December 2018

How To Keep Your MultiUnit Property WINTER
WEATHER SAFE
IT’S A GREAT TIME
TO REFINANCE,
Especially Cash Out

OPEN LETTER TO
MASSACHUSETTS
LEGISLATORS:
Refuse Right of
First Refusal

Contents
3
4

LETTER FROM THE
EXECUTIVE DIRECTOR

20

California’s Prop 10 Fails,

OPEN LETTER TO
MASSACHUSETTS
LEGISLATORS:

22

How To Keep Your MultiUnit Property WINTER

24

CAUSE OF COLUMBIA GAS
EXPLOSIONS RELEASED,

29

REGIONAL

Refuse Right of First
Refusal

10
4

13
16

IT’S A GREAT TIME TO
REFINANCE, Especially

Cash Out

Emotional SUPPORT
LANDLORD TENANT
LAWYER, ATTORNEY

Recommendations in
Massachusetts

10

13

2

16

24

RENT CONTROL CHECKED
AT COST OF $100 MILLION

WEATHER SAFE

Landlords Floating
Reimbursement Delays

December 2018

Published by MassLandlords, 14th Floor, One
Broadway, Cambridge, MA 02142.
The largest non-profit for Massachusetts
landlords. We help owners rent their
property.
We also advocate for better laws.
info@masslandlords.net
774-314-1896
THE MASSLANDLORDS
BOARD OF DIRECTORS

Rich Merlino, through 2022
Russell Sabadosa, through 2021
Pietro Curini, through 2020
Joyce Nierodzinski, through 2019
Yvonne DiBenedetto, through 2018
EXECUTIVE DIRECTOR

Douglas Quattrochi

INFORMATION MANAGERS

Jillian Campayno, Wakana Gates
SR MANAGER OF SERVICE AND MARKETING

Sue McMahon
BOOKKEEPING

Vipan Garg, Simran Kaur
MANAGER OF ADVERTISING
DESIGN AND PLACEMENT

Paul Ssemanda

MESSAGE BOARDS, SERVICE DIRECTORY,
AND DATA

Fatima Cangas, Nomer Caceres,
Emerson Raniaga
EVENT LOGISTICS COORDINATOR

Brent Perry, Peter Cushman

EVENT HOSPITALITY AND SALES

Naomi Elliott, Kaitlin McMahon
NEWSLETTER DESIGN

Ailar Arak

VIDEOGRAPHY

Paul Mong

TRANSCRIPTION

Prospero Pulma
WEB DEVELOPMENT

Jess Thrower

LEGISLATIVE AFFAIRS COUNSEL

Peter Vickery, Esq.
PHOTOGRAPHY

Barry Collins, Paul Shea
LOCAL VOLUNTEER TEAMS
CAMBRIDGE

Jess Manganello, Peter Shapiro
CHARLES RIVER

Garreth Brannigan, Charles O’Neill,
Paul Harris, and more
SPRINGFIELD

Sheryl Chase, Russell Sabadosa, and more
WORCESTER

Marc Lundstrom, Richard Trifone,
Richard Merlino, Elaine Fisher,
Michele Kasabula, and more
PARTNER ASSOCIATIONS
MWPOA

Sherri Way, and team
SWCLA

David Foote, and team

Letter from the
Executive Director
THIS MONTH’S LETTER FOCUSES ON THE LOOMING
RETURN OF RENT CONTROL TO MASSACHUSETTS.
In our Commonwealth, issues of major importance are
decided by simple majority. There are roughly ten times as
many renters as there are landlords. When it comes to rental
housing policy, landlords are a distinct economic minority.
The truth about elections is that money also matters. The
Center for Responsive Politics found that, while money can’t
buy elections, 86% of the top spenders in elections from 2000 to 2016 won their seat.
Elections and policy discussions require advertising, travel, staff, and compliance.
Making policy is expensive.
Who spends the most money influencing Massachusetts housing policy? Consider
that a 501(c)3 nonprofit pays no income tax, no sales tax, and no real estate tax if it
owns rental units. But they can still make money and hire and pay staff upwards of
$400,000 a year.
Under IRS regulations, a housing nonprofit can spend 20% of its revenue on
lobbying for or against specific numbered bills. And generic policy discussions are not
lobbying. City Life/Vida Urbana had 2017 revenue of $1,064,338; MetroHousing Boston
had $147,836,461.
These nonprofits have legitimate purposes. But sadly, they have influenced the
wording of the Boston Metro Mayor’s Coalition to our illegitimate exclusion. The
Coalition has announced their intent to pursue the ideas behind Just Cause Eviction
Rent Control. They have added their idea of a Tenant Right of First Refusal, discussed
elsewhere in this edition.
There are legitimate problems in Massachusetts. Homelessness is a systemic issue
for us. Displacement is driving many seniors and disabled individuals far from their
neighborhoods and support networks. The nonprofits say Just Cause Eviction and
Tenant Right of First Refusal are the only answer.
Did we mention that Tenant Right of First Refusal grants nonprofits the right to
purchase your properties, too? Combined, these two policies are legalized extortion.
They will make it impossible for you to terminate a tenancy. If you want to sell out of
the business entirely, they will make sure you sell to them and only them.
We have a lot of great collaborative answers. We’re piloting a new program in
Worcester that, as of time of writing, looks ready to give homes to four chronically
homeless individuals for almost no money with landlords’ eager and willing participation. There are real solutions here.
But without your support, we cannot afford to give our two cents every time a renter
nonprofit is giving theirs. Please join today. Or if you are already a member, please
become a property rights supporter. The next legislative session starts in January, and
all that stands between us and disaster is a simple majority.

NWCLA

Brian Lucier and team
RHABC

Wendy Goodwin and team
MassLandlords’ views and opinions may not
reflect those of partner associations.
With Immense Gratitude to Seven Decades
of Past Volunteers

Sincerely,
Douglas Quattrochi
Executive Director
MassLandlords, Inc.
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OPEN LETTER TO
MASSACHUSETTS LEGISLATORS:
Refuse Right of First Refusal
Peter Vickery, Legislative Affairs Counsel

The following open letter
on Tenant Right of First
Refusal is addressed to all
Massachusetts legislators
at the start of the 2019-2020
legislative session.
Dear Legislator:
In the forthcoming legislative session, I
suspect that you will be asked to support
a bill that would allow cities and towns to
create a right of first refusal for tenants
and to use municipal housing trust funds
to subsidize tenant real-estate purchases.
The bill is titled “An Act to preserve
affordable housing through a local option
tenant’s right to purchase.” On behalf of
MassLandlords, the membership organization that represents rental property
owners across the Commonwealth, I
respectfully request that you refuse to
support the proposal. Instead, I hope you
will endorse two measures that would
help expand the supply of affordable
housing: (1) requiring tenants who are
withholding rent to set the money aside in
an escrow account pending trial; and (2)
imposing treble damages and legal fees
for security-deposit violations only where
the landlord acted knowingly and willfully.
Reasonable people will disagree on
the route, but I hope we all agree on the
objective: more affordable housing. For
those of us who share that goal, creating a
right of first refusal may seem like a good
idea. After all, many other jurisdictions
have done something similar. And giving
tenants the ability to hold up a sale significantly boosts their bargaining power,
which some may consider a good thing.
But it also increases the cost of doing
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business as a landlord, which creates yet
another barrier to entry into the rental-property market. Rather than expanding
the supply of affordable housing, a rightof-first-refusal mandate would shrink it.

RESTRICTED IN THE DISTRICT
Because the right-of-first-refusal proposal
is something that policymakers have tried
elsewhere in the country (e.g. Portland,
Oregon; Seattle, Washington; New York
City; San Francisco; Rhode Island; and
Washington, DC) we already have ample
data and some scholarly analyses. We do
not have to guess how the proposed law
might perform here in Massachusetts.
For example, as you may know, a similar
law has been in effect in DC since
1980 called the Tenant Opportunity to
Purchase Act (“TOPA”).
TOPA requires the owners of affordable-housing units to inform their tenants

and the local government before putting
the units on the market. It then gives
the tenants 7-30 days, depending on the
number of units, to say whether they are
interested in buying. Then the tenants
have a set time to negotiate with the
owner, and an additional period (up to
240 days) to secure financing. For the
owner of a building with five or more
affordable units, TOPA bakes an additional year into the selling process.
Now the DC council wants to exempt
single-family homes from TOPA and the
mayor wants the local government to start
buying properties itself under the District
Opportunity to Purchase Act (“DOPA”).
We have to ask ourselves: If TOPA
worked as intended, why would local
lawmakers restrict it? And why would
they need DOPA?
Although no one would deny that over
the course of almost 40 years TOPA has

A TOPA chasing vehicle was photographed by NBC Washington. https://www.nbcwashington.com/investigations/
Some-DC-Renters-Make-Tens-of-Thousands-of-Dollars-Exploiting-Decades-Old-Law-421942054.html
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helped preserve some affordable units,
overall it has not worked as intended. As
one scholar noted:
[T]he contention that TOPA worked
is problematic because under that
theory, jurisdictions that lacked a
statute like TOPA should have suffered
because there was no similarly strong
legal protection for low-income
residents in that jurisdiction. However,
when you compare DC with its closest
comparable jurisdiction—Baltimore,
Maryland—it is apparent that low-income residents of Baltimore, without
TOPA, fared better than those in DC.
Indeed, middle- and low-income
residents of DC moved to Baltimore
(a non-TOPA jurisdiction) to find
affordable housing. This is exactly the
opposite finding that one would expect
if TOPA’s statutorily created rights
were effective in the social engineering
tasks of maintaining or increasing
affordable-housing inventory in DC.i
It is only fair to point out that in 2016,
five years after that article was published,
Baltimore enacted a form of TOPA, one
that applies only to single-family dwellings
and with tenant-response periods that are
shorter than DC’s. Nevertheless, if prior to
2016 Baltimore fared better without TOPA
than DC has fared with TOPA, it stands
to reason that TOPA is not a good model
for Massachusetts.

“IT FELT LIKE EXTORTION”
If TOPA remains on the books even
though it is failing to preserve affordable

housing in a meaningful way, somebody
somewhere must be benefiting. But who?
Investigative reporters at NBC came
up with one answer: Those tenants and
their lawyers who “hold homes hostage,”
selling the refusal rights to the highest
bidder. The reporters interviewed a firsttime buyer named Clara, whose contract
to buy a house in DC came undone at
the last minute:
The sellers had been asking for the
renter who lived in the basement to
sign a TOPA waiver since they first
accepted Clara’s offer to buy the house.
“They were offering [the renter]
$10,000 to sign the waiver, and so we
felt who wouldn’t take that kind of a
deal?” Clara said.
But the renter got an even better
deal by selling her TOPA rights to a
developer who was willing to pay more
and got to buy the house instead.
Clara said it “felt like extortion... really
slimy.” The reporters also interviewed
Andrew McGuire, a lawyer who specializes in buying and selling TOPA rights
in what he calls a “$100-million a year
industry.” His website domain name is
TOPAmarket.com, by the way.
“You want the buyer to walk away,”
[McGuire] said. “If the buyer walks
away, it clears the deck so the tenant
can assign his rights to a developer
who’ll come in and then the seller has
no one else to sell to.”

Using the law to obtain an economic
gain without creating any new wealth is
what economists and public-policy types
mean by the term “rent seeking.” TOPA
has provided a classic example of the
rent-seeking phenomenon, moving money
from landlords to savvy lawyers without
generating anything of value.
The DC scenario—tenants selling
their rights to lawyers who sell them on
to developers—will surely play out in
communities across Massachusetts if the
Legislature enacts the bill. Although titled
“an Act to preserve affordable housing
through a local option tenant’s right to
purchase,” it will not do much to preserve
affordable housing. Instead it will make
it harder to buy and sell affordable
housing, provide an unwarranted
bonus for tenants who sell their refusal
rights, and create a new way for lawyers
to make money.

