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Introduction
This brochure is designed to provide general information to the 
residents of the Pikes Peak Region about fair housing laws and 
practices, and landlord/tenant issues. It is divided into three sections. 
The first section explains the Fair Housing Act. The second section, 
Landlord/Tenant Information, provides information for both landlords 
and tenants regarding the rights and responsibilities of both parties. 
The third section, Community Resources, is a directory of local, state, 
and federal agencies, and other community service providers.

While the information in this brochure is provided to help 
individuals avoid or resolve conflicts in the area of housing, 
the information contained herein is not, and cannot substitute 
for, legal advice about a specific problem that you may be 
encountering. For a legal opinion concerning a specific problem 
that you may be having, please consult an attorney. 

Housing Development prepared this brochure as a service to the 
residents of the greater Pikes Peak Region. Additional copies may be 
obtained by contacting our office at 719-385-5912 or visit our website 
at www.springsgov.com/housing. 

The City of Colorado Springs would like to express thanks to 
Colorado Legal Services for their input in updating this brochure.
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Section I - Fair Housing

What Fair Housing Laws Apply in Colorado?
Title VIII of the Civil Rights Act of 1968, with the Fair Housing 
Amendments Act of 1988, is called the Fair Housing Act. The U. S. 
Department of Housing and Urban Development (HUD) is the federal 
agency that administers and enforces the Act. 

Fair Housing Act
“Prohibits discrimination in the sale, rental, and financing of dwellings, 
and in other housing-related transactions, based on race, color, 
national origin, religion, sex, familial status (including children under 
the age of 18 living with parents of legal custodians, pregnant women, 
and people securing custody of children under the age of 18), and 
handicap (disability).”

Colorado Anti-Discrimination Act of 1957, Housing Practices:
Colorado law prohibits discrimination in the following areas based on 
these protected classes: race, color, disability, sex, sexual orientation 
(including transgender status), national origin/ ancestry, religion, 
creed, marital status, familial status (families with children under the 
age of 18 or a pregnant woman).

What Housing Is Covered?
The Fair Housing Act covers most housing. In some circumstances, 
the Act exempts owner-occupied buildings with no more than four 
units, single-family housing sold or rented without the use of a broker, 
and housing operated by organizations and private clubs that limit 
occupancy to members.

What Is Prohibited?
In the sale and rental of housing, it is illegal to take any of the 
following actions based on race, color, national origin, religion, sex, 
familial status or disability. In addition to these protected classes, 
the state of Colorado includes ancestry, marital status and creed.
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•	 Refuse to rent or sell housing 
•	 Refuse to negotiate for housing 
•	 Make housing unavailable
•	 Deny a dwelling 
•	 Set different terms, conditions or privileges for sale or rental of a 

dwelling 
•	 Provide different housing services or facilities 
•	 Falsely deny that housing is available for inspection, sale, or 

rental 
•	 For profit, persuade owners to sell or rent (blockbusting) or 
•	 Deny anyone access to or membership in a facility or service 

(such as a multiple listing service) related to the sale or rental of 
housing. 

If You Have a Disability
If you or someone associated with you:
•	 Has a physical or mental impairment that substantially limits one 

or more major life activities of such individuals
	In general. For purposes of paragraph (1), major life activities 

include, but are not limited to, caring for oneself, performing 
manual tasks, seeing, hearing, eating, sleeping, walking, 
standing, lifting, bending, speaking, breathing, learning, 
reading, concentrating, thinking, communicating, and working.

	Major bodily functions. For purposes of paragraph (1), a 
major life activity alsoincludes the operation of a major 
bodily function, including but not limited to, functions of the 
immune system, normal cell growth, digestive, bowel, bladder, 
neurological, brain ,respiratory, circulatory, endocrine, and 
reproductive functions.

•	 Has a record of such a disability or 
•	 Is regarded as having such a disability 

Your landlord may not:
•	 Refuse to let you make reasonable modifications to your dwelling 

or common use areas, at your expense, if necessary for the 
disabled person to use the housing. (Where reasonable, the 
landlord may permit changes only if you agree to restore the 
property to its original condition when you move.) 

•	 Refuse to make reasonable accommodations in rules, policies, 
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practices or services if necessary for the disabled person to use 
the housing. 

Example: A building with a no pet policy must allow a visually impaired 
tenant to keep a guide dog.

Example: An apartment complex that offers tenants ample, 
unassigned parking must honor a request from a mobility-impaired 
tenant for a reserved space near their apartment if necessary to 
assure that they can have access to their apartment.

However, housing need not be made available to a person who is a 
direct threat to the health or safety of others or who currently uses 
illegal drugs.

Where Do You Go For Help?
If you believe that you are the victim of housing discrimination, you 
may contact one of the agencies listed below to file a complaint. 
These agencies will investigate your complaint and take the 
appropriate action. A complaint must be filed with the appropriate 
agency within one year of the alleged act of discrimination.

U. S. Department of Housing and Urban Development (HUD) – 
HUD is the federal agency responsible for administering the 
Fair Housing Act. To file a complaint, contact the Denver HUD 
Fair Housing office at 1-800-877-7353 or you may call HUD’s 
Discrimination Hotline at 1-800-669-9777, TTY service 1-800-927-
9275. You can also download the discrimination complaint form and 
instructions by accessing HUD’s website www.hud.gov 

Colorado Civil Rights Division – You may also file a discrimination 
complaint with the State of Colorado Department of Regulatory 
Agencies, Division of Civil Rights at 1-800-262-4845 (English/
Spanish), hearing impaired through dialing 711. You may also get 
information about the Colorado Civil Rights Division at its web site 
www.dora.state.co.us/civil-rights. 

