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Thomas C. Hebrank ("Receiver"), Court-appointed receiver for First Financial 

Planning Corporation d/b/a Western Financial Planning Corporation ("Western"), 

and its subsidiaries and affiliates (collectively, "Receivership Entities"), submits Part 

One of his Forensic Accounting Report.  This report provides the Court and all 

interested parties with a summary of the forensic accounting performed to date 

relative to the initial investments made by investors in the various General 

Partnerships (GPs) established by Western, the funds transferred from the GPs to 

Western, Western's initial purchase of the GP properties from third parties, and 

Western's investment in the GPs.  If this report is approved, and the Receiver is 

authorized to proceed, he will prepare and file Part Two of his Forensic Accounting 

Report, which will cover Western's uses of funds transferred to it from the GPs. 

I. EXECUTIVE SUMMARY 

The Preliminary Injunction Order directs the Receiver to "make an accounting, 

as soon as practicable, to this Court of the assets and financial condition of Western 

and to file the accounting with the Court and deliver copies thereof to all parties."  

Docket No. 174.  As discussed below, pursuant to this order, the Receiver analyzed 

the books and records of the various GPs and accounted for the funds raised from 

investors and the uses of such funds. 

This report covers 13 land transactions (of the total 22 land transactions 

currently active) from approximately 2003 to the present.  Western purchased these 

13 properties from third parties and then sold undivided interests in them to the 

various GPs.  The GPs that acquired undivided interests in the 13 properties are listed 
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in Section II below and total 46 of the total 88 active GPs.1  The following 

summarizes the Receiver's findings to date. 

Western purchased various parcels of land from third parties for approximately 

20 cents on the dollar as compared to the prices at which the same land was then sold 

to the GPs.  The following summarizes the total funds raised from investors and 

transferred to Western as compared to Western's purchase price for the 13 properties 

(Exhibit 1): 

 Amount
Total Raised from Investors in 46 Applicable GPs $108,416,039
Less: Contingency Left in GP Accounts to Pay Expenses (7,415,854)
Total Purchase Price GPs paid to Western 101,000,185
Less: Western Purchase Price for Same Land (21,168,464)
Excess to Western Above Western Purchase Price $79,831,721

II. ENTITIES INCLUDED 

As noted above, this report is limited to the GPs listed below, which includes 

13 of the 22 active land transactions, which account for 46 of the 88 active GPs.  The 

GPs listed below incorporate the GPs formed from approximately 2005 and on 

(Western land purchases commencing in 2003) to the date of the receivership.  There 

are a significant number of GPs not included in this report (pre-2005 GPs as well as 

GPs that owned interests in land that was sold prior to the receivership).  The 

following is a list of GPs included in this report, organized by Western land purchase 

transactions: 
  

                                           
1 Based on his review and investigation to date, the Receiver determined that, at 

least for this initial phase of the accounting, analysis of the final 13 land 
transactions (and the associated 46 GPs) will provide the Court and interested 
parties with a sufficient amount of detail concerning the Receivership Entities' 
financial activity.  However, as discussed below, the Receiver can expand the 
scope of his accounting to include prior land transactions if the Court determines 
that the additional detail is required for its analysis of the case. 
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 Dayton Valley II 

o Storey County Partners 

o Comstock Partners 

o Silver City Partners 

o Nevada View Partners 

 Dayton Valley III 

o Gold Ridge Partners 

o Sky View Partners 

o Grand View Partners 

o Rolling Hills Partners 

 Dayton Valley IV 

o Eagle View Partners / Eagle View Partners, LLC 

o Falcon Heights Partners / Falcon Heights Partners, LLC 

o Night Hawk Partners / Night Hawk Partners, LLC 

o Osprey Partners / Osprey Pescador, LLC 

 Fernley I, LLC 

o Crystal Clearwater Partners / Clearwater Bridges, LLC 

o High Desert Partners / High Desert Shadow, LLC 

 New Mexico 

o Santa Fe View Partners / Santa Fe View, LLC 

o Pueblo Partners /  Pueblo Partners, LLC 

o The Pecos Partners / The Pecos Partnership, LLC 

 P51, LLC 

o P-39 Aircobra Partners / P-39 Aircobra, LLC 

o P-40 Warhawk Partners / P-40 Warhawk, LLC 

o F-86 Partners / F-86, LLC (Not Fully Funded) 

o F-100 Partners (Unfunded) 
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 SFV II, LLC 

