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 AGENDA 
Regular Board Meeting of the  
Board of Commissioners for 

The Housing Authority of the City of Lakeland, Florida 

Monday, February 26, 2024 at 6:00 P.M. 
LHA Board Room  

 
Pledge of Allegiance 
Moment of Silence 
Establish a Quorum 

 
1. Approval of the Meeting Agenda 

 
2. Approval of the Board Meeting Minutes for January 22, 2024 

 
3. FSS Graduation 

 
4. Public Forum  

 
5. Old Business 

 
6. New Business 

• Employee of the Month 
 

7. Committee Reports 
• Finance 

 
8. Secretary’s Report 

         • Housing and Operations 
         • Administration and Finance   
 

9. Resolutions 
Resolution No. 24-1543 - The Board of Commissioners is requested to approve the Fiscal Year 
2023 Section 8 Management Assessment Program (SEMAP) report and certification and 
authorize submittal by the Executive Director to the U.S. Department of Housing and Urban 
Development. 
 

10. Legal Report 
 



11. Other Business 
  

       
12. Adjournment  
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MINUTES 
 

Regular Board Meeting of the 
Board of Commissioners of the Housing Authority of the City of Lakeland  

Monday, January 22, 2024 
430 Hartsell Avenue, Lakeland, Florida. 

 
LHA Board Members Present: Don Brown, Chairman 

Shelly Asbury, Commissioner – Via Zoom 
Annie Gibson, Commissioner 

                                                          David Samples, Commissioner 
      Dewey Chancey, Commissioner          
      Charles Welch, Commissioner                                                  
                                                                                                    
                                                
Secretary:     Benjamin Stevenson   
Legal Counsel:    Ricardo Gilmore, LHA   
 
The meeting was called to order at 6:00 p.m. by Chairman Brown. 
The Pledge of Allegiance and a Moment of Silence were observed. 
A quorum was established.   
   
APPROVAL OF THE AGENDA 
● Motion to approve the agenda.  
Motion by Commissioner Samples, seconded by Commissioner Gibson. 
 
Vote: 
Don Brown – Aye                          Shelly Asbury – Aye                       Annie Gibson – Aye  
David Samples – Aye                       Dewey Chancey – Aye                   Charles Welch – Aye  
 
                                                                        
ACCEPTANCE OF MINUTES 
● Motion to approve and accept the minutes of the meeting of Board of Commissioners held 
on November 27, 2023. 
Motion by Commissioner Chancey, seconded by Commissioner Asbury.  
 
Vote: 
Don Brown – Aye                          Shelly Asbury – Aye                       Annie Gibson – Aye  
David Samples – Aye                       Dewey Chancey – Aye                   Charles Welch – Aye 
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FSS GRADUATION 
 
Crystal Parrish is a Section-8 resident that entered the FSS program in 2020.  She has been 
diligently working to set her goals, build her credit, obtain a homeownership assistance program 
certificate, maintain employment and reliable transportation, and survive as a single parent to 
her children.  While in the program, Ms. Parrish sister passed away and she is now the guardian 
provider of her deceased sister’s children.   Ms. Ty Parker stated Ms. Parrish’s persistent and 
consistent hard work and positive attitude resulted in her successfully completing the FSS 
program requirements.  Ms. Parrish expressed her appreciation and gratitude to LHA for the 
FSS program which helped her to be more focused.   
 
 
PUBLIC FORUM  
 
There were no requests for public comment. 
 
 
OLD BUSINESS 
 
Audit Presentation by Berman Hopkins 
Mr. Stevenson introduced Becky Sabetsky, Audit Manager, with Berman Hopkins, who gave a 
presentation on the most recent LHA audit.  The audit covered the 12-month period of 2022.  
Ms. Sabetsky gave a thorough update and review of the audit financial findings with the various 
report cards.  There were a few files that displayed correction findings. The corrections were 
made to the files.  Since the corrections were made after the files were submitted to the auditor, 
they were not included in the audit report.  Ms. Stevenson stated the Commissioners would 
receive a paper copy of the audit report, if they wanted one.  If the Commissioners have any 
concerns about the report, they could give them to staff and the auditor would provide a 
response.   
 
NEW BUSINESS 
 
Employee of The Month 

Willie Easmon, Human Resource Manager, presented the Employees of the Month for 
November and December 2023.  Since there was no Board meeting in December, he was taking 
the opportunity to honor and present both employees.  The November 2023 Employee of the 
Month; Waldemar Rios Fernandez, has been a Maintenance Supervisor since February 2020. 
His supervisor stated he is a consistent, hard worker that is dependable and reliable.  

Mr. Easmon also presented the December 2023 Employee of the Month, Earnest Faust, Sr., 
ROSS Coordinator.  He has been employed since September 2021.  His supervisor, Glady 
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Delgado, Property Manager, stated he is a hard worker, and she is very elated to have Mr. Faust 
work on her team.  

 
COMMITTEE REPORTS 
 
Personnel Committee 
Commissioner Shelly Asbury gave an overview of the Personnel Committee meeting. The 
Committee met on January 11, 2024.  They established the purpose of the committee. One of 
which is to review and recommend any changes and updates to the personnel handbook and 
make sure the LHA policies are all updated. The Committee will also review and conduct the 
annual evaluation process for the Executive Director. The committee agreed to meet quarterly.  
The next meeting will be held in March 2024. 
 
Finance Committee 
Commissioner David Samples gave the overview of the Finance Committee.  The primary 
focus of this meeting will be to review the financial report.  The committee will meet monthly.   
 
Resident Interests Committee 
Commissioner Charles Welch gave an update on the meeting. The committee will meet on a 
quarterly basis.  Mr. Stevenson informed the Board that Commissioner Welch voiced his 
concerns about the elevator in the Renaissance Senior Building which is waiting on a part before 
it can be repaired. The part is on back order. 
 
Commissioner Brown indicated that he would like to be notified when the committees are 
meeting.  Mr. Stevenson stated all of the committee meetings are required by Florida Law to be 
publicly noticed and open to the public. 
 
 
SECRETARY’S REPORT 
 
The Developer Partner continues to look at funding options for Twin Lakes Estates Phase III. 
Florida Finance Corporation will be offering a couple of financing options later this year.   The 
team will be submitting a Local Government Contribution application to the City of Lakeland 
this year.   
 
The staff is working with the City of Lakeland regarding its infill lot homeownership program.  
The City has awarded five lots to LHA.  Staff is waiting for the Mayor to sign the documents 
to convey the lots over to LHA.  
 
The consultant is working on the RAD applications for Carrington Place, formerly known as 
Dakota Apartments, and Renaissance apartments.  
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HOUSING AND OPERATION 
 
Carlos Pizarro stated he is still working on the Move To Work application. He is hopeful of 
getting HUD approval of the MTW by June 2024. He is in contact with HUD staff weekly on 
the Move to Work while learning all the components of the program.  
 
Mr. Stevenson mentioned that the Residents Committee also had concerns about expanding 
security camera coverage at Renaissance Senior Apartment.  Mr. Stevenson implied that the 
staff is looking into this concern.  
 
FINANCE AND ADMINISTRATION 
 
Valerie Turner gave an overview of the Financial Report and grants updates.   
 
LEGAL REPORT 
 
Ricardo Gilmore informed the Board that there has been a new commissioner appointee to the 
LHA Board.  He stated that there are some concerns regarding this appointment, and he is 
waiting to hear back from the Mayor and City Counsel regarding the appointment. 
 
 
OTHER BUSINESS 
 
None. 
 
 
The meeting adjourned at 6:50 p.m. 
 