More information on the Fair Housing Act and available resources can 
be found on the HUD web site www.hud.gov under Fair Housing.

http://www.hud.gov
http://www.dora.state.co.us/civil-rights
http://www.hud.gov/


5

Mortgage Lending
In Colorado, mortgage lenders are prohibited from taking any of 
the following actions based on these protected classes: race, color, 
disability, sex, sexual orientation (including transgender status), 
national origin/ ancestry, religion, creed, marital status, familial status 
(families with children under the age of 18 or a pregnant woman).
•	 Refuse to make a mortgage loan 
•	 Refuse to provide information regarding loans 
•	 Impose different terms or conditions on a loan, such as different 

interest rates, points, or fees 
•	 Discriminate in appraising property 
•	 Refuse to purchase a loan or 
•	 Set different terms or conditions for purchasing a loan. 

In Addition, it is illegal for anyone to:
•	 Threaten, coerce, intimidate or interfere with anyone exercising a 

fair housing right or assisting others who exercise that right. 
•	 Advertise or make any statement that indicates a limitation or 

preference based on race, color, national origin, religion, sex, 
familial status, or handicap. This prohibition against discriminatory 
advertising applies to single-family and owner-occupied housing 
that is otherwise exempt from the Fair Housing Act. 

Predatory Lending
According to the Department of Housing and Urban Development 
(HUD), our nation has made enormous progress in expanding 
access to capital for previously under-served borrowers over the 
last several years. Every year, misinformed homebuyers, often first-
time purchasers or seniors, become victims of predatory lending 
or loan fraud. In communities across America, people are losing 
their homes and their investments because of a growing incidence 
of abusive practices in a segment of the mortgage lending market. 
Predatory mortgage lending practices strip borrowers of home equity 
and threaten them with foreclosure. These predatory practices can 
devastate your economic security and destabilize your community. 
HUD provides the following information about predatory lending.
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What is Predatory Lending?
In communities across America, people are losing their homes and 
their investments because of predatory lenders, appraisers, mortgage 
brokers and home improvement contractors who:
•	 Sell properties for much more than they are worth using false 

appraisals
•	 Encourage borrowers to lie about their income, expenses, or 

cash available for down- payments in order to get a loan
•	 Knowingly lend more money than a borrower can afford to repay
•	 Charge high interest rates to borrowers based on their race or 

national origin and not on their credit history
•	 Charge fees for unnecessary or nonexistent products and 

services
•	 Pressure borrowers to accept higher-risk loans such as balloon 

loans, interest only payments, and steep pre-payment penalties
•	 Target vulnerable borrowers to cash-out refinance offers when 

they know borrowers are in need of cash due to medical, 
unemployment or debt problems

•	 “Strip” homeowners’ equity from their homes by convincing them to 
refinance again and again when there is no benefit to the borrower

•	 Use high pressure sales tactics to sell home improvements and 
then finance them at high interest rates

What Tactics Do Predators Use?
According to HUD, predatory lenders use the following tactics:
•	 A lender or investor tells you that they are your only chance of 

getting a loan or owning a home. You should be able to take your 
time to shop around and compare prices and houses. 

•	 The house you are buying costs a lot more than other homes in 
the neighborhood, but isn’t any bigger or better. 

•	 You are asked to sign a sales contract or loan documents that 
have blank lines or that contain information which is not true. 

•	 You are told that the Federal Housing Administration insurance 
protects you against property defects or loan fraud - it does not. 

•	 The cost or loan terms at closing are not what you agreed to. 
•	 You are told that refinancing can solve your credit or money 

problems. 
•	 You are told that you can only get a good deal on a home 

improvement if you finance it with a particular lender. 
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11 Tips on Being a Smart Consumer
Buying or refinancing your home may be one of the most important and 
complex financial decisions you’ll ever make. Many lenders, appraisers, 
and real estate professionals stand ready to help you get a nice home 
and a great loan. However, you need to understand the home buying 
process to be a smart consumer. HUD is committed to helping you to 
be a smart consumer. To find a housing counselor near you, call (800) 
569-4287 or go to HUD’s housing counselors list online at www.hud.gov 
HUD recommends eleven tips on being a smart consumer:

1.	 Before you buy a home, attend a homeownership education 
course offered by a HUD-approved, non-profit counseling 
agency.

2.	 Interview several real estate professionals (agents), and ask for 
and check references before you select one to help you buy or 
sell a home. 

3.	 Get information about the prices of other homes in the neigh-
borhood. Don’t be fooled into paying too much. 

4.	 Hire a properly qualified and licensed home inspector to care-
fully inspect the property before you are obligated to buy. De-
termine whether you or the seller is going to be responsible for 
paying for the repairs. If you have to pay for the repairs, deter-
mine whether or not you can afford to make them. 

