Downtown Lima
To give an aging
downtown a prosperous
new lease on life, a
community must direct
its time, energy and
resources to the
challenge of
rediscovering the area’s
unique assets and
rebuilding it step-bystep into a vibrant and
viable commercial
district.
Revised 10/2007

Design
Guidelines

Why

Review?

The Lima Design Review Board was amended
through ordinance #218-05 (Chapter 1409)
passed by Lima City Council on September
24, 2001 and revised November 21, 2005 with
the following purpose:
“To maintain and enhance the distinctive and
aesthetic character of the buildings, landmarks,
and historic areas in downtown Lima;
To safeguard the architectural integrity of the
downtown Lima properties listed or eligible
for listing on the National Register of Historic
Places, and other historic resources within this
district;
To seek alternatives to demolition or
incompatible alterations within downtown
Lima prior to the performance of such acts;
To encourage economic development activities
that are compatible with and enhance the
historic character of the properties within
downtown Lima;
To strengthen the economy of the City of Lima
by stimulating reinvestment, which will thereby
stabilize and improve the district’s property
values.”
To achieve these goals, the Design Review
Board has been authorized to evaluate any
proposed alteration to properties within the
Design Review District.

Who

Benefits?
• PROPERTY OWNERS, who
can be confident that their quality
renovations or new construction will
not be negated by poorly designed
work on an adjacent property…..
• CONTRACTORS /
DESIGNERS, who can review
the Design Guidelines and design
and implement appropriate building
renovations for clients in the
District….
• DEVELOPERS and
REALTORS, who can select
buildings in the District for renovation
or sale, knowing that their clients have
some protection from inappropriate
developments that are detrimental to
overall property values…
• LIMA CITIZENS, who can admire
and take pride in the distinctive and
attractive appearance of Downtown
Lima – who will want to walk the
streets, shop the stores, and be proud to
call Lima their hometown……

PROPERTY LETTER
This letter is sent out
annually to property owners.

Dear Property Owner,

April 30, 2007

The Downtown Lima Design Review District was established by city ordinance in
September 2001 to help ensure quality development in the downtown Lima area. Any commercial or
multiple-unit residential property within the district (see map enclosed) must receive a Certificate of
Appropriateness before a permit will be granted for any demolition, exterior renovation, or
construction project.
Please note: This ordinance also applies to all exterior signage, painting, lighting and landscaping
– items that normally do not require a permit.
This requirement protects investments made in the downtown. The Certificate of Appropriateness review
process helps ensure that only high quality exterior changes are made to neighboring or nearby properties.
The end result will be more valuable properties and a greater return on investments.
Design review is a required part of the building permit application process. When a project involving
exterior changes or new construction is submitted to the City of Lima Building Department, the first step is
to apply for a Certificate of Appropriateness. This simple form explains what work is being proposed.
Drawings of proposed changes must be submitted along with the application form. The Building
Department will forward this material to the Design Review Board. The board will then meet to determine if
the proposed changes are consistent with the overall architectural style of the building and/or adjacent
properties.
After a Certificate of Appropriateness is issued, the building permit application can then be processed. If
certification is denied, the board will suggest changes that the owner can make to gain a certificate by
making the work consistent with the style and era of the building and/or adjacent properties. There is a
wealth of design information available in the Downtown Lima office to assist you with your project, and we
encourage you to take advantage of these resources.
The most important component of the design review process is being familiar with the Downtown
Lima Design Guidelines. These development guidelines illustrate what architectural changes are
compatible with the downtown area. They are simple and easy to understand, and create more value in
your property. Please call the Downtown Lima office at 419-222-2686 and request a copy of the Design
Guidelines. You may also pick up a copy at the City of Lima Building Department.
Enclosed is a map of the downtown area that comprises the design review district. Only properties in this
area are subject to the design review process. Please let us know if you no longer own property in this
area.
I realize that this is new information to some of you, while others were active in preparing the legislation.
Please feel free to call the Downtown Lima office at 222-2686 if you have questions about the process. I
look forward to assisting you with projects that continue to build value and quality in downtown Lima.
Sincerely,

