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Overall September was a good month but it was not without disappointment. 
I’ll talk about what went well and what didn’t. remember that we’re growing 
the first trade association for landlords in Massachusetts, and that our two 
goals are economically valuable services and legislatively effective size.

First on the list of “what went well” is completing the major pieces of the dissolution 
and transfer of the rental Housing Association of Greater Springfield. there are a 
few loose ends to tie up, but the hardest work is done. We have accepted their assets, 
activated voting privileges for rHAGS members, and hired their previous staff, Sue 
McMahon, as our Senior Manager of Member Service and Marketing. there’s an article 
elsewhere in this issue that explains our annual election cycle for new voting members. 

Second, we updated our single-most popular website article, “Which tenant 
Screening Service is best?” We now have over a dozen services listed and rated, and we 
have updated our recommendations slightly to include both SmartScreen and Zumper. 

third, we submitted our idea for Insurance Against Homelessness to the team 
behind Freakonomics, a national podcast that explores surprising or innovative 
ideas. they liked it, and we presented the topic for a few minutes on their 
new spin-off, Tell Me Something I Don’t Know. I was recorded on thursday, 
September 29. When the link comes out for public listening, we will share it.

Fourth and finally, we sold out of tickets for the crash course in Springfield. 
(technically the course was October 1, but we’ll count it as a September victory.) 
the crash course is unique in Massachusetts, in that it places less emphasis on the law 
and more emphasis on succeeding in the rental business. because we limit class size, 
everyone leaves having had time to ask all their questions. It’s fun and highly rated.

but not all that happened in September was positive. 
First, we didn’t win the United Way Grant. We proposed to create a pilot for Insurance 

Against Homelessness. Our 10 page proposal (with supporting documents) hinged on 
our ability to engage landlords, so we asked our members to call the United Way to 
show support. A day later, after what our analytics indicate might have been as many 
as 40 calls or emails, we were contacted by Jeff Hayward, chief of external Affairs, who 
asked us to stop. We immediately emailed members asking them to stop. but what we 
didn’t say in that email was that Jeff was angry. He told me that we had hurt our chances 
of getting the grant. It seemed to him that we were trying to bully them. I apologized, 
and explained that the purpose of the calls was only to demonstrate positive support, and 
our ability to engage landlords. I said if he had received any negative communications 
at all that he should say so, and that I would deal with it. but he didn’t. that was the 
last we spoke. three weeks later, we received an unformatted, four-sentence email from 
russet Morrow. It thanked us for our proposal and told us we had not been chosen.

Second, related to the grant, the Small Property Owners Association Newsletter 
voted not to act as our fiscal agent. We needed a (c)3 to accept any grant award, but 
SPOA News decided Insurance Against Homelessness was too far afield and not the 
win-win-win we had asserted. Some part of the SPOA News decision may have been 
related to internal politics. In any event, we are now left without a state-wide, landlord-
oriented (c)3. We cannot apply for any more grants until we find another (c)3. 

the failure of politics to address hard problems seems to be the theme of the season. In 
Massachusetts, 79% of legislative elections are unopposed this year. We are trying to showcase 
“democracy in action” (or is it, “democracy inaction”?) with our Worcester and Springfield 
candidates’ Nights, but that’s all we can do for now. Stay tuned, the best is yet to come.

Sincerely,
Doug Quattrochi • executive Director • c: 617-285-7255

September’s 
Fits and StartsPublished 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
Pietro curini, through 2020
Joyce Nierodzinski, through 2019
Yvonne Dibenedetto, through 2018
Michael O’rourke, through 2017
Jane Gasek, through 2016
russell Sabadosa, by member 
resolution, until September 14, 2017

EXECUTIVE DIRECTOR
Douglas Quattrochi
dquattrochi@masslandlords.net

BOOKKEEPING
Vipan Garg, Simran Kaur

MESSAGE BOARDS, SERVICE 
DIRECTORY, AND DATA
Fatima cangas, Nomer caceres

WORCESTER MEETING VOLUNTEER
richard trifone

WORCESTER PROGRAMS VOLUNTEER
richard Merlino

PUBLIC POLICY VOLUNTEERS
Sandra Katz, ralph “Skip” 
Schloming, Michelle Kasabula

WORCESTER REGISTRATION DESK STAFF
Naomi elliott, caitlin taylor

GRAPHIC DESIGN, ADVERTISER 
PROGRAM, AND CREATIVES
Simona Meloni, Ani Dmitrova

NEWSLETTER DESIGN
Ailar Arak

VIDEOGRAPHY
Paul Mong

TRANSCRIPTION
Prospero Pulma

SOCIAL MEDIA VOLUNTEER
elaine Fisher

LOCAL TEAMS
SPRINGFIELD
Sheryl chase, russell Sabadosa, 
Susan McMahon, and more

MARLBORO
Sherri Way, Laurel Young, Daniel 
Schiappa, and more

STURBRIDGE
David Foote, Hunter Foote, ronald 
bernard, Donat charon, and more

CAMBRIDGE
Lenore Monello-Schloming, Dawna 
Provost, Linda Levine, and more

With Immense Gratitude to Seven 
Decades of Past Volunteers

LEttEr FrOM tHE EXECUtIVE DIrECtOr



* 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

www.scudderbay.com
339-219-0300

NEED MORE TIME 
TO GROW YOUR BUSINESS?

Give the day-to-day to an expert

http://34.gs/ad_scudderbay
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WE NEED YOU TO STEER 
MASSLANDLORDS BY VOTING
MassLandlords, Inc. is a 501(c)6 
nonprofit trade association. Our mission 
is to create better rental housing. We help 
owners rent their property. We also 
advocate for better laws. each year we 
must elect a new director to the board 
of Directors. the board of Directors 
hires, fires, oversees and guides the 
executive Director, who carries out the 
mission. Members who pay dues directly 
to MassLandlords are eligible to vote 
and to stand for election to the board.

this year elections will take place 
online and at two physical locations 
in Massachusetts. Online voting 
will run from Friday December 2 
through Friday December 16 (or 
until quorum is achieved). In-person 
voting will take place in Springfield 
on thursday, December 8 and in 
Worcester on Wednesday December 
14 at regularly scheduled meetings. 
All members in good standing as of 
tuesday, November 22 may vote.

Our five directors serve five year 
terms each. In 2016 we say farewell 
to director Jane Gasek, whose term 
expires at midnight on December 31. 
Under our version of term limits, Jane 
may not run for re-election in this year, 
although she may run again in 2017. 
this leaves one seat open for election.

Our other directors are 
Mike O’rourke (through 2017), 
Yvonne Dibenedetto (2018), 
Joyce Nierodzinski (2019), 
Pietro curini (2020) and 
russell Sabadosa, whose sixth seat was 
created by special member resolution 
and lasts until September 14, 2017.

MassLandlords 
Elections 
December 2 
through 16

All members with 
membership level “Digital”, 
“WPOA”, or “rHAGS” are 
eligible to vote. Members 
with membership level 
“MWPOA”, “SWcLA”, or “SPOA” have 
paid dues directly to a different legal 
entity. SWcLA, MWPOA, and SPOA 
members receive all MassLandlords 
benefits by contract with their local 
group, but are not voting members 
for the purpose of elections.

YOU MIGHT ALSO CONSIDERING 
STANDING FOR ELECTION 
AS DIRECTOR
to stand for election as a director, 
you must be a Digital, WPOA or 
rHAGS member in good standing. 
You must provide us with a typed, 
proofread biography (200 words or 
less) and a statement of your vision 
for MassLandlords (50 words or 
less). Your biography must indicate 
your past volunteer experience with 
MassLandlords or local landlord groups 
(if none, say “none”) and when you 
first joined as a member. (If you do not 
provide this, we may edit your biography 
based on our records.) You may provide 
us with a picture (we encourage this). 

Please declare your candidacy 
and submit materials to 
dquattrochi@masslandlords.net 
no later than close of business 
Friday October 21, 2016.

