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Letter from the
Executive Director
JUNE CONCLUDED OUR 2016-2017 EVENT SEASON.
IN THIS MONTH’S LETTER, I’LL REVIEW HOW THESE
EVENTS WENT. I’LL ALSO UPDATE YOU ON THE LATEST
FEATURES OF OUR WEBSITE.
Last season, which started in September 2016 and ran
through June 2017, MassLandlords and partner groups had
48 listed events and 2,155 recorded attendees. We collected
465 feedback cards, of which 423 were positive, and 42 were
used to improve our process.
Our most attended event was First Justice Diana Horan in Worcester (112 attendees).
The Worcester group has had the benefit of the same location and food service for several
years. We are working to bring this predictability and networking potential to our three
other directly managed locations (RHAGS, Charles River Rental Housing Association,
and Cambridge).
We were proud to have eight events with 100% positive feedback: three in Cambridge,
two in Worcester, two in Charles River, and one in Springfield.
Part-way through the season we hired Alexis Gee, our full-time Manager of Marketing
and Events. Alexis has made the Charles River and Cambridge events possible. She is
proving essential to our growth. If you talk with her, thank her for all her hard work.
Our events are now reflected more prominently on our website. All members in
good standing, regardless of whether you belong to a particular chapter, can watch
videos of past events in Worcester, recorded by our long-time videographer Mong and
Associates. When handouts are made available to attendees, these are also uploaded to
the appropriate past event page.
Other website changes include a greatly expanded A to Z Index of resources. You can
find our articles categorized into helpful groups like “Background Checks,” “Deleading,”
and “Taxes.” Many of these resources are free.
We were also proud to launch our “Click here for help” button at the lower right
of every website page. There are a growing number of frequently asked questions
listed there. If you can’t find what you need, the contact form will send a message
to hello@masslandlords.net. This is our shared inbox, and we’re likely to get back to
you within a day.
In July, we hit a record high for active members in good standing. I share more
details at events, so come and see for yourself what a great thing we’re building at
MassLandlords. The 2017-2018 event season starts in September.
Remember our mission: We help owners rent their property. We also advocate for
better laws. Let us know what we can do to help.

WORCESTER

Richard Trifone, Richard Merlino,
Elaine Fisher, and more
PARTNER ASSOCIATIONS

Sincerely,
Doug Quattrochi • dquattrochi@masslandlords.net

MWPOA

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

David Foote, Hunter Foote, Ronald Bernard,
Donat Charon, Mary Chabot, and more
With Immense Gratitude to Seven
Decades of Past Volunteers
Cover Art. MassLandlords Paul Nguyen
series freely available for commercial use at
masslandlords.net/resources/
worcester-photography/
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MASSLANDLORDS MEMBERS
AGREE ON SECURITY
DEPOSITS, RENT ESCROW;
Disagree on Other Issues
The July 2017 member survey
reveals three top priorities
but disagreement over
some new issues.
As of July 6, 2017, MassLandlords
members were voting strongly in favor
of security deposit reform and rent
escrow. There was also strong opposition
to just cause eviction, feared to spread
outside Boston. Disagreement over
blight, marijuana, and student housing
suggested alternative policy propositions.

HOW OUR POLICY SURVEY WORKS
Members in good standing can access
the policy priority survey at any time.
Unlike ordinary surveys, the policy
survey saves the last entries with a
timestamp. If a member changes
their mind about an issue, they can
update just that one issue. In this
way, MassLandlords can get real-time
information on member sentiment.
The survey uses “range voting.”
“Zero” means “Don’t do this” and 100
means “Do this immediately.” Members
may leave items blank. Blank means
“I don’t know”.
The scores can be summed to show
total votes. They can also be averaged
to show average vote. They can also
be looked at in terms of minimum
and maximum values, to see if there is
disagreement on the importance of an
issue. Aggregate voting can be tracked
over time. MassLandlords’ official policy
priorities will shift according to this
democratic input.
Currently 4% of members have
weighed in on any issue. Data
discussed here do not reflect anecdotal
evidence from conversations with
hundreds of event attendees over the
last year, which have been consistent
with the survey.
4 • MassLandlords Newsletter

SECURITY DEPOSITS: TOP ISSUE BY
TOTAL VOTES, AVERAGE VOTE, AND
LEAST DISAGREEMENT
The number one issue relates to security
deposits. The wording of the survey was,
“Work with the state to eliminate triple
damages where errors were made in
good faith.” This is certainly a sore spot
for landlords. It had the most total votes,
the highest average vote, and the least
disagreement over priority.
Security deposit reform should also be
a priority for the general public. Security
deposits are supposed to eliminate some
owner risk. Without an understandable
law, more and more owners are shying
away from security deposits. They are
instead choosing to eliminate risk by
taking higher rents. Fixing the security
deposit law might therefore be expected to
lower average rents in the Commonwealth.
Triple damages would still be allowed
under the consumer protection statute,
MGL Chapter 93A. This allows landlords
who deliberately steal deposits to be
caught and heavily penalized. We
don’t know any of these folks, but
they’re out there.
MassLandlords filed bill H 724 “An
Act relative to advance rent and security
deposits” to address this issue.

RENT ESCROW TAKES SECOND
FOR THE FIRST TIME
The second highest ranked issue in terms
of both total vote, average vote, and least
disagreement relates to rent escrow. The
wording of the question was, “Work with
the state to require the escrow of rent
during a habitability dispute.”
At issue here is the so-called
“free rent trick,” in which tenants who
are experiencing economic hardship
break their apartment (pipes, screens,
walls, etc.) in order to delay eviction. We
have written extensively about this.

In March, rent escrow was the number
one issue for members. Now rent escrow
has slipped to a close second place. It
is probably a result of greater member
participation since March. The free rent
trick casts a long shadow, but guessing
from our 2014 eviction study, it may
impact only 100 landlords in a year.
The security deposit issue may impact
closer to 10,000.
MassLandlords filed H 980 “An
Act relative to rent escrow” to
address this issue.