Michael Frueh, Chairman
City of Lima Design Review Board
Enc.: Design review district brochure

INTRODUCTION

BUILDING TYPES
AND PATTERNS

This document was originally prepared for use
by the Design Review Board in the conjunction
with the City of Lima to assist downtown property
owners interested in renovation and/or new
construction. The purpose of these guidelines is
to provide an outline of criteria and considerations
that can be used in discussing and deciding upon
the appropriateness of proposed renovation/
rehabilitation or new construction projects within
the downtown.
The committee feels that it is important to
both the short and long range health and vitality
of the downtown to capitalize on the stock
existing buildings through sensitive renovation,
rehabilitation and restoration.
Assistance with design and the possibility of
matching grants for approved plans, coupled with
the increased marketability of a downtown district
that retains its unique architectural character
should cultivate an atmosphere of cooperation
and excitement.

Commercial architecture in Lima dates from
the 1860’s to the late 1920’s. It is relatively
typical of the American commercial architecture
of the period. Of importance is that no single
building style nor material predominates. Variety
and a certain playfulness exist. One can envision
architects “trying out” the latest, in vogue styles
over a sixty year period. Despite its diversity, the
period held certain broad principles and common
design features.
The basic commercial facade consists of three
distinct parts: the Storefront, with an entrance and
generous display windows; the Upper Facade,
usually with a rhythmic, repetitive window
pattern; and the Cornice, which provides the
cap of the building Facade. The illustrations on
following pages both define the elements of typical
facades and present examples of appropriate and
inappropriate renovations or alterations.
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The Design Review District is officially
defined as the area bounded by Metcalf Street, the
two CSX Railroads, and the Ottawa River. (See
Map)
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1. Cornice

the cornice. The piers express the structure of
the building and visually organize the facade or
window and door placements. The corner boards
of wood buildings provide a similar function.

The cap of the building facade. In some
buildings, very ornate cornice moldings add
important detail to the facade. The cornice of
a weed building is often detailed with brackets
which give a feeling of support.

6. Lintels/Signboards

Horizontal structural elements which span
between piers. In many buildings the lintel is an
important visual feature running the full length
of the front of the building and providing an area
for signage. The fascia board for wood buildings
provides the same function and separates the
storefront(s) from the upper floors.

2. Gutter

A long metal trough along the top of a building
(or eaves on a wood structure) to catch and carry
off the rain water.

3. Windows

Wall openings on upper floors which take
a variety of shapes and sizes: small or large;
arched or straight; frequently or widely spaced.
These factors in combination with the degree
of architectural ornamentation reinforce the
building’s style and character.

7. Main Building Entrance

Doorways which lead to the upper floors of
a multi-story building. This entry is generally
positioned at the center or at one side of the
facade.

8. Storefronts

4. Surface Materials

The area on the ground floor located between
piers or posts and under the lintel or fascia board.
Structurally, suitable for large display windows
and doorways. Storefronts can include one or
more window bays.

Materials such as brick, stone and wood used
on the exterior walls of buildings.

5. Piers

Vertical columns between the ground and


RENOVATION DECISIONS
Decisions on renovation projects should
include design criteria which lead to changes in
the physical environment that will harmoniously
blend together in a well ordered manner. It is
because order is at the heart of a quality physical
environment that such considerations as color,
texture, proportion and detail are important.
These are some of the criteria used to establish
order, and they are as applicable to new construction
as they are to renovation/ preservation projects.
Different buildings often require different
approaches to renovation. Many buildings,
especially on the upper floors, retain their original
architectural features, and may require only minor
repairs and a well chosen color scheme. Others
have their historic character hidden beneath a false

front that can destroy architectural continuity.
Many buildings have been altered at the
ground floor level by complete remodeling or
by covering over the original storefront. Other
building fronts have been substantially reworked
or exhibit contemporary construction that may
require only minimal renovation.



FEDERAL STANDARDS
The U.S. Secretary of the Interior has
established Standards for Rehabilitation that
must be followed in all federally assisted projects
involving significant historic resources. The
Standards are the recommended and most widely
used guidance for planning changes to historic
buildings. Although the guidelines presented
later in this document permit a more flexible
approach, the Federal Standards are presented
here for reference purposes.

