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Letter From Attorney General Anthony Brown 

 

In 2021, Maryland became one of the first states in the country to provide tenants 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 imbalance served no one 

well; our justice system works 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 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) recommends ways to improve the program, and (5) issues a report annually 

on or before January 1st.  

 

The Task Force’s 2025 report details crucial findings and recommendations. The most 

important recommendation is to ensure 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. Additionally, now that the ACE Program is in its fourth year, with expansion 



 

 

 

across every jurisdiction in Maryland and a solid foundation for the Program to continue to 

expand and grow, both my Office and the Task Force recommend sunsetting the Task Force after 

it produces a final report on January 1, 2026 – after the ACE law’s target date for full 

implementation on October 1, 2025.  While the Task Force’s members and other key 

stakeholders are likely to continue meeting to discuss and strengthen the ACE Program for years 

to come, we feel a formalized body that produces an annual report to the Governor and the 

General Assembly is no longer needed, especially since so many of the stakeholders (such as 

Maryland Legal Services Corporation and the Department of Housing and Community 

Development) produce their own mandated annual reports related to eviction proceedings and 

the ACE Program. 

 

Other key recommendations include: (1) ensuring uniformity in the District Courts to 

enable meaningful implementation of the statewide ACE law; (2) standardizing the language 

describing the ACE law and Program across all eviction-related forms and letters tenants receive; 

(3) coordinating the communications strategies designed to increase awareness of the ACE law 

and Program across the State; (4) ensuring that tenant perspectives and tenant voices are 

incorporated in the implementation of the ACE law; (5) establishing partnerships across all data-

collecting organizations to enable equity analyses of eviction data; and (6) continuing to forge 

long-term partnerships among stakeholders to ensure the long-term success of the Program. 

 

Implementation of this monumental new State law involves many stakeholders whom I 

urge continue the critical work necessary to ensure that all Marylanders who are facing eviction 

can exercise their right to access counsel.  

 

In closing, I want to thank those who are working tirelessly to implement this 

groundbreaking Program, including the Maryland Legal Services Corporation, State agencies, 

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. I also want to thank Reena Shah, the Chair of the Task Force, for her unwavering 

commitment to increasing access to counsel for tenants in Maryland. And finally, thank you to 

the Office of the Attorney General staff Louise Flavahan and Tara Miles for supporting the Task 

Force’s work. 

 

       Sincerely, 

  

 
 

       Anthony G. Brown 
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INTRODUCTION 

 

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 succeeded, in acquiring three additional years of base-level 

funding of $14M per year for implementation of the ACE law through FY2027.  With that 

funding set to expire on June 30, 2027, the Task Force has explored and made recommendations 

in this report to secure permanent funding to ensure the ongoing implementation and success of 

the ACE Program in Maryland. 

  

Almost four years in, it remains critical to remember why the ACE law was passed - to reduce 

evictions and disruptive displacement3 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 

 
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 According to the HB 18 preamble, disruptive displacement can include delaying evictions, providing clients more 

time to move and securing access to housing. 
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. 

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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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. 

● 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 

 
6 See Matthew Desmond et al., Evicting Children, 92 Soc. Forces 303, 320 (2013), 

https://scholar.harvard.edu/files/mdesmond/files/social_forces-2013-desmond-303-27.pdf. 
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have a critical eye, spot issues and course correct along the way to ensure successful and 

meaningful implementation.  

  

The Task Force is composed of 15 members appointed by the Office of the Attorney General 

(“OAG”), including a Chair designated by the Attorney General, and is staffed by the OAG. The 

Task Force is required to “report its findings and recommendations to the Governor and …the 

General Assembly” on or before January 1 of each year since the law was passed and 

“thereafter,” without a prescribed end date. 

 

Thus far, the Task Force has delivered three reports. The inaugural 2022 Report laid out the 

roadmap for implementation of the ACE law (“Roadmap Report”)7 and the 20238 and 2024 

Reports captured the very beginnings and nascent stages of the implementation of the ACE law.  

 

After the Task Force delivered its 2024 Report, it resumed its work during the fall of 2024, in 

preparation to deliver its fourth annual report. Starting in October, 2024, the Task Force held 

eight plenary meetings in total,9 inviting all key stakeholders to share information about the 

progress in implementation of the Program.  

 

At the meetings, the Task Force heard from key local 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 MLSC10 

to implement the ACE law, as well as the organizations managing the coordinated intake 

system,11 conducting the data and Program evaluation12 and those doing tenant outreach.13 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.14 The Task Force’s inquiry focused on the 

 
7 Maryland Access to Counsel in Evictions Task Force, Report of the Access to Counsel in Evictions Task Force 

(January 2022). 
8 Maryland Access to Counsel in Evictions Task Force, Report of the Access to Counsel in Evictions Task Force 

(January 2023) 
9 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://www.marylandattorneygeneral.gov/Pages/A2C/index.aspx. 
10 CASA, Community Legal Services of Prince George's County, Disability Rights Maryland, Homeless Persons 

Representation Project, Maryland Legal Aid,  Shore Legal Access, Pro Bono Resource Center and Public Justice 

Center.  
11 United Way of Central Maryland and Civil Justice, Inc.  
12 Stout Risius Ross, LLC, Preliminary Observations from Stout’s Evaluation of Maryland ís 

Access to Counsel in Evictions Program (October 17, 2023). 
13 Baltimore Renters United; CASA; Clay Street Community Development Corporation, Economic Action 

Maryland; Montgomery County Renters Alliance; Spanish Speaking Community of Maryland and United Workers.  
14 University of Baltimore School of Law; University of Maryland Francis King Carey School of Law; Equal Justice 

Works. 
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status of implementation across the entire state of Maryland; what was working well; and the 

areas that were of concern and required reform.  

 

This report captures the Task Force’s findings and recommendations. 

 

 

 

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. 
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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 Maryland Legal Aid: 

 

“A Housing Choice Voucher tenant with severe disabilities came to MLA after his landlord had 

filed Breach of Lease and Failure to Pay Rent cases against him even though he had already 

lawfully vacated with notice and turned in his keys. The landlord also reported the filings to the 

housing authority, which then terminated our client’s voucher, rendering him homeless. During a 

long-term hospital stay, squatters moved into the tenant’s apartment. Without speaking to the 

tenant, the landlord concluded the tenant had moved the squatters in himself. MLA achieved 

dismissal of the two eviction cases and reinstatement of the client’s voucher. Without our 

assistance, this client with severe disabilities would have remained homeless and his health 

would have continued to worsen.”  

 

 

From the Pro Bono Resource Center: 

 

“Mr. T first connected with PBRC staff attorneys at our day-of-court clinic in Towson. He had 

come to court in response to a summons for a Tenant Holding Over action.  He was 52 years old 

and living with his wife, who had MS and was currently bedridden due to a recent fall. He stated 

that he had been paying rent, but that there had been a disagreement over the amount of rent due 

during the lease renewal process in September, 2023. The landlord had filed two other actions 

against him, resulting in pending evictions for May and June.  The PBRC attorney negotiated 

with the landlord and the landlord agreed to file a stipulated dismissal of the THO action. Under 

that agreement the tenant agreed to move out and the landlord agreed to cancel all other actions.  

The client was then referred to PBRC’s Eviction Prevention Counselor for assistance in finding 

alternate housing.” 

 

“Ms. A was a 28-year old mother living in subsidized housing with her three young children who 

had recently lost her job. Her rent was $147/month. She first encountered PRBC attorneys at our 

rent court clinic at the Baltimore City, where she asked for representation.  At that clinic, her 

case was postponed to allow time to get a copy of her rental assistance agreement and the ledger. 

Ms. A was also referred to our Eviction Prevention Counselor for assistance with her job search 

and other financial supports. At the second hearing, after reviewing the ledger and the rental 

assistance documents, the parties agreed that the rent owed was $429 rather than $879 as alleged. 
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She assured her landlord that she could pay the remaining amount due within seven days. With 

this assurance the landlord agreed to a dismissal of the complaint.” 

 

 

From Shore Legal Access: 

 

“A recent Latino tenant client was initially hesitant to take advantage of same-day representation 

and was especially wary of providing any personal information. He was the sole breadwinner in 

his household and was worried about being able to resolve the issue that day because he was 

losing income by spending time at court. After discussing the opportunity for legal representation 

and SLA’s confidentiality agreement with the bilingual case manager, the tenant decided to 

move forward with representation. The judge found that the tenant had in fact paid the rent 

through money orders in a timely manner and the family was able to remain housed.” 

