




Elder Real Estate Fraud







What is an Elder?
Anyone 65 years and older

What is a Dependent Adult 
Anyone between 18 and 64 years of age.

Anyone between the ages of 18 and 64 years who is 
admitted as an inpatient to a 24-hour health facility.





“It was once said that 

the moral test of 

government is how that 

government treats those 

who are in the dawn of 

life, the children, those 

in the twilight of life, the 

elderly, and those in the 

shadows of life, the 

sick, the needy and the 

handicapped.”

Hubert H. Humphrey

















WHAT DOES NOT CHANGE?

FOLLOW THE MONEY

FIND THE LIES

CATCH THE CROOKS



Initial Response to a New Case

• STOP THE ACTIVITY

• PROTECT THE VULNERABLE ADULT

• ASSESS THE CRIME 

• INTERVIEWING

• ASSESSING CAPACITY

• INTERPERTING/COLLECTING DOCUMENTS 

• REPORT WRITING

• NOTIFICATION TO ADULT PROTECTIVE 
SERVICES (SOC 341)

• RESOURCES FOR THE VICTIM



Who Commits These Crimes?

Professional crooks

Family members

Caregivers

Friends and neighbors ……….



Elder Fraud



Possible Indicators of Financial 
Abuse

Isolation of the Elder from Family and Friends

Recent Changes to Will, Living Trust, or

Power of Attorney (POA)

Lack of Knowledge Regarding Their Finances

Unusual Banking Activity 

(Based on past activity) 



Possible Indicators of Financial 
Abuse

Unusual concern by caregiver regarding amount 

spent on care.

Unpaid bills, or lack of amenities that the estate can 

clearly afford.

Mental or Capacity Deficiencies 



Lack of Cooperation by Elder

Elder may be embarrassed, and reluctant to 

admit they were duped

Elder may fear: 

Independence being taken away by court

or family

Being placed into a home

They will lose the attention/affection of

the suspect



Elder and Dependent Adult Fraud

Determine age of victim at time of offense

Determine suspects relationship with victim

- Child/Relative/Caretaker

Is victim willing to prosecute 

Consider mental capacity

Is there a Power of Attorney or Conservatorship?



WHAT DOES NOT CHANGE?

FOLLOW THE MONEY

FIND THE LIES

CATCH THE CROOKS



PROTECT THE VICTIM

STOP ANY ONGOING CRIME



LAWS



§368(b) P.C. Any person who, under circumstances 
or conditions likely to produce great bodily harm or 
death, willfully causes or permits any elder or 
dependent adult, with knowledge that he/she is an 
elder or dependent adult, to suffer, or inflict there 
upon unjustifiable pain or mental suffering……. 

§368(d) P.C. Any person who violates any 
provision of law proscribing theft, embezzlement, 
forgery, fraud, or identity theft, against any elder or 
dependent adult or person they reasonably should 
know is an elder or dependent adult is punishable 
by .......





Common Documents  

Just because they are civil documents,

don’t assume it’s a “civil” case!



Wills

Trusts

Power of Attorney

Letters of Conservatorship

Private Contracts

“Life Contract”

“Care Contract”

NONE OF THESE ARE A LICENSE TO STEAL!

Common Documents 





Typically is accompanied 

by a Trust.

Typically does not include 

real property.

A Will or Testament is a legal declaration by 

which a person (the Testor) identifies the 

disbursement of their possessions and usually 

names a person to manage their affairs and 

estate.  



Sometimes the Trustee is 

the original owner of the 

possessions.

Trusts can help avoid 

probate and reduce estate 

taxes upon the death, or set 

up long term estate 

management.

A Trust is a legal document detailing an 

arrangement under which one persons 

possessions (typically real estate or extremely 

valuable holdings) are held and controlled by a 

person, known as a Trustee.  



Limited POA

General POA

Healthcare POA

Financial POA

Full POA

“Springing” POA

You have to read it and 

determine what powers it 

authorizes

A Power of Attorney is a legal document 

wherein one person gives another person 

control of decision making for them (but not 

instead of them).  They may be very narrow or 

very broad.



A result of a court proceeding.

Can be wholly contested and 

very complicated.

Can be very narrow in focus, but 

the cases Law Enforcement 

typically get involved in are Full 

Conservatorship.

Conservatorship is a legal process done 

through the Probate Court, whereby a 

competent, suitable person is appointed by the 

court to manage the person, affairs, and/or 

estate of another (the ward).