DETAILS FOR PROSPECTIVE 
CANDIDATES
If you decide to run, be prepared 
to campaign. You may know other 
members in your local group, but we are 

now state-wide. You should take note of 
events in Worcester and Springfield and 
attend the October or November events 
to meet members. You can also use the 
message boards to communicate your 
message, but please don’t spam. the 
best way to become a known quantity 
is to contribute frequently to message 
board discussions about other topics.

there is no risk in running. If you 
aren’t elected, you still be invited 
to make meaningful contributions 
to MassLandlords. If there are 
specific issues you wish to campaign 
on, those issues will be heard, 
and that understanding will be 
incorporated in what MassLandlords 
does going forward, regardless of 
whether you win a board seat.

remember that MassLandlords is 
powered mostly by volunteers and a few 
underpaid staff. We are growing quickly 
but there are some things we can’t yet 
do. try to keep your message positive, 
optimistic, and focused on what’s possible. 
For instance, don’t promise to build a wall 
around Greater boston Legal Services. 
they won’t pay for it. Also, if in the course 
of volunteering for MassLandlords you 
have received classified information, 
do not post that on the message board. 
resist those two temptations and you 
will be well qualified for high office.

Let us know if you have any questions 
or concerns, we’re standing by to help.

read our bylaws at 
MassLandlords.net/governance. ML

LEARN HOW YOU ARE NEEDED TO PARTICIPATE 
IN OUR NONPROFIT GOVERNANCE.

mailto:dquattrochi@masslandlords.net
http://34.gs/ml_governance
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http://9nl.me/ad_mccormackadjusters
http://xs.gy/ad_northeast_insurance
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Image of Mesothelioma caused by Asbestos. What you can't see can hurt you. James Heilman MD

On September 15, 2016, landlord 
ronald Oliveira settled allegations 
about illegal asbestos abatement 
in Suffolk Superior court. Oliveira 
agreed to pay a $65,000 fine and to 
inspect 20 properties for asbestos 
risks. If he does not complete 
the inspection to the court’s 
satisfaction, he will pay $100,000. 

Attorney General Maura Healey 
detailed Oliveira’s civil violations in 
a press release. Oliveira’s settlement 
does not constitute admission of 
wrongdoing, but the AG alleged 
serious violations at four of Oliveira’s 
New bedford properties:

First, in September 2009, that 
Oliveira’s contractors pressure-
washed shingles while wearing 
no protective clothing, and got 
covered in asbestos dust;

Second, in January 2011, that Oliveira’s 
contractors demolished large sections 
of an asbestos-covered exterior wall, 
and left dusty debris by the sidewalk. 
without informing the contractors that 
the siding was asbestos, and without 
taking measures to protect passersby;

third, in March and April 2011, 
that Oliveira’s contractors threw dry 
asbestos debris into the yard of the 
building they were renovating; and

Fourth, in July 2013, that Oliveira’s 
contractors broke tiles in the basement 
and left the debris there for a month.

the press release doesn’t indicate 
whether it was the same contractors 
each time, whether they were complicit 
in violating the law or merely duped, or 
whether there were other violations.

WHY ASBESTOS IS REALLY BAD
Asbestos is a mineral filler material that 
was used frequently until 1989, when 
it was partially banned. Unlike lead 
paint, asbestos can still be purchased 
and used today, despite the fact that 
minute exposure can lead to prolonged 
illness and death later in life. 

OSHA exposure limits state that 
there can be at most one single 
asbestos fiber floating in every 10 cubic 
centimeters of air. ePA clean-up limits 

require there not be one fiber in 100 
cubic centimeters. If you can see dust, 
you’re doing it horrendously wrong. 

BUT WHAT IS AN ENVIRONMENTAL 
JUSTICE NEIGHBORHOOD?
the attorney general referenced an 
“environmental justice neighborhood”. 
According to the executive Office of 
environmental Affairs, an “environmental 
just neighborhood” is “a neighborhood 
whose annual median household income 
is equal to or less than 65 percent of the 
statewide median or whose population 
is made up 25 percent Minority, Foreign 
born, or Lacking english Language 
Proficiency.” Since this definition doesn’t 
once mention environmental factors, we 
conclude that “environmental justice” is 
most likely Newspeak for “taking areas 
that traditionally haven’t cared about the 
environment and making them care”.

CONCLUSION
Asbestos should not be touched or 
interacted with in any way except by 
professionals. You cannot put your 
customers, your contractors, or the 
public at risk. It’s not your choice 
to make. And when the attorney 
general levies six figure fines, you 
might as well pay to do it right. ML

$100,000 Asbestos Fine in 
“Environmental Justice Neighborhood”

EPA CLEAN-UP LIMITS 
REQUIRE THERE NOT BE 
ONE ASBESTOS FIBER IN 
100 CUBIC CENTIMETERS 
OF AIR. LANDLORD 
ALLEGED TO HAVE 
MADE TOXIC CLOUDS 
OF ASBESTOS DUST.

http://34.gs/ext_massago_oliveiraasbestosfine
http://34.gs/ext_epa_asbestosban
http://34.gs/ext_cescenter_hazardoussubstancelimits
http://34.gs/ext_maeoea_environmentaljusticeneigh
http://34.gs/ext_maeoea_environmentaljusticeneigh
http://xs.gy/ad_northeast_insurance
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ArtICLE YOU MAY HAVE MISSED

Proposed Lead Paint 
regulations are Flaky
Full article at MassLandlords.net/blog.

excerpt: the Value of the Deregulation is Uncertain, 
but estimated at 40%. the Proposed regulations 
certainly Increase caseload 10x. ML

the story painted in decision 
SJc 11957 is of a dispute between 
the landlord on the one hand alleging 
excessive water use, noise, and too 
many residents, and the tenant on 
the other hand alleging sanitary code 
violations and discrimination. 

Seventy-one year old Somerville 
Landlord Daisy Obi evidently 
pushed tenant Gilhan Suliman 
down the stairs in summer 2012.

When police arrived on the 
scene, Suliman had a torn ligament 
in her shoulder and a bloody 
lip. the police arrested Obi.

Obi had several restraining orders 
out against her at the time, one of 
which had been filed by Suliman. 

On June 2, 2014, a jury trial convicted 
Obi of criminal assault and battery. 

the judge imposed a sentence with 
three parts: 1.) two years’ jail, six 
months to serve, the rest on probation; 
2.) written disclosure to all future tenants 
that she has been convicted of assault 
and battery, and 3.) a class on Islam. 

Obi is christian. Suliman is Muslim. 
Suliman stated in court that Obi had 
shouted anti-muslim comments at her. 

Christian “Landlord From Hell” 
Pushed Muslim tenant Down Stairs, 
Sentenced to Jail and reeducation

the Orwellian sentence for 
reeducation is to take place at Harvard 
Divinity School, Harvard extension 
School, or the Islamic Society of 
boston. Although this played a role in 
oral arguments, which can be watched 
online at Suffolk Law (30 minutes), the 
SJc demurred in their written decision. 
they state that Obi’s defense did not 
raise the reeducation sentence as an 
objection during her initial appeal, so 

the SJc cannot, on procedural grounds, 
consider this particular aspect of 
sentencing. by default, it is reaffirmed.

the SJc did consider the two 
other components of the sentence 
and in their decision, stated that 
they found the sentence to be fair. 

It is not clear whether Obi must take 
the class on Islam before or after jail. At 
some point, she is required to file proof 
with the court of having taken it. ML

SUPREME JUDICIAL COURT 
REAFFIRMS SENTENCE OF 
LOWER COURT TO TAKE 
CLASS ON ISLAM.

http://34.gs/blog_leadpaintregulationsflaky
http://34.gs/ext_massgov_sjc11957
http://34.gs/ext_suffolk_sjc11957
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Unlike the ballot question in 2012 that 
legalized medical marijuana 
in Massachusetts, the 
upcoming November ballot 
question that would now 
legalize recreational use of 
marijuana in the commonwealth 
has language that carves out specific 
landlord rights, including a ban on 
smoking it or growing it on one’s 
property. efforts of SPOA leaders 
and members when we had similar 
concerns about medical marijuana 
likely contributed to this language.

