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Letter From Task Force Chairperson Reena K. Shah 
 

In 2021, Maryland became one of the first states in the country to provide tenants with the right 
to access counsel in eviction proceedings by passing the Access to Counsel in Evictions ("ACE") 
law. The State's aim was to put tenants on more equal footing with landlords in an arena where 
they had been historically disadvantaged, often with devastating consequences. In the years prior 
to the passage of this historic law, over 90% of landlords and housing providers had legal 
representation, whereas over 90% of tenants did not. This resulting system served no one well. 
Our justice system serves Marylanders best when both parties have access to counsel.  

This law is particularly meaningful given the disproportionate burden of eviction on Black 
women and single mothers. This unfortunate national trend holds true in Maryland, with data 
from Stout, Risius, and Ross – the organization tasked with evaluating the ACE Program in 
Maryland – showing that a disproportionate number of clients receiving services through the 
ACE Program self-identify as Black, female, and single-mothers. This law, therefore, is also 
working to make our justice system and our State more equitable. 

The ACE Law is designed to help (1) ensure tenants have a fair eviction proceeding; (2) reduce 
the high number of eviction proceedings; and (3) keep more Marylanders in their homes. 
Meanwhile, the ACE Task Force, established under the law: (1) works to ensure that information 
is shared among stakeholders and that all stakeholders' voices are heard as the law is 
implemented; (2) evaluates the provision of services outlined in the law, (3) identifies potential 
funding sources, (4) and recommends ways to improve the program. 

Now that the ACE Program has reached full implementation, the Task Force's final report details 
crucial findings regarding implementation across the State and recommendations to continue 
refining the Program and its delivery of services. The most important recommendation, as in 
years past, remains ensuring the continuation of a consistent and permanent funding source by 
lifting the sunset on the State's funding of the ACE Program from its abandoned property fund 
during next year’s legislative session.  

Other key recommendations include: (1) ensuring uniformity in the District Courts to enable 
meaningful implementation of the statewide ACE Law; (2) maximizing the ability of civil legal 
aid providers to serve all Marylanders effectively regardless of which jurisdiction they call 
home; (3) coordinating and refining the communications strategies designed to increase 
awareness of the ACE Law and Program across the State; (4) exploring cutting edge technology 
and national programs that could serve as additional support structures for Marylanders facing 
housing issues or eviction; and (5) continuing to forge long-term partnerships among 
stakeholders to ensure the long-term success of the Program. 

Part of forging those long-term partnerships includes the transition of this Task Force from the 
Maryland Office of the Attorney General to the Department of Housing and Community 
Development. The OAG served as a crucial stakeholder and partner in getting this Program off 
the ground, but now that it is at full implementation in courthouses across the State, lawmakers 
and access to justice stakeholders felt that this body would be better served by repositioning it in 
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the Office of Landlord and Tenant Affairs within the Division of Homeless Solutions at the 
Department of Housing and Community Development.  

The Office of Landlord and Tenant Affairs is uniquely positioned to serve as the natural home 
for ongoing collaboration and coordination. This Office sits at the intersection of eviction 
prevention and housing stability—core missions that align directly with the ACE Program's 
goals. By housing future coordination efforts within the Office of Landlord and Tenant Affairs, 
we can ensure seamless integration between access-to-counsel services and our broader eviction 
prevention initiatives, rental assistance programs, and landlord engagement strategies. The 
Division of Homeless Solutions' expertise in preventing housing displacement, combined with 
the Office's existing relationships with both landlords and tenant advocates, creates an ideal 
environment for continued multi-stakeholder dialogue.  

This structural placement also allows us to leverage existing data collection and reporting 
mechanisms within DHCD, ensuring that insights from the ACE Program inform our broader 
housing policy and that we maintain the collaborative spirit that has made the Task Force 
successful. Rather than sunsetting these critical conversations entirely, transitioning coordination 
to the Office of Landlord and Tenant Affairs ensures continuity, institutional knowledge, and a 
dedicated space for stakeholders to continue strengthening Maryland's approach to eviction 
prevention and tenant protections. 

I want to thank those who are working tirelessly to implement this groundbreaking Program, 
including the Maryland Legal Services Corporation, State agencies, including the Department of 
Housing and Community Development and the Office of the Attorney General, the Judiciary, 
civil legal aid organizations, housing providers, and community-based organizations. Thank you 
to the Task Force Members for their continued commitment to equity and justice. And thank you 
to the Office of the Attorney General staff Louise Flavahan and Tara Miles as well as the 
Department of Housing and Community Development’s staff Alyce Thompson and Danielle 
Meister for supporting the Task Force's work over the past year. 

Finally, on a personal note, it has been an honor to helm this Task Force for the last four years. I 
am deeply grateful to Attorneys General Brian Frosh and Anthony Brown as well as Secretary 
Day for putting their trust in me. I am also grateful to the Maryland Access to Justice 
Commission for being a strong and fair advocate and leader for access, equity and fairness in the 
civil justice system. 

I am proud that the Task Force has played a unique and critical role in providing the only birds-
eye view of the many moving parts in the whole system, which has been valuable in identifying 
challenges and proposing solutions to help us iterate and improve with the end goal of keeping 
Marylanders housed. 

Yet this work is about so much more than housing. Housing is the nexus of our community’s 
well-being; when we stabilize the home, we stabilize the future of our education, our public 
health, and our economy. Indeed, at its core, this collective work is about restoring dignity and 
ensuring justice.  
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Maryland has cemented a place as a national leader in the civil right to counsel movement. We 
did not just pass a law; we built an infrastructure of delivery that can be a model for other states. 
The work detailed in all five of our ACE Task Force Reports stands as a testament to what is 
possible when government, legal providers, and advocates align behind a powerful cost-effective 
solution.  

I step back with full confidence that the next generation of leadership will not only sustain this 
momentum but will push the boundaries of what we believe is possible. 

I invite you to review our journey and our findings in the report below.  

 

With deep gratitude and enduring hope, 

 

 
     
 

Reena K. Shah, Esq. 
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INTRODUCTION 
 
Legislative History of the ACE Program 
 
During the 2021 legislative session, the Maryland General Assembly passed HB 18,1 which 
became the Access to Counsel in Evictions law (ACE Law), making Maryland only the second 
state in the nation to have a Program that provides access to legal representation to all income-
qualified persons facing eviction on a statewide basis. The ACE Law provides that all 
Marylanders who meet certain income qualifications “shall have access to legal representation” 
in judicial or administrative proceedings to evict or terminate a tenancy or housing subsidy.2 As 
such, the law creates a right for all income-qualified Marylanders to access counsel in eviction 
proceedings.  
 
The ACE Law went into effect on October 21, 2021, but there was no funding attached to it until 
the 2022 legislative session, when the Task Force recommended and the access to justice 
community successfully advocated with the Governor and the Maryland General Assembly to 
obtain two years of seed funding to begin implementing it, receiving $11.8M for FY2023 and 
$14M for FY2024. Thereafter, during the 2023 legislative session, the Task Force recommended, 
and the access to justice community successfully advocated for, three additional years of base-
level funding of $14M per year for implementation of the ACE Law through FY2027.   
 
In its 2025 report, the Task Force recommended making the $14M annual funding for the ACE 
Program permanent and transitioning the Task Force to the Department of Housing and 
Community Development (“DHCD”) – whose newly established Office of Tenant and Landlord 
Affairs (“OTLA”) makes them uniquely positioned to continue convening stakeholders and 
monitoring the progress of the ACE Program. And with this fifth report tracking the progress of 
the ACE Program through full, statewide implementation, the Task Force also recommended 
removing the reporting requirement once transferred to DHCD. Through advocacy by the Task 
Force, the Office of the Maryland Attorney General, and other members of the ACE community, 
the access to justice community succeeded in securing the extension of the $14M annual 
contribution through FY2028 and in transitioning the Task Force to DHCD on June 1, 2025, 
without a formal reporting requirement with the passage of SB 154.3 
 

 
1  https://mgaleg.maryland.gov/mgawebsite/Legislation/Details/HB0018?ys=2021rs. 
2 See: 
https://govt.westlaw.com/mdc/Browse/Home/Maryland/MarylandCodeCourtRules?guid=N76EF0F00F0D911EBA0
95BB916A350C82&transitionType=Default&contextData=%28sc.Default%29 and also: 
https://mgaleg.maryland.gov/mgawebsite/Legislation/Details/HB0018?ys=2021RS  
3 See: https://mgaleg.maryland.gov/mgawebsite/Legislation/Details/SB0154 

https://govt.westlaw.com/mdc/Browse/Home/Maryland/MarylandCodeCourtRules?guid=N76EF0F00F0D911EBA095BB916A350C82&transitionType=Default&contextData=%28sc.Default%29
https://govt.westlaw.com/mdc/Browse/Home/Maryland/MarylandCodeCourtRules?guid=N76EF0F00F0D911EBA095BB916A350C82&transitionType=Default&contextData=%28sc.Default%29
https://mgaleg.maryland.gov/mgawebsite/Legislation/Details/HB0018?ys=2021RS
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This transition represents the next phase of the ACE Program’s monitoring, with stakeholders 
reviewing and refining program implementation to ensure tenants who are income eligible and 
want representation can effectively access counsel as outlined in the ACE Law. Furthermore, 
DHCD’s expertise and experience in housing issues will strengthen the Task Force’s ability to 
connect to a broader range of stakeholders and resources in completing their work. 
 
About Access to Counsel in Evictions 
 
Almost five years in, and now at full program implementation, it remains critical to remember 
why the ACE Law was first passed - to reduce evictions and disruptive displacement and curb 
the harms that come with experiencing the trauma of an eviction. The devastating effects of 
evictions on individuals, families, and communities have been well-documented.4 Evictions 
result in great economic burdens on both landlords and tenants. A study of low-income mothers 
found that “eviction results in multiple and multidimensional negative consequences for mothers 
leading to both economic hardships and health problems.”5 For children, the consequences of an 
eviction can negatively affect their performance in school, cause or contribute to behavioral 
issues, and increase health risks.6 It is also well-established in national data that the 
consequences of evictions fall disproportionately on communities of color, especially Black 
women – findings that have been confirmed in Maryland in the initial analysis and review of the 
state’s ACE Program performed by Stout Risius Ross (“Stout”). 
 
In other jurisdictions, access to legal representation has been proven to reduce eviction and 
disruptive displacement of families as well as reduce the attendant social, economic, and public 
health costs of eviction and displacement. The law acknowledged the outsized level of eviction 
filings and the high rate of evictions in Maryland and cited the reasons below for ensuring access 
to counsel: 
  

● Evictions come with collateral consequences which may have a generational impact. 
● Evictions create a significant cost for state and local governments including costs 

associated with shelters, education, transportation for the homeless youth, foster care, and 
health care provided in hospitals rather than community-based care. 

● Evictions have a disparate impact on Black and Brown households and those led by 
women. 

 
4 Stout Risius Ross, LLC, The Economic Impact of an Eviction Right to Counsel in Baltimore City (May 8, 2020) 
(Stout Study). 
5 See, e.g., Robert Collinson & Davin Reed, The Effects of Eviction on Low-Income Households (Dec. 2018), 
https://bit.ly/3lrYftK; Matthew Desmond & Rachel Tolbert Kimbro, Eviction’s Fallout: Housing, Hardship, and 
Health, 94 Soc. Forces 295, 295-301 (2015), 
https://scholar.harvard.edu/files/mdesmond/files/desmondkimbro.evictions.fallout.sf2015_2.pdf. 
6 See Matthew Desmond et al., Evicting Children, 92 Soc. Forces 303, 320 (2013), 
https://www.researchgate.net/publication/265737669_Evicting_Children. 
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● Evictions are a high stakes legal process where access to legal representation is markedly 
uneven between landlords and tenants. 

   
The ACE Law tasked the Maryland Legal Services Corporation (“MLSC”) with the 
responsibility to administer and implement the ACE Law. The law provides that the ACE 
Program should be fully phased in by October 1, 2025.   
 
The ACE Law also created the Access to Counsel in Evictions Task Force (“Task Force”), 
whose charge is to: 
 

● Evaluate the services provided through the Access to Counsel in Evictions Program; 
● Study potential funding sources; and 
● Make recommendations to improve the implementation of the Program, including 

necessary policy and statutory changes. 
 
