
BREACH OF FIDUCIARY DUTY  AND 

CRIMINAL CONDUCT  

BY LANDING REAL ESTATE AGENTS  

 

COMPREHENSIVE REPORT OF FRAUD 

AND DECEPTIVE PRACTICES  

Matt Dibiase ï Defendant Anthony Rinaldiôs Realtor 

Andy Lord ï Plaintiffsô Realtor 

Derek Ray ï Landing Real Estate Agent / Contractor 

I. Overview 

This report documents a disturbing pattern of conduct by Landing Real Estate agents Matt 

Dibiase and Andy Lord, along with Landing agent and contractor Derek Ray, during the 

transaction involving Defendant Anthony Rinaldi. 

 



The conduct described herein includes: 

¶ Unauthorized interference with the Defendantôs mortgage lender 

¶ Secret meetings with the Defendantôs bank 

¶ Breach of fiduciary duty by the Defendantôs own realtor 

¶ Manipulation of the HUD settlement statement 

¶ Attempts to pressure and coerce the Defendant into closing 

¶ Use of hidden contractual provisions designed to impose financial liability 

¶ Improper attempts to induce closing through personal financial offers 

¶ Potential diversion of loan proceeds 

When viewed collectively, these actions raise serious concerns regarding: 

¶ Fraud 

¶ Conspiracy 

¶ Tortious interference with financial relationships 

¶ Unfair and deceptive trade practices 

¶ Professional misconduct by licensed real estate agents 

II. Conflict of Interest: All Parties Working 

Within the Same Brokerage 

A key fact underlying the events of this transaction is that all three individuals involved were 

affiliated with the same brokerage: Landing Real Estate. 

These individuals include: 

Å Matt Dibiase ï Defendant Anthony Rinaldiôs realtor 

Å Andy Lord ï Plaintiffsô realtor 

Å Derek Ray ï Landing Real Estate agent and contractor 

Thus: 

¶ The Defendantôs realtor 

¶ The Plaintiffsô realtor 

¶ A contractor receiving payment from the transaction 

were all professional associates operating within the same brokerage environment. 

 



Rather than acting as independent representatives advocating for their respective clients, 

the evidence demonstrates repeated coordination between these individuals, often to the 

detriment of the Defendant. 

III. Secret Meeting With the Defendantôs 

Mortgage Lender 

March 4, 2021 ï Meeting With Lincoln Capital  

On March 4, 2021, Landing Real Estate agents Matt Dibiase and Andy Lord met privately with 

Lincoln Capital, the Defendantôs mortgage lender. 

This meeting occurred: 

¶ Without Anthony Rinaldiôs knowledge 

¶ Without Anthony Rinaldiôs consent 

¶ Without any authority granted by the Defendant 

The Defendant did not authorize either realtor to communicate with his lender regarding the 

loan, closing proceeds, or financial arrangements. 

Nevertheless, the evidence shows that both realtors met with the lender together and discussed 

matters related to the closing. 

This is highly irregular because: 

¶ A borrowerôs relationship with his lender is confidential 

¶ Realtors do not have authority to negotiate loan terms or distributions of funds 

¶ Communications with a borrowerôs lender typically require explicit authorization 

The situation is particularly troubling because Matt Dibiase was the Defendantôs own realtor, 

meaning he owed the Defendant a fiduciary duty of loyalty and good faith. 

Instead, he met privately with the buyerôs agent and the Defendantôs lender behind the 

Defendantôs back. 

 

IV. The March 5, 2021 Negotiations 

On March 5, 2021, a meeting took place involving the parties and their agents. 



Evidence indicates that during this meeting Matt Dibiase was effectively negotiating on behalf of 

the buyers rather than representing his own client. 

This represents a direct breach of fiduciary duty. 

Despite these irregularities, the parties ultimately reached a tentative agreement regarding 

financial adjustments, pending Anthony Rinaldi reviewing and approving the updated HUD 

settlement statement. 

 

V. The Manipulated HUD Settlement 

Statement 

Later that day, Anthony Rinaldi was driving to the closing when he received the updated HUD 

settlement statement from Matt Dibiase. 

The HUD did not reflect the agreement reached during the negotiations. 

Instead, the document contained financial figures that directly contradicted the negotiated terms. 

This immediately triggered a dispute. 

 

VI. Recorded Phone Call With Matt Dibiase 

After sending the HUD, Matt Dibiase called Anthony Rinaldi to discuss the settlement statement. 

The call was recorded. 

During the call, Anthony Rinaldi calmly explained that the HUD did not reflect the agreed 

numbers. 

