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Letter from the
Executive Director
CANDIDATES NIGHTS LAY THE FOUNDATION.
PARTNER ORGANIZATION SPOA ENTERS
TRANSITION PERIOD.
In October we took a significant step toward our longterm goal of public policy advocacy. It’s important that
the landlord perspective be considered alongside the
tenant perspective at every policy discussion, and we
intend to represent that perspective with paid staff.
To achieve this, we are focusing short-term on offering
economically valuable services to members and on growing our membership.
Last month we used some of our resources to plan and hold backto-back “Candidates’ Nights” in Worcester and Springfield. At the
MassLandlords Candidates’ Nights, those seeking election to office in
contested seats were invited to come and discuss landlord-tenant law.
The two meetings were different, as discussed in the article, “Lessons
Learned from Candidates’ Night,” further on in this newsletter. This is the
great strength of the MassLandlords network. By holding similar events
in different ways, we can learn how best to provide meaningful content,
and how best to interact with our guest speakers and members.
The significance of Candidates’ Night 2016 is that we can see the
road ahead. Massachusetts landlord-tenant law is dusted over with the
cobwebs of four decades of neglect. It’s a difficult subject to research
and discuss. The opportunities for improvement are everywhere, and
it’s exciting to think about what a difference we can make.
Speaking of making a difference, members of the Small Property Owners
Association, a MassLandlords partner centered around Boston and Cambridge,
were startled to read last month that their Executive Director, Skip Schloming,
and their President, Lenore Monello-Schloming, had both resigned in an apparent
board split. According to the SPOA Policy newsletter, “A strong majority of the SPOA
Board of Directors would not support the Schlomings on several key issues.”
Skip and Lenore have made an enormous difference for landlords in
Massachusetts, going back to 1994 when rent control was outlawed. Since
then, they’ve held the line on rent control, especially by recognizing that Just
Cause Eviction is rent control by another name. Legally speaking, SPOA is a
separate organization from MassLandlords. We have little ability to influence
their governance decisions, and we have no editorial influence whatsoever
on their policy. All SPOA members are MassLandlords members by virtue
of our service contract with SPOA. We hope to continue serving SPOA and
their membership with our member benefits, like rental forms and Home
Depot savings. We wish the remaining SPOA board safe passage through this
transition period. My earnest hope is that all owners can remain united in our
common effort toward better housing, better laws, and the common wealth.
I’m looking forward to November, when we will start our next employee.
We’ll report on this and other developments in future months. Share
this newsletter with a friend, we’re on to great things.
Sincerely,
Doug Quattrochi • Executive Director
C: 617-285-7255
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Lessons Learned by Angering
People at Candidates’ Night
WORCESTER EVENT CAUSES
SOME CONTROVERSY,
SPRINGFIELD LAYS
GROUNDWORK FOR
FUTURE DISCUSSIONS.
The week of October 10 through 14,
MassLandlords inadvertently angered
both landlords and state legislators
in connection with the Worcester
and Springfield candidates’ nights.
The events, which drew participation
from ten candidates for state office
and roughly 100 business owners,
were held October 12 and 13 in
Worcester and Springfield. Participants
were angry for different reasons.
Two candidates, speaking separately
and off-the-record, were upset that
invitations did not show the proper
respect to incumbents, who they felt
deserved to be incorporated in event
scheduling. Other candidates expressed
extreme disappointment with the
restrictions placed on on-camera signage.
Attendees in the Worcester audience
remained civil throughout, but
attendance dropped sharply as the event
progressed. Of those who remained,
half turned in negative feedback cards.
One Worcester feedback card read,
“It made everyone frustrated to hear
how uneducated our candidates are
and not to be able to educate them.”

From left to right, candidates for 17th Worcester Kate Campanale and Moses Dixon listen to
a question posed by MassLandlords moderator Rich Merlino at the start of the event.

Landlord-tenant law in
Massachusetts is byzantine and in
many cases counter-intuitive. Several
candidates suggested solutions that
were not allowed under the law.
One feedback card said, “Answers
showed naiveté.” Another read,
“Shocking! Stunning!”
Candidates were issued three-page
briefings prior to the event. Five
candidates stated that they had not
read the briefing prior to attending.
The other half of Worcester feedback
was positive, centering mostly around
supportive comments toward organizers
and the candidates’ effort. One card
read, “Candidates did do a decent job.”
Feedback in Springfield was 100%
positive, thanks to a last-minute
format change. Executive Director
Doug Quattrochi started by presenting
a PowerPoint briefing to candidates
and attendees. Candidates took less

time themselves so that attendees
could share “horror stories.”
One Springfield feedback card read,
“Very well organized and informative.
Intro very well done.”
Another Springfield card read, “This
was my first time attending. This was very
informative and very focused on subject. I
would recommend this group to landlords!”
Topics discussed at both events
included the “free rent trick,” late fees,
and move-and-store, among others.
Executive Director Doug Quattrochi
said, “Next time we will probably have
all candidates sit together on a single
panel so that we don’t repeat questions
one race to the next. Starting with a
presentation in Springfield was definitely
the right thing to do, and the horror
stories from the members added a lot.”
Videos of the event can be viewed
online at MassLandlords.net/events/
candidates-night-2016. ML

ARTICLE YOU MAY HAVE MISSED

HUD Sending Section 8 Into
Wealthier Areas?
Full article at MassLandlords.net/blog.
Excerpt: In June, the Department of Housing and Urban
Development (HUD) announced that they were changing
the formula for rent reasonableness in urban cores. ML
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Questions and
Answers – Cloud
Security and Last
Month’s Rent
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.

6 • MassLandlords Newsletter

Q: CAN ANYONE RECOMMEND
GOOD DESKTOP ACCOUNTING
SOFTWARE? I DON’T LIKE CLOUD
SOFTWARE. I DON’T WANT
MY DATA IN THE CLOUD.
You can still purchase desktop versions
of Intuit QuickBooks and Quicken.
Gnu Cash and Microsoft Money Sunset
edition are still free for downloading,
too, although they’re rather dated at this
point. A better question would be, “Why
is accounting software moving into the
cloud and how can I use it securely?”