The existence and creation of a task force to monitor implementation is unique among states and 
jurisdictions that have similar laws. This Task Force is viewed positively, on a national basis, 
because it has allowed for a birds-eye and systems-level review of a new and substantial 
implementation effort that has many moving pieces and high stakes. It has also enabled us to 
have a critical eye, spot issues and course correct along the way to ensure successful and 
meaningful implementation. And while this oversight function might look slightly different 
under DHCD’s leadership, DHCD and the Task Force remain committed to the successful 
implementation of the ACE Program on behalf of Maryland’s residents. 
  
The Task Force is composed of 15 members who were appointed by the Attorney General of 
Maryland. Moving forward, since the passage of SB154 in the 2025 legislative session, the Task 
Force members will be appointed by Secretary of DHCD, including a Chair designated by the 
Secretary of DHCD. And the Task Force will be staffed by DHCD.  
 
After submitting its 5th report in 2026, the Task Force will no longer be required to report its 
findings and recommendations to the Governor and the General Assembly. However, this report 
will recommend that the Task Force consider the production of some sort of short annual product 
that documents the findings and any recommendations to be made based on the status of 
implementation.  
 
Prior to the passage of SB154, the Task Force was required to produce an annual report to the 
Governor and the General Assembly by January 1 of each year. Thus far, the Task Force has 
delivered four reports. The inaugural 2022 Report laid out the roadmap for implementation of the 
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ACE Law (“Roadmap Report”)7 and the 20238 and 20249 Reports captured the very beginnings 
and nascent stages of the implementation of the ACE Law and the ACE Program, while the 
202510 Report tracked the Program’s progress towards full, statewide implementation. 
 
After the Task Force delivered its 2025 Report, it resumed its work during the fall of 2025, in 
preparation to deliver this fifth and final annual report. Starting in September 2025, the Task 
Force held seven plenary meetings in total,11 inviting all key stakeholders to share information 
about the progress in implementation of the Program.  
 
At the meetings, the Task Force heard from key ACE Program stakeholders, including MLSC, 
the Maryland Judiciary, and the Department of Housing and Community Development 
(“DHCD”). It also heard from the civil legal aid organizations that have received grant funding 
from MLSC12 to represent tenants facing eviction, as well as the organizations managing the 
coordinated intake system,13 conducting the data and Program evaluation14 and those doing 
tenant outreach.15 As time was limited in the meetings, the Task Force also requested written 
reports from civil legal aid organizations and organizations working to build the pipeline of 
attorneys for future ACE Program implementation and access to justice work.16 The Task 
Force’s inquiry focused on the status of implementation across the entire state of Maryland; what 
was working well; and the areas that were of concern and required reform.  
 
In addition to the above topics and stakeholders, Task Force members also explored potential 
uses for legal technology in landlord/tenant and eviction-related issues; pre- and post-eviction 
diversions programs that could serve as a complement to the ACE Program; and the potential for 
a Notice of Intent to File an Eviction Repository in Maryland. 
 
This report captures the Task Force’s findings and recommendations based on these meetings. 
 
 
 

 
7 See: https://oag.maryland.gov/our-office/Documents/Access%20To%20Counsel//ATC_Task_Force_Report.pdf  
8 See: https://oag.maryland.gov/our-office/Documents/Access%20To%20Counsel//2023_ACE_TF_Report.pdf  
9 See: https://oag.maryland.gov/our-office/Documents/Access%20To%20Counsel//2024_ACE_TF_Report.pdf  
10 See: https://oag.maryland.gov/our-office/Documents/Access%20To%20Counsel//2025_ACE_TF_Report.pdf  
11 The Task Force carries out its work in accordance with the Open Meetings Act, inviting observers to the meeting 
and posting Agendas and meeting recordings here: https://oag.maryland.gov/our-office/Pages/Access-to-Counsel-in-
Evictions.aspx. 
12 CASA, Community Legal Services of Prince George's County, Disability Rights Maryland, Maryland Legal Aid, 
Shore Legal Access, Pro Bono Resource Center, and Public Justice Center.  
13 United Way of Central Maryland and Civil Justice, Inc.  
14 Stout Risius Ross, LLC 
15 Montgomery County Renters Alliance. 
16 Equal Justice Works. 

https://oag.maryland.gov/our-office/Documents/Access%20To%20Counsel/ATC_Task_Force_Report.pdf
https://oag.maryland.gov/our-office/Documents/Access%20To%20Counsel/2023_ACE_TF_Report.pdf
https://oag.maryland.gov/our-office/Documents/Access%20To%20Counsel/2024_ACE_TF_Report.pdf
https://oag.maryland.gov/our-office/Documents/Access%20To%20Counsel/2025_ACE_TF_Report.pdf
https://www.google.com/url?q=https://oag.maryland.gov/our-office/Pages/Access-to-Counsel-in-Evictions.aspx&sa=D&source=docs&ust=1764713903442178&usg=AOvVaw16rw-h6k8VL16_z_GIG4eT
https://www.google.com/url?q=https://oag.maryland.gov/our-office/Pages/Access-to-Counsel-in-Evictions.aspx&sa=D&source=docs&ust=1764713903442178&usg=AOvVaw16rw-h6k8VL16_z_GIG4eT
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GUIDING PRINCIPLES 
  
In addition to policy recommendations, the Roadmap Report adopted a set of guiding principles 
to inform the implementation of the ACE Law. We include these at the top of each report to 
remind and guide us along the ACE Law’s implementation journey. We share them again in this 
report to connote their importance. They are as follows: 
 

• Income-eligible tenants shall have access to counsel in eviction proceedings. 
• Keep equity at the forefront of outreach, implementation and evaluation of the Program 

to address the disproportionate impact that evictions have on people of color, on 
women specifically, and in households with children. 

● Build a system that is fair, accessible, understood and easily navigable by Marylanders 
facing eviction. 

● Incorporate the voice and feedback of residents impacted by eviction in system design, 
development, and assessment. 

● Reach tenants at the earliest possible stage to prevent court hearings where resolutions 
can be found ahead of time, and to ensure that tenants have time to prepare their defense 
and seek other resources. 

● Prioritize phased implementation in jurisdictions that have invested in legal services to 
prevent evictions. 

● Ensure consistency and uniformity in the Program while recognizing and accounting for 
local differences as needed. 

● Be willing to learn, grow, improve, and adjust the Program as it is fully implemented. 
● Build on the reduction of eviction filings during the pandemic by facilitating the 

implementation of the access to counsel Program, lasting access to rental assistance, 
eviction diversion, and other eviction prevention mechanisms. 

 
 

TESTIMONIALS FROM THE ACE PROGRAM 
 
Before sharing updates from this year’s hearings, the Task Force wishes to share testimonials 
provided by the civil legal aid organizations implementing the ACE Program to highlight the 
importance and tremendous impact of this transformational law. 
 
 
From the Pro Bono Resource Center: 
 
“Client B met PBRC staff attorneys at rent court and explained that she had numerous safety 
issues in her home. Among other issues, both she and her son had asthma, which was aggravated 
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by the presence of mold. The client explained that she could pay her rent but didn’t feel that she 
should have to and simply wanted to have the issues fixed or to be able to move into another 
home. The attorney raised escrow as a defense to a FTPR.  After consolidating the FTPR and 
escrow matter, the PBRC attorney worked with the client to gather evidence of the substandard 
conditions in the home. She then summoned the inspector to court for the escrow hearing to 
provide a detailed report of dangerous conditions, including the mold, electrical problems, lead 
paint evidence, and other health and safety problems. The landlord agreed to a stipulated 
dismissal of the FTPR, which included a return of the escrow funds, security deposit and other 
reimbursements. The clients achieved her goal of moving from the unsafe home with the 
financial means to secure subsequent housing.” 
 
 
From CASA: 
 
“Our client Mercedes was informed that she would be evicted on September 30, after multiple 
errors by the landlord. The landlord filed three FTPR actions against her for months of rent 
which she did not legally owe to the landlord - she paid months of rent into escrow which were 
ordered returned to her. The landlord secured three judgments against Mercedes and sought that 
her right to redemption be revoked in the last. Once the case came to our attention, a CASA 
housing attorney filed on September 29 an emergency motion to quash the warrant for eviction, 
as well as a motion to vacate the three eviction judgments and restore the right of redemption. 
Two of these motions were granted, preventing the eviction, and we await a ruling on the last 
motion, which would restore her right to redemption. 
 
From Maryland Legal Aid: 
 
“In our Allegany / Garrett County office, one of our attorneys worked to meet the unique needs 
of Ms. X, a client with a visual impairment. Ms. X originally called us because she had received 
a notice alleging lease violations from her landlord. However, it became clear that the allegations 
involved housekeeping matters that Ms. X could resolve. While Ms. X receives some services to 
accommodate her visual disability, her providers were not always available. MLA’s team worked 
to accommodate Ms. X’s needs so that she could be an active participant in her case. Team 
members promptly forwarded transcribed voicemails from Ms. X, read documents to her over 
the phone, and communicated with her consistently to ensure she fully understood her situation 
and how to resolve it. However, Ms. X’s landlord then filed a tenant holding over action against 
her that also sought monetary amounts for alleged damages to the unit. At this point, Ms. X 
determined that she would rather relocate and was hopeful that she wouldn’t have to pay for 
damages she did not believe she had caused. With those goals in mind, our attorney was able to 
successfully negotiate with the landlord to achieve Ms. X’s request: the landlord dropped their 
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claim for monetary damages and agreed to a stay that allowed Ms. X sufficient time to move to 
her new unit. 

UPDATES AND FINDINGS 
 

Executive Summary 
Now in its fifth year, the ACE Program and its various components have been running Statewide 
for over a year, and, during FY2025, ACE attorneys closed 12,778 cases – a 44% increase over 
FY2024. This brings the total number of cases closed since the ACE Program’s launch in 2022 
to over 25,000.  
 

 
Graphic courtesy of MLSC 

 
MLSC reports that, with Statewide delivery of the Program up and running, the ACE Program 
has moved “from start-up phase to a period of sustained delivery and refinement.”17 Based on 
this growth trajectory, MLSC expects that, while the ACE Program’s funding needs will 
continue to grow, that growth will be on a more moderate trajectory with a focus on Program 
management and strategic reinvestment rather than rapid expansion.  
 
Despite this unknown, it is clear that the ACE Program is providing undeniable benefit to 
Maryland residents and the State as a whole. According to Stout, the organization tasked with 
evaluating the Program, the ACE Program provides approximately $46.7 million in annual fiscal 
impacts and economic benefits, amounting to a $3.04 return for every $1 invested by the state.18  

 
17 “Maryland Access to Counsel in Evictions Program JCR 2025 Final Implementation and Future Costs Report.” 
MLSC, November 2025. 
18 Stout reported that this figure is in line with ROI seen in other jurisdictions and states with similar right to 
counsel/access to counsel programs, meaning that Maryland is meeting the national standards on fiscal impacts. 
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Furthermore, according to Stout’s analysis, approximately 88% of clients indicated that they 
wanted to stay in their home, and, of this group, approximately 87% of them were able to do so 
at the closure of their case, which is a remarkable success rate for the Program and the attorneys 
representing these clients. 
 
However, despite the positive progress of the Program resulting in representation in over 25,000 
cases, Maryland’s unique landscape – where eviction filing rates are substantially higher than 
surrounding states19 – presents challenges in understanding the true need of ACE-eligible 
tenants. And with over 368,000 failure to pay rent filings in FY2025 alone, but only 12,778 cases 
closed by civil legal aid providers during the same fiscal year, Task Force members are left 
wondering whether all ACE-eligible tenants who want to access counsel in the course of their 
eviction are able to do so. It is important to highlight that the answer to this question and 
addressing the true unmet need in Maryland could dramatically alter the funding needs of the 
Program. 
 
Additionally, challenges remain in achieving Statewide consistency across jurisdictions and from 
courtroom to courtroom; in ensuring that all ACE-eligible tenants are aware of the Program as 
well as their rights under the ACE Law and can meaningfully access counsel; and in ensuring the 
long-term financial viability of the Program and the pipeline of ACE attorneys.  
 
The Task Force offers the below summary of findings and accompanying policy and Program 
recommendations to help address these challenges and continue the successes of the ACE 
Program to date. 
 

