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Letter from the
Executive Director
OCTOBER WAS ONE OF THOSE MONTHS WHERE
BLUEPRINTS WERE DRAWN BUT NO DIGGING WAS
STARTED. THIS MONTH WE WILL TALK ABOUT OUR
NEW EVENT PLANS. THE DISCUSSION WILL SEGUE
INTO A DISCUSSION ABOUT HOW OUR SERVICE
CONTRACTS WORK.
It has become clear to us that event management is a
specific discipline that is currently underdeveloped. Statewide there are 23 locations where owners and managers meet, but only six of those
are in the MassLandlords network, and only four of those are directly managed by
us. There is potentially a lot of event work for us to do, but until now, we haven’t
been able to do it.
The current team have roughly three years of experience in Worcester, where
attendance now averages 86 people per meeting. This learning has led to the
creation of two new event series, in Cambridge and Waltham, which are now highly
rated by attendees.
Moving forward, we are going to focus more explicitly on events as a primary
association goal, rather than as something else we do. Our marketing text will highlight
what advantage attendees will gain and our topics will be crafted to meet the educational
or cost-saving objectives we know landlords want. We will open new channels to broaden
the reach of our content, and will we further staff operations to increase engagement
before, during, and after events.
Brent Perry started as our Event Logistics Coordinator, and by replacing me in that
role, he has made a remarkable improvement to the consistency and timeliness of our
setup and teardown operations. Also I am now free to work the registration desk as
needed by location. We plan to repeat this for the registration desks, so that I will be free
to emcee as needed. We will develop our repertoire of scalable content, so that eventually
I will not be needed to emcee either. This will mean that no event need depend on any
key person. If this works, we will have a way to achieve our educational objectives
independent of personality or volunteer turnover at all 23 locations across the state.
The MassLandlords service contract has historically been offered to groups who lack
digital services, but who carry out their own event process. If our event process has now
become scalable, essentially all operational responsibilities might be carried about by
MassLandlords, leaving local organizations free to develop the relationships and form
the Boards of Advisors that owners need. This is a very hopeful development, and we will
certainly keep you posted as we progress toward this new goal.
So that’s our strategy update. We will report on our other objectives as we make
progress toward them, as well. Overall, the mission remains: help owners rent their
property, and advocate for better laws.
Share this newsletter with a friend, we have a lot to offer.

MWPOA

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

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

Sincerely,
Doug Quattrochi
hello@masslandlords.net

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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BOSTON PASSES JUST
CAUSE EVICTION RENT CONTROL
in Diminished Form

At the November 30, 2016 hearing, tenants (left) and landlords (most of right) appeared at the Boston City Council hearing in roughly equal number.

The Jim Brooks Community
Stabilization Act passed
Boston City Council on October
4, 2017 and now awaits
legislative approval.
On October 4, Boston City Council
voted 10 to 3 on a reduced form of Just
Cause Eviction Rent Control. The Jim
Brooks Community Stabilization Act
requires owners to copy the City of
Boston on notices to quit. The Act also
restricts foreclosing owners from evicting
without “just cause.”
This article will review what
advocates and opponents have said,
how the Act has changed over time, and
what happens next.

WHAT ADVOCATES SAY
Supporters of the Jim Brooks Community
Stabilization Act are worried principally
about low income or elderly households
being evicted and unable to find
comparably priced housing in the same
neighborhood.
4 • MassLandlords Newsletter

Supporters do not approve of
gentrification, particularly when it is
driven by large developers or landlords
who evict an entire building to deliver it
empty. The act is underscored by mild
chrematophobia and xenophobia. The first
sentence on the website supporting the Act
is, “Boston was named as the city… 4th
highest in foreign speculation in the US.”
Supporters like Sheila Dillon, Director
of the Department of Neighborhood
Development for the City of Boston, have
testified that the Jim Brooks Community
Stabilization Act is not rent control.
They argue that the Act does not trigger
MGL Chapter 40P, which would require
the City of Boston to reimburse owners
for losses caused by the Act. They also
state that the Jim Brooks Community
Stabilization Act does not recreate the socalled “rent control boards” of yesteryear.
At a debate on WGBH Greater Boston
December 7, 2016, Lydia Edwards, then
Director of the Office of Housing Stability
for the City of Boston, said the Act was
primarily about gathering data. Chronic

individual and family homelessness
remains intractable with existing agencies
and funding. It is believed that the
Act will shed light on the first step of
becoming homeless.

WHAT OPPONENTS SAY
When asked if the same Act could be
passed in Cambridge as in Boston, the
Solicitor for the City of Cambridge wrote
a January 11, 2016 memorandum to
the City of Cambridge City Manager.
“It is my opinion that enactment of
a local ordinance regulating rent
increases or evictions would likely be
determined… to be an invalid exercise
of the City’s municipal power under the
Massachusetts Constitution.”
Owners and managers have strongly
opposed the “just cause” provisions of the
Act as a backdoor form of rent control
and a trigger for MGL Chapter 40P. The
Act says that certain evictions would not
be allowed to proceed unless a cause was
specified, and unless the cause was one of
the so-called “just causes.” Conspicuously

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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On December 7, 2016, Jim Braude hosted Lydia Edwards (City of Boston), Doug Quattrochi (MassLandlords), and Marc Draisen (Metropolitan Area Planning Council)
to debate the Jim Brooks Stabilization Act.

absent from the list of just causes is the
tenant’s refusal to sign a rent increase.
In practice, this means that tenants can
refuse to sign all rent increases, meanwhile
the owner is powerless to end the tenancy.
Owners have said that these
provisions create “tenants for life” and
fundamentally alter the nature of rental
agreements, which are intended to be
finite. Owners have called for alternative
measures to address homelessness,
including zoning reform.

HISTORY OF THE JIM BROOKS
COMMUNITY STABILIZATION ACT
The public discourse around the Jim
Brooks Community Stabilization Act

has been dysfunctional due to the backroom nature of its text and the broken
hearing process used to push it through.
If anyone besides landlords cared, some
at the city might lose their jobs.
In late 2015, the first version of the Act
was circulated. MassLandlords obtained
and posted this version.
On November 30, 2016, the idea
of the Act was heard in City Council
chambers without the Act actually being
filed. Landlords prepared objections by
paragraph number, but tenant advocates
said that landlords were working to an
old version, that the latest text didn’t have
any of those objectionable provisions.
Without a public record of the text, it

Attorney Stuart Schrier said at the March 6, 2017 hearing that anyone could use the Federal Fair Debt
Collection Practices Act to enjoin the City from enforcing the notification requirement of the Jim Brooks
Community Stabilization Act.
6 • MassLandlords Newsletter

was a way for tenant organizations to
test landlord opposition and back off if
necessary without losing face.
Tenants’ Rights Organizations and the
City of Boston were both written into
the first version. They were the intended
recipients of the copies of notices to
quit. Ostensibly they wanted to contact
tenants to inform them of their rights.
Practically speaking, the lists of notices
would have ended up in the hands of
strike groups like City Life/Vida Urbana,
who have been alleged to have used
intimidation tactics against owners.
On December 5, 2016, the mayor’s
office issued a public statement
claiming that landlords had been part
of the conversation about the Act
and supported it.
On January 31, 2017, MassLandlords
filed a public records request asking
to see which owners contributed to
the Act, when, and what they had said.
Although 121 pages of information were
returned from the Mayor’s office, none
of it supported the mayor’s claim of
involving landlords in a conversation.
There was substantial evidence of tenant
conversations, including one meeting
between the Mayor and Darnell Johnson,
spokesperson for a coalition of tenant
groups including City Life.
On March 6, 2017, the second
version of the Act -- the first to be filed
publicly – was heard by the City Council.
Landlord advocacy from the first hearing
and the public records request had
evidently been effective. In the second
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version, references to Tenant Rights
Organizations had been effectively
removed, and the 5% per year limit on
rent increases had also been removed.
The just cause eviction prohibitions
still applied both to landlords and
to foreclosing owners. Owners were
still required to copy the city on all
notices to quit.
At the hearing, landlords argued that
the lack of “refusal to pay a rent increase”
as a “just cause” meant that tenants
would become “tenants for life,” so long
as they followed the other lease rules, at
the same fixed rent.
Attorney Stuart Schrier made a
compelling argument that the Act
violated state and federal fair debt
collection practices acts. In our view, his
arguments were critical in chipping away
at the second version. There was no vote.
On October 4, without a public
hearing, a third version of the Act was
scheduled for a vote. This time, the
just cause eviction prohibitions were
removed for landlords but left applied

to foreclosing owners. Landlords were
still required to notify the city. This is the
version that was voted on and passed.

