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Strengths 

• New units/renovations
• Resident Council
• Software 
• Community Partnerships
• FSS Graduates 
• Landlord Engagement
• Team Mentality 
• Less Homeless People 
• Communication Methods
• Housing Stock
• Board Stability
• Flexibility
• Finance 
• Great Benefits
• Knowledge 
• Commitment/Desire 
• Entertainment Spaces

�

MONTGOMERY 
HOUSING AUTHORITY 

SWOT ANALYSIS 

Weaknesses 

• Lack of Communication
• Inconsistency
• Adaptability 
• Customer Service
• Teamwork/Unity
• Safety/Security 
• Staffing/Capacity 
• Lack of grant knowledge
• Assessing/addressing

resident needs 
• Lack of grant knowledge
• Community Buy-In
• Employee Buy-In 
• Program Utilization
• Delivery Outcomes
• Maintenance 
• Safety Funding 
• Support Beyond Agency

• Improved Customer Service
• Residents Engagement 
• Community Engagement
• Training 
• Community Outreach
• Community 

Partnerships/Alliances
• Safer Communities 
• Team building Workshops
• Brainstorming sessions 
• Improved Public Perception
• Funding
• Crime 
• New Approaches/Creativity
• Collaboration (internal and

community) 
• Resident trust 
• Effective Communication
• Strong Leader
• Satisfaction 
• Resident Beliefs 
• Move to Work Agency

�

• Unsafe Communities/Crime
• Lack of Support 
• Lack of trust from partners
• Lack of performance
• Finances
• Gun laws 
• Lack of unity 
• Few funding resources
• Loss of grants 
• Lack of positive mental

attitude/low morale
• Promoting personal

agendas 
• Deception 
• Employee Turnover 
• Poor communication
• Timely Response
• Comfort 
• Transitioning





















 

 
2025 PHA Annual + 5-Year Plan Resident Meeting 

Parks Place | August 22nd, 2024 

I. Introductions 

II. 2024 PHA Plan 

a) Definition 

b) Overview 

III. New Activities 

a) Project Based Vouchers (PBV) 

b) Public Safety 

c) Resident Services  

d) Choice Neighborhoods Initiative (CNI) 

e) Acquisition  

f) Demolition/Disposition  

g) RAD  

IV. 5-Year Action Plan 

a) Current Projects  

b) Upcoming Projects  

c) Pending Projects   

V. Questions + Comments 

VI. Adjournment  

 

 

 

 



Comments –  

1) I called the police to report a crime [attempted vehicle theft], I never heard 
anything back from them. They said I was the third incident in a week, I feel like 
they should make announcements to the community to be aware of these things.  

a. Actually, your vehicle was the third in two days, and no the police didn’t put any 
information out and that’s something they need to practice doing a little bit more, 
letting people know what’s going on in the neighborhood. When the area officer 
comes to the [resident] meetings, he does tell you what’s going on and gives out 
little tid-bits of information about things you can do. I think the topic last month 
was actually stolen vehicles.   

2) Like the energy performance [contract], would that include things like seals on 
the doors? Like they started that but it seemed like all the doors weren’t done. 
They did the back but the front of my house wasn’t done. Would that be included 
in energy performance?  

a. It could be, we will look at that as an option.  

3) What about the blinds? They were supposed to change everybody’s blinds… 

a. The blinds come out of the operating budget, that budget is by property. It is not 
a part of this [CFP] budget. But we will be discussing with the property managers 
and asset management director about upgrading the quality of blinds in general.   

4) For the parking…you said lots, are they going to build a deck or just a parking 
lot?  

a. Not a deck, just a flat parking lot.  

5) Will there be surveillance and everything?  

a. Yeah, cameras, lighting, all of that will be apart of it, though some of it will be 
phased in later. Cameras may be covered by separate grants.  

6) They [property managers] don’t rewind the cameras back when you ask them. 
Last year an incident happened out here and I asked them could I see it [camera 
footage] because they said they caught it on camera, but they never did rewind 
the cameras. It didn’t happen no more than an hour later and I said if it was just 
an hour, y’all [property managers] should be able to see it. 

a. The property managers don’t have the authority to roll the cameras back. These 
cameras are for MHA investigative use, they are not for the public to see. The 



police have access. If you have an incident and you call the police, the police can 
roll back the cameras because they have access. You cannot see the footage 
but an officer that is assigned to your case will review it for you. 