 
 
   
               Benjamin Stevenson, Secretary 
 



◄February 2024

SECRETARY'S REPORT
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DEVELOPMENT UPDATES 

Twin Lakes Estates Phases I and II  

The ariel photo below shows Phases I and II as well as the tree coverage along Olive Street.  Both phases 
consistently maintain a 99% occupancy rate. 

 

Twin Lakes Estates Phase III 

The Developer Partner has re-applied for the Local Government Contribution designation from the City 
of Lakeland.  The designation is necessary in order to submit an application for 9% low-income housing 
tax credits. The application process is currently scheduled to begin in July or August of this year.  The 
Developer Partner will also look at other financing options such as submitting a SAIL (State Apartment 
Incentive Loan) Program application in combination with another application for Public Housing 
Authority set aside funds. LHA will make a contribution of public housing funds and Section 8 Project-
Based Vouchers to support the financial structure of the deal.   

LHA has engaged a consultant to assist with submitting an application for Replacement Section 8 
vouchers to be used for Phase III.  These vouchers will be converted into Project Based Vouchers to be 
used as a part of the 4% tax credit financing structure.  This process is moving slowly but surely.   
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West Lake Phase III Disposition and Demolition 

All families were relocated off-site last year.  Due to illegal dumping, LHA placed a fence around the 
property.  The contractor has been given a Notice to Proceed with demolition activities.  LHA 
anticipates the demolition of buildings in Phase III to be completed within the next 60-90 days. 

Renaissance at Washington Ridge 

LHA staff continues to explore funding opportunities for the redevelopment of this property.  Staff are 
exploring using the Rental Assistance Demonstration (RAD) process in combination with a 4% bond, 
and Public Housing Capital Fund to finance demolition and new construction at this site.  HUD made 
some revisions to the RAD application process that provides extra incentives for projects that combine 
RAD and 4% bonds.   

The new strategy is to submit an application for low-income housing tax credits via a 4% bond.  The 4% 
bond will be combined with a RAD application that will provide project-based vouchers for the 
property. A consultant has been engaged to assist with the RAD application process as well as the tax 
credit application.  If all continues to go well, we will be submitting the application in July or August of 
this year. 

Carrington Place formerly known as Dakota Apartments 

LHA staff continues to explore funding opportunities for the redevelopment of this property.  Staff are 
exploring using the RAD process in combination with a 4% bond, and Public Housing Capital Fund to 
finance demolition and new construction at this site.  HUD made some revisions to the RAD application 
process that provides extra incentives for projects that combine RAD and 4% bonds.   

The new strategy is to submit an application for low-income housing tax credits via a 4% bond.  The 4% 
bond will be combined with a RAD application that will provide project-based vouchers for the 
property. A consultant has been engaged to assist with the RAD application process as well as the tax 
credit application.  Staff will need to work with the City of Lakeland on a zoning change prior to 
submitting a tax credit application.  The zoning change will increase the number of housing units that 
are allowed to be built at this location.  The current estimate is for 70 affordable housing units to 
replace the existing 40 housing units.  If all continues to go well, we will be submitting the application 
in July or August of this year. 

Eddie Woodard Apartments  

LHA staff has submitted a request to HUD for approval to use approximately $2-2.3 million of the Arbor 
Manor sales proceeds to join a partnership with a Private Developer, Housing Trust Group, to manage 
a new construction affordable housing development in Mulberry.  This is a 96-unit 100% affordable 
housing development.  The Developer asked for LHA’s assistance with the financial issues.  The 
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developer has also requested thirty-one (31) project-based vouchers for the property. In exchange, 
LHA will manage the property and have the right of first refusal at the end of the tax credit compliance 

 

period.  HUD must approve the request for use of funds and PBVs associated with this project.  

One of the conditions for HUD approval of the project is a completed Phase I Environmental Review 
that must be approved by a local governmental entity.  Polk County staff provided review and approval 
of the environment review documents on November 28, 2022.  The documents were submitted to the 
HUD-Jacksonville Field Office for review on December 14, 2022. 

The Jacksonville Field Office is requesting additional information.  The office also has a new Director 
that started in January.  The staff is still compiling the requested information. 

The property is now 100% occupied.  All applicants were approved by an outside third party on behalf 
of the Developer Partner, Housing Trust Group.   

10th Street Apartments 

A resolution was approved in June 2021 by the Board of Commissioners granting permission for the 
Executive Director to complete all necessary documents to apply and receive funding for this new 
development with Zions Bank and partners.  A proposal was submitted to the lender.  (A copy of the 
proposal/project description is included in Resolution #22-1213).  LHA received verbal approval.  Later, 
LHA staff received the written approval letter.  The offer letter, however, included a stipulation that 
the lender had to also serve as the developer.  This stipulation means LHA would have to serve as a 
development partner, while the Lender serves as Project Developer while providing the financing for 
construction of the development.  The Lender will also select the General Contractor. 

The staff is considering purchase and construction build options with Zions Bank at two locations.  The 
first project will be construction of a 100-unit lease purchase affordable housing community.  Basically, 
a portion of the properties will be made available for purchase by the potential buyer leasing the unit 
for a 3-year period prior to completing the purchase.  LHA legal counsel, Saxon Gilmore, has written a 
Developer Agreement for this project.  We have agreed on terms and hope to execute the document 
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within the next week or so. The agreement will be used as a template for future projects with Zion 
Bank.   

Resolution #22-1513 was presented to the Board at the Special Board meeting held on June 13, 2022.  
This resolution requested authorization for the Executive Director to sign all documents necessary to 
complete a financial closing for this project.  This project is currently on hold.  The Partner is waiting 
for the market to improve, which should cause the expense of this project to decrease. 

Move To Work 

Staff continue to work on the Move To Work process with HUD.  LHA will be converting to Module #2 
which will help tenants to build and repair credit.  Tenants that pay rent timely will receive a credit 
rating that is included with standard reports and help to improve their credit rating.  They will also be 
allowed to participate in HUD Family Self-Sufficiency programs.  Staff participate in training sessions 
with HUD staff on a minimum monthly basis.  We also had a MS Teams meeting with Orlando Housing 
Authority about the Move to Work conversion process last month.   

Move to Work is a demonstration program for public housing authorities (PHAs) that provides them 
the opportunity to design and test innovative, locally designed strategies that use federal funds 
more efficiently, help residents find employment and become self-sufficient, and increase housing 
choices for low-income families. Move to Work allows PHAs exemptions from many existing public 
housing and voucher rules and provides funding flexibility with how they use their federal funds. 
 
Activities that LHA is proposing for its tenants include the following: 
 Cost Savings 

o Using Move to Work flexibility to leverage funds for future developments 
o Streamlining HUD processes 
o Risk-based inspections 
o Rent simplification 

 Self-Sufficiency 
o Linking rental assistance with supportive services  
o Escrow accounts 
o Earned income exclusions 
o Increased case management services 
o Self-sufficiency requirements 

 Housing Choices 
o Developing mixed income and tax credit properties 
o Landlord incentives 
o Foreclosure prevention, mortgage assistance and homeownership programs 
o Increasing the percentage of project-based vouchers 
o Continue public-private partnerships that provide opportunities for the development 

of additional affordable housing rental units 
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LHA staff is hopeful the Move To Work initiative will improve affordable housing opportunities for 
citizens of Lakeland and Polk County.  We intend to continue to provide self-sufficiency programs and 
training for our families.  These efforts include parenting training and counseling, credit repair and 
building, after school tutorial programs, SAT and ACT training programs, housekeeping and other 
programs that improve the overall quality of life for LHA tenants. 

Family Self-Sufficiency 
 
The objective of the program is to assist families in obtaining employment that will allow them to 
become self-sufficient, reducing dependency of low-income families on welfare assistance, voucher 
program assistance, public assistance or any federal, state, or local rental programs.    
  