o Frontage 177 Partners / Frontage 177, LLC 

o Pyramid Highway 177 Partners / Pyramid Highway 177, LLC 

 Silver Springs North 

o North Springs Partners 

o Rawhide Partners 

o Highway 50 Partners 

o Orange Vista Partners 

 Silver Springs South 

o Rail Road Partners 

o Spruce Heights Partners 

o Vista Del Sur Partners 

o Lahontan Partners 

 South Reno 

o Rose Vista Partners 

o Steamboat Partners 

o Galena Ranch Partners 

o Redfield Heights Partners 

 Yuma I 

o Gila View Partners 

o Painted Desert Partners 

o Snow Bird Partners 

 Yuma II 

o Desert View Partners 

o Sonora View Partners 

o Mesa View Partners 

o Road Runner Partners 
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 Yuma III 

o Mountain View Partners 

o Ocotillo View Partners 

o Cactus Ridge Partners 

o Mohawk Mountain Partners 

III. WESTERN BUSINESS MODEL EXAMPLE AND OBSERVATIONS 

The following section highlights Western's business model and Western's 

accounting system used for tracking the sale of GPs "ownership units" to investors 

and the subsequent transfer of funds to Western. 

A. Western Initial Purchase of Properties 

The Receiver traced the initial purchase price ($21,168,464) paid by Western 

for the 13 properties to the escrow closing statements.  From the escrow statements, 

the Receiver quantified the deposits/cash paid by Western for the initial purchase and 

the amount of notes payable carried by the sellers of the properties ("Western Note 

Payable to Seller").  For example, with Dayton Valley II, Western purchased 

3 parcels of land (620 acres) in Storey and Lyon Counties, Nevada on December 15, 

2003, for a purchase price of $1,989,393 from the Borda Family Limited Partnership 

("Borda FLP") as follows (Exhibit 4): 

 $309,393 Cash Paid in Escrow – Western collected $370,400 from the 

GP Investors prior to Western's initial purchase close of escrow 

(12/15/03) (Exhibit 5).  The $370,400 collected from investors prior to 

the close of Western's purchase exceeded the $309,393 in cash Western 

paid in escrow to purchase the property from the Borda FLP. 

 $1,500,000 Note Payable to Seller (Borda FLP) - The Receiver 

reconciled this amount to the escrow statement (Exhibit 4) and the 

underlying notes payable signed by Western (Louis Schooler). 
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 $180,000 Note Payable to Schafer Pacific – The Receiver reconciled 

this amount to the escrow statement (Exhibit 4) and the underlying notes 

payable signed by Western (Louis Schooler). 

B. Funds Raised from Investors 

Western tracked investments from investors in their OPADS Accounting 

System.  The OPADS accounting system produced a report called the "Closing/Final 

Spread" for each GP.  This report tracked the cash received from investors, notes 

payable due from investors and total cash paid to Western.  The financing of investor 

purchases of ownership units in the GPs and the associated notes issued by investors 

to the GPs and Western is discussed in detail in the Receiver's Third Interim Report, 

Docket No. 80, pp. 9-10. 

For example, with Dayton Valley II, Western created 4 separate GPs (Storey 

County Partners, Comstock Partners, Silver City Partners and Nevada View Partners) 

which each acquired a 25% undivided interest in the property purchased from Borda 

FLP.  The total raised from investors for the 4  partnerships is $8,994,800 (Exhibit 7) 

as follows: 

 $7,554,550 in "Cash Down Received" – This represents the actual cash 

received from the investors.  Western collected $2,188,564 (more than 

Western's total purchase price of $1,989,393) within 2-1/2 months of 

Western's initial purchase of the property on December 15, 2003.  The 

$7,554,550 in the cash investor funds received for Dayton Valley II is 

summarized in Exhibit 5. 

 $92,368 "Western Note" – This represents the funds advanced by 

Western to the GPs for investor down payments.  As discussed in the 

Receiver's Third Interim Report, Western allowed some investors to 

finance their down payments for purchasing ownership units in the GPs.  

When this was done, investors would issue notes for the amounts 

financed directly to Western.  Western transferred the $92,368 to the 
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GPs and then subsequently transferred back 93% of the funds (less the 

Contingency amount) to itself. 

 $1,347,882 "Partnership Note" – This represents the notes payable from 

investors to the 4 GPs for the balance of the investment.  The GPs 

would then enter into notes payable in the same amount to Western 

(Investors owed GPs $1,347,882 and GPs owed Western $1,347,882).  

