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CITY OF LANCASTER 
NSP SUBSTANTIAL AMENDMENT

 
Jurisdiction(s): City of Lancaster 
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http://www.cityoflancasterca.org/
   

NSP Contact Person:  Christopher Shaver  
Address: 44933 North Fern Ave.             
Telephone: 661 723-6233               
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INTRODUCTION 
 
The following substantial amendment represents the City of Lancaster’s application 
for the allocation of Neighborhood Stabilization Program (NSP) funds. The 
amendment is a supplement to the FY 2008/2009 Annual Action Plan submitted to 
the U.S. Department of Housing and Urban Development (HUD) on May 14, 2008 
and is necessary to accommodate new HUD funding under the NSP. 
 
The Housing and Economic Recovery Act of 2008 was adopted by the U.S. Congress, 
appropriating $3.8 billion to address foreclosed and/or abandoned housing units in 
the nation’s communities.  The City of Lancaster, one of most impacted cities within 
California with the highest rate of foreclosures, will receive a NSP allocation of 
$6,983,533 from HUD.  These funds must benefit persons of low, moderate- and 
middle-income in areas within the community with the greatest percentage of home 
foreclosures, homes financed by subprime mortgage related loans and areas likely to 
face a significant rise in the rate of home foreclosures.  
 
These funds may also be used in financing mechanisms in down payment assistance 
programs. The grant also requires that 25% of these funds must be used to assist very 
low income households (households earning below 50% of the area median income). 
The balance of the NSP funds may be used to assist households earning up to 120% of 
area median income.  The limit for a family of four in Lancaster is $90,950. 
 
The units acquired may be sold or rented to income-eligible persons at affordable 
rates, which means that the total housing costs for renters cannot exceed 30% of the 
household’s monthly income, and for owners the total housing costs cannot exceed 
35% of the household’s monthly income. 
 
Another requirement of NSP grant is that all funds must be committed within an 18-
month period. The 18-month period begins upon approval of the City’s NSP plan by 
HUD; however, if any NSP grantee does not submit a plan for approval to HUD prior 
to December 1, 2008, the grantee will forfeit their grant. 

http://www.cityoflancasterca.org/
mailto:cshaver@colra.org


 
The City of Lancaster will use NSP funds for four primary activities, which includes 
administration. The first activity consists of acquisition/rehabilitation and resale to 
income eligible homebuyers.  The second activity includes acquisition/rehabilitation 
and rental to income-eligible families as affordable rental units.  The third activity 
involves acquisition/ demolition/redevelopment of units where rehabilitation costs 
would exceed the purchase price.  The final activity is the allowed 10% 
Administration cost of the NSP grant. 
 
The City of Lancaster will prioritize the use of the NSP funds by first acquiring 
foreclosed units in neighborhoods with high risk factors, which include a high 
concentration of subprime mortgage loans and high percentage of the possibility of 
additional foreclosures. The neighborhoods in greatest need meet income eligibility 
criteria and are near highly visible corridors of the City. (Exhibit D) 
 
A.  AREAS OF GREATEST NEED 
 
Provide summary needs data identifying the geographic areas of greatest need in the 
grantee’s jurisdiction. 
 
Response:   
 
The City of Lancaster experienced unprecedented growth during the first half of this 
decade.  When the subprime mortgage issues surfaced, the City immediately felt the 
effects and experienced firsthand the negative impacts brought about by the increase 
in foreclosed upon and abandoned homes.  The City acted in a proactive manner in 
2006 and created the Neighborhood Preservation Foreclosure Program funded by the 
Lancaster Redevelopment Agency’s.  This program targeted specific, older 
neighborhoods in decline with a disproportionate number of foreclosed upon homes.  
To date, the Lancaster Redevelopment Agency has purchased over eighty foreclosed 
homes at a total cost of seven million dollars.  These homes are rehabilitated and 
then made available to income qualified, first-time home buyers. 
 
