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SB 162 – Landlord and Tenant - Termination of Residential Lease - Limitation of Liability 
for Rent 

 
Hearing before the Senate Judicial Proceedings Committee, 

January 30, 2024 
 

Position: FAVORABLE (FAV) 

 

 
Public Justice Center (PJC) is a nonprofit public interest law firm that assists over 800 renters 
and their families each year. We stand with tenants to protect and expand their rights to safe, 
habitable, affordable, and non-discriminatory housing. PJC seeks the Committee’s Favorable 
report on SB 162. 
 
SB 162 would bring mental health and intellectual/development disability parity to RP § 8-
212.2, which limits the liability of tenants for rent when they need to break their lease due to 
their disability.   
 
Two examples may illustrate the importance of this bill: 
 
 A colleague recently had a case involving a UMD college student who was having a mental 
health crisis and needed to withdraw from school. Her father tried to negotiate with the 
landlord to let the student out of the lease. The student’s father requested a reasonable 
accommodation, which the landlord ignored. RP § 8-212.2 in its current form was no assistance 
to the student because it does not cover acute mental health conditions.  While the Fair 
Housing Act’s provisions on reasonable accommodations may have assisted the student and her 
father, the father was unable to obtain legal representation to enforce these more complex 
provisions of the Fair Housing Act.  The clarity provided for in SB 162 – limiting liability to 2 
months’ rent – would have assisted this student and her father in negotiating pro se with the 
landlord to terminate the lease and limit their liability.  
 
In another case, a tenant with a severe mental health condition was a participant in a 
Department of Rehabilitative Services program that paid part of her rent.  The Department 
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The Public Justice Center is a 501(c)(3) charitable organization and as such does not endorse or oppose any political party 
or candidate for elected office.  
 

wanted the tenant to take on a roommate as a condition of staying in the program, but because 
of the tenant’s acute mental health condition, she could not consent to having a roommate and 
left the program and was thus forced to vacate the property and end her lease.  Without the 
assistance of this bill, the tenant would likely remain liable for the entirety of the rent due under 
the lease unless she could find other relief under the Fair Housing Act.   
 
Mental health and developmental disability parity in the law is critical to realizing the promise of 
a society that fully includes persons with disabilities.   SB 162 is a reasonable, balanced 
approach that will bring significant financial relief to persons who must break their leases 
because of an acute mental health condition or intellectual/developmental disability. 
 
Public Justice Center asks that the Committee issue a report of Favorable on SB 162.   If you 
have any questions, please contact Albert Turner turnera@publicjustice.org , (410) 625-9409 
Ext. 250. 
 

mailto:turnera@publicjustice.org
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SB 162 - Landlord and Tenant - Termination of Residential Lease - Limitation of Liability for Rent 
Judicial Proceedings Committee 

January 30, 2024 
SUPPORT 

 
Chairman Smith, Vice-Chair Waldstreicher and members of the committee, thank you for the 
opportunity to submit testimony in support of Senate Bill 162. This bill will provide financial protection 
to individuals who are no longer able to remain in their rental property due to an intellectual or 
developmental disability or mental disorder.  
 
The CASH Campaign of Maryland promotes economic advancement for low-to-moderate income 
individuals and families in Baltimore and across Maryland. CASH accomplishes its mission through 
operating a portfolio of direct service programs, building organizational and field capacity, and leading 
policy and advocacy initiatives to strengthen family economic stability. CASH and its partners across 
the state achieve this by providing free tax preparation services through the IRS program ‘VITA’, 
offering free financial education and coaching, and engaging in policy research and advocacy. Almost 
4,000 of CASH’s tax preparation clients earn less than $10,000 annually. More than half earn less 
than $20,000.  
 
SB 162 will ensure that a tenant who has vacated the property is not liable for more than two months 
rent if they have a completed form from a psychologist, physician, counselor or therapist which states 
that they have a mental disorder or intellectual or developmental disability. Mental disorders, 
developmental disabilities and poverty are linked. According to a United Way 2022 report, 55% of 
Marylanders with a cognitive disability experience financial hardship.1 This same report also found 
that over 30% of people with a disability in Maryland are renters. It is imperative that Marylanders 
with mental health disorders and intellectual or developmental disabilities are protected from the 
financial strain of paying more than two months rent after leaving a property that is not suited for 
their needs, especially when a high percentage are already living in poverty.  
 
30,000 people experience homelessness in Maryland every year,2  and at least 25% of people 
experiencing homelessness have a severe mental health disorder.3 Intellectual or developmental 
disabilities and mental disorders contribute to an individual’s ability to stay housed. When a person 
with a cognitive disability or mental disorder is forced to pay more than two months rent for vacating 
a property, that can significantly impact their ability to pay for a new place to live, which adds to the 
homelessness crisis. SB 162 will provide greater protection and support to vulnerable Marylanders 
and will ensure more individuals and families are in housing situations that provide for their needs.  
  