 







 

 
2025 PHA Annual + 5-Year Plan Resident Meeting 

Victor Tulane Gardens | August 20th, 2024 

I. Introductions 

II. 2025 PHA Plan 

a) Definition 

b) Overview 

III. New Activities 

a) Project Based Vouchers (PBV) 

b) Public Safety 

c) Resident Services  

d) Choice Neighborhoods Initiative (CNI) 

e) Acquisition  

f) Demolition/Disposition  

g) RAD  

IV. 5-Year Action Plan 

a) Current Projects  

b) Upcoming Projects  

c) Pending Projects   

V. Questions + Comments 

VI. Adjournment  

 

Comments –  

**No residents attended**  







 

 
2025 PHA Annual + 5-Year Plan Resident Meeting 

The Terrace | August 20th, 2024 

I. Introductions 

II. 2025 PHA Plan 

a) Definition 

b) Overview 

III. New Activities 

a) Project Based Vouchers (PBV) 

b) Public Safety 

c) Resident Services  

d) Choice Neighborhoods Initiative (CNI) 

e) Acquisition  

f) Demolition/Disposition  

g) RAD  

IV. 5-Year Action Plan 

a) Current Projects  

b) Upcoming Projects  

c) Pending Projects   

V. Questions + Comments 

VI. Adjournment  

 

 

 

 



Comments –  

1) Elevator replacement is in the plan, is that in a 5-year period?  

a. If it is in the 5-year plan then we plan to do within the next five years, at this time 
we cannot say exactly what physical year the activity will take place. We put it in 
the plan so that HUD recognizes that we plan to implement this activity within the 
next five years. It is not in the annual plan so it will not be an activity we 
implement in the year 2025.  

2) We had a resident council meeting Thursday concerning what we talked about at 
the [Resident Advisory Board - RAB] meeting, is there still going to be a follow up 
meeting this Friday?  

a. The Friday has been cancelled, but I’ve compiled all of your comments and will 
have each MHA Dept. Head respond accordingly to those responses and they 
will be distributed back to the RAB.  

3) I heard what you said about a “public hearing”, where will that public hearing be 
held? Will we be notified?  

a. The public hearing is on Zoom. You can attend right from your home. All MHA 
residents will be notified of the public hearing.  

  







 

 
2025 PHA Annual + 5-Year Plan Resident Meeting 

Gibbs Village East & West | August 21st, 2024 

I. Introductions 

II. 2025 PHA Plan 

a) Definition 

b) Overview 

III. New Activities 

a) Project Based Vouchers (PBV) 

b) Public Safety 

c) Resident Services  

d) Choice Neighborhoods Initiative (CNI) 

e) Acquisition  

f) Demolition/Disposition  

g) RAD  

IV. 5-Year Action Plan 

a) Current Projects  

b) Upcoming Projects  

c) Pending Projects   

V. Questions + Comments 

VI. Adjournment  

 

Comments – 

**No Comments made. No questions asked.** 
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ZOOM 
MEETING 
ETIQUETTE

2025
ANNUAL AND 

FIVE-YEAR PLAN 
AND

2025-2029 ACTION PLAN

Mute your telephone

You cannot have your telephone and computer 
microphones on at the same time

Wait until the Q&A to ask questions

Use the “Chat” Feature to ask questions

Use the “Raise your hand” Feature in the zoom App 
to ask a question



INTRODUCTION

WELCOME INTRODUCTION 
OF TEAM
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PRESENTERS

INTRODUCTION

GLYNIS TANNER 

ACTING PRESIDENT/CEO

REAL ESTATE 
DEVELOPMENT UPDATE

JELANI MOORE
RED PROJECT MANAGER

HOUSING CHOICE VOUCHER 
(HCV) UPDATES

DEKEESHA NORMAN 

ASSISTED HOUSING PROGRAM 
ADMINISTRATOR

PUBLIC SAFETY UPDATES

JELANI MOORE, ON BEHALF OF: 

JESSE DAY
DIRECTOR OF PUBLIC SAFETY

CAPITAL FUND PROGRAM & 5-YEAR 
ACTION PLAN ACTIVITIES

JELANI MOORE 

RED PROJECT MANAGER

FINAL Q&A AND CLOSING

2025
ANNUAL AND 

FIVE-YEAR PLAN 
AND

2025-2029 ACTION PLAN

RESIDENT SERVICES UPDATES: 
HOME OWNERSHIP PROGRAM

BRITTANY COOPER
RESIDENT SERVICES

PURPOSE OF AGENCY PLANNING 
PROCESS & FY 2024 PHA PLAN 
SIGNIFICANT AMENDMENTS 
JELANI MOORE 
RED PROJECT MANGER



PURPOSE OF THE AGENCY 
PLANNING PROCESS

The ANNUAL AND 5-YEAR PLAN will outline the Agency’s 
policies, programs, services, and strategies it intends to 
implement in fiscal year of 2025.