THE PROCESS
Now that the City of Boston has endorsed
the Act, through their elected Council,
the text has been filed with the legislature
for approval. As of publication,
MassLandlords could not verify a
docket or bill number. If the legislature
approves, the Act will modify the eviction
law within Boston city limits. Precedent
will be set for other municipalities to
adopt similar Acts.
A website set up by tenant advocates
is asking tenants to contact their state
rep and senator, as well as the governor,
in support of the bill. Their description
of the bill does not reflect its current
diminished form.
It is not clear whether the Act will
pass the legislature, or if it does,
whether it will improve the situation
as advocates say or create de facto rent
control as opponents say. Lawsuits

might be filed under MGL Chapter 40P,
the Massachusetts Fair Debt Collection
Practices Act, the Federal Fair Debt
Collection Practices Act, and other laws.
The Department of Neighborhood
Stability, the Mayor’s office, and
the City Council have not replied to
MassLandlords’ requests to collaborate
with tenant advocates on alternatives. ML

LINKS
January 11, 2016 memo:
http://clickmeterlink.com/
ml-cambridge-jce-memo
MGL Chapter 40P:
http://clickmeterlink.com/mgl-ch40p
Posted: http://trk.as/ml_policy_just_cause
Alleged: http://clickmeterlink.com/
tenant-group-urbana
Public records request: http://9nl.org/
blog-walshlied
Compelling argument:
http://clickmeterlink.com/
ml-jce-crippled
Website: http://clickmeterlink.com/
ext-just-cause-boston

Commercial Real Estate Loans
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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.
MassLandlords
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MASSLANDLORDS SECURITY
DEPOSIT FORMS
Overhauled
Owners and managers should
review the October 2017
updates to our Massachusetts
security deposit forms.
On October 9, MassLandlords released
a major update to our Massachusetts
security deposit forms. The update will
help members avoid inadvertent noncompliance, which carries penalties
equal to three times the amount of the
deposit, attorneys’ fees, and risk of a
class action lawsuit.

MOVE-IN MONEY RECEIPT
The first form in the sequence is the
new “move-in money receipt.” This
form identifies the purpose and tender
for up to four transactions prior to
commencement of tenancy. These
transactions are first month’s rent, last
month’s rent, security deposit, and
lock change fee. The form has wording
that makes it clear no tenancy has
yet been created. This allows owners
to take personal checks two weeks
prior to intended move-in date to
wait for those to clear before signing
any agreement. This receipt provides
both parties documentation of the
preliminary transaction.
Previously this form was called a
“security deposit receipt (before bank).”
That name has been discarded. The
intent is that the move-in money receipt
should be issued at the first moment an
owner, manager or agent accepts money
from the tenant, but before said funds
are deposited into an account. The form
does not derive from security deposit
law. The law does not require a move-in
money receipt. This form derives from
business best practice.
The move-in money receipt should
be used during the application phase
of the rental process. The ability to
clear checks or provide bank checks
ought to be the final evaluation you
perform on a tenant.

SECURITY DEPOSIT RECEIPT
The second form in the sequence is a
dedicated “security deposit receipt.”
This form is intended to comply with
MGL Chapter 186 Section 15B. The
form identifies the name and address
of the bank where the deposit has been
made, the account number of the bank
account, and the amount of the deposit.
The form also has wording to make
the legally mandated disclosure on
interest payments.
This form was previously called
“security deposit receipt (after bank).”
That name has been discarded. The
intent is that the “security deposit
receipt” is to be issued within 30 days
of the owner, manager, or agent having
accepted the security deposit money. The
owner, manager, or agent must open the
security deposit account and deposit the
funds prior to issuing the receipt.
The security deposit receipt should
be considered part of the application
process. If the tenant presents precleared funds (e.g., cash or cashier’s
check), the security deposit receipt can
be completed before lease signing.

SECURITY DEPOSIT
ANNUAL STATEMENT
The final form in the sequence is the
“security deposit annual statement.” This
form is intended to comply with MGL
Chapter 186 Section 15B. We believe it
makes all required disclosures, including
repetition of the bank account number,
bank name and address, as well as the
interest earned the previous 12 months.
The form also provides checkboxes
for compliant return of interest paid.
Note that it is not compliant to have
the tenant agree to defer payment. A
statement of interest and the interest
itself must be distributed annually in
order to avoid triple damage violations.
This is a new form. The security deposit
annual statement should be considered
part of your ongoing operations.

Just a little joke. We're actually pretty proud of
how concise our forms are. We are immensely
grateful to the volunteers and attorneys who
have contributed.

Note that we have also added a last
month’s rent annual statement. Although
interest need not be paid annually, MGL
Chapter 186 section 15B does require
issuance of a last month’s rent statement.
The two forms are separate so you can
use one, both, or neither according
to your business.

SECURITY DEPOSIT WITHHOLDING
If you wish to withhold from a
security deposit, your statement of
deductions must come with actual
documentation of expenses (e.g.,
vendor or provider receipts). It must
also say, “Signed under the pains and
penalties of perjury.”
We have not modified our example
letter as part of this review.

WHERE TO GET THE FORMS
Members can visit
MassLandlords.net/forms and view
the “Applications” and “Operations”
sections. Massachusetts security
deposit forms are provided subject to
our website’s terms of use. You should
consult with an attorney to verify that
the forms you use are compliant for
your business and circumstances,
and that your operational practices
conform to statute and regulation.
Feedback on the forms can be sent to
forms@masslandlords.net. ML

LINKS
MGL Chapter 186 Section 15B:
http://34.gs/ext_mgl186_15b
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MAKE YOUR FRIEND FAMOUS:
Last Chance for Annual Nominations
MassLandlords governance establishes a
Board of Directors. We use the election to also
recognize a non-member.
Each year in December we elect a member to the Board
of Directors, and also recognize a non-member with the
MassLandlords Good Neighbor award. All nominations must
be in by November 15 to appear in the December newsletter.

THE GOOD NEIGHBOR AWARD
We will recognize a non-member’s efforts to advance property
rights or the quality of rental housing in Massachusetts. So far
only one name has been nominated:
• Attorney Stuart Schrier of Dorchester for his testimony at the
Just Cause Eviction Hearing in Boston, March 2017, which
identified a new and compelling legal objection to just cause
eviction rent control.
All nominees no matter whether or not seconded will receive
a personal letter of thanks from the Executive Director on
behalf of the association, and if possible, we will address a
second letter to their boss so they get a raise. Prior nominees
include Representative Walsh for his work on rent escrow and
Jamie Williamson for her effort to teach owners and managers.

