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In addition to the 2024, 2025, and 2026 Core Courses, MESA REI offers the following: 
 
NEWER: 
On-Demand HOAs, COAs, PIDs, and SADs - 4 CE Core Elective 
Conveyance of Title – 3 CE Elective 
Manufactured Home Title Processing – 3 CE Core Elective 
Time Killers, Deal Killers and Other Mines in the Field – 3 CE Elective  
What the Bleep Do We Do Now – 4 CE Elective  
Fair Housing and History of Discrimination – 4 CE Elective  
Working with Buyers and Sellers in the New Era – 4 CE Core Elective  
Four Letter Words:  HOAs, COAs, PIDs, and SADs – 4 CE Core Elective 
The Code Meets the Rules – 4 CE Ethics  
RPM – Investment Properties – 3 CE Property Management and Core Elective  
 
CORE ELECTIVES: 
 
A Blunt Conversation About Marijuana – 4 CE 
Anatomy of a Listing Contract – 4 CE 
Anatomy of a Purchase Contract – 4 CE 
Broker Beware:  Protect Your Real Estate License – 4 CE 
Clear the Confusion: Offers (Counters, Multiples, Contingencies, etc.) – 4 CE 
Disclose, Disclose, Disclose (unless you’re not supposed to) – 4 CE 
Highest And Best Offers: An Escalating Concern – 2 CE 
Inspections, ORR’s & Repairs, Oh My! – 2 CE 
Intro to Seller Financing – 4 CE 
NMAR Forms Update - 4 CE  
NMAR’s Many Miscellaneous Forms – 4 CE 
One Thing Leads to Another – The PA Contingencies Explained - 3 CE 
QB Refresher Course 6 CE 
Ready, Set, Go! Broker Duties and Other Required Disclosures – 2 CE 
Triple D:  Deadlines, Defaults, and Definitions – 3 CE 
Yes, Your Honor, I Did Disclose – 4 CE 
Understanding And Using NMAR Forms – 8 CE 
 
 
ETHICS ELECTIVES: 
 
Handling Multiple Offers Ethically and Effectively – 4 CE 
NAR Code of Ethics & Enforcement – 4 CE 
 
 
PROPERTY MANAGEMENT CORE ELECTIVES AND ELECTIVES: 
 
RPM – Brokerage Operations 4 CE Core Elective 
RPM – Case Studies 3 CE Core Elective 
RPM – Going to Court 3 CE Core Elective  
RPM – Leasing and Management 6 CE Core Elective 
 



UORRA – 6 CE Core Elective 
 
ON DEMAND CLASSES: 
 
NMREC Meeting Replays (CE varies by month) - Elective 
Handling Multiple Offers Ethically and Effectively - 4 CE Ethics 
Triple D:  Deadlines, Defaults and Definitions – 3 CE Core Elective 
Qualifying Broker Refresher Course – 6 CE (QB Elective) (AB Core Elective) 
 
BUY 3 CLASSES AND GET 1 FREE: 
 
Register for three classes at the same time and get your 4th class on us! Your free class must be of equal 
or lesser value.  Does not include bundled courses.  Your free class must be used within six months of 
payment.  Sign up for three classes and give us a call.  We can register you for your 4th class or issue a 
coupon for a future class.   
 
ASSOCIATE BROKER BUNDLE: 
 
36 hours of CE credit for $420.00.  This bundle includes 3 Core Courses, Ethics, Core Electives, and 
Electives.  
 
QUALIFYING BROKER BUNDLE: 
 
42 hours of CE credit for $495.00.  This bundle includes 3 Core Courses, Ethics, Core Electives, Electives, 
QB Refresher, and NMREC Meeting Replay. 
 
REFER A FRIEND: 
 
Refer a friend and receive 50% off your next CE Course with MESA!  Your 50% off code will apply to 
regularly priced courses, not to bundled courses or special bundles.   
 
See our course schedule at mesarei.com or call us at 505.348.3381.  
Updated as of February 2026. 
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ADDENDUM NO. ________

ESCALATION CLAUSE ADDENDUM

Page 1 of 2           NMAR Form 2111 (2023 MAY)             ©2023 New Mexico Association of Realtors®    Buyer(s) Seller(s) 

This Addendum is hereby incorporated into and made part of the Purchase Agreement dated _________, 20 _____________

between_____________________________________________________________________________________("Buyer")

and ________________________________________________________________________________________("Seller")

and relating to the following Property:

___________________________________________________________________________________________________
Address (Street, City, State, Zip Code)

___________________________________________________________________________________________________
Legal Description

or see metes and bounds description attached as Exhibit______, ____________________________County(ies), New Mexico

(hereinafter the “Purchase Offer”).

1. DEFINITIONS: For purposes of this Addendum, the following terms have the following meanings: 

A. “Net Proceeds” means the Purchase Price minus the following if paid by the Seller: 1) payoffs on mortgages, loans 
and liens and associated fees; 2) real estate commissions; 3) closing costs; and 4) other transaction-related expenses, 
including, but not limited to fees set forth in the following paragraphs of this Purchase Agreement: Assessments, 
Costs to be Paid, Inspections, and Home Warranty.

B. “Other Offer(s)” means one or more bona fide offers to purchase the Property with terms acceptable to Seller, which 
result in net proceeds of sale payable to Seller equal to or greater than the Net Proceeds of sale payable to Seller under 
this Purchase Offer.

2. ESCALATION TERMS: The following terms will apply to increase the Purchase Price in this Purchase Offer (“Purchase 
Price”):
A. Escalating Factor:  In the event that Seller receives one or more Other Offer(s), then the Purchase Price (Para. 2 of 

this Purchase Agreement) shall automatically increase to an amount which generates net proceeds of Purchase to 
Seller equal to $_______________ (“Escalating Factor”) in excess of the highest net proceeds of sale generated in 
such Other Offer(s). 

B. CAP: Notwithstanding Para. 2(A) of this Addendum, the Purchase Price shall not exceed $ __________________ 

(“Cap”).

C. Documentation:  In the event that Other Offers cause an increase in the Purchase Price, Seller shall provide Buyer at 

time of Seller’s submission of a Counteroffer (See. Para. 4 below) sufficient documentation to justify the Purchase 

Price increase. Unless otherwise noted here, “Sufficient Documentation” means a copy of the Other Offer(s) submitted 

with the last names(s) of the buyer(s) on the Other Offer(s) redacted. In addition to Sufficient Documentation, Seller 

shall submit the following: 

_____________________________________________________________________________________________

_____________________________________________________________________________________________

D. Multiple Escalations: Buyer acknowledges that the Escalating Factor of the Purchase Offer and the Escalating Factors 

of Other Offers may result in multiple escalation and, in some cases, escalations to the Cap. 

3. TERMINATION: The terms contained herein are for the use and purpose of obtaining a mutually agreeable Purchase 

Price and shall be deemed satisfied and will terminate upon ratification of a Purchase Agreement for the Property.

4. DISCLAIMER/ACKNOWLEDGMENT: Buyer acknowledges and affirms that the Purchase Offer and Escalation 
Clause have been made of his/her own volition and discretion and notwithstanding Para. 4, Buyer agrees to forever hold 
harmless the Brokerage(s) and Broker(s) with regard to negotiation of the Purchase Price. In the event Other Offers are 
presented on the Property, Buyer acknowledges that a copy of the documents constituting the Purchase Offer may be 
provided to the parties making such Other Offers.

This form and all New Mexico Association of REALTORS® (NMAR) forms are for the sole use of NMAR members and those New Mexico Real Estate Licensees to whom NMAR has 

granted prior written authorization. Distribution of NMAR forms to non-NMAR members or unauthorized Real Estate Licenses is strictly prohibited. NMAR makes no warranty of the legal 

effectiveness or validity of this form and disclaims any liability for damages resulting from its use. By use of this form, the parties agree to the limitations set forth in this paragraph. The parties 

hereby release NMAR, the Real Estate Brokers, their Agents and employees from any liability arising out of the use of this form. You should consult your attorney with regard to the 

effectiveness, validity or consequences of any use of this form. The use of this form is not intended to identify the user as a REALTOR®. REALTOR® is a registered collective membership 

trademark which may be used only by Real Estate Licensees who are members of the National Association of REALTORS® and who subscribe to the Association’s strict Code of Ethics.

SAM
PLE

This copyright protected form was created using Instanet Forms and is licensed for use by Tawni L Cyprus.
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ADDENDUM PROVISIONS CONTROL. If there is any conflict between the provisions of this Addendum and the 

provisions of the Agreement and/or any earlier Addendum, the provisions of this Addendum shall control. The remaining, 

unchanged provisions of the Agreement and/or any previously dated Addendum shall remain in effect. 

BUYER(S)

_______________________________________________________________________________________________
Buyer Signature Printed Name Offer Date Time

_______________________________________________________________________________________________
Buyer Signature Printed Name Offer Date Time

_______________________________________________________________________________________________
Buyer Signature Printed Name Offer Date Time

_______________________________________________________________________________________________
Buyer Signature Printed Name Offer Date Time

If additional signature lines are needed, please use NMAR Form 1150 — Signature Addendum

ATTENTION SELLER(S)

EXECUTION AND ACCEPTANCE OF COUNTEROFFER: In the event that Seller agrees to accept a Purchase 
Price within the terms of the Purchase Offer and pursuant to this Escalation Clause Addendum, Seller shall submit to 
Buyer a Counteroffer, (NMAR Form 2111B – Escalation Clause Counteroffer) fully executed by the Seller which shall 
reflect the Purchase Price adjusted according to the escalation provisions contained herein and include any waiver of the 
appraisal contingency as contained herein (Para. 3(A) or 3(B)), along with Sufficient Documentation (as defined in Para. 
2(C)). Acceptance of the Counteroffer will occur upon counter signature by Buyer, and delivery to Seller of the fully 
ratified Purchase Agreement.  Nothing herein prohibits the Seller from making a counteroffer based on terms different 
from those offered in Buyer’s Purchase Offer and this Escalation Clause Addendum. 

SELLER(S) INITIALS _______________SAM
PLE

This copyright protected form was created using Instanet Forms and is licensed for use by Tawni L Cyprus.
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This Addendum is hereby incorporated into and made part of the Purchase Agreement dated:  __________________, 20_____ 

between ______________________________________________________________________________________(“Buyer”) 

and ________________________________________________________________________________________(“Seller”) 

and relating to the following Property:  

____________________________________________________________________________________________________ 
Address (Street, City, State, Zip Code) 

____________________________________________________________________________________________________ 
Legal Description 
 

or see metes and bounds legal description attached as Exhibit _____, __________________ County(ies), New Mexico 
(hereinafter the “Purchase Agreement”). 

THE PARTIES AGREE THAT THE APPRAISAL CONTINGENCY IN THE PURCHASE AGREEMENT IS 

REPLACED IN ITS ENTIRETY AS FOLLOWS: 
 

1. MODIFICATION OF APPRAISAL CONTINGENCY. CHECK ONLY ONE OPTION BELOW.  

Option A to be used if Buyer is obtaining a loan.  Buyer’s lender will require an appraisal even if Buyer waives the 

Appraisal Contingency. Seller agrees to allow access to the Property for the appraisal.  

 IMPORTANT - READ ENTIRE ADDENDUM CAREFULLY  

THIS ADDENDUM REPLACES THE APPRAISAL CONTINGENCY PROVISIONS OF THE PURCHASE 

AGREEMENT. IF USING THE NMAR 2104 - PURCHASE AGREEMENT - RESIDENTIAL RESALE 

AGREEMENT, THIS ADDENDUM REPLACES PARA. 9(D) IN ITS ENTIRETY.  
 

IF BUYER IS OBTAINING AN FHA OR VA LOAN, THE LENDER WILL REQUIRE THE PARTIES TO SIGN 

AN AMENDATORY/ESCAPE CLAUSE ADDENDUM THAT STATES THAT REGARDLESS OF THE 

PARTIES AGREEMENT IN THIS ADDENDUM, THE BUYER SHALL HAVE THE RIGHT (THOUGH NOT 

THE OBLIGATION) TO TERMINATE THE AGREEMENT WITHOUT PENALTY IF THE APPRAISED 

VALUE IS LESS THAN THE PURCHASE PRICE. THE FHA/VA ADDENDUM WILL SUPERCEDE THIS 

ADDENDUM. 