Thus, we encourage you to return a favorable report for SB 162. 

 
1 United Way: https://unitedwaynca.org/wp-content/uploads/2022/11/ALICE-in-Focus-Disabilities-Maryland.pdf 
2 Health Care for the Homeless: https://www.hchmd.org/homelessness-maryland 
3 Health Care for the Homeless: https://www.hchmd.org/homelessness-makes-you-sick 
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  TESTIMONY FOR SB0162 
LANDLORD AND TENANT - TERMINATION OF RESIDENTIAL LEASE 

LIMITATION OF LIABILITY FOR RENT 
 
Bill Sponsor: Senator Waldstreicher  
Committee: Judicial Proceedings 
Organization Submitting: Maryland Legislative Coalition  
Person Submitting: Aileen Alex, co-chair 
Position: FAVORABLE 
 

I am submitting this testimony in favor of SB0162 on behalf of the Maryland Legislative Coalition. The 
Maryland Legislative Coalition is an association of activists - individuals and grassroots groups in every 
district in the state. We are unpaid citizen lobbyists, and our Coalition supports well over 30,000 
members. 
 
MLC strongly supports the concept of “ability to pay” when formulating legislation. Ability to pay is the 
driving force behind SB0162, which limits a special needs tenant's liability for rent to no more than 2 
months' rent after the date on which the tenant vacates a leased premises.  
 
People with documented disabilities, presumably started during the lease term, would likely not have the 
ability to pay for the balance of the lease. SB0162 simply extends the type of forbearance already given to 
transferred military personnel to tenants that have developed a disability.  The documentation  
of this condition by a physician, counselor, therapist, or psychologist is a sound way to prevent abuse of this 
provision.  
 

We support this bill and recommend a FAVORABLE report in committee. 
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January 30, 2024 
 

SB  162 
Landlord and Tenant - Termination of Residential Lease - Limitation of Liability 

for Rent 
 

Senate Judicial Proceedings Committee 
 

Position: FAVORABLE 
 
 

The Maryland Catholic Conference offers this testimony in support of Senate Bill 162.  
The Catholic Conference is the public policy representative of the three (arch)dioceses serving 
Maryland, which together encompass over one million Marylanders.  Statewide, their parishes, 
schools, hospitals and numerous charities combine to form our state’s second largest social 
service provider network, behind only our state government.  
  

Senate Bill 162 would provide limitations on liability for the abatement of a rental 
property by a person with a bona fide intellectual or developmental disability or mental disorder.  
The limitation on liability for the remaining months rent due for the lease period would be 
applied only in stances where a counselor, therapist or psychologist has substantiated the 
diagnosis in writing and where the leased premises is not conducive to the management of the 
tenant’s condition.  Maryland law already affords tenants with these exact protections relative to 
medical conditions, similarly requiring the certification of a physician to substantiate.  

 
The Conference strongly supports legislation that both supports the dignity of those living 

with intellectual or developmental disabilities, as well as acceptable housing conditions for all.   
In its pastoral statement, The Right to a Decent Home, the United States Conference of Catholic 
Bishops (USCCB) asserted that, “The protection of the human dignity of every person and the 
right to a decent home require both individual action and structural policies and practices.” 
(USCCB, 1975) The USCCB has also stated that, “The Church has traditionally viewed housing, 
not as a commodity, but as a basic human right” and that the “right to housing is a consistent 
theme in our teaching and is found in the Church's Charter of the Rights of the Family.”  
(Homelessness and Housing: A Human tragedy, A Moral Challenge, USCCB, 1988) 

 
Equally as important is the inherent dignity of those in the disabilities community.  The 

Church calls for the defense of policies that would “enable the individual with the disability to 
achieve the fullest measure of personal development of which he or she is capable. These include 



the right to equal opportunity in education, in employment, in housing, and in health care, as well 
as the right to free access to public accommodations, facilities, and services.” (Welcome and 
Justice for Persons with Disabilities, A Framework of Access and Inclusion. USCCB, 1998). 

 
When a person with intellectual or developmental disabilities is unable to live in a space 

that is sufficiently accommodating to their needs, it can represent an afront to their human 
dignity.  Through this bill, Maryland would take reasonable steps to ensure that its residents with 
intellectual or developmental disabilities are afforded the dignity to relocate to a more 
accommodating living circumstances without significant financial or legal liability.  For this, we 
request a favorable report on House Bill 162. 



SB0162 Limited Liability for Rent J January 30, 20
Uploaded by: James Orman
Position: FAV



1 of 2 

 

People On the Go of Maryland  

 

 

 

 

 

SB 162 

Landlord and Tenant - Termination of Residential Lease 

Limitation of Liability for Rent 

 

Limiting a tenant's liability for rent to no more than 2 months' rent after 

the date on which the tenant vacates a leased premises, if a physician, 

counselor, therapist, or psychologist completes a form specifying that the 

tenant has an intellectual or developmental disability or mental disorder, 

the management of which is substantially limited by the leased premises. 