STRONG OPPOSITION:
JUST CAUSE EVICTION
The issue with the third least disagreement
and consistently strong opposition
related to a proposal being heard by the
City of Boston, called the Jim Brooks
Stabilization Act (aka Just Cause Eviction).
The wording of the question was, “Work
with municipalities to find alternatives to
rent control and eviction restrictions.”
Just Cause Eviction is to Rent
Control what “certified pre-owned” is
to “used car”: brilliant marketing of
the same old thing. We have written
extensively about it.
MassLandlords has filed a
public records request, made one
television appearance, and has made
offers to the City Council to collaborate
on helpful alternatives.

MOST DISAGREEMENT: MARIJUANA,
BLIGHT, AND STUDENT HOUSING
The issues with the most disagreement,
with some owners ranking the issue
100 and others 0, related to changes
happening around us.
The wording of the marijuana
question was, “Work with the state to
decriminalize possession and non-violent
use in public while protecting owners’
right to prohibit smoke in rentals.”
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The current marijuana law makes it
possible for a renter to have no place
to legally smoke weed. They cannot
smoke in public, and the landlord
can prohibit smoking in the privacy
of their apartment. Allowing only
edibles may encourage consumers
who prefer smoking to break their

lease. Some members strongly agree
with the proposal as worded, others
strongly disagree.
The wording of the blight question
was, “Work with municipalities to
determine the causes of abandoned
property, including foreclosures, and keep
neighborhoods safe and looking nice.”

Blight is an intensely local issue,
and MassLandlords isn’t sure what
the likeliest solution should be. So
we worded this one as a study, rather
than as a bill. Some members strongly
support a study, others strongly disagree
that resources should be spent on this.
The wording of the student housing
question was, “Work with municipalities
and the state to permit safe occupancy
of four or more unrelated individuals
in large units.”
There are many older buildings that
have been retrofitted to safely house
more than four unrelated individuals. A
Massachusetts Supreme Judicial Court
case confirms that these buildings are
not so-called brothels or illegal lodging
houses. But local cities still have power
to prevent full occupancy. Many do.
Here it may be possible to reword
this question to address the impact of
college parties on neighbors. Owners
and the general public are likely to
feel that the proposal, as worded, does
nothing to address the possibility of
neighborhood disturbance.

CONCLUSIONS
Policy statements showing tight agreement indicate that we understand what needs to be done for
our members. Policy statements with a large spread indicate that we need to learn more, refine our
proposals, and ask again.

The graph of average vote shows that
fifteen policy areas are above the neutral
“50” score. There are many policy
areas owners in Massachusetts would
like to see addressed. Items below the
“50” neutral score will be used to set
opposition positions, or will be eliminated
from future surveys as bad ideas.
The graph of agreement shows that
just cause eviction, security deposits, and
rent escrow are the current hot-button
issues for members. We will continue
to prioritize opposition or support, as
appropriate, in our policy work.
MassLandlords is a 501(c)6 trade
association for owners of rental
property and their service providers, like
tradespeople, attorneys, accountants,
etc. All members in good standing can
participate in the survey. ML

LINKS

A screenshot of the landing page of MassCourts.org

Free rent trick: http://9nl.org/
blog-freerenttrick
Participate in the survey: http://9nl.org/
survey-policypriorities
Public records request: http://9nl.org/
blog-walshlied
MassLandlords Newsletter • 5

Tired of being
July 2017 a Landlord?

SELL US YOUR MULTIFAMILY!

508-799-7655
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HamptonPropertiesLLC.com

We specialize in short sales!
All information will be kept confidential.
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BEST FREE STUFF
at MassLandlords.net
You don’t need membership
to take advantage of these
great resources for owners
and operators of residential
rental property.
SMOKE DETECTOR INSPECTION
FORM
The smoke detector inspection form not
only leads you to save lives, it also lets
you enter a tenant’s apartment to make
sure everything is being maintained
correctly. Smoke detectors must now
be photoelectric with ten year batteries.
This reduces tampering. But it doesn’t
mean a tenant can’t take them off the
wall or cover them up, especially if they
are setting off the alarm while cooking.
Make sure your rental agreement gives
your permission to enter, check with an
attorney, and use this form to check and
maintain your units regularly.

WHICH TENANT SCREENING
SERVICE IS BEST?
Our most popular article reviews the
costs and features of credit check
companies so you can buy the score that
will be most beneficial for your business.
We also review how credit scores work.
If you want to dig deeper, check out the
Resources Index section on “Background
checks.” We have three free articles on

checking CORI for criminal records! And
always remember MassCourts.org, the
free public record of evictions.

SECURITY DEPOSIT CHECKLIST
If you make a good-faith error with a
security deposit, your good intentions will
be no protection against triple damages.
Follow our checklist to avoid the most
common causes of triple-damages. If
you take a deposit, follow the link to
read the law for yourself, and consult
with an attorney. Even if you avoid triple
damages, you may still be at risk of losing
an eviction case or paying lesser damages
if everything is not perfectly handled.

LIST OF PROTECTED CLASSES
We all try not to discriminate, but what
happens when someone threatens
to sue? Review this list of so-called
“protected classes” and keep a paper
trail. This will help you remember that
business reasons are valid reasons for
rejecting someone, even if they are
protected. Remember this list and don’t
mention or discuss anything on it.

VIDEO ON HOW TO AVOID THE
FREE RENT TRICK

quick ten minute presentation walks you
through how it works, why the tenant
doesn’t have to pay, and how you as a
landlord can protect yourself.

