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Letter from the
Executive Director
A NEW PRESIDENCY, A NEW LEGISLATIVE SESSION,
AND A NEW SPECTER OF LOCAL RENT CONTROL.
There has been much political panic in January. Politics
doesn’t move the needle on our mission, though, and it
holds us back more than it drives us into the future. So
this month I’ll detail what we have accomplished toward
revenue and services, give you the lay of the political
land, and tell you how you can help us get past politics
and back to work.
In terms of our mission, January has been another foundation-laying month.
We have been nailing down our processes for five monthly events (Springfield,
Sturbridge, Worcester, Marlborough, and Waltham) and starting March 20, we will
be holding our first Cambridge event, with none other than the Chief Justice of the
Housing Court, Tim Sullivan, coming to get input from landlords. You can see our
event listings at MassLandlords.net/events.
We are also working to do right by our advertisers. We want to accelerate
newsletter production. We also have a job posting out for a very, very part-time
advertising program manager.
Politically speaking we have federal, state, and local levels to worry about.
Federally, Mass Law Reform are concerned that Housing and Urban Development
will be cutting funding to local programs. We don’t know whether the new director
of HUD will cut Section 8 or what impact this might have on landlords seeking rent
increases (see later article in this edition).
At the state level, Massachusetts has started its 2017-2018 legislative session.
MassLandlords filed two bills, one to reform the rent escrow law (HD 383, see later
article), and one to reform security deposits (HD 2086). There are probably 20 other
areas of public policy that need landlord input. Our new Legislative Affairs Counsel,
Peter Vickery, is working very, very part time to help us get started.
Locally, Boston mayor Marty Walsh is creating a mess with his recent one-sided
home rule petition and ordinance proposals. If enacted, these would be a form of
rent control. Mayor Walsh is facing a super pro-tenant challenger this year (mayors
are elected in off-years) and has wobbled far to the pro-tenant side, in my view,
needlessly. We would have worked with the mayor on some sensible reforms.
To help us, please set your membership to auto-renew by paying with a credit card.
We need to count on your long-term support. And if that’s not enough, please become
a Property Rights Supporter. This allows you to make extra donations to fund our
policy work faster than we can fund it out of program revenue alone.
I’m looking forward to great things ahead as we continue to build the trade
association for landlords in Massachusetts. Thank you for your support!
Sincerely,
Doug Quattrochi • dquattrochi@masslandlords.net

SOUTHERN WORCESTER COUNTY

David Foote, Hunter Foote, Ronald Bernard,
Donat Charon, Mary Chabot, and more
WORCESTER

Richard Trifone, Richard Merlino, Elaine
Fisher, and more
With Immense Gratitude to Seven
Decades of Past Volunteers
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WILL BEN CARSON
Slash Section 8? Can
we Replace it with the
Mincome or the EITC?
The University of Wisconsin
estimated that for every Section 8
dollar spent, society benefited
between $1.09 and $1.42.
Much of the money spent by the federal
and state government goes to social
welfare, in particular, housing. HUD’s
new Chief, Ben Carson, has stated his
intent to slash Section 8. Have we won
the war on poverty? Not really. But
there may be an improvement the new
administration can make.
As the US Census graph shows, the
only time we made a dent in poverty
rates in the last 50 years was when we
introduced Medicaid, Medicare, and
more money for Section 8. The poverty
rate hasn’t declined at all since then.
The Washington Post gives an
excellent history, and shows the
tremendous increase in welfare spending
since the War on Poverty began.
Unfortunately, spending has grown
out of proportion to the benefit it has

generated. Let’s ignore the other waste
and focus just on Section 8.

SECTION 8
Section 8, for all its detractors, produces
net economic benefit for society,
according to a May 2010 report by
the Institute for Research on Poverty
(University of Wisconsin, Madison).
The University of Wisconsin estimated
that for every Section 8 dollar spent,
society benefited between $1.09 and
$1.42. This counts increased rent paid
to landlords; increased eligibility for
other public benefits with a net positive
impact, like food stamps; increased
scholastic performance of children;
improved health; and reduced crime
and substance abuse.
In fiscal 2014, the US allocated
$18 billion of rent money to roughly
2 million households, or roughly $9,000
per household per year. Household
benefits can vary widely based on their
location. Overall, Section 8 spending

US Census Bureau - Number in Poverty and Poverty Rate 1959 to 2011. Wikipedia.
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represented just 0.5% of total federal
spending ($3.6 trillion) in 2014.

THE STAGGERING BUREAUCRACY
The list of subsidies and bureaucracies
is absolutely staggering: Section 8,
food stamps, social security, Medicare,
Medicaid, WIC, supplemental security
income, social security disability income,
VASH, and MRVP are just some of the
subsidies landlords will know about. We
counted 90 separate programs totaling
$2.3 trillion welfare dollars in 2013
spending. And that’s just federal.
Is this really the best we can do?

FINLAND TRIES MINCOME
Last month, Finland started an
experiment. They asked the question,
“What if we took all the bureaucracy,
shut it down, and just wrote everyone
a check?” Two thousand Finns are now
receiving $587 per month, tax-free,
no strings attached. No apartment
inspections. No means testing. No 90+
welfare programs.
Is the mincome a social paradise? If
we adopted the mincome in the US, we
could take our $2.3 trillion in federal
welfare spending and write a check for
every American for ~$600/mo.
MIT Technology Review warns that
this would be a terrible idea. Remember
that figure above, that the average
Section 8 Household receives $10,000 per
year in benefit? Altogether those families
receive far more than $638 per month in
benefit, and some of them are still poor.
To switch to a mincome would be vastly
more expensive and much less targeted.
Although mincome programs have
been experimented with since the 1960’s,
only one has permanent status today:
Alaska’s Permanent Fund. The highest
dividend payout was $2,072 in 2015, not
enough to live on. It’s more a result of
Alaska’s oil wealth than anything else.
The largest study ever done of an
adequate mincome was in Canada, but
sadly, program funding was cut before
the final report could be written. The
data lives in 1,800 unsorted record boxes
in Manitoba. The only conclusive result
is that hospitalization rates fell by 8.5%
for mincome recipients. This is known
because of separate tracking done by
Canada’s health system.
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Sneak Peek
WE’RE ADDING A NEW MEETING SERIES IN
CAMBRIDGE THIS SPRING!

Check out
what's coming
up this Spring!

First in series: Monday, March 20th from 5:30pm to
8:30pm at 1 Broadway, Cambridge, MA 02142
Our speaker for the night will be Chief Justice Tim
Sullivan of the Massachusetts Housing Court.
Keep checking the events page for updated details!

So we know that the mincome
would be much more expensive than
our current targeted system, and that
it reduces hospitalization rates, but
we don’t know much else about it.
Finland will tell us, if their mincome
is enough to live on (it may be only
70% what is needed). It’s the kind of
program a bureaucracy slasher could
really get to like.

EARNED INCOME TAX CREDIT
A competing idea that economists
say is better than the mincome is the
“Earned Income Tax Credit,” or EITC.

This is already one of the 90 federal
social welfare programs. In fact, it
is the third largest, after Medicaid
and Food Stamps.
In 2000, three-quarters of US
economics agreed that the EITC should
be expanded. The EITC lacks what are
called “bright finish lines,” meaning it
phases in and out smoothly.
This smoothness makes it much
more likely that a recipient will want
to work. They are better off working a
little, because the EITC won’t fade fast
enough to negate their effort. This is
very different from Section 8, where if

Washington Post - Federal Poverty Spending has increased 10x since the War on Poverty Began,
while poverty rates have remained flat.

you make too much, suddenly you have
to pay all your rent. This is the opposite
of smooth, and creates a disincentive to
work a little more.

TRUMP AND HUD
President Trump has appointed a
declared budget-slasher, Ben Carson, to
head HUD. Will he cut Section 8? Will
Trump replace it or augment it with an
expanded EITC? Or will Finland light
the way forward to social paradise?
Time will tell what happens. We’ll keep
you posted. ML

Ben Carson by Gage Skidmore CC-SA
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INVEST IN YOUR BUSINESS.
SUPPORT PROPERTY RIGHTS ADVOCACY
Property Rights
Supporters make
small monthly
donations.
Proceeds fund
MassLandlords'
work to reform
rent escrow, late
fees and more.

