October 2019

SHOULD NATURAL
GAS BE BANNED in
New Construction?
Zoning Part One:
RACIST ORIGINS,
RACIST IMPACT

Rare Win for Landlords:
SJC RULING IN DAVIS V
COMERFORD CONFIRMS
LEGALITY OF RENT
ESCROW ORDERS

Contents
3
4

LETTER FROM THE
EXECUTIVE DIRECTOR

4

Rare Win for Landlords:

SJC RULING IN DAVIS V
COMERFORD CONFIRMS
LEGALITY OF RENT
ESCROW ORDERS

9
12

Zoning Part One: RACIST

19
21

Annual Elections 2019:

ORIGINS, RACIST IMPACT
SHOULD NATURAL GAS
BE BANNED in New

Construction?

NOMINATIONS OPEN

9

12

REGIONAL

19

2

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

October 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
IN THE LETTER FOR OCTOBER 2019 WE CONSIDER
THE IMPLICATIONS OF LOW MUNICIPAL ELECTION
TURNOUT, THE RELEASE OF OUR EARLY
WARNING SYSTEM, AND POLICY SUCCESSES
AND CHALLENGES.
September was busy. I can offer a public service announcement about municipal elections, updates on certification, and
several political updates.
First, by way of public announcement, municipal elections are coming up in
November, and we have so far seen historically low participation. Boston had
less than 12% turnout for the city council primary. Worcester less than 9%.
Springfield less than 8%.
These are disastrous numbers for the health of our democracy, especially when you
realize that a candidate or an incumbent can squeak through a 10% turnout election
and then enact policy with a simple majority. In essence, our cities will decide the
future of rent control, property taxes, Airbnb bans, and many other issues on the basis
of just 5% of the population. Mark your calendar for Tuesday November 5 or whatever
date your municipality has set, educate yourself, and vote.
Speaking of policy, our Early Warning System is now open to members.
Visit MassLandlords.net/ews to subscribe to local public notices and state
bills being changed.
A key enabler of our policy work going forward will be our certification. Under
the Certified Massachusetts Landlord™ program, we will start recognizing owners
who pledge to follow a set of best practices, pass a test of basic knowledge, and earn
continuing education credit. The Level One functionality is now working internally. It
will be released in October on schedule.
This work dovetails with the revenue stream from Property Rights Supporters, who
have funded an impressive set of results in September:
First, as described at length in this edition, our amicus brief was on the winning side
in the recent Supreme Judicial Court case of Davis v Comerford. For the first time since
the rent withholding statute was passed, landlords requesting rent escrow cannot be
summarily denied.
Second, we have launched our fundraiser against eviction sealing. A recent court
case lost by the Boston Globe (Globe v Chief Justice) shows that the free press and a
free society are under attack even in Massachusetts, even by our own liberal court. It
is of vital public importance that court records remain visible to the public. Otherwise
the public cannot be assured of justice.
Third and finally, we have filed testimony on the proposed changes to the state
sanitary code. The code is being rewritten, and since 2017 we have provided feedback
in an effective and constructive way.
For all of these reasons, tell someone you know about MassLandlords. We are on
to great things.
Sincerely,
Douglas Quattrochi
Executive Director
MassLandlords, Inc.
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Rare Win for Landlords: SJC RULING
IN DAVIS V COMERFORD CONFIRMS
LEGALITY OF RENT ESCROW ORDERS
By Peter Vickery, Legislative Affairs Counsel

Davis v Comerford establishes that judges do have
the power to order rent be
set aside in escrow, and
prescribes the methods
judges must use when
deciding rent escrow.
A recent decision of the Supreme
Judicial Court (SJC) helps fix a problem
that MassLandlords has been working
on for a long time. The name of the
case is Davis v. Comerford. You can
read the decision online, as well as the
MassLandlords amicus brief (docket
number SJC12712). We filed an amicus
brief because the issue before the court

4

was of vital importance to our members,
namely rent escrow.

RENT WITHHOLDING
If tenants claim that the conditions
in their unit fall below sanitary-code
standards, they can withhold some or
all of the rent. If the landlord takes the
renters to court for nonpayment, the
conditions of the apartment will be a
defense to eviction. This is a needed and
just protection against slumlords.
As MassLandlords members know,
conditions issues are commonly raised in
all evictions, even where conditions are
not the root cause of nonpayment. And
even if the issue is legitimately conditions,
summary process (eviction) cases can take

months, during which time the unpaid
rent continues to mount. Renters may
feel compelled to spend the rent money
on other items in the meantime. The law
does not require tenants to set the money
aside. Judges will hear the evidence
at trial, however long it takes to make
repairs, and decide a fair split at the end.
For instance, the tenants may have
been justified in withholding some rent
(say 25%), and they now owe the landlord
the balance (the remaining 75%). All too
often the money is simply not there.
To forestall this situation, some
landlords file motions for use and
occupancy that ask the judge to order
the tenants to set the rent money in an
escrow account.
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FORDSHOMETOWN.COM
MOTIONS FOR USE AND
OCCUPANCY PAYMENTS
In their motions for use and occupancy
payments, landlords point to the statute
that gives the judge authority to issue
such orders, General Laws chapter 239,
section 8A.
In Davis v. Comerford, the SJC referred
to this law as “less than a model of clarity.”
As a result of the confusing language in
the statute, although some Housing Court
judges do issue use-and-occupancy orders,
others do not. Of those who do, many use
the stringent three-part test that courts use
when considering motions for preliminary
injunctions, which the SJC announced in
Packaging Industries Grp., Inc. v. Cheney,
380 Mass. 609 (1980).
Under that test, landlords have to show
that without the court order they will suffer
“irreparable harm,” a term that usually
means harm that money cannot fix. But
where the harm is something that money
can fix, it is usually not “irreparable.”
There is a narrow exception: If
landlords are able to prove that the
ongoing lack of rent in this particular

case will put them out of business, they
might prevail. But few landlords are able
to meet that threshold. After all, when the
rent-withholding tenants pose an existential threat to the business, landlords
tend to make the economically rational
decision to do a cash-for-keys deal, paying
off the tenants so as to regain possession.

