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City of League City, Texas 

Section 108 Loan Pre-Application for the 

Main Street/Park Avenue CDBG Neighborhood 

 

Introduction  

The City of League City, Texas is requesting $1,591,860 in funding under the Section 108 Loan Guarantee 

Program of the U.S. Department of Housing and Urban Developmentôs (HUD) Community Development 

Block Grant (CDBG) Program.  The Section 108 Loan Guarantee Program allows CDBG Entitlement 

Jurisdictions to pledge up to five years of expected CDBG funding to guarantee a loan as a source of 

financing for economic development, housing rehabilitation, public facilities, and infrastructure.  Cities 

such as League City do not receive enough CDBG funding in any one year to allow for the completion of 

large-scale physical development and rehabilitation projects.  In addition, HUD regulations to not allow 

Entitlement Jurisdictions to ñstock-pileò their allocations over several years to build sufficient funding for 

a project.  Therefore, the loan guarantee program provides loans large enough to carry out larger local 

projects that can revitalize and improve neighborhoods.  The loans are required to be repaid within 20 years 

and to not absorb all of the annual CDBG allocation.  The current and future CDBG allocations are a 

security for the loan.   

Section 108 obligations are financed through underwritten public offerings.  Financing between public 

offerings is provided through an interim lending facility established by HUD.  Interest rates on interim 

borrowing are priced at the 3-month London Interbank Offered Rate (LIBOR) plus 20 basis points (0.2%).  

As of August 16, 2016, the 3-month LIBOR rate is 0.82%, and with the added 0.2%, the total is 1.02%.  

Permanent financing is tied to yields on the U.S. Treasury securities of similar maturity to the principal 

amount.  A small additional spread, depending on maturity, will be added to the Treasury market yield to 

determine the actual interest rate.   

The activities to be carried out with the Section 108-guaranteed loan must meet HUDôs community 

development objectives as well as the Cityôs priorities detailed in its latest PY 2017-2021 Consolidated 

Plan. The primary objective of the CDBG program and the Section 108-guaranteed loan, as defined in 24 

CFR 570.200(a)(3), is to assist low- to moderate-income (LMI ) residents with at least 70% of its funding.  

Within this objective, all activities must meet one or more of the three national objectives defined under 24 

CFR 570.200(a)(2) as benefiting LMI  families, aiding in the prevention or elimination of slums or blight, 

or meeting other community development needs that have an urgency due to existing conditions that pose 

a serious and immediate threat to the health or welfare of the community and where other financial resources 

are not available.   

HUD normally defines a LMI  area as those Census block groups with 51% or more LMI  households.  

However, some cities, especially younger suburban cities, have few pockets of low-income within large 

block groups.  As a result, HUD grants an exception when fewer than 25% of the populated block groups 

contain 51% or more LMI households.  In League City, to reach the 25% mark, HUD has set the LMI 

threshold at 28.99%.  The Main Street/Park Avenue Area for the Section 108 activities contains two block 

groups that have 58.87% and 35.04% LMI respectively, for a total 46.39% LMI, therefore qualifying the 

area for assistance under CDBG regulations. 

Statement of Community Development Objectives 
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Since 2004 when the City of League City first became an Entitlement Jurisdiction, it has endeavored to 

focus its CDBG funds on single specific areas over time to make the greatest impact.  After several years 

of focusing on Shellside, a neglected area in south League City, the area is no longer eligible as a low- to 

moderate-income neighborhood.  Now the City has turned its attention and resources to the Main 

Street/Park Avenue area with the highest concentration of low- to moderate-income households and many 

of the oldest residential and non-residential structures in the city.  It is also an area of immense potential 

for economic development, expanding small businesses and improving amenities.   

