
Real Estate Broker
License Exam

QUICK REFERENCE CHEAT SHEET
BROKER-SPECIFIC TOPICS

BROKER SUPERVISION & OFFICE MANAGEMENT

Topic Broker Responsibility

Agent supervision Broker liable for agent's misrepresentations if broker knew or should have known

Trust accounts Broker must maintain; segregate client funds; no commingling or conversion

Record retention Transaction records typically 3–5 years (state-specific)

License display Broker's license must be prominently displayed at each office

Team names Team names must include broker's name or DBA — no misleading names

Advertising Must include broker name; cannot advertise without broker affiliation

INVESTMENT ANALYSIS FORMULAS

NOI = Gross Potential Income − Vacancy − Operating Expenses
Cap Rate = NOI ÷ Value (or Purchase Price)

Cash-on-Cash Return = Annual Pre-Tax Cash Flow ÷ Total Cash Invested

Debt Coverage Ratio = NOI ÷ Annual Debt Service (lenders want ≥ 1.25)

Metric Formula Lender Minimum

Cap Rate NOI ÷ Value Market-driven

DCR NOI ÷ Annual Debt Service 1.25 (most commercial)

LTV Loan Amount ÷ Appraised Value ≤ 80% (conventional)

GRM Sale Price ÷ Monthly Gross Rent Market-driven

Last revised July 13, 2026 - verify the current edition, state bulletin and provider handbook before exam day. voltexam.com
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ANTITRUST — SHERMAN ACT VIOLATIONS

Violation Description

Price fixing Brokers agreeing to set commission rates — per se illegal

Allocation of markets Agreeing not to compete in each other's territories

Group boycott Brokers conspiring to exclude a competitor from MLS or referrals

Tie-in arrangement Requiring buyer to use certain services (title, mortgage) as condition of sale

EXAM-DAY TIPS

• Trust account commingling: never mix client funds with business funds — automatic license violation.

• Antitrust: commission rates are NEVER fixed — always negotiable. Don't even imply otherwise.

• DCR ≥ 1.25: lenders want income to exceed debt service by at least 25%.

• Broker supervision: broker is responsible for agents' conduct — delegation doesn't eliminate liability.

• NOI excludes: debt service, depreciation, and income taxes.

• Cap rate and value move inversely: higher cap rate = lower value (riskier investment).

• Vicarious liability: broker liable for agent's torts in course of employment.

Practice 1,000+ broker exam questions + investment math drills voltexam.com/apps/re-broker

https://voltexam.com/apps/re-broker?utm_source=cheatsheet&utm_medium=pdf&utm_campaign=re-broker


10 Questions That Fail Most RE Broker Candidates
These exact topics appear on the real exam — and most candidates get them wrong.

TRUST ACCOUNT

A broker deposits a buyer's earnest money into the operating
account. This is:

A. Acceptable if notified

B. Commingling — a license violation

C. Legal if under $1,000

D. Required in some states

✓ B — Commingling — grounds for license revocation

NEC: License law: broker must keep client funds in a separate trust account;
commingling = violation

PRICE FIXING

Two competing brokers agree to charge the same
commission rate. Under antitrust law this is:

A. Legal if disclosed

B. Legal — industry standard

C. Per se illegal under Sherman Act

D. Legal if under 6%

✓ C — Per se illegal under the Sherman Antitrust Act

NEC: Sherman Act: price-fixing agreements between competitors are per se
illegal

NOI CALCULATION

A property grosses $120,000/yr. Vacancy = 5%, expenses =
$40,000. NOI?

A. $74,000

B. $80,000

C. $114,000

D. $34,000

✓ A — $74,000 ($120,000 × 95% − $40,000)

NEC: NOI = Effective Gross Income − Operating Expenses = $114,000 −
$40,000 = $74,000

DEBT COVERAGE RATIO

NOI = $90,000. Annual mortgage payment = $70,000. DCR?

A. 0.78

B. 1.00

C. 1.29

D. 1.50

✓ C — 1.29 ($90,000 ÷ $70,000)

NEC: DCR = NOI ÷ Annual Debt Service; lenders require ≥ 1.25

CAP RATE

A property sold for $500,000 and generates $35,000 NOI. Cap
rate?

A. 5%

B. 7%

C. 8%

D. 10%

✓ B — 7% ($35,000 ÷ $500,000)

NEC: Cap Rate = NOI ÷ Value; used in income approach to valuation

BROKER SUPERVISION

An agent misrepresents material facts about a property. The
broker is:

A. Not liable if agent acted alone

B. Only liable if broker directed the misrepresentation

C. Potentially liable if broker knew or should have known

D. Only the agent is liable

✓ C — Potentially liable if broker knew or should have known

NEC: Vicarious liability: broker responsible for agents' conduct within scope of
employment

MARKET ALLOCATION

Two brokers agree not to solicit each other's farm areas. This
violates:

A. RESPA

B. Sherman Antitrust Act

C. Fair Housing Act

D. TILA

✓ B — Sherman Antitrust Act (market allocation)

NEC: Sherman Act: market allocation between competitors = per se violation

CASH ON CASH

Investor paid $100,000 down, receives $8,000/yr pre-tax cash
flow. Cash-on-cash return?

A. 4%

B. 6%

C. 8%

D. 10%

✓ C — 8% ($8,000 ÷ $100,000)

NEC: Cash-on-cash = annual pre-tax cash flow ÷ total equity invested

GRM

A home rents for $2,000/month and sells for $300,000. GRM?

A. 100

B. 125

C. 150

D. 200

✓ C — 150 ($300,000 ÷ $2,000)

NEC: GRM = Sale Price ÷ Monthly Gross Rent; useful for quick income property
comparison

RECORD RETENTION

How long must a broker typically retain transaction files
(general rule)?

A. 1 year

B. 3 years

C. 5 years

D. Permanently

✓ B — 3 years (varies by state; 3–5 most common)

NEC: Most state license laws: transaction records 3 years minimum from close
or listing expiration

Practice all 1,000+ broker exam questions → voltexam.com/study/re-broker
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Ready to Pass Your Exam?

Practice every RE Broker Exam question — free at VoltExam.com

● 1,000+ Practice Questions
Real exam-style, every tested topic — updated for 2026

● Weak Spot Finder
AI shows exactly which topics are costing you marks

● Pass Predictor
Know your first-attempt odds before test day

● Built-In Study Tools
Flashcards, calculators, and more — all in one place

● Flashcard Mode
Speed-drill key terms and definitions

● iOS + Android App
Full offline access — no internet needed on exam day

● Unlimited Retakes
No daily cap, no re-purchase ever

● Pass Promise
Complete the course, fail your exam — full refund

PRICING — ALL 31 TRADES INCLUDED

FREE

Free

12 Qs

MONTHLY

$19.99

/mo

★ BEST VALUE

YEARLY

$49.99

/yr

LIFETIME

$99.99

once

Start Free at VoltExam.com →

iOS & Android: apps.apple.com/app/real-estate-prep-license-exam/id6758551295

★★★★★ 50,000+ users · 4.8 App Store · 42 states
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