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DEPARTMENT OF COMMUNITY DEVELOPMENT SERVICES 
 

Planning Division 
 

m e m o r a n d u m 
 
 

TO:   Laurel Lunt Prussing, Mayor  
 
FROM:  Elizabeth H. Tyler, FAICP, Director, Community Development Services 
 
DATE:  August 5, 2010 
 
SUBJECT: 209 South Broadway Avenue (Urbana-Lincoln Hotel): Historic Landmark 

Application, Case No. HP 2010-L-01 
 
 
 

Introduction  
 
The purposes of this memorandum are: 1) to provide a basis for evaluating an application to designate 
the Urbana-Lincoln Hotel as a local historic landmark; and 2) to provide feedback on alternatives for 
any landmark designation ordinance. 
 
Historic Preservation Case No. HP2010-L-01 is an application by Brian Adams to designate the property 
at 209 South Broadway Avenue (referred to as the Urbana-Lincoln Hotel) as a local historic landmark. 
Equity Asset Investments, LLC is the property owner. Equity Asset Investments, LLC is managed by 
Marine Bank Springfield. Marine Bank is also the sole member of Equity Asset Investments, LLC. A 
Registered Preference against the nomination has been submitted by the property owner (copy attached). 
 
Should the application for designation as a local landmark be approved, the owners would be required to 
obtain a Certificate of Appropriateness from the Historic Preservation Commission for any future 
alteration, relocation, construction, removal or demolition that affects the exterior architectural 
appearance of the structure.  
 
At the Historic Preservation Commission meeting on April 7, 2010, the Commission made a preliminary 
determination that the property qualified for designation as a local landmark under the following criteria 
(Section XII-5.C of the Urbana Zoning Ordinance):   
 

a) Significant value as part of the architectural, artistic, civic, cultural, economic, educational, 
ethnic, political or social heritage of the nation, state, or community; 

 
b) Associated with an important person or event in national, state or local history; 

 
c) Representative of the distinguishing characteristics of an architectural type inherently valuable 

for the study of a period, style, craftsmanship, method of construction or use of indigenous 
materials and which retains a high degree of integrity; 
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d) Notable work of a master builder, designer, architect or artist whose individual genius has 

influenced an area; and 
 

e) Identifiable as an established and familiar visual feature in the community owing to its unique 
location or physical characteristics. 

 
Following the Historic Preservation Commission’s preliminary determination, the property owner filed a 
Registered Preference against the nomination on May 3, 2010. (Copy attached.)  According to the 
Urbana Historic Preservation Ordinance (Article XII-5.F.1.B), if an application is submitted by someone 
other than the property owner and the owner has submitted a Registered Preference against the 
nomination, the City Council may approve the application by enacting an ordinance by a two-thirds 
majority vote of all Alderpersons then holding office.  
 
At the Historic Preservation Commission meeting on May 5, 2010, the Commission held a public 
hearing on the application. Five people, including the applicant, spoke in favor of designating the 
Urbana-Lincoln Hotel a local landmark. Two people, including a representative of the property owner, 
spoke in opposition to the designation. During the public hearing, Dan Lanterman, representative of the 
property owner, explained the possible effect of designation on the hotel from the bank’s perspective. At 
the close of the public hearing, the Historic Preservation Commission voted four ayes and zero nays to 
recommend to the Urbana City Council that the Urbana-Lincoln Hotel be designated as a local historic 
landmark with the following findings:  
 

1. Section XII-5.F.2.a of the Urbana Zoning Ordinance provides the City of Urbana the authority to 
designate local landmarks and historic districts with the stated purpose to promote the educational, 
cultural, economic and general welfare of the community.   

2. The City of Urbana on February 16, 2010 received a complete application to designate the property 
located at 209 South Broadway Avenue as a local landmark. 

3. The property owner sent a letter of opposition to the nomination on April 5, 2010. 
4. On April 7, 2010, the Historic Preservation Commission made a preliminary determination that the 

subject property qualified for designation as a local landmark under criteria a, b, c, d, and e (Section 
XII-5.C of the Urbana Zoning Ordinance). 

5. On April 23, 2010, the property owner sent a revised letter of opposition. 
6. The property located at 209 South Broadway Avenue and known as the Urbana-Lincoln Hotel was 

constructed in 1923 in the Tudor Revival architectural style. 
7. Criteria for Designation of a Landmark A - The Urbana-Lincoln Hotel has significant value as part 

of the architectural, civic, cultural, economic, political, and social heritage of the community.  The 
hotel has been a downtown landmark since its opening in 1924.  Additionally, the building is listed 
in the National Register of Historic Places based on its architectural and commercial significance.  
Being such a prominent building in the heart of the City, it has been considered architecturally 
significant throughout its history. 

8. Criteria for Designation of a Landmark B – The Urbana-Lincoln Hotel is associated with important 
people in national, state, and local history.  The hotel was designed by Joseph W. Royer, prominent 
local architect.  The hotel is also a symbolic link to Abraham Lincoln’s tenure as a lawyer in 
Urbana. 
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9. Criteria for Designation of a Landmark C – The Urbana-Lincoln Hotel is representative of the 
distinguishing characteristics of the Tudor Revival architectural style inherently valuable for the 
study of a period, style, craftsmanship, and method of construction and retains sufficient integrity to 
well convey a sense of time and place.  The Tudor Revival architectural style is one of the period 
revival styles popular in the late 19th and early 20th centuries.  Later changes have not appreciably 
inhibited the public’s ability to perceive the property’s historic character, and the property retains a 
sufficient degree of integrity. 

10. Criteria for Designation of a Landmark D – The Urbana-Lincoln Hotel is a notable work of a master 
architect whose individual genius has influenced an area.  The hotel was designed by Joseph 
William Royer, Urbana’s most prominent architect.  Local buildings designed by Royer include the 
Champaign County Courthouse, the Urbana High School, the Urbana Free Library, and the Urbana 
Post Office.  The City of Urbana recently created the Joseph W. Royer Arts and Architecture 
District to commemorate Royer’s historic and architectural heritage.  Moreover, two of the City’s 
historic landmarks are Royer buildings and the City has a Royer Historic District. 

11. Criteria for Designation of a Landmark E – The Urbana-Lincoln Hotel is an identifiable and familiar 
visual feature in the community owing to its physical characteristics and its unique location in the 
heart of downtown Urbana. 

 
In addition, the Historic Preservation Commission noted that: 
 

1. The Urbana-Lincoln Hotel is not a particularly fine or unique example of a utilitarian structure. 
2. The Urbana-Lincoln Hotel is not known to be located in an area that has yielded, or may be likely to 

yield, information important in history or prehistory. 
3. In their 2010 City Council Goals, the Urbana City Council identified restoring the property as a 

viable hotel and conference center while respecting its historic character as an important strategy for 
creating a vibrant, innovative downtown (2010 City Council Goals, goal 4, strategy F, page 4). 

 
The case was forwarded to the Urbana City Council. On June 7, 2010, City staff requested that the 
Urbana City Council continue the case due to ongoing negotiations for purchase of the hotel. The case 
was continued to the July 12, 2010 Committee of the Whole meeting, where a further continuation was 
granted. 
 
Background  
 
History of the Urbana-Lincoln Hotel 
 
A group of prominent Urbana citizens formed a corporation in 1921 to build a new hotel in downtown 
Urbana. In 1922, the northeast corner of Broadway Avenue and Green Street was chosen as the location 
and prominent local architect Joseph Royer designed a Tudor Revival hotel for the site. Construction 
began later that year and the new hotel, the Urbana-Lincoln Hotel, opened to the public in early 1924. In 
1964, Lincoln Square Mall, one of America’s earliest downtown enclosed shopping malls, was built 
adjacent to the hotel, enclosing the main entrance on the south façade. The hotel was bought by James 
Jumer in 1976. In 1982, an addition was built on the north side of the original hotel. The addition 
included a ballroom, a swimming pool, conference rooms and 69 guest rooms. The mall and hotel were 
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listed on the National Register of Historic Places in 2006 as having national significance. 
 
2008 Landmark Nomination 
 
In 2008, the City received an application to designate the Urbana-Lincoln Hotel as a local historic 
landmark (Case No. HP 08-L-01). The Historic Preservation Commission made a preliminary 
determination that the property qualified for designation as a local landmark. The property owner then 
filed a Registered Preference against the nomination. Following a public hearing on May 7, 2008, the 
Historic Preservation Commission voted six ayes and zero nays to recommend to the Urbana City 
Council that the hotel be designated as a local historic landmark. On June 2, 2008, the Urbana City 
Council voted against designation (1-aye: 4-nays).  In making this decision, the Urbana City Council 
expressed concerns that the landmark designation would interfere with the property owner’s efforts to 
secure financing and a national brand for the property. 
 
Current Landmark Nomination 
 
Based on research and documentation submitted with the application, the applicant states that the 
Urbana-Lincoln Hotel: 

 
• Has significant value as part of the architectural, artistic, civic, cultural, economic, 

educational, ethnic, political or social heritage of the nation, state, or community;  
• Is associated with an important person or event in national, state, or local history;  
• Is representative of the distinguishing characteristics of an architectural type inherently 

valuable for the study of a period, style, craftsmanship, method of construction, or use of 
indigenous materials and which retains a high degree of integrity; 

• Is a notable work of a master builder, designer, architect, or artist whose individual genius 
has influenced an area;  

• Is identifiable as an established and familiar visual feature owing to its unique location or 
physical characteristics; and 

• Has character as a particularly fine or unique example of a utilitarian structure, including, but 
not limited to, farmhouses, gas stations, or other commercial structures with a high level of 
integrity or architectural significance. 

 
For detailed documentation on the property’s history and significance, please refer to the attached 
application.  
 
Owner Objection 
 
On May 3, 2010, Marine Bank filed a Registered Preference against the landmark designation (copy 
attached). According to Marine Bank, they have had an ongoing money-losing relationship with the 
property since the 1990s. The hotel has failed financially three times since then, costing Marine Bank 
with each failure. Marine Bank currently owns the property due to foreclosure proceedings on the 
previous owner. The bank has expressed that they have no interest in being a long-term owner or 
operator of the property. Consequently, the bank has been trying to sell the property and feels that the 
historic landmark designation would harm the salability of the property. Through their realtor, CRES 
Hotel Brokers, the bank is currently in negotiations with potential purchasers of the property and believe 
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that a purchase agreement is imminent. However, as of the date of preparing this memorandum, a 
purchase contract has not yet been finalized. 
 
 
Discussion 
 
Criteria for Designation of a Landmark 
 
Under Section XII-5.C of the Urbana Zoning Ordinance, the proposed landmark must meet one or more 
of the following criteria for designation. Following each criteria (provided in italics) is a discussion 
based on analysis and information provided in the application.   
 

a) Significant value as part of the architectural, artistic, civic, cultural, economic, educational, 
ethnic, political or social heritage of the nation, state, or community. 

 
The Urbana-Lincoln Hotel began as a local “booster” project. Since its inception, it has had significant 
value as part of the history of Urbana. Raymond Bial, in his chronicle of the social, cultural, and 
economic history of Urbana, “Urbana: a Pictorial History,” recognizes the opening of the hotel in 1924 
as one of the highlights in Urbana history. He refers to the hotel building as an “Urbana landmark” and 
the restaurant at the Urbana-Lincoln Hotel as “the most elegant restaurant in town.” The hotel also has 
significant value as part of the architectural heritage of Urbana. The Urbana-Lincoln Hotel/Lincoln 
Square Mall is listed in the National Register of Historic Places based on its architectural and 
commercial significance. The building was designed by Joseph Royer, the most prestigious architect in 
Urbana between the late nineteenth and mid-twentieth centuries. The City of Urbana recently designated 
the Joseph W. Royer Arts and Architecture District to recognize his contributions to the city’s historic 
and architectural heritage. The Urbana-Lincoln Hotel is in the Tudor Revival style, built of dark brick 
and stucco, with half-timbering and stone detailing. It is a classic example of the period revival style 
buildings for which Royer is noted. It is the only remaining hotel in downtown Urbana and is the only 
commercial building downtown in the Tudor Revival style. The Urbana-Lincoln Hotel has been an 
important part of the community since the early twentieth century.  
 

b) Associated with an important person or event in national, state or local history. 
 