 

Position: Support 

January 30th 2024 

Sponsored by Senator Jeff Waldstreicher 

Assigned to: Judicial Proceedings 

Written by Mat Rice 

Executive Director - People On the Go of Maryland 

 

Honorable Chairperson, and distinguished members of the Judicial Proceedings 

Committee: 

 

People On the Go of Maryland (POG) is a statewide self-advocacy organization, 

ran for and by those with intellectual and/or developmental disabilities (IDD), 

and our mission is to promote self advocacy throughout the state. 
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POG respectfully offers this written testimony in support of SB 162, which would 

limit a tenant’s liability for paying rent on a lease, as specified above, if an 

individual has been diagnosed with an intellectual, developmental, or other 

specified disability. 

 

Many members of People On the Go, as well as other citizens throughout the 

State of Maryland, either have multiple disability diagnoses, or have family 

members with the same, and who have faced eviction at least once in their lives.  

 

Limiting a tenant’s liability for rent, would ease the financial burden on people 

with disabilities, while they are in process of finding housing that is more suitably 

accommodating and barrier-free.  

 

Therefore, People On the Go respectfully asks for a favorable report on SB 162. 

Thank you for your time and consideration.  

 

Should you have any questions. Please contact Mat Rice. 

 

 

Thank you, 

 

Mat Rice, Executive Director 

M: 410-925-5706 

E: mat@pogmd.org 

mailto:mat@pogmd.org
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1500 Union Avenue. Baltimore. MD 21211  • 410-837-9379 • 800-396-1274 • fax 410-385-2626 • email pbrc@probonomd.org • www.probonomd.org 

_____________________________________________________________ 

SB 162/HB 93  
Landlord and Tenant - Termination of Residential Lease - Limitation of Liability for Rent 

HEARING BEFORE THE SENATE JUDICIAL PROCEEDINGS COMMITTEE  
January 30, 2024 

POSITION: SUPPORT  
 

The Pro Bono Resource Center of Maryland (“PBRC”), an independent 501(c)(3) non -profit organization, is the 

statewide thought leader and clearinghouse for pro bono civil legal services in Maryland. As the designated 

pro bono arm of the MSBA, PBRC provides training, mentorship, and pro bono service opportunities to 

members of the private bar and offers direct legal services through free legal clinics to over 6,200 clients 

annualy.  PBRC supports SB 162/HB 93 because vulnerable renters would benefit from  limits on the liability 

they may incure when they must terminate a lease based upon health issues beyond their conrol.  

In May 2012, with a grant from the Maryland Judiciary’s Access to Justice Department, PBRC launched a 

Consumer Protection Project (CPP) through which we assist low-income consumers who are summoned to 

the Affidavit Judgment docket in Baltimore City based upon an outstanding debt. Subsequently, in 2017 

PBRC launched the Tenant Volunteer Lawyer of the Day (TVLD) Program in Baltimore City Rent Court to 

provide day-of-court legal representation to tenants who appear unrepresented for their proceedings . 

Through both of these projects, we have served thousands of individuals, all of whom have had to make 

difficult choices with real financial implications.  Especially since the Pandemic, we have witnessed a rise in the 

number of clients whom we serve in our Consumer clinics whose debt is based upon unpaid rent, often 

stemming from leaving their home prior to the termination of their lease.  For many of these clients, we can 

asses their situation to see if they have legitimate defenses against the alleged rent owed.  Maryland law 

currently offers assistance for certain tenants by mitigating the debt they must incur when they are forced to 

move from their home before the end of a lease due to the physical mobility or need for additional care. 

However, the law does not offer similar benefits for tenants forced to move based upon other types of 

disabilities or mental disorders.  This Bill would remedy that omission.  

Tenants living with disabilities and mental disorders the necessitate a move deserve the same treatment as 

tenants moving due to other physical limitations.  For this reason, PBRC supports SB 162/HB 93.  Thank you 

for the opportunity to testify. 

 

For the above reasons,  
PBRC urges a FAVORABLE report on SB 162/HB 93.  

Please contact Katherine Davis, Director of PBRC’s Courtroom Advocacy  Project, with any questions. 

kdavis@probonomd.org • 443-703-3049 

mailto:kdavis@probonomd.org
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Testimony prepared for the 

Judicial Proceedings Committee 
on 

Senate Bill 162 
January 30, 2024 

Position: Favorable 
 

Mr. Chairman and members of the Committee, thank you for the opportunity to testify 
about access to housing and the rights of tenants. I am Lee Hudson, assistant to the 
bishop for public policy in the Delaware-Maryland Synod, Evangelical Lutheran Church 
in America. We are a faith community with three synods in every part of Maryland. 