This form and all New Mexico Association of REALTORS® (NMAR) forms are for the sole use of NMAR members and those New Mexico Real Estate Licensees to whom NMAR has granted 
prior written authorization. Distribution of NMAR forms to non-NMAR members or unauthorized Real Estate Licenses is strictly prohibited. NMAR makes no warranty of the legal effectiveness 
or validity of this form and disclaims any liability for damages resulting from its use. By use of this form, the parties agree to the limitations set forth in this paragraph. The parties hereby release 

NMAR, the Real Estate Brokers, their Agents and employees from any liability arising out of the use of this form. You should consult your attorney with regard to the effectiveness, validity or 
consequences of any use of this form. The use of this form is not intended to identify the user as a REALTOR®. REALTOR® is a registered collective membership trademark which may be used 
only by Real Estate Licensees who are members of the National Association of REALTORS® and who subscribe to the Association’s strict Code of Ethics. 

 

 OPTION A:   BUYER FULLY WAIVES THE APPRAISAL CONTINGENCY     

        

  IMPORTANT NOTE:  THIS MEANS THAT BUYER AGREES TO PURCHASE THE PROPERTY 
AT THE PURCHASE PRICE REGARDLESS OF THE AMOUNT FOR WHICH THE PROPERTY 
APPRAISES. 

 
CASH FUNDS AT CLOSING. If Buyer is obtaining a loan and the appraisal is less than the Purchase Price, 

then Buyer agrees to pay by the Funding Date in readily available funds any difference between the amount of 

the loan and the Purchase Price (“Difference”).   

 

  if checked, then within two (2) days of Buyer’s receipt of the appraisal, Buyer shall deliver to Seller 

a copy of the appraisal and proof of funds for the Difference. 

 

SAM
PLE

This copyright protected form was created using Instanet Forms and is licensed for use by Tawni L Cyprus.
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Options B through E to be used if Buyer is obtaining a loan or paying cash or the purchase of the Property will be 

seller-financed. If this is a cash or seller-financed transaction, one of the following options would be selected IF the 

Buyer is requiring an appraisal and IF the Buyer will be partially waiving the Appraisal Contingency in the Purchase 

Agreement (Para. 9(D) of the NMAR Form 2104 - Purchase Agreement – Residential Resale). In this event, the Buyer 

shall select the appraiser. 
 

 

  OPTION B:  LIMITED WAIVER OF APPRAISAL CONTINGENCY.  

 Buyer shall pay a certain amount over the appraisal up to a  “Buyer’s Cap.” 

 The “Buyer’s Cap” is the highest Purchase Price that Buyer is willing to pay. 

 The “Appraisal Gap” is the amount over the appraisal amount that Buyer is willing to pay. 

 The “Ratified Purchase Price” is the new Purchase Price adjusted after the appraisal per this Option 

B. 

 The numbers to be inserted in the blank spaces are indicated under the spaces. ALL SPACES TO 

BE COMPLETED. 

 

BUYER SHALL PAY THE LESSER OF $ _______________________ OVER THE APPRAISED VALUE 
OR       Appraisal Gap 
 

$ ____________________________WHICHEVER IS LESS.  
                   Buyer’s Cap
 

 

PRICE MODIFICATION ADDENDUM.  Within two (2) days of Buyer’s receipt of the appraisal, Buyer 

shall deliver to Seller: 
 

 A Price Modification Addendum reflecting the Ratified Purchase Price (NMAR Form 2101);  

 If the Ratified Purchase Price is less than the Buyer’s Cap, a Copy of the Appraisal; and 

 If applicable, Proof of Funds per Paragraph 2(B) below.  

Notwithstanding the foregoing, if Buyer delivers the above required documents, this Addendum remains in 

full force and effect even if the parties fail to execute a Price Modification Addendum as required by this 

Addendum. 

 

BUYER(S) OR SELLER(S) SUBMITTING  ____________  

                      SAM
PLE

This copyright protected form was created using Instanet Forms and is licensed for use by Tawni L Cyprus.
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 OPTION C:  LIMITED WAIVER OF APPRAISAL CONTINGENCY.  

 Buyer shall pay the Purchase Price or a certain amount over the appraisal whichever is greater. 

 The “Appraisal Gap” is the amount over the appraisal amount that Buyer is willing to pay. 

 The “Ratified Purchase Price” is the new Purchase Price adjusted after the appraisal per this Option C. 

 The numbers to be inserted in the blank spaces are indicated under the spaces. ALL SPACES TO BE 

COMPLETED. 

 

BUYER SHALL PAY THE PURCHASE PRICE IN THE PURCHASE AGREEMENT OR  

$ ABOVE THE APPRAISAL AMOUNT, WHICHEVER SHALL BE GREATER. 
Appraisal Gap

Within two (2) days of Buyer’s receipt of the appraisal, Buyer shall deliver to Seller: 
 

 A Copy of the Appraisal; 

 A Price Modification Addendum reflecting the Ratified Purchase Price (NMAR Form 2101); and 

 If applicable, Proof of Funds per Paragraph 2(B) below. 

Notwithstanding the foregoing, if Buyer delivers the above required documents, this Addendum remains in 

full force and effect even if the parties fail to execute a Price Modification Addendum as required by this 

Addendum. 

BUYER(S) OR SELLER(S) SUBMITTING  _____________  

SAM
PLE

This copyright protected form was created using Instanet Forms and is licensed for use by Tawni L Cyprus.
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  OPTION D:  LIMITED WAIVER OF THE APPRAISAL CONTINGENCY 
 

 This Option allows Buyer to set forth the highest Purchase Price they are willing to pay, provided the 

Property appraises at or above the indicated amount and provides that Seller is guaranteed to receive 

no less than the Purchase Price if the appraisal comes in below the indicated amount. 

 The “Buyer’s Cap” is the highest Purchase Price that Buyer is willing to pay. 

 The “Seller’s Guarantee” is the amount that Seller is guaranteed to receive, even if the appraisal comes 

in below the Purchase Price.  

 The “Appraisal Gap” is the amount over the appraisal amount that Buyer is willing to pay. 

 The “Ratified Purchase Price” is the new Purchase Price adjusted after the appraisal per this Option 

D. 

 The numbers to be inserted in the blank spaces are indicated under the spaces. ALL SPACES TO BE 

COMPLETED. 

 

PURCHASE PRICE: $ ________________ 

APPRAISAL GAP: $ __________________ 

(1) IF THE PROPERTY APPRAISES FOR MORE THAN  $ __________________________________ 
                       PURCHASE PRICE MINUS THE APPRAISAL GAP 

THEN BUYER SHALL PAY THE LESSER OF:  
 

$ _______________ OVER THE APPRAISED VALUE  
         APPAISAL GAP 

- OR – 

$ ________________  
         BUYER’S CAP 

 

(2) IF PROPERTY APPRAISES FOR LESS THAN  $ __________________________________  
                   PURCHASE PRICE MINUS THE APPRAISAL GAP 

THEN BUYER SHALL PAY THE GREATER OF: 
 

$ __________________ OVER THE APPRAISED VALUE 
          APPRAISAL GAP 

- OR – 

$ ___________________  
   SELLER’S GUARANTEE 

 IMPORTANT NOTE: UNDER THIS OPTION D, BUYER WILL BE REQUIRED TO BRING TO 

CLOSING THE DIFFERENCE IN CASH BETWEEN THE APPRAISED AMOUNT AND SELLER’S 

GUARANTEE. DEPENDING ON THE APPRAISAL AMOUNT, THIS COULD BE A SIGNIFICANT 

AMOUNT OF MONEY.   

 

PRICE MODIFICATION ADDENDUM.  Within two (2) days of Buyer’s receipt of the appraisal, Buyer 

shall deliver to Seller: 
 

 A Price Modification Addendum reflecting the Ratified Purchase Price (NMAR Form 2101);  

 If the Ratified Purchase Price is less than the Buyer’s Cap, a Copy of the Appraisal;  

 If applicable, Proof of Funds per Paragraph 2(B) below.  
 

Notwithstanding the foregoing, if Buyer delivers the above required documents, this Addendum remains 

in full force and effect even if the parties fail to execute a Price Modification Addendum as required by this 

Addendum. 

SAM
PLE

This copyright protected form was created using Instanet Forms and is licensed for use by Tawni L Cyprus.
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  OPTION E:  LIMITED WAIVER WITH OPTION TO RE-NEGOTIATE PURCHASE PRICE 
 

 This Option allows Buyer to set forth the highest Purchase Price they are willing to pay, provided the 

Property appraises above the indicated amount and allows the parties to re-negotiate a Purchase 

Price if the Property appraises below the indicated amount.  

 The “Buyer’s Cap” is the highest Purchase Price that Buyer is willing to pay. 

 The “Appraisal Gap” is the amount over the appraisal amount that Buyer is willing to pay. 

 The “Ratified Purchase Price” is the new Purchase Price adjusted after the appraisal per this Option 

E. 

 The numbers to be inserted in the blank spaces are indicated under the spaces. ALL SPACES TO 

BE COMPLETED. 
 

PURCHASE PRICE: $ _________________ 

APPRAISAL GAP: $ __________________ 
 

(1) IF THE PROPERTY APPRAISES FOR MORE THAN  $ __________________________ 
    PURCHASE PRICE MINUS THE APPRAISAL GAP 

THEN BUYER SHALL PAY THE LESSER OF $ _______________ OVER THE APPRAISED VALUE  OR 
                            APPRAISAL GAP 

$ ________________. 
       BUYER’S CAP 

Within two (2) days of Buyer’s receipt of the appraisal, Buyer shall deliver to Seller:  

 A Price Modification Addendum reflecting the Ratified Purchase Price (NMAR Form 2101);  

 If the Ratified Purchase Price is less than the Buyer’s Cap, a Copy of the appraisal; and;  

 If applicable, Proof of Funds per Paragraph 2(B) below. 
 

Notwithstanding the foregoing, if Buyer delivers the foregoing, this Addendum remains in full force and 

effect even if the parties fail to execute a Price Modification Addendum as required by this Addendum. 
 

(2) IF THE PROPERTY APPRAISES FOR LESS THAN $ __________________________ 
               PURCHASE PRICE MINUS THE APPRAISAL GAP 

 

BUYER SHALL DELIVER A COPY OF THE APPRAISAL TO SELLER WITHIN TWO (2) DAYS OF 

BUYER’S RECEIPT OF THE APPRAISAL AND ONE OF THE FOLLOWING SHALL OCCUR 

WITHIN FIVE (5) DAYS OF SELLER’S RECEIPT OF THE APPRAISAL.  
 

BUYER SHALL HAVE THE RIGHT, BUT NOT THE OBLIGATION, TO PURCHASE THE PROPERTY 
FOR THE PURCHASE PRICE. 

--------------------------------------------------------OR ------------------------------------------------------------ 

THE PARTIES MAY RE-NEGOTIATE A PURCHASE PRICE. 

If the Buyer elects to purchase the Property for the Purchase Price or the parties renegotiate a Purchase Price, the 
parties shall fully execute a Price Modification Addendum reflecting the RATIFIED PURCHASE PRICE 
(NMAR FORM 2101) and if applicable, Proof of Funds per Paragraph 2(B) below. Notwithstanding the 

foregoing, if Buyer exercises their right to purchase for the Purchase Price and delivers the above required 

documents, this Addendum remains in full force and effect even if Seller fails to execute a Price 

Modification Addendum as required by this Addendum. 

If Buyer does not exercise their option to purchase for the Purchase Price AND the parties fail to execute 

a Price Modification Addendum within FIVE (5) days of Seller’s receipt of the appraisal, then this 

Agreement SHALL AUTOMATICALLY TERMINATE and Earnest Money, if delivered, shall be 

refunded to Buyer. 

      BUYER(S) OR SELLER(S) SUBMITTING  _________________ 

SAM
PLE
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2. CASH FUNDS AT CLOSING. If Buyer is securing a loan to purchase the Property and Buyer has agreed to pay 

more than the appraised value under any of the foregoing options, Buyer agrees as follows: 

A. To pay by the Funding Date in readily available funds any difference between the amount of the loan and the final 

Purchase Price, as modified by this Addendum (“Difference”); and  

B.   if checked, to provide Seller with proof of funds for the Difference.  

i. If Option B, C, D or E(1) was chosen, within three (3) days of Buyer providing Seller with a copy of the 

appraisal;  

ii. If Option E(2) was chosen, within three (3) days of the parties’ full execution of a Price Modification 

Addendum. 