The hotel was designed by Joseph W. Royer, a native of Urbana and a University of Illinois graduate in 
Civil Engineering. Royer, as Urbana’s City Engineer, designed the Champaign County Courthouse, 
which was completed the previous year and brought him immediate recognition.  Further discussion 
about Joseph Royer can be found in the “Notable work of a master builder...” section below. The 
application states that the hotel is significant due to its symbolic link to Abraham Lincoln’s tenure as a 
lawyer in Urbana. Although there is no doubt as to the importance of Lincoln to Urbana, Lincoln visited 
an earlier inn located on the same lot and not the 1924 Urbana-Lincoln Hotel. Lincoln is commemorated 
through the name of the hotel and the statue formerly located at the hotel. 
 

c) Representative of the distinguishing characteristics of an architectural type inherently valuable 
for the study of a period, style, craftsmanship, method of construction or use of indigenous 
materials and which retains a high degree of integrity. 
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The 1924 hotel is an excellent example of the Tudor Revival architectural style. This architectural style 
is one of the period revival styles popular in the late 19th and early 20th centuries. This was a period 
when architects looked to the past for inspiration, borrowing freely from historic styles. Tudor Revival, 
popular from 1890-1940, is derived primarily from English Renaissance buildings of the 16th and 17th 
centuries. Buildings in this style emphasize steeply pitched side-gabled roofs, with the front façade 
dominated by one or more prominent cross gables, decorative half-timbering, tall narrow multi-pane 
windows, and prominent chimneys. The Urbana-Lincoln Hotel is built of brick with stucco and 
decorative (i.e., not structural) half-timbering. The 1924 building has a steeply pitched side-gabled roof 
with a medieval tower-like projection on the southeast façade. It is representative of the distinguishing 
characteristics of the Tudor Revival architectural style. 
 
The second part of Criterion c) deals with integrity. The original hotel, constructed in 1922-1924, was 
built on an angle, with an irregular floor plan, a projecting center pavilion, and two large corner blocks. 
The hotel was built in the Tudor Revival architectural style, of a dark brick on the lower stories and 
stucco above. The hotel’s detailing includes half-timbering, a deeply recessed arched entrance and 
loggia, stone elements, a steeply pitched roof with dormers, and medieval architectural details. The 
application mentions a 1982 addition to the north side of the hotel, but does not mention the 1964 
construction of Lincoln Square Mall. Both of these additions have obscured some of the significant 
architectural details of the original 1924 hotel. The 1964 construction of Lincoln Square Mall enclosed 
the original entrance to the hotel within the Lincoln Square Mall and the hotel’s entrance was moved to 
its west elevation off of the parking lot at Elm and Race streets, obscuring much of the south and 
southeast facades. The 1982 addition, constructed of stucco and half-timbering attempting to imitate the 
Tudor Revival style, covered much of the north, northeast, and northwest facades. While both of these 
additions have obscured views of the original structure, the 1924 hotel nonetheless retains sufficient 
integrity to convey a sense of time and place. 
 

d) Notable work of a master builder, designer, architect or artist whose individual genius has 
influenced an area. 

 
The hotel was designed by Joseph William Royer, Urbana’s most prominent architect of the time. The 
section titled “Historical Significance” in the application contains a biography of Royer (page 6). Local 
buildings designed by Royer include:  the Champaign County Courthouse, the Sheriff’s Residence and 
the County Jail, the Urbana Flat Iron Building, the Urbana High School, the Urbana Free Library, the 
Champaign Country Club, the Urbana Post Office, Tiernan’s Block, and the Cohen Building. The City 
of Urbana recently created the Joseph W. Royer Arts and Architecture District, to commemorate 
Royer’s historic and architectural heritage. The district’s architectural character is defined by Royer’s 
masterfully designed buildings and includes many of those listed above. Moreover, two of the City’s 
historic landmarks, the Freeman House and Tiernan’s Block/Masonic Temple, are Royer buildings. In 
addition to the Royer Arts and Architecture District mentioned above, the City has a Royer Historic 
District which consists of Royer’s personal residence and a cottage he built for his mother-in-law.  
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e) Identifiable as an established and familiar visual feature in the community owing to its unique 
location or physical characteristics. 

 
The Urbana-Lincoln Hotel, built in the heart of downtown Urbana, has been a focal point for the 
community since the early 1920s. It is one of the few remaining historic commercial buildings south of 
Main Street in downtown Urbana, as much of the area was cleared to build the Lincoln Square Mall. Its 
physical characteristics are unique in the downtown area as it is the only commercial Tudor Revival 
style building. The building could be considered an icon in terms of being readily recognizable and its 
visual association with Urbana in general. 
 

f) Character as a particularly fine or unique example of a utilitarian structure, including, but not 
limited to, farmhouses, gas stations or other commercial structures with a high level or integrity 
or architectural significance. 

 
The Urbana-Lincoln Hotel does not qualify under criterion f) as the building is not a utilitarian structure.   
 

g) Located in an area that has yielded, or may be likely to yield, information important in history or 
prehistory. 

 
The Urbana-Lincoln Hotel does not qualify under criterion g). City staff and the applicant are not aware 
of any archaeological significance of the area. 
 
Other Factors to Consider  
 
Urbana-Lincoln Hotel’s Role in Downtown Urbana  
 
The Urbana-Lincoln Hotel plays an important economic role for Urbana’s downtown. In 2002, the City 
of Urbana adopted the Downtown Strategic Plan with the goal of making Urbana’s downtown 
successful. Revitalizing Lincoln Square Mall and the attached Urbana-Lincoln Hotel are identified as 
important to this success. In 2004, the Urbana City Council adopted an amendment to Downtown Tax 
Increment Finance District No. 1 in which revitalization of the Urbana-Lincoln Hotel was specifically 
identified as a project for private development assistance (Downtown Tax Increment Finance District #1 
Plan Amendment, page 13). The plan amendment identifies age, the hotel building being functionally 
obsolete, and depreciation of physical maintenance of the building as deficiencies of the Urbana-Lincoln 
Hotel (page 11). In their 2010 City Council Goals, the Urbana City Council identified restoring the 
property as a viable hotel and conference center while respecting its historic character as an important 
strategy for creating a vibrant, innovative downtown (2010 City Council Goals, goal # 4, strategy F, 
page 4).  
 
Effect of Landmark Designation 
 
One issue for consideration is any effect designation might have on the financial viability of the 
property. Given that historic buildings must have a viable use in order to be maintained, being 
financially successful is necessary for the building’s long-term survival. According to Marine Bank, the 
sole member of Equity Asset Investments, LLC, they have had a relationship with the subject property 
since the 1990s and are currently in a “forced ownership” position. During this time, Marine Bank has 
held a mortgage on the property. Marine Bank has filed foreclosure on the property twice, and has now 
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taken over the property due to bankruptcy of the prior owner. If designating the property as a local 
landmark impedes Marine Bank from finding an appropriate buyer for the hotel (as suggested by the 
owner), then designation could actually be counter to the long-term preservation of the property and 
could also be viewed as an obstacle to implementing the City’s policies for downtown revitalization.    
 
Under the historic preservation provisions in the Zoning Ordinance, only the exterior of a building is 
protected by landmark designation (Section XII-6.A). Much of the renovation work necessary to bring 
the Urbana Lincoln Hotel up to a quality hotel standard would be work on the interior of the building 
and would not be subject to review by the Historic Preservation Commission. A major exception is the 
asbestos shingle roof which covers the older portions of the hotel. Inspections shows that the roof is in 
need of replacement. If the property is designated a local landmark, the roof replacement would require 
a Certificate of Appropriateness (COA) from the Historic Preservation Commission. Routine 
maintenance and repair to the exterior and grounds would not typically require a COA, although other 
improvements or alterations would, per Section XII-6 of the Urbana Zoning Ordinance. 
 
Potential Buyers 
 
Marine Bank has been trying to sell the property since it took ownership in September 2009 using 
various means including a national hotel sales company, CRES Hotel Brokers. City staff have worked 
with a number of potential buyers of the hotel. As of the writing of this memorandum, there are at least 
three potential purchasers which are interested in the property as a historic boutique hotel. The City and 
hotel broker believe that a successful purchase contract is imminent.  This contract will likely be 
followed by a 60-day due diligence period, followed by a 30-day real estate closure period. The City is 
interested in working with the potential purchaser to assist them in understanding the process and 
potential benefits of landmark designation and to allow any landmark designation to be reflected in a 
likely redevelopment agreement with the purchaser. Designation as a landmark prior to this process 
could potentially chill the purchase and reduce the chances of working in a positive fashion with the 
purchaser to ensure the appropriate long-term preservation of the property. 
 
Financial Incentives for Historic Landmarks 
 
Historic preservation incentives available for a potential buyer include the Federal historic preservation 
tax credit program which could provide a 20% tax credit for a substantial rehabilitation of the property. 
As the building is listed on the National Register of Historic Places, it is eligible for this tax credit. To 
qualify for the tax credit, the property owner would have to rehabilitate the building in accordance with 
the Secretary of the Interior’s “Standards for Rehabilitation and Guidelines for Rehabilitating Historic 
Buildings.” These standards are the same used by the Historic Preservation Commission to review 
exterior changes to locally-designated landmarks. Lincoln Square Village has taken advantage of this tax 
credit. More information can be found at http://www.nps.gov/hps/tps/tax/index.htm. Additionally, if the 
building is designated as a local landmark, all building permit fees would be waived by the City under 
the City’s historic preservation building permit fee waiver program.  
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Contributing vs. Noncontributing Structures Ordinance 
 
At the June 7, 2010 City Council meeting, members of the City Council asked City staff to provide 
information on designating only the older part of the building as a landmark and not designating the 
1982 addition on the north side of the building. If the Urbana-Lincoln Hotel is designated as a local 
landmark, it is important to allow review of changes to the whole building to prevent alterations that 
would negatively impact the older part of the building. Changes to a newer addition should be 
compatible with the historic building. A more practical approach would be to include in the designating 
ordinance a clause identifying the original Royer-designed building as contributing and the later 
additions as noncontributing (the attached draft ordinance includes language that would designate the 
building accordingly). This would allow a simpler review process for any exterior work done on the 
newer addition, but would still ensure that changes are compatible with the original Royer-designed part 
of the building.   
 
 
Summary of Findings 
 
The following recommended findings are based on the application, the findings adopted by the Historic 
Preservation Commission at their May 5, 2010 meeting, the testimony given at the public hearing, and 
analysis, are as follows: 
 

1. Article XII of the Urbana Zoning Ordinance provides the City of Urbana the authority to designate 
local landmarks and historic districts with the stated purpose to promote the educational, cultural, 
economic and general welfare of the community. 

 
2. The City of Urbana on February 16, 2010 received a complete application to designate the 

property located at 209 South Broadway Avenue as a local landmark.  
 

3. The property owner, upon notification, sent a letter opposing the nomination on April 5, 2010. 
 

4. On April 7, 2010, the Historic Preservation Commission made a preliminary determination that the 
subject property qualified for designation as a local landmark under criteria a, b, c, d, and e 
(Section XII-5.C of the Urbana Zoning Ordinance). 

 
5. On April 23, 2010, the property owner sent a revised letter of opposition. 

 
6. The property located at 209 South Broadway Avenue and known as the Urbana-Lincoln Hotel was 

constructed in 1923 in the Tudor Revival architectural style. 
 

