September 2019

HOW TO RAISE THE RENT IN
MASSACHUSETTS: How a Landlord
Should Decide Whether and How Much
Following the Money: SECURITY
DEPOSITS BEYOND THE REACH OF
LANDLORD’S CREDITORS, NOT DOR

HOW TO
CREATE
AFFORDABLE
HOUSING
in Massachusetts

Contents
3

LETTER FROM THE
EXECUTIVE DIRECTOR

4

HOW TO CREATE
AFFORDABLE HOUSING

12

in Massachusetts

Eviction Sealing
Supplementary
Testimony: AN ACT

PROMOTING HOUSING
OPPORTUNITY AND
MOBILITY THROUGH
EVICTION SEALING
(191-H.3566 AND
191-S.824)

17

4

Following the Money:

SECURITY DEPOSITS
BEYOND THE REACH OF
LANDLORD’S CREDITORS,
NOT DOR

18

HOW TO RAISE THE RENT
IN MASSACHUSETTS: How

27

REGIONAL

a Landlord Should Decide
Whether and How Much

12

17

18

2

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

September 2019

Published by MassLandlords, 14th Floor, One
Broadway, Cambridge, MA 02142.
The largest non-profit for Massachusetts
landlords. We help owners rent their
property.
We also advocate for better laws.
info@masslandlords.net
774-314-1896
THE MASSLANDLORDS
BOARD OF DIRECTORS

Alec Bewsee, through 2023
Rich Merlino, through 2022
Russell Sabadosa, through 2021
Pietro Curini, through 2020
Joyce Nierodzinski, through 2019
EXECUTIVE DIRECTOR

Douglas Quattrochi

INFORMATION MANAGER

Jillian Campayno

SR MANAGER OF SERVICE AND MARKETING

Sue McMahon
BOOKKEEPING

Vipan Garg, Simran Kaur
CONTROLS

Alexander Anastasi-Hill
MANAGER OF ADVERTISING
DESIGN AND PLACEMENT

Paul Ssemanda

MESSAGE BOARDS, SERVICE DIRECTORY,
AND DATA

Fatima Cangas, Nomer Caceres,
Emerson Raniaga
EVENT LOGISTICS COORDINATOR

Brent Perry, Peter Cushman

EVENT HOSPITALITY AND SALES

Naomi Elliott, Kaitlin McMahon,
Dana Mullaley
NEWSLETTER DESIGN

Ailar Arak

VIDEOGRAPHY

Paul Mong

TRANSCRIPTION

Prospero Pulma
WEB DEVELOPMENT

Jess Thrower

LEGISLATIVE AFFAIRS COUNSEL

Peter Vickery, Esq.
PHOTOGRAPHY

Barry Collins, Paul Shea
LOCAL VOLUNTEER TEAMS
CAMBRIDGE

Jess Manganello, Peter Shapiro
CHARLES RIVER

Garreth Brannigan, Charles O’Neill,
Paul Harris, and more
SPRINGFIELD

Sheryl Chase, Russell Sabadosa, and more
WORCESTER

Marc Lundstrom, Richard Trifone,
Richard Merlino, Elaine Fisher,
Michele Kasabula, and more
PARTNER ASSOCIATIONS
MWPOA
SWCLA
NWCLA
RHABC

Sherri Way, and team
David Foote, and team
Brian Lucier and team
Wendy Goodwin and team

MassLandlords’ views and opinions may not
reflect those of partner associations.
With Immense Gratitude to Seven Decades
of Past Volunteers
For pay-as-you-go business advice or legal
information, visit MassLandlords.net/helpline

Letter from the
Executive Director
THIS MONTH WE DISCUSS TWO UPCOMING
RENTAL FORMS AS WELL AS OUR EVOLVING
CERTIFICATION PLAN.
In August many of our team took some much needed rest and
relaxation, but there are still achievements to report.
We reviewed and redrafted our animal addendum, which
was out of date and not very comprehensive. We also drafted
our first water submetering addendum. These forms are under
attorney review and will be released this month.
Our certification work continues on all fronts. We have started drafting the additional terms and conditions to which members will agree. We have refined the definition of our certification levels based on continuing community input. Our website now
offers a “professional profile,” onto which we will affix certification badges. And we
have at least notionally designed the certification badge and pin.
The Certified Massachusetts Landlord™ will be a three-level designation
available to all members. The levels will be cumulative, and they will indicate the
year of completion.
cML Level One™ will be based on our willingness to adopt a set of best practices.
The best practices are being crafted in small group sessions with landlords around
the state. So far we have met in Newton, West Springfield, and Pittsfield. Level One
certifications will be provisional, in the sense that we can only hold Level One for
18 months before we will have to advance to Level Two. Level One will be awarded
starting in October.
cML Level Two™ will require following the Level One best practices, but it will also
require demonstrating knowledge of the business and the laws. Specifically, Level Two
will mean passing an exam covering lead paint safety, fair housing, security deposits,
and much more. The Level Two designation will show the year in which you first
passed your exam, for instance, “cML Level Two™ 2020.” Level Two will be awarded
starting by January 2020. This is a delay from our original roadmap, but we are taking
the time to do it right.
cML Level Three™ will signify a commitment to continuing education. We will
recognize members who attend at least ten hours of events in a rolling 12-month
period. Our attendance tracking cards have already been automatically recording
arrival and departure times at events for the past year. The Level Three designation
will show both the year in which you first passed your exam and the current year.
For instance, five years from now a certified Massachusetts Landlord might be
able to say, “cML Level Three™ 2020 – 2024.” Level Three will be awarded starting
in January 2020.
This certification and all our other work will guide new landlords to success, demonstrate to renters that they are making a wise choice renting from a cML, and raise the
bar for our industry. The program will help us succeed in our mission to create better
rental housing.
Share this newsletter with one person who should know about it. We are on
to great things.
Sincerely,
Douglas Quattrochi
Executive Director
MassLandlords, Inc.
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HOW TO CREATE
AFFORDABLE HOUSING
in Massachusetts
Massachusetts needs more
affordable housing. Here is
a collection of recommendations from those who
actually provide housing.
Massachusetts and, more broadly, all US
cities need affordable housing. Housing
advocates typically mean “affordable”
housing to be public or subsidized
housing. When we talk about “affordable”
at MassLandlords, we use the Oxford
dictionary definition: “inexpensive;
reasonably priced.”
The goal of affordable housing is a
spectrum of housing that permits all
people to find housing of acceptable
quality for a price that they consider
inexpensive. Even people with extremely
low income should be able to live with
dignity and safety. People experiencing
homelessness, renters, would-be homeowners, and actual homeowners all ought
to be included in the discussion.
Renter advocates say there is a
“Housing Crisis” and that emergency
measures are needed to fix a broken
market. In this article, we examine
the market more broadly, focusing not
just on renters. We offer several suggestions to create affordable housing
in Massachusetts.

century to the present day. What once
was a meadowy Massachusetts Bay
Colony is now a conurbation of almost
three million people, with another
four million spread out west. We have
built a lot of buildings! But the pace
of this development has slowed dramatically over the last century, and our
language reflects this.

A STUDY OF WORDS
We can infer that the 19th century market
was producing adequate supply for the
inhabitants of the time by using the
Google Books Ngram Viewer, which shows
word frequency in books. People weren’t
talking about housing the way we do now.
The word “homeless” first appeared
around 1820. It remained at a very low
frequency until around 1980, when it
quickly increased in frequency by a
factor of four.

The word “housing” likewise did not
appear with any frequency until 1900,
and then it increased in frequency by
a factor of 30.
The word “zoning” appeared and skyrocketed to prominence in 1917, reaching
a zenith in 1976.
The word “affordable” appeared first
in 1970, and remains far and away the
dominant and rising term today.
Is word frequency just a matter of
changing language? In part, but words
do reflect what we are concerned about.
It became obvious to many in the early
19th century that some did not have a safe
place to live. This concept crystalized in
the “housing movement” of the late 19th
and early 20th century, which then focused
heavily on immigration and slums. The
net effect of tearing down so-called
slums was that housing became more
expensive. Affordability and NIMBYism

A SIMPLIFIED HISTORY OF
AFFORDABLE HOUSING
IN MASSACHUSETTS
Housing was once affordable, but
through our policies, we have caused it
not to remain so.
It is informative to look at historical
pictures of Massachusetts from the 17th
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The Google Books Ngram viewer shows that housing did not become a concern until roughly the same time as
zoning came on the scene.
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(first surging in use in 1986) is today the
overriding concern.
Meanwhile consider the word
“subsidy.” It has appeared consistently
since 1800. Subsidies as a policy tool
have been available for centuries, in other
contexts, but have only been considered
necessary in the housing context since the
mid to late 20th century.
What has changed? The
answer is zoning.

THE RISE OF ZONING
We know that affordable housing
creation reached its zenith in the 1870’s,
during the boom of the three-deckers.
Three-deckers weren’t a public policy
objective, they just happened as a result
of a free market. Three-deckers were
one solution to the problem of housing
lots of people affordably. All totaled,
at least tens of thousands of units of
three-decker housing appeared over
several decades. (No complete count
has been made, but possibly over a

hundred thousand units came online in
Massachusetts.)
In 1912, the three-decker boom came
to an end when Massachusetts passed
the “Town Tenement Act.” This permitted
cities and towns to ban any wood frame
structure where cooking was to be
performed above the second floor.
Two factors appear to have been
decisive in the passage of the Town
Tenement Act. First, three-deckers were
objectively unpleasant by the standards
of the time (no soundproofing, no air
sealing, no insulation). They were also
unacceptable by today’s safety standards
(no fire blocking, no sprinklers, knoband-tube wiring, etc.). Second, prominent
Harvard graduates led by Prescott
Farnsworth Hall opposed immigration, and viewed three-deckers as an
attraction to undesirable neighbors. We
know that this motivation was explicitly
racist by looking at deeds in other cities
elsewhere. Baltimore (December 1910)
and Minneapolis (1911), for instance,
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A representative “Triple Decker” in Cambridge, MA.
CC-SA Brian Corr.

specifically started restricting deeds to
“Caucasian” or away from any “colored
person or person of negro blood.”
This new racist and classist concept
of “zoning” had a stifling effect on
new construction and renovation.
The Boston.com “Boston Then and Now”
series shows this in photographs of the
region over time. Organic change was
rapid through much of Boston’s history,
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The Mapping Prejudice project has created an overview of deeds that contain explicitly racist language in
Minneapolis. Over 17,513 deeds were restricted to whites by 1954.

but then slowed through the first half of
the 20th century. Change had ground to
a halt by the 1970’s. Most of the pictures
shown today are exactly the same
neighborhoods and buildings since 50
years ago. In the photographs, we have
to look at vehicles and clothing to see
any difference.