 

3. OTHER CHANGES:  

 

 

 

 

 

 

DISCLAIMER/ACKNOWLEDGMENT:  Buyer has read and understands the terms of this Addendum and 

acknowledges that neither the Broker(s), nor the Brokerage(s) can guarantee or control the amount for which the 

Property will appraise. Buyer acknowledges and affirms that this waiver of any or all of the Appraisal Contingency, 

has been made of their own volition and discretion and Buyer agrees to forever hold harmless the Broker(s) and 

Brokerages(s) with regard to this waiver. 

 

BUYER(S) 

 

________________________________________________________________________________________________ 
Buyer Signature     Printed Name    Date   Time 

 
________________________________________________________________________________________________ 
Buyer Signature     Printed Name    Date   Time 

 
 

DISCLAIMER/ACKNOWLEDGMENT:  Seller has read and understands the terms of this Addendum and 

acknowledges that neither the Broker(s), nor the Brokerage(s) can guarantee or control the amount for which the 

Property will appraise. Seller acknowledges and affirms that the Option chosen in this Addendum and if applicable, 

the amount of the Seller’s Floor has been made of their own volition and discretion and Seller agrees to forever hold 

harmless the Broker(s) and Brokerage(s) with regard to the Option chosen and the amount of the Seller’s Floor.  
 

SELLER(S) 

 

________________________________________________________________________________________________ 
Seller Signature     Printed Name    Date   Time 

 
________________________________________________________________________________________________ 
Seller Signature     Printed Name    Date   Time 
 

SAM
PLE
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This Addendum is a part of the Listing Agreement ("Agreement") dated _________________, 20 _________ between 

________________________________________________________________________________________(“Brokerage”) 

and ________________________________________________________________________________________ (“Seller”).  

and relating to the following Property: 

__________________________________________________________________________________________________ 
Address (Street, City, State, Zip Code) 

__________________________________________________________________________________________________ 
Legal Description 

or see metes and bounds description attached as Exhibit______, __________________________County(ies), New Mexico. 
 

If Seller has consented in the Agreement to Brokerage divulging the terms of offers received on the Property in response 

to inquiries from buyers and buyer brokers, the parties agree that Brokerage shall disclose the following terms of all 

offers received.  The terms selected below are to be made in writing to all brokerages that inquire through any means 

deemed appropriate by the Brokerage.   

 

1.   ALL INCLUSIVE NET PROCEEDS. For purposes of this this Addendum, “Net Proceeds” means the Purchase 

Price, plus Independent Consideration, minus the following if paid by the Seller: 1) payoffs on mortgages, loans, 

liens, and associated fees; 2) brokerage compensation; 3) closing costs; 4) other transaction-related expenses, 

including, but not limited to, fees set forth in the following paragraphs of this Purchase Agreement:  Assessments, 

Costs to be paid, Inspections, and Home Warranty.   
 

2.   SPECIFIC NET PROCEEDS.  For purposes of this Addendum, “Specific Net Proceeds” means the Purchase  

       Price, plus Independent Consideration, minus any of the following checked boxes if paid by the Seller:  

 Buyer Brokerage Compensation     Inspection Costs        Seller Concessions 

 Cost To be Paid Grid   Payoffs on mortgage(s) and/or Liens   OTHER:_____________ 

 Home Warranty     Transaction related expenses      OTHER:_____________ 

    

 ALL OF THE ABOVE 
 

3. SPECIFIC TERMS.  Check all applicable.  

 Appraisal Contingency   Escalation Terms    Offer Price    

 Assignment     Fixtures     Personal Property  

 Buyer Brokerage Compensation   Home Warranty    Possession Date 

 Buyer Sale/Funding Contingency   ILR/Survey     Seller Concessions 

 Closing Date        Independent Consideration  Buyer Assumed Solar Lien    

 Costs to be Paid Grid    Inspection Costs   1031 Tax Deferred Exchange  

 Down Payment Financing Terms   Inspection Waiver   Expiration Date of Offer  

 Earnest Money     Loan Amount/Type   OTHER:_____________________        

          OTHER:_____________________ 

  

 ALL OF THE ABOVE     

 

 

ADDENDUM PROVISIONS CONTROL. If there is any conflict between the provisions of this Addendum and the 

provisions of the Agreement and/or any earlier Addendum, the provisions of this Addendum shall control. The remaining, 

unchanged provisions of the Agreement and/or any previously dated Addendum shall remain in effect. 

 
 

This form and all New Mexico Association of REALTORS® (NMAR) forms are for the sole use of NMAR members and those New Mexico Real Estate Licensees to whom NMAR has granted 

prior written authorization. Distribution of NMAR forms to non-NMAR members or unauthorized Real Estate Licenses is strictly prohibited. NMAR makes no warranty of the legal effectiveness 

or validity of this form and disclaims any liability for damages resulting from its use. By use of this form, the parties agree to the limitations set forth in this paragraph. The parties hereby release 

NMAR, the Real Estate Brokers, their Agents and employees from any liability arising out of the use of this form. You should consult your attorney with regard to the effectiveness, validity or 

consequences of any use of this form. The use of this form is not intended to identify the user as a REALTOR®. REALTOR® is a registered collective membership trademark which may be used 

only by Real Estate Licensees who are members of the National Association of REALTORS® and who subscribe to the Association’s strict Code of Ethics. 
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SELLER(S) 
 

 

 _______________________________________________________________________________________________________  
   Seller Signature       Printed Name     Date   Time 

 

 _______________________________________________________________________________________________________  
   Seller Signature       Printed Name     Date   Time 

 

 

 

         LISTING BROKERAGE(S) 

 

________________________________________________________________________________________ 
Listing Broker Signature Printed Name Date Time 

 

________________________________________________________________________________________ 
Listing Broker Signature Printed Name Date Time 

 

 

If additional signature lines are needed, please use NMAR Form 1150 — Signature Addendum 
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1. BUYER’S OFFER TO PURCHASE._________________________________________________________________ 

  

_______________________________________________________________________________________("Buyer") has submitted an Offer to Purchase to 

 

___________________________________________________________________________________________________ 

 

___________________________________________________________________________________________________ 

("Seller") dated ___________, ______ with respect to the Property described in paragraph 2 (“Original Offer”). 

 

2. PROPERTY. 

___________________________________________________________________________________________________ 
Address (Street, City, State, Zip Code) 

  

_______________________________________________________________________________________________________________ 
Legal Description 

or see metes & bounds description attached as Exhibit________, __________________________County, New Mexico. 

 
3. MULTIPLE OFFERS. Seller has received multiple offers on the Property and before determining to accept or reject 

any one of those offers, Seller gives Buyer the opportunity to submit the following: 
 

A.   An offer setting forth Buyer’s Highest and Best terms; and/or 

B.   An offer based on the following terms: 

 

 

 

 

 

 

 
 

 

 

 
 

 

 

 

 

 

 WARNING  

THIS NOTIFICATION OF MULTIPLE OFFERS DOES NOT CONSTITUTE AN OFFER BY SELLER 

TO SELL ON THE TERMS SET FORTH ABOVE. IF BUYER WISHES TO MAKE ANY CHANGES TO 

BUYER’S ORIGINAL OFFER (OTHER THAN A CHANGE TO THE EXPIRATION DATE, AS 

EXPLAINED BELOW) BUYER MUST SUBMIT A NEW OFFER. 

This form and all New Mexico Association of REALTORS® (NMAR) forms are for the sole use of NMAR members and those New Mexico Real Estate Licensees to whom NMAR has 

granted prior written authorization. Distribution of NMAR forms to non-NMAR members or unauthorized Real Estate Licenses is strictly prohibited. NMAR makes no warranty of the legal 

effectiveness or validity of this form and disclaims any liability for damages resulting from its use. By use of this form, the parties agree to the limitations set forth in this paragraph. The 

parties hereby release NMAR, the Real Estate Brokers, their Agents and employees from any liability arising out of the use of this form. You should consult your attorney with regard to the 

effectiveness, validity or consequences of any use of this form. The use of this form is not intended to identify the user as a REALTOR®. REALTOR® is a registered collective membership 

trademark which may be used only by Real Estate Licensees who are members of the National Association of REALTORS® and who subscribe to the Association’s strict Code of Ethics. 
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4. SELLER’S OPTIONS IN RESPONSE TO BUYER. 

A. If New Offer Submitted.  

i. Accept. Seller may accept Buyer’s New Offer if the Expiration Date has not passed and Buyer has not revoked 

his/her New Offer; or  

ii. Reject. Seller may reject Buyer’s New Offer. If Seller rejects Buyer’s New Offer, Seller should mark the 

“Rejects” Box on the Purchase Agreement. Failure of Seller to accept Buyer’s New Offer by the Expiration Date, 

constitutes a rejection of the New Offer; or 

iii. Counter. Seller may counter Buyer’s New Offer (Counteroffer - NMAR Form 5102). IF COUNTERING, 

SELLER SHOULD COUNTER ONLY ONE OFFER. 

B. If Original Offer Retained (No New Offer Submitted).   

i. Accept.  Seller may accept Buyer’s Original Offer, if the Expiration Date has not passed and Buyer has not revoked 

his/her Original Offer.  If the Expiration Date in the Original Offer has passed, and Seller wishes to accept Buyer’s 

Original Offer, Buyer must agree to execute an Amendment/Addendum extending the Expiration Date of the 

Original Offer.  BOTH the Original Offer and the Amendment/Addendum must be fully executed. 

ii. Reject. Seller may reject Buyer’s Original Offer. If Seller rejects Buyer’s Original Offer, Seller should mark the 

“Rejects” Box on the Purchase Agreement. Failure of Seller to accept Buyer’s Original Offer by the Expiration 

Date, constitutes a rejection of the Original Offer; or 

iii. Counter. Seller may counter Buyer’s Original Offer (Counteroffer - NMAR Form 5102).  If Seller submits a 

Counteroffer, Seller should mark the “Rejects and Submits a Counteroffer” Box on the Purchase Agreement and 

sign ONLY the Counteroffer. Seller should NOT sign the Amendment/Addendum.  IF COUNTERING, 

SELLER SHOULD COUNTER ONLY ONE OFFER. 
 

5. TIME IS OF THE ESSENCE. Seller will not consider any new offers made later than _______________________, at 

___________  AM   PM Mountain Time. 

SELLER 

 
_________________________________________________________________________________________________________________________________________ 

Seller Signature      Print Name    Date  Time 

 

_________________________________________________________________________________________________________________________________ 

Seller Signature      Print Name    Date  Time 
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This Addendum is hereby incorporated into and made part of the Purchase Agreement dated ________, 20 ______________ 

between_____________________________________________________________________________________("Buyer") 

and _________________________________________________________________________________________("Seller") 

and relating to the following Property: 

____________________________________________________________________________________________________ 
Address (Street, City, State, Zip Code) 

____________________________________________________________________________________________________ 
Legal Description 

or see metes and bounds description attached as Exhibit______, ____________________________County(ies), New Mexico 

and is hereinafter referred to as “Back-Up Purchase Agreement”. 
 

1. CONTINGENCY. Performance under this Back-Up Purchase Agreement is contingent on termination of the 

Primary Purchase Agreement and ALL Prior Back-Up Purchase Agreements.  Seller, in his sole discretion, shall 

determine if the Primary Purchase Agreement and ALL Prior Back-Up Purchase Agreements have terminated. Buyer 

acknowledges and Seller affirms that Seller has entered into the following: (Check “B” if applicable) 

A. A purchase agreement with another buyer to sell the Property (“Primary Purchase Agreement”); 

B.  In addition to the Primary Purchase Agreement, Seller has entered into one or more Back-Up Purchase 

Agreements with other buyer(s).  
 

