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INTRODUCTION

Executive Summary This document is the culmination of the City of Albion’s 
Downtown Revitalization Plan. The intent of the plan is to 
enhance the physical, financial and social vitality of Downtown 
Albion.  It covers topics that include but not limited to the 
project area boundaries, identifying areas of the downtown 
needing improvement, project phasing, cost estimates, and 
design concepts and guidelines. 

It consists of three sections: Introduction, Downtown 
Revitalization (DTR) Plan, and the Design Guideline Example. 
Within the introduction there is a brief background of the City 
of Albion, the conception of the project, and project funding. It 
also includes demographics of the project area, and lays out the 
methods used to produce the plan. The purpose of this section 
is to make the reader familiar with  the project, its participants, 
and its goals and objectives.

The DTR Plan, identifies areas of improvement, discusses phasing 
options, opinion of costs, and offers recommendations in the 
areas of streetscape, infrastructure and the built environment. 
Many large-scale projects such as this, employ phasing plans to 
divide the execution of the project into feasible parts. Phasing 
for this project will be discussed in the DTR Plan section. Lastly, 
this section proposes conceptual designs to visualize specific 
options and applications within the areas mentioned above.   

The final section, Design Guideline Example, is focused on 
enhancing the aesthetics of the built environment. Specifically, 
focusing on façades, its components and recommendations for 
refining them while maintaining the historic character of the 
district. It covers architectural features, storefronts, upper level 
window treatments, color application and brick cleaning and 

INTRODUCTION

restoration. This section, will aid in the aesthetic cohesion of 
Albion’s downtown area, giving it a unified image.
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BackgroundIntroduction The Small Cities Community Development Block Grant 
(CDBG) Program, administered by the Nebraska Department 
of Economic Development (DED), helps smaller local 
governments to cost-share critical community projects that 
might not otherwise be financially feasible. CDBG funds 
originate at the United States Department of Housing 
and Urban Development and are “block granted” to the 
individual states for administration and distribution. This 
approach allows states to establish their own priorities so 
they can more effectively target public investments towards 
housing, public infrastructure, and economic development 
needs. 

One priority of Nebraska’s CDBG Program is downtown 
revitalization. DED recognizes that through the 
implementation of downtown revitalization efforts a 
community can expect to witness economic and civic 
progress. Studies have shown that a thriving downtown:

• builds a positive self-image for the community;
• encourages commerce and economic activity;
• creates job opportunities;
• attracts new industry and strengthens service  and 

retail job markets;
• symbolizes a community’s confidence, vitality, and 

long-term viability;

• saves tax dollars; 
• stabilizes and improves the area’s tax base; 
• protects the investments already made in downtown 

infrastructure, while attracts new private investments; 
• preserves the community’s historic resources; and 
• enables property owners to maintain commercial 

buildings and preserve a critical      
component of the community.

For this reason, DED provides CDBG Downtown 
Revitalization (DTR) investments in Nebraska communities 
that will contribute to “the revitalization or redevelopment 
of infrastructure, address health and safety concerns, and 
develop a capacity for greater growth in downtown areas.”  
These public investments provide a sound foundation 
for fostering local economic development within the 
community’s most critical business district. 

According to CDBG guidelines, DTR projects are carried 
out in two phases. Phase I is a planning process which will 
result in the completion of a well-defined, comprehensive 
study that identifies a series of specific desired outcomes 
with goals and action steps for improvements to a 
downtown business district. Phase II, is awarded to the 
community after the successful completion and approval 
by DED of the downtown revitalization pre-development 
study. The objective of this phase is to implement physical 
projects or loan programs that address prioritized needs of 
the downtown that are specifically outlined in the Phase I 
pre-development study.

Albion is located in, Northeastern Nebraska along Highways 14 and 91.  Just a stone’s throw southeast of the Nebraska 
Sandhills, the community moniker naturally became the “gateway to the sandhills” as the major transportation hub 
connecting the region to the cities in eastern Nebraska. Albion was made county seat of Boone County in 1873, one year 
after the name Albion, was said to have been won in a game of Euchre and platted, according to an article by June R. Bently 
published by the University Nebraska-Lincoln on the Virtual Nebraska/Historical Nebraska website. The winner granted 
his opponent the honor using his choice “Manchester” for the precinct. 

The tight knit community realized that a progressive attitude is needed for any community, thus the City of Albion, Boone 
County Development Agency, and Northeast Nebraska Development District have joined together for the betterment of 
the community, seeking ways to attract new business, career options for all ages, and most importantly improving one’s 
quality of life. The cost of living in Albion is 14.20% lower than the national average, and with an unemployment rate of 

Downtown Albion, accessed on Mapio; http://mapio.net/pic/p-75328880/
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Methodology

Demographics 2.50%, they believe anyone has an opportunity to succeed.

Albion has a 1.0 percent local sales tax which became 
effective July 1998, with 25% of the revenue going toward 
economic development and 75% toward public works 
capital improvements. In 2006, the Albion Fire Department 
was successful in adding a 0.5% city sales tax to build a fire 
station, help with maintenance expenses of that building 
and large equipment purchases for 10 years. In 2016, Albion 
voters approved a ten-year extension to the 1/2-cent sales tax 
with the following new allocation schedule: 50% property 
tax relief to pay swimming pool bonded debt; 30% to Fire 
Department Building, Equipment, & Maintenance; 10% to 
Police Department Building, Equipment, & Maintenance; 
5% to City Hall Building & Maintenance; 5% to Library 
Building & Maintenance. 

This shows Albion’s residents’ commitment to their 
community’s growth, progress, development and 
redevelopment. Having passed the LB840 Economic 
Development Plan and a one percent city sales tax 
collection through 2020; Albion earned designation in 
the Nebraska Department of Economic Development’s 
Certified Leadership Community Program and was one of 
13 communities who received a downtown planning and 
revitalization grant. 

The community of Albion, per the 2010 Census has 1,650 
residents and estimated 1,599 population in the 2016 
accounding to, American Community Survey Estimates. 
Over 97% of Albion’s working class population, is 
employed, of the 773 individuals, the top four industries are 

Community involvement was the cornerstone of the 
Albion Downtown Revitalization Plan. The planning 
process involved multiple citizen participation techniques 
to seek public input from residents, business-owners, and 
downtown stakeholders on the needs of the downtown 
area. A discussion on the public participation techniques 
used during the process is outlined below. 