The investors would pay principal and interest payments to the GPs, and 

the GPs would then make principal and interest payments to Western. 

C. Funds Transferred to Western 

Western received cash payments from investors for both the initial purchase as 

well as principal and interest payments on investor loans.  The following schedule 

summarizes the total payments to Western (Exhibit 3): 

Amount
Investor Cash Transferred to Western for Initial Purchase $88,495,422
GP Loan Payments to Western (Principal & Interest) 10,757,590
Western Loan Advances to GPs for Investor Down Payments (487,468)
Investor Loan Payments to Western (Principal & Interest) 142,472
Total Cash Transferred to Western $98,908,016

As discussed above, Western tracked GP investments in their OPADS 

Accounting System.  The OPADS Accounting System also tracked the funds paid to 

Western ("Land & Organization" Costs).  Approximately 93% of the actual cash 

collected by the GPs was transferred to Western.  For the Dayton Valley II property, 

Western received cash payments of $8,603,381 as follows: 

 $7,071,980 in "Land and Organization" costs were transferred from the 

GPs to Western.  A "Contingency" balance of $574,938 remained in the 

GP accounts to cover the expenses of the GPs (such as property taxes, 

insurance and accounting fees). 

 $1,531,401 in principal and interest payments on the notes payable due 

from the GPs to Western (Exhibit 6).  From a cash flow standpoint, 
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investors paid principal and interest payments to the GPs, and the GPs 

in turn paid Western. 

D. Western Initial Investment in GPs 

Western's initial investment in the GPs totaled $8,967,544 (8,967,544 

ownership units).  However, immediately after making these investments, Western 

transferred a total of $8,345,280 from the GPs back to itself, thereby leaving only 

$622,264 (essentially the "Contingency" amount) in the GPs (Exhibit 2): 

 Cash Loans Total
Western Initial GP Units Purchased $8,220,220 $747,324 $8,967,544
Cash Transferred Back to Western (7,597,956) (747,324) (8,345,280)
Western Investment Remaining in GP $622,264 $0 $622,264

These investments represented cash contributions ("Cash Down Received") to 

the GPs and "Partnership Notes."  Western cash contributions essentially represent 

funds transferred from Western to the GPs, and then immediately transferred back to 

Western (less the "Contingency" amount).  The "Note Payable" essentially represents 

a loan from Western to itself.  For example (Dayton Valley II GP – Nevada View 

Partners), Western's initial contribution was $256,589 (256,589 Units or 10.9% 

ownership of the entity) and comprised of the following: 

 $211,589 Western Contribution on 6/22/05 of which $198,064 was 

returned to Western the same day (6/22/05).  The Contingency balance 

of $13,524 remained in the GP account. 

 $45,000 Western Contribution consisting of both "Cash Down" and a 

"Note Payable" as follows: 

o $14,400 Western Cash Contribution on 6/14/05 of which $11,524 

was returned to Western the same day (6/14/05).  The 

Contingency balance of $2,876 remained in the GP. 

o $30,600 Investor Notes Payable to GPs – This represents a Note 

Payable from Western to Western.  The note was paid off with a 
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payment of $28,838 deposited to the GPs on 6/15/06 and 

subsequently transferred back to Western approximately 20 days 

later (7/5/06). 

E. Retention of Land Parcels 

In addition to the approximately $80 million transferred to Western over the 

amount it paid for the 13 properties, in some situations, parcels of land were also 

stripped off prior to their resale to the GPs.  From the 13 properties covered by this 

report, the following parcels of land were removed by Western prior to their sale to 

the GPs: 

 Dayton Valley IV – Four parcels totaling 1,153 acres were originally 

purchased by Western for $4,698,687.  Two parcels were transferred 

out – 1 parcel totaling 81 acres was sold to LVS IV LLC (a Louis 

Schooler related entity), and another parcel totaling 440 acres was 

retained by Western.  The remaining 2 parcels totaling 632 acres were 

sold to investors for $21,723,634 (Exhibit 9). 

 Yuma II – Ten parcels totaling 795 acres were originally purchased by 

Western for $377,487.  One parcel totaling 6 acres was retained by 

Western, and the remaining 9 parcels totaling 789 acres were sold to 

investors for $6,234,768 (Exhibit 18). 