Matt Dibiase acknowledged that the Defendantôs numbers were correct, yet refused to make any 

changes. 

Instead, the conversation escalated dramatically. 

Dibiase shouted at his own client: 

Ȱ4ÁËÅ ÉÔ ÁÎÄ ÓÈÏÖÅ ÉÔ ÕÐ ÙÏÕÒ ÁÓÓȢ 4ÈÁÔȭÓ ÈÏ× ÉÔ ÉÓȢ 4ÈÁÔȭÓ ÔÈÅ ÅØÁÃÔ ÎÕÍÂÅÒȢ 
)Æ ÙÏÕ ÄÏÎȭÔ ×ÁÎÔ ÔÏ ÓÈÏ× ÕÐ ÔÈÅÎ ÆÉÎÅȢȱ 



The recording captures Matt Dibiase yelling insults at his client while refusing to correct a 

settlement statement he acknowledged was incorrect. 

This behavior demonstrates: 

¶ Bad faith negotiation 

¶ Abandonment of fiduciary duty 

¶ Attempted coercion to force closing under incorrect financial terms 

 

VII. Text Messages Between Andy Lord and 

Anthony Rinaldi 

After the phone call with Dibiase, Anthony Rinaldi exchanged text messages with Andy Lord, 

the buyerôs realtor. 

The Defendant clearly explained that the financial terms reflected in the HUD were not what had 

been agreed upon. 

Anthony Rinaldi wrote: 

¶ Ȱ7Å ÃÁÍÅ ÕÐ ÔÏ ψȟςππ ÌÁÓÔ ÎÉÇÈÔ ÐÌÕÓ ÔÈÅ ωȟφππȢȱ 

¶ Ȱ)ȭÍ ÎÏÔ ÌÅÇÁÌÌÙ ÏÂÌÉÇÁÔÅÄ ÔÏ ÁÔ ÔÈÉÓ ÐÏÉÎÔ ÁÎÄ ÉÔȭÓ ÎÏÔ ÒÉÇÈÔ ÈÏ× )ȭÖÅ ÂÅÅÎ 
treated.ȱ 

¶ Ȱ4ÈÁÔȭÓ ÎÏÔ ×ÈÁÔ ×Å ÁÇÒÅÅÄ ÏÎȢȱ 

¶ Ȱ%ÖÅÎ ÉÆ ÈÅ ÇÏÔ ÔÏ ρχȟσππ ÉÔ ÓÔÉÌÌ ×ÏÕÌÄ ÂÅ Á ÂÒÅÁÃÈ ÂÅÃÁÕÓÅ ÉÔ ×ÁÓÎȭÔ ÒÅÍÏÖÅÄ 
ÆÒÏÍ ÅÓÃÒÏ×Ȣȱ 

¶ Ȱ"ÕÔ ÒÅÇÁÒÄÌÅÓÓ ÉÔ ÎÅÅÄÓ ÔÏ ÂÅ ÐÕÌÌÅÄ ÆÒÏÍ ÅÓÃÒÏ× ×ÈÉÃÈ ÃÁÎȭÔ ÈÁÐÐÅÎ ÆÒÏÍ 
×ÈÁÔ -ÁÔÔ ÉÓ ÔÅÌÌÉÎÇ ÍÅȢȱ 

¶ Ȱ3Ï ) ÎÅÅÄ ÔÏ ÔÈÉÎË ÁÂÏÕÔ ÔÈÉÓ ÁÎÄ ×Å ÃÁÎ ÔÁÌË -ÏÎÄÁÙȟ ÔÈÅ ÎÕÍÂÅÒ ×ÁÓ 
ρχȟψππȢȱ 

¶ Ȱ/ÕÔ ÏÆ ÒÅÓÐÅÃÔ ÆÏÒ ÙÏÕ ×ÅȭÌÌ ÔÁÌË -ÏÎÄÁÙ ÂÕÔ ÙÏÕ ÇÕÙÓ ÔÒÅÁÔÅÄ ÍÅ ÌÉËÅ ) ×ÁÓ 
ÓÔÕÐÉÄ ÁÎÄ ÔÒÉÅÄ ÔÏ ÓÑÕÅÅÚÅ ÍÅ ÆÏÒ ÅÖÅÒÙ ÐÅÎÎÙȢȱ 