WINDFALL FOR THE WELL-OFF
The bill says that tenants may transfer
their rights to certain third parties, namely
owner’s cooperatives, community development corporations, land trusts, and “other
non-profit housing organizations.” But the
list is not exclusive, so does not prohibit
tenants from transferring the rights to
other entities. This would enable arbitrageurs like the aforementioned Attorney
Andrew McGuire to get in on the act.
True, the bill does say that tenants
shall have the right of first refusal “for
the purpose of maintaining affordable
housing and preventing tenant displacement.” But it does not define “affordable
housing” or incorporate the definition

PROXIMA
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from G.L. c. 40R, i.e. housing affordable
to people with an income less than 80%
of the area-wide median. Unlike equivalent measures in some other jurisdictions
(e.g. Maine; Rhode Island; and Denver,
Colorado) it is not expressly limited to
subsidized tenancies.
Rather, the bill as written would apply
to all buildings with three or more
residential units, both “affordable” and
market-rate. All tenants, regardless of
income, would have the opportunity to
waive their valuable refusal rights for the
right price. Tenants in higher-end apartments in tonier neighborhoods would
welcome this windfall, I am sure, but it
is a subsidy that they could probably get
along just fine without.

REFORM PROPOSALS
Based on their experience, the members
of MassLandlords believe that the main
problem with the landlord-tenant relationship in Massachusetts is not that it is
regulated too lightly, but too tightly. That

said, we are not suggesting a bonfire of
regulations, just a couple of common-sense
reforms that could give the affordable-housing market a shot in the arm:

PROPOSAL 1: RENT ESCROW
Tenants are allowed to withhold rent if
their units are unfit for human habitation,
a reasonable law that makes sense in
principle. But as things stand, tenants do
not have to set their withheld rent money
aside. Many spend it on other things. After
trial, if the judge finds that the landlord is
due all or some of the withheld rent, the
tenants simply do not have the money.
Worse, as the law stands today, it can
be abused to perform the so-called “free
rent trick.” A tenant who purposefully
damages their unit may live rent free for
many months while the court figures out
who is responsible for the damage. In our
2014 study, we identified 277 cases where
renters were in court for non-payment two,
three, or four times in a year. Although
rare, these cases cast a long shadow. One
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Massachusetts couple now owes a cumulative $161,266.17 in back rent and damages.
They have been carrying out the free rent
trick for 24 years and counting.
Whatever the cause of the damage,
landlords can hardly ever recover
back-rent even if they take the tenants
to Small Claims Court. This is not only
unfair to landlords, but also discourages
smaller landlords from renting either to
low-income tenants or to anyone at all.
They cannot afford the risk. This exacerbates our affordable-housing shortage.
Our bill would create a variety of
options for renters to escrow their rent
as a good faith gesture while habitability
disputes are adjudicated.

PROPOSAL 2:
SECURITY DEPOSIT REFORM
Landlords seek to reduce risk and keep
rents low by taking security deposits. If a
landlord violates the complex securitydeposit law through mere inadvertence,
they are liable for treble damages (typically

Worcester Healthy Homes Program

LEAD PAINT ABATEMENT GRANTS FOR LANDLORDS
IN WORCESTER
Funding for lead abatement and other health related issues specific to the
physical housing and the indoor environment.
INVESTORS
• 90% of cost up to $10,000 for lead Paint Remediation & $5,000 for Healthy
Homes Issues

REQUIREMENTS
• Building must have child under 6 living in property or an order to correct from
Worchester
• Inspection Services. Must not have a current Lead Paint Letter of Compliance.
Deleading is a requirement of this giant.
• Property must have been built before 1978
• Tenants in units must meet HUD Income Guidelines
• Be current on your taxes and water/ sewer bill

Call 508-799-1400 x 31406 TODAY
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three times the amount of the deposit) and
legal fees. This is true regardless of whether
any harm has been done to the renter. This
deters some landlords from taking security
deposits at all. To insure against damage,
these landlords charge a higher rent, which
renders housing less affordable. A landlord
who wishes to eliminate their security
deposit liability should raise the rent 6%.
We have seen security deposits falling
rapidly out of use, especially after a recent
court case, Meikle v Nurse, which ended an
eviction – despite the fact that the landlord
was owed $3,000 – because the renter was
owed $3 in security deposit interest.
Our bill would not reward landlords
who violate the security-deposit law.
Even unintentional violations would still
lead to landlords forfeiting their security
deposit. But it would confine the punitive
penalty (multiple damages and legal fees)
to those most in need of its deterrent
value, i.e. the tiny minority who flout the
law willfully and intentionally.

GOOD

INVESTS
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CONCLUSION

LINKS

MassLandlords shares the twin goals of
providing more affordable housing and
reducing homelessness. But creating a
mandatory right of first refusal is not the
way to do it. In fact, by adding another
layer of complexity to the rental-housing
market and creating more opportunities
for rent-seeking (in the public-policy
sense of the term) it would make a
difficult situation worse. This is not a bill
that will get better with a few tweaks. It
is fundamentally flawed. We hope you
will oppose the measure, and support our
reform proposals outlined above.
Thank you for your time and attention,
and for your ongoing service to the People
of the Commonwealth of Massachusetts.
– Peter Vickery, Esq.

TOPA: http://clickmetertracking.com/
dc-topa
Exempt: http://clickmetertracking.com/
curbed-topa-single-fam
DOPA: http://clickmetertracking.com/
wamu-dopa
TOPAMarket.com:
http://clickmetertracking.com/
topamarket
Interviewed:
http://clickmetertracking.com/
nbcwashington-topa-tens-thousands
Maine: http://clickmetertracking.com/
maine-trofr
Rhode Island:
http://clickmetertracking.com/ri-trofr
Denver: http://clickmetertracking.com/
denver-trofr
$161,266.17:
http://clickmetertracking.com/
free-rent-trick-hall-of-fame
Meikle v Nurse:
http://clickmetertracking.com/
meikle-v-nurse

END NOTES
i

Kemit A. Mawakana, “Power and Law,
Bait and Switch: Debunking ‘Law’ as a Tool
of Societal Change in the Disappearing Act
of Affordable Housing in the District of
Columbia,” 36 Okla. City U. L. Rev. 93 (2011).
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IT’S A GREAT TIME TO REFINANCE,
Especially Cash Out
Late 2018 is a time of peaking
rents, high acquisition prices,
and low rates. All totaled, it’s
a great time to refinance.
MassLandlords recently spoke with a
commercial lender about the Greater
Boston rental real estate market. The lender
requested not to be named because their
bank needs to review public statements,
which would take so long as to render this
article untimely. We have tried to convey
the essential information here. Any errors
or omissions are our own. Check with your
preferred bank for alternative viewpoints.

RENTS PEAKING
From 2012 to 2015, we saw what may in
hindsight be considered “peak growth” in
rent rates, 6%/yr. Now in late 2018 we’re
seeing 2 to 3% per year, and in some cases
rents are stagnating. In Greater Boston,
there’s a lot of Class A real estate with
amenities, a doorman, etc. Concessions
are needed to make these higher rents
compare well in the market.
Boston is certainly unique: there’s a big
supply on the market but there’s a lot of
pent-up demand, so there’s great absorption at the moment. It’s like a renaissance
of development and new housing. Rents
overall are still very strong. As of yet
there’s no sign of slackening.
Inside the “128 Beltway” is considered
a safer lending area because rents remain
strong through cycles.
Hot areas in Greater Boston are Quincy
(a phenomenal area, great value recently),
Chelsea (so close to downtown), Revere,
and Everett, especially pending the new
casino. Chelsea is the next East Boston.

PURCHASE PRICES HIGH
DESPITE RISING RATES
On the acquisition front, we’re at an
impasse. Rates have been so low for so long
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Historically low interest rates are at an end. Prices remain high.

that values have skyrocketed in real estate
compared to other asset classes. Interest
rates should be driving prices down from
2015, but overall the higher interest rates
are also driving higher expected cap rates.
Despite rates having gone up 300 basis
points in the last three years, sellers are not
coming down any in price.
Acquisitions have therefore really
stalled. This will be obvious if you have
been in the market comparing rent levels
to asking prices. It’s hard to find properties
that will cash flow or meet desired returns.

REFINANCE NOW?
The 2006 and 2007 pre-collapse
mortgages all came to maturity in 2016
and 2017. Many commercial borrowers
refinanced early in 2014 and 2015. This
“wall of maturities” in 2015 was probably
the peak of the refinance cycle. The last
three years may have been an unnoticed
correction from a banker’s point of view.
No one knows where rates will go
long-term. We can and do set expectations
for the next 12 to 18 months. In that
timeframe, it’s all but certain that rates
will rise. So if your mortgage is coming
due in the next 1 to 2 years, think about
refinancing now.

Note that banks are in a lot better
position now than they were in 2007.
They can no longer do risky loans. For
risky loans, there are other lending
sources besides traditional banks. The
banks themselves are sitting on strong
portfolios. There are not many great deals
out there, so a well-prepared commercial
borrower can get a lot of attention.
There have been eight rate increases
since normalization began in 2015, after 8
years of no rate increases. There’s another
increase expected in the December
timeframe. In 2019 another three
increases are expected.
If your rents have increased, your
property value may have increased appreciably in a lender’s eyes. Even with tighter
lending standards, you may be well
positioned to lock in a low rate and take
cash out for renovation or acquisition.
The advice is to look at your portfolios,
your rates, and which mortgages are
coming due. Remember that in 2007,
rates were 6%. Plan ahead and refinance
earlier if it makes sense. ML

LINKS
Eight rate increases:
http://clickmetertracking.com/
wikipedia-fomc-rates
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Leader Bank Introduces ZDeposit: Simplifying the Opening of Security Deposit Accounts
Leader Bank is pleased to introduce its
proprietary security deposit management tool
– ZDeposit (www.zdeposit.net). This free
product for landlords digitally streamlines
the opening of tenant security deposits. With
ZDeposit, landlords and property managers
create new security deposit accounts online
and invite tenants to enter their information.
Additionally, ZDeposit automates many of
the compliance headaches such as generating
account disclosure forms, apartment
conditions statements, and sending the annual
interest payments directly to tenants.

“Landlords will find Leader’s ZDeposit
program a necessity in helping meet their
legal requirements while making the
experience easy.”

“Landlords, especially smaller landlords,
are often not sufficiently knowledgeable
or organized to comply with the stringent
requirements of the Massachusetts security
deposit law,” commented George Warshaw,
Attorney and Author, Massachusetts
Landlord-Tenant Law, Lexis Law Publishing.

ZDeposit follows the successful launch of
ZRent (www.zrent.net), which has automated
rent collection while saving time for
thousands of landlords and tenants. Leader
Bank is currently licensing ZRent to other
financial institutions, and will begin doing so
with ZDeposit in late 2018.

“We are excited to launch ZDeposit as a service
to help landlords and property managers save
time and be more compliant,” said Jay Tuli,
Executive Vice President at Leader Bank
and creator of ZDeposit. “Customers who
are using our product to automate security
deposits are seeing substantial time savings
and better organization in their daily tasks.”

