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In December, we conducted our annual 
elections for director, filed a petition 
against the Department of Housing and 
Community Development (DHCD) and 
set our goals for 2022.

Our warmest appreciation is owed to Allyson Gray, Sanjeev 
Reejhsinghani and Patrick Sullivan, who were all public-spirited enough to stand for 
election on our statewide Board of Directors. The winner of this election was Patrick 
Sullivan, with a total of 696 votes and average score of “4 - Support” out of five. Patrick 
will be signed in as one of our five directors.

Remember that MassLandlords democratic governance takes place every day as 
members vote in our ongoing Policy Priorities Survey.

It is clear from this survey and from speaking with members that we have policy 
work to do. The theme of 2022 may turn out to be “follow the money.” For example, 
the security deposit law has been called by one judge “one of the most poorly drafted 
statutes in the commonwealth.” It has remained this way for decades, likely in part 
because litigation remains profitable (think triple damages plus attorney’s fees) for 
renter advocates. 

The question of what pays for whom looms large as we petition the attorney general 
for compliance with the security deposit law, as the Covid Eviction Legal Help Project 
quietly winds down (despite our request to the Massachusetts Legal Assistance 
Corporation for records), and as the state continues to reject over a third of applica-
tions for rental assistance.

On this last point, we have now escalated our inquiries. Since the summer, we have 
asked several times in several ways to see DHCD’s processes for affirmatively furthering 
fair housing, dealing with timeouts and holding the regionals accountable as agencies. 
We were denied each time. We have filed a petition in Suffolk Superior Court to 
examine where rental assistance is being awarded or withheld.

We cannot predict what 2022 will bring. But we can set a couple of goals. 
First, we will aim to double our economic value to landlords in Massachusetts. We 

will develop MassLandlords.net so that business members under the “price per unit” 
dues schedule can grant their entire team access to benefits. And we will advertise the 
Certified Massachusetts Landlord™ to renters. 

Second, we will aim to assert ourselves as a housing watchdog. We are getting very 
good at public records requests. I will remind you of an oldie but a goodie: In 2017 we 
wrote Public Records Reveal [Boston Mayor Marty] Walsh Lied about Jim Brooks Act. 
Our goal is to realign at least one public resource (e.g., 
rental assistance) toward greater transparency.

So that’s where we’re headed, Covid willing. Remember 
we offer an impressive array of services showcased on our 
new join page. Thank you for supporting our mission to 
create better rental housing.

Stay safe,
Douglas Quattrochi
Executive Director,
MassLandlords, Inc.

Goals for 2022
Published by MassLandlords, 14th Floor, One 
Broadway, Cambridge, MA 02142.
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landlords. We help you own, rent or manage. 
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The Bellus Lawsuits: Denying 
Leases for the Wrong Reasons 
Can Send Landlords to Court
By Kimberly Rau, MassLandlords

A spate of discrimina-
tion lawsuits from Bellus 
Real Estate indicates 
landlord actions are under 
the microscope when 
screening tenants.

Bellus Real Estate is bringing landlords 
throughout the state to court, alleging 
that certain housing providers are 
unlawfully denying tenancies to 
addicts in recovery.

Earlier this year, attorney Rich Herbert 
alerted MassLandlords to civil suits filed 
by Bellus, at least one of them against 

one of his clients. The complaint we 
were provided included emails between 
a prospective tenant and a landlord who 
seemed disinclined to allow a rooming 
house situation on his property.  Neither 
Bellus nor Herbert returned our requests 
to speak further on the issue.

Regardless, this situation shows how 
landlords must be cautious when vetting 
clients, even when you may be within 
your rights to deny a tenancy. Here’s what 
we know about the situation.

THE COMPLAINT
In 2020, emails went out to housing 
providers who had units available for 

rent, asking them to consider renting to 
a group of individuals who would use the 
rental as sober housing. When landlords 
either declined to continue the tenant 
screening process, or did not respond 
to the email, Bellus brought lawsuits 
against them on the grounds of discrim-
ination, according to attorneys familiar 
with the cases. 

The first emails we saw featured 
either a young professional or a case-
worker reaching out to a landlord to 
ask about housing they saw advertised 
on Craigslist. In most of the emails, 
there was also a reference to some sort 
of “program,” implying this tenancy 
might be less straightforward than other 
rental situations. 

“Specifically, the home would be 
occupied by a group of former drug 
addicts who would live in the home 
full-time while they work on their 
recovery from addiction (typically 
involving intensive outpatient treatment 
programs, or IOPS as they are called). 
Accommodating these handicapped 
residents would not require any modifica-
tions to the property. They would simply 
live as if they were a family related to one 
another,” the email read. “How can we 
move forward?” 

One email was signed “Alex.” Another, 
with nearly identical verbiage, was 
signed, “Tony.” 

Both emails went to the same landlord 
about different properties.

The landlord received Alex’s email in 
March 2020, and initially responded 
favorably. He stated that for the 
property in question, he would likely 
cap the lease at four occupants, and 
that each adult would need to be on 

A street view of the physical address of Bellus Real Estate, per their website. Bellus initiated multiple 
discrimination lawsuits over the course of 2020 and 2021 for unknown reasons. Image Source: Zillow
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the lease. The landlord asked the 
name of the program and information 
on the tenants to begin conducting 
standard background checks for tenant 
screening. He received the paragraph 
above in response. The landlord again 
asked for background information. 
When he did not receive it, said he 
could not move forward without it and 
wished Alex luck.

In April, the same landlord received 
an email from “Tony S.,” who claimed 
to be someone working in human 
services who was moving to the area 
for a “professional opportunity.” Tony 
asked for more information about the 
property, which the landlord provided. 
However, when the landlord received 
a paragraph nearly identical to the 
one quoted above, he responded with 
“that is not something I am interested 
in, thank you.” 

These emails were attached in one of 
the complaints in a resultant lawsuit.

WHO IS BELLUS, AND 
WHY DO THEY CARE?
Bellus Real Estate is a Worcester-based 
development company owned by 
Hunter Foote. (In the interest of full 
disclosure, David Foote, Hunter’s father, 
is the past president of MassLandlords’ 
affiliate group, the Southern Worcester 
County Landlord Association. Otherwise 
MassLandlords has no connection with 
Bellus or Hunter Foote.) 

Foote also owns Vanderburgh House, 
a company that states its mission is 
to “build sober living communities 
where our residents are supported in 
their recovery journeys.” And while 
the suit is not being brought on behalf 
of Vanderburgh, the initial email to 
the landlord makes it sound as though 
the potential tenant is looking to set 
up a housing model similar to what 
Vanderburgh does.

In fact-checking this story, we learned 
that Bellus has had at least three 
attorneys through the duration of these 

cases, some of which are still open, others 
of which are closed. 

CASES DISMISSED, SETTLED
By conducting a public records search of 
court cases, we found that in 2020 and 
2021 Bellus filed six cases as the plaintiff 
in various housing courts across the state, 
specifically the Eastern Housing Court 
(four cases) and the Northeastern and 
Western housing courts (one case each). 
Attorneys familiar with the case informed 
us that they were based on housing 
discrimination claims.

Of those six, three were voluntarily 
dismissed and one was dismissed by 
“court order.” A fifth has had a motion for 
dismissal filed as of publication. One of 
the attorneys who had previously worked 
on the case said that some of the Bellus 
cases had been voluntarily dismissed by 
the plaintiffs because the landlords did 
not have many assets or the cases were 
instances in which the landlord simply 
had not replied to the email listing the 

Protect Your Home
tel. 508-791-1141
info@JJMInsurance.com
fax 508-753-5630

http://clickmetertracking.com/bellus
https://masslandlords.net/swcla/
https://masslandlords.net/swcla/
http://clickmetertracking.com/vanderburghhouse
http://9nl.es/ad_jjm
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specifics of the arrangement. Other cases 
had been settled. We were not able to 
obtain more specifics than that. 

At least two of the defendants were 
pro se, that is, they represented them-
selves in court. 

QUESTIONS REMAIN
Here at MassLandlords, we are left 
with many questions. We had a Zoom 
interview set up with the executive 
director of Vanderburgh and Bellus, 
Hunter Foote, for 10 a.m. on a Saturday. 
Though he had agreed to the meeting, 
he ultimately did not attend. Follow-up 
emails to reschedule went unanswered. 

We were also not able to get a response 
from Atty. Herbert, who had initially 
brought the lawsuits to our attention.

Without people willing to speak on 
record, the reasons why Bellus might 
be interested in filing these lawsuits 
remain unknown. To suggest any motive 
in particular would be speculation. We 
know that Bellus and Vanderburgh 
have a connection. However, in looking 
at its “Become an Operator” page, 
Vanderburgh seems to prefer that people 
who own homes become operators, 
rather than encouraging subletting 
or long-term rental situations. This is 
somewhat different from the situation 
described in the emails.

WHAT YOU SHOULD DO IN A 
SIMILAR SITUATION
Landlords should remember that 
Massachusetts has very strict anti-dis-
crimination laws for housing that are 
more encompassing than current federal 
protections. This includes protections for 
those recovering from drug addiction.

However, setups like Vanderburgh 
housing may be short-term. Vanderburgh 
participants are renting a room on a 
weekly or monthly basis. Though the 
emails MassLandlords saw did not 
specifically mention Vanderburgh, it’s 

not a leap to assume that there could 
be a connection. 

As a landlord, you do not have to allow 
subletting (and your municipality may 
consider sober housing a type of rooming 
house, so you may need to meet special 
parameters to operate as such). You are 
under no obligation to do so, but you 
must tread carefully.

If you were to receive an email like 
the ones the defendants received, do 
not ignore it. This is grounds for a 
discrimination suit (though we learned 
that cases where the defendants simply 
did not reply ended up being voluntarily 
dismissed by Bellus). Instead, ask for 
more information. If the situation sounds 
like a subletting or rooming house 
situation, your best bet is to state your 
lease requirements (such as, “anyone 
living in the house or renting a room 
must have their name on the lease; we do 
not allow subletting”). 

If the response is, “Great! We have four 
men who want to live as roommates and 
are happy to sign a one-year lease,” then 
proceed with the application process 
to ensure they are qualified tenants 
(and remember, the fact that they are in 
recovery is something you may not and 
should not judge them for). 

If the reply details something like 
the Vanderburgh model, fall back on 
your lease requirements if you do not 
or cannot operate your rental to those 
specifications. 

And as always, consult with your 
attorney if you have any questions.

CONCLUSION
This is not an article against Bellus, or 
the landlords who found themselves in 
court over some inquiry emails. Bellus 
had every right to bring lawsuits against 
landlords who refused to rent to people in 
recovery. However, it’s not clear that that’s 
why the landlords were refusing. Some 
just didn’t answer the email outlining 

the living arrangements. The responding 
email we saw from one landlord simply 
said he wasn’t interested, and didn’t 
specify why. Perhaps he wasn’t interesting 
in a subletting situation.

Whatever the reason, it’s important that 
you operate within the bounds of the law 
and provide equal housing opportunities 
to everyone. That does not mean you 
need to change how you operate your 
rentals, but be explicitly clear that that’s 
why you are uninterested in continuing 
the rental process. 

This is a cautionary tale. Even a 
dismissed lawsuit can be costly. Rather 
than hiring an attorney to play defense, 
make sure your offense (that is, your 
rental practices) are above-board and on 
the right side of the law.