Software development companies
and other businesses that make money
selling information (think, “music
industry”) have had a couple of serious
business challenges over the last
15 years. The primary one has been
piracy. The Internet made it easy for
programs or music to be shared, so
people stopped paying the people who
made the programs and the songs.
Both music and software are now
licensed individually. A major way
to control distribution is to require

November 2016

someone to log in as themselves. So
we’re going to see more and more
software become cloud-based. Even
Microsoft Office is already headed
there with its “Business Essentials”
and Office 365 products.
Cloud services require your browser
to say “https”, require the server to
be kept updated by professionals,
and require you to keep a secure
password. If your password is your
street address, you shouldn’t be using
cloud services. You will be hacked.
If on the other hand you have a
password manager like LastPass, you can
keep infinitely many, egregiously difficult
passwords with the press of a button.
In this way, you can be pretty sure that
your data are safe in the cloud. Reputable
companies have policies and procedures
that prevent employees from reading
your files or information stored on
your servers, and some companies, like
SpiderOak, actually make it impossible
for any employee to view files you upload.

So onward and upward, the
cloud awaits!

Q: I TOOK LAST MONTH’S RENT
A WHILE AGO, RAISED THE RENT,
AND NOW I WANT MORE LAST
MONTH’S RENT. THE TENANT
REFUSES. CAN I EVICT THEM?
This problem may seem trivial but it
becomes acute with long-term tenants.
If rent is increasing steadily, your
last month’s rent might be quite a bit
below market when it finally accrues.
The challenge is in the law. If we
had more generous laws, we might be
able to collect “last month’s deposit,”
but the law (MGL Ch 186 Sec 15B)
clearly states that we’re collecting
“last month’s rent”:
“(ii) rent for the last full month
of occupancy calculated at the
same rate as the first month;“
When we collect last month’s rent
at move-in, we sell one month’s rent
at a certain price. If we later increase

monthly rent for other months, it
doesn’t change the fact that the last
month has already been sold for a
lower price. It’s not a deposit for the
last month, it is the last month.
Some landlords offer a “letter of
completion” when the lease is due for
renewal (aka, “termination of tenancy
and offer to create a new tenancy”).
This letter establishes a legal process
to take more last months’ rent:
Use the amount already paid to
mark the last month paid under the
current lease. Have the tenant sign a
new lease and pay a new last month’s
rent at the higher rate. Have them sign
a continuance of the security deposit,
if any, and make sure to re-issue all
the security deposit paperwork.
This lets you terminate the rental
agreement, evict if they refuse to pay
an increase, and collect a market
rent for your last month, however
far into the future that may be. ML
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In-Depth: New England
Drought Signals Need for
Pricing Reform

Water conservation is very important,
but it has two serious drawbacks.
First, conservation is ultimately a
moral appeal. “Please use less water!” The
haphazard fines we levy are equivalently
weak motivators. One restaurateur
caught washing his sidewalk in Worcester
was fined, and it made the Worcester
newspaper. He was embarrassed. But
few others were caught and fined, and
many kept wasting water with impunity.
Moral appeals influence only some of us.
Second, conservation reduces
water use, while fixed costs remain

CURRENT MUNICIPAL WATER USE RESTRICTIONS
Non-Essential Outdoor Water Use Restrictions
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…BUT CONSERVATION HAS
TWO SERIOUS DRAWBACKS

In California, a state with intense
demand for water, conservation
efforts have reduced urban water
usage by 25%, according to one
official speaking off the record. This
follows decades of population growth
during which water use remained
flat, despite the state growing by over
one-third in residents. There’s a lot
to be gained through conservation.
California is a role model for
conservation. They regulate the design

HOW BAD IS THE NEW
ENGLAND DROUGHT?
Central Massachusetts and many
other parts of the Commonwealth
have been under water use
restrictions for months. What started
as a “drought warning” became a
“drought emergency” by early fall.
Low snowfall last winter and little
rain this summer have contributed to
concerningly low reservoir levels.
According to the City of Worcester
website, reservoir capacity drains
over the summer. Reserves stood
at 70% on July 18. In an average
year, reserves don’t drop below 88%
by August 1. As of October 1, they
were at 50%. Central Massachusetts
has had 30% less rain this year
than the long-term average.
At first, Worcester officials asked
residents to be “mindful of runoff,”
and to “conserve.” Soon they had
banned all outdoor water use and

of large paved surfaces like parking lots
to ensure much of the rainwater that
falls, when it falls, finds a path down
into the soil, back to the water table,
instead of being funneled out via storm
drains to treatment plants and the sea.

CONSERVATION IS IMPORTANT…

ND

Landlords may be surprised to know that
despite the New England drought, water
prices in Massachusetts haven’t changed.
In this article, we propose moving away
from the current Soviet-style annual
budgeting process and toward floating
water rates. We also evaluate one idea
for a “drought surcharge” that might be
more progressive than a flat rate hike,
at the cost of increased bureaucracy.

had stopped serving tap water in
restaurants. This was “stage three”
drought. (We don’t want to know
what “stage four” looks like.)
Are we out of the woods? No. “Droughts
are multi-year events. This one will be felt
for longer than one season,” according
to Janet Lathrop of UMass. We have an
ongoing water shortage in New England.

SU

DROUGHT CONDITIONS IN
NEW ENGLAND ARE EITHER
NATURAL VARIATION OR
PART OF CLIMATE CHANGE,
BUT EITHER WAY, IT’S
TIME WE START PRICING
WATER DIFFERENTLY IN
THE COMMONWEALTH
OF MASSACHUSETTS.

FALL R IVER

NEW

DE NN IS
MAR ION

SAN DWICH

BOU RNE

HARWIC H
BAR NSTABL E

YAR MOUTH

MATTA POIS ETT

BE DF ORD
FA IR HA VE N

MAS H PEE

WESTPORT

DARTMOUTH

FALMOUTH

GO

SN

OL

D

TIS BU R Y

* The Municipal Water Use Restrictions List can be found at
http://www.mass.gov/eea/docs/dep/water/resources/n-thru-y/wateruse.pdf

OA K
BL UFF S

WEST TIS BU RY
ED GAR TOWN

CH ILM AR K

SOURCE:
MassDEP Bureau of Resource Protection, Water Management Program.
Data provided by municipal public water suppliers.
For more information contact MassDEP Water Management Program at 617-292-5706.

As of September 28, 2016, half of Massachusetts municipalities had
enacted serious restrictions on private water usage.
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the same. It doesn’t matter that less
water is flowing through our pipes,
they will still break with the same
frequency. A 25% reduction in water
usage, system-wide, would have to
correspond to some proportionally
large increase in water price, on a
per-gallon basis, just to maintain
the fixed cost infrastructure. Prices
have to rise no matter what.

PRICING IS KEY
When we charge more for something,
people use less of it across the board.
This is why we have a cigarette tax
(to force people to smoke less).
Forbes wrote about charging
more for water in the context
of California’s drought.
In Massachusetts, water prices are
set for the year in advance by state and
municipal agencies. Prices are based
on the central planner’s data from
past years and on their “crystal ball”
forecast for the future. This is Soviet
planning at its best. (Remember your
history: Soviet planning didn’t work.)
Because of our laws and policies,
we were not able to change the
prices this summer when we saw
the New England drought coming.
All we could do was plead.