ACE Program Funding 
 
As explained in the report’s opening section, since the ACE Law’s passage, there has never been 
a permanent funding source attached to it. Securing such a source has been one of the Task 
Force’s top priorities since its initial report. MLSC reported during their testimony before the 
Task Force that current expenditures for the ACE Program are around $17.6 million dollars, with 
future projections of funding needed to support ongoing implementation of the Program of $22.1 
million in FY2026 and $26.85 million in FY2027.20  

 
19 For example, in Maryland, roughly 400,000 eviction filings are made annually, which is more than all both 
Pennsylvania and Virginia’s annual filings combined. See: 
https://www.delmarvanow.com/story/news/local/maryland/2023/12/06/marylands-rising-eviction-rate-renews-call-
for-tenants-rights/71814753007/ and https://evictionlab.org/ 
20 The projected annual budget may change in future years once more is known about the impacts of the increased 
filing fees in Maryland as well as the broader need for access to counsel in eviction proceedings across the state. 

https://www.delmarvanow.com/story/news/local/maryland/2023/12/06/marylands-rising-eviction-rate-renews-call-for-tenants-rights/71814753007/
https://www.delmarvanow.com/story/news/local/maryland/2023/12/06/marylands-rising-eviction-rate-renews-call-for-tenants-rights/71814753007/
https://evictionlab.org/
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Currently, the Program is funded with $14 million annually from the state’s abandoned property 
fund through FY 2027. The remaining funding needed for the Program’s statewide 
implementation is made up of state and federal grants and other sources secured by MLSC – 
including the modest revenue of $2.5 million MLSC receives from the increase in eviction filing 
fees21 that went into effect on October 1, 2024. Making this $14 million source of funding from 
the state’s abandoned property fund a permanent source of revenue for the Program is critical to 
the ACE Law and Program’s success. However, even with that funding secured, supplemental 
funds in the range of at least $6 million and upwards of over $10 million will be needed to 
ensure the Program’s success and ongoing implementation to fulfill the law’s intent.  

In considering future funding needs of the Program, the Task Force specifically highlights the 
need to be able to provide competitive salaries for the ACE attorneys and professional staff who 
are implementing the Program. MLSC has provided salary increases across the board to improve 
attorney and staff retention. Both MLSC and the civil legal aid organizations reported challenges 
in recruiting and retaining attorneys, citing, among other challenges, the relatively low salaries 
compared to others working in public service legal fields (e.g. prosecutors and public defenders) 
as one of the key causes. Ensuring competitive starting salaries and increases commensurate with 
experience will help strengthen the pipeline of attorneys and staff for the ACE Program for years 
to come – especially as federal loan forgiveness programs for public service face uncertainty. 

As mentioned above, MLSC directs the modest revenue of $2.5 million garnered from the 
increase in filing fees to the ACE Program, but MLSC notes that this funding is not enough to 
sustain the Program nor is it a stable or reliable source of revenue as the number of filings is 
unpredictable and beyond MLSC’s control. Furthermore, the filing fee increase was implemented 
by the Maryland General Assembly with the aim of reducing eviction filings and increasing 
housing stability – meaning that if the legislation’s aims are met, this revenue is likely to 
decrease over time. In addition to increasing fees for Failure to Pay Rent filings, the same law 
also provided for an across-the-board increase in fees for all District and Circuit filings in state 
courts, including surcharges that   fund MLSC. MLSC reported that these surcharges are a 
crucial funding source that directly fund their operating grants. This reliable, if unpredictable, 
source of funding is needed now more than ever as interest rates drop (thus impacting IOLTA 
accounts) at the same time that grantee funding needs increase. While the Task Force commends 
the increase in filing fees as a means of aligning our fees with the regional average and 
potentially reducing the number of eviction filings – which, at present, are much higher than 
other states22 – we still recommend that the General Assembly take action to provide stable, 

 
21 The filing fee increased from $15 to $50 ($60 in Baltimore City) as part of the Renters' Rights and Stabilization 
Act of 2024, more information on the law is available here: 
https://mgaleg.maryland.gov/mgawebsite/Legislation/Details/HB0693?ys=2024RS&search=True, and here: 
https://dhcd.maryland.gov/TurningTheKey/Documents/HB693-FAQ.pdf  
22 For example, in Maryland, roughly 400,000 eviction filings are made annually, which is more than all both 
Pennsylvania and Virginia’s annual filings combined. See: 

https://mgaleg.maryland.gov/mgawebsite/Legislation/Details/HB0693?ys=2024RS&search=True
https://dhcd.maryland.gov/TurningTheKey/Documents/HB693-FAQ.pdf
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reliable, and predictable sources of funding to MLSC in order to ensure the longevity of the ACE 
Program.  

Further compounding the need for stable and reliable funding is the fact that pandemic-era 
Emergency Rental Assistance funds have been spent down at the same time that the federal 
government has increased their efforts to weaken the remaining social safety nets available to 
tenants, meaning that there is likely to be an increase in housing instability and subsequent 
downstream impacts on eviction-related filings and the need for access to counsel in our State. In 
order for civil legal aid organizations to continue scaling to meet the needs of Marylanders, there 
must be a continuous and stable source of funding for the ACE Program.  
 
Task Force recommendations based on these findings include: 
 

• During the 2027 legislative session, the General Assembly should lift the sunset on the 
funding of $14 million annually to MLSC for the ACE Program from the state’s 
abandoned property fund ahead of the FY2028 expiry. 

• The General Assembly should concurrently provide additional supplemental funding to 
MLSC for the ACE Program to meet the projected annual budget of $20-24 million to 
ensure successful ongoing implementation of the ACE Law. 

 

Program Implementation: Status of the ACE Program and the ACE Task Force  

The Task Force commends MLSC for its successful leadership and management of the ACE 
Program from its nascent beginnings to full Statewide implementation as of October 1, 2025, in 
accordance with the ACE Law. MLSC manages the funding and oversight of the ACE Program 
across 10 civil legal aid organizations and law schools hosting eviction clinics or externships that 
place students with ACE-providing civil legal aid organizations. The ACE Program is operated 
by grantee organizations employing 70.11 attorney FTEs,23 39.02 paralegal FTEs, and 29.51 
other staff FTEs. As noted in the Executive Summary, FY2025 marks a new phase for the 
MLSC’s implementation after a period of rapid growth to expand the ACE Program across the 
State: sustained delivery and refinement. 

Throughout the hearing process this fall, the Task Force heard testimony from both MLSC and 
Stout regarding the status of implementation and the impact of the ACE Program. Among the 
most encouraging findings for the state include a finding that for every dollar invested in the 
ACE Program by the state, there is likely at least a $3.04 return to the state in terms of fiscal 
impact and economic benefit.  

 
https://www.delmarvanow.com/story/news/local/maryland/2023/12/06/marylands-rising-eviction-rate-renews-call-
for-tenants-rights/71814753007/ and https://evictionlab.org/  
23 FTE stands for full-time equivalent, which is a measurement of how many total full-time employees and/or part-
time employees that add up to full-time employees, are currently employed by an organization. 

https://www.delmarvanow.com/story/news/local/maryland/2023/12/06/marylands-rising-eviction-rate-renews-call-for-tenants-rights/71814753007/
https://www.delmarvanow.com/story/news/local/maryland/2023/12/06/marylands-rising-eviction-rate-renews-call-for-tenants-rights/71814753007/
https://evictionlab.org/


 

17 
 

 

 
Graphic courtesy of Stout 

 

Additionally, based on these findings, Stout reported that the total estimated fiscal impacts and 
benefits to the state for FY 2024 are $46.7 million. New figures reflecting data from FY2025 
should be available from Stout in 2026. 

 

 
Graphic courtesy of Stout 

 

Finally, during its testimony before the Task Force, DHCD provided an update regarding their 
new Office of Tenant and Landlord Affairs (“OTLA”), housed within the Division of Homeless 
Solutions. OTLA is serving as the new home for the Task Force after it left the Maryland Office 
of the Attorney General on June 1, 2025, in accordance with SB154. OTLA is the primary point 
of contact for Maryland tenants seeking resources related to their rights and protections or those 
in need of credit or financial counseling. The Office of Tenant and Landlord Affairs also 
published their first Maryland Tenants’ Bill of Rights, a summary of tenant rights and protections 
under existing law which landlords must attach to residential leases, and administers and 
operates the tenants’ right of first offer and right of first refusal portal, as established by the 
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Renters’ Rights and Stabilization Act.24 The Tenant Bill of Rights was most recently updated on 
10/1/2025.25 OTLA’s expansive mission, depth of expertise, and positioning within the Division 
of Homeless Solutions makes it ideally situated to convene the Task Force and orient it towards 
prevention as much as intervention in eviction cases.  

SB154 removed the requirement for the Task Force to produce and submit an annual report to the 
Governor and the General Assembly. This is due to the understanding that many entities, such as 
DHCD, MLSC, and Stout will continue to produce annual reports focused on the ACE Program 
and evictions in Maryland, thus obviating the need for a full report from the Task Force. 
However, to ensure the ongoing viability of the Task Force and its impact, the Task Force 
recommends continuing to produce an annual product, such as an executive summary of their 
convenings and findings, or annual policy and advocacy agendas that the access to justice 
community and ACE stakeholders can work to advance. Identifying this product should be one 
of the key aims of the Task Force’s convenings in 2026. 

Additionally, the Task Force’s current structure of meetings have been designed to advance the 
development and production of its annual reports – with this requirement eliminated, DHCD 
should work with the Task Force members to identify the structure and meeting pace that creates 
a best fit for purpose to continue troubleshooting and problem-solving among stakeholders with 
the aim of refining and improving the ACE Program without working towards a formal report. 

Task Force recommendations based on these findings include: 

• DHCD should work with the Task Force members to identify an annual product that 
memorializes the work-product of the Task Force. 

• DHCD should work with the Task Force to identify the meeting structure and pacing that 
makes the most sense for their strategic aims. 

 

Program Review: Data Analysis 

The Task Force heard testimony focused on data review and analysis from both MLSC and 
Stout, which is summarized below. 

During FY2025, 12,778 cases were closed by ACE attorneys in the state of Maryland, 
representing a 44% increase over FY 2024. Of the 12, 778 cases, nearly 90%, or 11, 466, were 
Failure to Pay Rent cases, 610 were Tenant Holding Over cases, and 456 were for Breach of 
Lease. 

 
24 For more information, see here: 
https://mgaleg.maryland.gov/mgawebsite/Legislation/Details/HB0693?ys=2024RS&search=True  
25 See: https://dhcd.maryland.gov/Tenant-Landlord-Affairs/Pages/Tenants-Bill-of-Rights.aspx  

https://mgaleg.maryland.gov/mgawebsite/Legislation/Details/HB0693?ys=2024RS&search=True
https://dhcd.maryland.gov/Tenant-Landlord-Affairs/Pages/Tenants-Bill-of-Rights.aspx
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Stout reported that for the 26,405 households impacted by cases closed in Maryland since the 
ACE Program began, i.e. between July 1, 2023, and September 30, 2025, over 54,000 
Marylanders have directly benefited from ACE services, including 22,700 children.  

 
Graphic courtesy of Stout 

 

Stout presented data analyzing the primary goals and outcomes for ACE Program clients who 
received extended representation.26 Approximately 83% of clients received extended 
representation, with the remaining 17% receiving counseling related to their eviction case. Stout 
noted that this is a slight departure from other jurisdictions that they have performed analyses 
for, with a general range of approximately 25-35% of clients receiving advice or counsel as 
opposed to more in-depth legal services. This divergence represents an intentional decision by 
the ACE Program’s implementers to ensure that ACE funds go towards full representation rather 
than advice.  

Of the 83% of clients receiving extended representation, the three most frequently identified 
goals were to: 

• Prevent an eviction judgment; 
 

26 As opposed to those who only received counseling regarding their case. 
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• Prevent an involuntary move; or 
• Secure time to move. 

 

 
 

Additionally, Stout reported that out of the group receiving extended representation, 
approximately 88% indicated that they wanted to stay in their home, approximately 87% of them 
were able to do so at the closure of their case, which is a remarkable success rate for the Program 
and the attorneys representing these clients. 

According to Stout, approximately 65% of the closed cases were same-day intakes and 35% 
were pre-trial intakes. These numbers reflected the anecdotal experiences of the civil legal aid 
organizations who reported that approximately two-thirds of their cases were generally same-day 
intakes and one-third were pre-trial intakes – which was similar to FY2024 reporting. 

In terms of their equity analysis of the ACE Program’s implementation in Maryland, and as 
reflected in the graph below, Stout’s findings show that a total of 84% of ACE clients self-
identified as non-white, and over 72% identified as Black – which is disproportionately higher 
than the 31% of Marylanders who identify as Black.  
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Graphic courtesy of Stout 

 

 

Additionally, their findings show that approximately 71% of clients identified as female, while 
only 51.4% of Maryland’s population identifies as female according to the US Census Bureau,27 
meaning that a disproportionate number of clients identified as Black and female as compared to 
Maryland’s population, as explained in the graphic below.  

