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The Imposters Among Us
Vacant Property Fraud

THE LATEST TREND INVOLVES VACANT & UNENCUMBERED PROPERTIES.

THESE SCAMS INVOLVE BAD ACTORS POSING AS OWNERS OF THESE 
PROPERTIES.

IDAHO COURSE ID: E1671 EXPIRATION: 12.31.2025

MONTANA COURSE ID: 23.MAR.021.C EXPIRATION: 12/6/2026





Discussion Today Includes:

Dirty Deals: Property Fraud Alert

Be Aware: Land & Improved Property Sale Scams!

 Tips to Protect Yourself from being a Victim

Why is this issue a priority for the Real Estate 
Community?

Your Title Companies May Offer Solutions!



Dirty Deals: Land Fraud Alert

 Impersonation of the owner

Vacant property

 Land is not encumbered



The Montana Board of Realty Regulation BORR Rule 

24.210.641 (1) In addition to all other provisions 

contained in the statutes and rules administered by 

the board, the following are considered 

unprofessional conduct:

(f) failing, when entering into a listing agreement, to 

promptly verify that the principal listing the property 

is the owner or is authorized by the owner to list the 

property. The licensee may, but is not required to, 

conduct a title search or obtain a title report at the 

initial listing.



























BUSTED



Example – Missoula County

$130,000 Bare Land





BUSTED





https://www.forewarn.com/industries/real-estate/
https://www.rapidid.com/industries/realestate
https://fully-verified.com/identity-verification-in-real-estate-business/
https://plaid.com/products/identity-verification/?utm_source=Google&utm_medium=paid&utm_campaign=DEPT_SEM_Google_NonBrand_ACQ_Performance_NAMER_US-CA_IDV_CPA-ROAS_BAU_Phrase&utm_term=IDV_KW-Phrase_Identity-Verification&utm_content=identity%20verification%20system&gad_source=1&gclid=Cj0KCQiApOyqBhDlARIsAGfnyMp35ztAuYuGKV9eQQl3s67IMKXiBFDFyNXW9TKSsinhx1JGKd_RREwaAi5wEALw_wcB




It’s NOT just vacant land!







Final email from the Listing Agent:

“I have spoken to all of you at one time or 
another in the last two days and want 

everyone to reply to this e-mail with any 
additional info that you may have, so that 
Sherriff Caball and Missoula prosecuting 
attorney and buyer, have all the details 
possible for bringing this person to justice, 

who fraudulently claimed to be Craig 
Ralstin and Kendra Ralstin. 



I have left the listing on the MLS with no 
changes and will continue communicating 
with the fraudster, so as not to give any 
indication that he has been exposed, but 
need further direction on how I might be 

able to help actually detain him for 
prosecution if at all possible. 

The contact info for the fraud seller is on the 
authorization attachment.



My sincere apologies to everyone involved. 

This fraudster duped me for sure and it 
makes me sick to my stomach. Please help 
in anyway possible to get this guy 
prosecuted for what he as done to the 
buyers and sellers.

Thanks!”

BUSTED







Example – Flathead County

$750,000 Bare Land









BUSTED









Example Wyoming



Doesn’t “Title Insurance” cover fraud?



Why is this risk a priority for 

the Real Estate Community?



Best Online Notary Services (2023) – 
Forbes Advisor

The Best Online Notary Services of 2023

• Notarize: Best for ease of use

• DocVerify: Best for bulk uploads

• NotaryLive: Best for frequent users

• Online Notary: Best pay-as-you-go pricing

• OneNotary: Fastest turnaround times


https://www.forbes.com/advisor/business/software/best-online-notary-services/
https://www.forbes.com/advisor/business/software/best-online-notary-services/
https://www.forbes.com/advisor/business/software/best-online-notary-services/
https://www.forbes.com/advisor/business/software/best-online-notary-services/
https://www.forbes.com/advisor/business/software/best-online-notary-services/
https://www.forbes.com/advisor/business/software/best-online-notary-services/
https://www.forbes.com/advisor/business/software/best-online-notary-services/