PRICE CONTROLS CAUSE
SHORTAGES
Economist Milton Friedman said,
“Economists don’t know much, but
there’s one thing we know very, very
well. And that’s how to produce
shortages. Tell us what you want a
shortage in. If you want a shortage
in lettuce, we’ll set a maximum legal
price for lettuce below the price that
prevails in the market. And I guarantee
you’ll have a shortage of lettuce.”

A “stage three” drought in New
England is a shortage of water, or
the appearance of a shortage of
water with respect to foreseeable
demand. It isn’t profitable for anyone
to get water elsewhere and sell it to
us. It’s still profitable for us to keep
using the same amount of water we
always have. Until it’s all gone.
By not being able to change prices
mid-year, we have essentially set
a legal maximum price for water
below the market price. Add a
little variability from nature and
voila!, we have a shortage.

WE MUST LET WATER PRICES FLOAT
Every expectation is that the drought
will persist into next year if not the
next several years. Manmade climate
change may make this experience
considerably more dramatic than
any in our recorded history.
Cities, towns, and the Massachusetts
Water Resources Authority must
start increasing their prices in
response to water usage.

WATER PRICING IS A
DOMESTIC AFFAIR
According the US Geological Survey,
90% of Massachusetts residents receive
their water from the public
supply (as opposed to wells),
and two-thirds of this is surface
water. Six times more water is
used for household consumption
than for agricultural irrigation.
The only bigger use of water is
in our power plants, in the form
of once-through cooling. This
returns almost all of the water
to its source (albeit at higher
temperature). This means that
pricing of water to consumers
and businesses is the primary lever
we have to reduce state-wide water
consumption via economic means.

DROUGHT PRICING
NEEDS SIGNALING
Suppose we do allow water rates to
change regularly. A primary feature
of functional markets is that prices
are visible before a consumer chooses
to partake of a service, or before
they choose how much to partake.

It would therefore be best to transmit
the pricing signal to the point of
consumption. A small wireless digital
display might be placed in homes
to show the latest water price, or a
sparkline graph of price. The technology
used in “smart meters” that transmit
household data to the city could be
used in reverse, to transmit city data
to the household. Except it could be
as small as an Amazon “dash” button,
since no water metering is required.
This “communication” strategy could
be carried out via the media, but
having a “water price” at the kitchen
sink would be the most impactful.

PRICING DECISIONS MUST
CONSIDER AT-POVERTY
HOUSEHOLDS
Progressives argue that unlike lettuce,
water has no substitute. They say
we therefore cannot charge the true
cost of water, or rather, cannot make
water any more expensive. There is a
logic to this. Consider the following:
The City of Worcester is currently
spending $1.7 million per month,
according to one official speaking off
the record, to purchase water from
the Massachusetts Water Resources
Authority. Normally the city pays $0
for its water. If the city were to charge
its residents for this increased cost of
water, it would have to charge each
resident an additional 31 cents per
day, or $9/mo. For a household of
three, that’s financially equivalent to
doubling their electrical bill. Water is
so cheap that small changes can have
big percent impacts on the poor.
Under MGL Ch 40 Section 39L, it
is illegal to give a “volume discount”
for high water usage. The lowest rate
offered is the one paid by the smallest
consumers. So we already have a
progressively tiered pricing system in
Massachusetts. We would need to make
sure, in allowing water prices to float,
that the system remains progressive.

WHY DO LANDLORDS CARE?
Landlords are a major reseller of water
in Massachusetts. Unless we have been
able to take advantage of Massachusetts’
difficult submetering law, water is
included in our rents. We don’t want
MassLandlords Newsletter • 9
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the water to run out, or we’ll have
800,000 angry customers.
If fines are in place, then tenants who
use water illegally may cause fines to
be levied against the property owner.
City officials rarely if ever track down
the tenant to issue or collect a fine.
The landlord is, on the other hand,
easily identified and made to pay.
If tenants are using water, and
water prices have been allowed to
increase, landlords can more easily
justify the capital expenditure needed
to submeter their buildings. This will,
over time, put pricing pressure back
onto the end consumer (the tenant)
and help with conservation efforts.
The final, largest point is freedom
of consumption. Many of us maintain
lawns, upgrade our landscaping, and
wash our sidewalks and exteriors.
If we believe the current price of
water is such that these expenditures
are justified, we should be free to
continue doing so without risk of
fines or public shaming. With market
pricing, we each decide which uses
are allowable for ourselves.

reservoir levels trend toward zero. This
surcharge provides a legal mechanism
to change water rates daily without
untangling the opaque way water
rates are currently calculated and set.
The surcharge is passed through by
the water agency to the municipality
in which the property pays taxes.
Part Two: On the next year’s income
taxes, a new Massachusetts schedule
can allow homeowners to claim
back the water surcharge, against
income taxes, up to the amount of
real estate tax they paid to their local
municipality. Say your normal water
bill is $1,200 for the year, the drought
surcharge amounted to $360 in
additional water cost, and you paid a
$3,000 in real estate taxes. Then your
income tax bill
will be $360 lower
(a direct credit).
You paid a lot more
for water last year,
but you come out
even. It looks like
you saved money
on income taxes.

WHAT IF WE DON’T WANT TO
PAY MORE FOR WATER?

WHY THIS WORKS

A novel idea was brought to our
attention that we wish to give some
consideration here. We could, if we
really don’t want to pay more for water,
create a revenue-neutral Massachusetts
water tax or “drought surcharge” that
would offset real estate taxes, up to
the amount of the real estate tax.

HOW A REVENUE-NEUTRAL
MASSACHUSETTS WATER
TAX (DROUGHT SURCHARGE)
COULD WORK
There are two parts to this idea:
Part One: When a drought warning
is issued, the drought surcharge
would go into effect. The surcharge
is a multiplier on water rates. Water
rates are set in advance by the local
water authority, but the surcharge
could be allowed by new legislation
to change monthly, weekly, or even
daily. The multiplier would start
at zero when reservoir levels are at
normal capacity, and increase to some
arbitrarily large number (say 100x) as
10 • MassLandlords Newsletter

This works because
money is already
sloshing everywhere
in every direction.
Owners pay
municipalities and
the Commonwealth.
The Commonwealth
charges owners and
pays municipalities.
Municipalities
charge owners
and take from the
Commonwealth.
With a surcharge,
we’re increasing
or decreasing the
amount of the
usual flow. If the
arrows point in the
same direction,
the surcharge adds
onto the payment.
When the arrows
point in different
directions, the
surcharge reduces

the usual payment. The surcharge just
washes slowly in a big circle. Its effect
is neutral, overall, but the timing calls
our attention to drought. End users
feel the pain of opportunity cost.