LIST OF ALL THE LAWS
LANDLORDS MUST FOLLOW
You can succeed in the rental business,
but only if you know all the laws!
Residential rental real estate is very
heavily regulated. As we find more laws,
we add them to this page. You should
read the law for yourself, understand it,
and follow both the letter and the spirit!
Help us get the word out. Share
this article to the best free stuff at
MassLandlords.net! ML

LINKS
Smoke detector inspection form:
http://9nl.org/forms-smokedetector
Most popular article: http://xs.gy/
blog_tenant_screening
Checklist: http://9nl.org/
laws-securitydepositchecklist
List: http://9nl.it/ml_laws_disc
Presentation: http://9nl.org/
video-freerenttrick
This page: http://9nl.it/ml_laws

The “free rent trick” is when a tenant
experiencing economic hardship breaks
their apartment to delay eviction. This

Screenshot of the video on the free rent trick available under the "Past Meetings" page.
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Ford’s Pest of the Month: Carpenter Ants
Bats are the only true flying
mammals, which have thin
membranes that extend from the
elongated forearm and fingers to
the body’s hind limb. Their body is
furry and their eyes are small with
limited vision. They navigate by
means of a sonar-like echolocation
system, which enables them to avoid
solid objects and detect flying insects
in total darkness. A colony of bats
can produce pounds of guano (bat
droppings) that can stain through
ceilings or even worse, break through
and contaminate your living space.
You may find guano next to your

chimney within your attic, as the
heated chimney provides comfort for
overwintering. Large amounts of bat
guano support the growth of a fungus
called Histoplasma capsulatum.
If the spores become airborne and
are inhaled, a lung disease called
histoplasmosis may develop. Bats
can carry ectoparasites (“bat bugs”),
which are blood-feeding insects
similar to bed bugs and mites. Bats
are also a known vector of rabies,
a viral disease that is fatal if not
treated. As a preventative measure,
please make sure your pets are
vaccinated. Do not handle a bat if it

shows weakness or paralysis. Bats
that have impaired flying ability or
are viewed flying during midday may
be rabid. In the exclusion of bats,
Ford’s Hometown Services uses no
pesticides, poisons or traps and
does not harm the bats in any way.
Our methods involve finding and
sealing all points of entry, excluding
the bats with one-way doors, rechecking to be sure all are safely
out of your home and then blocking
entrance holes.
Geoffrey Ford, Vice President
Ford’s Hometown Services

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

Member FDIC l Member DIF
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QUESTIONS AND ANSWERS
Adapted from our
Message Boards, where
members can ask questions
and get answers. Practicing
landlords and service providers
answer questions, and we
combine the best answers
into one here.
Q: MY TENANT USED MY WATER FOR
HIS CAR WASH SERVICE. HOW DO
I PREVENT THIS?
This is terrible, but it's only one of a
couple of kinds water abuses. Other
problems include vindictive faucet
running (if there's a dispute), filling
kiddie pools, laundry services and illegal
daycares. Be on your guard!
What can be done about car washes?
Options, from cheapest to most expensive:
Buy a spigot lock off Amazon for $15.
Remove or cap external spigots.
Removing them is fine if you never water
your lawn or garden, and if you don't
trust any tenants with any water ever.
Replace external spigots with nonstandard fittings. Water heater purge
valves have a quarter-turn toggle that
shoots a sharp spray of water and prevents
all uses except hoses. More creative fittings
can be paired with adapters given to only
certain individuals. No adapter, no hose.
Place the spigot inside a locked
basement area or a lockbox and run a
hose through the wall for summer lawn
care needs. (This might be called into

question depending on municipality.
Use Teflon tape to eliminate moisture
seepage, which can lead to mold. Take
care to perform seasonal maintenance
like removing the hose in November.)
Invest in sub-metering. As the landlord
you are still on the hook for common
water, but if you tell all prospective
tenants that water is not included, they
won’t think about the common water
being separate. You will frighten any
would-be abuser onto another landlord
without sub-metering.

Q: MY INSURANCE PREMIUMS ARE
SKYROCKETING. IS THIS NORMAL?
There may be a material change to your
property that's driving the adjustment.
More probably it's a small company's
way of telling you they no longer want
your business. Older homes especially
tend to be targeted for divestment. Ask
local companies or find a large national
carrier who is willing to take your
particular risk. Pay attention to whether
you're insuring to replacement cost,
and if so, that the amount makes sense.
Take care to address insurance risks
by upgrading your electrical, installing
hardwired smokes, or asking about other
things that might reduce your premium.
Shopping for insurance can be
daunting because a good quote requires
brass tacks details, right down to the
molding on the walls. Take the time and
don't settle for sharply higher premiums
without a good reason.

CONTRACTORS HOME APPLIANCES, INC
Your One Stop Major Appliance Center • Carrying All Major Brands

CHA

Buy Where the Contractors Buy

brian@contractorshomeappliances.com I www.contractorshomeappliances.com

2025 Riverdale Street
West Springfield, MA 01089
(413) 739-8800
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9 South Main Street
East Granby, CT 06026
(860) 653-8266

Q: I NEED TO GET INTO AN
APARTMENT TO SHOW IT TO
PROSPECTIVE RENTERS. THE
CURRENT TENANT REFUSES. THE
LEASE SAYS I HAVE THE RIGHT. I
CALLED THE POLICE AND SHOWED
THEM THE LEASE BUT THEY WON'T
HELP. WHAT AM I DOING WRONG?
The police are not able to litigate your
rental agreement. It doesn't matter that
there's a clause that says you can get in.
You might have faked the whole thing,
signatures and all, to get into someone
else’s house. Even if they believe you, the
police aren’t housing attorneys. They don't
know whether you can or can't go in.
Think about it from the point of view
of public safety. Would you want your
neighbor to be able to get into your
home with a document they crafted?
If you need to do something that the
tenant refuses to allow, like fixing a
leaking pipe, then go to court to get a
temporary restraining order.
In the case of showing an apartment
occupied by a recalcitrant tenant, we
recommend you accept a month's vacancy
as the cost of doing business. If the tenant
won't let you in, it probably won’t show
well. Better to bide your time, clean up
once they leave, and only show it after. ML

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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TOP 5 THINGS YOU NEED TO KNOW:
as a Landlord in Massachusetts
Here are five must-read
pieces of advice to new
and experienced landlords
in Massachusetts.

tenants may drop their knife onto your
vinyl floor, lean their golf clubs
against your painted wall, and
dispose of toothpicks down
your garbage disposal. Your
repair costs may be large.
The longer you take to
repair, the more vacancy
cost you will have.
True, the mortgage is
the biggest single line
item, but it is probably
only half the battle.