 

The population considered by Senate Bill 162, medically vulnerable people, are likely to 
have difficulty finding and keeping adequate housing. Economically disadvantaging 
them further through landlord-tenant transactions will simply increase homelessness, an 
outcome that disadvantages the public interest. The required humane principle for a 
policy contemplating medical vulnerability is limiting the financial risk of the affected. 
 

Please give this bill your favorable report. 
 

Lee Hudson 

Delaware-Maryland Synod 
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Kathryn S. Farinholt      Contact: Morgan Mills  
Executive Director      Compass Government Relations 
National Alliance on Mental Illness, Maryland   Mmills@compassadvocacy.com 
 

 
 
 January 30, 2024 
 
 Chair Smith, Vice Chair Waldstreicher, and esteemed members of the Judicial Proceedings 
Committee, 
 
 The National Alliance on Mental Illness, Maryland and our 11 local affiliates across the state 
represent a statewide network of more than 58,000 families, individuals, community-based 
organizations, and service providers. NAMI Maryland is a non-profit that is dedicated to providing 
education, support, and advocacy for persons with mental illnesses, their families and the wider 
community. 
 
 1 in 5 adults in America, or 20% of Americans, experience mental illness each year. It’s well-
documented that people with mental illness experience housing discrimination throughout the rental 
process. NAMI MD believes that policymakers must address housing needs to allow people with 
mental health conditions to focus on getting and staying well. People should not incur loss of housing 
because of mental illness. They should not be at risk of losing housing in the community during 
periods of crisis, hospitalization, or inpatient treatment.  
 
  However, we realize that in some instances, someone may need to leave their current 
residence to seek treatment, or because their current living situation exacerbates their mental illness.  
 
 A person’s access to housing can affect, and is affected by, mental health. Having a serious 
mental illness impacts a person’s ability to maintain housing because mental illness can affect their 
ability to comply with community rules, keep the home tidy, or meet lease requirements. Serious 
mental illness can make obtaining and maintaining housing seem insurmountable. And this is a 
pervasive problem-- in Maryland, 181,000 adults have a serious mental illness.  
 
 SB162 will make it so that a tenant is only liable for two additional months’ worth of rent 
should they have to break their lease due to their mental illness. To qualify for this, the tenant must 
provide certification from a therapist or psychologist before they vacate, stating that the management 
of their mental illness is substantially limited by the leased premises.  
 
 Of course, when someone rents a home, they take on the responsibility for their basic 
needs, like cooking, cleaning, and paying bills. However, mental illnesses can develop and/or worsen 
over time and can be severe and persistent enough to interfere with one’s ability to function—even 
the most basic life tasks may become impossible. 
 
 MD Real Property Code 8212.2 provides limited liability protections only for physical 
disabilities. SB162 simply extends these protections to cover those with mental illness. It is only just 
that these protections are afforded to them as well. 
 
 For these reasons, we urge a favorable report. 
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Richard Keith Kaplowitz 
Frederick, MD 21703 

 
TESTIMONY ON SB#/0162- POSITION: FAVORABLE 

Landlord and Tenant - Termination of Residential Lease - Limitation of Liability for Rent 
 

TO: Chair Smith, Jr., Vice Chair Waldstreicher, and members of the Judicial Proceedings 
Committee 

FROM: Richard Keith Kaplowitz 

OPENING: My name is Richard Keith Kaplowitz. I am a resident of District 3. I am 
submitting this testimony in support of SB#0162, Landlord and Tenant - Termination of 
Residential Lease - Limitation of Liability for Rent 

Post pandemic the incidence of disability and depression has been documented as increasing 
over the pre-pandemic numbers of persons facing these problems. When a person is diagnosed 
by a professional qualified to make a diagnosis of intellectual or developmental disorder or a 
mental disorder that individual is likely unable to process their responsibilities as a renter to 
remit that rent to their landlord. 

The landlord should not be permitted to pursue any individual struggling to recover their full 
mental capacity to the best of their ability beyond a set period of time. There are Jewish texts that 
state “…texts specifically define housing as one of the obligatory types of tzedakah. The Bible 
commands that a poor person be granted “sufficient for what lacks, according to what is lacking 
to him.” One talmudic text understands each phrase in that command as referring to a specific 
type of assistance one might grant a poor person: “‘Sufficient for what he lacks’–this is a house. 
‘What is lacking’–this is a bed and table.” Significantly, this text imagines the primary needs of a 
poor person as being related to housing.” 

Tenants, Jewish law suggests, are a class in need of protection, and whose safety and security 
depends on the landlords. 

