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Programs we Provide:

* Education & Outreach T

* Free Legal Representation to Prevent Evictions

* Technical Assistance (providing advice & resources) Q

* Policy Advocacy
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Learning Goals

By the end of this presentation, you will be able to:

3 Understand the eviction process

3 Understand legal protections for
tenants with pets

* Understand fair housing laws for [
tenants with support animals il




A landlord tells the tenant
they need to remove their




The Unlawful Detainer (Eviction)
Process

3/30/60/90/120
-Day Notice

|

Summons &
Complaint

5 days
Answer

l

Trial Notice

about 1 week

l about 1 to 2 weeks

Court
1
> Jr
SETTLE TRIAL DISMISSAL

Tenant wants to stay

$—I—$

Tenant wants to move. Tenant Stays

WIN LOSE
In 5 to 14 days tenant will SHERIFF
Tenant Stays & Pays Rent. receive a 5-Day Notice to ’ LOCK-OUT

Vacate from the Sheriff



SUMMONS
(CITACION JUDICIAL)
UNLAWFUL DETAINER—EVICTION

(RETENCION ILICITA DE UN INMUEBLE—DESALOJO)

NOTICE TO DEFENDANT:
(AVISO AL DEMANDADO):

YOU ARE BEING SUED BY PLAINTIFF:
(LO ESTA DEMANDANDO EL DEMANDANTE):

SUM-130

FOR COURT USE ONLY
(SOLO PARA USO DE LA CORTE)

NOTICE! You have been sued. The court may decide against
you without your being heard unless you respond within 5 days.
You have 5 DAYS, not counting Saturdays and Sundays and
other judicial holidays, after this summons and legal papers are
served on you to file a written response at this court and have a
copy served on the plaintiff.

A letter or phone call will not protect you. Your written response
must be in proper legal form if you want the court to hear your
case. There may be a court form that you can use for your
response. You can find these court forms and more information
at the California Courts Online Self-Help Center
(www.courts.ca.gov/selfhelp), your county law library, or the
courthouse nearest you. If you do not file your response on
time, you may lose the case by default, and your wages,
money, and property may be taken without further warning from
the court.

There are other legal requirements. You may want to call an
attorney right away. If you do not know an attorney, you may
want to call an attorney referral service. If you cannot afford an
attorney, you may be eligible for free legal services from a
nonprofit legal services program. You can locate these
nonprofit groups at the California Legal Services website
(www.lawhelpca.org), the California Courts Online Self-Help
Center (www.courts.ca.gov/selfhelp), or by contacting your
local court or county bar association.

jAVISO! Usted ha sido demandado. Si no responde dentro de 5
dias, el tribunal puede emitir un fallo en su contra sin una
audiencia. Una vez que le entreguen esta citacion y papeles
legales, solo tiene 5 DIAS, sin contar sabado y domingo y otros
dias feriados del tribunal, para presentar una respuesta por
escrito en este tribunal y hacer que se entregue una copia al
demandante.

Una carta o una llamada telefénica no lo protege. Su respuesta
por escrito tiene que estar en formato legal correcto si desea que
procesen su caso en la corte. Es posible que haya un formulario
que usted pueda usar para su respuesta. Puede encontrar estos
formularios de la corte y mas informacioén en el Centro de Ayuda
de las Cortes de California (www.sucorte.ca.gov), en la biblioteca
de leyes de su condado o en la corte que le quede mas cerca. Si
no presenta su respuesta a tiempo, puede perder el caso por falta
de comparecencia y se le podra quitar su sueldo, dinero y bienes
sin mas advertencia.

Hay otros requisitos legales. Es recomendable que llame a un
abogado inmediatamente. Si no conoce a un abogado, puede
llamar a un servicio de remision a abogados. Si no puede pagar a
un abogado, es posible que cumpla con los requisitos para
obtener servicios legales gratuitos de un programa de servicios
legales sin fines de lucro. Puede encontrar estos grupos sin fines
de lucro en el sitio web de California Legal Services,
(www.lawhelpcalifornia.org), en el Centro de Ayuda de las Cortes
de California, (www.sucorte.ca.gov) o poniéndose en contacto
con la corte o el colegio de abogados local.

FEE WAIVER: If you cannot pay the filing fee, ask the clerk for
a fee waiver form. NOTE: The court has a statutory lien for
waived fees and costs on any settlement or arbitration award of
$10,000 or more in a civil case. The court's lien must be paid
before the court will dismiss the case.

