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Letter from the
Executive Director
IN MARCH WE ENROLLED OUR FIRST HELPLINE
CUSTOMERS, DEFINED THE LAUNCH VERSION
OF THE MARKET CERTIFICATION, AND MADE
A MAJOR UPGRADE TO THE SPIN-OFF RENT
COLLECTION SERVICE.
The helpline is our answer to the dozens of owners who
contact MassLandlords each month looking for personalized
advice or information. Traditionally we have directed some
callers to our website, which has an upgraded search engine and over a thousand pages
of content. And we have directed many more to our members-only message boards,
which offer more opinions than any single team member could offer. Now we can offer
hourly consulting. And members can purchase prepaid packages to cover their real
estate business for an entire year.
Nothing better illustrates the power of the helpline than what one of our helpline
advisors did for an owner in Northern Worcester County. This relatively new landlord
had a fire, which revealed 15 people had been living in that unit, unbeknownst to the
landlord. Our advisor helped the owner navigate the tenancy termination and habitability counterclaims, left the renters feeling that they had been treated fairly, and laid
the groundwork for the eventual restoration. The costs were less than what might have
been incurred had an attorney been used for all of this information sharing.
The helpline does not give legal advice, but we do have a network of attorney
referrals for cases that need representation. Our cost is $90/hr. Members can click
“Upgrade membership and services” to see prepaid options.
Following a productive Board of Directors meeting, we now have a clear vision of
the first implementation for the market certification, which we hope to roll out this
summer. Individuals and businesses who want to participate will be able to turn on
a public part of their member directory profile. This will let anyone see whether that
owner is a MassLandlords member in good standing, how that member supports
or has committed to continuing education, and whether that member has made a
commitment to ethical business practice.
If you are interested in being an early tester for this certification, please email us at
hello@masslandlords.net subject: “Certification.”
In March the spin-off RentHelper team released same-day ACH. This will reduce the
amount of time needed to clear funds from four business days to two business days.
This is now the fastest way to transact rent electronically via a third party. RentHelper
continues to sustain its A+ security rating from Mozilla Observatory. The program has
helped over 100 renters pay rent electronically, no computer or smart phone required.
One last note: in March we selected two new team members to help with financial
controls and corporate accounting. We continue to grow and build the needed infrastructure. Together we are creating the first professionally staffed trade association for
landlords in Massachusetts. Share this newsletter with one person who should know
about us. We are on to great things.

David Foote, and team
NWCLA

Brian Lucier and team
RHABC

Wendy Goodwin and team
MassLandlords’ views and opinions may not
reflect those of partner associations.

Sincerely,
Douglas Quattrochi
Executive Director
MassLandlords, Inc.

With Immense Gratitude to Seven Decades
of Past Volunteers
MASSLANDLORDS IS FUNDED PRIMARILY BY MEMBERSHIP DUES. THANK YOU FOR YOUR SUPPORT.
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OREGON RENT CONTROL
NOW STATEWIDE:
Full Analysis
Oregon rent control took
effect February 2019 and
imposed just cause eviction
restrictions as well as CPI +
7% maximum increases.
Oregon’s Senate Bill 608 established
rent control and just cause eviction on
February 28, 2019 effective immediately.
The law caps rent increases to CPI plus
7% per year, increases the notice period
for some tenancies to 90 days, and
establishes a list of permissible causes
for termination. This article gives a full
analysis of Oregon rent control from a
Massachusetts perspective.

OREGON’S HEIGHTENED
LEGISLATIVE TRANSPARENCY
Before we analyze the Oregon rent
control law, which is the least unfair
of any rent control law we have
read, we must first comment on two
front-and-center differences between
Massachusetts and Oregon.
First, Oregon has a legislative style
manual that compels transparency.
The bill contains the full text of the law
being modified. Text that is being added
appears in bold. Text that is being deleted
appears in brackets. This is an enormous
improvement over Massachusetts bills,
which do not include original text.
Massachusetts bills can modify acts
or statutes, and acts can modify acts.
Tracing through to the underlying significance can be a full-time job.
[Editorial note: At least one
Massachusetts lobbyist, who does not
and has never worked for MassLandlords,
is known to purposely choose the most
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obfuscating method of drafting a bill to
decrease the likelihood of opposition
discovering the bill’s intent. Secrecy
of the laws is contrary to the public
interest (see, for instance, the pigs in
George Orwell’s 1945 book Animal Farm).
Oregon presents a welcome counterpoint
and good example.]
Second, Oregon’s bill history contains
a compact view of each step in the
process as well as a roster of which
representatives and senators voted
which way. This is good for constituent
oversight. It is also good to highlight
what a partisan measure rent control is.
Not one Republican voted for it. Several
Democrats voted against it. The idea
passed 56% in the Senate and 58% in
the House. To place the bill’s passage

in context: Oregon has two-thirds the
population of Massachusetts but less than
half the number of elected officials. This
vote did not reflect a popular mandate.
Oregon’s increased transparency
in text and votes far exceeds that of
Massachusetts’. It may be responsible
for what will present as a much softer
and more reasonable form of rent
control and just cause eviction than
anything proposed currently or before
in Massachusetts. This article is not an
endorsement of Oregon rent control and
Just Cause Eviction.

OREGON’S FORM OF
JUST CAUSE EVICTION
Oregon’s form of Just Cause Eviction
looks like a real compromise with

The Oregon High Desert, one of many places in Oregon where affordable housing – indeed, any housing – is scarce.
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owners compared to Massachusetts
proposals. It is not known whether owner
input was solicited.
Oregon’s law allows a landlord to
terminate a tenancy for cause after
three offenses. Massachusetts bills have
subjected cause terminations to qualifiers
like “repeated” and “serious,” giving
judges total discretion on whether a
notice would be allowable. If an Oregon
landlord and tenant agree that dog mess
must be cleaned up immediately, then
the third offense is grounds for termination, provided the third notice of a lease
violation comes with the non-renewal
notice. This is a paperwork barrier
that will catch some landlords, but in
principal this can be learned and adhered
to. This “three strikes and you’re out”
policy is probably close to best practice
for a rental business anyway.
Oregon’s law does not outlaw renovation. Massachusetts Just Cause Eviction
proposals are so restrictive that all fixed
term leases would convert to tenancies at

