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Our Mission, and How
You Can Help
THERE ARE TWO THINGS WE NEED LOCAL
VOLUNTEERS TO DO THAT NO STATE-WIDE
TRADE ASSOCIATION CAN EVER DO.
At the start of the 2016-2017 season, I thought it would be
a good idea to reemphasize our mission at MassLandlords.
Actually, we have a long-term mission and a short-term mission.
Long-term, our mission is to create better rental
housing in Massachusetts. The Northern Worcester
County Landlord Association president, Brian Lucier, likens it to an inverted
pyramid. Our tenants and residents are our customers, the most numerous, at
the top. We landlords serve them, our customers. The association at the bottom
is the fewest people, but we hope to serve all the landlords and tenants above.
We keep that long-term mission in view always. Short-term, our mission is to get
paid staff for all key operations. When a paid employee leaves, we can immediately
hire a replacement. Paid staff can ensure business continuity.
Economically, we know it is possible to have paid staff running key operations. Add
up all the membership dues being paid across the state, and we easily can support
a staff person. But we also offer a variety of services that generate revenue beyond
just adding up all the preexisting membership dues. My personal gut feel is that
MassLandlords will support several full time equivalent positions when it is mature.
Depending on how you count the contributions made by people who are semivolunteer, we’re solidly between one and two “full time equivalent” now.
We are staffing four visible roles, hour by hour, bootstrapped from nothing. They
are “events, content, services, and policy.” Saying the same in more words, we will:
1.) Connect members with local resources at local events; 2.) Reduce members’ business
risk by educating them about the laws through a high quality newsletter and website;
3.) Help members increase revenue and reduce expenses by taking advantage of member
services; 4.) Advocate for public policy that takes into account the landlord point of view.
There are also many operations that are being staffed almost invisibly:
bookkeeping, accounting, server maintenance, marketing communications,
renewal mailings, and much more.
Despite all this talk of staff, there are two things we need local
volunteers to do that no state-wide staff can ever do.
First, we need you to keep your finger on the pulse of your local cities and
towns. You know better than anyone else what’s going on in your backyard.
What challenges or opportunities lie before you? Tell us, and we can call
for help. Maybe we can even reallocate some resources to help.
Second, we need you to get to know one another. MassLandlords
membership is valuable because of the personal connections members can
make with one another. Many of our members know one another going back
years, and have one another on speed dial. That kind of connection can
save your bacon, or at least make the job a little easier or less isolating.
What you see from MassLandlords is the result of the hard work of about
20 different paid and volunteer contributors, most working part time, and over
1,200 participating members. Thank you for supporting us as we try to reach all
70,000 rental owners in Massachusetts. Tell your friends, we have a long way to grow.
Sincerely,
Doug Quattrochi • Executive Director • C: 617-285-7255
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Proposed Lead Paint

Regulations are Flaky
ON SEPTEMBER 8 AND
SEPTEMBER 13, THE
PUBLIC WILL HEAR
PROPOSED TOUGHER
LEAD PAINT REGULATIONS
FOR THE COMMONWEALTH.
THE PROPOSED
REGULATIONS ARE
WELL INTENTIONED
BUT FALL SHORT OF
GOOD PUBLIC POLICY.
Before we criticize, let’s acknowledge what
the proposed regulations do well. They
rewrite some byzantine passages. They
reduce regulation of encapsulants and
certain surfaces. They focus the cleaning
process on results over process. And
they incorporate feedback from medical
professionals, the CDC, and other states.
But overall, the new regulations
reflect a major flaw, a lack of input
prior to this point from the people
who actually provide and maintain
housing. The value of the deregulation
is uncertain, but has been estimated
at 40%. The cost of the tighter blood
lead level, on the other hand, is quite
certain, and increases caseload by an
order of magnitude (over 10 times).
Under the proposed regulations,
landlords and the Commonwealth more
broadly will pay this increased cost,
and there is not a whiff of legislation
or budget to support the changes.

THE VALUE OF THE
DEREGULATION IS UNCERTAIN,
BUT ESTIMATED AT 40%
The proposed regulations remove wall
corners, exterior lattice, door and
window casings (front-facing trim),
staircase balusters (spindles), and
chair rails from the list of surfaces
that must be replaced or encapsulated.
Now these can be “made intact.”
4 • MassLandlords Newsletter

According to one source at CLPPP who
asked to remain anonymous, they have
estimated this as a 40% cost reduction. We
spoke with experts in the field, who also
asked to remain anonymous, and there
was general agreement that door and
window casings were a significant savings.
Keep in mind that the biggest cost of
deleading still comes from the movable
parts of windows and doors, which
must be replaced. The bulk of deleading
cost remains. Deleading jobs routinely
fall between $1,000 and $10,000 per
apartment, so there is tremendous
variability and uncertainty in whether
a landlord will see 40% savings.

THE PROPOSED REGULATIONS
CERTAINLY INCREASE
CASELOAD 10X
The CDC publishes data on the number
of children in Massachusetts and
nationwide who fall into the various
categories of “elevated blood lead levels.”
In 2014 under current Massachusetts
regulation, 55 children were deemed
“poisoned” with blood lead levels above
25 µg/dL. If the proposed regulations
were then in effect, a staggering
729 individuals would have been
deemed “poisoned”. In that year, the
increase would have been 13 times.
The new regulations provide for an
average 10x increase in the caseload for
medical monitoring and intervention.
The CDC has not changed its guideline
that chelation therapy is only required
for children with blood lead levels over
45 µg/dL. This creates a wide range of
“lightly poisoned” cases that will all be
treated the same. There is no indication that
the proposed regulations have considered
their budgetary or economic impact.

