image64.wmf]b) by assuming a lesser amount of debt on the purchase of the replacement property than the amount of the debts encumbering the property sold without executing a carryback note as an offset.
[image: image65.wmf]c) both a and b.
[image: image66.wmf]d) neither a nor b.

26. On the sale of a homeowner's residence, up to $250,000 in profit per owner-occupant qualifies to be excluded from income and is not taxed. 

[image: image67.wmf]a) True
[image: image68.wmf]b) False

27. The sole basis for allowing the personal interest deduction for a mortgage on a first and second residence is the federal policy of encouraging homeownership. 

[image: image69.wmf]a) True
[image: image70.wmf]b) False

28. An owner who incurs income from discharge-of-indebtedness on recourse financing does not need to report the discharge as income when: 

[image: image71.wmf]a) the discharge occurs in Chapter 11 bankruptcy.
[image: image72.wmf]b) the discharge occurs when the owner is insolvent.
[image: image73.wmf]c) the loan discharged is qualified farm indebtedness.
[image: image74.wmf]d) all of the above

Short payoffs on recourse and nonrecourse loans | first tuesday ...
May 5, 2003 ... Thus, the lender avoids the need to foreclose and acquire the ... the short sale requires the owner to report the discounted and discharged ... the owner also incurs discharge-of-indebtedness income of $40000. ... net proceeds do not themselves finance the purchase or improvement of the residence. ...
firsttuesdayjournal.com/short-payoffs-on-recourse-and-nonrecourse-loans/ - Cached
29. The sale of every parcel of real estate produces a profit for a seller if the price exceeds the seller's cost basis in the property. 

[image: image75.wmf]a) True
[image: image76.wmf]b) False

30. The alternative minimum tax (AMT) rates on ordinary AMT income are: 

[image: image77.wmf]a) 26% on amounts up to $175,000 and 28% on amounts over $175,000.
[image: image78.wmf]b) 28% on amounts up to $175,000 and 26% on amounts over $175,000.
[image: image79.wmf]c) 16% on amounts up to $175,000 and 18% on amounts over $175,000.
[image: image80.wmf]d) 18% on amounts up to $175,000 and 18% on amounts over $175,000.
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31. To be passive category income, rentals need only be occupied by tenants for an average of less than 30 days. 

[image: image81.wmf]a) True
[image: image82.wmf]b) False

32. Interest earned on the net proceeds from the sale of a §1031 property is included as funds held by the §1031 trustee. 

[image: image83.wmf]a) True
[image: image84.wmf]b) False
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Apr 4, 2004 ... The funds will be placed in an interest-bearing trust account to fund the ... receive all the interest earned on the net sales proceeds held by the buyer's ... Once the net sales proceeds are deposited to the investor's account ... which has accrued on the sales proceeds held by the §1031 trustee is ...
firsttuesdayjournal.com/the-purchase-and-control-of-the-§1031-replacement-property/ - Cached
33. To qualify for the deduction of home office expenses, the licensee must perform the most important activities in the course of his business while working in the home office. 

[image: image85.wmf]a) True
[image: image86.wmf]b) False

34. Section 1031 property is property held either for investment or productive use in business. 

[image: image87.wmf]a) True
[image: image88.wmf]b) False

35. Parents cannot combine their separate $1,000,000 assessment exclusions to jointly convey property for a combined exclusion of $2,000,000. 

[image: image89.wmf]a) True
[image: image90.wmf]b) False
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