
Instructions for Filling Out Consumer Information Statement 
1. EZ Flat Fee Realty, LLC and its Agents provide limited services to Sellers 

and therefore will only represent Sellers as a “Transaction Broker” 
 

2. Please read the section titled “Transaction Broker” in the provided 
Consumer Information Statement. 
 

3. If you have any questions or concerns about your representation, please 
call the Broker to discuss prior to signing. 
 

4. If you fully understand and accept that EZ Flat Fee Realty, LLC will only be 
representing you in the capacity of a “Transaction Broker”, please sign and 
date at the bottom of the form where it is labeled “Seller/Landlord”  



Consumer Information Statement
Real Estate Relationships in New Jersey

In New Jersey, real estate licensees are required to disclose how they intend to work with buyers and sellers in a real estate transaction. (In rental transactions
the terms "buyers" and "sellers" should be read as "tenants" and "landlords," respectively.)
1. AS A SELLER'S AGENT OR SUBAGENT, I, AS A LICENSEE REPRESENT THE SELLER AND ALL MATERIAL INFORMATION
SUPPLIED TO ME BY THE BUYER WILL BE TOLD TO THE SELLER.
2. AS A BUYER'S AGENT I AS A LICENSEE, REPRESENT THE BUYER AND ALL MATERIAL INFORMATION SUPPLIED TO
ME BY THE SELLER WILL BE TOLD TO THE BUYER.
3. AS A DISCLOSED DUAL AGENT I AS A LICENSEE REPRESENT BOTH PARTIES.  HOWEVER, I MAY NOT WITHOUT
EXPRESS PERMISSION, DISCLOSE THAT THE SELLER WILL ACCEPT A PRICE LESS THAN THE LISTING PRICE OR THAT THE
BUYER WILL PAY A PRICE GREATER THAN THE OFFERED PRICE.
4. AS A TRANSACTION BROKER, I, AS A LICENSEE DO NOT REPRESENT EITHER THE BUYER OR THE SELLER.  ALL
INFORMATION I ACQUIRE FROM ONE PARTY MAY BE TOLD TO THE OTHER PARTY.
Before you disclose confidential information to a real estate licensee regarding a real estate transaction, you should understand what type of business
relationship you have with that licensee.  There are four business relationships: (1) seller's agent; (2) buyer's agent; (3) disclosed dual agent; and (4) transaction
broker.  Each of these relationships imposes certain legal duties and responsibilities on the licensee as well as on the seller or buyer represented.  These four
relationships are defined in greater detail below.  Please read carefully before making your choice.

SELLER'S AGENT
A seller's agent WORKS ONLY FOR THE SELLER and has legal obligations, called fiduciary duties to the seller.  These include reasonable care, undivided
loyalty, confidentiality and full disclosure.  Seller's agents often work with buyers, but do not represent the buyers.  However, in working with buyers a seller's
agent must act honestly.  In dealing with both parties, a seller's agent may not make any misrepresentation to either party on matters material to the transaction,
such as the buyer's financial ability to pay, and must disclose defects of a material nature affecting the physical condition of the property which a reasonable
inspection by the licensee would disclose.  Seller's agents include all persons licensed with a brokerage firm which has been authorized through a listing
agreement to work as the seller's agent.  In addition, other brokerage firms may accept an offer to work with the listing broker's firm as the seller’s agents.  In
such cases, those firms and all persons licensed with such firms, are called "subagents".  Sellers who do not desire to have their property marketed through
subagents should so inform the seller's agent.

BUYER'SAGENT
A buyer's agent WORKS ONLY FOR THE BUYER.  A buyer's agent has fiduciary. duties to the buyer which include reasonable care, undivided loyalty,
confidentiality and full disclosure.  However, in dealing with sellers, a buyer’s agent must act honestly.  In deal with both parties, a buyer's agent may not make
any misrepresentations on matters material to the transaction, such as the buyer's financial ability to pay, and must disclose defects of a material nature affecting
the physical condition to the property which a reasonable inspection by the licensee would disclose.  A buyer wishing to be represented by a buyer's agent is
advised to enter into a separate written buyer agency contract with the brokerage firm which is to work as their agent.