7. The Urbana-Lincoln Hotel has significant value as part of the architectural, civic, cultural, 
economic, political, and social heritage of the community. The hotel has been a downtown 
landmark since its opening in 1924. Additionally, the building is listed in the National Register of 
Historic Places based on its architectural and commercial significance. Being such a prominent 
building in the heart of the City, it has been considered architecturally significant throughout its 
history. 
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8. The Urbana-Lincoln Hotel is associated with important people in national, state, and local history.  
The hotel was designed by Joseph W. Royer, prominent local architect. The hotel is also a 
symbolic link to Abraham Lincoln’s tenure as a lawyer in Urbana.   

 
9. The Urbana-Lincoln Hotel is representative of the distinguishing characteristics of the Tudor 

Revival architectural style inherently valuable for the study of a period, style, craftsmanship, and 
method of construction and retains sufficient integrity to well convey a sense of time and place.  
The Tudor Revival architectural style is one of the period revival styles popular in the late 19th and 
early 20th centuries. Later changes have not appreciably inhibited the public’s ability to perceive 
the property’s historic character, and the property retains a sufficient degree of integrity.  

 
10. The Urbana-Lincoln Hotel is a notable work of a master architect whose individual genius has 

influenced an area. The hotel was designed by Joseph William Royer, Urbana’s most prominent 
architect. Local buildings designed by Royer include the Champaign County Courthouse, the 
Urbana High School, the Urbana Free Library, and the Urbana Post Office. The City of Urbana 
recently created the Joseph W. Royer Arts and Architecture District to commemorate Royer’s 
historic and architectural heritage. Moreover, two of the City’s historic landmarks are Royer 
buildings and the City has a Royer Historic District. 

 
11. The Urbana-Lincoln Hotel is an identifiable and familiar visual feature in the community owing to 

its physical characteristics and its unique location in the heart of downtown Urbana.   
 
12. The Urbana-Lincoln Hotel is not a particularly fine or unique example of a utilitarian structure. 

 
13. The Urbana-Lincoln Hotel is not known to be located in an area that has yielded, or may be likely 

to yield, information important in history or prehistory. 
 

14. In 2002, the City of Urbana adopted the Downtown Strategic Plan with the goal of making 
Urbana’s downtown successful. Revitalizing the Urbana-Lincoln Hotel is identified as important to 
this success. 

 
15. In 2004, the Urbana City Council adopted an amendment to Downtown Tax Increment Finance 

District No. 1 in which revitalization of the Urbana-Lincoln Hotel was specifically identified as a 
project for private development assistance. 

 
16.  In their 2010 City Council Goals, the Urbana City Council identified restoring the property as a 

viable hotel and conference center while respecting its historic character as an important strategy 
for creating a vibrant, innovative downtown (2010 City Council Goals, goal 4, strategy F, page 4). 

 
17. On April 30, 2010, the property owner submitted a Registered Preference against designation of 

the property as a local historic landmark. 
 

18. In accordance with all public notice requirements of Section XI-10 of the Urbana Zoning 
Ordinance, the Urbana Historic Preservation Commission held a public hearing on May 5, 2010 on 
the landmark application. Five people, including the applicant, spoke in favor of the application. 
Two people, including a representative of the property owner, spoke in opposition. 
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19. Following the public hearing, the Historic Preservation Commission voted four ayes and zero nays 

to recommend that the City Council approve the application for designation. 
 

20. The property owner, Equity Asset Investments, LLC, has been trying to sell the property since it 
took ownership of it through a foreclosure and believe landmark designation would be a hindrance 
to selling the property. 

 
 
Options 
 
In considering Case No. HP 2010-L-01, the Urbana City Council may:   
 

a) Approve the application; or  
b) Deny the application. 

 
 
Recommendation 
 
Over the past several months, City staff have been working with a variety of potential purchasers of the 
Historic Lincoln Hotel in an effort to reopen the property as an historic boutique hotel consistent with 
the direction of the Mayor and City Council and with the policies of our Downtown Strategic Plan and 
TIF Redevelopment Plan.  It is very likely that any redevelopment of the property as a hotel or other 
adaptive reuse will involve a redevelopment agreement with the City and the expenditure of significant 
public funds.  As a potential landmark, compliance with the City’s Historic Preservation Ordinance will 
be a critical aspect of this redevelopment effort, and could also have financial implications for both the 
purchaser and the City.   
 
Over the past several weeks, two to three parties have stepped forward as potential purchasers of the 
property through the extensive marketing efforts of the hotel broker who is handling the property.  It is 
very likely that the successful contract purchaser will become known within the next few weeks.   In 
order to allow this potential purchaser an opportunity to fully evaluate the property during their due 
diligence phase and to become educated about the benefits and process of local landmark designation, 
City staff is recommending that the City Council continue to hold the landmark request in Committee 
until the ownership of the property is settled with a successfully awarded purchase contract.    City staff 
is also concerned that establishing  a landmark designation in advance of a purchase contract being 
awarded could directly or indirectly affect the pending purchase arrangement, possibly reducing the 
likelihood of a purchase being executed and the property being reused as a boutique hotel.   
 
For these reasons, staff is making a very strong recommendation to continue consideration of the 
Landmark designation until the next scheduled committee meeting on September 13, 2010, at 
which time additional information can be provided to the Council regarding the ownership and potential 
for redevelopment of the property as an historic hotel. 
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Prepared by: 
 
 
________________________ 
Rebecca Bird, Planner I 
 
 
cc: Mike Gillespie, Marine Bank Springfield, 3120 Robbins Rd, Springfield, IL 62704 
 Dan Lanterman, Marine Bank Springfield, dlanterman@ibankmarine.com 
 Brian Adams, 412 W Elm St., Urbana, IL 61801 
 
Attachments:  
 Exhibit A: Application including photographs and maps 
 Exhibit B: Property Owner’s Registered Preference 
 Exhibit C: March 30, 2010 staff memorandum to the Historic Preservation Commission  

Exhibit D: Minutes from the April 7, 2010 Historic Preservation Commission meeting 
Exhibit E: April 29, 2010 staff memorandum to the Historic Preservation Commission 
Exhibit F: Minutes from the May 5, 2010 Historic Preservation Commission meeting 



    ORDINANCE NO. 2010-06-046 
 

 
AN ORDINANCE DESIGNATING A HISTORIC LANDMARK 

 
(209 S. Broadway Avenue, “Urbana-Lincoln Hotel” Historic Preservation Case No. 

HP2010-L-01) 

 

 

WHEREAS, Article XII of the Urbana Zoning Ordinance provides the City 

of Urbana the authority to designate local landmarks and historic districts 

with the stated purpose to promote the educational, cultural, economic, and 

general welfare of the community; and 

 

WHEREAS, Brian Adams has nominated the property located at 209 S. 

Broadway Avenue, Urbana (commonly referred to as the “Urbana-Lincoln Hotel”) 

to be designated a historic landmark pursuant to the Urbana Historic 

Preservation Ordinance; and 

 

WHEREAS, the owner of the subject property, Equity Asset Investments, 

LLC, managed by Marine Bank Springfield, has been duly notified of the 

nomination and has submitted a Registered Preference against the nomination; 

and  

 

WHEREAS, after due publication and notice to all parties as is required 

under the Ordinance, a public hearing was held by the Urbana Historic 

Preservation Commission on May 5, 2010 concerning the subject historic 

landmark nomination; and 

 

WHEREAS, following the public hearing, the Historic Preservation 

Commission voted to recommend approval of said nomination for the subject 

parcel by a vote of 4 ayes and 0 nays, and made a written recommendation 

accompanied by a report summarizing the evidence presented at the hearing, 

with an explanation of its recommendation, which said recommendation and 

report were forwarded to the City Council; and 

  

WHEREAS, the owner of the subject parcel was notified by letter of the 

recommendation on May 12, 2010 of the date of the City Council meeting at 

which the designation is to be considered. 

 



 NOW, THEREFORE, BE IT ORDAINED BY THE CORPORATE AUTHORITIES OF THE CITY 

OF URBANA, ILLINOIS, as follows: 

  

Section 1. 

 The Council does hereby find and determine, pursuant to the 

recommendation and report of the Historic Preservation Commission, that the 

subject property should be designated as a historical landmark on the basis 

of meeting the following criteria in Section XII-5.C.1 of the Urbana Zoning 

Ordinance: 

 

a) Significant value as part of the architectural, artistic, civic, 

cultural, economic, educational, ethnic, political or social heritage 

of the nation, state, or community; and 

 

b) Associated with an important person or event in national, state or 

local history; and 

 

c) Representative of the distinguishing characteristics of an 

architectural type inherently valuable for the study of a period, 

style, craftsmanship, method of construction or use of indigenous 

materials and which retains a high degree of integrity; and 

 

d) Notable work of a master builder, designer, architect or artist whose 

individual genius has influenced an area; and 

 

e) Identifiable as an established and familiar visual feature in the 

community owing to its unique location or physical characteristics.  

 
 

Section 2. 

The said structure at 209 S. Broadway Avenue, commonly referred to as 

the “Urbana-Lincoln Hotel”, is hereby designated as a historic landmark, 

pursuant to Article XII of the Zoning Ordinance of the City of Urbana, 

Illinois. 

 

  



LEGAL DESCRIPTION:   

A part of the Northeast Quarter of Section 17, Township 19 North, Range 9 
East of the Third Principal Meridian, Urbana, Champaign County, Illinois, 
being more particularly described as follows: 
 

Lots 3, 8, 17, 18 and a part of Lots 2 and 11 of Central Business 
Addition to the City of Urbana, as shown on a plat recorded June 11, 
1963, as Document Number 697127 in Plat Book “O” at page 1 in the 
Office of the Recorder of Deeds, Champaign County, Illinois 
 
and; 
 
Lot 52 of the Original Town of Urbana, as shown on a plat recorded 
October 19, 1833 in Deed Record Book “A” at page 3 in the Office of the 
Recorder of Deeds, Champaign County, Illinois 
 
and; 
 
All of the vacated Cherry Alley and Crane Alley right-of-way adjacent 
to the above described lots 

 
Said property being the same property as described in a Warranty Deed dated 
July 5, 2001 and recorded July 6, 2001 as Document Number 2001R18213 in the 
Office of the Recorder of Deeds, Champaign County, Illinois.  Said property 
being commonly known as 209 South Broadway Avenue, Urbana, Illinois. 
 
Permanent Identification Numbers:  
91-21-17-212-001, 91-21-17-212-003, 91-21-17-212-012 and 91-21-17-212-017. 
 
 

Section 3. 

The original 1924 Joseph Royer-designed building is hereby classified as a 

“contributing” portion of the landmark, as defined in the Historic 

Preservation Ordinance, while the remainder of the property including the 

1982 addition to the north is hereby classified as a “non-contributing” 

portion of the landmark, as defined in the Historic Preservation Ordinance.  

 

Section 4.   

The City Clerk is hereby directed to publish this Ordinance in pamphlet 

form by authority of the corporate authorities of the City of Urbana.  This 

Ordinance shall be in full force and effect from and after its passage and 

publication in accordance with the terms of Chapter 65, Article 11, Division 

13 (Zoning) of the Illinois Compiled Statutes (65 ILCS 5/11-13-14). 

 

  



PASSED by the Corporate Authorities this _____ day of ________________, 

2010. 

 
 AYES: 
 
 NAYS: 
 
 ABSTAINS: 
  
 
 
      ________________________________ 
       Phyllis D. Clark, City Clerk 
 
 

APPROVED by the Mayor this ______ day of _____________________, 2010. 

 
       ________________________________ 
       Laurel Lunt Prussing, Mayor 

  



CERTIFICATE OF PUBLICATION IN PAMPHLET FORM 

 

I, Phyllis D. Clark, certify that I am the duly elected and acting 

Municipal Clerk of the City of Urbana, Champaign County, Illinois. 

I certify that on the _____ day of ______________, 2010, the Corporate 

Authorities of the City of Urbana passed and approved Ordinance No. 

______________, entitled AN ORDINANCE DESIGNATING A HISTORIC LANDMARK 

(209 S. Broadway Avenue, “Urbana-Lincoln Hotel” Historic Preservation Case No. 