DOWNTOWN REVITALIZATION COMMITTEE KICK-OFF MEETING
The kick-off meeting with Downtown Advisory Committee 
was held on April 19, 2017 at the Boone County Development 
Agency and was facilitated by JEO. The meeting followed 
an agenda with the intent to open a discussion with the 
committee about project goals, scope of work, project 
expectations, its time line, and strategies for public, and 
ultimately lay the foundation for identifying future projects 
for the downtown. A course of action was also formulated 
so the city can leverage limited local resources to address 
prioritized improvements for the downtown area. In 
addition, the meeting facilitators reviewed existing data 
which had been collected and discussed the downtown 
goals listed in Albion’s current comprehensive plan. The 
group reviewed and verified the findings of the existing 

health care and social assistance employing 158 (20.4%), 
accommodation and food services employing 97 (12.5%), 
manufacturing 92 (11.9%), and retail trade at 83 (10.7%). 
The area with the most opportunity is Arts, entertainment, 
and recreation with 7 (0.9%).

The median household income in Albion is approximately 
$41,397. The highest paying occupations are Health 
Practitioners; Installation, Maintenance, & Repair; 
and Health Technicians, followed by Production and 
Management, with Heath Practitioners leading the way 
with median yearly earnings reported at 49,260 for 
2015. Architecture and Engineering; Life, Physical, & 
Social Science; Healthcare Support; Food and Serving; 
and Personal Care and Service, are the lowest paying 
occupations, with median yearly earnings for Personal 
Care and Service being reported at 10,469 in 2015. 

The downtown business district is the heart of any 
community. It is where the most intense commercial, civic, 
and cultural activity occurs. The downtown not only serves 
as a shopping center for the citizenry and rural residents, 
it also provides employment and economic resources to 
the community. According to the National Main Street 
Center®, “the downtown often accounts for as many as 
30 percent of the community’s jobs and as much as 40 
percent of its tax base.”  Therefore, the degree to which 
the downtown functions successfully as an economic core 
is dependent upon how effectively it meets the needs of 
customers and merchants. 

A community’s downtown area is more than an economic 

conditions and participated in a visual preference survey to 
initiate the direction for the revitalization plan.

DATA COLLECTION AND REVIEW
A four-week inventory and analysis process followed the 
kick-off meeting, in which time, the mySidewalk site, and 
Survey Monkey were launched to collect citizen input. A 
review of existing studies including the Comprehensive 
Plan and Housing Study regarding Downtown issues was 
completed. The JEO Team, also conduct a visual analysis 
of the district identifying structural condition, public space 
and right of way condition, as well key historic properties 
and opportunities. The input from both mySidewalk and 
Survey Monkey platforms, was reviewed and considered in 
the visual preference content.  

ALBION DOWNTOWN REVITALIZATION PLAN DEVELOPMENT
At the May 10th committee meeting, the group reviewed the 
concept design plans for rebranding the downtown district, 
new sidewalks with street furniture and Modern style 
lighting, public open space plaza, and facade improvement 
concepts. Albion’s downtown is composed primarily of 
brick structures when compared to other building material 
types, thus one aspect of the inspirational design process 
included ways in which to restore, replace, and/or repair 
original brick to give the downtown area a cohesive 
aesthetic. Following this, the JEO team refined the design 
concepts, and distributed them to the committee on June 
21st. 

On June 28th, the committee reconvened with the 

asset. According to the National Main Street Center®, the 
downtown area also serves as a “community’s crossroad, 
a place in citizen’s hearts and minds that evoke strong 
emotions and helps define the community’s identity.” 
Albion’s downtown district is flanked by two highways, 
thus making it accessible and convenient for travelers those 
passing through. 
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consulting team to review and discuss refined concept plans. 
At this meeting, preferred concept plans were identified, 
and example design guidelines  were presented. 
An open house was held on July 12th, to present the concepts 
to the general public and gather their opinions regarding 
general downtown improvements and the draft concept 
plans. The public was asked to “vote” on the designs and 
concepts by placing stickers on the images they liked most. 
The consensus was supportive of new sidewalks, curb 
bump-outs at the intersections, benches on the sidewalks, 
and new pedestrian lighting. They were also supportive of 
the facade restoration renderings which depicted second 
story windows, awnings, and window signs.

The committee made final recommendations to the preferred 
concept plans and prioritization at their July 19th meeting.

ALBION CITY COUNCIL MEETING 
JEO presented the Albion Downtown Revitalization Plan 
recommendation to the Albion City Council on August 
22nd, 2017. 

Upon completion of the presentation, the City Council 
discussed the options in the plan and voted to adopt the 
DTR Plan. In addition, the City Council voted to pursue 
CDBG DTR Phase II cost-sharing assistance to be utilized 
for  Facade Improvement projects depicted in the plan.

(Anticipated)District
Gateway 

Downtown Albion

Downtown Albion

District
Gateway 

Gateway District was the preferred 
name for Albion’s downtown. To the 
right and continued on the next page,   
is some of inspirational content used 
to create the visual concept boards for 
the committee and public meetings. 
Including back lit metal panels, wooden 
benches with under lighting and 
modern street lighting  with banners. 
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DOWNTOWN REVITALIZATION PLAN

DOWNTOWN  
REVITALIZATION 

PLAN

Overview In Albion, the downtown area serves as the gathering 
place for community events, as well as the functional 
business district. Located between 
State Highway 14, the railroad and 
State Highway 91 from Clark Streets 
south, this commercial sector of Albion 
contains buildings associated with 
commerce, government, entertainment, 
and housing. The interpretive theme 
of Albion’s downtown is mostly that 
of mid 1800’s architecture, with and 
eccentric mix of Victorian, Federal and 
Pombaline architecture styles. Which is 
indicative to the time in which Albion 
was settled. 

The city’s initial Phase I pre-
development process was guided by 
a nine (9) member Albion Downtown 
Revitalization Steering Committee, 
comprised of residents, business-
owners, city officials, and downtown 
stakeholders. These members 
represented a wide array of perspectives 
and aspirations for the downtown area.

The planning process focused heavily 
on soliciting input from the public; 
encouraging downtown stakeholders to envision what 
they wanted for Albion’s downtown area. To build public 
consensus, the committee held a public meeting with 
stations to identify, define, and prioritize the long-term 
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Phasing

goals of the downtown area.