¶ Ȱ5ÎÌÅÓÓ ÔÈÁÔ (5$ ÈÁÓ ÔÈÅ ÅÓÃÒÏ× ÁÄÊÕÓÔÅÄ )ȭÍ ÎÏÔ ÃÌÏÓÉÎÇ ÔÏÄÁÙȢȱ 

¶ Ȱ)ȭÍ ÔÁËÉÎÇ ÂÁÃË ÔÈÅ ÐÏ×ÅÒ ÁÎÄ ÔÈÅÎ ×ÉÌÌ ÄÅÃÉÄÅ ×ÈÁÔ ) ×ÁÎÔ ÔÏ ÄÏȢȱ 

¶ Ȱ) ÃÁÎ ÌÅÇÁÌÌÙ ×ÁÌË ÁÎÄ ÔÈÁÔȭÓ ×ÈÁÔ )ȭÍ ÄÏÉÎÇȢȱ 

 

These messages clearly show that the Defendant believed: 

¶ The agreement had been violated 



¶ The escrow arrangement breached the contract 

¶ The financial terms in the HUD were incorrect 

 

VIII. Andy Lord Attempts to Induce the 

Defendant to Close 

Andy Lord responded with messages attempting to pressure the Defendant into closing 

immediately. 

Lord wrote: 

¶ Ȱ)ÓÎȭÔ ÉÔ ÂÅÔÔÅÒ ÔÏ ÔÁËÅ ÔÈÁÔ ÏÒ ÌÏÓÅ ÔÈÅ ÈÏÕÓÅȩ #ÏÍÅ ÏÎ ÍÁÎȢ 4ÈÉÓ ÉÓ ÎÏÔ ÆÁÉÒȢȱ 

¶ Ȱ)ȭÌÌ ÇÉÖÅ ÙÏÕ ÔÈÅ τ ÇÒÁÎÄ ÉÆ ÙÏÕ ÃÏÍÅ ÒÉÇÈÔ ÎÏ×Ȣȱ 

¶ Ȱ4ÈÅ ÄÅÁÌ ÉÓ ÏÆÆ -ÏÎÄÁÙȢ ) ×ÉÌÌ ÇÉÖÅ ÙÏÕ τ ÇÒÁÎÄ ÒÉÇÈÔ ÎÏ×Ȣ 4ÈÁÔ ÇÅÔÓ ÙÏÕ ÔÏ ÔÈÅ 
number you want right?ȱ 

These statements show the buyerôs realtor attempting to personally pay the seller to induce him 

to close immediately. 

This is highly irregular and ethically questionable conduct. 

 

IX. Criminal Exposure Analysis 

The conduct described above raises potential criminal exposure in several areas. 

 

1. Fraud and Fraudulent Inducement 

Fraud occurs when a party intentionally misrepresents or conceals material facts to induce 

another party to act. 

Relevant conduct includes: 

¶ Delivering a HUD that did not reflect negotiated terms 

¶ Attempting to force the Defendant to close under incorrect numbers 

¶ Concealing contractual provisions designed to impose financial liability 



If these actions were intentional, they could constitute fraudulent inducement. 

 

2. Conspiracy 

Civil or criminal conspiracy occurs when two or more individuals coordinate to accomplish an 

unlawful objective. 

Evidence suggesting coordinated conduct includes: 

¶ The March 4 meeting between Lord, Dibiase, and the lender 

¶ Joint efforts to influence closing proceeds 

¶ Coordinated pressure on the Defendant to close 

Because the agents represented opposing parties but were professional associates, their 

coordinated actions raise significant concerns regarding collusion. 

 

3. Lender Interference 

Unauthorized communication with a borrowerôs lender may constitute tortious interference with 

financial relationships. 

Possible misconduct includes: 

¶ Attempting to influence loan proceeds 

¶ Directing payments to third parties 

¶ Negotiating financial matters without borrower authorization 

Such conduct may expose participants to both civil liability and regulatory investigation. 

 

4. Unfair Trade Practices 

Under the Maine Unfair Trade Practices Act (5 M.R.S. §207), it is unlawful to engage in unfair 

or deceptive acts in commerce. 

Examples include: 

¶ Concealing material financial terms 

¶ Delivering misleading settlement documents 

¶ Applying improper pressure to force a transaction 



 

X. Conclusion 

The conduct of Matt Dibiase, Andy Lord, and Derek Ray reflects a troubling pattern of behavior 

inconsistent with the duties of licensed real estate professionals. 

The evidence shows: 

¶ Secret meetings with the Defendantôs lender 

¶ Breach of fiduciary duty by the Defendantôs own realtor 

¶ Manipulation of settlement documents 

¶ Verbal abuse and coercion during negotiations 

¶ Improper financial inducements to force closing 

Taken together, these actions raise serious concerns regarding fraud, conspiracy, deceptive trade 

practices, and professional misconduct. 

 

 

 

 



 



 

 



 

 

 

 



 

 

 



 

 



 

 

 

 



 

 



 

 

 

 