What is RON? 
Remote Online Notarization

https://www.youtube.com/watch?v=JvoMzlIBJa0&t=35s


Wire Fraud Prevention

https://www.closinglock.com/
https://www.clear.sale/?_gl=1*1r3yxeq*_ga*MTU0MTUyODcxNy4xNzAwNTEwNTk1*_ga_3YD16S016J*MTcwMDUxMDU5NC4xLjAuMTcwMDUxMDU5NC42MC4wLjA.*_gcl_aw*R0NMLjE3MDA1MTA1OTUuQ2owS0NRaUFwT3lxQmhEbEFSSXNBR2ZueU1wbEVkMG1tTHdoSVFKSmR6TjlJNE1UR0drSkNQMzlXR2MyV2ZiOFR3YlU3LXB3NlhRMlBRd2FBbk1pRUFMd193Y0I.*_gcl_au*NjIyMDQ5MTIwLjE3MDA1MTA1OTU.
https://www.certifid.com/
https://conduitsecurity.com/wire-fraud/
https://www.fundingshield.com/wire-fraud-prevention-for-consumers/
https://www.businesswire.com/news/home/20230418005441/en/Real-Estate-Transactions-At-Risk-as-Consumers-Lose-106K-on-Average-to-Wire-Fraud-Per-Incident
https://www.ic3.gov/


Let’s Recap…



The Montana Board of Realty Regulation BORR Rule 

24.210.641 (1) In addition to all other provisions 

contained in the statutes and rules administered by 

the board, the following are considered 

unprofessional conduct:

(f) failing, when entering into a listing agreement, to 

promptly verify that the principal listing the property 

is the owner or is authorized by the owner to list the 

property. The licensee may, but is not required to, 

conduct a title search or obtain a title report at the 

initial listing.



What Can We Do?

 *Please Spread The Word – Education!

 *Please Ask Probing Questions! 
 *Please Be Proactive!
 
Assume the transaction is fraudulent until 
you’ve proven it is not.



Take-aways

• Stay 1-step ahead of the imposter.

• Ask probing questions.

• Know your client.

• Prepare the client for additional conversations 
with your title company partners.

• Use available resources.

• Trust your instincts.

• Use trusted partners!

• Start early…the closing table may be too late.



Buyers Beware! Protect Yourself & 
Others!



We are in this together!



Questions?



Thank you for your time 

today!


	Slide 1
	Slide 2
	Slide 3: The Imposters Among Us Vacant Property Fraud
	Slide 4
	Slide 5: Discussion Today Includes: 
	Slide 6: Dirty Deals: Land Fraud Alert
	Slide 7: The Montana Board of Realty Regulation BORR Rule 24.210.641 (1) In addition to all other provisions contained in the statutes and rules administered by the board, the following are considered unprofessional conduct: (f) failing, when entering int
	Slide 8
	Slide 9
	Slide 10
	Slide 11
	Slide 12
	Slide 13
	Slide 14
	Slide 15
	Slide 16
	Slide 17
	Slide 18
	Slide 19
	Slide 20
	Slide 21: Example – Missoula County $130,000 Bare Land 
	Slide 22
	Slide 23
	Slide 24
	Slide 25
	Slide 26
	Slide 27
	Slide 28
	Slide 29
	Slide 30:   Final email from the Listing Agent:  “I have spoken to all of you at one time or another in the last two days and want everyone to reply to this e-mail with any additional info that you may have, so that Sherriff Caball and Missoula prosecutin
	Slide 31:   I have left the listing on the MLS with no changes and will continue communicating with the fraudster, so as not to give any indication that he has been exposed, but need further direction on how I might be able to help actually detain him for
	Slide 32:   My sincere apologies to everyone involved. This fraudster duped me for sure and it makes me sick to my stomach. Please help in anyway possible to get this guy prosecuted for what he as done to the buyers and sellers.  Thanks!”
	Slide 33
	Slide 34
	Slide 35: Example – Flathead County 
	Slide 36
	Slide 37
	Slide 38
	Slide 39
	Slide 40
	Slide 41
	Slide 42
	Slide 43
	Slide 44: Doesn’t “Title Insurance” cover fraud?
	Slide 45: Why is this risk a priority for the Real Estate Community?  
	Slide 46: Best Online Notary Services (2023) – Forbes Advisor
	Slide 47: What is RON?  Remote Online Notarization
	Slide 48: Wire Fraud Prevention
	Slide 49: Let’s Recap…
	Slide 50: The Montana Board of Realty Regulation BORR Rule 24.210.641 (1) In addition to all other provisions contained in the statutes and rules administered by the board, the following are considered unprofessional conduct: (f) failing, when entering in
	Slide 51: What Can We Do?   *Please Spread The Word – Education!  *Please Ask Probing Questions!   *Please Be Proactive!   Assume the transaction is fraudulent until you’ve proven it is not.
	Slide 52: Take-aways
	Slide 53
	Slide 54: We are in this together!
	Slide 55: Questions?
	Slide 56: Thank you for your time today!

