
IN THE UNITED STATES DISTRICT COURT 
FOR THE DISTRICT OF MARYLAND 

SOUTHERN DIVISION 
 

 
 
 
In re SANCTUARY BELIZE LITIGATION 
 
 
 
 

 
 
 
No:  18-cv-3309-PJM 
 

 
FEDERAL TRADE COMMISSION’S MOTION TO COMPEL THE RECEIVER TO 

DETERMINE, ADJUST, AND PROTECT CONSUMERS’ INTERESTS 

 The Federal Trade Commission (“FTC”) moves the Court to compel the Receiver to 

assist consumers who choose to buy their lot from the Receiver because he has a duty under the 

permanent injunction to “determine, adjust, and protect the interests of consumers.”  DE 1194, 

Section VII.H; DE 1112, Section VII.H; DE 1447 ¶¶ D & E.  

 The Receiver is administering a survey giving consumers the choice to buy their lots.  On 

October 30, 2023, the FTC learned that if a consumer chooses to buy their lot, the Receiver will 

do nothing to assist them beyond providing them “basic information” about their lot and sending 

them a sales contract.  The Receiver will not take any steps to help consumers navigate Belize’s 

real estate transfer bureaucracy or help consumers determine if there are encumbrances or other 

limitations on their lots.  This inaction is in tension with the Receiver’s obligation to “determine, 

adjust, and protect the interests of [these] consumers. . . .”  DE 1194, Section VII.H; DE 1112, 

Section VII.H; DE 1447 ¶¶ D & E.  Therefore, the Receiver should be compelled to provide 

consumers with information about the real estate transaction process, offer to provide services to 

consumers at the individual consumers’ expense, provide those consumers with a list of service 

providers who can provide necessary services, and give refunds to consumers who are unable to 

get title to their lot.  In doing so, the Receiver will increase the likelihood of these consumers 

Case 1:18-cv-03309-PJM   Document 1479   Filed 11/08/23   Page 1 of 10



2 

completing the purchase of their lots, which is their preference in the face of all known risks, 

while also not further harming consumers who cannot complete their lot purchases. 

I. Background 

A. Consumers have the option to buy their lots. 

 The Receiver is administering a consumer survey through which consumers can choose 

to buy their lots before the Receiver markets and sells the Belizean land he currently controls.  

See DE 1446 ¶¶ 4 & 6.  To get their lots, consumers will be required to pay a “purchase price,” 

which is a discount off what they would have owed the defendants for their lot.  DE 1446 ¶ 7.  

The order also requires consumers to pay closing costs, but does not specify who performs the 

closing duties: 

Those electing [to buy their lots] shall be required to enter into a 
reformed contract and pay all closing-related costs, administrative 
and tax expenses, legal fees and costs, and any professional 
services fees and costs in connection with such purchase. . . . 

DE 1446 ¶ 7.  The order language is consistent with the Receiver providing these services, at 

consumers’ expense. 

B. The Receiver has stated that he will not assist these consumers. 

 The FTC has been working with the Receiver on communications related to the survey in 

which consumers can choose to buy their lot, including a “Frequently Asked Questions” 

document that will be posted on the Receiver’s website.  Through a draft of this document, the 

FTC learned on October 30, 2023, that the Receiver does not intend to support the consumer 

victims through the sales process.  One of the expected frequently asked questions is “Will I be 

responsible for obtaining title for my lot?”  The Receiver proposed the following response: 

Yes. While the Receiver will provide basic lot purchase 
information to assist you and a revised sales contract, as the buyer 
of the lot you’ll be responsible to arrange for a real estate closing 
and complete the necessary steps to get title to the lot. In order to 
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prepare closing documents, it is likely that you’ll need to hire a 
qualified real estate professional or legal counsel, or both. Please 
consider that you’ll be responsible for paying all associated fees 
and costs, including those for taxes and for a qualified real estate 
professional and legal counsel to prepare and file required 
documents. While the process steps and real estate closing costs 
may vary depending on a number of factors, the Receiver expects 
that it may take months for you to schedule a closing and that 
related costs may amount to several thousand dollars. In addition, 
if you proceed to closing, there is no guarantee that you will be 
able to get legal title to your lot, depending on Belizean legal 
requirements that are beyond the Receiver’s control. If you have 
questions about these issues, you may wish to consult with a 
qualified real estate professional or legal counsel. 

Theisman Decl. ¶ 3.1  The Receiver proposed similar language in other parts of the draft FAQs.  

Theisman Decl. ¶ 5. 

 The Receiver’s position is that the sale will be an “arm’s-length” transaction and, 

therefore, he cannot help consumers: 

In the Receivership Team’s experience, it is customary in real 
estate transactions for buyers, typically through their brokers 
and/or lawyers, to prepare closing documents, including title 
validation records. This is in part because the sales are usually 
arm’s-length transactions, with no representations or warranties. 
Among other things, due diligence and legal process steps allow 
buyers to ensure themselves that they’re satisfied with the asset 
they’re acquiring under the sales contract. For additional context, 
this arm’s-length approach is also how REA and the current 
Receivership Team have generally approached prior lot sale 
closings and title transfers. 

 
1 Based on its prior understanding, the FTC’s proposed language was different:  “Yes. 

While the Receiver will provide information to assist you, you’ll need to be the one who 
completes the title transfer process and pays all associated fees. While the fees and the process 
haven’t been the same for all consumers, the Receiver expects that this would take at least ____ 
[days/weeks/months] and could cost at least $______.”  Theisman Decl. ¶ 4.  While this was not 
ideal, it still indicated that consumers would receive support.  Now that the FTC understands that 
the Receiver will provide no support to consumers, the FTC can no longer support this position.  
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Theisman Decl. ¶ 6, Att. 1.  The Receiver also explained that, among other things, consumers 

should perform this work themselves because this would be the buyer’s responsibility in a typical 

transaction: 

[B]y way of further explanation, there are steps typically 
undertaken by a buyer before and after a real estate closing. As 
part of what the Receivership Team called the “closing process,” 
steps in advance of a closing involve, among other things, 
conducting due diligence in order to try to validate that title is clear 
(no encumbrances, clouds, etc.). The idea is that a buyer can and 
should reassure themselves as best as possible that no red flags pop 
up before they consummate the purchase and pay the money at 
closing, and take on the responsibilities of ownership. There is of 
course other due diligence that may also be undertaken concerning 
back taxes, pending litigation, etc. 

Theisman Decl. ¶ 11, Att. 5.   

When asked if he would provide minimal assistance, such as referring consumers to 

service providers, the Receiver said he would not, instead stating consumers should wade 

through Google results on their own to find competent service providers: 

Unfortunately, under the circumstances here, the Receivership 
Team does not intend to suggest realtors or lawyers to prospective 
buyers, though for what it’s worth, a google search will enable 
consumers to find their own local brokers and lawyers. 

Theisman Decl. ¶ 7, Att. 2. 

 After learning the Receiver’s intention, the FTC asked if consumers who are unable to 

obtain title to their lots will get a refund from the Receiver for any purchase price they paid to 

buy the lot.  The Receiver would not commit to providing a refund for those consumers:  

“Regarding post-closing challenges that could arise, the Receivership Team would have to take 

that on a case-by case basis (factoring in the 6/14 Order language, the express risk disclosures, 

and the overall interests of the estate and other consumers).”  Theisman Decl. ¶ 12, Att. 5.   

Case 1:18-cv-03309-PJM   Document 1479   Filed 11/08/23   Page 4 of 10



5 

 The Receiver’s position, therefore, is that consumers will need to protect their own 

interests in attempting to obtain redress in this case and that if they fail and lose more money in 

the process, consumers may be out those funds as well. 

C. The Receiver’s positions are not justifiable. 

 Putting aside for the moment the Receiver’s court-ordered duties to these consumer 

victims, there are still problems with the Receiver’s positions.  The Receiver, in fact, has the 

ability to help consumers through this process.  For instance, he will be relying on his own 

lawyers to determine if the documents consumers prepare for closing are adequate.  Theisman 

Decl. ¶¶ 7-8, Atts. 2-3.  This means the Receiver will already be analyzing and passing judgment 

on the legal requirements for closing and the sufficiency of closing documents.  Indeed, the 

Receiver already knows what documents consumers will likely need to complete closing.  

Theisman Decl. ¶ 8, Att. 3 (email describing necessary documents).  The Receiver also has 

experience creating such documents, including ready access to the various and lengthy property 

descriptions that consumers would need to do so.  Theisman Decl. Att. 3 (email and attachments 

regarding forms).  The Receiver, an arm of the Court, is notably providing less support to 

consumers than the United States embassy in Belize, which does not leave citizens to a Google 

search when looking for legal help.  Instead, it provides consumers with a list of attorneys.  

Theisman Decl ¶ 15, Att. 9. 

 Notably, the prior receiver took steps to help consumers seeking title to their lots.  In 

2020, the consumer committee meeting minutes show that part of the process for obtaining title 

included validating the purchase through the Central Bank of Belize before filing documents 

with the relevant property registration authority.  The prior receiver solicited, compiled, and 

assisted consumers with applications to the Central Bank of Belize to clear the way for title 

registration.  Theisman Decl. ¶¶ 17-21, Atts. 10-14.  Although the prior receiver did not then 
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register title for these consumers, it provided them with a list of service providers.  Theisman 

Decl. ¶ 21, Att. 14.   

 Also, buyers in a real estate transaction are not universally obligated to conduct all due 

diligence, prepare all closing documents, and otherwise take all steps on their own to complete a 

sale.  For instance, at least some home builders who sell new construction homes in residential 

developments—a scenario somewhat analogous to selling a lot in Sanctuary Belize—do help 

consumers through closing and prepare closing documents.  Theisman Decl. ¶ 13, Atts. 6-7 

(collecting websites).  In ordinary home transactions buyers may pay most costs, but sellers also 

pay costs, including at times the costs to transfer title to the buyer.  Theisman Decl. ¶ 14, Att. 8. 

II. Argument: The Receiver has a duty to these consumers and must live up to that 
duty by assisting these consumers. 

 The consumer victims who choose to buy their lots through the court-ordered redress 

process deserve support.  Most importantly, the Receiver is legally obligated to support these 

consumers.  Even if that were not true, the equities of this case do not favor leaving these 

consumers to wade through a foreign real estate bureaucracy on their own after the defendants 

defrauded them.   

A. To fulfill his duties, the Receiver must assist consumers. 

 The Receiver is a court fiduciary with specific fiduciary duties to the consumer victims.  

These include the duty to “determine, adjust, and protect the interests of [these] consumers. . . .”  

DE 1194, Section VII.H; DE 1112, Section VII.H; DE 1447 ¶¶ D & E.  These consumers are the 

victims of a massive fraud and are supposed to receive the benefit of this Court’s rulings and the 

expertise of this Court’s agent.  The Receiver, therefore, will not be entering into arms-length 
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transactions with these consumers.  To the contrary, he is their fiduciary.  He is obligated to 

determine and adjust their claims, and then to protect them.2   

 To fulfill these duties, if a consumer chooses to buy a lot through the survey, the Receiver 

should determine and adjust the consumer’s interests in that lot.  This would include determining 

what interests the consumer has in that lot, including in comparison to any competing interests or 

records that the Receiver has any reason to be aware of.  The Receiver should then tell 

consumers what he has learned and make the supporting documents available to consumers.  

After all, if a consumer is buying the lot, they should be able to access documents bearing on 

their rights to that lot and competing interests, particularly when those documents are in the 

Receiver’s possession.   

 The Receiver should also offer to assist consumers through the purchase process.  This 

would include offering, for a reasonable fee, to not only shepherd the consumer through closing, 

but also to provide the consumer with a list of alternative service providers.  It also makes sense 

for the Receiver to provide these consumers with a list of tasks they would need to complete as 

well as documents they would need to create.  In doing so, the Receiver will be protecting the 

consumer’s interests.  Failing to assist consumers and provide them with this information, in 

contrast, would jeopardize the consumer’s interests.  Namely, the consumer wants to buy the lot 

but without support it is likely that this will be extremely difficult and has a much higher chance 

of failure.  Importantly, the FTC is not proposing that the Receiver provide services free of 

 
2 The Court has “broad discretion” in crafting specific provisions and remedies.  

See Schwartz v. Rent-A-Wreck of Am., 261 F. Supp. 3d 607, 617 (D. Md. 2017) (imposing both 
monetary and injunctive relief after explaining “[t]he appropriate remedy for civil contempt is 
within the court’s broad discretion”) (quoting In re Gen Motors Corp., 61 F. 3d 256, 259 (4th 
Cir. 1995)).  
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charge, instead he will be able to charge consumers for these services, consistent with DE 1446 ¶ 

7. 

 Having the Receiver determine, adjust, and protect these consumers’ interests makes 

sense from a cost-savings perspective.  Many of the situations are likely to be similar, and all 

will involve land under the Receiver’s control.  The Receiver has already taken steps to evaluate 

this land and the sales process as he prepares to sell and exit Sanctuary Belize himself.  As a 

result, there will be significant economy-of-scale savings, which would be lost if each consumer 

is left to determine their own interests, determine all required documentation, and prepare all of 

their own documents, at their own separate expense, while working in isolation.  Also, providing 

consumers with a trustworthy source of information, answerable to this Court, will provide both 

professionalism, order, and trustworthiness to this process. 

B. It would be inequitable to leave consumers to fend for themselves. 

 Even if the Receiver were not required to do so, it would be inequitable to not help these 

consumers.  These consumers were sold lots based on lies and have had to wait years for relief.  

Now that relief is starting to trickle out, they should not be excessively inconvenienced.  This is 

particularly true where the closing process is, as the Receiver has implied, difficult.  Notably, 

when the defendants sold consumers these lots, they told consumers they would get title after 

paying off their lots.  Theisman Decl. Att. 15 at 5 (PX 931).3  Forcing them to confront yet 

another one of the Defendants’ misrepresentation during the redress process is unjust. 

 
3 From trial exhibit PX 931 at 5 (“In many Central and South American countries, as well 

as Mexico, there are restrictions placed on foreigners buying land. . . .  Fortunately, that problem 
doesn’t exist in Belize.  In Belize, land ownership is fee simple title and foreigners have the 
exact same rights to own property there as Belizeans do.  The minute you start paying on a 
property you have ‘ownership’ of it and once you pay it off, you get title to it free and clear. . . 
.”). 

Case 1:18-cv-03309-PJM   Document 1479   Filed 11/08/23   Page 8 of 10



9 

 It is also unclear why the Receiver would favor a process that will make it difficult for 

consumers to close on their lots and ultimately obtain title because it would be in the Receiver’s 

interest for these transactions to go smoothly.  For instance, if the Receiver can smoothly and 

successfully transfer lots, this could be a selling point for the viability of the development itself.  

Relatedly, disposing of the land will help the Receiver close the receivership estate. 

III. Conclusion 

 The Receiver is obligated to determine, adjust, and protect consumers’ interests, which 

includes assisting consumers who choose to buy their lot from the Receiver.  The FTC urges the 

Court to compel the Receiver to live up to these duties by entering the attached order setting out 

specific steps that the Receiver must take to assist these consumers. 

 
Dated: November 8, 2023   Respectfully Submitted, 
 

/s/ Benjamin J. Theisman________________ 
Jonathan Cohen (jcohen2@ftc.gov) 
Benjamin J. Theisman (btheisman@ftc.gov) 
Christopher J. Erickson (cerickson@ftc.gov) 
Federal Trade Commission 
600 Pennsylvania Ave., N.W., CC-9528 
Washington, DC 20580 
202-326-2551 (Cohen); -2223 (Theisman); -3167 
(Erickson) 
 
Counsel for the Federal Trade Commission 
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Certificate of Service 
 

I hereby certify that on November 8, 2023, I caused to be served the foregoing, and all 
related documents, through the Court’s electronic filing system (“ECF”) and otherwise on the 
following people and entities by email at the email addresses provided: 
 

Allison Rego and James E. Van Horn, counsel for the Receiver, by ECF or at 
arego@btlaw.com and jvanhorn@btlaw.com;  
 
John B. Williams, by ECF or at jbwilliams@williamslopatto.com, counsel for 
Defendants; and 
 
Neil H. Koslowe, by ECF or at nkoslowe@potomaclaw.com, counsel for 
Defendants. 
 
 

/s/ Benjamin J. Theisman 
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IN THE UNITED STATES DISTRICT COURT 
FOR THE DISTRICT OF MARYLAND 

SOUTHERN DIVISION 
 

 
 
In re SANCTUARY BELIZE LITIGATION 
 

 
 
No:  18-cv-3309-PJM 
 
 

 
DECLARATION OF BENJAMIN J. THEISMAN PURSUANT TO 28 U.S.C. § 1746  

 
 I, Benjamin J. Theisman, hereby state that I have personal knowledge of the facts set 
forth below and am competent to testify about them.  If called as a witness, I could and would 
testify as follows: 
 

1. I am a United States citizen over the age of 18. 
 

2. I am counsel for the Federal Trade Commission (“FTC”) in the above-captioned 
litigation.   

3. On October 30, 2023, the Receiver sent the FTC a revision of a draft set of “Frequently 
Asked Questions” related to the receivership and the consumer lot choice survey.  One of 
those questions was:  “Will I be responsible for obtaining title for my lot?”  The 
Receiver’s proposed response was: 

“Yes. While the Receiver will provide basic lot purchase information to assist you 
and a revised sales contract, as the buyer of the lot you’ll be responsible to 
arrange for a real estate closing and complete the necessary steps to get title to the 
lot. In order to prepare closing documents, it is likely that you’ll need to hire a 
qualified real estate professional or legal counsel, or both. Please consider that 
you’ll be responsible for paying all associated fees and costs, including those for 
taxes and for a qualified real estate professional and legal counsel to prepare and 
file required documents. While the process steps and real estate closing costs may 
vary depending on a number of factors, the Receiver expects that it may take 
months for you to schedule a closing and that related costs may amount to several 
thousand dollars. In addition, if you proceed to closing, there is no guarantee that 
you will be able to get legal title to your lot, depending on Belizean legal 
requirements that are beyond the Receiver’s control. If you have questions about 
these issues, you may wish to consult with a qualified real estate professional or 
legal counsel.” 

4. This replaced the FTC’s original proposed response, which presumed that the Receiver 
would provide consumers with assistance:  “Yes. While the Receiver will provide 
information to assist you, you’ll need to be the one who completes the title transfer 
process and pays all associated fees. While the fees and the process haven’t been the 
same for all consumers, the Receiver expects that this would take at least ____ 
[days/weeks/months] and could cost at least $______.”   
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5. The Receiver proposed similar information in answers to other proposed questions, 
including in the response to the question “What happens next if I choose Option #1?”  As 
part of a larger answer, the Receiver proposed inserting this language:  “If you timely 
submit a signed contract and decide to proceed under Option #1, please also consider that 
you will be responsible for preparing necessary legal documentation for closing as the 
buyer of the lot. To prepare these documents, it may likely be necessary for you to hire a 
qualified Belize real estate professional and/or legal counsel to represent you and provide 
you with assistance at your own expense.” 