HP2010-L-01)which provided by its terms that it should be published in pamphlet 

form.  The pamphlet form of Ordinance No. _____________ was prepared, and a 

copy of such Ordinance was posted in the Urbana City Building commencing on the 

_______ day of _____________________, 2010, and continuing for at least ten 

(10) days thereafter.  Copies of such Ordinance were also available for public 

inspection upon request at the Office of the City Clerk. 

 

DATED at Urbana, Illinois, this _______ day of ____________________, 2010. 
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DEPARTMENT OF COMMUNITY DEVELOPMENT SERVICES 
 

Planning Division 
 

m e m o r a n d u m 

TO:   The Urbana Historic Preservation Commission 

FROM:  Rebecca Bird, Planner I 

DATE:  March 30, 2010 

SUBJECT: 209 South Broadway Avenue (Urbana-Lincoln Hotel): Preliminary determination 
for a historic landmark application, Case No. HP 2010-L-01 

Introduction
 
Historic Preservation Case No. HP 2010-L-01 is an application by Brian Adams to designate the 
property at 209 S. Broadway Ave (referred to as the Urbana-Lincoln Hotel) as a local historic landmark. 
Published taxpayer and parcel information indicate Marine Bank Springfield as the property owner.  

The Historic Preservation Ordinance requires that the Commission make a preliminary determination as 
to whether the proposed landmark is eligible for designation. Should the Commission find that the 
property qualifies for designation as a local landmark by meeting one or more of the criteria set forth in 
Section XII-5.C of the Urbana Zoning Ordinance, a public hearing will follow within 45 days of the 
preliminary determination. In this case, the public hearing would be scheduled for May 5, 2010. 

If the application is submitted by someone other than the property owner but the owner agrees to the 
landmark designation by means of a signed Registered Preference form, the Commission may approve 
or deny the application by a majority vote of the Commissioners then holding office. Otherwise, the 
Historic Preservation Commission shall recommend to the Urbana City Council whether to approve or 
deny said application by a majority of the Commissioners then holding office and the City Council will 
determine whether to so designate the property.

Should the application for designation as a local landmark be approved, the new owner(s) would be 
required to obtain a Certificate of Appropriateness from the Historic Preservation Commission for future 
exterior changes to the property. 

 
Background  
 
A group of prominent Urbana citizens formed a corporation in 1921 to build a new hotel in downtown 
Urbana. In 1922, the northeast corner of Broadway Avenue and Green Street was chosen as the location 
and prominent local architect Joseph Royer designed a Tudor Revival hotel for the site. Construction 
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began later that year and the new hotel, the Urbana-Lincoln Hotel, opened to the public in early 1924. 
The hotel was bought by James Jumer in 1976. In 1982, an addition was built on the north side of the 
original hotel. The addition included a ballroom, a swimming pool, conference rooms and nearly 70 
guest rooms. In 1964, Lincoln Square Mall, the nation’s second indoor shopping mall, was built adjacent 
to the hotel, enclosing the main entrance on the south façade. The mall and hotel were listed on the 
National Register of Historic Places in 2006. 

In 2008, the City received an application to designate the Urbana-Lincoln Hotel as a local historic 
landmark (Case No. HP 08-L-01). The Historic Preservation Commission made a preliminary 
determination that the property qualifies for designation as a local landmark. Following a public hearing 
on May 7, 2008, the Historic Preservation Commission voted six ayes and zero nays to recommend to 
the Urbana City Council that the hotel be designated as a local historic landmark. On June 2, 2008, the 
Urbana City Council voted against designation (1-aye:4-nay).

Based on extensive research and documentation in terms of the criteria for designation, the applicant 
states that the Urbana-Lincoln Hotel: 

� Has significant value as part of the architectural, artistic, civic, cultural, economic, 
educational, ethnic, political or social heritage of the nation, state, or community;

� Is associated with an important person or event in national, state, or local history;
� Is representative of the distinguishing characteristics of an architectural type inherently 

valuable for the study of a period, style, craftsmanship, method of construction, or use of 
indigenous materials and which retains a high degree of integrity; 

� Is a notable work of a master builder, designer, architect, or artist whose individual genius 
has influenced an area;

� Is identifiable as an established and familiar visual feature owing to its unique location or 
physical characteristics; and 

� Has character as a particularly fine or unique example of a utilitarian structure, including, but 
not limited to, farmhouses, gas stations, or other commercial structures with a high level of 
integrity or architectural significance. 

For detailed documentation on the property’s history and significance, please refer to the attached 
application.

Discussion

The action necessary at the April 7th Historic Preservation Commission meeting is a preliminary 
determination as to whether the property is eligible for designation as a local historic landmark.   

Under Section XII-5.C of the Urbana Zoning Ordinance, the proposed landmark must meet one or more 
of the following criteria for designation. Following each criteria (provided in italics) is an analysis of 
whether the landmark fulfills the criteria. 

a) Significant value as part of the architectural, artistic, civic, cultural, economic, educational, 
ethnic, political or social heritage of the nation, state, or community. 

EXHIBIT C: March 30, 2010 Memo to HPC



 
 

 3

The Urbana-Lincoln Hotel began as a local “booster” project. Since its inception, it has had significant 
value as part of the history of Urbana. Raymond Bial, in his chronicle of the social, cultural, and 
economic history of Urbana, “Urbana: a Pictorial History,” recognizes the opening of the hotel in 1924 
as one of the highlights in Urbana history. He refers to the hotel building as an “Urbana landmark” and 
the restaurant at the Urbana-Lincoln Hotel as “the most elegant restaurant in town.” The hotel also has 
significant value as part of the architectural heritage of Urbana. The Urbana-Lincoln  Hotel/Lincoln 
Square Mall is listed in the National Register of Historic Places based on its architectural and 
commercial significance. The building was designed by Joseph Royer, the most prestigious architect in 
Urbana between the late nineteenth and mid-twentieth centuries. The City of Urbana recently designated 
the Joseph W. Royer Arts and Architecture District to recognize his contributions to the city’s historic 
and architectural heritage. The Urbana-Lincoln Hotel is in the Tudor Revival style, built of dark brick 
and stucco, with half-timbering and stone detailing. It is a classic example of the period revival style 
buildings for which Royer is noted. It is the only remaining hotel in downtown Urbana and is the only 
commercial building downtown in the Tudor Revival style. The Urbana-Lincoln Hotel has been an 
important part of the community since the early twentieth century.

City staff finds that the Urbana-Lincoln Hotel has significant value as part of the architectural, civic, 
cultural, economic, political, and social heritage of the community.

b) Associated with an important person or event in national, state or local history. 

The hotel was designed by Joseph W. Royer, a native of Urbana and a University of Illinois graduate in 
Civil Engineering. Royer, as Urbana’s City Engineer, designed the Champaign County Courthouse, 
which was completed the previous year and brought him immediate recognition.  Further discussion 
about Joseph Royer can be found in the “Notable work of a master builder...” section below. The 
application states that the hotel is significant due to its symbolic link to Abraham Lincoln’s tenure as a 
lawyer in Urbana. Although there is no doubt of the importance of Lincoln to Urbana, Lincoln visited an 
earlier inn located on the same lot and not the 1923 Urbana-Lincoln Hotel. Lincoln is commemorated 
through the name of the hotel and the statue formerly located at the hotel. 

City staff finds that the Urbana-Lincoln Hotel is associated with important people in national, state, and 
local history.     

c) Representative of the distinguishing characteristics of an architectural type inherently valuable 
for the study of a period, style, craftsmanship, method of construction or use of indigenous 
materials and which retains a high degree of integrity. 

The 1923 hotel is an excellent example of the Tudor Revival architectural style. This architectural style 
is one of the period revival styles popular in the late 19th and early 20th centuries. This was a period 
when architects looked to the past for inspiration, borrowing freely from historic styles. Tudor Revival, 
popular from 1890-1940, is derived primarily from English Renaissance buildings of the 16th and 17th

centuries. Buildings in this style emphasize steeply pitched side-gabled roofs, with the front façade 
dominated by one or more prominent cross gables, decorative half-timbering, tall narrow multi-pane 
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windows, and prominent chimneys. The Urbana-Lincoln Hotel is built of brick with stucco and 
decorative (i.e., not structural) half-timbering. The 1923 building has a steeply pitched side-gabled roof 
with a medieval tower-like projection on the southeast façade. It is representative of the distinguishing 
characteristics of the Tudor Revival architectural style. 

The second part of Criterion c) deals with integrity. The original hotel, constructed in 1923, was built on 
an angle, with an irregular floor plan, a projecting center pavilion, and two large corner blocks. The 
hotel was built in the Tudor Revival architectural style, of a dark brick on the lower stories and stucco 
above. The hotel’s detailing includes half-timbering, a deeply recessed arched entrance and loggia, stone 
elements, a steeply pitched roof with dormers, and medieval architectural details. The application 
mentions a 1982 addition to the north side of the hotel, but does not mention the 1964 construction of 
Lincoln Square Mall. Both of these additions have obscured some of the significant architectural details 
of the original 1923 hotel. The 1964 construction of Lincoln Square Mall enclosed the original entrance 
to the hotel within the Lincoln Square Mall and the hotel’s entrance was moved to its west elevation off 
of the parking lot at Elm and Race streets, obscuring much of the south and southeast facades. The 1982 
addition, constructed of stucco and half-timbering attempting to imitate the Tudor Revival style, covered 
much of the north, northeast, and northwest facades. While both of these additions have obscured views 
of the original structure, the 1923 hotel nonetheless retains sufficient integrity to convey a sense of time 
and place. 

City staff finds that the Urbana-Lincoln Hotel is representative of the distinguishing characteristics of 
the Tudor Revival architectural style inherently valuable for the study of a period, style, craftsmanship, 
method of construction, and which retains sufficient integrity to convey a sense of time and place.  

d) Notable work of a master builder, designer, architect or artist whose individual genius has 
influenced an area. 

The hotel was designed by Joseph William Royer, Urbana’s most prominent architect of the time. The 
section titled “Historical Significance” in the application contains a biography of Royer (page 6). Local 
buildings designed by Royer include:  the Champaign County Courthouse, the Sheriff’s Residence and 
the County Jail, the Urbana Flat Iron Building, the Urbana High School, the Urbana Free Library, the 
Champaign Country Club, the Urbana Post Office, Tiernan’s Block, and the Cohen Building. The City 
of Urbana recently created the Joseph W. Royer Arts and Architecture District, to commemorate 
Royer’s historic and architectural heritage (brochure attached). The district’s architectural character is 
defined by Royer’s masterfully designed buildings and includes many of those listed above. Moreover, 
two of the City’s historic landmarks, the Freeman House and Tiernan’s Block/Masonic Temple, are 
Royer buildings. In addition to the Royer Arts and Architecture District mentioned above, the City has a 
Royer Historic District which consists of Royer’s personal residence and a cottage he built for his 
mother-in-law.  

City staff finds that the Urbana-Lincoln Hotel is a notable work of a master architect whose individual 
genius has influenced the area. 

e) Identifiable as an established and familiar visual feature in the community owing to its unique 
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location or physical characteristics. 

The Urbana-Lincoln Hotel, built in the heart of downtown Urbana, has been a focal point for the 
community since the early 1920s. It is one of the few remaining historic commercial buildings south of 
Main Street in downtown Urbana, as much of the area was cleared to build the Lincoln Square Mall. Its 
physical characteristics are unique in the downtown area as it is the only commercial Tudor Revival 
style building. The building could be considered an icon in terms of being readily recognizable and its 
visual association with Urbana in general. 

City staff finds that the Urbana-Lincoln Hotel is identifiable as an established and familiar visual feature 
in the community owning to its unique location and its physical characteristics. 

f) Character as a particularly fine or unique example of a utilitarian structure, including, but not 
limited to, farmhouses, gas stations or other commercial structures with a high level or integrity 
or architectural significance. 

The Urbana-Lincoln Hotel does not qualify under criterion f) as the building is not a utilitarian structure.

g) Located in an area that has yielded, or may be likely to yield, information important in history or 
prehistory. 