The City of League City proposes to use its Section 108 loan funds to augment other funds to facilitate 

reinvestment and prevent the negative effects of disinvestment in the Main Street/Park Avenue Area.  The 

Main Street/Park Avenue Area is a major part of the larger Downtown Revitalization Area. The Downtown 

Revitalization Project will establish the area as a community gathering spot and help build a connection 

among residents and business owners.  The area consists of two adjoining CDBG-eligible block groups, 

which comprise a single mixed use, though predominately residential, neighborhood. During the 

development of the past two Consolidated Plans, the public and City staff set this area as having the highest 

priority need for revitalization and concentrated improvements.  To date, the City has used CDBG funds to 

construct Mustang Park, a public park, in partnership with Clear Creek Independent School District.   

Additionally, CDBG funds are allocated annually to Interfaith Caring Ministries, located in the 

neighborhood, to provide rent and utility assistance to residents at risk of eviction or losing utilities.  The 

City also provides CDBG funds to Interfaith Caring Ministries for their food pantry at the same location.  

Additionally, the City used CDBG-R funding to construct a sidewalk along Park Avenue to connect the 

residences south of Main Street to Main Street and commercial areas north of Main Street, as well as to 

provide safe pedestrian access to League City Elementary School, the new Mustang Park, Interfaith Caring 

Ministries and the new Gulf Coast Center office on Main.  The City uses CDBG funds to support part of 

the salaries of Communities in Schools counselors at three League City schools.  The offices for 

Communities in Schools Bay Area are located in the Main Street/Park Avenue Area.   

Though not funded at this time through CDBG, Gulf Coast Center is the Galveston Countyôs MHMRA 

agency that provides services, programs and employment assistance for individuals with intellectual and 

developmental disabilities, mental illness, HIV, and/or substance use disorders.  Gulf Coast Center also 

manages Connect Transit and provides transportation from League City to medical and social service 

appointments through both the League City Park & Ride and the Demand Response Service, including the 

provision of ADA Paratransit Service, for the elderly and disabled.  Also, south of Main Street is Helenôs 

Garden which is a City public park, Clear Path Alternative School, and CCISD Technology Learning 

Center. Several small businesses and churches are along both sides of Park Avenue, S. Iowa Avenue, and 

Reynolds Avenue south of Main Street.   

Creatorspace, located at 120 Park Avenue is also a non-profit located in the area, though is not currently 

funded by CDBG.  Creatorspace is a 501(c)(3) that provides classes, technical assistance, workshops, tools, 

materials and work space to promote skill-building and innovation in technical, artistic, and scientific areas 

for individual youth, adults, and entrepreneurs.  

In addition to the non-profit agencies located in the area, there are a number of local businesses along both 

sides of Main Street and Park Avenue, as well as scattered throughout the area north of Main, particularly 

in the northeast section of the area.  The infrastructure improvements proposed to be funded with CDBG 

and the Section 108 loan will be a major incentive to maintain existing businesses and attract new small 

businesses to the Main Street/Park Avenue area.   The area is struggling to retain existing businesses and 

attract new businesses due to the deteriorating infrastructure and abandoned lots and buildings.  
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The area of the neighborhood north of Main Street includes the Cityôs Historic District, League Park, the 

emergency services that serve the area, neighborhood churches, and local businesses.   There are more than 

a dozen non-residential historic properties and 30 historic homes in the area, as well as a number of century-

old oaks that are on the historic registry.  It is critical that League City maintains the historic nature of the 

area and promote preservation and history. The League City Historical Society and League City Heritage 

Foundation are striving to preserve historic properties, educate the community on League Cityôs history 

and heritage, and foster a positive community spirit and support for restoring and preserving all properties 

in the historic district.     

To stem blight, improve infrastructure, and make use of vacant lots and buildings, the City needs a 

concentrated influx of CDBG funding in the form of the Section 108 loan.  The Section 108 loan is the 

solution to the problem of making major infrastructure improvements given the Cityôs small CDBG 

allocation and the prohibition on stockpiling the funds.  The infrastructure improvements required to 

prevent increasing blight and to enhance the viability of the area are better drainage to deal with the 

recurring flooding that is a threat to public safety, homes, businesses, and the preservation of the historic 

properties; and, mobility improvements in the form of roadway improvements, the improvement and 

addition of sidewalks, and additional parking. 