6. On October 30, 2023, the FTC asked for clarity on what services the Receiver would 
provide, explaining that “[i]t was our expectation that the Receiver would handle 
[closing] tasks, but charge consumers.”  The Receiver responded on October 30, 2023: 

“In the Receivership Team’s experience, it is customary in real estate transactions 
for buyers, typically through their brokers and/or lawyers, to prepare closing 
documents, including title validation records. This is in part because the sales are 
usually arm’s-length transactions, with no representations or warranties. Among 
other things, due diligence and legal process steps allow buyers to ensure 
themselves that they’re satisfied with the asset they’re acquiring under the sales 
contract. For additional context, this arm’s-length approach is also how REA and 
the current Receivership Team have generally approached prior lot sale closings 
and title transfers. 

 
The Receivership Team believes it’s necessary and appropriate for the Option #1 
consumers to proceed in an arm’s-length manner post-survey choice, and after 
deciding to sign the reformed contract the Receiver provides them with. We have 
very little information concerning how sophisticated these folks may be, what 
their risk tolerance is, and whether they have sufficient or appropriate financial 
resources to proceed.  Paragraph 7 of the Order makes it the responsibility of the 
consumers to pay for all legal, professional and administrative fees.  They’re not 
required by the Receivership Team to hire professionals to validate title and 
prepare related closing documents, but it’s consistent with the Order language 
telling consumers that they are responsible for paying for the costs of those 
professionals they determine they need to hire, which hiring we believe is likely 
here.  Because purchasing real estate is a significant decision, particularly under 
these circumstances, that is, in part, why we suggested 90 days for those 
consumers who want or need time to make informed survey decisions.   

 
Hopefully the foregoing is helpful.  Please let us know if you would like to 
discuss further.” 

A copy of this email is Attachment 1. 

7. On October 30, 2023, the FTC asked for additional information, including:  “What 
services or support will the Receiver provide during this process?  Even under your view 
of things, consumers are unlikely to have contacts or know how to proceed.  So, will you 
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provide any information or support?  If so, what?  Is there anything the Receiver will do 
to facilitate closing?”  The Receiver responded on October 30, 2023: 

“Here’s some additional context, Ben. After preparing and circulating the 
reformed contract, the Receivership Team will engage counsel in Belize, Barrow 
& Williams, to represent the receivership's interests concerning the sale at closing. 
Once the buyer or their agent notifies us that they are ready to proceed to closing, 
one will be scheduled. Barrow & Williams will then review any and all closing 
documents prepared by the buyer.  If it all lines up, Barrow & Williams will 
arranged for authorized signatures of the Receivership Team to consummate the 
sales transaction.  

 
Unfortunately, under the circumstances here, the Receivership Team does not 
intend to suggest realtors or lawyers to prospective buyers, though for what it's 
worth, a google search will enable consumers to find their own local brokers and 
lawyers. In short, arm’s-length has to mean arm’s-length in our view. That being 
said, we believe it’s in the best interests of anyone intending to buy real estate in 
Belize to do their own due diligence and hire whatever professional(s) they 
believe will best represent their interests, answer their questions, etc. Again, the 
Receivership Team is not requiring that the consumers hire anyone, but it will 
likely be more practical to do so and be advisable in connection with this matter.  

 
Please let us know if it would be helpful to discuss further.” 

A copy of this email is Attachment 2. 

8. On October 31, 2023, the FTC wrote to the Receiver, explaining that “[t]his approach is, 
at the very least, not required by the current order.”  The FTC also then asked:  “In the 
interim, what documents will Barrow & Williams deem required for closing?  Do you 
have samples of such documents?”  On October 31, 2023, the Receiver responded, listing 
documents that are likely necessary for a consumer to complete closing: 

“The Receivership Team relies on the expertise of local counsel as to closing-
related documents, and to the best of our knowledge, what is required may vary 
depending on underlying facts and circumstances.  With that context in mind, 
based on a handful of closings the Receivership Team has seen, below is a general 
overview of their understanding of closing-related documents:  

 
1. For buyer to prepare and execute:  

a. Application for Transfer of Title, to Land, Estate, Interest, Power 
or Right 

i. Form 15 (Rule 22) General Registry Act (Chapter 327) 
Revised Edition 2000 and General Registry Rules (Application for 
Transfer of Title, to Land, Estate, Interest, Power or Right) 

b. Affidavit of Buyer of Land 
i. Form 19 (Rule 23) General Registry Act and General 
Registry Rules (Affidavit of Buyer of Land) 
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2. For seller to execute:  
a. Memorandum of Transfer on Sale of Portion of Land 

i. Form 17 (Rule 23) General Registry Act, 1954 and General 
Registry Rules, 1954 (Memorandum of transfer on sale of portion 
of land etc. in a Transfer Certificate of Title); or 
ii. Form 17 (Rule 23) General Registry Act (Chapter 327) and 
General Registry Rules (Memorandum of Transfer on Sale of 
Portion of Land, Estate, Interest, Power or Right in a Certificate of 
Title) 

b. Affidavit of Seller of Land 
i. Form 18 (Rule 23) General Registry Act and General 
Registry Rules (Affidavit of Seller of Land) 

3. Land validation records (e.g., Final Subdivision Approval Letter, Map 
from Survey & Lands Department) 
4. Memorandum of Sale (previously executed by parties) 
5. Consumer validation documents:  

a. Corporate registry records (for requests to transfer title to a 
business entity) 
b. Consumer passports  

  
The Receiver does not have blank forms, but please let us know if you would like 
for us to redact documents from an actual closing.” 

9. On October 31, 2023, the FTC then followed up and asked for the offered “redacted” 
copies of sales documents.  The Receiver’s response, which includes the email in 
paragraph 8, and attached documents are Attachment 3. 

10. After exchanging drafts of the Frequently Asked Questions document, on November 1, 
2023, the FTC sent an email to the Receiver stating:  “Attached are the revised FAQs, 
clean and a redline showing changes from the last version we shared.  These are final 
from our perspective, subject to the comments explaining that we have not attempted to 
edit any of the Receiver’s language stating consumers will need to prepare their own 
closing documents and hire people to do so.  As noted in other emails, the FTC has 
concerns about this approach.”  This email, but without the attached documents, is 
Attachment 4. 
 

11. There was an additional email exchange on November 1, 2023.  In response to a question 
about what it means that “title will be determined during closing,” the Receiver stated:  
“Ben, by way of further explanation, there are steps typically undertaken by a buyer 
before and after a real estate closing. As part of what the Receivership Team called the 
“closing process,” steps in advance of a closing involve, among other things, conducting 
due diligence in order to try to validate that title is clear (no encumbrances, clouds, etc.). 
The idea is that a buyer can and should reassure themselves as best as possible that no red 
flags pop up before they consummate the purchase and pay the money at closing, and 
take on the responsibilities of ownership. There is of course other due diligence that may 
also be undertaken concerning back taxes, pending litigation, etc.” 
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12. Later, in this same email chain, the Receiver would not commit to refunding consumers 

who are unable to obtain title to their lot.  The FTC specifically asked:  “If a consumer 
goes through closing and pays the Receiver, but ultimately cannot get title, will the 
Receiver refund the consumer?”  The Receiver responded:  “Regarding post-closing 
challenges that could arise, the Receivership Team would have to take that on a case-by 
case basis (factoring in the 6/14 Order language, the express risk disclosures, and the 
overall interests of the estate and other consumers).”  A copy of this email is 
Attachment 5. 

13. The FTC conducted internet searches to verify information provided by the Receiver.  
The FTC found web pages by United States-based homebuilders who claim to assist 
consumers through the sale and closing process. 

a. For instance, the website for Pulte Homes indicates that they will assist 
consumers through the closing process.  https://www.pulte.com/new-construction-
homebuying-guide.  The relevant information is in the video on this web page, at 
heading 4.  Pulte Homes also includes a detailed checklist for their home-buyers:  
https://www.pulte.com/-/media/mcc/pulte/closing-checklist-pulte.pdf.  A copy of 
this checklist, downloaded on November 8, 2023, is Attachment 6.   

b. The website for Florida-based home builder, Mastercraft Building Group, also 
indicates that they provide support to consumers through the closing process:  
“[Y]ou will enjoy concierge-quality service as we guide you through the entire 
process from contract to closing – and beyond.”  
https://mastercraftbuildergroup.com/your-new-home-closing-process-questions-
answered/.  A copy of this webpage, downloaded on November 8, 2023, is 
Attachment 7.   

14. The FTC also looked for information on who performs and pays closing costs in the 
United States generally.  Internet searches indicate that both buyers and sellers pay for 
certain costs.  The results stated that both buyers and sellers perform and pay for different 
items.  Here is an example of a result:  https://www.bankrate.com/real-estate/who-pays-
closing-costs/#sellers.  A copy of this webpage, downloaded on November 8, 2023, is 
Attachment 8. 

15. The FTC reached out to the United States Embassy in Belize.  The Embassy provided the 
FTC with a list of Belizean lawyers it provides when people need or are seeking legal 
assistance.  That list is Attachment 9. 

16. The prior receiver provided consumers with assistance in getting title to their lots.  This 
assistance is detailed in the Consumer Committee Meeting Minutes, which are available 
on the current Receiver’s website:  
https://www.sanctuarybelizereceivership.com/documents?slug=consumer_committee_me
eting. 
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17. The Consumer Committee Meeting Minutes of the October 24, 2019, meeting are 
Attachment 10.  There are discussions regarding title issues starting on page 4. 

18. The Consumer Committee Meeting Minutes of the November 21, 2019, meeting are 
Attachment 11.  There are discussions regarding title issues starting on page 5. 

19. The Consumer Committee Meeting Minutes of the February 13, 2020, meeting are 
Attachment 12.  There are discussions regarding title issues starting on page 3. 

20. The Consumer Committee Meeting Minutes of the May 19, 2020, meeting are 
Attachment 13.  There are discussions regarding title issues starting on page 2. 

21. The Consumer Committee Meeting Minutes of the September 24, 2020, meeting are 
Attachment 14.  There are discussions regarding title issues starting on page 1.  This 
includes confirmation that the prior receiver cleared approximately 100 titles through the 
Central Bank of Belize and that the Receiver was providing attorney and real estate 
professional information to consumers so that they can complete the title transfer. 

22. Trial exhibit PX 931 is Attachment 15. 

23. The FTC believed there was a reasonable chance the Receiver would negotiate with the 
FTC regarding assisting consumers who want to buy their lots through the lot choice 
survey.  To that end, on November 7, 2023, the FTC sent the Receiver a proposed order, 
with the following language in the email:  “The FTC intends to move the Court for relief 
to protect consumers during the lot sale process.  Attached is the current version of the 
proposed order.  I am sharing this document because I am hopeful that we can reach an 
understanding on some or all of this.”  A copy of this email, without the attached order, 
which is substantially the same as the order filed with this motion, is Attachment 16.  
The Receiver’s apparent response was to file his request for a status conference.  
DE 1478.   

I declare under penalty of perjury that the foregoing is true and correct. 

Executed in the United States of America, this 8th day of November 2023.  
 

/s/ Benjamin J. Theisman  
      Benjamin J. Theisman 
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Theisman, Benjamin

From: Rego, Allison <ARego@btlaw.com>
Sent: Monday, October 30, 2023 6:56 PM
To: Theisman, Benjamin
Cc: Erickson, Christopher
Subject: RE: Sanctuary Belize, closing documents

Good evening, Ben. 

In the Receivership Team’s experience, it is customary in real estate transactions for buyers, typically through their 
brokers and/or lawyers, to prepare closing documents, including title validation records. This is in part because the sales 
are usually arm’s-length transactions, with no representations or warranties. Among other things, due diligence and 
legal process steps allow buyers to ensure themselves that they’re satisfied with the asset they’re acquiring under the 
sales contract. For additional context, this arm’s-length approach is also how REA and the current Receivership Team 
have generally approached prior lot sale closings and title transfers. 

The Receivership Team believes it’s necessary and appropriate for the Option #1 consumers to proceed in an arm’s-
length manner post-survey choice, and after deciding to sign the reformed contract the Receiver provides them with. 
We have very little information concerning how sophisticated these folks may be, what their risk tolerance is, and 
whether they have sufficient or appropriate financial resources to proceed.  Paragraph 7 of the Order makes it the 
responsibility of the consumers to pay for all legal, professional and administrative fees.  They’re not required by the 
Receivership Team to hire professionals to validate title and prepare related closing documents, but it’s consistent with 
the Order language telling consumers that they are responsible for paying for the costs of those professionals they 
determine they need to hire, which hiring we believe is likely here.  Because purchasing real estate is a significant 
decision, particularly under these circumstances, that is, in part, why we suggested 90 days for those consumers who 
want or need time to make informed survey decisions.   

Hopefully the foregoing is helpful.  Please let us know if you would like to discuss further. 

Allison Rego | Partner 
Barnes & Thornburg LLP 
655 West Broadway, Suite 1300, San Diego, CA 92101 
Direct: (619) 321-5003   

Visit our Subscription Center to sign up for legal insights and events. 

From: Theisman, Benjamin <btheisman@ftc.gov>  
Sent: Monday, October 30, 2023 1:49 PM 
To: Rego, Allison <ARego@btlaw.com> 
Cc: Erickson, Christopher <cerickson@ftc.gov> 
Subject: [EXTERNAL] Sanctuary Belize, closing documents 

Caution: This email originated from outside the Firm. 

Ms. Rego, 

Attachment 1, Page 1
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The Receiver’s proposed edits to the FAQs state that consumers will not only need to pay closing costs, but will need to 
independently hire professionals to create all required closing documents (“You will also be responsible for preparing 
necessary legal documentation for closing as the buyer of the lot.”).  Although the order does require consumers to pay 
all closing costs, the order does not state they need to create closing documents.  DE 1446 paragraph 7 (“Those electing 
Option No. 1 shall be required to enter into a reformed contract and pay all closing-related costs, administrative and tax 
expenses, legal fees and costs, and any other professional services fees and costs in connection with such purchase. . . 
.”).  It was our expectation that the Receiver would handle these tasks, but charge consumers. 
  
We now understand that the Receiver does not intend to prepare any documents or perform any services to facilitate 
closing.  Please correct us if we’re wrong, including identifying any services the Receiver will perform.  Assuming we 
aren’t wrong, is there anything the Receiver intends to do to assist consumers in creating the necessary documents or 
finding professionals to do so?  What are the services the Receiver will provide to facilitate closing?  Is there anything 
the Receiver will do to facilitate title transfer? 
  
Without knowing more about this, we will not be able to finalize the FAQs. 
  
Regards, 
  
Benjamin J. Theisman 
Federal Trade Commission 
Bureau of Consumer Protection--Division of Enforcement 
600 Pennsylvania Ave., NW 
Washington, DC 20580 
(202) 326-2223 
  
 

CONFIDENTIALITY NOTICE: This email and any attachments are for the exclusive and confidential use of the intended recipient. If 
you are not the intended recipient, please do not read, distribute or take action in reliance upon this message. If you have received 
this in error, please notify us immediately by return email and promptly delete this message and its attachments from your computer 
system. We do not waive attorney-client or work product privilege by the transmission of this message.  

Attachment 1, Page 2
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Theisman, Benjamin

From: Rego, Allison <ARego@btlaw.com>
Sent: Monday, October 30, 2023 9:43 PM
To: Theisman, Benjamin
Cc: Erickson, Christopher
Subject: RE: Sanctuary Belize, closing documents

Here’s some additional context, Ben. After preparing and circulating the reformed contract, the Receivership Team will 
engage counsel in Belize, Barrow & Williams, to represent the receivership's interests concerning the sale at closing. 
Once the buyer or their agent notifies us that they are ready to proceed to closing, one will be scheduled. Barrow & 
Williams will then review any and all closing documents prepared by the buyer.  If it all lines up, Barrow & Williams will 
arranged for authorized signatures of the Receivership Team to consummate the sales transaction.  

Unfortunately, under the circumstances here, the Receivership Team does not intend to suggest realtors or lawyers to 
prospective buyers, though for what it's worth, a google search will enable consumers to find their own local brokers 
and lawyers. In short, arm’s-length has to mean arm’s-length in our view. That being said, we believe it’s in the best 
interests of anyone intending to buy real estate in Belize to do their own due diligence and hire whatever professional(s) 
they believe will best represent their interests, answer their questions, etc. Again, the Receivership Team is not requiring 
that the consumers hire anyone, but it will likely be more practical to do so and be advisable in connection with this 
matter.  

Please let us know if it would be helpful to discuss further. 

Allison Rego | Partner 
Barnes & Thornburg LLP 
655 West Broadway, Suite 1300, San Diego, CA 92101 
Direct: (619) 321-5003   

Visit our Subscription Center to sign up for legal insights and events. 

From: Theisman, Benjamin <btheisman@ftc.gov>  
Sent: Monday, October 30, 2023 5:32 PM 
To: Rego, Allison <ARego@btlaw.com> 
Cc: Erickson, Christopher <cerickson@ftc.gov> 
Subject: [EXTERNAL] Re: Sanctuary Belize, closing documents 

Caution: This email originated from outside the Firm.

I don’t think this answered all our questions.  What services or support will the Receiver provide during this 
process?  Even under your view of things, consumers are unlikely to have contacts or know how to 
proceed.  So, will you provide any information or support?  If so, what?  Is there anything the Receiver will do 
to facilitate closing? 

Attachment 2, Page 1
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From: Rego, Allison <ARego@btlaw.com> 
Sent: Monday, October 30, 2023 6:55 PM 
To: Theisman, Benjamin <btheisman@ftc.gov> 
Cc: Erickson, Christopher <cerickson@ftc.gov> 
Subject: RE: Sanctuary Belize, closing documents  
  
Good evening, Ben. 
  
In the Receivership Team’s experience, it is customary in real estate transactions for buyers, typically through their 
brokers and/or lawyers, to prepare closing documents, including title validation records. This is in part because the sales 
are usually arm’s-length transactions, with no representations or warranties. Among other things, due diligence and 
legal process steps allow buyers to ensure themselves that they’re satisfied with the asset they’re acquiring under the 
sales contract. For additional context, this arm’s-length approach is also how REA and the current Receivership Team 
have generally approached prior lot sale closings and title transfers. 
   
The Receivership Team believes it’s necessary and appropriate for the Option #1 consumers to proceed in an arm’s-
length manner post-survey choice, and after deciding to sign the reformed contract the Receiver provides them with. 
We have very little information concerning how sophisticated these folks may be, what their risk tolerance is, and 
whether they have sufficient or appropriate financial resources to proceed.  Paragraph 7 of the Order makes it the 
responsibility of the consumers to pay for all legal, professional and administrative fees.  They’re not required by the 
Receivership Team to hire professionals to validate title and prepare related closing documents, but it’s consistent with 
the Order language telling consumers that they are responsible for paying for the costs of those professionals they 
determine they need to hire, which hiring we believe is likely here.  Because purchasing real estate is a significant 
decision, particularly under these circumstances, that is, in part, why we suggested 90 days for those consumers who 
want or need time to make informed survey decisions.   
  