EXENCION DE CUOTAS: Si no puede pagar la cuota de
presentacion, pida al secretario de la corte que le dé un formulario
de exencion de pago de cuotas. AVISO: Por ley, la corte tiene
derecho a reclamar las cuotas y los costos exentos con un
gravamen sobre cualquier cantidad de $10,000 6 mas recibida
mediante un acuerdo o una concesion de arbitraje en un caso de
derecho civil. Tiene que pagar el gravamen de la corte antes de
que la corte pueda desestimar el caso.

. The name and address of the court is:
(El nombre y direccion de la corte es):

CASE NUMBER (numero del caso):

Stanley Mosk Courthouse
111 North Hill Stiest, Los Angeles, GA 00012
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COUNTY OF LOS ANGELES

SHERIFF'S DEPARTMENT
COURT SERVICES DIVISION

NOTICE TO VACATE

CASENUMBER: © 3L Coo |

TO: Judgment debtor, members of the judgment debtors household, a

nd any occupants
residing with the judgment debtor.

By virtue of a Writ of Possession of Real Property, a copy of which is attached,
YOU ARE ORDERED TO VACATE THE PREMISES DESCRIBED IN THE WRIT NOT LATER

THAN:M@M, 20 QY.

SHERIFF'S BRANCH (Name, Address and Telephone Number)

L.A. COUNTY SHEHlFFé?E DEPT. 0 LEROY D. BACA, SHERIFF
COUNTY COURT HOU

110 N. GRAND AVE., RM 525 Byr . Vil

LOS ANGELES, CA 60012 oy

Date: fL < iﬂ (9
O 0

76NB54E SH-CI-52 (REV. 9/94)

NOTICE TO VACATE




Did they receive any written document from
the owner/management?
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Waiver

e No Take Backs!

e [f a landlord accepts
rent while knowing of a
lease violation (such as
a pet) the landlord has
waived the right to
evict for that breach.

Retaliation No One-Sided

e Landlords cannot Changﬁ
retaliate against e | andlords cannot
tenants for change the terms of

exercising their rights
(e.g. requesting
repairs, inability to
pay rent due to
COVID-19, etc.).

the tenancy without
proper notice.

e A landlord might not
be able to change the
terms at all.

s &







Types of Rental Housing

Single Family
& Mobile
Homes

e Possible rent control
e Specific regulations for
mobile homes

Apartments

® Possible rent
control

® | ease terms:
yearly, month to
month

Subsidized
Housing

* Project based

e Section 8- Voucher
choice

e Low Income Tax

Credit



California Pet Friendly Housing Act
(Health & Satety Gode § 50466)

Government funded housing built on or after 2018
must allow at least one pet. Does not need to be a
support animal.




LA Gity Protections

Emergency Tenant Protections
* A tenant cannot evicted for a pet obtained during
the pandemic. A tenant should inform their
landlord of their pet to be fully protected.

Rent Control Ordinance
 Landlord can't change the terms of tenancy w/out
tenant approval (ie start charging pet rent after
never charging pet ret)



Fair Housing Laws
Protect Tenants from Discrimination
Federal Laws

Fair Housing Americans with

Amendments Disabilities Act
Act (FHAA) | (ADA)
Assistance Animals
. Support Animals- . Service Animals-
Require NO specialized Require specialized training

training



What is a Reasonable Accommodation?

A change or exception to rule that is
necessary and reasonable

When can a tenant ask for one?

e Tenant has a mental or physical impairment that substantially*
limits one or more major life activities.
e Assistance animal performs tasks or provides emotional support
that alleviates one or more of the identified symptoms or effects
of the tenant’s existing disability



Sample ESA Letter

A valid ESA Letter will establish that:

e The person writing the letter
has knowledge of the
individual's disability

e Having an ESA helps alleviate
symptoms of a disability

 Provides contact information to
verify the letter

e |s signed & dated

[Doctor’s Letterhead]

Date

Name of Professional [therapist, physician, rehabilitation counselor]
Street Address

City, State, Zip
To Whom It May Concern:

[Full name of tenant] is my patient, and has been under may care since (date). |
am familiar with his/her medical history and with the functional limitations imposed by
her disability and confirm that she indeed meets the definition of disability under the
American with Disabilities Act, the Fair Housing Act; and the Rehabilitation Act of 1973.

Due to [his/her disability] [ . [first name] has certain limitations
regarding [state limitations relevant to situation, e.g. inability to form social bonds,

listlessness, difficulty concentrating, etc.]. In order to help alleviate these difficulties,
and to enhance her ability to live independently and to fully use and enjoy her dwelling
unit, I recommend that [Full name of tenant] be permitted to retain at their home an
emotional support animal, sometimes known as a therapy animal.