HTTPS://MASSLANDLORDS.NET/PROPERTY
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LEGISLATURE MAY REWORK
THE MARIJUANA LAW,
to Landlords’ Benefit?
Will any of our suggestions be
incorporated into law? We’ll let
you know if we hear anything.
MassLandlords was asked by Senator
Michael Moore (Second Worcester) to
provide a white paper on marijuana,
reprinted here.
The legislature, Moore said, has
delayed some of the implementation of
the law and may rework other portions
of it for reasons primarily unrelated to
rental housing. His message to us was,
paraphrasing, “As long as we’re working
on other areas, why don’t you tell us
what tweaks landlords would want?”
MassLandlords polled landlords at
the Worcester event on January 11,
and sat down with Sandra Katz’ public
policy focus team on January 18. After
incorporating all the input, here is what
we said to Senator Moore:
~~~
We are writing to provide support
for the legislature’s effort to
improve upon 2016 Question 4,
“The Regulation And Taxation Of
Marijuana Act,” now law.
The Referendum Text is
Mostly Good Policy
The referendum eliminates civil
and criminal offenses, reduces the
number of non-violent users who
might otherwise be given a criminal
record, and increases the number of
applicants qualified for rental housing.
There is a Drafting Error in Chapter
94G Section 2(d)1
Where it reads, “except that a lease
agreement shall not prohibit…” it
should read, “except that a RENTAL
agreement shall not prohibit.” The use
of “lease agreement” is ambiguous (is it
intended to mean only fixed-term leases,
or was it a colloquialism intending to
cover all agreements including monthto-month?). The proposed wording of
“RENTAL agreement” would clearly

Senator Moore made impromptu remarks at MassLandlords.net/Worcester on January 11.

cover all classes of agreements and
provide the breadth of scope we believe
was intended by the Commonwealth.
There is a need to Expand and
Clarify Insurance
The Problem
The primary concern of landlords
in your district and likely state-wide
is a lack of insurance coverage for
losses resulting from mold, water, or
fire casualty. Although any interior
horticulture carries these risks
(e.g., exotic orchids), landlords are
concerned that marijuana cultivation
is intended for repeat harvesting,
inspires greater enthusiasm than other
houseplants, and will frequently be
carried out at a greater scale than any
houseplant. And because marijuana
is illegal federally, we fear insurance
policies will exclude coverage of losses
resulting from marijuana growing. We
have heard anecdotally that insurers
are already preparing such exclusions.
The specific risk comes in three
parts. First, marijuana plants require
humidity, which can create mold on
walls and ceilings. Second, improper
planter drainage can seep into the
floor, causing mold and water damage
there. Third, grow lamps require

unusual electrical capacity. If the
service is not upgraded, a tenant
may be inclined to make unsafe DIY
upgrades to avoid tripping breakers or
fuses, increasing the risk of fire.
Under the current law, responsible
landlords have only two options to
mitigate this risk. First, they can
ban marijuana cultivation by rental
agreement. As you are no doubt aware,
tenants sometimes violate rental
agreements. Second, landlords can
check on their properties and inside
units with some regularity. Neither
of these two options is guaranteed to
prevent losses from growing marijuana.
Proposed Solution
We propose several related solutions,
but do not have the legal drafting
expertise to suggest where in the
statute or with what wording to make
most of these changes:
1. Provide support by statute
to landlords wishing to compel
renter’s insurance, and compel
renter’s insurance policies issued in
the Commonwealth to cover liability
from marijuana.
Currently Housing Courts are not
permitting landlords to require
the purchase of renter’s insurance.
MassLandlords Newsletter • 7
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A typical renter’s insurance premium
is $7/mo for complete coverage of
tenant property (whether lost as a
result of fire or theft) and for liability
if the tenant is found to have caused
a loss (e.g., DIY electrical leading to
a fire). MGL Ch 186 Section 15B(1)b
might be amended to permit landlords
to collect one year’s renter’s insurance
premium prior to move-in, which
would allow landlords to take out
these policies on behalf of their tenant.
Renters insurance underwriters may
soon be issuing exclusions related to
marijuana. We wish all renter’s policies
issued in the Commonwealth to cover
liability for state-legal horticultural
activity, and we wish all tenants to carry
renter’s insurance, for their own good
and for the good of the housing industry.
2. Provide support by statute
to landlords wishing to obtain
private insurance that covers losses
from marijuana.

Tired of being
a Landlord?

Landlords want to know that even if
their tenant’s renter’s insurance lapses,
their losses from marijuana will still
be covered. It may be desirable for
private insurers to exclude losses from
federally illegal marijuana growing.
We have heard anecdotally that they
are preparing to do so. We wish all
income property policies to be required
to cover losses from state-legal
horticultural activity.
3. Ensure that the Massachusetts
Fair Plan remains an insurer
of last resort and covers losses
from marijuana.
As the insurer of last resort, the Fair
Plan should not list exclusions related
to growing marijuana. It is a particular
to risk to owners who still have not
replaced knob-and-tube wiring. These
owners are the most vulnerable to
fires and are unable to obtain private
insurance elsewhere.
~~~

SELL US YOUR MULTIFAMILY!

508-799-7655
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One other issue, which we did not
address with Senator Moore, is that the
law forbids consumption of marijuana
in public while simultaneously
allowing landlords to ban smoking
in private. This leaves edibles as the
only form of consumption allowed to
certain renters.
It would probably be better to
explicitly permit smoking in public
as long as it is not within X feet of a
window, door, or other person, the
way we do for tobacco. We proposed
greater freedom of public consumption
at MassLandlords.net/Worcester, but
the knee-jerk reaction was negative. So
we didn’t address it with the Senator.
Perhaps someone else has a better idea,
perhaps more careful consideration
would result in a changed vote, or
maybe all renters will respect rental
agreement prohibitions on smoking.
Will any of our suggestions be
incorporated into law? We’ll let you
know if we hear anything. ML

HamptonPropertiesLLC.com

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

Certified Commercial Investment Member

www.capitalmarketteam.com
MassLandlords
Newsletter • 9
Seeking Willing
Sellers
Listings Not Required
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QUESTIONS AND ANSWERS:

Snow Removal and Clogged Toilets
Adapted from our
Message Boards, where
members can ask questions
and get answers. Practicing
landlords and service providers
answer questions, and we
combine the best answers
into one here.
Q: ANY RECOMMENDATIONS FOR
SNOW REMOVAL COMPANIES FOR A
SMALL PROPERTY?
Snow removal is a difficult job to staff. The
workload is extremely uneven. You might
have very little work for months, leaving
your snow removal person in search of
steadier work. Or you might have 18”
every week for four weeks, and now you
need to clear 20 person-hours a week from
your schedule to deal with all of it.
The service provider directory gives
some options depending on your
location (MassLandlords.net/directory).
Remember that you need to decide
whether your driveway can be plowed
(where do they plow to?) and whether
you can get by with just snow blowing or
if you need shoveling and sanding, too.
The best advice is to consider how you
want to pay. You get what you pay for.
Put a landscaper on a mini-salary and
this will help them to make ends meet
without abandoning you to find steadier
work. Pay a landscaper by the job and
you might end up very far down their
list. Plan to hire someone off the street
day-of and you can get by for very cheap,
but you might not find anyone. There
may be job apps or search sites that
cover your area and provide very shortterm manual labor. You might also check
your local veterans’ association or other
social group to see if someone there
wants variable work.