To meet our objective the LHA will continue to network with existing community services, social service 
providers, colleges, financial institutions, transportation providers, vocational/technical schools, 
businesses, and other local partners to develop a comprehensive program that gives participating FSS 
families the skills and experience to enable them to sustain gainful employment and education.    
  
The FSS Program is a purpose and employment driven program with and savings incentive program for 
low-income families that have Housing Choice Section Vouchers, to include all special purpose 
vouchers, such as Public Housing residents, .  The FSS Program is intended to promote the development 
of local strategies for coordinating House Choice Vouchers with public and private resources to assist 
eligible families; the program is open to current families participating in the FSS Program - Housing 
Choice Voucher and Public Housing tenants who are unemployed or underemployed.  
      
Some of the program services offered by LHA under the Section 8 FSS Program are listed below in the following 
paragraphs.  LHA also plans to submit some of these services to NAHRO, SERC and FAHRO for award 
consideration.  The submissions will be placed under the NAHRO Category - Client and Resident Services.  

Section 8 Housing Choice Voucher Homeownership Program provides an opportunity for persons holding a 
tenant voucher to move into homeownership.  The voucher holder is able to use their Section 8 voucher to pay 
a portion of their home mortgage.  Since November 2023, LHA has assisted three voucher holders to become 
first time homebuyers.  Our in-house broker works with the participants to correct their credit, learn the process 
of securing a mortgage lender, set up a household budget and other skills necessary to become a homeowner. 

Renaissance Medical Clinic in partnership with UniHealth Primary Care provides medical services for senior 
citizens.  The clinic is located within the Senior Building at Renaissance, but services are available for the seniors 
at other LHA properties.  Seniors that live at Williamstown, Cecil Gober or Twin Lakes Estates are bused to the 
site.  The clinic has a nurse that makes appointments, checks vital signs/blood pressure, provides wound care 
and other services.  A doctor visits the clinic at least once a week and for appointments as well as providing video 
conferences with seniors.  LHA provides a bus service for appointments and medical visits.  The seniors need 
only to coordinate their visits with the bus driver. 

The HUD-VASH Program offers an opportunity for public housing authorities to partner with their local Veterans 
Administration Office to provide Section 8 vouchers for U.S. military veterans to find affordable rental housing. 
There are 75 participants in this program.  LHA provides administrative services for the vouchers.  
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Tutoring Solutions, LLC in partnership with LHA is providing after-school tutoring and standardized test 
preparation for low-income students.  Any student residing on an LHA property, or in its surrounding 
neighborhood may stop by for services.  The current properties are Twin Lakes Estates Phase II, Colton Meadows, 
and the Villas of Lake Bonnet. 

LHA-IRS Volunteer Income Tax Assistance (VITA) Program is a partnership between LHA and the IRS to assist low-
income persons with filing their tax returns for the 2022 Tax Year.  LHA staff received training and certification 
from IRS in order to assist underserved taxpayers with preparation of their tax returns free of charge. Specifically, 
the program services help low- to moderate-income individuals, persons with disabilities, elderly and limited 
English speakers file their tax returns. IRS has asked LHA to extend this service through October 2023. 

Community and Other Activities 

LHA staff is preparing a new website for the agency.  Commissioners may preview the website by 
visiting https://FL011.azurewebsites.net.  The website shows the new layout for LHA and includes likes 
to properties, Section 8, YouthBuild and other agency functions.  Staff would like to include photos and 
brief bio for each commissioner on the webpage. 

I attended Day Five for the Inside Polk County Public Schools Program on Wednesday, February 14, 
2024.  The program is being sponsored by Polk County Public Schools and Polk Vision.  We visited public 
schools in Auburndale and a charter school in Lake Alfred. 

Respectfully submitted, 

Benjamin Stevenson 
 Secretary  

https://fl011.azurewebsites.net/


 

 

 

 

 

 

 

 

AFFORDABLE HOUSING REPORT 

 

 ◄ Housing Report  

 

 ◄ FSS and Resident Activities 

 

      ◄Youth Build Report 



Affordable Housing Department 
Board Report 
February 2024 

 
• Public Housing (PH), Housing Choice Voucher (HCV), Family Self-Sufficiency (FSS), Resident 

Activities and West Lake Management Communities Reports 
 

• Housing Communities   
1. West Lake (Under demolition) 
2. Cecil Gober 
3. John Wright Homes 
4. Carrington Place (Formerly known as Dakota Apartments) 
5. Renaissance/Washington Ridge   
6. Villas at Lake Bonnet 
7. Colton Meadow 
8. The Manor at West Bartow 
9. The Micro-Cottages at Williamstown 
10. Twin Lakes Estates Senior PHASE I and II 
11. Eddie Woodard (Under leasing) 

 
• Housing Choice Voucher Program  

1. Intake & Occupancy Report  
2. Housing Choice Voucher report 

 
• ROSS and Family Self-Sufficiency Programs Plus Resident Activities 
• Youth-Build of Lakeland  

• Total number of visitors for the month of January 2024: 752 
 
HUD Revises HOTMA Asset Limitation Implementation in Response to NAHRO’s and Other Housing 
Groups’ Request 
On February 2, HUD republished a notice titled “Implementation Guidance: Sections 102 and 104 of the Housing 
Opportunity Through Modernization Act of 2016 (HOTMA)” (Notice H 2023-10 / Notice PIH 2023-27). The 
Department originally posted this notice in September of 2023, but noted that additional guidance on asset 
limitations would be forthcoming. The asset limitation provision was originally going to be implemented, in 
contradiction to the HOTMA statute, to not allow for discretion in its application in interim and annual 
reexaminations. The revised guidance from HUD reflects the additional discretion that housing providers now have 
in implementing HOTMA asset limitations. The notice updates Attachment A on asset limitations and includes 
additional technical corrections and clarifying language.  
Asset Limitations 
For public housing and section 8 programs (including the housing choice voucher program and project-based rental 
assistance), housing providers (i.e., PHAs and owners) must note that families are out of compliance with the asset 
limitation if the family has the following: 

• Net family assets that exceed $100,000 (adjusted annually for inflation); or 
• Real property that is suitable for occupancy (i.e., a family may not have “a present ownership interest in, a 

legal right to reside in, and the effective legal authority to sell a property . . .”). 
In determining whether a family has real property, the housing provider may rely on self-certification both at the 
time of admission and at reexamination. Real property may exclude a family from participating in public housing or 
section 8 programs either by causing net family assets to exceed $100,000 or by being property that is suitable for 
occupancy. 
At admission, a family with net family assets in excess of $100,000 (inflation adjusted) or ownership of real property 
suitable for occupancy must be denied entry into the public housing or section 8 programs. Housing providers have 

https://hudapps.hud.gov/picj2ee/Mtcsrcr?category=rcr_familystatus&download=false&count=0�
http://www5.smartadserver.com/click?imgid=19408168&insid=6945129&pgid=585285&uid=-1584157586392186857&tgt=$dt%3d1t;$dma%3d539;;$hc&systgt=$qc%3d1310511926;$ql%3dmedium;$qpc%3d33603;$qpp%3d813;$qt%3d152_581_11085t;$dma%3d539;$b%3d11110;$o%3d11100&pgDomain=http://undefined/news-content/community-development-update-july-6-2017&go=http://www.yardi.com/products/rentcafe-pha/?utm_source%3dnahro_web%26utm_medium%3dbanner%26utm_campaign%3dROY_rentcafe_pha�


no discretion on enforcing asset limitations at admission. Families that are in properties converting to the Rental 
Assistance Demonstration (RAD) are not subject to this asset limitation at conversion but will be subject to the 
discretionary asset limitations policies at the next reexamination. 
For annual and interim reexaminations, housing providers have discretion in how they may implement the asset 
limitations. The options housing providers have are the following: 

• Total non-enforcement – housing providers may choose not to enforce the asset limitation at 
reexamination. If they choose this option, they must establish a written non-enforcement policy. They may 
establish this policy for all families. 