The Urbana-Lincoln Hotel does not qualify under criterion g). City staff and the applicant are not aware 
of any archaeological significance of the area. 

Summary of Findings 

Recommended statements of findings based on the application and Staff analysis are as follows: 

1. Article XII. of the Urbana Zoning Ordinance provides the City of Urbana the authority to 
designate local landmarks and historic districts with the stated purpose to promote the 
educational, cultural, economic and general welfare of the community. 

2. The City of Urbana on February 16, 2010 received a complete application to designate the 
property located at 209 South Broadway Avenue as a local landmark.  

3. The property located at 209 South Broadway Avenue known as the Urbana-Lincoln Hotel was 
constructed in 1923 in the Tudor Revival architectural style. 

4. The Urbana-Lincoln Hotel is significant as part of the architectural, civic, cultural, economic, 
political and social heritage of the community. The property is unique for Urbana because it is 
the only commercial example of the Tudor Revival architectural style in downtown Urbana. 
Being such a prominent building in the heart of the City, it has been considered architecturally 
significant throughout its history and its opening is considered a highlight in Urbana’s history.
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5. The Urbana-Lincoln Hotel is associated with an important person in local history in that 
Urbana’s most prominent architect of the time, Joseph W. Royer, designed the hotel. 

6. The Urbana-Lincoln Hotel is representative of the distinguishing characteristics of an 
architectural type inherently valuable for the study of a period, style, and craftsmanship and 
retains sufficient integrity. The property is an excellent example of the Tudor Revival 
architectural style and retains a high degree of integrity.

7. The Urbana-Lincoln Hotel is a notable work of a master designer and architect whose individual 
genius has influenced the area. The house was designed by Joseph William Royer, Urbana’s 
most prominent architect at that time. Among other works in Urbana, Royer designed the 
Champaign County Courthouse, Flat Iron Building, Urbana High School, Urbana Free Library, 
the Freeman House, and the Urbana Post Office. 

8. The Urbana-Lincoln Hotel is an identifiable and familiar visual feature in the community owing 
to its unique physical characteristics, including its steeply pitched gabled roofs and its decorative 
half-timbering, and its location in the heart of downtown Urbana. 

9. The Urbana-Lincoln Hotel is not a particularly fine or unique example of a utilitarian structure. 

10. The Urbana-Lincoln Hotel is not known to be located in an area that has yielded, or may be 
likely to yield, information important in history or prehistory. 

Options

In making a preliminary determination in Case No. HP 2010-L-01, the Historic Preservation 
Commission may:

1) Find that the nomination does not meet the criteria for designation as a local landmark, in which 
case the application shall not be further considered; or

2) Find that the nomination does meet the criteria for designation as a local landmark, in which case 
the application will proceed to a public hearing.  
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Recommendation

Based on the application and analysis as set forth in the findings above, Staff recommends the Historic 
Preservation Commission find that the landmark nomination for 209 South Broadway Avenue 
QUALIFIES for designation as a local historic landmark based on criteria a, b, c, d, and e of Section 
XII-5.C of the Urbana Zoning Ordinance and articulate reasons for qualification. 

cc: Mike Gillespie, Marine Bank Springfield, 3120 Robbins Rd, Springfield, IL 62704 
 Dan Lanterman, Marine Bank Springfield, dlanterman@ibankmarine.com 
 Brian Adams, 412 W Elm St., Urbana, IL 61801 

Attachments:  
 Exhibit A: Location Map 
 Exhibit B: Aerial Map 
 Exhibit C: Photographs of Urbana-Lincoln Hotel 
 Exhibit D: Application including photographs and maps 
 Exhibit E: Royer Brochure 
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MINUTES OF A REGULAR MEETING

URBANA HISTORIC PRESERVATION COMMISSION  
APPROVED 

DATE: April 7, 2010 

TIME:  7:00 p.m. 

PLACE: City Council Chamber, 400 South Vine Street, Urbana, Illinois 

MEMBERS PRESENT: Scott Dossett, Alice Novak, Kim Smith, Joan Stolz, Mary Stuart, 
Art Zangerl  

MEMBERS EXCUSED: Trent Shepard 

STAFF PRESENT: Robert Myers, Planning Division Manager; Rebecca Bird, 
Planner; Tony Weck, Recording Secretary 

OTHERS PRESENT: Joshua Ishmael, Karina Jiminez, Linda Lorenz, Tim Mulry, Janet 
Torres, Jocelyn Jung, Brian Adams, Gina Pagliuso 

1. CALL TO ORDER, ROLL CALL AND DECLARATION OF QUORUM

The meeting was called to order at 7:05 p.m. by Historic Preservation Commission Chair, Alice 
Novak.  Roll was taken and a quorum was declared.         

2. CHANGES TO THE AGENDA 

Ms. Novak proposed that the Audience Participation portion of the agenda be moved such that it 
take place following Case #HP-2010-L-01 during the New Business portion of the agenda.  There 
were no objections and the aforementioned change to the agenda was made. 

3. APPROVAL OF HISTORIC PRESERVATION COMMISSION MINUTES 

The Commission reviewed the draft minutes of the March 3, 2010 meeting.  Mr. Dossett made a 
motion to approve the minutes as presented.  Ms. Smith seconded the motion.  Upon a vote, the 
Commission unanimously approved the March 3 minutes as presented. 

4. WRITTEN COMMUNICATIONS 

Presented to the Commission and City staff was a letter setting forth opposition to the nomination of 
209 South Broadway Avenue (Urbana-Lincoln Hotel) as a local historic landmark.  The letter was 
from Marine Bank of Springfield, current owner of the aforementioned property, and was drafted by 
one of its attorneys, Daniel C. Lanterman.    
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5. AUDIENCE PARTICIPATION 

This portion of the agenda was moved such that it took place following Case #HP-2010-L-01, under 
New Business. 

6. CONTINUED PUBLIC HEARINGS 

There were none. 

7. OLD BUSINESS 

There was none. 

8. NEW PUBLIC HEARINGS 

There were none.      

9. NEW BUSINESS 

� Case #HP-2010-L-01, 209 South Broadway Avenue (Urbana-Lincoln Hotel), 
Preliminary Determination for a Historic Landmark Nomination, Brian Adams, 
Applicant

Ms. Novak introduced this case and called for the City staff report.  Ms. Bird presented the staff 
report.  In the staff report it was noted that the City had received an application to designate the 
same property as a local historic landmark in 2008 (Case #HP-2008-L-01).  In said case, the 
Commission made a preliminary determination that the property qualified for designation as a local 
historic landmark.  Upon a public hearing for the same, on May 7, 2008, the Commission voted to 
recommend local historic landmark designation to the City Council (6-aye; 0-nay).  On June 2, 
2008, the Urbana City Council voted against said designation (1 aye; 4-nay).  With regards to the 
present case, City staff found that the subject property met the following criteria in Section XII-5.C 
of the Urbana Zoning Ordinance:  

a.)  It has significant value as part of the architectural, artistic, civic, cultural, economic, 
educational, ethnic, political or social heritage of the nation, state, or community. 

b.) It is associated with an important person or event in national, state or local history. 
c.) It is representative of the distinguishing characteristics of an architectural type inherently 

valuable for the study of a period, style, craftsmanship, method of construction or use of 
indigenous materials and which retains a high degree of integrity. 

d.) It is a notable work of a master builder, designer, architect or artists whose individual genius 
has influenced an area. 

e.) It is identifiable as an established and familiar visual feature in the community owing to its 
unique location or physical characteristics. 
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In addition, City staff’s findings in regards to this case were as follows: 

1.) Article XII of the Urbana Zoning Ordinance provides the City of Urbana with the authority 
to designate local landmarks and historic districts with the stated purpose to promote the 
educational, cultural, economic and general welfare of the community. 

2.) The City of Urbana on February 16, 2010 received a complete application to designate the 
property located at 209 South Broadway Avenue as a local landmark. 

3.) The property located at 209 South Broadway Avenue known as the Urbana-Lincoln Hotel 
was constructed in 1923 in the Tudor Revival architectural style. 

4.) The Urbana-Lincoln Hotel is significant as part of the architectural, civic, cultural, 
economic, political and social heritage of the community.  The property is unique for 
Urbana because it is the only commercial example of the Tudor Revival architectural style 
in downtown Urbana.  Being such a prominent building in the heart of the City, it has been 
considered architecturally significant throughout its history and its opening is considered a 
highlight in Urbana’s history. 

5.) The Urbana-Lincoln Hotel is associated with an important person in local history in that 
Urbana’s most prominent architect of the time, Joseph W. Royer, designed the hotel. 

6.) The Urbana-Lincoln Hotel is representative of the distinguishing characteristics of an 
architectural type inherently valuable for the study of a period, style, and craftsmanship and 
retains sufficient integrity.  The property is an excellent example of the Tudor Revival 
architectural style and retains a high degree of integrity. 

7.) The Urbana-Lincoln Hotel is a notable work of a master designer and architect whose 
individual genius has influenced the area.  The hotel was designed by Joseph William 
Royer, Urbana’s most prominent architect of that time.  Among other works in Urbana, 
Royer designed the Champaign County Courthouse, Flat Iron Building, Urbana High 
School, Urbana Free Library, the Freeman House, and the Urbana Post Office. 

8.) The Urbana-Lincoln Hotel is an identifiable and familiar visual feature in the community 
owing to its unique physical characteristics, including its steeply pitched gabled roofs and its 
decorative half-timbering, and its location in the heart of downtown Urbana. 

9.) The Urbana-Lincoln Hotel is not a particularly fine or unique example of a utilitarian 
structure. 

10.) The Urbana-Lincoln Hotel is not known to be located in an area that has yielded, or may be 
likely to yield, information important in history or prehistory. 

It was the recommendation of City staff that the Commission find that the landmark nomination for 
209 South Broadway Avenue qualifies for designation as a local historic landmark based on its 
satisfaction of criteria a through e of Section XII-5.C of the Urbana Zoning Ordinance and articulate 
reasons for qualification. 

Following the staff report, Ms. Novak asked if there were any questions from the Commission.  
There were none.

Ms. Novak then asked if there were any questions or comments from the audience.  There were 
none.

She then invited the applicant in this case to address the Commission.  The applicant, Brian Adams, 
briefly addressed the Commission, stating his thanks to the same for considering the nomination of 
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the subject property a second time and offering to answer any questions; there were no questions 
from the Commission or staff.   

Ms. Novak then invited the property owner’s representative to address the Commission. Joshua 
Ishmael, Assistant General Counsel for Marine Bank of Springfield, briefly addressed the 
Commission.  Mr. Ishmael stated that he represents the property owners and was in attendance to 
enter into the record their objection to designation as a local historic landmark. It should be noted 
that the actual property owner is Equity Asset Investments although Marine Bank is the property 
manager and sole member of Equity Asset Investments. He referred to the property owner’s 
objection letter provided to Commissioners. The owner objects on the grounds that Joseph Royer is 
not a significant architect and that the hotel’s exterior has been altered and obscured by building 
additions on three sides. Also, this building’s connection with Abraham Lincoln is very tenuous at 
best. Also, the property is currently in bankruptcy. Designation as a local landmark while it is on the 
market will make finding an investor more difficult. He then offered to answer any questions. The 
Commission had no questions for Mr. Ishmael.   

Following Mr. Ishmael’s statements, Ms. Novak called for Commission discussion of this case.   

Mr. Zangerl opined that the present case was the same as that which was presented to the 
Commission in 2008, and that his vote regarding it had not changed.

With no further comment from the Commission, Mr. Zangerl made a motion that based on staff’s 
findings as presented in the staff memo regarding this case (pp. 5-6, nos. 1-10), the Commission 
determine that the nomination for the Urbana-Lincoln Hotel meets criteria a through e of Section 
XII-5.C of the Urbana Zoning Ordinance.  Mr. Dossett seconded the motion.   