LEGISLATIVE DEAD ENDS
For decades, MassLandlords and other
advocates have been filing bills in the
Massachusetts Legislature that would
require tenants to set aside the withheld
money by depositing it in an escrow
account. These rent-escrow bills have never
even made it out of committee, let alone
been put to a vote on the floor of the House
or Senate. For an account of the efforts,
check out the Massachusetts Real Estate
Blog article by Attorney Richard Vetstein.
At committee hearings, the tenants’
advocates usually say that rent escrow is
both (1) unfair to tenants, ad (2) already
available. As articles in previous editions
of this newsletter have explained, the
tenants’ advocates such as the Harvard

Legal Aid Bureau and Massachusetts
Law Reform Institute are well funded,
well organized, and well received in
the Legislature. Their proposals gain
traction early.
In contrast, our bills are, in State House
parlance, DOA (dead on arrival). Members
who came along to the hearings at the
Joint Committee on Housing earlier this
year can attest to the lack of warmth with
which landlords’ statements are received
vis-à-vis those from tenants’ groups.
Then, in March 2019, the Supreme
Judicial Court (SJC) invited amicus
briefs in Davis v. Comerford. The question
was the validity of orders for use and
occupancy payments, i.e. rent escrow.
It was hardly a shock that the Harvard
Legal Aid Bureau would file an amicus
brief. What did come as a surprise was
the organization’s moderated tone with
respect to the renter’s attorney. While the
renter’s attorney was arguing that all rent
escrow orders were unlawful, Harvard
Legal Aid Bureau wrote that a judge’s
authority to order use and occupancy is
lawful beyond doubt. Why?
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The Harvard Legal Aid Bureau writers
stipulated that the three-part test was
the standard that judges should apply in
deciding whether to grant a landlord’s
motion, an impossible bar in most
scenarios. The effect was the same as a ban,
but the moderated position may have been
necessary to maintain credible opposition
to our mandatory rent escrow bill currently
before the legislature. If they argued all rent
escrow motions were unlawful, and if the
court agreed, the need for our bill would
become pressing and obvious.
The brief I wrote for MassLandlords
argued against the three-part test. We
wrote that if the SJC opted for the irreparable-harm test, then it should create a
rebuttable presumption that loss of rent
automatically jeopardizes a landlord’s
business and, therefore, constitutes
irreparable harm.
The decision in Davis v. Comerford did
not establish a rebuttable presumption of
irreparable harm. Instead, it announced
something better.

NOT THE PACKING
INDUSTRIES V. CHENEY TEST
First, the SJC made absolutely clear that
judges have the statutory and equitable
authority to issue use-and-occupancy
orders requiring tenants to pay withheld
rent into escrow. Although some doubted
this before, this issue is now beyond
doubt in Massachusetts.
Second, the court went even further:
“We further conclude that, under its
equitable authority, a judge may order
use and occupancy payments into private
escrow accounts, and, in certain limited
circumstances, directly to the landlord.”
Then the SJC provided a non-exhaustive list of factors that judges should

consider in deciding motions for use and
occupancy, including:
• Amount of rent owed;
• Number of months with no payments/
partial payments;
• Landlord’s monthly obligations;
• Whether landlord faces the threat
of foreclosure;
• Tenants’ likelihood of success on the
merits of defenses/counterclaims;
• Whether tenants have been withholding
rent because of conditions, or have
repaired and deducted cost from rent;
• Whether any code violations are de
minimis or substantial;
• Whether tenants are indigent.
But the very first factor that the SJC
announced was this: “[T]ime lost in
regaining [real property] from a party in
illegal possession can represent an irreplaceable loss to the owner.” The presence
of this factor represents a very significant
win for landlords as does its place at the
top of the list.
For the first time since we have been
working on rent escrow, there is finally
a recognition that a property taken out
of service by an unpaying, never-to-pay
renter is an irreplaceable loss of time and
our lives as landlords.

DAVIS V COMERFORD AND THE
FREE RENT TRICK
It is important to say that this decision
does not close the free rent trick loophole,
which remains large in the statute. If
a renter purposefully damages their
apartment, it is still within the authority
of a judge to perpetuate the free rent
trick, wittingly or not, by ordering escrow
of less than full market rent. This reduces
the “free rent trick” to the “reduced rent

coupon.” It is equally wrong and potentially as damaging.
Whether and how judges will in practice
use their discretion to clamp down on the
free rent trick remains to be seen. Suffice
it to say, legislation filed by MassLandlords
would further curtail the free rent trick.
Our bill would also keep the law consistent
with this new court decision, which gives
judges clear guidance on escrow hearings.
This decision does not invalidate the need
for increased legislative clarity.

DAVIS V COMERFORD CONCLUSION
Landlords across Massachusetts now
have a lifeline against protracted nonpayment cases. Davis v Comerford establishes
clearly that rent escrow is lawful, that
judges cannot summarily refuse to issue
rent escrow requests, and that a hearing
on the matter shall take place in the fair
manner outlined.
This amicus brief was made possible by
our Property Rights Supporters. ML

LINKS
Davis v Comerford:
http://clickmetertracking.com/
mass-2019-09-16-davis-comerford
SJC12712: http://clickmetertracking.com/
ma-appellatecourts-sjc12712
Withhold: http://clickmetertracking.com/
mass-rent-withholding
General Laws chapter 239, section 8A:
http://34.gs/ext_mgl_239_8A
Article: http://clickmetertracking.com/
massrealestatelawblog-rent-escrow
Property Rights Supporters:
http://clickmetertracking.com/
property-rights

ARTICLE YOU MAY HAVE MISSED

How to Create Affordable Housing
in Massachusetts
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.” ML
The full article can be found at: MassLandlords.net/blog
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Zoning Part One:
RACIST ORIGINS, RACIST IMPACT
By Peter Vickery, Esq., Legislative Affairs Counsel

Since it was first invented,
zoning has been a tool to
bar people of color from
white neighborhoods. In this
first-of-a-series article on
zoning, we evaluate why this
framework needs to go.
INTRODUCTION
Members of MassLandlords know that
municipalities control the distribution
and scale of housing by way of zoning.
This article is the first of a series that
we hope will provide readers with both
zoning’s historical context and an up-todate overview of the ways it affects the
rental-property business.

THE GREEN BOOK
In 2018 the American Film Institute
recognized as one of the year’s top-10
movies The Green Book, starring
Mahershala Ali and Viggo Mortensen.
The movie’s title refers to the guide that
steered African Americans away from
certain establishments and neighborhoods
and toward non-discriminatory ones.
The first edition of the guide came
out in the era of overt segregation and
“sundown towns,” which required
non-whites to leave before sundown, as
described in the book Sundown Towns: A
Hidden Dimension of American Racism
by James W. Loewen.
The last edition of the “Green Book” was
published in the 1960s. But the phenomenon that made the guide necessary, i.e. racebased housing patterns, is not a thing of the
past. It persists to this day. And from the
early Twentieth Century onward one of the
tools that municipalities have used in order
to maintain racial segregation is zoning.
In the Progressive Era, several cities
adopted zoning ordinances that were