Thus, in concert with my Jewish faith and values I believe this bill to enforce a moral duty upon 
landlords in how they treat persons who most need to be protected due to their mental condition. 
I respectfully urge this committee to return a favorable report on SB#/0162 
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Testimony to the Judicial Proceedings Committee

SB162 - Landlord and Tenant - Termination of Residential Lease - Limitation of Liability for Rent

Position: Favorable

1/29/2024
The Honorable Senator Smith, Chair
Judicial Proceedings Committee
2 East
Miller Senate Office Building
Annapolis, Maryland 21401

Chair Smith and Honorable Members of the Committee:

My name is Zoe Gallagher and I am a Policy Associate at Economic Action Maryland. Economic Action
Maryland (formerly the Maryland Consumer Rights Coalition) is a people-centered movement to expand
economic rights, housing justice, and community reinvestment for working families, low-income
communities, and communities of color. Economic Action Maryland provides direct assistance today while
passing legislation and regulations to create systemic change in the future.

As representative of an organization that works closely with tenant advocacy, I am writing to urge a
favorable report on SB162.

SB162 limits a tenant's liability for rent under a residential lease in cases where the tenant, diagnosed
with certain intellectual or developmental disabilities or mental disorders, vacates the leased premises.
This legislation represents a significant step towards ensuring fairness and compassion in our housing
policies.

SB162 recognizes the unique challenges faced by individuals with intellectual or developmental disabilities
and mental disorders, acknowledging that their ability to maintain a stable living situation may be
substantially hindered by their conditions. By providing a clear and reasonable process for tenants in such
circumstances to limit their liability for rent, this bill ensures that members of these vulnerable groups are
able to leave housing that does not meet their needs. The pandemic only exacerbated a mental health
crisis that was already occurring, and in 2023, 27.3% of adults in Maryland reported symptoms of anxiety
and/or depressive disorder. This session is crucial for enacting legislation related to mental health
outcomes.

The bill sets a reasonable limit on the tenant's liability for rent, capping it at 2 months' rent after vacating
the leased premises. This limitation strikes a fair balance between the interests of landlords and tenants,
recognizing the financial obligations of both parties while providing necessary protection for individuals
facing medical challenges. To require an individual whose mental illness is specifically worsened by their
living environment to be liable for an entire years’ worth of rent is cruel and puts a heavy financial burden
on someone who is already in need of support.

For these reasons I urge a favorable report. Let’s contribute to creating a more compassionate and
equitable housing environment for all residents of our state.

2209 Maryland Ave · Baltimore, MD · 21218 · 410-220-0494

info@econaction.org · www.econaction.org

https://www.kff.org/statedata/mental-health-and-substance-use-state-fact-sheets/maryland/#:~:text=In%20light%20of%20the%20COVID,adults%20as%20the%20pandemic%20continued.


Sincerely,
Zoe Gallagher, Policy Associate

2209 Maryland Ave · Baltimore, MD · 21218 · 410-220-0494

info@econaction.org · www.econaction.org
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Bill Title: Senate Bill 162, Landlord and Tenant - Termination of Residential 

Lease - Limitation of Liability for Rent 

 

Committee:  Judicial Proceedings Committee 

 

Date:  January 30, 2024  

 

Position: Favorable with Amendments 
 

This testimony is offered on behalf of the Maryland Multi-Housing Association 

(MMHA). MMHA is a professional trade association established in 1996, whose members 

consist of owners and managers of more than 210,000 rental housing homes in over 958 

apartment communities. Our members house over 538,000 residents of the State of Maryland.  

MMHA also represents over 250 associate member companies who supply goods and services to 

the multi-housing industry. 

 

Senate Bill 162 limits a tenant’s liability not to not exceed 2 months’ rent after the date 

on which the tenant vacates the leased premises if a physician, counselor, therapist, or 

psychologist completes a form specifying that the tenant has an intellectual or developmental 

disability or mental disorder, the management of which is substantially limited by the leased 

premises.  This legislation creates an entirely new standard.  Beyond physicians, this bill expands 

health care providers to include counselor, therapist or psychologist.   

 

MMHA has the following concerns with Senate Bill 162: 

 

1. Physicians:  Based upon experience and current law, MMHA believes a physician 

could diagnose a resident with a such a disability or disorder.  With such a diagnosis, 

MMHA members would currently end the resident’s tenancy.  

 

2. Licensed Counselor, Therapist or Psychologist.  With this new standard, MMHA 

seeks to limit to providers who are only physicians/psychiatrists.  And, we want to 

ensure that residents are not receiving these diagnoses by on-line physicians.  As 

such, MMHA would request that the physician/psychiatrist has an office location in 

the State of Maryland.  

 

3. “Substantially limited by the leased premises”.  On page 2, line 31, the term 

“substantially limited by the leased premises” is unclear.   What does it mean?  Does 

a provider visit the rental unit?  How will the housing provider verify that the 

diagnosis of the resident is accurate?  

