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Letter from the
Executive Director
IN AUGUST WE PREPARED FOR OUR 2018 – 2019
EVENT SEASON, CONTINUED WORK ON THE DIRECTORY REVAMP, AND MAINTAINED ALL OF OUR PROCESSES FOR MEMBER SERVICE.
For this event season, we have prepared a bimonthly postcard. Members in good standing “near” an event location
may receive a postcard showing all of our events for the
next two months. Save this postcard and refer to it. It’s a
great summary, and it will be a more persistent reminder than our marketing emails,
which we know have decreasing visibility.
We have also figured out how to track attendance using our point-of-sale system
by adding barcoded membership cards. Initially these cards will just be business
cards with sticker barcodes that let a member “check in” without waiting for a
last name lookup.
The event tracking cards will be manually tied to our database and given out to
member attendees at events. Attendance tracking will at some point in the future be
an optional credential that members can turn on in the planned “lookup” service.
“Lookup” will enable a prospective renter to check the credentials of a participating
owner before signing a lease. Lookup is not yet developed. We will however start
aggregating event credentials (“continuing education”) for our current members.
Before we develop “lookup,” we may develop other projects. First on this list is
certainly the “directory revamp.” Our current directory has 279 member recommendations for service providers (384 listings total including self-nominations). This is a
small number relative to the demand for recommendations. The “first version” of the
software for this directory was centrally administered and grew slowly.
In the directory revamp, members will be able to add and edit their own entries
and indicate recommendations and separations from service providers without
needing admin participation. We have made a list of the data needing to be migrated
into the new directory. The user experience has been designed and was being
implemented in HTML and CSS at time of writing. We will let you know when it
is ready for use.
We are maintaining our processes for member service, including referrals to
RentHelper for rent collection, message board questions & answers, and better
renewal processes.
We are also looking to the next legislative session, which starts in January 2019.
See later in this edition for our policy priorities survey, and participate if you haven’t.
This will set which bills we file.
Let us know what we can do for you. We’re here to help you run a compliant, quality, profitable rental business.

PARTNER ASSOCIATIONS
MWPOA

Sherri Way, and team
SWCLA

David Foote, and team
NWCLA

Brian Lucier and team
RHABC

Wendy Goodwin and team

Sincerely,
Doug Quattrochi
Executive Director
MassLandlords, Inc.

MassLandlords’ views and opinions may not
reflect those of partner associations.
With Immense Gratitude to Seven
Decades of Past Volunteers

3

September 2018

MASSLANDLORDS NEWSLETTER

Annual Elections 2018:
NOMINATIONS OPEN
Volunteers are needed to steer local and
state-wide decisions. It’s also time to recognize the good neighbors of 2018.
Nominations are now open for the 2018 annual elections. Each
year in December we elect a member to the Board of Directors,
and we also recognize a non-member with the MassLandlords
Good Neighbor Award. Submit nominations now so we can
communicate with everyone to appear on the ballot.

BOARD OF DIRECTORS
The role of the Board of Directors is to oversee MassLandlords’
operations. Five directors serve staggered five-year terms each.
The Board oversee and evaluate the Executive Director, who
hires staff to carry out the association’s mission.
The Board of Directors represents a cross-section of the membership in terms of business size. The smallest business perspective on the Board is a one-unit business; the largest is over 60
units. The most important qualifications are critical and independent thinking, consensus-oriented communication style, and a
desire to give back by helping other owners run their businesses.
The Board of Directors serve without compensation. Their only
perk is the occasional meal that accompanies a board meeting.
Any member who pays dues directly to MassLandlords can run
directly for the state-wide Board of Directors. The list of directly
operated regions includes, from west to east, Greater Springfield,
Holyoke, Central Worcester, Charles River, Lawrence, Cambridge,
and all Digital members. Members in these regions can also volunteer (no election necessary) for their local Board of Advisors.

It takes a lot of special people to operate MassLandlords, including speakers (red
tags), property rights supporters (green tags), and local and state board members
(blue tags). Help us identify who should get a blue ribbon next.

If your membership is for Berkshire County, Southern Worcester
County, Northern Worcester County, or MetroWest, you are in a
partner association. This means you can run for your local Board
of Directors. Speak with your local president to find out more.
The bylaws for our state-wide association require a director to step down each year. A director cannot run for the
seat they just held. They can wait a year and run for the
next seat after. This ensures a continuous opportunity for
fresh perspective. In December of this year, we will lose
MassLandlords President Yvonne DiBenedetto. Will you
follow her example and run for election? Submit nominations
for yourself or others to hello@masslandlords.net.

GOOD NEIGHBOR AWARD

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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At elections we also vote on non-members who have gone out of
their way to help private owners. These nominees are called “Good
Neighbors.” The Good Neighbor Award will go to the person chosen by the membership to be most worthy of public recognition.
All nominees will receive special thanks from the
MassLandlords Executive Director as well as mention in our
newsletter. It’s a great way for you to thank a local police
officer, elected official, plumber, or friend for helping you in
your business. Nominations for Good Neighbor Award can
also be submitted to hello@masslandlords.net.
MassLandlords is a 501(c)6 nonprofit trade association. Our
mission is to create better rental housing in Massachusetts by
helping new, current, and prospective owners run profitable,
compliant, quality businesses. ML

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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DEEP ENERGY
RETROFIT CASE STUDY:

Massachusetts Single
Family Home
Deep energy retrofit in
century-old Mass home
made possible with structural improvements; thermal envelope upgraded,
solar-powered heat pumps
replace boilers.
In Massachusetts, a deep energy retrofit
is a renovation that improves a building’s
thermal efficiency so much as to make
heating and cooling free or very low
cost. This case study comes to us from
Charles Bado of Omnibus Design, residential designer, former building inspector, and veteran of deep energy retrofits.

Charles’ other work has been featured
on GreenBuildingAdvisor.com. He was
kind enough to show us the home he’s
renovating in Turner Falls (Franklin
County, MA), and walk us through his
latest deep energy retrofit to see what
lessons we could extract for multifamilies. Any errors or misunderstandings are our own.
Although this case study examines a
single-family home, these techniques
apply just as well to multifamilies and
can be monetized by increased rent,
solar credits, low-interest financing, and
MassSave rebates. Elimination of fossil
fuels, boilers, furnaces, and chimneys
also have significant long-term cost

savings for owners in terms of depreciation, maintenance, emergency outages,
carbon monoxide detection, and chimneys, all of which can now be eliminated.

THE TURNER FALLS HOUSE
Charles’s current project is an old house
in Turner Falls, MA with great walkability and wintertime river views. The
south-facing roof with solar potential
was a nice bonus! But inside, the house
had small rooms and was very dark.
They planned on a total gut.
A total gut would allow them to
remove the old blown-in cellulose and
examine the structure to see what they
were working with. It was hoped that the
primary living area could be expanded
and made brighter by removing an exterior wall and opening the interior space
into an enclosed porch, adding square
footage to the interior.
The renovation was intended to create
a well-insulated and tight thermal envelope, as well as provide significant floorplan improvements and skylights. They
also planned to preserve the building’s
historic aesthetic.

GENERAL COMMENTS ON
ENERGY EFFICIENCY

The house in Turner Falls undergoing Charles Bado’s deep energy retrofit.

6

The two factors that decide whether a
building is efficient are its insulation
and its tightness. Together these are
referred to as the thermal envelope.
Insulation specifically refers to a
building’s ability to resist heat conduction through its floor, walls, roof and
closed windows and doors.
Tightness refers to a building’s ability
to resist heat convection by bulk movement of air through leaks.

Member FDIC l Member DIF
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The Turner Falls house shows a typical installation of
heat pumps: spaced far enough from the building to
permit air flow, high enough off the ground to avoid
typical snow drift, and close enough to have the fluid
tubing quickly enter the wire mold-like casing.

Achieving good insulation and no leaks
requires thoroughness. For this reason,
residential buildings benefit more from
gut renovation than piecemeal improvements. The advantage of gut renovation
is that you can easily see a continuous
exterior surface to seal. A gut renovation
also allows you to modernize the floor
plan at the same time you upgrade the
thermal envelope, increasing the value,
utility, and beauty of your property.

STRUCTURE COMES FIRST
It is now cheaper to heat and cool a
New England home entirely using
solar energy, if the building is insulated
enough and tight enough. But the weight
of solar panels poses structural questions
beyond snow load, beyond what some
existing buildings were designed for.
To be structurally sound, a building
doesn’t have to be new.
An 1870 house could be incredibly
sound and well-built. Older wood can
be harder and stronger for its span than

8
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newer fast-growth wood. To the extent
that the building wasn’t engineered, it
may have been grossly overbuilt, such
that it can handle additional solar panel
weight without any reinforcement.
On the other hand, newer construction might have been sized according to
precisely calculated live and dead loads.
The addition of panels on the roof could
add enough dead load, and alter the live
load of snow and wind, such that the
building would be critically under-designed for panels. This is especially
true if your interior units have weight
where none was imagined, for instance,
newly tiled bathrooms and hallways or
relocated appliances like washers and
dryers. It’s really not a function of age
when it comes to soundness.
The best way to evaluate older construction, for which no plans or records
remain, is simply to open it up. Examine
the frame to see what’s going on before
you make the plan. Calculations by an
engineer may be required. A basementto-ridge approach can ensure the building will last for another century.
For the Turner Falls house in particular, removing part of the exterior wall to
expand the living space into the exterior
porch required design. There were vertical loads and wind shear loads that now
had to be carried through other parts of
the structure. A licensed engineer was
brought in to design a way to do this.
Vertical loads in general are easy to
calculate, but wind shear loads are challenging and require skilled modeling.
An LVL composite beam was selected
to brace the lower corner of the second
floor, below which the exterior wall
would be removed. Existing posts from
the porch were left in place and boxed
in to create a new exterior wall with
built-in support columns.
LVL was also used to reinforce the
roof. In particular, a new LVL ridge and
LVL columns were added from the ridge
going straight down to the foundation.
These will support the heavy solar panel
loads and lessen the work required of the
corner composite beam. Considering this
and other improvements, the house is
now three times stronger, and will stand
with full solar panels without deflection
for the next century.

INSULATION EVERYWHERE
The general rule of thumb is to put the
best insulation that will fit. An R-factor
measures the thermal resistance of the
wall system. R-20 can be achieved with
3” of spray foam. A roof with 7” rafters
will require foam insulation to meet
modern MA code.
If you have the space, you can benefit
by creating a double-stud wall in the
building. This allows extra spray foam,
dense pack cellulose, or fiberglass. This
will not work in a complicated structure, but for the Turner Falls house,
it was an option.
The current roof rafters, for instance,
did not permit enough space for the
desired insulation. Six-inch lumberjack
screws were used to attach additional
rafter material, effectively doubling
the rafters so that twice as much foam
could be sprayed in.
Basements are another thermal drain
that should be addressed in a deep
energy retrofit. If you don’t intend to use

The deep energy retrofit of the Turner Falls house
requires adding rafter material to increase the thickness of the insulation. Insulated panels will go on top
of the rafters to prevent thermal bridging.

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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An LVL ridge beam sitting on LVL columns supports the roof and solar panel weight even as a lower floor has had a supporting wall removed to make more room in the dwelling.

the basement space, you should insulate
the basement ceiling. If you do intend
to use the space, you should insulate
the walls and put down rubber padding,
water barrier, and a concrete floor.
In the Turner Falls house, the basement ceiling was insulated and the
basement left unfinished.