 

 

 

UPDATES AND FINDINGS 

 

Executive Summary 

Now in its fourth year, the ACE Program and its various components have been expanded to 

every jurisdiction across the state, and ACE attorneys closed 9,169 cases in FY 2024. MLSC 

reports that they have built the Program with an eye towards long-term sustainability. According 

to Stout, the entity tasked with evaluating the Program, ACE has provided over $46 million in 

fiscal impacts and economic benefits in FY 2024 alone, which amounts to a $3 return for every 

$1 invested by the state.  

 

Furthermore, according to Stout’s analysis, approximately 87% of clients indicated that they 

wanted to stay in their home, and, of this group, approximately 88% 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 9,100 

cases, the challenge of full implementation of the Program lies in the unusually outsized number 

of case filings in Maryland courts, which hovered around 400,000 last year. Some additional 

challenges to full implementation and meeting the need in Maryland include: the fact that 

approximately two-thirds of people who have received services under the Program reported not 

knowing about the right to access counsel until the day of their court date; identifying and 

reaching the sufficient attorney staffing capacity to meet the needs of Marylanders facing 
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evictions; inconsistent docket sizes; and the lack of standardization in experience under the ACE 

Program in courthouses and courtrooms across the state. 

 

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 $20 million dollars, with 

future projections of funding needed to support ongoing implementation of the Program in the 

range of $20-24 million.15  

 

Currently, the Program is funded with $14 million annually from the state’s abandoned property 

fund through FY 2027. The remaining $6 million needed for the Program’s statewide 

implementation is made up of state and federal grants and other sources secured by MLSC. 

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 $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 wants to specifically 

highlight 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.  

 

 
15 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. 
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Both MLSC and DHCD explained during their testimony that additional revenue is expected 

from the increase in eviction filing fees16 that went into effect on October 1, 2024. However, 

neither was able to provide an estimate of the amount of revenue expected from this increase as 

the law had just gone into effect. Both organizations also expressed uncertainty about whether 

the increase in filing fees was sufficient to depress the total number of filings in Maryland. 

Despite these unknowns, and beyond the potential revenue stream to support the ACE Program’s 

implementation, 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 states17 and pose a challenge in fully implementing the ACE 

law. In addition to the rise in 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, a portion of 

which will go towards funding MLSC. For the same reasons as mentioned above, it is unclear 

what the total revenue from these fees will be. 

 

The Task Force is also aware that as pandemic-era Emergency Rental Assistance funds have 

dried up,18 there may be an increase in housing instability and subsequent downstream impacts 

on eviction-related filings and the need for access to counsel in our state. Additionally, in order 

for civil legal aid organizations to continue to scale to meet the need in Maryland, there needs to 

be a continuous and stable source of funding for the ACE Program.  

 

Task Force recommendations based on these findings include: 

 

• 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. 

• The General Assembly should 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. 

 
16 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  
17 For example, in Maryland, roughly 400,000 eviction filings are made annually, which is more than all of 
both Pennsylvania and Virginia’s annual filings when 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/  
18 Despite these funding challenges and future unknowns, the Task Force was heartened to hear more about DHCD’s 

efforts to implement the recently passed Community Schools Rental Assistance Program, which is designed to 

support the families of students attending Community Schools in Maryland by way of rental assistance. As noted 

earlier in the report, young people can face deleterious effects to their education, behavior, and health as a result of 

evictions and housing instability. Programs like this can help support the ACE Program by potentially reducing the 

need for evictions-related filings and the overall burden on the Program and its providers. More information on the 

Program can be found here: https://mgaleg.maryland.gov/mgawebsite/Legislation/Details/SB0370?ys=2024RS. 

https://mgaleg.maryland.gov/mgawebsite/Legislation/Details/HB0693?ys=2024RS&search=True
https://dhcd.maryland.gov/TurningTheKey/Documents/HB693-FAQ.pdf
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/
https://mgaleg.maryland.gov/mgawebsite/Legislation/Details/SB0370?ys=2024RS
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Program Implementation: Status of Implementation 

 

The Task Force commends MLSC for its efforts to phase in the ACE Program in accordance 

with the ACE law’s targeted date of October 1, 2025 for full implementation. MLSC manages 

the funding and oversight of the ACE Program across 13 civil legal aid organizations. The ACE 

Program is operated by grantee organizations employing 50.27 attorney FTEs,19 25.03 paralegal 

FTEs, and 22.69 other staff FTEs. In accordance with MLSC’s plan, the ACE Program was 

expanded to every jurisdiction in Maryland during FY 2024. MLSC reports that the Program’s 

implementation has been designed for long-term sustainability and success.  

 

Throughout the hearing process this fall, the Task Force heard testimony from both MLSC and 

Stout regarding the status of implementation and the impacts 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.  

 

 
 

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. 

 

 
 

Finally, during its testimony before the Task Force, DHCD provided an update regarding their 

newly established Office of Tenant and Landlord Affairs (“OTLA”), which is to be housed 

within the Division of Homeless Solutions. OTLA will serve as a primary contact point for 

Maryland tenants who seek resources related to their rights and protections or need credit or 

financial counseling. The Office of Tenant and Landlord Affairs also publishes annually the 

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 Renters’ Rights and 

 
19 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. 
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Stabilization Act.20 OTLA is poised to be an excellent complement to the ACE Program and 

serve as a valuable resource to the broader ACE and access to justice communities.  

 

Now that the ACE Program has expanded across the state and nears its October 1, 2025 full 

implementation date as outlined in the ACE law, and this Task Force has produced four annual 

reports that have been taken up by stakeholders and policymakers with success, the Attorney 

General and the Task Force posit that the need for a formalized body to perform oversight and 

produce annual reports is no longer necessary after the January 1, 2026 report. This 

recommendation is also made with the consideration that many other ACE stakeholders, 

including MLSC and DHCD, collect data and produce annual reports related to evictions and the 

ACE Program in Maryland – which will continue to provide vital information about the ACE 

law and Program moving forward. 

 

Even without a formalized body, the Task Force sees the value in continued stakeholder 

convenings to address issues with the Program as they arise and ensure it remains on a successful 

trajectory. Conversations between the Task Force and other stakeholders are already underway to 

explore the formation of a less formal, but ongoing, platform for ACE Program review and 

oversight. Organizations that could help lead this effort in the future include the Maryland 

Access to Justice Commission and/or OTLA. 

 

Task Force recommendations based on these findings include: 

 

• The General Assembly should sunset the Task Force on January 1, 2026 after it produces 

its fifth and final report. 

 

 

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 FY 2024, 9,196 cases were closed by ACE attorneys in the state of Maryland, 

representing a 91% increase over FY 2023. Accounting for households impacted by these closed 

cases, over 21,000 Marylanders benefitted from the Program – including 9,100 children. MLSC 

reported that preliminary data from Q1 of FY 2025 shows that the number of people served by 

the ACE Program is on track to exceed FY 2024 figures over the coming year. 

 
20 For more information, see here: 

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

https://dhcd.maryland.gov/TurningTheKey/Documents/HB693-Landlords-Property-Owners-Handout.pdf.  

https://mgaleg.maryland.gov/mgawebsite/Legislation/Details/HB0693?ys=2024RS&search=True
https://dhcd.maryland.gov/TurningTheKey/Documents/HB693-Landlords-Property-Owners-Handout.pdf
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Stout presented data analyzing the primary goals and outcomes for ACE Program clients who 

received extended representation.21 The three most frequently identified goals were to: 

 

• Prevent an eviction judgment; 

• Prevent an involuntary move; or 

• Secure time to move. 

 

Approximately 87% of clients indicated that they wanted to stay in their home, and, of this 

group, approximately 88% 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 63% of the closed cases were same-day intakes and 37% 

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.  

 

Approximately 77% of clients received extended representation, with the remaining 23% 

receiving counseling related to their eviction case. Stout noted that this is consistent with other 

jurisdictions 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.  

 

In terms of their equity analysis of the ACE Program’s implementation in Maryland, and as 

reflected in Figure 1 below, Stout’s findings show that over 72% of clients identified as Black, 

which is disproportionately higher than the 31% of Marylanders who identify as Black, and a 

total of 86% identified as non-white.  