April 2019

will and cannot be ended for renovation.
In Oregon, if a building needs to be gut
rehabbed, the owner must give a 90-day
notice and pay to each household a
penalty equal to one month’s rent (ORS
90.427(5)). After this, there is no restriction on how much rent can be charged
post-renovation. Renovation is therefore
explicitly protected in the new law,
provided this procedure is followed. This
procedure may be expensive, but it will be
predictable. Oregon’s law will not degrade
the quality of housing to the extent of a
Massachusetts ban.
Oregon’s law doesn’t apply Just Cause
Eviction restrictions until after the first
year. Massachusetts Just Cause Eviction
protections would apply the moment
your renter takes possession, and then
there would be nothing you can do to
deal with unforeseen circumstances.
As Attorney Stuart Schrier pointed
out in 2017 testimony, lease violations
like prostitution, drugs, or domestic
violence require witnesses where none

feel safe testifying. We cannot terminate
for cause and prevail in court without
witnesses. The Oregon law neatly reflects
this understanding.
Oregon establishes triple damages
plus a defense to eviction for improper
notice. This is something we haven’t
seen in Massachusetts, and we
should hope doesn’t arrive here. Like
Massachusetts security deposit law, the
Oregon law doesn’t distinguish between
good-faith errors and hostile intention.
All landlords who mess up the 22-page
rent control law will be subject to triple
damages and will have their evictions
undone. There is also a statute of limitations of one year, which means starting
in 2020, renters will be able to pursue
past landlords for unlawful eviction.
This law should have made a budget
expenditure to educate owners about
this important change.
Notably absent from the Oregon
form of Just Cause Eviction is any
proposal to give renter advocacy

REGENCY
Inn & Suites
For LANDLORDS - Discounted Lower Rates
Microwave & Fridge in Spacious Rooms
TENANT EMEGENCY STAYS

West Springfield, MA

413 781 2300

regencyma.com

April 2019

MASSLANDLORDS NEWSLETTER

groups advance notice of tenancy
terminations. Massachusetts versions
of this proposal have deeply partisan
origins and do give renters the chance
to mobilize, picket, and harangue. In
this way, Massachusetts proposals also
violate fair debt collection practices
acts (you cannot disclose debts to third
parties, but Massachusetts would have
landlords give non-payment notices to
City Life/Vida Urbana.) Oregon avoids
all of this housing partisanship.

OREGON’S FORM
OF RENT CONTROL
Oregon’s form of rent control restricts
most rent increases to the consumer price
index plus 7%. Landlords must issue a
specific form of notice that indicates the
new rent, the amount of the increase,
and the CPI changes that factor into the
increase. The Oregon Department of
Administration is now tasked with calculating the maximum rent increase for the
following calendar year and publishing
this. This new rent increase will be
established no later than September
30 of each year.

OREGON RENT
CONTROL EXEMPTIONS
Oregon’s form of rent control does not
apply to weekly rentals, subsidized
rentals, or units constructed less than
fifteen years ago. These loopholes may be
more permissive than not.
For instance, it was not readily
discernable why an Oregon landlord
couldn’t just convert all rentals to weekly,
as is custom in the UK, and avoid the
provision entirely.
Subsidized rent increases are already
subject to approval by administrators,
so this exclusion makes sense. Section
8 renters may fairly see their portion
of the rent double depending on their
income certification and other factors
that go into the secret math, especially
if they are starting from the minimum
payment of $25/month.
Unlike forms of rent control in New
York and San Francisco, the Oregon
law doesn’t apply to all housing that
existed at time of passage and none
going forward, or to all housing of a
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certain class. It applies to older-than-15year-old housing on a rolling basis. This
means the first fifteen years of any newly
constructed unit will be free from rent
control. This is a major and completely
unheralded provision to help create more
units. It is also a fairness to owners of
existing housing stock competing against
new construction.

OREGON RENT
CONTROL PENALTIES
As with the Just Cause Eviction rule,
Oregon landlords who seek to raise the
rent in a non-compliant way are subject
to triple damages in the form of three
times the monthly rent plus actual
damages. As with the Just Cause Eviction
part of the law, Oregon should have
appropriated funds to educate owners
and make them aware of this new change
and how to comply with it.

WHAT EFFECT WILL OREGON
RENT CONTROL HAVE?
Notably absent from the Oregon rent
control law is any board or jury determining which increases are reasonable.
The law is cut-and-dry, predictable,
and objective. As with all forms of rent
control, however, Oregon rent control will
have the following adverse consequences:
1.) It will decrease the supply of
housing by increasing the average length
of tenancy in older buildings. Renters
who have a controlled unit will be less
likely to move into new units and risk fast
rent increases.
2.) It will decrease the quality of
housing. Would-be renovators have to
wait for tenancies to end naturally and
then pay households a one-month’s rent
termination fee. This reduces budget and
funds available for renovation.
3.) It will have a disparate impact on
minority households. When landlords are
considering how to offset risk, the basic
trade-off is whether to wait for a renter
with a great application, or to reduce
vacancy cost by giving a chance to a more
marginal application. With rent increases
capped and Just Cause Eviction protections in place, landlords can be expected
to wait longer for higher scoring applicants. Groups that are disproportionately

likely to have unfairly bad credit, unfair
convictions (especially for possession,
which is housing irrelevant), and unstable
housing history will suffer.
4.) It will deter landlords from investing
in Oregon. Landlords don’t like being told
to do ineffective things and are free to
invest in other states.
5.) It will incur additional civil cost
in the form of increased litigation,
increased administrative burden calculating the maximum rent allowable, and
decreased tax base for deferred-maintenance properties.

OREGON RENT
CONTROL CONCLUSION
Oregon’s form of rent control and
Just Cause Eviction are predictable,
objective, and recognize the important
role of market forces. Their form of rent
control and Just Cause Eviction stand
in marked contrast to Massachusetts
proposals for similar concepts, which
are arbitrary, partisan, and designed to
eliminate the market.
Oregon’s increased legislative
transparency must be at least partly
to thank for what looks like a lot of
compromise. Unfortunately, when two
camps on opposite sides of a canyon
compromise on where to pitch the
next tent, both fall into the canyon.
Rent control has been demonstrated to
have a negative effect, and the passage
of this bill distracts from real issues
around zoning, density, and permanent
supportive subsidy. ML

LINKS
Senate Bill 608:
http://clickmetertracking.com/
oregon-sb608
February 28, 2019: http://
clickmetertracking.com/
oregonlive-2019-rent-control
Legislative style manual: http://
clickmetertracking.com/
oregonlegislature-style-manual
Attorney Stuart Schrier: http://
clickmetertracking.com/
just-cause-eviction-schrier
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LIMITED ASSISTANCE REPRESENTATION
(LAR) for Landlords
By Peter Vickery, Esq.

A guide to limited assistance
representation (LAR) for
landlords headed to court
for eviction or other matters.
Pros and cons of LAR.
This article covers limited assistance
representation (LAR), a lesser-known form
of legal assistance that may help some
landlords contain legal costs. Pros and
cons of LAR are discussed.