THERMAL BRIDGING:
WHERE STRUCTURE AND
INSULATION COLLIDE
To achieve a high level of insulation, it is
not acceptable to leave the rafters or wall
studs in contact with both the exterior
and interior finished surfaces. To see
why, consider that heat always flows
through the path of least resistance, and
that wood conducts heat fairly well compared to insulation.
Suppose you put fiberglass between
the studs. That fiberglass is designed
to have an R-9. Or suppose you put
closed cell spray foam, designed to have
an R-20. In either scenario, the studs
will conduct heat three to six times
faster than the insulation. Most of the
heat loss will go through the studs.
The effective R-value for the entire
wall will therefore be much lower than
you would expect based on the insulation’s rated value. For wood studs
with conventional spacing, it will be
one-third lower. For metal construction
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(rare in residential), the finished surface
will have an R-value half of the insulation’s rating.
This effect is called thermal bridging. It can be seen clearly with an
infrared camera.
One type of solution is called a
structural insulated panel (SIP). These
panels have a layer of insulating foam
sandwiched between layers of plywood.
Layering SIP’s on the inside of the studs
or rafters will provide another R-6 or R-9,
and will also provide a thermal break,
interrupt the excess flow of heat through
the studs. These panels can be selected
for use inside or outside and can have
normal finished surfaces built onto them.
The following comparison may
surprise you. A wall with no insulation
whatsoever between the studs and a 4”
SIP will have a higher R-value than a
wall with 4” studs and fiberglass bats.
The correct approach for maximum
efficiency is to place a single 4” SIP over
an already insulated wall. It makes the
wall equivalent to a fully insulated wall
with 12” studs (double studded) and
eliminates thermal bridging.
In new construction, buildings commonly receive plywood SIP’s on the
outside. In a retrofit like the Turner Falls
house, the exterior does not need to be
replaced. The foam SIP’s are therefore
being installed inside the building. This

reduces the room size by 4” on the exterior walls, but otherwise there is no negative impact. Sheetrock or plaster lathe
can be installed over the SIP. (Plaster
was chosen for the Turner Falls house
for its better paint finish.)
Code requires an R-49 ceiling. The
Turner Falls house, with its double rafters, spray foam, and SIP
will achieve this.

PRESERVING HISTORIC WINDOWS
New England homes often possess
colonial charm, and this is no less true of
the Turner Falls house. Certain existing
single-pane windows with grills make
the house feel authentic to the neighborhood. Unfortunately, these are terribly
inefficient. Rather than replace the old
style, another layer of plate glass will
be installed over the existing windows,
enclosing the grills and making them
effectively double-paned.
Many of the upstairs windows, however, have been replaced with Europeanstyle casement windows. These windows
seal far better than double-hung windows. Their only limitation is they don’t
come in sizes typical of double-hung
windows. Some of the window area
was removed from the Turner Falls
house to accommodate the casement
style windows. Skylights were added to
bring light back in.
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sealed around the pipes. The heads are
mounted to the wall. Unlike electric
resistance heating, where every bit of
heat must be paid for, electric heat
pumps use the magic of thermodynamic
cycles to move three to five times more
energy than you pay for. By running in
reverse, they also provide central air
conditioning. Solar panels provide the
little bit of electricity needed, making
heating and cooling with heat pumps
free or almost so.
The only caveat with heat pumps is
that you must invest in your thermal
envelope. Heat pumps are not capable of
the high BTU burst loads that furnaces
and boilers can deliver. A leaky or poorly
insulated house will never get to temperature with a heat pump.
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structurally prudent in their solar projects. A structural problem exacerbated
by solar panels may take a decade or
more to show. Your local building code
department may need to see a thirdparty structural assessment before they
will sign off on an arbitrarily large and
heavy solar panel array.

ENERGY EFFICIENCY STANDARDS
We’ve talked about insulation, but what
about tightness? The German efficiency
standard is a completely passive house.
These are extremely tight. Incredibly,
they capture all of the heating needs
with domestic appliances, like the
refrigerator. These are the top 1% of
energy efficient homes. With a blower
operating on the front door, a house

SOLAR PHOTOVOLTAICS
OR SOLAR THERMAL?

This deep energy retrofit need not sacrifice historic
aesthetics. Existing windows will be covered over with
plate glass to make them effectively double pane.
Existing porch columns can be seen becoming new
structural support.

THE HEAT SOURCE OF
TOMORROW IS HERE TODAY
Heating will be accomplished by two
heat pumps with four heads: a large heat
pump will heat and cool a small head
in the second-floor office, and one head
in each bedroom. A small heat pump
will cover the first floor living room and
common area. There will be no furnace
or boiler in the building. The chimney
was no longer needed and therefore
was taken down.
Heat pumps are very easy to retrofit
into an old building. A long encasement
like wire molding covers and insulates the pipes on the exterior. Simple
holes are drilled through the wall to
enter the house, and then the holes are

There’s a debate as to whether you
should go photovoltaic or solar thermal. Solar thermal used to be the only
option for heat. Now, with electric
heat pumps, we can revert to the old
advice that the fewer systems you
have, the better.
Using both types of systems requires
you to learn more. It offers more
opportunities for something to break.
It creates more wasted space at the
edges of the systems that weren’t
designed to inter-operate or stack. Solar
thermal uses different panels from
solar photovoltaic. The water and heat
pumps you would use are different, too.
Currently, solar thermal can be used
to generate heat, but can be used to
generate electricity only at industrial
scales. Whereas thanks to heat pumps,
solar photovoltaic can provide both heat
and electricity.
Note that this building will not be “net
zero energy.” The solar array on the roof
will be 7 kW. Although different installers may only recommend you install
below a certain size array, this is a
return on investment consideration, not
a hard limitation. The only limitation
on solar is the structure’s ability to hold
the weight, which for the Turner Falls
house, has been greatly upgraded.
Note also that solar installers generally don’t have an incentive to be

High efficiency casement windows aren’t made in double-hung window sizes, so a weatherproof cementitious
board will be added below the new windows to smooth
out the look.
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meeting the German efficiency standard for tightness will lose 1 house
worth of air (1 turn) per 30 minutes of
blower operation.
Energy Star and the proposed energy
codes for MA are relatively low bars.
Our standard in MA is three turns per 30
minutes, or three times leakier.
The Turner Falls house will fall somewhere between the two standards.
This building will be tight, but will
not be tight enough to require an air
exchange. Instead, the Turner Falls
house will have continuously operating
bathroom vents that run slowly, drawing
air continuously into the building from
the few leaks that inevitably will exist.
The fans will cycle up based on movement or humidity to provide bathroom
ventilation. These will continually draw
fresh air into the house.
All the air leaks, roof patching, and
envelope sealing that would normally
have to be done around the chimney have
been eliminated because, as we mentioned above, the chimney was removed.
Chimneys by design are intended to draft
warm air up and out of the house, and if
they can be eliminated, should be.

DEEP ENERGY RETROFIT
CONSIDERATIONS
FOR MULTIFAMILIES
Based on this deep energy retrofit case
study, we can give some limited advice
for landlords considering the same
for multifamilies.
First, note that our job as landlords
is to keep the premises rented. It’s very
problematic to attempt a deep energy
retrofit in the Turner Falls way while the
building is occupied. First of all, you will
create sanitary code violations getting
into the walls from the inside while
the units are occupied. Secondly, it’s
very unhealthy to be living in a building while renovating it. Don’t do this
to your renters.
What landlords should do depends
on whether your building will ever be
totally vacant.
If you are purchasing a building that
will be rendered vacant, or you have the

12
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stomach to terminate all tenancies and
clear the building yourself, you can use
the Turner Falls technique to address
structural and thermal issues from
inside all at once.
If you want to renovate with the
building partially occupied, or if you
want to replace the exterior, the best
advice seems to be to take a multi-step
approach different from Turner Falls.
First, address structural issues, if
any, during turn-overs. Proceed floor by
floor or unit by unit, adding reinforcement as needed and bringing the unit
finishes up to a new, modern standard,
without addressing the thermal envelope, working from the basement up.
Do each unit on the first floor as it
becomes vacant, and then proceed to
the second floor.
You will need to keep excellent records
and documentation showing which units
have been done, and where reinforcements are installed waiting for attachment to higher floors. This may take
many years but will not greatly interrupt
rent collection. Unlike at Turner Falls,
your main structural elements will
be fastened together instead of single tall columns.
Second, once any structural concerns
have been addressed, rent the building
fully and replace the entire exterior.
Upgrade the entire thermal envelope
at once from the outside. Install heat
pumps as needed (a minor interior
interruption), double-stud and SIP panel
from the outside, re-roof and re-seal
from the outside.
Investments in a building’s thermal
envelope are for life. It’s a static thing.
If installed properly, protected from the
elements, your thermal envelope will
never wear out or need replacement.
Note also that resale value will be
higher for informed buyers. Homes
can be rated with the Home Energy
Rating System, in which a lower value
is better. A passive house has a score
of “zero,” whereas the energy star
guidelines are for a HERS rating of
65. A documented lower HERS rating
will sell much faster than a home with

a HERS above 100 where the buyers
are knowledgeable about efficiency
and energy costs.
There are also several ways to monetize energy efficiency in a rental. The
majority of rentals advertised fail to disclose the true cost of heating or cooling
an apartment, which can be large. This
means that landlords who offer “heat
included” on a deep energy retrofit can
charge for this service at a premium to
cost. Apartments that are comfortable
and affordable to heat also ought to
experience lower turnover.
When evaluating a property for energy
retrofits, at a minimum you want to see
the roof system, inside the walls, the
shape of the windows, and the basement.
You more you can see, the better off
you will be able to estimate the scope of
the work required.

DEEP ENERGY RETROFIT
CONCLUSION
As we look to the future of our old
housing stock and the problems of
climate change, deep energy retrofits
carry more and more appeal. Landlords
who carry out this work and resell that
benefit to renters will improve their
long-term financial health, and will
also be making significant contributions to renter financial stability and
climate change.
Charles Bado can be reached for
design work and consultation via
Omnibus Designs. ML

LINKS
Now cheaper:
https://masslandlords.net/
heat-pumps-now-cheaper-per-btunatural-gas/
One-third: http://clickmetertracking.com/
sips-r-values
Half: http://clickmetertracking.com/
sbcmag-metal-r-value
Thermal bridging:
http://clickmetertracking.com/
greenbuldingadvisor-thermal-bridging
Omnibus Designs:
http://clickmetertracking.com/
omnibusdesigns

Helping Residential Rental Property Owners
Maximize Their Free Cash Flows
MAXIMIZE DEPRECIATION

DECREASE TAXES

IMPROVE CASH FLOWS

GROW NET WORTH

www.taxavings.com +1-860-558-7906

Protect Your Home

tel. 508-791-1141
info@JJMInsurance.com
fax 508-753-5630
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REVIEW OF 2018 MASSACHUSETTS
BALLOT QUESTIONS, New Law
By Peter Vickery, Legislative Affairs Counsel

A review of the 2018 Massachusetts ballot
questions, and how three questions didn’t
make it to the ballot but have impacted real
estate nonetheless.
Three questions will appear on the 2018 ballot. Although they
do not directly address real estate, additional ballot questions
were preempted by the legislature and have now been worked
into a new law that owners and managers of small businesses
should know about.

QUESTION 1: HEALTHCARE
A “yes” on Question One would establish a set of 18 different limits to the number of patients that could be assigned
to a nurse. For instance, a nurse could have only one patient
assigned to them if their patient were under anesthesia.
Whereas they could have five patients assigned to them if their
patients were all non-urgent stable.

QUESTION 2: CAMPAIGN FINANCE
A “yes” on Question Two would establish a 15-person,
unpaid commission, to be appointed by various state officials, to “establish that corporations do not have the same
Constitutional rights as human beings and that campaign
contributions and expenditures may be regulated.” Enacting
the recommendations would require an amendment to the
federal United States Constitution, outside the jurisdiction of
the commission.

QUESTION 3: TRANSGENDER VETO REFERENDUM
A “yes” on Question Three would leave the status quo, where
“gender identity” is a protected class when it comes to public
accommodations, like restrooms. This question has no impact
on whether “gender identity” remains a protected class on
rental applications (it is and will remain so). The wording of
the question is aimed at public accommodations in particular.
It will be, “Do you approve of a law summarized below, which
was approved by the House… and by the Senate… in 2016?”
It means, “Do you approve of the current law?” A “no” vote
would repeal the 2016 protections for transgender people using
public restrooms.