The CAPITAL ACTION PLAN, through our CFP (Capital Fund 
Program) describes strategic priorities, capital improvements, and 
redevelopment activities.

MHA is categorized as a STANDARD PHA.

NEXT STEPS
 Presentation to the Board of Commissioners
 Submission to HUD

2025
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FIVE-YEAR PLAN 
AND

2025-2029 ACTION PLAN



Significant Amendment 
to the FY 2024 PHA 

Annual & 5-Year Plan



REVISIONS

FY 2024 Annual Plan Significant Amendment:
“In accordance with MHA’s HCV Administrative Plan, MHA will award project-based 
vouchers to support its affordable housing development activities, specifically MHA 
will award 15 project-based vouchers to the Columbus Square Phase III 
development and may award up to 100 additional project-based vouchers to The 
Plaza at Centennial Phase III and/or other off-site developments by others…”

See revised plans at www.mhatoday.org

2024
ANNUAL PLAN

& 
5-Year Plan

FY 2024 5-Year Plan Significant Amendment:
• Erect a 6-8 ft. barrier with sliding entry and exit gates to assist in the safe keeping 

of vehicles and equipment as well as establishing better control of traffic flow in 
and out of MHA communities.

• Implement site-wide landscaping plan at Gibbs Village East and West.
• Replace and repair plumbing features at the Terrace.



HOUSING CHOICE VOUCHER 
(HCV)



HOUSING CHOICE VOUCHER

Considering expansion of the PBV program in privately owned properties.  
Other efforts to increase the supply of affordable housing in Montgomery 
include: 
• Reviewing PBVs under the Housing Choice Voucher program, in 

conjunction with joint partnerships with private owners

• Property acquisitions and new construction efforts

These efforts may also include joint partnerships with the private sector, to 
the extent such partnerships would benefit the MHA and create additional 
revenue streams for the agency.  In the upcoming year MHA intends to issue 
an RFP for Project-Based Vouchers.

2025
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PUBLIC SAFETY



PUBLIC SAFETY

PROPOSED SAFETY IMPROVEMENTS
 On-site Security Personnel 

 Playgrounds/Ball Courts

 Fencing at Gibbs East/West

MEETING TIMES

GIBBS EAST…………………3rd Wed. @ 5:00pm
GIBBS WEST…………………2nd Tue. @ 5:00pm
PARKS PLACE………………3rd Thur. @ 5:00pm
TULANE………………………2nd Wed. @ 5:00pm 
THE TERRACE………………2nd Wed. @ 2:00pm 
PATERSON COURT………...2nd Thur. @5:00pm

CALL MHA CRIME LINE

(334) 387-3140

2025
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FIVE-YEAR PLAN 
AND

2025-2029 ACTION PLAN



RESIDENT SERVICES UPDATES: 
Family Self-Sufficiency (FSS)



RESIDENT SERVICES UPDATES: 
Family Self-Sufficiency (FSS)

The Resident Services Department strives to improve the quality of life for) 
program participants. residents living within MHA’s affordable housing 
communities. Residents are connected to community resources that can 
assist in several areas including job readiness, education, employment, 
financial stability, utility assistance, healthy living, and homeownership.
Services are available to all public housing residents and Housing Choice 
Voucher (HCV). 

The Resident Services Department continues to offer two self-sufficiency 
programs (ROSS-Resident Opportunities and Self-Sufficiency and FSS-
Family Self Sufficiency). The ROSS Program is a short-term case 
management program available to all Public Housing residents. The FSS 
Program is a long term- (maximum of 5 years) case management program 
and is available to both Public Housing and HCV residents. Both programs 
are designed to develop individual plans to help families improve in the 
areas of education, employment, and financial literary and ultimately 
become self-sufficient. The HCV Homeownership program is another 
program that is available to HCV residents. This program helps HCV 
tenants who may be interested in becoming a first-time homebuyer. The 
Resident Services Department play a major role in providing resources 
and helping residents to qualify for homeownership. Families can learn 
more about the programs by contacting the Resident Services Department 
at resident_services@mhatoday.org or by phone at 334-387-2747

2025
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RESIDENT SERVICES UPDATES: 
Family Self-Sufficiency (FSS)

On May 17, 2022, HUD published the Family Self-Sufficiency (FSS) Final Rule in the Federal Register. This rule made significant changes to program funding, 
enrollment, escrow calculations, extension and graduation requirements. FSS is an employment-based program that enables HUD-assisted families to 
increase their earned income and reduce their dependency on welfare assistance and rental subsidies. This program is open to all PH and HCV households.