DISCLOSED DUAL AGENT
A disclosed dual agent WORKS FOR BOTH THE BUYER AND THE SELLER.  To work as a dual agent, a firm must first obtain the informed written
consent of the buyer and the seller.  Therefore, before acting as a disclosed dual agent, brokerage firms must make written disclosure to both parties.  Disclosed
dual agency is most likely to occur when a licensee with a real estate firm working as a buyer's agent shows the buyer properties owned by sellers for whom that
firm is also working as a seller's agent or subagent.  A real estate licensee working as a disclosed dual agent must carefully explain to each party that, in addition
to working as their agent, their fin-n will also work as the agent for the other party.  They must also explain what affect their working as a disclosed dual agent
will have on the fiduciary duties their firm owes to the buyer and to the seller.  When working as a disclosed dual agent, a brokerage firm must have the express
permission of a party prior to disclosing confidential information to the other party.  Such information includes the highest price a buyer can afford to pay and
the lowest price a seller will accept and the parties' motivation to buy or sell.  Remember, a brokerage firm acting as a disclosed dual agent will not be able to
put one party's interests ahead of those of the other party and cannot advise or counsel either party on how to gain an advantage at the expense of the other party
on the basis of confidential information obtained from or about the other party.  If you decide to enter into an agency relationship with a firm which is to work as
disclosed dual agent, you are advised to sign a written agreement with that firm.

TRANSACTIONBROKER
The New Jersey Real Estate Licensing Law does not require licensees to work in the capacity of an "agent" when providing brokerage services.  A transaction
broker works with a buyer or a seller or both in the sales transaction without representing anyone.  A TRANSACTION BROKER DOES NOT PROMOTE
THE INTERESTS OF ONE PARTY OVER THOSE OF THE OTHER PARTY TO THE TRANSACTION.  Licensees with such a firm would be required to
treat all parties honestly and to act in a competent manner, but they would not be required to keep confidential information.  A transaction broker can locate
qualified buyers for a seller or suitable properties for a buyer.  They can then work with both parties in an effort to arrive at an agreement on the sale or rental of
real estate and perform tasks to facilitate the closing of a transaction.  A transaction broker primarily serves as a manager of the transaction, communicating
information between the parties to assist them in arriving at a mutually acceptable agreement and in closing the transaction, but cannot advise or counsel either
party on how to gain an advantage at the expense of the other party.  Owners considering working with transaction brokers are advised to sign a written
agreement with that firm which clearly states what services that firm will perform and how it will be paid.  In addition, any transaction brokerage agreement
with a seller or landlord should specifically state whether a notice on the property to be rented or sold will or will not be circulated in any or all Multiple Listing
System(s) of which that firm is a member.  YOU MAY OBTAIN LEGAL ADVICE ABOUT THESE BUSINESS RELATIONSHIPS FROM YOUR
OWN LAWYER.  THIS STATEMENT IS NOT A CONTRACT AND IS PROVIDED FOR INFORMATIONAL PURPOSES ONLY.

ACKNOWLEDGEMENT
For the Sellers and Landlords:  By signing this Consumer Information Statement, I acknowledged that I received this Statement from _________________
prior to discussing my motivation to sell or lease or my desired selling or leasing price with one of its representatives.

SELLER / LANDLORD:

For the Buyers and Tenants:  By signing this Consumer Information Statement, I acknowledged that I received this Statement from _________________
prior to discussing my motivation or financial ability to buy or lease with one of its representatives.

BUYER / TENANT:                                                                                                                     DATE:                                             
                   

DECLARATION OF BUSINESS RELATIONSHIP:  I,                                                                                             , as an authorized representative of

 
                                      , intend as of this time to work with you as a (CHECK ONE)   ___  Seller’s Agent Only;     ____ Buyer’s Agent Only;     

Seller’s Agent and Disclosed Dual Agent if the opportunity arises;     ___  Buyer’s Agent and Disclosed Dual Agent if the opportunity arises;     
Transaction Broker Only;                Seller’s Agent on properties on which this firm is acting as the seller’s agent and transaction broker on other properties

DATE: 
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DATE: July 2010 
 
TO:  Real Estate Agents, Brokers, and Owners of Real Property in New Jersey 
 
FROM: Paula T. Dow, Attorney General, State of New Jersey 
  Chinh Q. Le, Director, Division on Civil Rights, Office of the Attorney General 
 
SUBJECT: New Jersey Law Against Discrimination and Federal Fair Housing Laws 
 

The rules of the New Jersey Real Estate Commission require every licensed broker or 
salesperson with whom you are listing your property for sale or for rent to give you a copy of 
this legal memorandum.  The purpose of this memorandum is to help you comply with the New 
Jersey Law Against Discrimination (“LAD”) and federal laws that prohibit discrimination in the 
sale or rental of real property. 
 

Together, the LAD and the federal Fair Housing Amendments Act of 1988 prohibit you 
from discriminating against a prospective buyer or tenant because of his/her race, creed, color, 
national origin, sex, gender identity or expression, marital status, civil union status, affectional or 
sexual orientation, familial status, actual or perceived physical or mental disability, ancestry, 
nationality, and domestic partner status.  (Note: “Familial status” refers to families with a child 
or children under 18 years old and/or pregnant women.  “Disability” includes persons afflicted 
with AIDS or HIV or perceived to be afflicted with AIDS.)  The LAD also prohibits housing 
discrimination based on the source of lawful income or source of lawful rent or mortgage 
payment a tenant or purchaser uses.  This means, for example, that a landlord cannot deny the 
lawful recipient of a Section 8 HUD voucher the right to rent an apartment because of that 
source of lawful rent payment on which that person relies. 
 