OTHER QUESTIONS WILL NOT APPEAR, ALREADY
BECAME LAW ON JUNE 20
Under Massachusetts law, a ballot question must be presented
to the legislature for possible enactment prior to the ballot. As
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Governor Charlie Baker signs the so-called "Grand Bargain" June 28, 2018. Mass.gov.

a result of political pressure to negotiate, this is what happened to three ballot initiatives concerning a $15 minimum
wage, paid family and medical leave, and sales tax.
Under the so-called “Grand Bargain” passed June 20, signed
into law June 28, four key changes are taking place. Workers
may now purchase state-backed insurance for up to 12 weeks
of paid leave. The minimum wage will be $15/hr by 2023.
Time-and-a-half will no longer be required on Sundays. There
will be a sales tax holiday in August. Although ballot supporters asked for it, sales tax will not be reduced.
It is noteworthy that the bill was reported favorably by
House Ways and Means on June 20, and the rules of the
House were suspended three times so that the bill could be
passed that very day. Passage through the Senate was equally
slapdash. Of the 40 in the Senate, only Senators Humason
(Second Hampden and Hampshire) and Fatmann (Worcester
and Norfolk) voted against.
Owners and managers should set a reminder to make
sure that they are paying their workers the correct wage
rates each year. ML

LINKS
Question One: http://clickmetertracking.com/
ballotpedia-ma-2018-q1
Question Two: http://clickmetertracking.com/
ballotpedia-ma-2018-q2
Question Three: http://clickmetertracking.com/
ballotpedia-ma-2018-q3
Signed into law June 2018: http://clickmetertracking.com/
mass-grand-bargain-2018
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HOW TO GAIN ACCESS
to a Rented Apartment
By Peter Shapiro, the Good Landlord Consulting

How to gain access to
an apartment in MA.
Summary of a question-and-answer session
on our members-only
message boards.

Has your tenant made you furious by
refusing to let you into your own property? If so, welcome to the club! Given
the many exchanges on our Google
message boards on this topic, let’s
review how access works according to
the law and what can work best.

Under MA law, leases may require
tenants to allow landlords access in
order to (1) periodically inspect the
unit, (2) make necessary repairs,
and (3) show the unit to prospective
renters, buyers or mortgagees. These
reasons must be in the lease. However,

Quality Property Management
Services
51 UNION STREET, SUITE 104, WORCESTER MA 01608
PHONE: 508-459-6957
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even if your tenant has agreed that
access can be allowed for other reasons such as to retrieve storage items,
borrow the mustard, or whatever, these
provisions are NOT enforceable.
There are circumstances where a
landlord may enter even if the lease
does not specify it: for emergencies,
such as water leaks or fires; if the unit
appears to be abandoned; for evaluating security deposit withholding
in the last 30 days of the tenancy; or
pursuant to a court order. For any of
these reasons, a landlord may enter
the premises regardless of what the
lease or the renter says. But reasonable
notice may still be required.
While the courts have generally
required that landlords, as a rule of
thumb, provide at least 24 hours’
notice, tenants don’t necessarily have
to allow access in 24 hours. Tenants

have been advised by tenant advocates to request as much as two days
or longer before allowing reasonable
access, which won’t work when repairs
must be made immediately. Although
it is clearly in the tenant’s interest to
cooperate in granting access, landlords
still need to find effective ways – combining good communication skills,
patience AND persistence – to secure a
workable access plan.
It goes without saying, the most
important step in this process is to
ask. Don’t forget to state the specifics,
for example, “access in two days, for
approximately 3 hours, starting at 9
am, for myself and my contractor.” If
your tenant pushes back, you can ask
why and negotiate terms that meet
everyone’s interests. Negotiating will
work out better for you than asserting
your plan over the tenant’s objections.

Make sure to document your good
faith efforts in case you don’t succeed.
For tenants who are unreasonable,
denial of access may be a breach for
which you have recourse in court. In
emergencies, it is possible to go to
court and get a temporary restraining
order same-day to compel access.
Better if you can maintain the kind
of tenant relationship that maximizes
cooperation whenever possible –
while maintaining the kind of paper
trail that will make eviction successful if needed!
At least this way you won’t
break your door down – at your
own expense! ML

LINKS
MA Law: http://clickmeterlink.com/
mgl-ch186s15b

Leader Bank Introduces ZDeposit: Simplifying the Opening of Security Deposit Accounts
Leader Bank is pleased to introduce its
proprietary security deposit management tool
– ZDeposit (www.zdeposit.net). This free
product for landlords digitally streamlines
the opening of tenant security deposits. With
ZDeposit, landlords and property managers
create new security deposit accounts online
and invite tenants to enter their information.
Additionally, ZDeposit automates many of
the compliance headaches such as generating
account disclosure forms, apartment
conditions statements, and sending the annual
interest payments directly to tenants.

“Landlords will find Leader’s ZDeposit
program a necessity in helping meet their
legal requirements while making the
experience easy.”

“Landlords, especially smaller landlords,
are often not sufficiently knowledgeable
or organized to comply with the stringent
requirements of the Massachusetts security
deposit law,” commented George Warshaw,
Attorney and Author, Massachusetts
Landlord-Tenant Law, Lexis Law Publishing.

ZDeposit follows the successful launch of
ZRent (www.zrent.net), which has automated
rent collection while saving time for
thousands of landlords and tenants. Leader
Bank is currently licensing ZRent to other
financial institutions, and will begin doing so
with ZDeposit in late 2018.
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“We are excited to launch ZDeposit as a service
to help landlords and property managers save
time and be more compliant,” said Jay Tuli,
Executive Vice President at Leader Bank
and creator of ZDeposit. “Customers who
are using our product to automate security
deposits are seeing substantial time savings
and better organization in their daily tasks.”

deposit

Making security deposits effortless

www.zdeposit.net

ZDeposit is free for all landlords and tenants.
Security deposit accounts opened through
ZDeposit will be held at Leader Bank. For
more information, visit www.zdeposit.net,
email zdeposit@zdeposit.net, or call 781614-8691.
About Leader Bank and the ZRent Team
Leader Bank is a nationally chartered bank
with over $1.2 Billion in assets headquartered
in Arlington, MA. Leader Bank consistently
ranks as one of the top mortgage lenders in
Massachusetts for purchase transactions,
originating over $1.8 Billion in 2017. The
ZRent team is an independent division of
Leader Bank that creates innovative banking
products for its customers and licenses the
technology to other financial institutions. For
more information about Leader Bank, visit
www.leaderbank.com or call 877-691-7900.
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Can a Massachusetts Landlord
COLLECT RENT DURING EVICTION?
By Peter Shapiro, The Good Landlord Consulting

Are landlords in Massachusetts allowed to
collect partial rent and still evict?
Does collecting rent after you‘ve terminated a tenancy weaken
your case if you end up in court? Might it make eviction
impossible altogether? Would refusing whatever your tenant
offers make eviction easier? If your answers are “yes,” you’re
in good company -- but fellow landlords, this is usually not the
correct answer!
Gathered from a few recent exchanges on MassLandlords’
message board are some further thoughts on the matter.
Once a tenancy is terminated and your tenant is now ‘at
sufferance’, you can still collect the rent without compromising your rights (although some judges will dismiss eviction cases if tenants show up in court ready to pay entire rent
owed). Whether the landlord wants a tenant out for no reason,
or for cause such as nonpayment, please be aware, tenants
may offer to pay you a full or partial monthly rent payment -and then do it again -- even though the tenancy is terminated!
Landlords take heart! Rent can be collected after tenancies
are terminated without re-establishing the tenancy – provided you communicate to the tenant that you are accepting the money for use and occupancy only, and that you
reserve your rights.
For checks you can write for use and occupancy only in the
memo section and also tell the tenant in writing that you’ve
accepted the money (date and amount received) for use and
occupancy, and that you reserve your rights. (Make sure to
take a picture of the check for your records.) You can also
communicate this directly if paid in another form (PayPal,
direct bank deposit etc.). However you receive the rent, make
sure the form of writing establishes a paper trail by using

email, registered letter or another method that you can prove
was received at time of payment.
Note two special cases. First, tenants sometimes have a right
to cure. In these cases not only can you accept rent, you must
accept an offer to pay all rent owed. Second, the final execution period may be especially problematic to accept partial
rent. Consult with an attorney if you are not sure what phase
of the eviction you are in.
Lesson learned: Eviction may be difficult enough without
sacrificing monies that are rightfully yours! You’ve earned it! A
Massachusetts landlord can usually accept partial rent during
eviction if you assert that the partial payment is not re-establishing the tenancy. ML

ARTICLE YOU MAY HAVE MISSED

Yard Work in Lieu of Rent?
Who should mow the lawn and rake the leaves? Some property-owners prefer to hire a yard-care contractor and fold the cost
into the rent. Others give the tenants an option: A higher rent that
includes third-party lawn maintenance versus a lower figure that
does not, with the onus on the tenants to either hire somebody or
do it themselves. But what about paying your tenants – or letting
them work in partial lieu of rent – to take care of the yard? ML
The full article can be found at: MassLandlords.net/blog
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Landlord Input Requested:
WHY SOLAR? OR WHY NOT?
Owners and operators of buildings with one
to four units are requested to complete this
survey on solar incentives.
MassLandlords and the Massachusetts Clean Energy Center
(MassCEC) hope to learn what we can do to help you
move towards solar as a primary power or heat source for
your buildings.
The MassCEC is a state economic development agency
dedicated to accelerating the growth of the clean energy sector
across the Commonwealth. They have partnered with Climate
Resources Group and JSG Communications on an initiative to increase knowledge and adoption of solar for landlords and tenants.
The survey will take ten to twelve minutes to complete.
MassCEC will use the information to develop resources to
support solar-electric on rental units. The results will be made
available to MassLandlords.
The adoption of solar-electric systems to power owner-occupied homes has been steadily growing. But the same cannot be
said for renter-occupied units. The Massachusetts Clean Energy

Center is seeking to understand this disparity and develop landlord and tenant resources that will support the adoption of PV
energy systems for rental properties with one to four units.
The survey link will remain active until September 30, 2018.
Please fill it out online now. ML

LINKS:
https://www.surveymonkey.com/r/solarforrentals

CHARLIE KNIGHT
Interviewed
Charlie Knight is the current presiding
officer of the Armoury-Quadrangle Civic
Association, deluxe SRO landlord, and
homelessness survivor.
On July 19, 2018, MassLandlords Executive Director Doug
Quattrochi interviewed long-time Springfield member Charlie
Knight about his lived experience with homelessness, his views
as a director of a deluxe SRO, his role as a civic leader, and his
wishes for civic reform in the Commonwealth.
The video is freely available online.
Topics discussed: Affordable Housing and Deluxe SRO’s;
his experience of homelessness living out of his car and
in a shelter; the need to provide supportive services;
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HomeBASE and its shortcomings; the need to provide
employment during homelessness; constructive criticism of
current social services; comments on density and zoning;
advice about landlording and civic participation; changing
laws or policy. ML

LINKS
Online: https://masslandlords.net/resources/interviewcharlie-knight/
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Minutes:
CHIEF JUSTICE TIM SULLIVAN, ATTORNEY
BEN ADEYINKA SPEAK IN MARLBOROUGH
This article summarizes remarks made the
Chief Justice and/or
Attorney Ben Adeyinka
to MetroWest owners in
spring 2018. Any errors are
MassLandlords’ own.
Housing Court Chief Justice Tim
Sullivan and Attorney Ben Adeyinka
spoke at the MassLandlords MetroWest
event in Marlborough on May 8, 2018.
The following is a paraphrased summary of their remarks. Any errors are
MassLandlords’ own.