6. Deteriorated architectural features shall be
repaired rather than replaced, wherever possible.
In the event replacement is necessary, the new
material should match the material being replaced
in composition, design, color, texture, and other
visual qualities. Repair or replacement of missing
architectural features should be based on accurate
duplications of features, substantiated by historic,
physical, or pictorial evidence rather than on
conjectural designs or the availability of different
architectural elements from other buildings or
structures.

1. Every reasonable effort shall be made to
provide a compatible use for a property which
requires minimal alteration of the building,
structure or site and its environment, or to use a
property for its originally intended purpose.

7. The surface cleaning of structures shall be
undertaken with the gentlest means possible.
Sandblasting and other cleaning methods that will
damage the historic building materials shall not
be undertaken.

2. The distinguishing original qualities or
character of a building, structure or site and its
environment shall not be destroyed. The removal
or alteration of any historic material or distinctive
architectural features should be avoided when
possible.

8. Every reasonable effort shall be made to
protect and preserve archeological resources
affected by, or adjacent to any project.
9. Contemporary design for alterations and
additions to existing properties shall not be
discouraged when such alteration and additions
do not destroy significant historical, architectural
or cultural material, and such design is compatible
with the size, scale, color, material, and character
of the property, neighborhood or environment.

3. All buildings, structures, and sites shall
be recognized as products of their own time.
Alterations that have no historical basis and
which seek to create an earlier appearance shall
be discouraged.
4. Changes which may have taken place in the
course of time are evidence of the history and
development of a building, structure, or site
and its environment. These changes may have
acquired significance in their own right, and this
significance shall be recognized and respected.

10.
Wherever possible, new additions or
alterations to structures shall be dale in such a
manner that if such additions or alterations were
to be removed in the future, the essential form and
integrity of the structure would be unimpaired.

5. Distinctive stylistic features or examples
of skilled craftsmanship which characterize a
building, structure, or site shall be treated with
sensitivity.


STOREFRONTS

Most historic facades in the Lima downtown
had a well-defined opening that contained the
original storefront. This storefront opening was
bounded on either side by piers or pilasters, on
top by the lower edge of the upper facade, and
on the bottom by the sidewalk. Most original
storefronts have been altered or replaced and,
although some replacements are done properly,
many ignore the building’s traditional storefront
boundaries, proportions, and materials. These
storefronts look pasted-on or conflict with the
original overall design. As a result, the building
appears disjointed, unattractive, and without
historic character. Buildings with inappropriately
altered storefronts clash with each other visually,
compromising the character of the entire area;
therefore, the proper design of the storefront is a
priority concern.



STOREFRONT GUIDELINES

- The storefront must fit within its original opening and not extend past its traditional boundaries,
maintaining a clear distinction between the first
floor and upper facade.
- The storefront should be composed mostly of
glass, creating a visual opening, balanced by less
glass on the upper facade.

STOREFRONT MATERIALS

- Storefront material should be simple and unobtrusive.

- In appropriate historical themes should be avoided. Colonial design elements, for example, are
not appropriate for Lima.

- Materials that give a false historic appearance
should never be used in the storefront. A mansard roof with wood shingles, rough textured
wood siding, fake brick or stone, gravel aggregate, and dryvit materials are not acceptable.
- Whatever materials are used, the storefront
should be based on the traditional storefront design and proportions.

- Transom or clerestory windows that are blocked
in or covered should be opened and restored to
their original appearance. Luxfer glass or similar
leaded glass panels should be preserved.
- The storefront should be set back 4 to 12 inches
from the front edge of its opening.
- Contemporary design is acceptable; however, it
must use traditional proportions and ratios of window to wall area.


WINDOWS/UPPER FACADES

- Residential features should not be used, nor
should materials which create a false historical
appearance. The shapes of upper-level windows
repeat, forming a pattern continued throughout
the district: these windows often align vertically
as well as horizontally, creating a rhythm along
the street. Window frames, transoms, and first
floor display windows align horizontally along the
block as well, creating strong visual ties between
the buildings. First floors, which have large areas
of glass and small areas of opaque materials, are
clearly separated visually from the upper floors,
which reverse the pattern.
- Maintain the horizontal alignment of the transom and display windows of the first floor.
- Maintain the pattern created by upper story windows, considering rhythm, as well as horizontal
and vertical alignment.