With no further discussion, Ms. Novak asked for a roll call.  Roll was taken and the votes were as 
follows:

Dossett – yes  Stolz –yes   
Novak – yes   Stuart – yes  
Smith – yes       Zangerl – yes  

With six “yes” votes and zero “no” votes, the motion carried unanimously.  Ms. Novak noted that a 
public hearing for this case would be held by the Commission on May 5, 2010. 

� Plan Case #2125-T-10, Amendment to the Urbana Zoning Ordinance, Article XII, 
Historic Preservation Ordinance

Ms. Novak introduced this agenda item and asked for the City staff report.  Ms. Bird presented the 
staff report. Areas of the City’s Historic Preservation Ordinance need strengthening. The ordinance 
is vague in some aspects, particularly criteria for demolition applications and procedures to evaluate 
Certificates of Economic Hardship.  Amendments to the ordinance had been proposed to clarify the 
intent and make it easier for applicants, the Commission and City staff to understand and use.  The 
proposed changes are based on based on years of experience using the ordinance as well as recent 
Illinois court cases. It should be noted that the standards for designation of landmarks and districts, 
as well as review criteria for Certificates of Appropriateness, would remain the same other than 
wording clarification.    
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Ms. Bird outlined the process for the amendments and noted that if the Commission votes on a 
recommendation to the Plan Commission at this meeting, the case would be forwarded to the May 
6, 2010 Plan Commission meeting.  She then gave an overview of the major changes proposed for 
the ordinance.  Questions from the Commission were addressed during staff’s presentation.  It was 
City staff’s recommendation that the Commission forward a recommendation of approval to the 
Plan Commission as outlined in the staff memorandum.   

Following the overview, Ms. Novak called for Commission discussion of the proposed Zoning 
Ordinance text amendment.  Following discussion, the Commission determined that further review 
was necessary before making a formal recommendation to the Plan Commission.   

Mr. Dossett made a motion that work on the redrafting of the Historic Preservation Ordinance be 
continued until the May 5 meeting of the Historic Preservation Commission.  Ms. Smith seconded 
the motion.  With no further comment or questions, Ms. Novak called for a vote.  A voice vote was 
taken and with all members of the Commission in favor, the motion carried unanimously.     

10. MONITORING OF HISTORIC PROPERTIES 

There was nothing to report. 

11. STAFF REPORT 

Ms. Bird presented to the Commission an example of the signs placed at both ends of the Main 
Street Historic District.    

12. STUDY SESSION 

There was none. 

13. ANNOUNCEMENTS

Mr. Myers announced that SB2559 was being considered in the Illinois State Senate. The bill 
proposes to create a state historic tax credit.  Mr. Myers noted that previous bills similar to SB2559 
had been defeated in both the State Senate and House of Representatives but that the present bill 
was at the time of this announcement gaining support. 

14. ADJOURNMENT

With no further business, Mr. Dossett moved that the meeting be adjourned.  Mr. Zangerl 
seconded the motion.  With all Commission members in favor, the meeting was adjourned at 
8:47 p.m.  

Submitted by: 

Robert Myers, AICP 
Planning Division Manager 
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DEPARTMENT OF COMMUNITY DEVELOPMENT SERVICES

Planning Division

m e m o r a n d u m 

TO:   The Urbana Historic Preservation Commission 

FROM:  Rebecca Bird, Planner I 

DATE:  April 29, 2010 

SUBJECT: 209 South Broadway Avenue (Urbana-Lincoln Hotel): Public hearing for a 
historic landmark application, Case No. HP 2010-L-01 

Introduction
 
Historic Preservation Case No. HP2010-L-01 is an application by Brian Adams to designate the property 
at 209 South Broadway Avenue (referred to as the Urbana-Lincoln Hotel) as a local historic landmark. 
Equity Asset Investments, LLC is the property owner. Equity Asset Investments, LLC is managed by 
Marine Bank Springfield. Marine Bank is also the sole member of Equity Asset Investments, LLC. 

At the Historic Preservation Commission meeting on April 7, 2010, the Commission made a preliminary 
determination that the property qualified for designation as a local landmark under the following criteria 
(Section XII-5.C of the Urbana Zoning Ordinance):

a) Significant value as part of the architectural, artistic, civic, cultural, economic, educational, 
ethnic, political or social heritage of the nation, state, or community; 

b) Associated with an important person or event in national, state or local history; 

c) Representative of the distinguishing characteristics of an architectural type inherently valuable 
for the study of a period, style, craftsmanship, method of construction or use of indigenous 
materials and which retains a high degree of integrity; 

d) Notable work of a master builder, designer, architect or artist whose individual genius has 
influenced an area; and 

e) Identifiable as an established and familiar visual feature in the community owing to its unique 
location or physical characteristics. 

The Historic Preservation Ordinance requires that the Commission hold a public hearing within 45 days 
of the preliminary determination. According to the ordinance, if an application is submitted by someone 
other than the property owner and the owner has submitted a Registered Preference against the 

EXHIBIT E: April 29, 2010 memo to HPC



 
 

 2

nomination, the Historic Preservation Commission shall make a recommendation to approve or deny 
said application to the Urbana City Council by a majority of the Commissioners then holding office. The 
property owner submitted a letter of opposition to the nomination on April 5, 2010 as well as a revision 
to the opposition letter. (Copy attached.) City staff anticipates receiving a formal protest against the 
nomination from the property owner. The Historic Preservation Commission will hold a public hearing 
regarding the nomination on May 5, 2010. The Commission then has 60 days to make a 
recommendation to the Urbana City Council.

Should the application for designation as a local landmark be approved, the owners would be required to 
obtain a Certificate of Appropriateness from the Historic Preservation Commission for future exterior 
changes to the property, including any demolition. 

Background  
 
History of the Urbana-Lincoln Hotel 

A group of prominent Urbana citizens formed a corporation in 1921 to build a new hotel in downtown 
Urbana. In 1922, the northeast corner of Broadway Avenue and Green Street was chosen as the location 
and prominent local architect Joseph Royer designed a Tudor Revival hotel for the site. Construction 
began later that year and the new hotel, the Urbana-Lincoln Hotel, opened to the public in early 1924. In 
1964, Lincoln Square Mall, the nation’s second indoor shopping mall, was built adjacent to the hotel, 
enclosing the main entrance on the south façade. The hotel was bought by James Jumer in 1976. In 
1982, an addition was built on the north side of the original hotel. The addition included a ballroom, a 
swimming pool, conference rooms and nearly 70 guest rooms. The mall and hotel were listed on the 
National Register of Historic Places in 2006 as having national significance. 

2008 Landmark Nomination 

In 2008, the City received an application to designate the Urbana-Lincoln Hotel as a local historic 
landmark (Case No. HP 08-L-01). The Historic Preservation Commission made a preliminary 
determination that the property qualified for designation as a local landmark. Following a public hearing 
on May 7, 2008, the Historic Preservation Commission voted six ayes and zero nays to recommend to 
the Urbana City Council that the hotel be designated as a local historic landmark. On June 2, 2008, the 
Urbana City Council voted against designation (1-aye: 4-nays).  In making this decision, the Urbana 
City Council was responding to the concern of the then property owner on the basis that it would 
interfere with that company’s efforts to secure financing and a national brand for the property. 

Current Landmark Nomination 

Based on his submitted research and documentation in terms of the criteria for designation, the applicant 
states that the Urbana-Lincoln Hotel: 

� Has significant value as part of the architectural, artistic, civic, cultural, economic, 
educational, ethnic, political or social heritage of the nation, state, or community;

� Is associated with an important person or event in national, state, or local history;
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� Is representative of the distinguishing characteristics of an architectural type inherently 
valuable for the study of a period, style, craftsmanship, method of construction, or use of 
indigenous materials and which retains a high degree of integrity; 

� Is a notable work of a master builder, designer, architect, or artist whose individual genius 
has influenced an area;

� Is identifiable as an established and familiar visual feature owing to its unique location or 
physical characteristics; and 

� Has character as a particularly fine or unique example of a utilitarian structure, including, but 
not limited to, farmhouses, gas stations, or other commercial structures with a high level of 
integrity or architectural significance. 

For detailed documentation on the property’s history and significance, please refer to the attached 
application.

Urbana-Lincoln Hotel’s Role in Downtown Urbana

The Urbana-Lincoln Hotel plays an important economic role for Urbana’s downtown. In 2002, the City 
of Urbana adopted the Downtown Strategic Plan with the goal of making Urbana’s downtown 
successful. Revitalizing Lincoln Square Mall and the attached Urbana-Lincoln Hotel are identified as 
important to this success. In 2004, the Urbana City Council adopted an amendment to Downtown Tax 
Increment Finance District No. 1 in which revitalization of the Urbana-Lincoln Hotel was specifically 
identified as a project for private development assistance (Downtown Tax Increment Finance District #1 
Plan Amendment, page 13). The plan amendment identifies age, the hotel building being functionally 
obsolete, and depreciation of physical maintenance of the building as deficiencies of the Urbana-Lincoln 
Hotel (page 11). In their 2010 City Council Goals, the Urbana City Council identified restoring the 
property as a viable hotel and conference center while respecting its historic character as an important 
strategy for creating a vibrant, innovative downtown (2010 City Council Goals, goal 4, strategy F, page 
4). If designating the property as a local landmark would prohibit Marine Bank from finding an 
appropriate buyer for the hotel, then designation could be viewed as countering existing City policies for 
downtown revitalization.

Discussion

At the April 7, 2010 Historic Preservation Commission meeting, the Commission’s task was to 
determine whether or not the property qualifies for designation as a local historic landmark. At the May 
5, 2010 meeting, the Historic Preservation Commission should consider making a recommendation to 
the Urbana City Council as to whether or not the property should be designated.

Based on the application and the March 30, 2010 City staff memo, the Historic Preservation 
Commission on April 7, 2010 made the following preliminary determinations based on the criteria for 
designation provided in Section XII-5.C of the Urbana Zoning Ordinance.

First, the property is significant in terms of history. The hotel has significant value as part of 
the community’s heritage. Since its opening in 1924, the Urbana-Lincoln Hotel has been a 
prominent role in the Urbana’s commercial history and is listed in the National Register of 

EXHIBIT E: April 29, 2010 memo to HPC



 
 

 4

Historic Places. The property is associated with people important in Urbana’s history. The 
building’s architect, Joseph W. Royer, was one of Urbana’s most prominent and prolific early 
architects. Local buildings designed by Royer include the Champaign County Courthouse, the 
Urbana High School, the Urbana Free Library, and the Urbana Post Office. The City of Urbana 
recently created the Joseph W. Royer Arts and Architecture District to commemorate Royer’s 
historic and architectural heritage. Also the Urbana-Lincoln Hotel has a commemorative 
association with Abraham Lincoln who for more than twenty years worked in Urbana as a 
visiting attorney and who sometimes stayed at a hotel originally on the site of the Urbana-
Lincoln Hotel. 

Second, the property is significant in terms of architecture. The Tudor Revival architectural 
style is one of the period revival styles popular in the late 19th and early 20th centuries. The 
building is valuable for the study of a period, style, and craftsmanship. Despite exterior additions 
being made since its construction, the building retains a sufficient integrity to convey its historic 
character. The building is also an identifiable and familiar visual feature in the community owing 
to its physical characteristics and its unique location in the heart of downtown Urbana. 

Again, the Historic Preservation Commission’s task is now to recommend to the City Council whether 
or not the property should be designated as a local historic landmark. In doing so, the Historic 
Preservation Commission may take into consideration factors beyond whether or not the property 
qualifies, such as testimony and evidence given at the public hearing.

One issue for consideration is any effect designation might have on the financial viability of the 
property. Given that historic buildings must have a viable use in order to be maintained, being 
financially successful is necessary for the building’s long-term survival. According to Marine Bank, the 
sole member of Equity Asset Investments, LLC, they have had a relationship with the subject property 
since the 1990s. During this time, Marine Bank held a mortgage on the property. Marine Bank has had 
to file foreclosure on the property twice, and once had to take over the property due to bankruptcy of the 
then owner.