The City recognized in 2013 that a more comprehensive approach to revitalizing the area is required in 

order to maximize the Cityôs CDBG and other funds to create a more viable and cohesive mixed-use/mixed-

income neighborhood.  However, delays in implementation occurred due to securing public and staff 

consensus, building neighborhood partnerships, acquiring properties required to move the program forward, 

and identifying additional major funding sources.  The first project to be carried out upon approval by the 

stakeholders in 2013 was the Park Avenue resurfacing and parking addition.  It has required the majority 

of the annual CDBG allocations in PY 2013-PY 2015 to complete the design and engineering prior to 

commencing construction in PY 2016.  With Park Avenue construction on hold until late PY 2016, the City 

moved forward with the resurfacing multiple other streets within the neighborhood that are primarily 

residential neighborhood streets. Three of the streets are major linkages from the residential areas to the 

Park and a School.  These projects were completed by July 2017.  Park Avenue will be resurfaced, and 

street-side parking added in PY 2016 ï PY 2017.   

The City will continue allocating significant CDBG dollars to the area; will apply for a Section 108 loan, 

guaranteed by HUD; and allocate general funds, Hotel Tax revenues, bond funds, park dedication funds, 

and other funds to complete planned projects in the target areas.  The maps on the following pages show 

the general location and land use of the Main Street/Park Avenue Area that is the majority of the Downtown 

Revitalization Project. 

The proposed activities using Section 108 and other funds will continue to develop new amenities and 

improve existing amenities and infrastructure, while promoting a pedestrian-friendly neighborhood.  The 

area selected and the activities to be carried out were determined based on the following criteria: 

1. CDBG eligibility; 

2. Stakeholder interviews and responses to Comprehensive Plan, Main Street Development Plan and 

Consolidated Plan public hearings, meetings and surveys; 

3. In the City-wide Envisioning process in 2015, the revitalization of downtown, including the Main 

Street/Park Avenue area, was the second highest ranked project; 

4. Documentation of deterioration of infrastructure in the area; 

5. Age of housing and other structures in the area; 
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6. Knowledge that improving the area is critical to economic development, particularly for small 

businesses; 

7. Having a high probability of successful revitalization due to the location and existing amenities; 

8.  Recent activities within the area using CDBG funds, including the development of a public park 

on Park Avenue, the resurfacing of multiple residential streets in the area, the design and 

engineering for the resurfacing and added parking along Park Avenue, and funding Interfaith 

Caring Ministries providing a food pantry and rent/utility assistance;   

9. Location of the Technology Learning Center and Clear Path Alternative School in the area, that 

will benefit from the infrastructure and commercial improvements as they address the secondary 

and post-secondary educational and employment needs of their students; and  

10. Providing a more walkable network of sidewalks and trails within the Historic District to increase 

pedestrian connectivity between the neighborhoods, schools, parks, and commercial 

establishments. 

The maps below show the area of focus followed by a table of the general demographics for the area. 
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Map 1 ï Location of Main Street/Park Avenue CDBG Neighborhood  
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Map 2 ï Census Block Groups within Main Street/Park Avenue Neighborhood 



City of League City 2017 Section 108 Pre-Application Page 7 

Table 1 ï Demographic Information for Main Street/Park Avenue Neighborhood 

Variable 721300/2 721300/3  
Total for  

Area 

Total for 

City 

% of City 

Total 

Total Population (2010 

Census) 
1,241 1,308 2,549          83,560  3.05% 

Non-Hispanic White 

(2010 Census) 
542 978 1,520 

          

56,977  
2.67% 

African American (2010 

Census) 
30 56 86 

            

5,946  
1.45% 

Asian (2010 Census) 12 24 36 
            

4,506  
0.80% 

Hispanic (2010 Census) 646 226 872 
          

14,446  
6.04% 

Non-Hispanic Other 

(2010 Census) 
11 24 35            1,685  2.08% 

Children (0-17) (2010 

Census) 
296 320 616 

          

