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Holton Mountain Rentals 

Emotional Support Animal (ESA) Owners Responsibilities and Guidelines 

 

Holton Mountain Rentals as agent for the owner of dwelling unit Tenant is leasing, hereinafter called Landlord, 

provides reasonable accommodations for a Person (Tenant) with a disability who has a verifiable need of 

having an Assistance Animal (for Emotional Support) in the dwelling unit it provides Tenant.  A reasonable 

accommodation is an exception to the normal rules, policies, practices, or services that a Tenant with a 

disability may need to have an equal opportunity to use and enjoy the dwelling unit provided by Landlord. 

                                                       

Sections 1-11 

 

1. The Assistance Animal (for Emotional Support) Eligibility Addendum and this Emotional 

Support Animal (ESA) Responsibilities and Guidelines are made part of the Lease Contract for 

said Tenant for the dwelling unit located at the address shown on said Assistance Animal (for 
Emotional Support) Eligibility Addendum upon approval of Tenant to have an Assistance Animal (for 

Emotional Support) by Landlord.   
 

2. An Assistance Animal (for Emotional Support) is also known as an Emotional Support Animal (ESA).  

The ESA is an assistance animal (typically a dog or cat though this can include other animals) that 

provides a therapeutic benefit to its owner through companionship. The animal provides emotional 

support and comfort to individuals with psychiatric disabilities and other mental impairments. The 

animal is not specifically trained to perform tasks for a person who has emotional disabilities. An 

ESA’s access is restricted to the Tenant’s dwelling unit or in the case of an Individual Lease Contract, 

the Tenant’s bedroom, bathroom and common areas of the dwelling unit and ESA’s shall not be 

permitted in areas outside of the Tenant’s living space and suite common areas, except for: (i) building 

entrance and egress; (ii) designated outdoor areas for natural relief; (iii) outside areas such as grounds 

and common areas which other tenants are permitted to use.  
 

 

 

3. A Tenant with or requesting an ESA is also referred to as an ESA Owner within this document. 

 

4. The qualification process for Tenant to have an ESA in their dwelling unit starts with Tenant making a 

written request using the Assistance Animal (for Emotional Support) Eligibility Addendum form 

provided by Landlord.  Completion of this form includes Tenant: (i) answering the questions; (ii) 

providing the requested information; (iii) reading and agreeing to these accompanying Emotional 

Support Animal (ESA) Responsibilities and Guidelines; (iv) providing the supporting documentation 

requested by Landlord; (v) signing it and submitting it to Landlord.  Landlord will then review the 

request, submitted documentation and paperwork.  Landlord will also conduct an individualized 

assessment of the requested animal, which may require additional conversations with Tenant.  Landlord 

may deny the request for an ESA if it is determined to be unnecessary or unreasonable. 

 

5. Tenant requesting an ESA, will need to provide proper documentation unless the disabilities are readily 

apparent or known to the Landlord.  Tenant who is seeking a reasonable accommodation for an 

assistance animal that provides emotional support needs to provide reliable documentation of a 

disability and their disability-related need for said ESA from a physician, psychiatrist, social worker, or 

other mental health professional that the animal provides emotional support that alleviates one or more 

of the identified symptoms or effects of an existing disability. Such documentation is sufficient if it 

establishes that an individual has a disability and that the animal in question will provide some type of 

disability-related assistance or emotional support.  If Tenant is approved for and ESA and the ESA 

documentation provided Landlord has an expiration date then new documentation will be required in 

order to continue having an ESA after the expiration date.   
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6. Landlord reserves the right to reassign Tenant if Tenant has an Individual Lease Contract to a 

different dwelling unit to accommodate the ESA, if there is a potential impact on roommate(s) such as 

allergies to certain types of animals, fear of certain type animals, etc... This move will only 

accommodate Tenant and not roommate(s).  This is only a possible option if Landlord has space 

available in a comparable dwelling unit in the same complex. 
 

7. Landlord may deny the ESA request if it is determined to be unnecessary or unreasonable.  
 

A. A request for an ESA is unnecessary if: (i) a reasonable, less burdensome alternative 

accommodation exists; or (ii) the requested animal does not meet the definition of an ESA. A 

request for an ESA is unreasonable if it: (i) imposes an undue financial and/or administrative 

burden on the Landlord or would fundamentally alter the nature of the housing provider's services.; 

(ii) fundamentally alters Landlord’s policies; (iii) the specific assistance animal in question poses a 

direct threat to the health or safety of others that cannot be reduced or eliminated by another 

reasonable accommodation;  (iv) the specific assistance animal in question would cause substantial 

physical damage to the property of others that cannot be reduced or eliminated by another 

reasonable accommodation; (v) is otherwise unreasonable to the operation of the property Landlord 

is managing. 
 