Despite these efforts, Lancaster remains among one of the top cities in California, 
month after month, with a consistently high foreclosure rate.  In the Metropolitan 
Service Area of Los Angeles/Long Beach, the City of Lancaster is among the top three 
cities with the highest number of foreclosures.  In March of 2008, Lancaster ranked 
number two with 869 foreclosures reported for that month, Los Angeles took the 
number one spot; and, in September of 2008, Lancaster ranked number three with 
853 foreclosures reported for that month, Los Angles again took the top spot and 
neighboring Palmdale took the number two spot with 866 reported foreclosures.   
 
The City has reviewed and analyzed readily available data and statistics to include 
the Comprehensive Housing Affordability Strategy (CHAS) data provided by HUD.  
The available data has assisted the City in identifying areas in greatest need of NSP 



household. The affordable housing cost is the product of 30 percent times 80 percent 
of the area median income adjusted for family size appropriate for the property. 
 
Resale of the property by the participants during the affordability period to a new 
purchaser that is not a low-income household, does not intend to occupy the property 
as a primary residence, or the resale price is not an affordable price, the City shall 
recapture the entire amount of the City loan, including principal, accrued interest 
and other applicable loan charges. 
 
During the affordability period, should participant transfer the property title, not 
occupy the property as a primary residence or not comply with any portion of the loan 
agreement, the City shall recapture the entire amount of the City loan, including 
principal, accrued interest and other applicable loan charges. 
 
Continued affordability will be ensured for the entire period of affordability through 
monitoring, following the specific HOME monitoring requirements as defined in 24 
CFR Part 92. 
 
4. Housing Rehabilitation Standards 
The City of Lancaster will ensure that all rehabilitation of residential properties 
utilizing NSP funds comply with applicable laws, codes and other requirements 
relating to housing safety, quality, and habitability, in order to sell, rent, or redevelop 
such homes and properties.   
 
D. LOW INCOME TARGETING 
 
At least 25 percent or $1,745,883 of the City’s NSP funding must benefit persons at or 
below 50 percent of the median area income.  The City intends to purchase and 
redevelop foreclosed upon or abandoned residential properties to house individuals or 
families that meet this NSP income requirement. 
 
E. ACQUISITIONS AND RELOCATION 
 
Indicate whether grantee intends to demolish or convert any low- and moderate-
income dwelling units (i.e., ≤ 80% of area median income). 

  
If so, include: 

• The number of low- and moderate-income dwelling units—i.e., ≤ 80% of area 
median income—reasonably expected to be demolished or converted as a direct 
result of NSP-assisted activities. 

• The number of NSP affordable housing units made available to low- , 
moderate-, and middle-income households—i.e.,  ≤ 120% of area median 
income—reasonably expected to be produced by activity and income level as 



provided for in DRGR, by each NSP activity providing such housing (including 
a proposed time schedule for commencement and completion). 

• The number of dwelling units reasonably expected to be made available for 
households whose income does not exceed 50 percent of area median income. 

 
Response: 
 
The primary NSP eligible activity that the City of Lancaster will undertake involves 
the acquisition and disposition of homes and residential properties that have been 
abandoned or foreclosed upon. The City will then rehabilitate the home/unit to ensure 
that all health and safety and code violations are addressed prior to making any 
general property improvements. Rehabilitated homes/units will then be made 
available to first time homebuyers. 
 
The City will commence the acquisition and rehabilitation activity upon the release of 
NSP funds, which is estimated to occur within the first month of 2009.  All initial 
NSP funds for this activity will be committed within the statutory 18-month period, 
as set forth in Section 2301(c) (1) of HERA.   
 
The number of NSP affordable housing units that the City of Lancaster will make 
available to low- , moderate- and middle-income households will be determined by the 
current market conditions at the time of acquisition and rehabilitation.  However, the 
City estimates that up to 22 NSP affordable housing units will be made available to 
households at or below 120 percent of area median income. 
 
The City does not anticipate carrying out any conversion activities.  Moreover, the 
City will only undertake demolition activities if combined acquisition and 
rehabilitation costs are greater than current fair market values.  If any demolition 
activities take place, the City anticipates that 1 to 4 units may fall into this category 
and funds for this activity will be committed within the statutory 18-month period. 
 
The City of Lancaster expects to acquire, rehabilitate and sell approximately 6 
homes/units to first time homebuyers at or below 50 percent of the area median 
income.  At least 25 percent of NSP funds must benefit persons who meet this income 
requirement.  
 