OPENING REMARKS AND UPDATES
Since the last time the Chief Justice
spoke at a landlord event, much had
changed in the Housing Court.
Housing Court expansion was authorized and funded by the fiscal 2017
budget. (Background: Housing Court
was created in 1972 to address what was
deemed substandard housing in Boston,
and since then has expanded to cover the
entire state. Evictions and small claims
related to rental properties can be filed
in Housing Court for lower fees and
better access to mediation.)
The primary target of the 2017 expansion was Norfolk County, including
Cohasset, which is detached from the
core part of the county. The new court in
Brockton will use existing buildings, and
so will others, so that new construction
can be avoided.
On July 1, 2017, the court started
accepting cases from all municipalities.
Prior to expansion, ten judges served
the existing Housing Court. Five new
ones had to be nominated by the
Governor to the bring the total to 15.
Each of these must be approved by the
Governor’s Council. This was expected
to be done in May. Altogether, there will

be 20 locations where these judges sit,
roughly parallel to the 20 locations where
Massachusetts landlords have tended to
meet for education and networking.
The Housing Court will bring on 17
employees. Four of the divisions are
getting new staff: Suffolk, Southern, and
Middlesex especially.
Changes to sittings have been made to
increase geographic reach. On April 6, the
Eastern Division of the Housing Court
started sitting in Cambridge District
Court located in Medford. The Lawrence
session started sitting in Woburn.
The MetroWest region is now part
of the Central Division sitting in
Marlborough. The court are always looking for space to bring hearing locations
closer to end users, especially if expansion
to Framingham and Natick is possible.
The Marlborough session used to be just a
Friday afternoon, it will now be an all-day
session on Tuesday to cover Framingham.
The Housing Court will need a new
budget for fiscal year 2019 effective July
1; at time of writing, this was expected
to be approved.
The budget takes place in
three phases yearly:
1.) The Governor files House 1 in January;
2.) The House Ways and Means
Committee comes up with their own
budget recommendation, which was
announced this spring. In this, the
Housing Court budget was expanded
by an additional $1.5 million, to
$2.5 million total.
3.) Judge Sullivan needed $2.6 million
total to fully fund expansion; Housing
Court is a small fraction of the
Commonwealth’s judicial expenditure,
just 2% of the entire trial court of
$600 million overall.
Once budget reconciliation and the
Governor’s signature happen, the budget
will be set for another year. It’s unknown

whether the Housing Court budget
request will be granted in its entirety.

QUESTIONS AND ANSWERS
Owners asked questions of
the Chief Justice.
An owner asked how to provide feedback on housing specialists or unfair
treatment. They were advised to contact
the administrative office at 617-788-6500.
An owner asked why we should file in
Housing Court. The Chief Justice listed
the advantages of Housing Court over
District Court, without saying anything
bad about District Court staff:
1.) Housing Court mediation is a big
difference. Housing Court specialists
are very familiar with landlord-tenant
law. They can craft agreements that
are fair to both parties and binding.
If you can’t find a mediated solution,
you can still see the judge right away.
2.) The “lawyer for the day” program
grants limited representation to help
with day-of issues. This program must
be fair, should take both landlords and
tenants. The Chief Justice asked to be
notified if any owner was turned down.
3.) The Tenancy Preservation Program
finds resources for those suffering
from disability or age-related impairment to keep both renter and landlord
successfully in business together.

An owner asked about Chapter 239
Section 8A, rent withholding. The Chief
Justice said this applies “where the tenancy has been terminated without fault
of the tenant or occupant.” The section
of the law requires the following:
1.) If the property is substandard, the
judge has to determine the rent discount owed to the tenant.
2.) If the rent was not paid, the judge
has to determine whether the
landlord knew that the property
was substandard.
The remedy of this section is available
for every tenancy with no cause or with
non-payment of rent. If there is “fault,”
meaning a lease violation, then it does
not trigger this section of the law.
An owner asked about cases of
repeated non-payment of rent. With a
tenancy-at-will, a renter has one chance
to cure every 12 months. With a lease, the
renter can cure every single month, and
there is no limit to the number of cures.

An owner asked about long bureaucratic delays in court. Judge Sullivan
commented that the Northeast Division
had experienced 23-day delays in
entering judgments. He said this was an
isolated issue that is now fixed.
An owner asked about partial payments.
The Chief Justice said, when “rent day”
comes and goes, terminate the tenancy.
Don’t string yourself along. If they cure,
you get the money. If they don’t cure, you
get possession as fast as possible, which is
really as much as you can hope for.
The Chief Justice remarked that half
the courts now ban electronic devices.
He suggested owners print their text
messages in advance.
When asked about the biggest risk to
owners, the Chief Justice commented
that ESA’s may be the biggest risk for
owners. Saying “no pets” is potentially
discriminatory.
An owner asked if they want to
renovate, can they list that as a “cause”
for terminating the tenancy? The Chief
Justice said “renovation” would not

be listed as a cause. If it’s a lease, you
cannot just get out of it to renovate.
You would have to prove the tenant had
violated the agreement. If it’s a tenancy-at-will, you would have the right to
terminate without cause. In this case,
although renovation might be your
personal reason for terminating, you
would not list it (you would not list any
cause at all).
The Chief Justice concluded by saying
that “being a landlord in Mass is not
for the faint of heart.” He shared the
Housing Court Administrative Office
phone number: 617-788-6500.
Over the last year, the Chief Justice
and Attorney Adeyinka have volunteered their time to present and get
feedback from owners at least half a
dozen events. ML

LINKS
Detached: http://clickmeterlink.com/
wikipedia-norfolk-county
1972: http://clickmetertracking.com/
wikipedia-boston-housing-court

C.M. TECHNICAL CONSULTING, INC.
FOR PROFESSIONAL CIVIL AND ENVIRONMENTAL
ENGINEERING SERVICES
Specializing In Porch/Balcony/Fire Escape Inspections
Pursuant To 780 CMR 1001.3.2

paul@cmtechconsult.com

(413) 739-3658

cmtechconsult.com
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ACCOMMODATING HOARDERS:
Falmouth Housing v Flynn
By Peter Vickery, Legislative Affairs Counsel

In Falmouth Housing Corporation v Flynn,
the court set a limit on how much accommodation is reasonable when a hoarder
impacts housing safety.
Hoarding is a behavior disorder that affects many people
across the United States. Its accumulated impact creates
urgent health and safety problems for those afflicted, and for
their neighbors and landlords. Because hoarding is a disability, landlords of hoarders have a duty to provide reasonable
accommodations. There are limits, however, as one recent
court decision demonstrates.

20 Edgerton Drive in Falmouth, where the hoarding took place. Falmouth Housing
Corporation, falmouthhousingcorp.org

FALMOUTH HOUSING CORPORATION V. FLYNN
When a five-year effort to accommodate a tenant with a hoarding disorder failed, prompting a notice to quit and summary-process action, the District Court awarded possession to
landlord, the Falmouth Housing Corporation. The Appellate
Division upheld the decision. The name of the case is Falmouth
Housing Corporation v. Flynn.
From start to finish, the case took a little over a year. It
started in May 2017, the trial occurred in June, judgment
entered for the plaintiff in July, and the plaintiff filed her notice
of appeal in August. Approximately one year later, on August 7,
2018, the Appellate Division affirmed the judgment.
The notice to quit outlined the cause for terminating the lease,
but did not go into much detail (it was “unartfully drafted,” said
the Appellate Division). It is easy to imagine circumstances in
which an “unartfully drafted” notice to quit could lead some

Housing Court judges to dismiss the case on the basis that the
tenant lacked sufficient notice of the exact reason for termination.
What tipped the balance both at trial – which was, notably,
in District Court, not Housing Court – and on appeal was the
fact that after the landlord had invested in devising a reasonable accommodation, the tenant rejected it. As the Appellate
Division stated: “Nothing in the applicable law requires a landlord to engage in futile efforts of accommodation”
As this six-year struggle shows, hoarding is a serious
mental health and property management challenge the
Commonwealth is ill equipped to address. ML

LINKS
Recent court decision: http://clickmetertracking.com/
masslawyersweekly-2018-falmouth-hoarding

PROXIMA

RECORD TITLE & LAW OFFICES

OF STANLEY D. KOMACK
20,000 closings

Landlord-tenant law
+ free initial consultation
for members

117 Park Ave Ste 201
West Springﬁeld, MA 01089

(413) 785-1851

Eviction Moving & Storage
Helping landlords with tenants who are required
by law to be removed from the property
Lowest Fixed Rates

Call to schedule:
Visit to learn more:

No Hidden Fees

Licensed, Bonded, Insured

617-588-0111

http://evictionMovingandStorage.com

21

September 2018

MASSLANDLORDS NEWSLETTER

BANNED in Boston
By Peter Vickery, Legislative Affairs Counsel

Boston is banning short-term
residential rentals by some
(but not all) property owners. By way of a measure
titled – ironically, some might
say – “an ordinance allowing short-term residential
rentals” the city council and
mayor are hoping to stamp
out one particular form of
otherwise lawful economic
activity, namely purchasing
apartments in order to rent
them out via online platforms
such as Airbnb.
City officials make no bones about the
goal of the new ordinance and its rationale. According to Michael F. Flaherty,
chair of the Committee on Government
Operations, and Sheila Dillon, the
Housing Chief, “eliminating investor
units will improve the vacancy rate.”
More units will become available, the
City claims, if the short-term rental business is confined to certain people.
When the ordinance takes effect
next year, property owners will only be
allowed to offer their units for shortterm rentals (which the ordinance
defines as occupancy for fewer than 28
consecutive days) if the owners reside
in the unit “for at least nine months out
of a twelve-month period.” Non-resident
owners, i.e. those who do not live in
their units nine months of the year, are
prohibited from using their property in
this particular way.

Skip Karol protested in favor of Airbnb and was subsequently fined $32,000. The City of New York said
he was operating an illegal basement rental. Erik Thomas/NY Post http://clickmetertracking.com/
nypost-2018-07-07-skip-karol-airbnb

outright ban on short-term rentals
would fall into the category of “regulatory taking,” as Professor Jamila
Jefferson-Jones of the University
of Missouri-Kansas City School of
Law points out,
https://scholarship.sha.cornell.edu/cgi/
viewcontent.cgi?article=1133&
context=crer

TAKING LIBERTIES

Referring to a legal concept that dates
back to the 1922 Supreme Court case
Pennsylvania Coal v. Mahon when Justice
Oliver Wendell Holmes, Jr., stated that “if
regulation goes too far, it will be recognized as a taking.”
https://supreme.justia.com/cases/federal/
us/260/393/

Readers may well be wondering
whether this is legal or whether it
amounts to an uncompensated taking
contrary to the Fifth Amendment. An

But an outright ban on Airbnb is not
what Boston has enacted, of course:
Resident owners remain free to engage
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in short-term rentals, so long as they
comply with the rest of the ordinance.
But does singling out non-resident owners
go too far and amount to a regulatory
taking? The short (and predictable)
answer is “maybe.”
One of the factors that courts look
to is the extent to which the regulation
has interfered with “investment-backed
expectations.” At first blush, this
standard would seem to favor exactly
the class of property-owners Boston is
seeking to penalize. However, the courts
have made clear that a government
action does not qualify as a regulatory
taking simply because it prevents the
owner from “exploiting the investment
potential to the fullest.” Although the
regulatory-taking argument has a fine
point, it may not fly true enough to
hit the mark. But it is not the only
arrow in the quiver.