THE BOARD OF DIRECTORS
We will be voting on which member will serve the next fiveyear term on the Board of Directors. The Board of Directors
has no operational responsibility, rather, their job is to oversee.
In particular, they must hire or fire the person currently in the
Executive Director’s role, if necessary. They must also review

10 • MassLandlords Newsletter

Recognition as the MassLandlords 2016 Good Neighbor was awarded to
Representative Chris Walsh, 6th Middlesex, right, for his negotiation work on
H.980, the rent escrow bill most likely to pass. The award was presented by
MassLandlords Executive Director Douglas Quattrochi.

financial reports and verify that association business aligns
with our mission.
So far several names have been nominated. The more we
have, the better result we’ll get!
Submit nominees for Good Neighbor or Board of Directors
by emailing hello@masslandlords.net. All nominees who accept
will be listed on our ballot for state-wide election in December.
Interested members can log into the site to review our bylaws
at MassLandlords.net/governance. ML

Member FDIC l Member DIF
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DIY RENTAL PROPERTY ACCOUNTING
for Lower Taxes
Rental property income
taxes are a huge advantage
to owners. Learn how to DIY
to save on taxes.
You can do your own bookkeeping and
accounting and still get maximum tax
savings out of your rental property.
Taxes are one of the two major benefits
of owning rental real estate, the other
being leverage (the ability to borrow up
to 70% or 80% of the purchase price). In
this article we’ll give generic information
about rental real estate taxes. Always
consult with a certified public
accountant before making decisions
about your own business.

BOOKKEEPING IS THE BEDROCK
The foundation of any rental real estate
tax savings is a monthly close. This means
shortly after the end of each month,
record each income and expense in a
general ledger and reconcile your ledger
to bank and credit card statements. A
receipt should accompany each expense.
Income should be attributable to each
tenant. Each item in your bank and credit
card statements should have a separate
record in your ledger.
You have options when it comes to a
general ledger. If you roll old-school, you
can record income and expenses using
parchment and a freshly sharpened
quill. Record each entry “double entry,”
so that every line corresponds to a
transfer between accounts. For instance,
spending at Home Depot is a transfer
from your coin purse account to your
expense account.
If you have a Windows computer,
and if you dislike the idea of
storing your financial records on
the Internet, you can’t beat the free
Microsoft Money Sunset Edition. Although
no longer supported, it still works. It’s fast
and easy to learn, and customizable.
If you value data backup and
accessibility from the road, there are
cloud-based options in QuickBooks
Online (generic business ledgers) and
Buildium, Appfolio, and Yardi (real
12 • MassLandlords Newsletter

NASA time lapse collage of satellite images of hurricane Andrew, 1992. Three views of Andrew on 23, 24 and 25
August 1992 also somewhat symbolize hurricanes Harvey, Irma, and Maria in 2017.

estate specific). There are also appintegrated services like Simple that will
push a notification to your phone each
purchase to let you categorize it there at
the store, no receipt required.

BE GLAD YOUR HOUSE
IS DEPRECIATING
When we say your house is depreciating,
don’t take offense! Depreciation is a tax
concept separate from “falling apart.”
But the two are related. The IRS assumes
that when you buy a property, its value
will decline to zero over a long time. For
a residential property, for instance, they
assume a service life of 27.5 years. This
implies huge tax savings for owners.
Suppose you buy a rental property for
$375,000. The value of the underlying
land, which does not depreciate, might
be estimated at $100,000. This leaves
$275,000 divided by the service life of
27.5 years that you can write off on your
taxes each year ($10,000 of write-offs). If
you are in a 25% tax bracket, this equates
to $2,500 less in taxes, each year, just
because you bought the rental property.
The IRS says they will claim this back
when we sell the property. This is a

“recapture” tax. But we don’t have to sell
during our lifetime. And there’s also a
thing called a “Section 1031 exchange.”
This re-investment process lets us sell
and buy another rental property, and
defer the recapture tax indefinitely, as
often as we need to grow our business
and further support the economy.

COST SEGREGATION
You can depreciate your house over 27.5
years, but if you have extra time to tinker,
you can segregate things inside the
house that have shorter useful lives. The
IRS allows machinery and appliances
to be depreciated over five years, and
everything not listed can be depreciated
over 7 years. This can accelerate your tax
savings, and for larger acquisitions can
more than pay for your time to do it.

REPAIRS VS IMPROVEMENTS
When you patch a leaking pipe, the
IRS says you have “repaired” it. When
you replace a broken pipe with a new
pipe, the IRS says you have “improved”
your plumbing. Repairs are expensed
in the tax year in which they are made.
Improvements must be depreciated.
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Ford’s Pest of the Month: Wildlife, Especially the Grey Tree Squirrel “Suivridae”
The Eastern Gray Squirrel belonging
to the rodent family is one of this
country’s 10 known species. They
may have two to seven young, one
to two litters per year. They do not
hibernate. The Eastern Grey Squirrel
may store and feed on various nuts
and seeds. While feeding they will
dig up vegetable and flower gardens
and empty bird feeders. They become

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

way to eliminate squirrels as well
as other wildlife invaders, which
should be done only by a licensed
animal control operator. After
elimination the gnawed entrance
holes should be repaired.
Are you being bugged? Contact us at
FORDSHOMETOWN.COM
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When you record income or expenses
in your ledger, note whether the expense
is part of a repair or an upgrade. This
greatly simplifies tax time. You might
consider having no categories other
than “repair” and “improvement”
for physical changes to the property.
In other words, don’t categorize
this expense as “plumbing” and that
as “carpentry.”
Note that the IRS is wise to us wanting
to make a hundred small repairs at the
same time and expensing it all right
away. They call this a “general plan
of improvement” and require us to
depreciate all the minor repairs at once.
Note that depreciation timelines for
upgrades can be long. Anything attached
to the building must be depreciated
over a 27.5 year timeframe, just like
the building itself. The IRS does this to
enforce tax collection sooner. The benefit
to owners is a kind of “forced tax savings
plan.” Your long-term tax liability will be
lower now and decades from now.

SMOOTHING THE BOOKS
You might pay your insurance premium
for 12 months in advance in order to
save money. If you pay this in November,
it will make November look like you lost
of a lot of money. This is the drawback of
accounting on a cash basis.
If you want to get fancy, you can move
toward accrual accounting. Instead of
recording the insurance premium in your
bank ledger as an expense, transfer that
money to a “prepaid insurance” account.
In the “prepaid insurance account,” you
will enter 12 monthly debits equal to your
premium. This will make November look
like a normal month, as every month will
show its fair share of insurance expense.
You can extend this idea to create
a new account for each depreciable
improvement. For instance, if you
renovated the bathroom in Q2 2017, you
can transfer all those expense entries
to a “2017 Q2 bathroom” account, and
each year add a depreciation entry
according to the IRS tables. Your tax
time will be a breeze!

EVERYTHING IS A
BUSINESS EXPENSE

APPORTIONING PERSONAL USE

Many more things can be deducted than
people generally realize. MassLandlords
membership dues and event tickets,
for instance, are deductible as training
and seminars. Holiday decorations are
supplies. Home office space and personal
auto use can also be apportioned and
deducted. Be very careful! All expenses
must have a reasonable and customary
business purpose. And some deductions,
like the home office and personal auto
deductions, carry the risk of automatic
audits under some circumstances.

If you live in your rental property, or
if you treat it as a vacation home that
you use for part of the year, then a
portion of the expenses of that building
are not deductible. For instance, if you
have personal access to one-third of
the rental property because you live on
the second floor of a three-decker, then
only two-thirds of your ledger expenses
can be filed as deductions. You can
still claim one-third of the mortgage
interest on your personal taxes like a
normal homeowner.

Vacation properties require us to
calculate how much of the year we spend
there. If we spend one week out of 52 in
a year, then fifty-one fifty-seconds can be
filed as deductions.
The actual math requires more
calculation than this. Consult with the
Nolo book, recommended below.