F. PUBLIC COMMENT 
A 15-day public comment period covering the period from November 11, 2008, to 
November 26, 2008, did not produce any public comment regarding the City of 
Lancaster’s NSP Substantial Amendment.  The amendment was also posted to the 
City’s website pursuant to NSP requirements. 
G.  NSP INFORMATION BY ACTIVITY (COMPLETE FOR EACH ACTIVITY) 
 



(1)  Activity Name: NSP-1a and NSP-1b Acquisition, Disposition, Rehabilitation 
and/or Downpayment Assistance of Abandoned or Foreclosed Residential Properties 
 
(2)  Activity Type: Purchase and rehabilitate homes and residential properties that 
have been abandoned or foreclosed upon homes in order to sell such homes and 
properties pursuant to 24 CFR 570.201(a) Acquisition and (b) Disposition and CFR 
570.202 eligible rehabilitation and preservation activities for homes and other 
residential properties (HUD notes that rehabilitation may include counseling for 
those seeking to take part in the activity) 
 
(3)  National Objective: Benefit low, moderate and middle income persons as defined 
in the NSP Notice. 
 
(4)  Projected Start Date: Early January, 2009. 
 
(5)  Projected End Date: Early July, 2010 for initial NSP allocation and for earned 
program income through July 2013. 
 
(6) Responsible Organization: The Lancaster Redevelopment Agency’s Department of 
Housing and Neighborhood Revitalization will be the responsible organization 
charged with implementing the eligible NSP activity.  The Lancaster Redevelopment 
Agency is located at 44933 North Fern Avenue, Lancaster CA 93534.  NSP 
Administrator: Christopher Shaver, (661) 723-6197, cshaver@colra.org. 
 
(7)  Location Description:  The areas of greatest need include:  

• The Piute neighborhood located in Census Tract 900602, Block Groups 1, 2,3 
and 4, which is bounded by 3rd Street East to 10th Street East and from Avenue 
H to Avenue I. 

• The Mariposa neighborhood located in Census Tract 900804, Block Groups 1 
and 2, which is bounded by Beech Avenue to 10th Street West and from Avenue 
H to Avenue I. 

• The Desert View neighborhood located in Census Tract 900803, Block Groups 
1, 2, 3 and 4, which is bounded by 10th Street west to 15th Street West and from 
Avenue H to Avenue I. 
 

(8)  Activity Description:   
Include a narrative describing the area of greatest need that the activity addresses; 
the expected benefit to income-qualified persons; and whether funds used for this 
activity will be used to meet the low income housing requirement for those below 50% 
of area median income. 
 
For housing related activities, include: 

• tenure of beneficiaries--rental or homeownership;  
• duration or term of assistance;  



• a description of how the design of the activity will ensure continued 
affordability. 

 
For acquisition activities, include: 

• discount rate 
 
For financing activities, include: 

• range of interest rates 
 

This NSP eligible activity is for the acquiring, rehabilitating and selling to first time 
homebuyers.  Qualified first time homebuyers that met the eligibility requirements of 
the NSP will have the opportunity to purchase a rehabilitated home that was once 
foreclosed upon or abandoned.  The first time homebuyer may also be eligible to 
participate in the Downpayment Assistance program or use an eligible financing 
mechanism to assist with the purchase of the home.   An affordability covenant will 
be recorded against the property for a period of 45 years.  Affordability will be 
ensured through an annual monitoring process.  The City will initially acquire the 
abandoned or foreclosed upon home at 5 percent below the current appraised value. 
The sales price will be equal to the costs incurred by the City, and this includes 
acquisition, rehabilitation and program delivery costs. 
 
I.  Total Budget:  (Include public and private components) NSP-1a $3,709,297 and 
NSP 1-b $1,745,883. 
 
J.  Performance Measures (e.g., units of housing to be acquired, rehabilitated, or 
demolished for the income levels of households that are 50 percent of area median 
income and below, 51-80 percent, and 81-120 percent): Performance measurement 
outcomes will be measured by the number of affordable housing units made available 
to income eligible households/persons.  The estimated number of persons or 
households between 51 percent and 80 percent of the area median income to benefit 
from this activity is expected to be eight.  The estimated number of persons or 
households between 81 percent and 120 percent of the area median income to benefit 
from this activity is expected to be ten.  The estimated number of persons or 
households below 50 percent of the area median income to benefit from this activity is 
expected to be no more than eight.             
 