• Enforcement – housing providers may choose to enforce the asset limitation at reexamination. In this 
instance, housing providers must initiate termination or eviction proceedings when a family is out of 
compliance within 6 months of the income examination. 

• Limited Enforcement: Option to Cure -housing providers may provide families that are out of 
compliance with the asset limitation requirements up to 6 months to cure and come back into compliance 
with the policy. Delay of eviction of termination may not exceed 6 months. A written policy must address 
the length of the period to cure (a time equal to or less than 6 months). 

Housing providers may also establish exceptions to the asset limitation requirements at annual and interim 
reexaminations. Exceptions would allow certain categories of families to be excepted from the asset limitations. 
These families would either have the requirement not enforced against them or would have a period of time (up to 
6 months) to cure. These “[e]xception policies may be based on family type and may take into consideration such 
factors as age, disability, income, the ability of the family to find suitable alternative housing, and whether 
supportive services are being provided,” but must comply with all civil rights and fair housing requirements. 
The guidance also discusses how to determine if real property meets the requirements to exclude a family from the 
public housing and section 8 programs. Additionally, there is language on what it means to terminate or evict a 
family in each program to which the guidance applies. Finally, the guidance provides information on how written 
plans and policies should be updated. 
 
HUD Issues Guidance for Submitting Consolidated Plans and Action Plans 
On January 16, HUD’s Office of Community Planning and Development (CPD) issued guidance to grantees of 
various community development programs on submitting consolidated plans and action plans for fiscal year (FY) 
2024. 
Guidance is issued specifically for Community Development Block Grant (CDBG), HOME Investment 
Partnerships (HOME), Housing Trust Fund (HTF), Emergency Solutions Grants (ESG) and Housing 
Opportunities for Persons with AIDS (HOPWA) formula grantees. The notice provides instructions and 
information for applicability of a waiver, program’s flexibilities, costs incurred prior to execution of a grant 
agreement, and waivers to assist in the implementation of pre-award costs. 
 
HUD Issues Notice for Addressing Radon 
On January 11, HUD issued Notice CPD-23-103, addressing radon in the environmental review process. The notice 
clarifies that radon must be considered in the contamination analysis process for programs subject to 24 CFR Parts 
50 and 58, with the exception of Tribes, Tribally Designated Housing Entity (TDHE), and Department of Hawaiian 
Homeland (DHHL) recipients. 
The intention of the notice is also meant to provide guidance on recommended best practices for considering radon 
and identifying HUD programs that have established radon guidance. 
According to HUD, radon is subject for environmental review since it is categorized as a radioactive substance. 
Pursuant to HUD’s environmental regulations, HUD programs must be free of hazardous materials, contamination, 
toxic chemicals and gases, and radioactive substances. 
The notice mentions that costs for radon testing and mitigation qualify as an eligible program expense for many 
HUD grant programs. Of the many programs that qualify, most of them include community development programs 
like the Community Development Block Grant (CDBG) and HOME Investment Partnerships Program (HOME). 
The Rental Assistance Demonstration (RAD) and the Public Housing Capital and Operating Funds are also eligible. 
The full list can be found in the notice. 
Programs that are subject to this notice must comply within 90 days after the issue date. 
 
 
 
 



Program type: All Relevant Programs/PH/S8HCV/Updated:1/31/2024 
Level of Information: Polk County vs State FL 

      
Distribution by Head of Household's Race as a % of 50058 Receiving Housing Assistance! 

State 
vs 

County 
 

White 
Only  

 

Black/African 
American Only  

 

Asian 
Only  

 

White, 
American 

Indian/Alaska 
Native Only  

 

White, 
Black/African 

American 
Only  

 

White, 
Asian 
Only  

 

Any Other 
Combination  

 

FL 
State 40% 58% 0% 0% 0% 0% 1% 

FL: 
Polk 
County 

25% 74% 0% 0% 1% 0% 0% 

 
Distribution by Head of Household's Ethnicity as a % of 50058  

State vs County 
 

Hispanic or Latino  
 

Non - Hispanic or Latino  
 

FL State  28% 72% 
FL: Polk County 19% 81% 

 

 
Public Housing PIC Reporting Percentage 
All Housing Authorities are required to submit information to HUD through the PIH Information Center (PIC).  
All transactions processed on the Public Housing Program are submitted on a monthly basis to PIC.  HUD requires 
a monthly reporting rate of 95%. Below is our current reporting rate for the Public Housing program:  

 
Effective Date Public Housing Date Collected 

12/31/2023 98% 1/08/2024 
 
Housing Choice Voucher Program 
Waiting Lists 
Tenant-Based Waitlist 
The tenant-based waiting list is currently closed. Waiting list was opened for the Mainstream voucher program only. 
 
Project-Based Waitlist – The Manor at West Bartow 
The Manor at West Bartow waiting list is continuously open. 
 
Project-Based Waitlist – Villas at Lake Bonnet 
The Villas at Lake Bonnet waiting list is continuously open. 
 
Program Information 
Port Outs 
LHA currently processed 4 port-outs in for the current reporting month.  Port outs are clients that use their 
voucher in another jurisdiction.   
 
Port Ins 
LHA currently has 5 active port ins for the current reporting month. Port-ins are participants that transferred from 
another housing agency that we are absorbing for HAP and administrative fees.  
 
Homeownership HCV 
We have two (2) active families.  
 
 

https://hudapps.hud.gov/picj2ee/Mtcsrcr?category=rcr_familystatus&download=false&count=0


Lease-up & Movers 
For the current reporting month, Lakeland Housing Authority issued 43 vouchers to movers.  We received 30 
Requests for Tenancy Approvals during the month.  We processed 31 initial move-in and 5 port-ins, and 0 port outs 
were sent to another jurisdiction. 2 HCV Homeownership.  
 
Active Clients 
LHA is servicing 1,407 families on the Housing Choice Voucher program.   
 

Program Total 
Vouchers 

• Regular Vouchers & Project 
Based Vouchers 

1100 

• Mainstream 71 
• VASH 82 
• Tenant Protection 89 
• Port Out 6 
• Port In 7 
• Foster 

Youth 
• EHV 

14 
 
 

87 
 
EOP – End of Participation 
LHA processed 5 EOP’s with a date effective the month.  Below are the reasons for leaving the program: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
PIC Reporting Percentage 

All Housing Authorities are required to submit information to HUD through the PIH Information Center (PIC).  
All transactions processed on the Housing Choice Voucher Program are submitted on a monthly basis to PIC.  
HUD requires a monthly reporting rate of 95%. Below is our current reporting rate for the Housing Choice 
Voucher program:  
 

Effective Date HCV Date Collected 
01/31/2024 101% 2/08/2024 

 
General information and activities for the month 

 
• The Housing Choice Voucher Department processed 103 annual certifications and 85 interim certifications. 
• The Inspections Unit conducted a total of 57 inspections. 
• A total of 4 hearings were conducted.  