 

4. Possible Claims Against Housing Providers.   As well intentioned as this legislation, 

we are concerned that it may trigger Fair Housing or Americans with Disabilities Act 

claims against the housing provider.  For example, if a housing provider suggested 

that an apartment unit might be “substantially limiting” to a resident, that housing 
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provider could be the subject of a discrimination claim and other litigation. How do 

we ensure that the housing provider is not in violation Fair Housing or ADA by 

complying with this bill?   

 

MMHA offers the following amendments: 

 

Amendment No. 1 

On page 2, lines 30-31, strike “IS SUBSTANTIALLY LIMITED BY THE LEASED 

PREMISES” and insert “CAUSES THE CONTINUED HABITATION IN THE 

LEASED PREMISES UNFEASIBLE, UNSUSTAINABLE OR UNWORKABLE FOR 

THE TENANT OR THE HOUSING PROVIDER”  

 

Explanation: Strikes standard “substantially limited by the leased premises” which is 

unclear and allows for early termination of the lease if the disability or disorder causes 

the premises to be unfeasible, unsustainable or unworkable for the tenant or housing 

provider.   

 

Amendment No. 2 

On page 3, line 6, after “physician” add “WITH AN OFFICE IN THE STATE”; On page 

3, strike lines 8-14.   

 

 Explanation: Ensures that the physician/psychiatrist has an office in the State of 

Maryland and is the only health care provider able to make such a diagnosis.  

 

 Amendment No. 3 

 

On page 2, line 19, strike “, THERAPIST, OR PSYCHOLOGIST”; On page 2, line 22, 

strike “, THERAPIST, OR PSYCHOLOGIST”; On page 3, line 16, strike “, 

THERAPIST OR PSYCHOLOGIST”; On page 3, line 17, strike “, THERAPIST, or 

PSYCHOLOGIST” 

 

Explanation: Limits only physicians and psychiatrists to diagnose a resident with such a 

disability or disorder that causes the continued habitation in the leased premises 

unfeasible, unsustainable or unworkable.   

 

For these reasons, we respectfully request a favorable report with amendments on 

Senate Bill 162.   
 

 

Aaron J. Greenfield, MMHA Director of Government Affairs, 410.446.1992 
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SENATE JUDICIAL PROCEEDINGS COMMITTEE 
SB0162:  Landlord and Tenant - Termination of Residential Lease -  

Limitation of Liability for Rent 
January 30, 2024  

Position: Support if Amended 

The Arc Maryland, Maryland Developmental Disabilities Council (Council), and Maryland 
Association of Community Services (MACS) are statewide organizations that work to 
protect and advance the rights and quality of life of people with disabilities.   

We support SB0162 with sponsor amendments to remove individuals with intellectual and 
developmental disabilities (IDD) from the bill, and to expand the list of mental health 
professionals who may provide certification for lease termination. 

The fair housing complaint process is slow to resolve.  If people are in crisis and need a 
more immediate resolution, they may feel they have no other remedy but to abandon the 
process and break their lease, suffering great financial harm. 

The Fair Housing Acti already makes it illegal to discriminate against a person in the sale 
or rental of housing on the basis of race, color, religion, national origin, sex, disability, or 
familial status, but there is a lot of work to be done in enforcement.  Residential Service 
provider organizations around the state, and the people with IDD we support, are routinely 
passed over as renters by private landlords.  We are told it is because they have someone 
else to whom they are renting their home, or they decided to take their home off the rental 
market, among a myriad of other rejection rationales.  There seems to be this 
unacknowledged and inaccurate assumption that a person with developmental 
disabilities won’t take care of the property or be good tenants, or be more likely to break a 
lease without warning.  In fact, people with IDD are not more likely to need to break a lease 
than people without disabilities.  We have concerns that adding people with IDD to current 
law may make it even harder to find landlords who will rent to people with IDD and the 
providers that support them.  

We appreciate the intent of this bill and the sponsor’s willingness to make changes to 
strengthen the bill and its protections for people with mental health conditions who are 
substantially limited by their leased premises.  When a person is in crisis and their home 
environment is no longer conducive to their stability, this bill will create an opportunity for 
a more timely remedy. 

.Sponsor amendments we support include: 

• Removal of references to intellectual and developmental disabilities from the bill 



• Adding “counselors” as another kind of mental health professional who can provide 
certification 

• Change to the standard for receiving the limited liability to: “[Having] a mental 
disorder that 

(i) causes the continued habitation in the leased premises to be unfeasible or 
unsustainable for the patient, or; 
(ii) requires the patient to move to a home, facility, or institution to obtain a 
higher level of care than can be provided at the leased premises 

 

For more information, please contact:   

Ande Kolp, Executive Director, The Arc Maryland  akolp@thearcmd.org 
Rachel London, Executive Director, Maryland Developmental Disabilities Council, 
RLondon@md-council.org 
Laura Howell, Executive Director, Maryland Association of Community Services, 
lhowell@macsonline.org 

 