Under section 3 of the ballot question, 
the law, if approved by the voters in the 
November 8 election, would “not be 
construed to bar landlords of residential 
housing from prohibiting the smoking 
of marijuana” on their properties 
if a general no-smoking policy is in 
effect. Only smoking is prohibited, 
not taking marijuana in other forms, 
such as in brownies or other food, 
or in tinctures or oils or in any other 
non-smoking form of ingestion.

Under this same section, moreover, 
tenants can be prohibited from growing 
marijuana and from extracting marijuana 
resin for hash oil. both growing marijuana 
and extracting its resin are dangerous 
operations that can seriously damage an 
apartment and, worst of all, cause fire.

WITH THESE RIGHTS, LANDLORDS 
CAN AVOID SUBSTANTIAL 
DANGERS FROM MARIJUANA
SPOA takes no stand on whether 
legalizing recreational marijuana is 
morally or politically right or wrong. 
but we do insist on landlords’ rights to 
prevent some of the serious legal and 
practical dangers in rental housing that 
will arise if marijuana is legalized.

Conflict with federal law and 
“civil asset forfeiture” 
While the risk is small, allowing 
marijuana on one’s property exposes 
landlords to the chance of losing their 

property entirely. Marijuana in any 
form is still illegal federally, which 
allows federal officials to seize any 
property involved in illegal drug use, 
even if it is legal within the state. 
Federal law takes precedence over 
state law if there is a conflict of laws.

this federal “civil asset forfeiture” 
law, as it is called, came home to 
Massachusetts landlords recently when 
a tewksbury motel owner was taken 
to court by the U.S. government. Drug 
activity had occurred in one of the 
motel units many years ago, totally out 
of sight and control of the owner. the 
feds had targeted the property because 

Marijuana ballot 
question 
includes 
landlord 
rights

This article contributed by the Small 
Property Owners Association.
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it was worth a lot and had no mortgage. 
on it. Proceeds from seizure go into 
federal and local police budgets.

the cruelty of this law is that the 
owner had to prove his innocence, 
not the other way we Americans are 
accustomed to: innocent until proven 
guilty. After spending $500,000 in 
lawyer’s fees to prove his innocence, 
russ caswell, the motel owner, 
received $1 million worth of free legal 
help from the Institute for Justice 
(IJ, www.ij.org), a national libertarian 
public interest law firm, and won his 
case. IJ litigates issues of property 
rights, among others, and is currently 
challenging the constitutionality 
of rental inspections in red Wing, 
Minnesota, and Pagedale, Missouri.

PRACTICAL DANGERS OF 
MARIJUANA USE AND CULTIVATION
While the conflict between federal 
and state law is a low-probability 
threat to landlords, their rights 
in the ballot question language to 
prohibit smoking and growing of 
marijuana will save many landlords 
from other serious practical and 
much more likely dangers.

SMOKING MARIJUANA MAY 
INTERFERE WITH OTHER 
TENANTS’ RIGHTS
Smoking, as opposed to ingesting 
marijuana in food, tinctures, oils, salves 
or through vaporizers, can cause several 
different problems with other tenants 
who, for various reasons, do not want 
to be exposed to marijuana smoke.

Smoke allergy 
Some people have allergies to smoke, 
including marijuana smoke. As long 
as a landlord has a no-smoking policy, 
enforcing it against marijuana smoking 
would prevent a potentially serious 
conflict between a landlord’s tenants.

Avoidance in addiction recovery 
People who are recovering from 
marijuana or other drug addiction will 
want to avoid any hint of marijuana 
smoke that could trigger a relapse. 
even tobacco users who have quit 
may have a similar problem with 
tobacco smoke. For the sake of their 

recovery, a no-smoking policy would 
prevent another type of serious tenant 
conflict. If the smoking cannot be 
stopped, reasonable accommodation 
rules for the disabled would kick in 
and could plunge a landlord into 
an anti-discrimination lawsuit.

Avoidance of any marijuana contact 
A similar concern is those who just 
do not want contact with marijuana 
smoke in any form, including parents 
who do not want their children 
exposed to it. If a conflict arises 
between tenants, someone may need 
to move out in the middle of a lease. 
A no-smoking policy would avoid that 
situation. Most tenants want smoke-
free housing, according to surveys.

GROWING MARIJUANA 
EXPOSES OWNERS TO SERIOUS 
PROPERTY DAMAGE
Growing marijuana involves large 
quantities of water and electricity, 
both of which are dangerous 
to landlord concerns.

Amateur electrical wiring defects 
to save on heavy electricity costs, 
marijuana growers using their 
apartments for “grow-ops” may try to 
wire their apartment’s circuitry to the 
main electrical line entering the property, 
“ahead” of the meter. In other words, 
bypass the meter to get free electricity. 
but such wiring, without fuses, presents 
a very high risk of fire. enough said.

Water damage 
the quantities of water needed to grow 
even just six marijuana plants, the 
maximum that would be allowed under 
the proposed ballot question language, 
would be substantial. Water could leak 
to the wooden floor underneath the 
plants, destroying the floor entirely 
and require complete replacement. 
Moisture in the air – humidity – can 
be so high and continuous as to 
cause mold to grow rapidly, degrade 
sheetrock and plaster walls, and damage 
any wallpaper or paint on walls.

Hash from marijuana 
extracting a resin from marijuana – 
called “hash” – is an alternate form of 

marijuana that requires a butane torch 
to produce it – seriously dangerous.

CRIMINAL ACTIVITY AROUND 
GROW OPERATIONS IS 
COSTLY AND DANGEROUS
even in colorado, which has legalized 
recreational marijuana, criminal 
activity around grow operations is 
so great a threat that large growers 
hire armed former combat veterans 
to guard their facilities. the value of 
stolen marijuana increases several 
times over when it is diverted 
into interstate commerce.

Grow operations also hold a great 
deal of cash, another attraction to 
criminals. While these risks are less for 
small owners, they are not zero, and 
small owners cannot afford guards.

DISTINGUISHING MEDICAL FROM 
RECREATIONAL MARIJUANA
the Massachusetts medical marijuana 
law makes the need to use it a disability 
barring discrimination against a person 
with the disability and requiring a 
“reasonable accommodation.” In other 
words, one cannot refuse to rent to 
someone with a disability requiring 
use of marijuana as a medicine, which 
places landlords in an impossible 
conflict: must rent to a person under 
state law but must not rent under 
federal law. Moreover, a disability 
may require an adjustment in rules 
or procedures or even some physical 
features of an apartment if needed 
to allow the disabled person to 
live normally in an apartment.

but a further problem arises: under 
anti-discrimination law, “it is unlawful 
to cause to be made any written or 
oral inquiry, or record, concerning the 
race, color, religious creed, national 
origin, sex, age, ancestry, veteran 
status, sexual orientation, marital 
status or handicap of any person 
seeking to rent… such housing…” In 
other words, you can’t ask someone if 
they have a disability requiring use of 
marijuana as a medicine. the law needs 
to change so that one can distinguish 
medical marijuana (allowable 
regardless of a no-smoking policy) from 
recreational marijuana (not allowable 
under a no-smoking policy). ML

http://www.ij.org/
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Questions 
and 
Answers

Q: MICE!!! I’VE BEEN SETTING OUT 
BAIT BLOCKS IN THE KITCHEN. IS THAT 
ENOUGH? THEY’RE MULTIPLYING!
be careful! It seems to be consensus 
that landlords are not allowed to set 
out exposed bait blocks in rented 
premises (we’re pretty sure, but 
we can’t find a link to the law or 
regulation; if you know, please send 
us a link at info@masslandlords.net). 

exposed bait blocks pose a hazard 
to children and pets. You should hire 

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.

a professional, licensed exterminator. 
When you hire an exterminator, they 
will set the bait blocks in stations 
that cannot be opened without 
a special exterminator’s key. 

bait stations must be placed very 
frequently, at least one for every 
room, in every apartment, and many 
more must be placed in the basement 
and attic. You must also interrupt 
chaseways and mouse holes by 
stopping them up with steel wool and 
foam. Pay special attention to the 
areas around heating pipes and wires.

the cost to have an exterminator 
do this is very affordable, at roughly 
$100/unit, depending on how many 
units you have and who you hire. 
there may be minimums or higher 
costs if this is the first time the 
property is being treated for mice.