 

Reason Count 
• Termination – Criminal 0 
• Termination – Unreported income 

and/or family composition 
0 

• Left w/out notice 0 
• No longer need S/8 Assistance and/or transfer to 

another program 
1 

• Deceased 0 
• Landlord Eviction 0 
• Lease and/or Program Violations non-curable 4 

Total 5 



 
 

Reports from the Communities 
1. West Lake  
2. West Lake Addition 
3. Cecil Gober 
4. John Wright Homes 
5. Carrington Place (Formerly known as Dakota Apartments) 
6. Renaissance/Washington Ridge   
7. Villas at Lake Bonnet 
8. Colton Meadow 
9. The Manor at West Bartow 
10. Twin Lakes Estates Senior Phase I 
11. The Micro-Cottages at Williamstown 
12. Eddie Woodard Apartments (Under Construction-Preleasing)  

 

Item
 

C
ecil G

ober 

John W
right 

C
arrington 
Place 

R
enaissance 

V
illas L

ake 
B

onnet 

C
olton 

M
eadow

 

M
anor at 

W
est B

artow
 

T
w

in L
akes 

E
states I and 

II 

E
ddie 

W
oodard 

W
illiam

stow
n 

Occupancy  100%   100%  96%    100% 100%   100% 98% 99%   100% 100% 
Down units 
due to 
modernizatio
n/Insurance  

4 
offline 
fire 
units 

        Fully 
occupie
d 

 

Vacant units 0 0 2 0 0 0 2 2 0  0 
Unit 
inspections 

Yes Yes Yes Yes Yes Yes Yes Yes N/A Yes 

Building 
inspections 

Yes Yes Yes Yes Yes Yes Yes 100% N/A Yes 

 Security 
issues 
(Insurance 
claims) 

No No No No No No No No No No 

Newsletter 
distributed 

Yes Yes Yes Yes Yes Yes Yes Yes N/A Yes 

Community 
Manager’s 
Name 

Vaness
a C. 
Johnso
n 

Vaness
a C. 
Johnso
n 

Vaness
a C. 
Johnso
n 

Gladys 
Delgado 

Gladys 
Delgado 

Gladys 
Delgad
o 

Patricia 
Blue 

Jeannette 
Albino and 
Angela 
Johnson 

Pamela 
Branaga
n 

Gladys 
Delgad
o 

 
Family Self-Sufficiency 
FSS Program Statistics  
 
Programs 
 

Mandatory Enrolled 
Families 

Participants 
with Escrow 

% With 
Escrow 

FSS Section 8 (HCV)  
25 

88  
44 

50% 

FSS Public Housing  
25 

35 20 57% 

     



 
Escrow Balances 
 
Programs 
 

Escrow 
Balances 

Enrolled 
Families 

Participants 
with Escrow 

% With Escrow 

FSS Section 8 (HCV)  
$273,122 195 44 25 

FSS Public Housing $84,709 59 20 34 
FSS Public Housing – 
Renaissance 

$40,218 35 

 
 

19 44% 
 
Recruiting 

• 73 Prospective persons are on the FSS Waiting List  
 

Housing Choice Voucher Program (Section 8): 
• FSS clients 50058 data to Public & Indian Housing (PIC) is submitted in a timely manner, while ensuring 

that the information in PIC is current and up to date. 
(HCV) Termination/Forfeiture/Transfer/Disbursement: 

• Zero (0) forfeiture in the amount of $0, contract ended/request to end participation from the program. 
• Forfeitures to the FSS escrow account replenish the Housing Assistance Payments (HAP) account, so that 

more families may be served. For May the forfeiture total is $0. 
 
COMMUNITY NETWORKING 
Agency Connection Network Meeting every Wednesday via Zoom Monthly Meeting. This partner meeting will be 
held on the first - 1st Wednesday of every month. The LHA will join Homeless Coalition of Polk County monthly 
meeting every third - 3rd Wednesday.  With the networking opportunity as mentioned, the LHA – FSS will 
coordinate our monthly meeting with community partner to develop the FSS Program Coordinating Committee 
(PCC).   

• Aurelia McGruder – Life Planning 
• Oria Acebal – IRS - Tax Preparation – LHA VITA Site – Tax Services  
• Von McGriff -Tutoring Solutions,LLC–Tutoring for Elementary/Middle High School Students 
• Polk County School District – (ACT/SAT, Collegiate Guidelines)  
• Polk State College – Athletic Guidelines 
• Polk County School District – Terri Laster 
• Impowered Minds – Jason Glanton 
• Polk County Career Source 
• Agency Connection Network 

 
FSS PROGRAM COORDINATING COMMITTEE 
Program Coordinating Committee (PCC) meeting has been canceled until further notice due to the coordination of 
New FSS Final Rule. However, outreach and recruitment are forthcoming to redevelop the Program Coordinating 
Committee.  The new LHA FSS communication pattern will be developed for a hybrid/virtual meeting committee.  
An update of the community partners will be forthcoming.  Initially, the PCC Meeting plans are being considered 
for 10-12 partners.   
                                           
FAMILY SELF SUFFICIENCY – SERVICES and ACTIVITIES   

• Volunteer Tax Service Assistance Program (VITA) – Extended Saturdays  
• FSS Workshop – Financial Education and Employability Skills  

 
 
 
 
 



YOUTHBUILD PROGRAM 
See attached.  
 
Respectfully,  

Carlos R. Pizarro An 
Carlos R. Pizarro An, Senior Vice-President 

 



January Board Report 
 

 

 

 

 

 
• Senior Program Manager 

 
o Formal Graduation and Commencement Celebration took place at the Coleman-Bush 

Community Center on December 7, 2023 for graduates of YouthBuild-Lakeland 
(YBL) Cycle 21. 
 

o Staff continued to conduct the required follow-ups to determine the status 
(employment, supportive services needed, etc.) of all graduates of Cycle 20 and Cycle 
21. 
 

o YouthBuild-Lakeland Mental Toughness (Orientation) commenced on December 11, 
2023. We had a total of forty-nine (49) applicants to participate in the orientation. 
Unfortunately, our program could only service thirty-six (36) during this last six-month 
cohort; therefore, we had to place thirteen (13) applicants on our waitlist. An 
informational packet was provided to each of these applicants. The packet included 
supportive services contacts and a referral to other YouthBuild locations. 

 
o YouthBuild-Lakeland has officially enrolled thirty-six (36) new participants for its 

Cycle 22 cohort. 
 

o Staff spent a significant amount of time on file set-up and integrity of each file, 
collecting important documents (birth certificates, social security cards, parental 
consent forms, picture identification, emergency contacts, and other pertinent 
information). 
 

o Academic Case Manager requested school transcripts from Polk County Schools (and 
others, as applicable) to enroll participants of YBL Cycle 22 in Penn Foster. 
 

o Job Readiness Specialist developed spreadsheet to prepare DYB and GPMS Report. 
 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

_____________________________________________________________________________ 

                     Earl W. Haynes                  Cynthia E. Zorn-Shaw 
  Senior Program Manager               Job Placement Specialist 

  
                      Katherine Ruiz                                             Derrick Bugg     
             Academic Case Manager          Construction Training Supervisor 

 
Marquis Roberts 

Case Manager 

 

 

YouthBuild-Lakeland staff chaperoned fifteen (15) C attended the 
Central Florida Diversity Business Council Meeting, held downtown 
Lakeland on January 31, 2024. 

 

Every morning YouthBuild-Lakeland staff interacts with the participants to motivate and 
establish a positive tone for the day.  



 

 

 

 

 

 

 

 

 

 

 

 

      ◄ Finance 

      ◄ Contracting  

      ◄ Development 

      ◄ YouthBuild 
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RESOLUTIONS 



The Housing Authority of the City of Lakeland 
Request for Board Action 

 
1. Describe Board Action Requested and why it is necessary: 
 

Re: Resolution # 24-1543 
The Board of Commissioners is requested to approve the above-referenced 
resolution to authorize the Executive Director to execute and submit the Fiscal Year 
2023 Section 8 Management Assessment Program (SEMAP) report and certification 
to the U.S. Department of Housing and Urban Development. 