The protected housing classes in 
Massachusetts are race, color, national 
origin, religion, gender, gender identity, 
sexual orientation, disability, ancestry, 
genetic information, marital status, 
veteran/active military status, age, 
familial status and source of income. 
The links in that list will take you to our 
articles on discrimination (and will be 
updated as we have more content). It’s 
worth a read to make sure you don’t wind 
up accidentally caught in a lawsuit. ML

Point your camera app here to 
read more online.

SKIP TRACING

BACKGROUND
SEARCHES

When other services let 
you down . . . call us!

508.784.7199
www.pijohnson.com

RentHelper
Text Message-enabled ACH.
Collect rent effortlessly.

One-fifth the Cost of Credit Cards

Learn more at RentHelper.us

http://clickmetertracking.com/vanderburgh_operator
https://masslandlords.net/discrimination-dos-donts/
https://masslandlords.net/how-to-avoid-discrimination-based-on-race-color-and-ethnicity-when-renting/
https://masslandlords.net/how-to-avoid-discrimination-based-on-national-origin/
https://masslandlords.net/how-to-avoid-discrimination-based-on-national-origin/
https://masslandlords.net/how-to-avoid-discrimination-based-on-someones-sex/
https://masslandlords.net/how-to-avoid-discrimination-based-on-sexual-orientation/
https://masslandlords.net/how-to-avoid-housing-discrimination-based-on-military-status/
https://masslandlords.net/how-to-avoid-housing-discrimination-based-on-family-status/
https://masslandlords.net/how-to-avoid-discrimination-based-on-public-assistance/
https://masslandlords.net/the-bellus-lawsuits-denying-leases-for-the-wrong-reasons-can-send-landlords-to-court/
http://clickmetertracking.com/RentHelper-AD


7

January 2022MASSLANDLORDS NEWSLETTER

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

YOUR ENVIROMENTAL
PEST AND LAWN
PROFESSIONALS

FORDSHOMETOWN.COM

SKIP TRACING

BACKGROUND
SEARCHES

When other services let 
you down . . . call us!

508.784.7199
www.pijohnson.com

RentHelper
Text Message-enabled ACH.
Collect rent effortlessly.

One-fifth the Cost of Credit Cards

Learn more at RentHelper.us

http://clickmeterlink.com/ad-fords
http://clickmetertracking.com/RentHelper-AD


January 2022

8

MASSLANDLORDS NEWSLETTER

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

How to screen applicants 
receiving Section 8, MRVP 
or other rental assistance 
carefully and thoroughly for 
your best interest.

The Massachusetts law is clear: it is 
illegal to refuse to rent to an applicant 
because they receive rental subsidies 
through state or federal government 
permanent housing assistance programs. 
Participants in programs known as 
Section 8, MRVP, AHVP or HUD-VASH 
are protected from any discrimination 
based on their receiving rental assistance. 

If you are asked by an applicant, “Do 
you accept (Section 8, MRVP, AHVP, 
HUD-VASH)?” There is only one correct 
answer: “Yes, I do.” 

But what does this mean in practice? 
Are you required to approve tenancies 
because they participate in rental assis-
tance programs? (No.) Do you have to 
alter your screening process specifically 
for such applicants? (Again, no.)

We include a detailed description of 
each of these rental assistance programs 
at the end of this article. 

A DIFFERENCE BETWEEN 
PERMANENT AND TEMPORARY 
RENTAL ASSISTANCE PROGRAMS

For the purpose of this article, we are 
referring to permanent housing assis-
tance or subsidy programs, as distinct 
from temporary or short-term rental 
assistance, such as HomeBASE, RAFT, 
ERMA, ERAP and others. 

There is a clear distinction between 
these temporary programs and 
permanent assistance programs, and 

requirements differ as well. We will 
specify these distinctions when pertinent.

WHAT DOES ‘YES’ MEAN?
To be clear, answering “yes” when 
asked if you accept Section 8 and other 
permanent rental assistance programs 
does not commit you to accepting that 
particular applicant at that time. It 
only verifies that you do not turn away 
applicants because of their participa-
tion in such a rental subsidy program. 
That is the law. 

But landlords are certainly free to reject 
applicants who do not qualify for other 
reasons, such as inability to pay a security 
deposit, a criminal or sex offense record, 
eviction history, smoking or owning 
a disallowed pet. Read an overview 
on avoiding discrimination based on 
public assistance.

How does this legal protection bear 
on the screening process? And how can 
you most effectively screen applicants 
receiving rent subsidies while steering far 
clear of any discrimination snags?

EXTRA POINTS FOR RECEIVING 
RENTAL ASSISTANCE
MassLandlords provides an applicant 
qualifier form, included with member-
ship, that applies a point scoring system 
for screening prospective tenants. This 
form removes the guesswork from 
the screening process by providing a 
by-the-numbers approach to applicant 
approval or rejection.

Our applicant qualifier is suitable for 
and takes into account applicants who 
receive permanent rental subsidies. 
In fact, given the government-backed 
dependability of these assistance 

programs, our system awards 20 points to 
any applicant receiving Section 8, MRVP, 
AHVP or HUD-VASH. 

These programs guarantee that 
your tenant will receive a government 
payment covering the majority of their 
rent. Section 8 and MRVP recipients pay 
between 30% and 40% of their income 
toward rent, with subsidies covering the 
remainder. AHVP recipients pay 25% 
to 30% of their income toward rent and 
receive a subsidy for the remaining rent. 
For HUD-VASH participants, 30% of 
their income goes to rent; the remaining 
amount is covered by the program.

POINTS AWARDED, 
POINTS SUBTRACTED

Aside from an applicant’s ability to pay 
rent, you should apply the remaining 
sections of the MassLandlords applicant 
qualifier, or other screening systems, to 
those receiving rental assistance the same 
as you do with other applicants.

For example, a tenant who receives a 
permanent rent subsidy (+20 points) but 
who habitually paid their share of rent 
a week or more late in the past will get 
docked 10 points based on that history. 
Someone participating in MRVP (+20 
points) but whose current landlord says 
they would not rent to them again gets 20 
points subtracted from their score, offset-
ting the gain from their rental subsidy. 

If you have an applicant receiving 
Section 8, but who claimed bankruptcy 
in the past two years, they would lose 15 
points off their score to compensate for 
the risk posed by their financial history. 

To qualify as a renter, your applicant 
needs a score of 90 total points, or 80 
points with a cosigner. An applicant 

How to Properly Consider Applicants 
with Permanent Rental Assistance 
Using an Applicant Qualifier
By Eric Weld, MassLandlords, Inc.

https://masslandlords.net/laws/raft/
https://masslandlords.net/emergency-rental-and-mortgage-assistance-erma-funds-still-available/
https://masslandlords.net/laws/erap/
https://masslandlords.net/how-to-screen-tenants-with-temporary-sources-of-income/
https://masslandlords.net/how-to-avoid-discrimination-based-on-public-assistance/
https://masslandlords.net/forms/applicant-qualifier/
https://masslandlords.net/forms/applicant-qualifier/
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who does not reach a score of at least 
80 points should be either rejected or 
counseled on ways to raise their score. 

AUTOMATIC DISQUALIFICATIONS
We also recommend several automatic 
applicant disqualifiers. Giving false 
information on the application automati-
cally disqualifies a rental candidate in our 
screening process. Also disqualifying: if 
they fail to sign necessary paperwork, or 
have been evicted in the past two years 
for cause or nonpayment. 

A past conviction record for violent 
crimes or sex offenses (levels 2 or 3) could 
be grounds for disqualification.

Other disqualifiers include past convic-
tions for manufacturing and/or distribut-
ing illegal drugs. Be careful around this 
issue, however. You are within your legal 
rights to refuse to rent to a prospect with 
a past conviction for the illegal manu-
facture and distribution of a controlled 
substance. But a conviction for posses-
sion of drugs is a gray area and may not 
be a sound legal reason for disqualifying 
an applicant, especially if it was deter-
mined to be only for personal use. 

Also, importantly, be certain to apply 
this qualifier/disqualifier to all applicants 
equally, without regard for national 
origin, race or other protected classes. 
And if you do disqualify someone based 
on criminal record, be sure it’s specifically 
for the manufacture or distribution of a 
controlled substance. A criminal record 
in general, for other offenses (such 
as a level 1 sex offense, for example), 

may not be considered a nondiscrim-
inatory reason for disqualification, 
depending on the crimes.

WHAT NOT TO SAY TO 
YOUR APPLICANTS
When communicating with an applicant 
in a rental subsidy program, take care 
to be very clear on your reasons for 
approving or denying their application. 

Whether approving or denying, there is 
no reason to mention their rental assis-
tance at all, so you’re better off steering 
clear of the subject. “That Section 8 
seems like a good deal,” or “How long 
have you been receiving MRVP assis-
tance?” are both examples of very risky 
commentary. Even asking a HUD-VASH 
recipient anything seemingly innocuous 
about their military service is best 
avoided. Too many off-hand comments 
can be misinterpreted in ways that could 
land you in court. 

And discrimination lawsuits can 
be very costly. 

In 2020, several real estate agents 
in Boston’s South Shore agreed to pay 
up to $110,000 and go through fair 
housing training just in order to settle 
allegations of discrimination against 
prospective tenants based on their 
Section 8 assistance. 

Or consider the well-documented 
case of Linder v. Boston Fair Housing 
Commission, in which Paul Linder, a 
Boston rental agent, was originally fined 
more than $60,000, including court 
costs, for asking a prospective tenant, 

Gladys Stokel, “Gladys, where are you 
from?” (She answered, “Venezuela.”). 
Stokel and her husband were denied a 
rental based on Gladys Stokel’s lack of a 
credit record. Linder was charged even 
though it was determined by the BFHC 
that their application denial had nothing 
to do with Linder’s question, but rather 
was legitimately based on the lack of a 
credit record. 

A FEW APPLICANT 
QUALIFIER ‘DON’TS’
There are benefits to renting to Section 
8 and other permanent rental subsidy 
program participants, foremost the 
stability of a government payment for 
the bulk of the rent. However, landlords 
should be aware that the initial lease 
up can take some time, even up to two 
months. Regional Administering Agencies 
(RAAs), which coordinate local rental 
assistance programs, are often busy and 
sometimes backed up. They may take 
a few days to respond to queries and to 
finalize paperwork. Whenever possible, 
build in extra time to lease up with 
rental assistance tenants to allow for 
bureaucratic lag. 

Meanwhile, here are a few “don’ts” 
to keep in mind when using the 
MassLandlords applicant qualifier:

DON’T APPLY AN 
INCOME-TO-RENT RATIO
Rental subsidy recipients are partici-
pating in assistance programs because 
their income is significantly below AMI, 
so their income will not be close to the 
standard 3:1 or 4:1 income-to-rent ratio. 
Instead, landlords receive a guaranteed 
government payment for the amount of 
rent not paid by the tenant. Therefore, 
the income-to-rent ratio qualification 
is inapplicable and should not be used 
for applicants receiving permanent 
rent vouchers. 

Note this does not apply for recipients 
of temporary rental assistance such as 
RAFT, ERAP, ERMA and HomeBASE. In 
those cases, income-to-rent ratios may 
be applied, and you should consider 
applicants’ income when their assistance 
payments expire.