MASSACHUSETTS “SNOBS”
In 1969, rather than reverse course on
zoning, we tried to patch the zoning
problem by the passage of the anti-snob
law, aka Chapter 40B. This freed large
developers to override local zoning
under certain conditions. Since then,
developers have created large housing
complexes, adding tens to hundreds of
units at a time. But these developments
have always appeared to stress schools

and roads. Contrary to its purpose, the
anti-snob law has actually increased
popular resistance to density. Zoning now
seems firmly entrenched among those
who value private yards, large lots, and
small classroom sizes. Few remember the
racist origins of the policy.
Since zoning and Chapter 40B took
hold, the population has continued to
grow. Massachusetts has remained a
world leader in education, healthcare,
biotech, and other industries, attracting
people from other states and other
countries. But our housing supply has
fallen far behind demand.

A FORECAST AND SYSTEMATIC
HOUSING SHORTFALL
In 2015, the Metropolitan Area Planning
Council estimated that greater Boston

needed an additional 300,000 to 400,000
units of housing by 2040 to meet forecast
demand. This means we need to create
approximately 1,500 units per month for
Greater Boston alone.
According to the St. Louis Fed,
Massachusetts has been averaging
about 1,050 units per month statewide since the Great Recession. This
leaves us failing to meet demand, with
increasing shortages, for the foreseeable
future. To make matters worse, two
economic factors mitigate the value of
new construction.
A factor called “induced demand”
is well studied in transportation: if we
create new roads, people take more car
trips than they otherwise would have.
Traffic is not helped by the construction
of new roads; in fact it is worsened. The
phenomenon is described compellingly
in The Power Broker by Robert Caro
(1974). Induced demand in housing has
not been studied, but remains an open
question. If we create more housing,
people may purchase more of it, in better
quality, than they otherwise would have
(vacation homes, more square footage,
pieds-à-terre, etc.).
In housing, a more powerful phenomenon than “induced demand” will
be “latent demand.” If we create new
housing, it will enter the market at a
luxury price point because everything
is new. There are people everywhere
looking to upgrade, to get into a better
neighborhood, or to save on their housing
expense, but they can’t because there are
no options. Each new housing unit we
create has to be absorbed by the latent

In 1979, shops were permitted on Newbury St. But in the intervening 40 years, there has not been so much as a dormer added to the residential floors above. Boston.com Jen Ryan.
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demand before it can start to help those
who just don’t have housing yet. Much
new construction will shuffle existing
residents around, rather than welcoming
new renters and owners into the state.
Reducing the housing shortfall will no
doubt require a multifaceted approach,
as we describe.

SUMMARY OF AFFORDABLE
HOUSING RECOMMENDATIONS
Here is a summary of editorial recommendations to increase affordable
housing, in rough order of timeframe
shortest to longest. Each topic could
be an article in its own right. The first
items can in principle be done easily,
and the final, hardest item is to replace
zoning with a new system that recognizes
what zoning has to offer that’s good, but
eliminates the racist, classist baggage. In
order of easiest to hardest:
1. Expand the safety net
against homelessness.
2. Grant the right to subdivide.
3. Reduce the barriers to
entering the trades.
4. Shorten the eviction process.
5. Eliminate artificial
occupancy restrictions.
6. Require beneficial owners be identified.
7. Improve transportation to
lower-cost areas.
8. Replace zoning with a new framework.
The suggestions in this article have not
all been voted on by the membership.

AFFORDABLE HOUSING
RECOMMENDATION 1:
EXPAND THE SAFETY NET
AGAINST HOMELESSNESS
Over the next year, roughly 15,000
Massachusetts residents will experience
homelessness. Such low-income and
extremely low-income households
represent the greatest gap between
demand and supply of affordable
housing. Congregate shelters help,
but they are unfriendly, theft-exposed
barracks in which no one would willingly
spend a night. Emergency shelter is a
band-aid, anyway. It does nothing to
address the multitudinous and unique
reasons each person lost their previous

housing. We first need housing for all
of these individuals and families, so we
can then deal with whatever caused the
homelessness in the first place.
A housing-first approach requires both
public and private housing be available.
Public housing has ten-year waitlists. We
need more public housing. Private housing
is not easy to get, either, where landlords
screen tenants carefully. But in fact, we
have enough private housing vacancies to
shelter each of the 15,000 citizens experiencing homelessness tonight. Landlords
don’t readily take the homeless into private
housing because of the perception of risk.
But the mechanisms to reduce risk are
already here and working in coordination.
Consider that we already budget close
to $200 million a year for shelters. We
also fund permanent rental subsidies and
a wide array of social service agencies
who administer supportive services. The
subsidy can ensure long-term economic
viability in private housing. The supportive
services can help with housing search,
economic self-sufficiency, mental health,
substance abuse, medical care, LGBTQIA+
issues, and the other factors that may
drive one towards a state of homelessness.
This leaves housing barriers as the
remaining issue. Massachusetts cities
(Boston and Worcester) have started experimenting with landlord-tenant guarantee
funds like those successfully implemented
at scale in Washington, Oregon, Virginia,
Pennsylvania, and California. These
funds eliminate the perception of risk of
a homeless rental application by offering
large financial guarantees in the event
of unpaid rent, property damage, or
subsequent eviction. These guarantees are
contingent on waving housing barriers,
like bad credit. They are economically
leveraged. For every dollar of guarantees
made, only 17 cents are actually paid out.
A sustained, state-wide approach to
homelessness ought to be able to use
existing funding for shelter, subsidies,
supportive services, and guarantees to
reach functional zero homelessness.

AFFORDABLE HOUSING
RECOMMENDATION 2:
GRANT THE RIGHT TO SUBDIVIDE
Massachusetts needs a complex mix
of housing units. One trend emerging
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is that tens of thousands of older units
and homes are now too big for modern
households, which emphasize single
parents, single professionals, and smaller
family sizes overall. Much of our housing
is misallocated by few renters taking
up large units that were built for the
extended families of last century.
Small landlords can increase the
housing supply dramatically, state-wide,
for no state money, in an organic way that
doesn’t stress schools or roads: subdivision of existing frames. Take a three
bedroom and turn it into two studios.
Take a single family with two floors and
turn it into a duplex. Landlords cannot
do this currently without zoning board
approval. Typically zoning boards deny
approval if there is not adequate parking,
or if the lot is not zoned for multifamily
housing. They make such denials even
if the building is staying the same size,
with the same setbacks, with no outward
change whatsoever.
In communities with public transportation, including busses, there is no reason
to block new housing for lack of parking.
Such regulations put parking over
people. In situations where the exterior
structure doesn’t need to be expanded,
there is literally no impact on neighbors,
the neighborhood, or the exterior. Good
investors pass on illegal two’s, three’s, and
four’s because they don’t have the right to
make those buildings legal.
The Boston Globe (January 31, 2015)
has at least once published a landlord’s
recommendation to create safe housing
by subdivision of existing interiors.
Tens of thousands of safe units will be
created this way. These units will be more
affordable than existing stock because
they are smaller. Neighborhood look and
feel can be preserved.

AFFORDABLE HOUSING
RECOMMENDATION 3:
REDUCE THE BARRIERS TO
ENTERING THE TRADES
Home improvement contractors,
construction supervisors, and especially
plumbers and electricians are essential
to building and maintaining affordable
housing. These trades require training
before anyone can go off on their own.
Consider plumbing as an example.

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

7

September 2019

MASSLANDLORDS NEWSLETTER

In 1865, Tremont St in Boston was already a major urban neighborhood. Over a timeframe of 150 years, every building became taller. Boston.com Jen Ryan
(see interactive comparisons at http://archive.boston.com/news/local/gallery/Boston_then_and_now)

Plumbing is a demanding profession
requiring long experience to excel.
Leaks, mold, sewer contamination,
gas explosion, and many other health
problems will result from unskilled
plumbing. But the difficulty depends
on the job. Installing a SharkBite or
replacing a faucet cartridge should
not require 8,000 hours of training,
yet in Massachusetts, it does. This is
more than a bachelor’s and master’s of
science (in most schools, only 6,000
hours). Many single-family homeowners are entirely unaware that it
is not lawful for them to repair their
own plumbing. This creates a vacuum
of political will, but the need for
reform is pressing.
Current rates for the trades including
plumbing are around $100/hr. It is
a good time to be in the trades. The
result for creators of housing is we
defer maintenance of all kinds. The
Commonwealth needs more plumbers,
electricians, and window installers, to
name a few, and we need to offer lower
level licenses for lower-risk repairand-replace work. This will open up
new opportunities for employment, at
lower rates but with more consistent
work. Reducing barriers to entry for
the trades will greatly contribute
to the creation and maintenance of
affordable housing.
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AFFORDABLE HOUSING
RECOMMENDATION 4:
SHORTEN THE EVICTION PROCESS
It is important to look at eviction, as it is
the final step on someone’s path to experiencing homelessness. Homelessness is best
addressed via the safety net mechanisms
described above. Although it may seem
counterintuitive, a long eviction process is
not net beneficial to housing stability, as it
tends to reduce the accessibility of housing
to all rental applicants, as we will explain.
Under current laws, especially
MGL Ch. 239 Sections 4 and 8A, each
Massachusetts eviction can be expected
to take 90 days, unless a jury trial is
demanded, in which case six months. Our
review of thousands of court cases shows
that each housing court, each month
awards $500,000 of judgments for unpaid
rent to local landlords. These costs are
not paid out of thin air. They are paid by
the other renters who didn’t get evicted.
And they are paid by marginal applicants
for whom the landlord is not going to
take a chance, who experience long and
frustrating housing searches. The average
search time for someone exiting shelter is
10 months. Finding an apartment can be
a yearlong effort or more.
By shortening the eviction process,
coupled with a greatly enhanced safety
net (see point one above), two things will
happen. First, landlords will have lower

operating expenses to be borne by their
other residents. Second, landlords will
need to screen renters less carefully, and
therefore renters with housing barriers
will get into housing more easily. Renters
who are evicted will benefit from the
improved accessibility of supportive
services and a guarantee fund, described
above. The safety net is best provided by
the state, not by private landlords forced
to endure costly and extended evictions.
Two key eviction recommendations are
as follows: Mandate rent escrow during
habitability disputes, and lower the time
a landlord has to store an evicted tenant’s
belongings. These two changes might be
expected to reduce eviction cost significantly without adversely impacting any
tenant’s rights to due process.