unabashedly segregationist. But in 1917,
even with the devout segregationist
Woodrow Wilson still in the White House,
the Supreme Court of the United States
struck down overtly racial zoning regulations in a case called Buchanan v. Warley.
Zoning itself was on uncertain constitutional ground until the Supreme Court
upheld it as a valid exercise of the police
power – and not a Fifth Amendment taking
that required compensation – in the case of
Ambler Realty Co. v. Village of Euclid, 272
U.S. 365 (1926). In Euclid, the Supreme
Court made no mention of race, but lower
court (which had held that the zoning
ordinance was an uncompensated taking
and therefore null and void) noted the
commonly-offered rationale for zoning:
“The blighting of property values and
the congesting of population, whenever
the colored or certain foreign races invade
a residential section, are so well known
as to be within the judicial cognizance.”
Euclid, 297 F. 307, 313 (N.D. Ohio 1924).
Often then, in northern and southern
states alike, racial segregation was
not a by-product of zoning but one
of its key goals.
The legacy of earlier practices, and the
zoning ordinances that froze the use and
housing patterns that were in place at
the time of adoption, ensure that racial
segregation endures in schools and neighborhoods across the country, including
some communities that make headlines
from time to time, e.g. Flint, Michigan.

EXAMPLE: FLINT, MICHIGAN
In his book Demolition Means Progress:
Flint, Michigan, and the Fate of the
American Metropolis Andrew R.
Highsmith describes the AfricanAmerican neighborhood of St. John’s
Street in the North End as “virtually an
island in a city.”

The cover image from the book “Sundown Towns” calls
attention to a despicable early 20th century Connecticut
sign. The climate in which zoning was developed was no
climate for crafting housing policy.

Highsmith points out that in Flint the
1930s when assessing mortgage applications the Home Owners Loan Corporation
(HOLC) looked at its maps, which ranked
neighborhoods A-D. African-American
areas were graded D and shaded red. HOLC
routinely denied applications in red-lined
areas and gave preference to properties
in neighborhoods where deed and zoning
restrictions excluded “low grade populations and different racial groups.” Similarly
the Federal Housing Administration tended
to deny mortgage insurance in C and D
areas, i.e. African-American and racially
mixed neighborhoods.
Racially-restrictive covenants remained
lawful until 1948 when the Supreme Court
declared them unconstitutional in the case
of Shelley v. Kraemer. That ruling did not
render them suddenly ineffective, however.
During the decades when they were constitutional, restrictive covenants had a role in
shaping housing patterns, which other tools
helped reinforce. Highsmith calls these
tools, such as gerrymandered school-attendance districts, “administrative Jim Crow.”
These practices were not confined
to Flint, of course, and they have
adapted over time.
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EXCLUSIONARY ZONING
The term “exclusionary zoning” refers
to restrictions such as lot sizes, squarefootage, and density requirements that are
neutral on their face but have the effect
of limiting the number of low-income
and racial-minority people who can live
in particular neighborhoods. It is a way
of preserving “enclaves of affluence and
social homogeneity,” as one judge put it.
Readers interested in learning
more about the history and effects of
exclusionary zoning may want to read
“Neighborhood Upzoning and Racial
Displacement: A Potential Target
for Disparate Impact Litigation,” by
Bradley Pough, who currently clerks for
Judge David Barron of the First Circuit
Court of Appeals.
In addition to racial segregation,
exclusionary zoning perpetuates wealth
disparities. And, as Richard V. Reeves of
the Brookings Institution points out, the
most restrictive regulations are in the more

10

liberal communities in liberal states, such
as California, New York, and Connecticut.
Some may find this ironic. But given
zoning’s roots in the so-called reform of
the so-called Progressive Era, it should
not come as any surprise that individual
civil liberty suffered worst where the
state was strongest. When we look to
Massachusetts, a supposed bastion of
liberalism, freedom, and progress, we
must look very skeptically at the state
indeed. The zoning enacted a century ago
continues to fulfill its invidious purpose
of restricting who is free to live where.
In future zoning articles we will further
examine this and other reasons why
zoning needs comprehensive reform,
and how it continues to be justified by
its adherents even without racist logic.
Follow us @MassLandlords for more. ML

LINKS
Recognized: http://clickmetertracking.com/
afi-2018-awards

Guide: http://clickmetertracking.com/
green-book
Sundown Towns:
http://clickmetertracking.com/
amazon-sundown-towns
Buchanan v Warley:
http://clickmetertracking.com/
wiki-buchanan-v-warley
Goals: http://clickmetertracking.com/
fee-racist-zoning
Demolition Means Progress:
http://clickmetertracking.com/
amazon-demolition-means-progress
One judge: http://clickmetertracking.com/
casetext-naacp-mount-laurel
Neighborhood Upzoning and Racial
Displacement:
http://clickmetertracking.com/
upenn-upzoning
Points out: http://clickmetertracking.com/
brookings-zoning
@MassLandlords: http://9nl.me/
ext_twitter
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SHOULD NATURAL GAS BE BANNED
in New Construction?

A review of the first-in-thenation Berkeley, CA natural
gas ban and whether natural
gas should be banned in
Massachusetts as well.
In July Berkeley, CA became the first
municipality in the country to ban
natural gas infrastructure in new
construction (effective January 1, 2020).
Meanwhile in colder Massachusetts,
natural gas continues to be the go-to
choice for developers, new construction, and many renovations. Was it
right to ban natural gas in California?
Should natural gas be banned here
too? This article considers the motivations of banning natural gas in new
construction and the likely positive and
negative impacts.

WHY WE USE NATURAL GAS
When it comes to home heating and
cooking, natural gas has been dominant
for the last decade.
Natural gas is cheap, and thanks
to the application of new methods to
extract gas from shale, it is an historically cheap fuel.
The appliances that use gas are reliable,
as it burns without much residue. Gas
stoves, boilers, and water heaters require
minimal maintenance. And they are
powerful. A single gas boiler can provide
80,000 BTU’s, capable of taking pipes and
buildings quickly from cold to hot, even
when uninsulated.
Natural gas fixtures are affordable and
quiet. Gas stoves are used in professional
restaurants and higher-end homes, and
cost little more than electrical stoves on a
feature-by-feature basis. Gas boilers are

now so efficient their exhaust gas exits at
temperatures safe for plastic pipes. No
masonry or chimney is required.
Overall, natural gas has been a key
enabler for many households and businesses that otherwise would be burdened
by high heating and maintenance costs.
So why would anyone want to outright
ban natural gas?

STATED MOTIVATIONS FOR
THE FIRST-IN-THE-NATION
BAN ON NATURAL GAS
The ban was adopted July 7, 2019
in reference to a November 11, 2016
document detailing the reasons.
Primarily, it’s climate change.
Berkeley noted that natural gas from
buildings was producing 36% of their
greenhouse gas emissions. They felt that
continuing to permit new natural gas
service was incompatible with state and
local targets to reduce emissions 80%
below 2000 levels. They also noted that
it was not feasible to wait for California
to address natural gas from buildings, as
their local use of it was so much higher
than the state average (8% of emissions
state-wide, vs 36% locally).