2. NOTICE.  Seller shall notify Buyer immediately of the termination of the Primary Purchase Agreement and any Prior 

Back-Up Purchase Agreements (See Notification on Page 2).  This Back-Up Purchase Agreement does not become the 

Primary Purchase Agreement until and unless Seller has notified Buyer that the Primary Purchase Agreement and ALL 

Prior Back-Up Purchase Agreement(s) have terminated.  Notwithstanding any other provision of this Back-Up Purchase 

Agreement, including this Addendum, if Seller does not provide written notification to Buyer on or before   

____________________, 20_____ that the Primary Purchase Agreement and ALL Prior Back-Up Purchase Agreements 

have terminated, then this Back-Up Purchase Agreement shall automatically terminate.  SELLER SHALL MOVE 

BACK-UP PURCHASE AGREEMENTS INTO PRIMARY POSITION IN THE ORDER IN WHICH THEY 

WERE ACCEPTED BY SELLER. 
 

3. DATE OF ACCEPTANCE/DATE OF “UNDER CONTRACT”.  Date of Acceptance is the date on which this Back-

Up Purchase Agreement is fully executed and delivered, which means the parties are “Under Contract” as of the Date of 

Acceptance; HOWEVER, the parties are NOT obligated to perform on this Back-Up Purchase Agreement until the time 

frame set-forth in Paragraph 4. 
 

4. TIMEFRAME FOR PERFORMANCE. Neither party is obligated to perform on this Back-Up Purchase Agreement 

until and unless Buyer receives written notice from Seller that the Primary Purchase Agreement and ALL Prior Back-Up 

Purchase Agreements have terminated.  This means that where a date for performances in this Back-Up Purchase 

Agreement states “X No. of Days from Date of Acceptance”, the date for performance shall now be “X No. of Days from 

the Date that Seller Notifies Buyer that Buyer’s Back-Up Purchase Agreement is now the Primary Purchase Agreement.” 

NOTE: Because of this, there CANNOT be any specific calendar date deadlines (e.g. March 1st) in this Back-Up 

Purchase Agreement; all dates in this Back-Up Purchase Agreement MUST BE expressed in number of days (e.g. four 

(4) day.

ATTENTION BUYER AND SELLER 
 

This “Back-Up” Purchase Agreement obligates Seller to sell and Buyer to buy IF Seller notifies Buyer that ALL 

Purchase Agreement(s) previously accepted by Seller have terminated by the date set forth in Paragraph 2. 

This form and all New Mexico Association of REALTORS® (NMAR) forms are for the sole use of NMAR members and those New Mexico Real Estate Licensees to whom NMAR has granted 

prior written authorization. Distribution of NMAR forms to non-NMAR members or unauthorized Real Estate Licenses is strictly prohibited. NMAR makes no warranty of the legal effectiveness 

or validity of this form and disclaims any liability for damages resulting from its use. By use of this form, the parties agree to the limitations set forth in this paragraph. The parties hereby 

release NMAR, the Real Estate Brokers, their Agents and employees from any liability arising out of the use of this form. You should consult your attorney with regard to the effectiveness, 

validity or consequences of any use of this form. The use of this form is not intended to identify the user as a REALTOR®. REALTOR® is a registered collective membership trademark which 

may be used only by Real Estate Licensees who are members of the National Association of REALTORS® and who subscribe to the Association’s strict Code of Ethics. 
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5. NOTIFICATION TO BUYER.   

A. Prior Back-Up Purchase Agreements.  Seller shall notify Buyer that Prior Back-Up Purchase Agreements have 

terminated by (check all that apply)  Email  Text  Hand-Delivery  Other ____________________ .   

B. Primary Purchase Agreement. Seller shall notify Buyer that Buyer’s Purchase Agreement is the Primary Purchase 

Agreement by sending Buyer the Notification below. 

 

ADDENDUM PROVISIONS CONTROL. If there is any conflict between the provisions of this Addendum and the 

provisions of the Agreement and/or any earlier Addendum, the provisions of this Addendum shall control. The remaining, 

unchanged provisions of the Agreement and/or any previously dated Addendum shall remain in effect. 
 

BUYER(S) 
 

 _________________________________________________________________________________________________________________________________  

Buyer Signature       Printed Name    Date  Time 
 

 _________________________________________________________________________________________________________________________________  
Buyer Signature       Printed Name    Date  Time 

 

 

SELLER(S) 
 

 _________________________________________________________________________________________________________________________________  
Seller Signature      Printed Name    Date  Time 

 

 _________________________________________________________________________________________________________________________________  
Seller Signature      Printed Name    Date  Time 

If additional signature lines are needed, please use NMAR Form 1150 — Signature Addendum 

SELLER’S NOTIFICATION TO BUYER THAT BUYER’S  

PURCHASE AGREEMENT IS NOW THE PRIMARY PURCHASE AGREEMENT  
 
____________________________________________________________________________________________________________________________________ 

Seller Signature      Printed Name   Date  Time 

________________________________________________________________________________________________ 
Seller Signature      Printed Name   Date  Time 

________________________________________________________________________________________________ 
Buyer Signature       Printed Name   Date  Time 

________________________________________________________________________________________________ 
Buyer Signature       Printed Name   Date  Time 

 ATTENTION BUYER AND SELLER  
 

BY SIGNATURE HERETO, SELLER AFFIRMS 
 

THIS BACK-UP PURCHASE AGREEMENT IS BACK-UP PURCHASE AGREEMENT NO.______ 
  

 This section to be completed by BUYER, but Seller MUST review for accuracy before signing this Addendum. If 

number is incorrect, Seller should NOT sign this Addendum.  Seller may submit a counteroffer with the correct number 

and/or notify Buyer of the correct number, so that Buyer may submit a corrected Back-Up Purchase Agreement 

Addendum.  

 For purposes of determining this number, only count the number of Prior Back-Up Purchase Agreements the Seller has 

accepted; do NOT count the Primary Purchase Agreement.  For example, if Buyer is the first Back-Up Purchase 

Agreement behind the Primary Purchase Agreement, then this is Back-Up Purchase Agreement Addendum No. (1); if 

Seller has already entered into one Back-Up Purchase Agreement before this one, then this is Back-Up Purchase 

Agreement Addendum No. (2).  
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Appendix IX to Part Four 
Presenting and Negotiating Multiple Offers 

“When representing a buyer, seller, landlord, tenant, or other client as an agent, REALTORS® pledge themselves 
to protect and promote the interests of their clients. This obligation to the client’s interests is primary, but it 
does not relieve REALTORS® of their obligation to treat all parties honestly.” (from Article 1 of the Code of 
Ethics) 

“REALTORS® shall submit offers and counter-offers objectively and as quickly as possible.” (Standard of Practice 
1-6) 

Perhaps no situation routinely faced by REALTORS® can be more frustrating, fraught with potential for 
misunderstanding and missed opportunity, and elusive of a formulaic solution than presenting and negotiating 
multiple purchase or lease offers and/or counter-offers on the same property. Consider the competing 
dynamics. Listing brokers are charged with helping sellers get the highest price and the most favorable terms for 
their property. Buyers’ brokers help their clients purchase property at the lowest price and on favorable terms. 
Balanced against the Code’s mandate of honesty is the imperative to refrain from making disclosures that may 
not, in the final analysis, be in a client’s interests. (Revised 11/01) 

Will disclosing the existence of one offer make a second potential purchaser more likely to sign a full price 
purchase offer—or to pursue a different opportunity? Will telling several potential purchasers that each will be 
given a final opportunity to make their best offer result in spirited competition for the seller’s property—or in a 
table devoid of offers? 

What is fair? What is honest? What is to be done? Who decides? And why is there not a simple way to deal with 
these situations? 

As REALTORS® know, there are almost never simple answers to complex situations. And multiple offer 
presentations and negotiations are nothing if not complex. But, although there is not a single, standard 
approach to dealing with multiple offers, there are fundamental principles to guide REALTORS®. While these 
guidelines focus on negotiation of purchase offers, the following general principles are equally applicable to 
negotiation of lease agreements. (Revised 11/01) 

• Be aware of your duties to your client—seller or buyer—both as established in the Code of Ethics and in state 
law and regulations. (Revised 5/01) 

 The Code requires you to protect and promote your client’s interests. State law or regulations will likely also 
spell out duties you owe to your client. 

• The Code requires that you be honest with all parties. State law or regulations will likely spell out duties you 
owe to other parties and to other real estate professionals. Those duties may vary from the general guidance 
offered here. REALTORS® need to be familiar with applicable laws and regulations. 

 Be aware of your duties to other parties—both as established in the Code of Ethics and in state law and 
regulation. 

• Remember that the decisions about how offers will be presented, how offers will be negotiated, whether 
counter-offers will be made and ultimately which offer, if any, will be accepted, are made by the seller—not by 
the listing broker. (Revised 5/01) 



• Remember that decisions about how counter-offers will be presented, how counter-offers will be negotiated, 
and whether a counter-offer will be accepted, are made by the buyer—not by the buyer’s broker. (Adopted 
5/01) 

• When taking listings, explain to sellers that receiving multiple, competing offers is a possibility. Explain the 
various ways they may be dealt with (e.g., acceptance of the “best” offer; informing all potential purchasers 
that other offers are on the table and inviting them to make their best offer; countering one offer while 
putting the others to the side; countering one offer while rejecting the other offers, etc.). 

 Explain the pluses and minuses of each approach (patience may result in an even better offer; inviting each 
offeror to make their “best” offer may produce a better offer[s] than what is currently on the table—or may 
discourage offerors and result in their pursuing other properties). 

 Explain that your advice is just that and that your past experience cannot guarantee what a particular buyer 
may do. 

 Remember—and remind the seller—that the decisions are theirs to make—not yours, and that you are bound 
by their lawful and ethical instructions. 

• When entering into buyer representation agreements, explain to buyers that you or your firm may represent 
more than one buyer-client, that more than one of your clients or your firm’s clients may be interested in 
purchasing the same property, and how offers and counter-offers will be negotiated if that happens. (Adopted 
5/01) 

 Explain the pluses and minuses of various negotiating strategies (that a “low” initial offer may result in the 
buyer purchasing the desired property at less than the listed price—or in another, higher offer from another 
buyer being accepted; that a full price offer may result in the buyer purchasing the desired property while 
paying more than the seller might have taken for the property, etc.). (Adopted 05/01) 

 Explain to the buyer that sellers are not bound by the Code of Ethics. Sellers, in multiple offer situations, are 
not prohibited from “shopping” offers. Real estate brokers may, unless prohibited by law or regulation, “shop” 
offers. Therefore, REALTORS® assisting purchasers in formulating purchase offers should advise those 
purchasers it is possible that the existence, terms, and conditions of any offer they make may be disclosed to 
other purchasers by sellers or by sellers’ representatives except where such disclosure is prohibited by law or 
regulation. (Adopted 5/05) 

 Remember—and remind the buyer—that the decisions are theirs to make—not yours, and that you are bound 
by their lawful and ethical instructions. (Adopted 5/01) 

• If the possibility of multiple offers—and the various ways they might be dealt with—were not discussed with 
the seller when their property was listed and it becomes apparent that multiple offers may be (or have been) 
made, immediately explain the options and alternatives available to the sellers—and get direction from them. 

• When representing sellers or buyers, be mindful of Standard of Practice 1-6’s charge to “. . . submit offers and 
counter-offers objectively and as quickly as possible.” (Revised 5/01) 

• With the sellers’ approval “. . . divulge the existence of offers on the property” consistent with Standard of 
Practice 1-15. (Adopted 11/02) 

• While the Code of Ethics does not expressly mandate “fairness” (given its inherent subjectivity), remember 
that the Preamble has long noted that “. . . REALTOR® has come to connote competency, fairness, and high 
integrity. . . .” If a seller directs you to advise offerors about the existence of other purchase offers, fairness 
dictates that all offerors or their representatives be so informed. 