ZDeposit is free for all landlords and tenants.
Security deposit accounts opened through
ZDeposit will be held at Leader Bank. For
more information, visit www.zdeposit.net,
email zdeposit@zdeposit.net, or call 781614-8691.
About Leader Bank and the ZRent Team
Leader Bank is a nationally chartered bank
with over $1.2 Billion in assets headquartered
in Arlington, MA. Leader Bank consistently
ranks as one of the top mortgage lenders in
Massachusetts for purchase transactions,
originating over $1.8 Billion in 2017. The
ZRent team is an independent division of
Leader Bank that creates innovative banking
products for its customers and licenses the
technology to other financial institutions. For
more information about Leader Bank, visit
www.leaderbank.com or call 877-691-7900.

deposit

Making security deposits effortless

www.zdeposit.net

Helping Residential Rental Property Owners
Maximize Their Free Cash Flows
MAXIMIZE DEPRECIATION
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IMPROVE CASH FLOWS
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Emotional
SUPPORT

By Peter Vickery, Esq., Legislative
Affairs Counsel

A serious review of the
comically easy-to-get
Emotional Support Animal
certificate, with some practical
advice to avoid getting cowed
into submission.
Lance Talkington made snarky comments
about emotional support animals and
ended up in court for allegedly interfering with his neighbors’ federal Fair
Housing Act rights. Talkington lived
in in the US Virgin Islands at Cowpet
Bay West Condominiums, which had a
no-dogs policy.
When his condo neighbors Judith
Kromenhoek and Barbara Walters
(no, a different Barbara Walters) each
brought home a dog and claimed that the
dogs were emotional support animals,
Talkington made derogatory comments on
his blog. He cast aspersions on the validity
of the certificates that Ms. Kromenhoek
and Ms. Walters had obtained. He
suggested that the certificates might have
come from one of the “disreputable”
websites that would provide documentation without “verifying either the animals
credentials or the purported disability.”
The court report does not say which
websites Talkington had in mind, but
interested readers with access to Google
and a few minutes to spare can get a
rough idea of the possibilities.

SEVENTY-NINE BUCKS FOR
SAME-DAY SERVICE
Near the top of the list of search results
comes the United States Dog Registry
where obtaining the basic kit (certificate,
lifetime registration, identification card,
and tag) is a breeze. You do not need
medical documentation from your health
provider or a letter from the veterinarian.
You do not even need an animal. All
you need is $79.

A screenshot of the allegedly hateful rainbow-colored blog of Cowpet Bay West Condominiums.

If you are willing to shell out 98
cents more, go to USServiceAnimals.
org, site of the “Official Service Animal
and Emotional Support Animal (ESA)
Registry.” For $79.98 in addition to
the certificate, tags, etc., this company
offers a card containing “legal information about your rights” and the peace
of mind that comes from having said
rights protected “with the help of our
on-staff attorneys.”
And you do not even need to provide
them with a letter from your physician
because the company will take care of
that too: “A doctor in our network may
be able to prescribe an emotional support
animal with only one phone call.” Need a
doctor’s note? Just scroll down and click
on the big red button that says, “speak to
a doctor now.” Need that note quickly?
Have no fear: “Our network of independent mental health professionals will get
your required documentation today.”
A certificate, a lawyer, and a doctor, all
for just $79.98.
In any event, Mr. Talkington’s online
comments, which he made in 2011,
landed him the role of one of seven
defendants in a lawsuit that commenced
in 2014 and concluded in 2017. The
trial judge granted summary judgment
in his favor, but the Court of Appeals

for the Third Circuit reversed, holding
that “a reasonable jury could find that
there was a causal connection between
Talkington’s blogging and [the plaintiffs’]
exercise of their fair-housing rights.”
Bloggers beware.

A TURKEY, A GOAT, AND A PIG
WALK ONTO AN AIRPLANE
News stories about emotional support
animals tend to focus on air travel.
Federal aviation regulations allow
passengers to bring their “emotional
support animals” on board the aircraft.
Unlike pets, they fly free of charge so, not
surprisingly, the number of emotional
support animals on flights has risen
dramatically in recent years, from
481,000 in 2016 to 751,000 in 2017. The
variety of supposed “emotional support
animals” has risen as well. The list of
airborne emotional-support creatures
includes a turkey, a peacock, a goat, a
large pig, and a miniature horse.
The pig kicked up a stink, as the
headline from the Hartford Courant
suggests (“Pooping Pig and Its Owner
Booted from Bradley Flight”). Within the
strictures of federal regulations, airlines
are now trying to crack down.
For example, Delta and United now
require customers to confirm that their
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animals can behave in public and provide
a health and vaccination form signed by
a veterinarian. Based on the story about
the pig, this does not seem like too much
to ask. Alaska Air requires that emotional
support animals be of a size that does
“not exceed the footprint or personal
space of the guest’s seat or foot area”
and must be leashed “or in an approved
carrier that fits under the seat,” which
would seem to rule out the larger-breed
pigs and, perhaps, most goats. In any
event, the airline warns fliers that “the
only emotional support animal permitted
into Hawaii is a cat or dog.”
Hawaiian Airlines “does not accept
under any circumstances certain unusual
animals.” The link to the list of “unusual
animals” does not work, possibly because
the company is overhauling its policy
so as to conform to current regulations,
which do not permit companies to
declare certain species off limits.

FIGHT OR FLIGHT
The industry group Airlines for America
has asked the US Department of
Transportation to redefine “service
animals” so as to include “only dogs
that are individually trained to do work
or perform tasks for the benefit of an
individual with a disability.” If the administration does decide to pick this fight, a
swift victory over sundry advocacy groups
seems unlikely.
The challenge facing airlines also
confronts landlords. Tenants with
disabilities are entitled to reasonable
accommodations. This is not news. Nor
is it news that the reasonable accommodation may come in the form of a service
animal, even if the property owner has
a no-pets policy. Landlords know that if
they customarily prohibit animals of all
sorts, they have to make exceptions for
trained service dogs that perform tasks
for tenants with disabilities.
But does an animal qualify as a service
animal for landlord-tenant purposes
when it has no special talent (e.g.
an amiable but essentially unskilled
miniature horse) and its role is simply to
provide emotional support? Having read
about Lance Talkington’s experience at
the Cowpet Bay West Condominium you
can probably guess the answer.
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Landlords can imagine the relief felt when this ESA pig relieved itself once in the aisle and then was removed.
Robert Phelps via https://www.courant.com/breaking-news/hc-pig-on-plane-at-bradley-1130-20141129-story.html

Under the federal Fair Housing Act
and the regulations that implement it,
housing providers must provide equal
opportunity for each tenant with a disability to “use and enjoy” the dwelling.
In 2013, the Department of Housing
and Urban Development (HUD), which
enforces the federal Fair Housing Act,
issued guidance on the subject. HUD
stated that although the Department of
Justice had interpreted the Americans
with Disabilities Act (ADA) so as to
exclude emotional support animals
from its definition of “service animals,”
HUD would interpret the Fair Housing
Act (FHA) so as to include them. So
far as HUD is concerned, a reasonable
accommodation under the FHA includes
emotional support animals.
According to the HUD notice, if a tenant
whose disability is not readily apparent
claims to need an emotional support
animal, the landlord is entitled to ask for
“reliable documentation” from a physician,
psychiatrist, social worker, or other metal
health professional as to the disability and
the “disability-related need” for the animal.
They may not ask for access to medical
records or for “detailed or extensive information” about the mental impairment.
As for showing that the animal is
“necessary” for the tenant’s enjoyment

of the premises, landlords may ask
for evidence that “that the animal
provides emotional support that alleviates one or more of the identified
symptoms or effects” of the disability.
Some appeals courts have upheld this
extremely generous interpretation of
the word “necessary.” If a tenant can
show that the animal alleviates an
effect of the mental-health condition,
then the animal is “necessary.” In this
context, the meaning of “need” grows
somewhat fuzzy.
As parents sometimes grow tired
of explaining, especially around the
holidays, there is an important difference
between want and need. “We fully appreciate that you want the Xbox One/every
single item in the American Girl Doll
catalog/a pony [delete as applicable] but
we do not believe that you need it.” It may
come as some consolation that offspring’s
failure to understand the want/need distinction will not prevent the little moppets
from becoming either the authors of HUD
notices or appellate-level judges.

BEASTS AND BURDENS
Under the FHA and the Massachusetts
state-law equivalent, G.L. c.151B, an
accommodation must not unduly
burdensome, i.e. must not impose undue
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financial or administrative burden
on the landlord.
If the landlord can show that the
animal in question poses a threat to
other tenants, then that danger may
outweigh the disabled tenant’s need for
a reasonable accommodation. However,
landlords cannot get away with blanket
general assertions against certain
species or breeds: the danger must be
particularized. It is not enough to say
that ferrets foment fear, pythons perturb,
and bull-terriers bite. Instead landlords
need to make individualized assessments
for each animal.

CONCLUSION
Even if your rental property has a
no-animals policy, your tenant with
a non-obvious disability (e.g. behavioral-health issues) has the right to
seek an exemption in order to keep
an emotional support animal on the
premises. That said, you can and should
ask for “reliable documentation” from

a physician, psychiatrist, social worker,
or other metal health professional that
the tenant has (1) a disability and (2) a
“disability-related need” for the animal. If
you can show that the animal in question
would impose an undue burden, you
may still be able to enforce your no-animals policy. ML

LINKS
Cowpet Bay West Condominiums:
http://clickmetertracking.com/
cowpet-bay-west
Lawsuit: http://clickmetertracking.com/
kromenhoek-walters-v-talkington
Dog registry:
http://clickmetertracking.com/
dog-registry
USServiceAnimals.org:
http://clickmetertracking.com/
us-service-animals
Company will take care of that:
http://clickmetertracking.com/
us-service-animals-esa
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Turkey: http://clickmetertracking.com/
washingtonpost-esa-turkey
Pig: http://clickmetertracking.com/
cnn-pig-esa
Kicked up a stink:
http://clickmetertracking.com/
courant-pig-esa
Alaska air requires:
http://clickmetertracking.com/
alaskaair-esa
Hawaiian airlines:
http://clickmetertracking.com/
hawaiianair-esa
Has asked: http://clickmetertracking.com/
businessinsider-esa-airlines
Must provide equal opportunity:
http://clickmetertracking.com/
gpo-housing-equal-opportunity
HUD would interpret:
http://clickmetertracking.com/
hud-esa-interpretation
G.L. ch.151B:
http://clickmetertracking.com/
malegislature-ch151b-s4

YOUR ENVIROMENTAL
PEST AND LAWN
PROFESSIONALS

FORDSHOMETOWN.COM
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LANDLORD TENANT LAWYER, ATTORNEY
Recommendations in Massachusetts

Everything about hiring a
Massachusetts landlord
tenant lawyer or attorney,
including interview
questions, pricing, and pros
and cons of hiring vs DIY.
A comprehensive article on how to hire
a landlord tenant lawyer or attorney in
Massachusetts, how to save on landlord
tenant attorney cost, and whether you need
help with eviction or can do it yourself. This
article is written from the owner perspective for Massachusetts. If you are a renter
seeking legal services, visit MassLegalHelp.
Search our
Landlord Tenant Lawyer Directory

WHAT’S THE DIFFERENCE
BETWEEN A LANDLORD TENANT
LAWYER VS ATTORNEY
In actual practice there’s little difference
between a lawyer and an attorney.
Lawyers are trained in the law but may or
may not offer their services to the general
public. Whereas an attorney-at-law is
someone both trained and specifically
admitted to practice in certain courts on
behalf of clients.
Since most people don’t know the
difference, and since the penalties for
unauthorized practice of law are steep in
Massachusetts, you probably won’t hear
about lawyers who aren’t also attorneys.
The lawyers stick to their jobs working
for the state or their company and
don’t advertise.
We will use the terms “lawyer” and
“attorney” interchangeably here to mean
someone who can represent you in court.
You might also hear “landlord advocate,”
which may cover lawyers and non-lawyers. Our service provider directory uses
the word “attorney.”
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LANDLORD-TENANT ATTORNEYS
WE INVITED TO PARTICIPATE
We asked the following landlord-tenant
attorneys to provide input for this
article. We will update the article as
each gets back to us. (Get left out? Email
hello@masslandlords.net with your
contribution and we will add it.)
Asked: Attorney Jordana RoubicekGreenman of JRG Legal in Boston;
Attorney Craig Ornell of Worcester;
Attorney Stanley Komack of Record
Title in West Springfield; Attorney
Kate Higgins-Shea of Lyon and

Fitzpatrick in Holyoke; Attorney
Peter Vickery of Amherst.