PREMIERE LOCKSMITH

WHENEVER YOU
ARE LOCKED OUT OF
YOUR HOME, CAR,
OR BUSINESS,
CALL (774) 432-3706
Commercial Locksmith
Automotive Locksmith
Residential Locksmith

premierelocksmith.com
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LET’S HEAR IT FOR NEW YORK
Even if the Boston ordinance proves
immune to a regulatory-taking claim,
aggrieved parties may have other options.
For example, in the wake of New York
City’s efforts to stymie short-term rentals,
one Airbnb host, Stanley Karol, filed a
complaint in federal court. After publicly
opposing legislation targeting Airbnb,
Karol found himself the subject of a
vigorous campaign on the part of the city’s
Office of Special Enforcement (OSE).
https://www.bloomberg.com/news/articles/2018-07-18/airbnb-is-financinga-user-s-lawsuit-against-new-york-city
Karol’s lawsuit, funded by Airbnb, does
not challenge the constitutionality of
the underlying local ordinance. Rather,
Karol’s complaint alleges that the city’s
enforcement efforts (which include a
$32,000.00 fine) violate his rights to free
speech and due process. He says the root
of OSE’s anti-Airbnb animus is the significant funding that Mayor Bill de Blasio
and other local politicians receive from
hotel owners and the union that represents hotel workers, namely the New
York Hotel and Motel Trades Council.
https://www.courtlistener.com/
recap/gov.uscourts.nysd.497622/
gov.uscourts.nysd.497622.1.0.pdf
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Incidentally, the union that represents
hotel workers in Boston is Unite Here,
Boston’s Local 26. Legally-mandated
reports of the organization’s independent
campaign expenditures and its campaign
contributions to Boston mayoral and
city-council candidates are available online
at the Office of Campaign and Political
Finance (OCPF).
https://www.ocpf.us/Reports/SearchItems
In 2013, for example, the Unite Here TIP
State and Local Fund made independent
expenditures in support of Mayor Marty
Walsh in the amount of $109,752.83.
Other major independent expenditures
in support of Walsh came from a group
called Working America, an affiliate
of the AFL-CIO. With the anti-Airbnb
ordinance, the unions are seeing a solid
return on investment.

EQUAL PROTECTION
Boston’s mayor and council have chosen to
discriminate in favor of one class of property owners (those who live in their units
for nine months of the year) and against
another class (those who live elsewhere).
When government categorizes people and treats one category worse than
another, it risks violating our right to the
equal protection of the laws. Some forms

of categorization are inherently suspect,
e.g. race and sex. Others are not, e.g.
economic class.
Even though economic classifications
are not inherently suspect, might the
Boston ordinance prove vulnerable to
a legal challenge on equal-protection
grounds? The hurdle for plaintiffs is
a high one. The onus would be on the
aggrieved property-owner to show that
the city’s classification is irrational
and wholly arbitrary, a “gross abuse
of power, invidious discrimination, or
fundamentally unfair procedures” in
the words of the First Circuit Court
of Appeal. In contrast, the city would
only need to show that its ordinance is
rationally related to a legitimate government interest, which is the lowest
level of scrutiny that the courts apply to
government actions.
This may seem like an easy showing
to make. But is it? Putting the question
another way, it really boils down to this:
Does the government have a legitimate
interest in extirpating one particular
form of real-estate investment? If not,
the ordinance should not stand.
If any property-owners are interested
in exploring the possibility of a legal
challenge to the new ordinance, please
let us know. ML

MassLandlords Thanks Our Property Rights Supporters
Property Rights Supporters make monthly contributions earmarked for policy advocacy.

OWNERS COOPERATIVE
$100 and Up

Rich Merlino.

OWNERS CLUB
$50 to $99 Gray Investment Properties/Allyson Gray Trust.
Harbor View Realty Trust. Peter Shapiro. Stony Hill Real
Estate Services.

WORKING TOGETHER CLUB
$20.25 to $49 CHELSEACORPLLC. Dorel Realty LLC. GMC
Property Management LLC. Jill Monahan. Bob Finch. Premier
Choice Realty. The Claremont Living LLC.
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WORKING TOGETHER CIRCLE
Up to $10 AAMD MGT. Alec Bewsee. Alex Narinsky. AWR
& GWR LLC. Broggi R.E. & Property Mgmt Inc. Catherine
Jurczyk. CC&L Properties, LLC. Dana Fogg. Darlene Musto.
David Branagan. Dominick Jones. Douglas Quattrochi. Eastfield
Family Trust. Eden Frye. JD Powers Property Management
LLC. Kee 55, Inc. Agency Account C/O Ercolini. Law Office of
Joseph Miele. Linda Grasso. Liz O'Connor. Margaret Forde.
Mary Norcross. Michael Travaglini. Pepi Realty Company. QPM
Services. Real Property Management Associates. Realty Trust.
Rob Barrientos. Scott Cossette. Stuart Warner. Topaz Realty
Trust. Vitaly Kmelnitsky.
To become a Property Rights Supporter, complete a pink
sheet at any MassLandlords event or sign up online at
MassLandlords.net/property. ML

GOOD

INVESTS

Eastern Bank Wealth Management
is proud to provide customized and
personalized investment management
services to individuals.

Investment Products: Not insured by FDIC or any federal government agency.
Not deposits of or guaranteed by any bank. May lose value.
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Policy Priorities Survey Results
SHOW NEW PRIORITY AS
OF AUGUST 2018
Property owner and manager
survey shows great concern
over right of first refusal, no
agreement on carbon tax,
and greater interest in homelessness advocacy.
As of August 15, 2018, an even 200
MassLandlords members had participated in our ongoing Policy Priorities
Survey (14% of active members).
The survey results now show a new
highest priority.
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SURVEY MECHANICS

A NEW TOP ISSUE

Members in good standing can log in
to score specifically worded proposals
on a scale of “0” (please don’t do this,
it’s a terrible idea) to “100” (please do
this immediately, don’t even grab your
coat just go!). “50” is a score of complete indifference. Score voting provides
a measure of “average importance”
as well as a measure of consensus.
Proposals with high average scores and
narrow bands are both important and
widely agreed-upon.

In our last update, the membership were
most concerned with reforming rent
escrow. This remains a high priority,
high consensus item. Rent escrow has
now been eclipsed by opposition to the
so-called “Tenant Right of First Refusal.”
A tenant’s right of first refusal would
give renters first chance to purchase the
property in which they reside, should
it come up for sale. The right would be
intended to prevent displacement by helping renters purchase buildings that would
otherwise be sold for a non-rental use.

What
we do,
so you
don’t
have to.
Boston • Brookline • Cambridge • Somerville • Medford • Newton • Watertown

The MerGo Experience
Customer Service focused, MerGo brings a
fresh perspective to Property Management.

PROPERTY MANAGEMENT

Get the responsive service you, your
property, and tenants expect, plus the ROI
you deserve. Currently accepting new clients.

Our Services

5% Flat fee
& No Maintenance or
Service Upcharge

Property Maintenance

Rent Collection

Bookkeeping

Leasing & Tenant Screening

Creative Solutions

Owner Communication

Contact: Lucas Merchant • lucas@mergogroup.com • (617) 990-6201 • mergogroup.com
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with large numbers of members in
favor and opposed.

EVOLVING VIEWS
ON HOMELESSNESS

For instance, if a new owner wants to
convert the building to condos or renovate it, they might want to empty the
building. In the absence of a functioning
housing market, elderly and low-income
families could then be displaced far from
that apartment. A right of first refusal as
currently being proposed by Somerville
and other advocates. Under their wording, the law would all but ensure that
either the renter or a non-profit became
the new owner of the property.
MassLandlords has written extensively
on tenant right of first refusal, calling
it “flawed as anti-displacement policy.”
That is the mildest thing that can be said
about it. Most owners now agree that
a tenant right of first refusal would be
an abrogation of the right to dispose of
property. The opposition is so strong and
shared that it now ranks first on our list
of policy priorities.
This survey result stands in marked
contrast to unresearched comments
made to the Boston Globe by the new
president of the Small Property Owners
Association, “most landlords are likely
to consult their tenants when selling a building.”
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The wording of this survey question is,
“Oppose state and municipal restrictions
on transfer of multifamily deeds (example: the tenants or a nonprofit of their
choosing would have right of first refusal
on the building they occupy).”

CONTINUING DIVISIONS
Members remain sharply divided
on proposals to deal with blight and
climate change.
The wording of the blight question changed in January 2018. It is
now, “Craft a plan to tax boarded-up
properties at a much higher rate than
maintained properties.” This idea has
no consensus. The average score is 50
(indifference), with large numbers of
members in favor and opposed.
The wording of the climate change
question hasn’t been changed since early
2017. It is due for a rework. The wording
is, “Work with the state to implement
a carbon tax that would apply to tenants and landlords who use fossil fuels,
subsidize zero-carbon energy sources,
and invest in zero-carbon transportation
infrastructure.” This idea has no consensus. The average score is 37 (opposition),

The wording of the homelessness proposal, which previously did not have
organizational consensus, was changed
in January 2018. The new wording has
moved the organization away from indifference on the subject.
Prior to January 2018, the wording
was, “Work with the state to develop
Insurance Against Homelessness, where
landlords receive a financial guarantee
if they rent to someone in shelter.” The
indifference registered by the survey contrasted with anecdotal experience, which
showed strong support for the program
once explained.
After January 2018, details were
added to describe the program better.
The new wording is, “Work with the
state to develop Insurance Against
Homelessness, where landlords receive
$10,000 insurance if they rent to
someone in shelter, a hotline to call
for help, and a detailed plan for that
tenant’s supportive services.” This now
shows net support.
Iteration on wording shows that the
same proposal, better explained, can
produce better consensus. It is believed
that the same problem, with different solutions proposed, will eventually lead to better consensus as well.
MassLandlords calls this “iterative direct
democracy” and intends to iterate on
all policy wording where consensus has
not been reached.
Members can participate online at
masslandlords.net/surveys/
public-policy-priorities/

LINKS
Tenant right of first refusal:
http://clickmeterlink.com/policy-trofr
Flawed: http://clickmetertracking.com/
policy-trofr-essay
Comments:
http://clickmetertracking.com/
globe-2018-06-09-somerville-trofr
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BERKSHIRE COUNTY

Pittsfield:
September Meeting

TUE
09/18

Our September meeting topic is to be
announced. Save the date! Check
rhabc.com or MassLandlords.net/events
for updates.
TUESDAY, SEPTEMBER 18TH
BERKSHIRE COUNTY
MEETING AGENDA
6:00pm Networking
Networking draws from
Great Barrington, Lee, Lenox,
Stockbridge, Pittsfield,
Lanesborough, Cheshire, New
Ashford, Adams, North Adams,
Clarksburg, Williamstown,
Florida, Savoy, Hancock,
Dalton, Windsor, Hinsdale, Peru,
Richmond, Washington, West
Stockbridge, Becket, Tyringham,
Alford, Otis, Monterey,
Sandisfield, New Marlborough,

Sheffield, Egremont, and
Mount Washington.
6:30pm Dinner, reservation required
7:00pm Speaker
LOCATION
Zucchini’s Restaurant (lower level)
1331 North Street
Pittsfield, MA 01201
PARKING
There is ample free parking
behind the restaurant
FOOD
Dinner by Zucchini’s
PRICING
Membership not required! General public can come free for your first time.
• No dinner: just show up
• Dinner, typically around $22, text Rick
at 413-822-8852, call 413-822-8252, or
email RHABC99@gmail.com
This event is operated by volunteers.

Pittsfield:Networking
and Speaker

TUE
10/16

Our October event will be held Tuesday
October 16 from 6:00p to 9:00p at
Zucchini’s Restaurant in Pittsfield.
Although the topic may be TBD, you
can still bookmark your calendar for
this real estate networking event in
Central Berkshire County. Check back
in mid-September for
speakers and topics.
BOSTON, CAMBRIDGE, SOMERVILLE

Cambridge:
How to Raise the
Rent, 2nd Topic TBD

TUE
09/18

Part I
When it’s time to raise the rent, can’t
you just declare the new rent level? Or
what paperwork is required? Do we
need to terminate the tenancy? Can
they sign an addendum? How do we
avoid discrimination, concessions, or
other legal gotchas?

Worcester Healthy Homes Program

LEAD PAINT ABATEMENT GRANTS FOR LANDLORDS
IN WORCESTER
Funding for lead abatement and other health related issues specific to the
physical housing and the indoor environment.
INVESTORS
• 90% of cost up to $10,000 for lead Paint Remediation & $5,000 for Healthy
Homes Issues

REQUIREMENTS
• Building must have child under 6 living in property or an order to correct from
Worchester
• Inspection Services. Must not have a current Lead Paint Letter of Compliance.
Deleading is a requirement of this giant.
• Property must have been built before 1978
• Tenants in units must meet HUD Income Guidelines
• Be current on your taxes and water/ sewer bill
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Call 508-799-1400 x 31406 TODAY
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We’ll be walking through the various
ways landlords attempt to raise the rent
and discussing the pitfalls with each
approach. Attendees will leave with a
clear understanding of the way judges
want to see rent raises carried out.
Attorney Jordana Greenman, who was
scheduled to present this part of the
presentation, has been rescheduled to
October. This part of the presentation
will be presented by someone TBD.