1. FORGET COMMON SENSE
It happens regularly. A new or
inexperienced landlord writes
something into a lease or
takes some action that
seems reasonable, but
in fact is illegal. The
law wasn’t written by
landlords. It doesn’t
always make sense. And
what’s more, no matter
what two private parties
agree to, tenants cannot
waive their rights.
Consider a landlord who
wants to charge a late fee
after ten days, because her
mortgage is due on the 10th.
Consider that her tenants agree
to this before they rent the place,
without duress, after having had a
chance to consider other apartments.
They put it into the lease. This makes
good sense. This is illegal.
Massachusetts may have the worst
landlord-tenant laws in these United
States. We cannot charge a late fee
before 30 days, which is twice the next
nearest state, Maine, at 15 days. We have
to store an evicted tenant’s belongings
for six months, which is three times
the next nearest state, Vermont, at two
months. If you try to evict a tenant who
owes you $3,000 and you owe the tenant
$3 in interest on their security deposit,
the judge is going to end your eviction
then and there. Don’t believe us? Read
the links for yourself!
Residential rental property in
Massachusetts is a highly regulated
business. You can succeed, but
you need to be able to read and
understand the law. You cannot
rely on common sense. Check out
MassLandlords.net/laws for details
and a reading list.
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3. YOUTUBE IS YOUR
NEW BEST FRIEND

2. MORTGAGE IS HALF THE BATTLE
Another common-sense fallacy is that if
your rent is higher than the mortgage,
you’re better off owning than renting.
Not true! In fact, if you own a rental
property, you might need the rent
to be twice the mortgage payment
just to break even.
Landlords pay the mortgage interest,
insurance, and taxes. But we also pay for
repairs, improvements, tax preparation,
credit checks, extermination, legal
advice, MassLandlords membership,
water and sewer, common area utilities,
and all the supplies needed to clean,
paint and maintain a property.
Have you ever heard the expression,
“Beaten like a rented mule”? People can
be cruelly indifferent to the suffering
of those who cannot complain. Tenants
do not take care of your apartment like
they would their own home because
landlords will not see the damage until
after the tenant has left. Your apartment
may be just a rented mule to them. Your

The law in Massachusetts
requires you to hire a
licensed plumber or
electrician for plumbing
and electrical repairs. If
you don’t, you may injure or
kill someone. Bad plumbing
leads to mold and disease. Bad
electrical leads to fires. That said, there
are many, many repairs that are both
legal and practical for you to attempt on
your own. If you make real estate your
profession, you can become a licensed
contractor and do it all yourself.
YouTube has a host of videos on
everything from digging a gutter drywell
to painting crown moulding. Home
Depot, Lowe’s, and neighborhood stores
offer a range in quality and price to suit
all jobs. Plaster ceiling buttons can tuck
up a ceiling before it falls. Chopsticks
can fix a stripped door hinge. And a
new toilet flapper can save hundreds
in leaking water. The techniques
you learn from YouTube videos can
save you literally days of labor and
thousands of dollars.
The best way to approach YouTube is
in the evening before you decide to do
a job. Search for “how to” and watch a
couple videos about it. Find one video
professionally produced by a box store
or a supplier hawking their special
products. Find another video made by
a DIY owner with no budget. Watch

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

Seeking Willing Sellers
Listings Not Required
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videos until you start seeing the same
advice repeated. Somewhere you will
discover a truth or two that apply to
your property. If after all that viewing
you realize the job is above your pay
grade, the knowledge you have gained
will make you more effective at hiring a
contractor for your job.

4. YOUR FIRST EVICTION MIGHT
END YOU; DON’T LET IT
Non-landlords usually tell prospective
landlords not to get into the business.
“My cousin had a tenant from hell, it
took them eight months to get them out.
Don’t become a landlord!” These horror
stories are real. They are not fantastic
exaggerations of minor incidents. In
2014, the longest Massachusetts eviction
was one year, three months, two weeks,
and two days. The most expensive
eviction cost the landlord $32,776.90.
This is a matter of public record.
These are outliers, but still, the average
eviction in Massachusetts in 2014
was over 55 days.
As a new landlord, presumably with
a small number of units and no legal
experience, you must do everything you
can to avoid eviction. Remember first
and foremost that you are extending
credit to your tenants when you decide
to rent to them. The amount of credit
is the duration of an eviction. You must
screen them very thoroughly. Read
MassLandlords.net/resources for help on
background checks. Second, remember
that your new tenant is a customer.

Treat them with respect, attend to their
needs, and in every way be businesslike. Be neither too friendly nor too
demanding. Finally, if it looks like the
tenancy will not succeed, do everything
you can to help the tenant move out
willingly. If necessary, offer cash in
exchange for keys. Court should be an
absolute last resort.
Although we do not track this data,
we have heard it said that the average
landlord lasts only two years. This may
be true. If you screen badly, you may
end up with a bad tenant. If you are not
business-like, you may end up in court.
And if you cannot persuade the tenant to
move out, you may be bankrupt before
two years are out. You must strive to be
better than average. In fact, strive to be
as good a landlord as you can. You must
reach scale (with lots of units) before
you can safely survive regular evictions.