Whoever you hire, don’t wait! 
Mice multiply like all rodents: 
very quickly. And there may be 
ten mice behind the walls for 
every one you catch. ML

SERVPRO® of
South Worcester
508-757-7885

Independently Owned and Operated

NO JOB IS TOO SMALL

Mike O'Rourke and Tim Collins

Apartment Rentals, Property Management,
Plowing + Sanding + Removal,

General Maintenance, Plumbing, Electrical

24 HOUR SERVICE

774-272-0248
APARTMENT RENTAL

508-853-4658
Michael O'Rourke, Owner - mrorourkem@gmail.com

WORCESTER COUNTY MANAGEMENT

mailto:info%40masslandlords.net?subject=
http://9nl.us/ml_message_board
http://www.asianlonghornedbeetle.com
http://45.gs/ad_servpro_southworcester
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In September, Springfield attorney 
Stanley Komack arranged for chief 
Justice tim Sullivan to speak at 
MassLandlords.net/rHAGS in 
Longmeadow. Here are the highlights 
of what “the chief” told us.

Last year, 116 housing court staff ran 
just under 42,000 case filings, resulting 
in the lowest per-case cost of any court 
in Massachusetts. chief Justice Sullivan 
still sits on the bench one day each 
week to remain connected. He sees a 
lot of civility, and very seldom does he 
have to remind litigants to cool it. 

ADVICE TO LANDLORDS
the chief offered some do’s 
and don’ts for landlords:
1. Screen tenants.
2. be open to mediation.
3. be patient. In the budget for 

fiscal year 2017, the courts have 
been level funded at $640 M. 
Since 2008, the courts have 
declined to 1,900 employees and 
Housing court in particular has 
lost 3 housing specialists.

4. Use a deputy sheriff or 
constable. their signature on a 
notice or a summons is prima 
facie evidence of receipt.

5. When evicting 
for cause, be very 
specific in the 
notice, or else the 
tenant won’t have 
a reasonable chance to defend 
against your allegations. cite 
the time and date of whatever 
offense you’re claiming.

6. Document move-in conditions, 
with or without a security 
deposit; photographs are key.

7. You must have an attorney 
representing an LLc or 
S- or c-corporation.

8. bring photographs. Print 
them because in many courts, 
phones are not allowed.

9. Non-payment claims must be 
supported by a ledger, especially 
when establishing a defense 
to possession; it can counter 
conditions claims if you show 
the rent was not paid.

10. Post-trial, be realistic about 
collecting judgments; in most cases 
Mass General Law doesn’t allow 
issuing a payment order without 
proof of the tenants’ ability to 
pay. An execution for judgment 
on money is good for 20 years.

11. remember the 90-90 rule: after a 
judgment has entered, you have 
90 days to get an execution; after 
90 days, your execution expires; 
use it or you can’t get another. Note 
that written agreements to stay 
execution do pause the clock.

the chief then described his 
two goals for the coming year.

HOUSING COURT EXPANSION
First, he wants expansion of Housing 
court jurisdiction. One-third of the 
state’s population is not covered by 
Housing court. this includes southern 
Middlesex county, all of Suffolk county, 
a large part of Norfolk county, the 
cape, and islands. Last year there 
was a great increase in the amount 
of support for expansion. Legislation 
was filed in the senate but it died in 
house. Governor baker supported it.

Housing court expansion would 
create a new division around 
brockton, with five judges, three 

THE CHIEF GAVE SOME ADVICE AND SHARED 
HIS TWO PRIORITIES FOR THE NEXT YEAR.

Advice and 
News from the 
Chief 
Justice of 
the Housing 
Court

Chief Justice Timothy Sullivan spoke in Springfield on September 
8, 2016. Photograph from Massachusetts School of Law.
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in a circuit, 10 state-wide. It would 
cost $2.4 M. All courts would have 
a little change to their jurisdiction 
except the Western division. 

the chief Justice said that landlords 
and tenants would both benefit by 
access to the court’s greater technical 
understanding of the Massachusetts 
General Laws. He said municipalities 
would benefit by the receivership 
program to eliminate blight.

the chief Justice then emphasized 
that 84% of cases in mediation come 
to agreement, which makes everyone 
happy. the tenancy Preservation 
Program allows for a clinician to 
work with both parties to help 
disabled and elderly tenants. 

there are currently 18 housing court 
locations where the court sits each 
week. there’s a lawyer-for-the-day 
program intended to be volunteer legal 
advice for both landlords and tenants 
from both bar and private attorneys.

the chief Justice said that where 
landlords have a choice, 83.8% of 

cases are first filed in Housing court. 
(the chief mentioned this because 
in certain locations, among certain 
landlords, Housing court is perceived 
to be less fair than District court.)

DIGITIZATION
the second goal the chief Justice 
talked about was digitization. 
Attorneys currently have a portal 
for certain filings. Just under 
10,000 lawyers participating make 
60,000 logins per month. e-access 
to court records is now over 
100,000 searches per month across all 
courts, twice what it was a year ago.

they are working on a “guide and 
file” tech pilot, like “turbotax for 
evictions”, called “access to justice,” 
which would allow a plaintiff to 
complete an interview to create a 
filing. they are starting with small 
claims, which must be printed from 
the computer. Later they will add an 
e-file capability. In 2017, they’ll be using 
dual paper and electronic systems, in 

case the electronics fail, so that they 
have a backup. the court is rolling 
out 50 scanners this year to start 
converting everything to digital records.

the chief talked about how lawyers 
still have typewriters because the 
summary process summons and 
complaint must be typed on paper.

Landlords in the audience asked 
about the Worcester check-in 
process, which seemed to be better 
than the Springfield roll call process. 
the answer from Judge Fein, also 
in attendance, was to come early, at 
8:30am. She said there was not 
enough space in Western court to 
change the process.

the chief asked landlords to 
remember that court rooms cannot 
play video. 

When asked about mandatory rent 
escrow, the chief said it is a matter 
of judicial discretion and law. He was 
willing to change court procedures, 
but said he would never touch an 
item of judicial discretion. ML

Tired of being 
a Landlord? SELL US YOUR MULTIFAMILY!

HamptonPropertiesLLC.com
We specialize in short sales! 
All information will be kept confidential.508-799-7655

http://xs.gy/ad_hampton_properties
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Landlords, in general, are resented as 
wealthy capitalists extracting excessive 
profits off the backs of innocent and 
honest hard working people. It’s an 
image that charles Dickens wrote about, 
and it persists to this day. that 
perception is enforced by the 
occasional article appearing in 
the Globe or the telegram 
writing about the corrupt 
practices of slumlords. 
those landlords are few 
and far between, but 
scandals attract readers, 
and readers attract 
advertisers; that’s just 
the way it works. those 
of us who endeavor to 
provide safe, sanitary, 
and affordable housing 
don’t make the news. 

However, we not 
only have to live with 
resentment, we have to 
live in the commonwealth 
of Massachusetts, a state 
where the balance of landlord / 
tenant laws falls squarely on the 
side of the tenant. We also live in a 
litigious society where, it seems, the 
slightest deviation from the written 
law is grounds for being sued. It’s not 
a comfortable business environment 
for those of us who are small time, 
often part time, landlords. Navigating 
the course between tenants who are 
apt to take undue advantage of their 
rights, against the laws governing what 
a landlord can and cannot do, can be 
daunting. but, this is the business we 
have chosen to be in, and we have to 
face reality in a professional manner. 