Recipients of permanent rental subsides, such as Section 8, MRVP, AHVP or HUD-VASH, should be awarded a full 
20 points for “ability to pay” on the applicant qualifier. Image: CC BY-SA 4.0

http://clickmetertracking.com/mass-gov-boston-realtors-fined
http://clickmetertracking.com/linder-v-boston-fair-housing-commission
https://masslandlords.net/how-to-screen-tenants-with-temporary-sources-of-income/
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VERIFICATION OF 
DISABILITY CONCLUSION 
Remember that you should not know 
what the disability is. Many situations 
can contribute to a difficulty or impair-
ment, including drug addiction and 
resultant recovery processes (though 
the ADA and FHA do not consider 
people currently using illegal drugs to be 
protected in the same way). If a provider 
discloses information that violates health 
information privacy, call or write to the 
provider and tell them that they provided 
you too much information. 

In general, public health and safety 
will trump all disability claims. You do 
not have to grant a request that is very 
unreasonable. When in doubt, grant the 
request and/or contact an attorney.

THE VERIFICATION OF 
DISABILITY FORM
This form is provided to members as a 
way to streamline the process of verifying 
a disability. Your tenant (or the person 
making the request on their behalf) fills 
out the front of the form; the person 
verifying the disability fills out the back of 
it, and it gets returned to you. 

However, you may not require your 
tenant use this form. You cannot require 
a specific form, or a notarized form, and 
you may not ask the healthcare profes-
sional to sign something under penalty of 
perjury. You can never ask for informa-
tion about someone’s diagnosis or details 
about someone’s physical or mental 
impairments. This form we provide is 
designed to streamline the process for 
you, but you cannot mandate its use. ML

Point your camera app here to 
read more online.
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If the potential tenant is receiving 
temporary disability benefi ts but has a 
job that they will be returning to, you will 
want to factor in their job income as well 
if you use this equation. You want to be 
considering earning potential and your 
potential tenant’s future; you also want 
to make sure you are cutting a generous 
amount of slack to avoid discrimination 
issues. Remember, you want a tenant who 
can pay the rent, but you don’t want to 
be so picky that you turn down perfectly 
appropriate renters based on potentially 
unfounded concerns.

DON’T BE DISCRIMINATORY; APPLY 
THE STANDARD EVENLY
This is only non-discriminatory if you 
apply your standard evenly to all appli-
cants. Additionally, you must be familiar 
with the law. In other words, you must 
understand what the time limits are for 
things such as unemployment benefi ts (at 
the state and federal level) when doing 
your “year summation” math. Programs 
to help people experiencing homelessness 

such as HomeBASE may be good for 
up to a year. With changes to the RAFT 
program in light of the Covid pandemic, 
a tenant could have up to 15 months of 
“temporary income.” It’s important to 
know this before you accept or reject 
anyone based on numbers alone.

And, you must apply your standard 
evenly to all applicants. If you are doing 
a 12-month math equation for Kevin and 
Jason, you must also do it for John and 
Mary, even if Mary assures you up and 
down that she will have a new job before 
her benefi ts run out. 

 In the end, the entire purpose of tenant 
screening is to avoid nightmare situations 
where your tenants can’t afford the rent 
and you all end up in court. But ending 
up in court on discrimination charges 
isn’t what you want either. Our advice? 
Develop a business-relevant policy that’s 
fair and equitable. Put it in writing. 
Consult an attorney to make sure every-
thing is above board, and then apply it 
evenly to all your applicants. ML

Point your camera app here to 
read more online.

We have you covered. 
So you can cover everything

Get $50 off your $100 purchase.

On-Site Delivery
With in-stock reliability, count on us 

to provide on-site delivery.

mySW
Manage your account online 
by reviewing and reordering 

purchases, making payments, 
accessing invoices, and much more!

0% Interest  
S-W PRO Account

Your maintenance team can purchase on 
the account and you will only receive  

one invoice at month’s end!

Window Treatments
Whether it’s blinds or shades, we offer 

various styles and price points. 

Our Expertise is at  
Your Service 

We can help with everything you  
need, so your properties stand out  
from the rest. Connect with a Rep  

to get the unmatched personalized 
service you deserve.

© 2020 The Sherwin-Williams Company

Minimum purchase of $100 in a single  transaction, before sales tax and after all 
discounts have been applied. Savings is applied to qualifying items purchased on 
a prorated basis. Multiple dollars-off coupons will not be honored. Must surrender 
coupon at time of redemption.  Cash value: 1/100 of 1¢. Offer excludes previous 
purchases, and purchases of gift cards. Other exclusions may apply, see store for 
details. Valid  in Boston area stores. Sherwin-Williams retail paint stores only. We 
reserve the right to accept, refuse, or limit the use of any coupon. Offer valid 
through 02/24/21.

http://clickmetertracking.com/AssetStrategy-AD

http://clickmetertracking.com/sherwin-williams-AD
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DON’T DOCK POINTS FOR INCOME 
IN GENERAL; AWARD FULL POINTS
Given the stability of permanent rental 
assistance payments, you should award 
full points to participants in these 
programs for the qualifier that measures 
ability to pay once you have verified 
their program voucher. Participants 
in permanent rental assistance will 
not pay more than one-third of their 
income toward rent. 

Again, in the case of temporary 
rental assistance, awarding full points 
is NOT required.

DON’T REFUSE RENTAL 
ASSISTANCE APPLICANTS BASED 
ON THEIR UNWILLINGNESS TO 
ACCEPT YOUR LEASE DURATION
Some RAAs require rental subsidy 
recipients to procure agreements with 
a minimum lease duration, such as two 
years. This requirement is due to the 
disproportionate amount of bureaucratic 
administrative labor it takes to get a 
rental assistance participant squared 
away in a dwelling. 

Applicants who are receiving this 
aid will be required to accept the RAA 
terms, so you should not refuse their 
application because they are unable to 
accept a different lease duration from the 
RAA requirement. 

For this reason, our applicant 
qualifier does not include unwilling-
ness to accept rental agreement terms 
as a disqualifier for rental assistance 
program participants.

Further, recipients of temporary 
rental assistance may also be subject to 
required lease terms, especially if you are 
reinstating their tenancy. Read an article 
detailing how to screen tenants with 
temporary income sources. 

DON’T DECLINE INSPECTIONS OR 
SAY, “THIS APARTMENT IS NOT 
APPROVED FOR SECTION 8”
If a tenant receiving rental assistance 
qualifies to rent from you and you 
approve their tenancy, you are required 
to allow an inspection by an RAA agent. 
These inspections are not optional. 
If your unit fails the inspection, you 
must make repairs and undergo a 

follow-up inspection. There is no other 
approval process.

DON’T DECLINE TO WORK WITH A 
SPECIFIC ADMINISTRATOR
Once you’ve approved a participating 
Section 8 tenant, they will contact their 
RAA and a case worker will be assigned 
for the completion of paperwork and 
a required inspection of your rental 
unit. You will be working with this 
case worker, too, especially at the 
beginning of a tenancy. 

Getting to know the case worker is 
in your best interest. Having a contact 
and knowing whom to call when issues 
arise with a rental subsidy tenant can be 
invaluable and may save hours of phone 
time, not to mention headaches. 

DO KEEP RECORDS ON FILE 
You are perfectly within your rights 
to inform an applicant why you have 
rejected their application, and you 
should. But there is no need to discuss 
their rental assistance program. You 
should also make a copy of the applicant 
qualifier for them to demonstrate that 
you awarded points for rental assistance, 
even though they did not qualify for 
other reasons. 

Be absolutely certain to keep the 
completed applicant qualifier on file in 
case of any potential court litigation. If 
you use digital records, keep it indefi-
nitely. If you use paper, keep it on file for 
at least three years, the statute of limita-
tions period for discrimination lawsuits.  

LEGALLY NOT ALLOWED
Of course, it is up to you and your 
judgment as to whom you decide to 
contract with as renters. If smoking, 
having a waterbed or pets are allowed 
in your rental, then you may ignore 
those automatic disqualifications on 
the qualifier. 

You, as owner or manager, are free to 
decide which positive and negative points 
to award and penalize for your applicants 
as long as you don’t discriminate against 
a protected class. 

That means that treating an applicant 
differently because of their participation 
in a rental subsidy program like Section 

8, MRVP, AHVP or HUD-VASH is a legal 
breach, and could result in a substantial 
fine, or worse. 

RENTAL SUBSIDY PROGRAMS
Below we describe the federal and 
state rental subsidy programs in 
Massachusetts. Some cities may offer 
local rental assistance programs specifi-
cally for their residents. 

SECTION 8, AKA HCVP
Section 8, also known as the Housing 
Choice Voucher (HCV) program, is 
named after the section of the federal 
Housing Act of 1937 that authorized 
government rental payments to private 
landlords on behalf of low-income 
renters. Section 8 participants receive a 
permanent subsidy (unless their income 
increases over the eligibility threshold 
or they violate program rules), paid 
directly to landlords. Program vouchers 
typically cover between 60% and 70% 
of participants’ fair market value 
rent. Most Section 8 participants earn 
income equal to or less than 30% of area 
median income. 

Section 8 participants are free to 
seek and procure their own residences, 
without any requirements except that the 
rental be priced at or below fair market 
value, determined and published by 
the Department of Housing and Urban 
Development (HUD). Nationally, this 
HUD program serves more than 2.2 
million families.

Landlords who accept a Section 8 
applicant must agree to abide by program 
requirements, including allowing an 
inspection by program officials to 
make sure the unit meets sanitary 
code requirements. 

Section 8 does not pay participants’ 
security deposits. If an applicant cannot 
procure funds to pay the security deposit, 
a landlord has grounds for declining 
their application. 

Read this MassLandlords article for a 
dive into the details of Section 8.

MRVP AND AVHP
The Massachusetts Rental Voucher 
Program (MRVP) operates largely like 
Section 8 except program funding is 

https://masslandlords.net/how-to-screen-tenants-with-temporary-sources-of-income/
https://masslandlords.net/how-to-screen-tenants-with-temporary-sources-of-income/
https://masslandlords.net/how-to-screen-tenants-with-temporary-sources-of-income/
https://masslandlords.net/how-to-screen-tenants-with-temporary-sources-of-income/
https://masslandlords.net/laws/section-8/
http://clickmetertracking.com/mass-gov-mrvp
http://clickmetertracking.com/mass-gov-mrvp
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administered by the state government, 
Department of Housing and Community 
Development (DHCD). Like Section 
8, MRVP provides a tenant-based rent 
supplement, known as a mobile voucher, 
to landlords on behalf of low-income 
renters. MRVP also issues project-based 
vouchers for specific housing develop-
ments and units.

MRVP participants are free to apply 
for tenancy at any rental unit as long as it 
meets state sanitary code requirements.

In response to the COVID-19 pandemic, 
the DHCD waived some regulations for 
MRVP compliance. Proof of a rental 
unit inspection was one of the waived 
regulations still in effect as of November 
2021. Though proof of successful inspec-
tion is waived temporarily, any MRVP 
housing unit is still legally required to be 

in compliance with the state building and 
sanitary codes. 

AHVP, the Alternative Housing Voucher 
Program, is similar to MRVP except it is 
specifically for people under age 60 who 
qualify to live in elderly and/or disabled 
state-assisted public housing. Participants 
in AHVP typically pay between 25% and 
30% of their income toward rent, the 
remainder covered by program vouchers.

HUD-VASH
The Veterans Affairs Supportive Housing 
(VASH) program is a collaboration 
between federal government agencies 
HUD and the Veterans Administration 
(VA). HUD-VASH combines housing 
vouchers from HUD with supportive 
services from the VA to help find and 
procure permanent housing for homeless 
veterans and their families. ML

Point your camera app here to 
read more online.