 
21 As opposed to those who only received counseling regarding their case. 
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Figure 1: Data on the Race and Ethnicity of Maryland ACE Program clients, provided by Stout 

 

 

Additionally, their findings show that approximately 72% of clients identified as female, while 

only 51.4% of Maryland’s population identifies as female according to the US Census Bureau,22 

meaning that a disproportionate number of clients identified as Black and female as compared to 

Maryland’s population, as shown in part in Figure 2 below.  
 

 

 
               Figure 2: Comparison of ACE Clients versus the MD population, provided by 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 

 
22 U.S. Census Bureau QuickFacts: Maryland 

https://www.census.gov/quickfacts/fact/table/MD/PST045223
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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. 

 

 

Program Implementation: Staffing of the ACE Program and the Pipeline for Future ACE 

Attorneys 

 

During the hearings hosted by the Task Force this fall, a complex story emerged about capacity 

among civil legal aid organizations to staff the ACE Program. Nearly every civil legal aid 

organization providing legal services for the ACE Program stated that they were at staffing 

capacity in terms of the staffing goals proposed in their grants with MLSC, but many also noted 

that this did not necessarily mean that they were at capacity in terms of the need23 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.  

 

These organizations pointed to a number of constraints that might prevent them from growing 

their staff, including resource needs, difficulty in recruitment and retention – which is discussed 

in greater detail below –, and a lack of funding to increase organizational infrastructure to 

manage more staff. 

 

While some civil legal aid organizations stated that they did not have to turn away eligible clients 

as a result of staffing capacity limitations, some did. And many pointed out that there is no way 

to know how great the need truly is in Maryland, but it is likely the case that not every eligible 

tenant is aware of the ACE law/Program and that 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. MLSC provided additional context that this is a challenge 

being felt across all legal services (not just ACE Programs) and across the country. As mentioned 

in the “Funding” section above, 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.  

 

Recruitment challenges are particularly acute in the more rural regions of our state which 

presents a unique challenge for legal service providers in these areas because one civil legal aid 

 
23 i.e. That all income-eligible tenants had access to legal representation in the eviction cases within the regions and 

jurisdictions they serve. 
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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. Civil legal aid organizations suggested that remote hearing capacity within the 

Judiciary and receiving the dockets in advance would allow them to allocate resources more 

efficiently and may help address these issues. More information on both recommendations can 

be found in the “Program Implementation: Judiciary” section below. 

 

Additionally, every organization stated that burnout among ACE attorneys and staff is a real 

challenge to retention. Many organizations are implementing wellness programs and working to 

allow ACE attorneys and staff to work on other types of cases to limit their exposure and 

burnout. Additionally, MLSC is aware of this issue and is also offering support to their grantees 

and their attorneys and staff through grant awards targeted specifically towards increasing 

existing staff salaries; support of the Equal Justice Works Housing Justice fellowship program 

(for more information on the fellowship program, see below); and WeCare, an extended cohort-

based anti-trauma and resiliency wellness program. 

 

The Task Force applauds and supports these efforts to reduce burnout and help retain the talented 

attorneys and staff working hard on the ACE Program every day. We also learned more about 

efforts to strengthen the pipeline of attorneys who can help address capacity issues in the future. 

The Task Force received written testimony from The University of Baltimore School of Law and 

the University of Maryland Francis King Carey School of Law about their respective efforts to 

train law students in ACE law and expose them to this legal work in the hopes that they may 

enter the field upon graduation. In addition, the Task Force received written testimony from 

Equal Justice Works, which operates a Housing Justice Program that mobilizes lawyer and 

community organizer Fellows to provide direct legal services, education and outreach, and 

impact litigation to advance the rights of renters and hold bad-actor landlords accountable. 

 

The University of Baltimore School of Law runs a Housing Justice Fellowship Program which is 

funded by way of an MLSC ACE-funded grant. In FY 2024, the Program funded seven student 

fellowships for 2,062 hours of work at the following agencies: CASA de Maryland, Pro Bono 

Resource Center, Civil Justice, and Community Legal Services of Prince George's County. One 

of those fellows is now employed as a law graduate at the Pro Bono Resource Center. The school 

also had a number of other students doing housing work at Maryland Legal Aid and its affiliate 

agency, Maryland Center for Legal Assistance, who were funded through other sources or were 

paid directly by MLA. Those students worked another 1,340 hours on housing-related cases. One 

of these students has been offered a position as a staff attorney at Maryland Legal Aid following 

her graduation in 2025. Another 2024 graduate is also working at the Pro Bono Resource Center. 

 

Meanwhile, the University of Maryland Francis King Carey School of Law runs an Evictions 

Prevention Clinic which has been in operation since January of 2023 and is funded by way of an 
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MLSC ACE-funded grant. Each semester, the Clinic enrolls eight new students in their seminar 

and pre-trial intake practice. In total, 10 students each semester practice law defending ACE-

eligible clients under the supervision of the professors running the Clinic.  

 

Professors from the University of Maryland noted that, as a practical matter, student debt and the 

salaries available to those working in ACE law fields are deterrents to students entering the 

workforce. They worry about being able to pay down their debt and manage costs of living on 

the salaries available. Furthermore, with federal student loan forgiveness programs under threat, 

many have concerns about committing to a future of uncertain financial security. These concerns 

further underscore MLSC’s efforts to increase salaries of ACE attorneys and staff. 

 

Finally, the Equal Justice Works Housing Justice Program mobilized 11 legal fellows and four 

organizer fellows to work at Maryland-based legal services organizations over a two-year period, 

from August 2022 to July 2024. To date, Equal Justice Works fellows have provided housing-

related direct legal services to 3,359 Maryland households comprised of more than 8,150 low-

income individuals. 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 in Maryland, fellows have secured 

over $1.57 million in economic benefits for households at risk of displacement. 

 

Many of the civil legal aid organizations who have taken on fellows from Equal Justice Works 

have ended up hiring them at the end of their fellowship. However, Equal Justice Works noted 

that some organizations have turned away fellows or have had difficulty placing fellows with 

more rural organizations – who could really use the help. The Task Force discussed having Equal 

Justice Works work directly with these organizations to develop solutions to capacity and 

recruitment issues to ensure the continued growth and success of the highly valuable program. 

 

Task Force recommendations based on these findings include: 

 

• Civil legal aid organizations should work with Equal Justice Works to identify how to 

bring fellows to more rural locations. 

• Civil legal aid organizations should form a work group or convening platform so that 

they can discuss implementation of the ACE law and share best practices regarding 

staffing, recruitment, retention, representation of clients, and to problem solve issues they 

face regarding the provision of legal services associated with the ACE Program. 

• MLSC should continue their efforts to ensure competitive salaries for ACE attorneys and 

staff. 
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Program Implementation: 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 ACE Program implementation. Of particular note is the creation of a video explaining the 

ACE law and Program to be used during opening colloquy in jurisdictions and courthouses 

across the state as well as sharing landlord-tenant dockets with ACE providers in advance to 

assist them with planning and resource allocation.  

 

The idea for the video came from a prior Task Force meeting with the Judiciary that was held to 

discuss the ACE Task Force’s 2025 Report and included Chief Justice Matthew Fader and Chief 

Judge Morrissey. During that meeting, a proposed solution to the continued concern about the 

uneven nature of the judge’s colloquy across the state that was meant to inform tenants of their 

right to access counsel. During this meeting, the Judiciary committed to creating a video to be 

played across the state during opening colloquy that would standardize the sharing of 

information about the ACE Program across the state. The Task Force has since learned that this 

video has been recorded and will be implemented in the near future. The Task Force commends 

the Judiciary for taking this important step and looks forward to seeing its impact. 

 

Additionally, civil legal aid organizations and legal service providers have long noted the 

difficulties in adequately staffing ACE caseloads due the unpredictability of dockets across the 

state. Knowing how many eviction-related cases are on the respective dockets by jurisdiction can 

help these organizations better deploy their human infrastructure across the regions they serve 

and ensure that adequate staff is on hand to meet the need on a given day. This predictability can 

also contribute to more effective management of ACE caseloads generally. Having the Judiciary 

sharing dockets ahead of time with civil legal aid organizations had been previously suggested 

by Task Force members as a solution to this problem. The Task Force was pleased to learn that 

the Judiciary was already on the cusp of sharing dockets in advance and on a weekly basis with 

civil legal aid organizations. MLSC coordinated the names and contacts from each organization 

requesting the dockets and provided them to the Judiciary. The Task Force looks forward to 

learning more about the impacts of this effort over the coming year. Further issues related to 

eviction case docket sizes and management may also be managed by ongoing dialogue between 

ACE program legal service providers and administrative judges within each jurisdiction. 

