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STATE –WIDE MULTIPLE  LISTING SERVICE, INC. 
RULES AND REGULATIONS 

2008 
 

MISSION STATEMENT:   The mission of the State-Wide Multiple Listing Service Organization is to 
serve as the prime provider of real estate information through a cooperative communication network among 
its participants. 
 
PREAMBLE:  As a wholly-owned subsidiary of the Rhode Island Association of REALTORS, the State-
Wide MLS has been formed to promote, establish, foster, develop, and preserve the highest standards of the 
real estate profession in the state of Rhode Island.  These Rules and Regulations have been adopted to 
govern the operation of the State-Wide Multiple Listing Service, Inc. (the “MLS”).   
 

SECTION 1  - DEFINITIONS 
 

Section 1.1 MULTIPLE LISTING SERVICE DEFINED: “Multiple Listing Service” is a means by 
which authorized Participants make blanket unilateral offers of compensation to other Participants (acting as 
designated buyer, transaction facilitators, transaction coordinators, or in other capacities defined by Rhode 
Island law), by which information is accumulated and disseminated to enable authorized Participants to 
prepare appraisals and other valuations of real property;  by which Participants engaging in real estate 
appraisal contribute to common database; and is a facility for the orderly correlation and dissemination of 
listing information among the Participants so that they may better serve their clients and the public.   
Entitlement to compensation is determined by the cooperating broker’s performance as procuring cause of 
sale. 
 
Section 1.2 OTHER TERMS DEFINED:  As used in these Rules and Regulations, the following terms 
shall have the meanings given to them in this Section 1.2: 
 
“Auction” - a sale of  property at which prospective buyers bid against one another, and the property 
conveyed to the bidder offering the highest price.    
 
“Concession/Net Sale” – a change to selling price, the amount of which is not ascertainable at the time of 
listing the property due to otherwise negotiated items which reduce or increase the proceeds of the sale to 
the seller, including, but not limited to the seller’s cost of repairing an unforeseen deficiency in the property, 
a credit to the buyer for an unforeseen deficiency in the property, payment of the buyer’s closing costs by 
the seller, and design or construction upgrades which are selected by a buyer for a new home.  
 
“Exclusive Right of Brokerage Agreement” shall mean a form of listing submitted to the Service which 
authorizes the listing broker, as exclusive broker, to offer compensation to other brokers on a blanket, 
unilateral basis, but also reserves to the seller the general right to sell their property on an unlimited or 
restrictive basis.  The standard exclusive right to sell agreement cannot be used.  This is noticed to other 
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participants by including  “XA”  with the compensation offered in the compensation to selling broker and 
buyer’s broker fields. 
 
“Exclusive Right to Sell Agreement” shall mean a form of listing submitted to the Service in which the 
seller authorizes the listing broker as exclusive agent to compensate other brokers on a blanket, unilateral 
basis. 
 
“Internet Data Exchange” shall mean a method by which each Participant permits the display of its active 
listings appearing in the MLS on each other Exchange Participant’s Internet web site. 
 
“Internet Data Exchange Database” or “IDX Database” shall mean the current aggregate compilation of all 
active exclusive right to sell and exclusive right of brokerage listings except those listings where the 
property seller has opted out of Internet publication by so indicating on the listing contract. 
 
“Jurisdiction” shall mean the state of Rhode Island. 
 
“Limited Service Listing” shall mean a form of listing submitted to the Service under which the listing 
broker will provide at least one but not all of the following services: (a) present offers to purchase directly 
to the seller;  (b) advise the seller as to the merits of the offer;  (c) the seller in developing, communicating 
or presenting counteroffers; or  (d) participate on the seller’s behalf in negotiations leading to the sale of the 
listing property.   
 
“MLS Entry-Only Listing” shall mean a form of listing submitted to the Service under which the listing 
broker will provide none of the following services: (a)  present offers to purchase directly to the seller;  (b) 
advise the seller as to the merits of the offer;  (c) assist the seller in developing, communicating or 
presenting counteroffers; and (d) participate on the seller’s behalf in negotiations leading to the sale of the 
listing property.   
 
“MLS” or “Service” shall mean the Statewide Multiple Listing Service, Inc. as defined in Section 1.1,  from 
which a Participant receives its participatory rights. 
 
“MLS Compilation” shall mean any format in which property listing data is collected and disseminated to 
the Participants, including, but not limited to, bound book, loose-leaf binder, computer database, 
photographs, card file, or any other format, for which MLS is deemed to hold copyright protection. 
 
“Participant” shall mean a REALTOR of an MLS member office, irrespective of where he holds primary 
membership who is a principal, partner, corporate officer or trustee of a real estate brokerage firm and holds 
a current, active, valid real estate broker’s license or current, active, valid appraiser’s license or certification.  
Whether or not specified, all references in these rules and regulations to terms such as “Listing Broker”, 
“Designated REALTOR”, “Principal Broker”, or “Cooperating Broker” shall be deemed to refer to the 
Participant whose office performs such function. 
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“Report” shall refer to the act of inputting the listing, changes, or other appropriate information into the 
computer or the mailing (verified by the postmark date) or faxing of the listing to the MLS office. 
 
“Sanction” shall refer to service charges, late fees, fines, suspension, expulsion, and such other punishments 
which may be imposed by the MLS Board of Directors. 
 
“Short Sale” as used in these rules, are defined as a transaction where title transfers, where the sale price is 
insufficient to pay the total of all liens and costs of sale and where the seller does not bring sufficient liquid 
assests to the closing to cure all deficiencies 
 
“Subscriber” shall include non-principals affiliated with Participants who hold a current, active, valid real 
estate broker’s license, a current, active, valid salesperson’s license, or a current, active, valid appraiser’s 
license or certification. 
 
“User” shall mean an employee of a Participant who is not licensed as a real estate broker, salesperson, or 
appraiser but has access to the data, including, but not limited to a secretary, office manager, or unlicensed 
personal assistant. 
 
SECTION 2:  MLS AUTHORITY AND AMENDMENTS 
 
Section 2.1  Board Authority:  The MLS Board of Directors has the following authority: 
 

(a) to adopt rules and regulations for the MLS and amendments to the same 
 

(b) to issue policy interpretations 
 

(c) to interpret rules and regulations in the event of a dispute 
 

(d) to establish service charges, including late fees 
 

(e) to establish fines, fees, charges, and sanctions for violation of these rules and regulations 
 

(f) to enforce these rules and regulations 
 
 
SECTION 3 – PARTICIPANT’S ELIBIGILITY AND RIGHTS 
 
Section 3.1  Participant’s and Subscriber’s Duties:     Participant understands and agrees that use of 
information developed by or published by Service is strictly limited to the activities authorized under a 
Participant’s license(s) and unauthorized uses are prohibited.  Further, none of the foregoing is intended to 
convey participation of any right of access to information developed by or published by the Service where 
access to such information is prohibited by law.   
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A. Participant’s Duties: A Participant must comply with the following requirements and terms of 
participation: 

1. Complete and deliver the MLS application forms with initial membership fee to the MLS 
2. Attend an orientation program before MLS  service commences and other educational programs  

 which the board of directors may require; 
3. Provide a business address, telephone number, email address, copy of license, and tax identification 

number (or last 4 digits of social security number) to the MLS before service commences and notify 
the MLS of any changes to this information as soon as practicable; 

4. Provide and maintain a current list of the names, real estate license numbers, business address, home 
address, and email address(es), if they exist, of any and all individuals who are affiliated with 
Participant and hold an active, valid, and current Rhode Island license as a real estate salesperson, 
broker, or appraiser. 

5. Abide by the MLS Rules and Regulations. 
6. Agree to arbitrate disputes with other Participants; 
7. Pay MLS dues, fees, fines, charges, and penalties in a timely manner. 

   
  B. Subscribers Duties: A Subscriber must comply with the following requirements and terms of 
participation: 

1. Attend an orientation program before MLS service commences. 
2. Abide by the MLS Rules and Regulations. 
 

Section 3.2 Payment of Account:  The MLS may assess period service charges.  Participants shall pay their 
accounts promptly when billed or the MLS may assess late fees and/or discontinue service.  If the MLS 
discontinues service for late payment, the MLS may assess a reinstatement charge and late fees, in addition 
to requiring the Participant pay the past due account in full before reinstating service. 
 
Section 3.3  Resignation:  Any Participant may resign from active participation by submitting a written 
letter of resignation giving thirty days’ notice to the MLS.  A Participant who resigns shall not be entitled to 
any refund of initial membership fee or any dues or charges.  If the Participant requests to be reinstated, the 
MLS may charge a reinstatement fee and require that the Participant attend an MLS orientation program  
prior to reinstatement. 
 
Section 3.4  Transfer:  Whenever the Participant disassociates himself from the firm from which 
participation in the Service is held, a new application including a transfer fee, from the REALTOR who is to 
become the Participant for that firm, must be completed within thirty (30) days of transfer of the date of 
disassociation or service shall be discontinued until the new Participant complies with this provision.   
 
SECTION 4  LISTING PROCEDURES 
 
Section 4.1  Listing Procedures:   A Report shall be made of listings of real property in conformity with 
one of the following categories, which are listed subject to a real estate broker’s license and located within 
the Jurisdiction of the MLS within the time specified except as otherwise provided in this section: 
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(a) Single family homes including mobile homes for sale or exchange 
(b) Two-family, three-family or four-family residential buildings for sale or exchange 
(c) Condominiums for sale or exchange 
(d) Vacant, residential land for sale or exchange 

 
The following listings of real property may be voluntarily submitted to the Service: 
 

(a) Commercial or industrial property for sale or exchange 
(b)  Residential properties of five (5) units or greater 
(c) Commercial land listings 
(d) Business only listings 
(e) Commercial lease listings 
(f) Any listing of any type described within this section, which is located outside the MLS’ jurisdiction,  
(g) REALTOR- owned property 
 

The Service may require the use of a Property Data Form as approved by the Service.  A listing taken on an 
approved form immediately comes under the Rules and Regulations of the Service upon signature of the 
seller; in the event property so listed is sold before filing with the Service, the listing and pending sale must 
be reported within the required time allowed. 
 