 
2. Who is making request: 
 

A. Entity: The Housing Authority of the City of Lakeland 
 
B. Project: Submittal of the FY2023 Section 8 Management Assessment 

Program (SEMAP) report 
 
C. Originator: Carlos Pizarro 

 
3. Cost Estimate: 
 

N/A 

 
Narrative: 
 
The Section 8 Management Assessment Program (also known as SEMAP) was 
implemented by the U.S. Department of Housing and Urban Development in October 
1998 to objectively monitor the performance of Housing Agencies in the administration 
of the Housing Choice Voucher program. The SEMAP includes (14) fourteen key 
indicators that measure a Public Housing Agency’s management factors in the 
operation of the Housing Choice Voucher program. The results of this evaluation will 
indicate if a Housing Agency is rated as a high, standard, or troubled performer. (Note: 
LHA is an MTW agency thus no score will be issued, nor the agency will be rated).  
 
The Code of Federal Regulations, Section 985.101, requires that  Public Housing 
Agency which administers a Section 8 program to annually submit a SEMAP 
certification to the Department of Housing and Urban Development within 60 calendar 
days after the end of the Public Housing Agency’s fiscal year. 
 
Each of the fourteen SEMAP indicators has an assigned point value. A PHA self-
certifies each of the indicators and the Department of Housing and Urban Development 
verifies the self-certification through annual audits, submission of documents, and 
through a tenant reporting database system called the Public and Indian Housing 
Information Center (also known as PIC). 
 



The Housing Authority of the City of Lakeland Housing Choice Voucher Program staff 
have audited the tenant files and conducted quality control inspections to determine 
the program performance and to prepare the certification form. The overall SEMAP 
score is based on the cumulative scores of all fourteen indicators. 
The following documentation is attached to this narrative: 
 

• Attachment 1 is a matrix of the Section 8 Management Assessment Program 
indicators and comparison with prior year submission (2022 and 2023). This 
matrix indicates the maximum points available for each indicator as well as the 
Housing Authority’s score based on the self-assessment. 
 

• Board Resolution #24-1543 which is a required submittal. 
 

• A completed copy of the HUD Form 52648-Section 8 Management Assessment 
Program (SEMAP) Certification-to be signed by the Executive Director (or his 
designee) and the Chairman of the Housing Authority of the City of Lakeland 
Board of Commissioners. 
 

According to the results indicated on Attachment 1 for Fiscal Year 2023, the Housing 
Authority of the City of Lakeland achieved a total of 140 of 145 maximum possible 
points. The Housing Authority overall rating is 96%. A housing authority that achieves 
a score of at least 90% is considered to be a High Performer Program. Note: MTW 
agencies cannot receive a score or a designation.  

 



RESOLUTION NO. 24-1543 
 

APPROVING THE SUBMITTAL OF THE 2023 FISCAL YEAR SECTION 
8 MANAGEMENT ASSESSMENT PROGRAM CERTIFICATION 

 
 

 WHEREAS, on October 13, 1998, the U.S. Department of Housing and Urban 
Development established the Section 8 Management Assessment Program to 
objectively measure a public housing agency’s performance in administering a Section 
8 Housing Choice Voucher tenant-based program; and 
 

WHEREAS, the Department of Housing and Urban Development established 
fourteen performance indicators that address key areas in the management of the 
Section 8 Housing Choice Voucher program; and 
 

WHEREAS, the Department of Housing and Urban Development established the 
Public and Indian Housing Information Center as a database system to monitor the 
housing authorities’ compliance with the designated performance indicators; and 

 
WHEREAS, Code of Federal Regulations, Section 985.101 requires that each 

housing authority administers a Section 8 tenant-based assistance program annually 
submit a Section 8 Management Assessment Program certification within 60 days after 
the end of its fiscal year; and 

 
WHEREAS, the Section 8 Management Assessment Program certification for the 

Housing Authority of the City of Lakeland is due to the Department of Housing and Urban 
Development by February 29, 2024.  
 
 NOW THEREFORE, BE IT RESOLVED that the Board of Commissioners of the 
Housing Authority of the City of Lakeland hereby: 
 

1. That the Executive Director (or his designee) is hereby authorized and directed 
to prepare a Section 8 Management Assessment Program certification 
attesting that there is no evidence to indicate seriously deficient performance 
in the operation of the Housing Authority of the City of Lakeland’s Section 8 
program; and 
 

2. That the Executive Director (or his designee) and the Chairman of the Housing 
Authority of the City of Lakeland Board of Commissioners are hereby 
authorized to execute said certification on behalf of the Housing Authority of 
the City of Lakeland and to submit same to the Department of Housing and 
Urban Development. 



CERTIFICATE OF COMPLIANCE 
 

This is to certify that the Board of Commissioners of the Housing Authority of 
the City of Lakeland has approved and adopted Resolution No. 24-1543 dated February 
26, 2024. 
 
Attested by: 
 
 
_______________________________  _______________________________ 
Benjamin Stevenson, Secretary  Don Brown, Chairman 



                          OMB Approval No. 2577-0215U.S. Department of HousingSection 8 Management Assessment and Urban Development                                                 (exp. 02/29/2020)Program (SEMAP) Office of Public and Indian Housing

Certification
Public reporting burden for this collection of information is estimated to average 12 hours per response, including the time for reviewing instructions,
searching existing data sources, gathering and maintaining the data needed, and completing and reviewing the collection of information.  This agency may
not conduct or sponsor, and you are not required to respond to, a collection of information unless it displays a currently valid OMB control number.
This collection of information is required by 24 CFR sec 985.101 which requires a Public Housing Agency (PHA) administering a Section 8 tenant-based
assistance program to submit an annual SEMAP Certification within 60 days after the end of its fiscal year.  The information from the PHA concerns the
performance of the PHA and provides assurance that there is no evidence of seriously deficient performance.  HUD uses the information and other data
to assess PHA management capabilities and deficiencies, and to assign an overall performance rating to the PHA. Responses are mandatory and the
information collected does not lend itself to confidentiality.

Instructions   Respond to this certification form using the PHA’s actual data for the fiscal year just ended.
PHA Name For PHA FY Ending (mm/dd/yyyy) Submission Date (mm/dd/yyyy)

Check here if the PHA expends less than $300,000 a year in Federal awards
Indicators 1 - 7 will not be rated if the PHA expends less than $300,000 a year in Federal awards and its Section 8 programs are not audited
for compliance with regulations by an independent auditor. A PHA that expends less than $300,000 in Federal awards in a year must still
complete the certification for these indicators.
Performance Indicators

1. Selection from the Waiting List.  (24 CFR 982.54(d)(1) and 982.204(a))
(a) The PHA has written policies in its administrative plan for selecting applicants from the waiting list.

PHA Response Yes No

(b) The PHA’s quality control samples of applicants reaching the top of the waiting list and of admissions show that at least 98% of the families in the
samples were selected from the waiting list for admission in accordance with the PHA’s policies and met the selection criteria that determined their places
on the waiting list and their order of selection.

PHA Response Yes No

2. Reasonable Rent.  (24 CFR 982.4, 982.54(d)(15), 982.158(f)(7) and 982.507)
(a)  The PHA has and implements a reasonable written method to determine and document for each unit leased that the rent to owner is reasonable based
on current rents for comparable unassisted units (i) at the time of initial leasing, (ii) before any increase in the rent to owner, and (iii) at the HAP contract
anniversary if there is a 5 percent decrease in the published FMR in effect 60 days before the HAP contract anniversary.  The PHA’s method takes into
consideration the location, size, type, quality, and age of the program unit and of similar unassisted units, and any amenities, housing services,
maintenance or utilities provided by the owners.