At the end of the CDBG DTR planning phase, the following 
improvements were identified as a need for Albion 
downtown area:  

Facade improvements
 -  Need funding to help businesses improve facades
 -  Removal of dilapidated signage 
 -  Install windows on second floor where boarded  
 up or bricked in
 -  Awnings as part of facade improvements
 -  Implementation of Design Guidelines
Street Light Replacement
 - Street Light Conduit and Underground Cabling  
 for aesthetics and resiliency to wind and ice
 - Pedestrian Lighting
 - Incorporate signage and wayfinding system into  
 lighting design

Street Trees
 - 2” Deciduous Trees
 - 4 per street trees per city block per side
Sidewalk Replacement
 -  Both N. 4th and Main Streets are the highest  
 priority
 -  Utilize a color stamped border along curb
Entry Signage | Landmarks
 -  Brick wall murals
 -  Metal Panel with backlighting
 -  Freestanding Clock
 -  Archway
Installation of street furniture
 -  Wooden benches with underlighting
 -  Additional trash receptacles
 -  Encourage the use of the existing flower pots  
 for annuals 
Creation of public park or plaza
 - Additional Public space

 - Enhance existing public space
Development of intersection and mid-block bump-outs
 -  Create a shorter distance for pedestrians to be  
 in the street
 -  Include ADA accessible ramps
 -  Allow for small planters with compatible street  
 trees
 -  Do not want to lose street parking spaces

 5. Sidewalk Reconstruction 

FACADE IMPROVEMENTS
The facades of a downtown can tell the story of where 
business is and has been within a community. These 
storefronts/facades can paint a picture of economic 
booms and busts. In addition, they are also the element 
that most typically defines the character of the downtown 
area. When working with the typical storefront of older 
downtowns, it is critical to respect the original character 
and architectural characteristics of the building and the 
district. In previous decades, storefronts were covered up 
with newer “industrial mass produced” materials. A lot of 
times these makeovers were also hiding potential problems 
and structure in need of repair. 

Future restoration efforts need to account for how the 
original building appeared, when cost effective. When a 
storefront/facade is rehabilitated it can be costly to bring 
the original character back. However, a property owner may 
be eligible for several tax incentives at the State and Federal 
level, which could assist with the restoration expenses for 
completing the project in an appropriate manner. 

In addition to complying with the appropriate architectural 
characteristics and design, the renovation needs to closely 
follow the anatomy of older buildings and be sensitive to 
the visual elements. These elements are what provide the 
building with the proper proportions and character.

DTR PLAN IMPLEMENTATION PRIORITIES
Recognizing that, due to financial and time constraints, not 
all of the components of the plan will be completed at one 
time, a phased approach is recommended. As each phase 
is completed, a contiguous unit of the overall design will 
be complete thus maximizing the effect for the public’s 
benefit and efficiency of utilizing available funding. 

RECOMMENDED ACTIONS 
The following recommendations have been provided as 
guidelines to utilize and implement the highest priority, 
short term effective improvements to Downtown Albion. 
After discussing the wide variety of potential improvements 
to the downtown, the committee prioritized three projects. 
The recommended projects are to be pursued under the 
DTR Implementation, along with other funding sources as 
applicable.

The high priority projects are:
 1. Facade Improvements 
 2. Installation of new street lighting
 3. Street Trees
 4. Entry Signage
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Opinion of Cost
Facade Improvements

CONCEPT
The concept for facade improvements is to make each of 
the businesses more appealing to the public and potential 
customers. 

ASSESSMENT
There are many storefronts which are historic in nature. 
Those businesses can be improved by “restoration” of 
the original facades, and upper level window fill-ins and/
or window replacements. Other businesses have been 
“patched up” in a way that masks, the original characteristics 
of the architectural style; which has resulted in façade 
deterioration. A building facade improvement program 
will assist these business owners with redesigns for their 
storefronts which will unify the style for their façades. This 
plan is intended to create a development environment that 
invites revitalization.

The ideal approach to dealing with storefronts and facades 
is to be true to the original character when possible; however, 
beware that there may be some hidden expenses once the 
project is undertaken. This project will require many tasks 
to be completed and will involve several partners to see 
the project to completion. One critical element to making 
this successful will be to hire one architect to work with 
all the building owners. In addition, the City of Albion is 
encouraged to adopt Design Guidelines, similar to, the 
example provided. 

The Design Guidelines should address both historic and 
modern construction along with site development. Site 

guidelines address building placement, circulation and 
parking, landscaping, signage, pedestrian access and 
lighting. They can also insure that a property owner’s 
investment in their community is protected. Portions of 
the Design Guidelines may require additional zoning or 
building code modifications (i.e. awnings, signage, etc.). 
An example of Design Guidelines is included after the 
Implementation Section of this study.

OPINION OF COST
Each individual structure will vary with the level of 
restoration. Listed on the next page is an example opinion 
of cost for a facade improvement project.

NEW STREET LIGHTING

Street lights provide a host of important benefits, that 
include safety, and extended visibility. They can be used to 
promote security in urban areas and to increase the quality 
of life by artificially extending the hours in which it is light, 
so that activity can take place. 

Street lighting also improves safety for drivers, riders, and 
pedestrians. Pedestrians and vulnerable road users have 
an increased risk of danger at night due to decreased 
visibility,1 and appropriate lighting could reduce risk to 
some degree.

In downtown areas, street lighting, can introduce an 
additional layer of character to the environment. Lighting 
style, scale and accessories aid to the overall vernacular 

DESCRIPTION OF WORK  UNIT COST  UNIT  QUANTITY  TOTAL
Demolition $2 SF 220 $400

2nd/3rd Windows Small $1,000 EA 4 $4,000

2nd/3rd Windows Large $2,000 EA 0 $0

Aluminum Storefront Assembly with Doors $80 SF 176 $14,080

Masonry Repair $30 SF 100 $3,000

Masonry Repointing $12 SF 200 $2,400

Masonry Cleaning $1 SF 200 $200

Facade Repair $2 SF 100 $200

Miscellaneous Caucking/Sealants $1,000 EA 1 $1,000

Fabric Awning $300 LF 22 $6,600

Downspout $1,000 EA 0 $0

Parapet to Roof Repair $40 LF 22 $880

Structural Allowance $7,500 EA 0 $0

Miscellaneous Entry Modification $4,000 EA 1 $4,000

Signage Allowance $1,500 EA 0 $0

Subtotal $36,800

20% Contingency $7,360

Opinion of Probable Cost Range $36,800-$44,000

1. “Street Lighting and Road Safety”, ROSPA, last modified March 30, 2017, accessed July 30, 2017, https://www.rospa.com/road-safety/advice/roads/street-lighting/#references.
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of the district and should be sensitive to the surrounding 
architectural characteristics and design. They can 
incorporate and communicate information, via wayfinding 
systems, and components like: banners, or more resilient, 
semi-permanent signage added into lighting design

Pedestrian scaled street lights enhance comfort and safety 
for the pedestrian. It can also reduce visual hindrances for 
both driver and pedestrian an increase aesthetic appeal, 
by undergrounding the cables. 

CONCEPT
The concept for street lighting is to increase quality of life, 
increase pedestrian safety and create a visually pleasing 
environment free of visual disturbances. 