AFFORDABLE HOUSING
RECOMMENDATION 5:
ELIMINATE ARTIFICIAL
OCCUPANCY RESTRICTIONS
Massachusetts and its cities and towns
have worked hard to deal with nuisance,
and in some cases have restricted
occupancy of dwelling units to related
people. For instance, consider our lodging
house statute, and the Worcester and
Boston bans on “four or more” unrelated
residents (which Boston has since
extended to “five or more” if they are
college students).
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The SJC decided on May 15, 2013 that
modernized apartments could be rented
to four unrelated students, and that this
did not constitute an illegal lodging house
under state law (City of Worcester v.
College Hill Properties, LLC, et al).
But cities like Worcester and Boston
continue to enforce local ordinances
prohibiting four or five unrelated
occupants even if units meet square
footage, egress, and other critical safety
criteria. The cities do this primarily
because they are afraid of college student
density, which on occasion creates noise,
parking nuisance, or other problems.
Rather than regulate and fine the noise
issue directly, they have banned all large
roommate households.
In college towns (of which
Massachusetts has many), eliminating the
restriction on makeshift household sizes
would greatly increase affordable housing
as well as the number of residents each
city can safely, lawfully house.

AFFORDABLE HOUSING
RECOMMENDATION 6:
REQUIRE BENEFICIAL
OWNERS BE IDENTIFIED
Privacy is a fundamental right in our
society, but certain actions cannot
be fully private if the public are to
be protected. This is true in the fight
against the funding of terrorism and
organized crime.
As of May 2019, the BBC was reporting
that over $5 billion had been laundered
through purchase of real estate in British
Columbia alone, which had the effect
of raising prices in Vancouver by 5%
city-wide. Globally and in Massachusetts,
the effect of money laundering in real
estate is not known, but likely comparable in scale, amounting to tens of
thousands of affordable housing units
in Massachusetts.
A terrorist or a money launderer can
purchase a million-dollar rental property
with no ID, over-declare their income
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to government, and walk around with
their ill-gotten, fully laundered gains.
Meanwhile everyone else who wanted
to purchase that property with honest
money has been priced out of the market.
Real estate remains a “wild west”
compared to bank accounts. To open a
bank account, the federal Bank Secrecy
Act requires that individuals with a
beneficial interest in that account be
identified. If the account owner is a
business entity, the owners of that entity
must be identified, down to each owner
with 25% or more interest in each entity.
This has effectively eliminated terrorists
and money launderers opening US bank
accounts. But it has not stopped such
organizations from purchasing real estate
as replacement bank accounts.
Real estate investors may not wish
to have their names tied to their investments, on account of the current litigious
environment. This is understandable. But
the effect of money laundering on real
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estate prices and therefore on affordable
housing likely runs into the billions in
Massachusetts and must be dealt with for
this and the obvious reasons.

AFFORDABLE HOUSING
RECOMMENDATION 7:
IMPROVE TRANSPORTATION
Like housing, public transportation is
capital-intensive. So it creates additional
work for us to solve transportation
alongside housing. This is why this
recommendation comes late in the list.
But transportation is worth working on
for housing’s sake.
As David Levinson discussed in his
analysis of London rail, there is a positive
feedback loop between mass transit and
dispersion away from high priced urban
centers. When surface rail and subway
are brought into an urban core, the
core becomes commercialized and ever
more expensive, but residential zones
move outward into less developed, more
affordable regions accessed by extended

MASSLANDLORDS NEWSLETTER

rail service. This is precisely what metro
Boston has not done: expanded rail
access to permit residential access to the
city from the 128 and 495 beltways.
Instead of viewing 128 as a commercial
destination in its own right, we continue
to direct all rail traffic right into Boston
center, and there is no loop service of any
kind. The Fitchburg commuter rail line
is the only rail line to offer any service
in the peak area of 128, and it’s only
five stops cutting in the perpendicular
direction. 128 should at this time have
its own rail line from north shore to
south. Commuter rail service on all lines
should offer transfers to and from the
loop trains. Bypass rails would facilitate
“direct to Boston” express trains for the
passengers who currently need to go all
the way into Boston, permitting more
local service around 128. Ticket prices
should be increased to the point where
fares cover capital costs, such that the
money needed to build the expanded
system can be borrowed and paid back

with interest. The MBTA (and more
broadly, MVRTA and PVTA) will be
needed for affordable housing.
Until we can offer economically
sustainable transit to a wider area, we
will continue to see concentrations and
high residential prices in the limited areas
served by rail and bus.

AFFORDABLE HOUSING
RECOMMENDATION 8: REPLACE
ZONING WITH A NEW FRAMEWORK
As we have seen, our regulatory
framework has a significant effect on
housing prices, and zoning is not the least
important factor. Zoning may in fact be
the single most important factor.
By artificially constraining supply,
zoning drives up prices from the “affordable housing” setpoint. By keeping
density low, zoning renders infeasible
any expansion of public transit. And by
keeping renters and support networks out
of huge swaths of Massachusetts, zoning
concentrates and aggregates issues of
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ENGINEERING SERVICES
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eviction and homelessness, and excludes
rentals and the trades from many areas.
To the extent that zoning serves a legitimate purpose, it can be recast as a set
of regulations on externalities. Consider
a perfect single family, the picture of an
ideal neighborhood. To the extent that it
doesn’t impact its neighbors in any way,
that single family is free to exist. Now
consider a sawmill next door. Zoning
currently prohibits this. Or we could list
out all the undesirable things sawmills do
to neighbors and prohibit any property
from doing any of those things. If a
sawmill could operate without noise,
heavy trucks, flood lighting, clouds of
sawdust, an ugly building, a tall building
that blocks out the sun, or any of the
other perceived deficiencies of sawmills,
why shouldn’t it be allowed to operate
next to a single family? This same logic
applies easily to rentals, which are much
less onerous than any sawmill.
Think of college housing, which can
result in noisy parties and beer bottles
thrown across property lines. Think about
homeless shelters, which can result in
loitering or solicitations. Think about
rooming houses, which can result in
noise and high turnover of neighbors.
Think about any type of person who is
not like you. Instead of banning all these
different people, it is easy to imagine
instead enforcing bans on noise, trash,
blocking sidewalks, whatever it may be.
The whole zoning system can be replaced
with one that actually serves all residents
of the community, provided we all leave
one another to go about our business. It
is not necessary to ban numbers, classes,
colors, or incomes of others. We are now
sophisticated enough to describe and ban

only what is having a demonstrable bad
effect on another.
(Incidentally, a system of externality
regulation would be ideally suited to
address other problems not currently
addressable, for instance, greenhouse gas
emissions. If ever there were a clearer
example of a negative externality wanting
regulation, climate change is it.)
Zoning does nothing to curb negative
externalities, and when you consider its
racist and classist origins, it’s clear that
zoning as written stands in the way of
affordable housing.

AFFORDABLE HOUSING
CONCLUSION
It will be noted that nothing in this
discussion required a great deal of
landlord-tenant regulation. Much of the
“housing crisis” conversation is focused
too narrowly on the rental market.
It is important to remember that in
Massachusetts, by far the largest use of
our housing and land is those areas we
zone “residential single family.” Landlordtenant policy pales in comparison to this
bigger picture.
Did we miss anything? Email us your
affordable housing suggestions at hello@
masslandlords.net. These proposals will
be voted on by the membership as they
gain traction and come up for vote at the
state level. ML

LINKS
Oxford dictionary definition:
http://clickmetertracking.com/
oxforddictionaries-affordable
The word “housing”:
http://clickmetertracking.com/
google-ngram-housing
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1870’s: http://clickmetertracking.com/
nehistorical-triple-decker
Tens of thousands:
http://clickmetertracking.com/
wikipedia-three-decker
Deeds: http://clickmetertracking.com/
mappingprejudice
Boston Then and Now:
http://clickmetertracking.com/
boston-then-and-now
300,000 to 400,000 units:
http://clickmetertracking.com/
mapc-2040-housing-units
1,050 units per month:
http://clickmetertracking.com/
stlouisfed-mabpprivsa
The Power Broker:
http://clickmetertracking.com/
wikipedia-power-broker
Landlord-tenant guarantee funds:
https://masslandlords.net/policy/
homelessness/
January 31, 2015:
http://clickmetertracking.com/
bostonglobe-middle-market-housing
Rent escrow: https://masslandlords.net/
policy/rent-escrow/
Store an evicted tenant’s belongings:
https://masslandlords.net/laws/
move-and-store/
City of Worcester v. College Hill
Properties, LLC, et al:
http://massrealestatelawblog.com/
tag/city-of-worcester-v-college-hillproperties/
$5 billion: https://www.bbc.com/news/
world-us-canada-48231558
Analysis of London rail:
http://clickmetertracking.com/
psu-levinson-london
Five stops: http://clickmetertracking.com/
mapc-2017-128-corridor

ARTICLE YOU MAY HAVE MISSED

An Act Promoting Housing Opportunity and
Mobility through Eviction Sealing (HOMES)
When politicians try to make things secret, we should worry. We should worry more when they
promise that greater secrecy will lead to greater economic opportunity. So we should all be very
worried – landlords, tenants, and the public at large – about 191-S.824 filed by Senators Joseph
Boncore and Sal DiDomenico, a bill titled “an Act promoting housing opportunity and mobility
through eviction sealing” with the ironic acronym HOMES. ML
The full article can be found at: MassLandlords.net/blog
MASSLANDLORDS IS FUNDED PRIMARILY BY MEMBERSHIP DUES. THANK YOU FOR YOUR SUPPORT.
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Eviction Sealing Supplementary Testimony:
AN ACT PROMOTING HOUSING OPPORTUNITY
AND MOBILITY THROUGH EVICTION SEALING
(191-H.3566 AND 191-S.824)
By Peter Vickery, MassLandlords Legislative Affairs Counsel