THE PROPOSED REGULATIONS
FAIL TO TREAT THIS AS
SOCIETY’S PROBLEM
The owners who will pay for lead
abatement are not responsible for

painting with lead, cannot receive
adequate tax credits to pay for the
work, and yet face strict liability
should a child become poisoned
regardless of how it happened.
Consider a typical new owner who
bought their first rental in 1977, the year
before lead paint was banned, at age 27.
They would now be age 65, retired, and
unlikely to own that same building. Over
two-thirds of Massachusetts housing
stock was built before 1978, and based
on the above retirement calculation and
real estate markets, almost none of it is
still owned by the person who painted
with lead. Lead is a societal problem,
and the cost must be spread around.
An average deleading quote for an
apartment is $5,000. The Schedule
LP deleading credit, which has not
been increased since 1994, is only
$1,500. If the lead credit had been
indexed to the CPI, then by inflation
alone it would now be worth $2,435,
60% higher. If it had kept pace with
market forces, it would now be over
three times what it once was. After
accounting for the 40% reduction in
deleading costs under the propose
regulations, the Schedule LP credit will
still be only half of what it should be.
Owners are responsible for the
medical costs of lead poisoning
regardless of whether the child was
poisoned at their home. CLPPP
reasons that “guilty until proven
innocent” is their only tool for
enforcement. What they fail to see
is that the combination of harsh
penalties with inadequate tax credits
creates a dangerous incentive to
delead illegally. An illegal deleading
job creates more dust than a safe
deleading job, and if the property is
then sold, may be entirely untraceable.

OVERALL THOUGHTS
Yes, let’s continue to drive blood
lead down. But let’s understand the
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true costs, spread the cost fairly
across society, and budget for it. We
oppose the new regulations until the
legislature can allocate funding for a
substantially increased Schedule LP
tax credit and/or a reworking of strict
liability to draw in daycares, schools,
and water authorities, all sources of
lead poisoning. We’re standing by to
provide more detailed feedback.

HOW TO WEIGH IN ON THE
NEW REGULATIONS
Two hearings will be held. The
first hearing will be on Thursday
September 8, 2016, at 10:00 a.m. at
the Pioneer Valley Planning Council,
60 Congress Street, Springfield,
MA. The second hearing will be
on Tuesday September 13, 2016,
at 9:30 a.m. in the Public Health
Council Room, Second Floor,
Department of Public Health,
250 Washington Street, Boston,
MA. Bring a written copy of your
oral testimony, and/or email it to
Reg.Testimony@state.ma.us. ML

CDC data show that the average increase for Massachusetts children
to be considered "poisoned" would be over 10x.
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339-219-0300

www.scudderbay.com

NEED MORE TIME
TO GROW YOUR BUSINESS?

Give the day-to-day to an expert
* SERVING PROPERTIES FROM BOSTON TO WORCESTER
* REDUCE MAINTENANCE COSTS AND INCREASE REVENUE
* INCREASE TENANT RETENTION AND REDUCE VACANCY LOSSES
* PROFESSIONAL SOFTWARE WITH ONLINE ACCESS
TO CRITICAL INFORMATION
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Member Spotlight:

Russ Haims,
Hampton Properties,
31 Years’ Experience
“MY PHILOSOPHY IS TO IMPROVE QUALITY
OF LIFE BY IMPROVING NEIGHBORHOODS
ONE PROPERTY AT A TIME.” RUSS HAIMS
Whenever you can learn from someone
with more experience, take advantage of
the opportunity! This is why we talked
with Russ Haims, MassLandlords.
net/Worcester member, landlord, and
rehabber with 31 years’ experience.
Real estate was Russ’ first job
out of college and he hasn’t looked
back. “No regrets,” he says. He’s
an expert at student housing, a
difficult market segment.
When we asked Russ why he focused on
student housing, his answer was fast and
simple: “Recession proof, strong demand,
and no loss of rents/non-payment
issues.” No matter what the economy is
doing, students still go off to college. In
Worcester, a college town like Boston,
Russ sees strong demand for rentals
near the universities and colleges. And
students almost always come with parent/
guardian guarantees, many of whom own
real estate. This helps Russ be sure the
rent will be paid on time each month.
Russ shared three tips for
successfully renting to students:
1. Make sure your apartment is in tiptop shape. This attracts students who
care and who will maintain the place.
It also helps parents feel that your
apartment is “the one” for their kids.
2. Make sure the building is in a
safe location close to the school.
Russ says there is no substitute
for a poor location. Choose
wisely before you buy!
3. Make sure your staff are reliable.
Negative word of mouth can hurt
your future prospects at the school.

Whereas if your students tell their
peers what a great landlord they
have, it will help your business.
We asked Russ what’s the weirdest
problem he’s had to handle as a
landlord? He didn’t want to go into
details, but basically, he rented
to a student whose mother took

her bed in the apartment. Sounds
like you traded tenants, Russ!
Russ’s advice for hiring is
straightforward: “Hire the best
people you can and don’t tolerate
mediocrity or worse.”
Real estate success is no replacement
for the simple pleasures in life. When
we asked Russ where we’d find him
on a day off, he said, “Somewhere
outdoors with my wife and two boys.”
Want more? Russ’ live
interview is viewable by members
on MassLandlords.net. ML
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You Need to Know about these

Recent Discrimination
Cases
THE LANDLORD IS
ALLEGEDLY RESPONSIBLE
FOR PUTTING DOWN THE
TENANT’S SEEING EYE DOG.
Two recent discrimination cases serve
as reminders of the difficult landlordtenant climate in Massachusetts.