PHA Response Yes No

(b) The PHA’s quality control sample of tenant files for which a determination of reasonable rent was required shows that the PHA followed its written
method to determine reasonable rent and documented its determination that the rent to owner is reasonable as required for (check one):

PHA Response   At least 98% of units sampled   80 to 97% of units sampled   Less than 80% of units sampled

3. Determination of Adjusted Income.  (24 CFR part 5, subpart F and 24 CFR 982.516)
The PHA’s quality control sample of tenant files shows that at the time of admission and reexamination, the PHA properly obtained third party verification
of adjusted income or documented why third party verification was not available; used the verified information in determining adjusted income; properly
attributed allowances for expenses; and, where the family is responsible for utilities under the lease, the PHA used the appropriate utility allowances for
the unit leased in determining the gross rent for (check one):

PHA Response   At least 90% of files sampled   80 to 89% of files sampled   Less than 80% of files sampled

4. Utility Allowance Schedule.  (24 CFR 982.517)
The PHA maintains an up-to-date utility allowance schedule.  The PHA reviewed utility rate data that it obtained within the last 12 months, and adjusted
its utility allowance schedule if there has been a change of 10% or more in a utility rate since the last time the utility allowance schedule was revised.
PHA Response Yes No

5. HQS Quality Control Inspections.  (24 CFR 982.405(b))
A PHA supervisor (or other qualified person) reinspected a sample of units during the PHA fiscal year, which met the minimum sample size required by
HUD (see 24 CFR 985.2), for quality control of HQS inspections.  The PHA supervisor’s reinspected sample was drawn from recently completed HQS
inspections and represents a cross section of neighborhoods and the work of a cross section of inspectors.

PHA Response Yes No

6. HQS Enforcement.  (24 CFR 982.404)
The PHA’s quality control sample of case files with failed HQS inspections shows that, for all cases sampled, any cited life-threatening HQS deficiencies
were corrected within 24 hours from the inspection and, all other cited HQS deficiencies were corrected within no more than 30 calendar days from the
inspection or any PHA-approved extension, or, if HQS deficiencies were not corrected within the required time frame, the PHA stopped housing assistance
payments beginning no later than the first of the month following the correction period, or took prompt and vigorous action to enforce the family obligations
for (check one):
PHA Response   At least 98% of cases sampled   Less than 98% of cases sampled

form HUD-52648 (11/2013)
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7. Expanding Housing Opportunities.  (24 CFR 982.54(d)(5), 982.153(b)(3) and (b)(4), 982.301(a) and 983.301(b)(4) and (b)(12)).
Applies only to PHAs with jurisdiction in metropolitan FMR areas.
Check here if not applicable

(a)  The PHA has a written policy to encourage participation by owners of units outside areas of poverty or minority concentration which clearly delineates
areas in its jurisdiction that the PHA considers areas of poverty or minority concentration, and which includes actions the PHA will take to encourage
owner participation.
PHA Response Yes  No

(b)  The PHA has documentation that shows that it took actions indicated in its written policy to encourage participation by owners outside areas of poverty
and minority concentration.
PHA Response Yes  No

(c)  The PHA has prepared maps that show various areas, both within and neighboring its jurisdiction, with housing opportunities outside areas of poverty
and minority concentration; the PHA has assembled information about job opportunities, schools and services in these areas; and the PHA uses the maps
and related information when briefing voucher holders.
PHA Response Yes  No

(d)  The PHA’s information packet for voucher holders contains either a list of owners who are willing to lease, or properties available for lease, under
the voucher program, or a list of other organizations that will help families find units and the list includes properties or organizations that operate outside
areas of poverty or minority concentration.
PHA Response Yes  No

(e)  The PHA’s information packet includes an explanation of how portability works and includes a list of neighboring PHAs with the name, address and
telephone number of a portability contact person at each.
PHA Response Yes  No

(f)  The PHA has analyzed whether voucher holders have experienced difficulties in finding housing outside areas of poverty or minority concentration
and, where such difficulties were found, the PHA has considered whether it is appropriate to seek approval of exception payment standard amounts in
any part of its jurisdiction and has sought HUD approval when necessary.
PHA Response Yes  No

8. Payment Standards.  The PHA has adopted current payment standards for the voucher program by unit size for each FMR area in the PHA jurisdiction
and, if applicable, for each PHA-designated part of an FMR area, which do not exceed 110 percent of the current applicable FMR  and which are not
less than 90 percent of the current FMR (unless a lower percent is approved by HUD).  (24 CFR 982.503)

PHA Response Yes  No

Enter current FMRs and payment standards (PS)

0-BR FMR _________ 1-BR FMR _________ 2-BR FMR _________ 3-BR FMR ________ 4-BR FMR _________
PS ______________ PS ______________ PS ______________ PS ______________ PS ______________

If the PHA has jurisdiction in more than one FMR area, and/or if the PHA has established separate payment standards for a PHA-designated
part of an FMR area, attach similar FMR and payment standard comparisons for each FMR area and designated area.

9. Annual Reexaminations.  The PHA completes a reexamination for each participating family at least every 12 months.  (24 CFR 982.516)

PHA Response Yes  No

10. Correct Tenant Rent Calculations.  The PHA correctly calculates tenant rent in the rental certificate program and the family rent to owner in the rental
voucher program.  (24 CFR 982, Subpart K)

PHA Response Yes  No

11. Precontract HQS Inspections.  Each newly leased unit passed HQS inspection before the beginning date of the assisted lease and HAP contract.  (24 CFR
982.305)

PHA Response Yes  No

12. Annual HQS Inspections.  The PHA inspects each unit under contract at least annually.  (24 CFR 982.405(a))

PHA Response Yes  No

13. Lease-Up.  The PHA executes assistance contracts on behalf of eligible families for the number of units that has been under budget for at least one year.

PHA Response Yes  No

14a. Family Self-Sufficiency Enrollment.  The PHA has enrolled families in FSS as required.  (24 CFR 984.105)
Applies only to PHAs required to administer an FSS program .
Check here if not applicable
PHA Response
a. Number of mandatory FSS slots (Count units funded under the FY 1992 FSS incentive awards and in FY 1993 and later

through 10/20/1998.  Exclude units funded in connection with Section 8 and Section 23 project-based contract
terminations; public housing demolition, disposition and replacement; HUD multifamily property sales; prepaid or
terminated mortgages under section 236 or section 221(d)(3); and Section 8 renewal funding.  Subtract the number of
families that successfully completed their contracts on or after 10/21/1998.)

or, Number of mandatory FSS slots under HUD-approved exception

form HUD-52648 (8/2000)
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b. Number of FSS families currently enrolled

c. Portability:  If you are the initial PHA, enter the number of families currently enrolled in your FSS program, but who
have moved under portability and whose Section 8 assistance is administered by another PHA

Percent of FSS slots filled (b + c divided by a)

14b. Percent of FSS Participants with Escrow Account Balances.   The PHA has made progress in supporting family self-sufficiency as measured by the
percent of currently enrolled FSS families with escrow account balances.  (24 CFR 984.305)
Applies only to PHAs required to administer an FSS program .
Check here if not applicable

PHA Response Yes No

Portability:  If you are the initial PHA, enter the number of families with FSS escrow accounts currently enrolled in your
FSS program, but who have moved under portability and whose Section 8 assistance is administered by another PHA

Deconcentration Bonus Indicator   (Optional and only for PHAs with jurisdiction in metropolitan FMR areas).