MassLandlords filed this
supplementary testimony
on eviction sealing August
26, 2019 to augment
testimony submitted at the
July 16 hearing.
August 26, 2019, Joint Committee on
Housing, State House, Boston, MA 02133
Dear Committee Members:
Thank you for your attention to my
remarks on behalf of MassLandlords at
the hearing in July. By way of a supplement to my prior written testimony
(attached for ease of reference) and
to further address the point that
Representative Livingstone raised, I
offer the following:
The eviction-sealing bills would
prohibit the public from seeing court
records in any summary process case
unless and until the case (if it is for fault
or nonpayment) results in a judgment.
Judgments in no-fault evictions would
never become public. Sealing has long
been the exception to the well established
rule whose rationale Justice Oliver
Wendell Holmes described:
“It is desirable that [judicial proceedings]
should take place under the public eye
... because it is of the highest moment
that those who administer justice should
always act under the sense of public
responsibility, and that every citizen should
be able to satisfy himself with his own
eyes as to the mode in which a public
duty is performed.”
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Cowley v. Pulsifer, 137 Mass. 392, 394
(1884) (Holmes, J.) quoted in Republican
Co. v. Appeals Court, 442 Mass. 218, 222
(2004). At the hearing Representative
Livingstone pointed out, quite rightly,
that the presumption of public access is
not absolute. In the context of criminal
records, the Supreme Judicial Court
(SJC) has held that there is a common-law presumption of public access,
and although this presumption is not
the same as a right guaranteed by the
First Amendment “the basic framework
remains the same: sealing may occur only
where good cause justifies the overriding
of the general principle of publicity.”
Com. v. Pon, 469 Mass. 296, 313 (2014).
However, as the SJC noted, unlike
the state courts, the First Circuit Court
of Appeals does consider public access
to be a right guaranteed by the First
Amendment. “The public has a First
Amendment right to judicial documents
and records because without them a full
understanding of judicial proceedings
would be impossible.” Globe Newspaper
Co. v. Pokaski, 868 F2d 497, 509 (1st
Cir. 1989). Certainly, the right is not
absolute and attaches “only to those
governmental processes that as a general
matter benefit from openness.” Id. But
it is worth noting that the federal courts
are unequivocal: the First Amendment
guarantees the public’s right to access.
In addition, I believe that the exception
set forth in the proposed §30 (c)(5)
(allowing the court to permit inspection
for “scholarly, educational, journalistic,
or governmental purposes only”) would
require judges to decide the parameters

of the word “journalism.” Requiring
people to establish to the satisfaction
of a judge that they are engaged in
“journalism” is likely to have a chilling
effect on members of the public who
are not affiliated with traditional news
organizations. Committee members may
be familiar with the contested meaning
of “news media” in federal cases arising
under the Freedom of Information Act
(FOIA), e.g. Cause of Action v. FEC, 799 F.
3rd 1108 (2015). Unlike the proposed bill,
which does not define “journalism,” FOIA
contains this provision:
“In this clause, the term ‘a representative
of the news media’ means any person or
entity that gathers information of potential
interest to a segment of the public, uses its
editorial skills to turn the raw materials
into a distinct work, and distributes that
work to an audience. In this clause, the
term ‘news’ means information that is
about current events or that would be of
current interest to the public. Examples of
news-media entities are television or radio

MASSLANDLORDS IS FUNDED PRIMARILY BY MEMBERSHIP DUES. THANK YOU FOR YOUR SUPPORT.
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stations broadcasting to the public at large
and publishers of periodicals (but only if
such entities qualify as disseminators of
‘news’) who make their products available
for purchase by or subscription by or
free distribution to the general public.
These examples are not all-inclusive.
Moreover, as methods of news delivery
evolve (for example, the adoption of the
electronic dissemination of newspapers
through telecommunications services),
such alternative media shall be considered
to be news-media entities. A freelance
journalist shall be regarded as working for
a news-media entity if the journalist can
demonstrate a solid basis for expecting
publication through that entity, whether
or not the journalist is actually employed
by the entity. A publication contract
would present a solid basis for such an

September 2019

expectation; the Government may also
consider the past publication record of the
requester in making such a determination.”

others. This is another way in which the
bill would impinge upon the speech rights
guaranteed by the First Amendment.

5 USC §552 (a)(4)(A)(ii)(II). The
foregoing provision is quite lengthy,
and in defining the term “news media”
it includes a sub-definition of the word
“news.” I am certainly not suggesting
that the Legislature should follow suit by
amending the eviction-sealing bill so as
to define the word “journalism.” Rather,
I quote FOIA simply to point out: (1)
that absent a statutory definition the
task of construing “journalism” will fall
to judges, who will look to precedents
and persuasive federal equivalents; and
(2) whichever branch defines the word,
whether legislative or judicial, the effect
will be to privilege some speakers over

Thank you for your time, attention,
and ongoing service to the People
of Massachusetts.
Faithfully,
Peter Vickery, Esq. ML

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

13

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

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

PROPERTY MANAGEMENT

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

Our Services

5% Flat fee
& No Maintenance or
Service Upcharge

Property Maintenance

Rent Collection

Bookkeeping

Leasing & Tenant Screening

Creative Solutions

Owner Communication

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

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

West Springfield, MA

413 781 2300

regencyma.com

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

MASSLANDLORDS NEWSLETTER

September 2019

Following the Money:
SECURITY DEPOSITS BEYOND THE REACH
OF LANDLORD’S CREDITORS, NOT DOR
By Peter Vickery, Esq., Legislative Affairs Counsel

Security deposits may
disappear, in which case the
Massachusetts Department
of Revenue (DOR) is the
likeliest culprit.
Members of MassLandlords know that
they have to put security deposits in
a separate, interest-bearing account
beyond the reach of the landlord’s
creditors. But what about the tenant’s
creditors, e.g. the Commonwealth?
More specifically, if the Massachusetts
Department of Revenue (DOR)
wants to collect from a tenant for
unpaid taxes or child support, can it
reach into a security-deposit account?
The answer is yes.
Massachusetts law allows DOR to
levy bank accounts in order to enforce
child-support payments (c. 119A) and
taxes (c. 62C). First, the department
has to issue a levy notice to the bank,
which must then search its records
looking for a match with the name or
tax identification number on the DOR
notice. If it finds a match – even if the
person owing taxes or child support
is listed as a joint or co-owner of the
account – the bank must suspend activity
for 21 days. During this period, the
account owners can ask the department
to review the decision.
The statutes exempt certain accounts
from levy, but security deposit accounts
are not among them. This may come as a
surprise to some, but it is consistent with
the purpose and rationale of the security
deposit law, M.G.L. c. 186, §15B.

Money in a security-deposit account
belongs to the tenant, not the landlord.
As the Supreme Judicial Court has made
clear, putting the money in a separate
account means that “tenant monies are
protected from potential diversion to
the personal use of the landlord, earn
interest for the tenant, and are kept from
the reach of the landlord’s creditors.”
Neihaus v. Maxwell, 54 Mass. App. Ct.
558, 561 (2002).
Landlords are, in effect, trustees of
their tenants’ security deposits, holding
the money in a fiduciary capacity. That
is how the US Bankruptcy Court interprets the statute. In re. Bologna, 206
B.R. 628 (1997).
Because the money is the tenant’s,
and it is not in one of the categories

exempt from seizure, the DOR can (and
sometimes does) levy it. If a landlord
learns from the bank that DOR has
frozen the security-deposit account, what
can the landlord do? During the 21-day
holding period, the landlord may ask
DOR, in writing, to reconsider (a phone
call is not sufficient). After that, if DOR
has already taken the money, landlords
may challenge the levy as wrongful and
apply for a refund.
In the event that a landlord only
learns about the levy after the event, e.g.
when trying to lawfully use the security
to pay for repairs after the tenancy
has terminated, but the bank refuses to
disclose the reason for the zero balance,
a landlord could seek equitable relief
and judicial review. Specifically, the
landlord could ask a court to compel
the bank to explain what happened,
and then ask the court to review the
DOR decision. ML

LINKS
Security deposits:
https://masslandlords.net/laws/
security-deposits/
Allows DOR to levy:
http://clickmetertracking.com/
mass-dor-levies
M.G.L. c. 186, §15B:
http://clickmeterlink.com/
mgl-ch186s15b
Neihaus v Maxwell:
http://clickmetertracking.com/
masscases-neihaus-v-maxwell
In re. Bologna:
http://clickmetertracking.com/
leagle-in-re-bologn
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HOW TO RAISE THE RENT IN
MASSACHUSETTS: How a Landlord Should
Decide Whether and How Much
By Peter Shapiro, Good Landlord Consulting Services

This article addresses
how to raise the rent in the
context of Massachusetts
business best practices.
We link to Massachusetts
rent raise laws.
This article covers how to raise the rent in
Massachusetts, not just from a legal point
of view, but most importantly from a
business point of view. We review the four
types of rent increases (none, modest,
phased in, and large) and the conditions
under which you may or may not be
successful with any of these. At the end,
we link to our rent raise form.

INTRODUCTION TO RAISING
THE RENT: THE LANDLORD
STEREOTYPE AND
WHAT’S AT STAKE
Ebenezer Scrooge might appear a kind
and generous soul compared to how some
tenants portray their landlords! Of all the
professions in the world, which ranks
lower in public perception than that of
landlord? Images persist to this day of
landlords as greedy, selfish tyrants who
run their properties to the ground ignoring
all tenant complaints while forcing rent
collection. Because such landlords exist,
however much we try to educate, landlords
all too often get lumped into one unscrupulous category -- guilty without a trial!
Of course, when a good landlord stops
by at 3 am because a tenant lost her key, or
installs a new lock early Sunday morning,
or races over at midnight to shut off a
leaky water valve, these same detractors
give no credit. They feel entitled to expect
no less given what landlords seem to earn.
Most landlords operate fairly and
counter to this stereotype. But we should
all recognize a basic fact about our power
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as landlords. Not only when we set the
rents, but also when we consider raising
them, landlords significantly control the
cost of housing. Whether or not individuals and families become homeless, or our
buildings get foreclosed, is truly at stake.
Emotions will run high on both sides.
And all this is to say nothing of the
political context in which we operate,
where landlords are at growing risk
of having rent control or just cause
eviction imposed. Unfortunately most
landlord-tenant law has originated from
highlighting the bad actors over the
objections and best practices of the rest of
the landlord community.

REASONS FOR RAISING THE RENT
Perhaps you’ve avoided raising the rent
for years. Myriad reasons might now
exist for a rent increase. You might need
more money to pay the bills. You might
want more income to borrow for another
building. You might be a trustee and have
to keep up with the market for the sake of
another. You might have improved your
unit and feel a rent increase is justified.
You might have a vacancy to fill and need
to set a new rent. Your tenant might want
to add a new roommate or a menagerie of
cats and will pay more if you allow it.
Whatever your situation is, you will
maximize success if, before you raise the
rent, you assess whether or not it’s best
to do so; and if so, by how much and
when. It is critical to understand the role
of the market, your management and
maintenance style, your current tenant’s
reaction, and/or your future tenant’s
expectations for service. What you do as
a landlord matters. Doing an assessment
before you decide to raise the rent will
enhance your success as a landlord.
Understand that what follows is not
an argument against pursuing fair rent

increases. It is critical, however, that you
consider which approach is best.