WHERE DO RENTAL
TAXES GET FILED?
If you own the properties in your own
name, they will be filed on your Schedule
E (page 1). If you own them under an
LLC and you’re the only LLC owner, they
will still appear on your Schedule E. If
you are a partnership, LLC with two or
more owners, or S Corporation, that
entity will file a form 8825, give you a
K-1, and you will record that number on
your Schedule E (page 2 instead of page
1). C corporations pay taxes directly
and do not pass rental income to your
personal return.

RENTAL PROPERTY
TAX CONCLUSION
Nolo’s “Every Landlord’s Tax Deduction
Guide” is a comprehensive resource,
and so good we give it out as part of our
“Crash Course.” Remember to always
consult with a CPA before taking action
based on anything you read, whether
this article or Nolo. Happy deducting! ML

LINKS
Microsoft Money Sunset Edition: http://
clickmeterlink.com/ext-ms-money
Every Landlord’s Tax Deduction Guide:
http://clickmeterlink.com/
nolo-tax-deduction-guide

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

▶Notice to Quits
▶Summary Process Writs
▶Evictions/Talk-Outs
▶Trespass Notices
NICHOLAS COCCHI
SHERIFF

95 Liberty Street
413-732-5772/Fax 413-733-6933
Serving Process in Hampden County’s
Twenty-Three Cities andTowns
▶ Professional ▶ Responsive ▶ Accountable
*Same Day Service/ After Hours Service
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MASSLANDLORDS POSITION
on Airbnb Regulation
Airbnb regulations such
as enacted by the City of
Cambridge partially meet
with landlord approval,
partially do not.
MassLandlords is democratically
governed and has utilized member
input in several forms to set a
position on Airbnb regulation. Here
is where the association stands. Some
positions do not pertain to the City of
Cambridge’s Ordinance 1397, but rather
contemplate issues Cambridge did not.
On a tenant’s right to sublet, our
members would not support a Chicagolike right to sublet by all reasonable
means. Members would sustain the
landlord’s right to choose whether
a tenant may sublet. There is some
disagreement on this issue: a few
members think tenants should have
the freedom to sublet so long as the
landlord’s screening criteria are met.
On the taxation of short-term rentals,
we have not surveyed members. But

based on a detailed survey about real
estate taxes in Worcester, in 2015, and
considering personal conversations we
have had, we infer that most members
would be in favor of a fair tax that was
deemed necessary for a good reason.
We also infer that members would
not support a tax imposed because
a competing lobby asked for it (e.g.,
the hotel lobby).
On the City of Cambridge’s ban
on distant owners operating Airbnb
themselves, we are aware that some
owners across Massachusetts have
built, renovated, or started operating
properties specifically for the purpose
of renting via Airbnb. We therefore
oppose this ban and support the
idea of distant Airbnb operation
as an innovation that satisfies a
real market need.
On the City of Cambridge’s
enforcement of sanitary code for
Airbnb, we recognize the obvious
health and safety need. Furthermore,
we recognize that long-term rentals

Screenshot of the top half of the four-page Cambridge Ordinance 1397, Short-Term Rental Zoning.
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have been at an economic disadvantage
because they have been inspected
against sanitary code, building code,
and fire code, whereas short term
rentals have not. For these reasons, we
support the idea that Airbnb’s should be
inspected for safety.
On the City of Cambridge’s ordinance
overall, we believe the prohibition
on distant rentals will drive distant
Airbnb operators onto the black
market, avoiding inspection, and that
the ordinance will therefore prove
self-defeating in its effort to improve
health and safety.
Overall, Airbnb ranks tenth behind
other issues on the member Policy
Priorities Survey. MassLandlords
resources are directed accordingly. ML

LINKS
Ordinance 1397:
http://clickmeterlink.com/
ml-policy-subletting
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GOODLANDLORDTALK:
Make Deposits into the Relationship Bank Account
Guest Writer Peter Shapiro, peter@thegoodlandlord.com, 617-620-9858

Many books tell you how to invest in rental properties, choose the right
management company or handle maintenance and ﬁnances. In this business,
however, dealing with tenants is often the toughest part!
This book will show you how to:
❐
❐
❐
❐

Build productive landlord-tenant relationships
Communicate and negotiate eﬀectively
Prevent tenant issues from escalating into costly disputes
Address eviction in a sensible way

Filled with real life stories, sample dialogues, checklists, and lessons learned,
The Good Landlord will show you how to make communication work so you
can increase your proﬁts, positive impact, and peace of mind.
“The Good Landlord will help you keep the rent ﬂowing without costly eviction disputes.
Peter Shapiro’s book shows how landlords and tenants can work together for their mutual
beneﬁt, and his extensive experience is evident in this excellent guide. Read this book: the
valuable tips and techniques in The Good Landlord will ease your tenancy challenges—and
save you money.”
Chris Norris
Executive Director, Metropolitan Boston Housing Partnership

THE GOOD LANDLORD

The Good Landlord ﬁlls an important gap in
how-to books for landlords.

“The Good Landlord is ﬁlled with good advice. Drawing on the most important ideas in
the negotiation ﬁeld, and tying them to real life challenges landlords face everyday,
Peter Shapiro clearly shows how landlords can meet their
own interests while helping tenants to meet theirs. That’s
quite a feat, especially in hard times.”
Larry Susskind
MIT Professor of City Planning and
Founder of the Consensus Building Institute

$19.95 US

www.thegoodlandlord.com

A column for landlords wanting
to do well by doing good.
This month: Making early
goodwill deposits to withdraw
patience in the future.
What if you could deposit money in
the bank from situations when you
performed acts of helping, or service,
towards your tenant? You could then
withdraw this money to buy cooperation
and flexibility when you most needed it –
like when the hot water tank broke midwinter, you couldn’t get a plumber to
replace it for three days, and you needed
your tenant’s patience! Because making
such a withdrawal risked reduced

Barcode
location &
size

Peter Gilman Shapiro

Peter Gilman Shapiro has over 25 years
of experience training and coaching
landlords and property managers. He
has mediated thousands of landlordtenant disputes and has run landlord
support groups for over a decade.
Peter is a landlord himself, owning
over 20 rental units in Boston.

A Guide to Making a Proﬁt
While Making a Diﬀerence
Peter Gilman Shapiro
Part of The Good Landlord: Making a Proﬁt While Making a Diﬀerence™ Series

cooperation ahead, you would want to
make more deposits going forward to
replenish your savings.
Whether the deposits were modest
(such as accepting a late rent payment
or delivering a key after hours) or
substantial (such as including additional
occupants or forgiving back rent), these
deposits could save you the next time a
withdrawal was needed. Interest would
compound as trust is strengthened,
producing a reservoir of good will. You
may end up spending down this interest
as well -- the next time you were out of
town and a major water leak in your
building threatened to create a reservoir
in your basement! -- until you got your

tenant to return home immediately to
shut off the water main!
Considering tenant relationships
from this perspective can motivate
landlords to offer forms of help that
can save time, money and stress – your
largest returns! ML
The title of this article was adapted
from the concept of the “Emotional
Bank Account” in Stephen R Covey’s
The Seven Habits of Highly Effective
People (New York: Free Press, 1989).
Peter’s book, The Good Landlord, is
available for sale at MassLandlords
events.
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LEAD REGULATIONS
Expected to Change December 1
Massachusetts lead paint
regulations are expected
to undergo a major
change December 1, 2017.
See what it means for
owners and managers.
According to the MA Department of Public
Health (DPH) Website, DPH intends to file
changes to 105 CMR 460, the lead paint
regulations, on December 1, 2017. The
changes will take effect immediately upon
filing. These changes have already been
through one round of public comment.
We are not aware of any reason why
these changes would be delayed. Owners
and managers should expect a lead paint
change on December 1.