PICK-AND-CHOOSE
MENU WITH LAR
Since 1998, the Massachusetts courts
have been developing a third option
between open-ended attorney commitments and self-representation: litigants
in civil cases can hire lawyers for certain
discrete tasks (e.g. writing documents,
giving legal advice, and courtroom
representation) instead of for the case in
its entirety. The arrangement is à la carte
rather than soup to nuts, and it is called
Limited Assistance Representation (LAR).

It has been available in the Housing
Court since 2010.
Over the years, the rules governing LAR
have expanded and evolved. The latest
version is Trial Court Rule XVI, which
allows limited assistance by LAR-qualified
attorneys if “the limitation is reasonable
under the circumstances and the client
gives informed consent.” The lawyer
has to give the client – and review with
the client – a “written agreement that
clearly and precisely states the scope of
representation.” In addition to reviewing

REPRESENTATION IN COURT
Some landlords worry that hiring a
lawyer to evict a tenant is like writing a
blank check, an open-ended commitment
that could break the bank. It’s no secret
that summary process cases can drag on
and on (and on).
Corporations and LLCs have no choice:
they have to hire attorneys. But landlords
who are individuals have the pro se option,
meaning they can represent themselves.
Going that route certainly saves money, at
least in the short-term. But housing law
consists of several complex, overlapping
state and federal statutes, some of them
poorly drafted, plus a large body of case
law, which combine to make it something
of a specialized field.
To make matter worse, often the tenants
will have access to publicly-funded or
volunteer lawyers who know where to look
for weaknesses in the landlord’s case. Some
weaknesses prove fatal. Unsuspecting
landlords may see their cases dismissed
seemingly before they even started and
leave the courthouse heads spinning,
wondering what just happened.
Because there are so many traps for the
unwary, representing yourself can prove
a false economy. The expense of a lawyer
versus the vagaries of the legal system
presents a dilemma.

Buyer beware: 100% of the scenarios with Limited Assistance Representation end with the attorney leaving before
the case is complete. (Flowchart from the Trial Court Training Manual).
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the written agreement before signature,
the lawyer needs to obtain the client’s
“informed consent.”
With a signed LAR agreement, the
attorney is at liberty to file a limited
appearance, which, like the fee agreement,
includes a checklist of events: motion,
hearing, ADR, trial, other court events,
trial, and one titled “others (must specify).”
Even without entering an appearance,
which involves going on record as the
attorney, a lawyer may help a client write a
legal document (e.g. a motion or an opposition to a tenant’s motion) so long as the
document contains the phrase “prepared
with assistance of counsel.” With that
formula of words in place, the client may
lawfully sign the document, even though
the actual author is the attorney.
A non-exhaustive list of LAR-qualified
attorneys who practice in the Housing
Court is available online.
LAR offers a win-win. Landlords of
moderate means are able to hire welltrained attorneys who specialize in
the field of landlord-tenant law, while
retaining control over the billable hours.
The lawyers have access to clients who
would otherwise not be in the market for
their services. So what’s not to like?

SELF-SERVICE VERSUS
SELF-SERVING
One drawback of LAR from the lawyer’s
point of view is the possibility that the
client will forget or ignore the limited
scope of the representation. Lawyers have
a duty to zealously advocate for their
clients and find it hard to draw the line,
even when the line is apparent on the face
of the fee agreement. But more prevalent
than the fear of the overly-demanding
client is the fear of the confused client who
knows that the line exists but cannot quite
locate it. And confusion bedevils attempts
to draw lines around legal services.
The official LAR Training Manual
contains four sample fee agreements with
the à la carte menu, i.e. the checklist of particular services. For each service there is a
box for a “Yes” (meaning the attorneys will
perform the service) or a “No” (meaning
the clients will serve themselves).
By its very nature, the concept of LAR
suggests that the clients will represent
themselves with only limited assistance
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from counsel. Self-representation is the
default setting. In that context, clients
may believe that they should not check
every box on the checklist. After all, if you
write “Yes” in every box, the assistance is
not really limited. Hence the temptation
to write “No” in some boxes, thereby
reserving that service to the client.
Unfortunately, the differences between the
services are not all intuitive, obvious, or
even (in some instances) comprehensible.
For example, in Fee Agreement Version
#2 the entry for service B is “information
about document preparation” and the
entry for service C is “assistance with
document preparation.” Listing these
services separately implies a distinction between the two. But where does
informing end and assistance begin? The
question seems well suited for a graduate
seminar on the philosophy of language.
Similarly, the first service on the list,
category A, consists of “advice about
law and strategy related to an ongoing
mediation, negotiation, or litigation,”
while the service listed further down as
N is “assistance with substantive legal
argument.” Discerning the difference
between legal and strategic advice vis-à-vis
assisting with substantive legal argument
could keep those philosophy-of-language
grad students busy for hours, even days.
Can a lawyer provide one without the other,
i.e. assist with substantive legal argument
without providing advice about law?
At least Fee Agreement Version #2 only
has categories A-O. The list in Version #3
runs from A to U.
In addition to the blurriness of the
categories, there is the matter of price.
Naturally, the pricier aspects of the case
are the ones that some people would
prefer to handle themselves on a self-service basis. But the price (the legal fee)
tends to reflect the degree of complexity.
The greater the complexity, the greater
the number of billable hours it will take
to research and prepare the written
argument, and the higher the price.
Leaving the costlier parts of the case
to the client exposes the attorney to risk.
The attorney needs to explain that those
features will be complex, but the client –
not having been to law school, passed the
bar, and practiced law – cannot possibly
know how complex.

They know that they don’t know
something, but they don’t know exactly
what that something is. They confront
“known unknowns” in the words of former
Defense Secretary Donald Rumsfeld.
Clients face the temptation to express
agreement without truly appreciating
the implications: they would be hiring
a lawyer for the relatively easy tasks but
assuming responsibility for the most challenging parts themselves. But if the lawyer
urges the client to write “Yes” in most
boxes, it looks self-serving. Mindful of this
phenomenon, some lawyers will perform
– or believe that they should perform – all
the services, even those that the clients
have reserved to themselves. Why?
Among the “Top 10” cold-sweat nightmares of the LAR attorney: the one where
the Board of Bar Overseers concludes
that the lawyer’s decision to leave the
challenging parts of the case to the client
was not – despite the client’s written
agreement – reasonable, and that the
client’s signature on the LAR agreement
did not reflect informed consent. The LAR
attorney would in that case be up a creek
without a paddle, obligated to advocate for
the owner who has already indicated that
they cannot afford those services.