 

 
27 U.S. Census Bureau QuickFacts: Maryland 

https://www.census.gov/quickfacts/fact/table/MD/PST045223
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               Graphic courtesy of Stout 

 

Stout also reported that approximately 33% of all clients reported that they or someone in their 
household had a disability, while approximately only 12% of Maryland residents report having a 
disability, meaning that, again, a disproportionate number of Marylanders with disabilities were 
represented in the ACE Program data. Further data insights from Stout indicated that those over 
the age of 65 were more likely to indicate that they or someone in their household had a 
disability than those under the age of 65. 

 

 
Graphic courtesy of Stout 

 

Program Implementation: Perspectives from Civil Legal Aid Organizations 

During the hearings hosted by the Task Force this fall and in written testimony follow-ups, a 
complex story continued to emerge about capacity among civil legal aid organizations to staff the 
ACE Program. Nearly every civil legal aid organization providing legal services for the ACE 
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Program stated that they were at staffing capacity in terms of the staffing goals proposed in their 
grants with MLSC. In fact, many were hiring additional attorneys and non-attorney staff to 
further support their work. However, some organizations also noted that this did not necessarily 
mean that they were at capacity in terms of meeting the need (i.e. that all income-eligible tenants 
who wanted legal representation had access to legal representation in the eviction cases) in the 
regions and jurisdictions they serve. This was particularly true in jurisdictions like Baltimore 
City, Baltimore County, Montgomery County, and Prince George’s County, which all see a 
higher volume of eviction-related filings than other jurisdictions. However, challenges in 
covering eviction dockets in more rural parts of the State, such as the Eastern Shore and 
Southern Maryland, can be just as challenging.  ACE Providers testified about the staffing 
challenges posed by dockets that are scheduled on the same day in these regions, either at 
overlapping times or without sufficient time for staff to travel from one court to the next as they 
try to provide coverage for these large geographic areas. These logistical challenges impede the 
goal of providing access to counsel at every docket.  

Additionally, these organizations pointed to a number of constraints that might prevent them 
from growing their staff to meet the actual need in the State, including resource needs, difficulty 
in recruitment and retention (discussed in greater detail below), and a lack of funding to increase 
organizational infrastructure to manage more staff. These challenges persist despite increased 
funding and support from MLSC and organizations like Equal Justice Works, which places legal 
fellows at Maryland-based civil legal aid organizations to support their implementation of the 
ACE Program. 

While some civil legal aid organizations stated that they did not have to turn away eligible clients 
because of staffing capacity limitations, others did. Additionally, as highlighted in the Executive 
Summary as the key question that remains before the Task Force, there isn’t currently a clear 
understanding of how great the need truly is in Maryland.  Many providers pointed out that it is 
likely that not every eligible tenant is aware of the ACE Law/Program and that, therefore, not 
every eligible tenant is able to secure meaningful access to counsel. This gap in the 
understanding of the unmet need in our state is discussed further in the “Program Review: Gaps 
in the Data” section below. 

Civil legal aid organizations and MLSC both reported challenges related to recruitment and 
retention of ACE attorneys and staff. This challenge persists across all civil legal sectors across 
the country. As living expenses continue to rise and public service loan forgiveness remains 
under threat at a federal level, many organizations mentioned challenges not only in recruiting 
future attorneys who view the pathway as potentially unstable given the high costs of a legal 
education, but also in retaining current attorneys who struggle to make ends meet. As mentioned 
earlier in the report, MLSC has worked diligently to increase salaries to improve retention rates, 
having provided multiple rounds of funding to civil legal aid organizations solely for salary 
increases, which the Task Force commends, however, these very real challenges persist and 
bolster the need for permanent and ongoing funding of the ACE Program. 
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Recruitment challenges are historically acute in the rural regions of our state – where housing 
costs and living expenses aren’t necessarily lower than the more densely populated areas of 
Maryland. This presents a unique challenge for legal service providers in these areas because as 
few as one civil legal aid office generally staffs multiple large counties where the distance 
between courthouses often means that staff are physically unable to man more than one location 
at a time due to lack of staffing capacity.  

However, successes related to this particular challenge were shared, with Maryland Legal Aid 
reporting that, beginning in early 2026, they will be offering same-day representation in Cecil 
County (previously this was unavailable to residents of Cecil County) thanks to a partnership 
with Equal Justice Works – which was a recommendation that the Task Force made in its 2025 
Report. Additionally, Maryland Legal Aid and Shore Legal Access are exploring ways to 
increase coverage and access to counsel on the Eastern Shore. 

Furthermore, MLSC reported that they were able to develop an agreement with Civil Justice to 
develop and manage a network of contract-based attorneys in the 10 jurisdictions where only 
Maryland Legal Aid offers services in instances where a conflict prevents Maryland Legal Aid 
from representing a client in need. 

Civil legal aid organizations emphatically renewed the call for remote hearing capacity from the 
Judiciary which would allow them to more efficiently cover eviction dockets across the State. 
CASA, whose clients are often immigrants, made a particularly strong case for remote hearings 
given the fact that many immigrants simply do not go to court due to fears of ICE arrests and 
deportations.  

Relatedly, many legal service providers advocated strongly for remote access to MDEC (the 
Maryland Electronic Courts project, i.e. the State’s Judiciary-wide integrated electronic case 
management system). Currently, attorneys can only review filings in cases if (1) they represent a 
party and have entered an appearance in court or (2) if they go to the courthouse where the case 
is pending and have the clerk pull the file/by going to one of the courthouses with a kiosk where 
they can pull the file without the help or a clerk. Giving ACE attorneys the ability to review case 
filings remotely before they are on the case would allow them to advise clients more effectively 
when providing advice and, for more formal representation, would allow them to quickly and 
efficiently gather pleadings to assess cases and prepare for trials with tight timelines. In sum, 
providers noted that it would be highly beneficial to their provision of services, making them 
more effective and better able to manage/prepare for cases across dockets.  

Beyond these challenges, many legal services providers pointed to the issues associated with 
providing adequate notice to tenants. This is a particular issue in Anne Arundel County, where 
the time between filing a complaint and trial can be as little as five days. As a result of this 
expedited timeline, tenants often receive notice of their trial the night before, the morning of, or 
miss it altogether. Furthermore, jurisdictions do not consistently comply with the Office of the 
Attorney General’s written opinions stating that MLSC pamphlets explaining the ACE Law and 
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Program must be posted in person and by mail with a notice and that notices must be placed on 
an individual tenant’s door, rather than in common spaces or the front door of a multi-unit 
dwelling. This Opinion can be found in Addendum III on pages 66-72. 

To address compliance with the OAG opinions, the Task Force met with the Maryland Sheriffs’ 
Association as Sheriffs handle the process of delivering notices across all of Maryland’s 24 
districts. More information about this meeting in the “Program Implementation: Maryland 
Sheriffs Association” section below. 

However, as to adequate notice, the Task Force discussed many options, including extending the 
required timeline between service and trial date to 15-30 days by law – which has been 
recommended in the past. However, there was disagreement about this among Task Force 
members.  Some pointed to the fact that the time between filing and trial can take months in 
certain jurisdictions, such as Montgomery County. During that time, debt continues to accrue, 
leaving tenants in an even more financially precarious situation that becomes more difficult to 
resolve by the time they reach the courthouse.  

One suggestion to address these and other issues was changing the structure of the eviction 
process altogether by requiring a two-step format. The first interaction could be a virtual 
connection to services and resolution opportunities, which would obviate the need for a tenant to 
come to the courthouse for their first appearance. This first appearance would be focused on 
connecting eligible tenants to: ACE attorneys, rental assistance providers, and mediation with 
landlord agents to review ledger discrepancies or successfully dismiss cases where payments 
have been made. Zoom rooms or other online conferencing mechanisms would make it easier for 
all parties to appear, and for ACE attorneys to cover dockets more efficiently. This could also 
obviate the need for a postponement in many cases – due to the connection to resources and swift 
resolution options –, which would help address the inconsistencies in granting postponements 
that persist across the State.  The second appearance, if needed, would then be a more traditional 
hearing with many cases likely already on track to resolution through the connections made at 
the first virtual interaction.  

This potential solution requires more research and consideration by the Task Force; however, 
similar models were shared by Samira Nazem of the National Center for State Courts (NCSC) 
during her presentation before the Task Force on eviction diversion programs. As discussed 
further below, NCSC collaborated with several state and local jurisdictions that provide these 
institutional pathways to connect tenants to legal and social services and some incentives for 
landlords for the modest increases in timeframes. 

Finally, the Equal Justice Works Housing Justice Program mobilized 8 legal fellows and one 
organizer fellow to work at four Maryland-based legal services organizations for their second 
cohort of fellows who are serving from 2024 to 2026. The fellows have been placed at 
Community Legal Services of Prince George’s County, Inc., Disability Rights Maryland, 
Maryland Legal Aid, and Shore Legal Access. Since onboarding in December 2024, fellows have 
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closed 990 eviction cases, serving a total of 2,407 Marylanders across nine counties. Clients 
resided primarily in Prince George’s County (65%) and Anne Arundel County (31%), where four 
fellows provide same-day representation in housing court. Clients were primarily female (65%) 
and Black (69%), and 84% were between 18 and 59 years old. Most cases (94%) were failure-to-
pay-rent cases, followed by tenant holding over, breach of lease, and rent escrow defense. This 
fellowship is unique in that it provides a more wrap-around approach to ACE-related cases by 
utilizing their organizer fellows to connect tenants to attorneys, including their legal fellows, and 
other community organizations, partners, and resources, to provide more holistic support to those 
facing eviction proceedings.  

So far, the second cohort of fellows have prevented evictions or delayed evictions, providing 
time for tenants to secure alternative housing in 83% of the eviction cases they handled. Fellows 
have also secured $506,500 in recovered and avoided monetary benefits for households at risk of 
displacement, including through reduced judgments for improper/illegal charges and avoided 
judgments for dismissals.     

Task Force recommendations based on these findings include: 

• MLSC should continue to budget for and provide equitable salary increases to ACE 
attorneys and other professional ACE staff so that their pay remains competitive with 
salaries in similar public service law fields. 

• The Task Force should continue to monitor the impacts of federal actions on housing and 
evictions in Maryland, both in terms of social safety net cuts and threats to public service 
loan forgiveness. 

• The Task Force should consider developing advocacy around increased upstream 
prevention programming and funding mechanisms that can help prevent evictions 

• The Task Force should consider advocacy around State-level student loan forgiveness 
efforts for public service loans to strengthen the pipeline of future ACE attorneys as well 
as the retention of current ACE attorneys. 

• The Judiciary should make remote hearings more accessible for eviction hearings across 
the State. 

• MLSC should reach out to the Judiciary’s office of Government Relations and Public 
Affairs to request remote access to MDEC for ACE attorneys.  

• The Task Force should work with the Judiciary to explore potential alternate structures 
for the eviction trial process (including eviction diversion programs as outlined in the 
“Task Force Future Directions” section at the end of this report) to address timeline, 
remote hearing, and postponement issues Existing examples and models can be found 
within the National Center for State Courts. 
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Program Implementation: The Judiciary 

The Task Force heard from the Chief Judge of the District Court of Maryland, John P. Morrissey, 
who provided updates about the Judiciary’s implementation of the ACE Law. The Task Force 
appreciates the significant strides made by the Judiciary in a variety of issues related to their 
implementation of the ACE Law and Program. Of note is the successful implementation of 
docket sharing with all civil legal aid organizations across the State in partnership with MLSC. 
Civil Legal Aid organizations commented that this has been effective and helpful to their efforts 
to provide legal services to ACE-eligible tenants.  

Additionally, some civil legal aid organizations, particularly those practicing in Prince George’s 
County and Baltimore City, cited beneficial relationships between their organizations and other 
ACE stakeholders and the administrative judges in their jurisdiction. These relationships include 
regular meetings that allow them to identify and troubleshoot any issues related to ACE 
implementation. For example, the District Court in Baltimore City has for many years hosted 
monthly meetings among the landlord-tenant bar, the local sheriff, and administrative judges.  
Several years ago, this collaboration resulted in the creation of a housing choice voucher docket 
on Thursdays. The creation of this docket has allowed ACE providers in Baltimore City to be 
present and prepared for a population who oftentimes have more complex factual records in their 
cases. It also creates a central docket for housing authority staff to attend, which helps to ensure 
tenant files and records are available, ultimately benefiting the courts as well. The presence of 
housing authority staff also allows ACE Providers to meet with them to resolve issues early with 
the aim of preventing litigation. 