5.	 Shop for a lender and compare costs. Be suspicious if anyone 
tries to steer you to just one lender. 

6.	 Do not let anyone persuade you to make a false statement on 
your loan application, such as overstating your income, the 
source of your down-payment, failing to disclose the nature 
and amount of your debts, or even how long you have been 
employed. When you apply for a mortgage loan, every piece of 
information that you submit must be accurate and complete. Ly-
ing on a mortgage application is fraud and may result in crimi-
nal penalties. 

7.	 Do not let anyone convince you to borrow more money than 
you know you can afford to repay. If you get behind on your 
payments, you risk losing your house and all of the money you 
put into your property. 

8.	 Never sign a blank document or a document containing blanks. 
If information is inserted by someone else after you have 
signed, you may still be bound to the terms of the contract. 
Insert “N/A” (i.e., not applicable) or cross through any blanks. 

http://www.hud.gov
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9.	 Read everything carefully and ask questions. Do not sign 
anything that you don’t understand. Before signing, have your 
contract and loan agreement reviewed by an attorney skilled in 
real estate law, consult with a trusted real estate professional 
or ask for help from a housing counselor with a HUD-approved 
agency. If you cannot afford an attorney, take your documents 
to the HUD-approved housing counseling agency near you to 
find out if they will review the documents or can refer you to an 
attorney who will help you for free or at low cost. 

10.	 Be suspicious when the cost of a home improvement goes up if 
you don’t accept the contractor’s financing. 

11.	 Be honest about your intention to occupy the house. Stating 
that you plan to live there when, in fact, you are not (because 
you intend to rent the house to someone else or fix it up and 
resell it) violates federal law and is a crime. 

For more information on Predatory Lending, consult HUD website 
www.hud.gov 

http://www.hud.gov
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Section II – Landlord /Tenant Rights 
Information

The following information has been compiled to help landlords 
and tenants avoid or resolve rental-housing disagreements and to 
minimize or prevent disputes and misunderstandings which may 
disrupt the smooth transaction of business between the landlord and 
tenant. 

This information is not, and cannot substitute for legal advice 
from attorneys or other qualified advisors about a specific 
problem that you as a landlord or a tenant may be encountering. 
If you can’t afford legal counsel and you qualify financially, Colorado 
Legal Services may be able to help. Their telephone number is (719) 
471-0380.

Application Process
Before renting to you, almost all landlords will ask you to fill out a 
written rental application form. A rental application is different from 
a rental agreement. A rental application will usually ask for the 
following information:
•	 Credit History
•	 Income and employment 
•	 Rental History 
•	 Have you ever been convicted of a felony?
•	 Are you a registered six offender?

A rental application CANNOT ask you about your race, ethnicity, 
national origin, religion, sex, marital status, sexual orientation, familial 
status or handicap.

Application Fees
When you give the manager or owner a completed application, they 
will charge you and anyone else named on your rental agreement 
a fee to cover the costs of obtaining a credit report and verifying the 
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information on your application which may include a background 
check. Before you pay the application fee, ask if the application fee 
will be refunded to you if he or she rents to someone else. Ask for a 
written copy of the refund policy.

Security Deposits
Also ask the landlord if you must forfeit your deposit if you change 
your mind about renting the unit after they approve your application. 

The Lease
A lease is a written rental agreement that sets the foundation of the 
landlord-tenant relationship. The lease should protect the interests 
of both the landlord and the tenant. Leases can be set for any length 
of time, but generally run for six months to a year. If there is no 
specific length of time in the written lease agreement, the tenancy 
is considered to be a month-to-month tenancy. During the term of a 
lease, changes cannot be made to the lease unless both parties agree 
to do so. The tenant should not sign the lease if there is anything in 
it that the tenant does not understand. Do not sign the lease until all 
parties understand every statement in the lease. Every issue that 
might arise between the tenant or landlord should be written in the 
lease. Once the lease is signed, both parties are legally bound to it. To 
protect both the tenant and the landlord, make sure any agreements 
made that are not part of the original lease be put in writing no matter 
how much the two parties trust each other. If anything goes wrong in 
the future, most court judges will not even let “oral agreements” be 
presented in court. The lease should include items such as:
•	 The monthly rent amount
•	 The date rent is due, grace period (if any) and late payment fee
•	 Who pays which utilities
•	 The security deposit amount and refund policy
•	 Who is responsible for repairs within the unit

The lease may also contain provisions relating to subletting, yard 
maintenance, trash removal and pets.

The Security Deposit

A security deposit, often called a “damage deposit,” is what the 
tenant pays to a landlord to cover damages (including cleaning) of a 
rental unit caused by the tenant or the tenant’s guests. By definition, 
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a security deposit is refundable if certain obligations are met. The 
obligations should be spelled out in the lease along with items that 
may be deducted from the deposit. The lease should also state who is 
holding the deposit. At the time of application, some landlords require 
a portion of or the entire security deposit. However, security deposits 
can be higher, up to 1.5 or 2 times the monthly rent, if you have no 
credit or poor credit. Ask the landlord if your deposit will be returned to 
you if your application is not accepted. 

Tenants should review the lease carefully to see if it contains cleaning 
charges, carpet cleaning and re-renting charges. A landlord cannot 
keep the security deposit to cover normal wear and tear. The landlord 
can keep all or part of the security deposit to cover damage caused 
by the tenant’s negligence, intentional abuse or for cleaning beyond 
normal wear and tear. Tenants are also responsible for damages 
caused by their guests.

Note: A pet deposit is generally a separate deposit, which may or 
may not be refundable.