 Yuma III – Six parcels totaling 369 acres were purchased by Western 

for $1,925,126.  Two parcels totaling 36 acres were retained by Western 

with the remaining 4 parcels totaling 333 acres being sold to investors 

for $6,593,287 (Exhibit 19). 

IV. GENERAL PARTNERSHIP OVERVIEWS BY PROPERTY 

A. Dayton Valley II 

The following summarizes the initial purchase transaction for the above-

referenced property (Exhibit 7): 
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 Amount
Total Raised from Investors $8,994,800
Less: Contingency Left in GP accounts to Pay Expenses (574,938)

Total Purchase Price GPs Paid to Western 8,419,862
Less: Western Purchase Price (1,989,393)

Excess to Western Above Western Purchase Price $6,430,469

B. Dayton Valley III 

The following summarizes the initial purchase transaction for the above-

referenced property (Exhibit 8): 

 Amount
Total Raised from Investors $10,391,360
Less: Contingency Left in GP accounts to Pay Expenses (664,205)

Total Purchase Price GPs Paid to Western 9,727,155
Less: Western Purchase Price (2,066,886)

Excess to Western Above Western Purchase Price $7,660,269

C. Dayton Valley IV 

The following summarizes the initial purchase transaction for the above-

referenced property (Exhibit 9): 

 Amount
Total Raised from Investors $23,207,000
Less: Contingency Left in GP accounts to Pay Expenses (1,483,366)

Total Purchase Price GPs Paid to Western 21,723,634
Less: Western Purchase Price (4,698,687)

Excess to Western Above Western Purchase Price $17,024,947

D. Fernley I, LLC 

The following summarizes the initial purchase transaction for the above-

referenced property (Exhibit 10): 
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 Amount
Total Raised from Investors $3,270,500
Less: Contingency Left in GP accounts to Pay Expenses (242,259)

Total Purchase Price GPs Paid to Western 3,028,241
Less: Western Purchase Price (461,854)

Excess to Western Above Western Purchase Price $2,566,387

E. New Mexico 

The following summarizes the initial purchase transaction for the above-

referenced property (Exhibit 11): 

 Amount
Total Raised from Investors $8,307,700
Less: Contingency Left in GP Accounts to Pay Expenses (531,019)

Total Purchase Price GPs Paid to Western 7,776,681
Less: Western Purchase Price (15,05,514)

Excess to Western Above Western Purchase Price $6,271,167

F. P51, LLC 

P51, LLC was in the process of being funded as of the date of the receivership.  

The first two of four GPs – P-39 Aircobra, LLC and P-40 Warhawk, LLC – were 

funded and escrow was closed.  F-86 Partners was in the process of being funded and 

escrow had not closed.  No ownership units in F-100 had been sold as of the date of 

the receivership.  The following summarizes the initial purchase transaction for the 

above-referenced property (Exhibit 12): 

 Amount
Total Raised from Investors $5,959,214
Less: Contingency Left in GP Accounts to Pay Expenses (445,115)

Total Purchase Price GPs Paid to Western 5,514,099
Less: Western Purchase Price (1,847,846)

Excess to Western Above Western Purchase Price $4,008,585
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G. SFV II, LLC 

The following summarizes the initial purchase transaction for the above-

referenced property (Exhibit 13): 

 Amount
Total Raised from Investors $2,887,000
Less: Contingency Left in GP Accounts to Pay Expenses (184,534)

Total Purchase Price GPs Paid to Western 2,702,466
Less: Western Purchase Price (537,533)

Excess to Western Above Western Purchase Price $2,164,933

H. Silver Springs North 

The following summarizes the initial purchase transaction for the above-

referenced property (Exhibit 14): 

 Amount
Total Raised from Investors $8,032,200
Less: Contingency Left in GP Accounts to Pay Expenses (513,410)

Total Purchase Price GPs Paid to Western 7,518,790
Less: Western Purchase Price (1,369,743)

Excess to Western Above Western Purchase Price $6,149,047

I. Silver Springs South 

The following summarizes the initial purchase transaction for the above-

referenced property (Exhibit 15): 

 Amount
Total Raised from Investors $11,541,100
Less: Contingency Left in GP Accounts to Pay Expenses (737,695)

Total Purchase Price GPs Paid to Western 10,803,405
Less: Western Purchase Price (2,465,315)

Excess to Western Above Western Purchase Price $8,338,090

J. South Reno 

The following summarizes the initial purchase transaction for the above-

referenced property (Exhibit 16): 
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 Amount
Total Raised from Investors $7,375,950
Less: Contingency Left in GP Accounts to Pay Expenses (672,843)

