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2025 Fair Housing 
Education Conference & 
Trade Show

Welcome to 
Today’s Class!

A few announcements before we get 

started...



All of the presentations and handouts from today’s 

conference are available online for you access during 

class or afterwards by scanning the QR Code to the 

right.

Education 
Resources

Scan QR Code 

for Access:



Lunch Time Prize 
Giveaways

Lunch is in Hall 4, which you can get to from 

the tradeshow floor on the South/East side. 

There will be $10K in prizes given away - 1 in 

15 can win!



As you visit the tradeshow floor, 

remember to get your signature 

card filled out. Turn it in at 

registration by 3:15 PM to be 

entered to win two $500 Cash 

prizes at the 3:30 closing 

ceremonies, also in Hall 4. 

Signature 

Cards



RHA P.A.C. 
Fundraising 
Giveaway

Donate at least $25 to the RHA 

PAC, you can be entered to win a 

$500 Cash prize at 3:30 Closing 

Ceremonies!



Class Surveys
At the end of today’s class, please use the QR 

Code to fill out a survey for today’s class. 

Everyone who submits a survey will be 

entered to win a $50 Prize at closing 

ceremonies at 3:30!

Scan QR Code

to submit your 

Survey



Thank you to our 
class Sponsor!

This class is sponsored by: Breakroom Choices
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Equal Housing Statement 

“We are committed to equal 

housing opportunity and provide 

housing opportunities regardless of 

race, color, religion, sex, national 

origin, physical or mental disability, 

or familial status”



Fair Housing – 
What is Illegal

The following activities are unlawful:
• Threatening, coercing, intimidating or interfering with 
anyone exercising a fair housing right or assisting others 
who exercise that right.
• Advertising or making any statement that indicates a 
limitation or preference based on membership in a 
protected class.

• Discriminating in housing due to membership in a 

protected class



Enforcement 

Through third parties:

State & Local 
Legal Aid & 
Support Groups



Penalties for FH Violations - 

1. $10,000 administrative fine first violation
2. Compensatory civil penalties (damages and 
suffering)

3. Punitive Damages

We have seen $1 million penalties. Many settlements are $25,000-
$75,000



Two “types”  of discrimination - 

1.Disparate Treatment. This is when 

someone in a protected class is treated 

differently. 

2.Disparate Impact. This is when a neutral 

policy or procedure has a disproportionately 

negative impact on someone in a protected 

class. 



Exemptions

You do not have to comply with Fair Housing 
Law if you own less than 4 rental units or if 
you own a four-plex and live in one unit. You 
are never exempt from Fair Housing Law if 
you have a professional license for real estate 
(like a realtor, appraiser or mortgage broker).



First Five Protected Classes

• Race

• Color

• Sex

• Religion

• National Origin



Warning - You are never exempt from advertising



Familial Status

Familial Status- The definition of familial status 

under federal law is households containing one or 

more people under the age of 18 who live with a 

parent or guardian, pregnant women, foster families, 

people in the process of adopting a child under the 

age of 18, households in the process of acquiring 

legal custody of a child under the age of 18.



Disability
Disability - The definition of disability under federal law is 

a person who has any physical or mental impairment that 

substantially limits one or more major life activities, a 

person with a record of such physical or mental impairment 

or a person regarded as having such an impairment.



Disability Discrimination - Reasonable
Modifications and Accommodations

Modification – A physical change to the 
structure of the property like ramps, grab bars 
etc.

Accommodation – A change in rules, policies 
procedures like allowing an animal (if pets are 
prohibited), reserved accessible parking and 
rent reminders



Reasonable Modifications

Renter Responsibilities

1. Pay for the modification (unless federally 

subsidized)

2. Ensure the modification conforms with city code, 

and property standards 

3. Return the property to its’ original condition after 

they leave (don’t be punitive)



Reasonable Accommodations

1 – Landlord has the right to verify a person 
qualifies as “handicap” under federal law and 
the accommodation is medically necessary 
BUT don’t be petty

2 – Consider saying yes to the request and 
dealing with any issues through lease (like 
animal rules, peaceful enjoyment, etc)



Animal Request Verification Process

Three things looking for:
1.Is the person 

handicapped?
2.Is the animal medically 

necessary?
3.Does a professional 

affirm? 



Cannot Require Specific Forms when…

1 – “Obvious” disability – Readily 
Apparent

2 – You can collect similar data but can’t 
force a particular form. Their info just 
have to be substantially similar











How to avoid Horror Stories

•DOCUMENT EVERYTHING! 

•IMAGINE YOU ARE BEING RECORDED

•MINIMIZE TEXTS and EMAILS

•Standardized Process!

•Use Standard Forms and Criteria

•First Qualified Applicant!