THREE ADVANTAGES OF A
MASSACHUSETTS WATER TAX
(DROUGHT SURCHARGE)
This proposal has several advantages:
it provides a pricing mechanism to
reduce water usage; it communicates
the dollar impact of conservation
to consumers; it is revenue-neutral
in the early stages of drought.
First, the surcharge provides a
drought-related mechanism to raise
prices. Massachusetts water regulations
are byzantine and fractured. We don’t

The current state of money flow.

With a surcharge that's fully revenue neutral, funds move but no one
pays/receives any more than before.

With a drought surcharge that exceeds the cap, the excess funds
accumulate at the water provider.
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have to dive into the laws or each
city’s individual processes if we just
layer on a surcharge. Raising prices
reduces consumption, and the prices
will be apparent on every quarterly
or monthly water bill, so we know
we will get the economics right. As
prices increase, people will naturally
feel the impact to their wallet and
reduce usage. As we reduce usage, the
surcharge falls back toward zero. No
more shortage, no more pleading.
Second, the surcharge provides
lots of penalty-free warning. If a
surcharge were in effect, all of us
with water meters would have felt
a little pain already this summer.
But because the surcharge is being
rebated up to the amount of our real
estate taxes, we haven’t been harmed.
We will have floated a little more
cash out to the government, which
certainly may be painful, but we will
get it back soon enough, in as little
as three months, when we file taxes.
Third, the surcharge doesn’t amount
to a tax unless we sink into a serious
water shortage, or any one of us uses a
disproportionate amount of water. In
this situation, the surcharge will exceed
the amount of our real estate taxes.
This will cap our tax refund, so we will
pay for our wastefulness. The fear of
hitting the cap will encourage sharper
conservation and/or finding alternative
suppliers. If one person decides to keep
using water above their cap, they can
make that choice and pay the price;
meanwhile the conservation efforts of
others will keep reservoir levels high.

THE DISADVANTAGES OF A
MASSACHUSETTS WATER TAX
(DROUGHT SURCHARGE)
The disadvantages seem to be
that we might move money away
from municipalities, charge the
poor more for water, and/or make
a lot of busy work for ourselves.
Are these disadvantages real?
First, let’s look at whether
municipalities end up worse off. If
someone decides not to conserve and
ends up paying more than they can
claim back, the surcharge becomes
an actual tax for that person. In this
case, the extra money remains with
the local municipality responsible
for the water infrastructure, drought
enforcement, etc. (If there is a water
authority interacting with the city,
we need another box and arrows,
but the concept is the same.) Funds
are not taken from, and may in fact
be given to the cities and towns who
maintain water infrastructure.
Second, let’s see if this surcharge is
regressive. Would the poor pay more?
No. As stated above, changes to water
pricing must consider low-income
households, and can be designed to
have minimal impact at the lowest
pricing tier. For instance, the lowest
consumption tier, which encompasses
all low-income households, could
be charged one-tenth the surcharge
of higher consumption tiers.
Finally, does this system create
administrative burden? Yes, and how
much burden remains a primary
question. First, we’re already

sending out letters and emails asking
consumers to conserve. That effort
might be redirected to administering
the surcharge. The information
systems that currently produce water
bills or other financial interaction
statements between the various parties
can be adapted, but we don’t know
at what cost. For instance, water
bills will have to multiply the final
number on the bill by the surcharge.
It’s more work to have a new tax
schedule, as well. It might be better
to dive into the water regulations
and allow pricing to float. Either
way, we have options to consider.

CONCLUSION
The economics demand increased
prices during drought. This creates
incentives to bring water in from
other sources and more incentives for
each of us to reduce our water usage.
If we can’t bring ourselves to charge
more for water directly, then the
Massachusetts water tax or “drought
surcharge” could be a revenue-neutral,
progressive, and administratively
feasible middle ground.
In conclusion, water is essential.
We take it for granted. Let’s start
charging people what it really
costs before we run out of water
in this New England drought.
Do you know about water
pricing? Tell us what you think:
info@masslandlords.net. ML

WORCESTER COUNTY MANAGEMENT
Mike O'Rourke and Tim Collins

SERVPRO® of
South Worcester
508-757-7885
Independently Owned and Operated

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
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A Landlord’s Advice

for Tenants Wanting a Pet
By Mary Woodcock

FROM A LANDLORD AND
PET OWNER, HERE’S A
GUIDE FOR RESPONSIBLE
TENANTS TO FOLLOW
IF PETS ARE GOING TO
BE A CONSIDERATION
When you’re a pet owner, it can
be out of the question to consider
giving up the pet you love. But
many landlords say “no pets!” So
what’s a pet lover to do? You may be
forced to do the rounds and apply
to one apartment after another
until you find a landlord gracious
enough to allow your entire family,
including the animals, to move in.
Pets can be good or bad, and many
property owners prohibit animals out
of the fear that the pets will turn out to
be bad. Animals can create a significant
mess in a space that makes clean up
and finding a replacement tenant more
difficult for the owner. And bad behavior
can drive away other good customers.
So from a landlord and pet
owner, here’s a guide for responsible
tenants to follow if pets are
going to be a consideration.

PET TIPS FOR RENTERS
Consider looking for breeds that don’t
shed and are hypoallergenic. One of
the problems with pets in apartment
spaces is that they shed and their hair
can get just about everywhere, such as
air filters, baseboards, and inside the
cabinets. There is just no end to where
pet hair and dander invade! This is
why some landlords are so strict about
animals. Pet hair can make resale on
the property so much harder when not
even a toothbrush clean is good enough
for future tenants with allergies.
If you find a landlord who allows
you to keep your pet regardless of
whether it sheds or not, you need to
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make it your responsibility to clean
the premises often. That means really
often. It is important to develop
a level of trust with the landlord
about the space you’re renting. If he
or she knows you’re going to clean
up after your animals – that you’re
going to take care of the pee spots
and places your furry roommate
happens to upchuck -- then the
landlord will be more likely to decide
it’s okay for you to have an animal.
If you’re getting details sorted
out on a place and it comes down
to whether you have pets or not, do
not lie about it. You might hope you
can sneak around with your pets,
but you’ll always be paranoid: you
can’t let your dog out to pee without
fearing the neighbors will tattle on
you, and you’ll be feeling stressed out
much of the time you’re living at that
establishment. Instead, try having a
polite conversation with your landlord.
You might be able to come up with
an agreement that you will leave the
house in better condition than when
you moved in. This might mean you
pay to clean the carpet. Worse comes
to worst, maybe you replace the carpet