ASSESSMENT
Historically, Albion functioned similarly to a port, in 
which cattle and other goods were being transported from 
Albion, to Omaha area. This hub of commerce created a 
need for a safe environment for pedestrians and retail 
trade, therefore justifying the utilization street lights in 
this district.  Although Albion still sees its fair share of 
semi traffic, and other large vehicles, current lighting is out 
of scale for the human environment and creates 
visual clutter.

Advancements in technology, affords the ability to have 
lighting, that can meet illumination standards for traffic 
movement, as well as pedestrian traffic. Community 
branding and wayfinding systems can be incorporated 

into fixtures.

OPINION OF COST
This estimate covers per block, referring to both sides of 
the street. 

STREET TREES 

Street trees protect pedestrians, slow down drivers, and 
provide a sense of enclosure to the street space, while 
reducing heat island effects and absorbing stormwater 
and airborne pollutants. Trees have many other benefits 
including, but certainly not limited to: Less drainage 
infrastructure; Reduction of harm from vehicle emissions, 
and Lowers the urban air temperatures. They also increase 
the real estate values dramatically. A single street tree 
returns over $90,000 of direct benefits (not including 
aesthetic, social and natural) in the lifetime of the tree.

Business on treescaped streets show 12 percent higher 
income streams, which is often the essential competitive 
edge needed for main street store success, versus 
competition from plaza discount store prices.2 

CONCEPT
The concept of street trees is to convert the downtown into 
a more aesthetically pleasing environment, while taking 
advantage of all the benefits they offer.

2. Dan Burden, Urban Street Trees, 22 Benefits Specific Applications, accessed July 30, 2017, http://www.walkable.org/download/22_benefits.pdf.

Opinion of Cost
New Street Lighting

GROUP F - STREET LIGHT CONDUIT & CABLES (PER BLOCK)
Description Unit Quantity Unit Price Total

Mobilization LS 1 $2,400.00 $2,400

1” Preducted Conduit - Trenched LF 630 $10.00 $6,300

additional cost for bored conduit over 
trenched

LF 630 $14.00 $8,820

Concrete Curb and Gutter (24”-36” wide) LF $12.00 $0

5” Colored, Stamped Concrete Sidewalk EA 8 $5,500.00 $44,000

Construction Subtotal Group F $63,820

Contingency 20% $12,700

Overhead (Engineering, Legal, Fiscal, Clerical) %25 $15,955

Total Opinion of Construction Cost - Group F $95,545
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ASSESSMENT
With new attentions being paid to global warming causes 
and impacts more is becoming known about negative 
environmental impacts of treeless urban streets. We are 
well on the way to recognizing the need for urban street 
trees to be the preferred urban design.

The many identified problems of street trees are overcome 
with special attention paid by designers. Generally street 
trees are placed each 15 - 30 feet. These trees are carefully 
positioned to allow adequate sight triangles at intersections 
and driveways, to not block street luminaries, not impact 
utility lines above or below ground. Street trees of various 
varieties are used in all climates, including high altitude, 
semi-arid and even arid urban places. North 4th street and 
Main streets have been identified as an area of priority, 
and at this point there are no street trees at these locations.

OPINION OF COST
The estimates in this section include 8 trees per block, 
which refers to both sides of the street. It uses 2 inch 
deciduous trees. 

ENTRY SIGNAGE 

Signs communicate information, intentions, or instructions. 
They form a relationship with the reader, through their 
content. 

CONCEPT
The concept of Entry Signage is to communicate information 
to the public, as well as offer a visually pleasing design that 
accurately represents the goal of the area. 

ASSESSMENT
There were two locations and sign types recommended 
for Albion. Both introduce the district in different ways. At 
4th and State Street, the vertically oriented attached sign 
could be mounted onto the Southwest corner of “building 
name.” The second location is at the intersection of East 
Church Street and Highway 91. This location is larger 
and can accommodate an archway and landscaping. It is 
recommended that the archway communicates the preferred 
name of the downtown district, and the landscape would 
be done using native plants. 

OPINION OF COST
There are no Opinion of Costs provided for this section, 
due to variances in materials, size and location. Upon 
signage design, estimates would be available. 

SIDEWALK RECONSTRUCTION 

Sidewalks are an essential part of a downtown district. For 
the district to function, safe pedestrian travel is required. In 
the case of Albion’s sidewalks within the district, most lack 
ADA accessible curb ramps and portions of the concrete is 
decaying and has experienced thrusting or settlement from 
weathering or alterations. This slab elevation difference is a 

Opinion of Cost
Street Trees

GROUP G - STREET TREES (PER BLOCK)
Description Unit Quantity Unit Price Total

Mobilization LS 1 $800.00 $800

2” Cal. Balled & Burlaped Deciduous Tree EA 8 $1,100.00 $8,800

Excavation CY 14 $15.00 $213

Topsoil Backfill (3’ thick) CY 14 $50.00 $711

Wood Mulch (colored) Ton 1.6 $60.00 $95

Construction Subtotal Group G $10,620

Contingency 20% $2,660

Total Opinion of Construction Cost - Group G $13,280
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potential tripping hazards and can impede those walking 
or utilizing a wheelchair. An additional safety concern 
discussed in the public meetings and with the committee 
is the distance required to cross the street and length of 
the blocks. 

There was strong public support for the reconstruction of 
the sidewalks to create a pedestrian friendly district. This 
phase would include reconstruction of the sidewalks in 
the entire district with concrete paving; improvements to 
ADA accessibility utilizing street grade adjustments, mid-
street crossings, landscaping areas, a street border, and 
intersection bump-outs. In addition, public graphics and 
modern style lights should be included in future phases. 
The sidewalks are the responsibility of the property owner, 
while the other improvements including the curb & gutter, 
plantings, lights, bump-outs, mid-block crossings and ADA 
ramps are the city’s responsibility

CONCEPT
Create a safe and aesthetically pleasing foundation for 
the future of Downtown Albion by reconstruction of the 
sidewalks and creation of streetscape amenities. 

ASSESSMENT
Sidewalk reconstruction in the district creates an 
opportunity to add to the functionality of the sidewalks, 
increase pedestrian safety, creates an inviting atmosphere 
and develops an aesthetic environment that enhances the 
walkability of the district. 

As illustrated in the Streetscape Concepts, the project 
should include the demolition of the existing concrete 
sidewalk and be replaced with new concrete. This includes 
a 2-foot stamped and colored street boarder and new curb 
and gutter. At the intersections, the creation of bump-outs 
will shorten the travel distance in the street and create 
the opportunity for landscaped areas to visually soften 
the hard, urban environment of the buildings and streets. 
The addition of a mid-block crossing was recommended 
by the committee to create easy access to the existing 
park to the proposed pocket park on 4th street, without 
requiring the individual to walk the entire block to safely 
cross. 