Inadvertent ESA Denials

• Refusing to approve an applicant until the ESA is approved – 
REMEMBER – the application to rent is separate from the 
accommodation request so treat them separate. For instance you 
could “approve” the applicant before t he ESA is approved. 

• Don’t say “we are waiting to see if your ESA is approved before we 
can approve your application.

• Instead, say “you application is approved. Would you like to sign a 
lease?” They are approved without the animal and lease is without an 
animal. If they want the animal, they have to finish the “ESA approval 
process”



First Qualified Occupant



Roommates – Student Housing 

One Contract 
preferable
If student 
housing be 
careful not to 
take side or 
allow 
discrimination





How to avoid Horror Stories

Race/Color
1 – Treat everyone the same

2 – Be aware of how tenants treat each other



How to avoid Horror Stories

Sex/Gender
1 – Be “gender blind”
2 – Don’t regulate where people sleep
3 – Careful about custody issues 
4 – Steering
5 - Reasonable and “Realistic” 
Occupancy Criteria



Occupancy Standards

2 + one rule

MAXIMUM OCCUPANCY: 2 
occupants per bedroom plus an 
additional occupant for each 
Apartment Home. Ie. 3 in a one 
bedroom/studio, 5 in a two bedroom, 7 
in a three bedroom, etc.



How to avoid Horror Stories

Religion
Avoid Discussing or providing infor

Avoid Roommate Issues



How to avoid Horror Stories

National Origin
No Language bans

Only ask about immigration issues at application

Avoid speculation or hearsay



How to avoid Horror Stories

Disability/Reasonable 
Modifications

1 – Don’t be punitive in definition of 
“return to original condition”

2 – Be pragmatic and strategic about 
upgrades



How to avoid Horror Stories

Disability/Reasonable 
Accommodations
1. “Interactive Process” – try to find agreement

2. Banning Pets creates ESAs!

3. Close enough is good enough

4. Don’t be mean or petty



Consider Allowing Pets with Fees

1 – 25% of providers allow 
animals, 75% of renters have one

2 – Pet bans push tenants to 
break rules or use ESA laws

3 – Many renters will gladly pay 
fees (if you will have animals 
anyway might as well get fees)



Utah has Source of Income as a Protected 
Class

•This primarily means that you cannot deny a 
household who are on a section 8 (housing 
choice voucher) if they meet all of your 
criteria besides income

•Other situations where source of income 
protections might apply:



In Utah, as many as 
1/3 of voucher 
recipients cannot find 
a place within 90 days 
and risk losing their 
voucher! 



In what way is the section 8 process different 
from the Standard Leasing Process?





Recent Court Case about a Housing 
Authority/Section 8 Fail that cost a Landlord 2 
months rent.



Is not counting a section 8 applicant as “in line” 
before the inspection a Chill and Discriminatory?

We think probably Yes! 
Possible Chills

Action - Saying to a section 8 voucher holder: “The process for 
approving a section 8 applicant takes a lot of time and a lot of work and 
almost never gets approved. Are you sure you want to apply?”

Policy – We don’t consider an applicant on section 8 
“in-line” until there has been an inspection and final approval of the 
voucher



Goal – Design a Process that helps get more 
families housed and simplifies the process for 
operators (integrates into their system) 

Suggested policy:
Operators 
1 – A section 8 applicant is treated the exact same as every applicant, and is 
considered “in line” when they submit an application 
2 – Applicant is compared against the operator’s rental standards and if they 
qualify, they are offered a lease
3 – Tenant chooses *whether or not to sign lease, or let the next person in 
time have the unit
4 – If the situation ends with the tenant owing money, the deposit is 
returned and a claim is made to the state HCV Guarantee Fund 



How does the HCV Guarantee Fund Work? 

https://jobs.utah.gov/housing/affordable/section8/

https://jobs.utah.gov/housing/affordable/section8/


Policy - Continued

Suggested policy:
Housing Authorities 
1 – Have all the approvals done except the inspection before giving out 
initial paperwork

2 – Quick inspections

3 – Respond quickly 

4 – Counsel renters to sign leases (especially since the state will cover it 
if there are damages up to $5,000)



Policy - Continued

Suggested policy:
Voucher Holders
1 – Make sure if you have background issues that would disqualify you that you either don’t apply 
where you know you will be denied, or you negotiate risk mitigation (like extra deposits or co-
signers) with the owner/manager

2 – Have all ducks in a row including proof of income so verification goes quickly

3 – Within the operator’s timeframe (24-48 hours) *sign the lease

4 – If the unit is ultimately not approved, **cooperate with the operator in getting resolution from 
the HCV Guarantee Fund

*Note: This involves some risk

**Note: There will be a judgement on your record so make sure the operator provides you a 
satisfaction of judgement letter so future landlords don’t hold that against you



Policy - Continued

Questions and Answers: 



Sexual Orientation and Gender Identity
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