MURDER OF A SEEING EYE DOG?
The attorney general has filed for
equitable remedy on behalf of a blind
tenant in East Wareham, who may
have been discriminated against.
The specific charges filed are:
1.) requiring paperwork for a
reasonable accommodation, 2.) asking
for confirmation that blindness was
the reason for the accommodation,
and 3.) not following the company’s
own policies and procedures.
The reporting done by
WickedLocal and the press release
by the Attorney General’s office is
so unclear as to be sensationalist.
The landlord is allegedly
responsible for putting down the
tenant’s seeing eye dog. This is
prima facie unbelievable. To “put
down” an animal, at least one
veterinarian and therefore some
kind of civil process must have been
involved. Otherwise they would
have come out and said that the
landlord killed the tenant’s dog.
It is possible this detail about the
dog was inserted into the press release
as a slur against the landlord, as a
way to make the Attorney General
seem more righteous. It is possible
that a judge had the animal put
down because it had bitten someone.
The dog’s demise is not listed as
a charge against the landlord.
As one MassLandlords commenter
on Facebook observed, “This case
8 • MassLandlords Newsletter

should be investigated
to make sure it does
not set a dangerous
president [sic] by
removing judges’ ability
to restrict disruptive
service animals.”
MassLandlords
was unable to locate
the filing for the case
(1684CV02324, Suffolk
Superior Court).
We will keep you
informed about whether
the Attorney General
prevails, and what
happened to the dog.

A MOCKERY OF GOOD
BUSINESS PRACTICE
At the other end of the state, Springfield
Justice Dina Fein has broadened the
law around subsidy discrimination.
The landlord refused to rent to a
Section 8 tenant because the voucher
was administered by the Berkshire
Housing Development Corporation.
This landlord rented to Section 8
from other administrators. BHDC
had given her “negative experiences”
in the past, and in the landlord’s
view, it was likely to be “negative
experiences” in the future.
MGL Ch. 151B Section 4 prohibits
discrimination against any “individual
who is a recipient of .. housing
subsidies … because such individual
is a recipient or because of any
requirement of such … housing
subsidy program.” Apparently Judge
Fein thinks “negative experiences”
are a requirement of Section 8.
The case appears to remove any
market pressure that could have
been brought to bear on subsidy
administrators. If left unaddressed,
administrators would now be free to

operate with impunity: refusing to
take phone calls, not responding to
emails, and still receiving government
funds on the basis of placements
without regard to tenancy success.
With the exception of HAP Housing
in Springfield, subsidy administrators
received mostly negative feedback in
MassLandlords’ 2015 informal survey.
According to information received
from Worcester Housing Authority
staff in 2015, a tenant may only
transfer their voucher to a more
capable administrator if the current
administrator agrees. Administrators
have no reason to agree to transfer
requests, and on the contrary, stand to
lose revenue if the transfer happens.
MassLandlords volunteers
determined that the Defense Fund
was inadequate to appeal this case.
The law around subsidy
administrators should be changed.
Tenants should have freedom of choice
in their voucher administrators.
Landlords should have similar
freedom to refuse to work with certain
administrators, so long as there is
at least one in administrator in their
region with whom they would work. ML

Tired of being
a Landlord?

SELL US YOUR MULTIFAMILY!
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508-799-7655

HamptonPropertiesLLC.com

We specialize in short sales!
All information will be kept confidential.

WORCESTER COUNTY MANAGEMENT
Mike O'Rourke and Tim Collins

Apartment Rentals, Property Management,
Plowing + Sanding + Removal,
General Maintenance, Plumbing, Electrical

NO JOB IS TOO SMALL
APARTMENT RENTAL

508-853-4658

24 HOUR SERVICE

774-272-0248

Michael O'Rourke, Owner - mrorourkem@gmail.com

of South Worcester
Fire & Water | Cleanup & Restoration™
sfitzpatrick@servprosouthworcester.com
servprosouthworcester.com
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Questions and
Answers

ADAPTED FROM OUR
MESSAGE BOARDS,
WHERE MEMBERS CAN
ASK QUESTIONS AND GET
ANSWERS. PRACTICING
LANDLORDS AND SERVICE
PROVIDERS ANSWER
QUESTIONS, AND WE
COMBINE THE BEST
ANSWERS INTO ONE HERE.
Q: I WANT TO HAVE MY
FOUNDATION FIXED, AND A
BATHROOM REDONE, AND
SOME OTHER THINGS. CAN YOU
RECOMMEND A CONTRACTOR?
That’s a variety of projects!
Foundation repair might require
a mason. A bathroom renovation
might require plumbers, electricians
and carpenters. The roof, gutters,
windows, and lead paint might all
require different people, too.

MassLandlords Newsletter • 11
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General contractors that could handle
all your jobs will want to bid on larger
projects to make it worth their time. Be
prepared to pay well over a thousand
dollars, maybe over ten thousand
dollars, if looking for one general
contractor to handle all these jobs.
If on the other hand you can break
up the list with clear goals for each job,
you may be able to get better prices
hiring direct specialists one at a time.
Depending on the work, a handy
person might be able to do all of it.
Good handy people are hard to find. You
could try asking another landlord you
know if their person needs more work.
Be careful with recommendations,
though. A contractor or handyperson
that one owner likes or dislikes might
give different service to you. Every
landlord-contractor relationship has
different chemistry and expectations.
AngiesList.com became free this
spring. The contractors there are used
to working with smaller operations
and private households. This might
be a good source of leads for you.
Make sure to check HIC registration
and insurance! Also, all jobs
estimated at over $1,000 must have
a written contract under Mass law.

If you want more advice on
hiring, the top four results for
“contractor” at MassLandlords.net
give some more detail. Good luck!

