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FEBRUARY WAS AN IMPORTANT MONTH FOR US 
ON OUR PATH TOWARD CREATING THE FIRST 
PROFESSIONALLY STAFFED TRADE ASSOCIATION 
FOR LANDLORDS IN MASSACHUSETTS. WE 
LAUNCHED A NEW SERVICE AND MADE SOME 
IMPORTANT PRICING AND MEMBERSHIP DECISIONS.
First, after years of consideration and fine-tuning, we 
launched the helpline service. In short, the helpline is an 
insurance-like membership add-on that will entitle you to unlimited legal information, 
business advice, and attorney referrals in a one-on-one conversation over phone or 
email. This service is described in full in this March newsletter as well as online as part 
of the new member sign-up flow.

The helpline is priced per unit, which is the way the Rental Housing Association of 
Greater Springfield has always priced base membership dues. In theory, this is close to 
the perfect pricing for membership dues, which would be tied to the rent we earn. A 
small landlord with a single unit in rural Massachusetts is currently paying a lot more 
for membership, as a percentage of their resources, than another single-unit member 
in Greater Boston, or than a 20-unit member anywhere. Each member benefits by our 
services and advocacy in proportion to their business size. 

This is why we have decided to follow RHAGS’ lead and join with other trade 
associations, like the Massachusetts Nurses Association and the California Apartment 
Association, in setting the price of base dues somewhat based on earning potential. The 
scaling will start gradually, based on zip code and unit ownership. We will roll this out 
to all locations except partner association territory in March. We will also pre-select the 
chapter or partner association we recommend based on your billing zip code.

Members will still have the option to join any chapter. We are pleased to say, that 
with the exception of certain local event pricing, we are consistently offering the same 
membership benefits to all members across the state regardless of which chapter they 
choose. We have in many ways successfully merged many membership levels.

Our final pricing update pertains to the print newsletter subscription and adver-
tising. We launched the print newsletter on the assumption that we could cover our 
distribution costs with advertising and a $60/yr subscription. Despite good effort by 
the printer, our latest financials show we will run this service at a loss we can’t afford 
unless we make a change. We continue to ramp up the price of advertising, as our 
traffic grows. And the print subscription will increase from $60 to $90/yr. Members 
who cannot afford this can still read all of our articles online.

Finally, switching to policy, one of our bills has for the first time since I became a 
landlord been sponsored by multiple people in both parties and in both houses. Rent 
escrow is more likely to pass than ever before. We are doing all that we can to support 
this bill consistent with the membership Policy Priority Survey, in which any member 
can participate at any time.

As with any change, we want to hear your comments and questions. Let us know 
what we can do to help you create better rental housing. Thank you for your support.

Sincerely,
Douglas Quattrochi
Executive Director
MassLandlords, Inc.
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MassLandlords’ mission is 
in some cases best served 
by offering better solutions 
for housing problems being 
discussed without us.

MassLandlords has drafted legislation, 
“An Act to Protect Elderly Tenants,” 
that would protect elderly tenants from 
eviction and displacement. Our associa-
tion goal is to create better rental housing 
by helping owners, so this measure might 
seem off-mission. But Mayor Walsh in 
Boston has filed his own, worse Act 
to Protect Elderly Tenants, which 
calls for rent control for seniors 
and didn’t have any owner 
input. MassLandlords’ 
mission is best fulfilled 
by offering this better 
alternative to the 
Mayor’s partisanship.

WHY WE NEED 
TO PROTECT 
ELDERLY TENANTS
Residents age 75 and 
over are the most vulner-
able to rising housing costs, 
eviction, and displacement. 
Displacement in particular can 
be a real serious setback to an 
elderly tenant’s health and wellbeing. 
Elderly tenants rely on medical and 
social support systems being nearby 
or accessible to them. Doctors, friends, 
and family with long history are the 
best able to provide help. Life is never 
easy, and particularly for seniors, as 
health problems arise and social circles 
narrow, it is vital that elderly tenants be 

assisted to remain in their housing of 
choice with dignity.

It is particularly important to note that 
most pensions and retirement accounts 
do not grow fast enough to keep pace 
with the rising cost of housing. We have 
a shortage of housing due to zoning 
and subdivision restrictions. Also, many 
factors that play into rents are increasing 
quickly: real estate taxes, hourly rates for 
plumbers and electricians, water costs, 
insurance, and interest 
rates all 

drive rents higher faster than an elderly 
tenant can afford.

Defending against eviction in Housing 
Court is a particularly traumatic and 
undignified way to spend one’s twilight 
years. The Commonwealth should 

guarantee to its seniors that they will not 
experience this stress.

WHY ELDERLY TENANTS SHOULD 
HAVE THE CHOICE TO REMAIN 
IN MARKET HOUSING
Senior housing has a long waiting list, in 
many places, two years long. And elderly 
renters may not wish to relocate anyway. 
Once you’re used to your kitchen, your 
walk to the post office, and your shuttle 
to the Senior Center where you have 
friends, it’s hard to imagine turning all of 
that upside down.

Until Massachusetts eliminates 
restrictions on zoning and subdi-

vision, and increases the supply 
of housing for all, our housing 

market will continue to 
fail to provide long-term 
housing for elderly 
tenants. If you lose your 
apartment, you can’t move 

anywhere in the neighbor-
hood. Everything else will 
be too expensive.

At the same time, too 
many seniors remain in 

substandard housing. Either 
from their own inability to 

maintain their premises or because 
they have resided in the premises for 

a long time, apartments may become 
in need of total renovation. It can prove 
very difficult and expensive to relocate 
an elderly tenant, and there is often no 
ability to pay the higher rent that a ren-
ovation would justify anyway. It is very 
difficult to maintain housing without 
at some point terminating the tenancy 
without fault and asking the elderly 
tenant to leave.

An Act to PROTECT 
ELDERLY TENANTS 
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HOW TO AFFORD PROTECTIONS 
FOR ELDERLY TENANTS
In Massachusetts, there remains substan-
tial untapped resources to help elderly 
tenants make their payments. Consider, for 
instance, that tax-exempt organizations like 
private hospitals, nursing facilities, assisted 
living facilities, private colleges, and private 
schools pay no real estate tax whatsoever. 
These institutions can be requested to 
make “payment in lieu of taxes,” but no 
such payments can be compelled.

As reported by the Boston Globe, 
successfully requesting payment in lieu of 
taxes can generate millions of dollars for 
communities like Brockton and Salem. 
Each of the 300+ Massachusetts munic-
ipalities can expect similar assistance, 
scaled to their situation. Payments in lieu 
of taxes should be mandatory to support 
elderly tenants.

A WAY TO PROTECT ELDERLY TENANTS
Massachusetts is fortunate to not have to 
reinvent the wheel. We have a program 

called the Massachusetts Rental Voucher 
Program (MRVP). We should extend this 
program to guarantee the rent payments 
of each resident over the age of 75. 
Guarantees are more powerful than 
outright subsidies because they cover 
many more people than they actually 
need to pay for. Here is how an MRVP 
guarantee might work.

Each City and Town would forecast 
the cost to guarantee the rent payments 
of each resident age 75 or over in the 
next year. Cities and towns know who 
their seniors are from census data and 
from participation at places like the 
Senior Center. The state can use eviction 
statistics to estimate how likely it is that 
an elderly tenant will be unable to afford 
their rent payments over the next year.

Each City and Town would use 
census data, eviction rates, and HUD 
fair market rents to estimate how many 
elderly tenants are expected to be unable 
to afford their rent payments over the 
next year. The shortfalls can be added 

up to come up with a total program 
cost. A percentage can be added on for 
administration.

Each City or Town should then 
implement a guarantee that applies to 
all residents over the age of 75. We don’t 
know which residents will be unable 
to pay, but we have estimated what the 
guarantee will cost overall.

How do we fund this? Consider one 
possibility related to the fact that non-
profit institutions don’t pay real estate 
tax. Specifically hospitals, assisted living 
facilities, nursing homes, private schools, 
and private colleges may have 501(c)3 
status and be exempt from taxes. These 
organizations, if not already subsidized 
by the public, should make yearly 
Payments In-Lieu of Taxes such that the 
next year’s forecast cost of the guarantee 
plus administration will be covered. 
Healthcare facilities should object least to 
this, as seniors who remain stably housed 
will have fewer serious or unattended 
health consequences and better outcomes 

YOUR ENVIROMENTAL
PEST AND LAWN
PROFESSIONALS

FORDSHOMETOWN.COM

https://www.bostonglobe.com/metro/regionals/north/2015/03/01/most-nonprofits-are-exempt-from-paying-taxes/4vKWzMX3LdKQFEDm9aTV5H/story.html
http://clickmeterlink.com/ad-fords
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overall. Educational institutions may 
object more, but they should remember 
that seniors may vote against public 
support to educational institutions for 
cost reasons, but that these objections 
ought to be lessened to the extent that we 
guarantee aging in-place with dignity.

These payments should be collected 
by the municipalities and sent to the 
Massachusetts Rental Voucher Program 
or the Affordable Housing Trust Fund. 
As reported by TrendCT, there are still 
untapped millions in Massachusetts.

Many municipalities are missing out 
on 10% of tax revenue from tax-exempt 

organizations not paying PILOTs.
If a situation arises where, due to 

economics and market forces, an elderly 
tenant becomes unable to pay rent, their 
landlord will serve them with a court 
summons for nonpayment. In this case, 
that resident should be identified by the 
court and helped to apply for the MRVP 
guarantee. There will need to be intake 
documentation. We can learn from 
programs like the Tenancy Preservation 
Project, which are expert at helping 
seniors especially overcome any disability 
that destabilizes housing.

Once an application is made, the MRVP 
should pay the Court all the money 
needed to pay for that renter’s arrears. 
This is in contrast to the current MRVP, 
which has a waiting list years long. We 
need to have the non-payment case 
dismissed as soon as practicable.

Any elderly tenant receiving such 
a guarantee should have their unit 
inspected by the MRVP program, as 
is usual, and repaired at the landlord’s 
expense, as required by the program. 
Landlords are already required to 
maintain their premises. Receipt by 
an elderly tenant of a sudden MRVP 

guarantee should not be a concern to any 
scrupulous owner or manager.