The Service shall not dictate the form of the listing agreement between the Participant and the seller except 
that any listing agreement submitted to the Service: 
 
(a)  Shall protect adequately the interest of the public and the Participants/Subscribers; 

 
(b)  Shall not establish, directly or indirectly, any contractual relationship between the Service and the client 

(buyer or seller); 
 
(c) Shall include a section indicating whether the seller authorizes the listing broker to submit his listing to 
the Service; 
 
 (d) Shall include a line indicating whether the seller authorizes his listing: 

1. To appear in the Internet Display (i.e. various local and national sites including IDX). 
2. To appear on public websites 
3. To appear with a photo(s) 
4. To allow a lockbox on the property 

 
(e) Shall disclose the compensation being offered to a selling broker   
 
(f) Shall meet the definition of an Exclusive Right to Sell Agreement or an Exclusive Right of Brokerage 
Agreement 
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If the listing broker is representing the seller as a designated client representative, the listing agreement shall 
comply with the following requirements of Rhode Island law in addition to the provisions of Section 4.1.  
The listing agreement shall: 
 

i. Include terms of compensation; 
 

ii. Describe all services and limitations on services to be performed by the principal broker and his or 
her affiliated licensees; 
 

iii. State that a principal broker may appoint one or more affiliated licensees to act as the designated 
client representative(s) for a seller or landlord and one or more affiliated licensees act as the 
designated client representative(s) for a buyer or tenant in the same transaction after a licensee has 
obtained consent from the client being represented; and 
 

iv. Be signed by all parties. 
 
(g)  Shall include a line regarding the authorization of the listing broker to disclosed the existence of offers 
in response to inquiries from cooperating brokers and buyers 
  
Limited Service listings shall be so noted by indicating “Y” in the Limited Service field. 
 
(h) Entry-Only listings shall be so noted by indicating “Y” in the “Entry-Only Listing” field and by 
including “EO” with the compensation offered in the compensation to selling broker and buyer’s broker. 
 

   
Section 4.2  Exempted/Non-MLS Listings:  If the seller refuses to permit the listing to be disseminated by 
the Service, but still enters into a contract, verbal or otherwise, with the listing licensee for the sale of their 
property, including broker–owned properties, the listing licensee shall file with the Service a Non-MLS 
Exempt Form,  signed  by the sellers no later than twenty-four hours, excluding state and federal holidays, 
of the effective date of the listing contract.  Cooperation with MLS member offices is still required. 
 
Any non-MLS listings that have sold during the year may be filed with the Service by inputting into the 
computer all the following information entered in  “remarks section”:  “Non MLS Listing – entered for sold 
purposes only”.  For sale by owner listings may be filed with the Service by inputting into the computer the 
following information in the “remarks section”, “Broker Assisted Sale– entered for sold purposes only”.  
Anyone who reports a Broker Assisted Sale must file with the Service the MLS-approved affidavit which is 
signed by both the Participant and the buyer. 
 
Section 4.3  Exclusions: Listings with exempted, named prospects shall be clearly distinguished by an “R” 
in the compensation field.    
 
Section 4.4  Submissions:  A Report of any listing taken in accordance with the above Section shall be 
made to the Service by the Participant, within twenty four hours,  excluding state and federal holidays, 
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following its effective date or the placement of a sign on the property;  However, if Participant advertises a 
property, excluding the placement of a sign, the property must be reported either as an MLS listing or a non-
MLS listing at the time the advertisement appears.  
 
Section 4.5 Joint Listings:  In the event that a Participant jointly lists a property with another Participant, 
only one data form shall be processed through the Service. The showing licensee field may be used to 
display the additional listing licensee. 
 
Section 4.6 Detail on Listings Filed with the Service:   A listing agreement or Property Data Form when 
filed with the service by the listing broker shall be complete in every detail which is ascertainable as 
specified on the Property Data Form.  Listing agreements, Property Data Forms, change forms, and any 
other forms used by the listing broker in conjunction with the Service shall be retained by the Participant 
and be made available to the Service upon request.  Public remarks shall describe only the physical traits of 
the property for sale and its vicinity and shall comply with all applicable federal, state, and local laws and 
regulations, including, but not limited to, fair housing laws. 
 
Section 4.7 Participant Responsible for Accuracy:  Each Participant is responsible for the accuracy of 
listing data.  In case of error, the Participant shall immediately make the correction in the computer or 
submit a change form to the MLS office so that the error can be corrected.  A Participant, Subscriber or 
User shall not make changes to MLS listing data so that it is misleading to other Participants.  The Service 
will not verify such information and disclaims any responsibility for its accuracy, however, the Service may 
correct the form of listing addresses to comply with applicable standards.  Each Participant agrees to hold 
the Service harmless against any liability arising  from any inaccuracy, inadequacy or inaccessibility  of the 
information and infringement of intellectual property rights such Participant, Subscriber or User provides.   
 
Section 4.8  Exempted/Non-Internet Data Exchange Listings:  If the seller refuses to permit the listing to 
be disseminated as part of the Internet Data Exchange Listing Database pursuant to Section 14, the 
Participant shall provide upon request, a copy of the listing agreement, which shall not be disseminated to 
other Participants.  
 
Section 4.9  Change of Status of Listing:  Participants shall notify the Service of any change in the 
property status, i.e: pending sale contract, cancellation of pending sale, closed sale, change in price or terms 
or withdrawal from the market.  A Report of any such change shall be made to the Service within 48 hours, 
excluding state and federal holidays, after the change is received by the Participant.  The seller’s signature 
must be obtained to Report a change in price, withdrawal, extension, and back on market (after expiration).  
In the event of a dispute involving a status change, the Service reserves the right to contact the seller 
directly in order to clarify any and all status changes. 
.   
Section 4.10 Temporarily Not Available for Showing, Withdrawal or Cancellation of Listing Prior to 
Expiration: Listings of property which are temporarily not available for showing, withdrawn or cancelled 
from the Service by the listing broker before the expiration date of the listing agreement shall be withdrawn  
provided a Report is made to the Service, including a copy of the agreement between the seller and the  
Participant  of the listing  firm which authorizes the withdrawal.  If, at the seller’s request, a property can 
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only be shown on a limited basis, (ie – certain times or days of the week), the times or dates must be noticed 
in the “showing instructions” field and the property may remain in the active status. 
  
Sellers do not have the unilateral right to require an MLS to withdraw a listing without the Participant’s 
concurrence. However, when a seller(s) can document that his exclusive relationship with the listing broker 
has been terminated or expired by providing documentation which has been signed by the listing firm’s 
Participant, including, but not limited to, a listing agreement or release, the Multiple Listing Service may 
elect to remove the listing at the request of the seller if the listing broker fails to produce satisfactory 
documentation to the contrary.  
 
Section 4.11 Contingencies Applicable to Listings: Any contingency or conditions of any term in a listing 
shall be specified and noticed to the Participants in the “remarks section” of the listing. 
 
Section 4.12 Listing Price Specified: The full gross listing price stated in the listing contract shall be 
included in the information published in the MLS compilation of current listings. 
 
Section 4.13 Seller Contact Listings: Any form of listing in which both the seller and listing Broker jointly 
agree to permit cooperating brokers permission to arrange showings or inspections or conduct negotiations 
directly with the seller shall be specified and noticed to the Participants and include the seller’s contact 
information in the “showing instructions field”.   All such listings shall be reported to MLS as either MLS 
Entry-Only Listings or Limited Service Listings as defined in Section 1.2. 
 
 
Section 4.14  Listing Multiple Properties: All properties which are to be sold or which may be sold 
separately must be indicated individually in the listing and on the property data form. When part of a listed 
property has been sold, proper notification shall be given to the Multiple Listing Service. 
 
Section 4.15 Auction Properties: All Auction properties shall be inputted into the computer with “Auction 
Property” noted in the “Remarks Section” of the listing.  Auction instructions, whether the auction has a 
reserve, and the amount of the reserve, if any, shall also be specified and noticed to the Participants in the 
“remarks section” of the listing. 
 
Section 4.16  No Control of Commission Rates or Fees Charged by Participants:  The Multiple Listing 
Service shall not fix, control, recommend, suggest, or maintain commission rates or fees for services to be 
rendered by Participants.  Further the Multiple Listing Service shall not fix, control, recommend, suggest, or 
maintain the division of commissions or fees between  cooperating Participants or between Participants and 
non-participants.    
 
Section 4.17 Expiration, Extension, and Renewal of Listings:  Listings filed with the Service shall bear a 
definite and final termination date, as negotiated between the listing broker and the seller.  Any listing filed 
with the Multiple Listing Service will automatically expire on the date specified in the agreement, unless 
renewed by the listing broker, signed by the seller, and a Report of renewal or extension is filed with the 
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Service prior to expiration. 
 
If notice of renewal or extension is dated after the expiration date of the original listing, then a status change 
form must be filled in with the new expiration date and the listing will be republished as a back on market 
listing. Any extension or renewal of a listing must be signed by the seller(s) and a Report shall be made and 
filed with the Service. 
 
Section 4.18  Listings of Suspended Participants: When a Participant of the Service is suspended from 
the MLS for failing to abide by a membership duty (i.e., violation of the Code of Ethics, Rhode Island 
Association of REALTORS or local REALTOR Board bylaws, MLS bylaws, MLS rules and regulations, or 
other membership obligation except failure to pay appropriate dues, fees, or charges), all listings currently 
filed with the MLS by the suspended Participant shall, at the Participant's option, be retained in the Service 
until sold, withdrawn or expired, and shall not be renewed or extended by the MLS beyond the termination 
date of the listing agreement in effect when the suspension became effective. If a Participant has been 
suspended from the Board or MLS for failure to pay appropriate dues, fees, or charges the Service is not 
obligated to provide MLS services, including continued inclusion of the suspended Participant's listings in 
the MLS compilation of current listing information. Prior to any removal of a suspended Participant's 
listings from the MLS, the suspended Participant shall be advised, in writing, of the intended removal so 
that the suspended Participant may advise his clients. 
 
Section 4.19  Listings of Expelled Participants: When a Participant of the Service is expelled from the 
MLS for failing to abide by a membership duty (i.e., violation of the Code of Ethics, Rhode Island 
Association of REALTORS or local REALTOR Board bylaws, MLS bylaws, MLS rules and regulations, or 
other membership obligations except failure to pay appropriate dues, fees, or charges), all listings currently 
filed with the MLS shall, at the expelled Participant's option, be retained in the Service until sold, 
withdrawn, or expired, and shall not be renewed or extended by the MLS beyond the termination date of the 
listing agreement in effect when the expulsion became effective. If a Participant has been expelled from the 
Board or MLS for failure to pay appropriate dues, fees, or charges,  the Service is not obligated to provide 
MLS services, including continued inclusion of the expelled Participant's listings in the MLS compilation of 
current listing information. Prior to any removal of an expelled Participant's listings from the MLS, the 
expelled Participant shall be advised, in writing, of the intended removal so that the expelled Participant 
may advise his clients. 
 
Section 4.20  Listings of Resigned Participants: When a Participant resigns from the MLS, the MLS is 
not obligated to provide services, including continued inclusion of the resigned Participant's listings in the 
MLS compilation of current listing information. Prior to any removal of a resigned Participant's listings 
from the MLS, the resigned Participant shall be advised, in writing, of the intended removal so that the 
resigned Participant may advise his clients. 
 