HOW RENT RAISES IMPACT BOTH
RENTER AND OWNER
Although the market plays a major role as
mediator, approaches vary greatly between
businesses. This is not news if you’ve
talked to other landlords. Whereas many
landlords go for years, if not decades,
without raising the rent, others push their
rents to the maximum as fast they are
able, each year, like clockwork. There is a
wide divergence in how this is handled.
The “Super Bowl story” below illustrates how the personal dimension can
make rent increases very difficult.
One Cambridge landlord shared their
experience: “I was all ready to tell my
tenant there would be a rent increase.
I had made peace with the idea. I had
practiced my speech. And then she called
and invited me down to watch the Super
Bowl. I was paralyzed!”
The human complexities of being a
landlord can be a surprise even for the
most seasoned among us. Whereas
landlords like the one above may wish to
avoid conflict, others are willing (though
not necessarily ready) to face conflicts
head-on in pursuit of a rent increase.

MASSLANDLORDS IS FUNDED PRIMARILY BY MEMBERSHIP DUES. THANK YOU FOR YOUR SUPPORT.
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Consider how pursuing a rent increase
affected this other landlord, also speaking
off the record:
“I assumed my tenant would graciously
accept my request for a sizable rent
increase. After all, I hadn’t raised her
rent since she moved in four years ago.
She knew I had been unable to make
improvements given the low rent charged.
Suddenly, though, I got a hefty list, and
her words meant business! Not only had
she included every deferred repair item
and capital improvement imaginable,
but she was demanding her security
deposit back, new rules on access, a lead
paint inspection, possible rent abatements, and then some! The headaches
I never expected just for requesting a
rent increase!”
Massachusetts law does not limit how
high a rent increase can be requested.
Assessing your own situation before doing
so, however, will improve your game plan.

THE LANDLORD PERSPECTIVE:
CAPITAL IMPROVEMENTS,
MAINTENANCE AND MANAGEMENT
Older buildings earn lower rents.
And when landlords make capital

improvements, large one-time rent
increases may be justified. For instance,
tenants will often agree to pay large
one-time increases when major kitchen
or bathroom improvements are made.
Note however that those who have been
successful with this approach have
always maintained and managed their old
buildings carefully, and rents were always
kept below market.
When buildings have not been properly
maintained or managed, however, large
one-time rent increases may sometimes
backfire even after capital improvements
have been made and rents are below
market. Although some tenants will
accommodate these rent increases, others
may instead pursue their rights, particularly against legally vulnerable landlords
(to be discussed below). This may result
in unstable tenancies, legal trouble, and
serious financial losses. Losses following
rent increases are real and our staff have
seen it hundreds of times! The reason is
because of the tenant perspective.

THE TENANT PERSPECTIVE
Some tenants have told us they don’t see
below-market rents as generous even

when landlords offer high levels of maintenance and management. Such renters
see it as a fair exchange given their
perception that they have less power than
landlords. Large one-time rent increases,
even after capital improvements are made
and rents are below-market, are seen by
these renters as an unfair income transfer.
For other households, it’s not a
question of paying more for a nicer
apartment. For many, they are already
stretched thin financially, and would
prefer an older apartment that fits within
their budget. That’s why they rented from
you in the first place.
For others still, life events like death,
divorce, and illness can create temporary
but crippling financial setbacks that
would make rent increases inconceivable
given everything else going on. Privacy,
shame, or other factors may cause
you never to realize what a household
is experiencing.
This is not to argue that your business
should be held back to accommodate a
certain political worldview, a low-income
household, or a hard luck case. But it is
to say that your customer’s perceptions
and financial situation are real. Although

MassLandlords Thanks Our Property Rights Supporters
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landlords can borrow for and pay off
their capital investments over time,
tenants cannot borrow for rental housing
and cannot easily get a better job or more
hours to earn more in the future.
Your renters may be unable to absorb
sudden, large increases now or in the
future. Suggesting they should have saved
money while the rent was obviously
below market doesn’t help. (Never mind
what may be prudent or reasonable for
renters in a below-market unit to do,
few American households have adequate
savings. Displacement is a real issue with
real societal costs.)
To put it bluntly, most tenants’
backs are up unless their habitability,
property management and affordability needs are met.
Whether you view this
tenant position as:
• unjustified, unreasonable or just
plain selfish;
• a fair response to a housing situation
tipped in landlords’ favor; or
• an unexpected opportunity to show
your generous side,

it is in your self-interest in these situations to behave moderately when raising
the rent -- unless in very specific circumstances as described in the model below.

FACTORS TO CONSIDER BEFORE
DECIDING A RENT INCREASE

Before pursuing any rent increase,
landlords should assess their own
legal risks if challenged by a tenant –
and then take steps to reduce these
risks beforehand.
3. D
 egree of Tenant Stability
(Unstable - Stable)
a. Unstable due to having a tenant with
a limited economic ability and/or
a strong rights orientation who is
ready to defend
b. Stable due to having a tenant with
a high economic ability and/or a
collaborative orientation ready to
cooperate first

Landlords should consider the following
factors regarding which approach to
raising the rent will work best for the
situation at hand.
1. C
 urrent rent
a. Below market
b. At market
2. L
 egal Risks due to the level
of property maintenance,
management, and legal compliance (high - low).
a. High legal risk due to poor property
maintenance/management and poor
legal compliance
b. L
 ow legal risk due to good property
maintenance/management and high
legal compliance.

4. T
 ypes of Rent Increase
a. None:
No rent increase
b. Modest:	1% – 9% per
year, like inflation
c. Phased in:	Incremental rent
increases up to
50% over 6 –
24-month period
d. Large one-time:
		
10% – 50% per year

Decision Matrix #1: No Capital Improvements Made – (Housing Quality Low)

Rent level
-Below market
-Market
Legal Risk
-High
-Low
Stable tenancy
- Unstable tenancy
- Stable tenancy
Type of Rent Increase

Below
Market

Market

High

Low

High

Low

Unstable

Stable

Unstable

Stable

Unstable

Stable

Unstable

Stable

None

None or
Modest

None or
Modest

Modest or
phased in

None

None or
Modest

None or
Modest

Modest

Decision Matrix #2: Capital Improvements Made – (Housing Quality high)

Rent level
-Below market
-Market
Legal Risk
-High
-Low
Stable tenancy
- Unstable tenancy
- Stable tenancy
Type of Rent Increase
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Below
Market

Market

High

Low

High

Low

Unstable

Stable

Unstable

Stable

Unstable

Stable

Unstable

Stable

None or
Modest

None or
Modest

Phased in

Phased in or
large

None or modest

None.
Modest,
phased in

Modest

Modest or
Phased in
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As the decision matrices show, your
ability to command a rent increase
should not be decided based solely
on market conditions. Each property
operates in a market niche. The condition
of the building, your legal compliance,
and your renter’s economic wherewithal
determine your ability to raise the rent.
If your business and your renter are not
currently prepared for a rent increase,
then you should not raise the rent on that
unit at this time.

TYPES OF RENT INCREASES
Rent increases described in the decision
matrix take one of four sizes: none,
modest, phased in, or large.
A “none” rent increase does not mean
that rents may never be higher for that
unit. But it does mean that until your
unit turns over naturally, it is better
not to change the rent amount. Note
that “none” means “none,” not even
an adjustment for inflation. Although
your costs may be increasing in real
dollar values, your renter may be in an
industry or with a wage structure that
is not keeping pace with inflation. To be
sure, this will become a serious issue
for your renter and for you over time.
But you will have to deal with long-term
sustainability outside of the context of a
rent increase. Do not pick a fight under
“none” conditions.
A “modest” rent increase means
inflation. This could be determined based
on a national metric, like the consumer
price index, or local metrics, like your
insurance and tax increases. “Modest”
rent increases are supposed to be
sustained by matching increases in renter
household income. If your household is
unstable, even a “modest” increase may
be inadvisable.
A “phased in” rent increase is a large
rent increase (faster than inflation) tied
to specific milestones or timelines. For
instance, you might require an additional
1% payment each month to get to a 12%
increase. Or you might sign a two-year
lease where every six months the rent
increases. Phased in increases are recommended rarely. If your housing quality
is low, a phased in increase is possible
only if your premises are obviously below
market and there are no other legal or

stability issues. All phased in increases
require that the household be stable and
economically able to absorb an increase
given enough time. Phased in increases
may require a conversation about what
time frame is reasonable.
A “large” rent increase faster than
inflation with no phase in time is
advisable only in high quality housing
that is obviously below market, where
you run your business like a tight ship,
and where your renters are known to be
stable and able to willingly absorb the
increase. You may have heard of other
owners using large rent increases to
clear out units with undesirable renter
behaviors or lease non-compliance.
Caution: this strategy comes with legal
costs. In a situation where a renter is
failing to honor rental agreement terms,
it is usually because they are not stable
enough to find different housing that
would offer the rental conditions they’re
seeking. They will push back with force.
Be careful with large rent increases.
The best time to increase the rent is
when a unit turns over. Then there are
no current renters to consider. Does this
mean any increase can be justified? No.
Even if repairs or major renovations
are completed during the vacancy, you
must assess your business’ ongoing legal
compliance and the likely stability of
your next renter household. Starting
a new tenancy at an unsustainably
high rent can result in the same kind
of losses you would experience if you
had raised the rent on an existing set
of renters. Operating at top market
requires expertise.