Perhaps the best way for any 
landlord in Massachusetts to ease 
tensions that might exist with tenants 
is establishing a meaningful dialogue 

Massachusetts Landlords: 
Avoid Lawsuits With 

Customer Care

with them. We have to be 
mindful that as business people, 
we are dealing with human beings, 
and human beings need to be listened 
to and made to feel understood. 
We don’t gain anything by being 
aloof, conceited or hostile. We are 
in business, and tenants are our 
customers. Many situations that 
can easily escalate into the realm of 
legal problems can be just as easily 
be assuaged by being accessible 
and ensuring tenants that their 
concerns will be addressed quickly. 

being accessible, and being a nice 
person (and as it logically follows, 
a nice landlord) is a good business 
philosophy. I believe that we are all 
born with the capacity for kindness 
and compassion. For the vast majority 
of us, in spite of all our faults and 
foibles, it goes against our very 
nature to do wrong toward someone 
who has treated us with respect and 
dignity. the regard shown to a tenant 
by a landlord can reap dividends, 
only if it’s just for a good night’s 
sleep – and that’s priceless. ML

INSPIRED BY WORCESTERLAWGROUP.COM/MASSACHUSETTS-LANDLORDS-BLOG, ATTY. JOHN P. ELLOIN 
WRITTEN BY RON BERNARD, SOUTHERN WORCESTER COUNTY LANDLORD ASSOCIATION

http://34.gs/ext_worcesterlawgroup_pickupthephone
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http://www.champagnebookkeeping.com/
http://4ui.us/ad_marklearyconstable
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Ford’s Pest of the Month: Yellow Jackets
Mice contaminate our crops and 
spread various diseases by biting us 
and leaving urine and feces on surfaces. 
they can also introduce fleas, carry 
ticks infected with Lyme Disease and 
carry an assortment of mites. Mice 
also carry Hantavirus, which causes 
severe respiratory infections in humans. 
Mice love to gnaw and often spend 
time chewing on electrical wires, 
books, clothing, and cause extensive 
damage when they are able to get 
into vehicles and rV’s. Mice urinate 
and defecate constantly on everything 

they walk on (cans, utensils, plates, 
countertops, etc.). One female mouse 
can produce 40 to 60 young per year 
and the young can start breeding in 
as little as 4 weeks. Mice can squeeze 
into holes as small as a pencil and 
will use existing gaps in bulkheads 
and garage doors for quick entry. 
If an existing gap is not available, 
they are more than happy to chew a 
brand new hole to enter a structure. 

Many times a homeowner will use 
over-the-counter mouse poisons and 
find the rodents are removing the 

poison and storing it around the home 
(usually attics or basements). the 
formulations of baits our technicians 
use are in a style that rodents are forced 
to eat and not store. Our technicians 
will also use snap traps for a quick 
knockdown of the rodent population. 
Are you being bugged? contact us 
at FOrDSHOMetOWN.cOM

Geoffrey Ford, Vice President
Ford’s Hometown Services

Advocate for
landlords and
small businesses.

ATTORNEY PETER VICKERY

413.549.9933
petervickery.com

http://FORDSHOMETOWN.COM
http://xs.gy/ad_fords
http://34.gs/ad_petervickery
http://4ui.us/ad_protechpest
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HUD Sending Section 8  
 Into Wealthier Areas?
NEW PROGRAM DESIGNED 
TO END CONCENTRATION 
OF POVERTY, INTEGRATE 
POOR AND WEALTHY 
NEIGHBORHOODS.

In June, the Department of Housing and 
Urban Development (HUD) announced 
that they were changing the formula for 
rent reasonableness in urban cores. We 
didn’t hear about it until just recently. 
the program is called “Small Area Fair 
Market rents” or “Small Area FMr’s”.

the federal “Housing choice Voucher 
Program,” aka Section 8, pays rent for 
low-income tenants provided the rent is 
“reasonable.” the formula to determine 
reasonableness is based 1.) on an 
inspector’s assessment of the unit and 
2.) on market rents for other similar 
apartments. typically an apartment can 
rent for as high as the 40th percentile 
rent and still be “reasonable”.

HUD presently calculates reasonable-
ness for 530 metropolitan areas and 2,045 
counties nation-wide. these are large re-
gions. the 40th percentile limit on rent has 
caused Section 8 tenants to concentrate in 
the poorest neighborhoods within these 
large regions. Voucher holders are dispro-
portionately likely to be in poor neighbor-
hoods compared to non-subsidized ten-
ants renting the same types of apartments.

Prior to June, HUD had instituted a “50th 
percentile” exception to the reasonableness 
rule. this allowed HUD to pay higher 
rents in some urban areas. HUD found 
this made no difference: voucher 
holders remained disproportionately 
concentrated in poor neighborhoods.

In a “Notice of Proposed rulemaking” 
published June 16, 2016, HUD declared 
its intention to eliminate the 50th 
percentile rule and instead evaluate 
rent reasonableness on zip-code by 
zip-code basis. Hence the program 
name, “Small Area Fair Market rents”. 
Does this mean that a tenant who had 
previously been priced out of brookline, 
a wealthy part of boston, will now have 

administrator will find your apartment 
rent to be reasonable. Subsidy 
administrators should be able to give 
you a rough idea whether, assuming 
your unit is in good condition, your rent 
will be found reasonable for the area. 

Fourth and finally, always engage 
in dialog. Section 8 regulation places 
far more burden on a landlord than 
a market rate tenant would normally 
require. For instance, inspections 
are mandatory but slow to schedule, 
tenancy-at-will is prohibited, and 
electronic rental agreements may not 
be used, to name a few challenges. 
the discrimination law covers all 
of this, and HUD seems singularly 
uninterested in what landlords think. 
Our hands are tied. treat all applicants 
in a businesslike manner. Document 
your interactions. take the most 
qualified applicant. this should keep 
you out of trouble even if new Section 
8 applicants start showing up at your 
previously overpriced door. ML

access to certain brookline units if they 
are reasonable for brookline? Unclear. 
If we find out, we’ll let you know.

WHAT LANDLORDS CAN DO 
ABOUT SMALL AREA FMR’S
Our advice to landlords comes 
in four pieces.

First, remember that rejecting an 
applicant because they have Section 
8 is illegal under Massachusetts 
law (MGL ch. 151b Section 4). 

Second, remember that Section 8 is 
designed so that a tenant will not pay 
more than one-third of their income 
to rent. Income standards on rental 
applications should therefore be adjusted 
or eliminated to avoid discrimination 
complaints. Applicants will still have 
to pass all the other elements of your 
rental screen, and should also be 
prepared to document proof of subsidy, 
and of its applicability to your unit. 

third, just because a tenant says 
they have Section 8 doesn’t mean the 

The 2010 Gini Index by the US Census shows Massachusetts ranks high for income inequality.

http://34.gs/ext_hud_smallareafmrs
http://34.gs/ext_mgl_ch151b_sec4_discrimination
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Landlords March in 
“Landlords Day Of Action”

A SATIRE OF #RENTERSDAYOFACTION, SEPTEMBER 22, 2016.

On thursday September 
22, thousands of landlords 
nationwide took a break 
from making repairs 
to participate in the 
“Landlords Day of Action” 
trending on social media. 
the event was intended 
to highlight the need 
for new laws and 
zoning in New 
York, california, 
and especially 
Massachusetts that 
would lower the 
cost of housing by 
speeding evictions 
and creating slums. 

“We’re marching 
with our partisan, 
half-baked ideas 
because those ideas 
are the best,” said Doug 
Quattrochi, executive 
Director of MassLandlords.

Massachusetts landlords have 
proposed barring attorneys from the 
court room, since they only prolong 
the inevitable and rack up fees. A 
landlord who faces one average eviction 
every five years must charge 3% more 
each month just to break even.