Q: I HAVE MY FIRST CLOGGED
TOILET. HELP. HOW TO
UNCLOG A TOILET?
Toilets should not clog from normal
use. Was there abnormal use? It will be
hard to say. It could also be that your
10 • MassLandlords Newsletter

toilet design is old or that there are
water saving devices in the tank that are
making it work badly.
Regardless of the long-term
prognosis, short-term you need to
get that toilet back in service. You
can either call a plumber, call a drain
trash bag that you take with you. (Pro
company, or attempt to clear the clog
tip: the auger will not come out of the
yourself (by far the cheapest option).
toilet clean. When finished, put it and
Record the time and date you went
the dirty prize you just won directly into
into the premises in case you need
the contractor bag.) Feed the auger into
to demonstrate your efforts to any
the bowl and twist. You might grab a
court (i.e., if relations with the tenant
towel, or a diaper, or you might discover
are not smooth).
something worse.
The first step is to get some nice latex
Still no joy? Note that you cannot use
or plastic gloves.
Drano. This will eat
There’s no reason
away the wax ring
you should risk
and lead to leaks.
infection doing
You may need
your job. You
to call a plumber
also want a toilet
or a drain service
plunger and
company. Plumbers
possibly an auger.
are more expensive
Note that toilet
than drain
plungers are not
service companies.
sink plungers.
A drain service
Philippine Assault Plunger. Note the flange that seals
Toilet plungers
company
may have
the jet hole, and the night vision scope for late-night
have a collar on
the
magic
touch
clogs. Gasmask Senpai - Wikpedia - CC-SA.
the bottom that
to do what you
seals the jet hole.
couldn’t do with
This prevents you from plunging stuff
the auger. They might also be able to
back into the tank. Insert the plunger
snake further down the line.
so that it fills with water, seat it, and
A plumber can remove the toilet,
give it a slow but forceful heave-ho. The
clear physical obstructions by hand,
first heave might bubble air out of the
and/or snake deep down the drain line.
plunger. Do it once or twice more. If the
Sometimes there are partial blocks like
plunger is working, it will feel full of
tampon cases or plastic action heroes
water and you will note that plunging
that lie halfway across the toilet bowl
in and out moves the drain line water
exit. You won’t move obstructions like
forward and backward without greatly
these with an auger or a snake. (If you
disturbing the water in the bowl. The
find an action hero, by the way, that
idea is that forward-backward motion
counts as abnormal use and you can bill
loosens any clog downstream. Lift
the tenant’s parents.)
the plunger up slowly and pray. Is
If you feel inclined to remove the toilet
water draining? Hooray! Let the bowl
yourself, do it after you have called the
drain as much as possible and then
drain service company. You must clear
flush the toilet.
the bowl of water and solids before
If the water remains, try plunging
you can replace a toilet, and usually
again. Try half a dozen times.
you can get the bowl a little bit clearer
Still no joy? Pick up the auger. The
than “clogged” before embarking on
auger is a special snake. You should
this sad voyage.
store your auger in a black contractor
Welcome to the job, and good luck! ML
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Ford’s Pest of the Month: Skunks
Skunks are important to the balance
of nature. Skunks are a member of
the weasel family and have pointed
noses and short legs, which make
them waddle when they walk.
Skunks eat all rodents; black widow
spiders, rattlesnakes, scorpions; and
garden pests such as snails, crickets,
gophers, grubs; cockroaches and pretty
much all other insects. Skunks have
strong feet with long nails that are useful
in the search for grubs and insects.
They will dig under sheds, porches and

crawlspaces to create a den or use a
woodpile. The female will have around
five babies (kits) in a litter. Since they
are nocturnal, skunks are rarely seen
but often smelled during the warmer
weather when they are out foraging for
food. Many times dogs will challenge
skunks and get sprayed. Skunks can
spray accurately up to 15 feet but will
give plenty of warning to stay away by
fluffing its fur and stamping the ground
along with growling.
When skunks are making repeated
visits to your property it is usually due

to a food source close by. Birdfeeders,
grubs and trash draw skunks and
allow them to associate your property
with food. Skunks love pet food and it
is often used when our wildlife control
specialist traps for skunks so you
should never leave pet food outdoors.
Are you beeing bugged? Contact us at
FORDSHOMETOWN.COM
Geoffrey Ford, Vice President
Ford’s Hometown Services

ARTICLE YOU MAY HAVE MISSED

What One Tenant Attorney Sees
Landlords Doing Wrong: How to
Succeed in Housing Court
MassLandlords.net/RHAGS hosted tenant attorney
Joel Feldman of Heisler, Feldman, and McCormick PC
at our December 8 event in Longmeadow. What better
way to succeed than to learn from the opposition?
Attorney Feldman opened his presentation with a list of common
issues he sees when tenants bring a case to his desk. The top five
issues are: gross neglect of maintenance, with no proof the apartment
was good at the beginning of the tenancy; severe infestations,
so bad the rodents are biting the tenants; breach of “quiet
enjoyment;” attempting your own eviction; and security deposits.
Attorney Joel Feldman captivates audience at MassLandlords.net/RHAGS in
Longmeadow on December 8, 2016.

Read the full article at MassLandlords.net/blog. 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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RULES BY WHICH A GREAT CITY
may be Reduced to a Small One

[Presented privately to a former mayor and now published for the first time.]
Dear Mr. Mayor,
Ben Franklin was a smart man, and
although he didn’t know anything about
baseball, he did know how to make a
small city into a great one (Philadelphia).
The procedure I am going to tell you,
Mr. Mayor, is exactly the opposite.
I address myself to you as you now
find yourself in charge of a large,
prosperous city, which, because of its
very prosperity, is complex and difficult
to govern, leaving no time to think
about baseball.
I. First, Mr. Mayor, you will remember
that a large city, like a giant chocolate
rabbit, is best eaten away at near the
ears, feet, and edges. Turn your attention
therefore to your poorest outskirt
neighborhoods, and focus on eliminating
them first, that neighborhoods closer to
downtown might follow in order.
II. To be sure that your city will
fracture and fall apart, make sure that
small property owners do not enjoy the
same rights or carry the same burdens
as those large developers who have
direct access to your office. By carefully
differentiating owners and especially
landlords by size and location, you will
(to keep my analogy of the chocolate
rabbit) break the ears off while still in
the foil, such that when opened by a
child on some holiday Sunday, it will
fall into pieces.
III. Your outskirt neighborhoods have
been built, acquired, or purchased at
the sole expense of owners, without the
aid of the city. If this should happen to
increase the owners’ sense of property
rights, financial success, or hope for their
children’s future, you should resent this
as if they had personally injured you. If
they happen to take pride in renovation,
or in their success at having acquired
more than six units, or a home outside
their rentals, hold this against them,
and find ways to punish them for it. For
such pride in ownership and business
success, once a city begins to collapse,
is of no more use, and is even odious
and abominable.

IV. However peacefully your
property owners have submitted to
your administration, voted for you in
the election, or worked to help their
tenants, you are to presuppose them
to be greedy, spiteful slumlords, and
treat them accordingly. Inspect their
apartments at every turn, charge them
for it, and incite them to anger with
tenant demonstrations. In this way, like a
hypochondriac who worries himself sick,
you may in time convert your suspicions
into realities.
V. Cities must have bureaucrats to
represent the administration and judges
to settle eviction cases. You know that
your population as a city depends on
your people’s willingness to live under
these officials. If you hire wise and good
bureaucrats, the people will think their
Mayor wise and good. If you leave judges
free to use the law as written, the people
will think their Mayor respects the law.
Either of these may draw more people
into your city. You are therefore to be
careful who you appoint to these offices
and how much of the law you permit
to be used. If you can find former legal
services lawyers, these will do well as
bureaucrats, because they will not listen
to owners, will claim to speak for owners
themselves, and will browbeat owners
into believing they are inferior. Judges
are more difficult, as they are not in
your power to appoint. But you can pass
a home rule petition tying their hands
to ignore the law, and follow only your
whim. All this will contribute to making
your city ideal for people to leave.
VI. To confirm these impressions of
a bad city, and strike them even deeper
into the hearts of owners, whenever an
owner comes to you or your court with
a complaint against a tenant, punish
such owner with long delays, enormous
expense, and a final judgment that is
uncollectable. This will have a good
effect in every way. The trouble of future
evictions will be avoided. Bureaucrats
and judges will be able to make harsher
rules still. Eventually your owners,

especially condo boards and landlords,
will become desperate.
VII. When such bureaucrats have
stuffed their bank accounts with sixfigure salaries, and made themselves
so odious to owners that they cannot
remain where they are for fear of
picketing, move them into a new Office
of Housing Stability with more prestige,
rank, and title. This will make your city
administration detestable.
VIII. If you declare a housing
emergency, your owners may lower
rents voluntarily, waive bad credit on a
rental application, or give a chance to
a homeless person. Despise this public
spirit, and resolve to harass owners with
free attorneys for the tenants. Owners
will probably complain that they too
sometimes need free attorneys. Let the
legislature flout their claims, make them
wait hours for a public hearing and
then cut them short, and treat owners
with the utmost contempt. For though
many can forgive taxes, none ever
forgave contempt.
IX. In setting about to provide free
attorneys, never forget the hard work
owners have done in landscaping their
properties, repairing broken pipes,
and building and maintaining their
rental units over generations. Forget
the restraints rule of law imposes
on the seizure of private property,
and take their homes by right of first
refusal. Encourage banks to foreclose
on properties to trigger this purchase
right. Even better, do not take this right
for the public good. No, offer this right
of first refusal to the tenant or to the

