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Good Afternoon Everyone,
It's almost the holiday season,i really don't want to waste time writing this long email but
realtor Biao Zhang keeps fighting,wasting our time and wasting his funds.

Response for the complaint attached.

Additional information:
I help my friend /client Dan Xu manage her property whose address is 3960 SW 20th
Ave.1006,Gainesville,FL 32607
The tenant Biao Zhang moved into this unit in Aug.2022,then renewed the lease to
Jan.31,2024.
During the first year ,Mr Zhang only asked to do pest control one time and no other requested
repairs .
When he renewed the lease in June ,2023,he didn't have any issues for the property either.

Mr Zhang told me that he also received the realtor license in June 2023.

Mr Zhang signed a contract in July to buy a house which closed on Sept 11th,2023.
During the Aug,he kept requesting repairs and replacements.The handyman came 5 times to
repair the issues in Aug. and installed the new toilet but he kept asking to replace the carpet
and other items.
He moved out on Sept 12,2023 ,he didn't pay the rent of Sept and termination fee of $2000.

The landlord originally planned to hire a lawyer to sue him. After Zhang moved out , seeing
that there was no major damage to the property , we are all from China ,the landlord decided
not to pursue the rent and termination fee.This issue should end here.
But two weeks later, the landlord received a complaint from Zhang to the Division of
Consumer Services, Florida Department of Agriculture and Consumer Services, which said
that the landlord had not made timely repairs to the property and it was no longer suitable to
live in. The landlord was disgusted by Zhang's shameless and unreasonable fight, so they
decided to find a lawyer to sue Mr Zhang.If Mr Zhang didn't file a complaint to the
landlord,the landlord wouldn't sue him.
Mr Zhang lost the case and he was requested to pay last month's rent,termination fee plus
attorney fee on April.2024. Mr Zhang sued me ,he requested me to pay his loss in May
2024,the judge rejected Mr Zhang's requestment,he lost the case again on Aug.2024.
Zhang filed an appeal for the landlord  to the Florida  First District Court in Aug.2024,The
appeal court Affirmed by three judges in May 2025 ,he lost the cases again. The landlord told
me that the police officer just came to Zhang's home last month and collected around $8400
for the rent,termination fee,court fee and attorney fee.
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Violations of the NAR 2025 Code of Ethics  
 
1. Article 4: Disclosure of Ownership Interest 


a.​ Violation: Liu listed a property owned by LI YUNING on Zillow, falsely presenting 
himself as the listing agent and associating his brokerage (BHGRE Thomas 
Group) without the owner’s authorization. This misrepresents ownership interest 
and fails to disclose the true landlord’s identity to potential tenants. 


b.​ Supporting Standards of Practice:   
i.​ SOP 4-1: Requires disclosure of any ownership interest, including 


representing an entity with legal interest. Liu’s actions falsely implied he 
or his firm had authority over the property. 


ii.​ SOP 4-2: Mandates disclosure that an interest exists. Liu concealed LI 
YUNING’s ownership, misleading tenants. 


 
Response: Yes, the owner Yuning Li is my Chinese family member's friend. I listed this 
property on Zillow. I don’t think I have any violations. 
 
2. Article 12: Honest and Truthful Communications 


a.​ Violation: By listing himself and his brokerage on Zillow for a property he does not own 
or have authority to list, Liu engaged in false advertising, failing to present a “true 
picture” of the rental transaction. This deceived potential tenants into believing he was 
the authorized agent. 


b.​ Supporting Standards of Practice: 
i.​ SOP 12-4: Prohibits advertising property for lease without authority. Liu lacked LI 


YUNING’s consent. 
ii.​ SOP 12-5: Requires clear disclosure of the firm’s name in advertisements, not for 


fraudulent purposes. Liu misused BHGRE’s identity to legitimize the listing. 
iii.​ SOP 12-10: Prohibits manipulating listiting content to produce misleading results, 


such as falsely claiming ownership or agency.  
 
Response: The owner approved the right of lease agreement for this property. No violiaitons. 
 
3. Article 2: Avoid Exaggeration, Misrepresentation, or Concealment 


a.​ Violation: Liu concealed the true owner (LI YUNING) and misrepresented his role as the 
listing agent, omiƫng critical facts about the property’s ownership and authorization. 


b.​ Supporting Standard of Practice:   
i.​ SOP 2-4: Prohibits false consideration in documents. The Zillow listing 


constitutes a false document by misrepresenting Liu as the authorized agent.  
 
Response: The tenant always signs the lease with the owner, not concealed. 
 