Colorado law makes it illegal for the landlord to take any or part of a 
tenant’s deposit without putting the damages caused by the tenant in 
writing and sending it to the tenant within 30 days (or up to 60 days 
if stated in the lease) of when the tenant leaves the property. The 
landlord must send the security deposit refund or notice of damages 
to the tenant’s last known address. Be sure to give the landlord 
your forwarding address when you move. If the landlord does 
not return the security deposit or written list of amounts withdrawn 
from the security deposit within the 30 or 60 days (depending on the 
lease), the landlord loses all right to retain the security deposit. The 
tenant should send a demand letter by first class mail to the landlord 
requesting the return of the deposit within 7 days. If the landlord does 
not return the security deposit within 7 days, the tenant may sue in 
small claims court for three times the amount of the security deposit. 

A Small Claims packet containing the forms, instructions and information 
is available, free of charge, in the Self Help Center located in the 
Courthouse at 270 S. Tejon Street, Room S101 or call (719) 452-5000.

Moving In
Before you move into a rental unit, you should carefully inspect the 
condition of the unit with the landlord.
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•	 Make a written list of all existing damage. Both landlord and 
tenant should sign the list.

•	 The tenant should take pictures of any existing damage at the 
time of move in and retain the pictures for their records. A set 
of dated prints with time and date could also be given to the 
landlord.

•	 The tenant may want to create a file in which they keep copies 
of the lease, move-in inspection report, monthly rental receipts, 
correspondence to and from the landlord and other information 
that pertains to the rental of the unit.

While not legally required, more and more landlords are requiring 
in their leases that all tenants purchase renter’s insurance. The 
landlord’s insurance does not cover your belongings.

Rent Increases
There are no rent control regulations in the state of Colorado. 
Landlords can charge their tenants whatever the market will bear. 
Additionally, there are no limitations on the frequency of rent increases 
(except as noted below) or the amount of an increase if the landlord 
notifies the tenant within the proper time limits.

Things to know:
•	 Tenants who sign leases for a specific period of time cannot have 

their rent raised until the end of the lease period.
•	 Tenants without a written lease are considered to be living in a 

month-to-month tenancy. A notice to increase the rent must be 
given in writing to the tenant at least ten (10) days prior to the end 
of the current rent period. 

•	 Notice of a rent increase to a tenant with a six-month lease must 
be provided to the tenant at least one (1) month prior to the 
expiration of the lease.

•	 Notice of a rent increase to a tenant with a one (1) year lease 
must be provided to the tenant at least three (3) months prior to 
the expiration of the lease.

•	 Landlords are not required to increase services or promise 
anything more in order to raise the rent.

•	 If the tenant is unable to negotiate with the landlord regarding 
the rent increase, he/she must move elsewhere when the current 
lease expires.
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Late Fees
Currently there is no limitation on late fees in Colorado, and excessive 
late fees have become a problem for tenants. It is a benefit to both 
the tenant and the landlord to have clearly defined limitations on late 
fees so that there can be no question as to the legality of the charges 
documented in the lease. 

Utilities
The cost of utilities for the rental unit can be paid by either landlord 
or tenant. The lease must state which party is responsible for paying 
which utilities. Usually, but not always, the tenant pays the gas and 
electric costs for their unit and the landlord pays the water, sewer 
and trash. However, if you are leasing a house you will probably be 
required to pay all utilities. 

It’s important for the tenant to know the following:
•	 A landlord can only charge the tenant in an apartment building 

or a house the actual amount of the cost of the utilities that the 
landlord is charged by the utility provider.

•	 Landlords are not required to install individual meters or other 
monitoring devices to determine the actual amount of utilities 
used by each unit as long as they arrive at an “appropriate” 
apportioning method documented in the lease.

•	 Landlords are not required to weatherize or insulate the unit to 
cut down on utility costs. Contact the Colorado Springs Utilities 
Customer Services. 

•	 The tenant will have to contact the utility provider to have services 
turned on in their name when they are responsible for paying the 
utilities directly to the utility provider.

•	 Customers may contact the Utilities customer service unit to 
apply for budget billing. This plan allows the customer to pay 
the same dollar amount each month based on the yearly cost of 
utilities at that address. This amount is reviewed each year and 
may be adjusted annually.

•	 When a tenant moves and has been paying the cost of utilities 
for his/her unit to the utility provider, it is the responsibility of the 
tenant to notify the utility provider of the move out date so that a 
final meter reading can be done. 
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Maintenance and Repair Questions
Your lease should set forth who is responsible for day-to-day main-
tenance and for making repairs. Basic lease agreements include the 
following:
•	 The tenant should submit repair requests in writing and keep a 

copy for his or her records. Phone in emergency repairs to the 
landlord, but also submit the request in writing.

•	 Minor items like burned out light bulbs and clogged drains are 
usually the tenant’s responsibility. Also, the tenant is responsible 
for repairing or paying for the repair of anything the tenant or 
tenant’s guest damages in the unit or property.

•	 Report dangerous and life threatening problems such as gas 
leaks to the Utility Company immediately.

•	 Make sure that smoke detector batteries are changed at least 
once every year. This may be done by the landlord or tenant.

