OCEAN PINES OWNER ASSOCIATION
2022 Assistance Animal Guidelines


The governing rules for Ocean Pines state that units are allowed to have only one dog or cat on property and it cannot be over twenty (20) pounds. Owners have bought units here expecting that they won’t encounter large or unruly animals. Some may have allergies or fear of dogs. Per Florida and HUD laws, condominiums must accept service and/or emotional support animals however, they do have the right to ask for documentation and can establish rules for behavior of the animals.
Please note that these guidelines only come into play if one or more of the following scenarios is present:
1. The dog is larger than 20lbs.
2. There will be multiple animals in one unit.
3. The animal is an exotic such as a pot-bellied pig.
If documentation is needed it must be presented to the Board for approval at least a week before the animal(s) is/are brought onto Ocean Pines Property. 
Following the rules set out by the Florida Laws and HUD, the Board at Ocean Pines has adopted the following guidelines in regards to Service and/or Emotional dogs visiting and/or living at the condominium. These guidelines will be reviewed each year and updated as needed.

SERVICE DOGS

Definitions: The Americans with Disabilities Act (ADA) 2010 Regulations define a service animal as “any dog that is individually trained to do work or perform tasks for the benefit of an individual with a disability, including a physical, sensory, psychiatric, intellectual, or other mental disability. Other species of animals, whether wild or domestic, trained or untrained, are not service animals for the purposes of this definition."  C.F.R. § 35.104 and § 36.104 (2010). Service dogs are specifically trained to do a particular service for an individual that may or may not be readily apparent. Documentation is only required for a service dog if the disability is not readily apparent. 



Documentation:
Documentation for a service dog can be provided in any one of six (6) ways.
1. A determination of disability from any federal, state, or local government agency.
2. Receipt of disability benefits or services from any federal, state, or local government.
3. Proof of eligibility for housing assistance or a housing voucher received because of a disability.
4. Information from a health care practitioner who has personal knowledge of the patient. This health care provider must be someone who is treating the individual. It cannot be an evaluation by a medical practitioner who has never seen the individual before. The following items must be contained in the letter:
a. Name of Owner
b. Date of letter
c. Dog’s name and breed
d. Answer to two questions
e. Is this dog required for a disability?
f. What service does the dog provide for its owner?
g. The medical professional’s name, title, and license number
5. A completed Ocean Pines Request for Reasonable Accommodation filled out by an attending physician who is treating the individual. It cannot be completed by a medical practitioner who has never seen the individual before.
6. Information from any other source that the Board reasonable determines to be reliable in accordance with the federal Fair Housing Act and s. 504 of the Rehabilitation Act of 1973.
Picture – a picture of the service dog should be provided with the documentation.
Reasons for Removal of a Service Dog – A service dog can be asked to be removed if it starts behaving in an unacceptable way such as making excessive noise, threatening residents, or any other unruly behavior that poses a threat to the health and welfare of others and the owner does not take proper steps to mitigate the problem. 
Vaccines: Service dogs should be licensed and have their vaccines up to date. A copy of the license should be available upon request. 


Liability: A person with a disability or disability related need is liable for any damage done to the premises or to another person on the premises by his or her service dog. 
Multiple Service Animals - If a person requests to bring more than one service dog, they would have to provide documentation regarding the specific need for each animal. The service that each dog provides for the individual should be different. The reason for the second animal cannot be that it calms the first service dog.
Service Vest/Leash – A service dog should be on a leash at all times (Brevard County, Florida, Code of Ordinances, Chapter 14, Article II, Section 14 – 56: Animals at Large). Maximum leash length is six feet.  Under law, the dog is not required to wear the vest, however, Ocean Pines requests that any service animal on the premises wear one so that other owners realize that the dog is a service animal, not a pet. 