with hardwood and you pay somebody
to come in and sweep the house to
clear the air of allergens when you
leave. Remember that landlords like
long-term tenants. Offering to sign a
long lease can make carpet cleaning,
new flooring, or professional allergen
removal worthwhile for everyone.
Finally, explain to your landlord
how your animal behaves so they can
understand that it won’t be a nuisance
to other paying customers. If your cat
is strictly an indoor cat, say it never
goes out. If your animals are spayed
or neutered (and not everyone agrees
with this, but if they are) that can
also positively impact a landlord’s
view of spraying, caterwauling, or
chasing after the neighbors’ pet.
If your animals are quiet and well
mannered, that helps. And of course,
have your animal documentation for
license and vaccines ready to submit
with your application. Make it easy
for the landlord to say, “yes!”
It sounds like a lot of work, but if
you want to live with your pet(s) in a
rented home, this might be the price
you have to pay! Good luck! ML
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Ford’s Pest of the Month: Grey Tree Squirrel
The Eastern Gray Squirrel belonging
to the rodent family is one of this
country’s 10 known species. They may
have two to seven young, one to two
litters per year. They do not hibernate.
The Eastern Grey Squirrel may store
and feed on various nuts and seeds.
While feeding they will dig up vegetable
and flower gardens and empty bird

feeders. They become a problem to the
homeowner by gnawing into attics and
taking up residence. Often this squirrel
may become a captive by falling down
the home owner’s chimney and there
by doing extensive damage trying to
escape. There are no known diseases
transmitted to man. There is no known
registered rodenticide for squirrels.

Trapping is the best way to eliminate
these invaders, which should be done
only by a licensed animal control
operator. After elimination the gnawed
entrance holes should be repaired.
Geoffrey Ford, Vice President
Ford’s Hometown Services

IN CASE YOU MISSED IT

Sandra Katz Entertains
and Educates
In our latest one-on-one video interview, Executive
Director Doug Quattrochi talks with Sandra Katz,
long-time president of the Worcester Property Owners
Association, the group that launched MassLandlords
in 2014. She started as a child welfare social worker
in New York, went into business for herself, and built
QPM Services to the point of managing hundreds of
residential rental units in and around Worcester, MA.
Watch the video online at masslandlords.net/
resources/sandra-katz ML
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Tired of being
November
a 2016
Landlord?

SELL US YOUR MULTIFAMILY!

508-799-7655

HamptonPropertiesLLC.com

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

THE MARKET IS STRONG
&
THE BUYERS ARE MOTIVATED.

DON'T MISS
THIS GREAT TIME TO SELL.

CALL TODAY!

Capital Market Team

Multi Family & Investment R.E. Brokers

office: 413.253.3700

cell: 617.448.5835
James D Linﬁeld, C.C.I.M.
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Certified
Commercial
Investment Member

www.capitalmarketteam.com

Seeking Willing Sellers
Listings Not Required
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MassLandlords Board
Election December 2
through 16
THIS YEAR WE HAVE ONLY
ONE CANDIDATE (SO FAR).
HE’S A GOOD CHOICE, BUT
WILL YOU RUN AGAINST
HIM? THERE ARE MANY
WAYS TO GET INVOLVED.
RUSSELL SABADOSA
SEEKING ELECTION
Russell Sabadosa of East Longmeadow
has been nominated to the board
of directors. Members will vote to
approve his nomination during our
annual election cycle. This year
elections are open December 2
through December 16. The last day
for nominations is Friday November
25. (Write-in’s are allowed, but, well,
good luck with that. It’s best if we
can help you advertise in advance.)

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. Russell is
seeking election so that he has another
five years. If he wins, his temporary
seat will be dissolved and we will
return to the normal five directors.
All members with membership
level “Digital”, “WPOA”, “RHAGS” or
“Charles River” 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,
RHAGS or Charles River 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

Russell Sabadosa of East Longmeadow is seeking
election to the MassLandlords Board of Directors.

(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 November
25, 2016. Members can read our bylaws
at MassLandlords.net/governance.
See the October edition of
the newsletter for “Details for
Prospective Candidates,” which
gives you some idea of how to do
it and what the expectation is.
Want to help, but not sure you
want so much responsibility? Think
of something to contribute and
ask your local emcee, manager or
president if you can get started. ML
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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

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.
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Massachusetts vs the World:
Philippines Edition
LANDLORD VIOLATIONS
CAN BE CONSIDERED
A CRIMINAL MATTER,
AND CARRY MINIMUM
SENTENCES OF ONE
MONTH, ONE DAY JAIL TIME
OR A $500 FINE, OR BOTH
How do Massachusetts laws and
landlords compare with what’s going
out outside our state’s borders? Here’s
a special report from the Philippines.
The Philippines are a collection of
7,641 islands that are home to 100 million
people, the 12th most populous nation on
Earth. Their economy is transitioning from
being heavily dependent on agriculture
to one with a mix of agriculture, industry,
and services. 2016 GDP was $310 billion,
putting it solidly in the top 20% of
world economies. MassLandlords has
contracted with a variety of Philippines
companies and consultants for projects
and support over the last two years.

Landlord-Tenant law in the
Philippines is superficially similar
to Massachusetts. Landlords must
maintain their premises in sanitary
condition, and tenants are entitled to
notice and defense during eviction.
In practice, enforcement has
tended to be extremely lax. A Filipino
who works for MassLandlords and
was familiar with our standards
described the difference as “worlds
apart.” They believed that landlords
in the Philippines generally could
permit infestation of roaches and
mice, and fire hazards, to degrees
far beyond what Massachusetts
allows. “Your members would
get in trouble,” they wrote.
Although it has been hard to verify,
we believe that landlord laxity has
resulted in a legislative backlash. The
Philippines Rent Control Act of 2009,
extended through 2017 by their
congress, puts some serious
restrictions on landlords there:

•R
 ent increases cannot
exceed 7% per year.
•E
 viction for nonpayment is
allowed only after three months.
•C
 onversion of an apartment to
the landlord’s primary residence
requires three months’ notice, and
also, that the apartment not be
rented to anyone else for one year.
•T
 enants of buildings that are
condemned and rehabbed receive
right of first refusal to re-occupy their
former apartments. (Apparently the
government condemns buildings
with some regularity, or else this
wouldn’t have been legislated).
•V
 iolations can be considered a
criminal matter, and carry minimum
sentences of one month, one day
jail time or a $500 fine, or both.
Makes Massachusetts seem not so bad,
right? Well take care of your properties
and your tenants. Bad landlords result
in harsh anti-landlord laws. ML
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Own Rental Property? We can save you money with our

Guaranteed Lowest Prices
and a 3% discount on all your purchases!