CONCLUSION
Despite the challenges inherent to
limited assistance representation and the
shortcomings of the official forms, there
are competent, zealous advocates who are
willing to represent landlords on a limited-assistance basis. Demand may exceed
supply, but in time more attorneys will
likely step forward. If clients and lawyers
alike enter into LAR agreements with
their eyes open, justice may emerge. ML

LINKS
Trial Court Rule XVI:
http://clickmetertracking.com/
mass-trial-court-rule-xvi
limited appearance:
http://clickmetertracking.com/
mass-lar-notice
LAR qualified attorneys:
http://clickmetertracking.com/
mass-lar-attorneys
LAR Training Manual:
http://clickmetertracking.com/
mass-lar-training
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Three-Decker
STRUCTURAL RENOVATIONS
Example of a 19th century
three-decker structural renovation to correct sagging
floors by jacking and
sistering beams and joists.
This article gives an inside look at an
ongoing gut renovation of a three-decker,
particularly one that needed structural
repairs. The building was constructed
circa 1890 and followed a “two-anda-half” floorplan, with a pitched as
opposed to flat roof.

A GRIM ENGINEER’S REPORT
A structural engineer reviewed the
property for non-conformity in 2009. The
kitchen floors sagged as much as three
inches from exterior wall to the center,
where washer/dryer hookups had been
cut. The third floor sagged more than the
second, which sagged more than the first.
A first-floor joist visible from the
basement was cracked in the affected
area. The central carrying beam in the
basement was also cracked, in this

Cracked floor joist under the first floor sagging area.

case, where a previous generation’s
plumber had drilled a pipe. Lally
columns had been added to attempt to
shore up this beam.
During the tour, the engineer was
friendly, saying that the building was just
“lightly built” and would last a while yet.
The written report was far more serious,
using wording like “extremely under-designed” and “a substantial number of
improprieties.”
Following the engineer’s advice, joint
compound was placed in the various
cracks to monitor growth. No growth was
detected in the basement for the next nine
years. Higher up, rare loud pops were
heard by occupants in the middle of the
night, and one piece of trim detached
from a second-floor kitchen door.
The building kitchens remained
un-updated until 2018, when the firstfloor renter moved out at the end of a
multi-year tenancy. The needed cosmetic
renovation was to add stone countertops
and new flooring, but given the structural
issues, it would not have been guaranteed
to succeed. The rest of the building was

cleared for a partial gut. (The remaining
renters were offered either temporary
relocation or cash for early keys.)

DEMOLITION OFFERS
NO COMFORT
Exploratory holes confirmed which walls
were load-bearing, but until demolition
it was not known how underdesigned
the structure was. The first-floor loadbearing wall included, from left to right,
a washer-dryer cutout, a bathroom door,
and a bedroom door. This wall was
visibly deflected.
The deflection was attributed to two
factors beyond the cracked and sagged
main carrying beam. First, the wall was
built without a header beam, which
would today be considered necessary.
Second, the studs were not point-loaded
continuously up through the structure.
Instead of stud over stud, two key studs
around the bathroom door were ended in
the center of the 2x4’s over the doors.
This pattern continued on the second
floor and third floors, which had identical
load bearing walls. The subfloor was

Central carrying beam in basement with 2” hole drilled for plumbing.

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

13

April 2019

MASSLANDLORDS NEWSLETTER

deflected downward along with the
beams, and the sag stacked with each
floor off the basement.

JACKING, HEADERS, AND
SPRINGBOARD

First floor load carrying wall showing large deflection from left side to center door, no header, and misaligned studs.

The plan devised was to point-load all
three walls from the carrying beam to
the attic using temporary 2x4’s. The main
carrying beam in the basement would
be raised just under an inch. Each floor
would rise with it, more or less. Each
floor would receive additional shims
to correct the increasing sag higher
up. The subfloor would have to be
removed and replaced.
Intensive effort was made during the
jacking process to minimize disruption to
plaster and tile in the unaffected portions
of the building. Other structural members
were observed for unwanted deflection
and reinforced. The building went up and
came down in small stages repeatedly
as adjustments were made until finally
it was raised the full measure without
unwanted side effects.
Once the central carrying beam and
walls were more or less in their final
position, temporary walls were built and

Close-up of first floor load carrying wall. Orange is PEX heat pipe for baseboards. White is wires prior to demo.

Third floor showing same pattern of sag.
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Side view of temporary wall on second floor.
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used to hold the joists while they were
detached from the walls and upgraded
with new headers (over the doors) and a
new springboard (exterior wall).

SISTERING
The “smiling” or sagging joists were now
well attached but unsuitable for new
construction. They needed to be sistered
with new LVL joists to provide a new
level floor. Additionally, 2x4” strapping
would be placed underneath to provide
pipe chases on either end and level
ceiling below. In this way, the sagging
joists could be totally enveloped in true
material, supply and heating pipes could
be moved between bays without cutting
joists, and the new kitchens would
be fully level.
The final floor was blocked between
joists for added stiffness. The structure,
which previously had been described as
“lightly built,” now felt solid and level.
New three-quarter inch subfloor could
be installed and rough plumbing and
electrical could begin.
The renovation is ongoing, and permits
have not been closed. When the renovation is closed and permits are issued,
willing contractors, engineers, owner, and
municipality will be credited with their
contributions. ML

Close-up of shims used to level new header during install.

LINKS
Three-decker:
http://clickmetertracking.com/
wikipedia-three-decker

View from second floor up through third floor after third floor subfloor removed. Original joists were cracked, and
boards sistered across a short span showed a previous owner’s attempt to correct the failure.

Second floor joists sisters and resting on new exterior springboard.
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First floor header installed and doorways trued. Temporary walls removed.

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

Know Who You Rent To

THE ULTIMATE BACKGROUND REPORT!

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

35

$

OPEN ACCESS
REPORT / applicant

•
•
•
•
•
•
•
•

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

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

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

YOUR ENVIROMENTAL
PEST AND LAWN
PROFESSIONALS

FORDSHOMETOWN.COM

MASSLANDLORDS NEWSLETTER

April 2019

GLOBAL (OVER)REACH: Boston Globe
Stokes Eviction Fear with Falsehoods
By Peter Vickery, Esq.

“Age of Evictions: As Rents
Soar in Boston” article by
Jenifer McKim and Alejandro
Serrano fundamentally
false. Globe refuses to
publish corrections.
On Sunday, February 19, 2019, the Boston
Globe magazine published an article about
evictions in Massachusetts. The reporters,
Jenifer McKim and Alejandro Serrano,
implied their support for providing tenants
with taxpayer-funded lawyers, a position
that should come as no surprise. But in
support of their policy preference, they
cited as fact things that are objectively and
demonstrably not true. Please do not let
this shake your faith in the media.

The Globe reporters stated 1.) that “each
year since [2008], landlords have sued
about 40,000 heads of household across
the state seeking to evict them;” 2.) that the
number of “forced evictions” is, on average,
43 per day; and 3.) that the number of
“forced evictions” in Massachusetts has
doubled since 2005. Attorney Richard D.
Vetstein, author of the Massachusetts Real
Estate Law Blog, promptly pointed out that
not one of those statements is true.
His post titled “Boston Globe
Magazine’s Hit Piece On Evictions
Riddled With Misleading Statistics, Bias”
is available online, and it is worth reading.