Marine Bank has been trying to sell the property since it took ownership using various means including 
hotel brokers. City staff have worked with Marine Bank to put together a package of incentives for a 
potential buyer. The incentive package could include a significant public investment in the property 
using tax increment financing money. In order to take advantage of the incentive package, the property 
owner would have to enter into a development agreement with the City. The development agreement 
could include provisions for the protection of the building. Historic preservation incentives for a 
potential buyer include the Federal historic preservation tax credit program which could provide a 20% 
tax credit for a substantial rehabilitation of the property. As the building is listed on the National 
Register of Historic Places, it is eligible for this tax credit. To qualify for the tax credit, the property 
owner would have to rehabilitate the building in accordance with the Secretary of the Interior’s 
“Standards for Rehabilitation and Guidelines for Rehabilitating Historic Buildings.” More information 
on the Federal tax credit can be found at http://www.nps.gov/hps/tps/tax/index.htm. Additionally, if the 
building is designated as a local landmark, all building permit fees would be waived by the City under 
the City’s historic preservation building permit fee waiver program. For a substantial rehabilitation, this 
could amount to thousands of dollars. 

EXHIBIT E: April 29, 2010 memo to HPC



 
 

 5

In addition to the April 5, 2010 letter of opposition from the property owner and the subsequent revision 
to the letter, Marine Bank has indicated that they will submit a second opposition letter prior to the May 
5, 2010 Historic Preservation Commission meeting. 

Summary of Findings 

The recommended statement of findings based on the application and Staff analysis are as follows: 

1. Section XII-5.F.2.a of the Urbana Zoning Ordinance provides the City of Urbana the authority to 
designate local landmarks and historic districts with the stated purpose to promote the educational, 
cultural, economic and general welfare of the community. 

2. The City of Urbana on February 16, 2010 received a complete application to designate the 
property located at 209 South Broadway Avenue as a local landmark.  

3. The property owner sent a letter of opposition to the nomination on April 5, 2010. 

4. On April 7, 2010, the Historic Preservation Commission made a preliminary determination that the 
subject property qualified for designation as a local landmark under criteria a, b, c, d, and e 
(Section XII-5.C of the Urbana Zoning Ordinance). 

5. On April 23, 2010, the property owner sent a revised letter of opposition. 

6. The property located at 209 South Broadway Avenue and known as the Urbana-Lincoln Hotel was 
constructed in 1923 in the Tudor Revival architectural style. 

7. The Urbana-Lincoln Hotel has significant value as part of the architectural, civic, cultural, 
economic, political, and social heritage of the community. The hotel has been a downtown 
landmark since its opening in 1924. Additionally, the building is listed in the National Register of 
Historic Places based on its architectural and commercial significance. Being such a prominent 
building in the heart of the City, it has been considered architecturally significant throughout its 
history.

8. The Urbana-Lincoln Hotel is associated with important people in national, state, and local history.
The hotel was designed by Joseph W. Royer, prominent local architect. The hotel is also a 
symbolic link to Abraham Lincoln’s tenure as a lawyer in Urbana.

9. The Urbana-Lincoln Hotel is representative of the distinguishing characteristics of the Tudor 
Revival architectural style inherently valuable for the study of a period, style, craftsmanship, and 
method of construction and retains sufficient integrity to well convey a sense of time and place.  
The Tudor Revival architectural style is one of the period revival styles popular in the late 19th and 
early 20th centuries. Later changes have not appreciably inhibited the public’s ability to perceive 
the property’s historic character, and the property retains a sufficient degree of integrity.  

10. The Urbana-Lincoln Hotel is a notable work of a master architect whose individual genius has 
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influenced an area. The hotel was designed by Joseph William Royer, Urbana’s most prominent 
architect. Local buildings designed by Royer include the Champaign County Courthouse, the 
Urbana High School, the Urbana Free Library, and the Urbana Post Office. The City of Urbana 
recently created the Joseph W. Royer Arts and Architecture District to commemorate Royer’s 
historic and architectural heritage. Moreover, two of the City’s historic landmarks are Royer 
buildings and the City has a Royer Historic District. 

11. The Urbana-Lincoln Hotel is an identifiable and familiar visual feature in the community owing to 
its physical characteristics and its unique location in the heart of downtown Urbana.

12. The Urbana-Lincoln Hotel is not a particularly fine or unique example of a utilitarian structure. 

13. The Urbana-Lincoln Hotel is not known to be located in an area that has yielded, or may be likely 
to yield, information important in history or prehistory. 

14.  In their 2010 City Council Goals, the Urbana City Council identified restoring the property as a 
viable hotel and conference center while respecting its historic character as an important strategy 
for creating a vibrant, innovative downtown (2010 City Council Goals, goal 4, strategy F, page 4). 

Options

In making a recommendation to City Council in Case No. HP 2010-L-01, the Historic Preservation 
Commission may:

1) Recommend that the application be approved; or

2) Recommend that the application be denied.

The Commission’s recommendation shall be forwarded, along with a summary of the evidence 
presented at the hearing and setting forth findings, to the City Council. The City Council is expected to 
consider the Commission’s recommendation at their May 17, 2010 meeting. 

Staff Recommendation 

The Historic Preservation Commission determined on April 7, 2010 that the Urbana-Lincoln Hotel 
qualifies for designation as a local landmark based on criteria a, b, c, d, and e of Section XII-5.C of the 
Urbana Zoning Ordinance. Staff concurs with this determination. Based on the March 30, 2010 
memorandum to the Historic Preservation Commission, as well as the application and the findings 
provided in this memorandum, staff continues to support landmark designation of the hotel on a 
technical basis only.

However, the Urbana Mayor and City Council have a clear direction to staff that re-occupancy of the 
Historic Lincoln Hotel is a top priority policy for the city.  Staff is currently working with a potential 
purchaser of the property who is looking to own and operate it as an independent boutique hotel and 

EXHIBIT E: April 29, 2010 memo to HPC



 
 

 7

conference center.  This potential purchaser is currently undertaking a due diligence process in 
evaluating the property.  Due to the current condition of the property, the City of Urbana would need to 
be a major financial partner in the proposed renovation via tax increment finance funds.   Until the 
specific needs and concerns of this purchaser with respect to historic preservation can be determined, 
staff cannot  yield a final recommendation regarding the historic landmark designation of the property.  
It will be important for the City Council to be able to assess the proposed designation in concert with the 
anticipated redevelopment agreement over the next few months and to make a decision that is in the best 
overall interests of the City. 

Therefore, staff recommends that the Historic Preservation Commission complete its review and 
recommendation within the required time period and forward the case to the City Council for further 
evaluation and a final determination.   

cc: Mike Gillespie, Marine Bank Springfield, 3120 Robbins Rd, Springfield, IL 62704 
 Dan Lanterman, Marine Bank Springfield, dlanterman@ibankmarine.com 
 Brian Adams, 412 W Elm St., Urbana, IL 61801 

Attachments:  
 Exhibit A: Application including photographs and maps 
 Exhibit B: Photographs of Urbana-Lincoln Hotel 
 Exhibit C: Property owner letter  

Exhibit D: Royer Brochure 
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MINUTES OF A REGULAR MEETING

URBANA HISTORIC PRESERVATION COMMISSION  
DRAFT

DATE: May 5, 2010 

TIME:  7:00 p.m. 

PLACE: City Council Chamber, 400 South Vine Street, Urbana, Illinois 

MEMBERS PRESENT: Scott Dossett, Trent Shepard, Kim Smith, Mary Stuart

MEMBERS EXCUSED: Alice Novak, Joan Stolz, Art Zangerl 

STAFF PRESENT: Robert Myers, Planning Division Manager; Rebecca Bird, 
Planner I; Tony Weck, Recording Secretary 

OTHERS PRESENT: Dan Lanterman, Lauren Nurse, Brian Albrecht, Malcolm Davis, 
Gale Davis, Carolyn Baxley, Sergio Mendoza, Karen Kummer, 
Carl Hill, Brian Adams, Linda Lorenz, Georgia Morgan, Ralph 
Langenheim

1. CALL TO ORDER, ROLL CALL AND DECLARATION OF QUORUM

The meeting was called to order at 7:01 p.m. by acting Historic Preservation Commission Chair, 
Trent Shepard.  Roll was taken and a quorum was declared.

2. CHANGES TO THE AGENDA 

It was proposed that the Old Business portion of the agenda be moved to take place following the 
public hearing for Case #HP-2010-L-01.  With no objections this agenda change was made. 

3. APPROVAL OF HISTORIC PRESERVATION COMMISSION MINUTES 

The Commission reviewed the draft minutes of the April 7, 2010 meeting.  Mr. Dossett made a 
motion to approve the minutes as presented.  Ms. Smith seconded the motion.  Upon a vote, the 
Commission unanimously approved the April 7 minutes as presented. 

4. WRITTEN COMMUNICATIONS 

A Historic Landmark Preference Form, dated April 29, 2010 and signed by Howard M. Neuger on 
behalf of the property owner, Equity Asset Investments, was distributed to Historic Preservation 
Commission members and City staff. The form indicates that Equity Asset Investments objects to 
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designating their property at 209 S Broadway Avenue as a local historic landmark. A letter detailing 
their objection to designation is attached.

5. AUDIENCE PARTICIPATION 

Noting that the public would have an opportunity to speak about the Urbana-Lincoln Hotel 
landmark nomination at that point on the agenda, Mr. Shepard asked if anyone in the audience 
wished to address the Commission on any issue. 

Carolyn Baxley, 510 W Main St, Urbana, addressed the Commission. She favors the nomination to 
designate the Urbana-Lincoln Hotel as a local landmark.  She encouraged the Commission to 
approve landmark status for this property. 

Malcolm Davis, 710 W Green St, Urbana, next addressed the Commission.  Mr. Davis stated that 
his father was the president of the company that built the Urbana-Lincoln Hotel.  He noted that his 
family had known the architect, Joseph W. Royer, and that Mr. Royer shopped at his father’s 
grocery store.  Mr. Davis recalled money being raised, largely through the sale of stock, to build the 
hotel. 

Gale Davis, 708 W Green, next addressed the Commission.  He identified himself as the son of the 
previous speaker. He noted that his family has lived on Green Street in Urbana for 100 years.  He 
also noted that he was in the business of restoring old houses and wished the Commission success in 
landmarking the Urbana-Lincoln Hotel. 

No others wished to speak at this point in the agenda.  

6. CONTINUED PUBLIC HEARINGS 

There were none. 

7. NEW PUBLIC HEARINGS 

� Case #HP-2010-L-01, 209 South Broadway Avenue (Urbana-Lincoln Hotel), Public 
Hearing for a Historic Landmark Application, Brian Adams, Applicant 

Mr. Shepard opened the public hearing.  He outlined the procedures for the case and then asked for 
the City staff report.   

Mr. Myers presented the staff report. Mr. Myers gave an overview on the background of this case.  
At its April 7, 2010 meeting, the Commission made a preliminary determination that the subject 
property in this case qualified for local landmark status under criteria a), b), c), d), and e) of Section 
XII-5.C of the Urbana Zoning Ordinance.

The Commission’s task tonight is to hold a public hearing and recommend to the Urbana City 
Council whether or not the subject property should be designated as a local historic landmark. In 
order to proceed to the City Council, all four commissioners present tonight must vote to 
recommend approval, and because of the property owner’s objection, two-thirds of the Council 
members holding office must vote in favor in order for the application to be approved. 
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He further noted that an issue for consideration is the effect that such designation would have on the 
financial viability of the property.  Historic buildings must have a viable use in order to be 
financially successful and maintained for the building’s long-term survival.  Mr. Myers further 
noted that Marine Bank, the sole member of Equity Asset Investments, LLC and current owner of 
the property, has had a financial relationship with the property since the 1990s. Marine Bank has 
over the years held a mortgage on the property, has twice filed foreclosure on the same and has once 
taken over due to the bankruptcy of the then owner. 