4. Article 1: Duties to Clients and Customers 


a.​ Violation: Liu’s unauthorized property management and false repair promises (per 2023 
DBPR findings) failed to protect tenants’ rights, safety, and health. By deflecting 
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responsibility to an unreachable landlord in China, he neglected his primary obligation to 
tenants. That would be happened for 2025 list property. 


b.​ Supporting Standards of Practice: 
i.​ SOP 1-10: Requires competent property management with regard for tenants’ 


rights, safety, and health. Liu’s failure to address repairs violates this duty. Based 
on Hongtao Liu history, that could be considered. 


ii.​ SOP 1-11: Mandates reasonable efforts to protect managed properties against 
foreseeable losses. Liu’s inaction caused tenant harm. Based on Hongtao Liu 
history, that could be considered. 


iii.​ SOP 1-16 (Amended 6/5/25): Prohibits unauthorized use of managed property. 
Liu’s Zillow listing misused LI YUNING’s property without permission.  


 
Response: Not true. 
 
5. Article 6: Disclosure of Financial Benefits 


a.​ Violation: Liu used BHGRE’s contract, logo, and address to manage properties, implying 
legitimate services while collecting management fees without disclosing the lack of 
authorization or his firm’s misuse [Support document 1, 2]. 


b.​ Supporting Standard of Practice:   
i.​ SOP 6-1: Requires disclosure of direct interest in recommended services. Liu 


failed to disclose the fraudulent use of BHGRE’s contract.  
 
Response: Yes, I used my office contract but the tenant and the owner signed the lease 
directly and the tenant paid the rent and deposit directly to the landlord. No financial 
benefits. 
 
6. Article 9: Written Agreements 


a.​ Violation: Based on the 2023 DBPR report, that could happen as well. It indicates Liu 
used and will use unauthorized BHGRE contracts for property management, which 
lacked clear terms and failed to protect tenants (e.g., no recourse for repairs due to an 
unreachable landlord). 


b.​ Supporting Standards of Practice:   
i.​ SOP 9-1: Requires keeping documents current. Liu’s contracts were not updated 


to reflect the true landlord’s status. 
ii.​ SOP 9-2 (Amended 6/5/25): Requires explaining contract terms. Liu failed to 


disclose the landlord’s inaccessibility, undermining tenant protections. 
 
Response: Not true. 
 
7. Article 11: Competence 


a.​ Violation: Liu’s management of properties without authorization and inability to 
coordinate with a landlord in China demonstrate incompetence, failing to meet expected 
standards for property management and tenant care. 


b.​ Supporting Standards of Practice: 







i.​ SOP 11-1: Requires disclosing limitations in management opinions. Liu did not 
disclose his inability to manage due to the landlord’s location. 


ii.​ SOP 11-2 (Amended 1/25): Emphasizes protecting client rights in complex 
transactions. Liu’s actions neglected tenant rights in a cross-border scenario.  


 
Response: Not true. 
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M  A  N  D  A  T  E 
from 


FIRST DISTRICT COURT OF APPEAL 


STATE OF FLORIDA 
This case having been brought to the Court, and after due 


consideration the Court having issued its opinion; 
 
YOU ARE HEREBY COMMANDED that further proceedings, if 


required, be had in accordance with the opinion of this Court, and with the 
rules of procedure, and laws of the State of Florida. 


 
WITNESS the Honorable Chief Judge Timothy D. Osterhaus, Chief 


Judge, of the District Court of Appeal of Florida, First District, and the seal of 
said Court at Tallahassee, Florida, on this day. 
 
February 27, 2025 
 
Biao Zhang, 
                    Appellant(s) 
v. 
 
Dan Xu, 
                    Appellee(s). 
 
DCA Case 1D2024-1282 
L.T. No.: 2023-SC-4536 
  
 
GL  
Mandate and opinion to follow to: Alachua Clerk 
cc: (without opinion): 
Alachua Clerk 
Evan Minton Gardiner 
Dan Xu 
Biao Zhang  
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My few friends told me that Mr Zhang posted this story to Chinese social media sites: Wechat
and Xiaohongshu.He wrote that these judgments are not right and not fair to him.He posted
my name and pictures with full of false information. 

Please see attached two pictures.
Below is the translation:
Picture 1:"Liu Hongtao has been sued so many times, and he still said it was his first time. He
kept saying in court that he had never been sued. When a prostitute is caught or a prostitute's
client is caught, they all claim it was their first time. It turns out that I am not the only one who
was cheated."
He knows that these cases are traffic tickets but he is still misleading.

Picture 2: A viewer's comment :"If you don't pay the rent,rent it to the black man and collect
the rent,brother."
Biao Zhang:"Absolutely ,brother." and he sent a liked Emoji.

