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More than a decade ago the Massachusetts Association of Realtors succeeded in getting the state to increase real estate license
renewal requirements. They rallied behind the importance of adding a continuing education requirement for agents in the industry,
claiming that these courses would increase the quality of service to Massachusetts homebuyers.

Unfortunately, a new Beacon Hill Institute policy study that we co-authored found that their quality of service never increased but
that instead the industry enriched itself through the regulations.

The Massachusetts Association of Realtors (MAR) lobbied the Legislature for years to implement a continuing education
requirement.  When it finally passed, Association President Laura Shifrin claimed, “This law will raise the level of professionalism
within the real estate industry and help ensure quality representation for consumers relative to home buying and selling.”

Historically, after passing their initial licensing exam, real estate agents only paid a nominal fee to renew their license every two
years.  Beginning in 1999, real estate agents were required to complete 12 hours of continuing education training prior to each
license renewal.  

Those who did not complete the education, but paid the fee, were placed on “inactive status.” Inactive agents could not represent
clients, but they could earn referral fees by referring business to an agent with an active license.

Continuing education courses often don’t have much to do with industry practice. They also often lack any exit exams
demonstrating that anything valuable was learnt through the instruction. However, added regulations do succeed in eliminating
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competition. In this case, MAR’s new requirement effectively pushed large blocks of agents out of the business.

Prior to the continuing education requirement, many agents maintained their licenses after ceasing to practice the profession full
time. Some worked on a part-time basis while others might only represent themselves or a friend every few years.

For agents who only made such occasional sales, it wouldn’t be worth going through the 12 hours of classes every two years. We
suspected there were many such agents and as a result the requirement would shift business from very low volume agents to full-
time agents.

The results of our study confirm these suspicions. The continuing education requirements reduced the number of active real estate
agents by 58 percent, while increasing the incomes of remaining agents by 17 percent. MAR responded to our study by claiming that
they didn’t think that 6 hours per year was much of a barrier.  The numbers tell a different story.  It might not be much of a barrier
for their average member who is a full-time agent, but it is enough of a one to crowd out part-timers. And it gets worse.

Our study also analyzed data on the number of consumer complaints made since the implementation of the new standards, and
specifically the number of complaints where the board took action against an agent’s misdeeds.

The study found no evidence that either the volume of complaints, or those requiring a response from the board, decreased after
mandating the continuing education courses.

The evidence suggests that MAR’s relentless lobbying for the continuing education requirement was not a publicly spirited attempt
to increase their service quality.  Instead, it was a classic case of regulatory capture.  

In other words, full-time agents changed the law to limit their competition from part-timers and enhanced their own incomes in the
process.  Sadly, the much-touted benefit to consumers has yet to be seen.

Massachusetts residents are now forced to overpay for brokerage services of no better quality than they were before MAR passed the
continuing education requirement.
Clearly, the realtors are benefiting while the public pays the price. Until the requirement is repealed, the citizens remain the biggest
losers.

Benjamin Powell, Ph.D. is an Associate Professor of Economics at Suffolk University, Senior Economist with the Beacon Hill
Institute, and Senior Fellow with the Independent Institute. He also holds an inactive status real estate salesperson license. 
Evgeny Vorotnikov, Ph.D. is a Post-Doc Fellow at the University of Minnesota and a Tuerck Foundation Fellow.
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As a Licensed Real Estate Agent, I pay My Dues Each Year to the Local Board of Realtors and I take My CE Classes Every Two Years. I
may Not Be 'Active' in Real Estate but I Stay Current. My Hope is as I wind Down My 'Day Job' I can ease into Real Estate more to
Suppliment My Income. I have No Issues with the $$ Required to Stay Current. I Choose this so what is the Issue? 
I may only sell a House or two a year but the Fee's I pad are more than made up by the comission check....
Mr. Powell.. You Sound Like a Bitter Real Estate 'WANNABE' Stay at Suffolk and Let Us Real Estate Professionals Do Our Job! Stop
With the Liberal WHINNING!!!!!! God Bless the Free Market! .

Thank you gentlemen for your insightful piece on what's happening to MAR. 
Continuing education courses are about the money, period. There's no industry more redundantly regulated than the housing industry. 
You neglected to mention the recent hike in fees for the sole purpose of giving contributions to polticians. MAR already contributes
abundantly to political elections with money collected from our fees. 
Agents are also private citizens who can best decide where their political contributions should go. Unions should not be taking money
from their members for political contributions to their preferred candidates. What are we, the Teamsters now? 
But all of this is not surprising after receiving an elaborate (and surely expensive) color brochure touting of all  things - 'Smart Growth'
and it's wonderful 'benefits' for commercial development - that 'benefits' who exactly? Homeowners are absolutely in the dark on this
issue. 
Free market? Not for long. New fees are being added to every homeowner's sale over a certain amount. Who gets that money? Do
property owners understand the implications of any of this? 
MAR is now not only openly in the tank for the liberal left politically, but is doing its best to destroy the livelihood for many local agents,
while sealing the fate of the part-timers who can't even make a living anymore. 

I could not disagree more with the writer of this story. To start, if I want the best of the best am I going to hire someone who works part
time? Would you go to a part time doctor? I know I would not.. A home purchase is the general public's biggest purchase. 
A lot of other fields have continuing education, Pharmacists for example. You sound upset because you do not want to pay some fees,
or attend the 12 hour requirement. Highlander said it right, stay in your classrooom, forget the dream of paying for your yearly vacation.
Hide behind your cushy desk job and let the professionals do their job.
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