SECTION 5:  SELLING PROCEDURES 
 
Section 5.1 Showings and Negotiations: Appointments for showings and negotiations with the seller for 
the purchase of listed property filed with the Multiple Listing Service shall be conducted through the listing 
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broker, except when the listing broker and seller have entered into the type of listing that is described in 
section 4.13 or a Limited Service Listing Agreement which authorizes the cooperating broker to negotiate 
with the seller directly.   A listing broker shall make alternative arrangements to show a listed property that 
is equipped with a lockbox to any cooperating broker who does not have a lockbox key. 
 
Section 5.2 With all listings other than those described in section 4.13 - LSL – Limited Service listings,  
listing broker shall respond to cooperating brokers within twenty-four hours excluding state and federal 
holidays, after receipt of a written or verbal inquiry or request from a cooperating broker. 
 
Section 5.3 Presentation of Offers: The listing broker must make arrangements to present the offer within 
twenty four-hours, excluding federal and state holidays, or give the cooperating broker a satisfactory reason 
in writing for not doing so.  
 
Section 5.4 Submission of Written Offers: The listing broker shall submit to the seller all written offers 
until closing unless precluded by law, government rule, regulations, or agreed otherwise in writing between 
the seller and the listing broker.  Unless the subsequent offer is contingent upon the termination of an 
existing contract, the listing broker shall recommend that the seller obtain the advice of legal counsel prior 
to acceptance of the subsequent offer. 
 
Section 5.5  Right of Cooperating Broker in Presentation of Offer: The cooperating broker or his 
representative has the right to participate in the presentation to the seller of any offer he secures to purchase.  
He does not have the right to be present at any discussion or evaluation of that offer by the seller and the 
listing broker.  However, if the seller gives written instructions to the listing broker that the cooperating 
broker not be present when an offer the cooperating broker secured is presented, the cooperating broker has 
the right to a copy of the seller's written instructions.  None of the foregoing diminishes the listing broker's 
right to control the establishment of appointments for such presentations.  
 
Section 5.6 Right of Listing Broker in Presentation of Counter-Offer: The listing broker or his 
representative has the right to participate in the presentation of any written counter-offer made by the seller. 
He does not have the right to be present at any discussion or evaluation of a counter-offer by the purchaser . 
However, if the purchaser gives written instructions to the cooperating broker that the listing broker not be 
present when a counter-offer is presented, the listing broker has the right to a copy of the purchaser's written 
instructions.  None of the foregoing diminishes the listing broker's right to control the establishment of 
appointments for such presentations.  
 
Section 5.7 Reporting Pending Sales:  When a purchase and sales agreement has been executed by all 
parties, a Report of the pending sale shall be made to the Service within forty-eight hours, excluding state 
and federal holidays and shall include pending date, cooperating licensee and cooperating office.  

 
(a)  Active/Pending with Back-up Listings (AP) 
This designation shall be used when a purchase and sale agreement has been signed, subject to 
meeting certain contingency conditions, i.e. mortgage contingency, inspection contingency, the 
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property is active, and the seller wishes to solicit back-up offers due to the uncertainty of the 
transaction.  The property shall be available for showing. 
 
(b)  Active/Hubbard (AH) 
This designation shall be used when a purchase and sale agreement has been signed, subject to a 
condition precedent of the buyer first closing on another property, which he has listed for sale, 
from which sale the proceeds would be used for financing the current sale, the property is active, 
available for showing, and the seller wishes to solicit back-up offers.  An example of this type is 
a “Kick-out/Hubbard Clause” listing, whereby a buyer is given a specified amount of time to 
remove the contingency upon the seller’s receipt of an acceptable offer from another potential 
buyer. The property shall be available for showing. 

 
(c) Active – Pending Short Sale Approval (AS) 

   Signed purchase and sales agreement has been signed, subject to lender approval for short sale. 
 

(d) Active – Offer Accepted pending fully executed P&S agreement – (AO) 
Bank owned property – Offer has been submitted and accepted by lender/seller – waiting for all 
signatures on purchase and sales agreement. 

 
(e)  Pending (PND)  This designation shall be used when a purchase and sales agreement has 
been signed, subject to meeting certain contingency conditions.   This designation signifies that 
the property is neither active nor available for showing. 
 

Section 5.8  Reporting Closed Sales:  When the sale of a listed property has closed, a Report shall be made 
to the Service with closing sale price and terms within forty-eight hours, excluding state and federal 
holidays. 
 
Section 5.9  Reporting Cancellation of Sale:  With the cancellation of any sale, the listing shall be  
reinstated and a Report shall be made to the Service with forty-eight hours, excluding state and federal  
holidays, if the listing agreement has not expired. 
   
Section 5.10 Participant as Purchaser:  If a Participant or Subscriber wishes to acquire an interest in 
property listed with another Participant, such contemplated interest shall be disclosed, in writing, to the 
listing broker prior to the time that an offer to purchase is submitted to the listing broker. 
 
Section 5.11—Participant as Principal: If a Participant or Subscriber has any ownership interest in a 
property, the listing of which is to be disseminated through the Multiple Listing Service, that person shall 
disclose his interest in the appropriate field when the listing is filed with the Multiple Listing Service and 
such information shall be disseminated to all Multiple Listing Service Participants. 
  
Section 5.12—Refusal to Sell: If the seller of any listed property filed with the Multiple Listing Service 
refuses to accept a written offer satisfying the terms and conditions stated in the listing, this shall be noted in 
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the “Remarks” section. 
 
Section 5.13 Reporting Resolutions of Contingencies: A report shall be filed with the Service within 
forty-eight hours that a contingency on file with the Service has been fulfilled or renewed or the agreement 
cancelled by so noting in the “Remarks” section. 
 
SECTION 6:  ADVERTISING 
 
Section 6.1 Information for Participants Only: Any listing filed with the Service shall not be made 
available to any broker or firm which is not a Participant or Subscriber of the MLS without the prior consent 
of the Service. All MLS Compilations are confidential, and the statistical and listing information therein is 
not to be made available to anyone other than Participants or Subscribers without the prior consent of the 
Service.  The Service reserves the exclusive authority for the releasing of aggregated MLS statistics, 
listings, and physical depictions described in Section 6.4 to the media and the public. 
 
Section 6.2 "For Sale" Signs: Only the "For Sale" sign of the listing broker may be placed on a property.  
 
Section 6.3 "Sold" Signs: Prior to closing, only the "Sold" sign of the listing broker may be placed 
on a property, unless the listing broker authorizes the cooperating (selling) broker to post such a sign.  
 
Section 6.4  Physical Depictions Submitted to the Service:  Physical depictions of listed property, 
including, but not limited to, photographs, digital images, and sketches, which are submitted to the Service 
shall  depict only the property for sale and its amenities and shall not include marketing or promotional 
messages made on behalf of the listing broker or seller. Such depictions shall become the intellectual 
property of the Service pursuant to Section 11.1.   Any image(s), submitted to MLS, including virtual tours  
shall not be of an inappropriate or indecent nature. 
 
Section 6.5 Solicitation of Listing Filed with the Service: Participants shall not solicit a listing on 
property filed with the Service unless such solicitation is consistent with Article 16 of the REALTORS®' 
Code of Ethics, its Standards of Practice, and its Case Interpretations and Rhode Island real estate license 
law. 
 
Section 6.6 Advertising of Listing Filed with the Service: A listing shall not be advertised or distributed 
by any Participant or Subscriber other than the listing broker without inclusion of the listing company name 
and the prior consent of the listing broker except as provided in Section 14 Internet Data Exchange. 
 
SECTION 7 – DIVISION OF COMMISSIONS 
 
Section 7.1 Compensation Specified on Each Listing: When reporting a listing to the MLS, the 
Participant is making blanket unilateral offers of compensation to the other MLS Participants, and shall 
therefore specify on each listing filed with the Service, the compensation being offered to the other MLS 
Participants. MLS will not accept any listing for which compensation to cooperating brokers is offered by a 
property owner or other non-Participant. The listing broker retains the right to determine the amount of 
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compensation offered to other Participants.  The listing broker shall specify, on each listing filed with the 
Multiple Listing Service, the compensation offered to other Multiple Listing Service Participants for their 
services in the sale of such listing with sellers’ authorization.  Specifying the compensation on each listing 
is necessary, because the cooperating broker has the right to know what his compensation shall be prior to 
his endeavor to sell.  The Multiple Listing Service shall not fix, control, recommend, suggest, or maintain 
commission rates or fees for services to be rendered by Participants. Further, the Multiple Listing Service 
shall not fix, control, recommend, suggest, or maintain the division of commissions or fees between 
cooperating Participants or between Participants and non-Participants. Such offers are unconditional except 
that entitlement to compensation is determined by the cooperating broker's performance as the procuring 
cause of the sale (or lease) or as otherwise provided for in this rule. The listing broker's obligation to 
compensate any cooperating broker as the procuring cause of the sale may be excused if it is determined 
through arbitration that, through no fault of the listing broker and in the exercise of good faith and 
reasonable care, it was impossible or financially unfeasible for the listing broker to collect a commission 
pursuant to the listing agreement. In such instances, entitlement to cooperative compensation offered 
through MLS would be a question to be determined by an arbitration hearing panel based on all relevant 
facts and circumstances including, but not limited to, why it was impossible or financially unfeasible for the 
listing broker to collect some or all of the commission established in the listing agreement; at what point in 
the transaction did the listing broker know (or should have known) that some or all of the commission 
established in the listing agreement might not be paid; and how promptly had the listing broker 
communicated to cooperating brokers that the commission established in the listing agreement might not be 
paid.  
 
Section 7.2  Form of  Compensation:  The compensation specified on listings filed with the Multiple 
Listing Service shall appear in one of two forms. The information to be published shall clearly inform the 
Participants as to the compensation they will receive in cooperative transactions, unless advised otherwise 
by the listing broker, in writing in advance of producing an offer to purchase.  The compensation specified 
on listings published by the MLS shall be shown in one of the following forms.  
 
1. by showing a percentage of the gross selling price 
 
2. by showing a definite dollar amount 
 
Section 7.3  Deductions:  If the listing broker intends to make any deductions, including, but not limited to, 
a home warranty, MLS fee, photo fee, or sharing of a referral fee from the compensation, it must be 
expressed clearly by denoting a specific dollar amount or percentage in the compensations fields. 
 
Section 7.4  Concessions/Net  Sales:   A listing broker who plans to base a co-broke commission on the 
sales price excluding seller concessions shall input the listing with a Net Sales (NS) designation in the 
compensation fields.  
 