Mr Zhang also is a Youtuber.
Please see the links:
https://www.youtube.com/watch?v=atfc_jlZdOk
The topic translates :Negative real estate teaching materials, bravely say NO!!!
He said that he doesn't advise his client to buy the rental property ,this listing is overpriced 
and you are a sucker if you buy it.It was my active listing when he posted this video.

I talked with a few attorneys,but they told me that defamation is a pretty hard case to prove, 
as you usually have to prove that his postings have caused you some sort of damages,
they don't want to handle this case,i also don't want to spend time on these negative issues,
So I didn't sue him and filed a complaint to Mr Zhang.

Zhang filed two complaints to DBPR to me and 2 or 3 complaints to my office during the
past two years.All above complaints closed with no violation.
I reviewed this complaint and it is also with no real evidence, just his imagination with his
hatred.
After Zhang got his realtor license,he spent a lot of time preparing the court documents and
complaint documents.I really don't understand 
his behavior.I think Mr. Zhang is crazy,illegal ,racist and unprofessional.  

Court documents and DBPR's investigation report are attached.

This email also included Realtor Biao Zhang's broker Wendy Wei(Wendy is also from China and she can
check Zhang's Chinese social media site and see what he said).

Thank you for taking the time to read this long email.
Have a great day!

Hongtao 
-----
Hongtao Liu - Realtor MBA 
Better Homes and Gardens Real Estate Thomas Group
5346 SW 91st Terrace
Gainesville | FL 32608
c: 352.327.8816

https://www.youtube.com/watch?v=atfc_jlZdOk


o: 352.226.8228
f: 352.872.5897
liu@thomasgrouprealty.com
https://hongtaoliu.thomasgrouprealty.com/

On Wed, Dec 10, 2025 at 4:40 PM Teresa Layne <tlayne@gacar.com> wrote:

RE: ETHICS CASE #E03-10.09.25
       BIAO ZHANG VS HONGTAO LIU

Good afternoon,

This communication is to inform you that an Ethics complaint has been filed with the
Gainesville-Alachua County Association of Realtors® naming you as Respondent. Upon
review of the above-mentioned Ethics Complaint, it was the decision of the Grievance
Committee to forward the case to the Professional Standards Committee for a hearing.

Please review the following linked documents:

1. Form #E-2 “Notice to Respondent (Ethics)”
2. Form #E-5.1 Grievance Committee Report Form
3. COMPLAINT E03-10.09.25
4. Form #E-3 Reply
5. Form #E-20 “Notice to Respondent (Ethics) and Optional Waiver of Right to
Hearing (This only needs returned if you plan to waive your right to a hearing.)
6. Code of Ethics

Please review the forms and return your response within the 15 day timeline. You may
submit the forms via email. Please make sure all forms and documentation are in order of
timeline and legible.

Please confirm receipt of this notice. Don't hesitate to call my office 352-332-8850 if you
have any questions regarding this matter.

Thank you,

Teresa Layne
Professional Standards Administrator

Gainesville-Alachua County Association of REALTORS®
(352) 332-8850, ext. 104; Cell: (352) 359-8407
1750 NW 80th Blvd., Gainesville, FL   32606
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Violations of the NAR 2025 Code of Ethics  
 
1. Article 4: Disclosure of Ownership Interest 

a.​ Violation: Liu listed a property owned by LI YUNING on Zillow, falsely presenting 
himself as the listing agent and associating his brokerage (BHGRE Thomas 
Group) without the owner’s authorization. This misrepresents ownership interest 
and fails to disclose the true landlord’s identity to potential tenants. 

b.​ Supporting Standards of Practice:   
i.​ SOP 4-1: Requires disclosure of any ownership interest, including 

representing an entity with legal interest. Liu’s actions falsely implied he 
or his firm had authority over the property. 

ii.​ SOP 4-2: Mandates disclosure that an interest exists. Liu concealed LI 
YUNING’s ownership, misleading tenants. 

 
Response: Yes, the owner Yuning Li is my Chinese family member's friend. I listed this 
property on Zillow. I don’t think I have any violations. 
 
2. Article 12: Honest and Truthful Communications 

a.​ Violation: By listing himself and his brokerage on Zillow for a property he does not own 
or have authority to list, Liu engaged in false advertising, failing to present a “true 
picture” of the rental transaction. This deceived potential tenants into believing he was 
the authorized agent. 

b.​ Supporting Standards of Practice: 
i.​ SOP 12-4: Prohibits advertising property for lease without authority. Liu lacked LI 

YUNING’s consent. 
ii.​ SOP 12-5: Requires clear disclosure of the firm’s name in advertisements, not for 

fraudulent purposes. Liu misused BHGRE’s identity to legitimize the listing. 
iii.​ SOP 12-10: Prohibits manipulating listiting content to produce misleading results, 

such as falsely claiming ownership or agency.  
 