ORIGINAL CHANGES
Prior to public comment, there were four
major classes of change.
First, DPH sought to reduce the
number of surfaces considered
“accessible/mouthable.” David Burgess
of Emerald Lead Testing provided
MassLandlords our first estimate
of this impact, which we agree may
reduce average deleading costs by
one-third to 40%.
Second, DPH proposed decreasing the
blood lead level that constitutes poisoning.
There is no biological use for lead. Its
presence in children is correlated with
lower IQ’s, lower lifetime earnings, and
possibly higher likelihood of antisocial
behavior (read: crime). If we could wave

a magic wand and bring the level to
zero we would do that. The blood lead
levels were proposed to be reduced from
25 micrograms per deciliter to 10 µg/dL.
Third, DPH proposed removing
specific wording barring the use of
lead paint. They said, rightly, that
this was already covered by statute.
Certain grandfather provisions dating
back to the origin of the regulation
were also deleted.
Fourth, DPH proposed removing
Massachusetts-specific regulation
on encapsulants and deferring to
ASTM International.

POST-COMMENT AFTERMATH
Public comment closed September 16,
2016. Post comment, three of the four
major classes of change were sustained:
accessible mouthable surfaces have been
downscoped, blood lead levels have been
reduced, and encapsulation standards
will defer to ASTM.
Chalk one up to the bureaucracy,
though, because every piece of wording
about selling or using lead paint has
been added back in, despite it being
redundant with the statute. Yes, it’s
still illegal to sell lead paint, and yes,
it’s in both the regulation and the
statute. The rationale was, “if we have
the wording in the regulation, too,
it will make enforcement easier for
DPH.” (Rats! MassLandlords is hereby
suspending further investment in our
lead paint factory.)

Our collective lack of education about lead's hazards
created a mess for future generations to clean up.
Dutch Boy White Lead Paint. CC-SA by Thester.

NEW CHANGES
In addition to sustaining three of
DPH’s four major changes, several new
changes have been made in response
to public comment. In order of
increasing importance:
First, renovating vacant or owneroccupied single or multifamily units still
require notice to appropriate regulatory
bodies, but the wait time after serving
notice has been eliminated.
Second, any contractor seeking to
use chemical strippers will need two
inspections, first to verify that the wood
has been completely stripped, then again
at a later date to verify that it has been
repainted with lead-free paint.
Third, accessible mouthable surfaces
have been further downscoped. They now
include only window sills five feet or less
from a floor, a stair tread, or the ground;
hand rails; and railing caps. In total,
over the last year of changes, this means
that the following surfaces are no longer
accessible mouthable: outside corners of
walls, doors, door jambs, door casings,
window casings, balusters, treads and

ARTICLE YOU MAY HAVE MISSED

MassLandlords Files Testimony
for Proposed Sanitary Code
Rewrite
On Friday October 6, MassLandlords filed 13 pages of written
testimony for the proposed rewrite of the Minimum Standards
of Fitness for Human Habitation, aka the “State Sanitary Code.”
The State Sanitary Code is the checklist all landlords must follow
before renting an apartment. MassLandlords members and staff
found 32 proposed changes that needed to be reconsidered. ML
The full article can be found at: MassLandlords.net/blog
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risers, thresholds, lattice work, columns
6” or larger in diameter, clapboards and
shingles, and masonry.
Fourth, important: a new class of
“friction surfaces” have been defined
that include previously accessible
mouthable surfaces. These are
doors, door jambs, and treads. Just
like “movable/impacted” surfaces,
encapsulation will not be allowed on
friction surfaces.
Fifth, the lead level allowed in paint
before it is considered a hazard has
been reduced from 600 ppm to 90 ppm.
MassLandlords has not evaluated the
impact of this change, but conceivably
many, many more surfaces will now
be flagged as containing lead, possibly
most surfaces.

WHAT HASN’T CHANGED
Most of the deleading process, all of
the Tenant Lead Lead Law Notice and
Disclosure, and the essence of strict
liability will remain unchanged on
December 1, 2017.

DO I HAVE TO INSPECT?
This question was recently discussed
internally at MassLandlords. “Can’t
an owner check ‘no knowledge’ and
leave it at that?”
The relevant law is MGL Chapter 111
Section 197. It reads, “Whenever a
child under six years of age resides in
any premises in which any [part of the
apartment] contains dangerous levels of
lead, the owner shall abate or contain
said [part of the apartment].” The law
doesn’t say anything about whether the
owner is aware of the hazards. It simply

talks about what is without regard to
whether it is known.
Let’s consider it from a practical
business point of view. Deleading tax
credits remain woefully inadequate.
Suppose you adopt blinders as a
business policy, check the box “no
knowledge of lead hazards,” and your
apartment is actually clear of lead
hazards (the best case scenario). You
may never hear about it again. Your
building is actually clean (you just
don’t know it). The kids there might
never get sick.
But your tenant’s kid could still get
sick at a daycare, for instance, or from
the water supply. When the state comes
in to inspect your building, they will find
no dangerous lead levels. Your place is
clean! But you will still be liable because
the law says strict liability, meaning, as
we’ve been told, you cannot raise any
defense whatsoever. It doesn’t matter that
your building is clean. Without a lead
certificate, you are liable for all that kid’s
medical expenses.
If our understanding of strict liability
is wrong, just think about the average
rented premises, whose inspection
won’t come up clean. Inspectors can
always find something. If a kid gets sick,
if there is no lead certificate, if there
are lead hazards in the apartment, you
the landlord will have a serious legal
and financial burden imposed in short
order. All the lead liability will land
squarely on you.
And remember the Massachusetts
lead-paint Catch 22: you cannot have
children under six living in an apartment
with lead hazards, nor can you turn

them away for their own safety, because
that would be discrimination.
We therefore feel it is advisable, on
business grounds, not to adopt blinders
but to inspect and delead.

LEAD PAINT CONCLUSION
In previous articles, we showed how the
change in blood lead levels will result in
a ten-fold increase in poisonings. The
changes taking effect December 1, 2017
come with no legislative funding for
treatment. This means that the medical
support for these cases will be paid for
entirely by owners operating without
lead certificates.
MassLandlords’ recommendation
is that all owners with units that
remain uncertificated should plan to
get inspected and compliant starting
December 1. The reduction in accessible/
mouthable surfaces will cover one-third
of the cost, and the Schedule LP tax
credit will cover another 15% or so.
Lead certificates are a competitive
advantage over other owners and create
lasting resale value. And compliance will
eliminate a potentially large exposure.
Best of all, if we were all fully compliant,
we would never have to read another
lead paint article ever again. ML

LINKS
Department of Public Health Website:
http://clickmeterlink.com/
ext-dph-lead-changes-2017
MGL Chapter 111 Section 197:
http://clickmeterlink.com/
ext-mgl-ch111-s197
Previous articles: http://34.gs/
blog_leadpaintregulationsflaky

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
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Cambridge: Exluding Mice, Zero
Down Cashflow Positive Solar
Steve Buono of Buono Pest Control will make us laugh and
cringe with his pest control tips, tricks and stories. Fall
is not just football season, it›s also mice season! Find out
what they want, why they’re in your
building, and how to keep them
out for good (mice, not the NFL).
Steve will explain extermination and
exclusion and be available to discuss
Greater Boston›s bed bugs and
roaches, as well. Join us on to stop
these pests in their tracks!
Jamie Leef of SunBug Solar will explain how we can turn our
buildings into power plants. Learn why you shouldn›t lease
panels, how you can finance your own for zero down, and how
to include electrical and heat in the rent to come out ahead!