If a gross commission established in a listing contract is subject to court approval; and that compensation 
payable to cooperating brokers may be reduced if the gross commission established in the listing contract is 
reduced by a court.  In such instances, the fact that the gross commission is subject to court approval and 
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either the potential reduction in compensation payable to cooperating brokers or the method by which the 
potential reduction in compensation will be calculated must be clearly communicated to potential 
cooperating brokers prior to the time they produce an offer that ultimately results in a successful transaction. 
However, if concession costs are to be deducted and a dollar amount or percentage is impossible to 
determine at the time of listing, then the listing broker must define the term “concession” in regards to that 
particular listing, in the “showing instructions” field and make it clear to the cooperating broker what their 
compensation will be based on. 
 
Section 7.5  Disclosing Potential Short Sales:  Participants may, but are not required to, disclose potential 
short sales to other Participants and Subscribers.  When disclosed, participants may, at their discretion, 
advise other Participants whether and how any reduction in the gross commission established in the listing 
contract, required by the lender as a condition of approving the sale will be apportioned between listing and 
cooperating Participants. 
 
Section 7.6  Alternative Compensation:  A listing broker may offer any Participant compensation other 
than the compensation indicated on any listing published by the MLS provided that the listing broker 
informs the other broker in writing in advance of his producing an offer to purchase and provided that the 
modification in the specified compensation is not the result of any agreement among all or any other 
Participants or Subscribers in the Service.  Any superseding offer of compensation must be expressed as 
either a percentage of the gross sales price or as a flat dollar amount.  
 
Section 7.7 Nondisclosure:  The MLS shall not have a rule requiring the listing broker to disclose the 
amount of total negotiated commission in his listing contract nor shall the MLS publish the total negotiated 
commission on a listing which has been submitted to the MLS by a Participant. The MLS shall not disclose 
in any way the total commission negotiated between the seller and the listing broker. 
 
Section 7.8  Changes in Compensation:  The listing broker may, from time to time, adjust the 
compensation offered to other Multiple Listing Service Participants for their services with respect to any 
listing by notice in accordance with Section 7.2. 
 
Section 7.9  Compensation for Non-MLS Participants:  The compensation offered in the MLS is 
intended for Participants only.   Therefore, a listing broker has the sole ability to determine the amount of 
compensation, if any, which he will offer to a non-Participant.  MLS shall make no rule on the division of 
commissions between Participants and non-Participants. 
 
Section 7.10 —Dual or Variable Rate Commission Arrangements: The existence of a dual or variable 
rate commission arrangement (i.e., one in which the seller agrees to pay a specified commission if the 
property is sold by the listing broker without assistance and a different commission if the sale results 
through the efforts of a cooperating broker) shall be disclosed by the listing broker by including a “V” in the 
compensation field with the compensation amount offered. The listing broker shall, in response to inquiries 
from potential cooperating brokers, disclose the differential that would result in either a cooperative 
transaction or, alternatively, in a sale that results through the efforts of the seller. The cooperating broker 
must disclose such information to his client before the client makes an offer to purchase.  
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SECTION 8 COMPLIANCE WITH RULES 
 
Section 8.1 Compliance with Rules: The MLS may take the following action for noncompliance with the 
rules: 

(a) If a Participant fails to pay any service charge, late charge, fine or fee under the terms 
established by the MLS, as of the date due, the MLS may suspend  service until the 
Participant pays his account in full.  The MLS may also impose other obligations on the 
Participant before the MLS will restore service. 

(b) The provisions of Section 9 shall apply for failure to comply with any other rule. 
 

Section 8.2—Applicability of Rules to Users and/or Subscribers:  Subscribers and others authorized to 
have access to information published by the MLS are subject to these rules and regulations and may be 
disciplined for violations thereof by virtue of this access.    
 
Further, failure of any Subscriber or User to abide by the rules and/or any sanction imposed for violations 
thereof can subject the Participant to the same or other discipline, regardless of whether such User or 
Subscriber has signed an agreement with the MLS.  
 
SECTION 9   ENFORCEMENT OF RULES AND REGULATIONS 
 
Section 9.1 Consideration of Alleged Violations: The Board of Directors shall give consideration to all 
written complaints which pertain to violations of the rules and regulations.  
 
Section 9.2 Violations of Rules and Regulations: If the alleged offense is a violation of the rules and 
regulations of the Service and does not involve a charge of alleged unethical conduct or request for 
arbitration, it may be administratively considered and determined by the Board of Directors of the Service, 
and if a violation is determined, the Board of Directors may direct the imposition of sanction, provided the 
recipient of such sanction may request a hearing before the Professional Standards Committee of the 
Board/Association through which the MLS Participant obtained his MLS participatory rights within twenty 
(20) days following receipt of the Directors' decision.  The Professional Standards Committee may impose 
sanctions, including, but not limited to suspension or expulsion from membership and such other remedies 
which are authorized by the “National Association of REALTORS Code of Ethics and Arbitration Manual”.  
 
Section 9.3 Complaints of Unethical Conduct: All  complaints of unethical conduct shall be  
referred by the MLS Board of Directors to the local Board of REALTORS® for appropriate action in 
accordance with the professional standards procedures established in the Board's bylaws.  
 
SECTION 10 CONFIDENTIALITY OF MLS INFORMATION 
 
Section 10.1  Confidentiality of MLS Information: Any information provided by the Multiple Listing 
Service to the Participants shall be considered official information of the Service. Such information shall be 
considered confidential and exclusively for the use of Participants, Subscribers, and Users with prior 
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consent of Service or as provided in 12.3.  
 
Section 10.2  Access to Comparable and Statistical Information:  Board members who are actively 
engaged in real estate brokerage, management, mortgage financing, appraising, land development, or 
building, but who do not participate in the MLS, are nonetheless entitled to receive by purchase or lease all 
information other than current listing information that is generated wholly or in part by the MLS, including 
“comparable” information, “sold” information, and statistical reports.  This information is provided for the 
exclusive use of Board members and individuals affiliated with Board members who are also engaged in the 
real estate business and may not be transmitted, retransmitted, or provided in any manner to any 
unauthorized individual, office, or firm, except as otherwise provided in these rules and regulations.   
 
Section 10.3  Prohibited Use of MLS Data -  Any data derived from the Service that a Participant, 
Subscriber or User accesses from a personal computer or other computer system or manually assembles 
may not be reproduced or transmitted in any form to any individual or entity for compensation, regardless of 
whether the intended purchase or entity is a Participant, Subscriber, or User without written authorization of 
the Service;  provided, however, such data may be used 
  

a. in a written appraisal report or comparable market analysis (CMA) which is prepared by a 
Participant, Subscriber or User or 

 
b.   if the data, including, but not limited to, “sold” information is available from a public source. 

 
SECTION 11 OWNERSHIP OF MLS COMPILATIONS AND COPYRIGHTS 
  
Section 11.1  Physical Depiction Copyrighted  By the act of submitting any physical depiction of a 
property as described in Section 6.4 to the MLS, the Participant represents that he has been authorized to 
grant and also thereby does grant authority for the Service to include the property listing data in its 
copyrighted MLS Compilation and also in any statistical report on comparables. 
 
Section 11.2 Vested Rights,  All right, title, and interest in each copy of every Multiple Listing 
Compilation created and copyrighted by the MLS and in the copyrights therein, shall at all times remain 
vested in MLS. 
 
Section 11.3 Lessee’s Right to Use MLS Compilation Each Participant or Subscriber shall be entitled to 
lease from the Service a number of copies of each MLS Compilation sufficient to provide the Participant or 
Subscriber and each person affiliated as a licensee with one copy of such  MLS Compilation.  The 
Participant or Subscriber shall pay for each such copy, the rental fee set by the MLS.  Participants or 
Subscribers shall acquire by such lease only the right to use the MLS Compilations in accordance with these 
rules.   
 
SECTION 12 USE OF COPYRIGHTED MLS COMPILATION 
 
Section 12.1 Distribution: Participants shall, at all times, maintain control over and responsibility for each 
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copy of any MLS book leased to them by the MLS, and shall not distribute any such copies or provide 
access or authorization to the MLS Compilation, including, but not limited to sharing passwords, forms, 
software and other products and services, to third parties other than Subscribers or Users. Use of 
information developed by or published by a Board Multiple Listing Service is strictly limited to the 
activities authorized under a Participant’s  or Subscriber’s license(s) or certification, and unauthorized uses 
are prohibited. Further, none of the foregoing is intended to convey "Participation" or "Membership" or any 
right of access to information developed or published by the MLS where access to such information is 
prohibited by law.  
 
Section 12.2 Display:  Participants or Subscribers shall be permitted to display the MLS compilation to 
prospective purchasers or sellers only in conjunction with their ordinary business activities. 
 
Section 12.3 Limitations on Use of MLS Information:   (a) Information from MLS Compilations of 
current listing information, from statistical reports, or from any sold or comparable report of the MLS for 
public mass-media advertising by Participants as the basis for aggregated demonstrations of market share or 
comparisons of firms in public mass media advertising or in other public representations may not be 
prohibited.   However, any print or non-print forms of advertising or other forms of public representations 
based in whole or in part on information supplied by the MLS must clearly demonstrate the period of time 
over which such claims are based and must include the following, or substantially similar, notice:  
“This representation is based in whole or in part on data supplied by the State-Wide Multiple Listing 
Service.  The MLS does not guarantee and is not in any way responsible for its accuracy .  Data maintained 
by the MLS may not reflect all real estate activity in the market.  Based on information from Statewide 
Multiple Listing Service, Inc. for the period of (date) through (date).”  
 

• The publication of “sold information” from the MLS of a property that was listed by another 
Participant for public mass-media advertising (unsolicited) by Participants may not be prohibited 
provided that the following conditions are met: (however, nothing shall prevent a Participant 
from advertising their own properties.) 

(i)  The information is available from a public source.  
(ii), The advertising shall not display “days on market” or previous listing prices of 
individual properties.  
(iii)  Any print or non-print forms of advertising or other forms of public representations 
about another Participant’s listing supplied by the MLS must include the following, or 
substantially similar, notice:  

 
“This information is based in whole or in part on data supplied by the State-Wide Multiple Listing 
Service.  The MLS does not guarantee and is not in any way responsible for its accuracy.  These 
properties may have been sold by other real estate companies.  Data maintained by the MLS may not 
reflect all real estate activity in the market.  Data is based on information from StateWide Multiple 
Listing Service, Inc. for the period of (date) through (date).” 
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 Section 12.4 Web Sites That Display Listing Data:  Any web site that displays IDX listings must be 
under the control of the Participant; provided, however, that Subscribers may display non-IDX listings on 
their web sites. 
 