The elderly tenant should be 
issued a limited MRVP voucher that 
covers only the foreseeable shortfall in 
rent. Suppose the rent has increased by 
5% and this is too much, but the renter 
could afford the base rent. Then the MRVP 
should pay just the 5% rent increase. It 
does not have to be used as it is normally 
used for low income households, which 
pay no more than a third of their income 
to rent. If the elderly tenant needs to make 
up a little, that is what the program can 

cover. In this sense, the MRVP guarantee 
can be extremely cost effective.

The elderly tenant will recertify yearly 
and have their MRVP payment adjusted 
as required to remain stably housed. 
Maybe they won the lottery, and the 
payment can be discontinued. Maybe rent 
has increased again, and it’s still fair for 
the area. In that case, the MRVP can pay 
the increased rent. This is the same for 
any MRVP voucher. Allowing market rent 
increases keeps the elderly tenant stably 
housed indefinitely, wherever they are 
fortunate enough to reside.

If a community doesn’t have any 
tax-exempt organizations where no 
such “payments in lieu of taxes” can be 
collected, then the MRVP program should 
define an extra contribution amount 
that it asks of all the other communities 
to make up the shortfall for the seniors 
in these towns or cities. Alternatively, to 
reduce disparities across communities, 
the Legislature could devise a funding 
formula similar to the one it uses to 
ensure that every school district in 
Massachusetts has a foundation budget.

WHY A GUARANTEE TO PROTECT 
ELDERLY TENANTS IS BETTER 
THAN ANY OTHER REGULATION
Guarantees have been used success-
fully in locations as diverse as Seattle, 
Los Angeles, Lancaster County 
Pennsylvania, Norfolk County Virginia, 
and Boston to help Section 8, homeless 
families, and other renters. We were 
effective at starting the Insurance 
Against Homelessness guarantee in 
Boston in 2017.

Guarantees offer a form of financial 
leverage that allows us to protect many 
more than we actually pay for. Any elderly 
tenant who doesn’t need the money 
doesn’t get it. The fortunate few who 
enter retirement well-heeled are guaran-
teed the same as any other elderly tenant 
in case of disaster. But there is likely no 
cash payment ever to be made.

AN ACT TO PROTECT ELDERLY 
TENANTS FULL TEXT
Our version of the bill can be 
read online as H.1255 in the 
191st General Court.

Many municipalities are missing out on 10% of tax revenue from tax-exempt organizations not paying PILOTs. 
https://trendct.org/2015/04/10/tax-exempt-property-is-a-500-million-dilemma-for-towns-in-ct/

https://trendct.org/2015/04/10/tax-exempt-property-is-a-500-million-dilemma-for-towns-in-ct/
https://masslandlords.net/policy/homelessness
https://masslandlords.net/policy/homelessness
http://clickmetertracking.com/malegislature-h1255
https://trendct.org/2015/04/10/tax-exempt-property-is-a-500-million-dilemma-for-towns-in-ct/
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WHY AN ACT TO PROTECT 
ELDERLY TENANTS SHOULD NOT 
CONTAIN A JUST CAUSE EVICTION 
OR RENT CONTROL PROVISION
Others are filing their own acts to protect 
elderly tenants. These bills are not written 
by — and don’t incorporate any input 
from — those who actually provide 
rental housing: owners and managers. 
And these other bills will not achieve the 
desired result.

Suppose you capped rent increases 
at 5% a year using rent control. This is 
actually no help to an elderly tenant. Most 
pensions grow at less than 5% or not at 
all. After a few years of 5% rent increases, 
even a previously stable elderly tenant 
may become unstably housed. Rent 
control will fail to keep elderly tenants in 
their homes long-term.

Also, economists are unanimous on the 
fact that price controls create shortages, 
in housing and everything else.

Suppose you prevent no-fault evictions 
by requiring just cause eviction for 
elderly tenants. First of all, note that very 
few elderly tenants are evicted no-fault. 
Secondly, note that even with our strong 
protections against discrimination, 
landlords still have discretion on whom 
to rent to. The tougher it is to remove a 
bad renter from an apartment, the fewer 
low-income or marginal applications will 
be given a chance. Just cause eviction 
will protect a handful of elderly renters 
who already have apartments and may be 
headed for no-fault eviction. Just cause 
eviction will make it harder for 100% of 
all other elderly renters to get apartments 
in the first place. Landlords will not have 
to work very hard to find alternative 
renters with higher income who are not 
protected by just cause eviction laws.

Landlords are unanimous in their 
opposition to just cause eviction and rent 
control because it prevents us from doing 
our jobs. Anyone who advocates for just 

cause eviction or rent control should 
first read Wikipedia, which explains 
what economists know to be true: rent 
control does not achieve the desired 
policy results.

AN ACT TO PROTECT ELDERLY 
TENANTS CONCLUSION
We can and should protect every elderly 
tenant. This is why MassLandlords has 
drafted An Act to Protect Elderly Tenants 
and intends to advocate strongly that 
it ought to pass.

Policy proposals change fast. This 
proposal has not yet been evaluated 
by the MassLandlords membership. 
Questions or comments? Let us know 
what you think, hello@masslandlords.net.

LINKS
We haven’t included long-form links 
in this article. Do you miss them? 
Contact us, hello@masslandlords.net or 
774-314-1896. ML

REGENCY 
Inn & Suites
REGENCY 
Inn & Suites

For LANDLORDS - Discounted Lower Rates

Microwave & Fridge in Spacious Rooms 
TENANT EMEGENCY STAYS

West Springfield, MA
regencyma.com

 413 781 2300

https://masslandlords.net/policy/rent-control
https://masslandlords.net/policy/just-cause-eviction
mailto:hello@masslandlords.net
mailto:hello@masslandlords.net
http://clickmetertracking.com/Ad-RegencyINNandSuites
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The MassLandlords helpline 
permits participating 
members to speak with our 
staff on any rental issue, 
any number of times, any 
number of issues per year.

In February, MassLandlords started 
offering new and existing members 
“Helpline” access for legal information, 
business advice, and personalized 
attorney referrals. By purchasing the 
Helpline once, member businesses can 
designate one point of contact to talk to 
MassLandlords staff counselors on any 
issue, any number of times, any number 
of issues during the next year. The 
MassLandlords Helpline compliments 
events, the service provider directory, and 
the messages boards as another way to 
get needed information and assistance.

We have been piloting the 
MassLandlords Helpline since August 
2018. Initially we charged members 
hourly on a “pay as you go” model. Pay-
as-you-go services will remain available 

for more intensive interactions. This 
includes mediation, talking with renters, 
and visiting properties for on-site eval-
uations. We will also use pay-as-you-go 
counseling for issues from members who 
haven’t purchased Helpline access.

The MassLandlords Helpline is 
intended to work like insurance. Most 
members with the add-on will not need to 
make a claim. Those few members who 
have an issue can receive “preventative 
medicine” check-in’s, hopefully averting 

a more serious issue. The small minority 
of members with disasters will receive a 
large amount of one-on-one help from 
MassLandlords staff. If you like the idea 
of having someone to call for early inter-
vention and/or disaster assistance, add 
the Helpline to your membership today.

Our lead counselors are Peter Shapiro, 
in Jamaica Plain, and Sue McMahon, 
in West Springfield. We have a network 
of attorneys standing by for referrals at 
disclosed rates, as well. (If you are an 
attorney and would like to be listed for 
referrals, email your rate and service 
area to hello@masslandlords.net subject: 
“Helpline attorney.”) 

For pricing and full details, join as a 
member, or log in and visit the member 
home page. ML

LINKS
Member home page: 

http://clickmeterlink.com/
member-home

MASSLANDLORDS HELPLINE 
Launched

If only all rental problems were this cute! The helpline 
will offer assistance with the worst problems you can 
have, including fires, eviction, and property damage.

PROPERTY MANAGEMENT & RENTALS
Ph : 413.564.1512
Fax : 413.642.0039
W : ruachmanagement.com
E : info@ruachmanagement.com

425 Union St. Suite 42(level D)
West Springfield, MA 01089

RUACH MANAGEMENT CO. LLC

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

mailto:hello@masslandlords.net
http://clickmeterlink.com/member-home
http://clickmeterlink.com/member-home
http://clickmeterlink.com/member-home
http://clickmeterlink.com/member-home
http://clickmetertracking.com/AD_RUACH-MANAGEMENT-CO-LLC
http://9nl.org/ijbo
mailto:administrator%40lyonfitzpatrick.com?subject=


Serving Process in Hampden County’s 
Twenty-�ree Cities andTowns

▶ Professional  ▶ Responsive ▶ Accountable
*Same Day Service/ A�er Hours Service

95 Liberty Street

413-732-5772/Fax 413-733-6933

Process and Warrants Division

▶Notice to Quits
▶Summary Process Writs

▶Evictions/Talk-Outs
▶Trespass Notices

NICHOLAS  COCCHI
SHERIFF

http://clickmeterlink.com/ad-hampdencountysheriff


 
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. 

 

cmtechconsult.compaul@cmtechconsult.com (413) 739-3658

FOR PROFESSIONAL CIVIL AND ENVIRONMENTAL
 ENGINEERING SERVICES

Specializing In Porch/Balcony/Fire Escape Inspections
Pursuant To 780 CMR 1001.3.2

C.M. TECHNICAL CONSULTING, INC.

http://clickmeterlink.com/Eastern-Bank
http://clickmetertracking.com/Ad-CM-TECHNICAL-CONSULTING-INC
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Preparing for Housing Court 
starts with knowing the 
standards expected. Judge 
Winik shared humorous 
and useful insights with 
landlords in Cambridge.

First Justice Jeffrey Winik of the 
Eastern Division of the Housing Court 
spoke at MassLandlords Cambridge 
on Tuesday June 19, 2018. These notes 
were taken at the time and were not 
published previously but are still highly 
relevant. Any errors or omissions are 
MassLandlords’ own.

Judge Winik was accompanied by his 
court room team: Assistant Clerk Andrea 
Gomes, Chief Housing Specialist Michael 
Neville, First Assistant Clerk Magistrate 
JoeAnn Smith, Assistant Clerk Thomas 
Trilla, and Assistant Chief Housing 
Specialist Alex Valderrama. Attorney 
Jordana Greenman moderated. 

The Judge’s remarks covered a 
wide variety of landlord-tenant 
topics. He started by recognizing the 
event’s moderator.

“Attorney Greenman is a very talented, 
effective, and ethical lawyer,” he said.