23,789  
2.59% 

Elderly 62+ (2010 

Census) 
143 221 364 

            

7,886  
4.62% 

Total Housing Units 

(2010-2015 ACS) 
322 617 939          33,098  2.84% 

Owner Occupied (2010-

2015 ACS) 
153 419 572 

          

22,683  
2.52% 

Renter Occupied (2010-

2015 ACS) 
169 135 304 

            

8,983  
3.38% 

Vacant Units (2010-2015 

ACS) 
0 63 63 

            

1,432  
4.40% 

Low-Mod Population 

Universe (2014 HUD data 

file) 

1,155 1,270 2,425 
          

76,670  
3.16% 

Low-Mod Income 

Population (2014 HUD 

data file) 

680 445 1,125 
          

14,395  
7.82% 

Percent Low-Moderate 

Income (2014 HUD data 

file) (Area % / City %) 

58.87% 35.04% 46.39% 18.78% 7.53% 

Percent Households 

Below 2 Times the 

Poverty Level (2010-2015 

ACS) (Area % / City %) 

18.09% 34.45% 29.53% 12.82% 7.03% 
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Total Single Family 

Residential Parcels/Lots 

(Galveston County 

Appraisal District -- 

2016) 

303 563 866          30,383  2.85% 

Total Housing Units with 

Homestead Exemption 

only (Galveston County 

Appraisal District -- 

2013) 

239 276 515          15,022 3.43% 

Total Housing Units with 

Homestead and Over 65 

Exemption only 

(Galveston County 

Appraisal District -- 

2013) 

52 77 129 
            

3,626  
3.56% 

Total Housing Units with 

Homestead and Disabled 

Exemption with/without 

Over 65 (Galveston 

County Appraisal District 

-- 2013) 

18 16 34 
                

785  
4.33% 

Average Land Value of 

Single Family Residential 

Properties (Galveston 

County Appraisal District 

-- 2013) 

$19,568  $22,240  $21,305  $40,544  52.55% 

Average Improvement 

Value of Single Family 

Residential Properties 

(Galveston County 

Appraisal District -- 

2013) 

$104,981  $111,383 $109,143  $180,504  60.47% 

Average Total Value of 

Single Family Residential 

Properties (Galveston 

County Appraisal District 

-- 2013) 

$124,549  $133,623 $130,448  $221,048  59.01% 

Percent Single Family 

Residential Lots 

(Galveston County 

Appraisal District -- 

2013) (Area % / City %) 

76.13% 75.47% 75.70% 62.41% 3.44% 
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Owner Occupied Single 

Family Units (2010-2014 

ACS) 

153 299 452 
          

22,146  
2.04% 

Owner Occupied Multi-

Family Units (2010-2014 

ACS) 

0 0 0 
                

241  
0.00% 

Owner Occupied Mobile 

Homes, RVs, Vans (2-10-

2014 ACS) 

20 0 20 
               

296  
6.76% 

Renter Occupied Single 

Family Units (2010-2014 

ACS) 

23 93 116 
            

3,022  
3.84% 

Renter Occupied Multi-

Family Units (2010-2014 

ACS) 

146 42 188 
            

5,800  
3.24% 

Renter Occupied Mobile 

Homes, RVs, Vans (2-10-

2014 ACS) 

0 0 0 
                

161  
0.00% 

Owner Occupied Built 

2000 & later (2010-2014 

ACS) 

18 95 113 
          

11,321  
1.00% 

Owner Occupied Built 

1990-1999 (2010-2014 

ACS) 

39 51 90 
            

4,401  
2.04% 

Owner Occupied Built 

1980-1989 (2010-2014 

ACS) 

24 61 85 
            

3,840  
2.21% 

Owner Occupied Built 

1960-1979 (2010-2014 

ACS) 

28 106 134 
            

2,641  
5.07% 

Owner Occupied Built 

1940-1959 (2010-2014 

ACS) 