Ben Franklin by Karen Molinar. CC-BY-SA.
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legal services non-profit
$1,500 fines for the barest
who drove the owner into
snowflake spotted on a
missing their mortgage
sidewalk; offer owners
payment in the first place.
a tax credit of $125 per
This will probably weaken
month if they reduce
every idea of security in
their rents by $250 per
their property and convince
month; make the average
them that in such a city
eviction last 90 days,
they have nothing they can
and the longest possible
call their own, and this can
eviction a year. Then erect
scarcely fail to produce the
a new court of inquisition,
happiest consequences.
accompanied by armed
X. Possibly some who
bailiffs, and review every
Mayor Walsh has proposed or
owned property may
notice to quit filed in
enacted laws and ordinances
comfort themselves and
the city, and every rent
that Franklin would have
say, “Though we have no
increase. And declare that
mocked. Boston Mayor Marty
Walsh by David Parsons,
private property anymore,
any unfair rent increase is
Donald Derosa CC-SA.
we at least have our
unlawful, and that tenants
freedom both in business
can live in a property
and the halls of justice. They cannot
for life. And lest the condo boards and
tell us how to run our business, or
landlords think you cannot possibly go
force us to house a non-paying tenant.”
any farther, declare in defiance of plain
To annihilate this comfort, create
truth, “The Mayor has consulted condo
ordinances and laws to perplex their
boards and landlords and these laws are
lives with infinite regulations impossible
the will of the owners!” This will result
to be remembered and observed: ordain
in spiritual defeat as well as economic

defeat, and taken together, must
operate wonderfully to your purpose by
convincing all city residents that they are
at present under a power something like
that spoken of in the Torah, the Bible,
and the Koran, which can not only kill
their bodies but damn their souls to all
eternity by compelling them, if it pleases,
to worship the Mayor.
Mr. Mayor, if you carefully practice
these rules of mine, you will, on the
day you drive the last property owner
from your city, get rid of the trouble of
governing and eliminate all the worry
of your office thenceforth and forever.
And then, at last, you can devote all your
time to baseball.
Q.E.D.
[History Buffs can read Franklin’s
original satire here. Readers can see
what Boston Mayor Marty Walsh
has proposed in his own words. All
readers are encouraged to become a
property rights supporter. ML]

Protect Your Home

tel. 508-791-1141
info@JJMInsurance.com
fax 508-753-5630
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AVERAGE BOSTON
RENTS DROP
Quarterly for first time
in Six Years
Are you asking for the right rent? It may be time
to pay closer attention.
As reported by the Herald and the Boston Globe, the Reis
“First Glance” report for Q4 2016 showed Boston rents
suffering the largest decline of any market (1.9% decrease in
asking rents over the previous quarter).
The Reis report shows that the average rent for all metro
regions nation-wide was $1,308 in Q4. Boston average rent was
$2,111, fifth in rank behind New York ($3,493), San Francisco
($2,932), San Jose ($2,468), and Westchester ($2,131).
Sheila Dillon, Chief of Housing and Director of
Neighborhood Development, told the Globe she wanted more
housing to take pressure off of existing stock.
The US census reports that metro Boston’s population
increased by 8% from April 1, 2010 to July 1, 2015.
MassLandlords couldn’t find more recent population figures.

ADVICE ON SETTING RENTS
Landlords should use craigslist, zillow, or other websites to
evaluate their asking rents against others. If your apartment
stays vacant for a long time, you may be asking too much!
Some landlords drop the rent every two weeks of vacancy until
the apartment is taken.
Real estate is intensely local. A rent increase on one street
might not work on another. Malden and Lowell have seen fast
appreciation of rental rates, Boston not so much. ML

DISCRIMINATION
WARNING:

Cannot Share Racial
Demographics with Prospective
Purchasers or Renters
MassLandlords was recently forwarded an investor prospectus
in which demographic information was shared with a
prospective purchaser of a rental property. Sellers can’t do this.
We’ve included an anonymous screenshot of the prospectus so
you can see what we mean.
If this is your company, or reminds you of yours, we suggest
you retain the services of a fair housing attorney. ML

Sellers should avoid making any statements that indicate a preference for or
warning about a protected class, including race.

ATTORNEY PETER VICKERY
Advocate for
landlords and
small businesses.

413.549.9933
petervickery.com

WORCESTER COUNTY MANAGEMENT
Mike O'Rourke and Tim Collins

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

NO JOB IS TOO SMALL
APARTMENT RENTAL

508-853-4658

24 HOUR SERVICE

774-272-0248

Michael O'Rourke, Owner - mrorourkem@gmail.com
Snowy street in Boston. MA Office of Travel and Tourism. Flickr. CC-BY-ND.
16 • MassLandlords Newsletter

Member FDIC l Member DIF

February 2017

RENT ESCROW
ADVOCATE CHRIS WALSH
Wins Good Neighbor 2016
MassLandlords and
Representative Walsh filed
HD 383, An Act relative
to rent escrow.
Each year MassLandlords recognizes
a non-member for going above and
beyond to help landlords. The winner of
the 2016 award, announced last month,
was Representative Chris Walsh, 6th
Middlesex (Framingham), who negotiated
a compromise rent escrow bill between
the “far right” Skip Schloming of the
Small Property Owners Association, a
MassLandlords partner group, and the “far
left” Annette Duke of the Massachusetts
Law Reform Institute (MLRI).
MassLandlords and Representative
Walsh filed HD 383, An Act relative to rent
escrow, to see if this compromise text can
become law. MassLandlords has a new
part-time Legislative Affairs Counsel,
Peter Vickery, to help guide this effort.

20 YEARS OF ADVOCACY
The rent escrow bill proposed would
eliminate the so-called “free rent trick,”

in which broke tenants start to get
evicted but then delay eviction with
counterclaims about the shoddy condition
of their apartment. The MassLandlords
bill maintains essential protections for
tenants who withhold rent in order to get
their landlord’s attention on safety issues.
Landlords have been advocating
for this reform since posters went up
on college campuses advertising “I will
teach you the free rent trick” decades
ago. (Although MassLandlords staff have
seen one photograph, it could not be
found in time for publication.)

UNCERTAIN FUTURE
The intent of the bill is to change the law
with the support of both landlords and
tenant advocates. Not all agree that this
is worth doing.
During negotiations, MLRI
representatives took exception to the
term “free rent trick.” MLRI is expected
to testify once again that mandatory
escrow is not required.
Skip and Lenore Schloming at
SPOA resigned shortly after the SPOA

MassLandlords Executive Director Doug Quattrochi
(left) presented Representative Chris Walsh with
the 2016 Good Neighbor Award on January 18, 2017
at the State House.

board rescinded approval of an HD
383 precursor (SPOA October 2016
Newsletter, “SPOA leaders resign amid
dissension on rent escrow”). SPOA, a
MassLandlords partner with freedom
to set policy independently, has filed
alternate legislation. Schloming himself is
not in favor of the HD 383 compromise,
modified since his negotiations ended.
HD 383 would potentially fail to stop the
free rent trick and merely expose it.
Overall, five rent escrow bills have
been filed this session.
The MassLandlords Board of Directors,
Executive Director and legislative
affairs counsel believe HD 383 will
expose the free rent trick where it exists,
give landlords a new tool that should
eliminate it, and if it fails, not make
things any worse. Even this last point is
in dispute. One SPOA attorney claims
that the MassLandlords bill establishes
dangerous precedent about hardship.
The basic point is, it may be better to
try this, rather than wait another 20 years
for a compromise. It is not known
whether this is our “one shot” or if the law
could be modified in a subsequent session.
As MassLandlords grows, we hope to
emulate the Massachusetts Association of
REALTORS, who are able to make regular
adjustments to public policy.

REP WALSH STILL WINS
Whatever the outcome of the bill,
Representative Walsh still deserves to
be recognized for having months of
difficult conversations with ideologically
opposite people. We need more of this in
Massachusetts – and America – and Rep
Walsh has our sincere thanks. ML
18 • MassLandlords Newsletter

February 2017

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

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 couponcode for discounts.
MassLandlords receives an affiliate
commission for each screening
report processed.