Judge Winik then set out his basic 
presentation framework. He said, 
“Ownership and management of rental 
property is an honorable profession. We 
need housing and you’re entitled to be 
paid for the service you’re providing. That 
profession comes with responsibilities.”

Consistent with MassLandlords’ 
general advice that communication 
skills are important, the Judge said that 
court should be a last resort. He said 
you should also know that you will get 
a fair hearing, but that the law is very 
complex and nuanced. 

Quoting the old adage, “A camel is a 
horse made by committee,” Judge Winik 
reminded us that a lot of the statutes we 

have to deal with are products of people 
who could not reach agreement. So the 
lawmakers fudged the wording. Don’t 
believe that you will understand every 
part of every law.

The Judge’s presentation was preceded 
by the MassLandlords repertoire 
presentation on eviction. Judge Winik 
referenced this at the start, rightly saying 
that the eviction timeline shown could 
be a three day-per 
week college course. 
Ten minutes is not 
enough to explain it 
all, and not enough 
background to 
attempt an eviction 
without counsel.

HOUSING COURT
Housing Court is a set 
of courts dedicated to 
landlord-tenant law. 
The court was recently 
expanded to cover the 
whole state, so Judge 
Winik recapped the 
history. Housing Court 
started in Boston and 
Western Mass, and 
was later expanded to Worcester, the 
Northeast, and the Southeast.

He made a point of saying what is true, 
that District Court judges are very good, 
very smart people. He also said they 
don’t have time or support staff to handle 
evictions the way the Housing Court does. 
Housing Court focuses specifically on 
landlord-tenant law, in all its complexity.

The Housing Court staff had pushed 
for expansion for years without much 
success, until one day, the House 
Speaker said, “How about now?” The 
legislature signed expansion July 1, 
2017 and the court was expected to 
start sitting that day. He expressed his 
view that we’ve done a remarkable 

job as a Commonwealth and are 
now hearing Housing Court cases all 
over Massachusetts.

At the time of presentation, some 
locations were still six to eight weeks 
away from opening: MetroSouth, Taunton 
and Quincy. All cities not covered by 
the original Housing Court have since 
been picked up.

Judge Winik said, “We made a commit-
ment to provide the same 
service. It’s going to take 
time.” Some locations do 
not accept paper filings or 
experience other snags not 
encountered at the previous 
Housing Court locations.

Judge Winik reminded us 
that a lawyer who is expe-
rienced in housing law is 
worth their weight in gold. 
The Judge then started 
to detail the common 
problems he has seen.

DEFECTIVE 
NOTICES TO QUIT
You need to give 30 days 
or a full rental period for a 
notice to quit with an at-will 

tenant. This notice period must end on 
a rent day. For instance, notice given on 
January 31 would be defective if set for 
March 1, because February is a short 
month. That notice would have to be 
April 1, or else served earlier in January.

Another problem with notices is not 
naming every renter. For instance, you 
can’t put two names on a lease and have 
only one signature on that document. 
Are both renters? This is so untidy as 
to be defective.

A final problem with notices is getting 
the address wrong. The notice is a 
technical document. You can’t mess up 
the street name, or use a nickname, or 
put the wrong unit number on a notice.

Judge Winik Speaks 
ON LANDLORD-TENANT LAW 
AND HOUSING POLICY

Judge Winik has been recognized by 
the Boston Bar Association for his 
work to prevent homelessness, support 
Lawyer for the Day, and advise the 
Tenancy Preservation Program. 
http://tippingthescales.bbablogs.org/
tag/first-justice-jeffrey-winik/

http://clickmetertracking.com/laws-housing-court
http://9nl.me/ml_forms_notice_to_quit
http://tippingthescales.bbablogs.org/tag/first-justice-jeffrey-winik/
http://tippingthescales.bbablogs.org/tag/first-justice-jeffrey-winik/


Own Rental Property? We can save you money with our

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

ww.bargain–outlets.com
Join Our Landlord Program Today!

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

Kitchens Flooring Bathrooms Windows
and Doors

www.bargain-outlets.com

http://34.gs/ad_grossmans_landlordprogram
http://www.bargain-outlets.com


13

MArch 2019MASSLANDLORDS NEWSLETTER

MASSLANDLORDS IS FUNDED PRIMARILY BY MEMBERSHIP DUES. THANK YOU FOR YOUR SUPPORT.

ILLEGAL LEASES
A common mistake is citing a lease 
violation on a lease pulled from a national 
service with clauses that are illegal in 
Massachusetts. Chapter 186 Section 15b 
gives you a whole list of items that can’t 
be in a lease here.

You have at least a 50% chance 
of making an illegal lease if you 
DIY, he warned. (Readers take note: 
MassLandlords rental forms are reviewed 
regularly and believed to be fully 
compliant on download.)

PRO SE EVICTION WITH SUBSIDIES
The judge strongly advised landlords 
understand the difference between 
federal subsidies and private rentals. 
The Housing Choice Voucher Program 
(Section 8), Massachusetts Rental 
Voucher Program (MRVP) and others are 
tenancies under statute. These rules are 
different. Notices to quit especially may 
have different requirements.

JUDGE WINIK ON 
SECURITY DEPOSITS
Judge Winik was blunt about Chapter 239 
Section 8A, the security deposit law. He 
said, it’s the “Most poorly drafted statute 
in the Commonwealth. Vague and inter-
nally inconsistent. I have been looking 
at it since 1972, 1973. Ask yourself, ‘Do 
you need this?’”

Judge Winik emphasized the impor-
tance of complying with the security 
deposit statute from beginning to end. 
Notifications, pre-inspections, paying 
interest, complying with statement 
requirements, and returning only with the 
correct deductions all must be perfect.

He reminded the room that this statute 
is a strict liability statute. Even if you try 
to do it right, you’re liable for doing it 
wrong. Good intentions don’t cut it.

BE ORGANIZED
Judge Winik said he sees many unpro-
fessional owners with no clear business 
records. Your records need to be clear 
and contemporaneous. 

When he asks, “How much rent is 
owed?” you must give an exact number 
as of an exact date. If you say, “Around 
$1,500” or “since a couple of months 

ago,” you will have given a bad answer. In 
court you must be precise.

GET COUNSEL
The Judge said if you are a corporation, 
you must get a lawyer. He cited the 
Varney case: because a corporation is an 
entity created by statute, only a lawyer 
can represent it. 

Judge Winik also cited Hatcher: before 
this case, a manager could appear on 
their own. This is no longer allowed even 
if “John Property Manager agent for Jane 
Lessor” is how you sign your lease. 

With Hatcher, there’s an unanswered 
question, according to the Judge: if the 
property manager actually collects the 
rent and has all the interaction with the 
renter, can that manager appear without 
a lawyer as the de facto lessor? The 
term “Landlord” is defined only in state 
sanitary code. The SJC didn’t address this 
scenario, in his view.

To save yourself money and time, 
the Judge advised you not allow your 
managers to represent you in court 
without an attorney. He said, “Even if I 
agree with you, the appellate court could 
address the jurisdiction issue whether 
it was asserted or not.” In other words, 
Judge Winik could decide in your favor 
on the merits, the renter could appeal, 
and the appellate court could find against 
you on the technicality of not having a 
lawyer. Hire a lawyer.

JUDGE WINIK ON 
INSUFFICIENT SERVICE 
A common problem is a notice to quit 
served by the landlord. A sheriff’s or a 
constable’s return of service is proof of 
delivery. Not so for a landlord. You’re in 
such a better position with a constable or 
a sheriff. Judge Winik joked, “‘The dog ate 
my notice.’ I’ve heard it!” He advised DIY 
landlords ask the tenant to sign and date 
a copy of the notice and have a witness.

Judge Winik added, “I’m surprised you 
don’t service notice to quit both certified 
and first class.” 

The best advice is to forget witness, 
signatures, and two types of mail and just 
hire a process server.

CONDITIONS COMPLAINT
Note that a tenant doesn’t have to prove 
the reason they withheld rent (e.g., loss of 
job). He said 90% of the cases where he 
has seen rent withholding with Section 8, 
it’s almost never intentionally withholding 
for conditions.

The judge recommended you bring in 
an expert to testify on the conditions or 
the repairs you made. He said he does 
have ability to order escrow. He also said 
for a bench trial, he was rarely going to 
issue an escrow order. He said a jury trial 
was a different question.

His overall advice was to take tenant 
complaints seriously. 

Boston requires inspectional services 
department (ISD) inspections. It’s the 
least followed ordinance in the city, he 
said. If you’ve done it, it tells me you’re a 
careful landlord. It’s protection for you. 
It says, “As of this date, the apartment 
complied with the requirements.” 

RETALIATION
Speaking of careless landlords, Chapter 
239 Section 2A gives an affirmative 
defense to renters. A landlord can’t take 
adverse action against a tenant because 
the tenant was 1.) organizing, or 2.) 
complaining to a municipality, even if the 
complaint is without merit. The judge 
can allow eviction even with a retaliation 
claim based on the landlord’s earnestness 
and the details of the case. 

JUDGE WINIK EVENT CONCLUSION
Overall, the Judge and his team were 
friendly, funny, and enormously knowl-
edgeable.  They covered the Housing 
Court expansion, court process, and 
landlord-tenant law mistakes. The 
Judge and team received 100% positive 
feedback on our feedback cards. We hope 
this summary will be useful to you in 
court. May you never need it. ML

LINKS
Housing court: http://clickmetertracking.

com/laws-housing-court
Notice to quit: http://9nl.me/

ml_forms_notice_to_quit
Rental forms: http://9nl.it/ml_forms

http://9nl.it/ml_forms
http://clickmetertracking.com/laws-housing-court
http://clickmetertracking.com/laws-housing-court
http://9nl.me/ml_forms_notice_to_quit
http://9nl.me/ml_forms_notice_to_quit
http://9nl.it/ml_forms
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Certain items under $2,500 
that used to be depreciated 
may now be deducted 
following 2016 de minimis 
safe habor tax regulations.

Landlords experienced in DIY taxes may 
not be aware that in 2013 and again 
in 2016 the IRS issued new guidance 
that permits expensing of items under 
a de minimis dollar amount, even if the 
regulations otherwise require depreci-
ating those items.

DEPRECIATION VS DEDUCTION
Section 162 of the Internal Revenue 
Code allows business owners to deduct 
all ordinary and necessary repairs and 
maintenance in a single year. But Section 
263(a) of the Internal Revenue Code 
requires businesses to capitalize the costs 
of improving tangible property. This 
means taking that deduction in small 

amounts over 

the life of the item. This is called depre-
ciation. For items like blinds, doors, and 
countertops, which were affixed perma-
nently to the property, this often meant 
depreciating absurdly small numbers.