SCENARIOS TO CONSIDER
Assessing how tenants may respond
to a rent increase will help you decide
whether, when and how much to
increase their rent.
Waterlogged Floor
Consider a scenario where the landlord
installs a new bathroom floor to replace
an old one that was spongy from splashed
bath water. The landlord demands a
large one-time rent increase to justify the
expense, which they viewed as deriving
from the renter’s failure to keep the floor
dry. The rent is already at market and the
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renter household is already maxed out
financially. Whether or not they admit to
themselves that they caused the damage,
the renters are now looking at either
relocating or eventually running out of
money. They may decide their best course
of action is to react by giving the landlord
an overblown repair list for the rest of
the unit. Now both sides are in conflict,
possibly with code enforcement, rent
withholding, and more. In this situation,
no rent increase was advisable.
We are not arguing against rent
increases. We are suggesting, however,
that, in many cases, phased in or modest
increases will be seen as more reasonable
and may also incentivize greater tenant
cooperation than a large one time rent
increase -- even after improvements
have been made, and maintenance
and management have been adequate.
Financial losses can result from unwise
rent increases, and our staff have seen it
hundreds of times over the years.
Two more scenarios are
worth considering.
Paperless Business (and
not in a Good Way)
Consider a landlord that takes a
security deposit for an old unit that’s
below market. Although the spirit of
the law is complied with (the deposit is
held properly under a landlord-tenant
account) the landlord doesn’t know they
had to issue a receipt and pay annual
interest. They have never done so. This
is a high legal risk, since the outstanding
violations may call for triple damages on
the amount of the deposit plus attorney’s
fees. Even without knowing they have
failed to comply, such a landlord might
realize they have legal risk somewhere
because they generally don’t do any
paperwork for their business. This
landlord may be at further risk from not
documenting other sensitive situations
such as their effort to secure tenant
permission to access their units. In this
scenarios, it is not advisable to increase
the rent to market at the next renewal.
It can all be clawed back with a dispute
over the security deposit, proper access,
habitability or much more. It will be
critical to pursue no rent increase or only
an inflation-based increase, even though
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the unit is below market. Large rent
raises require full legal compliance.
Are we saying you can knowingly
break the law and get away with modest
rent increases? No, of course not. But
there are many traps for the unwary in
Massachusetts, and a rent increase above
a certain size could be the trigger that
springs the trap. We have seen it more
times than we can count. Large rent
increases are for experts only. If you want
to climb to top-market rents in leaps and
bounds, you need to have full compliance and know it.
Housing Provider and Protector
Finally, consider a single elderly renter
that has lived in the premises for over
20 years. The rent is far below market,
the premises are still to code but badly
dated, and the renter is stable at that low
price point. A phased in rent increase
to get back to market while making
upgrades might be justified in our
model. Or consider going off-model and
moderating your rent increase. Many of
our members with established businesses
take pride in going above and beyond the
landlord stereotype, making the world
a better place, and helping someone get
by just because.
We’re not suggesting you be a pushover,
and there are risks associated with
keeping rents too low, but many landlords
do report feeling joy and satisfaction
when they can provide quality, affordable
housing to those who genuinely need it,
appreciate it, and are stable long-term.
No one can tell you which renter to give
charity to, but one day you may decide to
go out of your way for someone. When
it happens, you will be in good company
and doing right by yourself.
A note on discrimination: we are not
aware of any case against any landlord
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who went out of their way to help a
member of a protected class. You do
not need to raise the rent on all elderly
renters just because you worry you would
be perceived as discriminating against
other renters. Apart from the age issue,
you also have wide leeway to make
exceptions for long-term residents.
Learning which type of rent increase is
best for which situation, if any, can help
you get the rent increase you deserve
while strengthening tenant relationships
as well. Landlording will be more
profitable, more satisfying, and easier to
handle as a result.

LEGALLY HOW TO RAISE THE RENT
IN MASSACHUSETTS
If after reading all that, you are sure your
business can sustain a rent increase for
a given unit, then you need to follow a
Massachusetts compliant process.
If a tenancy is stable, you can sign
a rental agreement modification (one
page) to mutually agree to modify the
rent amount. Although commonly done,
this is not legally watertight. You cannot
in general get someone to concede
something (like a higher price) when they
are already contractually entitled to a
better situation (e.g., lower price) unless
you offer consideration (e.g., money,
improvements, etc). This “modification”
approach relies on a mutual understanding that the rent increase will not need to
be enforced by a court.
If a tenancy is unstable, or for complete
watertightness, you must use the “no
more Mr. Nice Guy” approach and issue
a termination notice in accordance with
your rights under the existing rental
agreement (although it helps to include a
letter inviting tenants to talk first before
any fight breaks out). Then you can
offer to create a new tenancy at new

terms, including higher rent. Termination
notices are legal documents and may
have legal repercussions. This is why rent
raises in Massachusetts require you to
first evaluate your legal risk.
Read more on the page about our Rent
Raise Form.

HOW TO RAISE THE
RENT CONCLUSION
It is critical to look at not just the market,
but also at your business, your building,
and your renters before deciding whether,
how much, and when to raise the rent.
Careful decision making will help your
business succeed year after year with
minimal losses. Don’t be a pushover, don’t
take society’s burden onto your shoulders,
but do decide carefully and proceed
judiciously. Your business and all of ours
may depend on it.
As part of our certification work,
MassLandlords is developing these
best practices for addressing how
to deal with raising the rent. All
MassLandlords members have valuable
experiences and insights to share. We
will update this article based on member
feedback. Thoughts? Let us know at
hello@masslandlords.net. ML

LINKS
How high a rent increase:
https://masslandlords.net/laws/
rent-control/
Discrimination: https://masslandlords.net/
laws/discrimination/
Rent Raise Form:
https://masslandlords.net/forms/
rent-raise-form/
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Better Communities

Better Policy

Better Lives

?

@

Schedule Calls With Our
Staff for Business Advice
and Legal Information

For Just

$90/HR

Or add the helpline to your membership for a low annual fee
and rest assured that you will have one-on-one access to our
counselors and attorney referrals for:
Landlord rights and responsibilities
Nonpayment of rent
Contractor disputes
Termination of tenancies and eviction
Rent increases
Angry neighbors
Municipal fines or assessments,
Building disasters
Sleepless nights

Schedule a consult: 774-314-1896 or hello@masslandlords.net
Details and Prepayment:

https://masslandlords.net/membership-confirmation-helpline/

LEGAL STANDING

HOME DEPOT
SAVINGS

VIDEOS, ANALYSIS,
& SPREADSHEETS

HOME BASE

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

YOUR ENVIROMENTAL
PEST AND LAWN
PROFESSIONALS

FORDSHOMETOWN.COM
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BERKSHIRE COUNT Y

Pittsfield: John
Fisher, Author of the
Massachusetts Rental
Owners Property
Management Manual

TUE
09/17

John Fisher is a wealth information and
has worked “both sides of aisle” in terms
of rental subsidies and property management. His book, the Massachusetts
Rental Owners Property Management
Manual is now in its sixth edition and
remains a favorite among experienced
landlords as a reference and update on
new laws and regulations.

PARKING
There is ample free parking
behind the restaurant

the major difference with residential
mortgages, which is ongoing reporting
requirements during the life of the loan.

FOOD
Dinner by Zucchini’s

Unlike with residential mortgages,
where maturity means the loan is
paid off, commercial mortgage
maturity often results in refinancing
and ongoing debt. We’ll talk about this
and about the collections process, in
case you want to buy a commercial
foreclosure. Finally we’ll cover special
cases, including portfolio lending, lines
of credit, and transferring properties into an LLC.

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 1-413-822-8852, call 1-413-822-8852,
or email RHABC99@gmail.com
This event is operated by volunteers.

Pittsfield: No
October Meeting

This presentation will be given by
Michael Travaglini, MassLandlords
member, and George Drugas, both of
Brookline Bank.

Our next event will be held Tuesday,
November 19th from 6:00p to 9:00p at
Zucchini’s Restaurant in Pittsfield.
Bookmark your calendar for this real
estate networking event in Central
Berkshire County. Check back later for
speakers and topics.
BOSTON, CAMBRIDGE, SOMERVILLE
John Fisher, author, subsidy administrator, landlord

TUESDAY, SEPTEMBER 17

TH

BERKSHIRE COUNTY MEETING
AGENDA
6:00pm Networking
Networking draws from
Great Barrington, Lee, Lenox,
Stockbridge, Pittsfield,
Lanesborough, Cheshire, New
Ashford, Adams, North Adams,
Clarksburg, Williamstown,
Florida, Savoy, Hancock,
Dalton, Windsor, Hinsdale, Peru,
Richmond, Washington, West
Stockbridge, Becket, Tyringham,
Alford, Otis, Monterey,
Sandisfield, New Marlborough,
Sheffield, Egremont, and
Mount Washington.
6:30pm Dinner, reservation required
7:00pm Speaker
LOCATION
Zucchini’s Restaurant (lower level)
1331 North Street
Pittsfield, MA 01201
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Cambridge:
Commercial
Lending 101

TUE
09/17

Whether you’re coming from the point
of view of individual landlording, or if
you’re an experienced corporate
landlord looking to get the latest
industry update, this presentation on
commercial lending will give you the
perspective you need to grow your
income property business.
We’ll start by covering the different
expectations in the commercial
world vs residential mortgages.
Maturity date, rate, and down payment
are just the beginning. We’ll also
cover minimum loan amounts, and
prepayment penalties. Next we’ll cover
properties where commercial lending
does not apply, and talk about how even
owner-occupied properties might need
or benefit from a commercial loan.
We’ll cover the application process. We’ll
show you what lenders look for and what
kinds of projects may not be lendable
(including some renovation work or
empty buildings). We’ll also cover

Commercial Lending 101, taught by Brookline Bank.
Image Google street view.

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, SEPTEMBER 17TH
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.)

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.
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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 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.
Want to speak at a MassLandlords
meeting? Submit a speaker request.

7:00pm Commercial Lending 101
8:30pm Networking
9:00pm Doors close

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

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

Cambridge:
Networking and
Training Event

Please note: CIC has several buildings
in Kendall Square, two of them being
adjacent to each other. The correct
location for this event is the building
with light colored concrete, vertical
windows and a Dunkin Donuts on the
ground level. You will NOT see a CIC
sign. Refer to the image below.

Our October meeting will be held
Tuesday, October 15th, 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.

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.
Leftover food is donated to members
and/or homeless shelters.
PRICING
Open to the public. Membership
is not required!
Door:

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

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.

TUE
10/15

CENTRAL WORCESTER COUNT Y

Don’t List Worcester
Studios or One
Bedrooms Before
Contacting
MassLandlords
The City of Worcester has signed an
agreement to pilot a landlord-tenant
guarantee fund, under which you may
be eligible to receive $10,000 of coverage
for unpaid rent, property damage, and
attorney’s fees if you rent to one of our
renters instead of a market renter.
The guarantees are being issued to
Worcester landlords who choose to
rent to residents currently experiencing
homeless in the city. All of our residents
have been awarded permanent subsidies
(MRVP, VASH, or Section 8) so they
can pay the rent. All of our residents
also receive supportive services, so they
get help with whatever caused them
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to experience homelessness in the first
place. These residents are all individuals,
so we are looking for studios or one-bedrooms near bus routes.
You will still be able to screen your
renter as normal. You will have to waive
screening criteria that would adversely
affect an applicant with non-violent
criminal history, bad credit, and/or an
eviction record. All other screens can be
conducted as normal (ability to pay rent,
move-in monies, smoking, pets, etc.).
You will get unlimited helpline access
if you participate. We can issue these
guarantees because we know in over
80% of cases, you won’t lose a dime, and
we won’t have to pay the guarantee.
For next steps, call the helpline
at 774-314-1896 or email
hello@masslandlords.net.