B. In determining whether a requested animal represents a reasonable accommodation, Landlord will 

consider a number of factors specific to the requested animal, including, but not limited to: (i) the 

ESA’s disposition; (ii) whether the ESA is housebroken; (iii) whether the ESA’s vaccinations and 

immunizations are up-to-date; and (iv) if available, the ESA’s past behavior in properties Landlord 

manages or previous places ESA Owner and ESA have lived. 

 

8. Tenant’s Responsibilities as the ESA Owner: 
 

A. ESA Owners must meet all applicable requirements of this Policy. This obligation is continuing 

and on-going and a later failure to meet all requirements may result in removal or exclusion of the 

ESA. 

   

B. A Tenant who is approved to have an Emotional Support Animal (ESA) in a dwelling unit is 

required to meet with Landlord to review and agree to the ESA Owner’s Responsibilities, which are 

outlined in this Responsibilities and Guidelines for Assistance Animals for Emotional Support 

(ESA).  Failure to follow the requirements of this Emotional Support Animal (ESA) Owners 

Responsibilities and Guidelines may result in the Landlord requesting the removal of the ESA 

from Tenant’s leased dwelling unit. 
 

C. An ESA’s access is restricted to the Tenant’s dwelling unit or in the case of an Individual Lease 

Contract, the Tenant’s bedroom, bathroom and common areas of the dwelling unit and ESA’s shall 

not be permitted in areas outside of the Tenant’s living space and suite common areas, except for: 

(i) building entrance and egress; (ii) designated outdoor areas for natural relief; (iii) outside areas 

such as grounds and common areas which other tenants are permitted to use.  
 

D. ESAs are not to run loose!  Landlord is extremely serious about this rule and Tenant will be in 

violation of these Emotional Support Animal (ESA) Owners Responsibilities and Guidelines if this 

should occur.   

 

a. For safety purposes ESA must be restrained at all times in an animal carrier or by a leash, 

harness or similar device not to exceed six feet in length when on property of Landlord 

and outside of the dwelling unit.  If an ESA Owner provides a statement from a physician as 

not being physically able to restrain the ESA using one of the methods listed above, then 

another option is that the ESA must be under and respond to voice control of ESA Owner.  

Landlord may request to observe a demonstration of said voice control by ESA Owner to 

ascertain that it is effective for the safety of other tenants and neighbors. 

 

b. ESAs are not be tied-up, chained or left unattended on the exterior of the dwelling unit or 

building including decks, porches, patios and the  premises.   
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c. ESA must be under the control and supervision of ESA Owner at all times, especially when an 

ESA is outside of ESA Owner’s dwelling unit. 

 

d.  If an ESA such as a rodent, snake etc. escapes from ESA Owner’s care within the building of 

the ESA Owners dwelling unit, then ESA Owner shall immediately notify Landlord.  For the 

safety and health of other tenants in said building, and if it is determined to be necessary, 

Landlord can hire the appropriate party to try to capture said ESA at ESA Owner’s expense.  

ESA owner is responsible for paying said appropriate party for time spent trying to capture  the 

ESA whether or not it the ESA is actually captured.   

 

e. Tenant agrees that, by signing the accompanying  Assistance Animal (for Emotional Support) 

Eligibility Addendum, Tenant gives written consent for Landlord to disclose certain 

information regarding the request and/or approval for an ESA to those individuals who may be 

impacted by the presence of said ESA, not limited to: Landlord and Landlord’s sub-

contractors personnel, potential and/or actual roommates and neighbors, and management of 

any Property Owner Association where Tenant’s dwelling unit is located (if applicable).   
 

E. Tenant must abide by current city, county, and state ordinances, laws, and/or regulations 

pertaining to licensing, vaccinations and immunizations, and other requirements for animals. 

Tenant must know and understand these ordinances, laws, and regulations.  

 

a. Landlord has the right to require documentation of compliance with such ordinances, laws, 

and/or regulations, which may include a vaccination and immunization certificate and/or a 

veterinarian’s statement regarding the assistance animal’s health.   In accordance with North 

Carolina law (G.S. § 130A-185), all dogs, cats, and ferrets are required to have current rabies 

vaccines.   