DE MINIMIS SAFE HARBOR
Under the latest guidance, items under 
$2,500 that do not fall within certain 
classes of building systems, or that are 
installed for small businesses (defined in 
the guidance), may qualify for safe harbor 
expensing instead of depreciation.

For instance, an interior door that 
routinely gets destroyed from renter 
abuse may now be replaced wholesale 
and expensed. So can anything that is 
outside the building structure or the 
following list of key building systems: the 
plumbing system, the electrical system, 
the HVAC system, the elevator system, 
the escalator system, the fire protection 
and alarm system, the gas distribu-
tion system, and the security system. 
Anything else, including vinyl flooring, 
carpets, sheetrock, paint, vanities, 
countertops and much more might now 
possibly be deducted under the safe 
harbor exemption.

Additional restrictions apply. Most 
importantly, the item cannot be an 

improvement over what was there 
before. Replacing an original wooden 
door and non-working mortise lock 
with a modern hollow core door and 

Schlage lockset will probably be 
considered an improvement. 
When you eventually replace 
the hollow core door with 
another hollow core door, that 
may be expensed.
There is another restriction: 

The expense has to be an amount 

paid for recurring activities that you 
expect to perform 1.) As a result of your 
use of the property in your trade or 
business; 2.) To keep the property in its 
ordinarily efficient operating condition; 
and 3.) When you reasonably expect, at 
the time the property is placed in service, 
to need to replace this item more than 
once during the 10-year period beginning 
when placed in service. 

This has significant advantages for 
landlords who install the cheapest 
possible countertop, planning to replace 
these countertops entirely each vacancy. 
Provided the countertops fall under the 
$2,500 limit each, these countertops 
may be treated as expenses, even though 
they remain “permanently” affixed 
to the building.

Note that the safe habor might not 
apply, however, to under $2,500 worth 
of tile in a hallway, or to $2,500 worth 
of quartz countertop. Would you rea-
sonably expect to replace these studier 
items more than once in the next ten 
years? Probably not.

To claim the safe harbor, you must 
attach a statement with your return 
specifically claiming the safe harbor. 

For more detail, see the IRS Guidance 
on Tangible Property Final Regulations.

This article has not been written by an 
accountant. Always consult a tax accoun-
tant before taking any action that could 
affect your financial obligations to any 
jurisdiction. ML

LINKS
Tangible Property Final Regulations: 

http://clickmetertracking.com/
irs-tangible-property-final-regulations

Tax Tip: DE MINIMIS SAFE HARBOR ON 
EXPENSING DEPRECIABLE IMPROVEMENTS

http://clickmetertracking.com/irs-tangible-property-final-regulations
http://clickmetertracking.com/irs-tangible-property-final-regulations
http://clickmetertracking.com/irs-tangible-property-final-regulations
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Mold in rental properties can 
lead to three types of claims, 
two of which affect landlords 
and managers, according to 
Attorney Larry Farber.

Attorney Larry Farber spoke at the 
March 8, 2018 meeting in Longmeadow 
about mold liability, and his talk remains 
the authoritative perspective. Moisture 
and associated mold are an increasing 
liability for landlords, especially where ice 
dams can weaken and destroy roofs and 
gutters, and climate change has increased 
our USDA hardiness zone by half a level, 
to a more mold-friendly climate. We 
consider the three kinds of mold cases 
and the implications for rental housing.

This article is a paraphrasing of the 
Attorney Farber talk not previously 
published. Any errors or omissions are 
MassLandlords’ own. Always consult 
with an attorney before taking action that 
could affect your rights.

WHAT IS MOLD
Mold is a fungus that grows everywhere 
by eating natural material. This includes 
things that we would consider food, 
like old strawberries, as well as parts 
of buildings, like wood, drywall, and 
caulking. Mold spores are like pollen in 
the sense that they are everywhere. 

In large enough quantities, and with 
certain species, people can have allergic 
or toxic reactions. The symptoms 
caused by mold allergy are the same as 
symptoms caused by all pollen allergies, 
including: watery, itchy eyes; a chronic 
cough; headaches or migraines; diffi-
culty breathing; rashes; tiredness; sinus 
problems; nasal blockage and frequent 
sneezing. A mold toxicity is also possible, 
with more serious symptoms that may 
require medical attention.

THREE KINDS OF MOLD CASES
Attorney Farber outlined the three 
most common types of cases in real 
estate: personal injury, conditions 
claims or counterclaims, and defective 
construction. Defective construction is 
ten times more frequently an issue than 
conditions claims, but this article will 
focus on conditions claims 
because those are the issues 
that affect landlords with 
existing housing stock.

MOLD PERSONAL INJURY 
The sanitary code says you 
can’t have excess moisture. 
It’s silent on mold. There’s a 
level of proof needed for any 
case, and the level of proof 
differs greatly for personal 
injury from mold compared 
to basic conditions claims 
related to the sanitary code, to 
be discussed below. Personal 
injury requires proving that 
the mold injured the renter. 

First, the renter must test 
the premises and must know 
what type of mold it was. 
Second, the renter must be 
tested themselves and be 
known to have an allergy to 
the specific mold found in the 
premises, and for that mold 
to have been found in their 
system. Many people can 
claim an allergy, but only 15% 
to 25% will actual have an 
allergic reaction. Third, there 
must be a clear causal connec-
tion to how the mold you have 
in your building caused them 
harm (e.g., a defined and 
measured reaction). Fourth, 
there must be expert testimony 
in-person, otherwise it’s hearsay.

Note that you must have actual contact 
with mold for a long time to get sick. 
Personal injury has a much tougher 
standard, but also a much bigger payout, 
than other types of cases. 

There was a case in 2016 that shows 
the difficulty of proving a mold injury, 
and the consequences of having 

The Growing Liability of  
RENTAL PROPERTY MOLD
By Peter Vickery, Esq., Legislative Affairs Counsel

The Arbor Day Foundation shows that USDA hardiness zones 
have increased. This is contributing to changing flora and fauna 
in Massachusetts, including expanding the time each year mold 
can proliferate.

http://clickmetertracking.com/wikipedia-mold-buildings
http://clickmetertracking.com/wikipedia-mold-buildings
http://clickmetertracking.com/wikipedia-mold-health
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one occur, South Boston Elderly 
Residences, Inc. vs Gerald Moynahan 
(91 MA App Court 455, 2016). Judge 
Winik examined two claims. First, 
that there was mold, and second, 
that there was an air quality issue 
because the windows didn’t open. The 
judge awarded basic sanitary code 
damages. The appeals court overturned 
this in favor of the higher personal 
injury standard.

The appeals court decision relied on 
two facts. First, under contract law, you 
have what’s called a “reasonable person” 
standard. But under tort law, you take 
your plaintiff as you find them, even 
if they are unreasonably sensitive. For 
instance, Attorney Farber shared a law 
school anecdote, where they talk about 
the “eggshell skull” example. There’s a 
car accident, the plaintiff hits his head 
and his skull shatters because he had a 
special condition that makes his skull 
unusually breakable. They are entitled to 
full damages even though they are more 

than normally sensitive to injury because 
that’s how torts work.

The appeals court said the mold in the 
Elderly Residence wasn’t a contractual 
issue, it was a tort. This is the case law 
that establishes mold sensitivity as a 
possible personal injury claim.

BREACH OF WARRANTY 
(CONDITIONS CLAIMS)
Breach of warranty is going to be more 
common for owners than personal injury.

Attorney Farber reminded us that there 
are three kinds of conditions claims. First, 
there can be a 93A consumer protection 
claim. Second, there can be a quiet 
enjoyment claim, which requires there to 
be negligence. Third, there can be a basic 
habitability claim, which doesn’t require 
negligence, doesn’t generally award attor-
ney’s fees, and carries actual damages.

With quiet enjoyment you’re entitled 
to either actual damages or three times 
a month’s rent, plus attorney’s fees, plus 
emotional distress.

With 93A, which relates to unfair or 
deceptive acts, e.g., violating any law, 
you’re entitled to 2x or 3x actual damages 
plus attorney’s fees.

In a conditions claim, you only get the 
biggest of the three possible recoveries. 
For instance, you can’t get 93A and quiet 
enjoyment. A condition of mold may 
trigger one or more of these, depending 
on the facts, and the law is squishy. 

Judge Robert Fields of the Western 
Division, where Attorney Farber practices, 
was used as an example. Most people 
come forward with mold in bathroom 
grout. Judge Fields doesn’t tend to give 
that weight unless it was caused by water 
leaks. Because you don’t know really 
whether it was the tenant’s housekeeping 
or the landlord’s inadequate fan or window 
venting. In most cases, grout mold doesn’t 
reach a level of “excessive moisture” for a 
claim. This is the first problem with condi-
tions claims: “Who is really at fault here?”

There’s a secondary problem with 
conditions claims, and that is, tenants 

http://clickmetertracking.com/masscases-south-boston-elderly
http://clickmetertracking.com/masscases-south-boston-elderly
http://9nl.es/kgoy
mailto:andy.faust%40neinsure.com?subject=


MArch 2019

18

MASSLANDLORDS NEWSLETTER

MASSLANDLORDS IS FUNDED PRIMARILY BY MEMBERSHIP DUES. THANK YOU FOR YOUR SUPPORT.

must prove that the mold inside exists 
at a greater level than the mold in the 
outside environment.

Note that basements and attics are a 
different matter from bathrooms. If you 
have a dehumidifier to control mold in 
these spaces, who pays for it? Who takes 
care of it? Attorney Farber said Judge 
Fields is clear on this being a landlord’s 
responsibility. The tenant is not allowed 
to be ordered to empty the bucket. 

And note also that because the dehumid-
ifier is required to meet code, you can’t put 
the electrical cost on the tenant’s meter. 
You will need an owner’s meter and an 
owner’s outlet in the basement. If you end 
up in this position, asked to pay for dehu-
midifier bills going back to the beginning 
of time, you may be able to appeal, but it 
will cost you $5,000 to $10,000 and a year 
just to try. Why risk it? The best advice is to 
set up an owner’s outlet and plumbing for 
the dehumidifier drain and forget about it.

With conditions claims, the worst-case 
scenario is usually three month’s rent. It 
usually doesn’t rise to the level of a breach 
of quiet enjoyment. 