20 52 72 
                

343  
20.99% 

Owner Occupied Built 

Before 1940 (2010-2014 

ACS) 

24 54 78 
               

137  
56.93% 

Renter Occupied Built 

2000 & later (2010-2014 

ACS) 

0 16 16 
            

4,733  
0.34% 
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Renter Occupied Built 

1990-1999 (2010-2014 

ACS) 

46 0 46 
            

1,635  
2.81% 

Renter Occupied Built 

1980-1989 (2010-2014 

ACS) 

9 9 18 
            

1,210  
1.49% 

Renter Occupied Built 

1960-1979 (2010-2014 

ACS) 

114 110 224 
            

1,134  
19.75% 

Renter Occupied Built 

1940-1959 (2010-2014 

ACS) 

14 67 81 
                

230  
35.22% 

Renter Occupied Built 

Before 1940 (2010-2014 

ACS) 

0 0 0 
                  

41  
0.00% 

 

The City of League City has determined that the Main Street/Park Avenue neighborhood is one of the oldest 

and most cohesive areas of League City, with the highest concentration of low- to moderate-income (LMI) 

households.  Of the League City housing built before 1960, 77.92% of the owner-occupied units and 30% 

of the renter-occupied units are located in the Main Street/Park Avenue neighborhood.  In addition, with 

46.39% LMI households, the area has 246.76% higher LMI households than the city as a whole.  As stated 

in the introduction, HUD normally defines a LMI  area as those Census block groups with 51% or more 

LMI  households; however, some cities, especially younger suburban cities, have few pockets of low-

income within large block groups.  As a result, HUD grants an exception when fewer than 25% of the 

populated block groups contain 51% or more LMI households.  In League City, to reach the 25% mark, 

HUD has set the LMI threshold at 28.99%.  The Target Area for the Section 108 activities has 46.39% LMI, 

therefore qualifies for assistance under CDBG regulations and national objective of benefiting LMI persons.  

Moreover, the area has 2.3 times the percent of households below twice the poverty rate ($47,700 for family 

of 4) than the city as a whole. Not only is the need greater, but the property values are considerably lower, 

resulting in a lower tax revenue for the area than comparable size areas in the remainder of League City.   

Because of the age of the area, the infrastructure is deteriorated in places and inadequate in other places to 

maximize the potential for economic growth, increased employment, and maintaining/enhancing property 

values of the residential neighborhoods.  By investing Section 108 capital in the area, the City will be able 

to bring infrastructure of the residential neighborhoods and commercial sites up to the level of quality in 

the newer areas of the city.  Improving the drainage will reduce or prevent recurring flooding.  Improving 

the roadways will greatly enhance vehicular and bicycle mobility into and through the area.  Improving and 

adding parking and sidewalks will provide better accessibility to the small businesses that currently do not 

have adequate off-street parking, and improve pedestrian mobility through the area, particularly linking the 

north and south sides of Main Street.   
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Map 3 ï 2016 Land Use Map of Main Street/Park Avenue Neighborhood
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Market Analysis 

A 2009-2010 Base Studies Report of the area, that includes the results of a number of charrettes and public 

meetings details the Strengths, Weaknesses, Opportunities, and Threats (S.W.O.T.) for the Main Street/Park 

Avenue neighborhood.  Below is a summary of these: 

¶ Strengths 

o Many cultural icons of League City are located in the area, including the Historic District and 

historical buildings; 

o Access to Clear Creek and the 3 parks along Clear Creek, including the Faye Dudney Nature 

Center; 

o City parks dot the area, including League Park in the Historic District, Mustang Park on Park 

Avenue adjacent to League City Elementary, and Helenôs Garden on the south side of Main 

St.; 

o Proximity to South Shore Harborôs marina and conference center; 

o Community involvement and investment; 

o Small locally-owned businesses forming the core retail establishments; 

o No big box stores or strip malls to divert residents from Main Street Area. 