OPINION OF COST
The Sidewalk Restoration Project is anticipated to be 
funded by CDBG , Rural Economic Development Loan 
and Grant (REDLG), and other city funds. While the 
public and committee desire the project to cover the 
entire district, their priority is to focus on N 4th Street for 
the first phase of the project sidewalk and streetscape, 
then Main Street, followed by 3rd, 5th and Church Streets.

Opinion of Cost
Sidewalk 
Reconstruction

GROUP D - SIDEWALKS (22’ LONG SECTION)
Description Unit Quantity Unit Price Total

Mobilization LS 1 $200.00 $200

Remove Concrete Sidewalk SF 220 $4.00 $880

4" Concrete Sidewalk (10' Wide) SF 220 $9.00 $1,980

Roof drain under sidewalk 
(if needed add $1,500)

EA 1 $0

Construction Subtotal Group D $3,060

Contingency 20% $620

Overhead (Engineering, Legal, Fiscal, Clerical) %25 $765

Total Opinion of Construction Cost - Group D $4,445
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GROUP A - BUMP OUTS ON 4TH STREET
Description Unit Quantity Unit Price Total

Mobilization LS 1 $11,100.00 $11,100

Remove Concrete Sidewalk SF 1,880 $4.00 $7,520

Remove Pavement SY 948 $13.00 $12,321

8” Concrete Pavement SY 201 $75.00 $15,083

Concrete Curb and Gutter (24”- 36” wide) LF 745 $30.00 $22,350

Subgrade Preparation SY 367 $5.00 $1,833

5” Concrete Sidewalk SF 4,520 $10.00 $45,200

5” Colored, Stamped Concrete Sidewalk SF 1,090 $17.50 $19,075

Detectable Warning Panels SF 180 $40.00 $7,200

Topsoil Backfill (9” thick) CY 51 $50.00 $2,525

Perennial Bushes/Shrubs EA 128 $35.00 $4,480

Wood Mulch (colored) Ton 22 $60.00 $1,320

Construction Subtotal Group A $150,010

Contingency 20% $30,010

Overhead (Engineering, Legal, Fiscal, Clerical) %25 $37,503

Total Opinion of Construction Cost - Group A $217,523

GROUP B - BUMP OUTS ON 3RD STREET
Description Unit Quantity Unit Price Total

Mobilization LS 1 $8,600.00 $8,600

Remove Concrete Sidewalk SF 1,445 $4.00 $5,780

Remove Pavement SY 746 $13.00 $9,696

8” Concrete Pavement SY 160 $75.00 $12,021

Concrete Curb and Gutter (24”- 36” wide) LF 580 $30.00 $17,400

Subgrade Preparation SY 289 $5.00 $1,446

5” Concrete Sidewalk SF 3,420 $10.00 $34,200

5” Colored, Stamped Concrete Sidewalk SF 855 $17.50 $14,963

Detectable Warning Panels SF 140 $40.00 $5,600

Topsoil Backfill (9” thick) CY 41 $50.00 $2,050

Perennial Bushes/Shrubs EA 100 $35.00 $3,500

Wood Mulch (colored) Ton 18 $60.00 $1,080

Construction Subtotal Group B $116,340

Contingency 20% $23,270

Overhead (Engineering, Legal, Fiscal, Clerical) %25 $29,085

Total Opinion of Construction Cost - Group B $168,695

IN CARE OF PUBLIC SPACE

To maintain public space, provide for the annual plantings 
and manage the facade improvements, it is recommended 
that a Business Improvement District be formed. Many 
communities across the country have turned increasingly 
to Business Improvement Districts (BIDs) as a source 
of funding for augmenting existing city services and 
enhancing infrastructure. BIDs provide additional funding 
where local government taxes are insufficient.

A BID is a geographically defined district in which 
commercial property owners choose to tax themselves 
to achieve a specific purpose or purposes. BID funds 
can be spent on a variety of projects. Nebraska Revised 
Statutes (Section 19-4015 through 19-4038) allows for 
these projects to include street and road construction and 
maintenance, sidewalks and streetlights, parking facilities, 
water and sewage systems, maintenance and landscaping, 
park facilities and recreational areas.

In addition to the management of the district, the BID 
could promote and fund public art. Public art downtown 
was desired by the public and committee; however, it was 
considered a want and not an immediate need for the 
downtown now.

ADDITIONAL OPINION OF COST ESTIMATES

The following pages include opinion of cost estimates for 
all other “needing improvement” areas. 
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GROUP C - BUMP OUTS ON 5TH STREET
Description Unit Quantity Unit Price Total

Mobilization LS 1 $10,000.00 $10,000

Remove Concrete Sidewalk SF 1,740 $4.00 $6,960

Remove Pavement SY 808 $13.00 $10,501

8” Concrete Pavement SY 163 $75.00 $12,250

Concrete Curb and Gutter (24”- 36” wide) LF 660 $30.00 $19,800

Subgrade Preparation SY 310 $5.00 $1,550

5” Concrete Sidewalk SF 4,400 $10.00 $44,000

5” Colored, Stamped Concrete Sidewalk SF 940 $17.50 $16,450

Detectable Warning Panels SF 160 $40.00 $6,400

Topsoil Backfill (9” thick) CY 38 $50.00 $1,900

Perennial Bushes/Shrubs EA 112 $35.00 $3,920

Wood Mulch (colored) Ton 16 $60.00 $960

Construction Subtotal Group C $134,700

Contingency 20% $26,940

Overhead (Engineering, Legal, Fiscal, Clerical) %25 $33,675

Total Opinion of Construction Cost - Group C $195,315

GROUP E - CURB & EDGE IMPROVEMENTS (22’ LONG SECTION)
Description Unit Quantity Unit Price Total

Mobilization LS 1 $100.00 $100

Remove Curb & Gutter LF 22 $10.00 $220

Remove Concrete Sidewalk SF 44 $4.00 $176

Concrete Curb and Gutter (24”-36” wide) LF 22 $30.00 $660

5” Colored, Stamped Concrete Sidewalk SF 44 $17.50 $770

Construction Subtotal Group E $1,930

Contingency 20% $390

Overhead (Engineering, Legal, Fiscal, Clerical) %25 $483

Total Opinion of Construction Cost - Group E $2,803

GROUP H - POCKET PARK
Description Unit Quantity Unit Price Total

Mobilization LS 1 $8,100.00 $8,100

Clearing and Grubbing LS 1 $5,000.00 $5,000

5” Colored, Stamped Concrete Sidewalk SF 1,195 $17.50 $20,913

Benches (Socrates Style) EA 4 $2,200.00 $8,800

Round Tables (Carousel Table 4 backed seats) EA 8 $3,250.00 $26,000

Trash Receptacle (Lakeside style - custom 
design)

EA 2 $1,600.00 $3,200

Fire Table (5’ x 2.5’) EA 1 $5,000.00 $5,000

Concrete Stage (20 feet by 22 feet by 15” tall) CY 20 $400.00 $7,800

Stage Back Wall (21 feet long x 10 feet tall, 
material ??)