Note that tenants can be caught and 
blamed. For instance, if a tenant vented 
their dryer into the basement, clearly any 
mold problem there will be the tenant’s 
fault and the case can be dismissed.

Compared to the 6,000 eviction cases 
Western Division sees every year, Judge 
Dina Fein had about 2 mold cases, Judge 
Fields had about 14, according to Attorney 
Farber. These are miniscule odds and no 
cause for a careful landlord to lose sleep.

ADDITIONAL QUESTIONS ABOUT 
RENTAL PROPERTY MOLD
With regard to insurance, one-time 
exposure to water will be covered by 
insurance. Chronic moisture is always 
excluded. So depending on what event 
caused the mold, you may be able to get 
remediation paid for.

Unlike security deposits, mold has not 
been well defined in case law. One thing is 
certain though: Who removes the mold if 
the tenant caused it?

If the tenant creates the violation, 
sanitary code is clear, the landlord has to 
fix it. The landlord can then bring action 
against the tenant under the lease. This 
is where a lease shines, it will typically 
be enforceable for claims like this better 
than a month-to-month.

Make sure you always document 
what you’re doing. Take pictures. 
Record correspondence. You could 
be counterclaimed with retaliation 
if you take action to enforce a lease 
or repair costs after a renter notifies 
you there is mold.

Be careful where wall mold has taken 
root. You may need to remove the 
drywall or have a professional evaluate 
it for enzyme remediation. You may 
also want to put in a moisture sensor to 
monitor for recurrence. One member 
in the audience shared that they had 
installed a moisture sensor. They noticed 
95% humidity every day at 4pm, and 
this led to a conversation about renter 
cooking habits that removed the cause of 
the mold growth.

Where does water get into the house? 
Typically, most landlords will want to 
check gutters and roof edges.

Note that Section 8 inspectors may be 
able to cite tenants for bathroom mold.

Note finally that unlike lead, mold 
is self-propagating, and can grow 
where you least expect it. It can even 
grow on dust. Just as you cannot delay 
responding to a pest control issue, you 
cannot delay responding to a mold 
issue, or your problem will grow ten or a 
hundred times worse.

RENTAL PROPERTY 
MOLD CONCLUSION
The standards and payouts for a claim of 
personal injury due to mold are high, but 
the standards for a claim of conditions will 
still generate significant liability for some 
owners. As with all rental property consid-
erations, it is important to maintain your 
rented premises and enforce compliance 
with rental agreement provisions, espe-
cially cleanliness. When presented with a 
claim about mold, work with your renters 
to resolve the issue outside of court, and 
always consult with an attorney. ML

LINKS
Parts of buildings: 

http://clickmetertracking.com/
wikipedia-mold-buildings

Toxicity: http://clickmetertracking.com/
wikipedia-mold-health

South Boston Elderly Residences, Inc. v 
Gerald Moynahan: 
http://clickmetertracking.com/
masscases-south-boston-elderly

ARTICLE YOU MAY HAVE MISSED

QUALIFIED BUSINESS INCOME 
(QBI) DEDUCTION FOR LANDLORDS 
Now in Effect
All business owners other than corporations, including landlords, are now 
able to take the Qualified Business Income (QBI) Deduction, also known 
as the Section 199A Deduction. Starting with tax year 2018, the Tax Cut 
and Jobs Act of 2017, passed into law December 22, 2017, reduced rates 
for corporate and non-corporate businesses. Corporations received a 
reduction in their tax rate from 35% to 21%. Non-corporations received the 
QBI deduction. ML

The full article can be found at: MassLandlords.net/blog

http://clickmetertracking.com/wikipedia-mold-buildings
http://clickmetertracking.com/wikipedia-mold-buildings
http://clickmetertracking.com/wikipedia-mold-health
http://clickmetertracking.com/wikipedia-mold-health
http://clickmetertracking.com/masscases-south-boston-elderly
http://clickmetertracking.com/masscases-south-boston-elderly
http://clickmetertracking.com/congress-qualified-business-income-s199a
https://masslandlords.net/qualified-business-income-qbi-deduction-for-landlords-now-in-effect/
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HEAT PUMP
Installation and Monetization

How to install and profit 
from heat pumps in rental 
housing given the current 
regulatory and technical lim-
itations. Helpful for climate 
and net income.

Heat pumps are now cold-rated and 
so efficient they offer a competitive 
advantage over natural gas in a sealed, 
insulated home. This creates a business 
opportunity for rental housing early 
adopters. But like gas boilers, heat pumps 
have a host of technology and installation 
considerations. Because heat pumps are 
so different and immature, their problems 
will seem foreign to those of us familiar 
with fossil fuels. 

This article reviews the basic siting 
and maintenance considerations. It then 
looks at how owners are monetizing these 
systems in gut rehabs. Finally, we offer a 
long-term path for owners with existing, 
older housing stock to move in this 
direction. Much of the material in this 
article comes from Chaves Heating and 
Air Conditioning in Hudson, MA. Errors 
or omissions are our own.

BASIC ANATOMY
A heat pump has an exterior “condenser” 
that does the work and a “mini-split” or 
“head” inside the unit to exchange heat. 
Through the magic of thermodynamics, 
heat pumps can carry three to five times 
as much energy from inside to outside as 
it costs you to run the pump.

The refrigerant runs in a loop. When 
it’s freezing outside, the refrigerant is even 
colder and pulls heat from the freezing air 
to heat the building. When it’s hot outside, 
the refrigerant is even hotter and cools the 
building. The pump drives the fluid inside 
and outside over and over again in a cycle.

There are three primary connections. 
First, refrigeration plumbing runs from 

the condenser outside to the head inside. 
Second, drain plumbing runs from the 
head inside to the building’s drain stack 
or to the lawn outside. Third, electrical 
connections run from the breaker boxes 
to the condensers outside, and from there 
to the heads inside. 

EXTERIOR SITING
Air source heat pumps must be sited 
outside to exchange heat energy with the 
exterior air. Ideally there would be as little 
distance as possible from the condenser 
unit outside to the head inside. Like duct 
work and forced hot water, your effective-
ness falls the longer you have to pump 
your working fluid.

Unlike forced hot water or air, whose 
pipes or ducts climb inside the building 
walls, heat pump refrigeration lines first 
run outside the building before entering 
the room. And unlike forced hot water, 
which can use tough PEX piping, refriger-
ation lines are soft copper and vulnerable 
to puncture, bad soldering, and impact.

Heat pump condensers may be 
installed on an exterior wall. Be careful 
if this is a bedroom wall. Depending on 
your building material and insulation, the 

heat pump condenser may resonate with 
the wall and create an impossible-to-ig-
nore hum. Only attach the condensers to 
walls away from bedrooms. Best practice 
is to install on a flat roof. If you don’t 
have a flat roof, or if it’s not available, 
second best practice is to pour a concrete 
pad. In any kind of install, the heat pump 
would ideally be covered with its own 
lean-to to prevent snow and ice accumu-
lation or falling icicle impact. 

INTERIOR MAINTENANCE
Heat pump heads are difficult to site 
inside for three reasons.

First, you need each head pointed 
in such a way to move air effectively 
through your living space. If you have 
a square room, you can cover that 
effectively with a single head. As soon as 
you go around a corner or past a door 
that can close, you enter the territory 
of a second head.

Second, you need to be able to access 
the head with a flexible copper pipe. 
Dropped ceilings are a positive advantage 
for heat pumps. They permit the refrig-
eration lines to be run and maintained 
without tearing down your ceiling.

Third, you need to drain condensate 
away from the head. Heads installed 
on an exterior wall can drain outside. 
If you install a head on an interior wall, 
you will need to run PVC drain pipe 
down the wall. This usually requires 
opening the wall. 

Flare connections from the refriger-
ation line to the head tend to leak over 
time. It’s best to have access to these 

via a dropped ceiling. If your ceiling is 
finished drywall, carefully cut a sheetrock 
section that you can later unscrew 
without additional cutting or dust.

HEAT PUMP THERMODYNAMICS
A twenty-year-old boiler or furnace might 
produce 80,000 or 100,000 BTU, which at 

Heat pumps operate in four phases. 1. Hot refrigerant 
moves through a heat exchanger inside, heating the 
room. 2. The refrigerant goes through an expansion 
valve/plate, which decreases the temperature. 3. Cold 
refrigerant moves through a heat exchanger outside, 
gathering heat from even sub-zero air. 4. Electrical 
energy is supplied to pressurize the refrigerant 
and increase its temperature. The cycle repeats 
or runs backwards to provide air conditioning. 
Ilmari Karonen CC-0

http://clickmetertracking.com/heat-pumps-cheaper
http://clickmetertracking.com/chaveshvac
http://clickmetertracking.com/chaveshvac
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the time the system was installed, might 
have been the smallest size available. A 
residential heat pump condenser will max 
out at 30,000 BTU. There is little overlap 
in BTU sizes. This means you would need 
three maximum-sized condensers to get 
the same power output as one 20-year old 
boiler. Since a single 30,000 BTU mini-
split system costs roughly as much as an 
80,000 combined high efficiency boiler, 
mini-splits appear cost-prohibitive, all 
else being equal.

All else is not equal, however, where 
insulation and air sealing come into 
play. With a well-insulated and tight 
building, the BTU’s required to maintain 
temperature on a cold day are far below 
minimum furnace and boiler sizes. A 
single heat pump condenser can theoret-
ically manage the job alone. Placement 
is key, or else parts of the house may 
not meet sanitary code requirements for 
temperature. Several smaller systems 
might perform better for the same cost. 
Suffice it to say, insulation and air-sealing 
should be considered requirements 
where heat pumps are to be the sole 
source of heating.

WHY BOTHER: A NEW PARADIGM
Existing rental housing stock typically 
looks like this: powerful gas furnaces or 
boilers provide heat in lightly insulated 
or uninsulated buildings. Renters pay for 
the gas. The building produces carbon 
emissions. Your economics are dependent 
on gas continuing to remain cheap. 
Renters in very badly insulated buildings 
may move to housing that’s easier to heat.