• Article 3 calls on REALTORS® to “. . . cooperate with other brokers except when cooperation is not in the 
client’s best interest.” Implicit in cooperation is forthright sharing of information related to cooperative 
transactions and potential cooperative transactions. Much of the frustration that occurs in multiple offer 
situations results from cooperating brokers being unaware of the status of offers they have procured. Listing 
brokers should make reasonable efforts to keep cooperating brokers informed. Similarly, buyer brokers should 
make reasonable efforts to keep listing brokers informed about the status of counter-offers their seller-clients 
have made. (Revised 5/01) 

• Realize that in multiple offer situations only one offer will result in a sale and one (or more) potential 
purchasers will be disappointed that their offer was not accepted. While little can be done to assuage their 
disappointment, fair and honest treatment throughout the process; coupled with prompt, ongoing and open 
communication, will enhance the likelihood they will feel they were treated fairly and honestly. In this regard, 
“. . . REALTORS® can take no safer guide than that which has been handed down through the centuries, 
embodied in the Golden Rule, ‘Whatsoever ye would that others should do to you, do ye even so to them.’ ” 
(from the Preamble to the Code of Ethics). (Revised 5/05) 

 

  



CODE OF ETHICS AND  
STANDARDS OF PRACTICE  
OF THE NATIONAL ASSOCIATION OF REALTORS®
Effective January 1, 2026 

Where the word REALTORS® is used in this Code and 
Preamble, it shall be deemed to include REALTOR 
ASSOCIATE®s.

While the Code of Ethics establishes obligations that may 
be higher than those mandated by law, in any instance 
where the Code of Ethics and the law conflict, the 
obligations of the law must take precedence.

Preamble
Under all is the land. Upon its wise utilization and widely 
allocated ownership depend the survival and growth of 
free institutions and of our civilization. REALTORS® should 
recognize that the interests of the nation and its citizens 
require the highest and best use of the land and the 
widest distribution of land ownership. They require the 
creation of adequate housing, the building of functioning 
cities, the development of productive industries and 
farms, and the preservation of a healthful environment.

Such interests impose obligations beyond those 
of ordinary commerce. They impose grave social 
responsibility and a patriotic duty to which REALTORS® 
should dedicate themselves, and for which they should be 
diligent in preparing themselves. REALTORS®, therefore, 
are zealous to maintain and improve the standards of their 
calling and share with their fellow REALTORS® a common 
responsibility for its integrity and honor.

In recognition and appreciation of their obligations to 
clients, customers, the public, and each other, REALTORS® 
continuously strive to become and remain informed 
on issues affecting real estate and, as knowledgeable 
professionals, they willingly share the fruit of their 
experience and study with others. They identify and take 
steps, through enforcement of this Code of Ethics and 
by assisting appropriate regulatory bodies, to eliminate 
practices which may damage the public or which might 
discredit or bring dishonor to the real estate profession. 
REALTORS® having direct personal knowledge of 
conduct that may violate the Code of Ethics involving 
misappropriation of client or customer funds or property, 
willful discrimination, or fraud resulting in substantial 
economic harm, bring such matters to the attention of 

the appropriate Board or Association of REALTORS®. 
(Amended 1/00)

Realizing that cooperation with other real estate 
professionals promotes the best interests of those 
who utilize their services, REALTORS® urge exclusive 
representation of clients; do not attempt to gain any unfair 
advantage over their competitors; and they refrain from 
making unsolicited comments about other practitioners. 
In instances where their opinion is sought, or where 
REALTORS® believe that comment is necessary, their 
opinion is offered in an objective, professional manner, 
uninfluenced by any personal motivation or potential 
advantage or gain.

The term REALTOR® has come to connote competency, 
fairness, and high integrity resulting from adherence to 
a lofty ideal of moral conduct in business relations. No 
inducement of profit and no instruction from clients ever 
can justify departure from this ideal.

In the interpretation of this obligation, REALTORS® can 
take no safer guide than that which has been handed 
down through the centuries, embodied in the Golden 
Rule, “Whatsoever ye would that others should do to you, 
do ye even so to them.”

Accepting this standard as their own, REALTORS®  
pledge to observe its spirit in all of their activities whether 
conducted personally, through associates or others, or 
via technological means, and to conduct their business in 
accordance with the tenets set forth below.  
(Amended 1/07)

Duties to Clients and Customers
Article 1
When representing a buyer, seller, landlord, tenant, or 
other client as an agent, REALTORS® pledge themselves 
to protect and promote the interests of their client. This 
obligation to the client is primary, but it does not relieve 
REALTORS® of their obligation to treat all parties honestly. 
When serving a buyer, seller, landlord, tenant or other 
party in a non-agency capacity, REALTORS® remain 
obligated to treat all parties honestly. (Amended 1/01)



•	 Standard of Practice 1-1
REALTORS®, when acting as principals in a real estate 
transaction, remain obligated by the duties imposed by 
the Code of Ethics. (Amended 1/93)

•	 Standard of Practice 1-2
The duties imposed by the Code of Ethics encompass 
all real estate-related activities and transactions whether 
conducted in person, electronically, or through any 
other means.

The duties the Code of Ethics imposes are applicable 
whether REALTORS® are acting as agents or in legally 
recognized non-agency capacities except that any duty 
imposed exclusively on agents by law or regulation shall 
not be imposed by this Code of Ethics on REALTORS® 
acting in non-agency capacities.

As used in this Code of Ethics, “client” means the 
person(s) or entity(ies) with whom a REALTOR® or a 
REALTOR®’s firm has an agency or legally recognized 
non-agency relationship; “customer” means a party 
to a real estate transaction who receives information, 
services, or benefits but has no contractual relationship 
with the REALTOR® or the REALTOR®’s firm; “prospect” 
means a purchaser, seller, tenant, or landlord who is 
not subject to a representation relationship with the 
REALTOR® or REALTOR®’s firm; “agent” means a real 
estate licensee (including brokers and sales associates) 
acting in an agency relationship as defined by state law 
or regulation; and “broker” means a real estate licensee 
(including brokers and sales associates) acting as an 
agent or in a legally recognized non-agency capacity. 
(Adopted 1/95, Amended 1/07)

•	 Standard of Practice 1-3
REALTORS®, in attempting to secure a listing, shall not 
deliberately mislead the owner as to market value.

•	 Standard of Practice 1-4
REALTORS®, when seeking to become a buyer/tenant 
representative, shall not mislead buyers or tenants as to 
savings or other benefits that might be realized through 
use of the REALTOR®’s services. (Amended 1/93)

•	 Standard of Practice 1-5
REALTORS® may represent the seller/landlord and 
buyer/tenant in the same transaction only after full 
disclosure to and with informed consent of both parties. 
(Adopted 1/93)

•	 Standard of Practice 1-6
REALTORS® shall submit offers and counter-offers 
objectively and as quickly as possible. (Adopted 1/93, 
Amended 1/95)

•	 Standard of Practice 1-7
When acting as listing brokers, REALTORS® shall 
continue to submit to the seller/landlord all offers and 
counter-offers until closing or execution of a lease unless 
the seller/landlord has waived this obligation in writing. 
Upon the written request of a cooperating broker who 

submits an offer to the listing broker, the listing broker 
shall provide, as soon as practical, a written affirmation 
to the cooperating broker stating that the offer has been 
submitted to the seller/landlord, or a written notification 
that the seller/landlord has waived the obligation to have 
the offer presented. REALTORS® shall not be obligated 
to continue to market the property after an offer has 
been accepted by the seller/landlord. REALTORS® shall 
recommend that sellers/landlords obtain the advice 
of legal counsel prior to acceptance of a subsequent 
offer except where the acceptance is contingent on the 
termination of the pre-existing purchase contract or 
lease. (Amended 1/20)

•	 Standard of Practice 1-8
REALTORS®, acting as agents or brokers of buyers/
tenants, shall submit to buyers/tenants all offers and 
counter-offers until acceptance but have no obligation 
to continue to show properties to their clients after an 
offer has been accepted unless otherwise agreed in 
writing. Upon the written request of the listing broker 
who submits a counter-offer to the buyer’s/tenant’s 
broker, the buyer’s/tenant’s broker shall provide, as soon 
as practical, a written affirmation to the listing broker 
stating that the counter-offer has been submitted to 
the buyers/tenants, or a written notification that the 
buyers/tenants have waived the obligation to have the 
counter-offer presented. REALTORS®, acting as agents 
or brokers of buyers/tenants, shall recommend that 
buyers/tenants obtain the advice of legal counsel if 
there is a question as to whether a pre-existing contract 
has been terminated. (Adopted 1/93, Amended 1/22)

•	 Standard of Practice 1-9
The obligation of REALTORS® to preserve confidential 
information (as defined by state law) provided by their 
clients in the course of any agency relationship or non-
agency relationship recognized by law continues after 
termination of agency relationships or any non-agency 
relationships recognized by law. REALTORS® shall 
not knowingly, during or following the termination of 
professional relationships with their clients:

1)	 reveal confidential information of clients; or

2)	 use confidential information of clients to the 
disadvantage of clients; or

3)	 use confidential information of clients for the 
REALTOR®’s advantage or the advantage of third 
parties unless:

a)	 clients consent after full disclosure; or
b)	 REALTORS® are required by court order; or
c)	 it is the intention of a client to commit a crime 

and the information is necessary to prevent the 
crime; or

d)	 it is necessary to defend a REALTOR® or the 
REALTOR®’s employees or associates against an 
accusation of wrongful conduct. 



Information concerning latent material defects is not 
considered confidential information under this Code of 
Ethics. (Adopted 1/93, Amended 1/01)

•	 Standard of Practice 1-10
REALTORS® shall, consistent with the terms and 
conditions of their real estate licensure and their 
property management agreement, competently 
manage the property of clients with due regard for the 
rights, safety and health of tenants and others lawfully 
on the premises. (Adopted 1/95, Amended 1/00)

•	 Standard of Practice 1-11
REALTORS® who are employed to maintain or manage 
a client’s property shall exercise due diligence and 
make reasonable efforts to protect it against reasonably 
foreseeable contingencies and losses. (Adopted 1/95)

•	 Standard of Practice 1-12
When entering into listing contracts, REALTORS® must 
advise sellers/landlords of:

1)	 the REALTOR®’s company policies regarding 
cooperation;

2)	 the fact that broker compensation is not set by law 
and is fully negotiable;

3)	 The options and amounts of compensation, if any, 
that may be offered to subagents, buyer/tenant 
agents, and/or brokers acting in legally recognized 
non-agency capacities;

4)	 the fact that buyer/tenant agents or brokers, even 
if compensated by listing brokers, or by sellers/
landlords may represent the interests of buyers/
tenants; and

5)	 any potential for listing brokers to act as disclosed 
dual agents, e.g., buyer/tenant agents. (Adopted 
1/93, Renumbered 1/98, Amended 1/03, Amended 
and effective June 5, 2025)

•	 Standard of Practice 1-13
When entering into buyer/tenant agreements, 
REALTORS® must advise potential clients of:

1)	 the REALTOR®’s company policies regarding 
cooperation;

2)	 the fact that broker compensation is not set by law 
and is fully negotiable;

3)	 the amount of compensation to be paid by the 
client, if any;

4)	 the potential for additional or offsetting 
compensation from other brokers, from the seller or 
landlord, or from other parties;

5)	 any potential for the buyer/tenant representative 
to act as a disclosed dual agent, e.g., listing broker, 
subagent, landlord’s agent, etc.; and

6)	 the possibility that sellers or sellers’ representatives 
may not treat the existence, terms, or conditions 
of offers as confidential unless confidentiality is 
required by law, regulation, or by any confidentiality 
agreement between the parties. (Adopted 1/93, 
Renumbered 1/98, Amended 1/06, Amended and 
effective June 5, 2025)

•	 Standard of Practice 1-14
Fees for preparing appraisals or other valuations shall 
not be contingent upon the amount of the appraisal or 
valuation. (Adopted 1/02)

•	 Standard of Practice 1-15
REALTORS®, in response to inquiries from buyers or 
cooperating brokers shall, with the sellers’ approval, 
disclose the existence of offers on the property. Where 
disclosure is authorized, REALTORS® shall also disclose, 
if asked, whether offers were obtained by the listing 
licensee, another licensee in the listing firm, or by a 
cooperating broker. (Adopted 1/03, Amended 1/09)

•	 Standard of Practice 1-16
When acting as a listing broker or property manager, 
REALTORS® shall not access or use, or permit or enable 
others to access or use property on terms or conditions 
other than those established by the owner or seller. 
(Adopted 1/12, Amended and effective June 5, 2025)

Article 2
REALTORS® shall avoid exaggeration, misrepresentation, 
or concealment of pertinent facts relating to the property 
or the transaction. REALTORS® shall not, however, be 
obligated to discover latent defects in the property, to 
advise on matters outside the scope of their real estate 
license, or to disclose facts which are confidential under 
the scope of agency or non-agency relationships as 
defined by state law. (Amended 1/00)

•	 Standard of Practice 2-1
REALTORS® shall only be obligated to discover and 
disclose adverse factors reasonably apparent to 
someone with expertise in those areas required by their 
real estate licensing authority. Article 2 does not impose 
upon the REALTOR® the obligation of expertise in other 
professional or technical disciplines. (Amended 1/96)

•	 Standard of Practice 2-2
(Renumbered as Standard of Practice 1-12 1/98)

•	 Standard of Practice 2-3
(Renumbered as Standard of Practice 1-13 1/98)

•	 Standard of Practice 2-4
REALTORS® shall not be parties to the naming of a false 
consideration in any document, unless it be the naming 
of an obviously nominal consideration.