The PHA is submitting with this certification data which show that:
(1) Half or more of all Section 8 families with children assisted by the PHA in its principal operating area resided in low poverty census tracts at the end of the last

PHA FY;
(2) The percent of Section 8 mover families with children who moved to low poverty census tracts in the PHA’s principal operating area during the last PHA FY

is at least two percentage points higher than the percent of all Section 8 families with children who resided in low poverty census tracts at the end of the last
PHA FY;
or

(3) The percent of Section 8 mover families with children who moved to low poverty census tracts in the PHA’s principal operating area over the last two
PHA FYs is at least two percentage points higher than the percent of all Section 8 families with children who resided in low poverty census tracts at the
end of the second to last PHA FY.

PHA Response Yes No            If yes, attach completed deconcentration bonus indicator addendum.

I hereby certify that, to the best of my knowledge, the above responses under the Section 8 Management Assessment Program (SEMAP) are true and accurate
for the PHA fiscal year indicated above.  I also certify that, to my present knowledge, there is not evidence to indicate seriously deficient performance that casts
doubt on the PHA’s capacity to administer Section 8 rental assistance in accordance with Federal law and regulations.
Warning:  HUD will prosecute false claims and statements.  Conviction may result in criminal and/or civil penalties.  (18 U.S.C. 1001, 1010, 1012;   31 U.S.C. 3729, 3802)

Executive Director, signature: Benjamin Stevenson

___________________________________________________________ 

Date (mm/dd/yyyy) ____________________________________________

Chairperson, Board of Commissioners, signature: Don Brown

_________________________________________________________ 

Date (mm/dd/yyyy) _________________________________________

The PHA may include with its SEMAP certification any information bearing on the accuracy or completeness of the information used by the PHA in providing its
certification.

form HUD-52648 (11/2013)
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Lakeland Housing Authority
Section 8 Management Assessment Program (SEMAP) Scores
Prepared: January 2024

SEMAP Indicator Indicator Description
 Possible 

Points 
Maximum 

Score
FY 2022   

Final Score
2023   Score Comments

1. Selection & Admission from the 
Waiting List

LHA can demonstrate that 98% of applicants were selected from the waiting list in 
accordance with written policies included in the Administrative Plan.   

0 or 15 15 15 15 Full score

2. Reasonable Rent
Measures if LHA has implemented a reasonable method to determine and 
document, for each unit leased, that the rent payable to the owner is reasonable 
based on current rents for comparable unassisted units.

0, 15 or 20 20 20 20 Full score

3. Determination of Adjusted 
Income

At the time of admission and annual reexamination, LHA verifies and correctly 
determines adjusted annual income for each assisted family.  Where the family is 
responsible for utilities under the lease, LHA uses the appropriate utility allowance.

0, 15 or 20 20 20 20 Full score

4. Utility Allowance Schedule The LHA maintains an up-to-date utility allowance schedule. 0 or 5 5 5 5 Full score

5. HQS Quality Control (QC) 
Inspections 

A qualified person reinspects aa sample of the total units under contract 
during the LHA's last fiscal year .  The sample must be drawn from recently 
completed HQS Inspections. 

0 or 5 5 5 5 Full score

6. HQS Enforcement
For each HQS fail cited, life threatening deficiencies are corrected within 24 hours 
and all other deficiencies are corrected within 30 days or extension approved.If 
Deficiencies are not corrected payment is abate. 

0 or 10 10 10 10 Full score

7. Expanding Housing 
Opportunities

LHA has adopted and implemented a written policy to encourage participation by 
owners of units outside areas of poverty or minority concentration.  LHA informs 
families of the full range of areas where they may lease units including a list of 
available units 

0 or 5 5 5 5 Full score

8. Fair Market Rent (FMR) Limit 
and Payment Standards

LHA has adopted Payment Standards (PS) schedule that establishes 
voucher PS amounts by unit size for each FMR area.  PS do not exceed 
110% or are below 90% of the current published FMR's. 

0 or 5 5 5 5 Full score

9. Annual Reexaminations
LHA completes a reexamination for each participating family at least every 
12 months.  

0, 5, or 10 10 10 10 Full score

10. Correct Tenant Rent 
Calculations

LHA correctly calculates the tenant’s share of the rent.  0 or 5 5 5 5 Full score

11. Pre-Contract HQS Inspections
Newly leased units passed HQS inspection on or before the beginning date 
of the assisted lease and HAP contract. 0 or 5 5 5 5 Full score

12. Annual HQS Inspections LHA inspects each unit under contract at least annually.  0, 5 or 10 10 5 5 Full score

13. Lease-Up
LHA leased a percentage of units during fiscal year   or expended a 
percentage of alloacated  budget to support lease up. The percentage for 
98% or higher, 95% or higher or less than 95%.  

0,15 or 20 20 20 20 Full score

14. Family Self-Sufficiency

LHA has: a) enrolled families in FSS as required; and, b) the extent of the LHAs 
progress by measuring the Percent of current FSS participants with progress 
reports entered in MTCS that have had increases in earned income that resulted in 
escrow account

0, 3, 5, 8 or 
10

10 10 10 Full score

2/7/2024 2/7/2024



15. Bonus Indicator - 
Deconcentration

Metropolitan HAs are entitled to bonus points if the following deconcentration criteria are met; a) Half 
or more of all Section 8 families with children reside in low poverty census tracts; OR, b) The percent of 
Section 8 families with children who moved to low poverty census tract's in LHA is at least 2% higher 
than the % of families with children  residing in low poverty areas at the end of FY 

0 or 5 5 0 0
Will not utilize the bonus 

indicator as LHA does not qualify 
to use this indicator.

NOTES      Scores Rating        90% + High Performance Total 145 140 140

                              61-89% Standard 96.6% 96.55%

                              Less 60% Troubled 145 145

Percentage

Total Possible Points*
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SECTION 8 (EIGHT) MANAGEMENT 
ASSESSMENT PROGRAM (SEMAP) 
What is the section eight management assessment program? 
The section eight management assessment program (SEMAP) measures the 
performance of the public housing agencies (PHAs) that administer the 
housing choice voucher program in 14 key areas. 

How does SEMAP improve program performance? 
SEMAP will help HUD target monitoring and assistance to PHA programs 
that need the most improvement. 

What are the 14 key indicators of performance? 
The 14 indicators of performance show whether PHAs help eligible families 
to afford decent rental units at a reasonable subsidy cost as intended by 
Federal housing legislation. 

The 14 key indicators of PHA performance are: 

• Proper selection of applicants from the housing choice voucher 
waiting list 

• Sound determination of reasonable rent for each unit leased 

• Establishment of payment standards within the required range of the 
HUD fair market rent 

• Accurate verification of family income 

• Timely annual reexaminations of family income 

• Correct calculation of the tenant share of the rent and the housing 
assistance payment 

• Maintenance of a current schedule of allowances for tenant utility 
costs 

• Ensure units comply with the housing quality standards before 
families enter into leases and PHAs enter into housing assistance 
contracts 

• Timely annual housing quality inspections 



 

  

• Performing of quality control inspections to ensure housing quality 

• Ensure that landlords and tenants promptly correct housing quality 
deficiencies 

• Ensure that all available housing choice vouchers are used 

• Expand housing choice outside areas of poverty or minority 
concentration 

• Enroll families in the family self-sufficiency (FSS) program as 
required and help FSS families achieve increases in employment 
income. 

How does SEMAP work? 
SEMAP is used to remotely measure PHA performance and administration 
of the housing choice voucher program. SEMAP uses HUD's national 
database of tenant information and information from audits conducted 
annually by independent auditors. HUD will annually assign each PHA a 
rating on each of the 14 indicators and an overall performance rating of 
high, standard, or troubled. Metropolitan PHAs will also be able to earn 
bonus points for their achievements in encouraging assisted families to 
choose housing in low poverty areas. 

 



END OF REPORT 
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