Section 12.5 MLS Not Responsible for Accuracy of Information: The information published and 
disseminated by the Service is communicated verbatim, without change by the Service, as filed with the 
Service by the Participant. The Service does not verify such information provided and disclaims any 
responsibility for its accuracy. Each Participant agrees to hold the Service harmless against any liability 
arising from any inaccuracy or inadequacy of the information such Participant provides. 
 
 
SECTION 13  LOCKBOX PARTICIPATION 
 
Section 13.1 Universal Lockbox Participation:  All Participants and Subscribers have the right to use the 
MLS Lockbox System by agreeing to abide by the contractual agreements and policies and procedures of 
the lockbox system. 
 
 
SECTION 14  INTERNET DATA EXCHANGE  (IDX) 
 
Section 14 – IDX Defined:   IDX affords MLS Participants the option of authorizing display of their active 
listings on other participant’s Internet websites. 
 
Section 14.1 A Participant may republish all or a portion of the Internet Data Exchange Database on the 
Internet in accordance with the following provisions and in keeping with any policies that the MLS may 
adopt from time to time. A non‐principal broker or sales licensee (Subscriber) affiliated with a 
Participant may, with his or her Participant’s consent, operate an IDX website. Any IDX website of a 
non‐principal broker or sales licensee is subject to the Participant’s oversight, supervision, and 
accountability. Unless expressly contravened by the provisions of this section, all other Rules and 
Regulations remain in full force and effort. 
 
Section 14.2 Authorization – Participants’ consent for display of their active listings by other 
participants pursuant to these Rules and Regulations is presumed unless a participant affirmatively 
notifies the MLS that the Participant refuses to permit display (either on a blanket or on a listing‐by listing 
basis). If a Participant refuses on a blanket basis to permit the display of that Participant’s listings, 
that Participant may not download or frame the aggregated MLS data of other Participants. Even where 
Participants have given blanket authority for other Participants to display their listings on IDX sites, such 
consent may be withdrawn on a listing‐by‐listing basis as instructed by the seller(s). 
 
Section 14.3 Participation ‐ Participation in IDX is available to all MLS Participants who consent to 
display of their listings by other Participants. 
 

(a) An Internet republication of another Participant’s listing shall contain only those fields of data 
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designated by the MLS for this purpose. A Participant or Subscriber may display fewer fields if it 
chooses; provided, however, that the Participant or Subscriber displays the following mandatory 
fields: 
• municipality name 
• property type 
• MLS listing number 
• listing price 
• MLS‐approved IDX logo 
• Listing firm name, with the qualifier “Listed By: (firm name)” in a display such as would not 

deceive or mislead the average consumer to believe that the listing belongs to another firm. 
 

(b) Participants and Subscribers must refresh all MLS downloads and refresh all MLS data at least 
once every seven (7) days and must display the date of the most recent update on the web site. 

 
(c) A Participant or Subscriber shall not modify or manipulate the data which relates to another 
Participant’s listing. This prohibition relates only to the data itself and not to the physical design of 
the web site. 

 
(d) The MLS‐approved icon and such written explanation of the IDX Policy as the MLS requires 
must appear on the first page where any listing data is displayed. 

 
(e) Any property display which identifies another Participant’s listing in a brief or “thumbnail” 
format shall bear the MLS‐approved thumbnail icon immediately adjacent to the property 
information. 

 
(f) A thumbnail display of another Participant’s listing may not include any contact information 
and/or branding of the Participant who owns the web site, any of its affiliated licensees, or any third 
party. 

 
(g) A property display which produces a detailed display of another Participant’s listing shall bear 
that Participant’s office name, the MLS‐approved icon, and the MLS‐approved copyright notice 
immediately following the property information. The Participant’s office name should be displayed 
using a font color and size equal to that which is used to display the listing data. 

 
(h) A detailed display of another Participant’s listing shall not include any branding of the 
Participant or Subscriber who owns the web site, Participants, Subscribers, Users, or any third party 
within the body or rectangular space whose borders are delimited by the utmost extent in each 
direction of the listing text and photo data. 

 
(i) Any result identifying a listing from the IDX database shall include the following disclaimer 
“Information deemed reliable but not guaranteed.” 

 
(j) Any Internet web site used for the publication of the MLS and/or IDX data or any portion thereof 
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must be controlled by a Participant and advertised as that Participant’s or Subscriber’s Internet web 
site.  Although the use of outsourced technology vendors for site development and operating 
purposes is permitted, branding of the Participant’s or Subscriber’s site must be at least as large as 
the largest type size and logo/images used by the vendor to display their own company information. 

 
(k) A Participant or Subscriber who displays the Internet Data Exchange Database or any portion 
thereof shall make reasonable efforts to avoid “scraping” or capturing of the data by third parties or 
displaying of that data on any other web site. “Reasonable efforts” shall include, but not be limited 
to: 

 
1.Monitoring the web site for signs that a third party is “scraping” data, and; 

 
2. Prominently posting notice on the Participant’s or Subscriber’s web site that any use 
of search facilities of data on the site other than by a consumer seeking to purchase 
real estate is prohibited. If a Participant or Subscriber suspects “scraping” of the data has 
occurred, he shall report his suspicion and provide any and all evidence to the MLS 
immediately for investigation and action. A Participant or Subscriber shall make changes to 
an Internet site necessary to cure a violation of the MLS Rules and Regulations within five 
business days of notice, excluding state and federal holidays, from MLS of the violation 
during which time MLS access may be denied, and after which MLS access may be 
terminated. 
 

(l) Except as provided in these rules, an IDX site or a Participant or Subscriber operating an IDX site 
may not distribute, provide, or make any portion of the MLS database available to any person or 
entity. 
 
(m) Any non‐MLS listing of which there is written consent of the seller(s) can be co‐mingled with 
the IDX listings on the Participant’s or Subscriber Internet web site, but must be denoted by using 
the MLS approved “non‐MLS listing” icon and disclaimer. 
 
(n) Any Participant or Subscriber who uses a third party to develop/design its web site shall include 
the MLS‐mandated provisions in a written agreement with that third party. 
 
(o) When displaying listing content, a Participant’s or Subscriber’s site must clearly identify the 
name of the brokerage firm under which they operate in a readily visible color and typeface. 
 
(p) Participants and their Subscribers must notify the MLS of their intention to establish an IDX site 
and make their IDX site directly accessible to the MLS for purposes of monitoring /ensuring 
compliance with applicable rules and policies. 
 
(q) Any Participant that has registered with MLS their intention to opt‐out all their listings from the 
IDX program is prohibited from displaying IDX data or any portion thereof on their web site or the 
sites of their Subscribers. 



 21

 
(r) A thumbnail display may only include the following: text data about the listing property, a photo 
of the listing property, the logo of the listing broker, the MLS‐approved logo, and “buttons” 
providing links for other information. 
 
(s) Display of expired and withdrawn listings is prohibited. Display of pending and sold listings is 
permitted if the listing or cooperating licensee/office participated in that transaction. Display must 
include the listing office name. 
 
(t) Listings or property addresses of sellers who have directed their listing brokers to withhold their 
listing or property address from display on the Internet (including but not limited to 
publicly‐accessible websites or VOWs) shall not be accessible via IDX sites. 
 
(u) Participants and Subscribers may exclude listings from display on their IDX sites based only on 
objective criteria including, but not limited to, factors such as geography, list price, type of property, 
or cooperative compensation offered by listing brokers. 

 
SECTION 15 – VIRTUAL OFFICE WEBSITES (VOW) 
 
Section 15.1 VOW Defined: 

(a): A Virtual Office Website (“VOW”) is a Participant’s Internet website, or a feature of a 
Participant’s website, through which the Participant is capable of providing real estate brokerage 
services to consumers with whom the Participant has first established a broker‐consumer 
relationship (as defined by state law) where the consumer has the opportunity to search MLS Listing 
Information, subject to the Participant’s oversight, supervision, and accountability. A non‐principal 
broker or sales licensee affiliated with a Participant may, with his or her Participant’s consent, 
operate a VOW. Any VOW of a non‐principal broker or sales licensee is subject to the Participant’s 
oversight, supervision, and accountability. 
 
(b) As used in Section 15 of these Rules, the term “Participant” includes a Participant’s affiliated 
nonprincipal brokers and sales licensees – except when the term is used in the phrases “Participant’s 
consent” and “Participant’s oversight, supervision, and accountability”. References to “VOW” and 
“VOWs” include all VOWs, whether operated by a Participant, by a non‐principal broker or sales 
licensee, or by an Affiliated VOW Partner (“AVP”) on behalf of a Participant. 
 
(c) “Affiliated VOW Partner” (“AVP”) refers to an entity or person designated by a Participant to 

operate a VOW on behalf of the Participant, subject to the Participant’s supervision, 
accountability and compliance with the VOW Policy. No AVP has independent participation 
rights in the MLS by virtue of its right to receive information on behalf of a Participant. No AVP 
has the right to use MLS Listing Information except in connection with operation of a VOW on 
behalf of one or more Participants.  Access by an AVP to MLS Listing Information is derivative 
of the rights of the Participant on whose behalf the AVP operates a VOW. 
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(d) As used in Section 15 of these Rules, the term “MLS Listing Information” refers to active listing 
information and sold data provided by Participants to the MLS and aggregated and distributed by the 
MLS to Participants. 
 

Section 15.2 (a): The right of a Participant’s VOW to display MLS Listing Information is limited to that 
supplied by the MLS(s) in which the Participant has participatory rights. However, a Participant with 
offices participating in different MLSs may operate a master website with links to the VOWs of the 
other offices. 
 
(b) Subject to the provisions of the VOW Policy and these Rules, a Participant’s VOW, including 
any VOW operated on behalf of a Participant by an AVP, may provide other features, information, 
or functions, e.g. Internet Data Exchange (“IDX”). 
 
(c) Except as otherwise provided in the VOW Policy or in these Rules, a Participant need not obtain 
separate permission from other MLS Participants whose listings will be displayed on the 
Participant’s VOW. 
 

Section 15.3 (a): Before permitting any consumer to search for or retrieve any MLS Listing Information 
on his or her VOW, the Participant must take each of the following steps: 

 
(i) The Participant must first establish with that consumer a lawful broker‐consumer 
relationship (as defined by state law), including completion of all actions required by state 
law in connection with providing real estate brokerage services to clients and customers 
(hereinafter “Registrants”). Such actions shall include, but are not limited to, satisfying all 
applicable agency, non‐agency, and other disclosure obligations, and execution of any 
required agreements. 
 