Kitchens

Flooring Bathrooms Windows
and Doors

Mass Locations: Springfield, Chicopee, Auburn, Dudley, Walpole,
Malden, Roslindale, Brockton, Plymouth and New Bedford

Join Our Landlord Program Today!
ww.bargain–outlets.com
www.bargain-outlets.com
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Past Cambridge
assessor:
Rent control’s
deleterious
effect
SPOA EDITOR’S NOTE:
JUST CAUSE EVICTION
IS ALMOST CERTAINLY
GOING TO RESURFACE
SOMETIME THIS FALL OR IN
THE COMING WINTER OR
SPRING. THIS LETTER IS
JUST THE START OF A LONG
CAMPAIGN WE MUST FIGHT.

This article contributed by the Small Property Owners Association.

Dear City Councilor:
As principal assessor in the City
of Cambridge (1963 – 1979) and
President of Massachusetts Assessors
Association (1978), I can attest that
the abolition of Rent Control in
Cambridge was the rebirth of the City
of Cambridge. A blighted housing
stock became renovated and Cambridge
became economically vibrant again.
The high tech market arrived soon
thereafter! Increased low to moderate

income housing (as Cambridge has
provided) is the answer, not controls!
I urge you to vote against Just
Cause Eviction as it is just a prelude
to subsequent and detrimental
controls that will be harmful to
the community as a whole!
Sincerely,
Charles R Laverty, Jr., C.A.E.
(Retired), General Partner,
Laverty Lohnes Properties ML

ATTORNEY PETER VICKERY
Advocate for
landlords and
small businesses.

413.549.9933
petervickery.com

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

www.dansrubbish.com
MassLandlords Newsletter • 19

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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Should I Use Rock Salt
or Calcium Chloride?
An Overview of Ice Removal
THIS ARTICLE EXPLAINS
WHY CALCIUM CHLORIDE
IS THE WINNER OVER
BOTH ROCK SALT AND
EVEN OLD-SCHOOL
MAGNESIUM CHLORIDE.

Roads can be sprayed with a briny salt
solution before snowfall to keep the
snow from sticking, or they can be salted
after snow removal to keep ice from
forming in the next freeze-thaw cycle.

Winter is coming and landlords of
the north should be thinking about
stocking up on salt before prices
rise. But should we buy rock salt or
calcium chloride? Are there other
ways to prevent ice build-up?

Pros: Rock salt is cheap. You
can buy just a little 25 lb bag
of it for 24 cents a pound, and
larger quantities for even less.
Cons: Rock salt doesn’t work when
temperatures drop below 14 °F. Rock
salt also eats away at surfaces like
wood and concrete. The way it does
this is different for each surface. It pulls
moisture out of the wood and facilitates
cracking. It reacts chemically with
Portland cement to leach out certain
compounds needed for strength.
According to legend, rock salt was the
way Rome finally destroyed Carthage.
They sprinkled enough rock salt on the
ground to make sure Carthage would
never have agriculture again. (Note
that there is no archaeological evidence
for this.) But mind your lawns and
landscaping! Don’t shovel salted snow
on places you want plants to grow. You
may not destroy Carthage, but if you
concentrate an entire driveway’s worth,
you can injure or kill a bush or a tree.

WHY DO WE NEED TO
REMOVE SNOW AND ICE?
In some parts of the world, like certain
Swiss villages, streets are allowed to pile
up with white snow, sometimes four feet
thick. It’s compacted hard so you can
walk or ski over it. Anyone with a vehicle
uses chains on their tires. Wheelchairs
can be equipped with wide tires (not
ideal, but it works). The ground is
always clean looking and passable.
Unfortunately for us in New England,
snow and freezing temperatures are not
consistent enough to allow a uniform
layer of snow pack to develop. We
get a series of freeze-thaw cycles that
eventually result in a crust of lethal ice
on every surface. Our climate requires
more or less constant attention.

WHAT IS ROCK SALT?
Rock Salt is known to chemists as
sodium chloride. Sodium and chlorine
are both elements in the periodic table,
and they can stick together. Ordinary
people call this stuff “table salt” and eat
at least a little every day. Some people
call it “halite” or “common salt”.
Rock salt is produced by either
digging in mines or evaporating
sea water. In 2010 the world
produced 270 million tons of it.
When combined with water, rock salt
solution has a freezing point of 14 °F,
much lower than water without salt.

WHAT ARE THE PROS AND
CONS OF ROCK SALT?

Image by Living Shadow - Wikimedia
- Black ice on footway

WHAT IS CALCIUM CHLORIDE?
Calcium chloride has no common
name other than what the chemists
call it: calcium chloride. Sometimes
it’s sold as “ice melt” (always read
the label). It does not occur in large
quantities on its own, but can be
produced from a chemistry process
combining brine water and limestone.
Worldwide production is under
5 million tons.
When combined with water,
calcium chloride can keep solutions
from freezing as low as −62 °F. Also,
when solid “prills” or pellets come in
contact with water, they release heat.

If you have a dirt road or driveway,
spraying it with a solution of calcium
chloride can keep it from eroding.

WHAT ARE THE PROS AND CONS
OF CALCIUM CHLORIDE?
Pros: Calcium chloride works down to
extremely low temperatures and isn’t
nearly as bad for plants as rock salt.
Cons: In 25 lb quantities,
calcium chloride is more than
twice as expensive as rock salt.
It still eats away at wood and
concrete by leaching out moisture
and certain necessary chemicals.
MassLandlords Newsletter • 21
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WHAT ABOUT MAGNESIUM CHLORIDE?
Magnesium chloride is another
derivative of sea water, but like
calcium chloride, does not exist on its
own without chemical processing.
Magnesium chloride works down
to −15 °F.