5. WE’LL SHOW YOU IT’S WORTH IT
The best advice we’ve heard is “join your
local property owners group.” The price
of admission is the cost of dues, which
we and other groups work hard to keep
low. You will find connections with other
owners who can teach you, connect you,
and point you in the right direction.
This is especially important advice
because real estate is especially
important and worthwhile. The tax
advantages are significant. Owning real
estate diversifies your portfolio. And
land itself lasts forever (watch out for
global warming). Real estate can help

you navigate your twilight years in ways
many will envy.
One member defrayed college costs
by buying a multi and renting to their
kid, instead of cutting a check to pay
for a dorm. Now the rental income
keeps them retired comfortably. Another
worked for decades nights and weekends
to renovate their rooming houses.
Finally they got to travel to Africa to see
gorillas, and much else, fulfilling a longterm dream. Many with real estate do
better than others with only pensions or
retirement accounts. It is worth having
to plunge toilets.
We provide shelter, that most basic
need, and together we can navigate the
laws, the expenses, the repairs, and the
tenant trouble. Together we can set aside
our common sense, charge enough to
cover twice the mortgage, watch all the
YouTube videos there are, avoid gameover evictions, and set our retirements
on solid foundations.
These are the top 5 things landlords in
Massachusetts should know. ML

LINKS
30 days: http://9nl.org/laws-latefees
Six months: http://9nl.org/
laws-moveandstore
End your eviction: http://34.gs/
laws_secydep
Longest Massachusetts eviction:
http://34.gs/ml_evictionstudy

ARTICLE YOU MAY HAVE MISSED

Social Media as a Business
Tool for Landlords and Property
Managers: Part 1
In this series, we’ll be diving into the many ways social media can
be used as a tool for your business and the benefits that come
along with it. Landlords and property managers can use social
media for anything from advertising vacancies to verifying tenant
information. We’ll begin with an introduction to the top social
media platforms. ML
The full article can be found at: MassLandlords.net/blog
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CUNNING PLAN BACKFIRES,
Clock In Wall Goes Off 12 Years and Counting
As first heard on the NPR quiz show “Wait
Wait, Don’t Tell Me,” this owner’s cunning plan
backfired in a sadly hilarious way.
Pittsburgh owner Jerry Lynn made national news in June when
his DIY plight was aired on NPR’s “Wait Wait, Don’t Tell Me.”
The story was originally reported by KDKA Pittsburgh, which
we found via WNEP16.
Lynn wanted to know where to drill a hole to run a coaxial
cable. He set an alarm clock to go off in ten minutes, tied it
to a string, and lowered it into the wall from an upstairs vent.
He intended to listen for the alarm, drill adjacent to it, and
dodge the vent.
“As I was laying it down, all of a sudden I heard it go ‘thunk!’
as it came loose,” he said.
The alarm clock landed out of site and out of reach at the
bottom of the vent shaft.
The clock dropped in September 2004 and has been ringing
daily since. Modern electronics use very little power. The
battery has yet to die.
Presumably, the cost of entering the wall and the vent
outweigh the delight of scaring guests with the sudden alarm.

Watch the video from KDKA at http://9nl.org/cbslocal-2017alarmclock

It goes off at 7:50 pm during daylight savings time (6:50 pm
in the winter).
It is not known whether Lynn was able to run the coax. ML

LINKS
WNEP16: http://9nl.org/wnep-2017alarmclock
KDKA Pittsburgh: http://9nl.org/cbslocal-2017alarmclock

Protect Your Home

tel. 508-791-1141
info@JJMInsurance.com
fax 508-753-5630
MassLandlords Newsletter • 15
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WIRE FRAUD COSTS
PURCHASER
their $142K Down Payment

Realtors and buyers must read this important
bulletin about wire fraud.
Financial adviser and podcaster Ric Edelman recently
discussed a horrendous form of wire fraud that has cost
at least one buyer their down payment. We followed the
references and have learned that this is a real scam with a
couple variations.
The National Association of Realtors estimates millions of
dollars of down payments have been lost. The I-Team did a
report on this as well.

HOW GROUNDWORK IS LAID FOR THE WIRE FRAUD
Imagine a realtor working quickly to move their deals forward.
They receive dozens of emails and texts a day and one time
they click on something that they shouldn’t. The email or text
was from someone who looked legitimate, but wasn’t. The link
was called a “phishing” link. It takes the realtor to a website,
which may or may not look legitimate. The site contains
hidden malicious code.
If the realtor has inadequate malware protection or
antivirus, the code will search the realtor’s computer for
information that would let the hacker deduce the realtor’s
email user name and password. The hacker can then
read the realtor’s emails, watching and waiting for just
the right moment.

The CBS I-Team reported on the $142K loss.
Video at http://9nl.org/cbslocal-142kwirefraud

with the buyer, realtor, and others. The hacker used a specially
created email account that looked like a real bank email.
They were able to learn things that hadn’t yet been said over
email, including the closing date and time, financing, and
closing amount.
After some back-and-forth, the hacker sent the buyer wire
instructions for the down payment. The buyer wired their
money and sent an email to his realtor and others saying that
he had done so. But no one replied. Presumably, they were
trying to figure out what the buyer was talking about. “We
didn’t send wire instructions, did so-and-so? Let me ask,” they
might have said.

AFTERMATH
Once someone wires their down payment into a hacker’s
account, it may be immediately gone. For domestic wires,
there is a 70% chance the FBI can recover the money if notified
in three days. For international wires, the cross-jurisdiction
logistics reduce any chance of recovery considerably.
In either case, it is very likely that the receiving account will
have been opened with a fake ID, cashed out, and closed. An
unwary buyer can quickly lose everything.

SPRINGING THE WIRE TRAP

HOW TO PROTECT AGAINST WIRE FRAUD

In the case of the I-Team report above, the hacker monitored a
deal, and prior to the closing, posed as the bank to correspond

To protect against wire fraud, advise all clients to take wire
instructions only over the phone from a recognized voice, or to
use cashier’s checks or other physical means.
To protect against phishing, never click suspicious links.
Always run both anti-malware software and a virus scanner
in case you do click on something you wish you hadn’t. Use a
strong email password that cannot be guessed, and change it if
you believe you have clicked something bad. ML

LINKS:
We integrate practical business strategies and our
extensive knowledge of the law to provide clients
comprehensive guidance and counsel.
T: 413-536-4000 E: administrator@lyonfitzpatrick.com
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Estimates: http://9nl.org/realtor-2016wirefraud
Report, 70% chance: http://9nl.org/cbslocal-142kwirefraud
Software: http://9nl.org/malwarebytes
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BEST WAY TO REMOVE SMOKE SMELL
from an Apartment Completely and Forever
Step-by-step Best Way to
Remove Smoke Smell from
an Apartment Completely
and Forever, written by
landlords for landlords.
Rental owners are all-too familiar with the
smell of cigarette smoke, and the way it
lingers even after you’ve tried to eliminate
it. Now that weed is legal, we’ll start to
have issues with weed smoke, as well.
Whether you allowed the tenant to smoke,
or you prohibited smoking and the tenant
did anyway, or you’re buying someone
else’s property to fix it up, you need to
know this best way to remove smoke
smell from an apartment completely.
Read this whole article before starting.
Make sure you are committed to
removing all the smoke smell. This is the
best way to remove smoke smell, but it
will require effort.