WHAT A LANDLORD
TENANT LAWYER CAN DO
A landlord tenant lawyer can advise
you on your rights. These rights could
concern your rental property, the
claims of your renters, or issues with
municipalities (like code enforcement).
A landlord tenant attorney can draft
rental agreements, sign eviction notices,
file cases in court, argue cases before
the judge, mediate with your renters,
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and regain possession of your property.
Regaining possession is more widely
known as “eviction” and legally is called
“summary process.”
“A lawyer can review all of your
documents, draft notices, facilitate
constable communication, set up
Summary Process, handle the court
processes (set up court, handle motions,
discovery, appearances) and counsel on
pros and cons,” said Attorney Roubicek
Greenman of JRG Legal.

WHAT A LANDLORD
ATTORNEY CAN’T DO
An attorney might be allowed to practice
in all areas of the law, but they aren’t
necessarily qualified to do so. For
instance, it takes special experience
and training to practice landlord
tenant law. It takes a different set of
experience and training to close on the
purchase of a new property, correct a
title defect, or dispute a tax lien. Just
because your attorney works in real
estate does not mean they are practiced
in landlord-tenant law specifically. Ask,
but don’t assume.
Remember that a landlord tenant
attorney can’t undo mistakes you
have made. If you are unsure what
to do, contact an attorney before you
make a mistake.
Attorney Roubicek Greenman reminds
us, “A lawyer cannot make decisions
for a landlord but can provide the best/
worst options.”
Attorney Vickery reminds us
that a landlord-tenant attorney
can’t work magic.
“Readers of the Harry Potter books
will be familiar with Platform Nineand-Three-Quarters, the magical route
from King’s Cross Station to Hogwarts.
There is no equivalent in landlord-tenant
law. Summary process is the only way
to evict a tenant, and there are no secret
passages or tunnels to get you under or
around it,” he said.

WHY HIRE A SPECIALIST FOR
LANDLORD HELP WITH EVICTION
We sometimes hear of landlords who
asked their cousin (who is a divorce
lawyer) to draft an eviction notice. This

story never ends well. We mean no
offense to divorce lawyers, of course.
Think of it the other way around. Would
you recommend a landlord tenant lawyer
to file a divorce? They are vastly different
specialties. The cost savings you get by
hiring a family friend may be swamped
by the cost of inexperience.
In Massachusetts, there are laws,
regulations, and court decisions that
all factor into how a case might unfold.
You want to hire someone who regularly
studies all of these as they develop over
time. Any attorney may be able to read
the law and understand it, but they may
also be completely unaware of a recent
court decision that impacts your case.
Attorney Roubicek Greenman advised
caution especially for landlords with
professional management.
“If you are a management company,
you cannot proceed on your own in light
of the Hatcher case. Also, a lawyer is the
only person who can lawfully provide
legal advice. A court will not allow
anyone other than an individual landlord
or a lawyer to ‘represent’ anyone in
court,” she said.
This means you cannot appear as the
“manager” during an eviction if you are
not written into the lease as the lessor.
(See article, “Can I Represent Myself in
Housing Court?”)
The largest eviction we have studied
resulted in the landlord losing $32,776.90.
The longest eviction lasted one year, three
months, two weeks, and two days. There
is a lot at stake. Hire an attorney familiar
with Massachusetts landlord tenant law.

WHY NOT BE YOUR OWN
LANDLORD TENANT ATTORNEY
You can be your own landlord tenant
attorney in specific cases. In general, you
can represent yourself if you personally
are named on the rental agreement or
the deed. If your company is named, you
can’t represent yourself. You have to be
named personally.
Representing yourself is free. Courts
are public, so you can go watch a case
before yours (the week before, or any
time) to learn how it works. You can
prepare your own evidence and cite your
own sections of the law. If you are civil
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and polite, and your case is clear cut, you
may win easily and for free.
Before you decide to save on the cost of
a landlord advocate, consider that paying
for landlord help with eviction can save
you months of lost rent. Our eviction
research shows that seemingly minor
procedural mistakes can result in weeks
of delays. Delays can happen with an
attorney, too, but it is much less likely to
happen with an attorney than when you
do it yourself.
Note also that your renter may be at an
unfair advantage.
“While it is legal and possible to
represent oneself so long as you are not
a company, it is always best to obtain
as much legal advice as is possible.
After all, tenants can and will be getting
legal advice, albeit free of charge. You
want to have the most information
possible in order to proceed,” Attorney
Roubicek Greenman said.

HOW DOES A LANDLORD
TENANT LAWYER CHARGE FOR
LANDLORD LEGAL HELP
“There is no global fee schedule for
landlord attorneys,” said Attorney
Roubicek Greenman.
Each law firm or landlord tenant
lawyer is different. Some might set out
an hourly rate. Others might have a
flat fee for certain services, like cookie
cutter eviction for nonpayment. Others
might require a retainer up-front and bill
against this prepaid fund.
“I personally have a flat fee that
includes out of pocket expenses and legal
fees for a Summary Process Eviction
so long as the tenant does not file a
counter lawsuit, discovery and demand
a jury trial. In such a case, my fees
shift and the case will be billed hourly
due to the significant increase in the
workload in such a case,” said Attorney
Roubicek Greenman.
Note that attorneys don’t have to take
your case. Any of the following might
disqualify you: you have made a mess of
your situation; your case is hopeless; you
can’t afford the cost; you are disagreeable
to work with. If any of these apply, you
will have a hard time finding an attorney
to take your case.
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HOW TO BE YOUR LANDLORD
TENANT LAWYER’S
FAVORITE CLIENT
There are some easy things you can
do to get on your landlord tenant
lawyer’s good side.
Respect your landlord attorney’s time,
especially during the initial consult,
which often is free. You might have
years’ worth of frustration stored up
against a renter. Try to distill it down
to just what you think the attorney can
do to eliminate the problem. Let them
ask questions and steer the conversation. Don’t rant.
Let them know that you aren’t
looking for free legal advice. Say up
front that you’ve decided to hire an
attorney and you know it will be worth
it. Landlords have a reputation for
being frugal to a fault. There are a few
who make the rounds asking for as
much free legal advice as they can get
away with. Differentiate yourself from
these freeloaders.
Be scrupulous with your paperwork.
It’s hard enough to fix a problem renter. If
your paperwork is also a mess, it may be
too much to handle.
“The more information the client can
provide, the easier it is for me to do
my job. Keeping a rent ledger, a log of
repairs (including requests) and a log
of any other critical tenant communication is a good start,” said Attorney
Roubicek Greenman.
Keep clean and tidy paperwork. Keep
accurate records, especially copies of
communications and rent payments. Be
able to produce documentation for rent
owed, service requests answered, and
your rental agreements. Have all of this in
a printed file or on your computer to pull
up during your consultation.

HOW TO SUPERVISE YOUR
LANDLORD TENANT LAWYER
Believe it or not, lawyers are people too.
It’s easy for any of us to get distracted,
and although you might think an attorney
would be top of every filing deadline,
it never hurts to map out the process
yourself and remind them before each
due date. If you miss a filing date, bad
things can happen. As the old saying goes,
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the squeaky wheel gets the grease! Our
suggestion is just to be politely squeaky.

QUESTIONS TO ASK BEFORE
HIRING A LANDLORD TENANT
ATTORNEY IN MASSACHUSETTS
It’s always a good idea to let the attorney’s
expertise steer the conversation.
“What information do you need
from me to proceed with my case
and help me?” is an excellent first
question, according to Attorney
Roubicek Greenman.
You can learn a lot about the attorney
just by what they request. You can
make requests, too.
How many cases do you handle?
Do you represent both landlords and
tenants? Do you practice other areas of
the law? Do you practice in my town or
city? Are you going to handle my case
personally or give it to another attorney
or someone on your team? What’s your
preferred method of communication?
Can we touch base once a week with a
quick phone call?
Attorney Peter Vickery advises that
you remember you’re operating a
business. You also want to be able to
judge the business outcomes for various
litigation options.
“If your tenant owes you several
months’ rent, ask the lawyer about the
chances of your ever seeing that money.
The lawyer should respond with a few
pertinent questions before giving you the
kind of answer you can rely on,” he said.
A good attorney will be able to list
several different scenarios and also
suggest which one is best.

LIMITED ASSISTANCE
REPRESENTATION
Normally, once an attorney agrees to take
your case, they are ethically bound to see
your case through to the bitter end. In the
last couple of years, attorneys have been
permitted to practice “limited assistance
representation,” which means they can
help you even if they aren’t committed
enough to take your whole case.
For instance, if you ask for limited
assistance representation, you can get
an attorney just to draft a notice to
quit. What you do with it, and all the

aftermath, is your problem. After, you
can go back to that attorney for the next
piece, or you can hire someone else. With
limited assistance representation, you
can get legal advice for those parts of the
process you are least well prepared to
do on your own. This can save money.
Ask your attorney if they offer limited
assistance representation.

LANDLORD TENANT LAWYER
FOR THE DAY
The Housing Courts offer a program
called “Lawyer for the Day.” Nonprofit
staff- or volunteer-attorneys make
themselves available via limited assistance representation for litigants in court.
Usually there are many more pro-renter
lawyers than there are pro-landlord
lawyers. It’s worth asking anyway to see if
anyone there can help you.
The division headquarters for each
court, and some others, also have a “court
service center.” The court staff here can
help you find the correct paperwork, cite
the relevant laws, or handle other matters
that could help you litigate the case on
your own, or could lead to your hiring a
landlord tenant attorney. Take advantage
of this great resource.

LANDLORD TENANT
LAWYER CONCLUSION
When in doubt, ask a landlord tenant
attorney. The costs of an eviction,
discrimination claim, or worse can
be enormous compared to the cost of
messing up an eviction. ML

LINKS
MassLegalHelp:
http://clickmetertracking.com/
mass-legal-help
Search our Directory:
https://masslandlords.net/
directory-provider
Difference between lawyer and attorney:
http://clickmetertracking.com/
reddit-lawyer-v-attorney
Can I Represent Myself in Housing
Court? http://clickmetertracking.com/
represent-self-court
Largest eviction, eviction research:
http://34.gs/ml_evictionstudy
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California’s Prop 10 Fails,
RENT CONTROL CHECKED AT
COST OF $100 MILLION
Nonprofit AIDS Healthcare Foundation drives
massive CA Prop 10 fight in favor of rent
control. Landlords outspend 3:1 and win.

landlords is causing widescale misery for millions of
Californians, and the scourge of homelessness will get much
worse because the rent is too damned high.”
Weinstein was paid $424,102 and controlled $1.3 billion in
revenue in 2016.
In November’s election, California landlords defeated a rent
The AIDS Healthcare Foundation’s mission is to “rid the
control ballot initiative, Proposition 10, by a vote of 60%
world of AIDS.” Their 2016 tax return says, “The foundation
against to 40% in favor of expansion.
provides medical care for those affected by HIV or AIDS.”
Similar to current initiatives
Cynthia Davis, Chair of the
in Massachusetts, California’s
AHF Board of Directors, said,
Proposition 10 ballot ini“The Board of Directors of
tiative would have repealed
AIDS Healthcare Foundation
their state-wide Costais fully behind AHF’s $10
Hawkins Rental Housing
million contribution to the Yes
Act, a law enacted one year
on 10 campaign.”
after Massachusetts’ stateIt is not expected that the
wide ban, in 1995.
IRS or the California Attorney
Costa-Hawkins bans rent
General will take action
control from taking effect
against the AHF for diverting
on buildings constructed
resources from the exempt
after 1995. It also requires
purpose of the organization.
vacancy de-control and
For comparison, the
forbids rent control on all
California Apartment
single-family rentals.
Association had $7,244,918 in
Proponents led by, surprisrevenue in 2016. Their CEO
Cynthia Davis and Michael Weinstein of the AIDS Health Foundation.
ingly, the AIDS Healthcare
was paid $352,274.
Foundation, spent $26
Under current models,
million. Opponents led by
over 265 people could have
the California Apartment Association spent $74 million. The
been given a lifetime supply of AIDS medication, or 65,000
measure did not pass (rent control still exists in California but
people experiencing homelessness could have had their
will not expand).
rental applications guaranteed, for the cost of this rent
The Wikipedia article on “Rent Regulation” cites a number
control argument. ML
of serious economic studies from opposing political views, all
of which say rent control does not work.
LINKS
A 1992 survey of 464 US economists found that 93% agree
$74 million: http://clickmetertracking.com/
that “A ceiling on rents reduces the quantity and quality of
sfchronicle-2018-prop-10
housing available.” A 2013 analysis of all economic research
Rent Regulation: http://clickmetertracking.com/
then available concluded, “Rent stabilization doesn’t do a good
wikipedia-rent-regulation
job of protecting its intended beneficiaries. There seems to be
stated: http://clickmetertracking.com/aidshealth-prop-10-10m
little one can say in favor of rent control.”
Michael Weinstein, President of the AIDS Healthcare
Foundation, stated “The greed of these billionaire corporate
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Process and Warrants Division