Q: I HAVE A SERIOUS DISAGREEMENT
WITH A NEIGHBOR (OR, MY
HOMEOWNERS’ ASSOCIATION,
OR BUSINESS PARTNER, OR
ANOTHER NON-TENANT). WE
HAVE TALKED AND FOUGHT AND
ARE NO CLOSER TO AGREEMENT
THAN WHEN WE STARTED. WHAT
CAN I TRY BEFORE I SUE HIM?
In a lawsuit, everyone loses except
the attorneys. The only advantage of
jumping straight to a lawsuit is if you’re
sure the law has been violated and
you know you can get quick redress.
The first thing to try before suing
is what Roger Fisher and William
Ury recommend in their book,
“Getting to Yes”. There are many
good negotiation techniques in there,
and it’s not the hard-ass school of
negotiation. Their techniques work
without damaging relationships.
Sometimes people just don’t gel.
Reason and logic fly out the window.
The next thing to try is to ask a third
party mediator to negotiate the dispute

without the two personalities interacting
in any way. There may be a mutual
friend or a neighbor willing to hear both
sides of the issue. If they have also read
“Getting to Yes,” that will probably work!
If there is no willing volunteer, you can
hire a professional mediator. The Real
Estate Bar Association of Massachusetts
(REBA) has a Dispute Resolution
division (REBA/DR). On the REBA/DR
board is a very intelligent and reasonable
attorney and MassLandlords.net/SPOA
member, Emil Ward, among others.
Emil and the rest of REBA/DR
have successfully resolved countless
disputes. We highly recommend
anyone with a conflict talk to Emil
via REBA/DR: 617.854.7559.
Failing that, you can seek binding
arbitration with the American
Arbitration Association (adr.org). These
are not real estate specialists, but
they are the backstop before court.
We hope that helps! Conflict is no
fun. For more education, you can
keep an eye on the events calendar
at MassLandlords.net/events for a
conflict resolution session, watch the
workshop recorded in January 2015.
Or read about REBA/DR in the
article from our July newsletter. ML

Quick Tips for

Checking CORI
CRIMINAL BACKGROUND
CHECKS FOR
MASSACHUSETTS
ARE EASY ONCE YOU
KNOW THE STEPS.
1. 	Present each applicant over 18 with
a CORI Acknowledgement Form.
2. Verify the information they
write on the form by checking
their government issued ID.
3. Sign and date the bottom of the form.
4.	Store the form in a locked cabinet. Or
scan it, store it in encrypted storage,
and shred the physical version.
12 • MassLandlords Newsletter

5. If you haven’t already, enroll
for iCORI as an individual or
organization for the purpose of
landlording/providing housing.
6. Verify your account. The email takes
a long time and then the link only
lasts for 24 hours, so check daily.
7. Log in to iCORI to search for records.
8. Verify that the hit matches the
subject’s name, date of birth, and last
six of their social security number.
9. 	Remember that CORI covers
Massachusetts only. See Which
Tenant Screening Service
is Best for other states.

10.	Remember that
HUD now requires landlords
treat criminal records carefully.
a. Arrests are generally not
disqualifiers. Convictions may be.
b. For convictions to disqualify,
they must be recent and/
or relevant to housing.
11.	Record your CORI decision on your
applicant qualifier, but do not print or
save the CORI unless you follow the
security measures in step 4 above. ML
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Ford’s Pest of the Month: Yellow Jackets
Yellow jackets are considered
beneficial social wasps feeding on
sweet secretions and other insects
but can become a homeowner’s worst
nightmare. The fertilized queen from
the prior fall is the only survivor of
the winter. In the spring, she seeks a
nesting site in wall voids, stonewalls,
in the ground, and in shrubs. Ten to
twenty eggs are initially laid in her
newly constructed nest, which are
fed and tendered by her until they
reach adulthood. Now her duties
become strictly egg laying and her
new adult workers support her new
offspring while developing the nest.

When fall arrives; the nest becomes
noticeable in size as it may contain
thousands of worker wasps. We get the
majority of Yellow Jacket calls at the end
of August till mid October. Homeowners
should never attempt to treat a yellow
jacket nest which requires a ladder or
if you are unsure if you are allergic. By
late fall the colony produces new queens
who become fertilized, fly off to overwinter and so the cycle continues.
How we can help
Our technicians use many methods
(sprays, organics, dusts and special
equipment) to eradicate yellow jackets
depending on where the nest is located.

Because we are treating during the daywhile the nest is active, we must leave
the nest up allowing all members of the
colony to return into the treated nest so we
know all members of the colony will die.
If the nest is knocked down, the yellow
jackets out foraging for food will return
and start rebuilding a new nest. Post
treatment: There may be some hatching
of drones, but with no colony members
assisting, they will soon die. A homeowner
should never attempt daytime treatment.
Geoffrey Ford, Vice President
Ford’s Hometown Services

ARTICLE YOU MAY HAVE MISSED

7 Ways You Can Collect
a Rental Applicant’s
Proof of Income
Full article at MassLandlords.net/blog.
Excerpt: What counts as proof of income? How can landlords
verify salary and government benefits? This article gives some
tips and tricks for verifying income on a rental application. ML

MassLandlords Newsletter • 13

September 2016

MassLandlords Applies

for $50,000 Grant to
End Homelessness
THE MASSLANDLORDS
PROPOSAL DEPENDS ON
ENGAGING LANDLORDS AT
A GRASSROOTS LEVEL.
On Friday August 19, MassLandlords
submitted a $50,000 grant proposal
for the IF Challenge, a contest to end
homelessness, run by the United Way
of Massachusetts Bay and Merrimack
Valley. The IF Challenge Prize would be
$25,000. In the proposal, MassLandlords
volunteered to raise matching funds.
MassLandlords proposed creating
a pilot for “Insurance Against
Homelessness.” Landlords would
receive up to $10,000 insurance
for unpaid rent, property damage,
and attorneys’ fees if they rent to
a homeless person. The homeless
applicants screened into the program
would have some eviction history, bad
credit, and/or a minor criminal record.
Landlords would retain final say on
whether to accept an applicant.
14 • MassLandlords Newsletter