MCKIM AND SERRANO’S
MADE UP SUMS
According to the Globe, “each year since
[2008], landlords have sued about 40,000

heads of household across the state
seeking to evict them.” This brings to mind
the lines from Shakespeare’s Hamlet, who
proclaiming his love for Ophelia declares,
“Forty thousand brothers could not, with
all their quantity of love, make up my
sum” (Hamlet, act V scene 1). Well, in the
Globe’s case somebody made up the sum,
and it was not the Housing Court.
As Attorney Vetstein points out on
the basis of publicly available data, in
2018 there were about 40,000 cases filed
in both District and Housing Court, of
which about 30,000 were eviction cases.
That 30,000 figure includes commercial
as well as residential evictions.
So, no, it is simply not true to say that
“each year since [2008], landlords have
sued about 40,000 heads of household
across the state seeking to evict them.”

Screenshot of the Eviction Lab website where McKim and Serrano found the “43 a day” number. If McKim and Serrano had explored further, they would have read the
methodology section that made it clear these were not forced removals.
MASSLANDLORDS IS FUNDED PRIMARILY BY MEMBERSHIP DUES. THANK YOU FOR YOUR SUPPORT.
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PREMIERE LOCKSMITH

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

premierelocksmith.com

Either the true meaning of the 40,000
number was considered not worth discovering, or the reporters made up the figure
and by chance struck upon a real number
describing something else.

TOUR DE FORCE
The Globe states that “in 2016, there
were roughly 15,708 forced removals in
Massachusetts—an average of nearly 43
a day.” For those of us familiar with this
painful process, this statistic immediately smells fishy.
As Attorney Vetstein explains, a “forced
eviction” requires the landlord to pay, on
top of all other eviction losses, a further
$3,000 to the bonded mover and storage
company in the almost certain knowledge
that the landlord will never recoup that
sum from the tenant. Armed officers of the
court appear and physically remove entire
families. No one wants this. Everyone
works hard to avoid it. Does it happen?
Yes. If we as a society could wave a wand
and prevent it ever happening again,

would we want to? Yes. But it doesn’t
happen nearly as frequently as stated.
After ten years at the stated pace, one
in twenty Massachusetts residents would
have been forcibly removed. All of us
would now know someone who had been
forcibly removed. There would be no need
for a magazine article pointing out a quiet
injustice, there would be riots.
What the Globe seems to have done is
conflate two categories: (1) judgments
for possession; and (2) sheriff-supervised
move-outs. These are quite different
things. After obtaining judgment for
possession, a landlord needs to obtain
execution. Then, after any judge-ordered
stays of execution have expired, the sheriff
can use the execution to remove the
tenants and their belongings. Because of
the cost and horror involved, these “forced
removals” make up a very small subset of
the number of judgments for possession.
The 43-a-day number comes from
Eviction Lab, whose methodology
clearly explains that 43 cases a day were

found to have the “possession flag.”
Eviction Lab makes no assertion that
these cases were forced move-outs, or
even disposed. The Globe did not independently verify Eviction Lab’s research
nor did they take time to understand the
numbers presented.
In 2014, MassLandlords volunteers
conducted a survey of bonded and
insured moving company volume. This
survey suggests the true number of levied
executions ought to average 8 per day, 80%
less than reported.

MCKIM AND SERRANO’S
DOUBLE TROUBLE
According to the Globe, the number of
“forced evictions” has doubled since 2005.
The reporters do not cite their sources.
Simple arithmetic proves this claim
doubtful. Again, the data available do not
track levies of execution, they track cases
with the “possession flag”.
Using publicly-available court data,
Attorney Vetstein shows that the total
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number of eviction cases filed in 2005
was 30,000. As stated above, in 2018
there were about 40,000 cases filed, about
30,000 of which were eviction cases,
both commercial and residential. Even
assuming for the sake of argument that
those 30,000 eviction cases filed in 2018
were all residential, that would make the
2018 figure the same as—not double—
the 2005 figure.
Alternative measures based on
MassLandlords studies suggest an increase
in “possession flags” of no more than 30%.
(The MassLandlords Eviction Study was
shared with McKim via email prior to
publication but did not get included in the
finished article.)
There is no data tracking forced
removals. There is no reason to believe
that forced removals are growing faster
than filings with the “possession flag.” In
this dimension, 30,000 multiplied by two
cannot equal 30,000. Perhaps math is
different in Globe-world.

BOSTON GLOBE’S BIASED
CONCLUSION
Jenifer Kim spoke with Attorney Vetstein
for about an hour before writing the article.
She spoke with MassLandlords Executive
Director Doug Quattrochi for at least an
hour over the course of two months. I was
one of the other people Ms. Kim interviewed. We attempted in good faith to make
a wide range of contributions to her article,
sharing links and data where we had it.
McKim had read my post on the subject
of the right-to-counsel proposal in which
I point out that the group claiming credit
for getting the measure enacted in San
Francisco is DSA, Democratic Socialists
of America, which promotes “anti-speculative and pro-tenant initiatives that work
toward our long-term goal of 100% social,
democratically planned housing.”
In my opinion, stripping people of their
property rights and moving toward a
total government take-over of the rental
housing market would constitute a Bad
Thing. That is my opinion, and the people

at the Boston Globe are entitled to theirs.
But they are not entitled to their own facts.
Once they heard that we were
concerned about DSA involvement in
Right to Counsel, our fate was sealed.
After the article appeared, Quattrochi
offered one op-ed and two letters to the
editor in rebuttal. Michael Fitzgerald,
editor at The Globe Magazine, declined to
publish any of it. Why? They said his facts
were wrong. Unlike the Globe’s eviction
figures, you can’t make this stuff up. ML

LINKS
Article: http://clickmetertracking.com/
bostonglobe-age-of-evictions-rents-soar
Available online:
http://clickmetertracking.com/
mrelb-mckim-serrano-globe
Methodology:
http://clickmetertracking.com/
evictionlab-methodology
Right to counsel:
http://clickmetertracking.com/
right-to-counsel
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Sandisfield, New Marlborough,
Sheffield, Egremont, and
Mount Washington.
6:30pm Dinner, reservation required
7:00pm Speaker

BERKSHIRE COUNT Y

Pittsfield: No April
Meeting
Our next event will be held Tuesday May
21st 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.

Pittsfield: Berkshire
County Sheriff on
Housing Court

TUE
05/21

The Berkshire County Sheriff’s
Department will be discussing Housing
Court, eviction, and notices.