ARTICLE YOU MAY HAVE MISSED

MassLandlords to Attorney General: 
Amend Landlord-Tenant Security 
Deposit Regulations Verbiage
In October 2021, MassLandlords sent a formal petition to 
Attorney General Maura Healey, asking for an amendment to 
the verbiage in 940 CMR 3.17, the state’s general regulations for 
landlord-tenant relationships. ML

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

http://clickmetertracking.com/mass-gov-mrvp-regs-waived
http://clickmetertracking.com/ma-gov-ahvp
http://clickmetertracking.com/hud-gov-vash
https://masslandlords.net/how-to-properly-consider-applicants-with-permanent-rental-assistance-using-an-applicant-qualifier/
https://masslandlords.net/masslandlords-to-attorney-general-amend-landlord-tenant-security-deposit-regulations-verbiage/
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Make room for happier tenants. 
Now that things are finally starting to move in the right direction,  
that could mean an uptick in business for your multifamily properties.  
To find out how we can help make your units full of positive energy 
without having to make a major investment, connect with us. 

Find more opportunities in more places at ngrid.com/multifamily

98700_NG_CI_MF_MovingBoxAD_wBug_ML     ( MassLandords )  

Trim: 8.5” x 11”  Bleed: NA  Live: 8.5” x 11”     4c

Incentive offers vary by service territory. These programs are funded by the energy-efficiency charge on all customers’ gas 
and electric bills, in New York and Massachusetts per state regulatory guidance and in accordance with Rhode Island law.

With natural gas prices on the rise, we want to do everything we can 
to help our residential and commercial customers stay safe and warm. 
Get more details, tips and assistance at ngrid.com/heatinghelp.

98700_NG_CI_MF_MovingBoxAD_wBug_ML.indd   198700_NG_CI_MF_MovingBoxAD_wBug_ML.indd   1 12/15/21   11:02 AM12/15/21   11:02 AM
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Discriminating against 
renters because landlords 
feel they are too young or 
too old can put housing 
providers in violation of the 
Fair Housing Act.

When you think of age-based housing 
discrimination, you may think of a 
housing provider who doesn’t want 
kids in the building, or a landlord who 
hesitates to rent to the elderly. And while 
both of those examples would be viola-
tions of the Fair Housing Act  (“family 
status” is a protected class on its own), 
there are other things you need to be 
aware of that also fall under the umbrella 
of age discrimination. 

EXAMINE YOUR STEREOTYPES 
SURROUNDING AGE
“College students are too rowdy.”

“Older people are just going to retire 
and move to Florida.” 

“Are you sure you’re able to handle a 
third-floor walk-up?”

The first two examples in that list 
are long-overused generalizations 
about two ends of the age spectrum: 
the young (often first-time renters and/
or students) and the elderly. But like all 
stereotypes, they are opinions, not facts. 
A college-age tenant may throw loud 
parties, but they’re just as likely to be so 
immersed in studying that they barely 
have time for a social life. The reality 
is probably somewhere in the middle 
for most students. And if an elderly 
person is looking to move someplace far 
away, they probably aren’t planning to 
do so in the immediate future if they’re 
apartment hunting. 

But what about that third example? 
Isn’t it common courtesy to ask someone 
if they’re going to be able to handle 
living in your rental? Maybe there’s a 
steep driveway or a lot of stairs. Perhaps 
the garage door sticks sometimes and 
requires physical strength to close. 

It’s up to the tenant to decide if they 
can handle those challenges, and it may 
insult them if you question their abilities. 
There are 70-year-olds in better shape 
than some 30-year-olds. Let them see the 
place and opt to move forward as they see 
fit (meanwhile, fix your garage door).

You also shouldn’t make assumptions 
about families with children (“kids always 
wreck the place”), or fall back on negative 

age-related stereotypes (“I prefer to rent 
to young professionals because retirees 
complain a lot more”). 

WATCH YOUR WORDING IN 
RENTAL HOUSING ADS
Maybe your studio apartment is in a hip 
metro area or near a college. Perhaps it’s 
located outside the city, in a quiet suburb, 
or near a retirement community. Those 
are areas that may attract different age 
demographics (then again, they may not). 
Either way, be careful how you advertise 
your vacant units.

“Ideal for young professionals” may 
be off-putting to the older executive who 
wants to shorten her commute by living 
closer to the city center. For the suburban 
property, something like “older, mature 
tenants preferred” is blatant discrimina-
tion, but it also immediately discounts the 
possibility that a young family, couple or 
work-from-home individual may be inter-
ested in living outside the metro area. 

Discriminatory wording in housing 
ads is illegal, but it also pigeonholes your 
property and tells large groups of people 
not to bother applying (even if that young 
couple knows that legally they have 
every right to apply for your property an 
hour outside Boston, if they think you’re 
going to be a difficult landlord because 
they don’t fit your age preferences, they 
may look elsewhere). Why would you 
want to miss out on the opportunity to 
get the best tenants possible because of 
misguided stereotypes?

KEEP SECURITY DEPOSITS 
EQUAL ACROSS THE BOARD 
REGARDLESS OF AGE
You cannot charge a higher security 
deposit for younger tenants under the 

How to Avoid Housing 
Discrimination Based on Age
By Kimberly Rau, MassLandlords

This version of a popular optical illusion, titled “My 
Wife, My Mother-in-Law” was first published in 
1915. Do you see a young lady, or an old woman? 
Regardless, if she applied for your rental and was 
otherwise qualified, your feelings about her age 
would be irrelevant...and denying her tenancy based 
on that would be age discrimination. License: CC by 
SA 4.0 MassLandlords (optical illusion art: public 
domain)

http://clickmetertracking.com/hud_FairHousingAct
https://masslandlords.net/how-to-avoid-housing-discrimination-based-on-family-status/
https://masslandlords.net/how-to-avoid-housing-discrimination-based-on-family-status/
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assumption that they will damage the 
property more. You also can’t charge a 
higher security deposit because you’re 
worried your tenant’s grandchildren 
will wreck the place, or because you’re 
concerned the tenant will die in the unit.

The opposite also holds true: if you 
waive the security deposit for the nice, 
older couple, but don’t waive it for 
anyone else, you could end up in trouble 
(and defending a discrimination lawsuit 
is likely going to cost you a lot more than 
that security deposit). 

RESPOND TO MAINTENANCE 
CALLS CONSISTENTLY 
FOR ALL TENANTS
Don’t ignore maintenance calls because 
you think your elderly tenant complains 
too much and “he’s just going to call 
about something else next week, I’ll 
just wait and get everything done at 
once.” Conversely, don’t put your tenants 
with kids on the back burner because 
“those kids are just going to be destruc-
tive anyway, why do I need to rush 
to fix things?” 

Besides, going in for regular main-
tenance is a great way to keep tabs on 
what’s going on with your property 
outside of regular inspections.

AVOID AGE-BASED STEERING
Trust your tenants to know where they 
want to live. You may think that your 
rental in another neighborhood would 
be better suited to your applicants, but 

suggesting they tour that one instead 
may suggest you don’t want them in this 
neighborhood, or this unit.

“We have mostly retirees around here. 
There are a lot of young families on 
Smith Street, would you like to see that 
house instead?”

“You’re retiring? Congratulations! 
Do you want to see the units I have in 
the other building? We have a lot of 
retirees there.”

You may think you’re being helpful, but 
your applicants may think you’re being 
discriminatory. Avoid steering people to 
one unit or another; it’s unlawful. 

WHAT ABOUT AGED HOUSING?
Aged housing refers to housing provided 
under a state or federal program that is 
intended to assist the elderly; housing 
strictly for residents age 65 or older; 
and housing where at least 80% of the 
population is age 55 or older. According 
to the Department of Housing and Urban 
Development (HUD), the age 55 or older 
exemption is the most common aged 
housing of the three. 

To qualify for the 55 and older 
exemption, housing providers must 
demonstrate that 80 percent of the 
housing community in question is over 
the age of 55. The housing complex must 
also publish rules stating its intention 
to operate as a 55 and older community 
and adhere to those rules, including 
complying with HUD’s requirements for 
age verification.

These housing communities are 
the exception rather than the rule, so 
simply having a preference to rent 
to those nearing or past retirement 
age won’t cut it. 

CONCLUSION
Trying to keep people of a certain age 
out of your units (or focusing on renting 
to one age demographic above others) is 
both unlawful and bad for business. Don’t 
paint yourself into a corner and miss out 
on a larger applicant pool by dismissing 
otherwise qualified tenants based on their 
age. Don’t discriminate: keep yourself out 
of court, and your units rented. ML

Point your camera app here to 
read more online.

Eviction Moving & Storage 
PROXIMA

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

Licensed, Bonded, Insured 

617-588-0111
Lowest Fixed Rates No Hidden Fees

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

HEALTHY HOMES
FOR BETTER LIVING!

• Indoor Air Quality
• Lead Paint Inspections
• Mold Testing & Analysis
• Serving all of MA & NH

Call Toll Free: 800-349-7779

1 Arcadia St.
Dorchester, MA 02122

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

Inspections@asapenvironmental.com
www.asapenvironmental.com

Osterville
508-428-1669

Brockton
508-580-4800

Rockland
781-982-8700

Worcester
508-755-7320

Lawrence
978-686-0003

http://clickmetertracking.com/hud_agedhousing
http://clickmetertracking.com/hud_agedhousing
https://masslandlords.net/how-to-avoid-housing-discrimination-based-on-age/
http://clickmeterlink.com/mlad-proxima-static
http://clickmetertracking.com/Ad-ASAP-Enviromental-Inc
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The 2021 election results include Patrick 
Sullivan on the Board of Directors. This article 
covers who won the 2021 election, who ran, 
and how you can get involved for next time.

In December, MassLandlords members voted in our annual 
business meeting on the next director to succeed Russell 
Sabadosa on our five-member volunteer board. We met our 
quorum target of 484 responses, with 486 members partici-
pating online including abstentions.

WHO RAN IN THE 2021 ELECTION?
The nominees were Allyson Gray, Sanjiv Reejhsinghani and 
Patrick Sullivan, all long-time members and strong supporters. 

Please join us in thanking both Allyson and Sanjiv for their 
willingness to serve. In an organization of over 2,400 members, 
every bit of public spirit and volunteering adds up to an increas-
ingly impressive state-wide organization, and a positive force for 
the creation of better rental housing in Massachusetts. 

HOW WAS THE 2021 ELECTION CARRIED OUT?
We haven’t had in-person meetings in a while, so all voting was 
electronic. Members were asked to rate candidates on a score of 
0 to 5 using a score voting ballot.

Allyson Gray’s total score was 626, average 3.8. Sanjiv 
Reejhsinghani’s total score was 651, average 3.9.  Patrick Sullivan’s 
score was 696, average 4.0. It was a very close election and clearly 
any of the three would have well represented the membership. 

WHO WON THE 2021 ELECTION?
Patrick Sullivan has been elected to the board. This is based on 
receiving the highest total score out of all scores assigned.

HOW CAN I GET INVOLVED IN 2022?
There are volunteer roles at the state and local level available at 
MassLandlords.net/volunteer. ML

Point your camera app here to read more online.

MassLandlords Annual Election 
Results 2021: Sullivan

Patrick Sullivan of Obtainable Sobriety is our next of 
five active directors.