Windows have great visual and functional
importance, and are the most frequent victims of
neglect and insensitive alterations. Thoughtful
consideration is required when windows
are repaired or replaced. The functional and
decorative components of windows which should
be preserved, maintained, or duplicated include
frames, sash, mullions, glass, sills, heads, hood
molds, jambs, and moldings.

Upper Facades

- Upper facades that have been covered with aluminum screening should be uncovered and restored.

Upper Story Windows

- Upper story windows that are blocked in should
be opened up and restored to their original appearance.
- Do not alter the shape of the original openings.
- Interior shutters, drapes, or blinds should be provided to avoid a “vacant” appearance.

Replacing Windows

- If windows must be replaced entirely, the
new windows should convey the same visual
appearance of the original windows.
- The use of storm windows is not discouraged.
If they are used, they must match the form and
style of the original windows and should not
obscure the pattern of the original window.



SIGNS

Signs are a vital part of a coherent renovated
commercial area. Often store owners try to outshout each other with oversized, flashy signs that
disrupt the visual continuity of the area and obscure
architectural features. Because the downtown is
primarily pedestrian with slow moving traffic,
small signs can serve the needs of businesses,
while contributing to both the image of individual
buildings and to the overall character of the area.

Design and Placement

- Signs should be subordinate to buildings/ architecture.
- Signs should fit within the existing features of
the facade and should not cover architectural elements such as windows, transoms, piers or cornices.
- Signs should be mounted somewhere above the
display windows and below the second floor window sills.
- Signs should be simple, easy to read, and have
a direct message, with proper proportion and balance.
- Projecting signs are discouraged, but if used
should be limited in size and carefully placed
to avoid obscuring other signs and building features.

Materials

- Sign colors, shapes, materials and sizes should
reinforce the overall composition of the facade,
and characterize the nature of the business.
- Internally lit vacuum formed panels are discouraged; however, the lighting of individual letters or
the use of neon tubing can provide an effective
and distinctive way of illuminating signs
- Signs should be made of high quality materials.


AWNINGS

The canvas awning is an important design
element in the traditional storefront. It provides
protection from sun and weather and adds color to
the streetscape.

Design

- Awnings should not obscure the architectural
features of the buildings and should reinforce the
frame of the storefront.
- Awnings should be in proper scale with the
building to achieve visual balance.

Materials

- Canvas awnings are generally suitable for late
1800’s and early 1900’s buildings. They are also
a suitable contemporary addition for many older
buildings.
- Metal awnings are suitable for some early to
mid-1900’s buildings and may have been used on
such storefronts inserted into an older building.
Their appropriate use depends on a balance of
factors including the existing styles of the storefronts and upper stories.

COLOR

- The color scheme used on a building should be
appropriate to the building’s time period, architectural style, material of construction, and relationship to surrounding buildings and street scape.
- The use of inappropriate or garish colors is discouraged.
- Colors should accentuate the architectural details of the building.
- If masonry must be painted, the colors used
should be within the natural color range of the
material to be painted.



MAINTENANCE

Repainting Masonry

- Masonry walls and other surfaces should be repaired by repointing the mortar joints where there
is evidence of deterioration such as disintegrating mortar, cracks in mortar joints, loose bricks,
damp walls or damaged plaster work.

Proper maintenance is indispensable,
prolonging the life of the building while
preserving its original materials and character.
Proper maintenance is better than a quick-fix/
short cut approach, which leads to insensitive
change, further deterioration and a breakdown
of the historic character of the downtown. Each
building is composed of several materials and
components which have specific maintenance
requirements and considerations.

- Old mortar should be duplicated in strength,
composition, color, and texture.
- Old mortar joints should be duplicated in width
and joint profile.