Hopefully the foregoing is helpful.  Please let us know if you would like to discuss further. 
  
Allison Rego | Partner 
Barnes & Thornburg LLP 
655 West Broadway, Suite 1300, San Diego, CA 92101 
Direct: (619) 321-5003   

 
 

 
 

 
 

 

 
Visit our Subscription Center to sign up for legal insights and events. 

From: Theisman, Benjamin <btheisman@ftc.gov>  
Sent: Monday, October 30, 2023 1:49 PM 
To: Rego, Allison <ARego@btlaw.com> 
Cc: Erickson, Christopher <cerickson@ftc.gov> 
Subject: [EXTERNAL] Sanctuary Belize, closing documents 
  
Caution: This email originated from outside the Firm. 

Ms. Rego, 
  
The Receiver’s proposed edits to the FAQs state that consumers will not only need to pay closing costs, but will need to 
independently hire professionals to create all required closing documents (“You will also be responsible for preparing 
necessary legal documentation for closing as the buyer of the lot.”).  Although the order does require consumers to pay 

Attachment 2, Page 2
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all closing costs, the order does not state they need to create closing documents.  DE 1446 paragraph 7 (“Those electing 
Option No. 1 shall be required to enter into a reformed contract and pay all closing-related costs, administrative and tax 
expenses, legal fees and costs, and any other professional services fees and costs in connection with such purchase. . . 
.”).  It was our expectation that the Receiver would handle these tasks, but charge consumers. 
  
We now understand that the Receiver does not intend to prepare any documents or perform any services to facilitate 
closing.  Please correct us if we’re wrong, including identifying any services the Receiver will perform.  Assuming we 
aren’t wrong, is there anything the Receiver intends to do to assist consumers in creating the necessary documents or 
finding professionals to do so?  What are the services the Receiver will provide to facilitate closing?  Is there anything 
the Receiver will do to facilitate title transfer? 
  
Without knowing more about this, we will not be able to finalize the FAQs. 
  
Regards, 
  
Benjamin J. Theisman 
Federal Trade Commission 
Bureau of Consumer Protection--Division of Enforcement 
600 Pennsylvania Ave., NW 
Washington, DC 20580 
(202) 326-2223 
  
  

CONFIDENTIALITY NOTICE: This email and any attachments are for the exclusive and confidential use of the intended recipient. If 
you are not the intended recipient, please do not read, distribute or take action in reliance upon this message. If you have received 
this in error, please notify us immediately by return email and promptly delete this message and its attachments from your computer 
system. We do not waive attorney-client or work product privilege by the transmission of this message.  

 

CONFIDENTIALITY NOTICE: This email and any attachments are for the exclusive and confidential use of the intended recipient. If 
you are not the intended recipient, please do not read, distribute or take action in reliance upon this message. If you have received 
this in error, please notify us immediately by return email and promptly delete this message and its attachments from your computer 
system. We do not waive attorney-client or work product privilege by the transmission of this message.  
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Theisman, Benjamin

From: Rego, Allison <ARego@btlaw.com>
Sent: Tuesday, October 31, 2023 7:10 PM
To: Theisman, Benjamin
Cc: Erickson, Christopher
Subject: RE: Sanctuary Belize, closing documents
Attachments: Transfer for TCT_Redacted.pdf

Please see attached a redacted set of Forms 15, 17, 18, and 19.   

The memorandum of sale in post-survey closings would be the reformed contract. 

Allison Rego | Partner 
Barnes & Thornburg LLP 
655 West Broadway, Suite 1300, San Diego, CA 92101 
Direct: (619) 321-5003   

Visit our Subscription Center to sign up for legal insights and events. 

From: Theisman, Benjamin <btheisman@ftc.gov>  
Sent: Tuesday, October 31, 2023 1:14 PM 
To: Rego, Allison <ARego@btlaw.com> 
Cc: Erickson, Christopher <cerickson@ftc.gov> 
Subject: [EXTERNAL] RE: Sanctuary Belize, closing documents 

Caution: This email originated from outside the Firm.

This is helpful.  Of the documents referenced below, I presume the “Memorandum of Sale” is the same thing as the 
reformed contract? 

We would like to see copies of sales documents.  If the need for redaction is to safely transmit them, I can also send you 
a link to upload them with encryption, which would save the time needed to redact.  Otherwise, redacted copies are 
fine. 

From: Rego, Allison <ARego@btlaw.com>  
Sent: Tuesday, October 31, 2023 4:02 PM 
To: Theisman, Benjamin <btheisman@ftc.gov> 
Cc: Erickson, Christopher <cerickson@ftc.gov> 
Subject: FW: Sanctuary Belize, closing documents 

The Receivership Team relies on the expertise of local counsel as to closing-related documents, and to the best of our 
knowledge, what is required may vary depending on underlying facts and circumstances.  With that context in mind, 
based on a handful of closings the Receivership Team has seen, below is a general overview of their understanding of 
closing-related documents:  

Attachment 3, Page 1
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1. For buyer to prepare and execute:  
a. ApplicaƟon for Transfer of Title, to Land, Estate, Interest, Power or Right 

i. Form 15 (Rule 22) General Registry Act (Chapter 327) Revised EdiƟon 2000 and General Registry 
Rules (ApplicaƟon for Transfer of Title, to Land, Estate, Interest, Power or Right) 

b. Affidavit of Buyer of Land 
i. Form 19 (Rule 23) General Registry Act and General Registry Rules (Affidavit of Buyer of Land) 

2. For seller to execute:  
a. Memorandum of Transfer on Sale of PorƟon of Land 

i. Form 17 (Rule 23) General Registry Act, 1954 and General Registry Rules, 1954 (Memorandum 
of transfer on sale of porƟon of land etc. in a Transfer CerƟficate of Title); or 

ii. Form 17 (Rule 23) General Registry Act (Chapter 327) and General Registry Rules (Memorandum 
of Transfer on Sale of PorƟon of Land, Estate, Interest, Power or Right in a CerƟficate of Title) 

b. Affidavit of Seller of Land 
i. Form 18 (Rule 23) General Registry Act and General Registry Rules (Affidavit of Seller of Land) 

3. Land validaƟon records (e.g., Final Subdivision Approval LeƩer, Map from Survey & Lands Department) 
4. Memorandum of Sale (previously executed by parƟes) 
5. Consumer validaƟon documents:  

a. Corporate registry records (for requests to transfer Ɵtle to a business enƟty) 
b. Consumer passports  

  
The Receiver does not have blank forms, but please let us know if you would like for us to redact documents from an 
actual closing. 
  
Allison Rego | Partner 
Barnes & Thornburg LLP 
655 West Broadway, Suite 1300, San Diego, CA 92101 
Direct: (619) 321-5003   

 
 

 
 

 
 

 

 

 
Visit our Subscription Center to sign up for legal insights and events. 

From: Theisman, Benjamin <btheisman@ftc.gov>  
Sent: Tuesday, October 31, 2023 6:51 AM 
To: Rego, Allison <ARego@btlaw.com> 
Cc: Erickson, Christopher <cerickson@ftc.gov> 
Subject: [EXTERNAL] RE: Sanctuary Belize, closing documents 
  
Caution: This email originated from outside the Firm. 

This approach is, at the very least, not required by the current order.  This also does not appear to be consistent with 
REA’s actions in the past. 
  
In the interim, what documents will Barrow & Williams deem required for closing?  Do you have samples of such 
documents? 
  
Regards, 
Benjamin J. Theisman 
Federal Trade Commission 
Bureau of Consumer Protection--Division of Enforcement 
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600 Pennsylvania Ave., NW 
Washington, DC 20580 
(202) 326-2223

From: Rego, Allison <ARego@btlaw.com>  
Sent: Monday, October 30, 2023 9:43 PM 
To: Theisman, Benjamin <btheisman@ftc.gov> 
Cc: Erickson, Christopher <cerickson@ftc.gov> 
Subject: RE: Sanctuary Belize, closing documents 

Here’s some additional context, Ben. After preparing and circulating the reformed contract, the Receivership Team will 
engage counsel in Belize, Barrow & Williams, to represent the receivership's interests concerning the sale at closing. 
Once the buyer or their agent notifies us that they are ready to proceed to closing, one will be scheduled. Barrow & 
Williams will then review any and all closing documents prepared by the buyer.  If it all lines up, Barrow & Williams will 
arranged for authorized signatures of the Receivership Team to consummate the sales transaction.  

Unfortunately, under the circumstances here, the Receivership Team does not intend to suggest realtors or lawyers to 
prospective buyers, though for what it's worth, a google search will enable consumers to find their own local brokers 
and lawyers. In short, arm’s-length has to mean arm’s-length in our view. That being said, we believe it’s in the best 
interests of anyone intending to buy real estate in Belize to do their own due diligence and hire whatever professional(s) 
they believe will best represent their interests, answer their questions, etc. Again, the Receivership Team is not requiring 
that the consumers hire anyone, but it will likely be more practical to do so and be advisable in connection with this 
matter.  

Please let us know if it would be helpful to discuss further. 

Allison Rego | Partner 
Barnes & Thornburg LLP 
655 West Broadway, Suite 1300, San Diego, CA 92101 
Direct: (619) 321-5003   

Visit our Subscription Center to sign up for legal insights and events. 

From: Theisman, Benjamin <btheisman@ftc.gov>  
Sent: Monday, October 30, 2023 5:32 PM 
To: Rego, Allison <ARego@btlaw.com> 
Cc: Erickson, Christopher <cerickson@ftc.gov> 
Subject: [EXTERNAL] Re: Sanctuary Belize, closing documents 

Caution: This email originated from outside the Firm.

I don’t think this answered all our questions.  What services or support will the Receiver provide during this 
process?  Even under your view of things, consumers are unlikely to have contacts or know how to 
proceed.  So, will you provide any information or support?  If so, what?  Is there anything the Receiver will do 
to facilitate closing? 
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From: Rego, Allison <ARego@btlaw.com> 
Sent: Monday, October 30, 2023 6:55 PM 
To: Theisman, Benjamin <btheisman@ftc.gov> 
Cc: Erickson, Christopher <cerickson@ftc.gov> 
Subject: RE: Sanctuary Belize, closing documents  
  
Good evening, Ben. 
  
In the Receivership Team’s experience, it is customary in real estate transactions for buyers, typically through their 
brokers and/or lawyers, to prepare closing documents, including title validation records. This is in part because the sales 
are usually arm’s-length transactions, with no representations or warranties. Among other things, due diligence and 
legal process steps allow buyers to ensure themselves that they’re satisfied with the asset they’re acquiring under the 
sales contract. For additional context, this arm’s-length approach is also how REA and the current Receivership Team 
have generally approached prior lot sale closings and title transfers. 
   
The Receivership Team believes it’s necessary and appropriate for the Option #1 consumers to proceed in an arm’s-
length manner post-survey choice, and after deciding to sign the reformed contract the Receiver provides them with. 
We have very little information concerning how sophisticated these folks may be, what their risk tolerance is, and 
whether they have sufficient or appropriate financial resources to proceed.  Paragraph 7 of the Order makes it the 
responsibility of the consumers to pay for all legal, professional and administrative fees.  They’re not required by the 
Receivership Team to hire professionals to validate title and prepare related closing documents, but it’s consistent with 
the Order language telling consumers that they are responsible for paying for the costs of those professionals they 
determine they need to hire, which hiring we believe is likely here.  Because purchasing real estate is a significant 
decision, particularly under these circumstances, that is, in part, why we suggested 90 days for those consumers who 
want or need time to make informed survey decisions.   
  
Hopefully the foregoing is helpful.  Please let us know if you would like to discuss further. 
  
Allison Rego | Partner 
Barnes & Thornburg LLP 
655 West Broadway, Suite 1300, San Diego, CA 92101 
Direct: (619) 321-5003   

 
 

 
 

 
 

 

 
Visit our Subscription Center to sign up for legal insights and events. 

From: Theisman, Benjamin <btheisman@ftc.gov>  
Sent: Monday, October 30, 2023 1:49 PM 
To: Rego, Allison <ARego@btlaw.com> 
Cc: Erickson, Christopher <cerickson@ftc.gov> 
Subject: [EXTERNAL] Sanctuary Belize, closing documents 
  
Caution: This email originated from outside the Firm. 

Ms. Rego, 
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The Receiver’s proposed edits to the FAQs state that consumers will not only need to pay closing costs, but will need to 
independently hire professionals to create all required closing documents (“You will also be responsible for preparing 
necessary legal documentation for closing as the buyer of the lot.”).  Although the order does require consumers to pay 
all closing costs, the order does not state they need to create closing documents.  DE 1446 paragraph 7 (“Those electing 
Option No. 1 shall be required to enter into a reformed contract and pay all closing-related costs, administrative and tax 
expenses, legal fees and costs, and any other professional services fees and costs in connection with such purchase. . . 
.”).  It was our expectation that the Receiver would handle these tasks, but charge consumers. 

We now understand that the Receiver does not intend to prepare any documents or perform any services to facilitate 
closing.  Please correct us if we’re wrong, including identifying any services the Receiver will perform.  Assuming we 
aren’t wrong, is there anything the Receiver intends to do to assist consumers in creating the necessary documents or 
finding professionals to do so?  What are the services the Receiver will provide to facilitate closing?  Is there anything 
the Receiver will do to facilitate title transfer? 

Without knowing more about this, we will not be able to finalize the FAQs. 

Regards, 

Benjamin J. Theisman 
Federal Trade Commission 
Bureau of Consumer Protection--Division of Enforcement 
600 Pennsylvania Ave., NW 
Washington, DC 20580 
(202) 326-2223

CONFIDENTIALITY NOTICE: This email and any attachments are for the exclusive and confidential use of the intended recipient. If 
you are not the intended recipient, please do not read, distribute or take action in reliance upon this message. If you have received 
this in error, please notify us immediately by return email and promptly delete this message and its attachments from your computer 
system. We do not waive attorney-client or work product privilege by the transmission of this message. 

CONFIDENTIALITY NOTICE: This email and any attachments are for the exclusive and confidential use of the intended recipient. If 
you are not the intended recipient, please do not read, distribute or take action in reliance upon this message. If you have received 
this in error, please notify us immediately by return email and promptly delete this message and its attachments from your computer 
system. We do not waive attorney-client or work product privilege by the transmission of this message. 

CONFIDENTIALITY NOTICE: This email and any attachments are for the exclusive and confidential use of the intended recipient. If 
you are not the intended recipient, please do not read, distribute or take action in reliance upon this message. If you have received 
this in error, please notify us immediately by return email and promptly delete this message and its attachments from your computer 
system. We do not waive attorney-client or work product privilege by the transmission of this message. 

CONFIDENTIALITY NOTICE: This email and any attachments are for the exclusive and confidential use of the intended recipient. If 
you are not the intended recipient, please do not read, distribute or take action in reliance upon this message. If you have received 
this in error, please notify us immediately by return email and promptly delete this message and its attachments from your computer 
system. We do not waive attorney-client or work product privilege by the transmission of this message.  
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B E L I Z E 

FORM 15 

(Rule 22) 

GENERAL REGISTRY ACT (Chapter 327) Revised Edition 2000 

AND 

GENERAL REGISTRY RULES 

Application for Transfer of Title, to Land, Estate, Interest, 

Power or Right 

We,  of registered office situate at

 HEREBY APPLY for the issue in our name a 

certificate of title to a portion of the land, estate, interest, power or right comprised in 

the Transfer Certificate of Title dated the  and registered in 

the Land Titles Register as Instrument No.  now in the name of 

 a company duly 

incorporated under the Companies Act, Chapter 250 of the Laws of Belize, revised 

edition 2011, with registered office located at 

, as registered proprietor, a description whereof is set out in the 

SECOND SCHEDULE hereto, and we submit in support of its application the 

following documents: 

1. A Memorandum of Transfer to us of the said land, estate, interest,

power or right executed by the registered proprietor;

Attachment 3, Page 6

Case 1:18-cv-03309-PJM   Document 1479-1   Filed 11/08/23   Page 17 of 111



- 2 - 

2. A Transfer Certificate of Title Instrument No.

showing the title of the transferor; and

3. Affidavits showing the amount of the purchase money by the seller

and the buyer.

DATED the day of , 2023 

_____________________________________ 

_____________________________________ 

____________________________ 

Notary Public 
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SECOND SCHEDULE 

ALL THAT piece or parcel of land being Lot No. containing  acres, 

being a portion of land situate south of Sittee River Village in the Allpines Estate 

which includes all the lands on the south side of the Sittee River  on the sea shore and 

on Sapodilla Lagoon, the said piece or parcel of land is shown on a Plan of 

Subdivision Survey dated 26th January, 2015 by Rolando A. Rosado, Licensed 

Surveyor, recorded at the Office of the Commissioner of Lands and Survey, 

Belmopan in Register No. 12 Entry No. 16257, together with all buildings and 

erections standing and being thereon. 

◊◊ ◊◊  ◊◊ 
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B E L I Z E 

FORM 17 

(Rule 23) 

GENERAL REGISTRY ACT 

(Chapter 327) 

AND 

GENERAL REGISTRY RULES 

Memorandum of Transfer on Sale of Portion of Land, Estate, 

    Interest, Power or Right in a Certificate of Title 

We, , a company duly 

incorporated under the Companies Act, Chapter 250 of the Laws of Belize, revised 

edition 2011, and re-registered under the Belize Companies act No. 11 of 2022 with 

registered office situate at , as the 

registered proprietor of ALL THAT LOT, piece or parcel of land described in the 

FIRST SCHEDULE hereto attached all as the same is set out, bounded and described 

in the Transfer Certificate of Title in our favour as registered proprietor dated the 

, and registered in the “Land Titles Register” as 

in consideration of the sum of 

now paid to the Company by of 

registered office situate at , the receipt 

whereof the Company hereby acknowledges, DO HEREBY TRANSFER to 

, the following portion of land, estate, interest, 

power or right, that is to say ,  bounded and more 

particularly described in the SECOND SCHEDULE hereto  

And we do by these presents consent to the noting hereof by the Registrar 

General on our Certificate of Title and to the issuance of a certificate of title in 

favour of the said  for the land described in the 

Second Schedule hereto AND for so doing, noting and registering all that is 

necessary in the premises, we hereby authorize and grant warrant to the Registrar 
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General accordingly. 

Dated the          day of  , 2023. 

