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Executive Summary 

This Housing Assessment is in response to an identified desire to better understand and plan 

for housing needs within the City of Lima. Lima has much to offer its citizens as a central 

hub of business and culture for the area. In an age of change and new opportunities, a 

project like this can bring real value to the City by providing guidance to those seeking to 

improve housing opportunities, strengthen neighborhoods, improve City capacity and 

reach, better target and leverage resources, and undertake strategic decision making.  

Prior to the initiation of this study, a number of local stakeholders came together around 

the issue of housing, including representatives of the United Way of Greater Lima, the City 

of Lima Department of Community Development, WSOS, West Central Ohio Community 

Action Partnership, Allen County Public Health, and the Regional Planning Commission. They 

agreed that the City of Lima had some substantive housing challenges, and needed to take 

a closer look at this issue to continue to position the City for success. Based upon these 

conversations, discussions held on these issues within the City, and other information from 

a variety of sources, the City determined that the complexity of the housing needs in the 

City required the dedication of time and expertise to fully investigate the challenges of 

substandard, unhealthy housing, and to identify potential solutions. Based upon that need, 

the City commissioned this study.  

It has been clear from the outset that there are many people here in Lima that are passionate 

about their City, and wish to see a place that is already cherished by them flourish. The goals 

of this housing assessment are to seek a clearer understanding of the City’s housing needs, 

and to provide meaningful strategies based upon good data and best practices to guide the 

City as they address complex housing challenges such as improving the quality and 

availability of housing for their citizens, stabilizing and increasing population, reducing 

blight, improving property values, and attracting private investment. It is our belief that it is 

possible to achieve these goals, and we have sought to provide useful information to assist 

City leadership as they make important decisions for the future of their community. 

This assessment will seek to further the City’s housing goals through the following approach: 

▪ The provision of a solid assessment of the City’s housing needs and market. This includes 

both a collection of good quantitative and qualitative data from a variety of sources, and 

good analysis of that data. 

▪ Listening to and engaging City officials and staff, key stakeholders, and the public. This 

was done through meetings and focus groups, surveys of key stakeholders and the 

public, and informal interviews and conversations. 
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▪ The information collected through the stakeholder input and data analysis above was 

used to inform a set of recommendations and strategies based upon the needs 

identified. 

Key Findings 

Based upon the analysis done, Key findings of this study include the following: 

A. Lima possesses significant opportunities that can benefit the City and its 

citizenry, and that should be leveraged to address their housing needs. Below 

are some of the opportunities that we identified.  

1. A larger than usual proportion of young people. A younger population generally 

means a population with increased technical skills, higher energy and optimism, 

and a ready workforce. 

2. Lima has jobs, and people are working. Their unemployment rate is lower, and the 

percentage of the population that is in the workforce is higher than in many other 

similarly situated Cities. 

3. The City has economic opportunities, with a number of significant area employers. 

4. The City is a primary hub for business and services for the Allen County area. 

5. Lima residents have educational opportunities. Area Institutions of higher 

Education including The Ohio State University at Lima/Rhodes State College and 

the University of Northwestern Ohio. Lima also appears to have decent public 

schools. 

6. The City has transportation advantages, with major highways and railways in the 

area. 

7. People commute from surrounding areas into the City and its surrounding 

townships for work. 

8. The City has both a functioning internal capacity and a number of significant 

partners relative to housing development, both of which could benefit from 

additional strengthening of capacity. 

B. There is a significant need for revitalization of housing stock and 

neighborhoods, particularly in certain areas of the City, and for lower income 

households. The lack of good housing stock, coupled with the existence of blighted 

properties and other neighborhood detractors can discourage those who can afford 

better housing from choosing to live within these neighborhoods. This can tend to 

leave those without other means as the primary residents.  
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1. The need of revitalization of the Cities housing stock is demonstrated by the 

following: 

a. The number of vacant properties is high, and increasing;  

b. houses are old, with 34.7% of existing houses in the City having been built 

prior to 1940, and only 12.3% of the housing built in the last four decades (after 

1980); 

c. A high number of houses lack complete kitchen (2,033) or plumbing (1,224) 

facilities. 

d. median home values are low, and decreasing. The average home value in the 

City of Lima is $66,000, compared with $110,900 for Allen County and $135,100 

for the State of Ohio; and 

e. a majority of houses are rented, rather than owned. Rental properties often 

tend to be less well maintained than owner properties. 

This study estimates that over 5,900 houses in the City are in need of substantial 

rehabilitation. Many housing systems are beyond their useful life and are obsolete. 

Potentially unhealthy conditions such as mold, asbestos, and lead-based paint are 

also likely problems given the age and condition of the housing stock. Housing 

condition was noted in our surveys and public meetings as being particularly a 

problem for rental properties. 

2. The need for neighborhood revitalization was identified as a highly needed change 

too. Both key stakeholders and the public identified in their respective surveys 

vacancy, blight, lack of economic growth, neighborhood safety/crime, drug use, 

lack of community pride and public perception as the most significant detractors 

beyond housing quality that impacted marketability and value of housing in the 

City of Lima. 

3. The population of Lima, particularly in distressed neighborhoods, includes 

disproportionately people in the following categories: 

a. Those who are young; 

b. single headed households, especially female; 

c. householders living alone; 

d. those with disabilities; 

e. those with less education; 

f. minorities;  

g. renters,  

h. households who move often, and 

i. those in poverty. 
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These conditions do not exist in Allen County, at large. We believe that the 

prevalence in the City of these populations, which are those with less affluence, is 

largely due to more affluent households moving outside the City, where better 

housing opportunities exist. 

4. The population within the City is shifting over time. Lima continues to lose 

population, and, in particular, to lose homeowners. This is consistent with the 

movement of more affluent households, looking for quality housing, moving 

outside of the City in that search. 

C. A significant challenge for the City going forward will be to substantially improve 

the City’s housing stock, allowing for growth and prosperity, while maintaining 

housing affordability to current residents. While current housing affordability is 

not notably different than in other geographies (there are slightly less owner 

households and slightly more renter households in the City that pay more than 30% 

of their income on housing than in the State of Ohio), it is still a major problem. In 

fact, housing affordability is a considerable problem all across the United States. In 

the City of Lima, the challenge going forward is complicated by the following factors: 

1. Housing cost burden (the need for a household to pay a large percentage of its 

income on housing) is already a problem in the City, and is growing, as a problem. 

Housing costs for both owners and renters are increasing faster than wages. 

Housing values, on the other hand, have not outpaced wages. Rents, in particular, 

have skyrocketed in recent years. This is a national problem, and an outcome, to 

some degree of the recent housing recession. 

2. Incomes are low. The average (median) income of households living in the City is 

$32,894, compared with $52,407 for the State of Ohio. The percentage of the 

population below the poverty level is also high, at 25.8%, compared with 14.9% 

for the State of Ohio. This is in spite of the fact that Lima has a larger percentage 

of its population working (61.7%) than in comparable Cities, like Mansfield (43.0%) 

and Marion (48.0%). 

3. Housing stock is old and in need of revitalization, as described in B above, and 

there is a shortage of decent housing at affordable price points. 

D. Housing needs vary by geographic area across the City, and call for differing 

housing strategies. 

1. We looked at a number of housing characteristics, such as vacancy, age, median 

value, lack of complete plumbing or kitchen facilities, and tenure. We found 

significant disparities across neighborhoods within the City. 
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2. We also looked at a number of demographics regarding each neighborhood such 

as housing cost burden, employment, household income, and poverty levels. We 

found the same discrepancies across neighborhoods.  

3. Armed with this information we were able to categorize each neighborhood in a 

way that would allow for the use of differing strategies based upon neighborhood 

type. 

E. There is a need for greater private investment in housing within the City, both 

in market rate housing and affordable housing at various price points. There is 

both a need for the rehabilitation and new construction of good quality, healthy, 

affordable rental housing, and the rehabilitation and creation of new single-family 

development within the City. 

1. Based upon building permit activity, the number of both single family homes and 

multi-family developments being built are grossly inadequate to meet the need. 

In our need analysis, we identified the need to rehabilitate 391 homes for owners, 

and 276 renter housing units and to build 283 homes for owners, and 225 renter 

housing units within the next ten years. 

2. Demand for updated housing is more complicated than the need, as current home 

prices do not support new development. However, the current prices are partially 

constrained by the quality of the current housing stock. Additional constraints are 

low wages and the other neighborhood detractors identified in B2. 

3. As identified in B1e above, the percentage of households owning their own homes 

is low. This speaks to a need to both provide additional good quality rental 

housing, and seek strategies to increase homeownership. 

4. Subsidies and more complex financing will be needed in many cases to leverage 

private investment and address housing for lower income households and special 

populations. These subsidies are often in short supply. Not only are incomes low 

and poverty rates high, but the City has special populations whose housing needs 

must also be addressed. In addition to addressing needs around public housing 

and homelessness, the elderly, those with drug addiction, and those with 

disabilities are significant populations in the community. 

F. The connection between good housing and the local economy is critical, and a 

final set of housing initiatives should support both. 

1. The City has many economic advantages, as identified in A, above. Of particular 

note is the high percentage of people that are employed. A related key challenge 

is the low wages that many of the City residents earn. 
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2. Lima also has a high number of people commuting into the area, but not living 

there. There is a potential for leveraging this opportunity to both improve the 

housing stock and to expand the local economy.  

3. Because Lima is a central hub for local commerce, the downtown has the potential 

to be a larger driver of the economy, and is currently underutilized. 

4. Improvements in housing will help in expanding the economy, particularly in the 

areas noted above. Conversely, improvements to the local economy, particularly 

to the extent that those improvements are in the City of Lima, will improve 

housing availability, market and value. 

Recommendation Summary 

Recommendations are based on good data analysis seeking to clearly understand the scope 

of each problem, and upon best practices in the community development and housing 

industries. Recommendations are detailed in Attachment A – “Housing Assessment 

Recommendations”, the second document in this report, and are summarized below: 

A. Develop and implement overarching neighborhood revitalization plans, and 

strategies for each neighborhood. match your strategies to the type of 

neighborhood in which you are working. Focus efforts and funding to accomplish 

goals. Targeting your resources, rather than spreading them across the City will help 

you to achieve real impact, which will benefit the whole City. Pinpoint problem 

properties and take action to address issues. 

B. Remove blight. In order to successfully revitalize neighborhoods, you must both 

remove blight and build something of value to take its place. This includes strategies 

such as holding owners accountable, expediting the tax foreclosure process, ensuring 

that all buildings are secure and maintained, and making good use of the land bank. 

C. Improve existing rental properties. Provide incentives to owners to keep up their 

properties. Strategies include continuation of code enforcement efforts, initiation of 

a landlord registration, and funding of rental rehabilitation. 

D. Address neighborhood safety and Crime. An important element of neighborhood 

revitalization is both the reality of and the perception of safety. This is necessary to 

secure further investment into a neighborhood, and to improve quality of life. Key 

elements of improving safety include involving the neighborhood, and encouraging 

use of public space. 

E. Set housing goals and develop implementation strategies for both subsidized 

housing and private investment. The City has a facilitation role in housing, and 

needs to support rather than seek to supplant private development. Use the numbers 
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in this report showing anticipated demand, along with a review of local resources to 

develop a five-year housing strategy. 

F. Continue ongoing efforts to address regulatory barriers, and seek to continue to 

improve customer service. Review the regulatory framework, process, and systems 

associated with residential development, and include a couple of contractors and 

developers in the process.  Work with other government entities to make the rules 

and processes as seamless as possible from one jurisdiction to the next 

G. Market City wide Community Reinvestment Areas (CRA) and tax abatement for 

new construction and major rehabilitation of residential property. This should be 

for both single family and multifamily housing. This will help in addressing the 

problem of low housing values and high housing development costs as a barrier to 

residential investment. This will reduce or eliminate taxes for a specified number of 

years for the homeowner or rental property owner (end user). 

An alternative to the CRA tax abatement outlined above would be to offer Tax 

Increment Financing (TIF) for any housing development that is done in specific parts 

of town. A TIF mitigates the increased cost of land development by capturing 

property tax increases, and uses the increment to repay pre-development costs, such 

as grading and platting, adding sidewalks, extending utilities, and improving roads. 