How to Raise the Rent.
Part II
A second topic may be added by member
vote. Watch your email for details.
Click here to purchase tickets for
this event
Have you seen our Leave Stuff,
Take Stuff Table?
Market your business, pick up handouts,
give away an old doorknob. Everything
goes on our first-come, first-served display
table at all our events. Please bring business cards, brochures, coupons. And feel
free to pick up your own uncollected marketing materials at the end. Everything
not claimed end-of-night may be chucked.
TUESDAY, SEPTEMBER 18TH
CAMBRIDGE MEETING AGENDA
5:30pm Sign-in and Networking
Networking draws from
Cambridge, Boston,
Somerville, Arlington, Belmont,
Watertown, and Malden.
6:00pm Buffet Dinner
6:40pm Executive Director
Doug Quattrochi with the
MassLandlords Business Update
Member Minutes – Any member can have the mic for 60
seconds (introduce yourself,
ask a question, share words
of wisdom, etc.)

7:00pm How to Raise the Rent
7:40pm Second topic TBD
9:00pm Doors close
LOCATION
Cambridge Innovation Center
1 Broadway (5th Floor)
Cambridge, MA 02142
ID required 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.
ACCESSING FROM THE T
• Exit the Kendall T stop on Main St.
• Cross to the northeast side of Main St.
with the Marriott and Chipotle and walk
down the street away from Cambridge
towards the Longfellow Bridge to Boston.
• Cross through the plaza with the fivefoot high metal globe; One Broadway is
the building undergoing construction
across the next street.
• Cross over Broadway to arrive
at One Broadway.
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Cambridge: Market
Conditions w Daniel
Vasserman, Topic
TBD w Attorney
Jordana Greenman

TUE
10/16

Part I
Is the market overheated? Or do we
have a lot more room for price appreciation? The future is impossible to
predict, but a little perspective can
help us understand what we’re seeing.
Daniel Vasserman, Executive Director
& Client Manager at JPMorgan Chase
& Co., will be sharing some personal
perspective on the market. Daniel will
not be speaking for Chase. He will be
providing insight about the kinds of
deals he sees happening, the recent history of rates, and the conditions under
which properties are now being bought,
sold, and financed.

PARKING
Accessible by T and highway. Parking
available in several garages for weekend
rates. See CIC Directions for details.
Pilgrim Parking is $10 enter after
4pm, a two-minute walk from One
Broadway, click here for details
FOOD
• Buffet, incl. salad and rolls
• Water, sodas
• Cookies
*Dietary restrictions: purchase
an early-bird ticket and email
hello@masslandlords.net, we will
accommodate you.

Market Conditions with
Daniel Vasserman

PRICING
Open to the public. Non-members
always welcome!
Door:
• Public: $29.00
• Members: $19.00
Early-bird, reserve by seven
days prior @ 12pm:
• Public: $24
• Members: $14
Click here to purchase tickets for
this event
This event is operated by
MassLandlords staff.

Legal topic TBD with
Attorney Greenman.
Part II
Our second topic is TBD but will focus
on the practical experience of Attorney
Jordana Greenman and her landlord-tenant practice.
Click here to purchase tickets for
this event
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Have you seen our Leave Stuff,
Take Stuff Table?
Market your business, pick up handouts,
give away an old doorknob. Everything
goes on our first-come, first-served display table at all our events. Please bring
business cards, brochures, coupons. And
feel free to pick up your own uncollected marketing materials at the end.
Everything not claimed end-of-night
may be chucked.
TUESDAY, OCTOBER 16TH
CAMBRIDGE MEETING AGENDA
5:30pm Sign-in and Networking
Networking draws from
Cambridge, Boston,
Somerville, Arlington, Belmont,
Watertown, and Malden.
6:00pm Buffet Dinner
6:40pm Executive Director
Doug Quattrochi with the
MassLandlords Business Update
Member Minutes – Any member can have the mic for 60
seconds (introduce yourself,
ask a question, share words
of wisdom, etc.)
7:00pm Daniel Vasserman:
Market Conditions
7:40pm Attorney Jordana Greenman:
Legal Topic TBD
9:00pm Doors close
LOCATION
Cambridge Innovation Center
1 Broadway (5th Floor)
Cambridge, MA 02142
ID required 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.
ACCESSING FROM THE T
• Exit the Kendall T stop on Main St.
• Cross to the northeast side of Main
St. with the Marriott and Chipotle
and walk down the street away from
Cambridge towards the Longfellow
Bridge to Boston.
• Cross through the plaza with the fivefoot high metal globe; One Broadway is
the building undergoing construction
across the next street.
• Cross over Broadway to arrive
at One Broadway.
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PARKING
Accessible by T and highway. Parking
available in several garages for weekend
rates. See CIC Directions for details.
Pilgrim Parking is $10 enter after
4pm, a two-minute walk from One
Broadway, click here for details
FOOD
• Buffet, incl. salad and rolls
• Water, sodas
• Cookies
*Dietary restrictions: purchase
an early-bird ticket and email
hello@masslandlords.net, we will
accommodate you.
PRICING
Open to the public. Non-members
always welcome!
Door:
• Public: $29.00
• Members: $19.00
Early-bird, reserve by seven
days prior @ 12pm:
• Public: $24
• Members: $14
Click here to purchase tickets for
this event
This event is operated by
MassLandlords staff.

Cambridge: The
MassLandlords
Crash Course in
Landlording

detailed discussion and Q&A. Course
tuition includes:
• Small group session with the Executive
Director, a trained presenter and experienced landlord, and the Legislative
Affairs Counsel, an attorney.
• A comprehensive agenda, see below.
• Your choice of two books:
oE
 very Landlord’s Tax
Deduction Guide by NOLO,
o The Good
Landlord by Peter Shapiro,
oG
 etting to Yes by
Roger Fisher, and/or
oT
 he Housing Manual by
H. John Fisher.
• A bound summary of all
material presented.
• Breakfast pastries, coffee, tea.
• Lunch sandwiches, sodas, chips,
cookies; all dietary requirements
satisfied, please notify us when you
purchase a ticket.
• A MassLandlords ballpoint pen.
• A coupon for 10% off any
MassLandlords annual membership.
• A MassLandlords certificate of
completion and permission to use
“MassLandlords Crash Course graduate” on your marketing material.
Click here to purchase tickets for
this event

SAT
10/27

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

Instructor Douglas Quattrochi
Featured Testimonial

This fast-paced course is strictly limited to 16 participants to allow for

“I simply wanted
to reach out and
express just how
happy I am to
have attended the
landlording crash
course. The presentation and delivery of the information was flawless and I certainly
have walked away with a greater
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understanding of the intricacies that
govern being an above average landlord/manager.” – Michael Murray
SATURDAY, OCTOBER 27ND, 2018
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?
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 Tenant Screening Workshop
10:50am Rental Forms
o Lease vs Tenancy at Will
o iCORI
o Eviction notices
11:10am 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
12:10am Break and Lunch,
with free form Q&A
12:40am Maintenance,
hiring, and operations

oK
 eeping the rent
roll and expenses
oF
 iling taxes
oT
 o manage or not to mange
oT
 enants as customers
oN
 otifying tenants
o Extermination
oM
 onitoring contractors
oL
 ease violations and conflict resolution
oR
 ecord keeping
1:15pm Overview of books and
resources for further education
1:20pm Review of unanswered questions
1:40pm End
LOCATION
Cambridge Innovation Center
Singapore Room
11th Floor
One Broadway
Cambridge, MA 02134
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
and which floor.
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
Breakfast:
• Fresh bagels, large muffins, cinnamon
rolls, coffee cake slices and scones with
cream cheese, butter, and jam
• Fresh fruit platter
• Assorted fruit juices and coffee
Lunch:
• Assorted gourmet sandwiches
• Garden salad
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• Fruit salad
• Assorted pastries
• Soda, juice, water
*Please email Alexis at
hello@masslandlords.net if you have
any dietary restrictions and need
a special meal.
PRICING
Online:
• Non-members: $205
• Members: $195 (log in before
you register or you will see the
non-member price)
Online registration required. All
ticket sales final.
Click here to purchase tickets
Membership.
Please note: this event is run by
MassLandlords staff.
CENTRAL WORCESTER COUNTY

Worcester: Meet
the Sheriffs, Tenant
Selection and Service

FRI
09/12

Part I
Who would you call if you had to give
a tenant an eviction notice? One option
would be to call the Worcester County
Sheriff. We’ll be talking about civil process (meaning, eviction notices) and all
that this entails.
We’ll hear stories of evictions they’ve
managed, learn why we should hire professionals instead of doing it ourselves,
and then learn how to do it ourselves
anyway if we want.
Make the acquaintance before you need
to hire them. This is a rare opportunity to
learn from experienced county officials.
This presentation will be given by Lynn
Trudell and two uniformed sheriffs.

Worcester County Sheriff
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Meeting Introduction
7:05pm Meet the Sheriffs
with Lynn Trudell
7:55pm Tenant Selection and Service
with Norm Gadoury
8:25pm Networking
9:00pm Doors close

covering important Supreme Judicial
Court decisions such as: Varney, LAS,
and the recently decided Hatcher case.
This event will be a joint public service
by MassLandlords and Housing Court
staff (no charge).

LOCATION
Worcester Technical High School
1 Skyline Dr
Worcester, MA 01603
Tenant Selection and Service
with Gadoury Homes
Part II
How do you pick the right tenants, avoid
the wrong tenants (not the same thing),
and make them happy so they stick
around? Norm Gadoury of Gadoury
Homes LLC will share with us his
approach to tenants and how it yields his
business unusually low turnover.
Purchase your ticket in just a few clicks!
Have you seen our Leave Stuff,
Take Stuff Table?
Market your business, pick up handouts,
give away an old doorknob. Everything
goes on our first-come, first-served display table at all our events. Please bring
business cards, brochures, coupons. And
feel free to pick up your own uncollected marketing materials at the end.
Everything not claimed end-of-night
may be chucked.
WEDNESDAY, SEPTEMBER 12TH
MEETING AGENDA
5:30pm Sign-in/Networking
Networking draws from
Worcester, Shrewsbury,
Millbury, Auburn, Leicester,
Paxton, Holden, West
Boylston, Boylston, Grafton,
Upton, Northbridge, Sutton,
Oxford, Charlton, Spencer,
Oakham, Rutland, Princeton,
Clinton, and Sterling.
6:15pm Buffet Dinner by
The Vintage Grille
6:40pm MassLandlords Business Update
and Member Minutes
Member Minutes – Any member can have the mic for 60
seconds (introduce yourself,
ask a question, share words
of wisdom, etc.)
7:00pm Rich Merlino
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PARKING
There is ample free parking in the first
lot you see, in the covered garage to
your left, on top of the garage (entrance
further down road), and around the
back of the school
FOOD
• Cheese and crackers, sodas,
water, coffee, decaf
• Hot buffet dinner, incl. salad, rolls
• Cookies, brownies, and/or blondies
*Dietary restrictions: purchase an early-bird ticket and email hello@masslandlords.net, we will accommodate you.
PRICING
Open to the public. Membership
is not required!
Early-bird ends seven
days prior @ 12pm:
• Public: $24
• Members: $14 (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:
• Public: $29
• Members: $19
• Premium Members: No charge and no
need to register
Click here to purchase tickets for
this event
This event is operated by
MassLandlords staff.