The Common Seal of 

 was hereunto   ) 

affixed in the presence of:              ) 

____________________________________ 

_____________________________________ 

Both duly appointed as 

______________________________________ 

Witness: (sign and print) 

BEFORE ME, 

________________________________________ 

NOTARY PUBLIC 
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FIRST SCHEDULE 

 

ALL THAT piece or parcel of land comprising of 7672.736 acres, situate in 

the Stann Creek District, called (along with the hereditaments hereunder described 

and numbered 106 on the Property Map of Belize) The Allpines Estate which 

includes all the lands on the south side of the Sittee River on the sea shore and on 

Sapodilla Lagoon presently owned by the . It is 

bounded and described as follows: On the North by Sittee River and a Sixty Six (66) 

Feet Access, on the East by National Land and Anderson’s Lagoon, on the South 

East by the Caribbean Sea, on the South by Hughes Estate (Entry No. 343 at Reg. 

No. 3) and the Sapodilla Lagoon and on the West by Lands Known as Uncle Sam 

belonging to John Zabaneh) Entry No. 12455 at Reg. No. 29) It is more particularly 

described as follows:  

COMMENCING at a concrete pillar Labeled ‘13’ having U.T.M. Grid 

Coordinates N 1859887.017 and E 356000.985, located sixty six (66) feet more or 

less back from the South Bank of the Sitee River that said pillar being the 

Northwestern corner of the herein described parcel of land, thence in a Easterly 

direction meandering along the said Bank of the river for a distance of 6851 meters 

more or less to a concrete pillar Labeled ‘I’, thence in a Southerly direction on a grid 

bearing of 186o 48’ 52” for a grid distance of 323.521 meters to a point located on 

the Southern boundary of the abovementioned sixty six(66) feet wide access road 

thence in a North Easterly direction along the said boundary of the said road on a 

grid bearing of 58o 25’ 30” for a grid distance of 272.310 meters to a point thence in 
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the said direction along the said boundary of the said road on a grid bearing of 60o 

16’ 42” for a grid distance of 29.205 meters to a point thence in the said direction 

along the said boundary if the said road ion a grid bearing of 27o 03’ 29” for a grid 

distance of 18.952 meters to a point thence in the said direction along the said 

boundary of the said road on a grid bearing of 58o 21’ 43” for a grid distance of 

1515.787 meters to a concrete pillar Labeled “E5” thence in a Northerly direction 

along the said boundary of the said road on a grid bearing of 39o 19’ 56” for a grid 

distance of 37.397 meters to a concrete pillar Labeled ‘9’ located on the intersection 

of the said road and the southern boundary of the forty (40) feet wide road which said 

road forms the southern boundary of the Sittee River Agricultural Farms Layout as is 

shown on  Survey Department Plan No. 1889, thence in an Easterly direction along 

the said boundary of the said road on a grid bearing of 96o 58’ 05” for a grid distance 

of 386.560 meters to a concrete pillar Labeled ‘8’ thence in the said direction along 

the said boundary of the said road on a  grid bearing of grid bearing of 96o 45’ 57” 

for a grid distance of 418.263 meters to a wooden post Labeled “7” thence in a North 

Easterly direction along the said boundary of the said road on a grid bearing of 55o 

24’ 01” for a grid distance of 615.777 meters to a wooden post Labeled ‘6’ thence in 

a south Easterly direction on a grid bearing of 133o 35’ 17” for a grid distance of 

831.678 meters to a wooden post, thence in the direction on the said bearing for a 

grid distance of 1134.875 meters to a wooden post, thence in the said direction on the 

said bearing for a grid distance of 629.911 meters to a wooden post Labeled ‘5’ 

located sixty six (66) feet or less aback from the Western Bank of the Anderson’s 

lagoon, thence in a southerly direction meandering along the said bank of the Lagoon 
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for a distance of 1900 meters more or less to the mouth of the said Lagoon to a point 

located sixty six (66) feet more or less aback from the Sea Shore, thence in a 

southerly direction meandering along the Sea Shore for a distance of 4000  meters 

more or less at a point on the mouth of the Sapodilla Lagoon, thence in a Westerly 

direction across the mouth of the said Lagoon for a distance of 720 meters more or 

less to a concrete pillar Labeled ‘4’ thence in the said direction on a grid bearing of 

2750 24’ 14” for a grid distance of 197.300 meters to a concrete pillar labeled ‘3’ 

thence in the said direction on the said bearing across the said Lagoon for a distance 

of 1236.827 meters to a concrete pillar Labeled ‘2’located sixty six (66) feet more or 

less aback from the West Bank of the Sapodilla Lagoon, thence in the said direction 

on the said bearing for a grid distance of 598.060 meters to a found concrete pillar, 

thence in the said direction on the said bearing for a grid distance of 627.004 meters 

to a found concrete pillar, thence in the said direction on the said bearing for a grid 

distance of 974.405 meters to a found concrete pillar, thence in the said direction on 

the said bearing for a grid distance of 1669.635 meters to a concrete pillar Labeled 

‘SW(1)’ located on the Northern boundary of Hughes Estate, thence in a Northerly 

direction on a grid bearing of 06o 16’ 28” for a grid distance of 1010.900 meters to a 

found concrete pillar, thence in the said direction in the said bearing for a grid 

distance of  1001.028 meters to a concrete pillar, thence in the said direction on the 

said bearing for a grid distance of 1038.527 meters to a concrete pillar thence in the 

said direction on the said bearing for a grid distance of 948.975 meters to a concrete 

pillar thence in the said direction on the said bearing for a grid distance of 923.074 

meters back to the point of commencement. 
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SAVE AND EXCEPT the subdivision surveys as shown on Entry No. 8994 

Register No. 24, Entry No. 9198 Register No. 24 Entry No. 7828 Register No. 16, 

Entry No. 8673 Register No. 24, Entry No. 9628 Register No. 7, Entry No. 11879 

Register No. 7, Entry No. 13185 Register No. 7, Entry No. 12035 Register No. 7, 

Entry No. 13592 Register No. 7, Entry No. 13050 Register No. 7, Entry No. 14988 

Register No. 7   

 

SAVE AND EXCEPT All those Lots in T.C.T. Volume 47 Folio 107 dated 

2nd December, 2005, T.C.T. Volume 47 Folio 140 dated 12th January, 2006, T.C.T. 

Volume 48 Folio 85 dated 30th March, 2006, T.C.T. Volume 48 Folio 86 dated 30th 

March, 2006, T.C.T. Volume 48 Folio 87 dated 30th March, 2006, T.C.T. Volume 48 

Folio 88 dated 30th March, 2006, T.C.T. Volume 48 Folio 116 dated 3rd May, 2006, 

T.C.T. Volume 48 Folio 117 dated 3rd May, 2006, T.C.T. Volume 48 Folio 118 

dated 3rd May, 2006, T.C.T. Volume 49 Folio 16 dated 4th July, 2006, T.C.T. Volume 

49 Folio 13 dated 31st July, 2006, T.C.T. Volume 49 Folio 48 dated 19th September, 

2006, T.C.T. Volume 49 Folio 90 dated 20th October, 2006, T.C.T. Volume 49 Folio 

91 dated 20th October, 2006, T.C.T. Volume 49 Folio 111 dated 8th November, 2006, 

T.C.T. Volume 50 Folio 5 dated 11th December, 2006, T.C.T. Volume 50 Folio 6 

dated 11th December, 2006 T.C.T. Volume 50 Folio 22 dated 2nd January, 2007, 

T.C.T. Volume 51 Folio 10 dated 8th June, 2007 T.C.T. Volume 51 Folio 45 dated 4th 

July, 2007, T.C.T. Volume 51 Folio 120 dated 7th December, 2007, T.C.T. Volume 

51 Folio 125 dated 7th December, 2007 T.C.T. Volume 53 Folio 101 dated 19th 

December, 2008 T.C.T. Volume 53 Folio 102 dated 19th December, 2008, T.C.T. 
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Volume 53 Folio 118 dated 11th March, 2009, T.C.T. Volume 53 Folio 121 dated 30th 

April, 2009, T.C.T. Volume 54 Folio 10 dated 12th May, 2009, T.C.T. Volume 54 

Folio 77 dated 16th November, 2009, T.C.T. Volume 54 Folio 83 dated 16th 

December, 2009, T.C.T. Volume 54 Folio 84 dated 8th January, 2010, T.C.T. Volume 

55 Folio 30 dated 14th July, 2010, T.C.T. Volume 55 Folio 63 dated 3rd October, 

2010, T.C.T. Volume 53 Folio 109 dated 11th February, 2011 T.C.T. Volume 55 

Folio 118 dated 14th February, 2011, T.C.T. Volume 56 Folio 13 dated 16th June, 

2011, T.C.T. Volume 56 Folio 14 dated 16th June, 2011, T.C.T. Volume 56 Folio 24 

dated 15th July, 2011, T.C.T. Volume 56 Folio 32 dated 16th September, 2011,  

T.C.T. Volume 56 Folio 55 dated 5th January, 2012, T.C.T. Volume 56 Folio 95 

dated 22nd April, 2012, T.C.T. Volume 56 Folio 96 dated 23rd April, 2012, T.C.T. 

Volume 56 Folio 114 dated 30th August, 2012, T.C.T. Volume 56 Folio 118 dated 

28th May, 2012, T.C.T. Volume 56 Folio 49 dated 2nd December, 2011, T.C.T. 

Volume 56 Folio 86 dated 3rd April, 2012, T.C.T. Volume 56 Folio 138 dated 15th 

March, 2013 a total of 76.052 acres. Thus leaving by calculation a remaining acreage 

of 7466.684 acres. See Entry No. 14104 Reg. No. 7. 
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SECOND SCHEDULE 

   

 ALL THAT piece or parcel of land being Lot No. containing  acres, 

being a portion of land situate south of Sittee River Village in the Allpines Estate 

which includes all the lands on the south side of the Sittee River  on the sea shore and 

on Sapodilla Lagoon, the said piece or parcel of land is shown on a Plan of 

Subdivision Survey dated 26th January, 2015 by Rolando A. Rosado, Licensed 

Surveyor, recorded at the Office of the Commissioner of Lands and Survey, 

Belmopan in Register No. 12 Entry No. 16257, together with all buildings and 

erections standing and being thereon. 

 

Remaining Portion 

THIRD SCHEDULE 

ALL THAT piece or parcel of land comprising of 7672.736 acres, situate in 

the Stann Creek District, called (along with the hereditaments hereunder described 

and numbered 106 on the Property Map of Belize) The Allpines Estate which 

includes all the lands on the south side of the Sittee River on the sea shore and on 

Sapodilla Lagoon presently owned by the . It is 

bounded and described as follows: On the North by Sittee River and a Sixty Six (66) 

Feet Access, on the East by National Land and Anderson’s Lagoon, on the South 

East by the Caribbean Sea, on the South by Hughes Estate (Entry No. 343 at Reg. 
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No. 3) and the Sapodilla Lagoon and on the West by Lands Known as Uncle Sam 

belonging to John Zabaneh) Entry No. 12455 at Reg. No. 29) It is more particularly 

described as follows:  

COMMENCING at a concrete pillar Labeled ‘13’ having U.T.M. Grid 

Coordinates N 1859887.017 and E 356000.985, located sixty six (66) feet more or 

less back from the South Bank of the Sitee River that said pillar being the 

Northwestern corner of the herein described parcel of land, thence in a Easterly 

direction meandering along the said Bank of the river for a distance of 6851 meters 

more or less to a concrete pillar Labeled ‘I’, thence in a Southerly direction on a grid 

bearing of 186o 48’ 52” for a grid distance of 323.521 meters to a point located on 

the Southern boundary of the abovementioned sixty six(66) feet wide access road 

thence in a North Easterly direction along the said boundary of the said road on a 

grid bearing of 58o 25’ 30” for a grid distance of 272.310 meters to a point thence in 

the said direction along the said boundary of the said road on a grid bearing of 60o 

16’ 42” for a grid distance of 29.205 meters to a point thence in the said direction 

along the said boundary if the said road ion a grid bearing of 27o 03’ 29” for a grid 

distance of 18.952 meters to a point thence in the said direction along the said 

boundary of the said road on a grid bearing of 58o 21’ 43” for a grid distance of 

1515.787 meters to a concrete pillar Labeled “E5” thence in a Northerly direction 

along the said boundary of the said road on a grid bearing of 39o 19’ 56” for a grid 

distance of 37.397 meters to a concrete pillar Labeled ‘9’ located on the intersection 

of the said road and the southern boundary of the forty (40) feet wide road which said 

road forms the southern boundary of the Sittee River Agricultural Farms Layout as is 
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shown on  Survey Department Plan No. 1889, thence in an Easterly direction along 

the said boundary of the said road on a grid bearing of 96o 58’ 05” for a grid distance 

of 386.560 meters to a concrete pillar Labeled ‘8’ thence in the said direction along 

the said boundary of the said road on a  grid bearing of grid bearing of 96o 45’ 57” 

for a grid distance of 418.263 meters to a wooden post Labeled “7” thence in a North 

Easterly direction along the said boundary of the said road on a grid bearing of 55o 

24’ 01” for a grid distance of 615.777 meters to a wooden post Labeled ‘6’ thence in 

a south Easterly direction on a grid bearing of 133o 35’ 17” for a grid distance of 

831.678 meters to a wooden post, thence in the direction on the said bearing for a 

grid distance of 1134.875 meters to a wooden post, thence in the said direction on the 

said bearing for a grid distance of 629.911 meters to a wooden post Labeled ‘5’ 

located sixty six (66) feet or less aback from the Western Bank of the Anderson’s 

lagoon, thence in a southerly direction meandering along the said bank of the Lagoon 

for a distance of 1900 meters more or less to the mouth of the said Lagoon to a point 

located sixty six (66) feet more or less aback from the Sea Shore, thence in a 

southerly direction meandering along the Sea Shore for a distance of 4000  meters 

more or less at a point on the mouth of the Sapodilla Lagoon, thence in a Westerly 

direction across the mouth of the said Lagoon for a distance of 720 meters more or 

less to a concrete pillar Labeled ‘4’ thence in the said direction on a grid bearing of 

2750 24’ 14” for a grid distance of 197.300 meters to a concrete pillar labeled ‘3’ 

thence in the said direction on the said bearing across the said Lagoon for a distance 

of 1236.827 meters to a concrete pillar Labeled ‘2’located sixty six (66) feet more or 

less aback from the West Bank of the Sapodilla Lagoon, thence in the said direction 
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on the said bearing for a grid distance of 598.060 meters to a found concrete pillar, 

thence in the said direction on the said bearing for a grid distance of 627.004 meters 

to a found concrete pillar, thence in the said direction on the said bearing for a grid 

distance of 974.405 meters to a found concrete pillar, thence in the said direction on 

the said bearing for a grid distance of 1669.635 meters to a concrete pillar Labeled 

‘SW(1)’ located on the Northern boundary of Hughes Estate, thence in a Northerly 

direction on a grid bearing of 06o 16’ 28” for a grid distance of 1010.900 meters to a 

found concrete pillar, thence in the said direction in the said bearing for a grid 

distance of  1001.028 meters to a concrete pillar, thence in the said direction on the 

said bearing for a grid distance of 1038.527 meters to a concrete pillar thence in the 

said direction on the said bearing for a grid distance of 948.975 meters to a concrete 

pillar thence in the said direction on the said bearing for a grid distance of 923.074 

meters back to the point of commencement. 

SAVE AND EXCEPT the subdivision surveys as shown on Entry No. 8994 

Register No. 24, Entry No. 9198 Register No. 24 Entry No. 7828 Register No. 16, 

Entry No. 8673 Register No. 24, Entry No. 9628 Register No. 7, Entry No. 11879 

Register No. 7, Entry No. 13185 Register No. 7, Entry No. 12035 Register No. 7, 

Entry No. 13592 Register No. 7, Entry No. 13050 Register No. 7, Entry No. 14988 

Register No. 7   

SAVE AND EXCEPT All those Lots in T.C.T. Volume 47 Folio 107 dated 

2nd December, 2005, T.C.T. Volume 47 Folio 140 dated 12th January, 2006, T.C.T. 

Volume 48 Folio 85 dated 30th March, 2006, T.C.T. Volume 48 Folio 86 dated 30th 

March, 2006, T.C.T. Volume 48 Folio 87 dated 30th March, 2006, T.C.T. Volume 48 
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Folio 88 dated 30th March, 2006, T.C.T. Volume 48 Folio 116 dated 3rd May, 2006, 

T.C.T. Volume 48 Folio 117 dated 3rd May, 2006, T.C.T. Volume 48 Folio 118 

dated 3rd May, 2006, T.C.T. Volume 49 Folio 16 dated 4th July, 2006, T.C.T. Volume 

49 Folio 13 dated 31st July, 2006, T.C.T. Volume 49 Folio 48 dated 19th September, 

2006, T.C.T. Volume 49 Folio 90 dated 20th October, 2006, T.C.T. Volume 49 Folio 

91 dated 20th October, 2006, T.C.T. Volume 49 Folio 111 dated 8th November, 2006, 

T.C.T. Volume 50 Folio 5 dated 11th December, 2006, T.C.T. Volume 50 Folio 6 

dated 11th December, 2006 T.C.T. Volume 50 Folio 22 dated 2nd January, 2007, 

T.C.T. Volume 51 Folio 10 dated 8th June, 2007 T.C.T. Volume 51 Folio 45 dated 4th 

July, 2007, T.C.T. Volume 51 Folio 120 dated 7th December, 2007, T.C.T. Volume 

51 Folio 125 dated 7th December, 2007 T.C.T. Volume 53 Folio 101 dated 19th 

December, 2008 T.C.T. Volume 53 Folio 102 dated 19th December, 2008, T.C.T. 

Volume 53 Folio 118 dated 11th March, 2009, T.C.T. Volume 53 Folio 121 dated 30th 

April, 2009, T.C.T. Volume 54 Folio 10 dated 12th May, 2009, T.C.T. Volume 54 

Folio 77 dated 16th November, 2009, T.C.T. Volume 54 Folio 83 dated 16th 

December, 2009, T.C.T. Volume 54 Folio 84 dated 8th January, 2010, T.C.T. Volume 

55 Folio 30 dated 14th July, 2010, T.C.T. Volume 55 Folio 63 dated 3rd October, 

2010, T.C.T. Volume 53 Folio 109 dated 11th February, 2011 T.C.T. Volume 55 

Folio 118 dated 14th February, 2011, T.C.T. Volume 56 Folio 13 dated 16th June, 

2011, T.C.T. Volume 56 Folio 14 dated 16th June, 2011, T.C.T. Volume 56 Folio 24 

dated 15th July, 2011, T.C.T. Volume 56 Folio 32 dated 16th September, 2011,  

T.C.T. Volume 56 Folio 55 dated 5th January, 2012, T.C.T. Volume 56 Folio 95 

dated 22nd April, 2012, T.C.T. Volume 56 Folio 96 dated 23rd April, 2012, T.C.T. 
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Volume 56 Folio 114 dated 30th August, 2012, T.C.T. Volume 56 Folio 118 dated 

28th May, 2012, T.C.T. Volume 56 Folio 49 dated 2nd December, 2011, T.C.T. 

Volume 56 Folio 86 dated 3rd April, 2012, T.C.T. Volume 56 Folio 138 dated 15th 

March, 2013 a total of 76.052 acres. Thus leaving by calculation a remaining acreage 

of 7466.684 acres. See Entry No. 14104 Reg. No. 7. 