Similar programs across the country,
most notably in Seattle, have reduced the
state’s expenditure on homeless assistance.
According to Mona Tschurwald, Program
Director of Seattle’s Landlord Liaison
Project, insurance claims amount to
less than $200 per family served. Over
3,000 formerly homeless families
(7,250 people) have been housed.
The grant proposal caused
controversy when MassLandlords
asked members to write in to the
United Way in a show of support. On
August 22, Jeff Hayward, United Way
Director of External Affairs, phoned
MassLandlords to ask members to stop.
According to an email sent by
Executive Director Doug Quattrochi,
“Jeff wanted everyone to know that
an independent panel of judges would
decide on the merits of the proposal,
without regard to counting votes.” The
MassLandlords proposal depends on
engaging landlords at a grassroots level.
Insurance Against Homelessness and
similar risk reduction funds work by

requiring landlords to phone a landlord
advisor for legal and mediation advice.
In many cases the advisor can
prevent eviction proceedings,
property damage, and eventual
claims. Homeless participating in
the program are quickly identified
for supportive services as required.
Contest winners will be announced
Thursday September 22.
MassLandlords has been invited
to participate in one national
radio show to discuss the idea.
Contest rules require a 501(c)3 be
the fiscal sponsor. MassLandlords
received verbal commitments from
Project Hope and the Small Property
Owners Association Newsletter.
Project Hope is a multi-service agency at
the forefront of efforts in Boston to move
families beyond homelessness and poverty.
The Small Property Owners
Association Newsletter seeks to educate
small property owners in Greater
Boston and to make meaningful
contributions to new public policy. ML
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Things Landlords

Wish Their Tenants Knew

LANDLORDS AND TENANTS SOMETIMES DON’T
SEE EYE-TO-EYE, BUT IF TENANTS KNEW THESE
8 THINGS, LIFE MIGHT BE BETTER FOR EVERYONE.
1. Never use the garbage disposal for
a whole pot of rice, potatoes, or
pasta. Starches just get smeared
onto the insides of your downstream
pipes. They create the worst
kitchen sink clogs imaginable.
2. Don’t take furniture or mattresses
off the street. Bedbugs are
probably lurking inside!
3. Turn up your stereo as loud as you
normally like, then step into the
hallway or common area. If you
can hear your stereo, it’s too loud.
4. Communicate frequently
and respectfully. Landlords
are people, too. We might

legitimately not know that you
have been having a problem.
5. Clean your shower at least once a week.
Regular wipe-downs prevent mold and
are easier than scrubbing once a month.
It’s only hard work if you let it go.
6. Most of your rent goes to pay the
mortgage, taxes, and insurance.
Most of the rest goes to repairs.
Pay on time so the landlord can
keep your home in good shape.
7. No subletting and no unauthorized
adults without the landlord’s
written permission. Your home is
safe because the landlord keeps a
tight watch over who gets a key.

8. If you end up in court owing rent, you
will eventually lose. Create a credible
plan to pay the rent, like finding
roommates, or else find a cheaper
place to live as soon as possible.
So those are 8 things landlords wish
their tenants knew. Feel free to share
this list in your tenant newsletter! Do
you have other suggestions? Email us:
comment@masslandlords.net. ML

Commercial Real Estate Loans
As a major provider of loans that have
contributed to Central New England’s
growth, Commerce Bank specializes
in financing: office, industrial,
retail, healthcare and
apartment buildings.
Contact our team of commercial
real estate lenders today to discuss
how we may help your business
and finance your next commercial
real estate project.
Call 800.698.BANK (2265).

www.BankAtCommerce.com
Loans are subject to credit approval. Commerce Bank is a registered service mark in
Massachusetts of Commerce Bank & Trust Company. ©2015 Commerce Bank & Trust
Company. Commerce Bank member FDIC. MassLandlords
Equal Housing Lender. AllNewsletter
rights reserved. •
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SOCIAL MEDIA

Join the
Community on
Facebook
Last month we shared an
amazing graph of rental prices
and trends on craigslist. By
following MassLandlords on Facebook,
you can see all this good stuff as
it happens. Stay informed, and
join the conversation today! ML

Do you Screen <4 Tenants Per Year?
We wrote an article a while back comparing
screening options.
Small landlords who want to see a real
FICO score without an on-site inspection
should click the SmartScreen ad we're
now running on the site. Each SmartScreen
report you order by clicking from
MassLandlords.net supports our work.

NO SITE INSPECTION REQUIRED
Many landlords were grandfathered in and
never had site inspections. New landlords
usually need to be inspected. New small
landlords operating out of their kitchen
cannot pass an on-site inspection. This is
why we looked for (and found) SmartScreen.

THE BEST VALUE FOR LOW
VOLUME SCREENERS
If you have fewer than four vacancies a year,
SmartScreen is the cheapest way to get real
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credit data. If you have four vacancies or more
each year, you can save money with another
service by paying their monthly or annual
fees in exchange for a lower per-report cost.
SmartScreen has no monthly or annual
fee. Some competitors are cheaper but
they don't give real credit data, they only
give you a surrogate score. Be careful. If
you don't get an actual FICO score, you
are paying for someone else to evaluate the
tenant's credit. You get what you pay for.
Note: members can log in to get a coupon
code for discounts.
MassLandlords receives an
affiliate commission for each
screening report processed.

September 2016

Lead Paint and Politics:
How MassLandlords Hopes to Make a Difference by

Being not Radical but Centrist
LANDLORDS HAVE A
VALID, OVERLOOKED
VIEWPOINT, AND WE
WANT IT REPRESENTED
IN COMPREHENSIVE,
SENSIBLE PUBLIC POLICY.
American politics is characterized by
apathy, in which the majority of voters
leave it up to only two parties to play
to the fringes of the political spectrum.
During primary season, the Democrats
swing wide left, and the Republicans
swing wide right. By the time elections

happen, the sober-minded middle
are so tired of the spectacle they’re
ready to disenfranchise themselves.
Voter turnout in the 20th century
has averaged under 60% for the
presidential election (Wikipedia),
and just 40% for mid-term elections
(FairVote.org). Meanwhile the
fringe supporters spit increasing
quantities of bile and vitriol.
The same phenomenon occurs in
landlord-tenant law in Massachusetts.
Far-left tenant advocates like City Life/
Vida Urbana claim greed is the sole
motivator of all landlords. And members
of right-ish organizations like the

Small Property Owners Association
oppose even talking with the left.
In our view, the key difference
between “radical” and “centrist”
politics is one’s willingness to
work with “the enemy,” and the
extent to which one uses hyperbole
vs reasoned thinking.