H. Improve availability of buildable lots. This can be done through strategies such as 

assembling lots for development, making lots affordable, and simplifying lot 

acquisition. 

I.    Build a construction workforce. One of the big challenges with housing 

development at this time is a lack of small to medium sized developers and 

contractors, along with a shortage of skilled workers in the construction trades. This 

is a problem across the State of Ohio. We recommend working with area economic 

development agencies, area institutions of higher education, and vocational schools 

to create a pipeline of construction management professionals and skilled 

construction workers to strengthen local efforts to build new housing. This will have 

the dual benefit of providing good jobs to strengthen the local economy, while 

rebuilding the City’s housing. 

J.    Market the City to developers. A marketing campaign needs to be developed that 

highlights the ways in which the City has become developer friendly and the 

opportunities that exist for profitable development. 

K. Make Lima the place that people want to live. Both through the other efforts 

outlined in these recommendations, and through a public marketing campaign 

aimed at informing people of these changes, and of other good things happening in 
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the community. It is possible to improve people’s perceptions. This can lead to 

greater interest in living, working, and playing in the City of Lima. 

L. City leadership working in unity toward common goals. Use planning around 

housing to ensure that City leadership is on the same page, allowing them to 

communicate goals and strategies clearly upfront to City Departments, who can 

implement with greater autonomy, and allow for everyone to pull together toward 

common goals.  Recognize that improving one part of the City positively impacts the 

whole City. Spreading funding and resources across jurisdictions will often result in 

poor development outcomes. 

M. Continue to leverage HOME dollars to make a bigger impact. The bulk of HOME 

dollars should be used only with the significant leveraging of other funds. Using these 

dollars to rehabilitate a few scattered homes will have little real impact in the 

community. They should instead be leveraged by setting out clear development goals 

in an RFP, and soliciting developers who will bring other funds to the project. 

N. Continue to strengthen non-profit partners. Non-profits are involved in housing 

related work in a variety of ways, and are critical to good housing delivery. There are 

many ways to strengthen and support them as partners. Provision of ongoing funding 

is one important element. It is also important to have good collaboration to ensure 

that all partners are working to common goals, and working together using their 

strengths, to achieve good outcomes. 

O. Strengthen internal capacity through the hiring of an additional staff person to 

assist with housing initiatives. While many of the recommendations included here 

require little expense beyond staff time, the added staff time will definitely add up, 

and results in the need for an additional staff person. 

P. Develop and implement a downtown Investment Plan.  For housing investment to 

be strong, people need to come to see the City of Lima as a desirable destination. 

Lima already has the advantage as the largest urban center in the immediate region, 

and is a natural place for people to gather for a variety of reasons. Revitalization of 

the downtown can make that experience one that draws people in, and that results 

in people wanting to live there. The Downtown Investment Plan needs to be a 

blueprint for bringing together all of the elements that make a downtown come alive, 

and that guide the vision for creating the emotional connection that will drive the 

City’s long term success and support your housing goals. This will include branding, 

marketing strategies, and quality of life initiatives. 

Q. Work with Regional Planning and Economic Development Partners to attract 

businesses and talent. This ongoing work should not be done in a separate silo, but 

it should be recognized that housing is also an economic development strategy. As 
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elements of these recommendations are put into place, the quality of Lima’s housing 

can and should be used to market the community to business interests, and to attract 

and retain talent. 

R. Develop homeowners. Work with bankers, real estate professionals, non-profit 

housing providers, counseling agencies, and developers to identify significant market 

niches, and to develop a pipeline of purchase ready buyers. 

S. Recognize substantial rehabilitation as a viable way to increase affordable 

homeownership. This can be done in a variety of ways. One specific idea is to work 

with the land bank and a local non-profit developer to create a land trust where 

homes are rehabilitated and sold, but any subsequent resale of those properties 

requires that they are sold to an income eligible household. This establishes the 

homes as affordable housing in perpetuity. 

T. Make good use of opportunity zones. Create marketing to developers geared 

toward meeting rental housing development needs, by leveraging the tax incentives 

associated with opportunity zones. 

U. Support local nonprofits as they seek to develop housing for specific 

populations, such as transitional and supportive housing for homeless 

populations, residential recovery housing for those recovering from addictions, 

and accessible housing for those with disabilities. Be willing to partner through 

the provision of gap financing for these types of projects, as possible, or seek to 

provide project support in other ways such as low cost or free lots, assistance with 

infrastructure costs, etc. 

Conclusion 

The goals of the Housing Assessment for the City of Lima Ohio is to provide strategies to 

guide the City as they work to address complex housing challenges, as have been outlined 

in this document, and seek to increase and sustain their population, reduce blight, improve 

property values, pursue housing affordability, and attract private investment. It is our belief 

that it is possible to achieve these goals, and we have sought to provide useful information 

to assist City leadership as they make important decisions for the future of their community. 

Next steps should be to pull together a committee chaired by the Community Development 

Director to review and use the recommendations in this report to develop good housing 

plans with implementation strategies tied to clear timeframes, goals, and responsible parties. 

These plans should be presented to City Council, with a final plan agreed to and adopted. It 

will take careful planning, hard work together toward agreed upon goals, and perseverance, 

to see these actions put into place. However, the result will be a City much more successfully 

addressing the housing and economic needs of its citizens. 
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Housing Assessment 

The remainder of this document provides a detailed analysis of the housing needs within 

the City. It includes the following sections: 

▪ Quantitative Data Analysis 

▪ Qualitative Input and Analysis 

Detailed recommendations and strategies are contained in a separate table meant to 

accompany this document, titled “Recommendations and Strategies for Housing in the City 

of Lima, Ohio”.  

I. Quantitative Data Analysis 

Many elements go into the development of a proper housing assessment. Below is a 

summary of the basic elements that we captured and assessed. Where prior studies were 

done, we often referred to them or relied upon that data rather than duplicating previous 

work, and cited those studies in our bibliography at the end of this report. This gave us 

the opportunity to focus on analyzing the data to more fully understand the housing 

challenges, and on developing sound recommendations.  

We used the State of Ohio as a good comparison demographic throughout much of the 

data analysis. For certain key characteristics, we also used Allen County, and other urban 

centers within the County (Bluffton and Delphos). We also used two other Cities in Ohio 

that we believed were similar to Lima in their population and geographic siting. In our 

selection of comparison Cities, we sought to stay away from Cities that were in close 

proximity to large urban centers, and we looked at the population of both the City and 

the surrounding County based upon the last US Census in 2010. The Cities selected for 

comparison purposes are listed in Table 1, below. 

Table 1 

City 
Population of 

the City1 

Population of the 

surrounding County1 

In close proximity to a 

major urban center? 

Lima, Ohio 38,771 104,157 No 

Marion, Ohio 36,837 65,483 No 

Mansfield, Ohio 47,821 121,533 No 

In addition, for some key characteristics, we also drilled down to the census tract level, 

in order to pinpoint areas of the City that had a higher prevalence of a specific challenge 

or opportunity, and/or may need specific, targeted remedies. There are 18 census tracts 

represented in the City of Lima. 
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A. Demographic data: 

1. City history, geography, and profile: The inclusion of a brief profile of the City helps 

us to place the study in its proper context, and to better understand the character 

of the community and region. 

The City of Lima, Ohio was named after Lima, Peru, which was a significant source 

of the anti-malaria drug quinine. This drug was in high demand in the Great Black 

Swamp region, which included Lima2. In 1831, Lima became the county seat of 

Allen County, Ohio. Lima was officially established as a city in 1842. Lima’s 

population quickly grew from 2,354 residents in 1860 to 7,567 in 1880. Oil was 

struck in 1885, and the population soared in the next year (1886) to about 18,000 

residents. At this time, the City had over seventy producing oil wells, five railroads 

coming through town, five newspapers, thirteen churches, three banks, and 

numerous manufacturing establishments.3 

Local businesses produced oil drilling machinery, train locomotives, paper 

products, crackers, and woodwork. The following year, Lima became the first Ohio 

city with an electric streetcar system.3 This economic expansion continued through 

the 1920’s, but slowed during the great depression. “In 1930, a Lima directory listed 

93 industrial employers with some 8,000 employees. By 1934, industrial 

employment was reduced by half.”4 Significant employers during the 19th century 

included Lima Locomotive Works, the Superior Coach Company, Westinghouse 

small motor division, the Ohio Steel Foundry; and the Lima Army Tank Plant.4 

“During the 1970s and 1980s, a number of industries left Lima, part of the "Rust 

Belt" decline affecting all of Ohio… By the mid-1990s, Lima had lost more than 

8,000 jobs. Lima's population dropped from 52,000 in the 1970s to 45,000 in 

1999.”4 

“Lima has been a regional medical center since its earliest days. Currently, the city's 

two hospitals serve a 10-county area of northwest and west central Ohio. St. Rita's 

Medical Center, a level 2 trauma center, with nearly 4,000 employees as of June 

2006, is Allen County's largest employer while Lima Memorial Health System ranks 

third.”4 

The City of Lima, Ohio is in Allen County, in Northwestern Ohio, and is situated on 

the Ottawa River, about 90 miles Northwest of Columbus. Educational institutions 

in the area include the Ohio State University, Lima Campus (also the site of James 

A. Rhodes State College) and the University of Northwestern Ohio. Nearby 

historical sites include Fort Amanda, a supply depot during the War of 1812, and a 

former Shawnee Indian reservation, Hog Creek.5 A number of local buildings are 

listed on the National Register of Historic Places. Unfortunately, one of its most 
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notable historic neighborhoods, “the Golden Block” was almost entirely 

demolished in the 1960s.4 Only a few examples of this Victorian architecture 

remain, including the MacDonell House, built in 1893.6  

“Allen County, and more specifically its municipalities especially Lima, its 

county seat, are overly represented by older homes many of which were built 

in the early 1900s. Many of the homes were built in close proximity to railroad 

lines and/or factories giving residents access to available jobs. As 

advancements in transportation grew, the more affluent residents began to 

move further out, abandoning the housing in the central city neighborhoods 

for newer more modern housing in neighborhoods with larger lots. As 

families moved from the older neighborhood to the outskirts of the 

communities, the quality and condition of the older housing began to decline 

– albeit slowly over time and from various influences including age, 

weathering and occupancy status. Many houses were converted to two-

family and multi-family homes to accommodate new groups of lower 

socioeconomic status people that were migrating to the area. 

As a result of migration patterns, the number of homes that were either 

rented or abandoned in the older municipalities continued unabated until a 

pattern of disinvestment was readily apparent. Some residents found it 

difficult to obtain loans from banks for home improvements or for the 

purchase of a home either because of the condition of the home, the 

character of the neighborhood or their economic/credit status. As a result, 

the quality and value of housing began to decline and people moved out of 

the City of Lima and some of the smaller municipalities at alarming rates, 

which resulted in a glut of older houses on the market further eroding home 

values and decreasing the community’s tax base and its ability to provide 

government services at the level of service desired/needed by remaining 

residents.”7  

2. Population and Household Characteristics: Next we will include an analysis of 

population and household characteristics such as age, sex, race, presence of 

disability, veteran status, tenure, household size and housing cost-burden. 

According to the data collected, the population of the City of Lima was estimated 

to be 37,5928in 2017. This population, and its growth (decline) over time, is 

compared with the populations of Allen County and the Cities of Bluffton and 

Delphos in Graph 1. Lima’s is a relatively young population, with the average 

(median) age of 33.48, compared to 38.88 for the State of Ohio. Accordingly, a 

marginally smaller percentage of that population is over 65 (12.0%8) compared to 

the state average of 14.17. This high prevalence of young people is not necessarily 
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reflected in the larger region. For example, the median age in Allen County is 

38.68, with 16.3%8 of the population over 65. It is also interesting to note that there 

is a higher percentage of households with children under the age of 18 (32.8%8) 

than in the State of Ohio (29.8%8), though it is not as high as might be expected, 

given the much younger median age. It is also significant that there is a much 

higher percentage of female householders with own children, and no husband 

present in the City of Lima (13.5%8), than in the general State of Ohio population 

(7.2%8), as well as a somewhat higher incidence of householders living alone 

(36.5%8 for the City of Lima, and 30.0%8 for the State of Ohio). 