SAVE AND EXCEPT ALL THAT piece or parcel of land being Lot No.  

containing acres, being a portion of land situate south of Sittee River Village in 

the Allpines Estate which includes all the lands on the south side of the Sittee River  

on the sea shore and on Sapodilla Lagoon, the said piece or parcel of land is shown 

on a Plan of Subdivision Survey dated 26th January, 2015 by Rolando A. Rosado, 

Licensed Surveyor, recorded at the Office of the Commissioner of Lands and Survey, 

Belmopan in Register No. 12 Entry No. 16257, together with all buildings and 

erections standing and being thereon. 
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B E L I Z E 

FORM 18 

(Rule 23) 

 

 GENERAL REGISTRY ACT 

 

 AND 

 

 GENERAL REGISTRY RULES 

 

 Affidavit of Seller of Land 

 

 

I, , of  

 MAKE OATH AND SAY as 

follows: 

 

1. That I am a  

 having been so appointed on  

 

 

, and I am duly authorized by the Company to make this Affidavit.   

 

2. That on the        day of        , 2023,  

 sold to  

of registered office situate at , the property 

described in the SECOND SCHEDULE attached hereto and the full and true 

consideration passing to  for the sale of 

the property is the sum of   

. 

 

     3. I further state that there are no other agreements, conditions or 

undertakings between     and 
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 whereby they are to pay or have paid to  

 or to any other person whomsoever on behalf of 

 for or in respect of or in connection with 

the purchase by them of the said property, except certain expenses under Rule 46 of 

the General Registry Rules. 

 

4. I further state in respect of the said sale that  

 has not received and that  

 is not to receive nor has any other person on  

 behalf nor is any other person to receive for  

 use and benefit or at  

 instance or request any valuable consideration besides 

the said sum of  

. 

 

SWORN to by           

              

 

                                    

      

             

          

             

       

                

                        

           

        

            

           day     )                  

          ) 

                                      of, 2023.      )  

            

 Before Me, 

 

  

_______________________________  

        Notary Public 
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SECOND SCHEDULE 

   

 ALL THAT piece or parcel of land being Lot No.  containing acres, 

being a portion of land situate south of Sittee River Village in the Allpines Estate 

which includes all the lands on the south side of the Sittee River  on the sea shore and 

on Sapodilla Lagoon, the said piece or parcel of land is shown on a Plan of 

Subdivision Survey dated 26th January, 2015 by Rolando A. Rosado, Licensed 

Surveyor, recorded at the Office of the Commissioner of Lands and Survey, 

Belmopan in Register No. 12 Entry No. 16257, together with all buildings and 

erections standing and being thereon. 
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B E L I Z E 

 

 FORM 19 

 (Rule 23) 

 

 GENERAL REGISTRY ACT 

 

 AND 

 

 GENERAL REGISTRY RULES 

 

 Affidavit of Buyer of Land 

 

 

We,  of registered office situate at  

, MAKE OATH AND SAY as follows: 

 

1. That on the  day of                , 2023, We 

bought from  a 

company duly incorporated under the Companies Act, Chapter 250 of the Laws of 

Belize, revised edition 2011, with registered office located at  

, the property described in the SECOND 

SCHEDULE attached hereto and that the full and true consideration paid or to be 

paid by us for the property whether to the said  

  or to any other person in connection with the sale is 

the sum of  

. 
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   - 2 - 

2. AND We further state that we have not nor have any other person to 

my knowledge on my account paid nor is there by me or on the Company’s behalf to 

be paid any other valuable consideration for or in respect of or in connection with the 

transfer to us of the said property, except certain expenses under Rule 46 of the 

General Registry Rules. 

 

 

SWORN by the said   ) 

     )   ___________________________________ 

at     )    

     )        

this  day of   )  

     )    ___________________________________ 

2023     )      

            

 

  Before Me, 

 

 

 

_______________________________  

   Notary Public 
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SECOND SCHEDULE 

ALL THAT piece or parcel of land being Lot No. containing  acres, being 

a portion of land situate south of Sittee River Village in the Allpines Estate which 

includes all the lands on the south side of the Sittee River  on the sea shore and on 

Sapodilla Lagoon, the said piece or parcel of land is shown on a Plan of Subdivision 

Survey dated 26th January, 2015 by Rolando A. Rosado, Licensed Surveyor, 

recorded at the Office of the Commissioner of Lands and Survey, Belmopan in 

Register No. 12 Entry No. 16257, together with all buildings and erections standing 

and being thereon. 
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1

Theisman, Benjamin

From: Theisman, Benjamin
Sent: Wednesday, November 1, 2023 12:14 PM
To: Rego, Allison
Cc: Erickson, Christopher
Subject: Sanctuary Belize, survey FAQs
Attachments: Sanctuary Belize FAQs FTC 11-1-23 (shared with Ankura, final).docx; Sanctuary Belize FAQs FTC 

11-1-23 (shared with Ankura, final, redline).docx

Ms. Rego, 

Attached are the revised FAQs, clean and a redline showing changes from the last version we shared.  These are final 
from our perspective, subject to the comments explaining that we have not attempted to edit any of the Receiver’s 
language stating consumers will need to prepare their own closing documents and hire people to do so.  As noted in 
other emails, the FTC has concerns about this approach. 

Regards, 

Benjamin J. Theisman 
Federal Trade Commission 
Bureau of Consumer Protection--Division of Enforcement 
600 Pennsylvania Ave., NW 
Washington, DC 20580 
(202) 326-2223
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Theisman, Benjamin

From: Rego, Allison <ARego@btlaw.com>
Sent: Wednesday, November 1, 2023 6:49 PM
To: Theisman, Benjamin
Cc: Erickson, Christopher
Subject: RE: Sanctuary Belize, Survey emails

Hi, Ben, 
  
At this point, the FTC should insert the language it believes best addresses the issues if it doesn't want to use the 
Receivership Team’s proposed language. With respect to helping consumers, since these are arms-length transactions, 
the Receiver believes the appropriate approach is to alert them to the risks and inform them that they'll have 
responsibilities in connection with buying the asset. Regarding post-closing challenges that could arise, the Receivership 
Team would have to take that on a case-by case basis (factoring in the 6/14 Order language, the express risk disclosures, 
and the overall interests of the estate and other consumers). 
  

Allison Rego | Partner 
Barnes & Thornburg LLP 
655 West Broadway, Suite 1300, San Diego, CA 92101 
Direct: (619) 321-5003   

 
 

 
 

 
 

 

 

 
Visit our Subscription Center to sign up for legal insights and events. 

From: Theisman, Benjamin <btheisman@ftc.gov>  
Sent: Wednesday, November 1, 2023 2:36 PM 
To: Rego, Allison <ARego@btlaw.com> 
Cc: Erickson, Christopher <cerickson@ftc.gov> 
Subject: [EXTERNAL] RE: Sanctuary Belize, Survey emails 
  
Caution: This email originated from outside the Firm. 

Thank you for the clarification.  It’s helpful.  Your proposed language does not appear to cover these issues.  Your 
language is advising consumers that transfer of title “will be determined” during closing.  That could mean simply that 
title will transfer after closing. That is how we interpreted your proposed language, and so simplified it to make it easier 
to read.  You seem to be saying that you want this language to serve as a warning that title may not pass, even after 
consumers take steps to gain title. 
  
Perhaps this would be better, at the end of the paragraph rather than in the middle: “If you sign the contract and 
proceed to closing, the Receiver cannot guarantee you will get title.  Getting title will still require, for example, that the 
lot be free of encumbrances and that you follow various filing and other regulatory requirements.” 
  
I’m happy to take other suggestions.  But is this what you are trying to tell consumers?  If a consumer goes through 
closing and pays the Receiver, but ultimately cannot get title, will the Receiver refund the consumer?  Relatedly, will the 
Receiver do anything to help consumers with these issues? 
  
Regards, 
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Benjamin J. Theisman 
Federal Trade Commission 
Bureau of Consumer Protection--Division of Enforcement 
600 Pennsylvania Ave., NW 
Washington, DC 20580 
(202) 326-2223

From: Rego, Allison <ARego@btlaw.com>  
Sent: Wednesday, November 1, 2023 5:10 PM 
To: Theisman, Benjamin <btheisman@ftc.gov> 
Cc: Erickson, Christopher <cerickson@ftc.gov> 
Subject: RE: Sanctuary Belize, Survey emails 

Ben, by way of further explanation, there are steps typically undertaken by a buyer before and after a real estate closing. 
As part of what the Receivership Team called the “closing process,” steps in advance of a closing involve, among other 
things, conducting due diligence in order to try to validate that title is clear (no encumbrances, clouds, etc.). The idea is 
that a buyer can and should reassure themselves as best as possible that no red flags pop up before they consummate 
the purchase and pay the money at closing, and take on the responsibilities of ownership. There is of course other due 
diligence that may also be undertaken concerning back taxes, pending litigation, etc. 

Importantly, title in Belize does not officially transfer at the closing. As part of what we called the sales closing process, 
there are also steps after the closing to file documents (see, e.g., the forms the Receiver provided) with the government 
in order to effectuate title transfers. Because we are in Belize, the Receivership Team does not recommend including 
language that suggests the government will automatically transfer title, or transfer clear title, after closing.  

The Receiver doesn’t want to unnecessarily unnerve consumers, but believes it is important to be candid with them - 
particularly when operating in Belize regarding these lots. This is why the language in paragraph 7 of the June 14th 
Order highlights that, beyond threshold considerations such as approved subdivisions and competing claims, availability 
of Option #1 will also be subject to Belize legal and regulatory requirements, encumbrances, and other relevant 
considerations that may preclude transferability.  

Whether in the email language or the FAQs, it is not accurate to say or suggest that consumers will simply get title once 
they sign the contract and/or proceed to closing. That should be tempered in light of all of the foregoing.  

At this point, if you still have questions about the closing process and title transfers, it may be easier to discuss by 
phone. Please let us know if that would be helpful.   

Allison Rego | Partner 
Barnes & Thornburg LLP 
655 West Broadway, Suite 1300, San Diego, CA 92101 
Direct: (619) 321-5003   

Visit our Subscription Center to sign up for legal insights and events. 
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From: Theisman, Benjamin <btheisman@ftc.gov>  
Sent: Wednesday, November 1, 2023 11:56 AM 
To: Rego, Allison <ARego@btlaw.com> 
Cc: Erickson, Christopher <cerickson@ftc.gov> 
Subject: [EXTERNAL] RE: Sanctuary Belize, Survey emails 
  
Caution: This email originated from outside the Firm. 

But what does that mean?   How will it be determined?  What about the closing determines it? 
  

From: Rego, Allison <ARego@btlaw.com>  
Sent: Wednesday, November 1, 2023 2:43 PM 
To: Theisman, Benjamin <btheisman@ftc.gov> 
Cc: Erickson, Christopher <cerickson@ftc.gov> 
Subject: RE: Sanctuary Belize, Survey emails 
  
The Receivership Team’s proposed language is as follows: “Please note that the ultimate transfer of clear title to your lot 
will be determined as part of the sales closing process.” 
  

Allison Rego | Partner 
Barnes & Thornburg LLP 
655 West Broadway, Suite 1300, San Diego, CA 92101 
Direct: (619) 321-5003   

 
 

 
 

 
 

 

 

 
Visit our Subscription Center to sign up for legal insights and events. 

From: Theisman, Benjamin <btheisman@ftc.gov>  
Sent: Wednesday, November 1, 2023 10:06 AM 
To: Rego, Allison <ARego@btlaw.com> 
Cc: Erickson, Christopher <cerickson@ftc.gov> 
Subject: [EXTERNAL] RE: Sanctuary Belize, Survey emails 
  
Caution: This email originated from outside the Firm. 

The Other Development email is fine with your change.  What is the language you want in the other email, keeping in 
mind that it needs to be simple and understandable? 
  
Regards, 
  
Benjamin J. Theisman 
Federal Trade Commission 
Bureau of Consumer Protection--Division of Enforcement 
600 Pennsylvania Ave., NW 
Washington, DC 20580 
(202) 326-2223 
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From: Rego, Allison <ARego@btlaw.com>  
Sent: Wednesday, November 1, 2023 12:44 PM 
To: Theisman, Benjamin <btheisman@ftc.gov> 
Cc: Erickson, Christopher <cerickson@ftc.gov> 
Subject: RE: Sanctuary Belize, Survey emails 
  
Good morning, Ben. 
  
Please see comments on two of the attached email communications you provided yesterday. Please also note that, in 
order to simplify administration, the Receivership Team plans to address all of the emails to: Dear Lot Purchaser.  
  

Allison Rego | Partner 
Barnes & Thornburg LLP 
655 West Broadway, Suite 1300, San Diego, CA 92101 
Direct: (619) 321-5003   

 
 

 
 

 
 

 

 

 
Visit our Subscription Center to sign up for legal insights and events. 

From: Theisman, Benjamin <btheisman@ftc.gov>  
Sent: Tuesday, October 31, 2023 3:59 PM 
To: Rego, Allison <ARego@btlaw.com> 
Cc: Erickson, Christopher <cerickson@ftc.gov> 
Subject: [EXTERNAL] Sanctuary Belize, Survey emails 
  
Caution: This email originated from outside the Firm. 

Ms. Rego, 
  
Attached are the various cover emails.  These are final from our perspective.  I’ve also included a redline showing 
changes since the last version I shared with you.  Before these are used, I would like to see how they appear in an 
email.  So, once those are available, please share those with me. 
  
Regards, 
  
Benjamin J. Theisman 
Federal Trade Commission 
Bureau of Consumer Protection--Division of Enforcement 
600 Pennsylvania Ave., NW 
Washington, DC 20580 
(202) 326-2223 
  
  

CONFIDENTIALITY NOTICE: This email and any attachments are for the exclusive and confidential use of the intended recipient. If 
you are not the intended recipient, please do not read, distribute or take action in reliance upon this message. If you have received 
this in error, please notify us immediately by return email and promptly delete this message and its attachments from your computer 
system. We do not waive attorney-client or work product privilege by the transmission of this message.  
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CONFIDENTIALITY NOTICE: This email and any attachments are for the exclusive and confidential use of the intended recipient. If 
you are not the intended recipient, please do not read, distribute or take action in reliance upon this message. If you have received 
this in error, please notify us immediately by return email and promptly delete this message and its attachments from your computer 
system. We do not waive attorney-client or work product privilege by the transmission of this message.  

  

CONFIDENTIALITY NOTICE: This email and any attachments are for the exclusive and confidential use of the intended recipient. If 
you are not the intended recipient, please do not read, distribute or take action in reliance upon this message. If you have received 
this in error, please notify us immediately by return email and promptly delete this message and its attachments from your computer 
system. We do not waive attorney-client or work product privilege by the transmission of this message.  

 

CONFIDENTIALITY NOTICE: This email and any attachments are for the exclusive and confidential use of the intended recipient. If 
you are not the intended recipient, please do not read, distribute or take action in reliance upon this message. If you have received 
this in error, please notify us immediately by return email and promptly delete this message and its attachments from your computer 
system. We do not waive attorney-client or work product privilege by the transmission of this message.  
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Your Home Closing Checklist
A handy guide to help you prepare for a  
pleasant, smooth, and efficient closing.

                Before Closing

Financing: 
Touch Base with Your Lender
� Discuss with your lender if and when you may want

to lock in your interest rate. Typical rate locks last
30-60 days.

� Confirm details and provide any requested docu-
mentation that needs to be refreshed or re-verified
by your lender.

� Disclose any changes regarding your job status,
compensation, credit, or savings since receiving
your initial approval.

� Choose your homeowners insurance provider. You
can request a quote at www.pulteinsurance.com.

� Confirm the source of your closing funds with your
lender and provide any requested documentation.

� If you are purchasing your property with a Trust,
provide the Trust paperwork to your lender and
Closing Agent.

Home Construction:  
Touch Base with Your  
Construction Manager
� Understand how your home is progressing and what

the anticipated closing window will be.

Moving:  
Begin Planning Your Move
� Obtain quotes for movers.

� Obtain quotes from utility providers (if applicable).

� Make a list of companies and contacts for
address changes.

� Please make sure you are available to be at closing
throughout your closing window.

                Before Closing

Financing: 
Touch Base with Your Lender
� Discuss with your lender if and when to lock in your

interest rate.

� Confirm there are no outstanding items needed
from your lender to finalize your loan.

� Ensure any changes regarding your job status, com-
pensation, credit, or savings have been disclosed to
your lender. (Failure to bring these to light ahead of
time can result in a delay in closing).

� Provide a copy of your homeowners insurance to
your lender. Please provide your lender with your
Insurance Agent’s name, phone number, and a copy
of the Declaration page.

� Validate and prepare any required funds and have
ready for transfer.

Home Construction:  
Touch base with your  
Construction Manager
� �Validate signing/closing location, time, and date.

� Confirm the date/time of your Build Quality
Pre-Closing Orientation with your
Construction Manager.

� Validate how keys will be received to your
new home.

Moving:  
Begin planning your move
� Request PTO for closing/moving days.*

� Contact your Construction Manager to understand
when to schedule movers.

*	Please stay aligned with the construction of your home as the dates may 

still shift due to inherent uncertainties in construction completion.

Two 
Weeks

45‑60 
Days
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                 What to Bring  

	�Photo Identification
	 All parties required to be at closing will need to 

bring a valid, government-issued photo ID.

	�Funds
	 Your closing agent/title company will provide you 

with detailed instructions on how and when to 
transfer your funds for closing. Additionally, it is  
recommended to bring your checkbook as a precau-
tion for any small overage charges.

	�Documentation
	 If requested, please bring any final documentation 

as directed by your lender or closing agent. In some 
instances, your closing agent may arrange for all 
or a portion of your closing documentation to be 
signed electronically. 
 
 

                 Living 
 
Home Maintenance:

	� Work with Customer Care and Field Team for any 
questions and needs as you use your home.

	� Register HVAC and appliances for additional  
warranty extension. 

	� Submit feedback via customer survey. 

Financial:
	� Set up recurring mortgage payments.

	� Ensure utilities have been transferred  
(24 hours after closing).

	� Apply for property tax exemptions where applicable.

Personal:
	� Submit a Change of Address with Post Office.

	� Change your driver’s license and register to vote.

	� Notify your contacts of your address change.

	� Obtain mailbox keys from Post Office, if applicable.

	� Contact your Homeowners Association for info  
on HOA meetings and communications as well  
as understanding landscaping, installation, and 
maintenance requirements.

	� Register your pet.© 2023 PulteGroup, Inc. and/or its affiliates. All rights reserved. March 2023.

                Before Closing

Financing: 
Touch Base with Your Lender

	� Sign and submit your Preliminary Closing Disclo-
sure (PCD) to your lender at least 3 business days 
prior to your closing date. (This is one of the most 
important documents you’ll receive, so make sure to 
check over it carefully! A delay in signing this disclo-
sure may result in a delay in closing.)