Landlords on twitter had been using 
hashtag #JustcauseMoveOut since 
early March, when it was proposed that 
tenants be forced to continue renting 
unless they had “just cause”. turnover 
vacancy is directly responsible for 
5 to 10% of the price of an apartment. 

As early as 8am thursday, boston 
landlords had been seen streaming 
toward beacon Hill with signs 
addressing the high cost of modern 
safety. One read, “clean away the 
sanitary code.” Another read, “I will not 
fix this gas leak for you or anyone!”

bobby barkeep, owner of thirst-
of-the-Month, a bar overlooking 
Government center with four pristine 

tina tenant, a Millennium 
resident who overheard 
Manager, said, “that’s 
so stupid. I’d rather 
get another roommate 
to help me pay more 
rent than risk my life 

in a death trap.”
Manager retorted, 

“Yeah but you can’t, 
because that would 
put you at ‘four or 
more unrelated 
people’.”

According to 
the 2016 report by 

the Massachusetts 
Senate Special 
commission 
on Housing, 
Massachusetts 

housing production fell 
by 80% from 1960 to 1990. 

by 2040, 435,000 new 
homes must be built, mostly in 

multifamilies. Few municipalities 
zone for increased density.

“I’m lucky to be in Watertown,” said 
babs Haircurler, owner of a micro-
favela on Main St. “You think this could 
exist in cambridge? My vision is slums 
as far as the eye can see. I really want 
to help create affordable housing.” 

It was expected that 
#LandlordsDayofAction might trigger 
violence. Some of the organizers 
were trained by the far-right group 
PINecONe, which was shut down in 
2010 after staff were caught advising 
landlords to break the law. Fortunately, 
no protestors had to be arrested.

Amanda Advocate of La Vida 
Loca turned out about 10 tenants to 
counter-protest. “I think landlords 
really don’t understand the complex 
issues at work here. I blame our 
legislators. they can’t seem to bring 
people together to address zoning 
and the lack of housing supply.” ML

residential units above, said, “I get 
inspected all the time. I fix everything 
out of my own pocket. that’s why my 
apartments are wicked expensive. It’s 
time to start letting things slide.”

Other landlords seemed to be off-
message. Lindsay Landlord said, 
“My tenants just bought an inefficient 
Ge washing machine because they 
don’t pay for water and don’t care 
about conservation. I can’t charge them 
under the law. Now I have to raise the 
rent. Make Ge Pay! Make Ge Pay!” 
Other landlords picked up “Make Ge 
Pay” and turned it into a chant.

A rally was held in front of Millennium 
tower boston. Mindy Manager said, 
“I don’t think people appreciate the 
wastefulness of sprinklers, two kinds 
of smoke detectors, and carbon 
monoxide detectors in each apartment. 
I mean, how often is there a fire?”

http://34.gs/ext_twitter_rentersdayofaction


MassLandlords Newsletter • 19

OctOber 2016

Nominations Open 
for the 2016 Good 
Neighbor Award
NOMINATIONS SHOULD BE MAILED TO 
INFO@MASSLANDLORDS.NET BY OCTOBER 28.

each year we recognize a non-member 
who has gone above and beyond to help 
landlords. It could be helping us to grow, or 
teaching us, or creating good public policy. 

Last year, we recognized Jamie 
Williamson, chair of the Massachusetts 
commission Against Discrimination. 
chair Williamson is ostensibly responsible 
for fining landlords who violate 
Massachusetts’ strict discrimination laws. 
And she does this. but what is not well 
known is that she spends much of her free 
time teaching landlords at our weeknight 
meetings to avoid fines. chair Williamson’s 

they deserve to be recognized, and 
how to contact them (phone number, 
email, or address). Nominees will 
be printed in the newsletter. One or 
more will be selected by the board 
of Directors for the award. ML

service to education, candor about the law, 
and great humor made her an outstanding 
choice for Good Neighbor 2015.

Good Neighbor 2016 is yet to 
be chosen. Has a representative or 
senator gone out of their way to draft 
legislation for us? Has a friendly 
mayor or city councilor stood up for 
property rights in your community? 
Has a business offered outstanding 
service to many members? tell us!

Nominations should be mailed to 
info@masslandlords.net by October 
28. tell us the name of the person, why 

Executive Director Doug Quattrochi presented 
Jamie Williamson with the 2015 Good Neighbor 
Award at her office on January 21, 2016.

Protect Your Home
tel. 508-791-1141
info@JJMInsurance.com
fax 508-753-5630

mailto:info%40masslandlords.net?subject=
mailto:info@masslandlords.net
http://9nl.es/ad_jjm
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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 

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.

SOCIAL MEDIA

Join the 
Community on 
twitter
#rentersDayofAction went viral without 
almost a single landlord voice on 
twitter. Don’t leave @MassLandlords 
all alone! Join us! Follow us at 
twitter.com/masslandlords. ML

http://xs.gy/blog_tenant_screening
http://xs.gy/ml_login
http://xs.gy/aff_smartscreen
http://xs.gy/ext_facebook
http://twitter.com/masslandlords
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Image of a drain by Sissel Karlsen

When you need to fix a clogged drain, 
you should always prepare yourself 
mentally for the awful possibility that 
the drain will need to be disassembled 
and replaced entirely. that’s the worst 
case scenario, guaranteed to restore any 
drain system to service. the middle-of-
the road solution is to snake the drain. 
this is difficult and uncertain work. 
but thanks to modern science, we also 
have a very easy solution that may be 
worth trying first of all. there are two 
types of liquids that you can use to clear 
a drain with as little as five minutes of 
work and a couple hours’ patience.

LYE
Lye, known to scientists as “sodium 
hydroxide,” is an extremely caustic 
base. remember high school chemistry? 
bases are the opposite of acids, but 
just as powerful at dissolving things 
like hair, grease, and bits of food. 

commercial formulations of lye 
include extra stuff to make it work faster 
and more safely. For instance, Drano 
contains a mixture of lye, aluminum 
flecks, and sodium nitrate. Some of 
the lye reacts with the aluminum and 
gets hot, which increases the effect 
of the rest of the lye on the grease 
in the drain. When the lye dissolves 
the grease, it releases explosive 
hydrogen. this could detonate your 
drains, except the hydrogen gets safely 
absorbed by the sodium nitrate. 

the pros of lye are that it’s effective 
against sticky clog-smears like what you 
find in kitchen sinks, as well as thick 

hair clogs in bathrooms. the solution 
is denser than water, so you can pour it 
right into standing water and it will sink. 

Note that to use lye effectively, 
you need to raise any stoppers that 
might be in place (duh, but no 
really, check this, especially in tubs) 
and pour in enough of it to fill and 
bypass the P-trap. the parts that 
clog are often the P-trap or the slow-
running horizontal just past it.

there are three cons to using lye.
First, lye is extremely dangerous. 

Use latex or rubber nitrile gloves and 
chemical goggles, or else be extremely 
careful about drips and splashing. 
Do not use lye while eating, smoking, 
or with a runny nose unless you take 
off your gloves and wash your hands 
before you touch your face. Never leave 
it within reach of children or pets.

Second, lye can get so hot that it 
boils the drain water. this may create 
aggressive bubbling or splashing in 
the sink or tub. If you have a spare 
bucket, turn it upside-down over the 
drain after you lye it. If there is a 
lot of standing water, the water may 
act as enough of a damper, or you 
may wish to start slow and pour only 
as much lye as needed. If you lye 
a garbage disposal, do not run the 
disposal until the water has settled.

third, lye dissolves toilet wax 
rings. You cannot use lye in a toilet 
without creating a leak. You may 
not see it, but it will be there. toilets 
must be plunged or snaked, or the 
lye inserted into the sink and allowed 

to work its way down below the 
way ring. (but most likely, this isn’t 
where the clog is. toilets don’t need 
lye because the drain is so wide.)