WHY NATURAL GAS IS A
CLIMATE PROBLEM

Berkeley California, in this shot appears to overlook San Francisco. The major factor in Berkeley’s decision to
ban natural gas was climate, although the danger associated with seismic disruption to gas lines, and resulting
earthquake-induced fires, also mattered.

12

Natural gas is the common term for a
mixture of gases, primarily consisting of
methane. Methane’s chemistry is such
that, when in the atmosphere, it traps
heat that otherwise would be radiated out
into space. The range of methane’s likely
contribution to global warming overlaps
that of carbon dioxide. And worse than
carbon dioxide, the quantity of which has
increased 50% since pre-industrial times,
the quantity of atmospheric methane has
more than doubled.
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Methane emissions from our natural
gas system are non-trivial, as leaks are
extremely numerous. In Massachusetts
alone, as of the end of 2018, we had
over 16,000 active natural gas leaks
from our pipes.
Leaked, unburned methane works
its way straight into the atmosphere,
occasionally damaging trees and crops
along the way, and contributes to global
warming at a rate that is pound-forpound 84 times more potent that carbon
dioxide will be over the next 20 years.
Even if all this natural gas were burned
the way we intended, the combustion
product is carbon dioxide, which is the
main greenhouse gas problem. Despite
marketing spin that organizations like
ISO New England use to describe natural
gas as a “lower emitting” supply like solar
and nuclear, natural gas is categorically
different from solar and nuclear. Natural
gas produces greenhouse gas emissions.
Solar and nuclear do not. Gas is “cleaner”
only in the sense that it doesn’t also

produce nitrous oxides or soot at the
same rate as coal or oil.

WHY NATURAL GAS IS MORE
THAN A CLIMATE PROBLEM
Natural gas has three major issues
beyond climate change. It produces
carbon monoxide in excess of safe
household limits, it exacerbates fire
hazards, and the utility company can
blow up your building with it.
Natural gas is a combustible, and
combustion is a chemical reaction that
produces toxic byproducts. Although in
theory perfect combustion of natural
gas produces only water and carbon
dioxide, in practice combustion is never
perfectly complete. For instance, during
the transition from cold to hot, gas stoves
burn incompletely. They temporarily
produce more carbon monoxide than is
safe. The reason your CO detectors don’t
trip is because they are designed to ignore
transiently high values produced by
stoves. The carbon monoxide eventually

A theoretically perfect combustion of one methane
molecule (CH4) in air (two O2) produces only heat,
carbon dioxide (CO2) and two water molecules
(H20). Incomplete combustion produces carbon
monoxide instead of carbon dioxide. Non-methane
gas constituents produce other byproducts,
including soot.

dissipates. But it can enter your bloodstream, and like lead dust, there is no
helpful amount of carbon monoxide.
Toxic gases are inhaled in small quantities
every time a chef turns on their gas stove.
Natural gas increases the lethality
of a household fire if one starts. The
most common cause of all household
fires in Massachusetts is cooking. (Note
that the most common cause of lethal
fires remains smoking.) The Ontario

Invest in Your

BUSINESS
Property Rights

ADVOCACY
WWW.MASSLANDLORDS.NET/PROPERTY
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Ministry of the Solicitor General, one
organization of many that tracks fire
statistics, measured that gas stoves are
15% more likely to produce a fatal fire
than an electric stove. For anyone who
has experienced a house fire, this will
make immediate sense. When a gas line
ruptures due to heat, it takes what might
have been a contained fire and flamethrowers it into a total catastrophic loss.
Finally, natural gas can explode.
Detonation is a unique phenomenon from
combustion, and requires gas and air be
mixed to a specific ratio. When a spark
is applied, the resulting “fire” happens
essentially everywhere at the same time,
like a bomb. Each gas-connected house
is connected to a high-pressure network
operating somewhere around 100 psi,
and depends for its safety on the pressure
stepping down one hundred times, to
roughly 1 psi, without any leaks along
the way. Any overpressure that leaks
uncombusted gas into a contained space
can create a gas-air mix at the detonation
point. Despite the best efforts of tens of
thousands of professionals who perform
safe gas work every day, the Lawrence gas
explosions are just one recent example of
a history full of explosions.

WHAT THE FIRST-IN-THE-NATION
BERKELEY BAN DOES
The Berkeley ban is short. It prohibits
natural gas installations in any new
building, residential or commercial,
where an alternative all-electric design
exists. For instance, if you could heat
and cool a house with heat pumps,
heat the water with a heat pump, and
install an electric or induction stove, you
can’t have gas.
There is a public interest exemption.
This will surely be used to permit
developers to continue installing gas
service where affordable housing units
are included. (Affordable housing is in the
public interest, after all, or so it may be
argued.) Presumably the public interest
exemption may also be used to build
public buildings, like police stations, with
gas. But these exemptions should not be
granted. As we have discussed elsewhere,
for instance in our deep energy retrofit
article, the technology now exists to avoid
natural gas in all new construction.

October 2019

MASSACHUSETTS
RELIANCE ON NATURAL GAS

THE ALTERNATIVE TO NATURAL
GAS HEAT: HEAT PUMPS

Unlike most of California, Massachusetts
has cold winters (USDA zone 7 or lower
compared with California’s zone 8 or
higher). In 2017, 32% of all energy
consumption state-wide was natural
gas, and 60% of electricity production
was natural gas. We use natural gas
for heating and even more extensively
for electricity.
We want to use natural gas so badly, in
fact, that demand has exceeded capacity
for some of our pipes. In a growing
number of regions, new gas customers
are no longer permitted. Moratoriums on
hookups have been imposed on the outer
cape and in parts of Franklin, Hampshire,
and Hampden counties for years.
Natural gas companies have argued
that the lack of pipelines into these
regions are an absurd policy outcome.
They say that dual fuel systems that flex
from natural gas to oil will produce twice
as much greenhouse gas as if they had
been given natural gas. They say it’s better
for us to add pipeline capacity.
What the natural gas industry doesn’t
say is that natural gas produces infinitely
more greenhouse gas than solar, nuclear,
hydro, wind, or geothermal. These are all
zero emission technologies that generate
electricity. It is a critical juncture for
Massachusetts: do we build more pipes or
do we back away from this fuel source?