•	 Standard of Practice 2-5
Factors defined as “non-material” by law or regulation 
or which are expressly referenced in law or regulation 



as not being subject to disclosure are considered not 
“pertinent” for purposes of Article 2. (Adopted 1/93)

Article 3
REALTORS® shall cooperate with other brokers except 
when cooperation is not in the client’s best interest. The 
obligation to cooperate does not include the obligation 
to share commissions, fees, or to otherwise compensate 
another broker. (Amended 1/95)

•	 Standard of Practice 3-1
When acting as exclusive agents or brokers of sellers/
landlords, REALTORS® will work with sellers/landlords 
to establish the terms and conditions of offers to 
cooperate. Unless expressly indicated in offers to 
cooperate, cooperating brokers may not assume 
that the offer of cooperation includes an offer of 
compensation. (Amended 1/99, Amended and effective 
June 5, 2025)

•	 Standard of Practice 3-2
If compensation is offered or advertised by the listing 
broker, any change in offered compensation must be 
communicated as soon as practical. After a REALTOR® 
has submitted an offer to purchase or lease property, 
the listing broker may not unilaterally modify the offered 
compensation. (Amended 1/14, Amended and effective 
June 5, 2025)

REALTORS® are prohibited from delaying or withholding 
delivery of a buyer’s/tenant’s offer while attempting 
to negotiate compensation. These ethical obligations 
in no way restrict the REALTORS®’ or clients’ ability to 
negotiate compensation in the clients’ best interest, 
including in offers to purchase or lease. (Adopted and 
effective June 5, 2025)

•	 Standard of Practice 3-3
Standard of Practice 3-2 does not preclude the listing 
broker and cooperating broker from entering into 
an agreement to change cooperative compensation. 
(Adopted 1/94)

•	 Standard of Practice 3-4
(Deleted 1/26)

•	 Standard of Practice 3-5
It is the obligation of subagents to promptly disclose all 
pertinent facts to the principal’s agent prior to as well 
as after a purchase or lease agreement is executed. 
(Amended 1/93)

•	 Standard of Practice 3-6
REALTORS® shall disclose the existence of accepted 
offers, including offers with unresolved contingencies, 
to any broker seeking cooperation. (Adopted 5/86, 
Amended 1/04)

•	 Standard of Practice 3-7
When seeking information from another REALTOR® 
concerning property under a management or listing 

agreement, REALTORS® shall disclose their REALTOR® 
status and whether their interest is personal or on behalf 
of a client and, if on behalf of a client, their relationship 
with the client. (Amended 1/11)

•	 Standard of Practice 3-8
REALTORS® shall not misrepresent the availability of 
access to show or inspect a listed property. (Amended 
11/87)

•	 Standard of Practice 3-9
When acting as a cooperating broker, or in a capacity 
other than as a listing broker or property manager, 
REALTORS® shall not access or use, or permit or enable 
others to access or use, property on terms or conditions 
other than those established by the owner or the seller. 
(Adopted 1/10, Amended 1/23, Amended and effective 
June 5, 2025)

•	 Standard of Practice 3-10
The duty to cooperate established in Article 3 relates to 
the obligation to share information on listed property, 
and to make property available to other brokers for 
showing to prospective purchasers/tenants when it is in 
the best interests of sellers/landlords. (Adopted 1/11)

•	 Standard of Practice 3-11
REALTORS® may not refuse to cooperate on the basis 
of a broker’s race, color, religion, sex, disability, familial 
status, national origin, sexual orientation, or gender 
identity. (Adopted 1/20, Amended 1/23)

Article 4
REALTORS® who have a present ownership interest in 
property for sale or lease, or contemplated interest to 
purchase or lease property, must disclose in writing the 
existence of such interest to all parties to the transaction 
prior to a party signing any agreement. (Amended 1/25)

•	 Standard of Practice 4-1
The present ownership interest in property for sale or 
lease, or contemplated interest to purchase or lease 
property, includes transactions in which REALTORS®:

1)	 represent themselves

2)	 represent a member of their immediate family

3)	 represent their firm or any broker or agent thereof

4)	 represent an entity in which the REALTOR® or 
member of their immediate family has a legal 
interest. (Adopted 2/86, Amended 1/25)

•	 Standard of Practice 4-2
REALTORS® are not required to disclose the identity 
of the client or customer, nor the specific nature of the 
interest referred to in Article 4, but must disclose that an 
interest exists. (Adopted 1/25)



Article 5
REALTORS® shall not undertake to provide professional 
services concerning a property or its value where they 
have a present or contemplated interest unless such 
interest is specifically disclosed to all affected parties.

Article 6
REALTORS® shall not accept any commission, rebate, or 
profit on expenditures made for their client, without the 
client’s knowledge and consent.

When recommending real estate products or services 
(e.g., homeowner’s insurance, warranty programs, 
mortgage financing, title insurance, etc.), REALTORS® 
shall disclose to the client or customer to whom the 
recommendation is made any financial benefits or fees, 
other than real estate referral fees, the REALTOR® or 
REALTOR®’s firm may receive as a direct result of such 
recommendation. (Amended 1/99)

•	 Standard of Practice 6-1
REALTORS® shall not recommend or suggest to a client 
or a customer the use of services of another organization 
or business entity in which they have a direct interest 
without disclosing such interest at the time of the 
recommendation or suggestion. (Amended 5/88)

Article 7
In a transaction, REALTORS® shall not accept 
compensation from more than one party, even if 
permitted by law, without disclosure to, and the informed 
consent of, the REALTOR®’s client or clients. (Amended 
1/93 and 1/26)

Article 8
REALTORS® shall keep in a special account in an 
appropriate financial institution, separated from their 
own funds, monies coming into their possession in trust 
for other persons, such as escrows, trust funds, clients’ 
monies, and other like items.

Article 9
REALTORS®, for the protection of all parties, shall assure 
whenever possible that all agreements related to real 
estate transactions including, but not limited to, listing 
and representation agreements, purchase contracts, and 
leases are in writing in clear and understandable language 
expressing the specific terms, conditions, obligations and 
commitments of the parties. A copy of each agreement 
shall be furnished to each party to such agreements upon 
their signing or initialing. (Amended 1/04)

•	 Standard of Practice 9-1
For the protection of all parties, REALTORS® shall use 
reasonable care to ensure that documents pertaining 
to the purchase, sale, or lease of real estate are kept 
current through the use of written extensions or 
amendments. (Amended 1/93)

•	 Standard of Practice 9-2
When assisting or enabling a client or customer in 
establishing a contractual relationship (e.g., listing and 
representation agreements, purchase agreements, 
leases, etc.) in person, electronically, or through any 
other means, REALTORS® shall make reasonable efforts 
to explain the nature and disclose the specific terms of 
the contractual relationship being established prior to it 
being agreed to by a contracting party. (Adopted 1/07, 
Amended and effective June 5, 2025)

Duties to the Public
Article 10
REALTORS® shall not deny equal professional services 
to any person for reasons of race, color, religion, sex, 
disability, familial status, national origin, sexual orientation, 
or gender identity. REALTORS® shall not be parties to any 
plan or agreement to discriminate against a person or 
persons on the basis of race, color, religion, sex, disability, 
familial status, national origin, sexual orientation, or 
gender identity. (Amended 1/23)

REALTORS®, in their real estate employment practices, 
shall not discriminate against any person or persons on 
the basis of race, color, religion, sex, disability, familial 
status, national origin, sexual orientation, or gender 
identity. (Amended 1/23)

•	 Standard of Practice 10-1
When involved in the sale or lease of a residence, 
REALTORS® shall not volunteer information regarding 
the racial, religious or ethnic composition of any 
neighborhood, however, REALTORS® may provide 
other demographic information. REALTORS® shall not 
engage in any activity which may result in panic selling 
or steering. (Adopted 1/94, Amended 1/06, Amended 
and effective June 5, 2025)

•	 Standard of Practice 10-2
When not involved in the sale or lease of a residence, 
REALTORS® may provide demographic information 
related to a property, transaction or professional 
assignment to a party if such demographic information 
is (a) deemed by the REALTOR® to be needed to assist 
with or complete, in a manner consistent with Article 10, 
a real estate transaction or professional assignment and 
(b) is obtained or derived from a recognized, reliable, 
independent, and impartial source. The source of such 
information and any additions, deletions, modifications, 
interpretations, or other changes shall be disclosed in 
reasonable detail. (Adopted 1/05, Renumbered 1/06)

•	 Standard of Practice 10-3
REALTORS® shall not print, display or circulate any 
statement or advertisement with respect to selling or 
renting of a property that indicates any preference, 
limitations or discrimination based on race, color, 
religion, sex, disability, familial status, national origin, 



sexual orientation, or gender identity. (Adopted 1/94, 
Renumbered 1/05 and 1/06, Amended 1/23)

•	 Standard of Practice 10-4
As used in Article 10 “real estate employment 
practices” relates to employees and independent 
contractors providing real estate-related services and 
the administrative and clerical staff directly supporting 
those individuals. (Adopted 1/00, Renumbered 1/05  
and 1/06)

•	 Standard of Practice 10-5
REALTORS®, in their capacity as real estate 
professionals, in association with their real estate 
businesses, or in their real estate-related activities, shall 
not harass any person or persons based on race, color, 
religion, sex, disability, familial status, national origin, 
sexual orientation, or gender identity.

As used in this Code of Ethics, harassment is unwelcome 
behavior directed at an individual or group based on 
one or more of the above protected characteristics 
where the purpose or effect of the behavior is to 
create a hostile, abusive, or intimidating environment 
which adversely affects their ability to access equal 
professional services or employment opportunities. 
(Adopted and effective November 13, 2020, Amended 
1/23, Amended and effective June 5, 2025)

Article 11
The services which REALTORS® provide to their clients 
and customers shall conform to the standards of practice 
and competence which are reasonably expected in the 
specific real estate disciplines in which they engage; 
specifically, residential real estate brokerage, real 
property management, commercial and industrial real 
estate brokerage, land brokerage, real estate appraisal, 
real estate counseling, real estate syndication, real estate 
auction, and international real estate.

REALTORS® shall not undertake to provide specialized 
professional services concerning a type of property or 
service that is outside their field of competence unless 
they engage the assistance of one who is competent 
on such types of property or service, or unless the facts 
are fully disclosed to the client. Any persons engaged to 
provide such assistance shall be so identified to the client 
and their contribution to the assignment should be set 
forth. (Amended 1/10)

•	 Standard of Practice 11-1
When REALTORS® prepare opinions of real property 
value or price they must: 

1)	 be knowledgeable about the type of property being 
valued,

2)	 have access to the information and resources 
necessary to formulate an accurate opinion, and

3)	 be familiar with the area where the subject property 
is located 

unless lack of any of these is disclosed to the party 
requesting the opinion in advance. 

