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Executive Summary

The Enhancement Plan for the S. Main Street Corridor was prepared as part of the City of Lima’s
Weed and Seed Program. The Weed and Seed Program has two goals. The first is for law
enforcement agencies and prosecutors to cooperate in “weeding out” criminal activity in the
community. The second goal is for public agencies, community based organizations and the
private sector to work together to “seed” neighborhood improvement. The Weed and Seed
program is funded by the U.S. Department of Justice. This program is currently focusing on the
South Main Street corridor. A major goal of this effort is to prepare a plan to provide the
direction and strategy for “seeding” improvement in this community.

The S. Main Street corridor has witnessed significant changes over the past several years. A
declining quality-of-life has resulted from broad neighborhood-wide property disinvestment,
declining homeownership, high unemployment, loss of businesses and population and increased
security issues, particularly drugs and prostitution. While disinvestment and related problems
have taken their toll on the area, there is a general feeling of optimism that conditions can be
reversed, based on the downtown improvements at the northern end and the future Global
Energy investments at the southern end of the district.

The following vision statement has been prepared for the district:
All sectors of the community will work together to establish the South Main Street district
as a safe and diverse neighborhood of choice. There will be increased homeownership
and more housing choices. Vacant lots will be redeveloped for infill housing and existing
homes will be improved. The S. Main business corridor will be enhanced with new small
businesses serving the residents of the area as part of the revitalization of the entire
community. Higher paying manufacturing and high technology jobs will be available for
residents who will have expanded higher education and training opportunities. There
will be an effective community based organization actively working to rebuild the
community in partnership with the City and the private sector.

The enhancement plan has three primary focuses: 1) Strengthening the S. Main Street
commercial corridor; 2) Revitalizing the surrounding neighborhoods and; 3) Increasing local
organizational capacity.

South Main Street
S. Main Street has experienced a loss of businesses and increased physical deterioration. A
clustering strategy is proposed to group similar activities together along this 1.4 mile corridor. A
Zoning Overlay District is recommended to help implement this strategy and improve the overall
design and appearance of the district. The focus for pedestrian oriented neighborhood retail and
neighborhood services is proposed for the heart of the District at Kibby and S. Main Streets.
Businesses to be recruited include a grocery, pharmacy, and branch bank. Specific office uses are
identified and recommended for the area closest to downtown. A mixed-use district is
recommended for the area south of Vine Street along the east side of S. Main. This district
should include a business incubator focused on small businesses that have potential to provide
services to industries located on the west side of S. Main Street. A gas station is also
recommended. Business recruitment and retention processes have also been recommended.









S. Main Street District Enhancement Strategy – Lima, Ohio 7

neighborhood. The plan must be market-driven. The market analysis is a critical component of
the redevelopment strategy.

Leveraging New Industrial Investments
At the southern end of the corridor, Cincinnati-based Global Energy is
planning a $650 million power station using gasification technology at
the former Lima Locomotive Works site on the west side of South
Main Street. There is an agreement that 20 percent of the employees
will be neighborhood residents. The facility will employ about 110
people upon operation in mid 2009 and during its construction phase,
employment is expected to reach about 1,000.

There is potential to locate ancillary high-technology carbon nano-fiber and synthetic fuel
production activities around Global Energy that will use by-products derived from the
gasification process as part of a Mega-center. A Lima Synthesis Gas Product Commercialization
Center is proposed on S. Main across from Global Energy’s power plant. Collaborators include
nanotechnology firms in Cedarville, Miamisburg, and Akron, the Ohio Polymer Strategic
Council, Rhodes State College, Ohio State University, the University of Dayton Research
Institute, and the Edison Materials Technology Center in Dayton. American Trim Inc., of Lima,
and the Center for Multifunctional Polymer Nano materials and Devices, of Columbus, are also
involved. The work that will be completed at the Lima mega-center will contribute to energy
security, the reduction of reliance on foreign oil. The Ohio Department of Development also
recently approved $3.25 million in Job Ready Sites funding for Lima to prepare the ground for
the Lima Synthesis Gas Product Commercialization Center, which is proposed to be situated
south of Global Energy’s power plant on S. Main Street.

While the mega-center failed to receive a proposed $60 million Wright Mega-centers of
Innovation grant announced in December 2006, the community will reapply in 2007. State funds
were approved, however, for site clearance and improvements.