Thanks to heat pumps, electricity can
now be used to move heat three- to fivetimes more efficiently than old electric
baseboard systems.
As we have written about before,
heat pumps are now cold rated for
Massachusetts winters, which means
they offer feasible all-season alternatives
to combustion.
Heat pumps can be non-renewable, if
their electricity supply comes from fossil
fuels. Or they can be fully renewable, if
for instance they are powered by solar.
Solar is not required for heat pumps to
be renewable. Massachusetts electric
customers can elect a 100% renewable
grid source at rates comparable to natural
gas generation. This renewable source
may be solar, hydro, wind, or other.
For a natural gas system to be replaced
by heat pumps, the premises need to
be both well insulated and air-sealed.
Heat pumps cannot keep up with winter
heating load in a leaky building. This
makes retrofit difficult, but new construction is a simple matter.
The installation and maintenance
costs of heat pumps remain at a disadvantage relative to natural gas systems.
Heat pumps currently tend to be as
expensive as furnaces. They tend to
have half the service life, and greatly
increase the penetration of plumbing in
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a building (read: leaks). The technology
is new and maturing rapidly, though,
so actual service life remains uncertain.
Newer models might reasonably be
expected to last longer than the ones
for which we have data. A good design
will plan for access to any part of the
system that may leak.

THE ALTERNATIVE TO NATURAL
GAS COOKING: INDUCTION
Compared to heating, eliminating natural
gas in cooking is easy. Electric resistance
ranges have been on the market for
decades and will get the job done cheaply.
Electric stoves, however, are viewed
dismissively by serious cooks. Their
burners have residual heat, making it
a slow process to lower the heat on an
over-temp pan. And this same phenomenon makes them slow to heat up from
cold, as well. Cooking takes longer and
burning may be more frequent.
Thanks to induction technology,
though, there is now an electric option
that by most accounts performs superior
to all gas stoves. Electric induction ranges
do not send a large percentage of their
energy off to either side of the pan as hot
air, as gas does. Instead, they use special
ferromagnetic cookware to generate
electrical eddy currents in the pan itself,
heating pans in a fraction of the time of
even the best gas stoves. Induction compatible cookware sets can be purchased
for as little as $100.

other industries, we will likely continue
to see advocacy for expanded natural gas
infrastructure.
Second, there is a substantial public
benefit to cheap winter heat. It’s easy
to forget in our world of modern conveniences that New England is a harsh
place, unsuitable for unsheltered or
under-sheltered human habitation yearround. We have 15,000 Commonwealth
citizens experiencing homelessness every
year. In addition, we need hundreds of
thousands of new units to be built over
the next decades to meet market demand.
Adding any additional operating costs to
shelter or capital requirements on new
housing would be counterproductive for
these particular goals.

ALTERNATIVES TO A
NATURAL GAS BAN
Typically outright bans produce black
markets, where would-be purchasers
find illicit means to obtain the desired
outcome. It’s hard to imagine a black
market for natural gas. Someone would
notice you digging a connection to the
main, or running a pipe from your
neighbor’s house. But it does happen and
can have fatal consequences.
A free market approach would involve
finding a way to make heat pumps more
affordable than natural gas over the
system lifetime. This requires technology

that is not available, or at least not known
to MassLandlords. Then it would be
necessary to educate the homebuilding
and renovating population. All of this
would take time.
A carbon tax that adequately penalized
greenhouse gas emissions from a building’s gas infrastructure could create
the right level of incentive to drive
alternatives. For instance, we might
determine that a new three-unit building
would have $40,000 of climate impact
owing to its natural gas usage the next 30
years (a made-up number, impossible to
know with certainty, but let’s say for the
sake of argument this is the applicable
carbon tax). Then owners could choose
to pay that tax for whatever perceived
benefit lies with natural gas. Or they
could choose to put their money into
heat pumps instead. With this level of
tax, and heat pump costs being what they
are, owners choosing heat pumps would
come out ahead.

NATURAL GAS BAN CONCLUSION
Berkeley was the first, and will likely
not be the last municipality in the US
to ban the installation of new natural
gas pipes. Regardless of whether we in
Massachusetts follow suit, we will pay the
cost, if not in terms of insulation, heat
pumps, and economic realignment, then
certainly in terms of sea level rise. ML

LIKELY IMPACT OF BANNING
NATURAL GAS IN MASSACHUSETTS
There is precedent for successfully
banning greenhouse gases. For instance,
chlorofluorocarbons (CFC’s) have already
been phased out, except in essential
uses. And Hydrochlorofluorocarbons
(HCFC’s) are going away, too. Can we
likewise ban methane?
Although the technology exists to
heat and cool homes and water without
natural gas, a number of political
obstacles make a state-wide or national
ban problematic.
First, there is substantial vested interest
in natural gas infrastructure, both from
a capital and a labor point of view. Until
we are prepared to help investors and
workers move their money and skills into
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Climate Central’s map of the NOAA “extreme” scenario for 2100 shows 8 feet of mean sea level rise, before accounting
for storm surge. This scenario displaces at least 172,000 residents.
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LINKS
First: http://clickmetertracking.com/
guardian-berkeley-gas-ban
Ban: http://clickmetertracking.com/
cityofberkeley-20190709-gas-ban
Document: http://clickmetertracking.com/
berkeley-naturalgas2016
Climate change:
http://clickmetertracking.com/
masslandlords-climate-change
More than doubled:
http://clickmetertracking.com/
wikipedia-greenhouse-gas
Over 16,000:
http://clickmetertracking.com/
heetma-gas-leaks
Marketing spin:
http://clickmetertracking.com/
iso-ne-resource-mix
Most common:
http://clickmetertracking.com/
mass-2016-mfirs

15% more likely:
http://clickmetertracking.com/
ontario-fire-stoves
Lawrence gas explosions:
https://masslandlords.net/
columbia-gas-explosions-2018/
Heat pumps:
http://clickmetertracking.com/
heat-pumps-rental-properties
Deep energy retrofit:
http://clickmetertracking.com/
masslandlords-deep-energy-retrofit
Zone 8: http://clickmetertracking.com/
usda-hardiness-map
60%: http://clickmetertracking.com/
eia-ma
Exceeded capacity:
http://clickmetertracking.com/
bizjournals-20190219-gas-moratorium
Outer cape:
http://clickmetertracking.com/
mged-2019-gas-moratorium
Parts of: http://clickmetertracking.com/
hged-natural-gas-moratorium
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Cold rated: https://masslandlords.net/
heat-pumps-now-cheaper-per-btunatural-gas/
Phased out:
http://clickmetertracking.com/
wikipedia-greenhouse-gas
Fatal consequences:
http://clickmetertracking.com/
wiki-tlahuelilpan-gas

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

OWNERS COOPERATIVE
$100 and Up Rich Merlino, Gray Investment Properties/
Allyson Gray Trust. Laurian Banciulescu.