The distribution of scores shows that no candidate was divisive.

https://masslandlords.net/annual-business-meeting-and-annual-elections/
https://masslandlords.net/annual-business-meeting-and-annual-elections/
https://masslandlords.net/volunteer/
https://masslandlords.net/masslandlords-annual-election-results-2021-sullivan/
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The distribution of scores shows that no candidate was divisive. Property Maintenance 

Owner Communication

BookkeepingRent Collection

Leasing & Tenant Screening Creative Solutions

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

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

Our Services

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

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

PROPERTY MANAGEMENT 

5% Flat fee 
& No Maintenance or  
Service Upcharge

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

http://clickmeterlink.com/AD_MERGO_Property_Management
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LANDLORD 
INCENTIVE 
PROGRAM

The City has launched a program to 
support landlords who rent to Boston 

households moving out of homelessness. 

The program provides landlords 
with signing bonuses, holding fees, 

and other incentives. It also offers access 
to prospective tenants — with rental 

subsidies and a dedicated housing support 
provider — who are ready to sign leases.

Contact New Lease for Homeless Families 
to gain access to this opportunity. 

(857) 323-6303

info@newleasehousing.org

http://clickmetertracking.com/NewLeaseforHomelessFamilies-AD
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Don’t like kids in the 
building? Saying so and 
denying a tenancy to 
someone with children could 
land you in court.

The federal Fair Housing Act protects 
individuals against housing discrim-
ination based on family status. This 
includes protections for families with 
minor children (parents or guardians), 
pregnant people and those in the process 
of or intending to adopt or otherwise gain 
custody over minor children. 

This means that, except in very specific 
circumstances, you cannot deny tenancy 
to people based on the fact that they have 
or plan to have children in their home. 
MGL Ch. 151b S4 specifically prohibits 
saying “no children” (or prohibiting any 
other protected class) when advertising 
available housing.

WHAT ARE THE EXCEPTIONS 
TO THE FAMILIAL STATUS 
DISCRIMINATION LAW?
There are only two ways that you may 
decline to rent to someone with children. 
In Massachusetts, owner-occupied 
buildings with two or fewer units are 
exempt from some of the fair housing 
protections. This is called the “Mrs. 
Murphy” exemption, and while we don’t 
recommend you utilize it, it does afford 
landlords in that specific situation the 
ability to refuse certain tenancies. 

The Mrs. Murphy exception does not 
allow landlords to discriminate based on 
race or color, and there are still criteria 
to meet in order to stay on the right side 
of the law when invoking it. For instance, 
you cannot in any way advertise that you 

will not rent to families with children. 
Check with an attorney before making 
any decisions if you are in doubt. 

The federal Fair Housing Act also 
allows certain properties to restrict 
residency to anyone over the age 
of 55 or 62. Such “age-restricted” 
housing complexes must meet three 
standards to qualify:
•	 At least 80 percent of the units must 

have at least one occupant who is 55 
years of age or older; and

•	 The housing community must publish 
and follow rules that show its intent to 
operate as age-restricted; and 

•	 The housing community must comply 
with federal regulations for age verifica-
tion of all residents. 
This exception does not permit discrim-

ination based on race, color, religion or 
any other protected class. 

CAN I SAY “NO CHILDREN” IF MY 
APARTMENT HAS LEAD PAINT? 
Many properties constructed prior to 1978 
may still have lead paint. Studies have 
shown that lead paint can be harmful to 
children; therefore, landlords must delead 
their properties if children under age 6 will 
be living in them. If a tenant is pregnant, 
you also must delead the property (and not 
when the baby arrives, but as soon as you 
learn of the pregnancy). This is why we say 
that the best time to delead your property 
was during your last vacancy. Deleading 
an occupied residence is more challenging 
than deleading when the place is empty.

If you do not delead, you will find 
yourself liable for any injuries suffered 
from lead poisoning, even though lead 
can certainly be found other places 
than residences. Without a certificate of 
deleading, you as landlord are always 

How to Avoid Housing Discrimination 
Based on Family Status
By Kimberly Rau, MassLandlords

Children need good, safe places to call home, just like everyone else. Federal and state housing laws work to 
protect those who are most vulnerable to discrimination, which is why you cannot refuse to rent to people with 
children. Photo license: CC by SA 4 MassLandlords

http://clickmetertracking.com/hud_fha
http://clickmetertracking.com/maleg_151bs4
https://masslandlords.net/what-landlords-need-to-know-about-mrs-murphy/
https://masslandlords.net/what-landlords-need-to-know-about-mrs-murphy/
http://clickmetertracking.com/hud_age
http://clickmetertracking.com/hud_age
https://masslandlords.net/laws/lead-paint/
https://masslandlords.net/laws/lead-paint/
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going to be held responsible for damages. 
With a certificate of deleading, the injured 
party must prove their injuries were from 
lead on your property.

Deleading can be very expensive and 
time-consuming, but having a rental unit 
with lead paint is not an excuse to say “no 
children.” You must delead your property. 

CAN I ASK HOW OLD THE 
TENANT’S CHILDREN ARE? 
For the purposes of the rental application, 
you should ask how many people over 
18 years old will be living in the house. 
Get a complete application from each 
occupant 18 or over.

For the purposes of ensuring you are 
in compliance with the lead laws, ask for 
the names and ages of any minors who 
will be living in the rental after you agree 
to rent to the tenant. Ideally, you will do 
this at the lease signing. (If you ask at the 
application stage, you could appear to 
have discriminatory intent.)

WHAT IF MY RENTAL DOESN’T HAVE 
ENOUGH BEDROOMS FOR ALL OF 
AN APPLICANT’S CHILDREN?
As long as the rooms meet the proper 
space requirements as outlined in the 
state sanitary code, that’s your tenant’s 
decision, not yours. Children of the 
opposite sex may share a bedroom as 
well, at the discretion of their parent or 
guardian. The idea that boys and girls 
cannot share bedrooms is an urban 
legend. Housing vouchers will allow 
for separate bedrooms for opposite-sex 
children, but a parent is not required to 
rent a place with separate bedrooms. 

TO PROTECT MY PROPERTY, CAN 
I INSPECT MY RENTALS WITH 
CHILDREN MORE FREQUENTLY? 
No, this would be considered discrimi-
natory. If all of your other rentals get a 
once-a-year inspection (recommended 
at minimum), that’s what the rentals 
with children should get, too. Don’t go in 
twice (or more) unless you are going into 

everyone’s unit and performing two or 
more inspections a year. 

You also cannot charge a higher 
security deposit than you normally would 
just because a tenant has children.

WHAT SHOULD I DO ABOUT NOISE? 
This is a good time to point out that 
children are also entitled to live in the place 
they call home. This means you cannot tell 
parents that their children must be silent 
or not make noise with toys, play in the 
yard or ride their bikes in permitted areas. 
Excessive noise is still excessive noise, but 
you handle those complaints as you would 
anyone else, on a case by case basis.

To deal with potential noise issues, 
your first steps should be preventative. 
Insulate with rock wool between floors and 
consider drop ceilings with acoustic tile to 
help muffle overhead noises. Underlay your 
floors with a layer of cork to lessen how 
much sound will move between floors. As 
a bonus for your tenants, this will also help 
muffle the acoustics within the room itself.

PLUMBING AND 
SANITATION PROBLEMS
Even if your tenant tries to keep the 
bathroom functional, if there are things 
piled up on every surface, something 
may clog the toilet. Or, the plumbing 
may break and your tenant is worried 
about telling you because they don’t want 
you to see how they’ve been living. A 
backed up toilet or tub can lead to more 
air quality issues, but also can destroy 
fl oors and walls (and the ceiling of the 
tenants below). 

If your tenant is hoarding animals, 
the sanitary problems from that can be 
many. Old pet food attracts pests and 
mold. Uncleaned litter boxes lead to air 
quality problems, and will encourage 
pets to start relieving themselves in other 
areas, leading to structural damage, 
more air issues, and possibly more bugs. 
In extreme situations, an animal dying 
unnoticed in the apartment is going 
to cause unpleasant odors for anyone 
in the vicinity.

FIRE HAZARDS
A hoarder’s house can be such a fi re 
hazard that the National Fire Protection 
Association (NFPA) has published an 
entire page on it, along with a safety tip 
sheet for reducing fi re risks and a guide 
on how to talk to someone with hoarding 
disorder. 

In short, occupants living in a house 
where hoarding has taken over are at 
greater risk of dying in a fi re. The house 
itself becomes a fi re hazard, with things 
piled up and electrical outlets blocked 
by fl ammable materials. Rodents chew 
wires, which can cause fi res. If a fi re 
does occur, it may be impossible to leave 
the house due to blocked exits. When 
fi refi ghters respond, they run the risk 
of being injured by the debris in the 
home, and may have trouble fi nding 
and rescuing the home’s occupants. 
In Medford last fall, rescue workers 
responded to a cardiac arrest call. The 
home turned out to be a hoarder’s 
residence, and it took a half an hour for 
personnel to clear a path from the second 

fl oor to an exit so they could transport 
the woman to the hospital. Fighting a fi re 
in a house full of garbage is also more 
diffi cult, according to the NFPA.

If your tenant lives in a unit that is 
adjacent to others, the fi re may spread 
throughout the building. Even if 
contained, smoke may damage neighbor-
ing homes and may affect air quality. 

A RESPONSIBILITY FOR SAFETY
While it is illegal to evict someone 
because of their disability, you as a 
landlord still have a responsibility to keep 
your rental units safe and habitable under 
the state sanitary code. If you have a 
multi-unit rental situation, you also owe it 
to your other tenants to ensure that their 
well-being and safety are not compro-
mised. Hoarding, therefore, requires 
careful work to get under control, and, 
if your tenant cannot maintain a safe 
environment, you may be able to evict 
them for other code violations.

That’s not meant to disparage anyone 
suffering from mental illness. Everyone 
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Tired of being a landlord?

SELL US YOUR MULTIFAMILY!

http://clickmetertracking.com/bsp_cork
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21

January 2022MASSLANDLORDS NEWSLETTER

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

PO Box 2295 Worcester, MA 01613
T  : (508) 203-1798
w : rentals@woomasspm.com

Property Managers 
Who Care!

We Manage Your 
Property as if It 

Were Ours! 24/7 MAINTENANCE 

LEASING

LANDSCAPING

SCREENING

(413) 536-2714 110witmanproperties.com

Property 
Management
With a Personal
Touch   

If another tenant complains about 
noise, investigate the cause before 
deciding the parents are not doing enough 
to control their children. Certain ages are 
noisier than others. Even the most mellow 
baby will sometimes cry at night; babies 
with medical conditions or colic may cry 
a lot more. Even the gentlest toddler will 
have a screaming meltdown at some point 
or decide the kitchen floor is a great spot 
for a pot-and-pan drum solo. Some of 
these things may be within the parents’ 
control, others are not. Remember: this 
too shall pass. 

If you feel that the level of noise 
coming from the children in your rentals 
is excessive, and your other tenants are 
upset, consider community mediation. 
Not just for landlords and tenants who 
are trying to avoid eviction, community 
mediation can be used to try and fix 
many kinds of disputes. Through it, your 
tenants may be able to come up with 
workable compromises, or the mediator 
may be able to connect the parents with 
services for their child if necessary. 

ONE OF MY RENTALS IS IN A NICER 
SCHOOL DISTRICT. SHOULD I 
SUGGEST THAT ONE INSTEAD?
No, this could be considered “steering,” 
that is, leading a prospective tenant away 
from the unit they are interested in in 
favor of a different unit (in the building, 
a different neighborhood or town, or a 
rental managed by someone else). 