(1)  Activity Name: NSP-2 Acquire and Demolish Foreclosed upon and Abandoned 
Homes and Residential Properties 
 
(2)  Activity Type:  (include NSP eligible use & CDBG eligible activity) Acquisition, 
rehabilitation, and/or resale; CDBG – 24 CFR 570.201(a), acquisition, (b), disposition, 
and 570.202, housing. 
 



3) National Objective: (Must be a national objective benefiting low, moderate and 
middle income persons, as defined in the NSP Notice—i.e., ≤ 120% of area median 
income). Primary beneficiaries (after redevelopment of the site) will be restricted to 
low-, moderate-, and middle-income clientele, as defined by the NSP Notice. All 
participants will be restricted to the income levels below 120% as established 
pursuant to NSP requirements for this purpose. 
 
4) Projected Start Date: Early January, 2009. 
 
5) Projected End Date: Early July, 2010 for initial NSP allocation and for earned 
program income through July 2013. 
 
(6) Responsible Organization: The Lancaster Redevelopment Agency’s Department of 
Housing and Neighborhood Revitalization will be the responsible organization 
charged with implementing the eligible NSP activity.  The Lancaster Redevelopment 
Agency is located at 44933 North Fern Avenue, Lancaster CA 93534.  NSP 
Administrator: Christopher Shaver, (661) 723-6197, cshaver@colra.org. 
 
(7)  Location Description:  The areas of greatest need include:  

• The Piute neighborhood located in Census Tract 900602, Block Groups 1, 2,3 
and 4, which is bounded by 3rd Street East to 10th Street East and from Avenue 
H to Avenue I. 

• The Mariposa neighborhood located in Census Tract 900804, Block Groups 1 
and 2, which is bounded by Beech Avenue to 10th Street West and from Avenue 
H to Avenue I. 

• The Desert View neighborhood located in Census Tract 900803, Block Groups 
1, 2, 3 and 4, which is bounded by 10th Street west to 15th Street West and from 
Avenue H to Avenue I. 

 
(8)  Activity Description:   
Include a narrative describing the area of greatest need that the activity addresses; 
the expected benefit to income-qualified persons; and whether funds used for this 
activity will be used to meet the low income housing requirement for those below 50% 
of area median income. 
 
For housing related activities, include: 

• tenure of beneficiaries--rental or homeownership;  
• duration or term of assistance;  
• a description of how the design of the activity will ensure continued 

affordability. 
 
For acquisition activities, include: 

• discount rate 
 



For financing activities, include: 
• range of interest rates 

 
This activity is for the acquisition, demolition and redevelopment of foreclosed upon 
and abandoned homes that would be cost prohibitive and would exceed  the cost to 
acquire and rehabilitate the foreclosed upon or abandoned property.  The property 
would then be used for infill housing or for the expansion or improvement of a public 
facility.  This activity will benefit persons/household at or below 120 percent of the 
area median income by offering infill development to be sold to eligible and qualified 
first time homebuyers.   
 
I.  Total Budget:  (Include public and private components) $580,000. 
 
J.  Performance Measures (e.g., units of housing to be acquired, rehabilitated, or 
demolished for the income levels of households that are 50 percent of area median 
income and below, 51-80 percent, and 81-120 percent): The City anticipates that a 
limited, no more than four, foreclosed upon or abandoned homes will be demolished 
and redeveloped with infill housing or public facility improvements.   
 
(1)  Activity Name: NSP-3 Establish Financing Mechanisms for Purchase and 
Redevelopment of Foreclosed Upon Homes and Residential Properties. 
 
(2)  Activity Type:  Activity delivery cost for eligible activities defined in NSP-1 as 
defined in 24 CFR 570.206, direct homeownership assistance.   
 
3) National Objective: (Must be a national objective benefiting low, moderate and 
middle income persons, as defined in the NSP Notice—i.e., ≤ 120% of area median 
income). Primary beneficiaries will be restricted to low-, moderate-, and middle-
income persons, as defined by the NSP Notice; and, all participants will be restricted 
to the income levels below 120% as established pursuant to NSP requirements for 
this purpose. 
 
