FAIR AND JUST
Fair Housing

3.0 Hours Fair Housing

Course Objective: The course provides a brief overview of Fair Housing laws enactment with a primary focus
on top issues affecting the purchase and lease of residential properties; impact on brokerages and agents; case
studies reviewing violations and court orders followed by a review quiz..

your guide to . . .
I. Fair Housing Act
a. Regulatory Agency
b. Protected Classes
II. Prohibited Acts
A. Employment
B. Housing
C. Exemptions
III. Americans with Disabilities Act
A. Handicapped Defined
B. Service v. Assistive Animals
C. Group Homes/Halfway Housing
IV. Most Common Violations
A. Statistics
B. Case Studies

V. Current Cases
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Federal & Arizona Fair Housing Act, Issues and
Case Studies.

A. Federal & State
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Assistance Animals Under the Fair Housing Act
Similar to the ADA, the FHA prevents housing providers from discriminating against tenants with
physical or mental disabilities. Even if a lease prohibits or restricts pets in a “dwelling,” landlords
must make “reasonable accommodations” for “assistance animals.”
It is important to note the FHA’s use of the term “assistance animal,” which is different than the
ADA’s “service animal.” Although it is clear that assistance animals are not pets, the definition of assistance animal under the FHA extends beyond dogs and also removes the specific training requirement.
A U.S. Department of Housing & Urban Development memorandum offers guidance to housing providers who encounter requests for a reasonable accommodation involving an assistance animal. In
those situations, the landlord should determine:
Does the person seeking to use and live with the animal have a disability – i.e., a physical
or mental impairment that substantially limits one or more major life activities?
Does the person making the request have a disability-related need for an assistance animal? In other words, does the animal work, provide assistance, perform tasks or services for the benefit of a person with a disability, or provide emotional support that alleviates one or more of the identified symptoms or effects of a person’s existing disability?
If the answers to both questions are yes, the FHA requires the housing provider to alter or create an
exception to any “no pets” policy that would then allow the disabled person to occupy the premises
with his or her assistance animal – regardless of breed, size, or weight. The landlord may still deny
the request if, among other things, the assistance animal would directly threaten the health or safety
of others or would cause substantial physical damage to others’ property that could not be reduced
or eliminated by another reasonable accommodation.

Additional Considerations
Despite differences in the definitions and legal protections relating to service animals and assistance
animals, the following are some additional points that businesses, landlords, and employers should
keep in mind regarding what they can and cannot do:
Service and assistance animals are not required to wear a vest, identification tag, or specific gear or harnesses;
Proof of the animal’s training, certification, or licensure is not required when evaluating a
request for reasonable accommodation;
People with disabilities may train their animals themselves – use of a professional training
program is not required; and
Absent damage caused by the animal, no additional fees can be charged for the animal’s
presence on the property.
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UNITED AIRLINES DENIES BOARDING TO EMOTIONAL SERVICE ANIMAL . . .

A PEACOCK

MATTHEW JANUARY 29, 2018
Recently I argued that airlines must crack down on the abuse of emotional service animals.
Passengers continue to twist federal law to bypass pet cargo fees and bring animals onboard
who do not belong onboard.

DEBATE: The Abuse of “Emotional Support Animals
Case in Point: A woman tried to bring a
peacock onboard a recent United Airlines flight at Newark Liberty International Airport. She did offer to pau for a
2nd seat for this oversized bird, but
claimed she had a right to bring it
onboard as her Emotional Support animal.
United, thankfully, said sorry . . . but
no. This would be funny if it wasn’t so
ridiculous. And it’s not like this was the
first time. The thing with peacocks is
that they are mean birds. There is an arboretum not too far from my home that has beautiful
gardens . . . and peacocks running wild. They have been know to chase after visitors and bite.
And that horrible screech they make.

Remember that Southwest Flight I wrote about years ago?
Police Escort Woman, 'Emotional Support Squirrel' Off
Frontier Airlines Flight
AIRLINES & AIRPORTS PATRICK CLARKE OCTOBER 10, 2018

Frontier Airlines removed a woman and her emotional support
squirrel from a flight in Orlando Tuesday night. According to
FOX 8 Cleveland, the passenger had to be escorted off of the
plane by law enforcement. Frontier confirmed the woman noted
in her reservation that she would be traveling with an emotional
support animal but did not specify that it was a squirrel. The Denver-based ultra-low-cost
carrier doesn't allow rodents, including squirrels on its flights. Frontier said it explained its
policy to the woman but she still refused to get off the plane, prompting employees to contact
Orlando police and deplane passengers so the
woman could be removed.
Sixty-one percent of nearly 5,000 flight attendants across 30 airlines reported working a flight
where an emotional support animal caused a
disruption in the cabin. More than half of those
reported incidents included aggressive or
threatening behavior by the animal.
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HUD’s Criminal Screening Guidelines
Overview
As most property managers are aware, on April 4th, 2016 HUD published new guidelines related to the use of criminal
background checks during the applicant screening process, and the new steps that must be taken to conform to Fair
Housing Laws. These new guidelines apply to all property managers, and all categories of multi-family housing.
Within the guidance, HUD warns that in order to comply with Fair Housing Laws, any owner/manager that performs a
criminal background check or in any way considers criminal history as part of their approval criteria must ensure that the
criteria has no “disparate impact on individuals of a particular race, national origin, or other protected class”.
Disparate impact theory is based on evidence that while policies aren’t explicitly discriminatory, statistical disparities between different races can show that a policy has a negative discriminatory effect, even if unintentional. While this new
guidance doesn’t carry the force of law like formal agency rules it should still be taken seriously.

Three-Step Burden Shifting Process for Disparate Impact Claims
The HUD guidance provides a three-step, burden shifting framework for any applicant’s that feel that they have been
unfairly denied based upon disparate impact.
Step 1: Any plaintiff (Applicant) must prove the policy has a disparate impact.
Step 2: The defendant (Housing Provider) must then prove that the policy is justified, and cannot be achieved by a
different, nondiscriminatory method. Types of cases that specifically cannot be proven include: -- Prior Arrests -Prior convictions that have no specificity to type, level, or timeframe.
Step 3: If the defendant can successfully prove Step 2, the plaintiff must prove that a less discriminatory policy could
achieve the same result.

Recommended Best Practices
The HUD guidance is very clear that broad criteria that excludes a candidate based simply upon the level of a criminal
record, regardless of the nature or timeframe since the offense occurred will be challenged and unable to satisfy the burden of Step 2. As a result, this type of criteria should be eliminated and replaced with more granularly defined criteria
that take both type of crime and timeframe into consideration.
The best recommended practice is to carefully consider what types of crimes pose the greatest threat to the interests of a
housing provider.
For example, the most obvious types of crimes that could be considered relevant to a housing provider might include:
•

Crimes against people or property;

•

Crimes involving drugs or weapons

•

Crimes involving sex

The justifications in support of these types of concerning convictions should be written down within the policy that includes how many years must have passed, and the types of crimes that will pose the highest amount of concern. Another
component of the HUD guideline discusses the use of arrest record date vs. conviction records. It is essential that you do
not have a policy that factors the existence of a prior arrest into consideration for denying an applicant. While most
screening providers don’t even report arrest data, some still do.

https://www.rentalhistoryreports.com/wp-content/uploads/sites/3/2016/07/How-to-Comply-with-HUD-Guidanceon-Criminal-Screening.pdf
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