BACTERIA
the second kind of liquid assistance 
is called “build-up remover,” and 
it’s actually less of a “chemical” 
and more of a “biological.” buildup 
removers are solutions of bacteria 
or biological enzymes that eat or 
dissolve the crud stuck to your pipes. 
they then get washed downstream. 
bacterial cleaners are mixed with 
propylene glycol, which is the same 
liquid used to de-ice planes, and it’s 
the same as the “juice” people vape. 

compared to solutions of lye, 
bacterial drain cleaners are safer. they 
require less eye and skin protection. 
but you still should be careful not 
to ingest or splash the product.

buildup removers are better used 
as a preventative on a regular basis 
than as a clog-fixer. they can dislodge 
wall coatings and create clogs. If 
this happens, pour hot water down 
the drain and it should loosen. You 
may need to alternate bacteria with 
lye to clear a neglected drain.

In conclusion, tough clogs need a 
combination of chemicals centered 
around lye as the main ingredient. 
Slow running and constricted drains 
can be moved along with periodic 
bacterial rinses. Always wear safety 
equipment, follow instructions on the 
label, and be patient. Good luck! ML

Two Kinds 
of Liquids to 
Fix a Clogged 
Drain
LEARN THE SCIENCE BEHIND 
THE TWO MOST COMMON 
CHEMICAL DRAIN CLEANERS.

SOCIAL MEDIA

http://34.gs/ext_wikipedia_drano
http://34.gs/ext_scjohnson_dranomsds
http://34.gs/ext_scjohnson_dranomaxbuildupmsds
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According to the boston Globe, 3,483 fines were issued 
to landlords during college move-in week. the period is 
called “Allston christmas” because so much furniture 
and other items are free for the taking on the street. 
Most of these fines were for trash piled on sidewalks.

New! Join us for the first October meeting in Marlborough 
in recent memory. We have two great topics lined up.

First, we’ll be hearing from chris Yacino of eagle Star 
Security. chris will tell us about video surveillance systems 
for rental properties. He spoke at MassLandlords Worcester 
last year and did a fantastic job. Security helps you prevent 
bad tenant behavior, make a case during eviction, and 
keep your good tenants as happy, long-term residents.

Second, we’ll have bob charland from the exchange Authority. 
bob will tell us how to sell a property and legally pay no 
capital gains tax. this is a way the government encourages 
reinvestment and business growth. Learn how 1031 exchanges 
can help you trade up some day for bigger and better properties.

We are excited to be offering dinner at our meetings! We will 
have an array of Panera sandwiches, salad and beverages.

Send short articles of local interest to info@masslandlords.net.

Allston Christmas results in 
3,500 Fines to Landlords for 
tenant behavior

Marlborough Meeting: Security 
Systems and 1031 Exchanges

Writers wanted

bOStON MArLbOrOUGH

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. Equal Housing Lender. All rights reserved.

www.BankAtCommerce.com

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).

http://34.gs/ext_globe_allstonchristmas
http://trk.as/ad_commerce_bank_re_finance
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the September 12th meeting was full of information.

Doug Quattrochi from Mass Landlords was here to kick 
off the meeting. He reminded everyone to take advantage 
of the membership benefits at masslandlords.net/
member home. We will see Doug at the next meeting.

David O’Doherty, Ltc, USA, retired attended our 
meeting. He works for Veterans Inc. He places Vets in 
apartments. Veterans Inc. assists the Vets with their 

September Meeting Notes
SOUtHErN WOrCEStEr

TUESDAY, OCTOBER 11TH

ECONOMY MEETING AGENDA
6:30p registration, socializing and dinner.
7:00p chris Yacino: eagle Star Security
7:40p bob charland: the exchange Authority

LOCATION AHePA 
80 Northboro rd 
Marlborough, Ma. 01752

FOOD Panera sandwiches, salads, beverages, cookies.

PRICING Members and non-members are welcome.
MassLandlords.net/MWPOA Members $50 
annual MWPOA dues, then each meeting free
MassLandlords.net Members and Non-members $5
Members should log in for member pricing.

Membership options. 

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

First, Last and Security. If you have any apartments 
available – please give him a call at 508-845-6176 ext. 335, 
cell: 508-769-9578, or email davidodoherty@veteransinc.org.

ron bernard hosted today’s meeting and will be hosting the 
October and November meetings, and perhaps the January 
meeting if the discussion on best Practices For Massachusetts 
Landlords extends to four meetings. Our December meeting, 
as always, will be devoted to our annual christmas Party.

How to get a good tenant
• How to keep a good tenant 
• How to get rid of a bad tenant 

We talked about a lot of great things at the meeting. In the 
discussion about finding tenants, we all had great ideas, including: 

craig’s List  •  Word of Mouth 
Worcester telegram & Gazette  •  real estate Agent 

Local business – go to the Hr department
During the discussion on getting your apartment 
ready for the tenant to move in: 
• Get a Statement of condition 
• In & Out Form 
•  take photos of the apartment before they 

move in – make sure the date is on the photos 
•  call your local health department – they 

will write a certified inspection 

You have advertised – now we need to get the right tenant: 
•  Some landlords screen the tenants over 

the phone, asking several questions 

If they answer the questions and you like what they 
said – well come on down and fill out an application 
and take a look at the apartment 

rental Applications – we took a look at one and 
went over a few items: 
•  If you want the truth about the tenant call 

the 2nd landlord not the previous
•  Get a photo I.D. of the potential tenant, let’s make 

sure that the one that you spoke to over the phone 
is really the one that is standing in front of you

•  Why are you moving from the previous apartment? 
•  Watch the income of the potential renter – 

1/3rd of the salary should pay the rent 

After discussing all of this information – we were hungry – 
Pizza and soda was provided by Dan O’connor – thanks Dan!!

We will be talking about rental Applications again next 
month, please bring a copy of the application that you use. 

respectfully submitted,
Wendy Normandin

https://goo.gl/maps/UT6N6jM6sbP2
https://masslandlords.net/login
https://masslandlords.net/mwpoa/join/
mailto:davidodoherty@veteransinc.org
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Sturbridge Meeting: rental 
Applications, Part of the 
Series “best Practices For 
the Massachusetts Landlord”
Please read the notes on our September meeting submitted 
by Wendy Normandin for the October newsletter. there, 
we discussed the beginning steps in attracting good 
tenants. We left off on the topic of the rental application.

Our objective for this meeting is to put together a universal 
rental application combining all of the elements we, 

collectively, have 
used successfully in 
our business. When 
completed, this SWcLA 
rental application will 
be available for use as 
a template that can be 
modified to suit our 
individual circumstances. 

Please bring your rental application and become part 
of the discussion.

Ron Bernard is an accomplished teacher and has an easy-
going, welcoming manner. This is a great opportunity 
to share best practices in a small group setting.

- Doug Quattrochi

MONDAY, OCTOBER 3TH

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

LOCATION Sturbridge branch of Southbridge Savings bank 
200 charlton rd 
Sturbridge, MA 01566

FOOD Pizza and sodas.

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.

SPrINGFIELD

rEGIONAL
OctOber 2016

www.dansrubbish.com

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

Although the case I discuss below is not a new case, it 
involves a question I was asked twice this month by clients.

Question: Am I required to open a separate security deposit 
account for each individual tenant or can I deposit all the 
security deposits I hold for tenants in one account?