LS 1 $10,000.00 $10,000

String Lights LF 100 $5.00 $500

Artificial Grass (including appropriate base) SF 715 $10.00 $7,150

Excavation CY 20 $15.00 $293

Topsoil Backfill (9’ thick) CY 14 $50.00 $708

Topsoil Backfill (3’ thick) CY 5 $50.00 $267

2” Cal. Balled & Burlapped Deciduous Tree EA 4 $1,100.00 $4,400

Vine Plants, 6” container EA 30 $15.00 $450

Perennial Bushes/Shrubs EA 6 $35.00 $210

Wood Mulch (colored) Ton 6 $60.00 $378

Construction Subtotal Group H $109,170

Contingency 20% $21,840

Overhead (Engineering, Legal, Fiscal, Clerical) %25 $27,293

Total Opinion of Construction Cost - Group H $158,303

GROUP I - POCKET PARK
Description Unit Quantity Unit Price Total

Mobilization LS 1 $21,100.00 $21,100

Clearing and Grubbing LS 1 $5,000.00 $5,000

Remove Concrete Sidewalk SF 1,550 $4.00 $6,200

Remove Pavement SY 975 $13.00 $12,675

7” Concrete Pavement SY 2,607 $55.00 $143,397

Concrete Curb and Gutter (24”- 36” wide) LF 930 $30.00 $27,900

Subgrade Preparation SY 2,814 $5.00 $14,069

5” Concrete Sidewalk SF 2,300 $10.00 $23,000

5” Colored, Stamped Concrete Sidewalk SF 460 $17.50 $8,050

4” White Permanent Pavement Marking Paint LF 1,700 $1.25 $2,125

White Preformed Pavement Marking, Type 4, 
Symbols and Arrows, Grooved

EA 4 $600.00 $2,400

2” Cal. Balled & Burlapped Deciduous Tree EA 10 $1,100.00 $11,000

Excavation CY 84 $15.00 $1,263

Topsoil Backfill (9’ thick) CY 71 $50.00 $3,542

Topsoil Backfill (3’ thick) CY 13 $50.00 $667

Wood Mulch (colored) Ton 31.5 $60.00 $1,889

Construction Subtotal Group I $284,280

Contingency 20% $56,860

Overhead (Engineering, Legal, Fiscal, Clerical) %25 $71,070

Total Opinion of Construction Cost - Group I $412,210
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Overall Project Concept Landmark | Entry Points Concept
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The overall concept diagram on the left, lays out all the 
proposed design elements and identifies the project 
boundaries for Albion's Downtown Revitalization Plan. 

Three entry points were located at 6th Street and 
Market Street; 4th and State Street; and Hwy 91 and E. 
Church Street. 

A series of curb bump-outs were proposed as well as 
a mid-block crossing that connects the existing and 
proposed pocket park on N. 4th St.

An open corner lot at 3rd and Main St. was identified 
as a location suitable for a multi-purpose public space.

Street trees and lighting quantities are visualized on 
the diagram as well. 

This Public Space concept shows the idea for both the 
vacant lot on Hwy 91 and E. Church Street. The lot had 
been identified as an entry point into the downtown 
district. 

The image above left, is existing, however there have 
been some recent construction of street infrastructure 
that is not pictured here, however the green space is 
relatively the same. 

The proposed design for this space included an 
archway that identifies Albion’s downtown district, 
vegetation native to the area, and street lighting with 
banners attached.

BRANDING CONCEPT DIAGRAM PROPOSED

EXISTING
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PROPOSEDEXISTING

Streetscape Concept

Streetscape concepts 
were presented at the 
DTR Committee and 
public meetings. They 
show detailed versions 
of the corner bump-out, 
and other streetscape 
features. 

The image on the top left, 
is a photograph of the 
existing conditions and  
image below shows the 
proposed concepts. 

The Overall Streetscape 
Plan, below left, is a 
detailed plan view showing 
what the bump-out 
and mid-block crossing 
concepts could look like at 
the intersection of 4th and 
Church St. This includes 
the stamped colored 
concrete on the corners 
and border along the curb, 
in addition to vegetation, 
street trees, crosswalks. 

PROPOSED

EXISTING 4TH  & CHURCH ST

Landmark | Entry Points Concept

This Public Space concept shows the idea for the Entry Point at 4th and State St. 
At this location is a facade mural, as picture above left. The above right image 
proposes a new mural with the addition of a metal perforated panel that is back lit. 
This panel 
Also at this location a vertical corner attached sign, notating the district name, was 
applied to the existing building. 

Street trees were added, but no additional lighting due to State Streets designation 
as a state highway.



34  | DOWNTOWN REVITALIZATION PLAN DOWNTOWN REVITALIZATION PLAN  |  35

Public Space Concept
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The Public Space concepts show the 
concept for both the vacant lot on 
4th Street between Green Crop Inc. 
and Hair Razors. This location is also 
across 4th street from an existing 
public park, so a mid-block crossing 
was also proposed at this location.

A plan view of the proposed Pocket 
Park concept is shown on the left. 
It is designed as a gathering space 
for small events, dining, and leisure 
time. Some of the features include a 
fire table, hanging sting lights, artifi-
cial grass and a stage. Other design 
elements of the proposed pocket 
park are labeled. 

This diagram essentially 
shows a more detailed 
version of the corner 
bump-out. The proposed 
intersection design incor-
porates trees and vege-
tation; stamped colored 
concrete at intersections 
and along the curb edge. 
Also shown are cross-
walks, and parking.

PROPOSED INTERSECTION DESIGN

Streetscape Concept

4t
h S

tre
et

Main Street
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Facade Improvements

This Facade Improvement 
shows the existing 
conditions, top left and the 
proposed concepts in the 
image below it. The facade 
improvement program 
includes re-installation 
of upper windows, 
installation of awnings, 
removal of cladding, tuck-
pointing and brick repair, 
cornice restoration, 
and improving business 
signage. 