Worcester: Are
Security Deposits
History, Use Tech to
Be a Long-Distance
DIY Landlord

WED
09/11

Part I: Councilor Morris Bergman,
City of Worcester Resolution
Against Rent Control?
City Councilor Morris “Moe” Bergman
will be asking for owner support for
a City Council resolution against rent
control, or other housing partisanship.
Yes, housing is expensive everywhere,
but rent control has been proven not
to work. And the City of Worcester
has demonstrated time and again
that engaging with owners produces
better results.
Part II: Are Security Deposits History?
We’ll review how to take a security
deposit, what happens if you mess up
the paperwork, and how you may want
to raise the rent instead of taking
on the legal exposure of a deposit.
We’ll be looking at the question of
whether security deposits are now
so tightly regulated, with such legal
exposure for noncompliance, that
average landlords might no longer
take a deposit.
Part III: Smart Home Tech for
Rental Properties
Technology can save time, reduce risk,
and earn more rent by detecting leaks,

30

giving renters keyless entry, deterring
vandals and more. Why would you ever
attempt to manage a property without
a little remote assistance? Come see
what easy and affordable steps you can
take to modernize your units, eliminate
travel time, and get a higher return on
your investment.
Use-cases we will be considering:
• Internet connectivity options for rental
property using cellular or Wi-Fi
• Remotely rekeying locks
and controlling tenant and
contractor access
• Controlling temperature range and
reducing utility expense
• Water leak detection + valve shutoff
• Freeze protection
• Security cameras and
break-in deterrence
We will be going over smart thermostats,
water leak detection and shutoff, smart
locks, door and window sensors, video
monitoring, and more.
This part of the presentation will be
given by Charles Hadsell, MassLandlords
member, CEO at ePropertyCare, and
experienced MassLandlords presenter.

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, SEPTEMBER 11TH
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.
6:15pm B
 uffet Dinner by
The Vintage Grille
6:40pm M
 assLandlords Business Update
and Member Minutes

Are Security Deposits History?

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
Brief moment of silence for
the victims of the attacks of
September 11, 2001, particularly
the 79 Massachusetts residents

ePropertyCare, Charles Hadsell presenting

Have you seen our Leave Stuff,
Take Stuff Table?
Market your business, pick up
handouts, give away an old doorknob.

7:05pm S
 ecurity Deposits
7:30pm H
 ome Tech
9:00pm D
 oors close
LOCATION
Worcester Technical High School
1 Skyline Dr
Worcester, MA 01603
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PARKING
There is ample free parking in the first
lot you see, in the covered garage to
your left, on top of the garage (entrance
further down road), and around the
back of the school
FOOD
Cheese and crackers, sodas,
water, coffee, decaf
Hot buffet dinner, incl. salad, rolls
Cookies, brownies, and/or blondies
*Dietary restrictions: purchase
an early-bird ticket and email
hello@masslandlords.net, we will
accommodate you.
PRICING
Open to the public. Membership
is not required!
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
•F
 irst time attendees: Join as a
member before leaving the event,
your public ticket will be credited
toward membership.
•M
 embers: 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.

Worcester: Repair
and Renovation Laws
and Regulations,
How to Vet and
Manage Contractors

WED
10/09

Part I: Repair and Renovation Laws
and Regulations
We’ll be reviewing Massachusetts laws
on residential repair and construction. We’ll cover which trades require
being licensed, which kinds of contractors must be registered, and we’ll cover
permits and inspections. The goal is to
give owners and managers knowledge to
identify contractors who operate by the
book, or a roadmap to become licensed
in your own right. As landlords we must
remain compliant at all times with
the sanitary code and Chapter 93A the
consumer protection statute. Improperly
done work will land us in hot water
with our renters.
Part II: How to Vet and
Manage Contractors
In this part of the meeting we’ll be
talking about best practices for jobs big
and small. Can you screen a contractor
like you can a renter, knowing that
the person you do business with is not
going to take your money and run?
How can you get a contractor to show
up each day? What do you need to do
to protect yourself against delays, cost
overruns, or bad decisions? How do
you manage access to the premises,
surprises, bidding, and subs? This will be
a moderated discussion.
These presentations and discussions
will be given by MassLandlords volunteers and staff.
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Have you seen our Leave Stuff,
Take Stuff Table?
Market your business, pick up
handouts, give away an old doorknob.
Everything goes on our first-come,
first-served display table at all our
events. Please bring business cards,
brochures, coupons. And feel free to
pick up your own uncollected marketing
materials at the end. Everything not
claimed end-of-event may be chucked.
“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, OCTOBER 9TH
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.
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.)

Want to speak at a MassLandlords
meeting? Submit a speaker request.
This is part of the Worcester rental real
estate networking and training series.

7:00pm R
 ich Merlino
Meeting Introduction
7:05pm R
 epair and Renovation Laws
and Regulations
7:45pm H
 ow to Vet and
Manage Contractors
9:00pm D
 oors close
How to Vet and Manage Contractors

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

31

REGIONAL

September 2019

MASSLANDLORDS NEWSLETTER

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
•F
 irst time attendees: Join as a
member before leaving the event,
your public ticket will be credited
toward membership.
•M
 embers: 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.
Want to speak at a MassLandlords
meeting? Submit a speaker request.
This is part of the Worcester rental real
estate networking and training series.

CHARLES RIVER (GREATER WALTHAM)

City TBD: The BBB
for Landlords,
Emotional Support
Animals

WED
09/04

Part I: The BBB for Landlords
We’re all familiar with the idea of the
“Better Business Bureau,” but have you
thought about how the BBB can help
you in your business?
In this presentation we’ll start with BBB
101. Then we’ll dive into how landlords
can identify themselves and their
detailed rental applications as legitimate,
and why a renter can trust us to keep
their data safe.
We’ll also share a contractor dispute
horror story, and end with how the
BBB’s free services can be a preventative step before legal action becomes
necessary, especially with contractors or
other service provider disputes.
This part of the presentation will be
given by Amy Schram, Manager of
Community Relations, BBB. The Better
Business Bureau is a nonprofit public
service organization with a mission to
be a leader in advancing marketplace
trust. The BBB encourages and supports
best practices by engaging with, and
educating, consumers and businesses.
For over 100 years BBB has helped
people make smarter decisions and is
evolving to meet fast changing marketplace needs. The BBB101 program
will be a discussion on Better Business
Bureaus mission, and how to best utilize
all of BBB’s free services to help make
educated and informed decisions.
Part II: Emotional Support Animals
and Discrimination
We’ve seen it: renters apply for “no
pets” apartments and describe their
animals as “assistance” or “support”
or “medical.” What’s the correct terminology? How are landlords to seaprate
the cons from the legitimate needs? And
what would land us in hot water for
discrimination if we’re not careful? We’ll
be covering this and more.
This part of the presentation will be
given by Alison Caton, trainer at the
Massachusetts Commission Against
Discrimination.
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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.
TENTATIVELY WEDNESDAY,
SEPTEMBER 4TH
CHARLES RIVER MEETING
AGENDA
6:00pm S
 ign-in/Networking
Networking draws from
Waltham, Newton, Weston,
Watertown, Wellesley, Wellesley
Hills, Lincoln, Dover, Arlington,
Belmont, and the western ends
of Cambridge and Boston.
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6:10pm Pizza and sodas provided
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 Asset Protection 101
7:40pm Estate Planning and Inheritance
9:00pm Doors Close
LOCATION
Our previous meeting space has been
destroyed by water damage. We are
looking for a new location in Waltham,
Newton, or nearby. Suggestions welcome!
Charles River Properties
382 Watertown St.
Newton, MA 02458
FOOD
Pizza? Will depend on the location
Soda, Water
Please feel free to bring a dinner that
meets your dietary goals/restrictions
PRICING TO BE SET AFTER
LOCATION
Open to the public. Membership is
not required! This location credit card
and check only.
Click here to purchase tickets for
this event
This event is operated by staff and
volunteers together.
Want to speak at a MassLandlords
meeting? Submit a speaker request.
This is part of the Greater Waltham
rental real estate networking and
training series.

Charles River: Real
Estate Networking
and Training

WED
10/02

Our monthly event will be held
Wednesday, October 2nd. Although the
topic and venue 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 venue location,
speakers and topics.

GREATER SPRINGFIELD

Holyoke: Tornado
Preparedness,
Decreasing Slip and
Fall Lawsuits, Free
and Discounted
Energy Upgrades

THU
09/12

Our 2019-2020 Greater Springfield
season opens with a special presentation
on extreme weather preparedness and
insurance costs, and a second topic TBD.
Part I: Tornado Preparedness,
Decreasing Slips and Falls
Personal injury lawsuits can strike like
a bolt out of the blue, but there are
simple things every landlord can do
to minimize your risk. Do you know
what you’ll say or do when someone
slips? What if someone’s car is destroyed
by hail, and they sue you as the
landlord? What if someone is struck
by lightning sitting at your picnic table
or by your pool? In addition to the
Storm Ready Certification: Supporter
Designation, which is free, there are
cases you need to know about and
easy steps to take.
This part of the presentation will be
given by Dr. Alicia Wasula, CCM,
President of Shade Tree Meteorology
and 2019 Chair of the American
Meteorological Society Board of
Certified Consulting Meteorologists.
Dr. Wasula is smart, down to earth,
and experienced at helping landlords
large and small ensure they are
prepared for hazardous weather. Dr.
Wasula’s goal is to minimize the risk
of litigation due to an injury occurring
on your property.
Part II: Free and Discounted
Energy Upgrades
Eversource will be joining us to
discuss the Mass Save No Cost and
Discounted Energy Saving upgrades
available for market rate and income
eligible rental buildings. Find out
how you can reduce your operating
costs, increase your property value and
retain tenants by replacing inefficient
lighting and HVAC systems. Measures
offered include lighting retrofits for
common area, exterior and apartments,
occupancy sensors, insulation and
air sealing, programmable and wifi
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thermostats, heating system replacements, variable frequency drives,
Energy Star certified appliance replacements such as refrigerators, freezers,
window air conditioners, dehumidifiers,
in unit washer replacements, windows*,
high efficiency heating and cooling
equipment and controls, air source heat
pumps and water saving measures.
If you own or manage a building(s)
with 5 or more attached units and 50%
of the tenants are income qualified, all
measures are provided at NO COST.
(Two to four family buildings are
served by a similar program at NO
COST also). If you have market rate
rental buildings, generous incentives
and rebates are available for energy
efficiency upgrades with preferential
loan terms. Condominium and co-ops
are also served.
The Mass Save programs serve
customers of Eversource Electric
and Gas, National Grid Electric and
Gas; Columbia Gas of Massachusetts,
Berkshire Gas Company, Unitil, Liberty
Utilities, Light Compact and Blackstone
Gas Company. (Properties located in
municipal electric and gas territories
should contact their providers about
their specific program offerings.)
Deborah Sas (Eversource) and James
Collins (ABCD) will present the
Income Eligible Multifamily Program
and Margaret Kelly (Eversource) will
present the Multifamily Market Rate
Program offerings.
*Window replacement opportunities are
considered on a case by case basis in the
Income Eligible Multifamily Program.