2025
ANNUAL AND 

FIVE-YEAR PLAN 
AND

2025-2029 ACTION PLAN

Funding
 Expands eligibility for program funding from only PH 

and HCV to now include multifamily (Project-Based 
Rental Assistance) owners as well

 Codifies 1:25 for first coordinator and 50 for each 
additional ratio

 Requires HUD to fund renewals before 
new/expansion

Enrollment
 Expands eligibility for program enrollment from only the Head of Household 

to now any adult member of the household (Head of FSS  Family) as 
designated by the family

- One Contract of Participation (CoP) per family

- Escrow goes to the person who signs the CoP

 ALLOWS Section 8(y) – HCV Homeownership participants to be in the FSS 
program

 Base Contract of Participation (CoP) is now 5 years “from the next rent 
certification after enrollment” (as opposed to 5 years from effective date)

 “120-day rule” is permanently gone. At enrollment, the most recent effective 
rent certification must be used to establish the baseline 



RESIDENT SERVICES UPDATES: 
Family Self-Sufficiency (FSS)

Escrow
• Adds definitions for “Baseline Annual Earned Income,” 

“Baseline Monthly Rent,” “Current Annual Earned 
Income,” “Current Monthly Rent”

• Removes cap on increases in escrow monthly savings 
for families making between 50% and 80% of AMI

• Forfeited Escrow is no longer returned to the PHA, 
thus eliminating an incentive the PHA may have to not 
graduate families. Forfeited escrow now goes to a pot 
“to be used for the benefit of FSS Families” so may 
help with barrier reduction

2025
ANNUAL AND 

FIVE-YEAR PLAN 
AND

2025-2029 ACTION PLAN

Extensions
• Expands “good cause” for extensions to include participants who are 

actively engaging in pursuing self-sufficiency goals (not only those who 
have had an impact that was out of their control) Graduation

• The “30% rule” as an option for graduation has been removed

• “Welfare-free” requirement is now at graduation, no longer 12 months

• Adds a disposition of the CoP - “Termination with FSS Escrow 
Disbursement” for families that become disabled or that port in 
situations where they cannot continue to FSS program, but have not 
yet met all required goals, etc. 

• The Rule became effective 30 days from the date of publication, which 
was June 17, 2022. That was the first day that PHAs could apply the 
new policies and regulations. However, PHAs have 180 days, until 
November 14, 2022, to bring all of your policies (FSS action Plan) into 
compliance. The updated action plan must be submitted to HUD for 
approval no later than September 30, 2022.



REAL ESTATE 
REPOSITIONING 
STRATEGIES & 

INITIATIVES



REAL ESTATE REPOSITIONING 
STRATEGIES & INITIATIVES

MHA may implement the following repositioning 
strategies, and undertake initiatives to include:

 Choice Neighborhoods Initiative (CNI)
 Section 18 Demolition/Disposition
 Property Acquisitions
 Rental Assistance Demonstration (RAD)

NEW ACTIVITIES
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Choice Neighborhoods 
Initiative (CNI)

The Choice Neighborhoods Initiative awards competitive grants to 
redevelop severely distressed HUD housing, catalyze investments in 
the surrounding neighborhood, and improve the lives of residents of 
the HUD housing. To this end, Choice Neighborhoods is focused on 
three core goals:

• Housing: Replace severely distressed public and HUD-assisted 
housing with high-quality mixed-income housing that is well-
managed and responsive to the needs of the surrounding 
neighborhood.

• People: Improve the lives of residents living in the target housing 
related to their income and employment, health, and education 
outcomes; and

• Neighborhood: Create strong, safe, sustainable and inclusive 
neighborhoods by investing in physical improvements which 
attract private investment, spur economic development and 
improve amenities and services for residents.