What should the tenant do if the tenant believes that the residential 
unit does not meet minimum standards for structural safety, and the 
landlord has not repaired it, or refuses to repair it? If the building is 
within El Paso County (whether outside the Colorado Springs City 
limits or not), contact the Police Department Code Enforcement 
Office at 444-7891. They will flag the conditions and report them to 
the Regional Building Code Enforcement who will then assess the 
damaged condition and contact your landlord. The landlord will have 
30 days to repair the structural problem. If the tenant refuses to 
pay rent because the repairs have not been made, the landlord 
could begin eviction actions. To avoid risking the landlord’s eviction 
actions, the tenant should pay rent in full.

The Warranty of Habitability 
Colorado law requires that a rental property be fit for human 
habitation. If one of the following items is not maintained properly, the 
rental property is considered uninhabitable: 
•	 Waterproofing and weather protection of roof and exterior walls 

maintained in good working order, including unbroken windows 
and doors;

•	 Plumbing or gas facilities that conformed to applicable law in 
effect at the time of installation and that are maintained in good 
working order;

•	 Running water and reasonable amounts of hot water at all times 
furnished to appropriate fixtures and connected to a sewage 
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disposal system approved under applicable law;
•	 Functioning heating facilities that conformed to applicable law at 

the time of installation and that are maintained in good working 
order;

•	 Electrical lighting, with wiring and electrical equipment that 
conformed to applicable law at the time of installation, maintained 
in good working order;

•	 Common areas and areas under the control of the landlord 
that are kept reasonably clean, sanitary, and free from all 
accumulations of debris, filth, rubbish, and garbage and that 
have appropriate extermination in response to the infestation of 
rodents or vermin;

•	 Appropriate extermination in response to the infestation of 
rodents or vermin throughout a residential premises;

•	 An adequate number of appropriate exterior receptacles for 
garbage and rubbish, in good repair;

•	 Floors, stairways, and railings maintained in good repair;
•	 Locks on all exterior doors and locks or security devices on 

windows designed to be opened that are maintained in good 
working order; or

•	 Compliance with all applicable building, housing, and health 
codes, which, if violated, would constitute a condition that is 
dangerous or hazardous to a tenant’s life, health, or safety.

If the rental property is uninhabitable, the tenant can be released from 
the lease if the tenant sends a letter to the landlord giving him 5 days 
to repair the issue. The landlord has the option of moving the tenant to 
a comparable unit, at the landlord’s expense, instead of repairing the 
issue. If the landlord does not repair the issue or move the tenant, the 
tenant may send another letter stating that the tenant will vacate the 
property sometime in the next 10 to 30 days due to the uninhabitable 
condition. The tenant must vacate the property on or before the date 
listed in the notice in order to be free from future liability for rent.

The tenant has the option of suing for an injunction for repairs of the 
property, as well. The tenant can recover any damages and attorney’s 
fees if the tenant has to sue for an injunction.

The Warranty of Habitability also serves as a defense to an eviction 
for the non-payment of rent. If the landlord does not make the repairs, 
the tenant can withhold rent. HOWEVER, the tenant must pay the 
amount of the rent into the Court Registry on the answer date in 
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the eviction notice. In order for the Warranty of Habitability to be a 
defense to the eviction, the tenant must have the rent money available 
to deposit with the court.

Terminating a Lease for Domestic Violence
A tenant who desires to terminate his or her lease due to domestic 
violence may do so by providing the landlord evidence of the domestic 
violence in either the form of a police report dated within the last 60 
days or a valid protection order. Once notice is given, the tenant must 
pay their landlord the equivalent of one month’s rent within 90 days of 
vacating the premises.

Landlord’s Right to Enter and Tenant’s Right to Privacy
In Colorado, there is no state law governing when the landlord may 
enter the premises. There is no state law governing how much notice 
the landlord must give the tenant before entering the premises. The 
landlord’s right of access depends entirely upon what the lease 
provides. Generally, in non-emergency situations--such as repair and 
maintenance--the landlord should give the tenant reasonable notice 
of his or her intent to enter the residence. Usually, a 24-hour notice 
is considered reasonable. In the lease--agreed to by both tenant and 
landlord--the notification time for permission to enter should be clearly 
stated. In the case of an emergency, a landlord is usually allowed 
immediate entry.

Lockouts
A lockout is an action taken by the landlord to deny the tenant access 
to the rented premises.

Lockouts include such actions as changing the locks, installing a 
padlock, or turning off the utilities. In the state of Colorado, lockouts 
are illegal. By placing a lock on your door, the landlord has denied 
you access to your personal property. Without a court order, a landlord 
can not lockout a tenant for any reason. If the landlord is seeking to 
evict a tenant, he or she must follow the legal procedure for eviction. If 
the landlord attempts a lockout, he or she may be held responsible for 
interfering with the tenant’s right to “peaceful possession.”

Remember:
•	 If a tenant has been locked out, it is best not to re-enter the rental 

property.
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•	 The tenant should contact an attorney, or legal services 
immediately.

•	 The tenant may also contact the Colorado Springs Police 
Department or the El Paso County Sheriff’s Office and request 
that they notify the landlord that a court order is needed for a 
legal eviction.

Evictions
If, a landlord may deem it necessary to evict a tenant from the 
residential unit, to do so, the landlord must follow specific legal 
procedures. It is never legal for a landlord to evict a tenant without a 
court order; and any lockout action on the landlord’s part that prevents 
a tenant’s access to personal property is illegal.