However, despite these important strides, there remains inconsistency in jurisdictions and 
courtrooms across the State. Some judges make announcements about the ACE Program, allow 
tenants time to speak with on-site attorneys, and/or grant postponements. However, others 
remain silent about the ACE Law and Program and do not grant postponements or time to tenants 
to secure representation.  

While the Task Force appreciates the need for the autonomy granted to administrative judges to 
run their courtrooms and dockets in the manner that best serves their community, this discretion 
can result in uneven implementation of the ACE Law and Program.  This directly impedes the 
ability of eligible tenants to receive meaningful access to counsel and for legal service providers 
to meet the charge of the law.  

The Task Force discussed many potential avenues for the Judiciary to standardize the ACE 
Program’s implementation in a way that still respects this deference and autonomy. Of note, the 
Judiciary is already undertaking to bring some standardization and common understanding 
regarding the ACE Law and Program is new training focused on landlord-tenant issues during 
judicial onboarding. The Task Force was excited to hear about this development and commends 
the Judiciary for taking this step.  The Task Force also recommends that the Judiciary consider 
making this training, or a version of it, mandatory at regular intervals for all administrative 
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judges across the State to ensure consistent and ongoing understanding of the ACE Law and the 
best practices associated with its implementation. 

Additionally, last year the Task Force recommended that the Judiciary create a video to be played 
across the state during opening colloquy that would standardize the sharing of information about 
the ACE Program in courtrooms across the State. During his presentation, Chief Judge Morrissey 
stated that the recording had been made but had not been shared yet. The Task Force strongly 
recommends the rollout of this video as soon as possible. 

Similarly, last year the Task Force recommended the creation of a bench card that would provide 
an overview of the ACE Law and Program that could be made available to every judge and in 
every courtroom. This bench card could provide all judges with a standard understanding of the 
ACE Law and Program, as well as related housing law, and the needs of the attorneys staffing it. 
The Task Force makes this same recommendation again and encourages stakeholders and 
members of the Task Force to work with the Judiciary to achieve this recommendation. 

Task Force members also discussed how the Judiciary could create a list of recommended best 
practices surrounding the ACE Law and Program to be shared with administrative judges across 
the State. This could include things like recommending regular meetings among administrative 
judges and civil legal aid providers and other relevant stakeholders, with the goal of identifying 
and problem-solving issues within the jurisdiction together as well as discussing best practices 
being implemented successfully in other jurisdictions.  

Many civil legal aid organizations also highlighted the need to ensure language translation of 
important announcements and documents so that all tenants present in the courthouse hear and 
understand important announcements from the bench. 

During his testimony before the Task Force, Chief Judge Morrissey shared important data that 
had been collected related to eviction proceedings. Importantly, the Chief Judge highlighted that 
their monthly eviction data from October 2024 through July 2025 showed a 10% decrease in 
failure to pay rent eviction filings – which may be a result of the increased filing fees that went 
into effect on October 1, 2024. However, the Chief Judge noted that this trend may be 
attributable to other factors and that more longitudinal data was needed to fully understand the 
impact of the fee increase on eviction filings and evictions in the State. However, the Chief 
Judge also noted that warrant of restitution filings are down as well, which could bolster the 
correlation between increased fees and reduced filings. 
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Failure to Pay Rent Filings, 2019-2025, Graphic courtesy of the Judiciary 

The Chief Judge also noted that evictions, as a whole, are also down, but to a lesser degree. In 
regard to filing fees, the Chief Judge raised a concern that it may cause landlords to defer filing, 
resulting in an accrual of debt that a tenant is unable to overcome. That, in turn, could cause an 
increase in evictions, however, the data does not seem to show a concurrent increase in evictions 
associated with the increased fees. However, the Chief Judge stressed again that these findings 
are based on nine months of data collected post-filing-fee-increase through the end of FY2025. 28 
More information is needed over time to be able to understand the true impacts of the filing fee 
increase on landlord activity and eviction filings/outcomes. 

 
28 i.e. October 1, 2024 – June 30, 2025 
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Statewide Evictions by Fiscal Year, Graphic courtesy of the Judiciary 

 

Interestingly, the Chief Judge noted that breach of lease filings and tenant holding over filings 
are up over their pre-pandemic levels in FY2025, but, again, the longer-term impacts of 
increased filing fees are still unknown. 

However, when comparing pre-pandemic levels of failure to pay rent filings, warrant of 
restitution filings, and overall evictions with FY2025 levels, the Chief Judge noted a significant 
decrease across each category, as reflected in the graphic below. Notably, as described above, 
failure to pay rent filings were not only lower compared to pre-pandemic filings, but also down 
substantially to around 368,000 compared to the ~400,000 filings seen in FY2024 and FY2023. 
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FY2019 and FY2025 comparisons, Graphic courtesy of the Judiciary 

 

The Chief Judge also took some time to discuss changes made to Judiciary forms related to 
eviction so that they include references to the ACE Law and Program. This is discussed in 
greater detail in the section immediately following, however, of note from the Judiciary’s 
perspective is the substantial costs associated with changing these forms, especially in terms of 
using color. As such, it is important that the Task Force be mindful about requests to change 
forms and ensure that any suggested changes are made one time and not year over year with 
small tweaks each time. The Task Force should take time to develop the most impactful and 
effective changes possible by researching best practices and soliciting input and expertise from 
external organizations such as the National Center for State Courts before bringing new changes 
to the Judiciary. 

Task Force recommendations based on these findings include: 

• The Judiciary should expedite the rollout of the video recording explaining the ACE Law 
and Program to be played at the beginning of rent court dockets in courthouses across the 
State. 

• The Judicial College should work with MLSC and the Task Force to create a bench card 
describing the ACE Law and Program to be made widely available in every courtroom in 
every jurisdiction. 

• The Judiciary should promote awareness of the ACE Program among new District Court 
judges and District Court administrative judges. The Task Force should communicate 
regularly with District Court leadership to explore ways to promote awareness of the 
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Program and to help standardize the implementation of the ACE Law and Program across 
the State. 

• District Court administrative judges should meet regularly with ACE providers in their 
jurisdiction to address issues associated with the ACE Program’s implementation, such as 
docket sizes, language accessibility, and to develop and share best practices as needed. 

• If administrative changes are not sufficient to ensure access to counsel, the Task Force 
should consider recommending that the Maryland Rules Committee or Maryland General 
Assembly change the rules or statutes governing eviction actions to ensure that ACE 
eligible tenants have access to counsel if desired. 

• The Task Force should undertake research into best practices surrounding access to 
counsel language and information in eviction forms and notices, including following up 
with NCSC and reaching out to other organizations with expertise in this area, before 
making recommendations regarding future language changes to Judiciary forms.  

 

Program Implementation: ACE Program Information in Leases, Official Communications, 
and Courthouses 

One of the ongoing challenges faced by the Task Force and those implementing the ACE 
Program across the state is how to most effectively and clearly alert eligible tenants facing an 
eviction proceeding about (1) their right to access counsel and (2) how to access that counsel via 
the Coordinated Intake System (for more information on the CIS, see the “Program 
Implementation: Coordinated Intake” section below).  

Throughout the hearings, Task Force members heard repeatedly that the earlier tenants can be 
made aware of the ACE Law and their right to access counsel, the better. As such, the Task Force 
recommends that information about the ACE Law and Program be made available to tenants in a 
number of ways and stages throughout the tenancy and eviction process.  

Leases and Public Information in Common Spaces 

To get information to tenants as soon as possible, the Task Force recommends that all landlords 
serving ACE-eligible tenants and Public Housing Authorities put information about the ACE 
Law and Program in their lease agreements with tenants. 

This information should be clearly recognizable and highlighted through the use of color and text 
boxes to the extent possible. Landlords and Public Housing Authorities should also share the 
MLSC pamphlet with tenants and make both the pamphlet and information about the ACE Law 
and Program available in leasing offices and centrally located message boards or other 
community areas within apartment buildings or complexes. For the latter locations, i.e., leasing 
offices and community spaces, this message should be shared along with a half-page document 
or poster that shares more information about the ACE Law and Program and a QR code to 
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MLSC’s pamphlet that is available in 5 languages.29 The pamphlet is also included at the end of 
this report in Addendum 1 on page 55, for reference. 

Notices and Official Communications About Evictions 

The Task Force is acutely aware that receiving either a Notice of Intent to File or a summons 
regarding an eviction proceeding can result in immense stress for tenants. The Task Force is also 
mindful that not all tenants take in information in the same manner – some may be more or less 
averse to technology, not have broadband access, or they may face language barriers, etc. As 
such, the Task Force strongly recommends that information about the ACE Program be made 
clearly available in as many places as possible to maximize the opportunities for uptake of the 
information by eligible tenants. Additionally, throughout the hearings process this fall, the Task 
Force saw examples of notices from other states that featured eye-catching graphics that made 
the information easy to view and understand. 

Previous Task Force Reports have recommended language to be used in all official court notices 
and eviction-related documents received by tenants. The Task Force also recommended that the 
Judiciary require that landlords use the District Court’s form DC-CV-115 to provide tenants the 
requisite 10-day Notice of Intent to File and not permit the use of forms that are “substantially 
similar” to it. The Task Force was pleased to learn about the rule change requiring the use of the 
Judiciary-created Notice of Intent to file form as well as the use of Task Force recommended 
language about the ACE Law and Program in the Failure to Pay Rent form. 

However, the recommended language about the ACE Law and Program has not been added to all 
forms related to eviction filings such as breach of lease or tenant holding over forms. In fact, the 
organizations managing the coordinated intake system noted that only approximately 150 of the 
6,40030 households receiving breach of lease or tenant holding over forms reached out to 2-1-1 to 
access services. This critical gap could be related to a lack of information on these forms, 
meaning that it is critical to have this information clearly available on all eviction-related forms 
and filings. Additionally, the Judiciary should make information available about the ACE Law 
and Program on their website. 

Additionally, information about the ACE Law and Program should be included in all 
communications about lease terminations or evictions to residents from Public Housing 
Authorities. In prior years, the Task Force was able to meet with Public Housing Authorities and 
will continue to seek their engagement as their partnership is vital in ensuring tenants receive the 
rights they are due under the ACE Law.  

Standardized Branding and Information at Courthouses 

 
29Pamphlet is available here: https://legalhelpmd.org/wp-content/uploads/ACE-Brochure_WEB_final-2022.08.10-
eng.pdf and in Addendum I of this report on pg. 55. 
30 See: https://www.courts.state.md.us/sites/default/files/import/district/statistics/Fiscal_2025.pdf.  

https://legalhelpmd.org/wp-content/uploads/ACE-Brochure_WEB_final-2022.08.10-eng.pdf
https://legalhelpmd.org/wp-content/uploads/ACE-Brochure_WEB_final-2022.08.10-eng.pdf
https://www.courts.state.md.us/sites/default/files/import/district/statistics/Fiscal_2025.pdf
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While information and recommendations concerning a broader outreach and communications 
strategy can be found in the “Program Implementation: Communications, Outreach, and 
Education” section below, the Task Force continued to hear that civil legal aid organizations are 
uniquely branding the ACE Program and using signage in courthouses that is specific to their 
organizations, which might cause confusion to tenants. To help ensure that income-eligible 
tenants are easily able to recognize and access legal counsel when they arrive to court, the Task 
Force recommends common signage and branding related to the ACE Program be developed by 
MLSC for use in courthouses across the State. This could include sandwich boards, tablecloths, 
flyers, other signage, and even badges worn by ACE attorneys that make them easily 
recognizable and accessible to members of the public.  

Developing the Most Effective Language and Presentation of ACE Information 

During the fall hearings, the Task Force heard from Samira Nazem of the National Center for 
State Courts (“NCSC”) who shared examples of notices and language about access to counsel 
programs in other states. Many of these notices used graphics, text boxes, and color with great 
effect to make critical information about access to counsel programs easy to see and easy to 
understand. To make this information as accessible as possible, the Task Force recommends 
working with NCSC to develop the most effective language and formatting for all notices, leases, 
and other eviction-related forms explaining the ACE Law and Program based on best practices 
and lessons learned from other states. However, in the interim, the Judiciary should include 
existing language regarding the ACE Law and Program to all eviction-elated forms to ensure that 
ACE-eligible tenants are aware of their rights as explained above. 

Task Force recommendations based on these findings include: 

• All forms related to eviction filings and notices made by the Judiciary, PHAs, and 
landlords, including the following list:  
 

o 10-day notice of failure to pay rent 
o All failure to pay rent forms 
o Tenant holding over forms 
o Breach of lease forms 
o Intent to file eviction forms 
o All 30-day lease termination forms 
o All 60-day lease terminations forms 

 
should be updated to include existing language about the ACE Law and Program (see the 
Task Force’s 2025 Report or form DC-CV-115) with design elements such as color 
blocking, text boxes, or icons that draw attention to this information. 