▶Notice to Quits
▶Summary Process Writs
▶Evictions/Talk-Outs
▶Trespass Notices
NICHOLAS COCCHI
SHERIFF

95 Liberty Street
413-732-5772/Fax 413-733-6933
Serving Process in Hampden County’s
Twenty-Three Cities andTowns
▶ Professional ▶ Responsive ▶ Accountable
*Same Day Service/ After Hours Service
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How To Keep Your Multi-Unit Property
WINTER WEATHER SAFE
By Rick Perini, Senior Project Manager and Consultant
ARS Restoration Specialists, 888-764-1318, info@arsserv.com

Tips and reminders for
reducing the likelihood
of winter damage on
rental properties.
Winter is on the way! Snow, ice, freezing
rain, and of late, wildly fluctuating
temperatures all make for a perfect storm
of weather elements that can impact the
condition of your multi-unit property.
There are many safeguards you should
put in place in November and December.
Weather stripping, sprinkler system
checks, and gutter and downspout
maintenance are all necessary to prevent
damage as winter starts and continues
on. Proactive prevention and maintenance is critical to heading off any major
problems that could occur.

DO NOT LET GO OF THE ROUTINE
While it may feel like status quo,
do not deviate from your normal fall
maintenance plan.
Conduct frequent walk-throughs of the
grounds as well as routine checks of all
building components to ensure they are
working properly and are secured. This
includes landscaping and equipment
such as controllers and timers, sprinkler
systems, snow blowers, sidewalks,
fencing, and outdoor lighting. Check
recreational equipment such as playgrounds or pool or patio area’s to make
sure everything is secure.
Check any exposed water pipes or feed
lines to make sure those that should be
drained are in fact drained. If necessary,
check that any operating pipes that
possibly could freeze and burst have
proper insulation or heat tape applied
and working. It also a good idea to check
area’s that may need weatherstripping or
insulation to ensure heating efficiency is
being maximized.
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Ice Dams

Good advice
Shovel or rake loose
snow if you can do it safely.

Keep an eye on the forecast in
late winter. Rain or warm
temperatures can cause
water to leak into a
house.

Spray down the ice dams
with hot water
Guaranteed not to wreck gutters or shingles.
Make sure you don't add to the lake of water trapped
behind the ice dam; work low to high.
Plumb a hose spigot onto a hot water line or buy an
adaptor for a kitchen faucet.
Spray until the entire dam is gone.

Buy full length nylon leggings, fill them with
calcium chloride, and place them over ice dams.
Tack the nylon to the roof so that it hangs over the dam
off the edge of the roof.
If you can't place the nylon, you can baseball pitch it up
onto the roof (better than nothing).

Bad advice
Never use a heat gun or a blow torch. You can
melt gutters and ignite attic insulation
without realizing it.
MassLandlords.net
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BALANCE SUPPLY AND DEMAND
As in any winter, we can expect there’s
wet and snowy weather coming here to
the Northeast. Check your supplies of
ice melt and sand. Make sure you have
enough to weather multiple storms.
Check that you have fuel for the generators and oil for furnaces, if you provide
these. Is your snow removal equipment
working and ready?
Take time to evaluate your critical
supplies and tools on hand and stock
up where necessary. Nothing is worse
than racing to your nearest home center
or hardware store for emergency ice
melt or sand, only to find out that they

have none and someone already beat
you to the punch!

COMMUNICATION IS KEY
No matter how many times you have sent
out reminders, be sure to communicate
with your tenants ahead of every storm.
Communicate how important their
role is in preventing major issues from
occurring. For example, send out frequent
reminders to keep their heat on and not
let it drop below 55 degrees if they are
going away. In extreme cold weather,
remind them to keep cabinet doors open
under the sink in both the kitchen and
bathrooms for better air circulation.
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In return, ask them to share with you
any red flags that they observe or know
about on the property. They may have
noticed an ice dam forming or felt new
drafts that were not there before. Make
sure they know not to clear any snow and
ice from the roofs themselves! This should
only be done by a professional.
It is nearly impossible to guarantee
damage will not occur over the winter
months . But by taking these proactive
steps property owners can reduce the
chance of major damage and ensure a
more enjoyable winter season, no matter
how long it may last! ML

RECORD TITLE & LAW OFFICES

OF STANLEY D. KOMACK
20,000

closings
Landlord-tenant law
+ free initial consultation
for members

117 Park Ave Ste 201
West Springﬁeld, MA 01089

(413) 785-1851

MassLandlords Thanks Our Property Rights Supporters
Property Rights Supporters make monthly contributions
earmarked for policy advocacy.

OWNERS COOPERATIVE
$100 and Up

Rich Merlino. William Reusch.

OWNERS CLUB
$50 to $99 Gray Investment Properties/Allyson Gray Trust.
Harbor View Realty Trust. Peter Shapiro. Stony Hill Real
Estate Services.

WORKING TOGETHER CLUB
$20.25 to $49 Bob Finch. CHELSEACORPLLC. Dorel
Realty LLC. GMC Property Management LLC. Jill Monahan.
Premier Choice Realty. The Claremont Living LLC. Longwoods
Properties LLC.

WORKING TOGETHER CIRCLE
Up to $10 AAMD MGT. Alec Bewsee. Alex Narinsky. AWR &
GWR LLC. Broggi R.E. & Property Mgmt Inc. Catherine Jurczyk.
CC&L Properties, LLC. Dana Fogg. Darlene Musto. David
Branagan. Dominick Jones. Eastfield Family Trust. Eden Frye.
Glenn Phillips. JD Powers Property Management LLC. Kee 55,
Inc. Agency Account C/O Ercolini. Law Office of Joseph Miele.
Liz O'Connor. Margaret Forde. Mary Norcross. Doug Quattrochi.
Michael Travaglini. Pepi Realty Company. QPM Services. Real
Property Management Associates. Realty Trust. Rob Barrientos.
Scott Cossette. Stuart Warner. Topaz Realty Trust. Vitaly
Kmelnitsky. Charles Gendron. Jessica Alperin.
One-time and bespoke donations sincerely appreciated,
too numerous to list here. To join, complete a pink
sheet at any MassLandlords event or sign up online at
MassLandlords.net/property. ML
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CAUSE OF COLUMBIA GAS EXPLOSIONS
RELEASED, Landlords Floating Reimbursement Delays

Columbia Gas, Attorney
General advise gas
explosion renters withhold.
REBA attorneys contemplate termination. Landlords
floating payment delays.
According to USA Today, the Columbia
Gas explosions were caused by failure
to transfer old sensors to a new gas
main. Meanwhile, the gas company, Real
Estate Bar Association, and MA Attorney
General were all giving opinions about
the legality of thousands of apartments
still without heat.

CAUSE OF THE EXPLOSIONS
On Thursday, September 13, 2018, an old
cast iron main was being replaced with
a new plastic main. The new main was
activated and pressurized, but the sensors
were not moved from the old main
to the new main.
As the old main was depressurized,
the automatic regulator recorded falling
pressure. Thinking more gas was needed,
the regulator sent full pressure into the
new main. The new main overpressurized
eighty homes, which almost simultaneously exploded. The explosions injured
dozens and killed 18 year old Leonel
Rondon, who was in his car celebrating
with friends just hours after being
awarded his driver’s license.
As a precaution, 8,600 residents were
subsequently evacuated. As of November
17, 64% of residential meters were back
online and safe to use.

COLUMBIA GAS, ATTORNEY
GENERAL ADVISE
RENTERS TO WITHHOLD
According to Patch, non-lawyer adjusters
working for Columbia Gas started
advising renters to withhold rent. Not
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This image from the City of Lawrence daily briefing of November 14 hints at the complexity of temporary and
permanent heat restoration. Lawrence arranged for 16,195 replacement Thanksgiving dinners. Work crews from
multiple states were expected at time of writing to keep working through nights, weekends, and federal holidays.

only was this unfair, it was a clear case of
unauthorized practice of law.
According to MGL Chapter 221 Section
46, “No corporation or association shall…
give legal advice in matters not relating to
its lawful business.”
The Attorney General reviewed this
matter, and whether from oversight or
ideology, ignored the issue of unauthorized practice. The Attorney General
sided with Columbia Gas.
Under the State Sanitary Code, she
reasoned, landlords are required to
provide heating equipment capable of
maintaining the premises at 68 F (64 F

at night). If a landlord has not done so,
the landlord has breached their warranty
of habitability, and renters may withhold
rent, she said. “State law allows you to
withhold rent if you are without heat or
hot water,” her website says.

HOW RENT
WITHHOLDING ACTUALLY WORKS
MGL Chapter 239 Section 8A is the law
the Attorney General had in mind. The
law recognizes that some renters may
inadvertently rent from slumlords. If a
renter cannot get a landlord’s attention to
make repairs, and if the renter can prove
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the landlord is knowingly negligent in
maintaining the premises, the renter can
raise the condition of the premises as a
defense against eviction for non-payment.
This is a nuanced but important
point. Renters do not have permission to
withhold rent. There is no mechanism for
escrow. There is no withholding. There is
either payment or non-payment. There is
eviction and defense.
If a renter cannot get their landlord’s
attention in any other way, and they
choose to stop paying rent in order to get
the landlord’s attention, the renter will be
taken to court for non-payment. There
will be a permanent record.
The Attorney General’s website plainly
acknowledges this fact. “Even if you win
the case, a record of the case will remain
in the public docket system.”
So-called “rent withholding” ought to
be a matter of extreme last resort. Even if
a renter makes convincing explanations
to future landlords, having an eviction
record of any kind is an additional
housing barrier no renter needs.

WHAT THE ATTORNEY GENERAL
IS TRYING TO DO
The Attorney General is trying to
make Columbia Gas pay for 100% of
the rent owed from September 13 to
the time gas is restored. “Landlords
are not expected to take a financial
loss due to this disaster,” the Attorney
General’s website said.

As reported by the Eagle Tribune, one
renter applied for reimbursement from
Columbia Gas and was denied. She paid
her landlord, but only landlords are
allowed to be reimbursed. Columbia
Gas has made at least $56 million in
reimbursement payments to business
owners and homeowners, but they are
not reimbursing renters. The reason for
this is unclear.
Given Columbia Gas’ reimbursement
process, renters are expected to withhold
rent. Landlords are expected to submit
for reimbursement. If a landlord collects
rent, they are expected to refund it.
The AG has set up a hotline for assistance with this process (renters only).
The Columbia Gas claim number for
landlords is 1-800-590-5571.