 A landlord can give you a written 3-day notice if you have done any of 
the following:
•	 Failed to pay the rent;
•	 Violated any term of your rental agreement;
•	 Damaged the premises;
•	 Disturbed other residents; 
•	 Used the premises for illegal purposes; and for
•	 Unauthorized pets or occupants

When the tenant is given a written 3-day notice, the landlord may 
begin a legal procedure for eviction, called demand for payment or 
possession. The landlord must first give the tenant written notice 
demanding that the tenant either correct the problem (pay the rent) 
or move out within three (3) days. The written notice does not have 
to be given to the tenant in person; it can be posted on the tenant’s 
door or given to a member of the tenant’s household age 15 or older 
who resides with the tenant. If the tenant fails to correct the problem 
or move, the landlord may, on the 4th day begin eviction procedures 
through the court. The tenant may contest the eviction if the tenant 
thinks there are legal grounds by filing an answer on or before the 
time set by the court. If the tenant fails to answer or appear on the 
date indicated in the eviction papers, the landlord can obtain an 
eviction “Order” by default. The law in Colorado provides a 48 hour 
period before the Order can be served by the sheriff. The sheriff 
will serve the Order on the tenant and then will remain on site. The 
landlord can make arrangements to have the tenant and the tenant’s 
personal property removed from the rental property. Neither the sheriff 
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nor the landlord has any responsibility to safeguard the tenant’s 
property once it is removed.

There are resources in the community that offer financial and other 
assistance for persons that qualify which may help a tenant avoid a 
court eviction. These agencies and resources are listed in the back 
of this brochure.

The law states that the three (3) day period begins the day after the 
notice is given; an intervening Saturday, Sunday, or legal holiday does 
not count as one of the three (3) days, and the last day of the three (3) 
days cannot end on a Saturday, Sunday, or legal holiday.

Mobile Home Tenant Evictions
If you are renting your mobile home from a landlord, the eviction 
process is the same as it is for someone renting an apartment or a 
house.

Mobile Home Owner Evictions
In order to evict a mobile home owner from a mobile home park, the 
landlord must carry out specific procedures.

A mobile home park may evict a tenant for the following reasons, 
aside from the nonpayment of rent:
•	 Not obeying local and state laws and regulations concerning 

mobile homes
•	 Not obeying the written rules and regulations of the park
•	 The tenant’s behavior annoys the other tenants or interferes with 

park management
•	 There is a change of use of the mobile home park or it is 

condemned. If zoning allows change of use without consent of 
the zoning authority, the landlord must give six monts’ written 
mailed notice to each tenant

•	 Making false or misleading statements in the application for 
tenancy

•	 Conduct of the home owner, a lease, or a guest which is the basis 
for a pending action to have the mobile home declared a public 
nuisance, or occurs on the park premises and (1) unreasonably 
endangers the life of the landlord or another mobile home owner 
or a guest, (2) constitutes willful, reckless, or malicious damage 
to the property of the landlord, another mobile home owner, or 
guest, or (3) amounts to a felony.
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The landlord must give the tenant a written notice, signed by the 
landlord or manager. It must include the name of the landlord or 
mobile home park, the mailing address of the property, and the 
location or space number upon which the mobile home is located, and 
the county. If the eviction is for the nonpayment of lot rent, the notice 
must give the tenant 5 days notice to pay or move out. If the eviction 
is for another cause, the notice must be served upon the tenant at 
least 30 days before the end of the rental period or 60 days for a 
double-wide mobile home.

If the eviction is for failure to obey the written rules and regulations of 
the mobile home park, the mobile home owner must be given 30 days 
from the date of the notice to fix the violation. The home owner may 
not be evicted if the violation is fixed within 30 days. However, if the 
mobile home owner was given a right to fix a violation within the last 
12 months, and did fix the violation, but then violates the same rule 
again, the homeowner does not have a second opportunity to fix the 
violation.

At no time may the landlord physically move the mobile home owner 
out or turn off electricity or water.

As with an eviction from a home or an apartment, the mobile home 
owner must be served with a Summons and Complaint from the court. 
The Summons and Complaint can be served on the mobile home 
owner by either handing it to the homeowner personally or by posting 
ot in the front door and mailing a copy to the mobile home owner.

The mobile home owner may fight the eviction in court, and if 
the mobile home owner wins, he or she does not have to vacate 
the property. However, if the mobile home owner loses, a Writ of 
Restitution will be entered 48 hours after the judgment is entered. The 
mobile home owner will be served with a Notice of Judgment which 
will advise the homeowner to prepare the mobile home for removal by 
removing skirting, disconnecting utilities, attaching tires, and otherwise 
making the mobile home safe and ready for highway travel.

Protecting Tenants at Foreclosure
The Protecting Tenants at Foreclosure Act is a Federal law that gives 
tenants rights when the property they rent is being foreclosed.
In order to qualify for protection, the tenant must be a bona fide tenant 
in a lease prior to the day foreclosure was initiated. It is not required 
for the lease to be written. A bona fide tenant is: (1) someone who 
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is not the owner of the property; and (2) someone who is not the 
spouse, child, or parent of the owner of the property, and (3) the rent 
paid is at or near market rate.

If the tenant meets the qualifications of a bona fide tenant and the 
new owner of the property is a bank, the tenant is entitled to remain in 
the property for the remainder of the lease or for 90 days, if the tenant 
is month-to-month. If the new owner of the property is a person who 
intends to live in the property, the new owner may terminate the lease 
with 90 days notice.