     EMOTIONAL SUPPORT ANIMALS – ESA

Definitions - While Emotional Support Animals or Comfort Animals are often used as part of a medical treatment plan, they are not considered service animals under the law and as such are not covered by federal laws protecting the use of service dogs. These support animals provide companionship, relieve loneliness, and sometimes help with depression, anxiety, and certain phobias, but do not have special training to perform tasks that assist people with disabilities.  
Types of Animals – Emotional animals can be any “domestic” pet i.e., dog, cat, rabbit, bird, or rodents such as mice or rats. They can also be exotics such as pigs, reptiles, etc. however the individual must be able to show that he/she must have the exotic because of allergies or without this specific animal their symptoms or effects of the disability will be significantly increased. The ESA must be kept indoors and will not be allowed to roam the property except on a leash. Should someone wish to bring more than one ESA animal on the property, he or she, would need documentation for each animal showing that they provide different services for their owner. The reason for the second ESA cannot be that it calms the first ESA.
Documentation: Should the disability not be readily apparent, documentation that supports the person’s need for the particular emotional support animal would be needed.  Supporting information can be provided in one of three ways:

1. A letter from an attending health care provider identifying the need for the particular assistance. This health care provider must be someone who is treating the individual. It cannot be an evaluation by a medical practitioner who has never seen the individual before. This provider must have personal knowledge of the person’s disability and is acting within the scope of his or her practice to provide the supporting information. The letter should include:  
a. Owner’s name
b. Date of Request
c. Name and type of ESA
d. Answers to the following questions:
i. Does the owner of the ESA have a disability? 
ii. Have you been treating this patient for this disability?  
iii. Does your patient require this ESA for his/her disability?  
iv. Describe the relationship between this person’s disability and the need for the ESA.
e. The medical professional’s name, title, and license number
2. A completed Ocean Pines Request for Reasonable Accommodation filled out by an attending physician. 
3. Information from any other source that the housing provider reasonable determines to be reliable in accordance with federal Fair Housing Act and s. 504 of the Rehabilitation Act of 1973.

Picture – a picture of the ESA should be provided with the documentation.
Online certifications: for emotional support animals are no longer acceptable and are considered fraudulent. Should the Board receive a certification that looks like it came from online they will refer it to their lawyer. 

Multiple ESA Animals: If a person requests to keep more than one emotional support animal, they would have to provide documentation regarding the specific need for each animal. The needs should be different. The reason for the second animal cannot be that it calms the first ESA.



Exotic ESA Animals: Should a person wish to bring an exotic ESA animal onto property such as a potbellied pig or large snake, they would have to provide extra documentation explaining the need for this type of animal.

Reasons for Removal of an Emotional Animal:  An ESA can be asked to be removed if it starts behaving in an unacceptable way such as making excessive noise, threatening residents, or any other unruly behavior that poses a threat to the health and welfare of others and the owner does not take proper steps to mitigate the problem. 

Vaccines: ESA’s who are dogs should be licensed and have their vaccines up to date. A copy of the license should be available upon request. 

Liability: A person with a disability or disability related need is liable for any damage done to the premises or to another person on the premises by his or her emotional support animal. 

[bookmark: _Hlk51858211]Service Vest/Leash – Should the ESA be a dog it must be on a leash at all times it is outside of the unit (Brevard County, Florida, Code of Ordinances, Chapter 14, Article II, Section 14 – 56: Animals at Large). Maximum leash length is six feet.  Dogs are not legally required to wear a vest, however, Ocean Pines requests that any Emotional Support dog on the premises wear one so that other owners realize that the dog is an assistance animal.


Please note: Florida Law SB 1084 prohibits a health care practitioner from providing information regarding a person’s need for an emotional support animal without having personal knowledge of that person’s need for the animal; prohibiting the falsification of information or other fraudulent misrepresentation regarding the use of an emotional support animal, etc. Persons knowingly falsifying documentation of an emotional animal are can be charged with a misdemeanor in the second degree.  A conviction for a second-degree misdemeanor can result in up to 60 days in jail, 6 months’ probation, and a maximum fine of $500.
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