(ii) The Participant must obtain the name of, and a valid email address for, each Registrant. 
The Participant must send an email to the address provided by the Registrant confirming that 
the Registrant has agreed to the Terms of Use (described in subsection (d) below). The 
Participant must verify that the email address provided by the Registrant is valid and that the 
Registrant has agreed to the Terms of Use. 
 
(iii) The Participant must require each Registrant to have a user name and a password, the 
combination of which is different from those of all other Registrants on the VOW. The 
Participant may, at his or her option, supply the user name and password or may allow the 
Registrant to establish its user name and password. The Participant must also assure that any 
email address is associated with only one user name and password. 
 

(b) The Participant must assure that each Registrant’s password expires on a date certain but may 
provide for renewal of the password. The Participant must at all times maintain a record of the name, 
email address, user name, and current password of each Registrant. The Participant must keep such 
records for not less than 180 days after the expiration of the validity of the Registrant’s password. 
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(c) If the MLS has reason to believe that a Participant’s VOW has caused or permitted a breach in 
the security of MLS Listing Information or a violation of MLS rules, the Participant shall, upon 
request of the MLS, provide the name, email address, user name, and current password, of any 
Registrant suspected of involvement in the breach or violation. The Participant shall also, if 
requested by the MLS, provide an audit trail of activity by any such Registrant. 
 
(d) The Participant shall require each Registrant to review, and affirmatively to express agreement 
(by mouse click or otherwise) to, a “Terms of Use” provision that provides at least the following: 
 

(i). That the Registrant acknowledges entering into a lawful consumer‐broker relationship 
with the Participant; 
 
(ii). That all information obtained by the Registrant from the VOW is intended only for the 
Registrant’s personal, non‐commercial use; 
 
(iii). That the Registrant has a bona fide interest in the purchase, sale, or lease of real estate 
of the type being offered through the VOW; 
 
(iv). That the Registrant will not copy, redistribute, or retransmit any of the information 
provided except in connection with the Registrant’s consideration of the purchase or sale of 
an individual property; 
 
 (v). That the Registrant acknowledges the MLS’s ownership of, and the validity of the 
MLS’s copyright in, the MLS database. 
 

(e) The Terms of Use Agreement may not impose a financial obligation on the Registrant or create 
any representation agreement between the Registrant and the Participant. Any agreement entered 
into at any time between the Participant and Registrant imposing a financial obligation on the 
Registrant or creating representation of the Registrant by the Participant must be established 
separately from the Terms of Use, must be prominently labeled as such, and may not be accepted 
solely by mouse click. 
 
(f) The Terms of Use Agreement shall also expressly authorize the MLS, and other MLS 
Participants or their duly authorized representatives, to access the VOW for the purposes of 
verifying compliance with MLS rules and monitoring display of Participants’ listings by the VOW. 
The Agreement may also include such other provisions as may be agreed to between the Participant 
and the Registrant. 
 

Section 15.4: A Participant’s VOW must prominently display an e‐mail address, telephone number, or 
specific identification of another mode of communication (e.g., live chat) by which a consumer can 
contact the Participant to ask questions, or get more information, about any property displayed on the 
VOW. The Participant, or a non‐principal broker or sales licensee licensed with the Participant, must be 
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willing and able to respond knowledgeably to inquiries from Registrants about properties within the 
market area served by that Participant and displayed on the VOW. 
 
Section 15.5: A Participant’s VOW must employ reasonable efforts to monitor for, and prevent, 
misappropriation, “scraping”, and other unauthorized use of MLS Listing Information. A Participant’s 
VOW shall utilize appropriate security protection such as firewalls as long as this requirement does not 
impose security obligations greater than those employed concurrently by the MLS. 
 
Section 15.6 (a): A Participant’s VOW shall not display listings or property addresses of any seller who 

has affirmatively directed the listing broker to withhold the seller’s listing or property address from 
display on the Internet. The listing broker shall communicate to the MLS that the seller has elected 
not to permit display of the listing or property address on the Internet. Notwithstanding the 
foregoing, a Participant who operates a VOW may provide to consumers via other delivery 
mechanisms, such as email, fax, or otherwise, the listings of sellers who have determined not to have 
the listing for their property displayed on the Internet. 
 
(b) A Participant who lists a property for a seller who has elected not to have the property listing or 
the property address displayed on the Internet shall cause the seller to execute a document that 
includes the following (or a substantially similar) provision: 
 
Seller Opt‐Out Form 
1. Please check either Option a or Option b 

a. [ ] I have advised my broker or sales agent that I do not want the listed property to 
be displayed on the Internet. 

(OR) 
b. [ ] I have advised my broker or sales agent that I do not want the address of the 
listed property to be displayed on the Internet. 

2. I understand and acknowledge that, if I have selected option a, consumers who conduct 
searches for listings on the Internet will not see information about the listed property in 
response to their search. 
__________ 
Initials of Seller 

(c) The Participant shall retain such forms for at least one year from the date they are signed, 
or one year from the date the listing goes off the market, whichever is greater. 

 
Section 15.7:  (a) Subject to subsection  

(b) A Participant’s VOW may allow third‐parties  
(i)  to write comments or reviews about particular listings or display a hyperlink to 
such comments or reviews in immediate conjunction with particular listings, or  
(ii) display an automated estimate of the market value of the listing (or hyperlink to 
such estimate) in immediate conjunction with the listing. 

(c) Notwithstanding the foregoing, at the request of a seller the Participant shall disable or 
discontinue either or both of those features described in subsection (a) as to any listing of 
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the seller. The listing broker or agent shall communicate to the MLS that the seller has 
elected to have one or both of these features disabled or discontinued on all Participants’ 
websites. Subject to the foregoing and to Section 15.8, a Participant’s VOW may 
communicate the Participant’s professional judgment concerning any listing. A 
Participant’s VOW may notify its customers that a particular feature has been disabled 
"at the request of the seller." 

 
Section 15.8: A Participant’s VOW shall maintain a means (e.g., e‐mail address, telephone number) to 
receive comments from the listing broker about the accuracy of any information that is added by or on 
behalf of the Participant beyond that supplied by the MLS and that relates to a specific property 
displayed on the VOW. The Participant shall correct or remove any false information relating to a 
specific property within 48 hours following receipt of a communication from the listing broker explaining 
why the data or information is false. The Participant shall not, however, be obligated to correct or remove 
any data or information that simply reflects good faith opinion, advice, or professional judgment. 

 
Section 15.9: A Participant shall cause the MLS Listing Information available on its VOW to be refreshed 
at least once every three (3) days. 
 
Section 15.10: Except as provided in these rules, the NATIONAL ASSOCIATION OF REALTORS®   
VOW Policy, or any other applicable MLS rules or policies, no Participant shall distribute, provide, or make 
accessible any portion of the MLS Listing Information to any person or entity. 
 
Section 15.11: A Participant’s VOW must display the Participant’s privacy policy informing Registrants of 
all of the ways in which information that they provide may be used. 
 
Section 15.12: A Participant’s VOW may exclude listings from display based only on objective criteria, 
including, but not limited to, factors such as geography, list price, type of property, cooperative 
compensation offered by listing broker, and whether the listing broker is a REALTOR®. 
 
Section 15.13: A Participant who intends to operate a VOW to display MLS Listing Information must 
notify the MLS of its intention to establish a VOW and must make the VOW readily accessible to the MLS 
and to all MLS Participants for purposes of verifying compliance with these Rules, the VOW Policy, and 
any other applicable MLS rules or policies. 
 
Section 15.14: A Participant may operate more than one VOW himself or herself or through an AVP. A 
Participant who operates his or her own VOW may contract with an AVP to have the AVP operate other 
VOWs on his or her behalf. However, any VOW operated on behalf of a Participant by an AVP is subject 
to the supervision and accountability of the Participant. 
 
Section 15.15: A Participant’s VOW may not make available for search by, or display to, Registrants - any 
of the following information: 
 

a. The compensation offered to other MLS Participants. 
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b. The type of listing agreement, i.e., exclusive right to sell or exclusive agency. 
 
c. The seller’s and occupant’s name(s), phone number(s), or e‐mail address(es). 
 
e. Instructions or remarks intended for cooperating brokers only, such as those regarding 
showings or security of listed property. 
 

Section 15.16: A Participant shall not change the content of any MLS Listing Information that is 
displayed on a VOW from the content as it is provided in the MLS. The Participant may, however, 
augment MLS Listing Information with additional information not otherwise prohibited by these Rules or 
by other applicable MLS rules or policies as long as the source of such other information is clearly 
identified. This rule does not restrict the format of display of MLS Listing Information on VOWs or the 
display on VOWs of fewer than all of the listings or fewer than all of the authorized information fields. 
 
Section 15.17: A Participant shall cause to be placed on his or her VOW a notice indicating that the MLS 
Listing Information displayed on the VOW is deemed reliable but is not guaranteed accurate by the MLS. 
A Participant’s VOW may include other appropriate disclaimers necessary to protect the Participant 
and/or the MLS from liability. 
 
Section 15.18: A Participant shall cause any listing that is displayed on his or her VOW to identify the 
name of the listing firm and the listing broker or agent in a readily visible color, in a reasonably 
prominent location, and in typeface not smaller than the median typeface used in the display of listing 
data. 
 
Section 15.19: A Participant shall limit the number of listings that a Registrant may view, retrieve, or 
download to not more than 1000 current listings and not more than 1000 sold listings in response to any 
inquiry. 
 
Section 15.20: A Participant shall require that Registrants’ passwords be reconfirmed or changed every 
90 days. 
 
Section 15.21: A Participant may display advertising and the identification of other entities (“cobranding’) 
on any VOW the Participant operates or that is operated on his or her behalf. However, a Participant may 
not display on any such VOW deceptive or misleading advertising or co‐branding. For purposes of this 
Section, co‐branding will be presumed not to be deceptive or misleading if the Participant’s logo and 
contact information (or that of at least one Participant, in the case of a VOW established and operated on 
behalf of more than one Participant) is displayed in immediate conjunction with that of every other party, 
and the logo and contact information of all Participants displayed on the VOW is as large as the logo of the 
AVP and larger than that of any third party. 
 
Section 15.22: A Participant shall cause any listing displayed on his or her VOW that is obtained from 
other sources, including from another MLS or from a broker not participating in the MLS, to identify the 
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source of the listing. 
 
Section 15.23: A Participant shall cause any listing displayed on his or her VOW obtained from other 
sources, including from another MLS or from a broker not participating in the MLS, to be searched 
separately from listings in the MLS. 
 
Section 15.24: Participants and the AVPs operating VOWs on their behalf must execute the license 
agreement required by the MLS. 
 