The industrial development on the southern end of the district and the downtown
improvements at the northern end have the potential to serve as major catalysts for
redevelopment within this community.

South Lima enjoys good access to public transit. The district is also close to job centers such as
St. Rita’s Medical Center and Lima Memorial Health System that are expanding and the
downtown businesses and governmental offices.

Boundaries of the Study Area and Context
The study area is bounded by Market Street to the north, Jackson Street to the east, 4th Street to
the south, and Greenlawn Street to the west. S. Main Street is a north-south arterial street through
the center of the District. The Ottawa River runs through the northern part of the district,
separating Downtown on the north from the residential neighborhood to the south. The river is
also an asset that could provide opportunities for waterfront housing development. The area
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south of the river is a mixed use area consisting of residential neighborhoods, office, commercial
and industrial uses. The CSX Railway runs through the southern tier of the area, creating
industrial opportunities in the southwest quadrant of the neighborhood.

The primary focus of this report is the area south of the Ottawa River as Downtown has its own
planning process. Nevertheless, improving the connection between the areas south of the Ottawa
River to Downtown is an important objective of this planning process.

Aerial Map of S. Main Street Target Area
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Overview of the Neighborhood

The portion of the area north of the Ottawa River is within Downtown and is predominantly
commercial. The area south of the River is a mixed use area consisting of residential
neighborhoods, office, commercial and industrial uses. The neighborhood surrounding S. Main
Street is predominantly single-family detached residential structures, mostly 2 stories in height.
There are a few multi-family properties, most notably Lima Towers and Pilgrim Apartments,
both for senior citizens. There is wide-spread housing deterioration, deferred maintenance and a
limited range of housing choices.

Many of the residential streets are surrounded by conflicting land uses, in part as a result of the
City’s outdated zoning ordinance and map. For example, the district’s most stable and attractive
street is Eureka Street west of S. Main that is across from a cement plan on one end. Most other
streets however, such as Central and Jackson north of Kibby have declined in part as the result of
its proximity to various manufacturing operations.

S, Main Street is the historic focus of commercial activity within the district. Commercial
development began as an extension of the commercial nature of Main Street within the heart of
Downtown north of the Ottawa River. S. Main is a 1.4 mile long arterial corridor from the
Ottawa River to 4th Street. The building stock of this mixed-use corridor varies in condition,
quality of architecture, and upkeep. There is a high vacancy rate and few businesses serve the
needs of area residents.

Vacant Lots
There are a large number of vacant lots scattered through the neighborhoods in part as the result
of an aggressive City program of demolishing the most dilapidated properties. According to the
recent IEDC Technical Assistance Report, there are 269 vacant parcels in the target area, almost
a quarter of all properties. Of these vacant parcels, 122 vacant parcels are zoned residential, 61
are zoned business and 86 are zoned industrial although industrial accounts for the most acreage
because of their larger size. Much of the industrial property is planned for redevelopment. The
largest cluster of vacant lots is within the residential area east of the industrial zone in the
southwest corner of the District resulting from the nearby industrial disinvestment.

Zoning
Lima’s zoning code and zoning map were prepared in 1949 with only a few additions. This code
is out of date and doesn’t provide adequate protection to the district nor support newer urban
development. Further, the City currently lacks a sign code. The outdated zoning code and map
have permitted the proliferation of incompatible land uses that have hindered neighborhood
improvement. In addition, it has permitted for example, mechnanical systems in front of Main
Street businesses and inappropriately located and sized signs and billboard on vacant lots.

The downtown area north of the Ottawa River is zoned for business. The Lima Design Review
Board is authorized to evaluate any proposed alteration to properties within this Design Review
District. This design overlay district provides a positive precedent for establishing an Overlay
District along S. Main Street.
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Area Characteristics

Here is a summary of the primary demographic and related characteristics of the District. Further
demographic information and population projections are included for the primary trade area in
the Retail Report ® included in the appendix.

Population
While the City of Lima and Allen County have lost population since 1990, The South Main
Street target area is experiencing a higher rate of population decline (15%) during this period as
shown on the table below. Population declines are projected to continue for the City, County and
the S. Main Street District.