Graph 1: Population change from 1980 to 2017 

 

The younger population in the City of Lima may partially reflect the quality of 

housing stock available, which is smaller, older, and cheaper than the average 

home in Ohio, and may be more affordable to younger households just starting 

out. These characteristics of the housing stock will be more fully discussed later in 

this report. It may also reflect the presence of institutions of higher education. 

This prevalence of younger adults is a potential strength that should be 

considered and leveraged by the community as it plans for its future. Many 

communities struggle with aging populations and go to great efforts to attract 

young millennials.  

The population of Lima is also slightly more male (52.8%8) than the general 

population of the State of Ohio (48.8%8), and has a much higher than average 

population of black/African American persons (30.7%8) than the State (13.4%8). 

This racial distinction also differs from the broader Allen County, which only has 
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14.2%8 of its population in this racial category. A comparison of the percentage 

of all racial minorities across communities, Lima’s minority population is 36.3% of 

the total population. This compares with 18.7% for Allen County, 5.0% for the City 

of Bluffton, and 6.1% for the City of Delphos.  The distribution of the black/African 

American population across the City is shown on Map 1. 

Map 1: Distribution of the Black/African American Population Across Census Tracts 9 
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An average number of persons in the City of Lima (8.3%8) are veterans, as 

compared with the State of Ohio (8.4%8).  The population with disabilities is 

markedly higher than the State average, indicating a need for accessible housing 

(table 2). 

Table 2 

Disability status of the noninstitutionalized 

population8 
City of Lima State of Ohio 

Percentage of the population with a disability 19.1% 13.8% 

65 and over with a disability 43.2% 34.8% 

A much higher than average percentage of houses in the City of Lima are rented 

rather than owned. Average household sizes are slightly under the average for 

owner occupied units, but over the average for renter occupied units (Table 3). 

The percentage of owner occupied (66.1%8) and renter occupied (33.9%8) housing 

in Allen County overall mirrors that in the broader demographics within the State 

of Ohio. The Percentage of homes that are owner occupied also varies by census 

tract, as shown on Map 2. 

The tenure of housing has important implications for housing policy. 

Homeownership can carry important benefits for the homeowners themselves, 

such as potential wealth creation, housing stability, etc.  Research indicates that 

increased rates of homeownership also offer substantial social benefits that are 

received by others than the homeowners themselves.  These include benefits in 

the form of greater maintenance and neighborhood conditions, better-raised 

children,  and better “civic” behavior.10 

Table 3 

Housing Tenure/Household Size8 City of Lima State of Ohio 

Owner occupied 45.5% 66.1% 

Renter Occupied 54.5% 33.9% 

Average Household size - owner occupied units 2.48 2.54 

Average Household size - renter occupied units 2.37 2.25 

Households are also more mobile than the average, with a higher percentage of 

persons moving more frequently (Table 4). This is consistent with the higher 

than normal percentage of renter households. Average household size also 

varies by tenure, with owner households being smaller than the State average, 

but renter households larger than the State average. 
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Map 2: Percentage of Homes that are Owner Occupied by Census Tract 9 
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Table 4 

Year householder moved into the unit8 City of Lima State of Ohio 

Moved in 2015 or later 14.2% 10.1% 

Moved in 2010 to 2014 37.5% 29.5% 

Moved in 2000 to 2009 22.2% 28.0% 

Moved in 1990 to 1999 11.7% 14.8% 

Moved in 1980 to 1989 6.7% 7.5% 

Moved in 1979 or earlier 7.7% 10.2% 

Overcrowding does not seem to be much more of a problem than in other 

geographies, with occupants per room only slightly higher than the average (table 

5). 

Table 5 

Occupants per room8 City of Lima State of Ohio 

1.00 or less 98.4% 98.7% 

1.01 to 1.50 1.2% 1.0% 

1.51 or more 0.4% 0.3% 

Housing cost burden is definitely a problem, but that is true for most geographies. 

The percentage of the renter population that is housing cost burdened in Lima is 

somewhat higher than the average, and the percentage of owners that are 

housing cost burdened is somewhat lower than the average (table 6). 

Table 6  

Households with housing costs over 30% of 

household income8 
City of Lima State of Ohio 

Owners with a mortgage 23.0% 23.3% 

Owners without a mortgage 10.7% 12.3% 

Renters 51.9% 46.6% 

Primary housing need and market implications associated with the population 

and household characteristics within the City include the following: 

▪ Many of the characteristics of the current population reflect a typical renter 

population, which is often younger, more likely to live alone, and more mobile. 

This could indicate both a need for additional renter housing, and a need to 

provide opportunities for moving people into homeownership. This market 

and need is supported by the higher than normal percentage of the housing 

that is occupied by renters, as indicated above. 
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▪ The characteristics described above are often also reflected in populations 

with a lower income. For example, populations that include a higher incidence 

of single heads of household with children, racial minorities, and persons with 

disabilities often have an average lower income than populations without 

those characteristics. We will look at actual average income and other financial 

characteristics under economic conditions. 

▪ The differences in the demographics between the City and Allen County are 

also telling, with significant contrasts in age, race, and housing tenure. These 

may indicate differences in housing stock and/or perceived quality of life upon 

which people made decisions about where to live. We will explore these 

questions further in the sections to follow. 

3. Demographic and Household Shifts: There are a couple of demographic changes 

associated with the City of Lima that should be included here. The first is that the 

population of the City is decreasing over time (Table 7).  

Table 7 

Year 19801 19901 20001 20101 20178 

Total Population for the City of Lima 47,817 45,549 41,578 38,771 37,592 

Second, housing tenure has shifted over time from a majority of housing units that 

were owner occupied in the year 2000 to housing units that are predominantly 

renter-occupied today (Table 8). The Cities used for comparison have maintained 

over 50% of their occupied housing stock as owner occupied. 

Table 8 

Housing Tenure by Year 20001 20101 20178 

Owner occupied 56.8% 50.6% 45.5% 

Renter occupied 43.2% 49.4% 54.5% 

These demographic and household shifts are concerning, though they are more 

common in “rustbelt” demographics, where economic booms have subsided 

decades ago, leaving many communities struggling. They may also reflect changes 

in the housing stock. We will spend more time in other sections of this report 

seeking a better understanding of the economy and of the condition and age of 

the housing stock, as we seek clarity on underlying causes of this decline, and look 

for ways to reverse these trends.  
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B. Economic Conditions: 

The Lima and Allen County region have major employers in manufacturing and 

healthcare. The Allen Economic Development Group has detailed information on 

employment by business size, largest industry sectors by employment, top 

growing industries by jobs added, top industry earnings, and many other 

economic indicators. Employment by sector for the City is found in table 9. Notice, 

as expected, that a primary sector is production, transportation, and materials 

moving. Also, compared to the State, the percentage of workers in the relatively 

higher paid management, business, science, and arts sector is low, while 

employment in the relatively lower paying service sector is comparatively high. 

Important anchor institutions in the City include a variety of types of organizations. 

As both major medical providers and significant employers, both Mercy Health St. 

Rita's Medical Center and Lima Memorial Health System are obvious community 

anchors. Another major employer within the City limits is Dana/Spicer Driveshaft 

Manufacturing. Other nearby major employers include the Ford Motor Company 

Lima Engine Plant, Proctor and Gamble, General Dynamics Corporation, PPG 

Industries, Husky Energy Lima Refinery and Nickles Bakery.12 Significant rail lines 

also traverse the City, providing for easier transportation of goods. 

Table 9 

Percentage of the Workforce by Occupation Sector8 
City of 

Lima 

State of 

Ohio 

Management, business, science and arts 21.3% 36.0% 

Service 23.4% 17.3% 

Sales and office 19.8% 23.3% 

Natural resources, construction and maintenance 6.2% 7.5% 

Production, transportation, and materials moving 29.3% 15.9% 

The City also has area Institutions of higher Education including The Ohio State 

University at Lima/Rhodes State College and the University of Northwestern Ohio. 

Lima also has a YMCA, a public library, and the Allen County Museum. In addition, 

both public and private elementary and secondary schools and local parks also act 

as anchor institutions. The nearby Allen County Fairgrounds, Shawnee Country 

Club, area golf courses, and the Allen County airport can also be a draw to the 

area.  

For the City of Lima/Allen County, participation in the civilian labor force is 

currently hovering around 48,000 – 49,000. Table 10 compares the employment 

status, by percentage, for the City of Lima, Allen County overall, and the State of 
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Ohio. This compares favorably to other similarly sized and situated Cities used in 

comparison. For example, the City of Marion has only 48.1% of its 16+ population 

employed, and the City of Mansfield is at 43.0%.  

Table 10 

Employment Status8 
City of 

Lima 

Allen 

County 

State of 

Ohio 

Percentage of the population 16 years and over 

that are employed 61.7% 63.0% 63.2% 

According to the US Department of Labor, Bureau of Labor Statistics, the 

unemployment rate for the City of Lima/Allen County over the last year has 

averaged 4.1%13, which closely mirrors the rate for the State of Ohio, which has 

averaged 4.3%13 over the past year. This rate has decreased over time as the 

overall economy in the country has improved (graph 2). 

Graph 2 - Unemployment rate over time in the City of Lima/Allen County13 

 

Also of note are the number of people commuting in and out of the area. 

According to the recently completed Housing Opportunities Analysis Greater Lima 

Region, based on 2015 Longitudinal Census data, the authors found that more 

than 40,000 employees commute within and out of the primary market area, which 

they defined as the City and its four surrounding townships (American, Bath, Perry, 

and Shawnee). Over half of those employees (21,701) live outside the area and 

commute into the PMA for work, while 13,030 people that live in the PMA 

commute outside of it for work. They found that only 39.1% of the 24,434 

employees who worked in the City also lived there.14 These commuting patterns 

also have potential ramifications for the housing market in the City of Lima. 
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Map 3: The Distribution of Households with High Poverty Rates Across Census Tracts9 
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However, while the population of the City of Lima appears to generally be gainfully 

employed, they also appear to be somewhat underemployed. Table 11 shows the 

average (median) household incomes for the City of Lima and the comparative 

geographies that we used. Notice that the median income for the City of Lima is 

the lowest of any on the chart, even though a larger percentage of their population 

is employed than in the Cities of Marion and Mansfield. The Cities of Bluffton 

($66,435) and the City of Delphos ($45,962) also had higher median incomes, 

similar to, or above, the County median income. This (low) level of income in the 

City of Lima has important implications relative to the affordability of good 

housing that will need to be explored in this report. Also note the high percentage 

of people below the poverty level. These poverty rates are even higher for children 

under the age of 18 (34.3%)8. The distribution of households with high poverty 

rates across census tracts is shown on Map 3. 

Table 11 

Income and Poverty 

Comparison8 

City of 

Lima 

State of 

Ohio 

Allen 

County 

City of 

Marion, 

Ohio 

City of 

Mansfield, 

Ohio 

median household income $32,894 $52,407 $47,905 $35,616 $34,219 

Percentage of the 

population below the 

poverty level 25.8% 14.9% 15.0% 20.8% 23.8% 

A potential and related challenge is the lower than average amount of education 

that the residents of the City possess. Only 11.7%8 of the population have a 

bachelor’s degree or higher (State average is 27.2%8), and only 4.0%8 have a 

graduate or professional degree (State average is 10.2%8). Educational attainment 

levels demonstrate higher earning potential and job satisfaction. In addition, an 

educated workforce can be attractive to businesses wishing to locate in the area. 

The Analysis of Impediments: Affirmatively Furthering Fair Housing Choice7 

provides additional detail on income and education in the Greater Lima area. 