¶ Weaknesses 

o Limited cohesiveness among the historic/heritage organizations, residents, and business 

owners; 

o Low return on investment for local business owners in the area; 

o Limited parking ï no on-street parking on Main or south of Main and very limited off-street 

parking; 

o Code enforcement issues regarding the lack of maintenance of vacant lots and some residential 

and commercial properties; 

o Lack of safe pedestrian access; 

o Ineffective mix of business, with limited retail and eating establishments in close walking 

proximity; 

o Need for improved infrastructure, particularly water lines and improved storm drainage; 

o Active Union Pacific rail line that separates most of the eligible block groups from the 

potentially vibrant Perkins Station area. 

¶ Opportunities 

o Vacant infill properties that can be developed as mixed-income residential, mixed use 

developments and/or off-street parking; 

o The ability to brand the area and refocus the commercial development to become the proper 

mix of retail shops, food establishments and places that stay open past 6 PM; 

o Existing rights of way are available to provide on-street parking and pedestrian walkways to 

link all segments of the Main Street/Park Avenue Area;  

o Space is available to increase both public and private investment/employment through the 

establishment of a public market that would include indoor and outdoor space, farmerôs market, 

artistôs market, entertainment, and tourism activities; 

o Ability to improve the storm drainage without disturbing the village concept that the residents 

would like maintained, including open ditches. 

¶ Threats 
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o Most League City residents view Main Street as a primary through route and the installation of 

more pedestrian-friendly traffic signals and pathways may upset those traveling through the 

area without the neighborhood being a destination; 

o Ability to secure financing above CDBG funds and the Cityôs general funds for public 

improvements may be a threat to the progress, particularly for small businesses; 

o Limited on-going neighborhood involvement and commitment may threaten progress. 

Historically, there has been a lack of retail facilities in League City and recently the new establishments, 

most of which are large national chains, are developing along I.H. 45 and FM 646 away from the central 

core of the city. Though the region as a whole has a strong economic base with industries that include 

aerospace, petrochemical, health care, higher education, upscale commercial, boating and tourism, League 

City and specifically the Main Street/Park Avenue neighborhood have had a shortage of quality 

employment opportunities.  Currently, there are several retail spaces vacant and available for new 

businesses and non-profit organizations in the area. The vacant units are a detractor to the community, 

becoming a danger if left unattended for any length of time.  However, they also provide the opportunity 

for non-profits or training institutes to locate in the area and become an integral part of growing new 

sustainable businesses and providing the assistance needed to residents, developers and local retailers. 

One of the greatest needs and available solutions is a small business incubator. The City intends to use other 

local funds to establish a small business incubator immediately outside of the area to the west of SH 3.  

According to research, as high as 80% of local businesses that are provided incubation assistance remain in 

their immediate communities once assistance is completed.  To maintain and expand the locally-owned 

small businesses in a boutique-type model, some level of financial assistance and managerial training is 

necessary.  The City is having discussions with a small business incubator to potentially relocate to League 

City to serve residents and small businesses within the CDBG target areas. 

Additionally, the area has aging public facilities that are not conducive to growth or redevelopment. 

Drainage problems, deteriorating streets, and underutilized parks do not attract new residents or businesses 

to the area. By redeveloping the major core of these block groups, property values will increase and jobs 

will be brought into the area.  

Despite the central location of the area, the property values are within reach for affordable and mixed 

income housing, small locally-owned businesses and support entities such as non-profit public service 

agencies.  The maps below show the assessed values of the single-family properties in the area.    

The City is in the process of adopting a form-based code for the downtown redevelopment area. This will 

allow for reduced parking on-sites in an attempt to create a more walkable and business friendly downtown. 

Parking improvements to be made at League Park will serve as a central parking area for residents to not 

only enjoy the amenities of the park but will allow for pedestrian access to the downtown shops and business 

that employ the citizens within the target block groups.   
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Map 4 ï 2016 Assessed Single Family Property Values 
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Map 5 ï 2016 Assessed Commercial Property Values 

 