• The Judiciary should make relevant information about the ACE Law and Program and 
connecting with 211more prominent and available in all relevant places on their website – 
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such as on pages sharing resources for the public or where to access help or information 
regarding their civil legal matter.31 

• Housing providers and PHAs should make information about the ACE Law and Program 
available on half page notices, postcards, or posters with QR codes to the MLSC 
pamphlet in leasing offices and other communal spaces. 

• All landlords, whether large or small, should include information about the ACE Law and 
Program in their leases with design elements such as color blocking, text boxes, or icons 
that draw attention to this information. 

• For larger landlords, associations like MMHA and AOBA should help facilitate the 
inclusion of information about the ACE Law and Program in all leases. 

• MLSC should fund the creation of coordinated and unified ACE signage that should be 
used by ACE providers across the state. The branding should lead with the ACE Program 
as a core message or umbrella “organization,” with logos of the provider organizations 
included below in smaller font. 

• The Task Force should conduct research, including working with NCSC and other 
leading organizations, to develop the most effective language and presentation of ACE 
information for all leases, forms, notices, and official communications related to 
evictions. This may include developing a collaborative workgroup of Task Force 
members, advocates, and representatives from the Judiciary, Public Housing Authorities, 
and organizations representing landlords (such as MMHA and AOBA). 

• MLSC and the Task Force should continue to build relationships with PHAs to encourage 
further integration of the ACE Law and Program. 
 
 

Program Implementation: Coordinated Intake 

Early in the implementation process of the ACE Program, the Task Force recognized the 
importance of a centralized Coordinated Intake System (“CIS”) that would help eligible tenants 
seeking legal support connect to civil legal aid organizations via a single coordinating entity, as 
opposed to performing research and outreach to individual legal services providers on their own. 
Part of the aim of the CIS is to modernize and simplify the user experience and lift the burden off 
tenants’ shoulders during a time of immense stress. The CIS also allows for tracking and data 
collection regarding whether or not tenants reaching out for assistance via the system received it. 

MLSC selected the United Way of Central Maryland (“UWCM”), who in turn partnered with 
Civil Justice, Inc. and A2J Tech, to develop the first-of-its-kind CIS in Maryland. A2J Tech did 
the work behind the scenes, namely developing and maintaining the technology and architecture 

 
31 For example, while a reference to the ACE Program can be found here: 
https://www.courts.state.md.us/legalhelp/housing, it is difficult to find. Making it more prominent can help ensure 
eligible tenants have the information they need. 

https://www.courts.state.md.us/legalhelp/housing
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for the CIS. Civil Justice Inc. develops the questions and logic trees for the guided intake; works 
directly with the civil legal aid organizations to assess each organization’s capacities; provides 
legal expertise and training to UWCM staff; and reviews difficult cases or assists when urgent 
action is needed. Last year, the Task Force recommended that Civil Justice, Inc. increase its 
training efforts to expand the knowledge and efficacy of coordinated intake staff. The Task Force 
was pleased to learn that over the last year, Civil Justice Inc. has expanded and increased their 
training efforts. The Task Force commends this work. 

UWCM runs the centralized telephone number for tenants, 2-1-1,32 through which it screens and 
interviews tenants, reviews online intakes, and referrals from the Judiciary’s Court Help Centers. 
The information gathered through this process is then fed into the coordinated intake platform 
run by Civil Justice, Inc., which analyzes all the information and connects tenants with the civil 
legal aid organizations best suited to meet their needs or provides other social service referrals as 
required. A flow chart representing this process is below. 

 
Flow-chart demonstrating the Coordinated Intake System, Graphic courtesy of United Way of Central Maryland 

 

Once the civil legal aid organizations receive a referral, they perform a conflict check and ensure 
eligibility for their services. If there is conflict or a tenant is ineligible for their services for some 

 
32 A pre-existing and widely known community resource designed to connect people to services, information, and 
other resources.  
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reason, the referral is sent back to the coordinated intake platform where the tenant is then 
connected to the next eligible civil legal aid organization to repeat the process. 

During their testimony before the Task Force, UWCM provided an update on the coordinated 
intake system since launching Statewide in October 2024. In May of 2025, they updated key 
reporting metrics, particularly surrounding why cases were rejected, to develop better practices 
and strategies to reduce rejections. In June of 2025, they expanded their intake hours to 9am-7pm 
and launched Spanish-language intake both online and via phone. These efforts to expand 
accessibility for Maryland’s ACE-eligible tenants are to be commended. As mentioned above, in 
July 2025, UWCM and Civil Justice, Inc. increased their training and assessment efforts for 
coordinated intake staff to ensure that they have the informational foundation needed to 
effectively and efficiently respond to client needs.  

As depicted in the graphic below, from October 1, 2024 – September 30, 2025, there were 12,411 
cases opened by the CIS, with 4,606 cases being eligible for legal services under the ACE 
Program and 1,210 being ineligible. During the CIS process, it was discovered that in 861 cases, 
individuals were seeking other help, such as rental assistance, and 3,774 cases received referrals 
to other social services resources outside of the ACE Program.  

 

Graphic courtesy of UWCM 

Despite the 4,606 cases that appear ACE-eligible, as shown in the graphic below, CIS only 
referred 2,848 cases to legal service organizations. This gap is due to situations in which ACE-
eligible tenants call too late in the process (e.g. hours before their court date), meaning there is 
not enough time for review and referral to a legal service organization or they lose contact with a 
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caller, etc. ACE-eligible tenants in these scenarios are often able to seek same-day representation 
in courthouses. Of the 2, 848 referrals, 436 were rejected by a legal services provider, often due 
to a conflict of interest or lack of capacity. These rejections were often then referred to a 
secondary legal service organization.  

Of note, as you can see in the graphic below, the number of rejections steadily decreased over 
time. This is due to UWCM and Civil Justice, Inc.’s work to increase training and assessment 
processes to better understand the metrics and data associated with rejections in order to ensure 
they were making the most effective referrals possible in each case. 

 

In terms of the types of cases being reviewed and referred to legal service organizations, UWCM 
and Civil Justice, Inc. noted that the overwhelming majority are failure to pay rent cases 
(approximately 2,175 cases), with a much smaller number being tenant holding over and breach 
of leases cases (123 and 122 respectively). Task Force members considered that this may be due 
to the lack of information about the ACE Law and Program on tenant holding over and breach of 
lease forms – further strengthening the need for the Judiciary to include this information on these 
forms in addition to the failure to pay rent forms. 

Over the last year, UWCM was able to perform a follow-up survey with individuals who 
contacted the CIS for help. 164 individuals agreed to participate in the survey, with over 90% of 
respondents stating that they were very satisfied or satisfied with the CIS process. Over 70% of 
the respondents were represented by a legal service provider in court and the majority of 
respondents who received legal services were satisfied with the representation provided. 
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Program Implementation: Maryland Sheriffs’ Association  

Sheriffs and constables across the state are crucial stakeholders and partners in the implementation 
of the ACE Law and Program. Not only do they help ensure that tenants receive critical information 
about the ACE Law and Program along with their eviction filing, they also collect and share 
important data with the Judiciary that helps stakeholders understand the broader landscape of 
eviction information in the state. 

This year, instead of hearing from sheriffs across the State, Task Force Chair Reena Shah and 
staff members attended a meeting of the Maryland Sheriffs’ Association to share key information 
about the ACE Law and Program as well as to build relationships to continue developing and 
sharing best practices with sheriffs across the State. 

At the meeting, Shah provided an overview of the Task Force’s work as well as the ACE Law 
and Program, placing particular emphasis on the OAG opinions outlining the requirements that 
sheriffs and constables deliver the MLSC pamphlet and eviction notices in-person and by mail 
and that eviction notices be placed on an individual tenant’s door rather than in a common area 
or entry door to an apartment complex or multi-housing unit. Those opinions can be found in 
Addendums II and III of this report on pages 56-65 and 66-72 respectively. 

After the meeting, Task Force members developed a survey that was shared with the Sheriffs 
Association to be completed by individual Sheriffs across Maryland’s 24 jurisdictions to learn 
more about their practices and data collection activities related to evictions and the ACE 
Law/Program. The aim of this survey is to better understand each jurisdiction’s approach to this 
work and to begin identifying best practices to be shared with the Maryland Sheriffs’ Association 
as well as methods of better standardizing and utilizing the data collected in each jurisdiction. 

Task Force recommendations based on these findings include: 

• All Sheriffs and Constables should share the MLSC pamphlet both by mail and in person 
to be in compliance with the ACE Law. 

• All Sheriffs and Constables should post eviction notices on individual tenant doors, with 
access being granted by landlords, to be in compliance with the law. 

• The Task Force should ensure completion of the survey and share the results when 
available. 

• The Task Force should work with the Maryland Sheriffs’ Association to ensure 
uniformity across all jurisdictions in Maryland regarding the data collected by Sheriff and 
Constable Offices and shared with the Judiciary based on the findings in the survey. 

• The Task Force should continue follow-up with the Maryland Sheriffs’ Association to 
develop best practices surrounding the ACE Program. 
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Program Implementation: Communications, Outreach, and Education 

During FY2025, MLSC contracted with eight community groups to perform tenant outreach and 
education across the State. The contractors use a variety of outreach methods – including door-
knocking, tabling at community events, partnering with schools and libraries, digital marketing, 
and more – to inform tenants of their rights and of the existence of the ACE Program. The 
contractors have also established or strengthened relationships with the legal services providers 
to offer know-your-rights presentations and streamlined referrals. 

The Task Force heard from outreach and education contractor Montgomery County Renters 
Alliance, who reinforced MLSC’s testimony, emphasizing the importance of meeting potential 
clients where they are and utilizing grassroots communications strategies and trusted messengers 
to spread the word about the ACE Program. 

The importance of trusted messengers – particularly those with lived experience in relation to 
eviction or landlord-tenant issues – was reinforced by civil legal aid organizations as an effective 
strategy. This highlights the need to ensure that adequate tenant voices are being heard and 
incorporated throughout the implementation, evaluation, and future growth of the ACE Program. 
The Task Force, MLSC, and Stout should work to ensure that tenant voices are being 
incorporated into the ACE Program and on the Task Force itself.  

Currently, many legal service providers operate their own communications strategies, ranging 
from courthouse signage all the way up to coordinated, strategic advertising campaigns across 
jurisdictions in the case of Maryland Legal Aid. While these efforts seek to ensure Marylanders 
know legal help is available when facing eviction, they don’t all share the same message under 
the banner of the ACE Program. The Task Force was pleased to learn from MLSC’s 2025 JCR 
Report (see Addendum IV on pages 73-83) that, “now that implementation has been completed, 
and pending continued funding, MLSC and partners plan to focus on increasing visibility of the 
Program – particularly the ability to reach an attorney by calling 211 – through advertising 
campaigns and targeted communications efforts.” This targeted, centrally coordinated, and 
unified communications campaign has long been a recommendation of the Task Force. The Task 
Force commends MLSC for this effort and looks forward to learning more.  

The subject of advertising the ACE Program under a unified banner prompted discussion among 
civil legal aid providers, MLSC, and Task Force members about how increased awareness may 
lead to an influx of ACE-eligible tenants seeking representation and a question about whether or 
not legal service providers have the capacity to meet increased demand.  

This led many Task Force members to wonder whether the best approach would be to first 
understand the unmet need, then gradually scale a communications plan that grows with provider 
capacity. However, other Task Force members, including legal services providers who would be 
forced to meet an increased demand, suggested that it was better to increase awareness to learn 
more about the unmet need in the State and work to scale capacity as needed.  
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It was clear that more discussion was needed on the best approach, but at this stage, the Task 
Force recommends that MLSC continue its efforts to develop a coordinated communications 
plan about the ACE Program, and the rights tenants have under the ACE Law.  It re-affirms its 
earlier recommendation that legal service providers utilize coordinated and unified branding at 
courthouses across the State. 

Task Force recommendations based on these findings include: 

• MLSC should continue their efforts to create a coordinated communications campaign. 
• The Task Force should work to fill its open tenant representative seats in 2026 to help 

ensure that tenant voices are represented throughout the ACE Program and evaluation 
process. 

• MLSC should fund the creation of coordinated and unified ACE signage that should be 
used by ACE providers across the state. The branding should lead with the ACE Program 
as a core message or umbrella “organization,” with logos of the provider organizations 
included below in smaller font. 