When an opinion of value or price is prepared other than 
in pursuit of a listing or to assist a potential purchaser in 
formulating a purchase offer, the opinion shall include 
the following unless the party requesting the opinion 
requires a specific type of report or different data set:

1)	 identification of the subject property

2)	 date prepared

3)	 defined value or price

4)	 limiting conditions, including statements of 
purpose(s) and intended user(s)

5)	 any present or contemplated interest, including the 
possibility of representing the seller/landlord or 
buyers/tenants

6)	 basis for the opinion, including applicable  
market data

7)	 if the opinion is not an appraisal, a statement to  
that effect

8)	 disclosure of whether and when a physical 
inspection of the property’s exterior was conducted

9)	 disclosure of whether and when a physical 
inspection of the property’s interior was conducted

10)	 disclosure of whether the REALTOR® has any 
conflicts of interest (Amended 1/14)

•	 Standard of Practice 11-2
The obligations of the Code of Ethics in respect 
of real estate disciplines other than appraisal shall 
be interpreted and applied in accordance with the 
standards of competence and practice which clients and 
the public reasonably require to protect their rights and 
interests considering the complexity of the transaction, 
the availability of expert assistance, and, where the 
REALTOR® is an agent or subagent, the obligations of 
a fiduciary or the applicable agency duties required by 
law. (Amended 1/25)

•	 Standard of Practice 11-3
When REALTORS® provide consultive services to 
clients which involve advice or counsel for a fee (not 
a commission), such advice shall be rendered in an 
objective manner and the fee shall not be contingent 
on the substance of the advice or counsel given. If 
brokerage or transaction services are to be provided in 
addition to consultive services, a separate compensation 
may be paid with prior agreement between the client 
and REALTOR®. (Adopted 1/96)

•	 Standard of Practice 11-4
The competency required by Article 11 relates to 
services contracted for between REALTORS® and their 



clients or customers; the duties expressly imposed by 
the Code of Ethics; and the duties imposed by law or 
regulation. (Adopted 1/02)

Article 12
REALTORS® shall be honest and truthful in their real 
estate communications and shall present a true picture in 
their advertising, marketing, and other representations. 
REALTORS® shall ensure that their status as real estate 
professionals is readily apparent in their advertising, 
marketing, and other representations, and that the 
recipients of all real estate communications are, or have 
been, notified that those communications are from a real 
estate professional. (Amended 1/08)

•	 Standard of Practice 12-1
REALTORS® must not represent that their brokerage 
services to a client or customer are free or available at 
no cost to their clients, unless the REALTOR® will receive 
no financial compensation from any source for those 
services. (Amended 1/22)

•	 Standard of Practice 12-2
(Deleted 1/20)

•	 Standard of Practice 12-3
The offering of premiums, prizes, merchandise 
discounts or other inducements to list, sell, purchase, 
or lease is not, in itself, unethical even if receipt of the 
benefit is contingent on listing, selling, purchasing, 
or leasing through the REALTOR® making the offer. 
However, REALTORS® must exercise care and candor 
in any such advertising or other public or private 
representations so that any party interested in receiving 
or otherwise benefiting from the REALTOR®’s offer will 
have clear, thorough, advance understanding of all the 
terms and conditions of the offer. The offering of any 
inducements to do business is subject to the limitations 
and restrictions of state law and the ethical obligations 
established by any applicable Standard of Practice. 
(Amended 1/95)

•	 Standard of Practice 12-4
REALTORS® shall not offer for sale/lease or advertise 
property without authority. When acting as listing 
brokers or as subagents, REALTORS® shall not quote a 
price different from that agreed upon with the seller/
landlord. (Amended 1/93)

•	 Standard of Practice 12-5
REALTORS® shall not advertise nor permit any person 
employed by or affiliated with them to advertise real 
estate services or listed property in any medium (e.g., 
electronically, print, radio, television, etc.) without 
disclosing the name of that REALTOR®’s firm in a 
reasonable and readily apparent manner either in the 
advertisement or in electronic advertising via a link to 
a display with all required disclosures. (Adopted 11/86, 
Amended 1/16)

•	 Standard of Practice 12-6
REALTORS®, when advertising unlisted real property for 
sale/lease in which they have an ownership interest, shall 
disclose their status as both owners/landlords and as 
REALTORS® or real estate licensees. (Amended 1/93)

•	 Standard of Practice 12-7
Only REALTORS® who participated in the transaction as 
the listing broker or cooperating broker (selling broker) 
may claim to have “sold” the property. Prior to closing, a 
cooperating broker may post a “sold” sign only with the 
consent of the listing broker. (Amended 1/96) 

•	 Standard of Practice 12-8
The obligation to present a true picture in 
representations to the public includes information 
presented, provided, or displayed on REALTORS®’ 
websites. REALTORS® shall use reasonable efforts to 
ensure that information on their websites is current. 
When it becomes apparent that information on a 
REALTOR®’s website is no longer current or accurate, 
REALTORS® shall promptly take corrective action. 
(Adopted 1/07)

•	 Standard of Practice 12-9
REALTOR® firm websites shall disclose the firm’s name 
and state(s) of licensure in a reasonable and readily 
apparent manner.

Websites of REALTORS® and non-member licensees 
affiliated with a REALTOR® firm shall disclose the firm’s 
name and that REALTOR®’s or non-member licensee’s 
state(s) of licensure in a reasonable and readily apparent 
manner. (Adopted 1/07) 

•	 Standard of Practice 12-10
REALTORS®’ obligation to present a true picture in their 
advertising and representations to the public includes 
Internet content, images, and the URLs and domain 
names they use, and prohibits REALTORS® from:

1)	 engaging in deceptive or unauthorized framing of 
real estate brokerage websites;

2)	 manipulating (e.g., presenting content developed 
by others) listing and other content in any way that 
produces a deceptive or misleading result;

3)	 deceptively using metatags, keywords or other 
devices/methods to direct, drive, or divert Internet 
traffic; or

4)	 presenting content developed by others without 
either attribution or without permission; or

5)	 otherwise misleading consumers, including use of 
misleading images. (Adopted 1/07, Amended 1/18) 

•	 Standard of Practice 12-11
REALTORS® intending to share or sell consumer 
information gathered via the Internet shall disclose that 
possibility in a reasonable and readily apparent manner. 
(Adopted 1/07)



•	 Standard of Practice 12-12
REALTORS® shall not:

1)	 use URLs or domain names that present less than a 
true picture, or

2)	 register URLs or domain names which, if used, 
would present less than a true picture. (Adopted 
1/08)

•	 Standard of Practice 12-13
The obligation to present a true picture in advertising, 
marketing, and representations allows REALTORS® 
to use and display only professional designations, 
certifications, and other credentials to which they are 
legitimately entitled. (Adopted 1/08)

Article 13
REALTORS® shall not engage in activities that constitute 
the unauthorized practice of law and shall recommend 
that legal counsel be obtained when the interest of any 
party to the transaction requires it.

Article 14
If charged with unethical practice or asked to present 
evidence or to cooperate in any other way, in any 
professional standards proceeding or investigation, 
REALTORS® shall place all pertinent facts before the 
proper tribunals of the Member Board or affiliated 
institute, society, or council in which membership is 
held and shall take no action to disrupt or obstruct such 
processes. (Amended 1/99)

•	 Standard of Practice 14-1
REALTORS® shall not be subject to disciplinary 
proceedings in more than one Board of REALTORS® or 
affiliated institute, society, or council in which they hold 
membership with respect to alleged violations of the 
Code of Ethics relating to the same transaction or event. 
(Amended 1/95)

•	 Standard of Practice 14-2
REALTORS® shall not make any unauthorized disclosure 
or dissemination of the allegations, findings, or decision 
developed in connection with an ethics hearing or 
appeal or in connection with an arbitration hearing or 
procedural review. (Amended 1/92)

•	 Standard of Practice 14-3
REALTORS® shall not obstruct the Board’s investigative 
or professional standards proceedings by instituting 
or threatening to institute actions for libel, slander, 
or defamation against any party to a professional 
standards proceeding or their witnesses based on the 
filing of an arbitration request, an ethics complaint, or 
testimony given before any tribunal. (Adopted 11/87, 
Amended 1/99)

•	 Standard of Practice 14-4
REALTORS® shall not intentionally impede the Board’s 
investigative or disciplinary proceedings by filing 
multiple ethics complaints based on the same event or 
transaction. (Adopted 11/88)

Duties to REALTORS®
Article 15
REALTORS® shall not knowingly or recklessly make 
false or misleading statements about other real estate 
professionals, their businesses, or their business practices. 
(Amended 1/12)

•	 Standard of Practice 15-1
REALTORS® shall not knowingly or recklessly file false or 
unfounded ethics complaints. (Adopted 1/00)

•	 Standard of Practice 15-2
The obligation to refrain from making false or 
misleading statements about other real estate 
professionals, their businesses, and their business 
practices includes the duty to not knowingly or 
recklessly publish, repeat, retransmit, or republish false 
or misleading statements made by others. This duty 
applies whether false or misleading statements are 
repeated in person, in writing, by technological means 
(e.g., the Internet), or by any other means. (Adopted 
1/07, Amended 1/12)

•	 Standard of Practice 15-3
The obligation to refrain from making false or 
misleading statements about other real estate 
professionals, their businesses, and their business 
practices includes the duty to publish a clarification 
about or to remove statements made by others on 
electronic media the REALTOR® controls once the 
REALTOR® knows the statement is false or misleading. 
(Adopted 1/10, Amended 1/12)

Article 16
REALTORS® shall not engage in any practice or take 
any action inconsistent with exclusive representation or 
exclusive brokerage relationship agreements that other 
REALTORS® have with clients. (Amended 1/04)

•	 Standard of Practice 16-1
Article 16 is not intended to prohibit aggressive or 
innovative business practices which are otherwise 
ethical and does not prohibit disagreements with other 
REALTORS® involving commission, fees, compensation 
or other forms of payment or expenses. (Adopted 1/93, 
Amended 1/95)

•	 Standard of Practice 16-2
Article 16 does not preclude REALTORS® from making 
general announcements to prospects describing 
their services and the terms of their availability even 
though some recipients may have entered into agency 
agreements or other exclusive relationships with another 



REALTOR®. A general telephone canvass, general 
mailing or distribution addressed to all prospects in 
a given geographical area or in a given profession, 
business, club, or organization, or other classification 
or group is deemed “general” for purposes of this 
standard. (Amended 1/04)

Article 16 is intended to recognize as unethical two basic 
types of solicitations:

First, telephone or personal solicitations of property 
owners who have been identified by a real estate sign, 
multiple listing compilation, or other information service 
as having exclusively listed their property with another 
REALTOR® and

Second, mail or other forms of written solicitations of 
prospects whose properties are exclusively listed with 
another REALTOR® when such solicitations are not 
part of a general mailing but are directed specifically 
to property owners identified through compilations of 
current listings, “for sale” or “for rent” signs, or other 
sources of information required by Article 3 and Multiple 
Listing Service rules to be made available to other 
REALTORS® under offers of subagency or cooperation. 
(Amended 1/04)

•	 Standard of Practice 16-3
Article 16 does not preclude REALTORS® from 
contacting the client of another broker for the purpose 
of offering to provide, or entering into a contract to 
provide, a different type of real estate service unrelated 
to the type of service currently being provided (e.g., 
property management as opposed to brokerage) or 
from offering the same type of service for property 
not subject to other brokers’ exclusive agreements. 
However, information received through a Multiple 
Listing Service or any other offer of cooperation may not 
be used to target clients of other REALTORS® to whom 
such offers to provide services may be made. (Amended 
1/04)

•	 Standard of Practice 16-4
REALTORS® shall not solicit a listing which is currently 
listed exclusively with another broker. However, if the 
listing broker, when asked by the REALTOR®, refuses to 
disclose the expiration date and nature of such listing, 
i.e., an exclusive right to sell, an exclusive agency, open 
listing, or other form of contractual agreement between 
the listing broker and the client, the REALTOR® may 
contact the owner to secure such information and may 
discuss the terms upon which the REALTOR® might 
take a future listing or, alternatively, may take a listing 
to become effective upon expiration of any existing 
exclusive listing. (Amended 1/94)

•	 Standard of Practice 16-5
REALTORS® shall not solicit buyer/tenant agreements 
from buyers/ tenants who are subject to exclusive buyer/
tenant agreements. However, if asked by a REALTOR®, 
the broker refuses to disclose the expiration date of the 

exclusive buyer/tenant agreement, the REALTOR® may 
contact the buyer/tenant to secure such information 
and may discuss the terms upon which the REALTOR® 
might enter into a future buyer/tenant agreement or, 
alternatively, may enter into a buyer/tenant agreement 
to become effective upon the expiration of any existing 
exclusive buyer/tenant agreement. (Adopted 1/94, 
Amended 1/98)