Population Change 1990 to 2000
S. Main Target

Area
City of Lima Allen County

1990 2,693 45,549 109,755
2000 2,276 40,081 108,473
% Change -15.5% -12.0% -1.2%

Age Groups
Apart from overall population change it is important to look at key age groups.

Age Ranges, 2000
S. Main Target

Area
City of Lima Allen County

14 + younger 24.4% 23.0% 21.4%
15 – 19 years 7.5% 7.9% 7.9%
20 – 24 years 7.7% 7.8% 6.6%
25 - 34 years 13.5% 14.1% 12.3%
35 – 44 years 14.2% 14.6% 15.3%
45 – 54 years 11.7% 11.8% 13.7%
55 – 59 years 4.5% 4.1% 4.8%
60- 64 years 3.7% 3.4% 3.9%
65 years + older 12.9% 13.3% 14.2%

The target area has a particularly high youth population, almost a quarter of the population is
below 14 years. There is also a large aging population, partly as the result of Lima Towers and
Pilgrim Apartments being in the target area. Approximately 21% of the area is 55 years and
older. This area also has a relatively small proportion of persons in the age group most likely to
be employed, 25-44 years, characterized as the prime wage earning years and most likely to help
pay for services.
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Racial Composition
A primary reason for the loss of population in the target area is a decline of white households
that experienced a 27% population decrease between 1990 and 2000. The non-white population
in the target area was constant during this period. The largest non-white population in Lima is
the African American population. The proportion of non-white population is about 15% in Allen
County compared with approximately 30% in the City. The proportion of the non-white
population in the target area is considerably higher at 52%.

Racial Composition Change 1990 to 2000
S. Main Target Area City of Lima Allen County

White Non-
White

%
Non-
White

White Non-
White

%
Non-
White

White Non-
White

%
Non-
White

1990 1501 1192 44% 33,949 11,600 25% 96,177 13,578 12%
2000 1084 1192 52% 27,776 12,305 31% 92,147 16,326 15%

%
Change

-27.8% -- -18.2% +6.1% -4.2% +20.2%

Incomes
A primary issue within the target area is concentrated and widespread low incomes. While more
detailed income data that addresses buying power is included in the Retail Report for the trade
area, here is a summary of the primary characteristics of the S. Main target area. The 1999
household median income for the target area is considerable lower than that for the entire City --
about 69% of the City’s median income. The median income for the target area was
approximately $18,630 compared to a City median household income of $27,067. Further, the
target area’s median household income in 1999 was about half of that for the County and 45% of
that for the State of Ohio. Further, about a third of the families within the S. Main target area
have incomes below the federal poverty level compared with 19% for the City of Lima.

Household Median Income, 1999
S. Main Target

Area
City of Lima Allen County State of Ohio

$18,630 $27,067 $37,048 $40,956

Housing
The dominant housing type in the District is the single-family detached home. Most home were
built between the 1890s and 1920s. There is much residential deterioration, obsolescence, and
considerable deferred maintenance. Further, the small size of most homes is not necessary
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target area was $32,874 which was significantly less than the median housing value for the City,
$55,500, and Allen County, $81,800. Further, it was only a third of the median value for the
State of Ohio which was $103,700.

Housing values helps indicate the overall health of a community. If housing values are high, an
area is more likely to attract higher income households because they know their property will
more likely appreciate in value during the life of their investment. Areas with low values provide
less incentive for prospective home buyers to purchase and improve a property. Also, owners in
areas displaying low home values may not be able to obtain the financing to purchase a home
and make needed improvements. When the cost of bringing a property up to code exceeds the
value of the property, existing owners often defer the improvements.

Median Housing Values, 2000
S. Main Target

Area
City of Lima Allen County State of Ohio

$32,874 $55,500 $81,800 $103,700

Crime
Crime, particularly prostitution and drug related crimes have been identified by community
residents as major obstacles to enhancing the District. Below are data from the City of Lima
Police Department that shows that the target area has a particularly high rate of the City’s
prostitution and drug related reported crime. For example, while the S. Main target area consists
of only 6% of the City’s population, 16% of total incidents, 64% of prostitution incidents and
28% of drug related incidents were within this area during this five year period.