If you have fewer than four vacancies a
year, SmartScreen is the cheapest way
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DO LANDLORDS NEED TO UPGRADE
THEIR SMOKE DETECTORS
after the December 1 Change in Code?
If you know the fire code, please read this article
to weigh in on whether we got it right.
On December 1, one of our blog articles sparked a conversation
when a commenter wrote, “Some of these changes only apply
when a home is sold or to a 1-2 family home. Please do some
basic research before posting an article.” The commenter was
referring to the new requirement that smoke detectors use
photoelectric technology with a ten year sealed battery. Media
outlets had reported the story without reference to landlords. Do
landlords really have to comply with it?
We think the answer is “yes.” Here’s how we set about to
answer this question, and we want readers to weigh in with
whether we’re correct.
Through establish case law, landlords issue a “warranty of
habitability” that require us to follow the state sanitary code at all
times. The sanitary code reads:
410.482: Smoke Detectors and Carbon Monoxide Alarms
(A) Owners shall provide, install, and maintain in operable
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condition smoke detectors and carbon monoxide alarms in every
dwelling that is required to be equipped with smoke detectors and
carbon monoxide alarms in accordance with any provision of the
Massachusetts General Laws and any applicable regulations of
the State Board of Fire Prevention (527 CMR).
The MA fire code (527 CMR) reads, “First see the NFPA
Code”, which reads:
13.7.1 General
13.7.1.1 Where building fire alarm systems or automatic fire
detectors are required by other sections of this Code, they shall be
provided and installed in accordance with Section 13.7.
And MA regulation modifies the NFPA code as follows:
13.7.5 Primary Power Source
13.7.5.1 Smoke alarms/detectors, and carbon monoxide
alarms shall be permitted to have battery power as a primary
source unless otherwise prohibited by applicable laws,
codes, or standards.
13.7.5.1.1 Nonrechargeable, Nonreplaceable Battery Power
Alarms/Detectors
(1) Photoelectric technology shall be required for smoke alarms
and detectors (2) A silence button shall be required on each
alarm and detector device within its control panel (3) Each
smoke alarm and detector device shall be equipped with a
nonrechargeable battery (4) Each smoke alarm and detector
device shall be equipped with a nonreplaceable battery (5) All
power requirements for all smoke alarms and detectors are met
for at least 10 years of battery life, including weekly testing.
The NFPA code is difficult, and there may be higher level
headers that show this language we’re citing applies only to
sale or transfer. Do you know this to be the case? Tell us! Email
info@masslandlords.net. We will amend our article. You can
review the NFPA code yourself by following the instructions/links
at Mass.gov for 527 CMR. ML
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LEGAL UPDATE:
Housing Rights for Victims of Domestic Violence, Rape,
Sexual Assault, and Stalking
This Massachusetts law
applies to all landlords,
private and public.
Many of us have heard of the federal law
entitled the Violence Against Women
Act, commonly known as VAWA, which
provides protections to victims of
domestic violence, dating violence, sexual
assault and stalking who receive publicly
assisted housing benefits, including but
not limited to, public housing, Section
8 vouchers, project based Section 8 and
Low Income Tax Credit properties. What
many landlords are less familiar with is a
2013 Massachusetts law entitled “An Act
Relative to Housing Rights for Victims
of Domestic Violence, Rape, Sexual
Assault, and Stalking” which is found
in General Laws Chapter 186, Sections
23-29. In contrast with the protections in
VAWA which applies to publicly assisted
housing, this Massachusetts law applies
to all landlords, private and public.
Among the protections provided by
this law is allowing victims of domestic
violence, rape, sexual assault or stalking
to break their lease, or terminate a rental
agreement or tenancy, if the notification
to the landlord is made within three (3)
months of the most recent act of domestic
violence or if the tenant is reasonably in
fear of “imminent serious physical harm.”
General Laws Chapter 186, Section 24.
A landlord has the right to request proof

of that the tenant is reasonably in fear of
imminent serious physical harm and such
proof may include, but not be limited to,
copies of valid protection of harassment
prevention orders, a record from the
police or law enforcement of an incident
and the name of the perpetrator if known,
or written verification from a qualified
third party such as a counselor, social
worker and mental health professional
to whom the tenant has reported the
domestic violence, rape, sexual assault
or stalking (MGL Ch 186, Section 24).
Any documentation given to you by the
tenant in connection with this request
must be kept confidential (MGL Ch
186, Section 24).
Also under this law, a tenant can also
request that the landlord change the locks
if the tenant or a household member
believes they are under “an imminent
threat of domestic violence, rape, sexual
assault or stalking at the premises”
(MGL Ch 186, Section 26). Similar to
breaking the lease, a landlord has the
right to request proof from the tenant of
such threat (MGL Ch 186, Section 26). A
landlord is statutorily obligated to change
the locks and provide a new key within
two (2) business days of the request or give
the tenant permission to change the locks
(MGL Ch 186, Section 26). The owner may
charge a reasonable fee for the expense of
changing the locks (MGL Ch 186, Section
26). If you fail to comply with the request,

the penalties can be steep: a landlord who
takes action to prevent the tenant from
changing the locks or who changes the
locks but fails to make a good faith effort
to provide a key to the tenant requesting
the lock change “shall be liable for actual
and consequential damages or 3 months’
rent, whichever is greater, and the costs of
the action, including reasonable attorney’s
fees” (MGL Ch 186, Section 26). Damages
cannot, however, be imposed if a Court
finds the landlord acted in good faith
(MGL Ch 186, Section 26). Additionally, a
landlord will not be liable for damages for
refusing to provide a key to an individual
that the landlord believes to be the
perpetrator of domestic violence if the
refusal was made in good faith compliance
with this statute or a court order (MGL Ch
186, Section 29).
Finally, it is noteworthy that a landlord
cannot “refuse to enter into a rental
agreement, nor shall a housing subsidy
provider deny assistance, based upon
an applicant having terminated a rental
agreement under Section 24 or based
upon an applicant having requested a
change of locks under section 26” (MGL
Ch 186, Section 25).
Katharine Higgins-Shea, Esq.
Lyon & Fitzpatrick, LLP
14 Bobala Road Holyoke, MA 01040
Phone 413-536-4000
Fax 413-536-3773

RECORD TITLE & LAW OFFICES

OF STANLEY D. KOMACK
20,000

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

closings
Landlord-tenant law
+ free initial consultation
for members

117 Park Ave Ste 201
West Springﬁeld, MA 01089

(413) 785-1851
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SANITARY CODE TIP: Screen Doors may be Required
The surprising “screen doors”
part of the sanitary code might
be a quick fix.
Did you know that from April 1 to
October 30th, inclusive, your rentals must
have both window screens and screen
doors? Here’s the relevant bit of the
sanitary code about doors:
410.552: Screens for Doors The owner
shall provide a screen door for all
doorways opening directly to the outside
from any dwelling unit or rooming
unit where the screen door will be
permitted to slide to the side or open in
an outward direction, provided, that in
an owner-occupied unit, the owner need
provide screens only for those doorways
used for ventilation [further details
about mesh size etc. omitted].
That’s pretty clear: you need them for all
doorways. The only exception is if you are
an owner-occupy. Then you need to check
yourself against the minimum standard for

ventilation. In habitable rooms
requires intermediate skill
(not dedicated hallways),
and roughly one-third of a
owner-occupiers need to either
day. An experienced hanger
mechanically vent the room
can probably do the job
or provide a screen window or
in under 90 minutes. It all
door. You must have at least
depends on whether there was
some ventilation in each room.
a door fitted before, whether
Non-owner occupiers need
you have an old house
screen doors, period.
with surprises in store, and
Here’s the part that says
whether you have a second
when they are required:
pair of hands. Some retailers
410.553: Installation of
like Home Depot and Lowe’s
An example of a screen
Screens The owner shall
offer installation. When
door used for ventilation
provide and install screens
in doubt, call a pro! It’s a
in a room with no other
as required in 105 CMR
windows. Pinterest CC-SA. depreciable business expense
410.551 and 410.552 so that
(check with your accountant).
they shall be in place during the period
If you already have screens on your
between April first to October 30th, both door but they’re torn, you can replace
inclusive, in each year.
all the broken screens in less than
Read more at 105 CMR 410.
an hour with cheap supplies from
your local hardware store. Watch
HOW TO INSTALL A SCREEN DOOR
this detailed YouTube video on How
According to Home Depot’s article, How
to Replace a Window Screen to see
to Install a Storm Door, this project
how it’s done. ML

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

www.BankAtCommerce.com
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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.
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REGIONAL
CAMBRIDGE

Meeting: Chief Justice of the
Housing Court Seeks Landlord
Input
We’re kicking off our new Cambridge meeting series
with a unique opprotunity for landlords! The Honorable
Tim Sullivan, Cheif Justice of the Housing Court, will be
presenting on the ins-and-outs of housing court, housing
initiatives, and the modernization of the courts.
The Chief Justice wants suggestions
for improvement. So whether you’ve
been itching to ask an eviction question
or call attention to unfairness all polite
contributions will be taken from the
audience. This is one not to miss!
As an attorney, Timothy F. Sullivan
operated a general practice of law, with
a focus on land use, estate administration, real estate
conveyancing, and landlordtenant law. He also served as a
volunteer conciliator through the
Essex County Bar Association,
assisting in the resolution of
landlord- tenant cases at Lynn
District Court. Last October, Trial
Court Chief Justice Paula Carey named him to his current
position as Housing Court Chief.