STEP ZERO: DON’T BOTHER
WITH QUICK FIXES
If you search online, you will lots of
misinformation about how to remove
smoke smell. They say things like,
“open the windows” or “buy an air
freshener.” Don’t bother! The smoke
smell is coming from the residue left on
the ceiling, walls, and flooring. Changing
out the air or covering over the odor
will do nothing.
You cannot show an apartment with
a Febreze air freshener and smoke
smell. It will make the place smell like
all too many smoker apartments, a
Frankenstein odor of raspberry menthol.

STEP ONE: SOFT AND DISPOSABLE
Anything that is soft, like curtains,
or replaceable, like smoke detectors
or mini-blinds, should be removed
and thrown away. Replace the smoke
detectors now, replace the rest later.

STEP TWO: DUCT-WORK
AND HEATING
If you have central air, hire a duct
cleaning company to get in there.
Change your filters.

If you have forced hot water, it is not
necessary to clean the fins inside. Just
wash the baseboard surface. Yes, the fins
will have residue on them, but no, you
won’t notice after all else is done.
If you have a ductless mini-split, let us
know what works. These are new, and
we aren’t sure whether or how to clean
these after a smoker. Since the interior
components have plastic, it’s conceivable
that they will be yellowed or otherwise
permanently odored. They may have
to be replaced.

STEP THREE: WASH THE
WALLS WITH QUASI-BANNED
MIRACLE CLEANER TSP
Tri-sodium phosphate is a base sold as
a powder in Massachusetts stores. A
1% solution has a pH of 12, which is
almost as basic as bleach. Lemon juice
or vinegar are sometimes recommended
as smoke cleaners, but those are acids, at
the other end of the spectrum, and like
bleach, they all have their own smell.
TSP is odorless. Also, TSP can be safely
mixed with bleach to remove mildew in
the bathroom. This way you can kill two
birds with one stone. Vinegar cannot
be mixed with bleach or you will create
toxic chlorine gas.

Wearing latex gloves (better:
rubber butyl gloves) and safety glasses
(better: splash goggles), prepare a
dilute solution of TSP in a bucket.
You will need no more than four
tablespoons of TSP for every two
gallons of hot water.
If you are planning to save the flooring
(see below), cover the floor with a
drop cloth. Starting from high to low,
use a sponge mop to wash the ceiling
first. Then wash the walls and all wood
casings. If you had a heavy smoker, you
will see the water turn gray and then
black. Dump the mix down the drain and
make a fresh batch every time you start
seeing black dribbles on the walls. (Gray
is still okay.)
Once ceilings, walls, and casings have
all been TSP’d, get more hot water,
but this time don’t mix in TSP. Rinse
the ceilings and walls as if you were
washing them all again. Change the
water as often as necessary to keep it a
light gray or clear.
If your walls or ceilings are textured,
this will be an annoying process. The
texture will eat away at the sponge and
leave fuzzies everywhere. Buy multiple
sponge mops. As the sponges get
destroyed, throw them away. Once the
walls are dry, use a brand-new broom to
sweep the sponge fuzzies onto your drop
cloth or floor. Removing fuzzies will help
enormously when repainting.

AREN’T PHOSPHATES BAD?
TSP was banned in some regions
because it leads to algal blooms and fish
die-offs in streams. Use has declined
since the 1960’s. In MA, we believe
our only restriction on phosphates
is our ban on needless fertilizer. (If
you know otherwise, email us at
info@masslandlords.net.)
If you are environmentally conscious
you can use a Phosphate-free version
of TSP. Despite the misleading citation
in the Wikipedia article above, which
says TSP substitutes are not as effective,
phosphate-free TSP will work to remove
smoke smell. Although phosphateMassLandlords Newsletter • 17
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free TSP is technically not TSP, but a
substitute, it is still a strong detergent.
After the TSP wash and the final
rinse, you will have eliminated 90% of
the smoke odor.
Note also that TSP (with phosphates)
will degloss your paint. This brings us
to the next step.

HOLD THAT THOUGHT: WHAT
ABOUT CABINETS?
Your cabinets like your walls may have
absorbed odor. If they are cheaper MDF
or exposed wood inside, you may need to
paint or replace. Try washing the outside
with phosphate-free TSP, which will
avoid deglossing, and leave the inside
alone. If you still smell smoke later, you
can come back to the cabinets.

STEP FOUR: REPAINT
After removing all the tar and cigarette
build-up from the walls, you are ready
to repaint. You have also cleaned the
walls and deglossed any eggshell or satin
enamel. This will ensure that any regular
paint will bond firmly. There is no need
for odor-blocking paint.
Cosmetic considerations may lead you
to prime the walls first, for instance, if
you are switching from a dark color to a
light color. Some new paints claim to mix
color and primer in one. After deglossing,
there may be nothing special left to be
done with the walls or ceiling. Just read
the label and paint however you normally
would, or hire a pro painter.
Note that you should not skip the final
rinse when washing the walls, above. If
you leave TSP residue on the walls, your
new paint may dissolve before it bonds.
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STEP FIVE: FLOORING
If you have carpet, the surest bet is to rip
it up and replace it. You might be able
to get away with steam cleaning. Don’t
bother with a Rug Doctor, which will be
time-consuming and not very effective.
Hire a professional company with a
truck that backs up to the building and
runs hoses in through the window.
If you have cigarette burns in a light
carpet, you may be able to clip the
burned fibers and/or apply OxiClean.
Before getting down on your hands
and knees, remember that replacement
carpet will look and smell new, and
should last for many years. What is
your time worth? How much are you
losing in vacancy costs while you’re
OxiCleaning every last patch? We advise
you get a new carpet.
If you have hardwood or vinyl, you
may be lucky with little smoke smell
having penetrated the surface. You can
use something like Murphy’s Oil Soap
to wash the floors. Your apartment
should then become odor-free. Use
whatever cleaner the floor manufacturer
recommends. Be careful with hardwood
and click-flooring, which can’t be
exposed to a lot of water.