Touch Base with Your  
Title Company/Closing Agent 

	� Confirm what to expect on closing day including: 
appointment time and location, what to bring,  
and protocols.

	� Receive the final amount needed to send to your 
title company or Closing Agent, if any, at closing. 
Always call to confirm wiring instructions by  
using a known phone number before initiating  
a wire transfer and be sure to confirm receipt 
after sending. 

	� Confirm all parties needing to attend closing will be 
available or make other arrangements (e.g., power 
of attorney, remote).

Home Construction:
	� Attend your Build Quality Celebration.

Moving:
	� Schedule utility transfers:

	� Electric
	� Gas
	� Water
	� Internet

One 
Week      

Closing 
Day

Post 
Closing

	� Security
	� Television
	� Trash
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Last updated on November 17, 2021 

This list expires on June 30, 2024

ATTORNEY LIST FOR BELIZE  
Embassy of the United States of America 

 Belmopan City, Belize 
Address: 4 Floral Park Road, Belmopan City, Belize 
Phone:(501) 822 4011 
Fax: (501) 822-4050 
Duty Officer: (501) 610-5030 
E-mail: ACSBelize@state.gov
Website:  www.belize.usembassy.gov

The U.S. Embassy Belmopan City, Belize assumes no responsibility or liability for the professional ability or reputation of, or the 
quality of services provided by, the following persons or firms.  Inclusion on this list is in no way an endorsement by the 
Department of State or the U.S. Embassy Belmopan.  Names are listed alphabetically, and the order in which they appear has no 
other significance.  The information in the list on professional credentials, areas of expertise and language ability are provided 
directly by the lawyers; the Embassy is not able to vouch for such information.  
You may receive additional information about the individuals on the list by contacting the local bar association at 501 614-6228 or 
email at secretary@belizebar.bz 

Name, Address & Contact 
of Information of 

Attorney 

Background Areas of Expertise 

ARGUELLES, Emil 
Arguelles & Company 
Attorneys-at-Law | Patent and 

Trademark Agents 

Partner:  None 
Address:  Suit 401 

The Matalon, 
P.O. Box 1846 
Coney Drive 
Belize City, Belize 

Tel: (501) 223-0858 
Fax: (501) 223-6403 
Home: (501) 223-0088 
E-mail:  info@belizelawyer.com
Website:  www.belizelawyer.com

• 1993 Marquette University (Milwaukee, WI) -
B.A. 

• Political Science, 1995 University of the West 
Indies (Barbados & Jamaica) – LLB Law

• 1998 Norman Manley Law School (Jamaica) – 
CLE. 

• Law, Society of Trust and Estate Practitioners 
(UK-STEP) – TE 

• Fluent in English and Spanish

• Serving all locations in Belize for 20 years 

• Insurance 

• Banking/Financial

• Commercial/Business/Civil Law

• Foreign Investments

• Patents/Trademarks/copyrights

• Intellectual Property

• Damages 

• Collections

• Contracts

• Corporations

• Estates 

• Taxes 

• Government Relations

• Auto/Accidents
Certified Translator, Court Reporter/Stenographer, Notary 
Public. 

Willing to take cases outside of Belize City, Represents U.S. 
Companies 

ARGUELLES, Mikhail 
(Mikhail Arguelles & Associates) 

Partner:   None 
Address:  35 New Road 

Belize City 
Belize 

Office:  501-223-6798/223-6799 
Cell phone:  501-610-6800 
Fax:  501-223-6790 
E-mail:
mikhail@attorneysinbelize.com
Website:  
www.attorneysinbelize.com 

• York University, Toronto, Canada (Bachelor of 
Arts, Political Science, 2003)

• University of Buckingham, Buckinghamshire,
England, U.K. (Bachelor of Laws [LL. B], 2007) 

• University of West England, Bristol, U.K. (Post 
Graduate diploma, Bar Vocational Studies, 
2008) 

• Called to the Bar of England and Wales by the 
Honorable Society of the Middle Temple,
London, 2008 

• Norman Manley School of Law, Kingston, 
Jamaica (Legal Education Certificate,2009)

• Fluent in English and Spanish

• Insurance,

• Banking/Financial 

• Commercial/Business Law

• Foreign investments

• Patents/Trademarks/copyrights 

• Intellectual Property

• Damages 

• Contracts

• Corporations

• Foreign Claims 

• Estates 

• Auto/Accidents

Certified Translator/Court Reporter/Stenographer, Notary 
Public.  

Willing to take cases outside of Belize City, Represents U.S. Law 
firms/comp 
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Name, Address & Contact 
of Information of 

Attorney 

Background Areas of Expertise 

•  Practicing law throughout Belize since 2009. 

BALDERAMOS MAHLER, 
Melissa 
 (Balderamos Arthurs LLP) 

Partner:  Ms. Ashanti Arthurs Martin 
Address:  Charter House, Suite 6 

3 ½ Miles Philip Goldson 
Hwy, 

Belize City 
Belize 

Tel: (501) 223-3049/50 
Fax: (501) 223-3056 
E-Mail:
melissa@balderamosarthurs.com

Website:  

www.balderamosarthurs.com 

• 2016 University of the West Indies (UWI)-
Certificate in Family Mediation

• 2016 Chartered Institute of Arbitrators 
Advanced Certificate International 
Arbitration

• 2003 World Intellectual Property 
Organization (WIPO)- General Course on 
Intellectual Property 

• 2000–2002    Norman Manley Law School,
Legal Education Certificate

• 1997–2000   -University of the West Indies 
(UWI), Bachelor of Laws (First Class Honors)

• 1993–1995, Saint Leo University, Bachelor of
Arts Degree (Sociology) (Summa Cum Laude)

• Adoptions 

• Child Custody 

• Parental Child 

• Abduction 

• Child Protection

• Marriage/Divorce 

• Insurance 

• Banking/Financial 

• Commercial/Business/Civil/Family Law 

• Foreign Investments 

• Marketing Agreements

• Patents/Trademarks/Copyrights

• Intellectual Property

• Damages 

• Collections 

• Contracts 

• Corporations

• Foreign Claims 

• Estates 

• Labor Relations 

• Auto/Accidents 

Court Reporter/Stenographer, Notary Public. 

Willing to take cases outside of Belize City. 

Danilczyk, Joseph C. 
(Joseph C. Danilczyk, Attorney at 
Law)  

Partner:  None 
Address:  Teodocio Ochoa & 3rd 
Street, 

San Ignacio Town 
Cayo District  
Belize 

Tel: (501) 625-2830 
International: (631) 876-1232 
E-Mail: jcd@usabelizelaw.com 
Website:  www.usabelizelaw.com 

• Legal Education Certificate (LEC); Norman 
Manley Law School Kingston JM (2014-2015) 

• Juris Doctor (JD); Brooklyn Law School, New 
York, NY (1991-1995) 

• Bachelor of Arts (BA); International Business,
Lehigh University

• Bethlehem, PA (1984-1988) Pre-Law,
Family/Agency Law Internship.

• Family Law 

• Adoptions

• Child Custody

• Child Protection

• Marriage/Divorce

• Insurance

• Banking/Financial

• Commercial/Business/Civil/Criminal Law

• Marketing Agreements

• Patents/Trademarks/Copyrights

• Damages 

• Narcotics

• Collections

• Contracts 

• Transportation Law

• Corporations

• Aeronautical/Maritime

• Foreign Claims 

• Estates 

• Taxes 

• Government/labor Relations

• Immigration 

• Auto Accidents

Certified Translator, Court Reporter/Stenographer, Notary 
Public.  

Will take cases outside of Belize City. Represents U.S. 
companies. 
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JENKINS, Allister T. 
(Marin Young & Co LLP) 

 
Partner:  Magali Marin Young, SC 
Associated Partner: Kara Nisbet 
Hotchandani 
 
 
Address:  828 Coney Drive, 3rd Floor 
                  Belize City 
                  Belize 
 
Tel: (501) 223-3044 
Home: (501)-610-4725 
E-Mail:  allister@marinyoung.com 
 
Website: www.marinyoung.com 
 
 
 

 

• Associate degree (History and Literature), St. 
Johns College 

 

• Bachelor of Law, LL. B, Hons, University of 
West Indies 

 

• Legal Education Certificate from Norman 
Manley Law School. 

 

• Fluent in English 
 

• Practicing law for five years in Belize 
Jurisdiction 

• Family Law 

• Marriage/Divorce 

• Banking/Financial 

• Commercial/Business/Civil Law 

• Patents/Trademarks/Copyrights 

• Intellectual Property 

• Damages 

• Collections  

• Contracts 

• Corporations 

• Foreign claim  

• Estates 

• Taxes  

• Government/labor Relations 

• Immigration 

• Auto/Accidents 
 

Notary Public, Willing to take cases outside of Belize City, 
Represents U.S. Law firms/Companies. 

MARIN-YOUNG, Magali 
(Marin Young & Co LLP) 
 
Partner: Allister T.  Jenkins 
Associated Partner: Kara Nisbet 
Hotchandani 
 
Address:  828 Coney Drive, 3rd Floor 
                  Belize City 
                  Belize 
 
Tel: (501) 223-3044 
Fax: (501) 223-3169 
Home: (501)-610-4725 
E-Mail:  magali@marinyoung.com 
           magalimy@gmail.com 
 
Website: www.marinyoung.com 
 

• Bachelor of Arts in Political Science and 
Sociology (Special Distinction) 
 

• Bachelor of Law (Honors) 
 

• Legal Education Certificate 
 

• Fluent in English and Spanish 
 

• Worked at Barrow & Williams from 1997-
2008, Established own firm in 2008. 

• Family Law 

• Marriage/Divorce,  

• Insurance,  

• Banking/Financial,  

• Commercial/Business Law,  

• Foreign Investments,  

• Patents/Trademarks/Copyrights, 

• Civil Law,  

• Damages,  

• Collections,  

• Contracts,  

• Corporations, 

• Estates,  

• Taxes  

• Government/labor Relations 
 

Notary Public/Stenographer/Translator  
 
Willing to take cases outside of Belize City 
 
Represents U.S. Law firms/Companies. 

MARSHALLECK, Edmund 
Andrew 

(Barrow & Co. LLP) 
 
Partner:  Liesje Chung 
Address:  1440 Coney Drive  
                   Belize City 
                   Belize 
 
Tel: (501) 223-5900 
Home: (501) 670-2957 
E-Mail:  andrew@barrowco.com 

 
 
 
 
 
 
 

 

• Associates Degree in Arts and Science- St. 
Johns College 
 

• Bachelor of Science (Mathematics & 
Economics- Regis College 

 

• Bachelor of Law- University of the West 
Indies, Legal Education Certificate- Norman 
Manley Law School 

 

• Insurance 

• Banking/Financial 
• Commercial/Business Law 

• Foreign Investments 

• Marketing Agreements 

• Civil Law 

• Damages 

• Collections 

• Commercial Law 

• Contracts 

• Corporations 

• Foreign Claims 

• Estates 

• Labor Relations 

• Auto/Accidents 
 
Court Reporter/Stenographer, Notary Public. 

 
Willing to take cases outside of Belize City, Represents U.S. Law 
firms/Companies. 
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MORALES, David S. 
(Morales Peyrefitte LLP.) 
 
Partner:  Michael Peyrefitte 
Address:  3401 Mountain View Blvd 
                  Belmopan City, Belize 
 
Home: (501) 823-2178/670-8857 
Fax: (501) 823-0415 
Home: (501) 670-8856 
E-mail:  dmorales@mpllp.bz 
Website:  None 

• Associate Degree – St. John’s College, 
bachelor’s degree in law – University of the 
West Indies 
 

• Certificate of Legal Education – Norman 
Manley Law School 

 

• Business Administration at the University 
Collage of Belize (1yr) 

 

• International relations at the University of 
West indies (1yr) 

 

• Bachelor of Law at the University of the West 
Indies 

 

• Practiced law 5 years in Kingston Jamaica, 
and 8 years in Belize 
 

• Has been instructing counsel in the British 
Virgin Island and in Nevis. 
 

• Fluent in English and Spanish 

• Marriage/Divorce 

• Insurance 

• Banking/Financial  

• Commercial/Business/Civil/Criminal law 

• Foreign Investments  

• Marketing Agreements  

• Patens/Trademarks/Copyrights 

• Intellectual Property  

• Collections 

• Narcotics 

• Contracts  

• Corporations  

• Government Relations  

• Aeronautical/Maritime  

• Foreign Claims  

• Estates 

• Taxes 

• Labor Relations  

• Immigration 

• Auto Accidents  
 
Certified translator, Court Reporter/Stenographer, Notary 
Public. 
 
Will take cases outside of Belize City. 

MUSA S.C., Said Wilbert 
 (Musa & Balderamos) 
 
Partner:  Edwin L. Flowers 
Address: 91 North Front Street 
                  Belize City 
                  Belize 
 
Tel: (501) 223-2940 
Fax: (501) 223-1149 
Home: (501) 223-6010 
E-Mail:  
attorneys@musabalderamos.bz 
Website:  
www.musabalderamos.com 

 
 
 
 

 

• Manchester University, England – L.L. B. 
(Hons) 
 

• Grays Inns of Court, London – Barrister at 
Law Senior Counsel – Supreme Court of 
Belize  
 

• Fluent in Spanish 
 

• Practicing law in Belize since 1967. 

 

• Family Law 

• Marriage/Divorce 

• Insurance 

• Banking/Financial 

• Commercial/Business/Civil/Criminal Law 

• Foreign Investment 

• Damages 

• Contracts 

• Corporations 

• Estates 

• Government Relations 

• Auto/Accidents 
 
Certified translator, Court Reporter/Stenographer, Notary 
Public,  
 
Willing to take cases outside of Belize City, Represents U.S. 
companies. 

RETREAGE, Vanessa I 
(Reyes Retreage LLP.) 
 
Partner:  Aldo G. Reyes 
Address:  122 Eve Street 
                  Belize City 
                  Belize 
 
Tel: (501) 223-2030 
Fax: (501) 223-2032 
Home: (501) 225-2526 
E-Mail:  info@lawyerbelize.com 
Website:  www.lawyerbelize.com 
 

• Bachelor of Law, University of West Indies. 

• Legal Education, Certificate, Norman Manley 
Law School 

• Fluent in English 

• Practicing law in Belize for 15 years. 

• Parental Child Abduction 

• Banking/Financial 

• Commercial/Business/Civil Law 

• Foreign Investments 

• Intellectual Property 

• Damages 

• Collections 

• Contracts  

• Corporations 

• Foreign Claims 

• Estates  

• Labor Relations 

• Immigration 

• Auto/Accidents 
Certified Translator, Court Reporter/Stenographer, Notary 
Public. 
 
Willing to take cases outside of Belize City. 
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REYES, Aldo G 
(Reyes Retreage LLP.) 
 
Partner:  Vanessa I. Retreage 
Address:  122 Eve Street 
                  Belize City 
                  Belize 
 
Tel: (501) 223-2030 
Fax: (501) 223-2032 
Home: (501) 225-2526 
E-Mail:  info@lawyerbelize.com 
Website:  www.lawyerbelize.com 

 

• Certificate of Legal Education, Norman 
Manley Law School, Jamaica  

• Diploma in Legal Practice, Postgraduate 
Diploma in Law, BPP Law school, London, 
United Kingdom  

• Bachelor of Arts in Political Science, 
University of South Florida, Tampa, USA 

• Fluent in English and Spanish 

• Practicing law in Belize for 15 years. 

• Insurance  

• Banking/Financial 

• Commercial/Business Law 

• Civil Law, Damages 

• Collections 

• Commercial Law 

• Contracts 

• Corporations 

• Foreign Investments 

• Marketing Agreements  

• Patents/Trademarks/Copyrights 

• Intellectual Property  

• Labor Relations  

• Immigration 

• Auto/Accidents  
 
Certified Translator, Court Reporter/Stenographer, Notary 
Public. 
 
Willing to take cases outside of Belize City. 

 

SYLVESTRE, Anthony G. 
(Musa & Balderamos LLP) 

 
Partner:  Edwin L. Flowers S.C 
Partner: Aaron A. Tillet  
Address: 91 North Front Street 
                  Belize City 
                  Belize 
 
Tel: (501) 223-2940 
Fax: (501) 223-1149 
Home: (501) 223-6010 
E-Mail:  
attorneys@musabalderamos.bz 
Website:  
www.musabalderamos.com 

 

 

• Bachelors in English Education – University 
College of Belize, 1996 

• Bachelor of Law-University of West Indies, 
2002 

• Legal Education Certificate – Norman Manley 
Law School, 2004  

• Practicing law in Belize for 17 years 

• Fluent in English, limited Spanish 

• Family Law 

• Adoptions 

• Marriage/Divorce 

• Child Custody  

• Commercial/Business/Civil/Criminal Law 

• Damages 

• Narcotics 

• Contracts 

• Estates 

• Government 

• Labor Relations 

• Auto/Accidents 
 

Certified Translator, Court Reporter/Stenographer, Notary 
Public. 
 
Willing to take cases outside of Belize City. 

TILLET, Aaron A. 
(Musa & Balderamos LLP) 

 
Partner:  Edwin L. Flowers S.C 
Partner: Anthony G. Sylvestre 
Address: 91 North Front Street 
                  Belize City 
                  Belize 
 
Tel: (501) 223-2940 
Fax: (501) 223-1149 
Home: (501) 223-6010 
E-Mail:  
attorneys@musabalderamos.bz 
Website:  
www.musabalderamos.com 

 
 
 
 
 
 
 

• Associates Degree in Literature and History- 
St. John’s Junior College (Belize) 

 

• Bachelor of Law- University of the West 
Indies, Hons 

 

• Legal Education Certificate- Norman Manley 
Law school, Kingston Jamaica 

• Family Law 

• Adoptions 

• Marriage/Divorce 

• Banking/ Financial 

• Commercial/Business/Civil/Criminal Law 

• Foreign Investments 

• Patents/Trademarks/Copyright 

• Intellectual Property 

• Damages 

• Narcotics 

• Collections 

• Corporations 

• Contracts 

• Estates 

• Labor Relations 

• Immigration 

• Auto/Accident 
 
Willing to take cases outside of Belize City. 
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TWIST, Oswald H. 
(Oswald Twist Law Firm) 
 
Partner:  None 
Address:  3 Pacific Street 
                  Belmopan City 
                  Cayo District 
                  Belize 
 
Tel: (501) 822-1475 
Cell: (501) 610-4946 
E-Mail:  otwist@btl.net 
Website:  None 
  
 
 
 
 
 
 
 

• LLB – University of West indies 
 

• CLE – Norman Manley Law School  
 
 

• Practicing law in Belmopan and Belize city 
since 1996 
 

• Fluent in English. 

• Family Law 

• Adoptions 

• Child Protection 

• Marriage/Divorce 

• Civil Law 

• Criminal Law 

• Damages 

• Narcotics 

• Contracts  

• Corporations 

• Estates 

• Labor Relations  

• Immigration 

• Auto/Accidents 
 

Certified Translator, Court Reporter/Stenographer, Notary 
Public. 
 