PROPOSED 

EXISTING
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DESIGN 
GUIDELINES

DESIGN GUIDELINES

Introduction

Guidelines

Design guidelines are important not only for the 
enhancement of the individual buildings, but also to 
enhance the quality of the environment of the downtown 
of Albion as a whole. Downtowns with cohesive aesthetic 
attract visitors and shoppers alike. This leads to enhanced 
property values. 

its own authentic sense of time and place, certain physical 
elements must be in place. These include the storefronts, 
cornices, stone details, window styles, etc. These features 
provide the rich texture that make up Albion’s downtown. 

Temptations to use materials and items that affect a 
pseudo-historic appearance should be resisted. The focus 
of this section is the retention and enhancement of Albion’s 
genuinely historic architecture.The purpose of the following design guidelines is to protect 

and enhance the architectural character of Downtown 
Albion, Nebraska. The term guideline is appropriate 
because these are not mandatory rules. The information 
on the following pages is meant to help the user recognize 
the important features of Albion’s unique commercial 
architecture and offer advice about the appropriate 
treatment of these buildings in the future.

These guidelines are divided into a series of topics depicted 
through text, illustrations and photographs. The first part 
of the guidelines is meant to familiarize the reader with 
the basic elements of typical commercial architecture from 
the mid nineteenth and early twentieth century. Following 
are photographic examples of each of the described 
architectural features. 

Recommendations are generally organized by specific 
category such as signs, awnings, etc., but general advice 
can be found throughout the document.

The architecture on Albion’s Main Street is unique. While 
typical of commercial districts of its era in many ways, there 
are no other main streets just like it. For Albion to convey 
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While details may vary considerably, the typical mid 
nineteenth and early twentieth century commercial 
building is made up of a series of standard components - 
as noted on the drawing below. It is the presence of these 
architectural features that give the buildings their distinct 
character. If the goal is to retain the character of Albion’s 
historic architecture, as it is renovated over time, then it is 
useful to become familiar with the parts of the buildings.

The buildings from this period are traditionally two 
stories. Starting at the top is the cornice, the crowning 
feature of the building as it meets the sky. Cornices 
range from elaborately formed metal to simple patterns 
of brick. Below the cornice are the upper floor windows, 
which are often topped by decorative lintels. Separating 
the upper floors from the first floor is the storefront lintel, 
a structural element that carries the weight of the upper 
wall over the large display windows of the main floor. The 
storefront itself is typically made up of three vertical parts: 
a transom, a display window, and a base panel. 
Columns frame the outer edges of the display windows 
and support the ends of the storefront lintel.

Sometimes the column is simply the end of the brick bearing 
wall that runs the depth of the building. The storefront is 
usually arranged symmetrically and often features a central 
entry that is recessed. This allowed for even more square 
feet of display window.

Several examples of each of these 
architectural elements can be seen in the 
photographs of Albion’s buildings on the 
following pages.

Architectural Features CORNICES AND PARAPETS
The cornice is one of the most important visual elements 
on a building, especially a commercial building from the 
turn of the last century.

The building at the upper left has a fine, ornate metal 
cornice. It is important to retain and rehabilitate 
architectural details of this caliber.
The building on the right has a much simpler brick cornice. 
While less dramatic than the others, it is just as important 
to retain cornices of this type.
If possible, it is desirable to recreate cornices when they are 
missing, as in the photograph on the lower left. It is best to 
duplicate the original but a simpler design that is consistent 
with the style of the building is a reasonable alternative. 
Whether it is a restoration or a compatible new cornice, the 
design should be based on historic photographs. If none 
can be found than utilize any evidence that might remain 
on the building of the original cornice.

Window Lintel 

Storefront Lintel 
Transom 

Column 

Display Window 

Recessed Window 

Base Panel 

 

Cornice 

 

STOREFRONT LINTELS
Sometimes the storefront lintel is treated in a strictly 
utilitarian way and looks just as it functions, as a beam. 
Other times it is embellished. The storefront lintels 
on classical style buildings will frequently be enriched 
with details that reflect those used on other parts of the 
building. An example is shown on the lower left, where 
the storefront lintel serves as a secondary cornice for 
the first floor. These photographs show various ways the 
storefront lintel was designed. Whether simple or ornate, 
the storefront lintel has a significant role to play in the 
overall composition of the building facade and should be 
left visible.
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COLUMNS AND RECESSED ENTRIES
Examples of storefront columns and recessed entries are 
shown on this page.

The larger, primary columns often serve to finish the ends 
of the brick bearing walls that form the sidewalls of the 
building. Together with the bearing wall, these columns 
help support the storefront lintel. Secondary, thinner 
columns are frequently used at intermediate points that 
define the recessed entry. The columns on more ornate 
buildings are usually cast iron. The primary columns on 
simpler buildings are usually brick, but on occasion they 
may have metal or stone details at the column capitals. 

While they are clearly important structurally, the columns 
are also important visually. They are among the most 
prominent features of the storefront and provide interesting 
texture and detail that should be preserved.

Architectural Features STOREFRONTS: RECOMMENDED
Almost every commercial storefront from the turn of the 
last century was divided horizontally into three parts–the 
transom window, display window, and base panel. When 
there is an awning, it should protrude from the building 
between the transom and display windows to allow natural 
light through the transom. Storefronts such as these should 
be retained and when necessary repaired. When feasible, 
remove non-compatible modern features and uncover and 
repair the original features.

When rebuilding a missing storefront, and no historic 
photographs exist for guidance, these examples can serve 
as models. A storefront that follows this basic three-part 
pattern will generally fit into the historic district to a large 
degree.

Window glass should be as transparent as possible while 
mirrored, tinted, or highly reflective glass should be 
avoided.

Recommendations 
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STOREFRONTS: NOT RECOMMENDED
The illustrations on this page show the kind of alterations 
to storefronts that are not recommended for Albion’s 
historic structures. 

The complete removal of the original storefront should 
be avoided, as shown in the photograph at the right. The 
proportions of the entire building are changed because of 
the loss of the recessed entry and the three-part historic 
storefront – transom, display window, and base panel. 
Many transoms have been blocked. These are not only 
essential to the formula of the three-part store front, but 
they also allow light into the building above the awnings, 
see building at right.

The treatments shown in the bottom photograph should 
also be avoided. These include covering the building or 
using siding or other material to cover the entire first floor, 
including the columns at the edges of the building, and 
replacing the display windows with smaller, off-the-shelf 
windows.

AWNINGS: RECOMMENDED
As confirmed by the historic photographs below and at 
right, awnings were a common feature on main streets. 
Historically they played a more functional role in the 
days before air conditioning, but they are still effective 
today for sun control and rain protection. Additionally, 
regarding signs, the tendency in historic districts today is 
to use awnings sparingly so as to not obscure architectural 
features.