STEP SIX: CHECK YOUR WORK
No matter how bad the previous smoker
was, you have by now found all of the
accessible smoke residue. If you still
smell smoke, return to your cabinets
and try washing the insides down. You
may also need to repaint the outsides, or
worst case, replace them.
If you took down miniblinds,
remember to replace those.

THE BEST WAY TO
REMOVE SMOKE SMELL
All of the above steps will work, but as
they say, an ounce of prevention is worth
a pound of cure.
Consider using our phone screening
prompt sheet to screen out smokers,
even folks who say they don’t smoke
inside. There is nowhere else to smoke
but inside during the winter on days
when it’s zero degrees.
Also, make sure to use our
no-smoking addendum. Some of
the costs of removing smoke smell
may be recoverable from the tenant’s
security deposit (always consult
with an attorney).
The same process, incidentally, will
also work to remove vape residue and to
remove weed smell.
Now you know how to remove smoke
smell from an apartment. May you never
have to. Happy landlording! ML

LINKS
Tri-sodium phosphate: http://9nl.org/
ext_wiki_tsp
Rubber butyl gloves: http://9nl.org/
ext_amazon_butylgloves
Splash goggles: http://9nl.org/
ext-amazon-splashgoogles
Sponge mop: http://9nl.org/
amazon-spongemop
Ban: http://9nl.org/
mglch128_s65a_phosphates
Prompt sheet: http://9nl.org/
forms-phonescreening
No-smoking addendum: http://9nl.org/
forms-nosmoking
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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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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
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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.
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REGIONAL

CAMBRIDGE

No Cambridge events July or
August. See you in September!
MBHP GoFundMe Flops
As of July 7, the Metro Boston Housing Partnership
(MBHP) GoFundMe had failed to reach its goal of raising
$7,000 by June 25.
MBHP was asking for donations to oppose the
President’s budget for the Department of Housing and

Urban Development (HUD), which MBHP said reduced
funding by 15%.
In the appeal, MBHP Executive Director Chris Norris
said a team from MBHP was in Washington DC when the
budget was released. The wording of the proposal implied
that the money would be used for last-minute tickets to fly
back to Washington. The intended use of funds was not
explicitly disclosed.
Four donors participated.
MBHP is the largest tenant non-profit in Massachusetts, with
an operating budget of $136 million in FY 2015.
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REGIONAL
CHARLES RIVER

SPRINGFIELD

No Charles River events July or
August. See you in September!
Got Waltham Vouchers?

No Springfield events July or
August. See you in September!
HAPHousing Gone, Replacement
WayFinders Signing Owners to
Two-Year Leases?

The City of Waltham has a municipal subsidy program that
is in effect. Are you an owner renting to someone with one of
these vouchers? What has your experience been? Email us at
info@masslandlords.net and we will share you story with a
Charles River Rental Housing Association advisor.

METROWEST

No MetroWest dinner meetings in
July or August.
Picnic for members only July 11 (check email). See
you in September!

Lead Facts from May Meeting
At the May 9 MetroWest Property Owners meeting, John
Risko spoke about his work inspecting for lead hazards and
best practices for deleading.
Risko shared some amazing statistics, which we have no
reason to doubt but have not independently verified.
Only 5% of properties before 1948 are deleaded. When we ask
at events how many people still have properties that are not
deleaded, half the room or fewer raise their hand, depending
on whether the members are urban (more deleading) or rural
(less deleading). MassLandlords members may therefore be
much better than average.
As blood lead level goes up, IQ goes down. The evidence for
this is irrefutable. Every 10 micrograms/dL of blood lead
is another 5-7 points of IQ loss. As IQ goes down, so does
lifetime earnings. Economists say each point of IQ lost
decreases liftime earnings by $100,000.
For serious lead poisoning, death may result. The World
Health Organization estimates that 853,000 deaths annually
result from lead exposure. (Many of these are outside the
United States.)
9.3% of ideopathic disability (mental retardation)
results from lead.
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Two Springfield owners speaking off the record have indicated
that WayFinders, a Section 8 administration serving Greater
Springfield, has signed them to two-year leases without their
knowledge. MassLandlords is trying to confirm.
The owners said that a visible part of the document referred
to a duration of one year. Another less noticeable part set the
termination date as “2019”.
Owners are advised to read agreements carefully. Also,
Western Housing has recently reaffirmed that an owner may
not refuse to participate in Section 8 because of any condition
of the program.
WayFinders, in combination with Common Capital,
Inc. and MBL Housing and Development LLC is the
successor agency to HAPHousing.
LINKS
Successor agency:
http://9nl.org/masslive-haphousingwayfinders
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REGIONAL
Legal Update on Disability
Requests in Western Court
Division

WORCESTER COUNTY, CENTRAL

Attorney Katherine Higgins-Shea shared best practices for
when a tenant wants you to change your rules or the building
itself to accommodate their disability.

Learn everything you need to succeed as an owner or manager
of residential rental property in Massachusetts.

Such requests are called “requests for accommodation.” If
the requesting tenant is disabled, if the request is reasonable,
and if it is denied, that would be grounds for a discrimination
lawsuit. Determining whether a request is reasonable is
therefore an important issue.
Higgins-Shea shared her best practice without giving specific
advice to any attendee or reader:
First, she summarizes the request in writing even if it was
verbal. This establishes a paper trail of the request date. She
doesn’t require a form or paperwork, since that might be an
undue hardship. Her clients make a decision on the request
within 30 days, which is enough time to get quotes and
discuss alternatives with the tenant.
Consult with an attorney about your specific situation. Many
attorneys who practice in the Western Housing Court are
listed and/or reviewed at MassLandlords.net/directory. Search
for “springfield attorney.”