•	 Standard of Practice 16-6
When REALTORS® are contacted by the client of another 
REALTOR® regarding the creation of an exclusive 
relationship to provide the same type of service, and 
REALTORS® have not directly or indirectly initiated such 
discussions, they may discuss the terms upon which they 
might enter into a future agreement or, alternatively, 
may enter into an agreement which becomes effective 
upon expiration of any existing exclusive agreement. 
(Amended 1/98)

•	 Standard of Practice 16-7
The fact that a prospect has retained a REALTOR® as 
an exclusive representative or exclusive broker in one 
or more past transactions does not preclude other 
REALTORS® from seeking such prospect’s future 
business. (Amended 1/04)

•	 Standard of Practice 16-8
The fact that an exclusive agreement has been entered 
into with a REALTOR® shall not preclude or inhibit any 
other REALTOR® from entering into a similar agreement 
after the expiration of the prior agreement. (Amended 
1/98)

•	 Standard of Practice 16-9
REALTORS®, prior to entering into a representation 
agreement, have an affirmative obligation to make 
reasonable efforts to determine whether the prospect 
is subject to a current, valid exclusive agreement to 
provide the same type of real estate service. (Amended 
1/04)

•	 Standard of Practice 16-10
REALTORS®, acting as buyer or tenant representatives 
or brokers, shall disclose that relationship to the seller/
landlord’s representative or broker at first contact and 
shall provide written confirmation of that disclosure 
to the seller/landlord’s representative or broker not 
later than execution of a purchase agreement or lease. 
(Amended 1/04)

•	 Standard of Practice 16-11
On unlisted property, REALTORS® acting as buyer/
tenant representatives or brokers shall disclose that 
relationship to the seller/landlord at first contact for that 
buyer/tenant and shall provide written confirmation 
of such disclosure to the seller/landlord not later 
than execution of any purchase or lease agreement. 
(Amended 1/04)



REALTORS® shall make any request for anticipated 
compensation from the seller/landlord at first contact. 
(Amended 1/98)

This ethical obligation in no way impacts REALTORS® or 
consumers’ ability to negotiate compensation. (Adopted 
and effective June 5, 2025)

•	 Standard of Practice 16-12
REALTORS®, acting as representatives or brokers of 
sellers/landlords or as subagents of listing brokers, shall 
disclose that relationship to buyers/tenants as soon 
as practicable and shall provide written confirmation 
of such disclosure to buyers/tenants not later than 
execution of any purchase or lease agreement. 
(Amended 1/04)

•	 Standard of Practice 16-13
All dealings concerning property exclusively listed, 
or with buyer/tenants who are subject to an exclusive 
agreement shall be carried on with the client’s 
representative or broker, and not with the client, except 
with the consent of the client’s representative or broker 
or except where such dealings are initiated by the client.

Before providing substantive services (such as writing 
a purchase offer or presenting a CMA) to prospects, 
REALTORS® shall ask prospects whether they are a party 
to any exclusive representation agreement. REALTORS® 
shall not knowingly provide substantive services 
concerning a prospective transaction to prospects who 
are parties to exclusive representation agreements, 
except with the consent of the prospects’ exclusive 
representatives or at the direction of prospects. 
(Adopted 1/93, Amended 1/04)

•	 Standard of Practice 16-14
REALTORS® are free to enter into contractual 
relationships or to negotiate with sellers/landlords, 
buyers/tenants or others who are not subject to an 
exclusive agreement but shall not knowingly obligate 
them to pay more than one commission except with 
their informed consent. (Amended 1/98)

•	 Standard of Practice 16-15
In cooperative transactions REALTORS® shall 
compensate cooperating REALTORS® (principal  
brokers) and shall not compensate nor offer to 
compensate, directly or indirectly, any of the sales 
licensees employed by or affiliated with other 
REALTORS® without the prior express knowledge and 
consent of the cooperating broker. 

•	 Standard of Practice 16-16
(Deleted effective June 5, 2025)

•	 Standard of Practice 16-17
REALTORS®, acting as subagents or as buyer/tenant 
representatives or brokers, shall not attempt to 
extend a listing broker’s offer of cooperation and/or 
compensation to other brokers without the consent of 
the listing broker. (Amended 1/04)

•	 Standard of Practice 16-18
REALTORS® shall not use information obtained from 
listing brokers through offers to cooperate made 
through multiple listing services or through other offers 
of cooperation to refer listing brokers’ clients to other 
brokers or to create buyer/tenant relationships with 
listing brokers’ clients, unless such use is authorized by 
listing brokers. (Amended 1/02)

•	 Standard of Practice 16-19
Signs giving notice of property for sale, rent, lease, 
or exchange shall not be placed on property without 
consent of the seller/landlord. (Amended 1/93)

•	 Standard of Practice 16-20
REALTORS®, prior to or after their relationship with their 
current firm is terminated, shall not induce clients of their 
current firm to cancel exclusive contractual agreements 
between the client and that firm. This does not preclude 
REALTORS® (principals) from establishing agreements 
with their associated licensees governing assignability of 
exclusive agreements. (Adopted 1/98, Amended 1/10)

Article 17
In the event of contractual disputes or specific non-
contractual disputes as defined in Standard of Practice 
17-4 between REALTORS® (principals) associated 
with different firms, arising out of their relationship as 
REALTORS®, the REALTORS® shall mediate the dispute if 
the Board requires its members to mediate. If the dispute 
is not resolved through mediation, or if mediation is 
not required, REALTORS® shall submit the dispute to 
arbitration in accordance with the policies of the Board 
rather than litigate the matter.

In the event clients of REALTORS® wish to mediate or 
arbitrate contractual disputes arising out of real estate 
transactions, REALTORS® shall mediate or arbitrate those 
disputes in accordance with the policies of the Board, 
provided the clients agree to be bound by any resulting 
agreement or award.

The obligation to participate in mediation and arbitration 
contemplated by this Article includes the obligation of 
REALTORS® (principals) to cause their firms to mediate 
and arbitrate and be bound by any resulting agreement or 
award. (Amended 1/12)

•	 Standard of Practice 17-1
The filing of litigation and refusal to withdraw from it by 
REALTORS® in an arbitrable matter constitutes a refusal 
to arbitrate. (Adopted 2/86)

•	 Standard of Practice 17-2
Article 17 does not require REALTORS® to mediate in 
those circumstances when all parties to the dispute 
advise the Board in writing that they choose not to 
mediate through the Board’s facilities. The fact that all 
parties decline to participate in mediation does not 
relieve REALTORS® of the duty to arbitrate. 



Article 17 does not require REALTORS® to arbitrate in 
those circumstances when all parties to the dispute 
advise the Board in writing that they choose not to 
arbitrate before the Board. (Amended 1/12)

•	 Standard of Practice 17-3
REALTORS®, when acting solely as principals in a 
real estate transaction, are not obligated to arbitrate 
disputes with other REALTORS® absent a specific written 
agreement to the contrary. (Adopted 1/96)

•	 Standard of Practice 17-4
Specific non-contractual disputes that are subject to 
arbitration pursuant to Article 17 are:

1) 	 Where a listing broker has compensated a 
cooperating broker and another cooperating 
broker subsequently claims to be the procuring 
cause of the sale or lease. In such cases the 
complainant may name the first cooperating broker 
as respondent and arbitration may proceed without 
the listing broker being named as a respondent. 
When arbitration occurs between two (or more) 
cooperating brokers and where the listing broker is 
not a party, the amount in dispute and the amount 
of any potential resulting award is limited to the 
amount paid to the respondent by the listing broker, 
or the amount of compensation outlined within the 
terms of any valid buyer representation agreement 
between the buyer and the complainant, whichever 
is less, and any amount credited or paid to a party 
to the transaction at the direction of the respondent. 
Alternatively, if the complaint is brought against the 
listing broker, the listing broker may name the first 
cooperating broker as a third-party respondent. In 
either instance the decision of the hearing panel as 
to procuring cause shall be conclusive with respect 
to all current or subsequent claims of the parties 
for compensation arising out of the underlying 
cooperative transaction. (Adopted 1/97, Amended 
1/07 and 1/26)

2) 	 Where a buyer or tenant representative is 
compensated by the seller or landlord, and not 
by the listing broker, and the listing broker, as a 
result, reduces the commission owed by the seller 
or landlord and, subsequent to such actions, 
another cooperating broker claims to be the 
procuring cause of sale or lease. In such cases the 
complainant may name the first cooperating broker 
as respondent and arbitration may proceed without 
the listing broker being named as a respondent. 
When arbitration occurs between two (or more) 
cooperating brokers and where the listing broker is 
not a party, the amount in dispute and the amount 
of any potential resulting award is limited to the 
amount paid to the respondent by the seller or 
landlord, or the amount of compensation outlined 
within the terms of any valid buyer representation 

agreement between the buyer and the complainant, 
whichever is less, and any amount credited or paid 
to a party to the transaction at the direction of 
the respondent. Alternatively, if the complaint is 
brought against the listing broker, the listing broker 
may name the first cooperating broker as a third-
party respondent. In either instance the decision 
of the hearing panel as to procuring cause shall be 
conclusive with respect to all current or subsequent 
claims of the parties for compensation arising out of 
the underlying cooperative transaction. (Adopted 
1/97, Amended 1/07 and 1/26) 

3) 	 Where a buyer or tenant representative is 
compensated by the buyer or tenant and, as a result, 
the listing broker reduces the commission owed 
by the seller or landlord and, subsequent to such 
actions, another cooperating broker claims to be the 
procuring cause of sale or lease. In such cases the 
complainant may name the first cooperating broker 
as respondent and arbitration may proceed without 
the listing broker being named as a respondent. 
When arbitration occurs between two (or more) 
cooperating brokers and where the listing broker is 
not a party, the amount in dispute and the amount 
of any potential resulting award is limited to the 
amount paid to the respondent by the buyer or 
tenant, or the amount of compensation outlined 
within the terms of any valid buyer representation 
agreement between the buyer and the complainant, 
whichever is less. Alternatively, if the complaint is 
brought against the listing broker, the listing broker 
may name the first cooperating broker as a third-
party respondent. In either instance the decision 
of the hearing panel as to procuring cause shall be 
conclusive with respect to all current or subsequent 
claims of the parties for compensation arising out of 
the underlying cooperative transaction. (Adopted 
1/97, Amended 1/26)

4) 	 Where two or more listing brokers claim entitlement 
to compensation pursuant to open listings with 
a seller or landlord who agrees to participate in 
arbitration (or who requests arbitration) and who 
agrees to be bound by the decision. In cases where 
one of the listing brokers has been compensated 
by the seller or landlord, the other listing broker, as 
complainant, may name the first listing broker as 
respondent and arbitration may proceed between 
the brokers. (Adopted 1/97)

5) 	 Where a buyer or tenant representative is 
compensated by the seller or landlord, and not 
by the listing broker, and the listing broker, as a 
result, reduces the commission owed by the seller 
or landlord and, subsequent to such actions, claims 
to be the procuring cause of sale or lease. In such 
cases arbitration shall be between the listing broker 
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and the buyer or tenant representative and the 
amount in dispute is limited to the amount of the 
reduction of commission to which the listing broker 
agreed. (Adopted 1/05)

•	 Standard of Practice 17-5
The obligation to arbitrate established in Article 17 
includes disputes between REALTORS® (principals) 
in different states in instances where, absent an 
established inter-association arbitration agreement, 
the REALTOR® (principal) requesting arbitration agrees 
to submit to the jurisdiction of, travel to, participate 
in, and be bound by any resulting award rendered in 
arbitration conducted by the respondent(s) REALTOR®’s 
association, in instances where the respondent(s) 
REALTOR®’s association determines that an arbitrable 
issue exists. (Adopted 1/07)

Explanatory Notes
The reader should be aware of the following policies 
which have been approved by the Board of Directors of 
the National Association:

In filing a charge of an alleged violation of the Code of 
Ethics by a REALTOR®, the charge must read as an alleged 
violation of one or more Articles of the Code. Standards of 
Practice may be cited in support of the charge.

The Standards of Practice serve to clarify the ethical 
obligations imposed by the various Articles and 
supplement, and do not substitute for, the Case 
Interpretations in Interpretations of the Code of Ethics.

Modifications to existing Standards of Practice and 
additional new Standards of Practice are approved from 
time to time. Readers are cautioned to ensure that the 
most recent publications are utilized.