There are many studies that indicate that the potential lifetime earnings are much 

higher for those with advanced education. For example, according to a study 

conducted by the Social Security Administration, “Men with bachelor's degrees 

earn approximately $900,000 more in median lifetime earnings than high school 

graduates. Women with bachelor's degrees earn $630,000 more. Men with 

graduate degrees earn $1.5 million more in median lifetime earnings than high 

school graduates. Women with graduate degrees earn $1.1 million more.”20 
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From a transportation perspective, the City of Lima is fortunate to be located on a 

major Interstate (I-75), and close to a major State Route (SR 30). In addition, many 

of the people living in the City are fortunate to have been able to find employment 

close to home, which is reflected in short commute times. However, of note, is the 

fact that some households have no vehicle. This means that for those households 

they have limited transportation to work, school, the grocery store, etc., unless 

they reside within close proximity to the needed amenities. 

C. Existing Housing Conditions: 

There are 17,0198 total housing units in the City of Lima. Of those, 14,3128 units are 

occupied. The number of vacancies, as well as the vacancy rates for both 

homeownership and rental units is higher than in Allen County overall, as well as in 

the State of Ohio (Table 12). 

Table 12 

Occupancy and Vacancy Rates8 City of Lima State of Ohio Allen County 

Percent Occupied 84.1% 89.5% 89.6% 

Percent Vacant 15.9% 10.5% 10.4% 

Homeowner Vacancy Rate 3.5 1.7 1.5 

Rental Vacancy Rate 6.9 5.8 5.1 

Vacancy rates also varied by census tract, with 7 of the 18 census tracts experiencing 

vacancy rates over 20%8. Map 4 shows the concentration of vacancies by census tract. 

Vacancies have also increased over time, as shown on Map 5. Not only is the high 

vacancy rate overall, and the concentration of vacancy in specific census tracts of 

concern, but the increase in the vacancy rate, even in census tracts not previously 

experiencing high vacancy rates must also be addressed. 

The number of housing units in a structure was also reviewed. While the percentage 

of structures of various sizes do not vary dramatically from the average across the 

State, there were some differences. Table 13 shows the comparison between these 

two geographies. It is noteworthy that the percentage of 1-unit structures is less than 

the average for the State, particularly in the attached category. This may implicate an 

older than average housing stock, as attached units, such as condominiums have 

risen in popularity in recent years. It is also worth mentioning that there are a larger 

percentage of 20 or more units structures in the City than in the State, as the State 

data would include larger urban areas along with rural counties. 
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Map 4: Concentration of Vacancies by Census Tract9 
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Map 5: Changes in vacancy between 2000 and 2010 by census tract9 
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Map 6: The percentage of rental housing in each census tract that was built prior to 19499 

 

 



                                                                                                                                                                                        
Housing Assessment for the City of Lima, Ohio                                                       January 14, 2020 

Page 29 of 70 

Of considerable significance is the age of the housing stock in the City. Table 14 

compares the age of the housing stock with that of the State of Ohio. Note the small 

amount of housing that has been built since the year 1980. Only 12.3% of the houses 

have been built in the past four decades. This compares with 32.6% for the State of 

Ohio. Over a third of the housing stock in the City was built prior to 1939. By 

comparison, the City of Mansfield (25.3%) has less pre-1939 housing stock, while the 

City of Marion has more, at 38.6%. While all of these Cities have struggled to build 

adequate housing in recent years, the City of Lima has had the least percentage of 

new homes built in recent years of the four Cities. Map 6 shows the percentage of 

rental housing that was built prior to 1949, by census tract. 

Table 13 

Units in structure - Percentage in each category8 City of Lima State of Ohio 

1 unit detached 66.5% 68.7% 

1 unit attached 1.5% 4.5% 

2 units 8.2% 4.4% 

3 or 4 units 6.6% 4.4% 

5 to 9 units 5.8% 4.9% 

10 to 19 units 2.4% 4.0% 

20 or more units 7.6% 5.4% 

mobile homes 1.5% 3.8% 

Boat, RV, van, etc. 0.0% 0.0% 

As the houses in the area continue to age, their condition becomes a potential issue. 

The maintenance of these houses varies, with many of the properties needing repairs. 

Many of these homes are also in need of major system updates, as original wiring, 

HVAC systems, windows, and plumbing are all beyond their useful life. Also, houses 

of this era also often have hazards such as lead-based paint or asbestos. Table 15 

shows the potential for lead based paint hazards, and both the percentage and 

number of low-income households that may be affected by tenure. Challenges with 

the condition of the properties may also be exacerbated by the higher than average 

percentage of units which are rentals.  

The 2019 Analysis of Impediments7 looks at housing quality in a couple of useful ways. 

First it uses the Allen County Auditor’s grading of housing quality, which reflects on 

the quality of materials and workmanship, and the level of architectural detail for a 

given house. Houses are graded from A (best) to E (poorest). Grade D and E 

residences are houses which were not likely very well built, and used fair or poor 

workmanship and materials. 4,533 or 37.1% of all housing units in the City of Lima fall 

into this category.7 
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Table 14 

Year Structure Built - Percentage in each Category8 City of Lima State of Ohio 

Built 2014 or later 0.0% 0.5% 

Built 2010 to 2013 0.1% 1.4% 

Built 2000 to 2009 3.3% 9.8% 

Built 1990 to 1999 4.6% 11.9% 

Built 1980 to 1989 4.3% 9.0% 

Built 1970 to 1979 10.5% 14.3% 

Built 1960 to 1969 13.2% 12.2% 

Built 1950 to 1959 16.2% 14.2% 

Built 1940 to 1949 13.0% 6.3% 

Built 1939 or earlier 34.7% 20.5% 

Table 15: Potential lead-based paint hazards15 

Year 

Built 
Tenure 

Total 

Occupied 

Units 

% 

units 

with 

lead 

paint 

# of 

occupied 

units with 

lead paint 

% 

occupied 

units with 

lead 

hazard 

# 

occupied 

units with 

lead 

hazard 

% units with 

hazard 

occupied by 

lmi 

households 

# units with 

hazard 

occupied by 

LMI 

households 

% LMI 

units 

with 

hazard 

with 

children 

under 6 

# LMI 

units 

with 

hazard 

with 

children 

under 6 

Before 

1940 Owner 2,078 90.0% 1,870 44.0% 823 21.0% 173 17.8% 31 

  Renter 2,320 90.0% 2,088 44.0% 919 54.0% 496 17.8% 88 

1940-59 Owner 2,463 80.0% 1,970 18.0% 355 21.0% 74 17.8% 13 

  Renter 1,950 80.0% 1,560 18.0% 281 54.0% 152 17.8% 27 

1960-79 Owner 1,490 62.0% 924 9.5% 88 21.0% 18 22.2% 4 

  Renter 1,983 62.0% 1,229 9.5% 117 54.0% 63 22.2% 14 

Total Owner 6,515   4,764   1,265   266   48 

Total Renter 7,797   4,877   1,316   711   129 

Total 14,312   9,642   2,582   977   177 

% of total     77.2%   19.3%   6.7%   1.2% 

The Analysis of Impediments7 looks at housing condition based upon an estimate of 

the number of houses needing rehabilitation. They presume that any houses that are 

vacant (2,707), lack complete kitchen (2,033) or plumbing (1,224) facilities, or that 

were built pre-1940 (5,900) are in need of rehabilitation.7 Assuming that many of 

these categories would be double counting the same units, we will use the larger of 

the four numbers (5,900) to estimate housing with substantial rehabilitation needed. 
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This is likely to be somewhat of an undercount, but still provides a basis for assessing 

overall need. 

Manufactured housing is a specific housing type that should be considered in this 

analysis. In the City of Lima, there are 186 mobile homes, in one park7. They are all 

owner occupied. Because mobile homes typically have a shorter lifespan and are 

more difficult to rehabilitate than traditional housing, they too can have long-term 

ramifications for housing condition. 

The size of housing units is also an important consideration. Table 16 compares the 

size of units available in the City of Lima, by bedroom, to the size of units in the State 

of Ohio. Currently, in Lima, household sizes are as outlined in Table 17. We will discuss 

household and unit size more in the sections on housing market. 

Table 16 

Number of bedrooms: 

Percentage in each category8 
City of Lima State of Ohio 

No bedroom 3.7% 1.4% 

1 bedroom 11.6% 9.4% 

2 bedrooms 29.1% 26.2% 

3 bedrooms 45.6% 42.4% 

4 bedrooms 8.8% 17.2% 

5 or more bedrooms 1.1% 3.3% 

Table 17 

Household Size in the City of Lima: 

Persons per Household8 

Number of 

Households 

Percentage of 

Households 

1 – person household 5,209 36.4% 

2 – person household 4,277 29.9% 

3 – person household 2,133 14.9% 

4 or more person household 2,693 18.8% 

As shown on Table 18, Median home values for the City of Lima are much lower than 

both Allen County and the State of Ohio. In fact, they are less than 50% of the median 

value for the State. 58.1% of homeowners in the City of Lima have a mortgage. 
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Map 7: Change in median rent between 2000 and 2010 by census tract 
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Map 8: Percentage of rental units that are affordable to households at 50% of HUD Area 

Median Family Income by Census Tract in the City of Lima9 
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Table 18 

Median Home Value and Mortgage Status8 
City of 

Lima 

Allen 

County 

State of 

Ohio 

Median value of owner-occupied units $66,000 $110,900 $135,100 

Median home values in the City of Lima are also the lowest of the comparison Cities 

used, though, both Marion and Mansfield struggle with much lower than average 

home values too (Table 19). Home values have decreased in the City of Lima since 

2010, when median home values were $73,2001. 

Table 19 

Median Home Value and Mortgage Status8 
City of 

Marion 

City of 

Mansfield 

Median value of owner-occupied units $72,200 $77,000 

As shown in Table 20, rents, while still lower, are much closer to the average in the 

State and County. Likewise, they are somewhat lower than the comparison Cities, 

except for the City of Mansfield. Rents in the City of Lima have grown by 6.5% since 

the year 2010, when they were $5881, and 46.9% since the year 2000, when they were 

$4261. This is a substantial increase in rent over that time period. 

Table 20 

Gross Rent8 

City of 

Lima 

State of 

Ohio 

Allen 

County 

City of 

Marion 

City of 

Mansfield 

Median Gross Rent $626 $764 $663 $703 $591 

Map 7 shows the change in median rent between 2000 and 2010 by census tract, and 

Map 8 shows the percentage of rental units that are affordable to households at 50% 

of HUD Area Median Family Income by Census Tract in the City of Lima, based upon 

2010 data.  

D. Rental Market: 

We seek again to not duplicate work done by others, and will pull information from 

other recent sources in analyzing the rental market. As there has been a recent study 

completed in the area which focused more on the overall housing market14, we will 

begin our analysis by looking at the current housing stock, housing condition, and 

the issue of affordability as it relates to supply. 

Table 21 provides a breakdown of likely needed rental property in the years ahead. It 

is based upon the following assumptions: 
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1. These numbers are based more upon current households, income categories and 

affordability, rather than market demand. Market demand is discussed in the 

paragraphs following the table. 

2. Numbers of households in each income category are based upon 2017 ACS census 

data8. 

3. Current rental households in the 0 to 60% area median income category are likely 

to remain renting, as it is difficult for households in these income categories to 

afford homeownership. 

4. Percentages of households choosing to remain as renters will more closely 

approximate percentages at the national level than current percentages, if an 

adequate supply is provided at all price points. 

5. Affordability is based upon rents at 30% of monthly household income.  

6. Rental units currently available are based upon current rental housing stock, minus 

75% of substandard units needing substantial rehabilitation, as calculated by 

Analysis of Impediments7. These units in poor condition are likely to be currently 

rented to the lowest income households. The units identified in the three lowest 

income categories are based upon the number of subsidized units (1509)16 split 

proportionally among these income groups. 

7. Where statistics did not provide adequate detail to neatly match up categories, 

proportions were used in estimating numbers. 