 

Additional bright spots regarding the Judiciary’s ongoing implementation of the ACE Program in 

partnership with other stakeholders included positive feedback from ACE attorneys and civil 

legal aid organizations about the provision of space within or nearby courthouses to facilitate 

meeting with clients and other business operations related to the implementation of the ACE law. 

This has been an ongoing recommendation from the Task Force and members were heartened to 
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hear of this update along with the news from the Judiciary that space issues in Baltimore City – 

where most attorneys cited an issue finding space simply because of the nature of the old 

courthouses – should be alleviated as building on the City’s new courthouse nears completion. 

This new addition to the City’s court system includes many new upgrades and spaces that should 

increase the efficacy of the ACE Program’s implementation within the jurisdiction. 

 

During testimony, the Judiciary shared some of the data that had been collected related to 

eviction proceedings. Importantly, they noted that eviction-related filings are around 400,000 per 

year in Maryland, and while Failure To Pay Rent Filings have decreased by about a third 

compared to pre-pandemic levels, which hovered around 650,000 cases (see Figure 3 below), 

eviction rates themselves are once again approach pre-pandemic levels with no accompanying 

drop (see Figure 4 below).   This trend was confounding to the Judiciary and the members of the 

Task Force because it was hypothesized that there would be concurrent drop in evictions as there 

was with filings. This will be something to keep an eye on moving forward, especially as the 

filing fee increases across the state. 

 

 

 
Figure 3: Monthly Failure to Pay Rent Filings by Fiscal Year, provided by the Judiciary 
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Figure 4: Monthly Evictions by Fiscal Year, Provided by the Judiciary 

 

While the Task Force appreciates the Judiciary’s commitment to the ACE law and Program and 

especially commends the Judiciary for the strides made over the last year, there are still areas 

where improvements could be made to increase eligible tenants’ access to counsel in eviction 

proceedings and increase overall efficacy of the Program. 

 

For instance, issues of statewide uniformity in the implementation of the ACE law persist 

because although the District Courts in Maryland are part of the same system and not 

independent of one another, there is still variation from jurisdiction to jurisdiction and even from 

courtroom to courtroom within the same courthouse. Administrative judges hold a high degree of 

discretion regarding the management of their dockets and courtrooms; however, this discretion 

can result in uneven implementation of a law and Program like ACE, which can directly impede 

the ability of eligible tenants to receive meaningful access to counsel and for legal service 

providers to meet the charge of the law.  

 

During testimony from civil legal aid organizations, legal service providers explained the 

difficulties they sometimes face with variation in ACE law implementation across different 

courthouses and courtrooms, especially with visiting judges. It is sometimes the case, they 

explained, that they are treated as unprepared by judges who do not understand the nature of the 

ACE law and Program and the high-degree of same-day representation cases. This often means 

that attorneys are trying to learn the intricacies of a given client’s eviction case in the brief 

minutes before their proceeding. In written testimony provided by Maryland Legal Aid, one 

attorney cited an example where a judge yelled at her for requesting a recess so that she could 

confer with her client who was receiving same-day representation. As explained in the “Program 

Implementation: Staffing of the ACE Program and the Pipeline for Future Attorneys” section 
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above, there is a high degree of burnout among ACE attorneys due to the intense workloads and 

emotional burdens involved in this work. Situations like this risk further contributing to this 

burnout and resulting in ACE attorneys leaving the field, ultimately impeding the successful 

implementation of the Program.   

 

Civil legal aid organizations further explained that the lack of time to meet with same-day clients 

– who make up the bulk of their caseload – ahead of their appearance before the judge is a 

challenge they often face in jurisdictions across the state. This can impede their ability to provide 

effective counsel and representation to their clients and results in uneven implementation of the 

Program across the state.  

 

During testimony, the Judiciary explained that there is a need for administrative judges to 

maintain oversight and management of their respective courthouses and dockets. While it may be 

difficult to achieve, this transformational law necessitates a measure of standardization across the 

state to ensure meaningful access to counsel for those who need it.   

 

As a tangible solution, Task Force members recommend 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 help provide all judges with an understanding of 

the Program and the needs of the attorneys staffing it and help prevent the scenario outlined 

above. 

 

Additionally, Task Force members discussed potential methods to build time into the docket to 

allow ACE attorneys an opportunity to meet with potential clients ahead of their proceedings and 

reduce the need for recess requests. The Task Force discussed potentially requesting that those 

facing eviction proceedings arrive at 8:30am, with the docket beginning at 9am to allow an 

announcement about the ACE Program or the video discussed above to be played during opening 

colloquy and remaining time ahead of the start of the docket be given to tenants to meet with 

ACE attorneys on sight.  

 

Task Force members explained that such an approach often occurs in Baltimore City, where 

there are three Failure to Pay Rent dockets every day. Tenants are sent complaints/summonses 

that tell them to arrive at either 8:30am, 10:30am, or 1:00pm. ACE attorneys or judges normally 

make the first announcement about the ACE Program and attorney availability at 8:30am, 

10:30am, and 1:00pm (i.e. when tenants are told to arrive), with the dockets actually starting at 

around 9:00am, 11:00am, and 1:30pm, respectively. This process can help provide tenants with 

the time needed to meaningfully access counsel ahead of their proceeding.  

 

However, there was some hesitation expressed in having dockets start later than the time listed 

on a summons out of respect for litigants’ time. So, as an alternative, administrative judges could 
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be encouraged to offer breaks after their introductory remarks to allow tenants time to access 

counsel in the courthouse. 

 

Civil Legal Aid organizations also discussed the variability in time between filing and trial date 

across jurisdictions which can severely impede a client’s ability to access counsel prior to their 

trial date and increase the burden on legal service providers in terms of same-day representation 

cases. The statute currently indicates that the time between filing and trial should be 5 days. In 

Anne Arundel County, where that timeline is strictly adhered to, advocates indicated that it was 

too short a time period to connect with an attorney prior to trial. In response to this issue, Task 

Force members recommended that the General Assembly extend the time between service of the 

complaint/summons and the trial date to 15 or even 30 days and until such a change is made, that 

the Judiciary continue to encourage the grant of postponements whenever possible to ACE 

attorneys and pro-se clients who seeking more time to secure counsel in eviction proceedings. 

While many judges grant such postponements, some do not, and the denial of such an initial 

postponement given this fast-paced, high-volume docket means that many income-qualified 

tenants would be unable to access high quality legal representation, particularly given the 

resource and capacity constraints described above. 

 

Another issue cited by civil legal aid organizations and mentioned above in the “Program 

Implementation: Staffing of the ACE Program and the Pipeline for ACE Attorneys” section is 

the difficulty in effectively staffing the more rural districts across the state. These areas remain 

critically understaffed, and the courthouses are often far enough apart that attorneys cannot travel 

between locations to effectively provide representation. ACE attorneys raised the possibility of 

making remote hearings more accessible, especially in same-day representation cases, to allow 

attorneys to provide legal services to eligible tenants without needing to be at the courthouse. 

Members of the Judiciary explained that there is robust capacity for remote hearings across the 

state, but it currently requires an advance request in writing, which does not effectively address 

the needs of same-day clients. The Judiciary should work with ACE attorneys to develop a 

workable process for these instances at least until these regions are staffed at capacity.  

 

Task Force recommendations based on these findings include: 

 

• The Judiciary should work with civil legal aid organizations and administrative judges to 

identify the best way to build extra time into the docket, either at the top of each docket 

as is done in Baltimore City, or to create a break after the judge takes the bench, to 

provide time for eligible tenants to meaningfully connect with counsel. 

• The Judiciary should work with MLSC to create a bench card describing the ACE law 

and Program to be made widely available in every courtroom in every jurisdiction. 

• To address issues that may arise within a given jurisdiction, the District Court should 

facilitate and ensure that administrative judges are meeting with civil legal aid 
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organizations quarterly to address any issues associated with the ACE Program’s 

implementation in their jurisdictions, including docket sizes. 

• The General Assembly should extend the time between service of the 

complaint/summons and the trial date required by law to 15-30 days. 