The following are some of the requirements that apply to the sale or rental of real property: 
 

1. All persons, regardless of their membership in one of the protected classes stated 
above or source of lawful income used for rent or mortgage payments, are entitled to 
equal treatment in the terms, conditions or privileges of the sale or rental of any real 
property (e.g., it is illegal to deny that housing is available for inspection, sale, or rent 
when it really is available); 

2. No discriminatory advertising of any kind relating to the proposed sale or rental of 
real property is permitted; 

3. A broker or salesperson with whom you list your property must refuse the listing if 
you indicate any intention of discriminating on any of the aforesaid bases; 
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4. The broker or salesperson with whom you list your property must transmit to you 
every written offer he/she receives on your property; 

5. Any  provision in any lease or rental agreement prohibiting maintenance of a pet or 
pets on the premises is not applicable to a service or guide dog owned by a tenant 
who is disabled, blind, deaf or has another qualified disability; 

6. A landlord may not charge a tenant with a disability an extra fee for keeping a service 
or guide dog; and 

7. As landlord, you must permit a tenant with a disability, at that tenant’s own expense, 
to make reasonable modifications to the existing premises if such modifications are 
necessary to afford such person full enjoyment of the premises. 

 
The sale or rental of all property including open land, whether for business or residential 

purposes, is covered by the LAD, with the following exceptions: 
 

1. The rental of a single apartment or flat in a two-family dwelling, the other occupancy 
unit of which is occupied by the owner as his/her residence at the time of such rentals; 

2. The rental of a room or rooms to a person or persons by the owner or occupant of a 
one-family dwelling occupied by him/her as his/her residence at the time of rental; 

3. In the sale, lease, or rental of real property, preference given to persons of the same 
religion by a religious organization; and 

4. The prohibition against discrimination on the basis of familial status does not apply to 
housing for older persons (as defined in the LAD at N.J.S.A. 10:5-5mm). 

 
Note:  The first two exceptions do not apply if the dwelling was built or substantially 

rebuilt with the use of public funds, or financed in whole or in part by a loan, or a commitment 
for a loan, guaranteed or insured by any agency of the federal government.  The term “any 
agency of the federal government” includes, but is not limited to, the Federal Housing 
Administration (“FHA”) and the Veterans Administration (“VA”), which are most commonly 
used in such matters.  Furthermore, discrimination in connection with some of the transactions 
covered by the above-described exceptions may nevertheless be prohibited under the Federal 
Civil Rights Act of 1866 (42 U.S.C. 1981, 1982). 

 
Please also note that the Division takes the position that the following may also violate 

the LAD and/or federal civil rights housing laws: 
 
1. The application of “minimum income” rental requirements that are not sufficiently 

tailored to take proper and proportional account of rent subsidies, housing vouchers, 
rental assistance, or other similar sources of lawful income specifically designed to 
alleviate some or all of a tenant’s rental cost; 

2. The application of inflexible or no-exception policies that effectively exclude housing 
opportunities for persons with conviction or arrest records, except those specifically 
permitted under federal law;  

3. The application of inflexible or no-exception rental policies placing restrictions on the 
maximum number of occupants greater than those required by federal, state, and/or 
local laws, which may unreasonably limit or exclude housing opportunities for certain 
families with children; and 
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4. The selective inquiry about, or request for information and/or documentation of, a 
prospective tenant’s or buyer’s immigration status, based on the person’s national 
origin, race, or any other protected status.   

 
Brokers and salespersons are licensed by the New Jersey Real Estate Commission.  Their 

activities are subject to the general real estate laws of the State and the Commission’s own rules 
and regulations.  The New Jersey Law Against Discrimination applies to all people in the State 
and is enforced by the New Jersey Division on Civil Rights, Office of the Attorney General, the 
Department of Law and Public Safety.  Under the LAD, Respondents who violate the law are 
subject to a penalty of up to $10,000 for a first violation, up to $25,000 for a second violation 
within the last 5 years, and up to $50,000 for two or more violations within the last seven years. 
 

Should you require additional information or have any questions, including how to report 
a complaint, please review the Division’s website at www.NJCivilRights.gov or contact the 
Division’s Housing Hotline at (866) 405-3050.  Please contact the Division if you would like to 
secure the services of a Division trainer on the subject of housing discrimination. 
 
Sincerely yours, 
 
 

 
 
 
______________________________   ______________________________ 

                         Paula T. Dow                        Chinh Q. Le 
                      Attorney General                                                                   Director                   
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