The tenant must pay their rent to the new owner of the property once 
a foreclosure occurs.

Moving Out
The tenant can ensure the return of the security deposit by respecting 
the provisions of the lease or rental agreement while living in the unit. 
The tenant should complete a written inspection of the unit when 
moving out, using the move-in inspection and lease as a guide in 
cleaning the unit. The tenant should repair any damage they caused 
before vacating the unit and give the landlord proper notice of intent to 
move as required by the lease.

If a tenant decides to move out of the unit prior to the end of the 
lease period, the tenant should review the lease carefully. Generally, 
the landlord will assess fees and penalties when a tenant breaks the 
lease. Some landlords offer re-leasing services. The tenant should 
talk to the landlord first. If the landlord is willing to allow you to move 
early, the tenant should have the landlord put it in writing, sign and 
date the statement. If the tenant simply abandons the property, they 
will probably forfeit their security deposit and might be liable for rent 
and utilities through the end of the lease. The tenant could also be 
charged for the costs incurred by the landlord in finding a new tenant 
and to make the property ready for a new tenant. 

Military tenants usually have a “military escape clause” in the event 
the tenant is posted out of the area. However, these clauses may not 
apply if the military tenant is accepted for base housing in the area. In 
this case, the tenant will need to negotiate the remainder of the lease 
with the landlord.

For more information on Tenant and Landlords rights, visit www.hud.
gov/local/co/renting/tenantrights 

http://www.hud.gov/local/co/renting/tenantrights
http://www.hud.gov/local/co/renting/tenantrights
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Tips to Prevent or Minimize Problems 
Most misunderstandings that occur between landlords and tenants 
could be avoided if each party verified certain information up front 
before entering into a rental agreement with the other party. Landlords 
should have a process in place to screen each applicant, verifying 
employment, credit history and rental references. Landlords should 
be serious about enforcing the lease. Tenants get a mixed message 
if a landlord upholds some parts of the lease but not others. Tenants 
should make sure they understand and can live with the property rules 
established by the landlord and spelled out in the lease. Tenants can 
avoid problems with their landlord, ensure the return of their security 
deposit and maintain good rental references by following the tips 
listed below:
•	 Get it in writing. This includes leases and inspection reports. 

Make sure the responsible party signs and dates it as well.
•	 Notify the landlord in writing of problems or complaints and keep 

copies.
•	 Request receipts for payment of rent, deposits, repairs, or any 

exchange of money.
•	 Pay your rent and utilities promptly. 
•	 Keep the unit clean and orderly. Don’t allow family, friends, or 

pets to damage the property. Remember that you are responsible 
for the actions of your guests while they are on the property.

•	 Get written permission from the landlord before making any 
alterations to the unit. This includes but is not limited to painting, 
removing cabinets, wallpapering or attaching any fixture to the 
walls.

•	 Cooperate with the landlord if you are moving. Be sure to give 
proper notice, as defined in the lease, clean the unit and return 
the keys to the landlord.

•	 Read everything you are asked to sign. Consult an attorney or 
one of the agencies listed in the booklet under legal services if 
necessary, prior to signing documents.
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Section III – Community Resources

City of Colorado Springs
Economic Vitality, Housing Development

30 S. Nevada Avenue, Ste 604
Colorado Springs, CO 80903

719-385-5912 (Voice)
719-385-5475 (Fax)

www.springsgov.com/housing 

Colorado Relay Service
(Hearing Impaired)

1-800-659-3656 (Voice)
719-385-5499 (TTY)

U.S. Department of Housing and Urban Development 
Housing Discrimination Hotline

 1-800-669-9777 (Voice)
1-800-927-9275 (TTY)

www.hud.gov/fairhousing 
www.espanol.hud.gov/offices/fheo 

Civil Rights Division
1560 Broadway, Suite 1050

Denver, CO 80202
(303) 894-2997

(800) 262-4845-Toll Free
(303) 894-7830-Fax

www.dora.state.co.us/civil-rights
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This list is by no means all-inclusive. Contact the agency that interests 
you to find out about the services that they provide, hours of operation 
and any eligibility requirements. 

Business/Economic Development 
Better Business Bureau........................................................... 636-1155

City Governments
City of Colorado Springs Mayor & City Council ...................... 385-2489 
City of Fountain....................................................................... 322-2000
City of Manitou Springs .......................................................... 685-5481
City of Woodland Park............................................................. 687-9246
Town of Monument.................................................................. 481-2954
Town of Palmer Lake............................................................... 481-2953