• The Judiciary should continue to encourage the grant of postponements whenever 

possible to ACE attorneys and pro-se clients in eviction proceedings. 

• The Judiciary should work with legal service providers and civil legal aid organizations 

to develop a mechanism for remote hearings in same-day representation cases. 

 

 

Program Implementation: ACE Program Information in Notices and Beyond 

 

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).  

 

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 clearly 

available in as many places as possible in order to maximize the opportunities for uptake of the 

information by eligible tenants.  

 

More information about a broader communications strategy can be found in the “Program 

Implementation: Communications, Outreach, and Education” below, but the Task Force wanted 

to specifically consider the ways in which information is transmitted to tenants on court notices 

and other official eviction-related documents – such as letters sent by Public Housing 

Authorities. 

 

Previous Task Reports had recommended language be used in official court notices, leases, and 

eviction related documents received by tenants. This year, the Task Force heard from tenant 

advocates and other stakeholders that the language recommended for use on those forms and 

notices isn’t as clear or effective as it could be.  

 

In response to this feedback, the Task Force hosted a small working group made up of tenant 

advocates and ACE attorneys to develop a clearer message that communicates effectively to 
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tenants about (1) the ACE law and Program and (2) how to find out if they’re eligible for free 

legal representation. 

 

Through discussion, the workgroup identified the following language: 

 

• “Maryland’s Access to Counsel in Evictions law requires that income-eligible tenants 

have access to free legal representation during eviction proceedings. Call 211 or visit 

mdlegalhelp.org to seek legal assistance for your case.” 

 

The workgroup also identified the need to make this text easy to find and see within a legal 

document full of jargon that may overwhelm tenants and potential clients. Recommendations to 

achieve this end included highlighting the text whenever it appears on any form with a colorful 

textbox or icon that draws the eye immediately to it. 

 

Ultimately, the Task Force recommends that this language replace prior recommended language 

and be added to all eviction related forms, letters, and other eviction related documents. The 

Task Force has compiled some of the forms this would apply to and attached them to the end of 

this report (see Addendum III, pgs. 59-80); however, this is not an exhaustive list, and we 

encourage stakeholders who are sending notices, including the Judiciary, Public Housing 

Authorities, and private landlords to develop an exhaustive list and ensure inclusion of this 

language. 

 

In addition, to maximize the potential uptake of this information, the Task Force recommends 

that this language be included in all leases – again with a text box or icon that draws the eye – 

and be displayed 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 MLSC’s pamphlet 

that is available in 5 languages.24 The pamphlet is also included at the end of this report in 

Addendum I, pg. 48, for reference. 

 

Finally, the Task Force has long stressed the importance of ensuring that all landlords be 

required to use the District Court’s form DC-CV-115 to provide tenants the requisite 10-day 

Notice of Intent to File and not permitting the use of forms that are “substantially similar” to it. 

The Task Force was pleased to hear from the Judiciary that during a November 2024 meeting of 

the Rules Committee, language was adopted that would require the notice be in the form 

designed by the State Court Administrator, i.e. form DC-CV-115. This rule change is pending 

formal approval by the Supreme Court of Maryland.  

 
24Pamphlet 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. 48. 

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
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Task Force recommendations based on these findings include: 

 

• The Judiciary should update form DC-CV-115 to include the following language 

prominently highlighted on the form: 

“Maryland’s Access to Counsel in Evictions law requires that income-eligible 

tenants will have access to free legal representation during eviction proceedings. 

Call 211 or visit mdlegalhelp.org to seek legal assistance for your case.” 

• 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 the following language about the ACE law and Program 

with design elements such as color blocking, text boxes, or icons that draw attention to 

this language: 

“Maryland’s Access to Counsel in Evictions law requires that income-eligible 

tenants will have access to free legal representation during eviction proceedings. 

Call 211 or visit mdlegalhelp.org to seek legal assistance for your case.” 

• 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 the following language in their 

leases with design elements such as color blocking, text boxes, or icons that draw 

attention to this language: 

“Maryland’s Access to Counsel in Evictions law requires that income-eligible 

tenants will have access to free legal representation during eviction proceedings. 

Call 211 or visit mdlegalhelp.org to seek legal assistance for your case.” 

• For larger landlords, associations like MMHA and AOBA should help facilitate and 

effectuate the use of the above language in all leases as outlined. 
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• MLSC 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 

for the CIS. Civil Justice works directly with the civil legal aid organizations to assess each 

organization’s capacities and develop the questions and logic trees for the guided intake; 

provides legal expertise and training to UWCM staff; and reviews difficult cases or assists when 

urgent action is needed. While this system works well, the Task Force encourages Civil Justice 

to continue its efforts to train those managing the intake systems to increase their familiarity with 

the technical legal issues they are working with to further enhance the efficacy of the CIS as a 

whole. 

UWCM runs the centralized telephone number for tenants, 2-1-1, through which it screens and 

interviews tenants, reviews online intakes and connects tenants with the civil legal aid 

organizations best suited to meet their needs. A flow chart representing this process is below in 

Figure 5. 
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Figure 5: A flow-chart demonstrating the Coordinated Intake System, provided by United Way of Central Maryland 

 

 

During their testimony before the Task Force, UWCM explained that they performed a pilot of 

the CIS in Baltimore City from October 2023 – May 2024, with a soft launch expanded across 

the state on May 6, 2024 – which was ahead of their scheduled timeline. As of September 9, 

2024, UWCM has extended the operating hours of the CIS to 8pm from a prior cut-off time of 

3pm, with operators taking calls until 7pm, but remaining on the line with clients until 8pm. This 

was done to maximize the number of clients being serviced by the CIS.  

From October 1, 2023 – October 4, 2024, there were 4,509 cases opened by the CIS, with 3,820 

cases being eligible for legal services under the ACE Program and 689 being ineligible. During 

the CIS process, 3,063 cases received referrals to other social services resources outside of the 

ACE Program. This amounts to about one-third of the cases that receive representation prior to 

the day of court, which tracks with what was reported by civil legal aid organizations. Increasing 

the number of people who contact the CIS as soon as they receive a summons will ensure more 

people get connected to an attorney earlier than the day of their trial, while also allowing civil 

legal aid organizations to more effectively manage court dockets and caseloads. More 

information regarding efforts related to ACE law communications, outreach, and education can 

be found in the “Program Implementation: Communications, Outreach, and Education” section 

below. 

In Figure 6 below, this data is represented in a graph provided by UCWM which shows the 

growth of the CIS program throughout the course of the year. In that graph, three referral types 

are captured: those who call 211 in blue; those who use the online application platform in red; 

and those who are referred to either 211 or the website via the Maryland Justice Passport (help 

centers funded by the Maryland Judiciary) in yellow. 
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Figure 6: Graph showing the weekly number of ACE-CIS Cases from October 2023-October 2024, Provided by UCWM 

 

UCWM and Civil Justice explained during their testimony that the vast majority of cases they 

see are Failure To Pay Rent cases and that the reason cases are most often rejected by the CIS 

(i.e. not referred to a civil legal aid organization) is because they have contacted the CIS after 

receiving a judgment or they have called too close to their court date, and they cannot be referred 

in time. In those instances, they may refer a client to resources such as the postponement packet 

created by Maryland Legal Aid or other resources provided at the courthouse, including ACE 

attorneys who may be on site to handle same-day representation cases. 

UCWM also reported that the highest number of cases are being seen in Baltimore City, 

followed by Baltimore County, Montgomery County, Prince George’s County, and Anne 

Arundel County and that, on average, they are seeing an above 80% acceptance rate of eligible 

cases by civil legal aid organizations. Reasons cited for rejection of eligible cases by civil legal 

aid organizations include things like referral to another civil legal aid organization with more 

specific knowledge of a particular legal issue, conflicts of interest, and capacity issues. This issue 

of capacity is one that the Task Force discussed above in the “Program Implementation: Staffing 

of the ACE Program and the Pipeline for Future ACE Attorneys” section and remains a concern 

for the Task Force.  

Additionally, at this time there is no clear data showing the number of eligible tenants who want 

to access legal services but are unable to do so across the state. This is further discussed in the 

“Program Review: Gaps in the Data” section below. 
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Task Force recommendations based on these findings include: 

• Civil Justice, Inc. and United Way of Central Maryland should continue their efforts to 

train the individuals operating the CIS in the technical aspects of housing and eviction 

law to enhance the efficacy of the CIS. 