Worcester: SelfRepresentation in
Housing Court

Do you need to hire an attorney for
Housing Court? Come find out! (Event
venue is across intersection from
Housing Court pictured)
Attendees will not be getting legal advice.
We’ll be having a generic discussion in
layperson’s terms and covering substantive legal issues.
The event room has capacity for 104.
If you can travel, it will be worth the
effort. If traveling is not feasible, you
can watch live from your home or
office. To watch the live stream, please
register below with “zero” attendees and you will be sent the link the
day-of via email.
This special event is a great opportunity to learn from Housing Court staff,
ask procedural questions in a safe space
about how you run your business, and
amend your practice before it becomes
an issue. Reminder: we will not be giving
out legal advice. Questions must be
framed in a generic way.
This event will be live streamed free. Due
to the cost of video storage and hosting,
recordings after the fact will be made
available only to members.
Confirmed panelists:

FRI
09/28

Housing Court staff including judges and
clerks will discuss case law that provides
procedural guidance on who may file an
eviction action. Specifically, we’ll be

• Chief Justice Timothy Sullivan
• Judge Gustavo Del Puerto
• Judge Wilbur Edwards
• Assistant Clerk
Magistrate Delia Mathes
• Assistant Clerk Magistrate Tom Trilla
• First Assistant Clerk
Magistrate JoeAnn Smith
• Law Clerk Attorney Jorge Ghazal

An Energy-Efficient
Property Is a
Happy Property.
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The Less Your Tenants Pay, The Longer They Stay.
Let Us Help.
Schedule a no-cost Home Energy Assessment to find energy-saving
opportunities in your building, receive no-cost energy-saving
products, and access rebates and discounts.

Visit MassSave.com/WholeBuilding or
call 866-527-SAVE (7283) now.
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Have you seen our Leave Stuff,
Take Stuff Table?
Market your business, pick up handouts,
give away an old doorknob. Everything
goes on our first-come, first-served display
table at all our events. Please bring business cards, brochures, coupons. And feel
free to pick up your own uncollected marketing materials at the end. Everything
not claimed end-of-event may be chucked.
FRIDAY, SEPTEMBER 28TH
MEETING AGENDA
1:30pm Sign-in/Networking
This event will draw from
Springfield to Boston, Attleboro
to Lowell. Please register in advance.
2:00pm Opening Remarks by
MassLandlords Executive
Director Doug Quattrochi
2:05pm Housing Court staff rotating
through various issues. Exact
schedule TBD. Formal presentations will run for two hours
with questions.
3:05pm ten minute break
4:05pm Networking or
additional questions
5:00pm Doors close
LOCATION
Worcester Law Library
184 Main St
Worcester, MA 01608
PARKING
Downtown Worcester has numerous
paid garages and paid on-street parking.
The cheapest, most readily available
parking is the Worcester Public Library
at 3 Salem St, half a mile away ($3 for
three hours, credit card accepted). The
closest parking is Court Park at Main St.
and Martin Luther King Jr Blvd.
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Worcester:
Topics TBD

WED
10/10

Our October meeting will be held
Wednesday, October 10, at Worcester
Technical High School from 5:30pm to
8:30pm. Although the topic may be TBD,
you can still bookmark your calendar for
this premier real estate networking event
in Central Worcester County. Check
MassLandlords.net/events
in mid-September.
CHARLES RIVER (GREATER WALTHAM)

Waltham: Better
Cheaper Mold
Remediation, Ways to
Make More Money

Ways to Make More Money
WED
09/05

Part I:
Mold remediation requires demolition
and reconstruction, or does it? Thanks
to a new understanding of biology
and chemistry, enzymes may now be
used to kill mold on and in porous
surfaces. This process works on black
mold. By saving demolition costs,
enzymes or other deep-clean disinfectants can save potentially 50 to 75% of
what you might be asked to pay in the
future. This is essential learning for
the day when your property develops a
moisture problem.
This presentation will be given by Steve
Dubois of Green Home Solutions.
Steve has received five-star reviews
on google and comes recommended
to us from the MetroWest Property
Owners Association, where he
spoke last season.

ACCESSIBILITY
This recently renovated public space is
fully handicapped accessible.
FOOD
• Light refreshments only.
Please eat lunch before.
PRICING
Free. Registration is required for
either in-person or online attendance. Form below.
This event is operated by MassLandlords
and Housing Court staff.
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Part II:
For “Ways to Make More Money,”, we’ll
be presenting the best tips and tricks we’ve
learned from talking with hundreds of
landlords over the years. We’ll start with
easy stuff like knowing your water pressure (you do know your water pressure,
right?) and work up from there. A major
portion of the presentation will be strategies for negotiating higher rent. We’ll
end with guidance on leaving paper checks
behind and going digital with online
rent collection that fits tenants’ income
patterns. Don’t miss these strategies for
improving your bottom line. Real estate is
a great way to build wealth over time.
This segment will be presented
by Doug Quattrochi, Executive Director
of MassLandlords, Inc. MassLandlords
members represent the experience of tens
of thousands of rental units, and each presentation a new idea comes up that gets
worked into subsequent presentations.
Come prepared to learn some great ideas
but also please think about what you want
to share with the room. Together we’ll
make this a meeting our balance sheets
and the Commonwealth’s housing stock
will thank us for.
Purchase your ticket in just a few clicks!

Better, Cheaper Mold Remediation with
Green Home Solutions

Have you seen our Leave Stuff,
Take Stuff Table?
Market your business, pick up handouts,
give away an old doorknob. Everything
goes on our first-come, first-served display table at all our events. Please bring
business cards, brochures, coupons. And
feel free to pick up your own uncollected marketing materials at the end.
Everything not claimed end-of-night
may be chucked.
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WEDNESDAY, SEPTEMBER 5TH
CHARLES RIVER MEETING
AGENDA
5:30pm Sign-in/Networking/Dinner
Networking draws from
Waltham, Newton, Weston,
Watertown, Wellesley, Wellesley
Hills, Lincoln, Dover, Arlington,
Belmont, and the western ends
of Cambridge and Boston.
6:00pm Buffet Dinner by the
Copper House Tavern
6:40pm Executive Director
Doug Quattrochi with the
MassLandlords Business Update
Member Minutes – Any member
can have the mic for 60 seconds
(introduce yourself, ask a question, share words of wisdom, etc.)
7:00pm Part I: Better, Cheaper
Mold Remediation with
Green Home Solutions
7:25pm Part II: Ways to
make More Money
8:20pm Networking
9:00pm Doors Close
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LOCATION
Best Western Waltham
380 Winter St.
Waltham, MA 02451

• Public: $30.00
• Members: $20.00

PARKING
There is ample parking in the lot around
the Best Western and down the hill by
the Copper House Tavern. Please enter
through the main lobby and look for the
MassLandlords signs.

This event is operated by
MassLandlords staff.

FOOD
• Buffet Dinner
• Soda, Water, Coffee
*Dietary restrictions: purchase an early-bird
ticket and email hello@masslandlords.net,
we will accommodate you.
PRICING
Open to the public. Membership
is not required!
After Early bird or at the door:
• Public: $35.00
• Members: $25.00
Early-bird ends seven
days prior at 12pm:

Click here to purchase tickets for
this event

Waltham: Update from
the Waltham Housing
Authority, Insurance
topics with G&N

WED
10/03

Part I:
John Gollinger, Executive Director of the
Waltham Housing Authority, is tentatively scheduled to give us an update on
WHA initiatives including the Waltham
rental subsidy.
Part II:
Matt Naimoli of G&N Insurance will
give us five cost savings and five new
things to consider when insuring multifamily buildings.
Purchase your ticket in just a few clicks!

LEGAL STANDING

HOME DEPOT
SAVINGS

VIDEOS, ANALYSIS,
& SPREADSHEETS

HOME BASE
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Have you seen our Leave Stuff,
Take Stuff Table?
Market your business, pick up handouts,
give away an old doorknob. Everything
goes on our first-come, first-served display table at all our events. Please bring
business cards, brochures, coupons. And
feel free to pick up your own uncollected marketing materials at the end.
Everything not claimed end-of-night
may be chucked.
WEDNESDAY, OCTOBER 3RD
CHARLES RIVER MEETING
AGENDA
5:30pm Sign-in/Networking/Dinner
Networking draws from
Waltham, Newton, Weston,
Watertown, Wellesley, Wellesley
Hills, Lincoln, Dover, Arlington,
Belmont, and the western ends
of Cambridge and Boston.
6:00pm Buffet Dinner by the
Copper House Tavern
6:40pm Executive Director
Doug Quattrochi with the
MassLandlords Business Update
Member Minutes – Any member can have the mic for 60
seconds (introduce yourself,
ask a question, share words
of wisdom, etc.)
7:00pm Part I: John Gollinger: Waltham
Housing Authority
7:25pm Part II: G&N Insurance: Five
Savings and Five Considerations
8:20pm Networking
9:00pm Doors Close
LOCATION
Best Western Waltham
380 Winter St.
Waltham, MA 02451
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PRICING
Open to the public. Membership
is not required!
After Early bird or at the door:
• Public: $35.00
• Members: $25.00
Early-bird ends seven
days prior at 12pm:
• Public: $30.00
• Members: $20.00
Click here to purchase tickets for
this event
This event is operated by
MassLandlords staff.
GREATER SPRINGFIELD

West Springfield: Tax
Cut and Jobs Act,
Community Policing

THU
09/13

Part I
Those who plan ahead save on their
taxes. Can you qualify for the real
estate professional exemption? Is your
current legal entity or lack thereof the
best you can do? Most importantly,
how can we legally pay the least in
taxes? We’ll be touching on depreciation, segregation studies, and recapture
so that you can either DIY or better
supervise your accountant. We’ll make
reference to 1031 exchanges, which
can save hundreds of thousands on
sale. And most important, we’ll share
what we know about the Tax Cut and
Jobs Act of 2017 and its impact on
our businesses.
This part of the presentation will be
given by Mark Germain, CPA, of Gomes,
DaCruz & Tracy, P.C..

PARKING
There is ample parking in the lot around
the Best Western and down the hill by
the Copper House Tavern. Please enter
through the main lobby and look for the
MassLandlords signs.
FOOD
• Buffet Dinner
• Soda, Water, Coffee
*Dietary restrictions: purchase
an early-bird ticket and email
hello@masslandlords.net, we will
accommodate you.
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Marc Germain, CPA, to discuss Tax Cut
and Jobs Act of 2017

Community Policing. Magda Colon,
center, discusses one type of community
policing initiative, coffee with a cop
Part II
In Massachusetts, our law enforcement
resides in and participates in the community. This helps people feel they can
trust the police when asking for help,
and keeps our neighborhoods safer and
friendlier. This approach is called “community policing” and works best when
owners and renters participate.
For us in Greater Springfield, we particularly want to know what impact the
casino will have, how we can arrange for
officers to get to know our renters and
their concerns, and how we can stay up to
date with police initiatives and crime logs.
This part of the presentation will be
presented by Magda Colon, Community
Policing Liaison of the Springfield Police
Department. Her talk will be relevant
to owners and renters in other communities. She will be coming with two
other officers.
Purchase your ticket in just a few clicks!
THURSDAY, SEPTEMBER 13TH
RHAGS MEETING AGENDA
5:30pm Sign-in and Networking
Cash bar
Networking draws from
Springfield, West Springfield,
Holyoke, Chicopee, Ludlow,
Wilbraham, East Longmeadow,
Longmeadow, Agawam,
Southwick, Southampton,
Easthampton, Northampton,
Westhampton, Hadley, South
Hadley, Granby, Amherst,
Belchertown, Ware, Palmer,
Warren, Monson, and Hampden.
6:00pm Buffet dinner
6:40pm State-wide Business Update
and Member Minutes
7:00pm Local Updates
7:05pm Legal Update

REGIONAL

MASSLANDLORDS NEWSLETTER

7:10pm Tax Cut and Jobs Act of
2017, Mark Germain
7:50pm Community
Policing, Magda Colon
8:30pm Networking
9:00pm Doors Close

This fast-paced course is strictly limited to 16 participants to allow for
detailed discussion and Q&A. Course
tuition includes:

LOCATION
Springfield Country Club
1375 Elm St
West Springfield, MA 01089
FOOD
• Hot buffet dinner, incl. salad and rolls
• Cash bar
• Hot Coffee & Tea
• Dessert (cookies, brownies, and blondies)
*Dietary restrictions: purchase
an early-bird ticket and email
hello@masslandlords.net, we will
accommodate you.
PRICING
Open to the public. Non-members
always welcome!
Door:
• Public: $41.00
• Members: $31.00
Early bird, reserve seven
days prior by 12pm:
• Public: $36.00
• Members: $26.00
Click here to purchase tickets for
this event

• Small group session with the Executive
Director, a trained presenter and experienced landlord, and the Legislative
Affairs Counsel, an attorney.
• A comprehensive agenda, see below.
• Your choice of two books:
oE
 very Landlord’s Tax
Deduction Guide by NOLO,
oT
 he Good Landlord
by Peter Shapiro,
oG
 etting to Yes by
Roger Fisher, and/or
oT
 he Housing Manual by
H. John Fisher.
• A bound summary of all
material presented.
• Breakfast pastries, coffee, tea.
• Lunch sandwiches, sodas, chips,
cookies; all dietary requirements
satisfied, please notify us when you
purchase a ticket.
• A MassLandlords ballpoint pen.
• A coupon for 10% off any
MassLandlords annual membership.
• A MassLandlords certificate of
completion and permission to use
“MassLandlords Crash Course graduate” on your marketing material.
Click here to purchase tickets for
this event

This event is operated by
MassLandlords staff.