TAKE LEAD PAINT AS AN EXAMPLE
New regulations have been proposed
that would lower the blood lead level
at which landlords are liable for
poisoning, among other things. See
our other article, “Proposed Lead
Paint Regulations are Flaky”.

Protect Your Home

tel. 508-791-1141
info@JJMInsurance.com
fax 508-753-5630
MassLandlords Newsletter • 17
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Percent of children screened

A “radical
Elevated Blood Lead Levels (>= 10mcg/dL)
landlord” view
by neighborhood
might be that these
new regulations
70%
are scientifically
dubious, selfserving, and ill
Allston/Brighton
60%
Back Bay
conceived. No
Charlestown
amount of new
East Boston
50%
Fenway
regulation in
Hyde Park
this space will be
Jamaica Plain
Mattapan
acceptable. On
40%
N. Dorchester
the contrary, we
North End
Roslindale
need to loosen the
Roxbury
30%
regulations because
South Boston
S. Dorchester
the problem is
South End
largely solved.
West Roxbury
20%
Today’s owners
didn’t create
10%
the lead paint
problem. Blame
the self-sustaining
0%
1991
1992
1993
1994
1995
1996
1997
1998
1999
2000
2001
bureaucracy
run amok.
A “radical tenant”
From the Walking Bostonian, an example of how elevated blood lead levels have been found less and less frequently over
view might be
time. The graph runs from 1991 to 2001 and looks at various Boston neighborhoods. In 2001, no neighborhood had a greater
that all lead must
than 10% incidence, and one neighborhood had zero incidence. Our lead policy has been successful by this metric.
be eliminated
no matter the
•W
 hat punishment is fair if a someone
Disadvantages of a centrist approach:
cost to society, no matter which
neglects the state of their lead systems?
• I t’s boring and doesn’t
landlords we purge or jail or fine in
•W
 hat incentives can we create
inspire donations.
order to do it. Any child who gets
to encourage responsible parties
•H
 ard-liners and special interests
poisoned should receive reparations
to remove or abate lead?
call your devotion into question.
from their landlord, who shall
•A
 re these incentives and punishments
be presumed guilty until proved
working for everyone they impact?
Some landlords within our ranks
innocent in all matters of lead. Blame
•D
 o we have input from all the
have radical views, one way or
the greedy, heartless landlords.
voices that matter (doctors,
another. That’s welcome, and it serves
Advantages of a radical view:
advocates, landlords, contractors,
a purpose. But MassLandlords is
• I nspires adherents to act and/or donate.
deleaders, inspectors, daycares,
playing the role of centrist, trying to
•H
 olds a foil up to radically
aviation gas producers, municipal
find the reasoned middle ground between
opposite ideology.
water suppliers, etc.)?
any two diametrically opposed views.
Disadvantages:
•A
 re the costs borne by the responsible
We may fall more to the side of property
•D
 oesn’t lead to policy changes, or
parties, or if there are no responsible
rights than a strict “averaging” would
if it does, the changes are lacking
parties, by society as a whole?
predict. The ideology of the left
buy-in from some quarter.
•H
 ave we avoided self-serving
tugs heavily at Massachusetts. But
recommendations from special
we are, after all, people who make
A “centrist” view would
interests, like the Aviation lobby?
a living through our assets.
shelve the hyperbole and try
•H
 ave we done what’s best in
MassLandlords aspires to be
to find the reasoned truth:
the largest possible perspective
centrist. Landlords have a valid,
Lead has no biological function,
for the “common wealth”?
overlooked viewpoint, and we want
and some quantity of it really does
That’s a centrist approach.
it represented in comprehensive,
make kids intellectually impaired
Advantages of a centrist approach:
sensible public policy. Let’s hope our
and less productive for the rest of
•Y
 ou get invited to weigh in at
feedback gets incorporated into the
their lives. Many homes, daycares,
conferences like the Senate Special
upcoming lead regulations. We might
aviation fuels, and water systems still
Commission on Housing (2015 – 2016). not be able to influence national
have lead hazards, so let’s find a way
•P
 olicy recommendations end up being
politics, but we at least can make a
to keep it from getting into kids.
what’s best for the public as a whole.
difference in Massachusetts. ML
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REGIONAL
METROWEST

SOUTHERN WORCESTER

Economy Marlborough
Meeting: Pro Tenant
Screening Advice

Economy Sturbridge Meeting:
Tenant Screening, Part of the
Series “Best Practices For
The Massachusetts Landlord”

Want great tenants? Every landlord does! Having great
tenants not only makes running your business less stressful,
but also increases profits and reduces damages!
Finding great tenants begins with understanding the
screening process. MWPOA President, Sherri Way
has been a landlord for 30 years and a realtor for over
10 years. With 16 rental units of her own, Sherri also
finds well over 60 tenants annually for other landlords.
That all equals lots of experience screening tenants!
Sherri will be speaking at the September MWPOA meeting
about the tenant screening process. She will be sharing her
knowledge, years of experience and answering your questions.
You don’t want to miss this
opportunity to network, have some
dinner and gain some new tools
for your landlord toolbox from
an experienced professional.
We are excited to be offering
dinner at our meetings
beginning in September! We will have an array
of Panera sandwiches, salad and beverages.
TUESDAY, SEPTEMBER 13TH
ECONOMY MEETING AGENDA
6:30p Registration, socializing and dinner.
7:00p Tenant Screening with
MWPOA President Sherri Way

Most, if not all of us, have heard or read at least one outrageous
story of the professional tenant; the renter who gives an ideal
first impression but turns out to be a landlord's nightmare. This
moocher will spare no effort to live rent free at the expense of
an inexperienced landlord. To list just a few of their tactics:
Casting allegations of discrimination; involving boards of
health for minor infractions; filing accusations of retaliation.
At court, any disgruntled tenant can get legal assistance paid for
by any number of community activist organizations. We small
business landlords, on the other hand,
do not have a pile of money that can
be devoted to legal advice. As such, we
must interpret landlord / tenant law to
the best of our ability. This imposes the
additional risk of financial damages if
our reading of the law proves faulty.
For September, October, and November, we plan to focus on
Best Practices For The Massachusetts Landlord. We'll begin
with finding good tenants and talk about the laws involved
with that process. There will be plenty of time allocated for
discussion and ideas. Please bring your war stories and your
tenant application, and become part of the conversation.
MONDAY, SEPTEMBER 12TH