Willing to take cases outside of Belize City. 

VERNON, Darlene M. 
(D. Vernon & CO, Attorneys-at-law/ 
Notary Public) 

 
Partner:  None 
Address:  Veritas Building, Upper FL. 
                  109 Cemetery Road 
                  Belize City,  
                  Belize 
 
Tel: (501) 227- 3181 
Fax: (501) 227-4787 
Home: (501) 610-2925 
E-mail:  
attorney@dvernonandcompany.co
m 
Website: 
www.dvernonandcompany.com 

• Norman Manley Law School – Certificate of 
Legal Education  
 

• University of Guyana – bachelor’s in law, 
University of Belize 

 

• St. John’s College Sixth Form 
 

• Fluent in English 
 

• Practicing law in Belize for 14 years 
 

 
 

 
 

• Family Law 

• Adoptions 

• Child Custody  

• Child Protection 

• Marriage/Divorce 

• Insurance 

• Banking/Financial 

• Commercial/Business Law 

• Marketing Agreements 

• Patents/Trademarks/Copyrights 

• Civil Law 

• Damages 

• Collections 

• Contracts 

• Corporations 

• Foreign claims 

• Estates 

• Labor Relations 

• Auto Accidents 
  

Certified Translator, Court Reporter/Stenographer, Notary 
Public,  
 
Will take cases outside of Belize City. 

 

 
WROBEL, Ryan J. 

 (Wrobel & Co, Attorneys-at-Law) 
 
Partner:  Yolanda Centeno 
 
Address:  111 North Front  
                  Seaside Suite 201 
                  Marine Terminal 
                  P.O. Box 420 
                  Belize City, Belize 
 
Tel: (501) 223-1013 
US Tel:  +1-646-559-6757 
Home: (501) 620-6305 
E-Mail:  ryan@lawbelize.bz  
Website:  www.lawbelize.bz 

 

• B.A. University of New York at Buffalo 

• J.D. State university of New York at Buffalo 
Law School 

• LL.M. University College London  

• L.E.C. Norman Manley Law School 

• Fluent in English 

• Intermediate Spanish 

• Practiced Law in: 
✓ New York State for 9 years  
✓ Jamaica for 4 years  
✓ Belize for 3 years. 

 

• Commercial/Business Law 

• Foreign Investments 

• Intellectual Property  

• Corporations 

• Estates 

• Immigration 

• Real Estate 
 
Willing to take cases outside of Belize City, Represents U.S. 
companies. 
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1 PX 931

From: 

Sent: 

To: 

Subject: 

Andris <ekkup@msn.com> 

Sun, 5 Jan 2014 21 :29:46 -0500 (EST) 

jim catsos <jimcatsos@gmail.com> 

Pitch 

Attachments: Sanctuary Belize Pitch .docx 

Here it is with a few more tweaks. 
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2 PX 931

Sanctuary Belize Pitch Version 3.2 

Remember, the SOLE GOAL of the call is to get them on the 
tour!!!! 

Greeting. Make it sincere. 

(BEFORE PITCH YOU MUST REQUALIFY PROSPECT!) 

Requal: "Before we start, I'd like to take a quick minute to go over 
your information to make sure everything I have is accurate. You 

'd h II sa1 t at .................. . 

Build rapport and get them talking. Go over hot buttons and 
financial capabilities. 

"If you recall in our previous conversation, I mentioned that I had 
the perfect opportunity in mind for you based on the info you gave 
me. Today, I'm going to give you all of the details on both the 
country of Belize and more specifically, on a project there called 
Sanctuary Belize that I feel is the perfect fit for you." 

Dates: Confirm when they can go down if they love what they 
see. This is important in order to close on same call. 

Intro: "I want to start by saying, "don't worry", I promise that I 
won't be giving you a "sales pitch" of any kind as this presentation is 
designed entirely to provide you with information. I'm simply going 
to educate you on this amazing opportunity and to hopefully figure 
out how we can get you down to Belize so you can experience it in 
person." 

"During the presentation, I'll be pointing out and explaining many of 
the reasons why Belize is quickly becoming the best real estate 
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3 PX 931

investment opportunity we've seen in the past SO years. As you 
probably know, Belize is still a relatively unknown place, but that's 
really changing very quickly. In fact, many experts are now 
comparing the opportunity in Belize very closely to the real estate 
booms that occurred in Hawaii in the 60's, California in the 70's and 
Costa Rica in the 90's. As I'm sure you know, investors who bought 
property in the early the development of those parts of the world 
became millionaires many times over. We frankly agree with the 
experts and strongly believe that the opportunity in Belize is equal 
to, if not better than, what happened in Hawaii, California and 
Costa Rica. Like I said, I'll be explaining all of the specific reasons 
why we're so excited about this incredible opportunity and when 
we're finished, I'm very confident that you'll share in our 
excitement." 

"Don't worry, I'll have plenty of time to answer all of your specific 
questions during the presentation, but for now, just try to focus on 
the "big picture" and why we feel that this is one of those rare, 
million dollar opportunities that only come along a few times in a 
person's life. So please don't hesitate to stop me anytime and feel 
free to ask me questions if you want to know more about the topic 
we're on. Sound good?" 

"I always find the best way to give my clients a true picture of Belize 
is through actual pictures and video. To do so, I put together a slide 
show presentation using pictures and video footage that were shot 
on site at Sanctuary Belize. The presentation walks you through the 
opportunity and gives you an accurate feeling of what life is truly 
like there. The only footage that was not shot on site is the Mayan 
Ruins, which are scattered throughout Belize." 

"But before we start, I want to give you a quick story that I feel helps 
to summarize my opinion of Belize. A few weeks ago I did a 
presentation for a client of mine. After I walked him through all of 
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4 PX 931

the incredible things that Belize has to offer, he wanted to know 
what I considered to be the number one factor that makes Belize so 
special. The funny thing is that I was actually stumped by his 
question at the time and I gave him the usual, "there are too many 
great things about Belize for me to pinpoint any one factor". I was 
bothered that I couldn't give him a better answer so I gave the 
question a lot of thought that night and I finally came up with what I 
believe is an accurate answer. During the course of my career I've 
been very fortunate to see and experience many beautiful places, 
however, I can honestly say that none of them compare to the 
natural beauty found in Belize. I can say with absolute confidence 
that Belize is THE MOST BEAUTIFUL PLACE ON EARTH and in my 
opinion, that's the number one factor that makes it so special and 
what truly separates it from everywhere else I've ever seen." 

"With that said, if you don't have any immediate questions, let's 
jump into the presentation." 

Toll (Right after opening video): "Is that beautiful or what?" 

Why Belize Slide: 

"First, I'm going to give you a quick rundown of the overall benefits 
and advantages of buying property in Belize. You can see the bullet 
points to the left and if you need me to elaborate on anything please 
don't hesitate to stop me, OK? 

"So the first thing ... English is the official language of the entire 
country. What most people don't realize is that if you move to a 
Spanish speaking country, you literally have to learn Spanish just to 
get by. In Belize, you can vacation, retire or invest there and 
instantly communicate with everyone. It makes everything VERY 
convenient. Keep in mind that Belize is the ONLY English speaking 
country in all of Central America. The fact that English is the official 
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5 PX 931

language in Belize is helping to drive the demand for real estate 
there since the large majority of buyers in the country are from the 
US and Canada. In turn, the huge demand is the driving force behind 
the increase in real estate values. It's simple supply and demand 

• II economics. 

"In many Central and South American countries, as well as Mexico, 
there are restrictions placed on foreigners buying land. In Mexico 
for example, foreigners can't directly buy land within SO miles of the 
coast. In Costa Rica, foreigners can't buy property within 150 
meters of the coast called the Maritime Zone." 

"Fortunately, that problem doesn't exist in Belize. In Belize, land 
ownership is fee simple title and foreigners have the exact same 
rights to own property there as Belizeans do. The minute you start 
paying on a property you have "ownership" of it and once you pay it 
off, you get title to it free and clear - so it's a true asset that can be 
passed down for generations just like property in the US or Canada." 

"The next things I'm going to talk about are appreciation and capital 
gains in Belize. Are you familiar with capital gains tax? (If no, it's the 
tax you pay when you make a profit selling an asset, like real 
estate). In Belize, when you sell a property and make a profit, you 
don't pay any capital gains tax on it in Belize so you retain all of the 
profit. Properties at Sanctuary Belize for example, have appreciated 
approx. 30% annually over the last few years. Assuming property 
there continues to appreciate at that rate ( and we strongly believe it 
will), it will double in value in less than 3 years, that's a 100% 
gain. If you doubled your money in next 3 years would that put a 
smile on your face?'' 

QRP (May not matter to young people or investors): 

"Now, last but not least, is Belize's retirement program, called the 
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6 PX 931

Q.R.P. The retirement program is really unique and it's one of the 
top reasons why Belize is becoming the number one spot for 
retirees in the Caribbean. Are you familiar with "duty tax"? (If not 
please explain). OK, so anytime you bring something into another 
country you pay an import tax called "duty tax". (If they are familiar 
with duty tax, add "as you know" at the end of this sentence)" 

"For example, you'd obviously need a vehicle if you moved to Belize. 
Without the QRP, you would likely pay up to 40% of the value of the 
vehicle in duty taxes. Depending on how much stuff you're bringing 
into the country it could add up to 1000's of dollars in duty tax. The 
good news is that the QRP in Belize completely solves this 
problem. Providing you're over 45 years old, qualification is very 
easy. Once qualified, you can bring all of your personal items, 
including a car, boat and even an airplane into Belize completely 
duty free. I'm sure you can see why Belize is so attractive to people 
looking to move or retire overseas. This is another factor that's 
helping to drive demand for real estate there." 

"Another important thing to know about Belize is that 40% of the 
land in the entire country is protected by National Parks or wildlife 
reserves. In other words, it will never be developed. And as you 
know, what creates appreciation is low supply and high demand. 
With the limited supply of prime real estate in Belize, there's 
currently more demand than supply, which is driving the rapid 
appreciation." 

Toll: "Now before I move on to the specifics of Sanctuary Belize, 
is there anything about Belize in general that I haven't covered 
that you would like to know?" 
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7 PX 931

Development Location: 

"The next slide I'm going to show you is very important." 

"While Belize is very easy to get to with direct flights from many 
major US cities, getting to Southern Belize still requires a 20 minute 
"puddle jumper" flight or a two hour drive. As a result, it's not a 
global market ... yet. That's all about to change however as 
construction has started on a new International Airport in Southern 
Belize and Sanctuary Belize is a mere 20 minutes from the new 
airport. Are you familiar with what happened in Costa Rica 
approximately 12 years ago? (If the answer is "yes", say "As you 
know"). They built an International Airport. Take a guess what 
happened to the real estate values there as a result? They increased 
400% in most areas. People that got in before the airport was 
completed made an absolute fortune. We strongly believe that 
the same thing is going to happen in Southern Belize. Obviously the 
construction of the new airport is one of the driving forces in the 
expected real estate boom that's about to occur in Southern 
Belize. To be honest, it really doesn't take a genius to figure this one 
out. Buyers that purchase before the airport is completed will 
benefit greatly from the rise in property values in the area once it's 
open. It's a bit like knowing that a stock will appreciate before you 
buy it. It's not a matter of "if" it's only a matter of "how much". 

Toll: "Let me ask you a dumb question. When the 
International Airport is completed and people from all over the 
world can fly directly to Southern Belize, what do you think will 
happen to the value and price of the land?" (If they reply "go 
up" say "exactly ... that's why it's great that you're looking at this 
property right now. Soon it will be too late") 

(If "no", you can't move forward. You need to find out why they 
are not agreeing.) 
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"I'm really happy to hear that you're starting to share our 
excitement about the real estate investment opportunity in 
Belize. Do you have any other questions before I go into the 
specifics of Sanctuary Belize?" 

Development Overview 

"Let me start by saying that Sanctuary Belize is hands down the 
premier real estate development project in all of Belize. In fact, 
many people, including myself, feel that it's the premier project in 
the entire world. I always tell my clients, "don't take my word for it", 
because Sanctuary Belize just won the 2013 award for the "Best 
Mixed-Use Real Estate Development Project" in the America's at the 
International Property Awards. What that means is that the panel of 
independent and very experienced judges felt that Sanctuary Belize 
was the best development project in all of Mexico, Central and South 
America. That's a HUGE section of the entire planet. Again, all I can 
say is that I've travelled much of the world and I've yet to find 
another real estate development project that compares to Sanctuary 
Belize in anyway. Providing it's affordable, and it appears to be in 
your case, it's an absolute no brainer". 

"So this is an overview map of Sanctuary Belize. I'm going to share a 
couple of things with you: There's not a bad lot in the entire 
development. Since the property is over 14,000 acres in size, which 
is the size of Manhattan, the developers had the luxury of only 
developing the prime locations on the property. The remaining 
10,000 acres are left as common areas and wildlife reserves. For 
example, Equestrian Estates, which is very popular and the least 
expensive, is only a 5 minute golf cart ride from the marina and 10 
minutes from the beach." 

Availability: 

"And here's their lot availability info. As you can see, there is 
limited lot availability in many areas but don't worry, they do have a 
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"lot reservation" program so you can be assured that getting a great 
lot won't be a problem. I'll discuss the lot reservation program with 
you later. Also, they just opened a new subdivision in the best 
section of the property and they're in the final stages of bringing it 
to market. When we discuss the investment opportunity in greater 
detail, I think you'll be excited to hear about the new subdivision 
and reserving a lot in that area." 

5 Eco Systems: 

"What makes Sanctuary Belize such a unique project is that it's the 
world's only 5-eco system development. There's truly nothing else 
like it anywhere on earth. What's really cool is that if I blind folded 
you, drove you around the property and took the blind fold off every 
five minutes, you'd think you're in a different country every time -
And it's ALL within Sanctuary Belize's 14,000 acres." 

Toll: "The 5 Eco Systems include - Riverine, Savanna, Jungle, 
Caribbean Coastal and Reef. There's literally something for 
everybody. Are you starting to see why I think these will be 
million dollar lots?" 

Marina: 

''I'm now going to walk you through the development amenities a 
little bit, and first is the world class marina. Here are pictures from 
start to finish of the 250 slip, 40-acre, deep water marina - the ONLY 
one in all of Belize. I'm also going to show you a video of the marina 
flooding which was a very proud moment for the development. In 
the video, you'll see the two principles, Luke Chadwick and John 
Usher and if you get the opportunity to come down on one of the 
tours, you'll actually get to meet them in person. And to speak to 
their credibility, you'll also hear the Minister of Trade in Belize talk. 
This is important, because you'll get to see how much the 
government is supporting the development." (Play Video) 
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Toll: "Doesn't seeing the Minister of Trade talking about how 
much he loves Sanctuary Belize give you a great deal of 
confidence in the project?" 

"Just to recap ... So far from what I've shown you, Sanctuary 
Belize is within close proximity to both the US and to the new 
International Airport, it's the largest award winning 
development in all of the America's, it's the world's only 5 Eco­
System development and has the only world class, full service, 
deep water marina in all of Belize. Any questions? OK great." 

Marina Village: 

"Currently under construction on the property surrounding the 
marina basin is the Marina Village. It's really the crown jewel of 
Sanctuary Belize. One of the challenges people often face when 
living out of the country is the distances they have to travel to get 
the basic necessities. But fortunately, that's not going to be a 
problem here. IF you get the privilege of living in Sanctuary Belize, 
the Marina Village will ultimately have restaurants, cafes, live 
entertainment, grocery stores, a farmers market, medical clinic, spa 
and fitness center, a first response team and a property 
management company, all at your fingertips. Again, it'll be like 
nothing else in all of Belize." 

Toll: "So now think about this. In addition to everything else I 
just mentioned, Sanctuary Belize will also have a Marina Village 
for the convenience and entertainment of the residents. Plus, 
most of the properties are located on the developments 7 miles 
of coastline meaning that the farthest property is only two 
miles away from the Marina Village. Pretty amazing, isn't it? So 
far from what I've shown you, are you starting to see why we're 
so excited about the investment potential here?" 
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Residential Beach Club: (slow down here and speak as you flip 
through the slides) 

"This is one of my favorite aspects of the development, the Beach 
Club. Mr & Mrs ----J have you ever been a member of a country 
club? (if yes, its pretty nice isn't it) (if no, continue) The Sanctuary 
Belize Beach Club gives you the private "country club" lifestyle. You 
can walk or take your golf cart to it any time, sit by the pool, hang in 
the hot tub, read a book in a hammock or watch a game at the bar, 
all while being served fresh towels, tropical drinks and gourmet 
food. Basically you have all of the advantages of being a member of 
a beautiful county club without paying the high dues." 

"You'll eat lunch, have a few drinks and swim in the pool at the 
Beach Club on Saturday if you come down on the tour. By the way, 
Sanctuary Belize owns the longest stretch of privately owned white 
sand beach in all of Belize. Here's the rendering of the progress of its 
completion. It's 95% completed at this point and it'll be 100% 
finished by the time you get there. See, you can throw a rock from 
the pool into the Caribbean." 

Toll: "Is that great or what?" 

Private Island: 

"What would you say if I told you that all properties at Sanctuary 
Belize come with a private island? Well, believe it or not, that's the 
case. Here's Sanctuary Caye, Sanctuary Belize's private island, 
which is only accessible to property owners. I think that this is the 
most amazing amenity that they have and it's located only 30 
minutes by boat from the marina. There will be water taxis at the 
marina to take residents back and forth to the island. It has 
incredible white sand beaches, crystal clear blue water, and an 
amazing reef. Plus, they're currently building the Sanctuary Belize 
Caye Club on the island, which will include a bar and restaurant, 
shower and restroom facilities and a diving and fishing center. 
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Again, the Caye Club will only be for the private use of property 
owners so it will be extremely exclusive." 

"Trust me when I tell you, Sanctuary Caye is absolutely heaven on 
earth. All I can say is that the pictures don't do it justice. You HAVE 
TO see it for yourself as there's truly no other place like it on earth." 

Toll: "Do you think you (and your family) could get used to 
having your own private island?" 

"If you get to come on one of the tours, you'll spend the entire day at 
Sanctuary Caye on Sunday and you'll even get an over-water 
massage in the massage palapa if you want. In my opinion, the day 
trip to the island is worth the cost of the entire tour. I simply can't 
say enough about it!" 

"So far from what I've shown you, can you now see why we 
think these will quickly be million dollar lots?" (let them talk!) 

(If they ask about price say) 

"I know your probably thinking that this is out of your price 
range, but due to the incredible financing packages Sanctuary 
Belize offers, it's actually very affordable. Don't worry, we'll get 
to that part shortly." 