Springfield Sep 22:
Crash Course in
Landlording

September 2018

SAT
09/22

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

Instructor Attorney Peter Vickery

Instructor Douglas Quattrochi
Featured Testimonial

“I simply wanted
to reach out and
express just how
happy I am to
have attended the
landlording crash
course. 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.” – Michael Murray
SATURDAY, SEPTEMBER 22ND, 2018
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?
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
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o Discrimination
(legal highlight)
o Tenant Screening Workshop
10:50am Rental Forms
o Lease vs Tenancy at Will
o iCORI
o Eviction notices
11:10am 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
12:10am Break and Lunch,
with free form Q&A
12:40am 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
1:15pm Overview of books and
resources for further education
1:20pm Review of unanswered questions
1:40pm End
LOCATION
Realtor Association of Pioneer Valley
221 Industry Ave
Springfield, MA 01104
Plenty of parking. On Saturdays,
the rear entrance only is unlocked.
Come around back.
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• Coffee
• Tea
• Orange Juice
Lunch
• Assorted Paninis
• Soft Drinks, ice tea, lemonade, and water
*Dietary restrictions: purchase a
ticket one week in advance and email
hello@masslandlords.net, we will
accommodate you.
PRICING
Open to the public. Membership
is not required!
Advance registration required:
• Public: $205
• Members: $195
Click here to purchase tickets for
this event
This event is operated by
MassLandlords staff.

West Springfield:
1031 Exchanges,
How to Raise the Rent

THU
10/11

Part I
When it’s time to raise the rent, can
you just declare the new rent level? Or
what paperwork is required? Do we
need to terminate the tenancy? Can
they sign an addendum? How do we
avoid discrimination, concessions, or
other legal gotchas?
We’ll be walking through the various
ways landlords attempt to raise the rent
and discussing the pitfalls with each
approach. Attendees will leave with a
clear understanding of the way judges
want to see rent raises carried out.
This part of the presentation will be presented by Attorney Kate Higgins-Shea.

FOOD
Continental Breakfast
• Fresh Baked Pastries,
Muffins and Donuts
• Variety of Bagels with Cream
Cheese and Butter
• Fresh Cut Fruit

Attorney Kate Higgins-Shea
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Chris Brown of Section1031.com
Part II
What’s the biggest tax savings ever? How
about if you saved over $100,000? Come
learn about IRS Section 1031, which
allows owners to avoid recapture tax.
In a nutshell, owners can depreciate
their property, saving tens or hundreds
of thousands of dollars in taxes over
the life of the building, and then they
can sell out and transfer that money
into new property of like kind without
paying recapture tax. Everyone serious
about rental property as an investment
vehicle should understand Section 1031.
But it’s not for the faint of heart! Tight
timelines are involved. If you do it only
once if your life, it will still save you
$100,000 or more, depending on the
value of your property.
This part will be presented by Chris
Brown of Edmund & Wheeler.
Purchase your ticket in just a few clicks!
THURSDAY, OCTOBER 11TH
RHAGS MEETING AGENDA
5:30pm Sign-in and Networking
Cash bar
Networking draws from
Springfield, West Springfield,
Holyoke, Chicopee, Ludlow,
Wilbraham, East Longmeadow,
Longmeadow, Agawam,
Southwick, Southampton,
Easthampton, Northampton,
Westhampton, Hadley, South
Hadley, Granby, Amherst,
Belchertown, Ware, Palmer,
Warren, Monson, and Hampden.
6:00pm Buffet dinner
6:40pm State-wide Business Update
and Member Minutes
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7:00pm Local Updates
7:05pm Legal Update
7:10pm Attorney Kate Higgins-Shea:
How to Raise the Rent
7:50pm Chris Brown:
Section 1031 Exchanges
8:30pm Networking
9:00pm Doors Close
LOCATION
Springfield Country Club
1375 Elm St
West Springfield, MA 01089

PRICING
Open to the public. Non-members
always welcome!

Fitchburg: Back To
School Kickoff: A Tale
of Two Restorations
Housing Court Cases are now being
heard in Marlborough

METROWEST PROPERTY OWNERS
ASSOCIATION MEETING AGENDA
6:30pm Registration, socializing
and dinner
7:00pm MassLandlords Business Update
7:10pm Program starts
LOCATION
Marlborough Fish and Game
1 Muddy Ln
Marlborough, MA 01752
FOOD
• Sandwiches and rolls, salad
• Beverages
• Cookies
PRICING & RSVP
Open to the public! Membership is
not required. *MWPOA Members*
RSVP by emailing your full name to
Laurel newlakeview@yahoo.com

Door:
• Public: $41.00
• Members: $31.00
Early bird, reserve seven
days prior by 12pm:
• Public: $36.00
• Members: $26.00
Click here to purchase tickets for
this event
This event is operated by
MassLandlords staff.

• MassLandlords.net/MWPOA
Members pay $100 annual
MWPOA dues and each meeting is
free, just RSVP!
• MassLandlords.net Members and
general public: $5
Click here to purchase tickets for
this event

METROWEST

Marlborough:
Evictions with Atty
Mark Burrell

NORTHERN WORCESTER COUNTY

TUESDAY, SEPTEMBER 11TH

FOOD
• Hot buffet dinner, incl. salad and rolls
• Cash bar
• Hot Coffee & Tea
• Dessert (cookies, brownies, and blondies)
*Dietary restrictions: purchase
an early-bird ticket and email
hello@masslandlords.net, we will
accommodate you.

This event is operated by volunteers.
TUE
09/11

We’re starting our 2018-2019
Marlborough event season with evictions. Although a serious matter for
landlords and tenants alike, when you’ve
heard it all you can’t help but come
across a story or two. Come be entertained and informed by Attorney Mark
Burrell, a perennial favorite speaker on
landlord-tenant law.
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Marlborough:
Networking and
Speaker

TUE
10/09

Our October event will be held Tuesday
October 9 from 6:30p to 8:30p at the
Fish and Game Club in Marlborough.
Although the topic may be TBD, you can
still bookmark your calendar for this
premier real estate networking event in
MetroWest. Check back in mid-September for speakers and topics.

THU
09/13

Come out and discover the in’s and out’s
from two case studies that will walk
landlords through the journey of
whether or not it makes sense to undertake the task of a renovation project at
one of your rental properties. These real
life case studies will be presented by
Katie Young, a seasoned landlord with
her own unique way of managing her
properties and collecting rents; and
Brian Lucier of Belaire
Property Management.
Katie will walk you through the story
of completing an apartment building
overhaul project along with all of the
“hidden surprises” she encountered
along the way from different unknown
factors spanning from city hall to
the local fire department. Katie will
provide a glimpse to find out now
what you didn’t know about “what you
don’t know” when deciding whether
or not to tackle a renovation. See her
before and after photos and experience the tale along the way as she
unfolds her story.
Brian’s presentation will take you
through a case study on the return on
your investment, and if it makes sense
for you to pull the trigger on your on
renovation project journey. Do the
numbers make sense? Can the market
support what you want to do, and will
the rents bring you whole at the end of
the story? Or, is all of this just a fairy tale
that you can make money by rehabbing the project?
Join us on September 13th at
Montachusett Regional Vocational
Technical School at 7:00 sharp to get
your seats for our kick off presentation
for the season. See you there!
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Early-bird ends 6/7 @ 12pm:
• Public and Members other
than NWCLA: $15
• MassLandlords.net/NWCLA members:
pay annual dues, then free
After Early bird or at the door:
• Public and Members other
than NWCLA: $20
• MassLandlords.net/NWCLA members:
pay annual dues, then free
A Tale of Two Restorations
(Bunnings YouTube)
THURSDAY, SEPTEMBER 13TH
NWCLA MEETING AGENDA
Visit nwcla.com for any last-minute
updates or changes.
6:45pm Dinner and Networking
Networking draws from
Fitchburg, Leominster,
Lunenburg, Townsend, Ashby,
Ashburnham, Westminster,
Gardner, Princeton, Sterling,
Lancaster, Shirley, Groton,
Pepperell, Winchedon,
Templeton, and Hubbardston.
7:00pm Presentations
LOCATION
Montachusett Regional Vocational
Technical School (Monty Tech)
1050 Westminster Street
Fitchburg, MA 01420
PARKING
There is ample free parking beside
the school. Do not park along the
fence where the busses park. Do not
park in any of the handicap spots
unless you have the proper handicap
parking sticker.
FOOD
Dinner by Happy Jack’s Cantina Grille
from N. Main St. in Leominster.
PRICING
Membership not required!
Open to the public.
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This event is operated by volunteers.

Fitchburg:
Networking and
Topic TBD

THU
10/11

Our October event will be held Thursday
October 11 from 5:30p to 8:30p at Monty
Tech in Fitchburg. Although the topic
may be TBD, you can still bookmark
your calendar for this premier real estate
networking event in Northern Worcester
County. Check back in mid-September
for speakers and topics.
SOUTHERN WORCESTER COUNTY

Southbridge: Monday
September 10
Meeting

MON
09/10

Our September meeting topic is pest
control! Join us for an enlightening
presentation by Pro-Tech
Pest Control, Inc.

One of the Local Pro-Tech
Pest Control Trucks

MONDAY, SEPTEMBER 10
SWCLA MEETING AGENDA
7:00pm MassLandlords Business Update
7:10pm Guest Speaker
7:45pm Pizza break
8:00pm Meeting wrap-up
8:30pm Networking
LOCATION
Southbridge Community Center
(aka Casaubon Senior Center)
153 Chestnut St.
Southbridge, MA 01550
FOOD
• Pizza and Beverages
PRICING
Open to the public for your first
time! Membership not required for
your first time.
• Members are admitted for free
• General public free the first time, then
pay $50/yr for membership.
This event is operated by volunteers.

Southbridge:
Networking and
Speaker

MON
10/01

Our October event will be held Monday
October 1 from 7:00p to 9:00p at the
Southbridge Community Center.
Although the topic may be TBD, you can
still bookmark your calendar for this real
estate networking event in Southern
Worcester County. Check back in
mid-September for speakers and topics.

YOUR ENVIROMENTAL
PEST AND LAWN
PROFESSIONALS

FORDSHOMETOWN.COM

Invest in Your

BUSINESS
Property Rights

ADVOCACY
WWW.MASSLANDLORDS.NET/PROPERTY
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MassLandlords
One Broadway, Floor 14
Cambridge, MA 02142

SUBSCRIBE TODAY
Perfect to share at the office.
Membership + print delivery $160
per year (add print delivery to existing membership $60). Mail your check
to MassLandlords, PO Box 844570,
Boston, MA 02284-4570 or join online at
masslandlords.net/join.
Support better housing policy and housing journalism in Massachusetts.
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