LOCATION AHEPA
80 Northboro Rd
Marlborough, Ma. 01752

ECONOMY MEETING AGENDA
7:00p Meeting
7:45p Pizza break
8:00p Meeting wrap-up
8:30p Networking

FOOD	Panera sandwiches, salads
Beverages
Cookies

LOCATION Sturbridge branch of Southbridge Savings Bank
200 Charlton Rd
Sturbridge, MA 01566

PRICING

FOOD	Pizza and sodas.

Members and non-members are welcome.
$50 annual MWPOA dues for non-members
Free for members. This meeting and
all food and beverages are included in
your MWPOA membership fee.
Members should log in for member pricing.

Membership options.
Please note: this event is run by volunteers
at a partner association.

PRICING

Members and non-members are welcome.
Members free.
Non-members free the first time, then pay $50/yr.

Membership options.
Please note: this event is run by volunteers
at a partner association.
Tickets are not required. Members can just show
up. Prospective members should expect to provide
a name and contact information at the door.
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REGIONAL
SOUTHERN WORCESTER

The Membership
Renewal Edition
Welcome back! We sincerely hope you had an
enjoyable summer and that you are committed to
once again to continuing your membership in one of
the best landlord associations in Massachusetts.
September begins a new fiscal year for our
association. Members whose dues have not been
made current by Wednesday, September 21 will
not receive the October newsletter and will be
considered inactive until dues are received.
Enclosed in this edition, you will find a membership
renewal form. If your dues have expired, or will soon
expire, please use that form to bring your membership
us to date, either by mailing it in with a check, or
by bringing both to our September 12 meeting.
If your membership is current, please consider
sending that form into our PO Box with your
current information. This will help us immensely
in keeping our roster up to date and accurate.
If your membership has lapsed, we want you back very much.
Our affiliation with masslandlords.net has given us online
access to educational materials, legal forms, and a vehicle for
greater communication to other local landlord associations.
(Try it out, the online address is masslandlords.net).
As to our own association, SWCLA remains as vibrant as
ever with excellent monthly programs, a congenial pizza
social period, and a meeting venue that is comfortable
and professional. (Sturbridge Branch of Southbridge
Savings Bank, 200 Charlton Road [US Rt-20])

508-796-5096
WE'RE FAST AND OFFER COMPETITIVE RATES. CALL NOW!

www.dansrubbish.com
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June 6, 2016 Meeting Recap
If you missed the meeting in June, you missed a
great speaker: Andrew Pelletier, Agent of the Board
of Health in Southbridge was so knowledgeable,
informative, and entertaining! What a great speaker.
He spoke primarily about the critical violations: heat,
electricity, water, toilet, sewerage, exits, to name a few.
He referred us to 105 CMR 410 s750. If he finds any
critical issues, they must be repaired within 24 hours.
He also said that you, or an agent, needs to be within ½ hour
of the property in case one of these violations are found.
He said he looks for good quality repairs – with all
health and safety issues, he looks for good workmanship.
Just patching something together won’t work.
He recommends doing a pre-move inspection with the
tenant. He creates a report that will be so beneficial
if you need to go to housing court. His word is much
more valuable and holds more weight than a home
inspector. He charges only $50 for this service.
Remember, the State Sanitary code is 105 CMR 410 and
sections 160-602 plus 750 apply to housing/tenancy issues.
After the talk, we broke for pizza and soda, provided
by Dan O’Connor – thanks – it was delicious.
Mary Chabot Clerk
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REGIONAL
SOUTHERN WORCESTER

SPRINGFIELD

More on Our Monthy
Meetings Topics

Legal Corner

“The landlord has been the most unpopular figure in all
history. This is the one guy on whom all classes, races,
and creeds unite in a common prejudice. I guess this
goes way back to the feudal days and before, when the
‘landlord’ became a fixture in the minds of the people as
‘the enemy.’ It still persists. He is the one man in our society
who does not win sympathy under any circumstances.
If the roof caves in and the tenants are sitting in the
debris, they will laugh like hell. They will endure any
hardship as long as it means trouble for the landlord.”
This was written by Harry Golden (1902 – 1981) in 1958. It
appears in his book of essays “Only In America”. He was a
newspaper publisher and a satirical writer of current events.
Apologies must be offered to the women in our association.
When Mr. Golden wrote this, the vast majority of
landlords were men. His exclusive use of the male gender
reflects this and the cultural norms of the mid-1950’s.
Do you think his thoughts hold true today?
Most tenants still regard the landlord as a money grubbing
tightwad out to screw them. And, for the most part, housing
courts are fairly inhospitable toward landlords. Add to this
the complex, and sometimes contradictory, set of landlord /
tenant laws in The Commonwealth that form a legal
minefield in which landlords must carefully navigate. All
combined, we small time landlords are in a risky business.
The purpose of our ongoing set of meeting topics is to
provide a working background on the types of problems
we can expect – and how to deal with those problems when searching for, leasing to, and evicting tenants as
a normal course of business. The knowledge we gain
from each other will not guarantee success, but it can
reduce risks and increase the chance of a prosperous
business. Lack of knowledge, on the other hand, is a
sure guarantee for encountering the misfortunes of
risk. Please join us and be part of the discussion.