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

WORKING TOGETHER CLUB
$20.25 to $49 Bob Finch. CHELSEACORPLLC. Dorel Realty
LLC. GMC Property Management LLC. Jill Monahan. Premier
Choice Realty. The Claremont Living LLC. Olson Apartments.
E.R. General Improvement & Property Management. Liz
O’Connor. Shamrock Management. Cheryl Popiak. 557 Union
Avenue Realty Trust.

WORKING TOGETHER CIRCLE
Up to $10 AAMD MGT. Alec Bewsee. Alex Narinsky. AWR
& GWR LLC. Broggi R.E. & Property Mgmt Inc. Catherine
Jurczyk. CC&L Properties, LLC. Darlene Musto. Dominick
Jones. Eastfield Family Trust. Glenn Phillips. JD Powers
Property Management LLC. Kee 55, Inc. Agency Account C/O
Ercolini. Law Office of Joseph Miele. Margaret Forde. Doug
Quattrochi. Michael Travaglini. Real Property Management
Associates. Realty Trust. Rob Barrientos. Scott Cossette.
Stuart Warner. Topaz Realty Trust. Vitaly Kmelnitsky. Charles
Gendron. Jessica Alperin. Heidi Shey. Lucille Fink. Joann
Strub. Kathryn Rivet. Alexandra Schoolcraft. WestMass
Apartments LLC. John Siri Homes. Hanock Holdings
LLC. Mary Palazzo. Olivier Delaporte. MassBay Group.
Anthony Membrino.

SPECIAL MENTION
Rental Property Management Services.
One-time and bespoke donations sincerely appreciated,
too numerous to list here. To join, complete a pink
sheet at any MassLandlords event or sign up online at
MassLandlords.net/property. ML
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Annual Elections 2019:
NOMINATIONS OPEN

Volunteers are needed to
steer local and state-wide
decisions. It’s also time
to recognize the good
neighbors of 2019.
Nominations are now open for the 2019
annual elections. Each year in December
we elect a member to the Board of
Directors, and we also recognize a
non-member with the MassLandlords
Good Neighbor Award. Submit nominations now so we can communicate with
everyone to appear on the ballot.

BOARD OF DIRECTORS
The role of the Board of Directors is to
oversee MassLandlords’ operations. Five
directors serve staggered five-year terms
each. The Board oversee and evaluate
the Executive Director, who hires staff to
carry out the association’s mission.
The Board of Directors represents a
cross-section of the membership in terms
of business size. The smallest business
perspective on the Board is a one-unit
business; the largest is over 60 units. The
most important qualifications are critical
and independent thinking, consensus-oriented communication style, and a desire
to give back by helping other owners run
their businesses. The Board of Directors
serve without compensation. Their only
perk is the occasional meal that accompanies a board meeting.
Any member who pays dues directly to
MassLandlords can run directly for the
state-wide Board of Directors. The list of
directly operated regions includes, from
west to east, Greater Springfield, Holyoke,
Central Worcester, Charles River,
Lawrence, Cambridge, and all Digital
members. Members in these regions can

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

also volunteer (no election necessary) for
their local Board of Advisors.
If your membership is for Berkshire
County, Southern Worcester County,
Northern Worcester County, or
MetroWest, you are in a partner association. This means you can run for your
local Board of Directors. Speak with your
local president to find out more.
The bylaws for our state-wide
association require a director to step
down each year. A director cannot
run for the seat they just held. They
can wait a year and run for the next
seat after. This ensures a continuous
opportunity for fresh perspective.
In December of this year, we will
lose MassLandlords President Joyce
Nierodzinski. Will you follow her
example and run for election? Submit
nominations for yourself or others to
hello@masslandlords.net.

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

Pittsfield: No October
Meeting
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

Cambridge:
Networking and
Training Event

TUE
10/15

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.

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

Cambridge Sat October 19:
The MassLandlords Crash
Course in Landlording

o Luxury, college,
professional, working, subsidized, rooming houses
9:05am – Property selection
o Lead paint (Legal highlight)
o Utilities
o Bones vs surfaces
o Amenities
o Repairs and renovations
o Durable vs beautiful
o What if I’m stuck
with what I’ve got?
9:20am – S
 ales and marketing 101 for
rental property managers
o Marketing rentals
o Sales process
o Staying organized
o Branding a small business
o Getting more or fewer calls
o Tips and tricks
10:05am – Break
10:15am – Applications and screening
o Criminal, credit, eviction
o Discrimination
(legal highlight)
o Tenant Screening Workshop
11:10am – Rental Forms

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

o Lease vs Tenancy at Will
o iCORI
o Eviction notices
11:35am – Legal Matters start
Instructor Douglas Quattrochi

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:
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Featured Testimonial
“I simply wanted to
reach out and express
just how happy I am
to have attended the
landlording crash
course. The presentation and delivery
of the information was flawless and I
certainly have walked away with a greater
understanding of the intricacies that
govern being an above average landlord/
manager.” – Michael Murray
SATURDAY, OCTOBER 19TH, 2019
AGENDA
8:30am – Introduction of MassLandlords
and course participants
8:50am – Rental markets
oU
 rban, suburban, rural

o Late fees
o Security deposits
o Eviction process
o Move-and-store
o Water and electrical submetering
o Housing Court
vs District Court
o Warranty of habitability
o Inspections
o Subsidies
o Rent control
12:00pm – B
 reak and Lunch,
with free form Q&A
12:30pm – Legal

Matters finish
1:10pm – M
 aintenance,
hiring, and operations
o Keeping the rent
roll and expenses
o Filing taxes
o To manage or not to mange
o Tenants as customers
o Notifying tenants

MASSLANDLORDS IS FUNDED PRIMARILY BY MEMBERSHIP DUES. THANK YOU FOR YOUR SUPPORT.
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o Extermination
o Monitoring contractors
o Lease violations and
conflict resolution
o Record keeping
1:50pm – Overview of books and
resources for further education
1:55pm – Review of unanswered questions
2:05pm – End

PARKING
Accessible by T and highway. Parking
available in several garages for weekend
rates. See CIC Directions for details.
Pilgrim Parking has affordable rates and
is a short walk from the venue, click here
for details
FOOD
Breakfast:
oF
 resh bagels, large muffins,
cinnamon rolls, coffee cake
slices and scones with cream
cheese, butter, and jam
oF
 resh fruit platter
oA
 ssorted fruit juices and coffee

LOCATION
Cambridge Innovation Center
14th Floor
One Broadway
Cambridge, MA 02134
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.

Lunch:
oA
 ssorted gourmet sandwiches
oG
 arden salad
oF
 ruit salad
oA
 ssorted pastries
oS
 oda, juice, water
*Please email hello@masslandlords.net
if you have any dietary restrictions and
need a special meal.
PRICING
Online:
oN
 on-members: $205
oM
 embers: $195 (log in before
you register or you will see the
non-member price)
Online registration required. All
ticket sales final.
Click here to purchase tickets
Membership.