8. Gaps do not directly translate into numbers of units anticipated to be produced 

immediately, but should be used in the following context: 

a. A portion of the gap identified in the lower income groups can be remedied 

by rehabilitating homes that are currently substandard. Of the 4,425 rental 

units that are in substandard condition, we estimate that about 50% (2,212) 

are in adequate condition for substantial rehabilitation. The challenge is 

finding a way to keep the units affordable post-rehabilitation. This may require 

substantial subsidies, or will push unit rents into higher market categories. 

b. In the section on gap analysis, we will use this chart to estimate the demand 

for units over a 20-year period. The reality is that many households above the 

median income will continue to be underhoused in the short term, and that 

many households below the median income will continue to pay more than 

30% of their income on housing, or live in substandard housing. Any strategies 

that will substantially move the needle on the provision of decent housing at 

these price points will be worth pursuing. There are also barriers to investment 

in housing that will be addressed in the section on barriers. 
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Table 21: Additional rental units needed, by monthly rental price point 
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0 - 30% ami 1,685 $0 - $250  546 1,139 608 531 

30-50% ami 2,075 $250 - $375  673 1,402 747 655 

50-60% ami 895 $375 - $500  290 605 322 283 

60-80% ami 478 $500 - $625  320 158 84 74 

80-120% ami 870 $625 - $1,000  914 -44 0 0 

over 120% ami 1,476 over $1,000 629 847 451 352 

Total Additional units 

needed    

 1895 

Total units needing 

substantial rehab    

2212  

In February of 2019, a market study was prepared for a proposed development in 

the City of Lima by Bowen National Research16. In this study, they surveyed 39 

rental housing projects including market rate, tax credit, and government 

subsidized units within their primary market area, which included the City of Lima, 

and immediately surrounding areas. Table 22 below is from this report, and 

demonstrates a strong market for rental housing in these various segments. 

Table 2216 

Project Type 
Projects 

Surveyed 

Total 

Units 

Vacant 

Units 

Occupancy 

Rate 

Market-rate 21 1,452 46 96.8% 

Tax Credit 3 342 1 99.7% 

Tax Credit/Government -

Subsidized 

4 285 0 100.0% 

Government -Subsidized 11 648 9 98.6% 

Total 39 2,727 56 97.9% 
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Likewise, in the DiSalvo Development Advisors study previously cited, they 

surveyed 54 rental properties of 20+ units in the Greater Lima area, and found a 

98.7% occupancy rate14. There is clearly a need for additional rental housing at a 

variety of price points. Based upon their analysis of the market, DiSalvo14 also 

projected a need for additional rental housing over a three-year period, as shown 

in Table 23. They also offer an analysis of potential locations for development, 

which we will not duplicate here.14 

Table 23: Market demand for additional rental housing 

 in the Greater Lima Region over a three-year period14 

Housing Type Total Units Rental Price Points 

Affordable 70 to 100 Less than $750 

Moderate 220 to 260 $750 to $949 

Upscale 110 to 140 $950 and higher 

Recent housing development activity includes Shirley Daley Senior Village, a 24 

unit senior housing development completed in December 2012; Shawnee Lakes, 

a 244 market rate rental development opened in February of 2018; 43 Town 

Square, 47 units of mixed income rental housing opened in June, 2019; and the 

proposed Spring Street Senior Lofts, 88 one or two bedroom units for seniors. 

As far as new rental housing being built, according to DiSalvo14, there were 158 

affordable housing units and 80 market rate units built between 2010 and 2018 in 

the primary market area that includes the four townships surrounding the City, 

and no 20+ unit developments from 2000 to 2010. Building permits show 216 

multi-family units being built in the City of Lima since 2010. This falls short of the 

identified demand. 

Table 24 shows the percentage of current renter households by household size. 

Since the concentration of housing units currently in the City are in the 2 to 3 

bedroom range, there is a need for additional studios, 1 bedroom and 4+ 

bedroom units to better fit the household sizes of current residents. 
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Table 24: Renter households by household size8 

Household Size 
Current number of 

renter households 

Current percentage of 

renter households 

1-person household 3,205 41.1% 

2-person household 1,847 23.7% 

3-person household 1,205 15.5% 

4 or more person household 1,540 19.8% 

E. Homeownership Market: 

Seeking to not duplicate work done by others, we will pull information from other 

recent sources in analyzing the owner market. As there has been a recent study 

completed in the area which focused more on the overall housing market14, we will 

begin our analysis by looking at the current housing stock, housing condition, and 

the issue of affordability as it relates to supply. 

Table 25 provides a breakdown of likely needed homeowner properties in the years 

ahead. It is based upon the following assumptions: 

1. These numbers are based more upon current households, income categories and 

affordability than market demand. Market demand is discussed in the paragraphs 

following the table. 

2. Numbers of households in each income category are based upon 2017 ACS census 

data8. 

3. Additional owner housing for households in the 0 to 60% area median income 

category are not likely needed, as it is difficult for households in these income 

categories to afford homeownership. However, the numbers in the gap column 

reflect units likely needing substantial rehabilitation. 

4. Percentages of households choosing to become homeowners will more closely 

approximate percentages at the national level than current percentages, if an 

adequate supply is provided at all price points. 

5. Affordability is based upon housing costs including principle, interest, taxes, and 

insurance at 30% of monthly household income.  

6. Homeowner units currently available are based upon current rental housing stock, 

minus 25% of substandard units needing substantial rehabilitation, as calculated 

by Analysis of Impediments7. These units in poor condition are likely to be 

currently owned by the lowest income households.  
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7. Where statistics did not provide adequate detail to neatly match up categories, 

proportions were used in estimating numbers. 

8. Gaps do not directly translate into numbers of units anticipated to be produced 

immediately, but should be used in the following context: 

a. Most, or all, of the gap identified in the lower income groups can be remedied 

by rehabilitating homes that are currently substandard. Of the 1,106 owner 

units that are in substandard condition, we estimate that about 50% (553) are 

in adequate condition for substantial rehabilitation. The challenge is finding a 

way to keep the units affordable post-rehabilitation. This may require 

substantial subsidies, or will push these units into higher income markets. 

b. Some of the gap in the higher income brackets can be met by substantially 

rehabilitating homes that are currently valued lower, thus making them 

attractive to higher income households. That is the recommended approach 

to addressing the oversupply of homes in the below $85,000 price point. 

c. In the section on gap analysis, we will use this chart to estimate the demand 

for units over a 20 year period. The reality is that many households above the 

median income will continue to be underhoused in the short term, and that 

many households below the median income will continue to pay more than 

30% of their income on housing, or live in substandard housing. Any strategies 

that will substantially move the needle on the provision of decent housing at 

these price points will be worth pursuing. It must be noted that the housing 

market is also constrained by limits on good comps because so few homes 

have been built for sale in the City, and by limited housing development sites 

within the City. In addition, there are other constraints on the housing market 

that we will identify under the section on barriers. 
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Table 25: Additional owner units needed, by purchase price point 
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0 - 30% ami 237 N/A 0 237 237 0 

30-50% ami 425 N/A 279 146 146 0 

50-60% ami 284 Up to $66,000 1,504 (1,220) 0 0 

60-80% ami 661 $67,000 -  

$85,000 

1,574 (913) 0 0 

80-120% ami 1,690 $85,000 – 

$170,000 

1,353 337 254 83 

over 120% 

ami 

4,675 $170,000+ 330 4,345 2,049 2,296 

Total additional Units 

Needed    

 2,379 

Total units needing 

substantial rehab    

2,686  

DiSalvo14 identifies home sales in the Greater Lima region using auditor data, as 

reported in Table 26. He ignores home sales below $125,000, presumably because it 

is difficult to build housing below this price point. He notes that home sales have 

increased over time, with the highest sales volume in the $150,000 to $200,000 range. 

This is consistent with expectations based on the information gathered in Table 26. 

Table 2614 

Sales price range Total home sales by year and price 

2015 2016 2017 2018 

$125,000 - $149,999 121 137 141 149 

$150,000 - $199,999 115 157 162 172 

$200,000 – 299,999 82 78 82 109 

$300,000 and higher 28 29 46 58 

Total 346 401 431 488 
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Note that home sales within the City of Lima were much lower due to reasons 

identified above, and in the section under barriers. In addition to the above listed 

units, DiSalvo14 identifies annual condominium sales of 24 to 31 units, mostly in the 

$150,000 to $199,999 price point. DiSalvo14 indicates that an additional 22 units of 

new housing should be absorbable in the Greater Lima area each year. These sales 

outside of the City are a strong indicator of market, though an adequate addressing 

of barriers will be necessary to achieve similar numbers within the City. As far as new 

owner housing being built, building permits in the City of Lima for single family units 

were 9 units total from 2010 to 2017. 

It is important to note that the DiSalvo Study is based upon the potential housing 

market in the Greater Lima area, as might be seen through the eyes of a potential 

housing developer. In comparison, the present study looks at the related, but not 

identical questions of housing need and housing affordability from the perspective 

of those seeking to set good public policy. Because the perspective and the questions 

that each study seeks to answer are somewhat different, the conclusions may also 

differ somewhat, though we do not see the findings of these studies as being in 

disagreement. 

Table 27 identifies the number and percentage of owner households by household 

size. There is a need for additional owner units that are appropriate for larger 

households. 

Table 27: Owner households by household size8 

Household Size 
Current number of 

owner households 

Current percentage of 

owner households 

1-person household 2,004 30.8% 

2-person household 2,430 37.3% 

3-person household 928 14.2% 

4 or more person household 1,153 17.7% 

F. Gap Analysis: 

In preparation for a gap analysis, we must take a look at potential growth within the 

City. We will do this through the lenses of population growth, housing growth, and 

job growth.  

1. Population Growth 
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Historical population change over time, for the City, is shown by Graph 3, with a 

projection that current population trends between 2010 and 2017 will hold through 

2020.  

Graph 3 

 

A comparison of population change in the City of Lima with change over the same 

period in Allen County and the State of Ohio is provided in Table 28. This shows 

negative population growth for Allen County over this time period, though less 

pronounced than in the City of Lima. The State of Ohio shows modest population 

growth over this timeframe. Ohio has one of the lowest growth rates in the nation. It 

ranks 43rd in the country, growing at a rate of 0.67%. It's currently estimated that 

Ohio will continue at a similar slow rate of growth, and will not break 11.7 million 

between 2020 and 203017. Even for Lima to match Ohio’s slow growth, rather than to 

continue to decline would mean that internal change would need to occur. 

Table 28: Population change over time compared across geographies 

Geography 1980 1990 2000 2010 2017 

City of Lima 47,817 45,549 41,578 38,771 37,592 

     % change  -4.98% -9.55% -7.24% -3.14% 

Allen County 112,241 109,755 108,473 106,331 104,157 

     % change  -2.27% -1.18% -2.01% -2.09% 

State of Ohio 10,797,630 10,847,115 11,353,140 11,539,327 11,609,756 

     % change  .05% .46% .16% .61% 
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2. Housing growth 

Housing growth has also been very slow in the City of Lima. Only 3.4% of the 

existing housing stock has been built since the year 2000. This compares with 11.7% 

for the State of Ohio and 17.7% for the United States, and equates to about 487 

of the currently occupied homes, or about 29 homes per year. Graph 4 shows 

single family building permit activity for the City and Allen County. As you can see, 

there have only been 19 single family permits pulled since 2009 in the City. The 

total number of occupied houses in the City grew slightly, by 91 units (.64%) 

between the year 2010 and 2017.  

Graph 4: City of Lima Single Family Building Permit Activity by Year 

 

The current pace of housing growth is unable to keep up with the number of 

housing units that are aging out of their useful lives without substantial 

rehabilitation efforts. Currently a full 77% of the housing stock is over 50 years old. 

Another 11% will reach that milestone within the next 10 years, plus another 4.3% 

by the year 2040.  

However, according to the real estate industry, a stronger market demand exists 

for housing than can be seen by the growth in the number of homes built. This 

market is constrained by a lack of supply, which in turn is constrained by a lack of 

housing developers and contractors doing residential development.18 The local 

rental housing market is strong, and DiSalvo identified a 98.7% occupancy level. 

As identified in Table 26, home sales have also continued to increase each year, 

with a total of 488 in the Greater Lima area in 2018, with the highest sales volume 

in the $150,000 to $199,999 price point.  