LOCATION
Zucchini’s Restaurant (lower level)
1331 North Street
Pittsfield, MA 01201
PARKING
There is ample free parking
behind the restaurant

ePropertyCare, Charles Hadsell presenting

FOOD
Dinner by Zucchini’s
PRICING
Membership not required! General
public can come free for your first time.
• No dinner: just show up
• Dinner, typically around $22, text Rick
at 413-822-8852, call 413-822-8252, or
email RHABC99@gmail.com
This event is operated by volunteers.
BOSTON, CAMBRIDGE, SOMERVILLE

Cambridge: Smart
Home Tech for Rental
Properties

Our Events are Held at Zucchini’s
Restaurant in Pittsfield

TUESDAY, MAY 21ST
BERKSHIRE COUNTY MEETING
AGENDA
6:00pm Networking
Networking draws from
Great Barrington, Lee, Lenox,
Stockbridge, Pittsfield,
Lanesborough, Cheshire, New
Ashford, Adams, North Adams,
Clarksburg, Williamstown,
Florida, Savoy, Hancock,
Dalton, Windsor, Hinsdale, Peru,
Richmond, Washington, West
Stockbridge, Becket, Tyringham,
Alford, Otis, Monterey,

24

TUE
04/16

Technology can save time, reduce risk,
and earn higher rents by shutting off the
water, giving renters keyless entry, and
keeping vandals away all without us
having to be there. Come see what easy
and affordable steps you can take to
modernize your operations, save time,
and get a higher return on
your investment.
Key use-cases we will be considering:
• Rekeying
• Streamlining access for tenants and
contractors / repairs
• Controlling / Reducing utility expenses
• Freeze protection
• Security
We will be going over smart thermostats,
water leak detection and shutoff, smart
locks, door and window sensors, and
video monitoring.
This part of the presentation will be
given by Charles Hadsell, MassLandlords
member and CEO at ePropertyCare.

The Kwikset Kevo 2nd generation smart lock
available at Lowe’s

Click here to purchase tickets for
this event
Have you seen our Leave Stuff,
Take Stuff Table?
Market your business, pick up
handouts, give away an old doorknob.
Everything goes on our first-come,
first-served display table at all our
events. Please bring business cards,
brochures, coupons. And feel free to
pick up your own uncollected marketing
materials at the end. Everything not
claimed end-of-night may be chucked.
“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 willingness to present
helpful educational content. Your
purchase of an event ticket sustains our
nonprofit model.
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TUESDAY, APRIL 16TH

Cambridge:
Networking and
Training Event

CAMBRIDGE MEETING AGENDA
5:30pm Sign-in and Networking
Networking draws from
Cambridge, Boston,
Somerville, Arlington, Belmont,
Watertown, and Malden.

7:00pm Smart Home Tech for
Rental Properties
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.
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.

TUE
05/21

Our May meeting will be held Tuesday, May
21, 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.

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.)

April 2019
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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.

Worcester: Free
Window Screen
Repair Clinic at the
Health and Housing
Block Party on the Hill

SAT
04/06

MassLandlords staff and volunteers will
be offering free window screen repairs at
the City of Worcester’s Health and
Housing on the Hill Block Party! Window
screen repairs are first-come, first-served
while supplies last. You do not need to be
a resident of the Union Hill neighborhood
to participate. This event is rain or shine.
We will be patching and/or completely
re-splining old window screens of most
common sizes. Bring as many as you want!
Landlords are required by the state
sanitary code to provide window screens
from April 1st to October 30th of each year.
Window screens are a critical public health
requirement to prevent to spread of zika,
west nile virus, malaria, and yellow fever.

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 membership 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.
Health and Housing on the Hill Block Party

MASSLANDLORDS IS FUNDED PRIMARILY BY MEMBERSHIP DUES. THANK YOU FOR YOUR SUPPORT.
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SATURDAY, APRIL 6TH
FAIR HOURS
12:00pm Party Starts
o The MassLandlords tent will
be on the south end of the fair.
o Short presentations on how to
be a landlord and renter rights
and responsibilities
o Music, food trucks
3:00pm Party ends
LOCATION
The MassLandlords tent will be on the
south end of the fair.
Providence St between Dorchester
and Aetna St
Union Hill neighborhood of
Worcester, MA
PARKING
Parking is available in the Providence
St lot at Harrison St and includes
accessibility help.
FOOD
Available for purchase at food trucks

managers: the rise of the $80 emotional
support animal. We want to start by
explaining the legitimate use cases for
emotional support animals, cover the
discrimination law that protects these
use cases, and talk about the practical
implications of a public policy where
disabilities remain secret. Are they
unverifiable? No, and we’ll be covering
the “verification of disability” process
that owners and managers should
follow. Learn to fairly differentiate
between legitimate emotional support
animals and fake ones.
This part of the presentation will be
given by Attorney Carl Lindley, Jr.
Attorney Lindley is a partner at Farber
and Lindley, LLC. He has been practicing
law in Massachusetts for 14 years and is
admitted to practice before the United
States District Court and United States
Court of Appeals for the First Circuit. He
is also a landlord in Worcester County, a
licensed real estate broker and licensed
to complete moderate risk de-leading on
his own properties.

PRICING
Open to the public. Membership is not
required! Completely free.

WED
04/10

We’ve changed this meeting from
“Bubble and Ad Roast” to suit speaker
availability and member interest.

Member Tech Tips: Software and W/D Hookups

Part I: Technology Tips
We’re going to start with two brief
member presentations on software
and washing machines. We have a new
piece of software you may want to know
about. We’re also going to be reviewing
the latest hardware you should know
about if you have a washing machine or
hookups in your units.
Part II: Main Presentation: Emotional
Support Animals
We’ve reordered this meeting to
address a topic that has immediate
implications for a lot of owners and
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“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 willingness to present
helpful educational content. Your
purchase of an event ticket sustains our
nonprofit model.
WEDNESDAY, APRIL 10TH
MEETING AGENDA
5:30pm S
 ign-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.

This event is operated by MassLandlords
staff and volunteers together.

Worcester: Change
of Main Topic:
Emotional Support
Animals

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.

6:15pm B
 uffet Dinner by
The Vintage Grille
6:40pm M
 assLandlords 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 R
 ich Merlino
Meeting Introduction
7:05pm M
 ember tech tips
7:15pm I n-Depth on Emotional
Support Animals
9:00pm D
 oors close

Emotional Support Animals with Attorney
Carl Lindley, Jr.

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

April 2019

Worcester:
Housing Court
Clerk Magistrate
Nick Moudios with
Housing Specialist

WED
05/08

Learn how Housing Court works before
you start an eviction. Clerk Magistrate
Nick Moudios will be imparting words of
wisdom that, if taken to heart, will make
both your life and his better should you
end up in court. If a future case were to
go badly you would have no one to
blame but yourself for missing
this event.
The Clerk Magistrate will be bringing
one of the housing court team from the
Central Division of the Housing Court, a
Housing Specialist. Housing Specialists
help you mediate your agreement for
binding judgment. We will be asking
about trials, mediation, the court
services center, and limited assistance
representation. There’s a lot to Housing

LOWER YOUR RATES - NOT YOUR EXPECTATIONS

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.