MONDAY, NOVEMBER 20TH
MEETING AGENDA
5:30pm Registration, Socializing and Networking
6:15pm Buffet Dinner in the Venture Cafe
6:45pm Executive Director Doug Quattrochi with
the MassLandlords Business Update
7:00pm Steve Buono, Excluding Mice and More
7:40pm Jamie Lief, Zero Down Cash
Flow Positive Solar
8:20pm Networking
9:00pm Doors close
LOCATION Cambridge Innovation Center
1 Broadway (5th Floor)
Cambridge, MA 02142
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ACCESSING FROM THE T
• Exit the Kendall T stop on Main St.
• Cross to the side of Main St. with the Chipotle
and walk up the street towards Broadway,
passing the Chipotle on your left.
• You will then round the corner to the
left and One Broadway will be across the
street diagonally.
• Cross over Third St. and Broadway to arrive
at One Broadway.
For all attendees Upon entering One Broadway, you will
need to check in with the lobby security. You›ll just need
to show your ID and let them know you›re going to the
MassLandlords event in the 5th floor Venture Cafe.
PARKING

Accessible by T and highway. Parking
available in several garages for weekend rates.
See CIC Directions for details. Pilgrim Parking
has affordable rates and is a short walk from the
venue, click here for details

FOOD

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

PRICING

Non-members always welcome! Please prepay in
advance to receive early-bird pricing. The caterer
requires this much notice for food orders.
Early-bird only until 11/10 @ 12pm:
Non-members: $18.50
Members: $13.50 (log in before
you register or you will see the
non-member price)
After Early bird or at the door:
Non-members: $22.00
Members: $18.00

Click here to purchase tickets for this event
Membership options.
Please note: this event is run by MassLandlords
volunteers and staff.
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Cambridge: The Biggest Tax
Savings Ever, New Lead Paint Regs

LOCATION Cambridge Innovation Center
1 Broadway (5th Floor)
Cambridge, MA 02142

Chris Brown of Edmund & Wheeler will be reviewing 1031
exchanges. This IRS regulation allows owners to depreciate
their property, saving tens or hundreds of thousands of
dollars in taxes, and then sell out and buy a new property
without paying recapture tax. Everyone serious about rental
property as an investment vehicle should understand the tight
timelines involved. If you do it only once if your life, it will
still save you $100,000.

ACCESSING FROM THE T
• Exit the Kendall T stop on Main St.
• Cross to the side of Main St. with the Chipotle
and walk up the street towards Broadway,
passing the Chipotle on your left.
• You will then round the corner to the
left and One Broadway will be across the
street diagonally.
• Cross over Third St. and Broadway to arrive
at One Broadway.
For all attendees Upon entering One Broadway, you will
need to check in with the lobby security. You›ll just need
to show your ID and let them know you›re going to the
MassLandlords event in the 5th floor Venture Cafe.

Speaker TBD (probably a deleader inspector) will be
reviewing the new lead paint regulations that take effect
December 1. The cost of deleading is decreasing 40%, but the
number of lawsuits might increase ten-fold. Don’t be the
slowest zebra in the herd. Learn how possible it is to get your
lead certificates before you become the target of increasing
regulation and so-called “strict liability.”

PARKING

Accessible by T and highway. Parking
available in several garages for weekend rates.
See CIC Directions for details. Pilgrim Parking
has affordable rates and is a short walk from the
venue, click here for details

FOOD

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

PRICING

MONDAY, DECEMBER 18TH
MEETING AGENDA
5:30pm Registration, Socializing and Networking
6:15pm Buffet Dinner in the Venture Cafe
6:45pm Executive Director Doug Quattrochi with
the MassLandlords Business Update
7:00pm Speaker TBD, New Lead Paint Regs
7:40pm Chris Brown, The Biggest
Tax Savings Ever
8:15pm Networking
9:00pm Doors close

Non-members always welcome! Please prepay in
advance to receive early-bird pricing. The caterer
requires this much notice for food orders.
Early-bird Discount only until 12/08 @ 12pm:
Non-members: $18.50
Members: $13.50 (log in before
you register or you will see the
non-member price)
After Early bird or at the door:
Non-members: $22.00
Members: $18.00
Purchase your ticket in just a few clicks!

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

Worcester Landlord Summit
Draws 200 on Beautiful Sunday
The Worcester Landlord Summit hosted by the City of
Worcester was held at the DCU Center on Sunday, October
22 and drew a large crowd. If the headline had been “we’re
giving away $5 million in grants,” it would have been no less
accurate and probably even better attended.
Jim Brooks, Director of the Healthy Homes Program at the
City and a landlord himself, organized programs of relevance
to local owners and a dozen sponsors to host tables in the hall.
Among other topics, landlords learned of the large variety of
grants available.
Community Development Block Grants (a scarce resource) act
as a “get out of jail free” card for sanitary code violations up
to $5,000 per unit. It’s HUD funding, money of last resort, but
it’s out there.
There are also Lead and Healthy Housing Grants. $3.7
million was awarded to the City, there is still $2 million left
to distribute. Each grant includes an $800 relocation stipend
for the tenants if they have to be out of their unit for 8 hrs or
more, $5,000 for asbestos, pest, and structural remediation,
and $10,000 for lead paint remediation in particular, up to
90% of deleading costs. There are income requirements for
ten years, then the debt is entirely waived.
These grants take 2-3 months from application to “job
finished,” faster in the winter slow season. Interested owners
should contact the City of Worcester Office of Housing
Development at (508) 799-1400.
The third annual Landlord Summit is expected to take place
during the 2018 Fall Home Show.

Worcester: Tenant Screening
Workshop & Insurance to Save
$10,000
Insurance is one of a landlord’s top-three biggest
expenses, after mortgage and taxes. Andy Faust of Northeast
Insurance will be addressing a variety of surprises including
vacancy insurance, errors and omissions for managers, and
coverage to bring your building back up to code after a loss.
Come learn how to eliminate $10,000 of exposure by using
a strategic new insurance plan! Whether you are a landlord or
a house flipper, you cannot miss this event.
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For the first time in over three years, our interactive screening
workshop is back! Role play with fellow members by following
the letter and spirit of the law to pick the best applicants. Our
funny scenarios highlight real problems that you’ll learn to
avoid. You’ll leave this meeting with at least one if not ten great
new screening tips and tricks. Participation is not required. If
you saw our tenant screening discrimination presentation at
the October meeting, you’ll get all new information and you’ll
be best prepared to wow your peers at this workshop.
Click here to purchase tickets for this event

“We work too hard to build a business and do everything
else to lose $50,000 because we didn›t pay $250 for an
insurance rider. And choosing the right tenants speaks
for itself. We can trace 80% of our problems back to not
choosing the right tenant, maybe more.”
– Rich Merlino, Program Emcee
WEDNESDAY, NOVEMBER 8TH
MEETING AGENDA
5:45pm Socializing and Networking
Network over drinks and appetizers
Topics will be marked off by table for
one-on-one help
6:15pm Buffet Dinner by The Vintage Grille
6:40pm MassLandlords Business Update
and Member Minutes
7:00pm Rich Merlino Meeting Introduction
7:05pm Insurance Stragety with Andy Faust
7:40pm Tenant Screening Workshop
8:30pm Networking
9:00pm Doors close
LOCATION Worcester Technical High School
1 Skyline Dr
Worcester, MA 01603
FOOD

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

Please prepay in advance to receive the discounted
pricing. The caterer requires this much notice for
food orders. Non-members always welcome!
Early-bird ends 10/30 @ 12pm:
Non-members: $20.00
Members: $13.50 (log in before
you register or you will see the
non-member price)
Premium Members: No charge and no
need to register
After Early bird or at the door:
Non-members: $23
Members: $17
Premium Members: No charge and no
need to register

Membership options.
Please note: this event is run by MassLandlords
volunteers and staff.
Click here to purchase tickets for this event

Worcester: Thousands of Free
Smoke Detectors, How Not to get
Robbed Online
Roger Parent and/or Susan Shaw of the American Red Cross,
and possibly Lieutenant Annmarie Picket of the Worcester
Fire Department, will be bringing their “Home Fire Safety
Campaign” to MassLandlords Worcester. Find out how you
can get all the free smoke detectors you need and most
importantly, prevent costly and deadly fires. Lt. Pickett also
have an unbelievable living room fire demo video showing
the difference between natural and synthetic couches.
Do your tenants have a fire liability? Hint: the cheapest
couches burn fastest.