0

10

20

30

40

50

60

70

2009 2010 2011 2012 2013 2014 2015 2016 2017

Building Permits By Year 

Lima Balance of Allen County



                                                                                                                                                                                        
Housing Assessment for the City of Lima, Ohio                                                       January 14, 2020 

Page 44 of 70 

3. Job growth 

Total employment is measured by the Bureau of Labor Statistics as shown by 

Graph 5. This shows reduced employment from 2001 levels. Even if employment 

numbers should moderately rise in coming years, the ability of the City to capture 

additional households depends upon the availability of quality housing stock, and 

the desirability of lifestyle and amenities in the City. Still, unemployment rates are 

low in the City, and percentages of people employed were strong compared to 

reference Cities, as explained in the section above on the economy.  

Graph 5: Total Employment over time for Lima Ohio 

 

4. Changes in household size over time. 

The average household size in the year 2000 was 2.60, which grew to 2.73 in 2010, 

then dropped back to 2.63 in 2017. The best explanation that we can provide for 

this change is that during times of economic contraction people are more likely to 

cohabitate. For example, across the nation, we saw many young people putting 

off decisions to move into their own housing during the housing recession of 2008. 

Decisions such as these led to larger household sizes during that time. Those 

housing sizes have now returned to a more typical pattern. This change occurred 

across both rental and homeowner units. This also led to an increased dip, 

followed by a slight increase in the number of households over time. 

5. Projected household growth 

Given historic data for population growth, housing growth, job growth, and 

household size, we can now project household growth. Given that the other 

parameters do not give us a reason to think that current population trends will not 
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continue along current patterns, any change is more likely to come in response to 

internal changes that can draw more people into the City from the surrounding 

County and retain more young talent, or push more people out into the County. 

The orange line on Graph 4 shows projected household growth using historic 

population growth to predict future growth in households, holding that growth 

steady at the current rate. The slight increase in households between 2010 and 

2020 is likely mostly caused by changes in household size as household members 

get their own home, a decision delayed during the recession. 

The blue line on Graph 4 shows a high growth scenario, assuming more in-migration 

from the surrounding County and from outside the area. This scenario is at .67% 

growth between 2020 and 2030, equal to the anticipated growth across the State of 

Ohio over this time period. It anticipates a slight lag in that growth as the community 

puts its plans into place. This expanded growth would likely primarily come from 

improved housing opportunities, and perceived improvements to quality of life and 

value through living within the community, though other factors not identified at this 

time can certainly play a role. 

The grey line on Graph 6 shows a low growth scenario, assuming that deteriorating 

homes and perceived lack of value and quality of life lead to out-migration at an 

increased rate of -.67%. Other factors not identifiable at this time can certainly also 

play a role. 

Graph 6: Household Growth (decline) Projections 

 

Using these three scenarios, we can see that an increased number of households due 

to growth will only play a minor role in the overall housing demand. Under a high 
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growth scenario, we could anticipate up to an additional 619 homes needed due to 

growth. This equates to an average of 31 additional homes per year. Under the other 

scenarios, there is actually a decline in the number of needed homes. For the middle 

projection, we would lose 1,257 households (63 a year), and for the low projection we 

would lose 2,701 households (135 a year) over this time period. We believe that it is 

best in this case to focus on the needs of the current population in the community’s 

planning, rather than plan to build for a population that may not materialize. At the 

same time we recommend good strategies and decided efforts to reverse the decline, 

so that the population is stabilized at current levels, or tracks with some growth. 

Table 29: Predicted Rental & Owner Housing Demand at Various Price Points over 20 years 
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Rental $0 - $250  38 32 38 32 49 34 49 34 

Owner N/A 15 0 15 0 16 0 16 0 

Rental $250 - $375  47 39 47 39 59 43 59 43 

Owner N/A 36 0 37 0 39 0 40 0 

Rental $375 - $500  20 17 20 17 26 18 26 18 

Owner Up to $66,000 0 0 0 0 2 0 2 0 

Rental $500 - $625  5 4 5 4 8 5 9 6 

Owner $67,000 -  $85,000 0 0 0 0 4 0 4 0 

Rental $625 - $1,000  0 0 0 0 5 0 6 0 

Owner $85,000 – $170,000 16 4 16 4 26 6 27 6 

Rental over $1,000 28 20 28 21 37 23 38 24 

Owner $170,000+ 128 135 128 140 158 146 158 152 

Total Rental Rehabs 138   138   184   187   

Total Owner Rehabs 195   196   245   247   

Total New Rental   112   113   123   125 

Total New Owner   139   144   152   158 

Total Est. Development Cost $20 M $42 M $22 M $44 M $31 M $50 M $34 M $56 M 
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This brings us back to the needs identified under the sections on rental and 

homeownership markets. We can use the numbers of households that will need 

housing at various price points to identify likely demand. In this analysis, we will use 

a penetration rate of 25%, recognizing that some households will not respond to 

housing opportunities. This should allow for adequate absorption of developed units 

over time. Table 29 estimates the demand from new and existing households for 

rental and owner housing at a variety of price points over 20 years in five-year 

increments. It is based upon the information outlined in the sections on rental and 

homeownership markets. 

A few additional notes regarding table 29. Housing Development and rehabilitation 

within the gold bands will likely require subsidies to keep it affordable. Strategies to 

this end will be discussed under the section on recommendations. The green banded 

rows represent price points which should be market driven, rather than requiring 

subsidies, but which will require incentives to create a pipeline of available housing 

at various price points. The tan colored bands fall in between the market driven and 

subsidized housing, and will require a mix of strategies to successfully meet the need. 

Again, these strategies are found in the recommendations section. This table also 

accounts for the growth scenarios described above, plus the aging and deterioration 

of the current housing stock over time. This table also forecasts the costs associated 

with the gap between the City’s current housing stock and projected needed housing 

stock over the next 20 years in five-year increments.  

G. Comparison by census tract 

It is not enough to identify challenges needing addressed within the City. It is also 

important to understand the differences in neighborhoods, and to pinpoint 

appropriate strategies to neighborhoods with specific challenges. While we have 

included information on the characteristics and needs of census tracts throughout 

this report (see maps 1 through 8), we feel that tying key neighborhood characteristics 

together to assess overall distress of an area adds value, and allows us to better 

pinpoint specific strategies by neighborhood type. Table 30 seeks to accomplish this 

goal, and to assign an overall distress score to each census tract based upon a 

comparison of key indicators of distress. 

1. Types of neighborhoods 

In their work with communities, Harsany has come to recognize that 

neighborhoods differ in ways that can call for different housing strategies. Harsany 

has developed neighborhood profiles for four basic neighborhood types. We will 

describe each neighborhood type below, and seek to fit each census tract in the 

City of Lima into one of the four types, as a way of fitting appropriate strategies to 
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each tract. Harsany recognizes that as strategies are implemented, that more 

research will be required to determine how and where each strategy is to be 

implemented within a given census tract, as census tracts are still fairly large areas, 

and are not homogenous. 

Healthy neighborhoods: Healthy neighborhoods are neighborhoods where the 

market is largely sustaining occupancy and real estate transactions. Homes in 

these neighborhoods are generally reasonably well maintained, and there is an 

above average share of the housing stock that is owner occupied.  

In this type of neighborhood, market forces generally resolve vacancy and 

abandonment issues. These neighborhoods are the first to rebound as the 

economy improves, and loss of property values in periods of economic decline are 

typically less than in the other neighborhood types. Any blighted properties will 

be more likely to be purchased by speculators or adjoining property owners and 

cleaned up. Lima census tracts that we would consider to be healthy 

neighborhoods are those with total distress scores of 5 or below in Table 30. 

Strategies for these areas will be discussed under the section on 

recommendations. 

Tipping point neighborhoods: In these neighborhoods there has been some 

marked decline. There are often a significant number of houses for sale and/or 

rent and a number of vacancies. However, these neighborhoods are still vital. 

Occupancy is often a mix of owners and renters, and the majority of units are 

occupied, though the vacancies are increasing and the home values are falling. 

Generally, less than 20% of the properties are blighted. For the most part, people 

still maintain their properties, though the number of properties not maintained is 

growing. 

Like the healthy neighborhoods, these neighborhoods fall into a rather broad 

range. Therefore, the strategies necessary will vary from neighborhood to 

neighborhood. In general, the goal is to stop the bleeding and to begin to turn 

these neighborhoods in a positive direction so that market forces will take over.  

Lima census tracts that we would consider to be tipping point neighborhoods are 

those with total distress scores between 6 and 14 in Table 30. Strategies for these 

areas will be discussed under the section on recommendations. 
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Table 30: Comparison of Census Tracts by Key Indicators of Distress 

Description CT 109 CT 110 CT 112 CT 118 CT 122 CT 123 CT 124 CT 126 CT 127 CT 129 

Percent Vacant 8.9% 2.7% 13.7% 6.4% 8.5% 7.9% 19.2% 17.2% 18.0% 20.8% 

Median year built 1971 1976 1965 1966 1970 1951 1947 1951 1939 1939 

lack kitchen fac. 

and/or plumbing 

3.4% 1.2% 0.0% 0.0% 0.0% 4.7% 3.9% 0.0% 6.1% 5.4% 

Median home 

value (thousands) 

$121.4 $109.4 $75.4 $135.5 $73.8 $59.5 $51.5 $58.7 $33.9 $44.4 

Percent Renter 

Occupied 

41.1% 55.0% 23.7% 22.7% 50.5% 44.2% 59.2% 36.0% 64.0% 75.8% 

HCB* - Owners 

with a mortgage 

24.0% 32.0% 29.3% 32.3% 14.7% 22.8% 21.1% 20.8% 52.9% 58.4% 

HCB* - Owners 

without mortgage 

15.8% 12.1% 15.9% 15.9% 7.4% 2.8% 10.8% 0.0% 8.4% 8.3% 

HCB* - Renters 51.6% 49.0% 23.2% 33.2% 54.3% 42.8% 56.3% 43.2% 61.3% 74.1% 

% Employed 64.3% 61.1% 27.4% 62.7% 62.2% 71.6% 70.8% 69.8% 65.7% 69.6% 

Unemployment 

rate 

11.1% 7.4% 5.2% 3.6% 6.6% 6.2% 9.6% 14.2% 14.4% 8.8% 

Median 

household income 

$52,303 $39,902 $45,114 $62,358 $35,637 $38,214 $29,863 $39,132 $21,722 $18,529 

% of pop. below 

poverty level 

13.7% 23.2% 13.7% 6.9% 21.3% 17.2% 24.3% 18.6% 45.5% 41.0% 

Total Distress 2 4 3 2 2 3 7 4 18 18 

Description CT 130 CT 131 CT 132 CT 133 CT 134 CT 136 CT 137 CT 138 CT 141 

Percent Vacant 11.9% 4.1% 9.1% 28.6% 22.1% 29.6% 28.0% 20.2% 27.5% 

Median year built 1961 1955 1939 1939 1945 1942 1939 1947 1939 

lack kitchen fac. 

and/or plumbing 

1.5% 0.0% 2.0% 0.0% 7.7% 1.8% 0.0% 0.0% 16.6% 

Median home 

value (Thousands) 

$68.9 $92.7 $96.5 $55.9 $36.7 $31.4 $49.4 $46.9 $38.2 

Percent Renter 

Occupied 

47.0% 37.6% 42.9% 49.4% 68.5% 54.4% 57.3% 56.1% 76.9% 

HCB* - Owners 

with a mortgage 

32.0% 2.2% 17.9% 40.6% 51.4% 16.4% 27.0% 8.0% 42.3% 

HCB* - Owners 

without mortgage 

32.7% 12.2% 3.9% 6.9% 7.0% 0.0% 3.9% 3.0% 21.3% 

HCB* - Renters 50.7% 51.2% 39.1% 41.8% 40.0% 72.6% 34.0% 52.7% 41.6% 

% Employed 62.8% 76.7% 72.7% 59.7% 55.7% 57.7% 50.6% 65.4% 58.9% 

Unemployment 

rate 

12.1% 6.6% 12.2% 11.0% 15.3% 14.8% 16.5% 22.5% 20.3% 

median household 

income 

$35,781 $51,558 $54,241 $33,125 $20,547 $24,453 $29,410 $32,679 $21,908 

% of pop. below 

poverty level 

17.2% 12.6% 16.8% 21.7% 46.8% 41.8% 35.4% 24.4% 33.6% 

Total Distress 5 1 3 8 17 15 13 10 20 
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Map 9 
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Revitalization neighborhoods: These neighborhoods have often seen considerable 

decline over years or even decades. Vacant, boarded up houses are noticeable, 

and there is a mix of occupied and unoccupied units. Often occupancy is primarily 

renters. Many properties are not well maintained, and 20 to 70% are blighted. 