Crime Incidents 2001 – 2005; Source: City of Lima Police Department
Drug Related

Incidents
Prostitution

Related Incidents
Total Incidents

2001
W+S Target Area 46 7 1,618
City of Lima 193 10 10,080
% of City Total 24% 70% 16%
2002
W+S Target Area 72 16 1,408
City of Lima 281 22 9,172
% of City Total 26% 73% 15%
2003
W+S Target Area 100 26 1,442
City of Lima 289 44 9,097
% of City Total 35% 59% 16%
2004
W+S Target Area 112 16 1,647
City of Lima 387 33 10,001
% of City Total 29% 48% 16%
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2005
W+S Target Area 100 30 1,590
City of Lima 412 39 9,728
% of City Total 24% 77% 16%
2001 to 2005 Totals
W+S Target Area 430 95 7,705
City of Lima 1,562 148 4,8078
% of City Total 28% 64% 16%

Education Attainment
The level of education attainment for residents 25 years and older within the target area lags
considerably behind the levels for the City and Allen County. For example, 39% of the residents
in the target area do not have a high school degree compared with 24% and 17% for the City and
county respectively. Only 4% of target area residents have a college degree, which represents
less than half of the City’s, and a less than a third of the County’s percentage.

Education Attainment, 2000
S. Main Target

Area
City of Lima Allen County

Less than High
School Degree

39% 24% 17%

High School
Degree

40% 41% 43%

Some College 17% 25% 26%
Bachelor Degree
or Higher

4% 9% 13%
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Visioning Session Results

As part of efforts to gauge local attitudes toward enhancing the S. Main Street corridor, a public
visioning session was conducted November 16, 2006 at the Fourth Street Baptist Church. This
forum was organized by the Weed and Seed Steering Committee and the City of Lima and
facilitated by the consultant.

Advance publicity for the forum was extensive. A prominent article in the City of Lima’s Our
Community provided meeting details. There were also meeting announcements in The Lima
News providing information for the Visioning Session. In addition, meeting flyers were
distributed by members of the Steering Committee. Approximately 30 people attended this
forum. Most often, participants were pleased to have had the chance to attend such an event and
voice their concerns and thoughts about the future of the District

It is important to note that this session is one part of the larger effort to understand local
attitudes, needs and desires with respect to the S. Main Street District. The results of these
visioning sessions are to be combined with interviews, focus group discussions, results of
previously conducted surveys, and impartial analysis to form the foundation for a sound
community development strategy for the community.

Format
The forum lasted about an hour and a half. All participants
were encouraged to speak and collectively share their thoughts.
The format for these sessions was oriented toward seeking
responses to five specific questions. These questions included:

1. What are the problems or issues we must address to ensure
that the community reaches its full potential?

2. What types of goods and services would you like to find in
the S. Main business districts?

3. If our efforts to improve the District are successful – what is the image you want S. Main to
have 5 years from now -- for the S. Main commercial district and the residential
neighborhood?

4. If the citizens, business community and government work together over the next 5 years to
make the South Main District the very best it could be, what would you like to see result
from that effort?

5. Among the possible results from number 4 above, vote on two things you would like
accomplished to improve the District’s quality of life and future?
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Neighborhood Survey

A survey was conducted in 2005 by the Weed and Seed Steering Committee of residents within
the target area. Here is a summery of some of the key results:

Preferred Businesses
Residents were asked what businesses they preferred to see return to the neighborhood.
Restaurants, groceries, pharmacy, gas station and banking were the most frequently cited
activities. These results are consistent with the comments received during the resident focus
group and the visioning session. Here is the summary of the results.

Businesses Preferred # of Respondents
by Residents
Restaurants 55
Groceries 54
Fast Food 46
Prescription Drugs 46
Gas Station 43
Banking 33
Dry Cleaning 25
Clothing 22
Appliances 21
Shoe repair 21
Car repair 20
Toiletries 19
Shoes 18
Hardware 17
Home Improvements 16
House wares 15
Furniture 12
Beauty Salon 9

Current Shopping Patterns
Residents were also asked about their current shopping patterns. Here are some of the key
responses.

Groceries
Only a quarter of the residents cited Sav-A-Lot located at Kibby and Elizabeth Streets as the
place the buy their groceries. During the focus group and other sessions, residents have voiced
their concern about the quality and availability of choices at this store.