 

Program Review: Data Collection 

Now that the ACE Law and Program’s implementation is well underway throughout the state, 
robust eviction data sets are being developed and maintained by a number of organizations across 
the state, including the Judiciary, DHCD, UWCM, MLSC, and Stout. Much of this data has been 
shared throughout this report. 

In fact, during their testimony before the Task Force, DHCD updated Task Force members on their 
efforts to enact the eviction data requirements of the 2024 Renters Rights and Stabilization Act,33 
which includes collection of the following data as of October 1, 2025: 

• Landlord name 
• Street address, city (already receiving this from District Court, but now codified) 
• Date of filing and type of action 
• Tenant appearance at hearing 
• Tenant legal representation at hearing 
• Date of entry for judgment for possession 
• Whether right of redemption was foreclosed at time of judgment 
• Date warrant was issued 
• Outcome of warrant, including eviction, cancellation, expiration, other outcome 

 

 
33 More information can be found here: 
https://mgaleg.maryland.gov/mgawebsite/Legislation/Details/HB0693?ys=2024RS&search=True  

https://mgaleg.maryland.gov/mgawebsite/Legislation/Details/HB0693?ys=2024RS&search=True
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The Task Force and stakeholders within the ACE community look forward to seeing how these 
new data points increase our understanding of evictions in Maryland. During their testimony on 
the Renters Rights and Stabilization Act of 2024,34 DHCD noted that they are currently required 
to produce an eviction data report for the Maryland General Assembly by August 31 of each year. 
They further explained that this date means that their reports will not include full data sets and 
analysis for each Fiscal Year, because they often receive data some months after it is collected. 
DHCD explained that a December 1 due date would allow them to receive all data for each Fiscal 
Year by October and allow time for robust analysis prior to report submission. Having complete 
data sets and analyses can help stakeholders, policymakers, and advocates produce more effective 
recommendations to address issues in the ACE Program’s implementation surfaced by the data, so 
the Task Force fully endorses this request and recommendation to the General Assembly. 

Finally, the Task Force wants to be sure that, as data is collected and maintained by various 
organizations across the ACE Program, that there is adequate data/information sharing and 
comparative analysis to help provide a complete picture of evictions and ACE Program 
implementation in Maryland, especially as the Task Force seeks to understand and address current 
gaps in the knowledge about both evictions and ACE implementation across the state. 

Task Force recommendations based on these findings include: 

• The Maryland General Assembly should change the due date in the Renters Rights and 
Stabilization Act for DHCD’s annual report from August 31 to December 1. 

• Organizations collecting and analyzing data should form a workgroup to ensure 
information sharing to maximize findings and knowledge regarding the ACE Program 
across the state. 

 

Program Review: Identifying and Addressing the Unmet Need in Maryland 

Despite the robust information coming in about evictions and the ACE Program from multiple 
organizations, there is still a gap in our understanding of the ACE Program’s unmet need in 
Maryland, i.e. how many tenants facing an eviction in Maryland are eligible for legal services 
under the ACE Law and want to access those services but are unable to do so. Data from MLSC 
and Stout show that 12,778 cases were closed by ACE attorneys in FY2025. However, data from 
the Judiciary shows that over 360,000 eviction notices were filed this year. Data from MLSC and 
Stout show that 12,778 cases were closed by ACE attorneys in FY2025. However, data from the 
Judiciary shows that over 360,000 eviction notices were filed this year, resulting in 139,306 
warrants of restitution issued and 17,805 completed evictions according to DHCD.  

 
34 More information can be found here: 
https://mgaleg.maryland.gov/mgawebsite/Legislation/Details/HB0693?ys=2024RS&search=True 

https://mgaleg.maryland.gov/mgawebsite/Legislation/Details/HB0693?ys=2024RS&search=True


 

43 
 

At this stage it is unclear how many of the filings or cases outside of the 12,778 closed by ACE 
attorneys represent income-eligible tenants that may want to access counsel and why they are 
unable to do so, i.e. is it a lack of knowledge and/or a capacity or insufficient number of staff to 
meet the need or something else? 

To address this persistent gap in our understanding of the ACE Program, Task Force members 
have previously discussed having Stout perform a needs assessment for the state of Maryland 
that identifies: (1) the gaps in legal service provision where eligible tenants who want to access 
counsel are unable to; (2) the causes of these gaps in service provision; and (3) what it will take 
to meet these needs moving forward.  

This year, Stout provided an overview of how the unmet need could be ascertained based on 
existing and available data, with the process being outlined in the graphic below. However, Stout 
noted that this analysis is currently outside of the scope of their contract. 

 
Graphic courtesy of Stout 

The Task Force’s first roadmap report35 highlighted the need to iterate and continually assess the 
need for services among ACE-eligible tenants in Maryland. Now that the ACE Program has 
reached full implementation, it is important to reassess the important question of need. 
Understanding the unmet need in Maryland will be crucial to inform Program and policy 
recommendations, particularly around funding, to ensure the ACE Program reaches the aims of 
the ACE Law.  

 
35 See: https://oag.maryland.gov/our-office/Documents/Access%20To%20Counsel//ATC_Task_Force_Report.pdf  

https://oag.maryland.gov/our-office/Documents/Access%20To%20Counsel/ATC_Task_Force_Report.pdf
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Task Force recommendations based on these findings include: 

• The Task Force should work with MLSC to procure a data analysis organization to 
perform an unmet needs analysis that identifies: (1) the gaps in legal service provision 
where eligible tenants who want to access counsel are unable to; (2) the causes of these 
gaps in service provision; and (3) what it will take to meet these needs moving forward. 

 

Task Force Future Directions 

Future of the Task Force 

As explained in the beginning of this report, as of June 1, 2025, the Task Force transitioned to 
DHCD without the annual reporting requirement to the Governor and General Assembly, 
meaning this report will be the fifth and final official report of the Task Force. 

Without the reporting requirement, the Task Force is now free to develop a meeting cadence and 
process that meets the needs of the ACE Program’s oversight during this next phase of 
implementation, i.e. one of sustained delivery and Program refinement.  

DHCD should meet with Task Force members and key ACE stakeholders to identify the process 
that maximizes this body’s efficacy and impact. 

Additionally, while there is no longer a formal reporting requirement, DHCD and the Task Force 
should consider working towards some sort of year-end product that memorializes the work of 
the Task Force, its findings, and any policy or Program recommendations it makes.  

NOI Repository versus Analyzing Existing Data on Actual Eviction Filings 

Historically, the Task Force has recommended exploring the creation of a Notice of Intent 
(“NOI”) Repository in Maryland that would track the filing of NOIs across the State. Task Force 
members have argued that such a repository could help ACE stakeholders understand the relative 
number of and NOIs that result in an actual eviction filing; identify eviction hotspots/high-filing 
landlords for targeted outreach and intervention; create a mechanism for follow-up and 
connection to 211 for NOI recipients; and address tenant reports of not receiving an NOI. 
However, some Task Force members worried about privacy issues related to such a repository 
and questioned its utility given how few NOIs actually result in an eviction filing. 

To explore the idea of a Repository in Maryland, the Task Force chair and staff met with the 
Judiciary and DHCD over the summer to discuss its feasibility. Ultimately, despite the fact the 
Judiciary creates and manages the NOI form, they felt strongly that they were not the best entity 
to house and manage a repository because the NOI does not represent an actual court case or 
eviction filing and, as such, falls outside of the purview of the Judiciary’s oversight. Additionally, 
they felt that DHCD’s existing data collection and analysis efforts and expertise made them a 
better fit to manage such a repository. 
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As such, DHCD undertook extensive review and research to ascertain what it would take to 
develop, house, and manage an NOI Repository on behalf of the State. They first looked for 
existing models within the Department and identified their Right of First Refusal Portal which 
would share similar features to an NOI Repository. However, DHCD immediately identified 
issues with the management and rollout of this Portal and stated that an NOI Repository would 
be even more complex and costly to manage. 

In regard to cost, DHCD explained it was difficult to identify the total cost of building and 
managing a Repository due to limitations in Maryland’s procurement laws but noted that they 
would be considerable.  

Furthermore, DHCD pointed to the sheer volume of NOIs they would have to manage, which 
could number in the millions given the astronomical number of eviction filings in Maryland and 
the knowledge that these represent only a small subset of total NOIs.  

Additionally, to address the very real privacy concerns and State law requirements, DHCD 
would have to strip all the data of personally identifiable information – a massive and costly 
undertaking at scale.  

Finally, DHCD agreed with Task Force member concerns about the utility of the data collected 
given how few NOIs result in eviction filings. The likelihood that it could be used to identify hot 
spots or zip codes for targeted outreach is low. 

Ultimately, DHCD suggested that the Task Force instead focus future exploration on actual 
eviction filings. This information will be more actionable and already exists within MDEC, 
which is operated by the Judiciary. The Judiciary currently makes much of its data available on a 
month-to-month basis, however, DHCD noted that having this data in real time would be 
essential to achieving many of the stated goals. This would require Judicial support and buy-in 
and likely statutory authority for the Judiciary to share information directly with DHCD.  

The Task Force should continue to explore this option in the future with both DHCD and the 
Judiciary to learn what is feasible and what would provide the most impact in terms of meeting 
the originally stated goals prompting the exploration of an NOI repository. 

Eviction Diversion Programs 

During its fall hearings, the Task Force heard from Samira Nazem of the National Center for 
State Courts, who discussed NCSC’s approach to eviction diversion programs. She explained 
that NCSC launched its Eviction Diversion Initiative (EDI) in 2021, and is currently working 
with 24 courts across 17 states and D.C. Their approach emphasizes creating multiple entry 
points for diversion and resolution throughout the eviction process with the aim of preventing 
evictions. 
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Graphic courtesy of NCSC 

According to Nazem, successful eviction diversion programs require three essential elements: 

Time: courts must adjust scheduling to allow landlords and tenants adequate time for 
coordination and resolution, rather than the notoriously quick pace of traditional eviction 
proceedings. Key approaches include: 

• Establishing initial hearing dates where parties meet with diversion facilitators rather than 
immediately appearing before a judge. 

• Creating continuances that allow time for coordination between parties and service 
providers. 

• Adjusting docket management to accommodate the slower pace required for meaningful 
intervention.  

• Allowing adequate time for rental assistance applications to be processed and approved. 

Information: clear communication about how and why to participate in diversion, including 
improved outreach strategies to increase tenant appearance rates. Key approaches include: 

• Including information about diversion programs with the initial Summons & Complaint.  
• Sending text message reminders and encouragement to tenants.  
• Creating plain-language materials that are easy to understand.  
• Conducting community outreach campaigns through social media, public transportation 

ads, and community organizations. 
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• Mandatory informational flyers (as in Milwaukee, where all eviction complaints must be 
served with information on accessing resources). 

• In-court visual guides and signage to help navigate the process. 

Resources: strong partnerships with legal aid, mediation services, rental assistance programs, 
social services, financial counseling, and housing navigators to address both immediate legal 
needs and underlying causes.  

Nazem also explained that there are multiple entry points for eviction diversion programs, 
including: 

Pre-filing diversion - Early intervention that helps landlords and tenants resolve disputes before 
court involvement, avoiding court fees for landlords and eviction records for tenants. 

Post-filing/in-court diversion - Uses the court process to directly connect parties with available 
resources including legal aid, mediation, social services, and rental assistance. 

Post-judgment support - Helps tenants plan moves that minimize disruption and reduce the risk 
of future evictions. 

 
Graphic courtesy of NCSC 

Of particular interest to the landlord representatives on the Task Force were the built-in 
incentives that the EDI Grant Program utilizes to encourage landlord participation, including 
waived or reduced filing fees for landlords who use a diversion program to resolve disputes; 
access to dedicated rental assistance and landlord mitigation funds, which, given that nearly 90% 
of the cases closed by ACE attorneys were for failure to pay rent, can help address the primary 
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driver for eviction filings by landlords; and the incentive of a streamlined process that avoids the 
costs and time associated with pursuing a court case. These incentives mean that eviction 
diversion programs are not only an attractive option for tenants, but for landlords and housing 
providers, too. 

NCSC’s outcomes are outlined in the graphic below: 

 
Graphic courtesy of NCSC 

Additional outcomes include higher appearance rates, resulting in a lower number of default 
judgments, stronger connections to community resources, more sealed eviction records, reduced 
court backlogs, and increased public trust in the justice system. 

Notably, the EDI program particularly serves communities disproportionately affected by 
eviction - about 80% of participants identify as non-white, with significant representation of 
women, children, and individuals with disabilities. 