ACCESSING FROM THE T
• Exit the Kendall T stop on Main St.
• Cross to the side of Main St. with
the Chipotle and walk up the street
towards Broadway, passing the
Chipotle on your left.
• You will then round the corner to the
left and One Broadway will be across
the street diagonally.
• Cross over Third St. and Broadway to
arrive at One Broadway.

Please note: this event is run by
MassLandlords staff.

For all attendees Upon entering One
Broadway, you will need to check in
with the lobby security. You’ll just need
to show your ID and let them know
you’re going to the MassLandlords event
and which floor.

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.

CENTRAL WORCESTER COUNT Y

Don’t List Worcester
Studios or One
Bedrooms Before
Contacting
MassLandlords

October 2019

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 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: 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.

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

23

REGIONAL

October 2019

MASSLANDLORDS NEWSLETTER

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.

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 Sign-in/Networking
Networking draws from
Worcester, Shrewsbury,
Millbury, Auburn, Leicester,
Paxton, Holden, West
Boylston, Boylston, Grafton,
Upton, Northbridge, Sutton,
Oxford, Charlton, Spencer,
Oakham, Rutland, Princeton,
Clinton, and Sterling.

How to Vet and Manage Contractors

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,

6:15pm Buffet Dinner by
The Vintage Grille
6:40pm MassLandlords Business Update
and Member Minutes
Member Minutes – Any
member can have the mic for
60 seconds (introduce yourself,
ask a question, share words
of wisdom, etc.)

7:00pm 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
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:
o Public: $24
o Members: $19
Early-bird, reserve seven
days prior by 12pm:
o Public: $22
o Members: $14

RUACH MANAGEMENT CO. LLC

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

24

413.564.1512
413.642.0039
ruachmanagement.com
info@ruachmanagement.com

Quality Property Management
Services

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

51 UNION STREET, SUITE 104, WORCESTER MA 01608
PHONE: 508-459-6957
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Better Communities

Better Policy

Better Lives

?

October 2019

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/

Premium Members: No charge and no
need to register

members. Suggestions? Email us at
hello@masslandlords.net.

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.

Part II: Section 1031 Exchanges
What’s the biggest tax savings
ever? How about if you saved over
$100,000? Come learn about IRS
Section 1031, which allows owners to
avoid recapture tax.

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.

Worcester: Section
1031 Exchanges,
Second Topic TBA
Part I: Topic TBA
We’re holding this slot for educational content requested by

In a nutshell, owners can depreciate
their property, saving tens or hundreds
of thousands of dollars in taxes over
the life of the building, and then they
can sell out and transfer that money
into new property of like kind without
paying recapture tax. Everyone serious
about rental property as an investment
vehicle should understand Section 1031.
But it’s not for the faint of heart! Tight
timelines are involved. If you do it only
once if your life, it will still save you
$100,000 or more, depending on the
value of your property.
This part will be presented by Chris
Brown of Edmund & Wheeler.

Chris Brown of Edmund and Wheeler
on 1031 Exchanges

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

MASSLANDLORDS IS FUNDED PRIMARILY BY MEMBERSHIP DUES. THANK YOU FOR YOUR SUPPORT.
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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, NOVEMBER 13TH
MEETING AGENDA
5:30pm Sign-in/Networking
Networking draws from
Worcester, Shrewsbury,
Millbury, Auburn, Leicester,
Paxton, Holden, West
Boylston, Boylston, Grafton,
Upton, Northbridge, Sutton,
Oxford, Charlton, Spencer,
Oakham, Rutland, Princeton,
Clinton, and Sterling.
6:15pm Buffet Dinner by
The Vintage Grille
6:40pm MassLandlords Business Update
and Member Minutes
Member Minutes – Any
member can have the mic for
60 seconds (introduce yourself,
ask a question, share words
of wisdom, etc.)
7:00pm Rich Merlino
Meeting Introduction
7:05pm Member topic TBA
7:45pm Section 1031 Exchanges
9:00pm Doors close
LOCATION
Worcester Technical High School
1 Skyline Dr
Worcester, MA 01603
PARKING
There is ample free parking in the first
lot you see, in the covered garage to
your left, on top of the garage (entrance
further down road), and around the
back of the school
FOOD
Cheese and crackers, sodas,
water, coffee, decaf
Hot buffet dinner, incl. salad, rolls
Cookies, brownies, and/or blondies
*Dietary restrictions: purchase
an early-bird ticket and email
hello@masslandlords.net, we will
accommodate you.
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PRICING
Open to the public. Membership
is not required!

continue to serve all the residents of our
Commonwealth, especially in the west.
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.

Door:
oP
 ublic: $24
oM
 embers: $19
Early-bird, reserve seven
days prior by 12pm:
oP
 ublic: $22
oM
 embers: $14
Premium Members: No charge and no
need to register
Extra Credit
• First time attendees: Join as a
member before leaving the event,
your public ticket will be credited
toward membership.
• Members: Bring a first-time attendee
who joins at the event, your membership will be extended by one month
free. No limit.
This event is operated by
MassLandlords staff. Check in with your
MassLandlords ID card.
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)

Charles River:
Canceled

WED
10/02

Our monthly event is still without a
venue. Stay tuned. Suggestions welcome
at hello@masslandlords.net.
GREATER SPRINGFIELD

Longmeadow:
Associate Justice
Jonathan Kane

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

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

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.
THURSDAY, OCTOBER 10TH
RHAGS MEETING AGENDA
5:30pm S
 ign-in and Networking
o Cash bar
o 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
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7:10pm Associate Justice Jonathan
Kane, Clerk Magistrate
Michael Doherty
8:30pm Networking
9:00pm Doors 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:
o Public: $40
o Members: $35
Early bird, reserve seven
days prior by 12pm:
o Public: $38
o Members: $30
Nametags are printed for all early-bird
tickets and premium members.
Extra Credit
• First time attendees: Join as a
member before leaving the event,
your public ticket will be credited
toward membership.
• Members: Bring a first-time attendee
who joins at the event, your 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.