These are occasionally seen with 

elders who have no family to 

care for them.

Referred to as:

“Life Contracts”

“Care Contracts”

various other names

Individuals may enter into any type of contract 

they freely choose, as long as the activity is 

legal and all parties have capacity to 

understand the terms and conditions of the 

contract.











































• Adult Protective Services

• Office of the Public Guardian

• EMTs / Fire / Rescue Personnel

• Long Term Care Ombudsman

• Hospitals, Nursing Staff, Doctors

• Department of Mental Health (GENESIS)



• In Home Support Services (IHSS)

• Regional Centers

• Probate Court

• Conservators (public, private, family, Pro-bono)

• Medical Doctors

• Neuro-Psychologists

• Financial Institutions (Particularly the Fraud Investigators)





Assessment by Investigator? 

Medical Records?

Existing Capacity Declaration ?

Was the Doctor Qualified?

LA County Elder Abuse Forensic Center? 

A Forensic Neuropsychological Exam? 













We continue to receive 
million or dollars, but 
alas My Prince, I still 
can not release the 

money to your relatives!







Sweetheart 

scam



Some Additional Elder Scams

• Telemarketers

• Grandson in jail

• Jury Duty 

• IRS

• Jamaican Switch

• Gypsy Home Improvement Scams

• Caregiver scams



Elder Fraud



Elder Real Estate Fraud



Characteristics of Real Estate Crime





Documents





WHAT DOES NOT CHANGE?

FOLLOW THE MONEY

FIND THE LIES

CATCH THE CROOKS



Letter 

sent to 

Victim by 

Registrar

Recorder 



Practice 

Signatures

Found During 

the Service 

of a Search 

Warrant



Reverse Mortgages





• Examples of Solicitations



PLAY

Foreclosure Fraud Video

../VIDEO_TS/VTS_01_0.IFO


“Always remember, the weak, meek and ignorant are 
always good targets." 

Charles Keating   
Internal Sales Memo, Lincoln Savings 





Mandated Reporters



Mandated Reporters

• Teachers

• Doctors

• Nurses

• Psychologists

• Long Term Health Caregivers

• Health Practitioners

• Law Enforcement

• Financial Institutions







1980   25,555,000

1990   31,084,000

2000 34,992,000

2010   40,267,000

2020   ?

http://www.census.gov/compendia/statab/2012/tables/12s0007.pdf
http://en.wikipedia.org/wiki/Centenarian
http://www.dailymail.co.uk/sciencetech/article-2011425/The-person-reach-150-alive--soon-
live-THOUSAND-claims-scientist.html

70,490 Centenarian (as 

of 9-1-2010)

150 years old ?

Americans 65 years and older



California 
(2010 Census)

Population
65 or over

4,508,455

Total 
Population

37,253,956



California 
(2010 Census)

4.23% of all elder Americans 
live in Los Angeles County

Los Angeles County 10.9%



• Only 4 in every 100 cases of abuse gets reported.

• In California, Elder and Dependent Adult Abuse has increased 
8% per year since 2000.

• Half of physical abuse has a financial basis.

• Elders control about 70% of the nations wealth – primarily 
through real estate.

• Half of all elders live alone.  Half of those have some level of 
diminished capacity.



In the time we spent together today, about 900 

Americans became elders.

(About 38 in Los Angeles County)



Keys to Success



Partnerships



Partnerships

Law Enforcement and District Attorney

Department of Consumer Affairs

Registrar Recorder’s Office

Bureau of Real Estate (Formerly DRE)

Assessors Office and State Bar



Partnerships

Adult Protective Services

Bet Tzedek, Keep Safe & Aspire

Long Term Care Ombudsman

Public Guardian’s Office

Los Angeles County Forensic Center  



Partnerships

Private Industry

Title Insurance 

Escrow Associations

Notaries

Media and Public Outreach



Elder & Real Estate

Fraud Teams



Who You Gonna Call?

LASD FRAUD and CYBER CRIMES BUREAU

• Sgt. Alex Gilinets          562-946-8250 

• Sgt. Jacqueline Luna 562-946-7942

• Sgt. Dana McCants 562-906-5430

• Fraud & Cyber Crimes 562-946-7217   



Who You Gonna Call?

Los Angeles County 

Elder Abuse Hotline

877-4- R- Seniors

877-477-3646