 

aa. All dog, cat and ferret ESA’s must wear rabies vaccination tags as required by Watauga 

County NC at all times.   

 

bb. Tenant must provide documentation from a veterinarian yearly for ESA that the ESA is 

up to date on all recommended vaccinations and/or immunizations.  
 

F. In the case of an emergency, Landlord is not responsible for evacuating the animal. 
 

 

G. Tenant is financially responsible and legally liable for any and all actions of the ESA, including 

but not limited to: 
 

a. Bodily injury to persons or animals, and property damage to the dwelling unit, building and 

grounds, including such as walls, windows, moldings, furniture and/or floor coverings 

replacement. Tenant may be charged for any damage caused by the ESA that is beyond 

reasonable wear and tear.  
 

b. Tenant’s dwelling unit must be kept clean with no odors from the ESA.  Tenant is 

responsible for any expenses incurred for cleaning above and beyond a standard cleaning 

that are assessed after Tenant and ESA have vacated dwelling unit. 
 

c. It is recommended that Tenant be proactive and use flea protection methods for ESAs that 

can have fleas. 

 

d. Tenant’s dwelling unit and premises may be inspected for fleas, ticks, or other pests if 

necessary by Landlord both while Tenant lives there and after Tenant vacates.  If fleas, ticks, 

or other pests are detected through inspection, the living accommodation and surrounding 

areas if necessary will be treated using approved fumigation methods by a Landlord-

approved pest control service. Tenant will be billed for the expense of any such pest 

treatment.  Landlord shall have the right to bill Tenant for any unmet obligations under this 

provision and Tenant agrees to promptly pay any such bills. 
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H. It is suggested that Tenant consider carrying liability insurance to help protect Tenant from 

financial liability. 
 

I. Tenant agrees to abide by all equally-applicable policies that are unrelated to the Tenant’s 

disability such as assuring that the ESA does not unduly interfere with the routine activities of 

the dwelling unit and/or building or cause difficulties for other Tenants residing in dwelling 

unit or building. 
 

J. The ESA is permitted in dwelling unit only as long as it is necessary due to Tenant’s disability. 

Tenant must notify Landlord, in writing, if the ESA is no longer needed or is no longer in 

residence. To replace an animal, Tenant must submit a new request to demonstrate that the new 

assistance animal is necessary due to Tenant’s disability. 
 

K. If it is necessary for the ESA to be removed from the dwelling unit and premises, Tenant is 

obligated to fulfill the Lease Contract obligations for the remainder of the Lease Contract term. 
 

9. Responsibilities of ESA Owners. 

 

A. The ESA Owner is responsible for the safety, health, behavior, and actions of the approved ESA 

at all times. Landlord will not assume the care of any ESA in dwelling unit or premises, even 

during emergencies. Where an ESA Owner fails to care for, control, or attend to his/her ESA, 

Landlord will arrange with appropriate authorities to remove the ESA from the ESA Owner’s 

custody according to applicable laws and regulations. Any suspected or observed indications of 

animal abuse or neglect should be reported to Landlord or Watauga County Animal Control.  

Persons who believe that any animal in a property Landlord manages constitutes a safety hazard 

due to either the uniqueness of the space occupied or the behavior of the animal should contact 

Landlord or Watauga County Animal Control. 

 

B. ESA Owner is responsible for keeping ESA clean on a regular basis and as needed.   
 

C. In addition to applicable obligations contained elsewhere in this Policy, an ESA Owner must 

ensure the following control and behavior requirements are met: 
 

a. The ESA must not obstruct or disturb any space or activity of other tenants including but 

not limited to, other dwelling units or buildings, or recreational areas, roads, walkways, 

indoor or outdoor spaces and passages; 

   

b. The ESA must be well behaved and not engage in other behaviors or noises that are 

disruptive to others in the specific environment, including, but not limited to: biting, 

excessive barking, whining, growling, scratching, chewing, grooming, aggression and 

sniffing people, personal belongings of others, and/or tables and eating areas.  An ESA shall 

not annoy, disturb or cause nuisance to roommates, other tenants, neighbors or other persons 

living in community;   
 