If a prospective tenant asks about the 
school district, answer honestly, but let 
them do their own research and make 
their own decisions about where they 

want to live. They may intend to send 
their child to a private school, homes-
chool them or have reasons they want 
their children to attend that school.

Other examples of steering would be 
mentioning the cranky neighbors who 
dislike children, talking about how it’s a 
“rough” neighborhood for kids or other 
comments that make it seem like your 
rental is not a good fit for children.

I PREFER TO KEEP ALL OF MY 
TENANTS WITH KIDS ON THE FIRST 
FLOOR. IS THAT OKAY IF ALL OF 
THE UNITS ARE IDENTICAL?
No, keeping all of your tenants with 
children restricted to one area of the 
building would also be discriminatory. 
If a unit is available for rent, it has to be 
available to everyone equally. 

WHAT IF MY BUILDING HAS A SEX 
OFFENDER IN IT? SHOULD I WARN 
TENANTS ABOUT THIS?
Where registered sex offenders live is a 
hot-button issue. There are three levels of 
sex offenders, categorized by the danger 
the individual poses to the public as well 
as their likelihood to reoffend. A level-one 
sex offender is considered to have a low 
risk of re-offending and poses a low 
degree of danger to the public. Members 
of the public cannot access information 
about level-one offenders. 

Level-two offenders have a “moderate” 
risk of re-offending and pose a moderate 
degree of danger to the public. Level-
three offenders have a high risk of 
re-offending and pose a high degree 
of danger to the public. Information 

on level-three offenders and level-two 
offenders classified after July 2013 is 
available to the public. 

You do not have to agree to rent to sex 
offenders, though broad citywide ordi-
nances banning sex offenders from living 
within certain parameters have been 
struck down by the state. We recommend 
screening using our applicant qualifier, 
which has level-two and -three sex 
offender status as immediate disqual-
ifiers. If you apply this rule evenly and 
screen everyone, you are behaving legally. 

But suppose you have a tenant who is 
a sex offender. There are many different 
crimes that can get someone classified as 
a sex offender, not all of which are against 
children. Registered sex offenders may 
have different constraints as to where 
they may live depending on what crime 
they were convicted of. 

As a landlord, you are not a judge or 
a police officer. A registered sex offender 
must adhere to whatever parameters are 
placed on them. If a child moves into 
the building and the other tenant is not 
allowed to live so close to children, they 
may have to move, but that is not your 
job to enforce. They will need to report 
this to whoever is supervising their 
release and proceed accordingly.

On the other hand, a parent may 
not want their child to live in the same 
building as any level-two or -three sex 
offender, regardless of their offense. 
Since it is a matter of public record, you 
could disclose the fact that a level-two or 
-three offender lives in the building and 
let them know where they can access the 
public sex offender database to get more 

http://clickmetertracking.com/Ad-Witman-Properties

http://clickmetertracking.com/massgov_mediation
https://masslandlords.net/can-deny-prospective-tenant-criminal-history-sex-offender/
https://masslandlords.net/can-deny-prospective-tenant-criminal-history-sex-offender/
http://clickmetertracking.com/enterprisenews_lynn
http://clickmetertracking.com/enterprisenews_lynn
https://masslandlords.net/forms/applicant-qualifier/
http://clickmetertracking.com/massgov_sexoffenders
http://clickmetertracking.com/massgov_sexoffenders
http://clickmetertracking.com/sorb_mass
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information. The choice to rent or not is 
then up to them.

Remember that level-one sex offender 
information is not available to the public, 
so if you happen to have this information 
about one of your tenants, you should 
not disclose it without that individu-
al’s permission. 

As always, consult with an attorney 
if you have questions about your 
specific situation.

I CAN’T CHARGE A HIGHER 
SECURITY DEPOSIT, BUT WHAT 
COUNTS AS “REASONABLE WEAR 
AND TEAR” WITH CHILDREN?
When you are inspecting your unit after 
your tenants move out, there are certain 
things that are considered “reasonable 
wear and tear.” These issues are the 
expected maintenance concerns that 
come with people living in the unit, and 
typically you cannot withhold a security 
deposit for them.

Some examples of reasonable wear 
and tear include a sink that is slow due 

to grease buildup, a dent in the plaster 
where the doorknob has hit one too many 
times or an accidental wine stain on the 
carpet. Excessive damage could include a 
carpet that has been cut, a missing ceiling 
fixture or holes in the wall that cannot be 
attributed to normal activity. 

What happens when there are kids 
in the home? Do you have to be more 
lenient with what you consider reason-
able wear and tear?

The answer is no, you do not have to 
accept large amounts of damage in the 
name of accommodating a family with 
children. Smudges on the walls or doors 
are normal (we recommend using paint 
that is easily cleaned in all your rentals); 
walls substantially covered in crayon or 
marker would not be considered “reason-
able.” A dent behind the kid’s bedroom 
doorknob is normal, massive dents all over 
the place from toys or kicking feet are not. 

In all cases, make sure you do a 
walkthrough and have a conditions 
statement signed by you and the tenants 
before they move in, otherwise you won’t 

have a leg to stand on regarding the 
security deposit.

CONCLUSION
Just like military members, the disabled, 
people of all origins and those in every 
other protected class, children deserve a 
place to live. Denying a tenancy because 
children will be living in the home not only 
limits your options as a landlord, it could 
land you in court. Focus on keeping your 
rental safe and ready for all tenancies that 
otherwise meet your requirements. ML

Point your camera app here to 
read more online.

http://clickmetertracking.com/Rentable-AD
https://masslandlords.net/laws/security-deposits/
https://masslandlords.net/laws/security-deposits/
https://masslandlords.net/how-to-avoid-housing-discrimination-based-on-family-status/
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STATEWIDE

Webinar Jan 7: Water 
Submetering How-To
This presentation will teach the basics 
of water submetering. Why we should, 
what it costs, and how to bill compli-
antly. In particular, we will review:

• �Motivating horror stories of tenant 
water usage gone bad

• �Basic cost/benefit analysis and ROI
• �When to install meters
• �Which types of meters are available
• �Upgrading or verifying 

low-flow fixtures
• �How to get the town or city to sign off
• �The legal framework for metering
• �The MassLandlords invoice which 

facilitates monthly or quarterly billing
• �Frequently asked questions 

for submetering

Attendees will leave knowing that water 
submetering is a good goal to work 
towards, and knowing the next steps to 
take when ready.

MassLandlords Executive Director  
Douglas Quattrochi

One type of water meter

This presentation will be given by Doug 
Quattrochi, Executive Director, 
MassLandlords, Inc. Doug was a founding 
member of MassLandlords in 2013. He 
became the association’s first Executive 
Director under new bylaws in 2014. Since 

then, he has scaled the organization from 
a core of 160 members in Worcester to 
approximately 2,200 dues paying busi-
nesses from Pittsfield to the Cape, and 
from an all-volunteer team to approxi-
mately 20 full and part-time staff plus 50 
volunteers. Doug has been instrumental in 
advancing democratic governance mech-
anisms, including score voting for policy 
priorities and a staggered and democrat-
ically elected Board of Directors. Doug 
also oversees the RentHelper spin-off, 
which is expanding access to electronic 
banking for those of us who are unbanked 
or underbanked. Prior to MassLandlords, 
Doug held leadership roles in various 
Massachusetts startups, two of which are 
still operating. Doug holds a Master of 
Science in Aerospace Engineering from 
the Massachusetts Institute of Technology.

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

FRIDAY, JAN 7TH
Webinar Agenda

12:00pm �Webinar Begins
1:00pm �Webinar Ends

Participation is Easy
We have two formats of online events:

• �Virtual meetings include optional 
audience participation via video, 
phone, and screenshare and 
are not recorded.

• �Webinars have limited participa-
tion options (typed questions only) 
and are recorded.

Our virtual registration desk is 
open for all events one hour starting 
30 minutes prior to the event 

start time. Call 774-314-1896 or 
email hello@masslandlords.net for live, 
real-time help signing in and using 
your technology.

WEBINAR DETAILS (HOSTED BY 
ZOOM)
We will share our video, audio, and 
computer screen and slides.

• �You can chat questions. You will not be 
on video or audio.

Registrants will have full access to the 
webinar, including watching live or 
watching the recording any time after 
the webinar is posted.

Watch Live:

Password will be emailed and 
viewable online.

When: Jan 7, 2022 12:00 PM Eastern 
Time (US and Canada)

Topic: Water Submetering How-To 
Webinar January 7, 2022

Please click the link below to join the 
webinar: 
https://us02web.zoom.us/j/88924426854

Webinar ID: 889 2442 6854

Passcode: Will be emailed and 
viewable online

International numbers available: 
https://us02web.zoom.us/u/kdlq7np6Sc

PRICING
Open to the public. Membership 
is not required!

• �Public: $9
• �Members: $3

WATCH RECORDING (THREE 
BUSINESS DAYS AFTER EVENT 
DATE):
Recording Link:
This event will be recorded and uploaded 
to our page Water submetering.

Click here to purchase 
tickets for this event

This webinar counts for continuing 
education credit for Certified 
Massachusetts Landlord Level 
Three. Beep in. Leave feedback/beep out.

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

https://masslandlords.net/events/
https://masslandlords.net/events/
mailto:hello@masslandlords.net
https://masslandlords.net/events/password
https://us02web.zoom.us/j/88924426854
https://masslandlords.net/events/password
https://us02web.zoom.us/u/kdlq7np6Sc
https://masslandlords.net/laws/water-submetering/
https://masslandlords.net/events/
https://masslandlords.net/events/
https://masslandlords.net/beep/
https://masslandlords.net/surveys/webinar-feedback/


January 2022REGIONAL

This event is operated by 
MassLandlords staff.

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

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

Google calendar users: add our event 
calendar to your own.

iPhone & iPad users: add our event 
calendar to iCal.

Outlook users: add our event calendar to 
Outlook.

Statewide Virtual 
Meeting Wed Jan 
12: Round Table 
Discussion
Round Table Discussion
We’ll be having a round table (really, 
zoom) discussion about any rental real 
estate topics. This meeting is a great 
opportunity for attendees to learn from 
each other’s experiences. Bring your 
questions about emotional support 
animals, lead paint, security deposits, 
rental assistance, or anything real 
estate related.

Attendees are welcome to share their 
own experiences, warnings, pearls of 
wisdom, and more. Participation is 
not required, you’re welcome to come 
and just listen.

This event will be moderated by volun-
teers and/or staff with significant and 
compliant rental experience.

We’ll be having a whole-room (zoom) discussion

MassLandlords Executive Director  
Douglas Quattrochi

This presentation will be given by Doug 
Quattrochi, Executive Director, 
MassLandlords, Inc. Doug was a founding 
member of MassLandlords in 2013. He 
became the association’s first Executive 
Director under new bylaws in 2014. Since 
then, he has scaled the organization from 
a core of 160 members in Worcester to 
approximately 2,200 dues paying busi-
nesses from Pittsfield to the Cape, and 
from an all-volunteer team to approxi-
mately 20 full and part-time staff plus 50 
volunteers. Doug has been instrumental 
in advancing democratic governance 
mechanisms, including score voting for 
policy priorities and a staggered and 
democratically elected Board of Directors. 
Doug also oversees the RentHelper 
spin-off, which is expanding access to 
electronic banking for those of us who 
are unbanked or underbanked. Prior to 
MassLandlords, Doug held leadership 
roles in various Massachusetts startups, 
two of which are still operating. Doug 
holds a Master of Science in Aerospace 
Engineering from the Massachusetts 
Institute of Technology.