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.

LANDLORD PROPERTY PROTECTION
Call O’Connor & Co. Insurance Agency, Inc. today!

508-943-3333
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Court, and a lot of options to help you
protect your rights of ownership.

Central Division Housing Court Clerk Magistrate

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 willingness to present helpful educational
content. Your purchase of an event ticket
sustains our nonprofit model.

WEDNESDAY, MAY 8TH
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 Housing Court Team
8:20pm Networking
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.
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 membership 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.

ARTICLE YOU MAY HAVE MISSED

AN ACT To Protect Elderly Tenants
MassLandlords has drafted legislation, “An Act to Protect Elderly Tenants,”
that would protect elderly tenants from eviction and displacement. Our
association 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. ML
The full article can be found at: MassLandlords.net/blog
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CHARLES RIVER (GREATER WALTHAM)

Newton: Tenant
Screening: How and
What to Look For

We’ll also be asking them about checking
income, references, cosigners, residence
history, and many other factors.

WED
04/03

As we enter the spring rental market, it’s
time to remind ourselves of the importance of careful tenant selection to our
bottom line. In this month’s meeting
we’ll be covering tenant screening with
three in-depth looks from three sets of
speakers. The first two segments will be
“how” and the third will be
“what” to look for.
Part I: Tenant Screening Refresher
We’ll start by reviewing the list of
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 understanding their obligations to
ensure equal housing opportunity for all.
We’ll then cover the “big three” tenant
screening checks that landlords can pay
for. These are in addition to the detective
work we can do on our own. We’ll
explain how credit scores work, one easy
source of criminal data, and one free
way to check eviction records.
This part of the presentation will be
given by MassLandlords staff.
Part II: Criminal Records In-Depth
Criminal records have become both
under-utilized and overly harsh in
screening out rental applicants. We’ll
explain which kinds of data sources
exist, what the data tells us or doesn’t tell
us about an applicant, and why we need
to review criminal records on a case-bycase basis. Arrests and misdemeanors
may not be housing relevant.
This part of the presentation will
be a moderated discussion between
staff and Jeremy Durrin, president of
Background Examine.
Part III: Landlord Q&A on Screening
We’ll be putting three regular audience
members in front of the room to discuss
what they look for once they have a
credit, criminal, and eviction history.

Jeremy Durrin, BackgroundExamine.com

April 2019

Watertown, Wellesley, Wellesley
Hills, Lincoln, Dover, Arlington,
Belmont, and the western ends
of Cambridge and Boston.
6:10pm P
 izza and sodas provided
6:40pm E
 xecutive 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 T
 enant Screening Refresher
7:25pm C
 riminal Screening Discussion
with Jeremy Durrin
7:45pm W
 hole Room Discussion
including Expert Landlord Q&A
8:20pm N
 etworking and small
group discussion
9:00pm D
 oors Close
LOCATION
Charles River Properties
382 Watertown St
Newton, MA 02458
PARKING
Lots of street parking
available at this hour.

Landlord Q&A on Screening

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!
“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 willingness to present helpful
educational content. Your purchase of an
event ticket sustains our nonprofit model.
WEDNESDAY, APRIL 3RD
CHARLES RIVER MEETING
AGENDA
6:00pm Sign-in/Networking
Networking draws from
Waltham, Newton, Weston,

•P
 ublic parking lot behind Village Bank
near corner of Adams and Watertown
Streets (<0.1 miles).
•P
 ublic parking lot at Bridge St and
Linwood Ave (0.2 miles).
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.
This location credit card and check only.
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.
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Newton: Real Estate
Networking and
Training

WED
05/01

credit, criminal, and eviction history.
We’ll also be asking them about checking
income, references, cosigners, residence
history, and many other factors.

Our monthly event will be held
Wednesday May 1 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.

THURSDAY, APRIL 11TH

GREATER SPRINGFIELD

Longmeadow: Tenant
Screening Best
Practices and Expert
Perspectives

THU
04/11

In our quest to cover the Greater
Springfield region, we’re going back to
Twin Hills for a month. It’s spring and
time to remind ourselves of the importance of careful tenant selection to our
bottom line. In this month’s meeting
we’ll be covering tenant screening with
two in-depth looks from two sets of
speakers. The first segment will be “how”
and the second will be “what” to look for.
Part I: Tenant Screening Refresher
We’ll start by reviewing the list of
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 understanding their
obligations to ensure equal housing
opportunity for all.
We’ll then cover the “big three” tenant
screening checks that landlords can pay
for. These are in addition to the detective
work we can do on our own. We’ll
explain how credit scores work, one easy
source of criminal data, and one free
way to check eviction records.
This part of the presentation will be
given by MassLandlords staff.
Part II: Landlord Q&A on Screening
We’ll be putting three regular audience
members in front of the room to discuss
what they look for once they have a

30

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

How to get detailed Tenant Screening Data

Landlord Q&A on Screening

Purchase your ticket in just a few clicks!
“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.

RHAGS MEETING AGENDA
5:30pm S
 ign-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 B
 uffet dinner
6:40pm S
 tate-wide Business Update
and Member Minutes
7:00pm L
 ocal Updates
7:05pm L
 egal Update
7:10pm T
 enant Screening Refresher
7:35pm A
 sk the Experts on
Tenant Screening
8:30pm N
 etworking
9:00pm D
 oors Close
LOCATION
You can just about taste the whiskey
bread pudding reading this event listing:
Twin Hills Country Club
700 Wolf Swamp Rd
Longmeadow, MA 01106

Quality Property Management
Services
51 UNION STREET, SUITE 104, WORCESTER MA 01608
PHONE: 508-459-6957
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FOOD
Hot buffet dinner, incl. salad and rolls
Cash bar
Hot Coffee & Tea
Dessert
*Dietary restrictions: purchase
an early-bird ticket and email
hello@masslandlords.net, we will
accommodate you.

• Members: Bring a first-time attendee
who joins at the event, your membership 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.

PRICING
Open to the public. Membership
is not required!

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

Door:

Greater Springfield:
May Meeting Topics
TBD

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.