MASONRY

Masonry includes brick, stone, concrete,
terra-cotta, stucco and mortar. Masonry surfaces
and architectural elements are the most common
types found in the area and are vital to its historic
character. Masonry features such as brick
cornices and piers, stone window hoods and terracotta brackets must be preserved and maintained
properly. Although masonry is one of the most
durable historic building materials, it is also very
susceptible to damage by improper maintenance
or repair techniques and by harsh or abrasive
cleaning methods.

Cleaning Masonry

- Cleaning masonry should be done only when
necessary to halt deterioration or remove heavy
soiling.
- Masonry surfaces should be cleaned with the
gentlest means possible, such as low pressure water (300psi max.) and masonry detergents, using
natural bristle brushes.
- When it is determined that cleaning is necessary
a test should be carried out on a small inconspicuous area of the masonry surface to observe the
effects of the cleaning method.
- Do not sandblast masonry surfaces using dry or
wet grit or other abrasives. Sandblasting destroys
the hard, protective outer layer of the brick and
accelerates deterioration. The damage caused by
sandblasting is irreversible.
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Painting Masonry

- Masonry that has historically been unpainted
should not be painted, nor should paint be removed from historically painted masonry. Masonry which has been painted after original construction can either be repainted or the paint can
be removed with the appropriate chemical removers.

ARCHITECTURAL METALS

Architectural metals include cast iron, steel,
pressed tin, zinc, copper and aluminum. The
downtown is fortunate to have a few examples of
architectural metal such as cast in iron storefronts
and pressed tin cornices and facades. They are
valuable vestiges of the late nineteenth century
architecture and the preservation and maintenance
of architectural metal elements is important.

Replacing Missing Pieces

Cleaning Architectural Metals

- Missing pieces or parts damaged beyond repair
can often be fabricated using original materials,
such as wood, aluminum, fiberglass or taking patterns from existing pieces.

- Architectural metals should be cleaned when
necessary to remove corrosion prior to repainting or applying other appropriate protective coatings.

- Dissimilar metals should be buffered from each
other to avoid the potential problem of electrolysis.

- Cleaning shall be done with the gentlest methods possible. Particular care must be taken when
cleaning soft metals such as lead, tin, copper and
zinc. Sandblasting is acceptable ONLY for cast
iron, and then great care should be taken to protect all surrounding materials.

Painting Architectural Metals

- Paint should not be applied to metals such as
copper, bronze, or stainless steel that were meant
to be exposed. Aluminum window and door
frames may be painted in order to blend with other materials.
- Any ferrous metal surfaces should be kept painted to protect from rust.
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WOOD

PIGMENTED
STRUCTURAL GLASS

Wood is commonly used for cornices,
brackets, bulkheads, storefronts, and window
framing. These features are important in defining
the overall historic character of the building
and the downtown. Wood requires proper
maintenance and the preservation of wooden
architectural elements is of particular importance
in rehabilitation projects.

Pigmented structural glass, marketed under
the names Carrara glass, Sani Onyx, and Vitrolite,
became a popular commercial construction
material in the 1930’s and 40’s. Pigmented
structural glass veneer played a major role in the
growth of the Art Deco, Streamline, and Modern
styles of the early twentieth century.
The material found its way into nineteenth
century storefronts as designers updated older
buildings in the “ modern” style. As examples
of the architecture of the 1930’s and 40’s, some
of these “modernized” structural glass storefronts
have acquired historical significance in their own
right.
Although pigmented structural glass rarely
deteriorates, failure of the mechanical support
system which bonds the glass to the wall is almost
always the cause of cracking, slipping and loss.
Efforts should be made to preserve and
maintain examples of structural glass only if they
are found to be historically significant.

Protecting Wood

- Retain coatings such as paint that help protect wood from moisture and harmful light rays.
Paint removal should be considered only where
there is paint surface deterioration and as a part
of an overall maintenance program that involves
repainting or applying other appropriate protective coatings.
- Paint should be removed with the gentlest of
methods possible when it is necessary to do so.
Wood surfaces should NEVER be sandblasted.

Repair and Replacement

Repair of Structural Glass

- Deteriorated or damaged wooden architectural
elements should be repaired rather than replaced,
whenever possible.

- Cracked or open joints should be repointed, particularly at ground level where glass meets concrete.