Chicopee: Free
Remediation of
Asthma Triggers,
Meet the Sheriffs

October 2019

THU
11/14

Part I: Free Remediation of
Asthma Triggers
You’d expect the Pioneer Valley to have
fresh clean air, but actually Hampden
and Hampshire counties consistently
receive failing grades from the American
Lung Association’s “State of the Air”
report. That’s because the Pioneer
Valley is like “the LA of Massachusetts,”
trapping smog and ozone that blow
here from the rest of the country. You
won’t stay in business long if your
renters can’t breathe.
Fortunately, you can get a free home
assessment for asthma triggers or
other health issues, free education for
your renters on keeping the premises
clean, and best of all, free kitchen
and bathroom ventilation, free carpet
removal, free pest management, free
leak repair, and free mold remediation.
The only catch is your renter needs to
be on medicaid, medicare, or have been
to the ER or hospital for an asthma
attack in the last year. Renters and
homeowners are eligible to participate.
This part of the presentation will be given
by Sarita Hudson, Director of Programs
and Development for the Public Health
Institute of Western Massachusetts.
Sarita brings over 25 years of experience managing programs, developing
coalitions, and building community
capacity on issues including sexual
violence prevention, women’s rights,
and social justice. She is a member
of the Steering and Healthy Housing
Committees of the Massachusetts
Asthma Action Partnership, the American
Lung Association’s Asthma in Adults
Leadership Team and Board Member
of Safe Passage. Sarita holds a Master’s
degree from Harvard Divinity School.
Part II: Meet the Sheriffs
Who would you call if you had to give
a tenant an eviction notice? One option
would be to call the Sheriff. We’ll be
talking with the Sheriffs about civil
process (meaning, eviction notices) and
all that this entails.

We’ll hear stories of evictions they’ve
managed, learn why we should hire
professionals instead of doing it
ourselves, and then learn how to do it
ourselves anyway if we want.
Make the acquaintance before you
need to hire them. This is a rare
opportunity to learn from experienced
county officials.
This part of the presentation will be
given by Chief Deputy Bob Hoffman
and others from the Hampden County
Sheriff’s Department. What they discuss
will be applicable to owners in other
counties, as well.

Sarita Hudson from the Public Health Institute
of Western Massachusetts will speak on eliminating Asthma Hazards

Chief Deputy Bob Hoffman and others from
the Hampden County Sheriff will Speak on
Serving Notices

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.
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THURSDAY, NOVEMBER 14TH
RHAGS MEETING AGENDA
5:30pm Sign-in and Networking
o Cash bar
o Networking draws from
Springfield, West Springfield,
Holyoke, Chicopee,
Ludlow, Wilbraham, East
Longmeadow, Longmeadow,
Agawam, Southwick,
Southampton, Easthampton,
Northampton, Westhampton,
Hadley, South Hadley, Granby,
Amherst, Belchertown,
Ware, Palmer, Warren,
Monson, and Hampden.
6:00pm Buffet dinner
6:40pm State-wide Business Update
and Member Minutes
7:00pm Local Updates
7:05pm Legal Update
7:10pm Health Institute of Pioneer Valley
7:50pm Hampden County Sheriff
8:30pm Networking
9:00pm Doors Close

PRICING
Open to the public. Membership
is not required!

Marlborough:
Rental Form Clauses,
Cameras/Smart
Security

Door:
oP
 ublic: $40
oM
 embers: $35
Early bird, reserve seven
days prior by 12pm:

Nametags are printed for all early-bird
tickets and premium members.
Extra Credit
• First time attendees: Join as a
member before leaving the event,
your public ticket will be credited
toward membership.
• Members: Bring a first-time attendee
who joins at the event, your membership will be extended by one month
free. No limit.
Click here to purchase tickets for
this event

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

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

TUE
10/08

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

oP
 ublic: $38
oM
 embers: $30

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

LOCATION
Munich Haus
13 Center St
Chicopee, MA 01013

LAWRENCE
METROWEST

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

TUESDAY, OCTOBER 8TH
METROWEST PROPERTY OWNERS
ASSOCIATION MEETING AGENDA
6:30pm R
 egistration, socializing and dinner
7:00pm M
 assLandlords Business Update
7:15pm P
 rogram starts
LOCATION
Marlborough Fish and Game
1 Muddy Ln
Marlborough, MA 01752
FOOD
Hot buffet
Beverages
Cookies
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!

*Dietary restrictions: purchase an
early-bird ticket and update the goals/
restrictions field in your profile, we will
accommodate you.

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

Marlborough:
Trump Taxes

TUE
11/12

We’ll be having an accountant talk about
year-end tax planning, real estate taxes,
and of course the Tax Cut and
Jobs Act of 2017.
TUESDAY, NOVEMBER 12TH
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
Click here to purchase tickets for
this event
This event is operated by volunteers.

October 2019

NORTH SHORE
NORTHERN WORCESTER COUNT Y

Fitchburg: Lead
Paint, Asbestos, &
Mold – Oh My!

THU
10/10

Our guest speaker is Mickie Lemay of M.
Lemay Lead Paint Consulting. Lead
paint in your home or business is
nothing to ignore, and lead poisoning
can be a very serious health condition
that affects your ability to do everything
in your everyday life you do now. So be
sure to take the time to have a lead paint
consult eliminate those problems before
they become hazardous to your health.
We will also be hearing from guest
speaker Water Fire Mold Restoration
Services. Find out how remediation
occurs and what you can do to proactively prevent damages to your property.
Come out and join us for an open
forum discussion and presentation to
find out more about these issues that

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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can effect older rental properties as we
discuss steps, strategies, some of the
challenges we face as property owners to
bring these rentals up to healthy living
standards for our residents and families.

LOCATION
Montachusett Regional Vocational
Technical School (Monty Tech)
1050 Westminster Street
Fitchburg, MA 01420
PARKING
There is ample free parking beside
the school. Do not park along the
fence where the busses park. Do not
park in any of the handicap spots
unless you have the proper handicap
parking sticker.

RESCHEDULED FROM
MARCH 7, 2019
THURSDAY, OCTOBER 10TH
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

30

FOOD
Dinner by Happy Jack’s Cantina Grille
from N. Main St. in Leominster.
PRICING
Membership not required!
Open to the public.
Early-bird ends seven
days prior @ 12pm:
oP
 ublic and Members other
than NWCLA: $15
o MassLandlords.net/NWCLA
members: pay annual
dues, then free

Fitchburg:
Networking and
Topic TBD

THU
11/14

Our November event will be held
Thursday, November 14th, 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
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.

After Early bird or at the door:
oP
 ublic and Members other
than NWCLA: $20
o MassLandlords.net/NWCLA
members: pay annual
dues, then free
This event is operated by volunteers.

Southbridge:
Networking and
Topic TBD

MON
11/04

Our monthly event will be held Monday,
November 4th, 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.
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What
we do,
so you
don’t
have to.
Boston • Brookline • Cambridge • Somerville • Medford • Newton • Watertown

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

PROPERTY MANAGEMENT

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

Our Services

5% Flat fee
& No Maintenance or
Service Upcharge

Property Maintenance

Rent Collection

Bookkeeping

Leasing & Tenant Screening

Creative Solutions

Owner Communication

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