WHAT ARE THE PROS AND CONS
OF MAGNESIUM CHLORIDE?
Pros: In the lab, magnesium chloride
leaches concrete at half the rate of
calcium chloride. Be careful! Lab tests
are only models of the real world,
and Peters Chemical has a great article
debunking Magnesium Chloride
in every possible way compared to
Calcium Chloride, including concrete
leaching in cold temperatures.
Cons: In 50 lb quantities,
magnesium chloride is more than
three times as expensive per pound as
rock salt. It is also much more toxic to
plants and landscaping than calcium
chloride. (If you know a reason to use this
stuff, let us know, we think there isn’t one.)
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WHY CAN’T I SPRAY MY
PROPERTIES WITH DE-ICING
FLUID FROM THE AIRPORT?
Airplane de-icing fluid is known to
chemists as either propylene glycol or
ethylene glycol. It works immediately and,
in large quantities, completely removes
ice down to temperatures below -67 °F.
Unfortunately, glycol solutions can be
eaten by bacteria and algae, leading to
intense blooms of microorganisms that use
up all the oxygen and kill all other aquatic
life. Use of de-icing fluids is therefore
heavily regulated and requires permits. Also,
ethylene glycol in particular is both sweettasting and fatally toxic. This makes it very
dangerous to have puddles of it anywhere
small people or any animal will be playing.
So that’s why we don’t de-ice our
houses like jets.

WHEN IT COMES TO ICE REMOVAL,
AN OUNCE OF PREVENTION IS
WORTH A POUND OF CURE
These salt products can be used on
top of existing ice. Combined with

chippers and scrapers, you can soon
have your sidewalks and walkways
passable. But did you know you
can lay down salt before a storm?
This can prevent ice from adhering
to rough surfaces and greatly
reduce the work needed later.
The best approach is to remember
that melting snow leads to ice buildup. Try to prevent snow melting onto
walkways! Be mindful of where you
throw snow into piles, as these areas
will be constant sources of new ice.
Install gutters, or if you have persistent
drips, place a wide-mouth trash
barrel under the drip to catch water
and redirect it away from walkways.
(If you set out a trash barrel, make
sure it’s high enough and weighted
down to prevent children from getting
into it, and empty it regularly).
So those are the reasons why rock
salt is common and calcium chloride
is the premium alternative. Did you
like this article? Email feedback
to info@masslandlords.net. ML
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REGIONAL
CHARLES RIVER

Waltham Meeting: Waltham
Subsidies, Planning for a new
Season of MassLandlords.net/
CharlesRiver
New event series! Join us for the
launch of a brand new MassLandlords
chapter, “Charles River!”
MassLandlords runs regular
education and networking
events at various locations
around the state. We are starting up a meeting series in
the “Charles River” region of Massachusetts, including
Arlington, Belmont, Waltham, Watertown, and Newton,
to better serve landlords in this unique area.
Our first guest speaker of the new series will be John Gollinger
from the Waltham Housing Authority. John will present the
details of the new and ground-breaking municipal rental subsidy,
the Waltham Voucher Program. Jennifer Patton (the well-known
@Walthamolian on Twitter) will be moderating questions.
To start the meeting off, former WRHA volunteers Gar
Brannigan and Charlie O’Neill, now MassLandlords Charles
River volunteers, will be welcoming us by sharing the short
story of how the Charles River chapter came to be started.
Then MassLandlords Executive Director Doug Quattrochi will
present an overview of MassLandlords, our mission, and how
we plan to have regular meetings in the Charles River region.
We intend to work up from this first meeting, which will conform
to our “economy meeting” standards, to add services like food,
multiple guest speakers, first-rate venues, and other amenitities
that property owners and service providers elsewhere enjoy.
At this first meeting, we want to gauge interest and get
your feedback for future topics. Please RSVP so we
know who’s coming!

Over the last two years or so, several of us have been
working to relaunch our landlording group, the former
Waltham Rental Housing Association. Today we are excited
to announce that we are officially launching the new group.
- Gar Brannigan, MassLandlords Volunteer
and Local Manager, Charles River
WEDNESDAY, NOVEMBER 2ND
ECONOMY MEETING AGENDA
6:30p Networking (if the library allows)
7:00p Gar Brannigan and Charlie O’Neill
on the transition from WRHA
7:05p Executive Director Doug Quattrochi
We help owners rent their property.
We also advocate for better laws.
Input on the new season: Choose which
events we’ll host in the Charles River region

7:30p John Gollinger: Waltham Voucher Program
Questions moderated by Jennifer Patton
8:15p Networking
LOCATION The Lecture Room of the Waltham Public Library
735 Main St.
Waltham, MA 02451
FOOD

Volunteer Paul Harris will be bringing pizza.
Please RSVP so we can be sure to have enough.

PRICING

This event has a planning component and is
completely free. Future events will probably
have food and
a charge.

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

Event Reminder

Meetings on the first
Wednesday of every month.
Check MassLandlords.net/
charlesriver/events for details.

METROWEST

Marlborough: Story Time with
Landlord-Tenant Attorney Mark
Burrell
Come learn about landlord-tenant law by example. Accomplished
story-teller Mark Burrell will entertain and educate.
Attorney Burrell is well versed in landlord/tenant law,
navigating housing court and finding creative solutions.
He will leave plenty of time for questions.
We are excited to be offering dinner at our meetings! We will
have an array of Panera sandwiches, salad and beverages.
TUESDAY, NOVEMBER 8TH
ECONOMY MEETING AGENDA
6:30p Registration, socializing and dinner.
7:00p Association and MassLandlords
Business Updates
7:10p Attorney Mark Burrell
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.

Event Reminder

Meetings on the second
Tuesday of every month.
Check MassLandlords.net/
mwpoa/events for details.
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REGIONAL
SOUTHERN WORCESTER

SOUTHERN WORCESTER

October 3, 2016 Minutes

Sturbridge Meeting: Continuing
the Series "Best Practices For The
Massachusetts Landlord"

Remember December 5th is our annual Christmas Party.
The Board will provide food, and you are welcome to bring
a dish to share. More importantly – remember to bring
canned food for the food pantry – both human and animal!
This month we continued the series on creating a
cohesive SWCLA tenant application and approval
process. Many fine points were discussed.
The first item was the phone interview prior to setting an
appointment to view the apartment. Some questions included:
1. When are you ready to move in?
2. Do you have 1st month’s rent and security?
3. How is your credit score?
4. What kind of recommendation would
your current landlord give?
5. How many people will be living with you?
6. Does anyone in your household smoke?
7. How many pets do you have?
8. Do you plan to keep a water bed?
After satisfactory answers, set the appointment giving
the address, and remind them to bring a photo ID.
Some things the TENANT must know before proceeding:
1. You have to produce valid photo id
2. Your monthly combined take-home must be at least
(3 times, or what you feel is appropriate) or certification
of housing subsidy sufficient to cover rent
3. False or misleading info will result in rejection, or eviction
We then discussed several credit checking sites, as well as
where to advertise. MassLandlords.net has a
credit check program on the website.
After the discussion, we broke for pizza and soda,
provided by Dan O’Connor – thanks – it was delicious.
Our next meeting is on
November 7, 2016. For
news on the next speaker;
check swcla.org about a
week before the meeting for
speakers. See you then!
Mary Chabot Clerk

Event Reminder

Meetings on the first
Monday of every month.
Check MassLandlords.net/
swcla/events for details.