Response: The owner approved the right of lease agreement for this property. No violiaitons. 
 
3. Article 2: Avoid Exaggeration, Misrepresentation, or Concealment 

a.​ Violation: Liu concealed the true owner (LI YUNING) and misrepresented his role as the 
listing agent, omiƫng critical facts about the property’s ownership and authorization. 

b.​ Supporting Standard of Practice:   
i.​ SOP 2-4: Prohibits false consideration in documents. The Zillow listing 

constitutes a false document by misrepresenting Liu as the authorized agent.  
 
Response: The tenant always signs the lease with the owner, not concealed. 
 
4. Article 1: Duties to Clients and Customers 

a.​ Violation: Liu’s unauthorized property management and false repair promises (per 2023 
DBPR findings) failed to protect tenants’ rights, safety, and health. By deflecting 
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responsibility to an unreachable landlord in China, he neglected his primary obligation to 
tenants. That would be happened for 2025 list property. 

b.​ Supporting Standards of Practice: 
i.​ SOP 1-10: Requires competent property management with regard for tenants’ 

rights, safety, and health. Liu’s failure to address repairs violates this duty. Based 
on Hongtao Liu history, that could be considered. 

ii.​ SOP 1-11: Mandates reasonable efforts to protect managed properties against 
foreseeable losses. Liu’s inaction caused tenant harm. Based on Hongtao Liu 
history, that could be considered. 

iii.​ SOP 1-16 (Amended 6/5/25): Prohibits unauthorized use of managed property. 
Liu’s Zillow listing misused LI YUNING’s property without permission.  

 
Response: Not true. 
 
5. Article 6: Disclosure of Financial Benefits 

a.​ Violation: Liu used BHGRE’s contract, logo, and address to manage properties, implying 
legitimate services while collecting management fees without disclosing the lack of 
authorization or his firm’s misuse [Support document 1, 2]. 

b.​ Supporting Standard of Practice:   
i.​ SOP 6-1: Requires disclosure of direct interest in recommended services. Liu 

failed to disclose the fraudulent use of BHGRE’s contract.  
 
Response: Yes, I used my office contract but the tenant and the owner signed the lease 
directly and the tenant paid the rent and deposit directly to the landlord. No financial 
benefits. 
 
6. Article 9: Written Agreements 

a.​ Violation: Based on the 2023 DBPR report, that could happen as well. It indicates Liu 
used and will use unauthorized BHGRE contracts for property management, which 
lacked clear terms and failed to protect tenants (e.g., no recourse for repairs due to an 
unreachable landlord). 

b.​ Supporting Standards of Practice:   
i.​ SOP 9-1: Requires keeping documents current. Liu’s contracts were not updated 

to reflect the true landlord’s status. 
ii.​ SOP 9-2 (Amended 6/5/25): Requires explaining contract terms. Liu failed to 

disclose the landlord’s inaccessibility, undermining tenant protections. 
 
Response: Not true. 
 
7. Article 11: Competence 

a.​ Violation: Liu’s management of properties without authorization and inability to 
coordinate with a landlord in China demonstrate incompetence, failing to meet expected 
standards for property management and tenant care. 

b.​ Supporting Standards of Practice: 
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i.​ SOP 11-1: Requires disclosing limitations in management opinions. Liu did not 
disclose his inability to manage due to the landlord’s location. 

ii.​ SOP 11-2 (Amended 1/25): Emphasizes protecting client rights in complex 
transactions. Liu’s actions neglected tenant rights in a cross-border scenario.  

 
Response: Not true. 
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M  A  N  D  A  T  E 
from 

FIRST DISTRICT COURT OF APPEAL 

STATE OF FLORIDA 
This case having been brought to the Court, and after due 

consideration the Court having issued its opinion; 
 
YOU ARE HEREBY COMMANDED that further proceedings, if 

required, be had in accordance with the opinion of this Court, and with the 
rules of procedure, and laws of the State of Florida. 

 
WITNESS the Honorable Chief Judge Timothy D. Osterhaus, Chief 

Judge, of the District Court of Appeal of Florida, First District, and the seal of 
said Court at Tallahassee, Florida, on this day. 
 
February 27, 2025 
 
Biao Zhang, 
                    Appellant(s) 
v. 
 
Dan Xu, 
                    Appellee(s). 
 
DCA Case 1D2024-1282 
L.T. No.: 2023-SC-4536 
  
 
GL  
Mandate and opinion to follow to: Alachua Clerk 
cc: (without opinion): 
Alachua Clerk 
Evan Minton Gardiner 
Dan Xu 
Biao Zhang  
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1D2024-1282 February 27, 2025 
Kristina Samuels, Clerk 
1D2024-1282 February 27, 2025 
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