Speaker TBD (probably an IT security professional) will
be going over identify theft and information security. Even
tech-savvy landlords can pick up new software, because we’re
also going to cover file sharing, data backup, and recent
allegations that the most popular antivirus software is a
Russian backdoor.

If time allows, we will be playing a quick round of Landlord
Jeopardy, an interactive quiz game where we test your
knowledge of investing and the laws under which we operate.
Purchase your ticket in just a few clicks!
WEDNESDAY, DECEMBER 13TH
MEETING AGENDA
5:45pm Socializing and Networking
Network over drinks and appetizers
Topics will be marked off by table for
one-on-one help
6:15pm Buffet Dinner by The Vintage Grille
6:40pm MassLandlords Business Update
and Member Minutes
7:00pm Rich Merlino Meeting Introduction
7:05pm Speaker TBD, How Not to
Get Robbed Online
7:30pm Landlord Jeopardy, if time allows
7:40pm Susan Shaw, Lt. Annmarie Picket,
Roger Parent: Thousands of Free
Smoke Detectors
8:20pm Networking
9:00pm 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 in advance to receive the discounted
pricing. The caterer requires this much notice for
food orders. Non-members always welcome!
Early-bird ends 12/04 @ 12pm:
Non-members: $20.00
Members: $13.50 (log in before
you register or you will see the
non-member price)
Premium Members: No charge and no
need to register
MassLandlords Newsletter • 27
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After Early bird or at the door:
Non-members: $23
Members: $17
Premium Members: No charge and no
need to register
Membership options.
Please note: this event is run by MassLandlords
volunteers and staff.
Click here to purchase tickets for this event

CHARLES RIVER

Waltham: November Event Update
There will be no November CRRHA event due to the close
proximity to the Thanksgiving holiday and conflict with
another MassLandlords event.
Please note that we will be updating the monthly date of the
CRRHA events to the first Wednesday September through
June. December’s event will be held on Wednesday, December
6th from 5:30pm to 9:00pm at the Best Western in Waltham.
Check MassLandlords.net/events for full details.

Waltham: Buy Now or Wait, Tech
that Stops Trouble
Speaker TBD (probably a banker) will be sharing his expert
opinion on market conditions inside the 128 beltway. Are
property values out of alignment with rent levels? How
should an investor proceed? This is a must-see presentation
for anyone actively in the market or thinking about it.
Speaker TBD (probably a security systems installer) will
be reviewing the technology available to landlords to stop
theft, prosecute trespassing, lower insurance premiums, and
take care of a variety of other issues that only surveillance
can address. Typical systems are affordable for three-decker
owners and above.

Purchase your ticket in just a few clicks!
TUESDAY, DECEMBER 6TH
CHARLES RIVER MEETING AGENDA
5:30pm Sign-in/Networking/Dinner
Buffet Dinner
6:30pm Charles River Manager’s Welcome and
Local Issues Update
6:40pm Executive Director Doug Quattrochi with
the MassLandlords Business Update
Member Minute - Any member can have
the mic for 1 minute during the start of
the meeting (introduce yourself, ask a
questions, give words of wisdom related
to our business)
7:00pm Speaker TBD, Tech that Stops Trouble
7:40pm Speaker TBD, Buy Now or Wait
8:30pm Networking
9:00pm Doors Close
LOCATION Best Western Waltham
(Food by Copper House Tavern)
380 Winter St.
(Meeting room located just off
the main hotel lobby)
Waltham, MA 02451
PARKING

There is ample parking in the lot around the Best
Western. Please enter through the main lobby
and look for the MassLandlords signs.

FOOD

Full Buffet Dinner
Soda, Water, Coffee
Dessert
*Please disclose any dietary restrictions to Alexis
at agee@masslandlords.net and we will try to
accommodate you.

PRICING

Non-members always welcome! Please
prepay in advance to receive the discounted
pricing. The venue requires this much notice for
our reservation.
Early-bird only until 11/27 at 12pm:
Non-members: $25.00
Members: $20.00 (log in before
you register or you will see the
non-member price)
After Early bird or at the door:
Non-members: $30.00
Members: $25.00

Click here to purchase tickets for this event
Membership options.
Please note: this event is run by MassLandlords
volunteers and staff.
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GREATER SPRINGFIELD

Springfield: The MassLandlords
Crash Course in Landlording
Learn everything you need to succeed as an owner or manager
of residential rental property in Massachusetts.
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.

Click here to purchase tickets for this event

“I simply wanted to reach out and
express just how happy I am to have
attended the landlording crash course
instructed by Doug. The presentation
and delivery of the information was
flawless and I certainly have walked
away with a greater understanding
of the intricacies that govern being an above average
landlord/manager. I hope MassLandlords continues to
provide its members and the Worcester communities with
resources that will further advance its development. Keep
up the great work and thank you again!”
– Michael Murray (Worcester Crash Course 7/17)
SATURDAY, NOVEMBER 4TH, 2017
Need a different date? Email hello@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
• Urban, suburban, rural
• Luxury, college, professional, working,
subsidized, rooming houses
8:55am Property selection
• Lead paint (Legal highlight)
• Utilities
• Bones vs surfaces
• Amenities
• Repairs and renovations

RECORD TITLE & LAW OFFICES

OF STANLEY D. KOMACK
20,000

Quality Property Management
Services
51 UNION STREET, SUITE 104, WORCESTER MA 01608
PHONE: 508-459-6957

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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• Durable vs beautiful
• What if I’m stuck with what I’ve got?
9:05am Sales and marketing 101 for rental
property managers
• Marketing rentals
• Sales process
• Staying organized
• Branding a small business
• Getting more or fewer calls
• Tips and tricks
9:45am Break
9:55am Applications and screening
• Criminal, credit, eviction
• Discrimination (legal highlight)
• Interactive Game
10:35am Rental Forms
• Lease vs Tenancy at Will
• iCORI
• Eviction notices
10:55am Legal Matters
• Late fees
• Security deposits
• Eviction process
• Move-and-store
• Water and electrical submetering
• Housing Court vs District Court
• Warranty of habitability
• Inspections
• Subsidies
• Rent control
11:55am Break
12:05pm Lunch and free form Q&A
12:25pm Maintenance, hiring, and operations
• Keeping the rent roll and expenses
• Filing taxes
• To manage or not to mange
• Tenants as customers
• Notifying tenants
• Extermination
• Monitoring contractors
• Lease violations and conflict resolution
• Record keeping
1:00pm Overview of books and resources for
further education
1:15pm End
LOCATION Realtor Association of Pioneer Valley
221 Industry Ave
Springfield, MA 01104
PARKING

Parking is free. There will be ample parking in
the RAPV lot right next to the building.
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FOOD

Continental Breakfast
• Fresh Baked Pastries, Muffins and Donuts
• Variety of Bagels with Cream Cheese and Butter
• Fresh Cut Fruit
• Coffee
• Tea
• Orange Juice
Lunch
• Assorted Italian Buffet
• Caesar Salad
Chicken Cacciatore
Eggplant Parmesan
Baked Ziti
• Fried Oreos
• Cinnamon Sticks
• Soft Drinks and Water
*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.

PRICING

Tickets go on sale October 5th!
Online:
Non-members: $199
Members: $189 (log in before
you register or you will see the
non-member price)
Online registration required.

Membership.
Click here to purchase tickets for this event
Please note: this event is run by MassLandlords staff.