Instead of this, consider that you can 
now heat and cool for free: Heat pumps 
are now rated capable of being the sole 
source of heating and cooling in New 
England, amid all forecast exterior 
temperatures. The heat pumps can be 
powered by free solar power from the 
roof. Your renters will pay heat based on 
market cost of heating, even though for 
you the marginal cost of the electricity 
will be zero (once installed, solar is free). 
By eliminating your boilers, furnaces, 
chimneys, and fossil fuels, you will be 
efficient, have lower maintenance costs, 
be protected against Lawrence-level gas 
explosions, and eliminate any exposure 
to future climate policy (e.g., carbon tax). 

There are a lot of benefits to considering 
this transition to heat pumps.

HOW TO MONETIZE HEAT PUMPS 
AS THE SOLE SOURCE OF HEAT
Absent any existing building constraints, 
here is a generic process to get from fossil 
fuel use to heat pumps. 

First, insulate and air-seal with foam. 
This means gutting the interior or 
stripping and replacing the exterior. 
(The MassSave blow-in insulation will 
not be adequate.)

Second, decide what to do with the 
chimney. You can remove or block the 
chimney for maximum air tightness. Or 

you can keep the chimney and consider 
your natural gas boiler or furnace a 
“backup” heat source. 

Third, install heat pumps adequate for 
the space given your new insulation.

Fourth, establish rental agreements 
that return on your investment. For 
instance, you might rent the finished 
units with the renter paying for utilities, 
in this case, primarily electrical. You 
would then keep the meters in your 
name and bill the renters for their actual 
usage. Your solar panels will feed the 
owner meter and generate net metering 
credits, which you can reassign to the 
units in that building (same load zone) 

by electrical account. The credits and 
the renter billing offer two routes to 
recover the cost of the solar and heat 
pump installation. 

(On this last point, we wish we had 
guidance from DPU clarifying that this 
arrangement was compliant, but we 
believe it is, and that it serves the public 
interest by covering a shortcoming of the 
SMART program for solar credits where 
rental properties are concerned. Let us 
know if there are better monetizations.)

CHALLENGES GETTING 
FROM HERE TO THERE
There are four physical things you 

need to do to make this work: get solar 
panels for free power, get heat pumps 
for heating and cooling, deactivate the 
gas equipment, and seal and insulate 
the building very well. Getting all four 
in place is best done simultaneously, 
and for older buildings, presents a 
special challenge.

You can’t install just the heat pumps 
first. If you start with only the heat 
pumps, you will not have the insulation 
you need to heat or cool effectively. Your 
condensers will be oversized to start and 
possibly still inadequate. Then, when you 
eventually insulate, you may need to redo 
the heat pump installation. The exterior 

The Charles Bado house in Turner Falls, profiled in our Deep Energy Retrofit Case Study, shows how heat pumps can 
be installed easily in gut renovation. 

http://clickmetertracking.com/masslandlords-deep-energy-retrofit
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piping can’t be left in place for an exterior 
insulation job. It will have to come off 
and be reinstalled. You may want smaller, 
more efficient condensers post-insu-
lation, as well.

You can’t start with just solar panels. If 
you start with just the solar power and no 
heat pumps, you won’t have the electrical 
load you need to realize your projected 
return on investment for the panels.

You probably can’t start with just foam 
insulation. If you start with just the insu-
lation and sealing, you will choke your 
older furnaces and boilers and/or create 
a fresh air problem. You may need to 
pay for an expensive make-up air system. 
Make-up air can increase the likelihood 
of a frozen basement.

The recommended advice is therefore 
to save this “giant leap” for a gut rehab, 
where all can be done at once, or in new 
construction.  

HOW TO TRANSITION GRADUALLY 
FROM GAS TO HEAT PUMPS

For an owner with older housing stock, 
there is a path to move gradually toward 
heat pumps, but it’s a long one (think ten 
or more years). 

PHASE ONE: THE CHIMNEY
Start by eliminating usage of your 
chimney. Each time a boiler dies, replace 
it with a high efficiency combination 
boiler/furnace and water heater. These 
breathe and vent through PVC in 
the side of the building. They do not 
require make-up air that chills your 
basement. There are programs like 

MassSave that will eliminate a large 
amount of cost for anything that 
reaches 30 years in age. Each year, these 
programs change, so check after January 
1 to see if there is a better replacement 
program for you.

After years of gradual replacements, 
when your chimney is no longer needed, 
you will have cleared the make-up 
air problem. You can now cap your 
chimney and air-seal. 

Capping or removing the chimney will 
greatly eliminate your frozen pipe risk 
and your air leakage.

PHASE TWO: FOAM INSULATION 
AND AIR-SEALING
Once your mechanicals breathe through 
dedicated air pipes, sealing and insu-
lating the building with foam is possible. 
This will reduce the BTU’s required to 
heat and cool. 

You can insulate from inside each unit, 
or if you want to be the most thorough, 
do it from the outside: strip off the old 
siding, spray in foam insulation, and 
install structural insulated panel. If 
using closed cell foam, which dries hard 
as concrete, install the largest possible 
through-wall pipe chase ways for future 
heat pumps to get from outside to inside. 
You don’t need to install the heat pumps 
now. You can fill the void with open cell 
foam. Just mark each chase location 
carefully for later.

Once your insulation is in place and 
known to be working well, save up for 
the next round of improvements. This 
phase is monetizable, as renters may be 

willing to pay more for a well-insulated 
and sealed apartment with lower than 
average heating costs.

PHASE THREE: HEAT PUMPS
Once you have insulation and air-sealing, 
you are ready to install heat pumps. You 
will have reduced your carbon footprint 
and your costs a lot at this point already. 
You will also have made it cost feasible to 
run residential heat pumps off the grid. 

This phase is monetizable, as renters 
may be willing to pay more for the 
option of air conditioning, which 
heat pumps provide.

PHASE FOUR: SOLAR
Once you have your heat pumps, look 
at your actual electrical usage across 
all units and install solar panels to the 
owner meter. Collect the credits and bill 
renters for electrical. They will still have 
the incentive to conserve energy, and you 
will have multiple ways to recover the 
capital outlay for the panels, including 
the solar production, SMART credits, and 
renter utility bills. At this point, you will 
have eliminated your carbon footprint 
and hopefully monetized the upgrades as 
they came online.

HEAT PUMP CONCLUSION
Heat pumps coupled with solar panels 
offer planet-saving and business-altering 
potential. But their installation is prob-
lematic for an older building. Adequately 
capitalized new construction and gut 
renovation should consider forgoing 
any fossil fuels and implementing all 
four heat pump implementation phases 
at once. Older buildings can use our 
phased approach to renovate over years 
and monetize each step along the way. 
Subsidy from the government would go a 
long way to accelerating adoption of this 
promising new technology.

Like this article? Did we get 
something wrong? Email us, 
hello@masslandlords.net. ML

LINKS
Cold-rated: http://clickmetertracking.com/

heat-pumps-cheaper
Chaves: http://clickmetertracking.com/

chaveshvac

RECORD TITLE & LAW OFFICES

20,000 closings
Landlord-tenant law

+ free initial consultation
for members

West Springfield, MA 01089

(413) 785-1851

OF STANLEY D. KOMACK

117 Park Ave Ste 201

mailto:hello@masslandlords.net
http://clickmetertracking.com/heat-pumps-cheaper
http://clickmetertracking.com/heat-pumps-cheaper
http://clickmetertracking.com/chaveshvac
http://clickmetertracking.com/chaveshvac
http://34.gs/ad_komackrecordtitle
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premierelocksmith.com

WHENEVER YOU 
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Commercial Locksmith

Automotive Locksmith
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BERKSHIRE COUNTY

Pittsfield: No March 
or April Meeting
Our next event will be held Tuesday May 
14th from 6:00p to 9:00p at Zucchini’s 
Restaurant in Pittsfield. In May, we’ll be 
having the Berkshire County Sheriff 
discuss Housing Court. Bookmark your 
calendar for this real estate networking 
event in Central Berkshire County. Check 
back later for speakers and topics.

BOSTON, CAMBRIDGE, SOMERVILLE

Cambridge: 
Inspectional Services 
(Board of Health)
Are your units to code? Do you know 
about the Building Code and the State 
Sanitary Code? Come hear all about the 
common reasons why rental properties get 
cited for violations, including how you can 
defend yourself against security deposit 
issues and the free rent trick. Keeping your 
building in good repair is the name of the 
game, we’ll show you what to do.

This part of the presentation will 
be given by Sisia Daglian, Assistant 
Building Commission for the City of 
Cambridge, and her team.

Cambridge Inspectional Services will be Visiting

Click here to purchase tickets for 
this event

TUE 
03/19

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 
five-foot high metal globe; One 
Broadway is the building undergoing 
construction across the next street.

•  Cross over Broadway to arrive 
at One Broadway.

PARKING
Just $10 at Pilgrim Parking, enter after 
4pm, a two-minute walk from One 
Broadway, click here for details. Be 
careful, some garages are $30. Accessible 
by T (red line Kendall Square) and 
highway. For additional parking options 
see CIC Directions.

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. Membership 
is not required!

Door:
Public: $24
Members: $19

Early-bird, reserve seven days 
prior by 12pm:

Public: $22
Members: $14

Nametags are printed for early-bird 
public, early-bird member, and premium 
members only.

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.

“No Sales Pitch” Guarantee
MassLandlords offers attendees of 
directly managed events a “No Sales 
Pitch” guarantee. If a guest speaker 
offers services, their presentation will 
not discuss pricing, promotions, or 
reasons why you should hire them. 
We do not permit speakers to pay for 
or sponsor events. Guest speakers are 
chosen for their expertise and willing-
ness to present helpful educational 
content. Your purchase of an event ticket 
sustains our nonprofit model.

TUESDAY, MARCH 19TH

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  Inspectional Services and 
Code Enforcement

8:30pm  Networking
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.

26 MASSLANDLORDS IS FUNDED PRIMARILY BY MEMBERSHIP DUES. THANK YOU FOR YOUR SUPPORT.

https://masslandlords.net/events/
https://masslandlords.net/events/
http://www.pilgrimparking.com/boston-parking-garages/kendall-square-south-garage.htm
http://cic.us/directions/
https://masslandlords.net/cambridge/join
https://masslandlords.net/cambridge/join
https://goo.gl/maps/5k21HPpsTd92
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EXTRA CREDIT
•  First time attendees: Join as a 

member before leaving the event, 
your public ticket will be credited 
toward membership.

•  Members: Bring a first-time attendee 
who joins at the event, your member-
ship will be extended by one month 
free. No limit. 

Click here to purchase tickets for 
this event

This event is operated by 
MassLandlords staff. Check in with your 
MassLandlords ID card.