 

 
i https://www.hud.gov/program_offices/fair_housing_equal_opp/fair_housing_act_overview#_The_Fair_Housing 

mailto:akolp@thearcmd.org
mailto:rachell@md-council.org
mailto:lhowell@macsonline.org
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Montgomery County  
Office of Intergovernmental Relations 
 

 
ROCKVILLE:  240-777-6550 ANNAPOLIS:  240-777-8270 
 

SB 162 DATE:  January 30, 2024 

SPONSOR: Senator Waldstreicher  

ASSIGNED TO: Judicial Proceedings  

CONTACT PERSON:  Leslie Frey  (leslie.frey@montgomerycountymd.gov) 

POSITION: FAVORABLE WITH AMENDMENT (Department of Health and Human Services) 

                                                                                                                                                                            
Landlord and Tenant - Termination of Residential Lease - Limitation of Liability for Rent 

 

Senate Bill 162 limits a tenant’s liability for rent of a residential property to an amount not exceeding two 
months rent if a physician, counselor, therapist, or psychologist completes a form specifying that the 
tenant has an intellectual or developmental disability or a mental disorder and the tenant has vacated 
the property.  
 
Montgomery County Department of Health and Human Services supports Senate Bill 162 as it extends 
financial protections for residents with developmental or intellectual disabilities or mental disorders, as 
assessed by appropriate professionals, to be consistent with those currently provided to persons with 
medical or physical conditions.  
 
We respectfully request an amendment that would prohibit a public disclosure of a tenant’s health 
information that may result from the submission of a certification by a physician, counselor, therapist, or 
psychologist to a landlord under the bill. We urge the committee to issue a favorable report with 
amendments that shield the health information of tenants while offering them the protections granted by 
the bill as introduced.  
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January 30, 2024 

 

The Honorable William C. Smith Jr. 

Senate Judicial Proceedings Committee 
Miller Senate Office Building,  

2 East Wing 11 Bladen St.,  

Annapolis, MD, 21401 

 

RE:   Opposition SB162- Landlord and Tenant- Termination of Residential Lease- Limitation of Liability for 

Rent  

 

Dear Chairman Smith: 

 

The Maryland Building Industry Association, representing 100,000 employees statewide, appreciates the opportunity to 

participate in the discussion surrounding SB162 - Landlord and Tenant - Termination of Residential Lease - 

Limitation of Liability for Rent MBIA Opposes the Act in its current version.  

 

This proposal would seek to limit a tenant's liability for rent to no more than 2 months' rent after the date on which the 

tenant vacates a leased premise if a physician, counselor, therapist, or psychologist completes a form specifying that the 

tenant has an intellectual or developmental disability or mental disorder, the management of which is substantially limited 

by the leased premises 

 

MBIA has concerns about the proposal given the vagueness of certain provisions within the bill. Specifically, on page 2, 

line 31, the term “substantially limited by the leased premises” is unclear. What does it mean? Who decides if the resident 

is substantially limited by the leased premises? The therapist, counselor or psychologist? Does a provider visit the rental 

unit?  How will the housing provider verify that the diagnosis of the resident is accurate? These are important questions to 

determine whether the tenant would even be eligible to the intent of the bill. 

 

 

For these reasons, MBIA respectfully requests the Committee give this measure an Unfavorable report.  Thank you for 

your consideration. 

For more information about this position, please contact Lori Graf at 410-800-7327 or lgraf@marylandbuilders.org. 

 

 

 

cc: Members of the Senate Judicial Proceedings Committee   
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Bill No: SB 162— Landlord and Tenant - Termination of Residential 

Lease - Limitation of Liability for Rent 
 
Committee:  Judicial Proceedings  
 
Date:   January 30, 2024 
 
Position:  Unfavorable 
 
 
 The Apartment and Office Building Association of Metropolitan Washington 
(AOBA) represents members who own or manage more than 23 million square feet of 
commercial office space and 133,000 apartment rental units in Montgomery and Prince 
George’s Counties.  
 
 Senate Bill 162 would allow a resident to terminate a lease early and limit the 
resident’s liability for rent to no more than two months if a certified counselor, therapist, 
or psychologist provides notice specifying that the resident has an intellectual or 
developmental disability or mental disorder that impedes their ability to continue to live 
in the leased premise.  
 
AOBA appreciates the bill's sponsor for bringing forth this legislation to tackle mental 
health and applauds the sponsor for requiring that therapists and psychologists must be 
licensed in the State to provide notice of early termination of the lease. This language is 
helpful for instances where abuses arise regarding online diagnoses from websites that 
do not operate in the State, and residents can have easy access to doctors’ notes for 
deficiencies in mental or intellectual abilities. However, the association still has grave 
concerns and opposes SB 162 due to the following reasons: 
 

• Physicians can already provide a diagnosis for mental disabilities that limits a 
renter's liability of rent in existing statutes; 

• With the advent of online mental health counseling, it is far too easy to obtain a 
fraudulent diagnosis;  

• The term “substantially limited by the leased premises” is not defined, and it is 
unclear who will be responsible for making this determination; and  



• The bill limits the housing provider’s ability to set terms for breaking the lease for 
mental disabilities.  
 