Section 15.25: Where a seller affirmatively directs their listing broker to withhold either the seller’s 
listing or the address of the seller’s listing from display on the Internet, a copy of the seller’s affirmative 
direction shall be provided to the MLS within 48 hours. 
 
Last Revision – Section 6.4, 14.1.e and 14.1.g – 11/07 
Agency Law changes – 05/08 
IDX/VOW Policies 7/31/09 
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STATUS CODES 

 
 

AA = Active 
AB = Back on Market 
AC = Price Changed 
AN = Active New 
AX = Extended 
AP = Active/Pending soliciting Back-up Offers – 

When a purchase and sale agreement has been signed, subject to meeting certain contingency 
conditions, i.e. mortgage contingency, inspection contingency, the property is active, and the seller 
wishes to solicit back-up offers due to the uncertainty of the transaction.  The property shall be 
available for showing. 

AH = Active/Hubbard – 
 When a purchase and sales agreement has been signed, subject to a condition precedent of the  
 Buyer first closing on another property, which he has listed for sale, from which sale the proceeds 

would be used for financing the current sale.  An example of this type is a “Kick-out/Hubbard 
Clause” listing, whereby a buyer is given a specified amount of time to remove the contingency 
upon receipt of an acceptable offer from another potential buyer. 

AS =  Active – Pending Short Sale Approval 
 Signed purchase and sales agreement has been signed, subject to lender approval for short sale. 
AO =  Active – Offer Accepted pending fully executed P&S agreement – 

Bank owned property – Offer has been submitted and accepted by lender/seller – waiting for all 
signatures on purchase and sales agreement. 

 
PN = Pending 
SS = Sold 
SL = Leased      

 
XP  = Expired 
 
Withdrawal Types – 
WD = Withdrawn (from Pending/or Withdrawn Expired) 
WT = Withdrawn/Early Termination 
WY = Withdrawn/Exclusive Right to Re-list 
WW= Withdrawn from Publication 
WF  = Withdrawn/Foreclosure 
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MOLD BASICS

             hy is mold growing in my home? Molds are part of the
natural environment. Outdoors, molds play a
part in nature by breaking down dead organic
matter such as fallen leaves and dead trees, but
indoors, mold growth should be avoided. Molds
reproduce by means of tiny spores; the spores
are invisible to the naked eye and float through
outdoor and indoor air. Mold may begin growing
indoors when mold spores land on surfaces that
are wet. There are many types of mold, and none
of them will grow without water or moisture.

Can mold cause health problems? Molds are usually not a
problem indoors, unless mold spores land on a wet or
damp spot and begin growing. Molds have the potential to
cause health problems. Molds produce allergens
(substances that can cause allergic reactions), irritants, and
in some cases, potentially toxic substances (mycotoxins).

Inhaling or touching mold or mold spores may cause
allergic reactions in sensitive individuals. Allergic responses
include hay fever-type symptoms, such as sneezing, runny
nose, red eyes, and skin rash (dermatitis). Allergic reactions
to mold are common. They can be immediate or delayed.
Molds can also cause asthma attacks in people with asthma
who are allergic to mold. In addition, mold exposure can
irritate the eyes, skin, nose, throat, and lungs of both mold-
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■   The key to mold control is moisture control.

■   If mold is a problem in your home, you should clean up
the mold promptly and fix the water problem.

■    It is important to dry water-damaged areas and items
within 24-48 hours to prevent mold growth.

W

Mold growing outdoors on
firewood. Molds come in
many colors; both white and
black molds are shown here.
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allergic and non-allergic people. Symptoms other than
the allergic and irritant types are not commonly
reported as a result of inhaling mold.

Research on mold and health effects is ongoing. This
brochure provides a brief overview; it does not describe
all potential health effects related to mold exposure. For
more detailed information consult a health
professional. You may also wish to consult your state or
local health department.

How do I get rid of mold? It is impossible to get rid of
all mold and mold spores indoors; some mold spores
will be found floating through the air and in house dust.
The mold spores will not grow if moisture is not
present. Indoor mold growth can and should be
prevented or controlled by controlling moisture
indoors. If there is mold growth in your home, you
must clean up the mold and fix the water problem. If
you clean up the mold, but don’t fix the water problem,
then, most likely, the mold problem will come back.

Magnified mold spores.

Molds can gradually
destroy the things
they grow on. You can
prevent damage to
your home and
furnishings, save
money, and avoid
potential health
problems by
controlling moisture
and eliminating mold
growth.
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Who should do the cleanup? Who should do the cleanup
depends on a number of factors. One consideration is the
size of the mold problem. If the moldy area is less than
about 10 square feet (less than roughly a 3 ft. by 3 ft. patch),
in most cases, you can handle the job yourself, following the
guidelines below. However:

■ If there has been a lot of water damage, and/or mold
growth covers more than 10 square feet, consult the U.S.
Environmental Protection Agency (EPA) guide: Mold
Remediation in Schools and Commercial Buildings.
Although focused on schools and commercial

CLEANUP

If you already have a

mold problem –

ACT QUICKLY.
Mold damages what it

grows on. The longer

it grows, the more

damage it can cause.
Leaky window – mold is beginning to
rot the wooden frame and windowsill.

MOLD
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buildings, this document is applicable to other
building types. It is available free by calling the EPA
Indoor Air Quality Information Clearinghouse at
(800) 438-4318, or on the Internet at:
www.epa.gov/iaq/molds/mold_remediation.html.

■  If you choose to hire a contractor (or other professional
service provider) to do the cleanup, make sure the
contractor has experience cleaning up mold. Check
references and ask the contractor to follow the
recommendations in EPA’s Mold Remediation in Schools
and Commercial Buildings, the guidelines of the American
Conference of Governmental Industrial Hygenists
(ACGIH), or other guidelines from professional or
government organizations.

■  If you suspect that the heating/ventilation/air
conditioning (HVAC) system may be contaminated with
mold (it is part of an identified moisture problem, for
instance, or there is mold near the intake to the system),
consult EPA’s guide Should You Have the Air Ducts in Your
Home Cleaned? before taking further action. Do not run
the HVAC system if you know or suspect that it is
contaminated with mold - it could spread mold
throughout the building. Visit www.epa.gov/iaq/pubs/
airduct.html, or call (800) 438-4318 for a free copy.

■ If the water and/or mold damage was caused by sewage
or other contaminated water, then call in
a professional who has experience cleaning and fixing
buildings damaged by contaminated water.

■  If you have health concerns, consult a health professional
before starting cleanup.
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Tips and techniques The tips and techniques presented in this
section will help you clean up your mold problem.
Professional cleaners or remediators may use
methods not covered in this publication. Please note
that mold may cause staining and cosmetic damage. It
may not be possible to clean an item so that its
original appearance is restored.

■  Fix plumbing leaks and other water problems as
soon as possible. Dry all items completely.

■  Scrub mold off hard surfaces with detergent and water,
and dry completely.

Places that
are often or

always damp can be hard to maintain completely
free of mold. If there’s some mold in the shower or
elsewhere in the bathroom that seems to reappear,
increasing the ventilation (running a fan or opening
a window) and cleaning more frequently will usually
prevent mold from recurring, or at least keep the
mold to a minimum.

Bathroom Tip

MOLD CLEANUP GUIDELINES

Mold
growing
on the
underside
of a plastic
lawnchair
in an area
where
rainwater
drips through
and deposits
organic
material.



■ Absorbent or porous materials, such as ceiling tiles and
carpet, may have to be thrown away if they become
moldy. Mold can grow on or fill in the empty spaces and
crevices of porous materials, so the mold may be
difficult or impossible to remove completely.

■ Avoid exposing yourself or others to mold (see
discussions: What to Wear When Cleaning Moldy Areas
and Hidden Mold.)

■ Do not paint or caulk moldy surfaces. Clean up the
mold and dry the surfaces before painting. Paint applied
over moldy surfaces is likely to peel.

■ If you are unsure about how to clean an item, or if the
item is expensive or of sentimental value, you may wish
to consult a specialist. Specialists in furniture repair,
restoration, painting, art restoration and conservation,
carpet and rug cleaning, water damage, and fire or water
restoration are commonly listed in phone books. Be
sure to ask for and check references. Look for specialists
who are affiliated with professional organizations.

7

Mold growing
on a piece of
ceiling tile.
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■ Avoid breathing in mold or mold spores. In order
to limit your exposure to airborne mold, you may want to
wear an N-95 respirator, available at many hardware
stores and from companies that advertise on the
Internet. (They cost about $12 to $25.) Some N-95
respirators resemble a paper dust mask with
a nozzle on the front, others are made primarily
of plastic or rubber and have removable cartridges that
trap most of the mold spores from entering.
In order to be effective, the respirator or mask
must fit properly, so carefully follow the instructions
supplied with the respirator. Please note that the
Occupational Safety and Health Administration (OSHA)
requires that respirators fit properly (fit testing) when
used in an occupational setting; consult OSHA for more
information (800-321-OSHA or osha.gov/).

WHAT TO WEAR WHEN

CLEANING
MOLDY AREAS

Mold growing on a suitcase stored in a
humid basement.

It is important

to take

precautions to

LIMIT
YOUR

EXPOSURE
to mold and

mold spores.
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How do I know when the remediation or cleanup
is finished? You must have completely fixed the
water or moisture problem before the cleanup or
remediation can be considered finished.

■ You should have completed mold removal. Visible mold
and moldy odors should not be present. Please note that
mold may cause staining and cosmetic damage.

■ You should have revisited the site(s) shortly after
cleanup and it should show no signs of water damage
or mold growth.

■ People should have been able to occupy or re-occupy the
area without health complaints or physical symptoms.

■ Ultimately, this is a judgment call; there is no easy
answer. If you have concerns or questions call the
EPA Indoor Air Quality Information Clearinghouse
at (800) 438-4318.

■  Wear gloves. Long gloves that extend to the middle of
the forearm are recommended. When working with water
and a mild detergent, ordinary household rubber gloves
may be used. If you are using a disinfectant, a biocide
such as chlorine bleach, or a strong cleaning solution,
you should select gloves made from natural rubber,
neoprene, nitrile, polyurethane, or PVC (see Cleanup
and Biocides). Avoid
touching mold or moldy
items with your bare hands.

■  Wear goggles. Goggles
that do not have
ventilation holes are
recommended.
Avoid getting mold or
mold spores in your eyes. Cleaning while wearing N-95

respirator, gloves, and goggles.
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■ When water leaks or spills occur
indoors - ACT QUICKLY.
If wet or damp materials or areas
are dried 24-48 hours after a leak
or spill happens, in most cases
mold will not grow.

■ Clean and repair roof gutters regularly.

■ Make sure the ground slopes away from the building
foundation, so that water does not enter or collect
around the foundation.