In the first two meetings of this series, we discussed screening
tenants and started diving into rental applications. This
month we'll continue rental applications to discuss sources
of income, personal references, bank accounts, credit
references and other
questions pertaining to
the economic viability
and credibility of
prospective tenants.
Our objective is to put
together a universal
rental agreement
combining all of the
elements we, collectively,
have used successfully in our business. When completed, this
SWCLA 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 easygoing, welcoming manner. This is a great opportunity
to share best practices in a small group setting.
- Doug Quattrochi
MONDAY, NOVEMBER 7TH
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.
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REGIONAL
SPRINGFIELD

Longmeadow: MCAD
Chairwoman Jamie Williamson

RHAGS President's Message –
November 2016

The chair of the Massachusetts Commission Against
Discrimination will be returning to her home territory of
western Mass to make us laugh, cry, and succeed under our
tough discrimination laws. Chairwoman
Williamson is a refreshingly accessible
and honest public figure and a delight
to listen to. She also won the 2015
MassLandlords Good Neighbor Award,
for her time in front of landlord groups.

Dear RHAGS community,
I am proud that we held a successful legislative meeting
on 10-13-16 where senator Eric Lessor and candidate Chip
Harrington were present to share their views on housing
issues and more importantly listen to our concerns and
ideas to help balance laws in MA regarding rental housing.
Many thanks to all the volunteers, and our staff, Sue and
Doug, for putting together this event. MassLandlords Inc.
is gaining more attention from your legislators and affiliate
groups as a large voice and resource for rental housing policy.
We are heading towards a new two-year legislative cycle in MA
where I am excited to file bills to hopefully change the laws to
add more balance between tenant and landlord rights in MA.
Attorney Peter Vickery will be helping me and MassLandlords
file or refile four bills as follows in no particular order:
• Security deposits – New bill to make taking
one easier to comply with law.
• Move and Store – Change existing law to shorten the time landlord
has to pay to store and make more storage facilitates available.
• Rent Escrow – Require the tenant to pay
escrow of rent if they are withholding it for
counterclaims of landlord not making repairs.
• Late Fee – Change law from waiting 30 days to
10 days before being able to charge a late fee.
As a member of the board of directors of both MassLandlords
and Mass State-wide Realtors I will continue to advocate
and seek alliances with other groups across the state to
promote fair and just rental housing policy and laws in MA.
Please stay tuned for our calls to action to engage,
educate and hopefully influence our elected officials to
bring back some "equity" in the housing laws in MA.
Sincerely,
Russell Sabadosa • MassLandlords Board of Directors
Springfield Volunteer Manager/Local President

Jamie will be giving concrete advice
about what to say or not to say, how to
advertise, and how to pass federal and state-funded testing.

Chair Williamson's service to education, candor
about the law, and great humor made her an
outstanding choice for Good Neighbor 2015
- MassLandlords November 2016 Newsletter
THURSDAY, NOVEMBER 10TH
LUXURY MEETING AGENDA
5:30p Socializing and networking
Cash bar
6:15p Buffet dinner
6:45p Business Update and Member Minutes
7:00p Jamie Williamson on Discrimination
Lots of time for 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

New prices! Attendees who prepay by a week
or more save money by helping us order the
right amount of food.
Week in advance:
Non-members: $35
Members: $30 (log in before you register
or you will see the non-member price)
Week before or at the door:
Non-members: $37
Members: $32

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

Event Reminder

Meetings on the second
Thursday of every month.
Check MassLandlords.net/
rhags/events for details.
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REGIONAL
WORCESTER

Dancing Through the
Landmines of Tenant
Screening, How to Detect a
Marijuana Farm in your Units,
and Quick Tips for Mice

7:00p Quick Tips for Dealing with Mice
7:15p Spotting Marijuana on your Property
and the Post-Election State of the Laws
7:30p Dancing Through the Landmines:
Brian Lucier on Tenant Screening
Step One: Preparing to get good tenants
Step Two: Listening to tenant stories
Step Three: Reviewing Applications
Step Four: Background checks and approvals
8:45p Networking
9:00p Doors close

Have we got an amazing event for you!
The main event, Brian Lucier of Belaire Property Management,
will be 16 years' experience screening tenants distilled into
a single night. Come learn from Brian and see how you can
take your screening to the next level! His presentation is called
"Dancing Through the Landmines: A Property Manager's
Guide to Tenant Screening Without Getting Blown to Bits".

LOCATION Worcester Technical High School
1 Skyline Dr
orcester, MA 01603
FOOD

Cheese and crackers, sodas, water.
Hot buffet dinner, drinks, dessert.

PRICING

This event has unusually strong side topics:
• First, Bob Brooks of Ford's Hometown Services will
be giving us quick tips for dealing with mice.
• Second, we'll have Attorney Mark Lee and
expert horticulturalist Dave Doppler talking
about marijuana, and how to spot medical or
recreational production in your property.
This will be the best money you've spent on dinner all year.

Tenant screening is arguably the single most important
aspect of our business. A quarter of the things I do now
I didn't do before I watched Brian's presentation.
- Rich Merlino, MassLandlords Worcester member
WEDNESDAY, NOVEMBER 9TH
LUXURY MEETING AGENDA
5:45p Socializing and networking
Network over drinks and appetizers at
standing tables
Topics will be marked off by table for
one-on-one help
6:15p Buffet Dinner
6:45p MassLandlords Business Update
and Member Minutes
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New! Please prepay a full week in advance
to receive the discounted pricing. The school
requires this much notice for food orders.
Week in advance:
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
Week before or at the door:
Non-members: $20
Members: $15
Premium Members: No charge and no
need to
register
Event Reminder
Membership options.
Meetings on the second
Please note: this event is run
by MassLandlords volunteers
and staff.

Wednesday of every month.
Check MassLandlords.net/
wpoa/events for details.

Hundreds Attend Worcester
Landlord Summit
On October 22, the City of Worcester held a free landlord
conference organized by Jim Brooks, Healthy Homes Program
Manager. Roughly 460 landlords signed in. The event hosted
welcoming remarks from the Mayor, Joe Petty, City Manager,
Ed Augustus, and Executive Director of MassLandlords,
Doug Quattrochi. Topics included fire safety, landlordtenant law, inspections, and six other break-out sessions.
Overall feedback was very positive, and there are tentative
plans to make this event the first in an annual series.

Protect Your Home

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