Groceries # of Respondents
Ray’s 32
Sav-A-Lot 19
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Wal-Mart 17
Meijer’s 6
Meat City 1
Aldis 1

Pharmacies
The response regarding pharmacies resulted in a wide range of selections with Wal-Mart being
the primary choice. There is not a pharmacy within the target area.

Pharmacies # of Respondents
Wal-Mart 12
Rite Aid 7
CVS 5
Kmart south 2
Pharm 2
Ray’s 2
Walgreens 2
Dollar Store 1
General Nutrition 1
Mall 1

Banking
Banking also received a wide range of preferences with Huntington Bank ranking first although
according to 2005 HMDA data, Huntington had only a 3% market share of total loans originated
in Allen County. Superior Federal Credit Union had the largest market share at almost 12%.
None of these or other lending institutions have branch facilities within the target area.

Banking # of Respondents
Huntington Bank 7
Bank One 5
5/3 Bank 3
Superior Credit Union 2
Credit Unions (not identified) 3
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South Main Street Assessment

S. Main Street is truly the “Main Street” and front door to the South Lima neighborhood. There
has been a steady loss of businesses, particularly those serving the neighborhood residents. The
highly traveled intersection of S. Main and Kibby is the heart of the Corridor. A once thriving
commercial center, it has lost most of its vitality and business activity. Recent demolitions of the
landmark Majestic Theater, funeral home and other buildings have left the northeast and
southwest corners with vacant land. The positive side of this change is these vacant sites are
owned by the City of Lima, a situation that can greatly facilitate future redevelopment
opportunities.

While crime, a lack of capital, vacant buildings, poor physical conditions, and disillusionment
are typical problems for businesses in many low-income communities, the severity of these
problems and the area's unique history distinguishes S. Main from other places. About one
quarter of all buildings along S. Main are vacant, creating a relatively low density of businesses.
Spread out over 1.4 miles and broken up by institutional and residential clusters, there is no
longer a pedestrian oriented concentration of businesses within the corridor. The long length of
the corridor has resulted in commercial uses being spread over too large a stretch – larger than
can be supported by commercial uses serving the trade area. A physical survey of the remaining
buildings along the corridor revealed that about 50 percent are in substandard condition.

Many of the merchants along this commercial corridor are struggling to keep their businesses
going, and few have grown during the past several years. Merchants explain that one of their
biggest problems is a lack of financial resources to help improve their business and many
asserted that they do not have enough customers to increase their revenue. In addition, most of
these merchants are not using, nor are they often aware of, technical and financial business
assistance programs. The size and type of the businesses in S. Main may help explain these
findings. Many of the businesses could be defined as micro businesses, employing few or no
additional employees outside of the owner and his/her family. Unfortunately, the small
businesses assistance programs available at the federal and state level generally do not cater to
neighborhood businesses operating on such a small scale.

Many of the merchants say that drugs, prostitution, crime, and high unemployment are serious
problems that impact both the neighborhood and their business.

While the conditions present among S. Main businesses provide a different kind of challenge
than the typical downtown commercial revitalization effort, the area does offer hope for positive
change. Many of the merchants along this corridor are also property owners and therefore,
should have an even greater interest in revitalizing the area. Most of the businesses have been
located along S. Main Street for several years. The ability of these businesses to survive should
help dispel doubts about the viability of preserving a commercial district in the area.

There are also other indications that it will be possible to help merchants realize their common
interests. The future employees at Global Energy provide hope for a sizeable number of the
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These photos below illustrate the use of the four corner properties and Kibby and S. Main
Streets.

_________________________________________________________________ Kibby Street

S. Main Street

Traffic Counts at Kibby and Main
S. Main Street and Kibby Street is one of the busiest intersections in the City and is within the
top 10% of all intersections in Allen County in terms of the number of vehicles per day. It carries
only 4% less traffic than S. Main and Market Streets which is the heart of the downtown business
district. The diagram below shows the average vehicles per day on each of the four legs of this
intersection. The heaviest traffic is along Kibby Street – 8,755 along the western leg and 7,842
vehicles per day along the eastern leg.

Average Daily Traffic (Vehicles/Day) at Kibby and Main

(6,652)

Kibby Street (8,755) (7,842)

(4,919)

S. Main Street

Source: Lima-Allen County Regional Planning Commission