WHAT IS HAPPENING
IN THE REAL WORLD
To prevent scams, landlords are being
required to document their rental
agreements and a history of payment
from each affected renter. Presumably
rentals that were behind just prior to the
explosions, or with verbal agreements,
will be denied for reimbursement. No
reimbursements are expected for time
periods after gas is turned on mid-month.
So Landlords have to calculate remaining
rent owed and chase tenants retroactively.
Given that the fastest possible eviction
in Massachusetts is 90 days, considering
all notice and waiting periods, best
practice for landlords would be to file
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eviction at the first moment rent is
unpaid. This is particularly true where a
landlord can’t prove why the renter has
not paid. Maybe they are expecting a gas
reimbursement, in which case probably
all will be well. Or maybe they can’t afford
to pay the rent anymore because they
have lost their job, or suffered another
concomitant calamity.
The Attorney General has stated that
this will be considered a violation of
Chapter 93A. Landlords can take no
action for non-payment until gas is
restored. If they do issue a notice to
cover their bases, they will be exposed to
consumer protection counterclaims.
In practice, most landlords will be
kind and prefer not to serve an eviction
notice. Sadly, given the base frequency
of evictions, it is likely that at least some
renters affected by the gas explosion are
now also suffering economic hardship.
They will not be able to pay full rent once
gas service is restored. At the moment
gas is restored, landlords should issue
non-payment notices for the renter’s
portion post-restoration. Most will pay.
For those who do not, the eviction delay
will be minimized.

GAS EXPLOSION ACT OF GOD
Attorneys at the Real Estate Bar
Association internally discussed avoiding
all of the rent withholding mess by
terminating tenancies under the “Act
of God” clause. A well drafted lease will
terminate when the building is rendered
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uninhabitable due to circumstances
beyond the landlords’ control. The
Attorney General ruling establishes
that these units are uninhabitable. The
Columbia Gas explosions were beyond
any landlord’s control.
The AG has not issued any guidance
contrary to “Act of God” termination. The
AG’s guidance concerns non-payment
only. Considering the AG’s guidance
that landlords are not expected to take
losses, the best advice seems to be “sit
tight” and apply for reimbursement
from Columbia Gas.

COLUMBIA GAS
IMPACT ON LANDLORDS
In summary, the Attorney General’s
actions are overall acceptable.
On the down-side, she has popularized
a misconception of the rent withholding
statute, has compelled landlords to float
the delayed rent, and has expanded the
consumer protection statute to expose
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uneducated landlords to counterclaims if
they take legal action to initiate non-payment proceedings early.
But on the up-side, she has said that
landlords are not expected to lose money,
and in her consumer protection guidance,
she has attempted to prevent any renters
from entering the permanent eviction
record. Time will tell how well this
policy has worked.
It is likely that the lawsuits resulting
from the Columbia Gas explosions -- the
class action lawsuit against Columbia
Gas, the evictions resulting from
landlords who haven’t read her guidance,
and lawsuits resulting from denied
claims -- will take years to resolve and
will have lasting impact on the renters
and the landlords affected. For many
reasons, it behooves us to move away
from natural gas toward renewable,
distributed heating.
If you are a landlord and you have
applied for reimbursement from

Columbia Gas and been denied,
or if your renters have withheld
rent, tell us your story. Email us at
hello@masslandlords.net or arrange a
time to call. ML

LINKS
Caused by: http://clickmetertracking.com/
usa-today-columbia-gas
Driver’s license:
http://clickmetertracking.com/
herald-rondon-license
Advising renters:
http://clickmetertracking.com/
patch-gas-withhold-rent
64%: http://clickmetertracking.com/
lawrence-gas-2018-11-17-brief
Website says:
http://clickmetertracking.com/
mass-gas-withhold
Denied: http://clickmetertracking.com/
eagle-tribune-gas-denied

What
we do,
so you
don’t
have to.
Boston • Brookline • Cambridge • Somerville • Medford • Newton • Watertown

The MerGo Experience
Customer Service focused, MerGo brings a
fresh perspective to Property Management.

PROPERTY MANAGEMENT

Get the responsive service you, your
property, and tenants expect, plus the ROI
you deserve. Currently accepting new clients.

Our Services

5% Flat fee
& No Maintenance or
Service Upcharge

Property Maintenance

Rent Collection

Bookkeeping

Leasing & Tenant Screening

Creative Solutions

Owner Communication

Contact: Lucas Merchant • lucas@mergogroup.com • (617) 990-6201 • mergogroup.com

Invest in Your

BUSINESS
Property Rights

ADVOCACY
WWW.MASSLANDLORDS.NET/PROPERTY
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BERKSHIRE COUNT Y

Pittsfield: No
December Event

TUE
10/16

Previously we listed that there would be
a December event. This was an error.
We’ll see you in 2019!

Pittsfield Tue
1/15 Speaker and
Networking
Our monthly speaker and networking
event will be held on the third Tuesday of
the month. Speaker details are TBD but
you can be sure of great conversation
and small group discussion.

Have you seen our Leave Stuff,
Take Stuff Table?
Market your business, pick up
handouts, give away an old doorknob.
Everything goes on our first-come,
first-served display table at all our
events. Please bring business cards,
brochures, coupons. And feel free to
pick up your own uncollected marketing
materials at the end. Everything not
claimed end-of-night may be chucked.

LOCATION
Zucchini’s Restaurant (lower level)
1331 North Street
Pittsfield, MA 01201
PARKING
There is ample free parking
behind the restaurant
FOOD
Dinner by Zucchini’s
PRICING
Membership not required! General
public can come free for your first time.
• No dinner: just show up
• Dinner, typically around $22, text Rick
at 413-822-8852, call 413-822-8252, or
email RHABC99@gmail.com
This event is operated by volunteers.
BOSTON, CAMBRIDGE, SOMERVILLE

Cambridge: Asset
Protection and
Estate Planning

Our Events are Held at Zucchini’s
Restaurant in Pittsfield

TUESDAY, JANUARY 15TH
BERKSHIRE COUNTY
MEETING AGENDA
6:00pm Networking
Networking draws from
Great Barrington, Lee, Lenox,
Stockbridge, Pittsfield,
Lanesborough, Cheshire, New
Ashford, Adams, North Adams,
Clarksburg, Williamstown,
Florida, Savoy, Hancock,
Dalton, Windsor, Hinsdale, Peru,
Richmond, Washington, West
Stockbridge, Becket, Tyringham,
Alford, Otis, Monterey,
Sandisfield, New Marlborough,
Sheffield, Egremont, and
Mount Washington.
6:30pm Dinner, reservation required
7:00pm Speaker
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TUE
12/18

Back by popular demand, we’ll be
covering asset protection with LLC’s,
Inc’s, and Trusts. We’ll also be going
in-depth on inheritance and estate
planning issues concerning rental real
estate. This presentation will be useful
for both new entrants and long-time
business owners.
This part of the presentation will be
given by Attorney Deborah Danger at
DangerLaw LLC. DangerLaw specializes in estate planning, family law,
guardianship/conservatorship, and
small and family business protection.
They’re unconventional attorneys who
offer a 5% discount to anyone who can
make them laugh.

Attorney Deborah Danger of DangerLaw LLC

Click here to purchase
tickets for this event

TUESDAY, DECEMBER 18TH
CAMBRIDGE MEETING AGENDA
5:30pm S
 ign-in and Networking
Networking draws from
Cambridge, Boston,
Somerville, Arlington, Belmont,
Watertown, and Malden.
6:00pm B
 uffet Dinner
6:40pm E
 xecutive Director Doug
Quattrochi with the
MassLandlords Business Update
Member Minutes – Any
member can have the mic for
60 seconds (introduce yourself,
ask a question, share words
of wisdom, etc.)
7:00pm A
 sset Protection and
Estate Planning
9:00pm D
 oors close
LOCATION
Cambridge Innovation Center
1 Broadway (5th Floor)
Cambridge, MA 02142
ID required Upon entering One
Broadway, you will need to check in with
the lobby security. You’ll just need to
show your ID and let them know you’re
going to the MassLandlords event in the
5th floor Venture Cafe.
ACCESSING FROM THE T
• Exit the Kendall T stop on Main St.
• Cross to the northeast side of Main
St. with the Marriott and Chipotle
and walk down the street away from
Cambridge towards the Longfellow
Bridge to Boston.
• Cross through the plaza with the
five-foot high metal globe; One
Broadway is the building undergoing
construction across the next street.
• Cross over Broadway to arrive
at One Broadway.

REGIONAL
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PARKING
Accessible by T and highway. Parking
available in several garages for weekend
rates. See CIC Directions for details.
Pilgrim Parking is $10 enter after
4pm, a two-minute walk from One
Broadway, click here for details

This event is operated by
MassLandlordsstaff. Check in with your
MassLandlords ID card.

tricks to make a compelling case to the
mediator, the clerk magistrate, the judge,
or the jury, as the case may be.

This is part of the Boston/Cambridge
rental real estate networking and
training series.

This part of the presentation will be
given by Attorney Adam Sherwin.
Attorney Sherwin is a Google five-star
attorney over seven reviews, has assisted
with the MassLandlords crash course,
and has been admitted to five bars
(MA, NY, VT, US MA, and US Appeals
First Circuit).

Cambridge:
Inspectional Services
(Board of Health),
How to Make a
Winning Eviction Case

FOOD
Buffet, incl. salad and rolls
Water, sodas
Cookies
*Dietary restrictions: purchase
an early-bird ticket and email
hello@masslandlords.net, we will
accommodate you.
PRICING
Open to the public. Non-members
always welcome!
Door:
Public: $29.00
Members: $19.00
Early-bird, reserve by seven
days prior @ 12pm:
Public: $24
Members: $14
Click here to purchase
tickets for this event
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TUE
1/15

Part I:
Are your units to code? Do you know
about the Building Code and the State
Sanitary Code? Come hear all about the
common reasons why rental properties
get cited for violations, including how
you can defend yourself against security
deposit issues and the free rent trick.
Keeping your building in good repair
is the name of the game, we’ll show
you what to do.
This part of the presentation will
be given by Sisia Daglian, Assistant
Building Commission for the City of
Cambridge, and her team.
Part II:
Whether you get through life as a
landlord never having to evict anyone,
or you’re in court every week, there’s
always something to learn from a
landlord-tenant attorney talking about
eviction and court cases more generally.
In this part of the presentation, we’ll
be covering do’s and dont’s of civil
procedure (summary process, aka
eviction). We’ll share the best tips and

Cambridge Inspectional Services will be Visiting

Attorney Adam Sherwin

RUACH MANAGEMENT CO. LLC

PROPERTY MANAGEMENT & RENTALS
Ph :
Fax :
W:
E:

413.564.1512
413.642.0039
ruachmanagement.com
info@ruachmanagement.com

425 Union St. Suite 42(level D)
West Springfield, MA 01089

Click here to purchase
tickets for this event
Have you seen our Leave Stuff,
Take Stuff Table?
Market your business, pick up
handouts, give away an old doorknob.
Everything goes on our first-come,
first-served display table at all our
events. Please bring business cards,
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brochures, coupons. And feel free to
pick up your own uncollected marketing
materials at the end. Everything not
claimed end-of-night may be chucked.
“No Sales Pitch” Guarantee
MassLandlords offers attendees of
directly managed events a “No Sales
Pitch” guarantee. If a guest speaker
offers services, their presentation will
not discuss pricing, promotions, or
reasons why you should hire them.
We do not permit speakers to pay for
or sponsor events. Guest speakers are
chosen for their expertise and willingness to present helpful educational
content. Your purchase of an event ticket
sustains our nonprofit model.
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Cambridge towards the Longfellow
Bridge to Boston.
• Cross through the plaza with the
five-foot high metal globe; One
Broadway is the building undergoing
construction across the next street.
• Cross over Broadway to arrive
at One Broadway.
PARKING
Accessible by T and highway. Parking
available in several garages for weekend
rates. See CIC Directions for details.
Pilgrim Parking is $10 enter after
4pm, a two-minute walk from One
Broadway, click here for details

TUESDAY, JANUARY 15TH
CAMBRIDGE MEETING AGENDA
5:30pm Sign-in and Networking
Networking draws from
Cambridge, Boston,
Somerville, Arlington, Belmont,
Watertown, and Malden.
6:00pm Buffet Dinner
6:40pm Executive Director Doug
Quattrochi with the
MassLandlords Business Update
Member Minutes – Any
member can have the mic for
60 seconds (introduce yourself,
ask a question, share words
of wisdom, etc.)
7:00pm Inspectional Services and
Code Enforcement
7:40pm How to Make a
Winning Eviction Case
8:30pm Networking
9:00pm Doors close
LOCATION
Cambridge Innovation Center
1 Broadway (5th Floor)
Cambridge, MA 02142
ID required Upon entering One
Broadway, you will need to check in with
the lobby security. You’ll just need to
show your ID and let them know you’re
going to the MassLandlords event in the
5th floor Venture Cafe.
ACCESSING FROM THE T
• Exit the Kendall T stop on Main St.
• Cross to the northeast side of Main
St. with the Marriott and Chipotle
and walk down the street away from
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Worcester: Attorney
Henry Raphaelson

WED
12/12

Part I: Topic TBD, Likely Productivity
Tools or Removing Mold
without Demolition
Consistent with our mission to pair
topics of different characters in a single
event, we’ll be trying to get something
business/operations/money related
for this shorter slot. It will likely
be the continuation of November’s
productivity tools. There’s a small
chance we may be able to show you
a new way to remove mold without
demolition instead.
Part II: Attorney Henry Raphaelson
This is the main part of the evening.