Nazem stated that the success of EDI programs rely on built in incentives for landlords, and buy-
in from key stakeholders, especially the Judiciary. She also noted that these programs can pair 
well with access to counsel programs, especially since there are so many overlapping features.  

Task Force members all agreed that further exploration of potential eviction diversion programs 
as a complement to the ACE Program in Maryland was warranted. 
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Exploring Legal Tech 

Task Force Chair Reena Shah heads the Access to Justice Commission, which has a Data & 
Legal Technology Committee, and co-chairs the Innovations in Tiered Legal Services Task 
Force, which has a Legal Technology Committee. Through these roles, she has learned of many 
cutting-edge uses of AI and technology in the housing and eviction sectors and felt that these 
could be explored by the Task Force for future applications to bring innovative support to ACE-
eligible tenants in Maryland. During one of the Task Force’s meetings, she highlighted three such 
tools: (1) Rentervention, a tool in use in Chicago; (2) Roxanne, which is in use in New York; and 
(3) Depositron; which is also in use in New York State. 

Rentervention is a free resource for Chicago renters dealing with rental problems and is available 
by text and online. The resource provides information about tenant rights, legal forms, letter-
writing assistance, and pre-legal assistance from lawyers. Rentervention was created by 
nonprofit agencies in partnership with Cook County Circuit Court and is dedicated to protecting 
renters' rights. It uses a "closed system" approach, i.e. it includes only applicable statutes, 
pleadings, and forms vetted by experts, rather than open-ended AI responses. 

Roxanne is an AI chatbot that can be used for housing repairs issues that uses a closed system 
containing only applicable New York laws. It guides tenants through options for recourse based 
on their specific circumstances and is more controlled than open-source tools like ChatGPT 

Depositron is an AI-automated legal assistance tool for security deposit recovery. It provides 
legal information (but not legal advice) and walks users through how to get their security deposit 
back. It utilizes decision-trees and offers users options to ask questions or draft letters. 

Shah highlighted that the benefits of tools like these are that they can consolidate scattered 
resources into one guided experience, while creating a close system of vetted legal resources. 
They can also reach people who are already searching online, many of whom are going to 
ChatGPT for legal answers. These tools are available 24/7, any time a client needs them. And 
they can also be designed to funnel people toward 211 and legal service providers while also 
serving tenants who know about ACE but prefer self-help resources. 

Some Task Force members were cautious about promoting AI tools, but others noted that people 
are already using open-source AI tools like ChatGPT; thus, creating a closed source tool that only 
features Maryland laws and is vetted by experts is a better option than nothing. In general, 
however, Task Force members were open to continuing to explore these resources but wanted 
more information about the populations utilizing these tools and their efficacy. While others 
mentioned wanting to focus more exploration on who these tools would or should be designed 
for in the Maryland context.  
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Wrap-up 

With this fifth and final report, the Task Force has moved from early, nascent ideas of what the 
ACE Program should look like, to tracking its early implementation and explosive growth across 
the state, to overseeing its full implementation with well over 25,000 Marylanders served. 

While the Task Force will no longer be producing an annual report to be submitted to the General 
Assembly and the Governor on an annual basis, it will continue its important oversight function 
and collaborative work amongst ACE Program stakeholders to ensure that it meets the call of the 
groundbreaking ACE Law.  

The Task Force remains committed to reviewing, refining, and advocating for the revision of the 
ACE Program as necessary in the years to come so that every ACE-eligible tenant who wants 
access to legal counsel has it and so that every ACE-eligible tenant has the same level of access 
across the state, regardless of where they call home.  

 

RECOMMENDATIONS BY GROUP 
 

The Maryland General Assembly 

• During the 2027 legislative session, the General Assembly should lift the sunset on the 
funding of $14 million annually to MLSC for the ACE Program from the state’s 
abandoned property fund ahead of the FY2028 expiry. 

• The General Assembly should concurrently provide additional supplemental funding to 
MLSC for the ACE Program to meet the projected annual budget of $20-24 million to 
ensure successful ongoing implementation of the ACE Law. 

• The Maryland General Assembly should change the due date in the Renters Rights and 
Stabilization Act for DHCD’s annual report from August 31 to December 1. 

 
 
DHCD 

• DHCD should work with the Task Force members to identify an annual product that 
memorializes the work-product of the Task Force. 

• DHCD should work with the Task Force to identify the meeting structure and pacing that 
makes the most sense for their strategic aims. 

 

The Judiciary 

• The Judiciary should make remote hearings more accessible for eviction hearings across 
the State. 
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• The Judiciary should expedite the rollout of the video recording explaining the ACE Law 
and Program to be played at the beginning of rent court dockets in courthouses across the 
State. 

• The Judicial College should work with MLSC and the Task Force to create a bench card 
describing the ACE Law and Program to be made widely available in every courtroom in 
every jurisdiction. 

• The Judiciary should promote awareness of the ACE Program among new District Court 
judges and District Court administrative judges. The Task Force should communicate 
regularly with District Court leadership to explore ways to promote awareness of the 
Program and to help standardize the implementation of the ACE Law and Program across 
the State. 

• District Court administrative judges should meet regularly with ACE providers in their 
jurisdiction to address issues associated with the ACE Program’s implementation, such as 
docket sizes, language accessibility, and to develop and share best practices as needed. 

• All forms related to eviction filings and notices made by the Judiciary, PHAs, and 
landlords, including the following list:  
 

o 10-day notice of failure to pay rent 
o All failure to pay rent forms 
o Tenant holding over forms 
o Breach of lease forms 
o Intent to file eviction forms 
o All 30-day lease termination forms 
o All 60-day lease terminations forms 

 
should be updated to include existing language about the ACE Law and Program (see the 
Task Force’s 2025 Report or form DC-CV-115) with design elements such as color 
blocking, text boxes, or icons that draw attention to this information. 

• The Judiciary should make relevant information about the ACE Law and Program and 
connecting with 211more prominent and available in all relevant places on their website – 
such as on pages sharing resources for the public or where to access help or information 
regarding their civil legal matter.36 

 

 
36 For example, while a reference to the ACE Program can be found here: 
https://www.courts.state.md.us/legalhelp/housing, it is difficult to find. Making it more prominent can help ensure 
eligible tenants have the information they need. 

https://www.courts.state.md.us/legalhelp/housing
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Sheriffs and Constables 

• All Sheriffs and Constables should share the MLSC pamphlet both by mail and in person 
to be in compliance with the ACE Law. 

• All Sheriffs and Constables should post eviction notices on individual tenant doors, with 
access being granted by landlords, to be in compliance with the law. 

 

MLSC 

• MLSC should continue to budget for and provide equitable salary increases to ACE 
attorneys and other professional ACE staff so that their pay remains competitive with 
salaries in similar public service law fields. 

• MLSC should reach out to the Judiciary’s office of Government Relations and Public 
Affairs to request remote access to MDEC for ACE attorneys.  

• MLSC should fund the creation of coordinated and unified ACE signage that should be 
used by ACE providers across the state. The branding should lead with the ACE Program 
as a core message or umbrella “organization,” with logos of the provider organizations 
included below in smaller font. 

• MLSC should continue to build relationships with PHAs to encourage further integration 
of the ACE Law and Program. 

• The Task Force should work with MLSC to procure a data analysis organization to 
perform an unmet needs analysis that identifies: (1) the gaps in legal service provision 
where eligible tenants who want to access counsel are unable to; (2) the causes of these 
gaps in service provision; and (3) what it will take to meet these needs moving forward. 

 

PHAs 

• All forms related to eviction filings and notices made by the Judiciary, PHAs, and 
landlords, including the following list:  
 

o 10-day notice of failure to pay rent 
o All failure to pay rent forms 
o Tenant holding over forms 
o Breach of lease forms 
o Intent to file eviction forms 
o All 30-day lease termination forms 
o All 60-day lease terminations forms 

 
should be updated to include existing language about the ACE Law and Program (see the 
Task Force’s 2025 Report or form DC-CV-115) with design elements such as color 
blocking, text boxes, or icons that draw attention to this information. 
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• Housing providers and PHAs should make information about the ACE Law and Program 
available on half page notices, postcards, or posters with QR codes to the MLSC 
pamphlet in leasing offices and other communal spaces. 

• All housing providers and landlords, whether large or small, should include information 
about the ACE Law and Program in their leases with design elements such as color 
blocking, text boxes, or icons that draw attention to this information. 

 

Landlords 

• All forms related to eviction filings and notices made by the Judiciary, PHAs, and 
landlords, including the following list:  
 

o 10-day notice of failure to pay rent 
o All failure to pay rent forms 
o Tenant holding over forms 
o Breach of lease forms 
o Intent to file eviction forms 
o All 30-day lease termination forms 
o All 60-day lease terminations forms 

 
should be updated to include existing language about the ACE Law and Program (see the 
Task Force’s 2025 Report or form DC-CV-115) with design elements such as color 
blocking, text boxes, or icons that draw attention to this information. 

• Housing providers and PHAs should make information about the ACE Law and Program 
available on half page notices, postcards, or posters with QR codes to the MLSC 
pamphlet in leasing offices and other communal spaces. 

• All housing providers and landlords, whether large or small, should include information 
about the ACE Law and Program in their leases with design elements such as color 
blocking, text boxes, or icons that draw attention to this information. 

• For larger landlords, associations like MMHA and AOBA should help facilitate the 
inclusion of information about the ACE Law and Program in all leases. 

 

Data Collecting Organizations 

• Organizations collecting and analyzing data should form a workgroup to ensure 
information sharing to maximize findings and knowledge regarding the ACE Program 
across the state. 
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The Task Force 

• The Task Force should continue to monitor the impacts of federal actions on housing and 
evictions in Maryland, both in terms of social safety net cuts and threats to public service 
loan forgiveness. 

• The Task Force should consider developing advocacy around increased upstream 
prevention programming and funding mechanisms that can help prevent evictions 

• The Task Force should consider advocacy around State-level student loan forgiveness 
efforts for public service loans to strengthen the pipeline of future ACE attorneys as well 
as the retention of current ACE attorneys. 

• The Task Force should work with the Judiciary to explore potential alternate structures 
for the eviction trial process (including eviction diversion programs as outlined in the 
“Task Force Future Directions” section at the end of this report) to address timeline, 
remote hearing, and postponement issues Existing examples and models can be found 
within the National Center for State Courts. 

• If administrative changes recommended to the Judiciary above are not sufficient to ensure 
access to counsel, the Task Force should consider recommending that the Maryland Rules 
Committee or Maryland General Assembly change the rules or statutes governing 
eviction actions to ensure that ACE eligible tenants have access to counsel if desired. 

• The Task Force should undertake research into best practices surrounding access to 
counsel language and information in eviction forms and notices, including following up 
with NCSC and reaching out to other organizations with expertise in this area, before 
making recommendations regarding future language changes to Judiciary forms.  

• The Task Force should conduct research, including working with NCSC and other 
leading organizations, to develop the most effective language and presentation of ACE 
information for all leases, forms, notices, and official communications related to 
evictions. This may include developing a collaborative workgroup of Task Force 
members, advocates, and representatives from the Judiciary, Public Housing Authorities, 
and organizations representing landlords (such as MMHA and AOBA). 

• The Task Force should continue to build relationships with PHAs to encourage further 
integration of the ACE Law and Program. 

• The Task Force should ensure completion of the survey and share the results when 
available. 

• The Task Force should work with the Maryland Sheriffs’ Association to ensure 
uniformity across all jurisdictions in Maryland regarding the data collected by Sheriff and 
Constable Offices and shared with the Judiciary based on the findings in the survey. 

• The Task Force should continue follow-up with the Maryland Sheriffs’ Association to 
develop best practices surrounding the ACE Program. 
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• The Task Force should work to fill its open tenant representative seats in 2026 to help 
ensure that tenant voices are represented throughout the ACE Program and evaluation 
process. 

• The Task Force should work with MLSC to procure a data analysis organization to 
perform an unmet needs analysis that identifies: (1) the gaps in legal service provision 
where eligible tenants who want to access counsel are unable to; (2) the causes of these 
gaps in service provision; and (3) what it will take to meet these needs moving forward. 
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ADDENDUM I: MLSC Pamphlet 
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ADDENDUM II: OAG Opinion on ACE Requirements & MLSC Pamphlet Provision 
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ADDENDUM III: 2001 OAG Opinion on Affixing Notices to Individual Tenant Doors 
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ADDENDUM IV: MLSC 2025 JCR Report 
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