Answer: In in the Appeals court case of Neihaus v. Maxwell, 54 
Mass. App. ct. 558 (2002), the tenant appealed a judgment by the 
Housing court in favor of the landlord. At the trial in the Housing 
court, the tenant had raised a counterclaim against the landlord 
that the tenant’s security deposit was illegally commingled with 
funds belonging to the landlord. On appeal, the Appeals court 
affirmed the Housing court’s decision that a landlord did not 
violate chapter 186, Section 15b where the tenant’s security 
deposit and last months’ rent was deposited in a single account 
in a Massachusetts bank in which the landlord’s agent held 
security deposits and last months’ rent for all of the landlord’s 
residential tenants. the Appeals court found that the internal 
accounting system utilized by the landlord’s agent was adequate 
to track all of the deposits held in the account and enabled a 
proper computation of interest due to the tenant. the Appeals 
court further found that the account was maintained separately 
from the landlord’s operating account (as such operating account 
contained the landlord’s own funds) and could not be attached 
by the landlord’s creditors. the Appeals court stated “[t]he 
security deposit provisions of G. L. c. 186, s. 15b are designed 
to insure that tenant monies are protected from potential 
diversion to the personal use of the landlord, earn interest 
for the tenant, and are kept from the reach of the landlord’s 
creditors.” Neihaus, 54 Mass. App. ct. at 561. based upon the 

Legal Update

https://goo.gl/maps/NgdBpybF1H32
https://masslandlords.net/swcla/join/
http://4ui.us/ext_dansrubbish


MassLandlords Newsletter • 25

rEGIONAL
OctOber 2016

Send short articles of local interest to info@masslandlords.net.

Writers wanted

Luxury Greater Springfield 
Meeting: Candidates’ Night!

facts of this specific case, the Appeals court stated “the risk 
inherent in commingling – that a landlord might intentionally or 
inadvertently use tenant funds when accessing the commingled 
account to pay operating or other person expenses- simply 
did not exist here.” Neihaus, 54 Mass. App. ct. at 562.

Katharine Higgins-Shea, Esq.
Lyon & Fitzpatrick, LLP  
14 bobala road Holyoke, MA 01040  
Phone 413-536-4000  
Fax 413-536-3773

come decide who will be your representation the state 
legislature, deciding which landlord-tenant and housing 
policies make it into law. We are hosting Senate candidates for 
both First and Second Hampden & Hampshire Districts. this 
concerns owners and residents of the following municipalities: 

Agawam Holyoke Southwick

chicopee, 
Wards 1, 5, 6, 7; 
Wards 8 and 9 
Precincts A and b

Longmeadow Springfield, 
Ward 2 Precinct G, 
Ward 4 Precinct F, 
Ward 5 Precincts 
D, F, G, H, Ward 6 
Precincts b, D H, 
Ward 7 (all), Ward 
8 Precinct A.

east Longmeadow Ludlow tolland

Granville Montgomery Westfield

Hampden russell Wilbraham

regions 13 and 12 on the map below.

Owners and residents of all regions are welcome to attend.

INVITED CANDIDATES
Senator eric Lesser Mr. James Harrington
Mr. Jerome Parker-O’Grady Senator Donald Humason
We will be asking our candidates to discuss a variety of topics 
affecting rental housing, including zoning reform, road and rail 
infrastructure, Housing court expansion, and landlord-tenant law.

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.

this is the first time we have ever held a candidates’ 
Night in Springfield. Past candidates’ Nights 
in Worcester have drawn large crowds.

Democracy cannot succeed unless those who express 
their choice are prepared to choose wisely.

- Franklin D. roosevelt

THURSDAY, OCTOBER 13TH

LUXURY MEETING AGENDA
6:00p  Socializing, networking, and 

dinner for those who purchase 
cash bar
buffet requires ticket

6:50p Ground rules
7:00p race A
7:40p race b
8:20p Networking
9:00p Doors close

exact times may change to accommodate candidates. 
Slots will be published the week prior.

LOCATION twin Hills country club 
700 Wolf Swamp rd 
Longmeadow, MA 01106

FOOD buffet dinner, drinks and dessert 
available for purchase. cash bar.

PRICING Unlike most MassLandlords events, this event is 
a free public service. All are welcome! Food will 
be available for purchase. Unfortunately, you 
may not bring your own food. We recommend 
you purchase food, it’s outstanding at twin Hills.
Non-members purchasing food: $35
Members purchasing food: $30 (log in before 
you register or you will see the non-member price)
No food: email rsvp@masslandlords.net with 
name and head count to reserve seats for no 
charge. there will be no food available if you 
have not purchased a ticket. You will be added 
to our mailing list, unsubscribe at any time.

Membership options. 

Please note: this event is run by MassLandlords 
staff and volunteers.

mailto:info%40masslandlords.net?subject=
mailto:info@masslandlords.net
https://goo.gl/maps/wiCeV6iAac52
https://masslandlords.net/login
mailto:rsvp@masslandlords.net
https://masslandlords.net/rhags/join/
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All exterior water use has been banned by Worcester. Surrounding 
municipalities are enforcing equivalent or similar bans.

Non-registrants can expect standing room only, because 
this is going to be a full house! Please register.
this event continues a long tradition of candidates’ 
nights in Worcester. 

ray Mariano, former mayor and Worcester Housing 
Authority executive Director, will moderate.

Democracy cannot succeed unless those who express 
their choice are prepared to choose wisely. 

- Franklin D. roosevelt
WEDNESDAY, OCTOBER 12TH

LUXURY MEETING AGENDA
6:00p Socializing and buffet dinner 

Network over drinks and 
appetizers at standing tables
Learn over dinner in the meeting room

6:35p Ground rules
6:45p race A
7:25p race b
7:45p race c
8:25p Networking
9:00p Doors close

LOCATION Worcester technical High School 
1 Skyline Dr, Worcester, MA 01603

FOOD Hot buffet dinner, drinks, dessert 
available for purchase.

PRICING
Unlike most MassLandlords events, this event is a free 
public service. All are welcome! Food will be available 
for purchase. Unfortunately, you may not bring your 
own food. We recommend you purchase food: the staff 
and students at Worcester tech do a great job.
Online:  Non-members purchasing food: $18

Members purchasing food: $12 (log in before you 
register or you will see the non-member price)
Premium Members: No charge and no need to register
No food: email rsvp@masslandlords.net with name and 
head count to reserve seats for no charge. there will be 
no food available if you have not purchased a ticket. You 
will be added to our mailing list, unsubscribe at any time.

At the door: Non-members purchasing food: $20
Members purchasing food: $15
Premium Members: No charge 
and no need to register
No food: provide your email address 
so we can send you a thank-you.

Membership options. Please note: this event is 
run by MassLandlords volunteers and staff.

Worcester reservoirs Near 
50% Capacity

come decide who will be your representation the state legislature, 
deciding which landlord-tenant and housing policies make it 
into law. We are hosting Senate candidates for Second Worcester, 
as well as House candidates from 7th and 17th Worcester. this 
concerns owners and residents of the following municipalities: 
Auburn Millbury Upton

charlton, 
precinct 4

Northbridge 
precincts 2, 4

Worcester wards 
5-8 (all)

Grafton Oxford, precincts 2, 3

Leicester Shrewsbury

regions 7 and 17 on the map below.

regions 37 on the map below.

Owners and residents of all regions are welcome to attend.

INVITED CANDIDATES
Senator Michael Moore representative Kate campanale
Mr. Mesfin beshir Ms. terry burke Dotson
Mr. Moses Dixon representative Paul Frost

We will be asking our candidates to discuss a variety of topics 
affecting rental housing, including zoning reform, road and rail 
infrastructure, Housing court expansion, and landlord-tenant law.

We encourage paid members to submit any questions 
they may have to: info@masslandlords.net

Luxury Worcester Meeting: 
Candidates’ Night

WOrCEStEr

https://www.google.com/maps/place/1+Skyline+Dr,+Worcester,+MA+01605/@42.2773089,-71.7795776,13z/data=%214m2%213m1%211s0x89e4063151c01e0f:0xdabc5bc4202ca7ce
https://masslandlords.net/login
mailto:rsvp@masslandlords.net
https://masslandlords.net/wpoa/join/
mailto:info@masslandlords.net
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MassLandlords
One broadway, Floor 14
cambridge, MA 02142

SUbSCrIbE tODAY

Perfect to share at the office. Priced at-
cost 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.

http://masslandlords.net/join/newsletter/print