“Chief Justice Sullivan has earned a reputation with
his colleagues for being accessible, approachable and
receptive to addressing diverse concerns.”
- Trial Court Chief Justice Paula Carey
MONDAY, MARCH 20TH
MEETING AGENDA
5:30p Registration, Socializing and Networking
6:15p Buffet Dinner in the Venture Cafe
6:50p Executive Director Doug Quattrochi with
the MassLandlords Business Update
7:00p Chief Justice Tim Sullivan
• Developments in the Housing Court
(Housing Court Expansion & Digitization)
• User Experience
• Balancing Procedural Fairness with
Judicial Discretion
• Budget
• Question and Answers (The Chief Justice
would like to hear from members and
non-members on what could be done
to improve the User Experience in
the Housing Court)

8:00p Networking
8:30p Doors close
LOCATION Cambridge Innovation Center
1 Broadway (5th Floor)
Cambridge, MA 02142
FOOD

Assorted Sandwich Buffet (Meat and Vegetarian
options available). Salads (Pasta and Garden).
Beverages. Desserts.
* If you have any dietary restrictions, please let
us know as soon as possible so we can try to
accommodate you.

PRICING

Please prepay a full week in advance to receive
the discounted pricing. The caterer requires this
much notice for food orders.
Week in advance of before:
Non-members: $19.50
Members: $15.50 (log in before you register
or you will see the non-member price)
Week before or at the door:
Non-members: $25.00
Members: $20.00

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

CHARLES RIVER

Best Practices from the Experts
Tuesday, March 21st from 6:00pm to 8:30pm
We’ve upgraded our Charles River meeting series! We’ve
changed our meeting date to the 3rd Tuesday of the month and
we’re going to be offering a buffet dinner as well. New venue
announcement coming soon!
At this meeting we’ll be learning from experienced landlords
and property owners who have seen it all. Keep checking our
‘Events’ page for updates on the details of this meeting.

MARLBOROUGH

Estate Planning & Solar Energy
We’ve all got to plan for the future so we’ve invited Nicole
Pinkus to educate us on estate planning, LLCs and Trusts. The
future waits for no one so join us to learn how to be prepared!
Also on the dockett is a presentation on solar energy given by
Christian Vegas from DiVinci Energy. He’ll touch on points like:
the benefits of solar energy, ways to profit off of the investment
in a solar system, and the cost of installing a solar system.
We’ll be dining together again this month on a spread of
sandwiches, salad and treats.
MassLandlords Newsletter • 23
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REGIONAL
TUESDAY, FEBRUARY 14TH
MEETING AGENDA
6:30p Registration, socializing and dinner
7:00p Association and MassLandlords
Business Updates
7:10p Keith Tetreault: Reglazing Bathtubs
7:45p C
 hief Assessor Harald Scheid:
Evaluating Property Value
TUESDAY, MARCH 14TH
MEETING AGENDA
6:30p Registration, socializing and dinner
7:00p Association and MassLandlords
Business Updates
7:10p Christian Vegas: Solar Energy Benefits
7:45p Nicole Pinkus: Estate Planning
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 pay $50
annual MWPOA dues and each meeting is free.
MassLandlords.net Members and
Non-members $5.

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 pay $50
annual MWPOA dues and each meeting is 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.

SOUTHERN WORCESTER

From The Editor

Members should log in for member pricing.

Since September, our meetings have been focused on Best
Practices For The Massachusetts Landlord. In outline form:

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

I. Finding The Right Tenant

MARLBOROUGH

Reglazing Bathtubs and
Evaluating Property Value
Trying to decide whether to pitch that scratched up tub?
You’re in luck! Keith Tetreault, owner of Ultimate Reglaze
and highly recommended by MassLanldords members, will
be teaching us about reglazing worn out bath tubs. He’ll be
focusing on the process, average cost range, benefits, and
options available when reglazing a tub.
Also on the agenda is Chief
Assessor Harald Scheid’s
presentation on calculating
ROI and how to best evaluate
the value of property. This is a
must see, especially for those
who are buying or selling!
We’ll be dining together again this month on a spread of
sandwiches, salad and treats.
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A. Property Preparation
B. Advertising
C. Tenant Screening
1. The Phone Interview
2. T
 he Personal Interview /
Showing The Apartment
3. The Written Application
4. Acceptance Criteria (or, How
Do You Say NO!).
D. The Lease
II. Keeping The Right Tenant
III. The Eviction Process
Our October, November, and January meetings have
concentrated on The Written Application. (The December
meeting, as always, is reserved for our annual Christmas Get
Together). We’ve spent a lot of time on the Written Application
because the information gathered from that document is the
primary factor on determining whether or not an applicant
is worthy of the risk of tenancy. Our discussions are almost
complete on this phase, and a sample document will be
included in the April Newsletter.
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REGIONAL
A quick summary of our discussions to date:
I.A Property Preparation
Tenants looking for a safe, clean, and attractive home, are
usually those who will take care of the property and be
respectful toward neighbors. It follows that vacant apartments
should be safe, clean, and attractive: Doors with secure locks;
certified bedbug free; fresh paint, carpets, and flooring as
required – but by all means clean and presentable; kitchen
stove and appliances clean and working; no plumbing drips;
toilet works properly. All stuff that falls under the category of
“What would I be looking for if I were renting?”
I.B Advertising
• Craig’s List
• The Worcester Telegram & Gazette; many
of those involved in our discussion on
Advertising said that the price was reasonable
with good results.
• Contract with one or more Real Estate Agents.
For the price of one month’s rent, they are able
to find solid tenants.
• Word Of Mouth: Good landlords get a good
reputation and get good tenants.
• Contact local businesses, either the hiring
managers or the Human Resources
Department; new employees might be looking
for a nice place to live.
• Two online resources were mentioned:
zillo.com
gosection8.com
I.C Tenant Screening
As previously mentioned, we are close to finalizing the
questions to be asked on the written application. We did
however, come to a consensus on The Phone Interview, and a
guideline for that process is included in this issue. If you have
anything to add, detract, or comment on, please send me an
email at ronbernard@icloud.com.
As for Personal Interview / Showing The Apartment: That’s the
phase between The Phone Interview and asking the applicant
to fill out the written application. It’s mainly show and tell, but
it’s your first face-to-face interaction with an applicant. Whether
you are naturally chatty or a shy introvert, it’s worth considering
informing the applicant that – for the consideration of other
tenants and your own financial responsibilities – you perform
criminal background and credit checks on all applicants.
The keyword is Screening; this is a filtering process. We are
all aware that Tenant / Landlord Laws in Massachusetts tend
to tip toward The Tenant. That helps keep the unscrupulous
landlord at bay, but all too often it puts the honest smalltime landlord in harms way of the Professional Tenant. Our
objective in this series of discussions is to legally filter out

applicants who have bad reputations or do not have the
means to satisfy monthly rent payments. It’s a necessarily
detailed process because, in Massachusetts, once we accept
a tenant – if it turns out to be a bad one - it’s time consuming
and expensive to get that tenant out.
Our discussions on Best Practices have been well attended with
interesting and informative feedback. As a local, professional
landlords association, this is part of our mission – to share
information and experiences that help us manage our business.
If you have any opinions, good or bad, about The Best Practices
forum, please pass them on to Dave (president), or Donat (vice
president). We’re all in this together, and we want our meeting
topics to be informative, and at least somewhat entertaining.
As you can see from the Cover Page, our February speaker
is lawyer well versed in the eviction process. The topic will
provide an excellent backdrop to our future discussion on that
subject. We hope you can attend.
RPB

Landlords and Recreational
Marijuana
It is now legal in Massachusetts to consume marijuana in
any form for one’s own pleasure. Our Legislature is still in
the process of ironing out details of the law, but one point is
without dispute: Marijuana cannot be smoked, or otherwise
consumed, in public.
What the public use restriction boils down to is this:
Marijuana can be enjoyed only in the privacy of one’s own
home. As such, renters might believe they have the unfettered
right to light up in their apartments. But, depending on the
rental agreement, they might be mistaken.
Under Massachusetts Law, regardless of the new marijuana
legislation, landlords retain the absolute right to prohibit
smoking, vaping, and growing – IF IT’S IN THE
RENTAL AGREEMENT.
For appropriate wording, please log-on to masslandlords.net/
forms and look for “Addendum”, “No Smoking Addendum”,
“Tenancy At Will”, and / or “Fixed Term Lease”.