These neighborhoods again fall into a broad range, but are generally unable to 

become vital in the marketplace again, without substantial outside assistance. 

The strategies necessary to revitalize these neighborhoods will vary based upon 

the needs and specific characteristics of each neighborhood. Often the assistance 

will include concentrated work in a small targeted area and radiating from there 

into the surrounding neighborhoods. This work will usually involve multiple 

activities including rehabilitation, infill development, streetscaping, infrastructure 

improvements, and demolition.  

Lima census tracts that we would consider to be revitalization neighborhoods are 

those with total distress scores of 15 or more in Table 30. Strategies for these areas 

will be discussed under the section on recommendations. 

Redevelopment areas: These areas have seen the most decline. Though once 

vibrant neighborhoods, lost industries and decades of disinvestment have caused 

these areas to become almost virtual ghost towns. Abandoned, blighted houses 

are everywhere, with over 70% of the properties blighted. A minority of houses are 

occupied, usually by renters or illegal occupants. Maintaining basic utilities and city 

services to these areas usually places a burden on the City. 

There are two primary strategies that will generally have some likelihood of success 

for addressing this type of neighborhood, as described below. 

▪ Reinventing the neighborhood: In this strategy, much, or all of a neighborhood 

will be demolished, and the neighborhood will be redeveloped. Sometimes a 

few of the original properties will be saved and will serve as a design element 

for the new neighborhood. Other times the entire neighborhood will be razed 

and redeveloped with a new plan. This strategy will often make sense where a 

critical mass of properties of character remain in reasonably good condition; 

where adjacent neighborhoods contain important community anchors that 

need protected; or where adjacent neighborhoods are being revitalized. 

▪ Shrinking toward prosperity: In this strategy whole blocks or neighborhoods 

are razed and the property turned into vacant land, which may be land banked 

for future redevelopment or utilized for parks, green space, or urban farmland. 

This strategy is often used where few of the properties are salvageable and 

there is an overabundance of housing in the region. Its secondary goals include 

cutting municipal costs associated with infrastructure and crime prevention, 
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blight removal to stimulate reinvestment, and the protection of property values 

in other neighborhoods through balancing the supply and demand for 

housing. 

There are no Lima Census Tracts that we would consider to be redevelopment 

areas, though specific, targeted blocks may fall into this category. 

2. Opportunity Zones: 

While on the topic of census tracts, it should be mentioned that the City of Lima 

has specific areas that have been designated by the State and Federal government 

as Opportunity Zones. These are areas that the County and City recommended to 

the State because they could particularly benefit from development activity in 

those areas. These Opportunity Zones provide special tax incentives to persons 

developing in those areas. This has obvious implications for potential housing 

development. 

  Map 10: Federal Opportunity Zones in the City of Lima 

 



                                                                                                                                                                                        
Housing Assessment for the City of Lima, Ohio                                                       January 14, 2020 

Page 53 of 70 

H. Barriers: 

1. Barriers to Housing Affordability 

▪ A barrier to affordable housing options to Lima residents is the population’s 

earning potential. The difficult part about transitioning from a renting 

household to an owner household is saving money to pay for a down 

payment, property taxes, maintenance, and other costs associated with home 

ownership that is typically included in the monthly rent of an apartment or 

other rental unit. For various reasons, Lima’s mean household income is 

significantly lower than the County’s, MSA’s and the State’s. This prevents 

households from saving money for down payments and other costs as quickly 

as households in other parts of Ohio.19 

▪ Lack of knowledge and access to information about affordable housing is a 

very high hurdle to overcome in Lima. Many potential homeowners are not 

aware of first-time homebuyer programs offered at banks or assistance 

available through the government.19 

▪ Inadequate public and subsidized housing opportunities to ensure that low 

income households have access to decent and affordable housing.19 

▪ From lending institutions’ point of view, lack of down payment, poor earnings 

to debt ratios, and poor credit history prevent access to owner-occupied 

housing.19 

▪ Local lending institutions’ appear to have discriminatory lending patterns. 

According to the AI 2013 report, there was evidence that there was a 

“consistent higher percentage denial rates” for African-Americans than all 

other racial and ethnic groups in the Lima Metropolitan Statistical Area (MSA). 

This was true when holding income constant across racial and ethnic lines.19 

2. Barriers to Housing Quality and Neighborhood Improvement 

▪ Increased code enforcement efforts are needed to keep the current affordable 

housing stock in usable condition and to stabilize neighborhoods.19 

▪ The lack of a rental registry limits the City of Lima’s ability to assess the 

availability and affordability of housing units across a range of unit sizes. Lack 

of regular maintenance on rental properties can jeopardize adjacent 

homeowners’ investments in their properties. A rental registration program 

would better facilitate enforcement of the City’s codes and regulations to 

protect and promote public safety, health and welfare.19 

▪ Lima faces a tremendous challenge with the proliferation of deteriorating 

residential properties. This challenge is exacerbated by a large stock of older 
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housing and an increase in the number of single-family houses that have 

shifted from owner-occupancy to renter-occupancy. While the City has a 

property maintenance code and devotes considerable time to property 

inspections, there are a number of repeat offenders.19 

3. Barriers to Affordable Housing Development and Residential Investment 

▪ City funding to development through the HOME program has not traditionally 

been geared to leverage a substantial amount of other dollars, though there 

have been recent successful efforts to better leverage these funds. Using these 

funds to leverage other dollars is both a disincentive to development, and an 

inefficient use of resources. 

▪ The City’s branding, downtown, and image needs a greater investment to 

more fully position the City as a desirable place to live, work, and play.   

▪ The declining population, shift toward renters, high vacancy rates, poor and 

blighted condition of neighborhoods, low property values, low median 

incomes and high poverty rates can all be disincentives to investment and 

development. 

▪ Available land for new housing is scarce within the City limits because of its 

built-out character; sites within the City are generally limited to scattered infill 

sites. Infill development is often harder to accomplish because of complexities 

caused by multi-layered approval processes requiring the developer to plan 

and coordinate timetables across different agencies/departments regarding 

the design/construction of infrastructure, site assembly, and outdated building 

codes that act to deter rehabilitation efforts/activities.19 

▪ The absence of larger vacant tracts available for higher density residential 

development requires a prospective developer (or City) to acquire and 

assemble multiple smaller parcels to create a developable parcel.19 

▪ The City’s Zoning Code needs to be updated to address modern development 

standards. Created in 1949, the current code includes obsolete land use 

provisions which are, at times, in conflict. The zoning code needs to be 

reviewed and updated to accommodate current and potential land use in a 

purposeful manner. The City’s zoning code is structured as Pyramidal Zoning, 

which effectively allows single-family residential housing in all districts. This 

type of zoning has several potentially detrimental effects: it can relegate 

higher density housing to areas with heavier traffic making such development 

more expensive and less attractive; it can permit areas where environmental 

conditions are not conducive to long term exposure to serve as housing sites; 
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and, it can permit housing to be developed at densities much lower than 

needed to ensure long term desirability and affordability.19 

▪ The City’s Comprehensive Plan should be updated to establish distinct policies 

for future development throughout the City. Currently, zoning problems are 

solved in a piecemeal approach. The biggest land use problem currently is the 

inconsistency between old residential areas that experience infill development 

by businesses. High vacancy rates in the area have created abandoned land, 

and conflict arises when industrial/commercial uses develop infill properties 

near residential uses.19 

4. Housing as a barrier 

Housing is among the most basic of human needs. Without decent, safe, 

affordable housing, people often struggle with many other areas of their life. For 

example, a single mother living in an unhealthy house that is cold, drafty, moldy, 

etc.) may lose more work due to sickness or the sickness of her children, and could 

ultimately lose her job. Similarly, a person struggling because their housing costs 

take a high percentage of their income may have inadequate money for other 

things, such as decent transportation, which, in turn can lead to breakdowns, and 

missed work. 

Families struggling with housing may not be able to afford education that would 

lead to a better paying job. They can also become demoralized, leading to other 

poor outcomes. The connection between good, affordable housing and the 

financial success of a household cannot be overstated, and this connection goes 

both ways. For this reason, it is imperative that the community take substantive 

steps to address both ends of this issue, if the needs of their citizens are to be met. 

I.   Housing and Services for Special Needs Populations: 

The City’s most recent Consolidated plan provides details on housing and services 

for special needs populations.19 The Consolidated plan will be updated in 2020. The 

details around the community’s programs for serving these special populations is 

beyond the scope of this report. However, the needs of these special populations 

that have been identified in the Consolidated Plan19, as it relates to housing, are 

bulleted below: 

1. Public Housing 

▪ According to the Consolidated Plan, the Allen Metropolitan Housing Authority 

had 537 families on the Section 8 waiting list and 533 families on the 

conventional unit waiting list. 
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2. Homeless facilities and services 

▪ The Consolidated Plan notes that the available supply of emergency shelter 

beds meets documented demand. However, available emergency shelters are 

not set up to house intact families overnight. Homeless individuals with specific 

barriers such as mental illness, large family size, and substance abuse also 

encounter significant challenges accessing emergency shelter.  

▪ While emergency shelter for single persons is generally adequate to meet the 

current demand, the City lacks a sufficient supply of transitional and permanent 

housing units. Through local service providers, the City will support cooperative 

efforts to develop these types of housing resources, especially for intact 

families, and will assist in linking emergency shelter service providers to 

transitional and permanent housing opportunities. 

3. Elderly 

▪ Service providers indicated that an adequate number of facilities exist that 

provide services to the elderly in addition to housing but the cost of assisted 

living arrangements are often out of reach for many of Lima’s elderly. As a 

result, some seniors prematurely enter into nursing homes even though 24-

hour care is not required because Medicare pays for nursing home stays but 

not assisted living. 

▪ Common concerns expressed among service providers relate to the lack of a 

consistent continuum of care for elderly individuals as they progress through 

the elderly care system. As individuals move from assisted living in their own 

homes, to group home living arrangements, they are often forced to endure 

a confusing transition between service providers and facilities. 

4. Developmentally Disabled  

▪ One of the issues facing the agencies who serve the developmentally disabled 

population is the lack of barrier-free housing. More funding is needed to 

provide additional rental subsidies and capital for modifications to existing 

homes to make them barrier-free. 
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II. Qualitative Input and Analysis 

A. Meetings with City Officials and Staff 

We started the project with an introductory meeting, which provided an opportunity 

to meet staff, identify key stakeholders, understand roles, clarify project goals, and 

seek relevant information. It was also a chance to learn of useful local resources and 

establish working relationships with staff. We met with staff of the City on multiple 

occasions, both in person and through teleconference, to clarify the scope of work, 

seek additional information, and plan the various elements of this study. We will 

present this report to City Officials at the January 27, 2020 Council Meeting. 

B. Public input through surveys of key stakeholders 

Good assessments require both good quantitative and qualitative data, and good 

analysis of that data. Harsany believes that it is important to gather data from a variety 

of sources, including local data, where it is available. For this study, information was 

drawn from a number of sources, as cited in the bibliography at the end of this report. 

In addition to the data, it is also essential to get good qualitative information. We 

worked with the City to develop and disseminate two surveys, and held a public 

meeting as a means to gather qualitative information useful to the study. 

C. Stakeholder Survey 

The first survey was sent out to key stakeholders, as identified by City staff, following 

the introductory meeting. Surveys were sent to fifty-six (56) individuals, seeking input. 