FOOD
Buffet, incl. salad and rolls
Water, sodas
Cookies
*Dietary restrictions: purchase
an early-bird ticket and email
hello@masslandlords.net, we will
accommodate you.

For 35 years, Henry Raphaelson has
been an attorney in Massachusetts
general practice with a specialty in
housing. He has handled upwards of
15,000 matters including evictions.
restraining orders, code dept complaints
against landlords, and small claims.
And he has the sense of humor that
can only come from having seen it
all. Attorney Raphaelson is a speaker
not to be missed.
A hot topic now is discrimination
liability for emotional support animals
and Section 8. We’ll discuss this and any
other matters you want.

PRICING
Open to the public. Membership
is not required!
Door:
Public: $29.00
Members: $19.00
Early-bird, reserve by seven
days prior @ 12pm:
Public: $24
Members: $14
Click here to purchase
tickets for this event
This event is operated by
MassLandlords staff. Check in with your
MassLandlords ID card.
This is part of the Boston/Cambridge
rental real estate networking and
training series.

Attorney Henry Raphaelson (right) received very
high marks at his last presentation in Worcester

Have you seen our Leave Stuff,
Take Stuff Table?
Market your business, pick up
handouts, give away an old doorknob.
Everything goes on our first-come,
first-served display table at all our
events. Please bring business cards,
brochures, coupons. And feel free to
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pick up your own uncollected marketing
materials at the end. Everything not
claimed end-of-event may be chucked.
WEDNESDAY, DECEMBER 12TH
MEETING AGENDA
5:30pm Sign-in/Networking
Networking draws from
Worcester, Shrewsbury,
Millbury, Auburn, Leicester,
Paxton, Holden, West
Boylston, Boylston, Grafton,
Upton, Northbridge, Sutton,
Oxford, Charlton, Spencer,
Oakham, Rutland, Princeton,
Clinton, and Sterling.
6:15pm Buffet Dinner by
The Vintage Grille
6:40pm MassLandlords Business Update
and Member Minutes
Member Minutes – Any
member can have the mic for
60 seconds (introduce yourself,
ask a question, share words
of wisdom, etc.)
7:00pm Rich Merlino
Meeting Introduction
7:05pm Topic I, either productivity
tools or removing mold
without demolition
7:30pm Attorney Henry Raphaelson
9:00pm Doors close
LOCATION
Worcester Technical High School
1 Skyline Dr
Worcester, MA 01603
PARKING
There is ample free parking in the first
lot you see, in the covered garage to
your left, on top of the garage (entrance
further down road), and around the
back of the school
FOOD
Cheese and crackers, sodas,
water, coffee, decaf
Hot buffet dinner, incl. salad, rolls
Cookies, brownies, and/or blondies
*Dietary restrictions: purchase
an early-bird ticket and email
hello@masslandlords.net, we will
accommodate you.
PRICING
Open to the public. Membership
is not required!
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Early-bird ends seven
days prior @ 12pm:
Public: $24
Members: $14 (log in before
you register or you will see the
non-member price)
Premium Members: No charge
and no need to register
After Early bird or at the door:
Public: $29
Members: $19
Premium Members: No charge
and no need to register
This event is operated by
MassLandlords staff. Check in with your
MassLandlords ID card.
This is part of the Worcester rental real
estate networking and training series.

Worcester: One
Unbelievably Bad
Experience We Can
Learn From, The
Biggest Tax Changes
in 40 Years

This part of the presentation will be
given by Steven Thebodo, CPA. Steve
has been with O’Connor, Maloney &
Company, P.C. since 2001. He provides
clients with tax advice and preparation
services, financial statement preparation,
accounting, auditing and consulting
services. He graduated from Assumption
College in 2000 with a Bachelor’s Degree
in accounting. Steve is past president
of the Worcester Young Businessman’s
Association and Spencer Exchange Club.
He is the assistant treasurer of Girl’s, Inc.
of Worcester and a member of the East
Brookfield planning board. Steve was
named to Worcester Business Journal’s
40 Under Forty in 2013. He has spoken
at MassLandlords Worcester before and
earned high marks.

WED
1/9

Part I: The Art Fisher
Art Fisher has been a real estate investor
for ten years now. He wants to share
highlights from this past decade,
including the good, the bad, and the
exceptionally bad. There’s one story
in particular we want you to hear.
MassLandlords emcee Rich Merlino
suggested this portion could be called,
“How the courts can eff up your entire
business and life.” Enough time has
passed where Art is willing to share what
happened so we can all be better for it.
Part II: The Biggest Tax
Changes in 40 Years
This is the main part of the evening.
The Tax Cut and Jobs Act of 2017
is taking effect on the returns we’ll
soon be filing. Overall for investors,
the changes are favorable. We want
to cover a variety of topics including
changes to Section 1031 exchanges,
pass-through entity tax credits, changes
to the standard deduction, and a wide
variety of other issues you should be
aware of to maximum your tax savings
from real estate.

Steve Thebodo as featured in
the Worcester Telegram, photo derived from
work by Rick Cinclair

Have you seen our Leave Stuff,
Take Stuff Table?
Market your business, pick up
handouts, give away an old doorknob.
Everything goes on our first-come,
first-served display table at all our
events. Please bring business cards,
brochures, coupons. And feel free to
pick up your own uncollected marketing
materials at the end. Everything not
claimed end-of-event may be chucked.
“No Sales Pitch” Guarantee
MassLandlords offers attendees of
directly managed events a “No Sales
Pitch” guarantee. If a guest speaker
offers services, their presentation will not
discuss pricing, promotions, or reasons
why you should hire them. We do not
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permit speakers to pay for or sponsor
events. Guest speakers are chosen for
their expertise and willingness to present
helpful educational content. Your
purchase of an event ticket sustains our
nonprofit model.
WEDNESDAY, JANUARY 9TH
MEETING AGENDA
5:30pm Sign-in/Networking
Networking draws from
Worcester, Shrewsbury,
Millbury, Auburn, Leicester,
Paxton, Holden, West
Boylston, Boylston, Grafton,
Upton, Northbridge, Sutton,
Oxford, Charlton, Spencer,
Oakham, Rutland, Princeton,
Clinton, and Sterling.
6:15pm Buffet Dinner by
The Vintage Grille
6:40pm MassLandlords Business Update
and Member Minutes
Member Minutes – Any
member can have the mic for
60 seconds (introduce yourself,
ask a question, share words
of wisdom, etc.)
7:00pm Rich Merlino
Meeting Introduction
7:05pm Art Fisher, an Unbelievably Bad
Experience we can Learn From
7:30pm Steve Thebodo, the Biggest Tax
Changes in 40 Years
9:00pm Doors close
LOCATION
Worcester Technical High School
1 Skyline Dr
Worcester, MA 01603
PARKING
There is ample free parking in the first
lot you see, in the covered garage to
your left, on top of the garage (entrance
further down road), and around the
back of the school
FOOD
Cheese and crackers, sodas,
water, coffee, decaf
Hot buffet dinner, incl. salad, rolls
Cookies, brownies, and/or blondies
*Dietary restrictions: purchase
an early-bird ticket and email
hello@masslandlords.net, we will
accommodate you.
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Purchase your ticket in
just a few clicks!

PRICING
Open to the public. Membership
is not required!
Early-bird ends seven
days prior @ 12pm:
Public: $24
Members: $14 (log in before
you register or you will see the
non-member price)
Premium Members: No charge
and no need to register
After Early bird or at the door:
Public: $29
Members: $19
Premium Members: No charge
and no need to register
This event is operated by
MassLandlords staff. Check in with your
MassLandlords ID card.
This is part of the Worcester rental real
estate networking and training series.
CHARLES RIVER (GREATER WALTHAM)

Waltham: Sound
Money Management

WED
12/5

Ronnie Bourgeois is past president of
the Cape Code Property Owners and
Managers Association. His presentation
on sound money management encompasses 54 years in the rental business.
He started at age 20 and has since
executed over 3,000 leases and 500
evictions. He learned a lot from other
owners and wants to give back by talking
about revenue and expense optimization,
analyzing buildings, and being a
hands-on manager. Ronnie is passionate
and looking forward to a great discussion. He is originally from Waltham.

Have you seen our Leave Stuff,
Take Stuff Table?
Market your business, pick up
handouts, give away an old doorknob.
Everything goes on our first-come,
first-served display table at all our
events. Please bring business cards,
brochures, coupons. And feel free to
pick up your own uncollected marketing
materials at the end. Everything not
claimed end-of-night may be chucked.
WEDNESDAY, DECEMBER 5TH
CHARLES RIVER MEETING
AGENDA
5:30pm Sign-in/Networking/Dinner
Networking draws from
Waltham, Newton, Weston,
Watertown, Wellesley, Wellesley
Hills, Lincoln, Dover, Arlington,
Belmont, and the western ends
of Cambridge and Boston.
6:00pm B
 uffet Dinner by the
Copper House Tavern
6:40pm E
 xecutive Director Doug
Quattrochi with the
MassLandlords Business Update
Member Minutes – Any
member can have the mic for
60 seconds (introduce yourself,
ask a question, share words
of wisdom, etc.)
7:00pm R
 onnie Bourgeois
8:20pm Networking
9:00pm Doors Close
LOCATION
Best Western Waltham
380 Winter St.
Waltham, MA 02451
PARKING
There is ample parking in the lot around
the Best Western and down the hill by
the Copper House Tavern. Please enter
through the main lobby and look for the
MassLandlords signs.

Waltham Networking and Training

FOOD
Hot buffet Dinner
Soda, Water, Coffee
Waitstaff will serve alcohol, just ask
*Dietary restrictions: purchase
an early-bird ticket and email
hello@masslandlords.net, we will
accommodate you.

REGIONAL
PRICING
Open to the public. Membership
is not required!

they’re being enforced. Owners in
Chicopee, West Springfield, and Agawam
have been given 30 days to comply from
first citation. We want you to have
advance warning.

After Early bird or at the door:
Public: $35.00
Members: $25.00
Early-bird ends seven
days prior at 12pm:
Public: $30.00
Members: $20.00
Click here to purchase
tickets for this event
This event is operated by
MassLandlords staff. Check in with your
MassLandlords ID card.

We have been in contact with Lt. Jacob
Dushane, Fire Inspector, Agawam
Fire Dept who has arranged for H.
Jacob Nunnemacher and/or Jennifer
Hoyt, Massachusetts Division of Fire
Safety, formerly the Massachusetts
State Fire Marshal’s Office, and Willie
Spears, Springfield Fire Department, to
come speak to us.

This is part of the Waltham rental real
estate networking and training series.

Waltham: Event TBD,
Check the Website

WED
1/2

This event has not yet been scheduled,
check MassLandlords.net/
events for updates.