Awards: 

"Obviously if you're going to consider an investment opportunity 
like this, you're going to want to deal with a first class, highly 
reputable developer. Let's first talk a little about the developer's 
credibility. Here are some of the awards they've recently won at the 
International Property Awards. They won BEST DEVELOPMENT in 
the entire country of Belize - 3 years in a row, as well as BEST 
DEVELOPMENT in all of the America's in 2013 as I previously 
mentioned." (You must emphasize the awards as they're a very big 
deal) 
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"There's also the AIPP which is like the Better Business Bureau for 
real estate companies. They're members of the AIPP and are in 
perfect standing." 

"I think that between the AIPP and the distinguished awards they've 
won, you should have little doubt of both their ability and 
credibility. In my opinion, it pretty much speaks for itself". 

Financial Stability: 

"Now let's talk financial stability. One thing that sets Sanctuary 
Belize apart from all other development is that they're one of the 
only completely DEBT FREE developments in the entire world. In 
other words, the developers own the entire 14,000 acre property 
free and clear, with no loans or mortgages on the property. That 
means that you don't have to worry about purchasing property from 
a developer who borrowed too much money and is at potential risk 
of bankruptcy. If a developer mortgages their project in order to 
fund it ( which is the case 99% of the time) and they can't sell 
properties fast enough to pay the loans, the property owners face a 
real risk of the developer going bankrupt and not finished the 
development. At Sanctuary Belize, it's virtually impossible for that 
to happen because they have NO debt. This is a HUGE advantage for 
you because it basically eliminates the biggest risk when buying 
property in a pre-construction development. Sanctuary Belize has 
created a real estate investment opportunity with huge upside 
appreciation and very little risk. It's truly an incredible and very 
rare opportunity. I've been in this business for a long time and to be 
honest, I've yet to see anything like it." 

Growth Chart: 

"What I'm going to show you next is a chart of the company's growth 
over the last 4 years. Sales have grown over 100% each year and 
you'll notice a massive increase from 2011 to 2012. That's mainly 
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because of the increase in demand created by the flooding of the 
marina." 

"The sales growth at Sanctuary Belize is truly amazing. In fact, we 
used to sell one a lot a day there and now we selling approximately 
three. This development is in such high demand that tours are 
generally booked for several months in advance. To be honest, the 
biggest problem isn't finding people who want to buy at Sanctuary 
Belize as we frankly have more demand than supply, it's that they 
usually have to wait months before there's availability on a tour." 

"Predominantly due to our national TV advertising campaigns, 
which I'm sure you've seen, our website alone is getting over 3000 
new inquiries a week. Unfortunately, their tours have a maximum 
capacity of 20 people a week. I'm sure you can see the obvious 
problem. Frankly it's my biggest challenge but don't worry, I have 
ways to overcome the availability problem which I'll discuss with 
you once we're done." 

Toll: "So what you have here is an award winning, debt free 
developer, who's building the best development in all of the 
America's. Does this look like a developer you would want to 
do business with?" 

Testimonials: 

'Tm now going to show you a testimonial video. There are literally 
hundreds of them out there that you can view, but here's the most 
up to date one. These are not actors, they are people just like you 
who were interested in the opportunity and went down on a 
weekend tour." 

Toll: "What do you think?" 

Custom Homes--------• (if they are not moving I don't think it's 
a good idea to spend too much time, other than to show 
quality). 
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(There are many custom slides; these are some of the bullet 
points. Talk about them any way you want, wait an average of 3 
seconds and move to the next one.) 

-"Every developer building is built to Miami-Dade construction 
standards, which are the strictest in all of the United States." 

- "4 different builders all vetted with excellent reputations. You'll get 
to meet them on tour." 

-"Homes can be completed in as little as 6-9 months." 

-"And as of right now, there IS no timeframe to build. I believe that's 
about to change, but you can be grandfathered in." 

Kanantik/Tour: 
' 

(Power Question)(Ask slow and confident and you need a yes to 
move on) 

(if no, they are not sold. Ask why? ) 

"Let me ask you a question. Is this a place you'd like to see in 
person?" 

"Great, I'm really glad to hear that you share our excitement about 
Belize and Sanctuary Belize in particular. By the way, if you get to 
come down on one of the tours, this is the resort you'll stay at. It's 
called Kanantik. Remember Luke in the marina video? He bought 
Kanantik 2 years ago and operated it as a traditional resort meaning 
it was open to the general public. However, now that the Sanctuary 
Belize tours are full every week, Kanantik is only open to tour 
guests." 

"Let me tell you, the resort is amazing. In fact, Kanantik recently 
won two VERY PRESTGIOUS awards by Conde Naste. It not only 
won the award for the BEST RESORT in all of Central America but it 
was named one of the TOP 100 RESORTS IN THE WORLD. The 
place is absolutely beautiful and first class in every way." 
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"You'll be able to step out of your private cabana, right on to the 
beach. Plus, it's only a short 5 minute boat ride from the Sanctuary 
Belize marina." 

"Do you have any additional questions that you want to ask me 
before I check on the tour availability?" 

"You had mentioned that if you like what you saw on the 
presentation you could (probably) go on a tour in __ _ 
Unfortunately, I don't think there are any openings during that time, 
but as I mentioned, I do have a way to possibly solve that problem. 
People do change their trip dates from time to time and I've found 
that if I personally call the Sanctuary Belize office and speak to them 
directly, they often have a few spots available that haven't yet been 
updated on the availability list. So if I call over there we might get 
lucky and I might find an opening." 

"Here's a video shot on a recent tour. Again, these aren't actors. The 
video gives you a quick taste of what you will be doing if you go on 
the property tour. If you don't mind, I'll call the Sanctuary Belize 
office to check on the available dates while you're watching the 
video." 

(Play video) 

Toll after video: 

"What do you think of that? Pretty cool, huh? Does that look like 
something you want to participate in?" 

"Unfortunately, they appear to be all booked in the month of __ 
OK, here's what I'm going to do. I'll call over to the Sanctuary Belize 
office to see if there was a re-schedule that hasn't been posted yet. If 
it's OK with you, I'll check with them while you watch this next 
video." 
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"Here is a 3D rendered video of what the marina will look like when 
finished. It's the BEST video we have. It gives you a great idea of 
what it's going to look like when everything is done." 

"I can't promise there will be any openings because they pop in and 
out so fast, but if we are lucky to find one, shall I tell them to hold it 
until I get back on the phone with you?" (Soft close, it checks to see 
if they're sold or not. This is where your job starts) 

Toll: (After video) "What did you think of THAT?" 

"I have good news for you. A client ended up re-scheduling a few 
hours ago and it doesn't look like anyone grabbed the spot yet. So 
we have one spot left on the __ tour. The tour is ONLY $999 for 
two. By the way, they just told me they are planning on 
substantially raising the tour price in the near future due to the 
immense demand but don't worry, your $999 price would be locked 
in." 

(Closing time) 

"So, are you ready to go to Belize?" (If yes) 

"Great, all I need is a Visa or MasterCard and I can lock this tour in 
for you before anyone else grabs it." 

Objections: 

(Let us think about it, we will call you back.) 

"I can appreciate the fact that you want to (whatever the objection 
is). And obviously you have to do what feels comfortable. My 
suggestion is that since we only have that one spot left on this tour 
and at this price, is that we at least reserve the spot for you. If you 
need to change it or for any reason or you can't go, it's not a problem 
- it is 100% refundable." (THEN ASK FOR THE ORDER) 

>>>>>>>>>> 
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''I'd hate to see this happen and I've seen it happen before, other 
clients tell me they will call me back in 5 minutes or a couple days, 
and what happens is the spot is gone. Just remember _(NAME)_ we 
have almost SO other people in my office that do what I do, and we 
get about 750 inquiries a day in regards to Belize. Let's at least hold 
the spot now, and if you need to change the dates, there is no 
penalty because you're locking in this $999 pricing. If you can't go 
once again, its 100% refundable. So really, it's a win-win situation -
wouldn't you agree? Great! Do you want to put that on a Visa or 
MasterCard?" 

>>>>>>>>>> 

Need time to discuss/ call you back: 

"_(NAME)_ I know you have the best intentions here. I know you're 
probably going to call me back, but tomorrow or the next day life 
happens. You get pulled in twenty different directions. And if it's not 
tomorrow a few days go by a few weeks then a few months and 
what happens is you missed out on this opportunity. I don't want to 
see that happen to you. It's a couple days in paradise to see if this 
development is for you it doesn't have to be a very complicated 
decision. Let's start with your billing address." 

>>>>>>>>>> 

"_(NAME)_ Let's take a step back for a moment. You told me you 
loved the development right? You told me the investment is sound 
right? You told me you loved the pictures right? You told me you it 
was a place you wanted to see in person right? So what is missing 
here? Please be honest with me if this development isn't for you I 
don't want to waste your time. What's really holding you back?" 

>>>>>>>>>> 
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"That's great because I can tell this is obviously important to you 
(both). So let me ask you, what's standing in your way with seeing 
h • 1 • ? II t 1s p ace 1n person ........... . 

"If this was up to me, take as much time as you need to talk. This is 
not a sales line, here's what I would advise you to do, and there is 
absolutely no downside ... Unless you two don't want to go? ................ .. 
So let's go ahead and hold those dates for you, ok?" (THEN ASK FOR 
THE ORDER) 

>>>>>>>>>> 

"We can book a few spots tentatively, just to get you in our system. 
You would have to let me know within 3 days, which date would 
work. And even then, you have first priority over new clients, if you 
had to switch your date - it's actually very easy we do it often. And 
again, the tour is refundable if you can't make it down." (THEN ASK 
FOR THE ORDER) 

>>>>>>>>>> 

"My goal is to show you the opportunity, and get you to go down and 
see it for yourself, my responsibility, is to educate you. I don't 
make any money on the tours. Are there any concerns I haven't 
addressed?" 

ENDING THE CALL: 

IF THEY BOOK THE TOUR- "FIRST YOU ARE GOING RECEIVE 

CONFIRMATION FROM CRISTIE THE TOUR PLANNER THAT 

YOUR TOUR IS RESERVED. SHE WILL ASK FOR YOU INTINERAY 
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WHEN YOU HAVE IT." ANY QUESTIONS? OK-AS FOR US, MY JOB 

IS TO PREPARE YOU TO ENABLE YOU TO GET THE BEST DEAL 

POSSIBLE IF YOU BUY ON THE TOUR. SO I'D LIKE TO SETUP A 

TIME IN THE NEXT WEEK TO LOOK AT THE MAPS AND GO OVER 

THE NEIGHBORHOODS. WE CAN DISCUSS WHAT LOTS ARE 

YOUR FAVORITES, AND I CAN GIVE YOU MY 

RECOMMENDATIONS AND ALSO GO OVER THE DISCOUNT 

PROGRAMS. I WILL EXPLAIN EVERYTHING TO YOU NEXT TIME 

WE TALK. WHEN IS GOOD FOR US TO LOOK AT THE OVERVIEW 

TOGETHER? (LOOK FORA WEEK OR LESS OUT) GREAT-THEN 

WE ARE ALL SET TO LOOK AT THE PROPERTY ON XXXX. I WILL 

GIVE YOU A QUICK CALL TOMORROW TO FOLLOW UP ON THE 

TOUR- THANKS SO MUCH FOR YOUR TIME AND I'LL TALK TO 

YOU SOON!!" 

GOOD JOB, NOW GET BACK ON THE PHONE! 
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Theisman, Benjamin

From: Theisman, Benjamin
Sent: Tuesday, November 7, 2023 4:06 PM
To: Rego, Allison
Cc: Erickson, Christopher
Subject: Sanctuary Belize, supporting consumers
Attachments: Proposed Order (shared with Ankura on 2023.11.07).docx

Ms. Rego, 

The FTC intends to move the Court for relief to protect consumers during the lot sale process.  Attached is the current 
version of the proposed order.  I am sharing this document because I am hopeful that we can reach an understanding on 
some or all of this. 

Regards, 

Benjamin J. Theisman 
Federal Trade Commission 
Bureau of Consumer Protection--Division of Enforcement 
600 Pennsylvania Ave., NW 
Washington, DC 20580 
(202) 326-2223
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IN THE UNITED STATES DISTRICT COURT 
FOR THE DISTRICT OF MARYLAND 

SOUTHERN DIVISION 
 
 

 
 
In re SANCTUARY BELIZE LITIGATION 
 
 
 

 
 

No:  18-cv-3309-PJM 

 
[PROPOSED] ORDER COMPELLING THE RECEIVER TO DETERMINE, ADJUST, 

AND PROTECT CONSUMERS’ INTERESTS DURING THE REDRESS PROCESS 
 

 Whereas, the Court has previously ordered the Receiver to “determine, adjust, and protect 

the interests of consumers who have transacted business with Pukke, Baker, Chadwick, any 

entity that is a Receivership Asset, or the Receivership Entities,” DE 1194, Section VII.H, and 

“determine, adjust, and protect the interests of consumers who have transacted business with 

Usher, the Defaulting Corporate Defendants, The Estate of John Pukke, any entity that is a 

Receivership Asset, or the Receivership Entities,” DE 1112, Section VII.H; 

 Whereas the Court has ordered the Receiver to sell lots to consumers who choose to buy 

them through a consumer survey, DE 1446 ¶¶ 6 & 7; 

 Whereas the Receiver has identified certain issues that may affect the ability to transfer 

those lots, including legal and regulatory requirements as well as title research and the drafting 

and preparation of documents; 

 Whereas the Receiver has stated that he does not intend to provide assistance to 

consumers in purchasing their lots, including not preparing required documents or helping them 

navigate legal and regulatory requirements to transfer title; 

 Whereas the Receiver has not stated he will provide a refund of any purchase price to 

those consumers who buy their lot through the redress process but are ultimately unable to obtain 

title; 
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 Whereas the FTC has moved for an order compelling the Receiver to determine and 

adjust consumers’ interests in their lots and protect consumers through the sales process, and the 

Court has considered all supporting documents, responses, and replies; 

 IT IS HEREBY ORDERED:  

A. After a consumer has chosen to purchase its lot through the survey process detailed in DE 

1446 (those consumers are “Purchasing Consumers”), the Receiver shall, within 60 days 

of the Purchasing Consumer submitting their response: 

a. take all reasonable steps to determine the Purchasing Consumer’s interests in the 

relevant lot by reviewing the Receiver’s records; 

b. calculate the purchase price for the Purchasing Consumer’s lot pursuant to 

paragraph 7 of DE 1446; 

c. prepare a reformed contract to transfer the lot in question to the Purchasing 

Consumer; 

d. write to the Purchasing Consumer: (1) telling them the conclusion and 

explanation of the Receiver’s determination of the Purchasing Consumer’s 

interest in the lot and, if applicable; (2) telling them the purchase price for that lot 

and an explanation of how the Receiver made that calculation; (3) telling them the 

documents supporting the Receiver’s lot availability determination are available 

for the consumer’s inspection; and, if the lot is available, (4) giving them a copy 

of the reformed contract; 

e. make available to the Purchasing Consumer the documents supporting the 

Receiver’s determination of lot availability. 

Case 1:18-cv-03309-PJM   Document 1479-2   Filed 11/08/23   Page 2 of 5



3 

B. For any Purchasing Consumer who receives the information in paragraph A and whose 

lot is available for purchase, the Receiver shall offer to provide the following services: 

a. preparation of all documents necessary to close on the lot; 

b. title review and research to identify any possible reasons why the lot may not be 

transferable or otherwise find encumbrances or restrictions on the lot, prior to 

closing; 

c. title transfer services, including all steps necessary to register the sale and 

otherwise complete the transfer of clear title to the Purchasing Consumer. 

The Receiver may hire contractors and other third parties to provide these services under 

his supervision. 

C. For clarity only, the Receiver shall not be liable in any way to the Purchasing Consumer 

if the Receiver provides services pursuant to Paragraph B and the Purchasing Consumer 

is unable to obtain title to their lot. 

D. The Receiver shall, in writing, provide to all Purchasing Consumers whose lots the 

Receiver has determined are available for purchase, by no later than the time he provides 

those consumers with a reformed contract or otherwise within 60 days of them 

completing their Survey, whichever is shorter: 

a. a list of all documents the Receiver believes will be necessary to complete 

closing; 

b. a list of steps the Receiver believes will be necessary for the consumer to take for 

closing, including any research or other services to identify any encumbrances or 

restrictions on the lot; 
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c. a list of steps the Receiver believes will be necessary for the consumer to take 

after closing to acquire title to their lot;  

d. a non-exhaustive list of professionals who may be able to provide advice or 

services to the Purchasing Consumer, at the Purchasing Consumer’s expense, to 

prepare all documents and complete all steps necessary for closing; provided the 

Receiver shall not be liable for any errors or omissions or other malfeasance 

committed by such professionals if they are hired by the Purchasing Consumer; 

and 

e. an explanation that the Purchasing Consumer may reasonably prefer to hire third 

parties to help them prepare for closing and obtain title and that choosing to hire 

those professionals will be at the Purchasing Consumer’s expense while choosing 

to have the Receiver complete the tasks detailed in ¶ B would also be at the 

Purchasing Consumer’s expense. 

E. If the Purchasing Consumer has not signed and returned to the Receiver the reformed 

contract within 60 days of having received it, the Purchasing Consumer will be assigned 

Option #2 for purposes of the lot choice Survey detailed in DE 1446. 

F. If after six months following closing the Purchasing Consumer has been unable to 

acquire title to their lot, or otherwise in the discretion of the Receiver, and if the 

Purchasing Consumer so requests, the Receiver shall cancel the reformed contract and 

return to the Purchasing Consumer any part of the purchase price that the Purchasing 

Consumer has paid to the Receiver.  This refund does not include any amounts the 

Purchasing Consumer paid to the Receiver for the services identified in Paragraph B or 
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otherwise any expenses the Purchasing Consumer incurred through the sales process or 

attempting to obtain title.  The Purchasing Consumer will then be assigned Option #2 for 

purposes of the lot choice Survey detailed in DE 1446. 

G. The Receiver is entitled to reasonable compensation from the Purchasing Consumers for 

any services he provides pursuant to ¶ B.  Before providing those services, the Receiver 

must provide those consumers with a schedule of fees for each of these services, a 

timeline in which he expects to complete the services, and an estimated budget.  The 

Receiver may not charge more than the prevailing rates available in the marketplace.  If 

at all possible, the services should be billed on a flat rate basis for completion of specific 

tasks.  For any services performed on an hourly basis, the Receiver not only may not 

charge more than the prevailing market rates for those services but cannot, even if those 

market rates are higher, charge a higher rate than he otherwise would be able to bill the 

receivership estate in a fee application.  The Receiver cannot bill the receivership estate 

for any services it provides pursuant to ¶ B. 

H. The Receiver shall make available to the FTC, upon the FTC’s request, any and all 

disputes it receives from Purchasing Consumers regarding their purchase price, lot 

availability, or otherwise related to the Receiver’s performance under this Order. 

 

SO ORDERED, this ____ day of _____________, 2023. 
 
 
       ___________________________________ 
       UNITED STATES DISTRICT JUDGE 
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