Key stakeholders came from the following categories: 

▪ Elected government officials involved in making decisions related to housing. This 

included City Council members. 

▪ Government or quazi-government administrators of programs or plans related to 

housing. 

▪ Directors of non-profit organizations involved in the provision of housing or 

related services. 

▪ Executives and managers for private organizations involved in the provision of 

housing or related services, such as real estate professionals, bankers, and 

developers. 

Twenty-five (25) people completed this survey, which is a 45% completion rate. The 

breakdown of the respondents is shown on Graph 7. 
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Graph 7: Breakdown of respondents to stakeholder survey 

 

The stakeholder survey questions and responses are included as Attachment B to 

this report. Key takeaways of the survey responses are the following. 

1. Which housing problems did respondents say most needed addressed in the City 

of Lima? The answers below were those that rated highest. For the problems they 

deemed most important, respondents also provided additional details and 

potential solutions, which were useful in developing the section on 

recommendations. (Numbers in parenthesis represent the items ranking across 

respondents. A high score represents an item that is important.)  

Primary  

▪ Revitalization of neighborhoods (10.95) 

▪ Improvement of existing, aging, functionally obsolete housing stock (10.36) 

▪ Improved condition of rental property (9.91) 

Secondary 

▪ More and better rental housing (8.55) 

▪ Unhealthy housing conditions (8.50) 

▪ More and better housing for sale (7.77) 

▪ Vacant homes (7.59) 
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▪ Housing for low income households (7.59) 

▪ Supply of workforce housing/starter homes (7.55) 

2. Of the 15 listed elements, the following were selected by respondents as most 

adversely affecting the marketability and value of housing in the City of Lima. For 

the challenges they deemed most important, respondents also provided 

additional details and potential solutions, which were useful in developing the 

section on recommendations. (Numbers in parenthesis represent the items ranking 

across respondents. A high score represents an item that is important.)  

Primary 

▪ Blight and decay of neighboring properties (13.41) 

Secondary 

▪ Neighborhood safety/crime (10.71) 

▪ Vacant commercial/industrial buildings and storefronts (9.64) 

▪ Misperceptions about the community (9.38) 

▪ Lack of economic growth (9.24) 

Tertiary 

▪ Drug use within the community (8.9) 

▪ A lack of community pride (8.86) 

▪ A lack of private investment (8.00) 

3. Respondents were also asked how the City can make better use of its partnerships 

to meet the housing needs and market in the community? The respondents 

generated a number of ideas, which are useful as recommendations are 

developed. A recurring theme was to incentivize private sector investment. 

4. Respondents were also asked what type of housing was most needed in the City 

of Lima. Market rate housing ranked the highest. Below are the top five housing 

types selected: 

▪ Market rate housing ranked the highest 

▪ Workforce housing 

▪ Rental housing 

▪ Homeownership 

▪ Special needs/homelessness 
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D. Resident Survey 

A survey was also placed on the City’s website and publicized seeking input from the 

public. Four hundred and thirty-six (436) people took the survey. The majority of the 

respondents (72%) were residents of the City of Lima. Some respondents were from 

Allen County outside of the City. People came from all age groups, income groups, 

ethnicities, and household sizes. Some were homeowners, and some were renters. 

The majority had lived in the area for over 20 years. 

The resident survey questions and responses are included as Attachment C to this 

report. Key takeaways of the survey responses are the following. 

1.  One section of the survey asked questions about housing discrimination. Here is 

a summary of the response: 

▪ The majority of respondents (72%) were familiar with fair housing services 

provided in the community. 

▪ Less than a third (31%) of the respondents had encountered housing 

discrimination, or knew of someone who had encountered it locally. 

▪ The discrimination encountered came in a number of forms. 

▪ Rental property managers/owners were the most named group associated 

with the encountered discrimination. 

2.  Of 10 housing related needs listed, the following were rated the highest in 

importance for the City of Lima. (Numbers in parenthesis represent the items 

ranking across respondents. A high score represents an item that is important.) 

Primary 

▪ Revitalization of neighborhoods (5.55 out of 6) 

▪ Neighborhood safety (5.42 out of 6) 

Secondary 

▪ Better tenant treatment of rental units (4.99 out of 6) 

▪ Stronger Code enforcement (4.96 out of 6) 

▪ More and better housing for sale (4.77 out of 6) 

▪ More and better rental housing (4.72 out of 6) 

3.  Of 14 listed elements, the following were selected by respondents as most 

adversely affecting the marketability and value of housing in the City of Lima. 

(Numbers in parenthesis represent the number of respondents selecting that item.) 
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Primary 

▪ Blight and decay of neighboring properties (373) 

▪ Vacant buildings and storefronts (327) 

Secondary 

▪ Crime/neighborhood safety (288) 

▪ Drug use within the community (274) 

▪ Misperceptions about the community (254) 

▪ Lack of community pride (251) 

▪ Lack of economic growth (224) 

4.  Residents were asked “Why do you stay where you live?” Graph 8 shows their 

responses. 

Graph 8: Resident responses to the question “Why do you stay where you live?” 
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5.  Graph 9 provides a reflection of how respondents felt about their neighborhood, 

safety, and schools 

Graph 9: How respondents felt about their neighborhood, safety, and schools 

 

6.  On the survey, we described blight as housing in a neighborhood that is 

abandoned, vacant, dilapidated, unsafe, or unsightly. We then asked residents 

“Do you have blight in your neighborhood?” Graph 10 shows their response. 

Graph 10: Responses to the question “Do you have blight in your neighborhood?” 
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7.  We asked residents, “Which of the following is most important for the City to 

tackle?” Their response is shown in Graph 11. 

Graph 11: Responses to “Which of the following is most important for the City to tackle?” 

 

8.  For the purpose of this survey, we defined an affordable home as a home that 

has components of public investment and that costs no more than 30% of 

household income for low-income families and individuals. We then asked 

respondents the following question “Should affordable homes be available in 

neighborhoods throughout Lima?” Graph 12 shows their response. 

Graph 12: “Should affordable homes be available in neighborhoods throughout Lima?” 

 

9.  Respondents were asked about a number of affordable housing types to 

determine their preference. Respondents preferred homes that were single family 

and for homeowners rather than renters. 
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10.  Respondents were also surveyed regarding their concerns about affordable 

housing. Primary concerns were that affordable housing would not be well 

maintained, that it would decrease property values, and that it would be badly 

designed. 

11.  We also asked respondents what type of housing they believed was needed in 

the City of Lima. Primary responses were the following: 

▪ Starter homes for young adults and first-time home buyers 

▪ Housing affordable for residents living on a fixed income, like social security 

▪ Housing that meets the needs of residents who are losing mobility and need 

housing with no stairs 

▪ Housing affordable to residents working in Lima public service like teachers 

▪ Respondents also expressed a preference for housing for sale over rental 

housing, and identified 3 bedroom houses as the size of housing most 

needed. 

12.  Considering size and quality, what did respondents say was the right price point 

for new houses for sale in the City of Lima? Graph 13 shows their responses. 

Graph 13: What is the right price point for new houses for sale in the City of Lima? 
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13.  Considering size and quality, what did respondents say was the right rent for new 

units in the City of Lima? Graph 14 shows their responses. 

Graph 14: What is the right rent for new units in the City of Lima? 

 

14.   The top three reasons that respondents said that they were not purchasing a 

home in Lima 

▪ I can’t find a home that doesn’t need a lot of work done to it. 

▪ I can’t find a neighborhood to which I feel comfortable moving 

▪ I am afraid that I will not be able to resell it for what I would invest in it. 

15.  The four biggest challenges that respondents said they faced in renting a home 

or apartment in Lima 

▪ The condition of the property is poor 
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▪ The neighborhood(s) feel(s) unsafe 

▪ The neighborhood(s) are blighted 

▪ The neighbors do not keep up their property 

E.  Public Meeting 

On Thursday, November 21, 2019, at 5:00 pm, the City convened a public meeting 

with our assistance. The purpose of the meeting was the following: 

1. To inform the public about the realities of the housing situation and current 

challenges based upon a review of the data, and about resident experiences and 

perceptions regarding housing based upon a review of the survey; and 

2. To elicit feedback from the public regarding potential actions for addressing 

significant challenges identified. 

In this meeting, we discussed the purpose of conducting a housing assessment, and 

in planning for housing needs in Lima’s future. We also reviewed our preliminary data 

analysis and both surveys.  

Based upon the information collected and analyzed to date, we selected the following 

topics for discussion, and asked the participants to self-select into groups to discuss 

one of these topics: 

1.   How can we improve the housing stock in our community and revitalize our 

neighborhoods? How can we address blight and neighborhood safety, and 

encourage positive social interaction? 

2.  How can we encourage private investment in housing? What are the barriers? 

What partnership opportunities exist? How can we attract developers? 

3.  How can we create a transparent, coordinated housing system? Identify new 

housing funding and finance mechanisms. 

4.  How can we encourage economic growth through housing? How can we make 

Lima’s housing more attractive to people we would like to see make it their home? 

5.  How can we get more market rate housing at various price points, encourage 

single family development, and increase homeownership? 

6.  How can we increase the supply of good quality, affordable, rental housing? How 

can we provide housing for all, including special needs populations? 

In each group they discussed ways to address the challenges presented, and wrote 

their group responses on large sheets of paper that were placed on the wall (these 

responses are included as Attachment D to this report). Each group was given an 

opportunity to review their discussion and responses with the audience, and then 
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each participant was given the opportunity to vote for those ideas that they believed 

were most important. Everyone was given up to 6 points to assign to topics of their 

choice. We tallied the results, and the highest scoring ideas are listed below, first, 

those with the highest overall scores, then the highest scoring ideas by the challenge 

that they are meant to address: 

Overall Highest Scoring Ideas 

▪ Housing Landlord licensing system – standard and uniformity, monitoring system, 

accountability, protect tenants and landlords, rental cap, education on renter (33 

points) 

▪ Good creative financial options (27 points) 

▪ Better enforcement of codes (26 points) 

Highest Scoring Ideas by Challenge Presented 

1.  How can we improve the housing stock in our community and revitalize our 

neighborhoods? How can we address blight and neighborhood safety, and 

encourage positive social interaction? 

▪ Good creative financial options (27 points) 

▪ Better enforcement of codes (26 points) 

▪ Easier and less expensive ways to get condemned houses to investors (12 

points) 

▪ Focus on one (area/$) at a time (10 points) 

2.  How can we encourage private investment in housing? What are the barriers? 

What partnership opportunities exist? How can we attract developers? 

▪ Encouragement: Develop/Communicate comprehensive development plan, 

including related elements such as parks, not just housing (15 points) 

▪ Barriers: City politics, need for collaboration, cooperation between the City 

and County, and strengthened relationships with the townships (14 points) 

▪ Encouragement: Reduce burden on landlords/landlord business (12 points) 

3.  How can we create a transparent, coordinated housing system? Identify new 

housing funding and finance mechanisms. 

▪ Public vs. Private priorities (5 points) 

▪ Revisit the regulating process (1 point) 
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4.  How can we encourage economic growth through housing? How can we make 

Lima’s housing more attractive to people we would like to see make it their home? 

▪ Neighborhood association relations (8 points) 

▪ Aesthetics surrounding property (individual and community) (7 points) 

▪ Educate on process of home values (6 points) 

5.  How can we get more market rate housing at various price points, encourage 

single family development, and increase homeownership? 

▪ Encourage single family homeownership through education, more promotion 

of program (i. e. First Home Lima) (14 points) 

▪ Promoting current downtown revitalization to bring more interest in 

development of housing in the area. (7 points) 

6.  How can we increase the supply of good quality, affordable, rental housing? How 

can we provide housing for all, including special needs populations? 

▪ Housing Landlord licensing system - standards & uniformity; monitoring 

system; accountability; protect tenants and landlords; rental cap; education on 

renter responsibility; workshops for rental expectations for landlords. (33 

points) 

▪ Investments   - incentives; partnerships between citizens and partners; second 

chance housing; quality investors that put $ back into housing instead of just 

collecting rent (12 points) 
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assurances that the projections or conclusions in this report will be realized as stated. 
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