Further, Mr. Myers noted that Marine Bank has been attempting to sell the property since it took 
ownership and that City staff have worked with Marine Bank to assemble an incentive package for 
potential buyers.  The incentive package could include a significant public investment in the 
property in the form of tax increment financing funds.  In order for a buyer to use City incentives, 
the buyer would need to enter into a development agreement with the City, which could include 
provisions for protecting the building.  Lastly, Mr. Myers noted that preservation incentives for a 
potential buyer include the 20% Federal historic preservation tax credit for which the property now 
qualifies.

Mr. Myers advised the Commission in its recommendation to the City Council may either 
recommend that the application be approved or denied.  He noted that the Commission’s
recommendation would be forwarded to the City Council along with a summary of the evidence 
presented at this hearing and the Commission’s findings with regards to this case.  He further noted 
that the City Council is expected to consider the Commission’s recommendation at its May 17, 
2010 meeting. 

City staff’s recommendations in this case were as follows: that City staff concurs with the 
determination made by the Commission at its April 7, 2010 meeting that the subject property 
qualifies for local historic landmark designation based on criteria a, b, c, d, and e of Section XII-5.C 
of the Urbana Zoning Ordinance.  Staff continued to support landmark designation of the hotel on a 
technical basis. However, the Mayor and City Council have given clear direction to staff that re-
occupancy of the Urbana-Lincoln Hotel is a top priority for the City. Staff is currently working with 
a potential purchaser of the property who seeks to own and operate it as an independent boutique 
hotel and conference center.  Given the current condition of the subject property the City of Urbana 
would need to be a major financial partner in the proposed rehabilitation. Until the specific needs 
and concerns of the potential purchaser can be determined with respect to historic preservation, staff 
cannot provide a recommendation regarding the historic landmark designation of the property.  It 
will be important for the City Council to have the ability to assess the proposed designation in 
concert with the anticipated redevelopment agreement with the potential purchaser. Therefore, staff 
recommends that the Commission complete its review and recommendation within the required 
period of time and forward the case to the City Council for further evaluation and a final 
determination. 

Following the staff report Mr. Shepard asked if the applicant in this case wished to address the 
Commission. Brian Adams, 412 W Elm Street, addressed the Commission.  Mr. Adams gave a 
PowerPoint presentation which included background on the Urbana-Lincoln Hotel and other 
examples of the work of Joseph Royer.  More than 100 buildings designed by Joseph Royer have 
been identified in Illinois, Indiana, and Iowa. Only two of these buildings were hotels, both of which 
are in Urbana (Urbana-Lincoln Hotel and Lincoln Lodge). His presentation also included examples 
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of historic hotels which have been restored and operated successfully, including several which are 
part of the National Trust for Historic Preservation’s Historic Hotels of America program. 

Following Mr. Adams’s presentation, Mr. Shepard asked if any opponents to application wished to 
question the applicant. There were none.   

Mr. Shepard then asked if anyone in the audience wished to address the Commission as a proponent 
of the nomination for local landmark designation.   

Karen Kummer, 1104 Devonshire, Champaign, addressed the Commission in support of the 
nomination. She stated that Lincoln Square Village and the Urbana-Lincoln Hotel are together listed 
in the National Register of Historic Places as having national significance. Less than 2% of National 
Register properties are listed as being nationally significant. If the Urbana-Lincoln Hotel is lost, it 
would not only be a huge loss but also greatly undermine the integrity of the remainder of this 
nationally-significant property.  

Mr. Shepard then asked if the representative of the property owner wished to address the 
Commission.  Dan Lanterman, Assistant General Counsel for Marine Bank, addressed the 
Commission. Equity Assets, Inc. and its managing company, Marine Bank, oppose the nomination 
and designation of the subject property as a local historic landmark.  He noted that Marine Bank is a 
“forced owner” of the subject property as a result of the most recent owner’s bankruptcy.  Marine 
Bank is concerned that landmark designation would hinder the sale of the property.  Specifically, 
Mr. Lanterman noted Marine Bank’s concerns that restrictions on renovation of the property may 
result from landmark designation, thus making it more difficult to market and sell. Although local 
landmark designation would only apply to exterior changes, using the Federal historic tax credit 
would apply to both interior and exterior building changes.  

Mr. Shepard then asked if there were any questions for Mr. Lanterman from the Commission.  Ms. 
Stuart clarified that local historic landmark designation would apply to the exterior of the building 
only.  Ms. Stuart also inquired as to what specific exterior changes were being recommended to 
Marine Bank by an architect that would be impacted by landmark designation.  Mr. Lanterman 
replied that there were no specific changes were yet being recommended but that a future owner 
needs the flexibility to make changes necessary to make the property financially successful. 

Mr. Shepard then asked if anyone in the audience wished to address the Commission as an opponent 
to the nomination of the Urbana-Lincoln Hotel.  Carl Hill, 1913 Trails Drive, addressed the 
Commission.  Noting his experience as a developer and builder in the Urbana area, he stated that the 
timing is not good for designation of the property as a local historic landmark. It might be 
appropriate at a later time, but he opposes designation before the property has been sold when the 
needs of a new owner are not yet known. 

With no further comments from opponents to the nomination, Mr. Shepard asked if the applicant in 
this case would like respond to any comments or questions given by anyone else following his 
initial presentation.  Brian Adams briefly clarified two points Mr. Lanterman made about Mr. 
Adams’ presentation. 

Mr. Shepard asked if Mr. Lanterman wished to respond to any of Mr. Adams’s previous statements.  
Mr. Lanterman briefly responded. 
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With no further public input, Mr. Shepard then called for Commission discussion of the case, asking 
if any Commissioner present would like to make a motion in regards to the same.  Mr. Dossett made 
and read the following motion in its entirety:

Pursuant to Historic Preservation Case no. HP-2010-L-01, the Historic Preservation Commission 
recommends the Urbana City Council approve the Historic Landmark Nomination for the Urbana-
Lincoln Hotel located at 209 South Broadway Avenue. 

Considerations include: 

1. Section XII-5.F.2.a of the Urbana Zoning Ordinance provides the City of Urbana the 
authority to designate local landmarks and historic districts with the stated purpose to 
promote the educational, cultural, economic and general welfare of the community.   

2. The City of Urbana on February 16, 2010 received a complete application to designate the 
property located at 209 South Broadway Avenue as a local landmark. 

3. The property owner sent a letter of opposition to the nomination on April 5, 2010. 
4. On April 7, 2010, the Historic Preservation Commission made a preliminary determination 

that the subject property qualified for designation as a local landmark under criteria a, b, c, 
d, and e (Section XII-5.C of the Urbana Zoning Ordinance). 

5. On April 23, 2010, the property owner sent a revised letter of opposition. 
6. The property located at 209 South Broadway Avenue and known as the Urbana-Lincoln 

Hotel was constructed in 1923 in the Tudor Revival architectural style. 
7. Criteria for Designation of a Landmark A - The Urbana-Lincoln Hotel has significant value 

as part of the architectural, civic, cultural, economic, political, and social heritage of the 
community.  The hotel has been a downtown landmark since its opening in 1924.  
Additionally, the building is listed in the National Register of Historic Places based on its 
architectural and commercial significance.  Being such a prominent building in the heart of 
the City, it has been considered architecturally significant throughout its history. 

8. Criteria for Designation of a Landmark B – The Urbana-Lincoln Hotel is associated with 
important people in national, state, and local history.  The hotel was designed by Joseph W. 
Royer, prominent local architect.  The hotel is also a symbolic link to Abraham Lincoln’s 
tenure as a lawyer in Urbana. 

9. Criteria for Designation of a Landmark C – The Urbana-Lincoln Hotel is representative of 
the distinguishing characteristics of the Tudor Revival architectural style inherently 
valuable for the study of a period, style, craftsmanship, and method of construction and 
retains sufficient integrity to well convey a sense of time and place.  The Tudor Revival 
architectural style is one of the period revival styles popular in the late 19th and early 20th

centuries.  Later changes have not appreciably inhibited the public’s ability to perceive the 
property’s historic character, and the property retains a sufficient degree of integrity. 

10. Criteria for Designation of a Landmark D – The Urbana-Lincoln Hotel is a notable work of 
a master architect whose individual genius has influenced an area.  The hotel was designed 
by Joseph William Royer, Urbana’s most prominent architect.  Local buildings designed by 
Royer include the Champaign County Courthouse, the Urbana High School, the Urbana 
Free Library, and the Urbana Post Office.  The City of Urbana recently created the Joseph 
W. Royer Arts and Architecture District to commemorate Royer’s historic and architectural 
heritage.  Moreover, two of the City’s historic landmarks are Royer buildings and the City 
has a Royer Historic District. 
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11. Criteria for Designation of a Landmark E – The Urbana-Lincoln Hotel is an identifiable 
and familiar visual feature in the community owing to its physical characteristics and its 
unique location in the heart of downtown Urbana. 

In addition we note that: 

1. The Urbana-Lincoln Hotel is not a particularly fine or unique example of a utilitarian 
structure. 

2. The Urbana-Lincoln Hotel is not known to be located in an area that has yielded, or may be 
likely to yield, information important in history or prehistory. 

3. In their 2010 City Council Goals, the Urbana City Council identified restoring the property 
as a viable hotel and conference center while respecting its historic character as an 
important strategy for creating a vibrant, innovative downtown (2010 City Council Goals, 
goal 4, strategy F, page 4). 

Ms. Stuart seconded the motion. 

The Commission briefly discussed the case after which Mr. Shepard asked for a roll call vote.  Roll 
was taken and the votes were as follows: 

 Dossett – yes 
 Shepard – yes 
 Smith – yes 
 Stuart – yes 

With all Commissioners present in favor, the motion carried unanimously.  With no further 
questions or discussion, Mr. Shepard closed the public hearing for this case.  Mr. Myers noted that 
this case was to be considered by the City Council at its May 17, 2010 meeting.

8. OLD BUSINESS 

� Draft revisions to Article XII, Historic Preservation, of the Urbana Zoning Ordinance

Mr. Shepard asked for the staff report for this agenda item.  Ms. Bird presented the staff report to 
the Commission, outlining revisions made to the draft at the request of the Historic Preservation 
Commission at its last meeting. It was the recommendation of staff that the Commission forward a 
recommendation of approval to the Urbana Plan Commission as outlined in the staff memorandum 
dated March 31, 2010, as well as the changes outlined in the present staff memorandum. 

Ms. Smith asked for the definition of the word “appurtenances” as included in the text.  Staff 
offered to clarify the term or add a definition before forwarding to the Plan Commission. 

With no further discussion, Ms. Smith made a motion that the Commission forward a 
recommendation of approval with a provision that the definition of “appurtenances” be clarified. 

Mr. Dossett seconded the motion. 
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With no further discussion, Mr. Shepard asked for a roll call vote.  Roll was taken and the votes 
were as follows: 

 Dossett – yes 
 Shepard – yes 
 Smith – yes 
 Stuart – yes  

With all Commissioners present in favor, the motion carried unanimously and the proposed text 
amendments were forwarded to the Urbana Plan Commission for approval. 

9. NEW BUSINESS 

There was none. 

10. MONITORING OF HISTORIC PROPERTIES 

There was nothing to report. 

11. STAFF REPORT 

Ms. Bird reported that the Preservation and Conservation Association (PACA) has awarded John 
Cronan, the owner of 303 West High Street; the City of Urbana Community Development Services 
Department; and the Urbana Historic Preservation Commission a Heritage Award for the house 
unveiling workshop and subsequent rehabilitation of the exterior of 303 W. High Street. Everyone 
was very appreciative.    

12. STUDY SESSION 

There was none. 

13. ANNOUNCEMENTS

Mr. Shepard announced that May is National Preservation Month. 

14. ADJOURNMENT

With no further business Mr. Dossett moved that the meeting be adjourned.  Ms. Stuart seconded 
the motion.  With all Commission members in favor the meeting adjourned at 9:14 p.m.  

Submitted by: 

Robert Myers, AICP 
Planning Division Manager 
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