This is part of the Boston/Cambridge 
rental real estate networking and 
training series.

Cambridge: 
Networking and 
Training Event
Our April meeting will be held Tuesday, 
April 16, at One Broadway, Kendall 
Square, from 5:30pm to 8:30pm. We are 
working with members to select a topic. 
Suggestions always welcome at 
hello@masslandlords.net. Check 
MassLandlords.net/events for updates.

CENTRAL WORCESTER COUNTY

Worcester: Guerilla 
Tenant Screening 
Tactics
Part I: Discrimination Refresher
We’ll review the protected classes and 
equal housing opportunity laws. Yes, 
you can reject the rental application of 
someone who’s a member of a protected 
class. But no, you can’t do so because 
of their being in that protected class. 
We’ll cover federal and state protected 
classes, steering, and testing. We’ll make 
sure everyone leaves the room under-
standing their obligations to ensure 
equal housing opportunity for all.

In particular we’ll cover emotional 
support animals, children when 
there’s lead in the apartment, 
Section 8, and more.

This part of the presentation will be 
MassLandlords repertoire presented by 
Executive Director Douglas Quattrochi.

TUE 
04/16

WED 
03/13

Part II: Guerilla Tenant 
Screening Tactics
If you’ve been in the business a while 
you won’t be surprised to hear that appli-
cants sometimes lie. If you’re new, this 
is a must-see presentation. Experienced 
landlords will be sharing their insider 
secrets on how to run a rental screening 
process rigorously, fairly, and without 
failure. How do you verify sources of 
income? What does it mean to check a 
rental application? What’s the one thing 
you can say to ruin your chances of 
getting a truthful landlord reference?

Discrimination Refresher

Guerilla Tenant Screening Tactics

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.

“No Sales Pitch” Guarantee
MassLandlords offers attendees of 
directly managed events a “No Sales 
Pitch” guarantee. If a guest speaker 
offers services, their presentation will 
not discuss pricing, promotions, or 
reasons why you should hire them. 
We do not permit speakers to pay for 
or sponsor events. Guest speakers are 
chosen for their expertise and willing-
ness to present helpful educational 
content. Your purchase of an event ticket 
sustains our nonprofit model.

WEDNESDAY, FEBRUARY 13TH

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 
Meeting Introduction

7:05pm  Doug Quattrochi, 
Discrimination Refresher

7:30pm  Guerilla Tenant 
Screening Tactics

9:00pm  Doors close

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

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

https://masslandlords.net/events/
https://masslandlords.net/events/
https://masslandlords.net/boston/rental-real-estate-networking-training/
https://masslandlords.net/boston/rental-real-estate-networking-training/
https://masslandlords.net/boston/rental-real-estate-networking-training/
https://goo.gl/maps/L1tcve36tpB2
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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!

Door:
Public: $24
Members: $19

Early-bird, reserve seven 
days prior by 12pm:

Public: $22
Members: $14

Premium Members: No charge and no 
need to register

EXTRA CREDIT
•  First time attendees: Join as a 

member before leaving the event, 
your public ticket will be credited 
toward membership.

•  Members: Bring a first-time attendee 
who joins at the event, your member-
ship will be extended by one month 
free. No limit.

This event is operated by 
MassLandlords staff. Check in with your 
MassLandlords ID card.

This is part of the Worcester rental real 
estate networking and training series.

Worcester: Rental 
Sales and Marketing 
Ad Roast, Ask the 
Experts about when 
the Bubble Bursts
Part I: Rental Sales and Marketing, 
Including Ad Roast
We’ll be discussing all things advertising, 
including screening applicants on 
craigslist, which places are the best to 
advertise vacancies, and how to make 
sure you have the minimum vacancy 
loss. We’ll treat this as a presentation 
by MassLandlords staff that attendees 
will get to critique and modify with 
their own two cents. We also hope to 
have an ad roast, which is to say, we will 
find advertisements for non-member 

WED 
04/10

We do not permit speakers to pay for 
or sponsor events. Guest speakers are 
chosen for their expertise and willing-
ness to present helpful educational 
content. Your purchase of an event ticket 
sustains our nonprofit model.

WEDNESDAY, APRIL 10TH

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 
Meeting Introduction

7:05pm   Rich Merlino 
Advertising and Ad Roast

7:30pm   Ask the Experts, When the 
Bubble Bursts, Gut Renovations

9:00pm   Doors close

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

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.

properties, put them up on the screen, 
and point out things that are done 
badly, illegally, or just entertainingly. 
Suggestions welcome, of course, 
email hello@masslandlords.net.

This part of the presentation will be 
presented/moderated by MassLandlords 
emcee Rich Merlino.

Part II: Ask the Experts, Including 
when the Bubble Bursts
Some folks are wondering how rental 
properties can be a good investment 
when the asking prices aren’t justified 
by the rents. Is there a bubble? What 
can we do now to prepare for when it 
bursts? This and more will be the subject 
of our “Ask the Experts” panel, in which 
experienced landlords and investors will 
take the stage to answer any question 
you might have about anything. We will 
start the conversation by asking about 
the bubble, how to manage gut rehabs, 
and why you shouldn’t invest in real 
estate from an IRA.

Rental Sales and Marketing Including Ad Roast

Ask the Experts

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.

“No Sales Pitch” Guarantee
MassLandlords offers attendees of 
directly managed events a “No Sales 
Pitch” guarantee. If a guest speaker 
offers services, their presentation will 
not discuss pricing, promotions, or 
reasons why you should hire them. 
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LANDLORD PROPERTY PROTECTION

If you own rental property or if you are a landlord, please pay attention to this. Under a standard home 
insurance policy EVERYTHING changes once your property is tenant occupied versus owner occupied.

LOWER YOUR RATES - NOT YOUR EXPECTATIONS

508-943-3333
Call O’Connor & Co. Insurance Agency, Inc. today!

Our Landlord – Rental Property Insurance policy can include:
• Building Insurance.
• Content Insurance.
• Flood Insurance.
• General Liability Insurance.
• Loss of Rental Income Insurance.
• Additional insurance as well. Call and find out.
• Agent of record for SWCLA members since 1979.

Helping Residential Rental Property Owners 
Maximize Their Free Cash Flows

MAXIMIZE DEPRECIATION  IMPROVE CASH FLOWS DECREASE TAXES GROW NET WORTH

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

http://clickmetertracking.com/Ad-OconnorInsurance
http://clickmeterlink.com/Taxavings-Solutions-LLC-AD
http://www.taxavings.com
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PRICING
Open to the public. Membership 
is not required!

Door:
Public: $24
Members: $19

Early-bird, reserve seven days 
prior by 12pm:

Public: $22
Members: $14

Premium Members: No charge and no 
need to register

EXTRA CREDIT
•   First time attendees: Join as a 

member before leaving the event, 
your public ticket will be credited 
toward membership.

•  Members: Bring a first-time attendee 
who joins at the event, your member-
ship will be extended by one month 
free. No limit.

This event is operated by 
MassLandlords staff. Check in with your 
MassLandlords ID card.

This is part of the Worcester rental real 
estate networking and training series.

CHARLES RIVER (GREATER WALTHAM)

Newton: Special 
Meeting: Issues and 
Opportunities for The 
Tax Cut and Jobs 
Act of 2017: QBI and 
Opportunity Zones
Even if your taxes are already done, you 
don’t want to miss this presentation on 
Opportunity Zones, which are a new way 
to invest and then defer or eliminate 
capital gains. Think 1031 with different 
strings attached, only with an eventual 
full forgiveness in some circumstances.

And if your taxes aren’t done, you’ll learn 
all about the Qualified Business Income 
deduction, in which business owners 
and many landlords will qualify to write 
off 20% of their revenue as a thank-you 
from Uncle Sam for employing people 
and/or capital.

WED 
03/06

This part of the presenation will be 
given by Nate Zielonka of Zielonka 
Financial Managment.

Nate Zielonka, Financial Advisor and 
IRS Enrolled Agent

Have you seen our Charles River 
volunteer website? Market data 
available on rent levels for Waltham and 
surrounding areas. We encourage you to 
also take the poll on your current views 
of the rental market. Use the “Contact 
Us” form to request a login at crrha.org

Purchase your ticket in just 
a few clicks!

WEDNESDAY, MARCH 6TH

CHARLES RIVER MEETING 
AGENDA
6:00pm  Sign-in/Networking

Networking draws from 
Waltham, Newton, Weston, 
Watertown, Wellesley, Wellesley 
Hills, Lincoln, Dover, Arlington, 
Belmont, and the western ends 
of Cambridge and Boston.

6:30pm  Pizza and sodas provided
7:00pm  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.)

7:20pm  Taxes
8:00pm  Networking and small 

group discussion
9:00pm  Doors Close

LOCATION
Charles River Properties 
382 Watertown St 
Newton, MA 02458

PARKING
Lots of street parking available at 
this hour. Public parking lot behind 
Village Bank near corner of Adams and 
Watertown Streets.

FOOD
Pizza
Soda, Water
Please feel free to bring a dinner that 
meets your dietary goals/restrictions

PRICING
Open to the public. Membership is not 
required! Seating is limited to 25. If 
tickets are active, seats are available.

Public: $15.00
Members: $10.00

Click here to purchase tickets for 
this event

This event is operated by volunteers.

This is part of the Waltham rental real 
estate networking and training series.

Newton Wed Apr 
3: Real Estate 
Networking and 
Training
Our monthly event will be held 
Wednesday April 3 from 6:00p to 8:00p 
at Charles River Properties in Newton. 
Although the topic may be TBD, you can 
still bookmark your calendar for this real 
estate networking event in the Charles 
River region. Check MassLandlords.net/
events for speakers and topics.

GREATER SPRINGFIELD

Chicopee Thu 3/14: 
Discrimination and 
Emotional Support 
Animals, Ask the 
Experts
Part I: Emotional Support Animals
How can you distinguish the $80 
“Emotional Support Animal” online 

TUE 
10/16

TUE 
10/16

MASSLANDLORDS IS FUNDED PRIMARILY BY MEMBERSHIP DUES. THANK YOU FOR YOUR SUPPORT.

https://masslandlords.net/worcester/rental-real-estate-networking-training/
https://masslandlords.net/worcester/rental-real-estate-networking-training/
https://crrha.org/
https://masslandlords.net/events/
https://masslandlords.net/events/
https://goo.gl/maps/FyA6Mc9kFfn
https://masslandlords.net/events/
https://masslandlords.net/events/
https://masslandlords.net/waltham/rental-real-estate-networking-training/
https://masslandlords.net/waltham/rental-real-estate-networking-training/
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special from the real deal without 
denying a legitimately disabled person 
the chance for equal housing opportu-
nity? We’ll be reviewing the different 
types of animals that can be requested, 
the correct way for landlords to engage 
without giving in or denying outright, 
and some case studies of where the 
process has gone off the rails.