 

Program Implementation: Sheriffs in Baltimore City 

 

Sheriffs and constables across the state are crucial in implementing the ACE law. Not only do they 

help ensure that tenants receive critical information about the ACE law and Program along with 

their eviction notice, they also collect and share important data with the Judiciary that helps 

stakeholders understand the broader evictions picture in the state. 

 

During their hearings process, the Task Force heard from representatives of the Baltimore City 

Sheriff’s Office. The Task Force was heartened by their human approach to the ACE Program, 

those facing evictions, and their general view and approach to the people and communities they 

serve. 

 

As stated elsewhere in this report, Baltimore City faces a high volume of eviction-related filings, 

and the Task Force appreciates having a strong partner in the Baltimore City Sheriff’s Office, 

which should be used as a model for other Sheriff and Constable Offices across the state moving 

forward. 

 

One area where the Sheriff’s Office expressed some confusion regarding their role in carrying 

out the ACE law was in relation to the provision of the MLSC-created pamphlet. Section 8-905 

of the ACE law says the following: 

“A sheriff or constable shall provide a copy of the pamphlet described under subsection (a) of 

this section in addition to the process served on a tenant, an assignee, or a subtenant in 

accordance with the following provisions of this article: 

(1) An eviction proceeding for a failure to pay rent under § 8-401 of this title; 

(2) An eviction proceeding for a tenant holding over under § 8-402 of this title; and 

(3) An eviction proceeding for a breach of lease under § 8-402.1 of this title.” 

The Office stated that the language left most sheriffs unclear about whether they were to mail the 

pamphlet or provide it in person, which resulted in an uneven provision of the pamphlet across 

the jurisdiction. However, in 2021, the Maryland Office of the Attorney General issued an 
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opinion stating that the pamphlet should be provided both in mail and in person. A copy of this 

opinion is available at the end of this report in Addendum II, pgs. 49-58. 

MLSC re-shared the opinion with the Baltimore City Sheriff’s Office, who is now following the 

instruction of the OAG opinion and providing the pamphlet to tenants both by mail and in 

person. The Task Force discussed sharing this same opinion to all sheriffs and constable offices 

and the Maryland Sheriff’s Association again to ensure that all sheriffs are aware of their duty 

under the law. 

Finally, the topic of data collection by Sheriffs and Constables across the state was discussed by 

Task Force members. Each jurisdiction takes their own approach and, given that these offices 

report the data they collect to the Judiciary, it is important that there is consistency across the 

state. As such, the Task Force should work with the Sheriff’s Association to ensure uniformity in 

the data collected and shared with the Judiciary. 

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. 

• The Task Force should work with the Maryland Sheriff’s Association to make contact 

with all 24 Sheriff and Constable Offices throughout the state to share the OAG opinion 

and ensure that all sheriffs and constables are sharing the MLSC pamphlet both by mail 

and in person. 

• The Task Force should work with the Maryland Sheriff’s Association to ensure 

uniformity across all jurisdictions in Maryland regarding the data collected by Sheriff and 

Constable Offices and shared with the Judiciary. 
 

 

Program Implementation: Communications, Outreach, and Education 

 

MLSC provided an update regarding their outreach and education efforts for FY 2024 in written 

testimony to the Task Force: “During FY24, MLSC contracted with nine community groups to 

perform tenant outreach and education across the state. Outreach and education efforts were 

purposefully staggered behind the expansion of legal services so that legal services providers 

could establish their services and ensure their capacity to serve new tenants referred by the 

outreach providers. Outreach contractors met six times during FY24 to plan, develop shared 

messaging, and share best practices.  

 

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. Through both targeted efforts 
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and outreach at established community events, outreach contractors provided information to 

more than 115,000 tenants in FY24. 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 contractors from Economic Action Maryland 

and the Montgomery County Renters Alliance who reinforced MLSC’s written 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. 

 

In addition to the above efforts, during their time with the Task Force, the civil legal aid 

organizations shared their individual approaches to communicating information about the ACE 

Program and their services to the general public and potential clients. During these 

conversations, it surfaced that each individual organization is developing their own 

communications materials that are specific to their organization’s implementation of the ACE 

Program, in the absence of a centralized, cohesive communications plan or strategy for the ACE 

Program as a whole.  

 

Additionally, while some larger organizations are testing messages and methods to target 

audiences by geography, housing type, income level, and other factors, many smaller 

organizations lack the resources to do the same. This dynamic occurs similarly within court 

buildings, where legal service providers utilize banners, tablecloths, and print materials specific 

to their organizations. organization on their own, instead of working together to develop best 

practices.  

 

While the Task Force commends these efforts to get the word out about the Program and 

especially appreciates the efforts to develop targeted messaging, it will likely be even more 

effective to create a coordinated, unified communications strategy that centers around a broader, 

recognizable ACE Program brand.  

 

In previous years, the Task Force has recommended that MLSC put out an RFP for an 

organization who can coordinate communications about the ACE Program across the state. 

During their testimony, MLSC explained that they have consciously decided not to do this due to 
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the costs associated and with a preference for providing those funds directly to the legal aid 

organizations providing services. However, the Task Force still sees a need for a coordinated 

communications strategy that creates a strong, recognizable centralized brand for ACE; a 

coordinated dissemination strategy that includes high- and low-tech approaches; and an 

evaluation of the efficacy of different approaches and methods to ensure effective strategies are 

being replicated, shared, and scaled. 

 

One of the outreach contractors mentioned the importance of ubiquity as a communications 

strategy to increase public knowledge about the Program. And a representative from the 

Judiciary suggested adopting a public health approach to communications to achieve this same 

result. Such an approach would rely on primary, secondary, and tertiary communications 

strategies: 

 

• Primary: a general communications strategy to build awareness and understanding of the 

Program across the entire state, i.e. achieving ubiquity in messaging. 

• Secondary: a more targeted communications strategy focused on so called evictions “hot-

spots” where the most at-risk tenants live as informed by available data – this would 

where the bulk of funding and attention should go and could include advertisements on 

the internet, social media, print media, radio, buses, and leaving informational pamphlets 

with QR codes to resources in places where tenants are most likely to visit such as 

libraries, churches, food pantries and grocery or corner stores, community centers, etc. 

with the aim of meeting eligible clients where they are. 

• Tertiary: a hyper-targeted approach to reach those who have already received an eviction-

related filing or a notice of intent to file. This would include ensuring that MLSC 

pamphlets are being distributed as required by law; that every form a tenant receives 

related to their filing has appropriate and accurate language about the ACE Program; 

signage in the courthouse about the Program and how to access legal services; future 

exploration of how to develop and utilize a Notice of Intent Repository to perform 

directed outreach – perhaps by 211, etc. 

 

Thinking about communications in this public-health-informed, tiered strategy can inform future 

communications strategies, data analysis for communications, and resource deployment. 

 

The Task Force also considered how to communicate information about the ACE law in written 

form in all notices, forms, leases, and other eviction-related documents that tenants receive; more 

information on this effort, including specific recommendations and updated language can be 

found in the “Program Implementation: Ace Program Information in Notices and Beyond” 

section above. 
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Task Force recommendations based on these findings include: 

 

• MLSC should work with civil legal aid organizations the organizations performing 

outreach and education to create a coordinated communications strategy based on the 

recommendations in this report. 

• The Task Force, MLSC, Stout, and any other data collecting organization should ensure 

that adequate opportunities for tenant voice and representation are being incorporated in 

the ACE Program – this includes representation on the Task Force; evaluation efforts; 

and in the growth of the ACE Program in years to come. 

 

 

Program Implementation: Housing Providers, including Public Housing Authorities 

 

The Task Force met with Public Housing Authorities (”PHAs”) from Baltimore City and Anne 

Arundel County as a part of their hearing process. Throughout the discussion, the Task Force 

learned of the notice process that PHAs uses with their tenants for eviction-related proceedings, 

which are usually sent in the form of PHA-created letters that are sent directly to tenants, unless 

there are court-mandated forms. 

 

In order to build awareness about the ACE law and Program and ensure uniformity across the 

state regardless of the type of housing provider, the Task Force recommends inclusion of the 

suggested language shared here and explained in greater detail in the “Program Implementation: 

ACE Program Information in Notices and Beyond” section above in all PHA-created letters and 

notices related to eviction proceedings: 

 

• “Maryland’s Access to Counsel in Evictions law requires that income-eligible tenants 

have access to free legal representation during eviction proceedings. Call 211 or visit 

mdlegalhelp.org to seek legal assistance for your case.” 