Total Purchase Price GPs Paid to Western 6,703,107
Less: Western Purchase Price (1,187,323)

Excess to Western Above Western Purchase Price $5,515,784

K. Yuma I 

The following summarizes the initial purchase transaction for the above-

referenced property (Exhibit 17): 

 Amount
Total Raised from Investors $4,545,215
Less: Contingency Left in GP Accounts to Pay Expenses (290,525)

Total Purchase Price GPs Paid to Western 4,254,690
Less: Western Purchase Price (735,754)

Excess to Western Above Western Purchase Price $3,518,936

L. Yuma II 

The following summarizes the initial purchase transaction for the above-

referenced property (Exhibit 18): 

 Amount
Total Raised from Investors $6,860,500
Less: Contingency Left in GP Accounts to Pay Expenses (625,732)

Total Purchase Price GPs Paid to Western 6,234,768
Less: Western Purchase Price (377,487)

Excess to Western Above Western Purchase Price $5,857,281

M. Yuma III 

The following summarizes the initial purchase transaction for the above-

referenced property (Exhibit 19): 
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 Amount
Total Raised from Investors $7,043,500
Less: Contingency Left in GP Accounts to Pay Expenses (450,213)

Total Purchase Price GPs Paid to Western 6,593,287
Less: Western Purchase Price (1,925,126)

Excess to Western Above Western Purchase Price $4,668,161

V. DATA TESTING PERFORMED 

The Receiver performed the following testing procedures to ensure the 

accuracy and reliability of the OPADS Accounting System and other data maintained 

by Western. 

 Reconciled Western's initial purchase price, cash paid in escrow and seller 

carryback notes payable of the GP properties to the purchase escrow 

statements and the sales agreement. 

 Reconciled the parcels purchased in Western's initial purchase to the 

parcels sold to the GP entities and the parcels still owned by Western or 

related Schooler entities. 

 Traced the Western Notes Payable to third parties in the initial Western 

purchase to the Promissory Notes signed by Louis Schooler. 

 Reconciled the GP purchase prices and notes payable from the GPs to 

Western to the purchase escrow statements and the purchase agreement. 

 For approximately 75% of the GPs, the Receiver traced the total "Cash 

Down Received" as recorded in the "Closing/Final Spread" from the 

OPADS accounting system to the total cash recorded in the OPADS GPs 

checking account and to the total amount deposited into the GPs bank 

account. 

 For approximately 75% of the GPs, the Receiver traced the Western Note 

advances from Western to the GPs to the cash deposits recorded in the 

OPADS GPs checking account and the total amount deposited into the 

GPs bank account. 
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 For approximately 75% of the GPs, the Receiver traced the total principal 

and interest payments made by investors on the investor notes payable to 

the GPs to the OPADS GPs checking account and the total amount 

deposited into the GPs bank account. 

 For approximately 75% of the GPs, the Receiver traced the total principal 

and interest payments made by GPs on the GPs notes payable to Western 

to the OPADS GPs checking account check disbursement. 

 For approximately 75% of the GPs, the Receiver traced the "Land & 

Organization" cash paid to Western from the OPADS accounting system 

to the OPADS GPs checking account and the total amount of 

checks/transfers from GPs bank account. 

 For 12 GPs, the Receiver tested (on a sample basis) the GPs OPADS 

accounting system check register to the GPs bank statements. 

At the conclusion of these tests, the Receiver determined that the data 

maintained in the OPADS Accounting System and the other data sources noted 

above is accurate and reliable, and therefore could be used in performing the forensic 

accounting. 

VI. PRELIMINARY CONCLUSIONS AND RECOMMENDATIONS 

As noted above, from the 46 GPs covered in this report, Western raised 

approximately $101 million, used approximately $21 million to purchase the 

13 properties that were sold to the 46 GPs, and retained almost $80 million.  The 

Receiver recommends that further analysis be performed to determine Western's uses 

of these funds and requests authority to proceed with such analysis.  If such authority 

is granted, the Receiver will report on his findings in Part Two of his Forensic 

Accounting Report. 

At this stage, the Receiver believes that forensic analysis of the final 13 land 

transactions and the associated 46 GPs (herein and in Part Two as described above) 

will provide a sufficient level of detail of the Receivership Entities' financial activity.  
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