Community Service Agencies 
American Red Cross .............................................................. 632-3563
Care and Share Food Bank Help Line ................................... 434-4674
Catholic Charities.................................................................... 636-2345
Disability Services, Inc. FKA Easter Seals.............................. 574-9002
Ecumenical Social Ministries (ESM)........................................ 636-1916
Energy Resource Center......................................................... 591-0772
Habitat for Humanity................................................................ 475-7800
Human Relations Commission................................................ 385-5719
Interfaith Hospitality Network................................................... 329-1244
Marian House Soup Kitchen.................................................... 475-7314
Pikes Peak Community Action Agency.................................... 347-2976
Pikes Peak Workforce Center (Job Service)........................... 667-3700
Salvation Army........................................................................ 636-3891
Temporary Assistance to Needy Families (TANF)................... 636-0000
TESSA (Prevention of Domestic Violence).............................. 633-1462
The Independence Center....................................................... 471-8181
United Way 211....................................................................... 955-0742
Women Infants & Children (W.I.C.) Food Program................. 578-3225
Women’s Resource Agency.................................................... 471-3170
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Community & Senior Centers
Colorado Springs Senior Center............................................. 387-6000
Deerfield Hills Community Center........................................... 385-5996
Hillside Community Center...................................................... 385-7900
Meadows Park Community Center.......................................... 385-7940
Otis Park Community Center................................................... 385-5993
Therapeutic Recreation Program............................................ 385-6855
Sand Creek Family Center...................................................... 579-4946
Westside Community Center................................................... 385-7920

Crime Prevention
Colorado Springs Police Dept. (non-emergency).................... 444-7000
Police Department Code Enforcement.................................... 444-7891
Crime Stopper......................................................................... 634-7867 
El Paso County Sheriff............................................................ 520-7200
Crime Prevention – Falcon (Northwest) ................................. 444-7246 
Crime Prevention – Stetson Hills (Northeast).......................... 444-3168
Crime Prevention – Sand Creek (Southeast).......................... 444-7276
Crime Prevention – Gold Hill (Southwest)............................... 385-2117
Fountain Police Department ................................................... 382-8555

Fair Housing
State of Colorado Civil Rights Division – 

 Denver (English/Spanish)........................................(800) 262-4845
HUD Office of Fair Housing & Equal Opportunity - 

 Denver.....................................................................(800) 877-7353
HUD Fair Housing (TTY)................................................(800) 927-9275
HUD Discrimination Hotline............................................(800) 669-9777
HUD Forms (TTY) .........................................................(800) 767-7468
HUD Housing Counseling..............................................(800) 358-6216
HUD Mortgage Refund (TTY).........................................(800) 697-6907

Fire Departments
Colorado Springs (General Information) ................................ 385-5950
City of Fountain ...................................................................... 382-7800
Security .................................................................................. 392-3271 
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Health Services
Community Health Center (Peak Vista)................................... 632-5700
Comm Health Center (Homeless Clinic)................................. 471-2789
El Paso Health Department..................................................... 578-3199
Medicare & Social Security............................................(800) 633-4227

Housing Authorities
Colorado Springs Housing Authority....................................... 387-6700
Fountain Housing Authority..................................................... 382-5639

Legal Services
Colorado Legal Services......................................................... 471-0380
Lawyer Referral....................................................................... 636-1532

Pikes Peak Library District Public Libraries
Cheyenne Mountain Branch ................................................... 633-6278
East Library & Information Center .......................................... 531-6333
Fountain Branch ..................................................................... 382-5347
Monument Branch .................................................................. 488-2370
Old Colorado City Branch ....................................................... 634-1698
Palmer Lake Branch ............................................................... 481-2587
Penrose Public Library ........................................................... 531-6333
Rockrimmon Branch ............................................................... 593-8000 
Ruth Holley Branch ................................................................ 597-5377 
Sand Creek Branch................................................................. 597-7070 
Ute Pass Branch (Cascade).................................................... 684-9342

Other Libraries
Manitou Springs Public Library................................................ 685-5206
Security Public Library............................................................. 391-3191
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Senior Services
AARP Senior Employment...................................................... 635-3579
El Paso County Adult Protection Program............................... 444-5755
Pikes Peak Area Agency on Aging.......................................... 471-7080
Golden Circle Nutrition Program ............................................ 387-6758
Meals on Wheels..................................................................... 632-1521
Senior Information Hotline....................................................... 471-2096
Colo Spgs Police Dept Senior Victim Assistance.................... 444-7438
Service Empowerment Transformation (S.E.T)....................... 776-8850
Silver Key................................................................................ 632-1521
Silver Key Senior Services Transportation.............................. 633-2611

Other Services & Resources
Apartment Association of Colorado Springs............................ 264-9195
Human Relations Commission................................................ 385-5719
Social Security Administration........................................(800) 772-1213
U.S. Department of Health & Human Services............. (877) 696-6775

Transportation
Springs Mobility....................................................................... 392-2396
Bus System - Springs Transit.................................................. 385-7433
Gray Line of Colorado Springs................................................ 633-1181
Metro Rides............................................................................. 385-7433
Yellow Cab............................................................................... 634-5000

Utilities Providers 
Century Link ...................................................................(800) 244-1111
Colorado Springs Utilities........................................................ 448-4800
City of Fountain Utilities........................................................... 382-5604
Mountain View Electric ........................................................... 495-2283
Academy Water & Sanitation................................................... 481-0711
Cherokee Metropolitan District................................................ 597-5080
Colorado Center Metropolitan District..................................... 390-7003
Security Water District ............................................................ 392-3475 
Stratmoor Hills Water District ................................................. 576-0311
Widefield Water & Sanitation District........................................390-7111
Xcel Energy....................................................................(800) 895-4999



We are pledged to the letter and spirit of U.S. policy for the 
achievement of equal housing opportunity throughout the Nation. 

We encourage and support an affirmative advertising and marketing 
program in which there are no barriers to obtaining housing because 

of race, color, religion, sex, handicap, familial status, or national origin.
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