Patrick Sullivan of Obtainable Sobriety will 
moderate networking time. 

You can volunteer for a future event.

Networking time will be moderated 
by Patrick Sullivan. Patrick has been 
an avid landlord since 2007 primarily 
focusing on multi families in the greater 
Worcester area. Having worked in high 

level IT his whole life he looks at things 
from a different perspective which he 
applies to real estate. He became a Real 
Estate agent in 2015 and now primarily 
focuses on Sober living facilities for 
people recently out of drug and alcohol 
treatment centers.

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

WEDNESDAY, JANUARY 12TH

VIRTUAL MEETING AGENDA
5:00pm �Sign-in and virtual networking: 

you can chit chat with others 
as people log in

5:40pm �Business Update
6:00pm �Round table
7:00pm �Virtual meeting ends

Participation is Easy
We have two formats of online events:

• �Virtual meetings include optional 
audience participation via video, 
phone, and screenshare and 
are not recorded.

• �Webinars have limited participa-
tion options (typed questions only) 
and are recorded.

Our virtual registration desk is open 
for all events one hour starting 
30 minutes prior to the event 
start time. Call 774-314-1896 or 
email hello@masslandlords.net for live, 
real-time help signing in and using 
your technology.

If joining a virtual meeting, please use 
the zoom “test audio” feature. You will 
be allowed to talk to others if your 
microphone is good and there is no 
background noise. We reserve the right 
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to mute anyone for any reason. Attendees 
without a microphone or who don’t want 
to be heard can type questions.

VIRTUAL MEETING DETAILS 
(HOSTED BY ZOOM)
We will share our video, audio, and 
computer screen and slides.

• �Optional: You can share your video 
with everyone, talk to everyone, and 
type chat with everyone. Video sharing 
is not required. Talking is not required.

Password will be emailed and 
viewable online.

Topic: Round Table Virtual Meeting 
January 12, 2022

Time: Jan 12, 2022 05:00 PM Eastern 
Time (US and Canada)

Join Zoom Meeting 
https://us02web.zoom.us/j/85023572327

Meeting ID: 850 2357 2327

Passcode: Will be emailed and 
viewable online.

Dial by your location 
+1 669 900 6833 US (San Jose) 
+1 253 215 8782 US (Tacoma) 
+1 301 715 8592 US (Washington DC) 
+1 312 626 6799 US (Chicago) 
+1 346 248 7799 US (Houston) 
+1 408 638 0968 US (San Jose) 
+1 646 876 9923 US (New York)

Find your local number: 
https://us02web.zoom.us/u/keJeWkMQ4

PRICING
Open to the public. Membership 
is not required!

• �Public: $21
• �Members: $7

This event will not be recorded.

There will likely not be any slides and 
handouts for this event.

Click here to purchase 
tickets for this event

This virtual meeting counts for 
continuing education credit for 
Certified Massachusetts Landlord Level 
Three. Beep in. Leave feedback/beep out.

This event is operated by 
MassLandlords staff.

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

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

Google calendar users: add this event to 
your own.

Google calendar users: add our event 
calendar to your own.

iPhone & iPad users: add our event 
calendar to iCal.

Outlook users: add our event calendar to 
Outlook.

Statewide Virtual 
Meeting Thu Jan 
13: Boston Eviction 
Moratorium 
Overturned: Decision 
and Appeal
This presentation will cover the recent 
decision to overturn the Boston eviction 
moratorium. In particular, we will cover:

• �Choice of Forum: 
Eastern Housing Court

• �The plaintiffs in the case.
• �The memorandum of law filed 

against the case.
• �The court’s plain language decision.
• �The ongoing appeal by the City.
• �To “stay” or not to “stay”….tbd

Before ending we will open up the 
discussion to landlord-tenant legal 
logistics in today’s pandemic world.

Attendees will leave knowing what 
happened in Boston and what the impli-
cations are for eviction moratoria in 
other municipalities. Attendees will also 
have the chance to ask questions about 
civil procedure. Speakers cannot give 
legal advice at this presentation.

Attorney Jordana Roubicek Greenman

Part of this presentation will be given 
by Attorney Jordana Roubicek Greenman, 
a real estate lawyer and recipient of 
the Super Lawyers Rising Star award 

2012-2020. Attorney Greenman has a solo 
practice with a main office in Watertown 
and additional office in Downtown 
Boston. Her practice consists of a broad 
range of real estate-related legal matters, 
including commercial and residential 
landlord/tenant disputes, condominium 
association representation, general real 
estate litigation and commercial and 
residential real estate closings. Attorney 
Greenman has a well-respected reputation 
for aggressively advocating for her clients’ 
goals and ensuring beneficial outcomes at 
a reasonable cost. She was among the first 
attorneys to take legal action in response 
to the unfunded eviction moratorium 
and has been working as co-counsel on 
a pro bono basis with the recent Boston 
Eviction Moratorium.

Patrick Sullivan of Obtainable Sobriety will 
moderate networking time. 

You can volunteer for a future event.

Networking time will be moderated 
by Patrick Sullivan. Patrick has been an 
avid landlord since 2007 primarily focusing 
on multi families in the greater Worcester 
area. Having worked in high level IT 
his whole life he looks at things from a 
different perspective which he applies to 
real estate. He became a Real Estate agent 
in 2015 and now primarily focuses on 
Sober living facilities for people recently 
out of drug and alcohol treatment centers.

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 willing-
ness to present helpful educational 
content. Your purchase of an event ticket 
sustains our nonprofit model.
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THURSDAY, JAN 13TH

VIRTUAL MEETING AGENDA
5:00pm �Sign-in and virtual networking: 

you can chit chat with others 
as people log in

5:40pm �Business Update
6:00pm �Boston eviction mora-

torium overturned
7:00pm �Virtual meeting ends

Participation is Easy
We have two formats of online events:

• �Virtual meetings include optional 
audience participation via video, 
phone, and screenshare and 
are not recorded.

• �Webinars have limited participa-
tion options (typed questions only) 
and are recorded.

Our virtual registration desk is 
open for all events one hour starting 
30 minutes prior to the event 
start time. Call 774-314-1896 or 
email hello@masslandlords.net for live, 
real-time help signing in and using 
your technology.

If joining a virtual meeting, please 
use the zoom “test audio” feature. 
You will be allowed to talk to others if 
your microphone is good and there is 
no background noise. We reserve the 
right to mute anyone for any reason. 
Attendees without a microphone 
or who don’t want to be heard can 
type questions.

VIRTUAL MEETING DETAILS 
(HOSTED BY ZOOM)
We will share our video, audio, and 
computer screen and slides.

• �Optional: You can share your video 
with everyone, talk to everyone, and 
type chat with everyone. Video sharing 
is not required. Talking is not required.

Password will be emailed and 
viewable online.

Topic: Boston Eviction Moratorium 
Virtual Meeting January 13, 2022

Time: Jan 13, 2022 05:00 PM Eastern 
Time (US and Canada)

Join Zoom Meeting 
https://us02web.zoom.us/j/88175754578

Meeting ID: 881 7575 4578

Passcode: Will be emailed and 
viewable online

Dial by your location 
+1 646 876 9923 US (New York) 
+1 669 900 6833 US (San Jose) 
+1 253 215 8782 US (Tacoma) 
+1 301 715 8592 US (Washington DC) 
+1 312 626 6799 US (Chicago) 
+1 346 248 7799 US (Houston) 
+1 408 638 0968 US (San Jose)

Find your local number: 
https://us02web.zoom.us/u/
kbOuXVMxOP

PRICING
Open to the public. Membership 
is not required!

• �Public: $21
• �Members: $7

This event will not be recorded.

Slides and handouts if any will be 
uploaded to Boston Eviction Moratorium.

Click here to purchase 
tickets for this event

This virtual meeting counts for 
continuing education credit for 
Certified Massachusetts Landlord Level 
Three. Beep in. Leave feedback/beep out.

This event is operated by 
MassLandlords staff.

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

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

Google calendar users: add this event to 
your own.
Google calendar users: add our event 
calendar to your own.
iPhone & iPad users: add our event 
calendar to iCal.
Outlook users: add our event calendar to 
Outlook.

Webinar Jan 20: 
Homelessness: Ways 
Landlords Can Help 
and Be Paid
This presentation will review new 
state and federal incentive programs 
to overcome housing barriers for those 
currently experiencing homelessness. We 
will learn about:

• �Signing bonuses
• �Holding fees
• �Permanent subsidies

• �Supportive services
• �And more!

These programs do not require landlords 
perform charity or waive any application 
requirements. They intend to work 
within your existing application process 
to make applicants currently in unstable 
housing competitive among all applica-
tions you may receive.

Attendees will leave knowing where 
these programs are available, what 
they entail, and where to go for addi-
tional information.

Shelter is not great for a lot of reasons. Rental 
units and real homes are needed.

Register 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 willing-
ness to present helpful educational 
content. Your purchase of an event ticket 
sustains our nonprofit model.

THURSDAY, JANUARY 20TH

WEBINAR AGENDA
12:00pm �Webinar Begins
1:00pm �Webinar Ends

Registration
Free and open to the public. Membership 
is not required!

Participation is Easy
We have two formats of online events:

• �Virtual meetings include optional 
audience participation via video, 
phone, and screenshare and 
are not recorded.

• �Webinars have limited participa-
tion options (typed questions only) 
and are recorded.
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Our virtual registration desk is open for 
all events one hour starting 30 minutes 
prior to the event start time. Call 774-314-
1896 or email hello@masslandlords.net for 
live, real-time help signing in and using 
your technology.

WEBINAR DETAILS (HOSTED BY 
ZOOM)
We will share our video, audio, and 
computer screen and slides.

• �You can chat questions. You will not be 
on video or audio.

Registrants will have full access to the 
webinar, including watching live or 
watching the recording any time after 
the webinar is posted.

Watch Live: Register here.
When: Jan 20, 2022 12:00 PM Eastern 
Time (US and Canada)

Topic: Homelessness Ways to Help and 
Be Paid Webinar

Please click the link below to join the 
webinar: 
https://us02web.zoom.us/j/89009007734

Passcode: Will be emailed and 
viewable online

Webinar ID: 890 0900 7734

Passcode: Will be emailed and 
viewable online

International numbers available: 
https://us02web.zoom.us/u/kdDnatCno7

Watch Recording (three business days 
after): 
This event will be recorded and uploaded 
to our page MassLandlords.net/laws/
homelessness.

Click here to register 
for this webinar

This webinar counts for continuing 
education credit for Certified 
Massachusetts Landlord Level 
Three. Beep in. Leave feedback/beep out.

This event is operated by 
MassLandlords staff.

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

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

Google calendar users: add this event to 
your own.

Google calendar users: add our event 
calendar to your own.
iPhone & iPad users: add our event 
calendar to iCal.
Outlook users: add our event calendar to 
Outlook.

Virtual Crash Course 
Two Days Sat Jan 
22 and Jan 29: The 
MassLandlords 
Crash Course in 
Landlording
This comprehensive training is split 
over two days to reduce screen 
time. Learn everything you need to 
succeed as an owner or manager of resi-
dential rental property in Massachusetts.

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 expe-
rienced landlord, and the attorney.