Springfield: Disaster Show and
Tell, Ways to Make More Money
This event pairs topics of interest to small and large landlords!
In the Disaster “Show and Tell”, Katie Daviau of BayState
Restoration will motivate each of us to prevent fire, smoke
and water damage. An ounce of prevention is worth a pound
of cure! But in the event of a disaster, sometimes even
seemingly total wrecks can be salvaged! Katie’s “before and
after” pictures will show us how we can recover from the
worst-case scenario, making fire, smoke, or water casualty
losses less frightening. You have to see her pictures to believe
them. Don’t miss it!

NOVEMBER 2017
November

REGIONAL
Click here to purchase tickets for this event
THURSDAY, NOVEMBER 9TH

Larger landlords will love our second topic, “Ways to Make
More Money,” in which a MassLandlords volunteer will
present the best tips and tricks we›ve learned from talking
with hundreds of landlords over the years. Are you charging
for unexpected pets? Do you know how to charge 20% above
market rent? It›s all legal and ethical at MassLandlords. Don›t
miss these secret strategies for improving your bottom line.

MEETING AGENDA
5:30pm Socializing and Networking
Cash bar
6:00pm Buffet dinner
6:40pm State-wide Business Update
and Member Minutes
7:00pm Local Updates
7:05pm Legal Update
7:10pm Katie Daviau with Disaster Show and Tell
7:50pm MassLandlords volunteer with Ways to
Make More Money
8:30pm Networking
9:00pm Doors Close
LOCATION Twin Hills Country Club
700 Wolf Swamp Rd
Longmeadow, MA 01106
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FOOD

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.

PRICING

Please prepay at least 10 days in advance to
receive the early bird discount. This also helps us
order the right amount of food for the evening.
Members must log in to MassLandlords.
net before trying to purchase a ticket at
the member price.
Early bird until 10/30 @ 12pm:
Non-members: $32.00
Members: $26.00 (log in before
you register or you will see the
non-member price)
After Early bird or at the door:
Non-members: $37.00
Members: $32.00

Membership options.

This is a rare opportunity to learn from Housing Court
Staff. Paid members are encouraged to submit questions to
West@GoogleGroups.com prior to December 7. Questions
may be taken from the audience. Discussing active cases will
not be allowed.
Book early, this event may become standing-room only.
Purchase your ticket in just a few clicks!
THURSDAY, DECEMBER 14TH
MEETING AGENDA
5:30pm Socializing and Networking
Cash bar
6:00pm Buffet dinner
6:40pm State-wide Business Update
and Member Minutes
7:00pm Local Updates
7:05pm Legal Update
7:10pm Doug Quattrochi, Eviction Overview
7:20pm Judge Fields, Donna Zundell, Mediation
and Trial at the Housing Court
8:30pm Networking
9:00pm Doors Close

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

LOCATION Twin Hills Country Club
700 Wolf Swamp Rd
Longmeadow, MA 01106

Springfield: Judge Robert G.
Fields & Chief Housing Specialist
Donna Zundell

FOOD

Come meet the judge at the buffet line before you face him
at the bench! Judge Fields will be reviewing the top mistakes
he sees landlords make. He will also be imparting words of
wisdom that, if taken to heart, will make both your life and
his better should you end up meeting in court. If a future case
were to go badly you would have no one to blame but yourself
for not learning when you had the chance. Don’t miss it!

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.

PRICING

Of equal and extreme importance is Donna Zundell, Chief
Housing Specialist aka Mediator. Mediation is your last
chance to resolve an eviction before you see the judge and all
your sins are laid bare. Learn how you have nothing to lose
and everything to gain by mediating.

Please prepay at least 10 days in advance to
receive the early bird discount. This also helps us
order the right amount of food for the evening.
Members must log in to MassLandlords.
net before trying to purchase a ticket at
the member price.
Early bird Discount ONLY UNTIL 12/04 @ 12pm:
Non-members: $32.00
Members: $26.00 (log in before
you register or you will see the
non-member price)
After Early bird or at the door:
Non-members: $37.00
Members: $32.00

Membership options.

32 • MassLandlords Newsletter

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

Marlborough: LLC/Trust and
Bathtub Refinishing

LOCATION NEW M
 arlborough Fish and Game
1 Muddy Ln
Marlborough, MA 01752

If you got sued tomorrow, would you be at risk of losing
everything? Is your trust protecting your assets the way you
think? Join us at this meeting to learn how to protect our
assets with entities like LLCs and Trusts. Nicole Pinkos will
s things teach us things like: how to set up LLCs, what’s the
right entity for you, what’s the difference between LLCs and
Trusts, and more.

FOOD

Panera sandwiches, salads
Beverages
Cookies

PRICING & RSVP Members and non-members
are welcome. *MWPOA Members*
RSVP by emailing your full name to
hello@masslandlords.net
MassLandlords.net/MWPOA Members pay
$100 annual MWPOA dues and each meeting is
free, just RSVP!
MassLandlords.net Members
and Non-members $5
Members should log in for member pricing.

Trying to decide whether to pitch that scratched up tub?
You’re in luck because we’ll be learning all about reglazing
worn out bath tubs from Keith Tetreault of Ultimate Reglaze.
He’ll be focusing on the process, average cost range, benefits,
and options available when reglazing a tub.

Membership options.
Please note: this event is run by volunteers at a
partner association.
Click here to purchase tickets for this event

Click here to purchase tickets for this event
Off Schedule Date!

Marlborough: No December Event

TUESDAY, NOVEMBER 21ST

MWPOA does not hold meetings in December. We’ll gather
again after the New Year on Tuesday, January 9th! Keep
checking MassLandlords.net/events for January event details.

MEETING AGENDA
6:30pm Registration, socializing and dinner
7:00pm Association and MassLandlords
Business Updates
7:10pm LLC/Trusts with Nicole Pinkos
7:45pm Bathtub Refinishing with Keith Tetreault

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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SOUTHERN WORCESTER

Southbridge: Low-cost / No-cost
Energy Assistance Programs
There are many low-cost, and even some no-cost, energy
abatement programs available to landlords and tenants
through various Income Eligible Programs. Mary Knittle,
of The Worcester Community Action Council, will describe
these programs and review eligibility requirements with us. A
summary of some of the programs available include:
• Heating & Fuel Assistance Programs. These programs have
generous income guidelines, and can pay toward any kind
of heating bill. These programs can even provide benefits
to tenants whose heating costs are included in the rent.
Additionally, eligible clients can receive discounts on utility
bills. All told, this program can free up money in the tenant’s
budget for other important things – such as paying the full
amount of rent on schedule.
• Weatherization is available for properties rented by income
eligible tenants. In some cases, even heating systems
can be replaced.
• The Appliance Management Program can replace
refrigerators, dehumidifiers, window A/C units, and
washing machines.
• The Worcester Community Action Council can also help to
resolve utility shut-off situations.

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.

Southbridge: December Meeting
We’re crafting a great December event! Check MassLandlords.
net/events for updates regarding this event as the meeting
date gets closer.

MONDAY, DECEMBER 4TH
MEETING AGENDA
7:00p Meeting
7:45p Pizza break
8:00p Meeting wrap-up
8:30p Networking

MONDAY, NOVEMBER 6TH
MEETING AGENDA
7:00p Meeting
7:45p Pizza break
8:00p Meeting wrap-up
8:30p Networking
LOCATION Southbridge Community Center
(aka Casuabon Senior Center)
153 Chestnut St.
Southbridge, MA 01550
FOOD

Pizza and Beverages
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LOCATION Southbridge Community Center
(aka Casuabon Senior Center)
153 Chestnut St.
Southbridge, MA 01550
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.

Protect Your Home

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

Tired of being
a Landlord?

SELL US YOUR MULTIFAMILY!

508-799-7655

HamptonPropertiesLLC.com

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

NOVEMBER 2017

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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