- Replacement of deteriorated wood features
should be limited to patching or piecing-in only
the irreparable portions whenever possible, rather
that removing the entire feature and replacing it
with new material to create a uniform or “ improved” appearance.
- Any wood feature that is too deteriorated to repair should be placed with a material that conveys
the same visual appearance.
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NEW CONSTRUCTION

Lot coverage

- Buildings are required to be built to their front
property line for the full width of said line where
it abuts the streets that define the core area.

The possibility of new construction in the
downtown area will always be present. It is
recommended that any new building reflect the
best of its own time. Downtown Lima is not a
uniformly superior historic enclave. It has mix
and variety, the elegant and the tawdry, the
genuine and the artificial. It needs to have its
best strengthened and its worst removed. Thus,
new building can contribute by excellence to
enhance the balance. What is ultimately desired
is the best quality of urban environment possible.
The goal properly touches upon all the aspects
of urban experience including the quality of the
street, the pedestrian ways, of street furniture,
signage, lighting, control of the automobile, noise
abatement, landscape and public amenities.

Building Height

- Buildings shall not be less that two stories
taller or shorter than the shortest abutting building, whichever is greater; or shall not exceed the
height of the tallest existing building on a contiguous parcel, not to exceed five stories.

Building Design

- New buildings should acknowledge their architectural neighbors with regard to horizontal facade divisions (base, middle, cap), vertical facade
divisions (bays, piers, entries), window openings
(storefront design and upper facade rhythms), as
well as materials (brick and/or stone masonry as
major material is recommended).

New construction in the downtown area
should observe several guidelines that reflect
the architectural content of the existing building
fabric. These guidelines include:

DEMOLITION

It is inevitable that some buildings and structures may need to be demolished. Approval from the
Design Review Board is required for the demolition of any structure within the Design Review district.
After demolition, the resulting empty lot must be improved or restored to its natural state, i.e. grass
and trees. Again, the plans for this restoration or improvement must be reviewed. Your application
should provide for all of these plans so that the Design Review Board can review and approve all the
plans for demolition.
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STREETSCAPE CHARACTER

The concept of a unified Streetscape provides
an environment within the street right-of-way that
will reduce the impact of vehicular traffic and
increase visual amenities, as well as pedestrian
safety and comfort.
Main elements of the Lima CBD Streetscape,
which was completed in 1979, include sidewalk
and curb renovation, decorative pavements,
decorative street lights, furnishings such as
benches, cafe tables/chairs, trash receptacles,
planters and special features such as a fountain
and gazebo.
In recognition of its contribution to the quality
of Lima’s urban environment, the Streetscape
project received a National Landscape Award
from the American Association of Nurserymen in
1984.
It is extremely important that any renovations
or new construction in the downtown area respect
and maintain the character and spirit of the CBD
Streetscape.

STREETSCAPE

PARKING SCREENING

Development of surface parking throughout the
downtown should include careful consideration
of visual quality. The lots should be properly
landscaped so the pavements are screened from
view along streets. Providing shade trees within
the lots and around the perimeter creates a canopy
of foliage that softens the effect of the asphalt and
provides a measure of human scale. Definition
of lots along streets and alleys can be accomplished
by the use of decorative walls, decorative fencing
(chain link fence is unacceptable) and/or hedges
of landscape material. The adjacent figure
illustrates a typical treatment of parking adjacent
to a street/sidewalk. The use of fencing without
proper landscape screening should be prohibited.
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BANNERS

Banners in the downtown area can be used to
celebrate the seasons, holidays, special events, and
add colorful life and vitality to the entire area.
The display of banners on city owned light
poles is subject to the following policy statement
and the procedures developed by the Downtown
Lima organization.

Policy for Street Decorations
in Downtown Lima

The City of Lima, through Ordinance No. 7301, grants Downtown Lima, Inc. the exclusive
right and privilege to install and hang promotional banners from City owned light poles within the
Central Business District.
Downtown Lima’s banner program promotes
charities, service organizations and other community causes. The banners improve the appearance
of downtown and provide a source of income for
Downtown Lima, Inc.
For more information about the banner program, please contact Downtown Lima Inc.
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All of these projects were
approved through the
Design Review Board.