NEW ACTIVITIES
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REAL ESTATE REPOSITIONING 
STRATEGIES & INITIATIVES

NEW ACTIVITIES
SECTION 18 

DEMOLITION/DISPOSITION

Is  an inventory removal  process authorized 
under Section 18 of the Housing Act of 1937, 
as amended and is governed by 24 CFR part 
970. MHA  may,  as  part  of  its  efforts  to 
provide  new  affordable  housing,  elect  to 
dispose of vacant/excess land in its inventory. 
These include sites known as: Smiley Court, 
Cedar Park, Highland and Lister Hill.
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REAL ESTATE REPOSITIONING 
STRATEGIES & INITIATIVES

NEW ACTIVITIES RAD/SECTION 18 BLEND
Allows MHA to convert aged housing 
stock and build new housing utilizing 

Section 8 project-based voucher (PBV) 
assistance. The Section 18 blend will 
allow MHA to project-based voucher 

(PBV) assistance through Rental 
Assistance (RAD) conversion with 
assistance from tenant protection 
vouchers (TPVs) that are awarded 
through a Section 18 disposition 

approval.

MHA may utilize a blend of RAD and 
Section 18 disposition authority for 

comprehensive rehabilitation or 
replacement of units.
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REAL ESTATE REPOSITIONING 
STRATEGIES & INITIATIVES

NEW ACTIVITIES
PROPERTY ACQUISITIONS
Through the acquisition of land, MHA may create and 
take advantage of opportunities to expand MHA’s 
portfolio of housing while fostering the development of 
catalytic communities across the Montgomery 
metropolitan area and continue to promote poverty 
de-concentration.

Currently, land acquisition opportunities are under 
review for the Parks Place community for the 
construction of additional parking facilities as well as 
opportunities for new development including but not 
limited to designated housing for the elderly.
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CAPITAL FUND PROGRAM



CAPITAL FUND PROGRAM

 CFP provides funds annually to PHAs

 PHAs that have units under an ACC are 
eligible to receive capital funds

 Capital funds may only be used for 
activities described in an approved
 5-year action plan.

DEVELOPMENT ACC
Parks Place 150
Paterson Court 200
Gibbs Village East 314
Gibbs Village West 188
The Terrace 90
Victor Tulane Gardens 102
Plaza at Centennial Hill I 66
Plaza at Centennial Hill II 42
Columbus Square I 10
Columbus Square II 25

TOTAL 1187
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5-YEAR ACTION PLAN 
ACTIVITIES



5-YEAR ACTION PLAN 
ACTIVITIES

 Exterior Modernization at Gibbs West 
 Plumbing Repairs at the Terrace
 Perimeter Fencing/Gates for Gibbs East/West 
 New Parking Lot Development at Parks Place
 Property Acquisition 
 Proposals for New Development
 Vehicle Purchases
 More…! 

PLANNING

2025
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FIVE-YEAR PLAN 
AND
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CURRENT ACTIVITIES
 Exterior Modernization: Gibbs East



5-YEAR ACTION PLAN 
ACTIVITIES

 Unit Modernization: PEX Pipe replacement 
 Replace Elevators 

THE TERRACE 

FUTURE ACTIVITIES

 Unit Modernization: Interior – Kitchen counters/cabinets, window blinds 
 Unit Modernization: Exterior (West) – painting, siding, doors, windows, soffits
 Site Elements: Perimeter Fencing/Gates, Landscaping 
 Community Enhancement: install/upgrade playground(s), community center 

upgrades

2025
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2025-2029 ACTION PLAN

GIBBS VILLAGE EAST & WEST

 Playground upgrades

VICTOR TULANE GARDENS



5-YEAR ACTION PLAN 
ACTIVITIES

FUTURE ACTIVITIES
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 Restore Exterior Building and Site 
Elements- painting, pressure 
washing

PARKS PLACE
 See “Agency Wide” items…

PATERSON COURT

 Site Acquisition Parking Lot(s) – Parks Place
 De-concentration Efforts
 Maintenance Shop Construction – Gibbs West
 Senior Housing 

NEW DEVELOPMENT



5-YEAR ACTION PLAN 
ACTIVITIES

FUTURE ACTIVITIES
(agency-wide)
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 Speed Bumps 

 Resurface/restriping parking lots and 
roadways 

 Curb painting 

 Interior Upgrades 

 Energy Performance Contract (EPC) 

 Lighting Improvements 

 Appliances 

 Replace/Install signage (parking, numbering, 
ADA) 



Q&A
QUESTIONS & 

ANSWERS



THANK YOU 
FOR YOUR 

PARTICIPATION!

FOR QUESTIONS AND/OR COMMENTS 
EMAIL or CALL Jelani Moore:
JMOORE@MHATODAY.ORG

(334) 313-5069

mailto:JMOORE@MHATODAY.ORG




 

 

 

 

 

 

 

 

 

 

 

PENDING HUD FORM 50077-SL 
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