4) Projected Start Date: Early January, 2009. 
 
5) Projected End Date: Early July, 2010 for initial NSP allocation and for earned 
program income through July 2013. 
 
(6) Responsible Organization: The Lancaster Redevelopment Agency’s Department of 
Housing and Neighborhood Revitalization will be the responsible organization 
charged with implementing the eligible NSP activity.  The Lancaster Redevelopment 
Agency is located at 44933 North Fern Avenue, Lancaster CA 93534.  NSP 
Administrator: Christopher Shaver, (661) 723-6197, cshaver@colra.org. 
 
(7)  Location Description:  The areas of greatest need include:  



• The Piute neighborhood located in Census Tract 900602, Block Groups 1, 2,3 
and 4, which is bounded by 3rd Street East to 10th Street East and from Avenue 
H to Avenue I. 

• The Mariposa neighborhood located in Census Tract 900804, Block Groups 1 
and 2, which is bounded by Beech Avenue to 10th Street West and from Avenue 
H to Avenue I. 

• The Desert View neighborhood located in Census Tract 900803, Block Groups 
1, 2, 3 and 4, which is bounded by 10th Street west to 15th Street West and from 
Avenue H to Avenue I. 

 
(8)  Activity Description:   
Include a narrative describing the area of greatest need that the activity addresses; 
the expected benefit to income-qualified persons; and whether funds used for this 
activity will be used to meet the low income housing requirement for those below 50% 
of area median income. 
 
For housing related activities, include: 

• tenure of beneficiaries--rental or homeownership;  
• duration or term of assistance;  
• a description of how the design of the activity will ensure continued 

affordability. 
 
For acquisition activities, include: 

• discount rate 
 
For financing activities, include: 

• range of interest rates 
 
The purpose of this activity is to provide financial assistance for income eligible 
households/persons to assist in the acquisition of foreclosed upon and abandoned 
homes. The form of assistance may include down payment assistance. 
 
I.  Total Budget: (Include public and private components) The budget for this activity 
may be adjusted up or down depending on market conditions, initially $250,000 has 
been allocated to this activity.   
 
J.  Performance Measures (e.g., units of housing to be acquired, rehabilitated, or 
demolished for the income levels of households that are 50 percent of area median 
income and below, 51-80 percent, and 81-120 percent):  This activity pertains to 
assisting households/persons in purchasing abandoned or foreclosed upon properties 
within the identified areas.  Downpayment assistance will be made available to 
eligible households/persons with incomes below 120 percent of the area median 
income. The City anticipates in assisting up to six households/persons with NSP 
acquired and rehabilitated homes. The City will make every attempt to meet the 
requirements for those below 50 percent of the area median income. 



 
(1) Activity Name: Administration (NSP-4) 
 
(2) Activity Type: (include NSP eligible use & CDBG eligible activity) CDBG: 24 CFR 
570.206 
 
(3) National Objective: Administration is exempt from meeting a national objective 
 
(4) Projected Start Date: Early January, 2009. 
 
(5)Projected End Date: Early July, 2010 for initial NSP allocation and for program 
income through July 2013. 
 
(6) Responsible Organization: The Lancaster Redevelopment Agency’s Department of 
Housing and Neighborhood Revitalization will be the responsible organization 
charged with implementing the eligible NSP activity.  The Lancaster Redevelopment 
Agency is located at 44933 North Fern Avenue, Lancaster CA 93534.  NSP 
Administrator: Christopher Shaver, (661) 723-6197, cshaver@colra.org. 
 
 (7) Location Description: The Lancaster Redevelopment Agency will be the lead 
entity for carrying out administration activities, at 44933 North Fern Avenue, 
Lancaster CA 93534. 
 
 (8) Activity Description: Administration of the NSP Grant. 
 
(9) Total Budget: Administration activity budget equals 10 percent of the grant, 
which is $698,353.  Program income is also subject to 10 percent administration 
expenditures when applicable.   
 
(10)Performance Measures: Not applicable for administration. 
 
 
 