This part of the presentation will 
be given by Kristina Khoury of the 
Massachusetts Commission Against 
Discrimination.

Part II: Ask the Experts
We’ll be having a round table (really, 
whole room) discussion about any rental 
real estate topics. This meeting is a great 
opportunity for our members to learn 
from each other’s experiences. Bring 
your questions about tenant issues, 
lease agreements and addendum, best 
practices or share your knowledge to 
answer other members questions.

The discussion will be moderated 
by a panel of experienced 
landlords and attorneys.

Emotional Support Animals with the Massachusetts 
Commission Against Discrimination

Ask the Experts/Round Table

Purchase your ticket in just a few clicks!

THURSDAY, MARCH 14TH

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
7:10pm  Emotional Support Animals
7:50pm  Ask the Experts
8:30pm  Networking
9:00pm  Doors Close

LOCATION
Munich Haus 
13 Center St 
Chicopee, MA 01013

MassLandlords Thanks Our Property Rights Supporters

Property Rights Supporters make monthly contributions 
earmarked for policy advocacy.

OWNERS COOPERATIVE 
$100 and Up    Rich Merlino. William Reusch. Gray Investment 
Properties/Allyson Gray Trust.

OWNERS CLUB
$50 to $99    Harbor View Realty Trust. Stony Hill Real Estate 
Services. Arrow Properties, Inc. Spring Park Properties Inc. 
Foxworth Properties, LLC. Jim O'Brien. Michael Goodman. 
Slope Properties LLC. Michael Totman. Ted Poppitz. Ross W. 
Hackerson. Regan Management, LLC.

WORKING TOGETHER CLUB
$20.25 to $49    Bob Finch. CHELSEACORPLLC. Dorel Realty 
LLC. GMC Property Management LLC. Jill Monahan. Premier 
Choice Realty. The Claremont Living LLC. Olson Apartments. 
E.R. General Improvement & Property Management. 16 Hooper 
Street Realty Trust. Liz O’Connor. 

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. Eastfield Family Trust. 
Glenn Phillips. JD Powers Property Management LLC. Kee 55, 
Inc. Agency Account C/O Ercolini. Law Office of Joseph Miele. 
Margaret Forde. Mary Norcross. Doug Quattrochi. Michael 
Travaglini. Pepi Realty Company. QPM Services. Real Property 
Management Associates. Realty Trust. Rob Barrientos. Scott 
Cossette. Stuart Warner. Topaz Realty Trust. Vitaly Kmelnitsky. 
Charles Gendron. Jessica Alperin. Heidi Shey. Lynn Comerford. 
Lucille Fink. Joann Strub. Kathryn Rivet. Alexandra Schoolcraft. 
WestMass Apartments LLC. John Siri Homes. Hanock Holdings 
LLC. Mary Palazzo.

One-time and bespoke donations sincerely appreciated, 
too numerous to list here. To join, complete a pink 
sheet at any MassLandlords event or sign up online at 
MassLandlords.net/property. ML
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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. Membership 
is not required!

Door:
Public: $40
Members: $35

Early bird, reserve seven 
days prior by 12pm:

Public: $38
Members: $30

Nametags are printed for all early-bird 
tickets and premium members.

EXTRA CREDIT
•  First time attendees: Join as a 

member before leaving the event, 
your public ticket will be credited 
toward membership.

•  Members: Bring a first-time attendee 
who joins at the event, your member-
ship will be extended by one month 
free. No limit.

Click here to purchase tickets for 
this event

This event is operated by 
MassLandlords staff. Check in with your 
MassLandlords ID card.

This is part of the Springfield rental real 
estate networking and training series.

Greater Springfield 
Thu 4-11: April 
Meeting Topics TBD
Our monthly event will be held 
Thursday, April 11 from 5:30p to 8:30p 
at the Munich Haus in Chicopee. 
Although the topic may be TBD, you 
can still bookmark your calendar for 
this premier real estate networking and 
training event in Greater Springfield. 
Check MassLandlords.net/events for 
speakers and topics.

LAWRENCE, METROWEST

Marlborough Tue 
3/12: Topic TBD
Our previous selection of landlord 
experts and insurance may be 
changing. Regardless of what we are 
able to backfill with, you can be sure of 
useful conversation and networking. 
Check MassLandlords.net/
events for updates.

TUESDAY, MARCH 12TH

METROWEST PROPERTY OWNERS 
ASSOCIATION MEETING AGENDA
6:30pm   Registration, social-

izing and dinner
7:00pm   MassLandlords Business Update
7:15pm  Program starts

LOCATION
Marlborough Fish and Game 
1 Muddy Ln 
Marlborough, MA 01752

TUE 
10/16

FOOD
Hot buffet
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

•  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

This event is operated by volunteers.

Marlborough Tue Apr 
9: Networking and 
Speaker
Our April event will be held Tuesday April 
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 later for speakers and topics.

NORTH SHORE, NORTHERN 
WORCESTER COUNTY 

Fitchburg Thu 3/07: 
Lead Paint, Asbestos, 
& Mold - Oh My!!
Our guest speaker for March is Mickie 
Lemay of mlemayleadpaintconsult-
ingma.com. Lead paint in your home or 

TUE 
10/16

MASSLANDLORDS IS FUNDED PRIMARILY BY MEMBERSHIP DUES. THANK YOU FOR YOUR SUPPORT.

Eviction Moving & Storage 
PROXIMA

Helping landlords   with tenants who are required 
by law to be removed from the property

Licensed, Bonded, Insured 

617-588-0111
Lowest Fixed Rates No Hidden Fees

Call to schedule:
Visit to learn more: http://evictionMovingandStorage.com

https://masslandlords.net/rhags/join
https://masslandlords.net/events/
https://masslandlords.net/events/
https://masslandlords.net/springfield/rental-real-estate-networking-training/
https://masslandlords.net/springfield/rental-real-estate-networking-training/
https://goo.gl/maps/xJftBUjt6Q72
mailto:newlakeview@yahoo.com
https://masslandlords.net/events/
https://masslandlords.net/events/
http://clickmeterlink.com/mlad-proxima-static
http://9nl.it/Ad_Sclamos
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Property Maintenance 

Owner Communication

BookkeepingRent Collection

Leasing & Tenant Screening Creative Solutions

What  
we do,  
so you 
don’t  
have to.

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

Our Services

Boston  •  Brookline  •  Cambridge  •  Somerville  •  Medford  •  Newton  •  Watertown

Contact:  Lucas Merchant  •  lucas@mergogroup.com  •  (617) 990-6201  •  mergogroup.com

PROPERTY MANAGEMENT 

5% Flat fee 
& No Maintenance or  
Service Upcharge

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

http://clickmeterlink.com/AD_MERGO_Property_Management


business is nothing to ignore, and lead 
poisoning can be a very serious health 
condition that affects your ability to do 
everything in your everyday life you do 
now. So be sure to take the time to have 
a lead paint consult eliminate those 
problems before they become hazardous 
to your health.

M. Lemay Lead Paint Consulting was 
started with a determination to be sure 
that lead paint wouldn’t be a health 
hazard for as many homeowners in 
the Worcester County MA area. We 
know that a lot of our houses have 
history in our county, but that doesn’t 
mean we have to live with lead paint 
and the hazards that come along with 
it. So we decided to help out, one 
building at a time.

Come out and join us for an open 
forum discussion and presentation to 
find out more about these issues that 
can effect older rental properties as we 
discuss steps, strategies, some of the 
challenges we face as property owners to 
bring these rentals up to healthy living 
standards for our residents and families.

Our Events are Held at Monty Tech

THURSDAY, MARCH 7THTH

NWCLA MEETING AGENDA
Visit nwcla.com for any last-minute 
updates or changes.

6:45pm  Dinner and Networking
Networking draws from 25 
towns including Fitchburg, 
Gardner, Leominster, Athol, 
Holden, Ayer, Orange, 
Ashburnham, Spencer, Ashby, 
Lunenburg, Townsend, 
Westminster, 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.

Early-bird ends seven 
days prior @ 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

This event is operated by volunteers.

SOUTHERN WORCESTER COUNTY

Southbridge: Monday 
3/4: Speaker and 
Networking
Our monthly training and networking 
event will be held on the first Monday of 
the month. Speaker details are TBD but 
you can be sure of great conversation 
and small group discussion.

TUE 
10/16

The SWCLA Meets at the Southbridge Community 
Center fka Casaubon Senior Center

MONDAY, MARCH 4

SWCLA MEETING AGENDA
7:00p MassLandlords Business Update
7:10p Guest Speaker
7:45p Pizza break
8:00p Meeting wrap-up
8:30p 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: Mon 
April 1: Networking 
and Speaker
Our monthly event will be held Monday 
April 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 later for 
speakers and topics.

TUE 
10/16
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• Protect your rentals
• Minimize turnover

• Eliminate evictions
• Reduce liability

Sign up today at www.TenantTracks.com or 
call us at 888.610.4710 for local support

from industry professionals.

OPEN ACCESS
REPORT / applicant

Know Who You Rent To

MA ARREST RECORDS
plus a complete background 
check delivered online 24/7
in one easy-to-read report!

THE ULTIMATE BACKGROUND REPORT!

Real Estate PROs: SAVE 25% OR MORE 
PER REPORT, call for details.

NO account sign up, NO renewal fees, NO documents 
needed, NO office inspection - just register and GO!

$35
• MA Arrest Records
• Credit Report with Score
• SS# Verification
• National Eviction Report
• National Criminal Report
• Aliases & Address History
• Sex-Offender Registry
• Terrorist List Check

http://clickmetertracking.com/Ad_TENANTTRACKS
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MassLandlords
One Broadway, Floor 14
Cambridge, MA 02142

SUBSCRIBE TODAY

Perfect to share at the office. 
Membership + print delivery $190 per year 
(add print delivery to existing membership 
$90). 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.

http://masslandlords.net/join