Experienced meteorologists are invaluable when
weather-related litigation arises
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THURSDAY, SEPTEMBER 12TH
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.

Single pane windows can now be replaced as part
of our energy efficiency programs. Here Terry Doll
and Lindsay Dereadt demonstrate measuring for
a replacement window (Image courtesy Sheppard
Air Force Base).

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.

6:00pm Buffet dinner
6:40pm State-wide Business Update
and Member Minutes
7:00pm Local Updates
7:05pm Legal Update
7:10pm Tornado Preparedness,
Decreasing Slips and Falls
7:50pm Free and
Discounted Energy Updates
8:30pm Networking
9:00pm Doors Close
LOCATION
Delaney House
3 Country Club Rd
Holyoke, MA 01040

*Dietary restrictions: purchase an
early-bird ticket and update the goals/
restrictions field in your profile, 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
•F
 irst time attendees: Join as a
member before leaving the event,
your public ticket will be credited
toward membership.
•M
 embers: 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

FOOD
Hot buffet dinner, incl. salad and rolls
Cash bar
Hot Coffee & Tea
Dessert

This event is operated by
MassLandlords staff. Check in with your
MassLandlords ID card.
Want to speak at a MassLandlords
meeting? Submit a speaker request.
This is part of the Springfield rental real
estate networking and training series.

HEALTHY HOMES
FOR BETTER LIVING!
• Indoor Air Quality
• Lead Paint Inspections
• Mold Testing & Analysis
• Serving all of MA & NH
1 Arcadia St.
Dorchester, MA 02122

Phone: 617-288-8870
Fax:
617-282-7783

Inspections@asapenvironmental.com

www.asapenvironmental.com

Call Toll Free: 800-349-7779
Osterville
Brockton
Rockland
Worcester
Lawrence
508-428-1669 508-580-4800 781-982-8700 508-755-7320 978-686-0003
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Quality Property Management
Services
51 UNION STREET, SUITE 104, WORCESTER MA 01608
PHONE: 508-459-6957
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Springfield: The
MassLandlords
Crash Course in
Landlording

10:15am – A
 pplications and screening
oC
 riminal, credit, eviction
oD
 iscrimination
(legal highlight)
oT
 enant Screening Workshop

SAT
09/21

11:10am – R
 ental Forms
oL
 ease vs Tenancy at Will
o i CORI
oE
 viction notices

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

Instructor Douglas Quattrochi

Featured Testimonial

This fast-paced course is strictly
limited to 16 participants to allow for
detailed discussion and Q&A. Course
tuition includes:
• Small group session with the Executive
Director, a trained presenter and experienced landlord, and the attorney.
• A comprehensive agenda, see below.
• Your choice of two books:
oE
 very Landlord’s Tax
Deduction Guide by NOLO,
oT
 he Good
Landlord by Peter Shapiro,
oG
 etting to Yes by
Roger Fisher, and/or
oT
 he Housing Manual by
H. John Fisher.
• A bound summary of all
material presented.
• Breakfast pastries, coffee, tea.
• Lunch sandwiches, sodas, chips,
cookies; all dietary requirements
satisfied, please notify us when you
purchase a ticket.
• A MassLandlords ballpoint pen.
• A coupon for 10% off any
MassLandlords annual membership.
• A MassLandlords certificate of
completion and permission to use
“MassLandlords Crash Course
graduate” on your marketing material.
Click here to purchase tickets for
this event
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“I simply wanted to
reach out and
express just how
happy I am to have
attended the landlording crash course.
The presentation and
delivery of the information was flawless
and I certainly have walked away with a
greater understanding of the intricacies
that govern being an above average
landlord/manager.” – Michael Murray
SATURDAY, SEPTEMBER 21ST, 2019
AGENDA
8:30am – Introduction of MassLandlords
and course participants
8:50am – Rental markets
oU
 rban, suburban, rural
oL
 uxury, college,
professional, working, subsidized, rooming houses
9:05am – Property selection
oL
 ead paint (Legal highlight)
oU
 tilities
oB
 ones vs surfaces
oA
 menities
oR
 epairs and renovations
oD
 urable vs beautiful
oW
 hat if I’m stuck
with what I’ve got?
9:20am – Sales and marketing 101 for
rental property managers
oM
 arketing rentals
oS
 ales process
oS
 taying organized
oB
 randing a small business
oG
 etting more or fewer calls
oT
 ips and tricks
10:05am – Break

11:35am – L
 egal Matters start
oL
 ate fees
oS
 ecurity deposits
oE
 viction process
oM
 ove-and-store
oW
 ater and electrical submetering
oH
 ousing Court
vs District Court
oW
 arranty of habitability
o I nspections
oS
 ubsidies
oR
 ent control
12:00pm – B
 reak and Lunch,
with free form Q&A
12:30pm – L
 egal Matters finish
1:10pm – M
 aintenance,
hiring, and operations
oK
 eeping the rent
roll and expenses
oF
 iling taxes
oT
 o manage or not to mange
oT
 enants as customers
oN
 otifying tenants
oE
 xtermination
oM
 onitoring contractors
oL
 ease violations and
conflict resolution
oR
 ecord keeping
1:50pm – O
 verview of books and
resources for further education
1:55pm – R
 eview of unanswered questions
2:05pm – E
 nd
LOCATION
Realtor Association of Pioneer Valley
221 Industry Ave
Springfield, MA 01104
FOOD
Breakfast:
Fresh bagels, large muffins,
cinnamon rolls, coffee cake
slices and scones with cream
cheese, butter, and jam
Fresh fruit platter
Assorted fruit juices and coffee
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Lunch:
Assorted gourmet sandwiches
Garden salad
Fruit salad
Assorted pastries
Soda, juice, water

Judge Kane will be accompanied by
Clerk Magistrate Doherty, whom we
welcomed earlier this year. The Clerk
Magistrate will answer any remaining or
additional questions from last time.

*Please email hello@masslandlords.net
if you have any dietary restrictions and
need a special meal.
PRICING
Online:
Non-members: $205
Members: $195 (log in before
you register or you will see the
non-member price)
Online registration required. All
ticket sales final.

Purchase your ticket in just a few clicks!

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

Longmeadow:
Associate Justice
Jonathan Kane

Judge Kane will be joining us from the Western
Division of the Housing Court

THU
10/10

Judge Kane and Clerk Magistrate
Michael Doherty
Associate Justice Jonathan Kane was
sworn in to the Western Division Housing
Court on August 9, 2019. We will give
a warm welcome to Judge Kane, learn
about his approach to landlord-tenant
law, and share our perspectives on how
the court can continue to serve all the
residents of our Commonwealth, especially in the west.

“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.
THURSDAY, OCTOBER 10TH
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 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 A
 ssociate Justice Jonathan
Kane, Clerk Magistrate
Michael Doherty
8:30pm N
 etworking
9:00pm D
 oors Close
LOCATION
Twin Hills Country Club
700 Wolf Swamp Rd
Longmeadow, MA 01106
FOOD
Hot buffet dinner, incl. salad and rolls
Cash bar
Hot Coffee & Tea
Dessert
*Dietary restrictions: purchase an
early-bird ticket and update the goals/
restrictions field in your profile, we will
accommodate you.
PRICING
Open to the public. Membership
is not required!
Door:
Public: $40
Members: $35

RUACH MANAGEMENT CO. LLC

PROPERTY MANAGEMENT & RENTALS
Ph :
Fax :
W:
E:
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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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Early bird, reserve seven
days prior by 12pm:
Public: $38
Members: $30

LAWRENCE, METROWEST

Nametags are printed for all early-bird
tickets and premium members.
Extra Credit
•F
 irst time attendees: Join as a
member before leaving the event,
your public ticket will be credited
toward membership.
•M
 embers: 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.
Want to speak at a MassLandlords
meeting? Submit a speaker request.
This is part of the Springfield rental real
estate networking and training series.

Marlborough:
Landlord-Tenant
Attorney Mark Burrell

TUE
09/10

Come learn about landlord-tenant law by
example. Accomplished story-teller
Attorney Mark Burrell will entertain and
educate as he shares deep experience in
landlord-tenant law.
Attorney Burrell is well versed in
evictions, landlord-tenant disputes,
navigating housing court, and finding
creative solutions. He will leave plenty of
time for questions.
TUESDAY, SEPTEMBER 10TH
METROWEST PROPERTY OWNERS
ASSOCIATION MEETING AGENDA
6:30pm Registration, socializing and dinner
7:00pm MassLandlords Business Update
7:15pm Program starts

September 2019

LOCATION
Marlborough Fish and Game
1 Muddy Ln
Marlborough, MA 01752
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
• M
 assLandlords.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.

SPEAK AT ONE
OF OUR EVENTS
Your platform
Well run
Better Communities

Better Policy

Better Lives

Good publicity
Give back
Well attended
Free food

log onto https://masslandlords.net/events/speak
& Fill out Form to Submit a Speaker Request
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Marlborough: Rental
Form Clauses,
Cameras/Smart
Security

After Early bird or at the door:
•P
 ublic and Members other
than NWCLA: $20
•M
 assLandlords.net/NWCLA
members: pay annual
dues, then free

TUE
10/08

We’ll be having a member – and staffbased panel discussion on rental form
clauses and smart security.

This event is operated by volunteers.
Our Events are Held at Monty Tech

TUESDAY, OCTOBER 8TH
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
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

THURSDAY, SEPTEMBER 12TH
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

This event is operated by volunteers.

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.

NORTH SHORE,
NORTHERN WORCESTER COUNT Y

FOOD
Dinner by Happy Jack’s Cantina Grille
from N. Main St. in Leominster.

Fitchburg Thu 9/12:
Meet With Local
Representatives

PRICING
Membership not required!
Open to the public.

Click here to purchase tickets for
this event

THU
09/12

Don’t like the laws? Come and join us to
find out what you can do to make a
difference and help change legislation.
Several representatives from various city
and state positions will be speaking and
answering questions.

38

Early-bird ends seven
days prior @ 12pm:

Fitchburg:
Networking and
Topic TBD

THU
10/10

Our October event will be held Thursday,
October 10th, 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:
Networking and
Topic TBD

MON
09/09

Due to Labor Day, our monthly event
will be held on Monday, September 9th,
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.

Southbridge:
Networking and
Topic TBD

MON
10/07

Our monthly event will be held Monday,
October 7th, 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.

•P
 ublic and Members other
than NWCLA: $15
•M
 assLandlords.net/NWCLA
members: pay annual
dues, then free
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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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