Worcester: The MassLandlords
Crash Course in Landlording
This fast-paced course is strictly limited to 16 participants
to allow for detailed discussion and Q&A. Course
tuition includes:
• Small group session with the Executive Director, a trained
presenter and experienced landlord.
• A comprehensive agenda, see below.
• Nolo’s Every Landlord’s Tax Deduction Guide
• A bound summary of all material presented
• A book on conflict resolution, title TBD, either by Peter
Shapiro or Roger Fisher, depending on availability
• Breakfast pastries, coffee, tea
• Lunch sandwiches, sodas, chips, cookies; all dietary
requirements satisfied
• A MassLandlords gel pen
• A coupon for 10% off any MassLandlords
annual membership
• A MassLandlords certificate of completion and
permission to use “MassLandlords participant” on your
marketing material.
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“Normally like to sleep in on Saturdays and was
worried that I could walk away from the workshop
underwhelmed. Fortunately that was not the case at all.
This was a productive Saturday for sure and I probably
could have stayed for more.”
- Feedback from May 2016 Class
SATURDAY, JULY 15TH, 2017
Need a different date? Email agee@masslandlords.net with
your city and number of attendees to request a custom
session, or join our mailing list, “News about local events,” to
be notified of the next crash course near you.
AGENDA
8:30am Introduction of MassLandlords and
course participants
8:45am Rental markets
o Urban, suburban, rural
o Luxury, college, professional, working,
subsidized, rooming houses
8:55am Property selection
o Lead paint (Legal highlight)
o Utilities
o Bones vs surfaces
o Amenities
o Repairs and renovations
o Durable vs beautiful
o What if I’m stuck with what I’ve got?
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9:05am Sales and marketing 101 for rental
property managers
o Marketing rentals
o Sales process
o Staying organized
o Branding a small business
o Getting more or fewer calls
o Tips and tricks
9:45am Break
9:55am Applications and screening
o Criminal, credit, eviction
o Discrimination (legal highlight)
o Interactive Game
10:35am Rental Forms
o Lease vs Tenancy at Will
o iCORI
o Eviction notices
10:55am Legal Matters
o Late fees
o Security deposits
o Eviction process
o Move-and-store
o Water and electrical submetering
o Housing Court vs District Court
o Warranty of habitability
o Inspections
o Subsidies
o Rent control
11:55am Break
12:05am Lunch and free form Q&A
12:25am Maintenance, hiring, and operations
o Keeping the rent roll and expenses
o Filing taxes
o To manage or not to mange
o Tenants as customers
o Notifying tenants
o Extermination
o Monitoring contractors
o Lease violations and conflict resolution
o Record keeping
1:00pm Overview of books and resources for
further education
1:15pm End
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REGIONAL
LOCATION Hilton Garden Inn Worcester
35 Major Taylor Boulevard
Worcester, MA 01608
The hotel offers parking in a city owned parking
garage across the street from the hotel for a
discounted fee of $7 per vehicle. Guests will
pull into the garage and get a white ticket from
the gate. They keep this ticket with them until
they are exiting the garage and will bring it to
the front desk of our hotel. Our staff will charge
them $7 (either cash or credit/debit card) and
validate the ticket. They will go straight to the
exit gate with this ticket within 30 minutes and
exit the garage.
FOOD

PRICING

Continental Breakfast
o Fresh Baked Breakfast Breads
o Pastries and Muffins
o Variety of Deli Style Bagels with Cream
Cheese and Fruit Preserves
o Sliced Fresh Seasonal Fruits
o Coffee & Tea
Lunch
o Assorted Grilled Paninis (vegaterian
option included)
o Salad Bar
o Iced Tea, Lemonade, Water, etc.
o Hot Apple Crisp
* If you have any dietary restrictions, please let us
know as soon as possible so we can accommodate
you. Contact Alexis at agee@masslandlords.net.

Downtown Worcester
Revitalization Continues at
Breakneck Pace
Starting this fall, 332 Main St will be turned into 55 housing
units. Fourteen units will be “workforce housing,” a form of
subsidized housing available to renters who are employed but
cannot afford to rent independently.
Some project-based Section 8 vouchers will also be attached to
the building. It was not clear if the term “workforce housing” was
a misstatement of the project vouchers, which do not require
employment. Redevelopment is expected to cost $20 million.
Meanwhile, a design for 125 apartments in the old Worcester
County Courthouse was announced. Renovations are expected
to cost $53 million.
Finally, in the Fruit and Sever St neighborhood, an additional
559 units are being preserved with $42 million in tax credits.
The Chamber of Commerce has an interactive map
showing development.
LINKS
$20 million, $42 million:
http://9nl.org/telegram-2017downtown19m
$53 million: http://9nl.org/wbjournal-courthouse53m
Map:
http://9nl.org/worcesterchamber-downtowndevelopmentmap

Online:
Non-members: $199
Members: $189 (log in before
you register or you will see the
non-member price)
Online registration required.

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

Worcester dinner meetings return
in September.
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REGIONAL
WORCESTER COUNTY, SOUTHERN

No SWCLA Events July or August.
See you in September!
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Commercial Real Estate Loans
As a major provider of loans that have
contributed to Central New England’s
growth, Commerce Bank specializes
in financing: office, industrial,
retail, healthcare and
apartment buildings.
Contact our team of commercial
real estate lenders today to discuss
how we may help your business
and finance your next commercial
real estate project.
Call 800.698.BANK (2265).

www.BankAtCommerce.com
Loans are subject to credit approval. Commerce Bank is a registered service mark in
Massachusetts of Commerce Bank & Trust Company. ©2015 Commerce Bank & Trust
Company. Commerce Bank member FDIC. Equal Housing Lender. All rights reserved.
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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/print
Support better housing policy and
housing journalism in Massachusetts.
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