 

As explained the “Program Implementation: ACE Program Information in Notices and Beyond” 

section, this language should also be included in all eviction-related forms used by housing 

providers leases – with a text box or icon that draws the eye – and 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 MLSC’s pamphlet that is available in 5 languages.25 The pamphlet is 

also included at the end of this report in Addendum I, pg. 48, for reference. 

 
25Pamphlet is available here: https://legalhelpmd.org/wp-content/uploads/ACE-Brochure_WEB_final-2022.08.10-

eng.pdf 



 

 

37 

 

 

The Baltimore City PHA also mentioned beginning to share the MLSC created pamphlet with 

tenants during their orientation, which the Task Force commends, however, MLSC notes that 

sharing of the pamphlet will likely be more effective when they are shared with residents who 

receive an eviction notice and with voucher holders when they receive a termination notice. 

 

MLSC also shared that they are undertaking efforts to continue building relationships with PHAs 

across the state to increase awareness and understanding about the ACE law and Program and 

the PHAs role in helping tenants access counsel in eviction proceedings. 

 

Finally, the Task Force should continue efforts to share these recommendations with housing 

providers in an ongoing basis through centralized housing bodies such as the Apartment and 

Office Building Association of Metropolitan Washington (AOBA) and the Maryland Multi 

Housing Association (MMHA), of which two Task Force Members are currently members. 

 

Task Force recommendations based on these findings include: 

 

• PHAs should share MLSC’s pamphlet with residents who receive an eviction notice and 

with voucher holders who have received a termination notice. 

• 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 the following language about the ACE law and Program 

with design elements such as color blocking, text boxes, or icons that draw attention to 

this language: 

“Maryland’s Access to Counsel in Evictions law requires that income-eligible 

tenants will have access to free legal representation during eviction proceedings. 

Call 211 or visit mdlegalhelp.org to seek legal assistance for your case.” 

• 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. 
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• Landlords should include the following language in their leases with design elements 

such as color blocking, text boxes, or icons that draw attention to this language: 

“Maryland’s Access to Counsel in Evictions law requires that income-eligible 

tenants will have access to free legal representation during eviction proceedings. 

Call 211 or visit mdlegalhelp.org to seek legal assistance for your case.” 

• MLSC should continue to build relationships with PHAs to encourage further 

socialization of the ACE law and Program. 

• The Task Force should work with Apartment and Office Building Association of 

Metropolitan Washington (AOBA) and the Maryland Multi Housing Association 

(MMHA) to socialize these recommendations and understanding of the ACE law and 

Program more generally. 

 

 

Program Review: Data Collection 

 

Now that the ACE law and Program’s implementation is well underway throughout the state, 

robust data sets are now being developed and maintained about evictions in Maryland by a number 

of organizations, including the Judiciary, DHCD, UCWM, MLSC26, 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 recently passed Renters Rights and 

Stabilization Act of 2024,27 which will include collection of the following data points 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 

 
26 See Addendum IV for MLSC report on pgs. 81-84. 
27 More information can be found here: https://dhcd.maryland.gov/TurningTheKey/Documents/HB693-FAQ.pdf and 

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

https://dhcd.maryland.gov/TurningTheKey/Documents/HB693-FAQ.pdf
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 2024,28 DHCD noted that they are currently required 

to produce a report to the Maryland General Assembly on 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: Gaps in the Data and ACE Program Review 

 

Despite the robust information coming in about evictions and the ACE Program from multiple 

organizations, there are still gaps in the knowledge regarding the ACE Program’s 

implementation in Maryland. 

 

The biggest gap in understanding is 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 and why. Data from MLSC and Stout show that 9,196 cases were closed by ACE attorneys 

in FY 2024. However, data from the Judiciary shows that over 400,000 eviction notices were 

 
28 More information can be found here: https://dhcd.maryland.gov/TurningTheKey/Documents/HB693-FAQ.pdf 

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

https://dhcd.maryland.gov/TurningTheKey/Documents/HB693-FAQ.pdf
https://mgaleg.maryland.gov/mgawebsite/Legislation/Details/HB0693?ys=2024RS&search=True
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filed this year. At this stage it is unclear how many of the filings outside of the 9,196 cases 

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? 

 

To address this gap in the data, Task Force members 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. These findings will be 

crucial to inform program and policy recommendations that can ensure the ACE Program 

reaches full implementation across the state. 

 

Another gap in the data concerns the efficacy of ongoing communications and outreach 

strategies. It is unclear whether current efforts are reaching intended audiences. During their 

testimony, MLSC raised some of the challenges with data collection in this space, i.e., it is 

difficult to tie someone’s knowledge about the ACE law and Program to a specific advertisement 

or outreach effort, especially given that most civil legal aid organizations and outreach 

organizations contracted by MLSC are each creating and employing their own communications 

strategies without centralized coordinated effort across the ACE community. Creating more 

coordinated communications strategies are discussed above in the “Program Implementation: 

Communications, Outreach, and Education” section above. But in terms of data collection, the 

Task Force discussed that tenants in the ACE Program are asked during the intake process 

whether they had heard of the ACE law and Program before arriving to court. While an 

imperfect proxy for analyzing communications, this provides an initial starting point to 

understand if target populations are being reached by current communications efforts. Future 

efforts to collect data related to communications could include asking clients where they heard 

about the ACE law or Program with a menu of options to select from including things like radio, 

internet, social media, from a friend, community organization, or other with an option for them 

to share whether and how they learned of it.  

 

During the Judiciary’s time with the Task Force, it was also suggested that the Judiciary begin 

collecting and sharing data regarding when and where continuances are being granted or not 

granted in jurisdictions across Maryland and how many people are being represented by counsel  

in an eviction proceedings as opposed to remaining self-represented in their monthly reports. This 

information would help civil legal aid organizations have a better sense of the general number of 

eviction proceedings and the potential need for access to counsel across the state and allow them 

trouble shoot ACE Program issues in real time. 

 

Finally, the Task Force discussed the importance of centering equity in its work and in the work 

of the ACE community. In order to ensure that the ACE Program is being administered in an 
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equitable way, data that analyzes equity is crucial. While there is some limited information on 

these aspects so far, the Task Force encourages those collecting and analyzing data to explore 

more avenues to center equity in their efforts. 

 

Task Force recommendations based on these findings include: 

 

• Stout should work with MLSC and civil legal aid organizations to develop and perform a 

needs assessment in 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. 

• Stout should work with MLSC and civil legal aid organizations to identify methods to 

collect more targeted data regarding whether clients had heard of the ACE law or 

Program prior to arriving to court and potentially where they heard about the ACE law 

and Program. 

• The Judiciary should collect and share data regarding when and where continuances are 

being granted or not granted in jurisdictions across Maryland and how many people are 

being represented by counsel in an eviction proceeding as opposed to remaining self-

represented in their monthly reports. 

• All organizations collecting data should consider how to better collect, share, and analyze 

information related to equity, including opportunities to collect more complete 

demographic data on participants in the Program, and analyses that allow for more 

targeted analysis of more than one demographic quality at a time (i.e. identifying 

individuals affected by both their racial identity and gender, or by age and race, etc.). 

 

 

Task Force Directions FY 2025/2026 

 

Throughout the hearing process, the Task Force heard compelling testimony about potential 

areas of inquiry that require additional research and consideration before recommendations can 

be made. Of particular importance were the creation of a Notice of Intent repository that could be 

used to not only track important data related to evictions, but also provide an avenue for more 

targeted outreach to connect eligible tenants to ACE attorneys without relying on them to find 

the information and reach out on their own. More work is needed to understand what this sort of 

repository requires in terms of human infrastructure and financial support, but there is substantial 

interest in exploring this opportunity. 

 

Additionally, the Task Force heard compelling testimony about pre- and post-filing diversion 

programs that could be enacted in Maryland in complement to the ACE Program. More 

information is needed to understand the impacts of such programs and the logistics of operating 
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them within the state, but the Task Force hopes to continue exploring these options in the FY 

2025. 

 

Finally, as recommended earlier, the Task Force is recommending that Maryland General 

Assembly sunset the Access to Counsel in Evictions Task Force as outlined in the ACE law. 