Question: Is a Landlord engaged in unlawful discrimination by
refusing to rent to an applicant because their Section 8 voucher
was administered by a particular authority that the Landlord
did not want to work with based upon previous dealings, and/or
because of any requirements of such housing subsidy program?
Answer: In the case quoted below, the issue framed by the
plaintiff's (tenant) motion for summary judgment was whether,
assuming the landlord's motivation was as described above, is
nevertheless unlawfully discriminatory against the tenant based
on the requirements of her housing subsidy. In a Ruling and Order
on the Plaintiff's (tenant's) Motion for Summary Judgment on
July 25, 2016, Judge Fein entered an order in favor of the Plaintiff
(tenant) establishing the defendants' liability for violation of
G.L. c. 151B, §§ 4(10) and 7(B). Judge Fein noted that DiLiddo v.
Oxford Street Realty, Inc., 450 Mass. 66 (2007), is instructive and
dispositive; where a landlord declined to enter into an alternative
housing voucher program lease with a tenant because several of
the lease provisions were "unreasonable and excessive," which
the landlord argued represented "legitimate, non-discriminatory
reasons" for failing to rent to the tenant. The Supreme Judicial
Court disagreed, based on the plain language and legislative
history of G.L. c. 151B, § 4(10), which makes it an unlawful
practice "[f}or any person furnishing ... rental accommodations
to discriminate against any individual who is ... receiving federal,
state. or local housing subsidies ... because the individual is such
a recipient, OR because of any requirement of such ... housing
subsidy program." Therefore, based upon the above, Judge Fein
allowed the Plaintiff's (tenant's) Motion for Summary Judgment.
For further reference see Dorothy Clemons v. Danuta
Neidzwiecki, et.al. Ruling and Order on Plaintiff's
Motion for Summary Judgment (Western Division
Housing Court) (No.15-CV-0488) (July 25, 2016).
In the meantime, if you have any questions, please
feel free to call me.
STANLEY D. KOMACK, ESQ. (413) 785-1851

Sheryl Chase to Step Down
as RHAGS President
Sheryl Chase, longtime RHAGS member and current
President, will be stepping down no later than October 1.
Chase Management Service, Inc. has grown quickly and
Sheryl wishes to focus her time there. Please join us in
thanking Sheryl for her service to MassLandlords.net/RHAGS.
Russell Sabadosa will be standing in for Sheryl until a local
president/manager can be found. MassLandlords will continue
to integrate RHAGS operations under its umbrella and will
rely on Sheryl’s guidance to ensure a smooth transition.
MassLandlords Newsletter • 21

September 2016

REGIONAL
SPRINGFIELD

WORCESTER

Luxury Greater Springfield
Meeting: Chief Justice of the
Housing Court!

Luxury Worcester Meeting:
Michael O’Rourke

You don’t want to miss this “Springfield Season Premiere!”

Following a successful dual-interview last season, Michael
O’Rourke, a Worcester landlord and big-time renovator,
will be interviewed on his own, live, by the entertaining and
knowledgable Rich Merlino. Mike O'Rourke is an expert in
tax abatements, receivership, and no-frills landlording.

Tim Sullivan, Chief Justice of the Massachusetts Housing
Court, will be the speaker at Springfield’s September
meeting. He will speak about the housing court expansion
as well as how best to prepare for appearing in housing
court. Chief Justice Sullivan will also answer pre-submitted
questions. Don’t miss this valuable learning opporutnity!
We encourage paid members to submit any questions
they may have to: info@masslandlords.net
Non-registrants can expect standing room only, because
this is going to be a full house! Please register.
THURSDAY, SEPTEMBER 8TH
LUXURY MEETING AGENDA
NEW TIMES!
6:00p Socializing, networking, and dinner
Network over drinks and
appetizers at standing tables
Learn over dinner seated at tables
6:45p MassLandlords, Inc. Update
7:00p Legal Briefing
7:15p Chief Justice Sullivan
How best to prepare for court
On the Housing Court expansion
Questions and Answers
8:00p Q&A
8:20p Networking
9:00p Doors close
LOCATION Twin Hills Country Club
700 Wolf Swamp Rd
Longmeadow, MA 01106
FOOD	Buffet dinner. Drinks and dessert.
Cash bar.
PRICING

Members and non-members welcome.
Non-members: $35
Members: $30 (log in before you register
or you will see the non-member price)

Membership options.
Please note: this event is run by staff and
volunteers at a partner association.

You don't want to miss this “Worcester Season Premiere!”

Also, September is a beautiful month, but winter is coming, and
savvy landlords are already ordering their ice melt. We'll remind
you about this and other early winter prep to help you save money.
And just for good measure, we'll also be giving
a brief tour of some of the hidden features of
MassLandlords.net. Members state-wide can access
this powerful website to help run their business.
WEDNESDAY, SEPTEMBER 14TH
LUXURY MEETING AGENDA
6:00p Socializing and buffet dinner
Network over drinks and
appetizers at standing tables
Learn over dinner in the meeting room
6:45p MassLandlords, Inc. Update
7:00p Winter-is-coming reminders
7:05p Tour of MassLandlords.net hidden gems
7:15p 40 Years of Experience with Mike O'Rourke
Interviewed by Rich Merlino
Questions from the audience will be taken
8:00p Q&A
8:20p Networking
9:30p Doors close
LOCATION Worcester Technical High School
1 Skyline Dr
Worcester, MA 01603
FOOD

Hot buffet dinner. Water, soda, coffee.
Light dessert.

PRICING

Online:

Non-members: $18
Members: $12 (log in before
you register or you will see
the non-member price)
Premium Members: No charge
and no need to register
At the door: Non-members: $20
Members: $15
Premium Members: No charge
and no need to register
Membership options.
Please note: this event is run by MassLandlords staff.
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MassLandlords
One Broadway, Floor 14
Cambridge, MA 02142

SUBSCRIBE TODAY
Perfect to share at the office. Priced atcost for $60 per year. Mail your check
to MassLandlords, PO Box 844570,
Boston, MA 02284-4570 or join online at
masslandlords.net/join/newsletter/print
Support better housing policy and
housing journalism in Massachusetts.
24 • MassLandlords Newsletter