6:00pm B
 uffet dinner
6:40pm S
 tate-wide Business Update
and Member Minutes
7:00pm L
 ocal Updates
7:05pm L
 egal Update
7:10pm F
 ire Code Enforcement
8:30pm Networking
9:00pm D
 oors Close
LOCATION
Springfield Country Club
1375 Elm St
West Springfield, MA 01089
FOOD
Hot buffet dinner, incl. salad and rolls
Cash bar
Hot Coffee & Tea
Dessert (cookies, brownies, and blondies)
*Dietary restrictions: purchase
an early-bird ticket and email
hello@masslandlords.net, we will
accommodate you.
PRICING
Open to the public. Non-members
always welcome!
Door:

GREATER SPRINGFIELD

Public: $41.00
Members: $31.00

Attilio Cardaropoli
Awarded Key Award
for Helping Homeless

Fire systems

On November 13, the Center for Human
Development recognized long-time
MassLandlords Rental Housing
Association of Greater Springfield
member Attilio Cardaropoli for assisting
the homeless with housing. Pictures can
be seen in the Republic of this
date or online.

Fire Code Enforcement is Being Stepped Up

Purchase your ticket in
just a few clicks!
THURSDAY, DECEMBER 13TH

LAWRENCE

West Springfield:
Surprise! Your
Buildings Haven’t Met
Fire Code for 30 Years

December 2018

THU
12/13

We’ve slightly altered our event schedule
to bring you important information
related to recently stepped-up code
enforcement. Even experienced
landlords with first-rate buildings are
now being cited for fire code violations
that were unenforced for decades. Now

RHAGS MEETING AGENDA
5:30pm Sign-in and Networking
Cash bar
Networking draws from
Springfield, West Springfield,
Holyoke, Chicopee, Ludlow,
Wilbraham, East Longmeadow,
Longmeadow, Agawam,
Southwick, Southampton,
Easthampton, Northampton,
Westhampton, Hadley, South
Hadley, Granby, Amherst,
Belchertown, Ware, Palmer,
Warren, Monson, and Hampden.

Early bird, reserve seven
days prior by 12pm:
Public: $36.00
Members: $26.00
Click here to purchase
tickets for this event
This event is operated by
MassLandlords staff. Check in with your
MassLandlords ID card.
This is part of the Springfield rental real
estate networking and training series.

West Springfield:
More Green for your
Wallet: Energy and
Business Efficiency

THU
1/10

Part I: MassSave and/or Eversource
on Efficiency and Heat Pumps
We’ll be talking about energy efficiency and new technology to replace
existing heat equipment, including
high efficiency boilers, furnaces,
and heat pumps.
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This part of the presentation will be
given by Joe Robinson of MassSave.
If we can, we’ll have Eversource
send a representative as well, and we
may cover the Columbia Gas explosions and response.
Part II: Interview with Mary Thayer
and Doug Thayer
There’s no better way to learn than by
listening to and asking questions of
an experienced family business. Mary
Thayer and her son Doug Thayer will be
sitting for an interview about calculating
return on investment, making regular
inspections, and tenant-proofing apartments. This is all part of running an
efficient business.
Purchase your ticket in
just a few clicks!
THURSDAY, JANUARY 10TH
RHAGS MEETING AGENDA
5:30pm Sign-in and Networking
Cash bar
Networking draws from
Springfield, West Springfield,
Holyoke, Chicopee, Ludlow,
Wilbraham, East Longmeadow,
Longmeadow, Agawam,
Southwick, Southampton,
Easthampton, Northampton,
Westhampton, Hadley, South
Hadley, Granby, Amherst,
Belchertown, Ware, Palmer,
Warren, Monson, and Hampden.
6:00pm Buffet dinner
6:40pm State-wide Business Update
and Member Minutes

7:00pm Local Updates
7:05pm Legal Update
7:10pm Energy Efficiency: MassSave
7:50pm Business Efficiency:
Thayer Interview
8:30pm Networking
9:00pm Doors Close
LOCATION
Springfield Country Club
1375 Elm St
West Springfield, MA 01089
FOOD
Hot buffet dinner, incl. salad and rolls
Cash bar
Hot Coffee & Tea
Dessert (cookies, brownies, and blondies)
*Dietary restrictions: purchase
an early-bird ticket and email
hello@masslandlords.net, we will
accommodate you.
PRICING
Open to the public. Non-members
always welcome!
Door:
Public: $41.00
Members: $31.00
Early bird, reserve seven
days prior by 12pm:
Public: $36.00
Members: $26.00
Click here to purchase
tickets for this event
This event is operated by
MassLandlords staff. Check in with your
MassLandlords ID card.

This is part of the Springfield rental real
estate networking and training series.

METROWEST

Marlborough:
No December
Meeting

TUE
12/11

We will not have a December event.
Happy holidays, we’ll see you in January!

Marlborough:
Round Table

TUE
1/8

We’ll be having a round table discussion
about any rental real estate topics. This
meeting is a great opportunity for our
members to learn from each other’s
experiences. Bring your questions about
tenant issues, lease agreements and
addendum, best practices or share your
knowledge to answer other
members questions.
TUESDAY, JANUARY 8TH
METROWEST PROPERTY OWNERS
ASSOCIATION MEETING AGENDA
6:30pm R
 egistration, socializing and dinner
7:00pm M
 assLandlords Business Update
7:15pm P
 rogram starts
LOCATION
Marlborough Fish and Game
1 Muddy Ln
Marlborough, MA 01752

ARTICLE YOU MAY HAVE MISSED

CHOOSING JUDGES IN MASSACHUSETTS:
The Governor’s Council and Judicial Nominating
Commission Then and Now
How does somebody become a Massachusetts judge? Landlords ask this question from time
to time, often after a trip to Housing Court. The answer: It depends on the type of judgeship.
Anyone who followed the news during the contentious Kavanaugh hearings knows that the
President’s nominees for the Supreme Court, and other federal courts, can only be appointed
with the advice and consent of the United States Senate. ML
The full article can be found at: MassLandlords.net/blog
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FOOD
Hot buffet
Beverages
Cookies
Pricing & RSVP
Open to the public! Membership is
not required. *MWPOA Members*
RSVP by emailing your full name to
Laurel newlakeview@yahoo.com
MassLandlords.net/MWPOA
Members pay $100 annual MWPOA dues
and each meeting is free, just RSVP!
MassLandlords.net Members and
general public: $5
Click here to purchase
tickets for this event
This event is operated by volunteers.

December 2018

NORTH SHORE,
NORTHERN WORCESTER COUNT Y

Fitchburg Thu 12/6:
Christmas Social Date Change

THU
12/6

NWCLA Christmas Social. Come one,
come all, have a ball! Note the date
change, one week earlier from our usual
“Second Thursday.”
This is our Annual Toys for Tots Drive
and Food Pantry Drive where every
year we make a food donation to a local
food pantry. We also fund a Toy Drive
to donate to the Massachusetts State
Police Toys for Tots Charity Drive. What
a great way to celebrate the Christmas
Holiday Season by sharing our
blessings with others!
This is also the meeting where we find
out who has won the Golden Ticket
Award Contest for $100, the Annual
NWCLA Membership Drive for one-year

LEGAL STANDING

HOME DEPOT
SAVINGS

VIDEOS, ANALYSIS,
& SPREADSHEETS

HOME BASE

free basic NWCLA membership, and so
much more. Come out for our sing-along, tons of raffles, lots of great food,
and PLENTY of holiday cheer. Free tip
on how to win more raffle prizes: for
extra raffle tickets, bring non-perishable foods for the food pantries, and
unwrapped gifts for a boy or girl. The
more you give – the more you get. See
you at the party!

Our Events are Held at Monty Tech

THURSDAY, DECEMBER 6TH
NWCLA MEETING AGENDA
Visit nwcla.com for any last-minute
updates or changes.

December 2018

6:45pm Dinner and Networking
Networking draws from
Fitchburg, Leominster,
Lunenburg, Townsend, Ashby,
Ashburnham, Westminster,
Gardner, Princeton, Sterling,
Lancaster, Shirley, Groton,
Pepperell, Winchendon,
Templeton, and Hubbardston.
7:00pm Presentations
LOCATION
Montachusett Regional Vocational
Technical School (Monty Tech)
Mountain Room (at back)
1050 Westminster Street
Fitchburg, MA 01420
PARKING
There is ample free parking beside
the school. Do not park along the
fence where the busses park. Do not
park in any of the handicap spots
unless you have the proper handicap
parking sticker.

REGIONAL
Fitchburg:
Networking and
Topic TBD

THU
1/10

Our January event will be held Thursday
January 10 from 5:30p to 8:30p at Monty
Tech in Fitchburg. Although the topic
may be TBD, you can still bookmark
your calendar for this premier real estate
networking event in Northern Worcester
County. Check back later for
speakers and topics.

Southbridge:
Christmas Party

This event is operated by volunteers.

We’ll be having our Christmas party and
pot luck instead of having
a guest speaker.

The SWCLA Meets at the Southbridge Community
Center fka Casaubon Senior Center

MONDAY, JANUARY 7
SWCLA MEETING AGENDA
7:00p MassLandlords Business Update
7:10p Guest Speaker
7:45p Pizza break
8:00p Meeting wrap-up
8:30p Networking

The SWCLA Meets at the Southbridge Community
Center fka Casaubon Senior Center

MONDAY, DECEMBER 3

LOCATION
Southbridge Community Center (aka
Casaubon Senior Center)
153 Chestnut St.
Southbridge, MA 01550

SWCLA MEETING AGENDA
7:00p Pot Luck

FOOD
Pizza and Beverages

LOCATION
Southbridge Community Center (aka
Casaubon Senior Center)
153 Chestnut St.
Southbridge, MA 01550

PRICING
Open to the public for your first
time! Membership not required for
your first time.

FOOD
Bring a little something you want, with a
little to share. We may order sandwiches
as well in case everyone brings dessert.
PRICING
The potluck is members-only.
This event is operated by volunteers.
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Our monthly training and networking
event will be held on the first Monday of
the month. Speaker details are TBD but
you can be sure of great conversation
and small group discussion.

MON
12/3

PRICING
Membership not required!
Open to the public.

After Early bird or at the door:
• Public and Members other
than NWCLA: $20
• MassLandlords.net/NWCLA
members: pay annual
dues, then free

MON
1/7

SOUTHERN WORCESTER COUNT Y

FOOD
Dinner by Happy Jack’s Cantina Grille
from N. Main St. in Leominster.

Early-bird ends seven
days prior @ 12pm:
• Public and Members other
than NWCLA: $15
• MassLandlords.net/NWCLA
members: pay annual
dues, then free

Southbridge: Speaker
and Networking

Members are admitted for free
General public free the first time, then
pay $50/yr for membership.
This event is operated by volunteers.

Know Who You Rent To

THE ULTIMATE BACKGROUND REPORT!

MA ARREST RECORDS
plus a complete background
check delivered online 24/7
in one easy-to-read report!
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$

OPEN ACCESS
REPORT / applicant

•
•
•
•
•
•
•
•

MA Arrest Records
Credit Report with Score
SS# Verification
National Eviction Report
National Criminal Report
Aliases & Address History
Sex-Offender Registry
Terrorist List Check

NO account sign up, NO renewal fees, NO documents
needed, NO office inspection - just register and GO!

• Protect your rentals
• Minimize turnover

• Eliminate evictions
• Reduce liability

Sign up today at www.TenantTracks.com or
call us at 888.610.4710 for local support
from industry professionals.
Real Estate PROs: SAVE 25% OR MORE
PER REPORT, call for details.
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MassLandlords
One Broadway, Floor 14
Cambridge, MA 02142

SUBSCRIBE TODAY
Perfect to share at the office.
Membership + print delivery $160 per year
(add print delivery to existing membership
$60). Mail your check to MassLandlords,
PO Box 844570, Boston, MA 02284-4570
or join online at masslandlords.net/join.
Support better housing policy and housing
journalism in Massachusetts.
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