Now that the Program is well underway and a pathway towards permanent funding has been 

established, the need for a formal body to produce annual reports no longer exists. However, 

Task Force members have identified the value of having a birds-eye view of the implementation 

of the whole Program and convening stakeholders, implementers, and other members of the ACE 

community on a regular basis to share best practices and solve problems with the ACE Program 

as they arise. As such, the Task Force plans to engage the ACE community to identify a pathway 

towards a less formal convening platform for these conversations to continue after January 1, 

2026.  

 

 

RECOMMENDATIONS BY GROUP 

 

The Maryland General Assembly 

• Lift the sunset on the funding of $14 million annually to MLSC for the ACE Program 

from the state’s abandoned property fund. 

• 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. 

• Sunset the Task Force on January 1, 2026, after it produces its fifth and final report. 

• Change the due date in the Renters Rights and Stabilization Act for DHCD’s annual 

report from August 31 to December 1. 

• Extend the time between service of the complaint/summons and the trial date required by 

law to 15-30 days. 

 

The Judiciary 

• Work with civil legal aid organizations and administrative judges to identify the best way 

to build extra time into the docket, either at the top of each docket as is done in Baltimore 

City, or to create a break after the judge takes the bench, to provide time for eligible 

tenants to meaningfully connect with counsel. 

• Work with MLSC to create a bench card describing the ACE law and Program to be 

made widely available in every courtroom in every jurisdiction. 

• To address issues that may arise within a given jurisdiction, the District Court should 

facilitate and ensure that administrative judges are meeting with legal services provides 
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quarterly to address any issues associated with the ACE Program’s implementation in 

their jurisdictions, including docket sizes. 

• Work with legal service providers and civil legal aid organizations to develop a 

mechanism for remote hearings in same-day representation cases. 

• Update form DC-CV-115 to include the following language prominently highlighted on 

the form: 

“Maryland’s Access to Counsel in Evictions law requires that income-eligible 

tenants will have access to free legal representation during eviction proceedings. 

Call 211 or visit mdlegalhelp.org to seek legal assistance for your case.” 

• 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 the following language about the ACE law and Program 

with design elements such as color blocking, text boxes, or icons that draw attention to 

this language: 

“Maryland’s Access to Counsel in Evictions law requires that income-eligible 

tenants will have access to free legal representation during eviction proceedings. 

Call 211 or visit mdlegalhelp.org to seek legal assistance for your case.” 

• Continue to encourage the grant of postponements whenever possible to ACE attorneys 

and pro-se clients in eviction proceedings. 

• Collect and share data regarding when and where continuances are being granted or not 

granted in jurisdictions across Maryland and how many people are being represented by 

counsel in an eviction proceeding as opposed to remaining self-represented in their 

monthly reports. 

 

Sheriffs and Constables 

• Share the MLSC pamphlet both by mail and in person to be in compliance with the ACE 

law. 
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MLSC 

• Continue efforts to ensure competitive salaries for ACE attorneys and staff. 

• Work with civil legal aid organizations the organizations performing outreach and 

education to create a coordinated communications strategy based on the 

recommendations in this report. 

• Work with the Judiciary to create a bench card describing the ACE law and Program to 

be made widely available in every courtroom in every jurisdiction. 

• Continue to build relationships with PHAs to encourage further socialization of the ACE 

law and Program. 

• Ensure that adequate opportunities for tenant voice and representation are being 

incorporated in the ACE Program – this includes representation on the Task Force; 

evaluation efforts; and in the growth of the ACE Program in years to come. 

• Work with Stout and civil legal aid organizations to develop and perform a needs 

assessment in Maryland that (1) identifies 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) analyzes and identifies what it will take to meet these needs 

moving forward. 

• Work with Stout and civil legal aid organizations to identify methods to collect more 

targeted data regarding whether clients had heard of the ACE law or Program prior to 

arriving to court and potentially where they heard about the ACE law and Program. 

• 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. 

• All organizations collecting data should consider how to better collect and analyze 

information related to equity. 

 

Stout 

• Ensure that adequate opportunities for tenant voice and representation are being 

incorporated in the ACE Program – this includes representation on the Task Force; 

evaluation efforts; and in the growth of the ACE Program in years to come. 

• Work with MLSC and civil legal aid organizations to develop and perform a needs 

assessment in Maryland that (1) identifies 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) analyzes and identifies what it will take to meet these needs 

moving forward. 

• Stout should work with MLSC and civil legal aid organizations to identify methods to 

collect more targeted data regarding whether clients had heard of the ACE law or 

Program prior to arriving to court and potentially where they heard about the ACE law 

and Program. 
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• 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. 

• All organizations collecting data should consider how to better collect and analyze 

information related to equity. 

 

Civil Legal Aid Organizations 

• Work with Equal Justice Works to identify how to bring fellows to more rural locations. 

• Form a work group or convening platform so that they can discuss implementation of the 

ACE law and share best practices regarding staffing, recruitment, retention, 

representation of clients, and to problem solve issues they face regarding the provision of 

legal services associated with the ACE Program. 

• Work with Stout should and MLSC to develop and perform a needs assessment in 

Maryland that (1) identifies 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) analyzes and identifies what it will take to meet these needs moving forward. 

• Work with MLSC and Stout to identify methods to collect more targeted data regarding 

whether clients had heard of the ACE law or Program prior to arriving to court and 

potentially where they heard about the ACE law and Program. 

 

 

United Way of Central Maryland and Civil Justice, Inc. 

• Continue efforts to train the individuals operating the CIS in the technical aspects of 

housing and eviction law to enhance the efficacy of the CIS. 

 

PHAs 

• Share MLSC’s pamphlet with residents who receive an eviction notice and with voucher 

holders who have received a termination notice. 

• 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 
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should be updated to include the following language about the ACE law and Program 

with design elements such as color blocking, text boxes, or icons that draw attention to 

this language: 

“Maryland’s Access to Counsel in Evictions law requires that income-eligible 

tenants will have access to free legal representation during eviction proceedings. 

Call 211 or visit mdlegalhelp.org to seek legal assistance for your case.” 

• 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. 

 

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 the following language about the ACE law and Program 

with design elements such as color blocking, text boxes, or icons that draw attention to 

this language: 

“Maryland’s Access to Counsel in Evictions law requires that income-eligible 

tenants will have access to free legal representation during eviction proceedings. 

Call 211 or visit mdlegalhelp.org to seek legal assistance for your case.” 

• 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. 

• Include the following language in their leases with design elements such as color 

blocking, text boxes, or icons that draw attention to this language: 
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“Maryland’s Access to Counsel in Evictions law requires that income-eligible 

tenants will have access to free legal representation during eviction proceedings. 

Call 211 or visit mdlegalhelp.org to seek legal assistance for your case.” 

 

Data Collecting Organizations 

• Ensure that adequate opportunities for tenant voice and representation are being 

incorporated in the ACE Program – this includes representation on the Task Force; 

evaluation efforts; and in the growth of the ACE Program in years to come. 

• Form a workgroup to ensure information sharing to maximize findings and knowledge 

regarding the ACE Program across the state. 

• All organizations collecting data should consider how to better collect, share, and analyze 

information related to equity, including opportunities to collect more complete 

demographic data on participants in the Program, and analyses that allow for more 

targeted analysis of more than one demographic quality at a time (i.e. identifying 

individuals affected by both their racial identity and gender, or by age and race, etc.). 

 

The Task Force 

• Work with the Maryland Sheriff’s Association to make contact with all 24 Sheriff and 

Constable Offices throughout the state to share the OAG opinion and ensure that all 

sheriffs and constables are sharing the MLSC pamphlet both by mail and in person. 

• Ensure that adequate opportunities for tenant voice and representation are being 

incorporated in the ACE Program – this includes representation on the Task Force; 

evaluation efforts; and in the growth of the ACE Program in years to come. 

• Work with Apartment and Office Building Association of Metropolitan Washington 

(AOBA) and the Maryland Multi Housing Association (MMHA) to socialize relevant 

recommendations and understanding of the ACE law and Program more generally. 

• Work with the Maryland Sheriff’s Association to ensure uniformity across all 

jurisdictions in Maryland regarding the data collected by Sheriff and Constable Offices 

and shared with the Judiciary. 
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ADDENDUM I: MLSC Pamphlet 
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ADDENDUM II: OAG Opinion on Access to Counsel in Evictions Requirements 
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ADDENDUM III: Forms to be revised using Task Force recommended language 
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ADDENDUM IV: MLSC Report 
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