 

c. Tenant is responsible for the appropriate management of the ESA.  Disruptive and/or 

aggressive behavior by the ESA cannot be permitted, and if it occurs, the ESA will need 

to be removed from the dwelling unit, building and grounds immediately; 
 

d. An ESA Owner is responsible for ensuring the cleanup of the ESA’s waste in a timely and 

effective manner.  When appropriate, ESA Owner must toilet the ESA in areas designated by 

the Landlord consistent with the reasonable capacity of the ESA Owner. 
 

aa. Landlord will make an individual assessment of each proposed ESA.  Dogs must be 

completely housebroken.  For dogs under 12 months that are not already living with 

Tenant at the time the ESA is requested, Landlord will ask for a statement that the 

puppy is housebroken from the breeder, adoption agency, or person providing the 

proposed ESA to the Tenant.  For proposed ESA already known to the Tenant, the 

Tenant can self-attest to the housebroken status of the proposed ESA.  All dogs must be 

“house broken” and cats and ferrets must be trained to use a litter box for health and 

safety reasons including that of roommate(s ) (if any).  Other smaller ESAs must be 

caged or put in animal enclosures.     
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bb. ESA Owner must always carry equipment and bags sufficient to clean up the   ESA’s 

feces, (waste) and must properly clean impacted areas and dispose of such waste in a 

tied off plastic bag in a safe and sanitary manner and place it in the outside trash 

dumpster or outside trash container  as designated  Landlord, if no dumpster.  ESA Owners 

who are not physically able to pick up and dispose of waste are responsible for making 

all necessary arrangements for assistance.  Landlord is not responsible for these services.  
 

cc. Indoor animal waste, such as cat litter , litter of other type animals etc.., must be changed on a 

regular basis and placed in a sturdy plastic bag that is securely tied up before being disposed of in 

outside trash dumpster or outside trash container if no dumpster.   Litter boxes should be placed on 

mats so that waste is not tracked onto carpeted surfaces. ESA Owners who are not physically 

able to pick up and dispose of waste are responsible for making all necessary 

arrangements for assistance.  Landlord is not responsible for these services.  
                           

 

 

dd.  If the ESA voids or leaves waste on the floor or carpet of the dwelling unit and or on 

any inside or outside hallway or passageway regardless of the flooring type, Tenant is 

responsible to clean up to the best of their ability.  They are to disinfect with the 

appropriate cleaners and disinfectant unless the floor is carpeted.  If the floor is 

carpeted then Tenant is to submit a work order to Landlord to have the carpet properly 

disinfected by a professional carpet cleaner at Tenants expense.  With a housebroken 

ESA accidents should be infrequent.  It is important that the floor covering is properly 

disinfected for the health and safety of Tenant and any roommates, plus it helps prevent 

damage to the dwelling unit. 

 

ee. If Landlord finds it necessary to clean-up after Tenant’s ESA Tenant can be accessed a 

clean-up fee for each time there is removal of ESA’s waste by Landlord.  ESA Owner 

is responsible for cleaning up ESA’s waste.  ESA Owner will be charged $35.00 per 

hour, prorated for partial hours with a minimum charge of $20.00 per time if Landlord 

has to clean up ESA’s waste because ESA Owner didn’t. 
 

ff. The ESA may not be left unattended overnight in the dwelling unit to be cared for by 

another tenant which includes a roommate.  The ESA may not be housed in another 

tenant’s living accommodation.  ESAs must be taken with the ESA Owner if they leave 

dwelling unit for a prolonged period.  If Tenant is to be gone overnight the ESA must 

accompany Tenant. 
 

gg. When the ESA is left unattended in an ESA Owner’s dwelling unit and/or bedroom for 

acceptable periods of time, the ESA must be stored in a crate, carrier, kennel or an 

animal container appropriate to properly contain the animal . 
 

10. Any Tenant with a prohibited or unapproved ESA is in violation of his or her Lease Contract and is 

subject to the terms and conditions of the Lease Contract. 
 

11. Landlord reserves the right at any time and, from time to time, to amend these Emotional Support 

Animal (ESA) Owners Responsibilities and Guidelines and to make further reasonable changes as in 

the judgement of Landlord may be necessary or desirable for safety, care, cleanliness and/or for any 

other reasonable desirable purpose.  Such amendment changes and/or changes to these Emotional 

Support Animal (ESA) Owners Responsibilities and Guidelines shall be binding upon Tenant and 

effective upon Tenant’s receipt of a copy thereof.  This amendment process is an exception to the 

requirement in “Entire Agreement” (Article I, Section 19) of the Lease Contract that all changes, 

additions or deletions hereto must be signed by all parties. 