THU
05/09

Our monthly event will be held Thursday,
May 9 from 5:30p to 8:30p at the Delaney
House in Holyoke. We are going to be
welcoming Amherst Chamber of
Commerce members. 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.
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LAWRENCE, METROWEST

Marlborough:
Mortgages and Water
Submetering

TUE
04/09

We’ve confirmed we’ll be hosting Ownup
to discuss Mortgages.
We’ll also be hosting Ti Sale to discuss
Water Submetering.
TUESDAY, APRIL 9TH
METROWEST PROPERTY OWNERS
ASSOCIATION MEETING AGENDA
6:30pm R
 egistration, socializing and dinner
7:00pm M
 assLandlords Business Update
7:15pm P
 rogram starts
LOCATION
Marlborough Fish and Game
1 Muddy Ln
Marlborough, MA 01752
FOOD
Hot buffet, beverages, cookies.

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

WORKING TOGETHER CIRCLE

WORKING TOGETHER CLUB

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. 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.
Olivier Delaporte.

$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. Shamrock Management.

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

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.
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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!
•M
 assLandlords.net Members and
general public: $5
Click here to purchase tickets for
this event
This event is operated by volunteers.

Marlborough:
Section 8

TUE
05/14

We’ll be hosting Andrew Piscatelli,
Director of the Framingham Housing
Authority to discuss all things Section 8.
How does the program work? What do
inspections entail? Do well screened
Section 8 renters really stay
longer than average?

Section 8 Can Work Very Well if you Know
What You are Doing

TUESDAY, MAY 14TH
METROWEST PROPERTY OWNERS
ASSOCIATION MEETING AGENDA
6:30pm Registration, socializing
and dinner
7:00pm MassLandlords Business Update
7:15pm Program starts
LOCATION
Marlborough Fish and Game
1 Muddy Ln
Marlborough, MA 01752

32

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!
•M
 assLandlords.net Members and
general public: $5
Click here to purchase tickets for
this event
This event is operated by volunteers.
NORTH SHORE, NORTHERN
WORCESTER COUNT Y

Fitchburg: Jeffrey
E. Taylor, C.P.L.,
Founder of
Mrlandlord.com

THU
04/11

Author of THE LANDLORD’S
SURVIVAL GUIDE and THE
LANDLORD’S KIT, the bestselling book
nationwide on the subject of property
management. Founder of the
MRLANDLORD.COM website, that has
over 1,000,000 page views every month,
and the most visited Q & A Forum on the
Internet by rental property owners where
answers and tips are provided by fellow
rental owners across North America,
professional property managers, CPAs,
and real estate attorneys.
Chief Executive Officer of MR.
LANDLORD, INC. – A national property
management consulting firm that
provides coaching tips to over 100,000
landlords annually and assisting owners
with 1 to 1,000 rental units. President of
Home Rental Publishing – #1 national
provider of information and resources
for the small rental owner. Home
Rental Publishing annually writes and
publishes numerous books, reports,
home-study courses and publications
for rental owners.

Editor of MR LANDLORD, the largest
circulated real estate newsletter in
the country for over 25 years. Rental
Property Owner – He and his wife have
acquired and manage rental properties
ranging from single family to apartment
communities for over 25 years and have
been married for 30 years with two sons
whom God has blessed them with.
Graduate of UCLA, Masters degree
work in Communications and has an
Honorary Masters Degree in Real Estate
Investing. Trainer for a property management company while holding his real
estate license, Jeffrey conducts seminars
and classes on property management
across the nation.
Author of a dozen publications, books
and reports on various aspects of
property management. Jeffrey has
written over 1,200 published articles on
the subject of property management.
He also provides articles for over 100
association newsletters. (Email editor@
mrlandlord.com if your group is interested in receiving a FREE monthly
email newsletter.)
Jeffrey’s been interviewed on numerous
talk radio and TV shows across the
country and he’s been quoted in
hundreds of publications, newspapers,
and magazines including: appearing
several times on CNN, quoted on the
front page of the Wall Street Journal,
Smart Money, Personal Finance
Magazine, Real Estate Journal,
Business Week Magazine, and The
New York Times.
Conducted over 1,000 seminars
and workshops and he’s assisted
thousands of landlords nationwide in
increasing their monthly Cash flow and
Resident Retention.
In addition to speaking to real estate
investor and apartment/landlord associations, Jeffrey has been requested to
speak at major conferences and conventions featuring instructors such as
Robert Allen, Brian Tracy, Albert Lowry,
Carlton Sheets, John Schaub, Ron
LeGrand, Jim Napier, and Jack Miller.
Jeffrey is a consummate researcher
and shares the latest management
ideas and solutions from rental owners
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and managers across the country each
year in order to help landlords achieve
maximum control of their properties,
maximum rental income, maximum
resident retention and cooperation and
to simply make the most of the assets
that God has given you!
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7:00pm Presentations

Fitchburg:
Networking and
Topic TBD

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.

Our Events are Held at Monty Tech

THURSDAY, APRIL 11THTH
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.

PRICING
Membership not required!
Open to the public.

THU
05/09

Our May event will be held Thursday
May 9 from 5:30p to 8:30p at Monty
Tech in Fitchburg. Although the topic
may be TBD, you can still bookmark
your calendar for this premier real estate
networking event in Northern Worcester
County. Check back later for
speakers and topics.
SOUTHERN WORCESTER COUNT Y

Southbridge:
Attorney Lance
Chavin

MON
04/01

Our monthly training and networking
event will be held on the first Monday of
the month. You can be sure of great
conversation and small group discussion
about landlord-tenant law.

Early-bird ends seven
days prior @ 12pm:
•P
 ublic and Members other
than NWCLA: $15
• MassLandlords.net/NWCLA
members: pay annual
dues, then free
After Early bird or at the door:
•P
 ublic and Members other
than NWCLA: $20
• MassLandlords.net/NWCLA
members: pay annual
dues, then free
This event is operated by volunteers.

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

RUACH MANAGEMENT CO. LLC

PROPERTY MANAGEMENT & RENTALS
Ph :
Fax :
W:
E:

413.564.1512
413.642.0039
ruachmanagement.com
info@ruachmanagement.com

425 Union St. Suite 42(level D)
West Springfield, MA 01089
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MONDAY, APRIL 1
SWCLA MEETING AGENDA
7:00pm MassLandlords Business Update
7:10pm Guest Speaker
7:45pm Pizza break
8:00pm Meeting wrap-up
8:30pm Networking
LOCATION
Southbridge Community Center (aka
Casaubon Senior Center)
153 Chestnut St.
Southbridge, MA 01550

FOOD
Pizza and Beverages
PRICING
Open to the public for your first
time! Membership not required for
your first time.
•M
 embers are admitted for free
•G
 eneral public free the first time, then
pay $50/yr for membership.
This event is operated by volunteers.

Southbridge:
Networking and
Speaker

Our monthly event will be held Monday
May 6 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.

LEGAL STANDING

HOME DEPOT
SAVINGS

VIDEOS, ANALYSIS,
& SPREADSHEETS

HOME BASE
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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.
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