■ Keep air conditioning drip pans clean and the drain
lines unobstructed and flowing properly.

MOISTURE AND MOLD
PREVENTION AND
CONTROL TIPS

Moisture
Control is the Key to
       Mold Control

Mold growing
on the surface
of a unit
ventilator.
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■ Keep indoor humidity low. If
possible, keep indoor
humidity below 60 percent
(ideally between 30 and 50
percent) relative humidity.
Relative humidity can be
measured with a moisture or
humidity meter, a small,
inexpensive ($10-$50)
instrument available at many
hardware stores.

■ If you see condensation or moisture collecting on
windows, walls or pipes - ACT QUICKLY to dry the
wet surface and reduce the moisture/water source.
Condensation can be a sign of high humidity.

Actions that will help to reduce humidity:

� Vent appliances that produce moisture, such as
clothes dryers, stoves, and kerosene heaters to the
outside where possible. (Combustion appliances
such as stoves and kerosene heaters produce water
vapor and will increase the humidity unless vented
to the outside.)

� Use air conditioners and/or de-humidifiers
when needed.

� Run the bathroom fan or open the window when
showering. Use exhaust fans or open windows
whenever cooking, running the dishwasher or
dishwashing, etc.

Condensation on the inside of a
windowpane.
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Actions that will help prevent condensation:

� Reduce the humidity (see preceeding page).

� Increase ventilation or air movement by opening doors
and/or windows, when practical. Use fans as needed.

� Cover cold surfaces, such as cold water pipes, with
insulation.

� Increase air temperature.

Mold
growing
on a
wooden
headboard
in a room
with high
humidity.



Renters:  Report all plumbing leaks and moisture problems
immediately to your building owner, manager, or
superintendent. In cases where persistent water
problems are not addressed, you may want to contact

local, state, or federal health or
housing authorities.
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Testing or sampling for
mold  Is sampling for mold
needed? In most cases, if visible
mold growth is present, sampling
is unnecessary. Since no EPA or
other federal limits have been set
for mold or mold spores, sampling
cannot be used to check a
building’s compliance with federal
mold standards. Surface sampling
may be useful to determine if an

area has been adequately cleaned or remediated. Sampling
for mold should be conducted by professionals who have
specific experience in designing mold sampling protocols,
sampling methods, and interpreting results. Sample
analysis should follow analytical methods recommended by
the American Industrial Hygiene Association (AIHA), the
American Conference of Governmental Industrial Hygienists
(ACGIH), or other professional organizations.

Rust is an indicator that condensation
occurs on this drainpipe. The pipe should
be insulated to prevent condensation.
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Suspicion of hidden mold You may suspect hidden mold if a
building smells moldy, but you cannot see the source,
or if you know there has been water damage and residents
are reporting health problems. Mold may be hidden in
places such as the back side of dry wall, wallpaper, or
paneling, the top side of ceiling tiles, the underside of
carpets and pads, etc. Other possible locations of
hidden mold include areas inside walls around pipes
(with leaking or condensing pipes), the surface of walls
behind furniture (where condensation forms), inside
ductwork, and in roof materials above ceiling tiles (due
to roof leaks or insufficient insulation).

Investigating hidden mold problems Investigating hidden mold
problems may be difficult and will require caution when the
investigation involves disturbing potential sites of mold
growth. For example, removal of wallpaper can lead to a
massive release of spores if there is mold growing on the
underside of the paper. If you believe that you may have a
hidden mold problem, consider hiring an experienced
professional.

HIDDEN MOLD

Mold growing
on the back
side of
wallpaper.



Cleanup and Biocides Biocides are substances that can destroy living
organisms. The use of a chemical or biocide that kills
organisms such as mold (chlorine bleach, for example) is
not recommended as a routine practice during mold
cleanup. There may be instances, however, when
professional judgment may indicate its use (for example,
when immune-compromised individuals are present). In
most cases, it is not possible or desirable to sterilize an
area; a background level of mold spores will remain - these
spores will not grow if the moisture problem has been
resolved. If you choose to use disinfectants or biocides,
always ventilate the area and exhaust the air to the
outdoors. Never mix chlorine bleach solution with other
cleaning solutions or detergents that contain ammonia
because toxic fumes could be produced.

Please note: Dead mold may still cause allergic reactions in some
people, so it is not enough to simply kill the mold, it must
also be removed.
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Water stain
on a basement
wall — locate
and fix the
source of the
water promptly.



For more information on mold related issues including
mold cleanup and moisture control/condensation/humidity
issues, you can call the EPA Indoor Air Quality Information
Clearinghouse at

(800) 438-4318.

Or visit:

www.epa.gov/iaq/molds
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ADDITIONAL RESOURCES

Mold growing on fallen leaves..

This document is available on the Environmental Protection Agency, Indoor
Environments Division website at: www.epa.gov/iaq/molds/moldguide.html



Acknowledgements

EPA would like to thank Paul Ellringer, PE, CIH, for providing the photo on page 14.

Please note that this document presents recommendations. EPA does not regulate
mold or mold spores in indoor air.

NOTES





Cleaning Mold in Your Home
 · Clean the area using a general-purpose detergent 
  in hot water. Follow the instruction label.
 · Use a stiff brush or cleaning pad on 
  uneven surfaces or diffi cult to clean areas.
 · Rinse the area with clean water.
 · Allow the area to dry completely before
  repainting or repairing.
 · Absorbent materials, such as ceiling tiles, 
  drywall and sheetrock, carpet, and 
  upholstered furniture may need to be thrown  
  out if they become moldy.
 · Mold may hide behind walls, above ceilings,  
  or in other inaccessible areas. Clean up may 
  require their removal to fi nd the mold. 
  Professional services may be required to 
  identify hidden moisture and mold growth.

What precautions should I take while 
cleaning up mold?
There are several ways you can protect yourself 
while cleaning up the mold.
 · Shut off forced hot air heating systems, air 
  conditioning, and fans to prevent mold 
  spores from being spread around the home.
 · Wear rubber gloves.
 · For larger areas or if you are sensitive to 
  mold you should wear an N-95 type respirator, 
  available from most home supply stores.
Anyone with a chronic respiratory illness, such as 
asthma or emphysema, or anyone with a weak 
immune system should not clean up mold.

Toxic Mold
There are some molds, such as Stachybotrys and 
Aspergillus, which under certain conditions can 
produce toxins called mycotoxins. Although the 
health effects to mold exposure are normally 
allergic symptoms, exposure to mycotoxins can 
cause more serious illness. Since all molds can 
cause health symptoms, all molds should be 
handled with caution during removal.

SOME FACTS ABOUT

Mold

Healthy Homes and 
Environment Team

Additional Online Resources

Rhode Island Department of Health 
www.health.ri.gov/environment/risk/mold.php

U.S. Centers for Disease Control and 
Prevention (CDC) 
www.cdc.gov/mold/

U.S. Environmental Protection Agency

Mold Information 
www.epa.gov/mold/index.html
Indoor Air Quality Information 
www.epa.gov/iaq/index.html

American Lung Association
www.lungusa.org

For more information on mold
call the HEALTH Information Line

1.800.942.7434
What is Mold?

Molds are living organisms that help to 
break down dead organic materials. It is 
found everywhere: indoors, on many 
surfaces, and outdoors, on plants, leaves 
and in the soil. Mold spores travel through 
air. Once mold lands on a surface, it can 
grow as long as there is the right mix of 
moisture and food.  Mold growth can look 
like spots, in many different colors, and can 
smell musty.  



For more information on mold call the HEALTH Information Line 1.800.942.7434

Should I test my home for mold?
If you can see or smell mold, it is present 
and must be cleaned up. You also need to fi x 
the problem causing the mold to prevent it 
from growing again. There are no standards 
for mold tests, and some level of mold is 
always present, therefore it is not 
recommended that testing be done. 

My basement has fl ooded. What should 
I do?
Immediately correct the cause of the 
fl ooding and dry the area thoroughly within 
24 to 48 hours. If carpets, clothing, paper, 
and other absorbent materials cannot be 
completely dried, it is best to throw them 
out. For insurance purposes, you should take 
photographs of all the damaged 
property. Other non-absorbent items should 
be cleaned and dried. 

If the fl ooding was caused by sewage or 
other contaminated water, you should call in 
a professional who has experience in it. Ask 
your homeowner insurance company for a 
recommendation. 

Mold Cleaning Guidelines
It is important to make sure that the source 
of moisture is eliminated before the mold is 
cleaned up. If this is not done, the mold will 
grow again. If the area of mold growth is 
larger than 10 ft2 (3 ft x 3 ft), it is 
recommended that a contractor with 
experience in mold remediation does the 
clean up. If the area is less than 10 ft2 , in 
most cases, you can do the job yourself.

What are the common health effects 
from exposure to mold?
You are exposed to some mold every day, 
usually by touching, eating, or breathing it. 
Exposure to mold and mold spores can 
trigger allergic reactions such as watery eyes, 
runny nose, sneezing, itching, coughing, 
wheezing, headache, and fatigue. Mold 
affects everyone differently. Some are more 
sensitive to molds than others, such as:
 · infants and children
 · the elderly
 · people with weak immune systems such 
  as those with HIV infection, cancer, or 
  who are in chemotherapy 
 · people with chronic respiratory illnesses 
  or respiratory conditions such as 
  allergies and asthma
Anyone with a chronic respiratory illness or 
a weak immune system should not clean up 
mold.  

Should I be concerned about mold in 
my home?
Indoor air quality is also negatively affected 
by mold. It can increase asthma events and 
chronic exposure to mold can increase a 
person’s sensitivity resulting in more severe 
allergic reactions. 

What does mold need to grow?
 · a food source such as leaves, paper, 
  wood or other organic material
 · a source of moisture
 · a suitable environment
Many surfaces in your home can provide 
nutrients to help mold grow, including wall 
coverings, fl oors, carpets, clothing, and 
furniture. 

Reducing moisture is key to controlling 
mold. Mold will not grow without it.

Mold is an indicator that there is 
excess moisture in your home. 
What causes excess moisture?
 · fl ooding
 · damp basement or crawl space
 · leaky roof
 · leaky plumbing
 · humidifi ers
 · clothes dryer vented indoors

How do I control mold in my home?
 · Keep the humidity level between 
  40% and 60%. Dehumidifi ers may be 
  needed in areas, such as the basement.
 · Fix leaks in the roof, walls, windows, 
  or pipes.
 · Ventilate bathrooms, kitchens, and 
  laundry areas.
 · Vent clothes dryer to the outside.
 · Use mold-resistant paint.
 · Dry areas that are wet or have been 
  fl ooded within 24 to 48 hours. Throw 
  out anything that cannot be 
  completely dried.