SPRINGFIELD

New Leases and Cabinets 101
Have you been using the same lease document
for years or even decades? Are you considering
updating your cabinetry? Join us on March 9th
to learn about the new lease we’re rolling
out and how to maintain and get the best
prices on cabinets.
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Attorney Katherine Higgins-Shea is invaluable to
MassLandlords. She constantly contributes her knowledge
and time to help educate the members of our ourganization,
so we’re very happy to welcome her to speak to us about
the new lease that she helped to write. She know the
ins and outs of this lease so she’ll be able to answer any
questions you may have.

SPRINGFIELD

Also on the agenda for the evening is a presentaion by Bill
Dryden from Grossman’s Bargain Outlet. He’ll be informing
us on cabinet care, differences on cabinet materials and how
to get the best deal.

We’re proud to welcome the Chief
Deputy of the Hampden County Sheriff,
Robert Hoffman, to talk to us about
serving notices to quit. He’ll recount
jaw-dropping eviction tales and elaborate
on common problems. The Chief Deputy
will also touch on: why it’s better to hire
someone to serve a notice, what the cost
to have a notice served is, and how much notice you must
give the sheriff’s office from when you decide to serve to when
the sheriff’s office can serve notice. Eviction can be a complex
process, learning the best methods of carrying out an eviction
wil save you time,
money and a headache.

“We have completely rewritten our standard lease and
tenancy at will to incorporate the latest court results
and best practices. Atty Higgins-Shea made major
contributions to this effort and is not to be missed.”
- Doug Quattrochi
THURSDAY, MARCH 9

TH

MEETING AGENDA
5:30p Socializing and Networking
Cash bar
6:00p Buffet dinner
6:45p S
 tate-wide Business Update
and Member Minutes
7:00p Local Updates
7:05p Legal Update
7:10p Katherine Higgins-Shea: New Lease
8:00p Bill Dryden: Cabinets 101
8:20p Networking
9:00p Doors close
LOCATION NEW

FOOD

PRICING

Campari’s Ristorante (formerly Salvatore’s)
1333 Boston Road
Springfield, MA 01151

Hot Buffet Dinner. Cash bar. Hot Coffee
& Tea. Dessert.
* If you have any dietary restrictions, please let
us know as soon as possible so we can provide
options for you.
Attendees who prepay by a week or more
save money by helping us order the right
amount of food.
Week in advance:
Non-members: $25
Members: $20.50 (log in before you register
or you will see the non-member price)
Week before or at the door:
Non-members: $30
Members: $25

Membership options. Please note: this event is run by
MassLandlords staff and volunteers.
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Serving Notices and Mold Laws
Has that problem tenant crossed the line? Did you know that
mold could be growing secretly in your units for years? Well
you’re in luck because this month our speakers will educate us
on mold liability and serving notices to quit.

We’re also delighted
to have Attorney Larry
Farber educate us on
mold. He’ll answer
questions like: How
long does it take to get
mold? What kind of
liability is mold to other tenants? What insurance issues can
mold cause? What are the common causes of mold growth?
What are the mold hazards with growing marijuana or
orchids? Attorney Farber will also touch on mold disclosure.
Mold can affect anyone so join us to learn how to prevent and
mitigate cases of mold.

“The problem of mold has developed severely over the past
few years and it’s increasingly affecting landlords.”
- Attorney Larry Farber
THURSDAY, FEBRUARY 9TH
MEETING AGENDA
5:30p Socializing and Networking
Cash bar
6:00p Buffet dinner
6:45p S
 tate-wide Business Update
and Member Minutes
7:00p Local Updates
7:05p Legal Update
7:10p S
 erving Notices to Quit with
Sheriff Robert Hoffman
7:30p Mold Liability with Attorney Larry Farber
8:30p Networking
9:00p Doors close
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LOCATION NEW

FOOD

PRICING

Campari’s Ristorante (formerly Salvatore’s)
1333 Boston Road
Springfield, MA 01151

Hot Buffet Dinner: Meatballs, Chicken Francese,
Pasta, Mixed Veggies, etc. Cash bar. Hot Coffee
& Tea. Dessert.
* If you have any dietary restrictions, please let
us know as soon as possible so we can provide
options for you.
Attendees who prepay by a week or more
save money by helping us order the right
amount of food.
Week in advance:
Non-members: $25.
Members: $20.50 (log in before you register
or you will see the non-member price).
Week before or at the door:
Non-members: $30.
Members: $25.

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

STURBRIDGE

Best Practices: How To Select
The Right Tenant
We’re getting back on
track with our “Best
Practices” series to focus
on how to select or deny
prospective tenants based
on the written application.
Understanding how to sift
out the bad apples from
your bunch of applications is integral to the success of your
business. Keep checking back for updates on meeting details!
MONDAY, MARCH 6TH
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 Beverages.

PRICING

Members and non-members are welcome.
Members are admitted for free.
Non-members are 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.

Exploring Landlord/Tenant Law
We’re taking a break
from our “Best Practices”
series to focus on the
process of eviction and
landlord/tenant laws.
Understanding the laws
and knowing how to
properly execute evictions
is key to running a
sustainable business. We’re excited and proud to welcome
both Attorney Lance Chavin and one of our local Constables,
Alan Jeskey, who’ll be weighing in on eviction matters, so
don’t miss out on this one!
Attorney Lance S.
Chavin’s practice focuses
mainly in housing court
matters. Over his entire
legal career, he has tried
hundreds of housing
related cases across the
Commonwealth and in
courts. His knowledge of the law in these matters is second
to none. Attorney Chavin represents all types of parties
in housing related matters. He represents both Landlords
and Tenants, which allows him to appreciate both sides of
the law vividly. He represents large property management
companies to individual single landlords and tenants. He has
also represented Boards of Health/City Governments and
those who are the target of Board of Health Enforcement
Orders. matters. With his knowledge and experience this is a
meeting not to miss.

“This really is a fantastic presentation and should be
advertised as such.”
- David Foote
MONDAY, FEBRUARY 6

TH

MEETING AGENDA
7:00p Meeting
7:45p Pizza break
8:00p Meeting wrap-up
8:30p Networking
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LOCATION Sturbridge branch of Southbridge Savings Bank
200 Charlton Rd
Sturbridge, MA 01566
FOOD

Pizza and Beverages.

PRICING

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

LOCATION

The Lecture Room of the Waltham Public Library
735 Main St.
Waltham, MA 02451

Membership options. Please note: this event is run by
volunteers at a partner association.
Tickets are not required. Members can just show up.

WALTHAM

Codes and Credit and
Changes, Oh My!
Unsure of local building and fire codes? Considering taking
out a line of credit? Wondering about upcoming Charles
River meeting changes? Then this is the meeting you’ve
been searching for!
Ting Wong from Eastern Bank will be
speaking about and taking questions on
opening a line of credit. Also, landlords
and long-time members, TBD, will be
talking about their experiences with lines
of credit. We’re also excited to welcome
a local inspector to speak to us about
keeping buildings up to code. No matter if
you’re an experienced landlord or a novice,
this information will help your business.
The evening will start with networking and then we’ll move
on to opening remarks and the business update. Finally we’ll
shift our focus to the building inspector and Ting Wong.
Each speaker will have time for questions so feel free to come
prepared with questions.