• �A comprehensive agenda, see below.
• �Your choice of two books:

o �Every Landlord’s Tax 
Deduction Guide by NOLO,

o �The Good Landlord 
by Peter Shapiro,

o �Getting to Yes by Roger Fisher, and/or
o �The Housing Manual by 

H. John Fisher.
• �A bound summary of all 

material presented.
• �A MassLandlords ballpoint pen.
• �A MassLandlords certificate of 

completion and permission to use 
“MassLandlords Crash Course 
graduate” on your marketing material.

You will receive a box packed with your 
personalized signed certificate, your 
choice of two books, course notes, pen, 
and half a dozen other pieces of litera-
ture. Materials will be mailed when the 
US curve flattens and we have a local 

team member healthy for fourteen days 
consecutively. Electronic course notes 
will be downloadable for printing at 
home and notetaking prior to the event.

Purchase your ticket in 
just a few clicks!

Instructor Douglas Quattrochi

Instructor Peter Vickery

Open to attendees statewide
You are welcome to participate in this 
virtual meeting no matter where you are.

Featured Testimonial
“I simply wanted to 
reach out and express 
just how happy I am to 
have attended the land-
lording 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, JANUARY 22ND, 
2022 AND SATURDAY, JANUARY 
29TH, 2022

VIRTUAL COURSE AGENDA

SATURDAY, JANUARY 22ND, 2022
8:30am – �Introduction of MassLandlords 

and course participants
8:50am – �Rental markets

o �Urban, suburban, rural
o �Luxury, college, 

professional, working, subsi-
dized, rooming houses

9:05am – �Property selection
o �Lead paint (Legal highlight)
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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 – �Sales and marketing 101 for 
rental property managers

o �Marketing rentals
o �Sales process
o �Staying organized
o �Branding a small business
o �Getting more or fewer calls
o �Tips and tricks

10:05am – �Break
10:15am – �Applications and screening

o �Criminal, credit, eviction
o �Discrimination (legal highlight)

o �Tenant Screening Workshop

11:20am – �If time allows, 
start Rental Forms

o �Lease vs Tenancy at Will
o �iCORI
o �Eviction notices

12:15pm – �End Day One, course resumes 
the following Saturday

SATURDAY, JANUARY 29TH, 2022
8:30am – �Review of Day One and 

follow-up questions
8:45am – �If needed, finish Rental Forms

o �Lease vs Tenancy at Will
o �iCORI
o �Eviction notices

9:15am – �Legal Matters start
o �Late fees
o �Security deposits

o �Eviction process
o �Move-and-store
o �Water and elec-

trical submetering
o �Housing Court 

vs District Court
o �Warranty of habitability
o �Inspections
o �Subsidies
o �Rent control

10:05am – �Break
10:15am – �Legal Matters finish
11:00am – �Maintenance, 

hiring, and operations
o �Keeping the rent 

roll and expenses
o �Filing taxes
o �To manage or not to mange
o �Tenants as customers

29MASSLANDLORDS IS FUNDED PRIMARILY BY MEMBERSHIP DUES. THANK YOU FOR YOUR SUPPORT.

MassLandlords Thanks Our Property Rights Supporters

Property Rights Supporters make monthly contributions 
earmarked for policy advocacy.

OWNERS COOPERATIVE 
$100 and Up    Arrow Properties, Inc. Allison Gray. Haddad 
Real Estate. Hilltop Group Holdings. Landrum Global, Inc. Rich 
Merlino. Premier Choice Realty. Skye High Properties, LLC. 
Spring Park Properties. Stony Hill Real Estate Services. Eric 
Warren.

OWNERS CLUB
$50 to $99    A. A. Zamarro Realty, Inc. Commonwealth Ave. 
Real Estate LP. Foxworth Properties, LLC. Michael Goodman. 
Harbor View Realty Trust. HFP, LLC. Hilltop Realty. Brian 
Keaney. Darlene Musto. Mary Norcross. Jim O’Brien. Park 
River Properties LLC. PCPA LLC. Ted Poppitz. Shamrock 
Management. Slope Properties LLC.  Bob Smith. Tina Smith. 
Michael Totman. Union Realty. Urban Lights LLC. Winsser 
Realty Trust. Witman Properties Inc. 

WORKING TOGETHER CLUB
$20.25 to $49    557 Union Avenue Realty Trust. Yan Alperin. 
Phil Arsenault. Beacon Hill Property Management. David 
Branagan. Broggi R.E. & Property Mgmt Inc. Linda Caterino. 
CHELSEACORPLLC. Michael Donahue. Dorel Realty LLC. 
Bob Finch. Lucille Fink. First Chair Entertainment. Dana Fogg. 
Barbara Frost. Royce Fuller. GMC Property Management LLC. 
Haverhill Multi-Family, LLC. Janice E Sawyer Family Trust. 
JCCarrig Real Property. Karen Jarosiewicz. Matthew Maddaleni. 
Kristina Midura-Rodriguez. Vincent Monaco. Jill Monahan. Liz 
O’Connor. Olson Apartments. Glenn Phillips. Cheryl Popiak. 
Real Property Management Associates. Chris Rodwill. Saltman 
Realty. South Shore Apartments, Wembley LLC. The Claremont 
Living LLC. Webber and Grinnell Insurance. Lorenzo Whitter. 

WORKING TOGETHER CIRCLE
Up to $10    AAMD MGT. AFL Properties. A-Z Properties 
Inc. Ardan Building Services. Bernard Welch Realty Inc. Chris 
Adler. Lori Amara. Ascorp Inc, Rob Barrientos. Ray Boylan. 
Broggi R.E. & Property Mgmt Inc. CC&L Properties, LLC. 
Corofin Properties. Scott Cossette. Demers Enterprises. Natalie 
Delpeche. Liz Dichiara. Dietschler Properties. Eastfield Family 
Trust. Dario Echeverria. Enasin LLC. Energywise homes, Inc. Ann 
Eurkus. Margaret Forde. Forge Property Management. Barbara 
Frost. Charles Gendron. Erik Govoni. Gordon LeBlanc Real 
Estate. Christine Greene. Tyrone Greene. Ross W. Hackerson. 
Hancock Holdings LLC. Mike Hempstead. JD Powers Property 
Management LLC. JMG Realty & Investments. Gayle Joseph. 
Catherine Jurczyk. Kee 55, Inc. Agency Account C/O Ercolini. 
Kubera Properties. John Kubilis. Altagracia Lama. Jo Landers. 
Geri Ledoux. Brandon Lee. MassBay Group. Shane McGlone. 
Anthony Membrino. Alex Narinsky. Pavel Novikov. Mary Palazzo. 
PJM Property Management. Alvan Pope. Tara Pottebaum. 
Property Realty Group LLC. Douglas Quattrochi. Real Property 
Management Associates. Kathryn Rivet. Lisa Rizza. Cary- Amy 
Rose. Schoolcraft Realty, LLC. Michael Siciliano. Jonathan 
Siegel. John Siri. Joann Strub. Summit Rentals LLC. Timshel 
Properties. TJB Properties. Tomaltach 0’Seanachain Realty Trust. 
Topaz Realty Trust. Vadim Tulchinsky. Snaedis Valsdottir. Mark 
Waitkevich. Stuart Warner. Westmass Apartments LLC. Kim Wu. 
Alexa Zaccagnino.

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.

http://MassLandlords.net/property
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o �Notifying tenants
o �Extermination
o �Monitoring contractors
o �Lease violations and 

conflict resolution
o �Record keeping

11:50am – �Overview of books and 
resources for further education

12:00pm – �Review of unan-
swered questions

12:15pm – �End Day Two and End Course

Please note that end time each day may 
vary based on questions.

Participation is Easy
We have two formats of online events:
• �Virtual meetings include optional 

audience participation via video, 
phone, and screenshare and 
are not recorded.

• �Webinars have limited participa-
tion options (typed questions only) 
and are recorded.

Our virtual registration desk is open for 
all events one hour starting 30 minutes 
prior to the event start time. Call 774-314-
1896 or email hello@masslandlords.net for 
live, real-time help signing in and using 
your technology.

If joining a virtual meeting, please use 
the zoom “test audio” feature. You will 
be allowed to talk to others if your 
microphone is good and there is no 
background noise. We reserve the right 
to mute anyone for any reason. Attendees 
without a microphone or who don’t want 
to be heard can type questions.

VIRTUAL MEETING DETAILS 
(HOSTED BY ZOOM)
We will share our video, audio, and 
computer screen and slides.
• �Optional: You can share your video 

with everyone, talk to everyone, and 
type chat with everyone. Video sharing 
is not required. Talking is not required.

Password will be emailed and 
viewable online.

Topic: Crash Course Virtual Meeting 
January 22 & 29

Time: Jan 22, 2022 08:30 AM Eastern 
Time (US and Canada)

Every week on Sat, 2 occurrence(s) 
Jan 22, 2022 08:30 AM 
Jan 29, 2022 08:30 AM

Join Zoom Meeting 
https://us02web.zoom.us/j/82597191430

Meeting ID: 825 9719 1430

Passcode: Will be emailed and 
viewable online.

Dial by your location 
+1 646 876 9923 US (New York) 
+1 301 715 8592 US (Washington DC) 
+1 312 626 6799 US (Chicago) 
+1 408 638 0968 US (San Jose) 
+1 669 900 6833 US (San Jose) 
+1 253 215 8782 US (Tacoma) 
+1 346 248 7799 US (Houston)

Find your local number: 
https://us02web.zoom.us/u/kdarvZSoXx

Please note: The above Zoom informa-
tion is intended for ticket holders only 
(1 attendee per ticket purchased). To be 
admitted into the meeting your Zoom 
account name must correspond with the 
ticket purchase. If you are purchasing 
this ticket for someone else please email 
us at hello@masslandlords.net.

FOOD
This is a virtual course. You are free 
to prepare food at home and eat 
while you listen.

This event will not be recorded.

PRICING
Open to the public. Membership 
is not required, but advance 
registration is required!

• �Online:
o �Non-members: $215
o �Members: $205 (log in before 

you register or you will see the 
non-member price)

• �Online registration required. All 
ticket sales final.

Slides and handouts will be downloadable 
in advance at to Event Password Page.

Click here to purchase 
tickets for this event

The training counts for continuing 
education credit for Certified 
Massachusetts Landlord Level 
Three. Beep in. Leave feedback/beep out.

This event is operated by 
MassLandlords staff.

Membership.

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

Google calendar users: add this event to 
your own.
Google calendar users: add our event 
calendar to your own.
iPhone & iPad users: add our event 
calendar to iCal.
Outlook users: add our event calendar to 
Outlook.

BERKSHIRE COUNTY 
BOSTON, CAMBRIDGE, SOMERVILLE 
CENTRAL WORCESTER COUNTY

Wanted for 
Guarantee: 
Worcester Studios 
and One Bedrooms
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 to experience home-
lessness 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 no-obligation information, call 
the helpline at 774-314-1896 or email 
hello@masslandlords.net.
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Better Communities Better Policy Better Lives

SPEAK AT ONE 
OF OUR EVENTS

https://masslandlords.net/events/speaklog onto

& Fill out Form to Submit a Speaker Request
Your platform Give back Free food Good publicity

Well run Well attended

http://masslandlords.net/events/speak
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MassLandlords
One Broadway, Floor 14
Cambridge, MA 02142

SUBSCRIBE TODAY

Perfect to share at the office. 
Membership + print delivery $190 per year 
(add print delivery to existing membership 
$90). Mail your check to MassLandlords, 
PO Box 844570, Boston, MA 02284-4570 
or join online at masslandlords.net/join.

Support better housing policy and housing 
journalism in Massachusetts.

http://masslandlords.net/join