[ am familiar with the professional literature concerning the therapeutic benefits
of assistance animals for people with disabilities such as that experienced by [first name].
Upon request, 1 will share citations to relevant studies, and would be happy to answer

other questions you may have concerning my recommendation that [Full Name of
Tenant] have an emotional support animal.

I would be happy to answer any questions you may have about [insert tenant
name]’s request. You can reach me by mail at the above-referenced address.

Sincerely,

Name of Professional
License No.
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My healthcare
provider won't provide
]  aietter. What do 1 do

NOW?

If you collect disability benefits,

you can self verify.
"Individualized assessment” from any reliable
third party: social worker, peer group
member, or family member.



My landiord said my
ESA letter has expired
n and | need a new one

You are NOT required to provide an
updated letter. We do recommend you stay
in contact with your health care provider or
with the reliable person who has knowledge
of your disability & your companion animal
alleviates symptoms of your disability.



Can you have
[Jmore than one ESA

Yes. So long as it can be shown that
each animal alleviates a symptom of
the person's disability.



The owner says

my dog's breed

?

1allowed
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Insurance Gompanies

The burden is on the landlord and the insurance
company

If the landlord alleges that the RA request causes an
undue financial burden, this must be substantiated
with the insurance company and comparable
coverage must be considered.

An investigation may be launched against the
insurance company for potential disability
discrimination.

http://www.hdli.org/noteworthy/201411.HUD Memo.Insurance.Breed.Restrictions. pdf



e CANNOT charge a pet deposit

e CANNOT charge an extra “pet fee” or insurance

* NO Breed Restrictions

e A “No Pet Policy” is NOT legal with regard to emotional
support animals

* Get a letter from a reliable person that has knowledge of disability and

recommends ESA 6P
e Send a request for a “reasonable accommodation” in_writing to their landlord

e If the request is ignored, seek legal assistance
o File a complaint with the CA Dept. of Fair Employment & Housing (DFEH)
or Housing & Urban Development (HUD)




cannot require an additiona
pet security deposit,
insurance or charge pet
rent for assistance animals.

Also security deposits in CA
includes pet deposits!



Common pet-related
tenancy issues:

Nuisance

- xcessive barking, howling, etc.

"No Pets" Policy

No pets on lease

[.andlord Issues

New owner, harassment, etc

Liability

Dog bite, destruction of property, etc



IMPORTANT PET LAWS ©

Dogs over 4 months must be licensed.
(LAMC §53.28)/ (§10.20.030)

Dogs and cats must be spayed & Neutered
(LAMC §53.15.2)/ (§10.20.350)

Dogs must be kept on leash
(LAMC §53.06)/ (§10.32.010)

Pets should not be left unattended

A

Pick up after your pet
(LAMC 53.49/ (§10.40.066) i



IMPORTANT PET LAWS
LA CITY

* 5 Dogs Max * 4 Dogs Max
~ o not including a licensed service
5If catsh MSaX he oth 08
o |f more than 3 cats, the other
2 must kept indoors ¢ 5 Cats Max

o must be primarily indoors

&

¢
STEED

*City of Los Angeles Municipal Code (853.06.1) *Los Angeles County Code (810.20.038)




® Pet Resume

e Spay/Neuter Certificate
¢ \VVaccination records

® | icensing Documentation
e Support animal letter

Tips for Moving
with Pets

O



Pet Resume'

Share the cutest photo of your pet!

Highlight any relevant training.

Attach proof of spay/neuter,
licensing, vaccination records,

references from trainers,

assistance animal letter from

provider (if applicable).
This is your pet's time to shinet

HOBBIES

o SLEEPING

e GETTING BELLY RUBS

* PLAYING AT THE DOG PARK

e MORE SLEEPING

e WATCHING SUNSETS WITH
MOM

/228 REFERENCES

Jessica, Dog Walker

% 909-867-5309
% JESSWALKSDOGS@GMAIL.COM

¥ 1234, PLEASENT LANE

PET NAME

AKA LOVE MONSTER

Owner Name
856-082-2345

W
= OWNER@EMAIL.COM
9

LOS ANGELES, CALIFORNIA

e TRAINING
o HOUSE TRAINED  SINGE 2018
e CANINE GOOD IN 2019
CITIZEN TRAINING
CERTIFIED
ABOUT MY OWNER

e | have had 3 pets

e | love all animals

e None of my pets have
had a serious incident



CONTAGT INFO

HEART L.A.
3612 1Mth Avenue

Los Angeles, CA 90018
www.heartla.org

va‘ ﬂ