The examples on this page show awnings that complement 
the historic architecture. Awnings should fit within the 
window openings and let the important features of the 
buildings show through. Awnings should be made of 
materials such as canvas or vinyl. These softer materials 
are more in line with historic awnings. They need not be 
operable, although it would be an additional benefit and 
historically appropriate. 

Awnings allow the architectural features to be visible. 
However, drainage should not be on the front or onto 
the sidewalk, which is a safety hazard and architectural 
blemish.
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AWNINGS: NOT RECOMMENDED
Awnings should fit the opening that they are made for and 
not obscure the architectural details. The round awning in 
the top  left image is inappropriate at that location because 
it does not fit the rectilinear shape of the storefront and 
cuts across the lines of the transom and entry columns. 
Round awnings should not be used in square openings and 
vice versa.

The awning in the top right image would be better if it 
covered just the window and did not partially cover the 
decorative lintels. However, it is recommended that upper 
floor windows do not have any awnings because of how 
they obscure the detail of the windows.

Careful consideration should be taken to not allow an 
awning to dominate the storefront and hide many of 
the buildings distinguishing features, such as the lintel, 
transoms, and the tops of the columns. The awning would 
be better if it was smaller or divided into a series of smaller 
awnings. At the very least it should fit between the main 
columns

The large awning illustrated in the bottom left image is 
similar to the wood shingled awnings in the photograph on 
its right. The shingles are not a commercial or historically 
accurate material for this type of use and it is recommended 
that they are not used for awnings. Also, aluminum is not 
recommended.

SIGNS: RECOMMENDED
One of the best places for a sign, and a place that has 
a strong historical precedent, is the storefront lintel. The 
most appropriate sign of this type is painted on an attached 
panel. Signs painted on the glass of the display windows 
and on upper floor windows were also used historically 
and are encouraged.

Projecting signs are another alternative. The best ones 
are double-sided painted panels supported in simple 
frames that are externally lit. Projecting signs should be 
moderately sized and should not obscure architectural 
details as shown to the right.

One important way to maintain the distinct character of 
historic areas and to help distinguish them visually from 
contemporary commercial districts is to keep signage 
simple and to a minimum. This gives the architectural 
details, which are often subtle, a chance to be seen.

office office

the Store the Store

t  h  e    S  t  o  r  e

the
Store

the
Store



48  | DESIGN GUIDELINES DESIGN GUIDELINES |  49

SIGNS: NOT RECOMMENDED
The signs illustrated on this page are incompatible with the 
architecture in a historic area. First, their large size is out of 
scale with mid nineteenth century buildings. Lastly, they 
cover important architectural features of the buildings.

Other types of signs that are generally not appropriate in 
historic districts include plastic back-lit signs, neon bulb 
signs, stock advertising signs that display beer or soft drink 
brand identifications, and flashing signs.

UPPER FLOOR WINDOWS: RECOMMENDED
The following are examples of second floor windows from 
simple industrial types to those with decorative lintels and 
hood molds.

The features of the second floor add texture, variety, 
and scale to buildings. Unfortunately their value is often 
overlooked. Original windows should be retained and 
repaired when possible. When replacement windows are 
necessary, they should match the size, configuration, 
divisions, and profiles of the originals as closely as possible.

It is important to retain upper story windows, as shown 
on the right below, even when those floors are vacant. 
Curtains, shutters, or blinds can be effective for concealing 
empty floors, although the different types of window 
coverings should not be mixed on the same building.

UPPER FLOOR WINDOWS: NOT RECOMMENDED
The examples on this page show how the character of an 
historic building is adversely affected by the alteration or 
removal of particular features. 

The following changes to upper floors are not recommended:

o Removal of windows
o Replacing double-hung or other divided light windows     
with single light windows
o Removing window lintels and other decorative features
o Filling in window openings with siding or other materials 
(use curtains or some other form of interior window 
treatment to disguise vacant upper floors)
o Using a stock window that differs in size from the original
o Covering the entire second floor with wood, metal, or 
some other siding material



50  | DESIGN GUIDELINES DESIGN GUIDELINES |  51

Sometimes it is necessary to construct a new replacement 
building for a demolished or destroyed historic structure. 
An infill building should be compatible with its historic 
neighbors but should not duplicate them exactly. 
Contemporary buildings should be seen as products of 
their own time and not be confused with the historic 
architecture.

Compatibility can be achieved by using some of the same 

Infill materials as the historic buildings such as brick, and by 
designing windows and other features that are the same 
general scale, proportion, and spacing as those on other 
buildings in the historic district. 

See the drawing below for some of the ways to make new 
buildings compatible; not all of these ideas need to be 
used on any one building.

Simple window 
lintels and sills 

Windows should be 
similar in proportion, 
orientation and spacing 
to historic windows in 
the district

Cornice-like feature to give 
building a top; should be simple 
rather than ornate 

Height similar to neighboring 
buildings; line up top with adjacent 
structure if possible 

Use materials found in the 
historic district such as brick, 
painted wood, and metal

Consider a simple 
horizontal feature to 
visually separate street 
level from upper floors 

Face of building 
should be flush with 
adjacent buildings; 
not set back or 
protruding forward 

Large percentage 
of 1st floor should 
be glass; consider 
using simplified 
3-part storefront 
configuration of 
transom, display 
window and base 
panel; glass should 
be clear rather than 
tinted 

Re-pointing is the process of replacing deteriorated mortar 
joints with new mortar. Signs of deterioration include 
disintegrating mortar, cracks in joints, loose bricks, 
damp walls, and damaged plasterwork. The causes of 
deterioration, such as leaking roofs or gutters, or settlement, 
should be addressed before re-pointing, or it is a waste of 
time and money. 

It is preferable to re-point only those areas that are  
deteriorated and not the whole wall. 

Old mortar should be removed to a depth of 1/2” to 1” 
using hand tools. Grinders can damage the brick. (see 
diagram at upper left). 

New mortar should:

o Be softer than the brick.
o Be as soft as or softer than the historic mortar.
o Match historic mortar in color. (not as important when 
repairing painted walls).

The reason for a relatively soft mortar is that a mortar that 
is harder than the brick will not give and will cause the 
softer brick to crack or spall (break off), as shown in the 
diagram to the right.

New mortar joints should be slightly recessed. Filling 
the joints too full changes the character of the original 
brickwork, as shown in the diagram to the upper right, 
below.

More detailed information about repointing can be found 
in Preservation Brief 2: Repointing Mortar Joints in Historic 
Brick Buildings, from which this information was taken. 

Re-Pointing
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