Under current Maryland law, physicians are already able to provide a note or letter to 
housing providers stating a renter's inability to continue to live in a leased premise due 
to physical, intellectual, and mental disabilities. Residents must be able to demonstrate 
the following: 1) that their disabilities substantially restrict their physical mobility within or 
entering and exiting the leased premises or 2) require the resident to move to a facility 
or institution to receive care. AOBA members work with the residents and ensure they 
are reasonably accommodated if they demonstrate their inability to live independently or 
continue to rent out their units. The current model works best for housing providers and 
residents, and adding counselors and therapists to the existing definition will make the 
law duplicative.  
 
Another issue AOBA members have cited is how easy it is to access doctors' notes and 
receive diagnoses online. Our members have encountered occurrences where 
residents can easily receive a doctor's note online from entities not operating locally or 
in the region that gives credence to the credibility of the notice and the diagnosis, which 
may lack a comprehensive examination of a resident's mental and intellectual 
capacities. To provide additional safeguards for housing providers, AOBA suggest 
language that requires the office's physical location to be in the State or region where 
they are authorized to practice.  
 
Furthermore, the bill creates a new condition, on Page 2, Lines 29-31, for any mental 
disabilities substantially limited by the leased premises. This provision is confusing and 
problematic because 1) the bill makes it unclear who is responsible for making the 
determination, 2) there is no guidance for evaluating a resident’s unit under the bill’s 
definition 3) resident will be able to create new claims under the Fair Housing Act or 
Americans with Disabilities Acts by forcing a housing provider to give a resident 
reasonable accommodation by allowing early termination of lease.  
 
Lastly, the bill does not authorize a landlord to decide the terms of early termination of 
the lease. Housing providers cannot determine the termination conditions and can 
significantly lose rent revenue. They can only receive up to two months of rent without 
considering the turnover costs for making necessary investments in vacant units once a 
tenancy ends. For example, if a resident is under a 12-month lease that began in 
January and they decide to break their lease in March, under this new law, they would 
only be liable for the two months of rent; the housing provider must make up the 
difference. On average, a housing provider spends around $3,000-$4,000 to turnover 
the unit, which includes any repairs, maintenance, and the period of time the unit is 
vacant between tenancies. Contributing to a decrease in revenue will undoubtedly 
impact housing providers, and they will have no way to recoup their losses. There 
needs to be consideration for housing providers to be able to decide on the terms of 
ending the lease agreement in this bill.  
 



For these reasons, AOBA requests an unfavorable report on SB 162. For further 
information, contact Ryan Washington, AOBA’s Government Affairs Manager, at 202-
770-7713 or email rwashington@aoba-metro.org. 

mailto:rwashington@aoba-metro.org
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Board of Professional Counselors & Therapists 

                                                                                     4201 Patterson Avenue 

                   Baltimore, MD 21215 

January 30, 2024 

 

The Honorable William C. Smith, Jr. 

Chair, Judicial Proceedings Committee 

2 East Miller Senate Office Building 

Annapolis, MD 21401-1991 

 

RE: SB 162– Landlord and Tenant-Termination of Residential Lease - Limitation of Liability for 

Rent – Letter of Concern 

 

Dear Chair Smith and committee members: 

 

The Maryland Board of Professional Counselors and Therapists (the “Board”) is submitting this letter of 

concern for SB 162 – Landlord and Tenant-Termination of Residential Lease -Limitation of 

Liability for Rent. 

 

The Board holds the belief that a written certification from a licensed mental health professional should 

not be used to determine liability in Landlord/Tenant disputes. The Board is concerned that the 

problematic nature of the proposed language of the bill is confusing and counterintuitive to the stated 

aims of the Bill. The Board believes that people who are disabled, and are working on getting a disability 

rating, or who have a mental health condition, should receive that determination of disability from a 

medical doctor or a disability specialist as determined by the Federal and State protocol guided by the 

Americans with Disabilities Act. The Board believes that opening this ability up to professional 

counselors and therapists will cause confusion, and possible misuse of this Bill and discrimination by 

landlords against persons with mental health conditions. 

 

For these reasons, the Board respectfully requests an unfavorable vote on SB 162. If you would like to 

discuss this further, please contact Winnie Moore, Board Chair, at (240) 346-9712 or email 

Winnie.moore@maryland.gov. 

 

Sincerely, 

 
Chair, Board of Professional Counselors & Therapists 

 

The opinion of the Board expressed in this document does not necessarily reflect that of the Department of Health or 

the Administration. 
 

mailto:Winnie.moore@maryland.gov