“Ting Wong did a gret job! Very informative!”
- Anon. Feeback Card Responder
WEDNESDAY, MARCH 1

ST

MEETING AGENDA
6:30p Networking
6:45p Gar Brannigan Calls Meeting to Order
6:50p Executive Director Doug Quattrochi with
the MassLandlords Business Update
7:00p Building and Fire Codes: Speaker TBD
7:25p Ting Wong: Lines of Credit
8:00p Questions, Comments, Suggestions
8:10p Networking
9:00p Doors Close
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FOOD

A volunteer will be bringing food.
Please RSVP so we can be sure to have enough.

PRICING

This event will be the final free Charles River
meeting. All Charles River meetings will now be
held on the 3rd Tuesday of the month, a buffet
dinner will be included and there will be a
ticket charge. Tuesday, March 21st we will host
the new and improved Charles River meeting,
so save the date!

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

The Changing Rental Scene:
An In-Depth Interview with
Charles O’Neill
This month we’ll be learning invaluable lessons from one of
our most interesting and successful members. On February
1st, Executive Director Doug Quattrochi will do a live
interview with Charles O’Neill, experienced landlord, real
estate broker and MassLandlords member. Charles has a
wealth of knowledge built up after working in many areas
of real estate. He started
out as landlord and gained
experience in restoration
and tenant screening. Now
Charles is a real estate broker
and an exclusive agent for
landlords who have hundreds
of units; he makes sales
from Newton to Billerica and filling vacancies is part of his
day to day. Join us for a unique opportunity to learn directly
from a highly knowledgeable and successful member of
our organization.
The evening will start with networking over snacks. Then
we’ll move on to a short presentation from Jennifer Patton
on the 50 people lotterying into the Waltham Rental Voucher
program soon; this is a follow up from our November
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event. Finally we’ll shift our focus to our member interview;
we will be doing the interview in sections and will pause
between each to take questions so feel free to come prepared
with questions.

WORCESTER

“Charlie is an extraordinary wealth of knowledge and I’m
immensely looking forward to our conversation on high
finance, tenant screening, renovation, and policy.”

Trying to decide whether to use lease
or tenancy at will agreements? Look no
further! This month we’ll have an all-star
panel of experienced landlords who’ll
weigh in on what types of agreements
work best for them and why. Featuring:
Sandra Katz, George Valeri, Peter Haroutian and Mike O’Rourke

- Doug Quattrochi, MassLandlords Executive Director
WEDNESDAY, FEBRUARY 1ST
MEETING AGENDA
6:30p Networking
6:45p Gar Brannigan Calls Meeting to Order
6:50p Executive Director Doug Quattrochi with
the MassLandlords Business Update
7:00p J ennifer Patton on the Waltham Rental
Voucher Program
7:10p I nterview with Charles O’Neill covering:
tenant screening, policy, finance,
renovation, etc.
8:00p Questions, Comments, Suggestions
8:10p Networking
9:00p Doors Close

Leases, Tenancy at Will and
Purchasing Multi-Families

After our panel discussion, we’ll shift focus to purchasing
multi-families and the due diligence that is required. First on
the docket is Michelle Kasabula who’ll hone in on legal due
diligence, i.e. titles and purchase and sale conditions. Then Mike
O’Rourke and Mike Deluca will dive into physical due diligence:
inspections, maintenance, condition
of units and rehabbing. If you’ve been
considering purchasing or if you want to
up your game, here’s your chance to gain
the knowledge that can help you avoid a
costly mistake!
Check Out the Leave Stuff, Take Stuff Table!

LOCATION

We encourage everyone to bring materials in to share! You’re
welcome to bring things like: business cards, brochures, items
that could have a second life with someone who needs them,
etc. The only catch is that we don’t have storage at the school,
so the registration desk staff usually throw away what’s not
taken at the end of the night. So we ask that you bring things in
limited quantities as not to waste.
The Lecture Room of the Waltham Public Library
735 Main St.
Waltham, MA 02451
FOOD

A volunteer will be bringing food.
Please RSVP so we can be sure to have enough.

PRICING

This event has a planning component and is
completely free for now. Future events will have
dinner and therefore a charge.

Membership options. Please note: this event is run by
MassLandlords volunteers and staff.
Waltham Event Tickets
February 1st 2017
The Changing Rental Scene: An In-Depth Interview with
Charles O’Neill
Event Page
MassLandlords Members RSVP Here
Non-Members RSVP Here

“Our panel of experts have been friends for a long time.
I can’t wait to see them take opposing sides and debate
tenancy at will vs. leases.”
- Doug Quattrochi
WEDNESDAY, FEBRUARY 8TH
MEETING AGENDA
5:45p Socializing and Networking
Network over drinks and appetizers
Topics will be marked off by table for
one-on-one help
6:15p Buffet Dinner
6:45p M
 assLandlords Business Update
and Member Minutes
7:00p Rich Merlino Meeting Introduction
7:05p T
 AW vs Leases Panel Debate featuing:
Sandra Katz, George Valeri, Peter
Haroutian and Mike O’Rourke
7:25p M
 ichelle Kasabula: Legal- Titles and
Purchase & Sale
7:40p M
 ike O’Rourke and Mike Deluca: Physical
Due Diligence- inspections, maintenance,
condition of units,
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8:25p Networking
9:00p Doors close
LOCATION Worcester Technical High School
1 Skyline Dr
Worcester, MA 01603
FOOD

Cheese and crackers, sodas, water. Buffet dinner
and refreshments. Desserts

PRICING

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.

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

The Free Rent Trick, Renovations,
and Financial Due Dilligence
Do you worry about being a victim of the ‘free rent trick’?
Are you hesitant to buy and renovate that decrepit property?
Perhaps you’re unsure of how to verify financials? If any of these
have even crossed your mind, this meeting will be of use to you.
Renovations: George Valeri worked for 4 years to take a
run-down dump and turn it into a beautiful 10 room rooming
house. Jion us to learn what finishes are the prettiest and
most cost effective. We’ll be getting invaluable advice from an
experienced pro on how to renovate with class on a budget.
Renovations are an eventuality for any landlord!
Avoiding The Free Rent Trick: Doug Quattrochi will be
telling us how not to get suckered by the free rent trick.
Protect yourself from the tenant from hell and learn about
MassLandlords’ bill filed for the 2016-2017 session to see if we
can eliminate this “free rent trick”.
Financial Due Diligence: In this segment, we’ll learn how
to verify that the seller’s statements are true. Did the seller
tell you that they didn’t take last and security but after you
close the tenant claims they paid both? When the seller told
you about their property insurance, did they forget to tell you
about the $5,000/yr flood insurance policy? Come and find out
how not to get snookered and buy with certainty!
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Have you seen our Leave Stuff, Take Stuff Table?
We encourage everyone to bring materials in to share! You’re
welcome to bring things like: business cards, brochures, items
that could have a second life with someone who needs them,
etc. The only catch is that we don’t have storage at the school,
so the registration desk staff usually throw away what’s not
taken at the end of the night. So we ask that you bring things
in limited quantities as not to waste.

“Many Worcester members were invited to George’s open
house when renovations were complete. George was
proud of his work, and I told him we were proud to have
him as a member.”
- Doug Quattrochi
WEDNESDAY, MARCH 8TH
MEETING AGENDA
5:45p Socializing and Networking
Network over drinks and appetizers
Topics will be marked off by table for
one-on-one help
6:15p Buffet Dinner
6:40p M
 assLandlords Business Update
and Member Minutes
7:00p Rich Merlino Meeting Introduction
7:05p D
 oug Quattrochi: Avoiding the
Free Rent Trick
7:30p Financial Due Diligence: Speaker TBD
7:50p George Valeri: Renovations
8:25p Networking
9:00p Doors close
LOCATION Worcester Technical High School
1 Skyline Dr
Worcester, MA 01603
FOOD

Cheese and crackers, sodas, water. Buffet dinner
and refreshments. Desserts.

PRICING

Please prepay a full 10 days in advance to receive
the discounted pricing. The school requires this
much notice for food orders.
Early-bird until February 26th:
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.
After February 26th or at the door:
Non-members: $20.
Members: $15.
Premium Members: No charge and no
need to register.

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

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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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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