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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, Historic Preservation Planner 
 
DATE:  April 30, 2008 
 
SUBJECT: 209 South Broadway Avenue (Urbana-Lincoln Hotel): Public hearing for a 

historic landmark application, Case No. HP2008-L-01 
 
 
 
Introduction & Background 
 
Historic Preservation Case No. HP2008-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. 
Published taxpayer and parcel information indicate Jay Bhaghavan as the property owner. However, the 
hotel was recently purchased by Global Hotel Management of Normal, Illinois, from foreclosure by 
Marine Bank Springfield. 
 
At the Historic Preservation Commission meeting on April 2, 2008, the Commission made a preliminary 
determination to consider designation of this property as a landmark, finding that the property qualified 
for designation 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 
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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 
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 filed a Registered Preference against the nomination on April 30, 2008. (Copy attached.) 
The City Council will consider this case at their May 19, 2008 meeting.   
 
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. 
 
For background information and analysis on this case, please see the attached application and March 27, 
2008 memorandum to the Historic Preservation Commission. 
 
 
Discussion 
 
At the April 2, 2008 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 
7, 2008 meeting, the Historic Preservation Commission must make a recommendation to the Urbana 
City Council as to whether or not the property should be designated. The Historic Preservation 
Ordinance does not provide criteria for making this decision other than to consider the evidence 
provided at the public hearing.    
 
Based on the application and the March 27, 2008 City staff memo, the Historic Preservation 
Commission on April 2, 2008 made the following 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 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. 



 
 

 3

 
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 should take into consideration factors beyond whether or not the property qualifies.  
 
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. The current property owner, 
Global Hotel Management of Normal, Illinois, purchased the Urbana-Lincoln Hotel in March 2008 from 
Marine Bank Springfield which had recently foreclosed on the property. The City received the landmark 
application just before the property was purchased by the current property owner and has taken care to 
make all interested parties aware of the historic landmark application. Following purchase, Global Hotel 
Management began seeking affiliation with a hotel brand. They state that brand affiliation is crucial in 
today’s hotel market for several reasons, including being part of a national reservation system as well as 
having a national and international marketing presence. Global Hotel Management has since shared with 
City staff an issue they have encountered in seeking affiliation with several hotel brands. Their 
experience has been that none of the hotels they have approached wish to be affiliated if the property 
would be designated as a local historic landmark. They state that in order for the property to be 
financially successful, the Urbana-Lincoln Hotel must be affiliated with a major hotel brand. 
Furthermore, Global Hotel Management has shared a financial baseline they must achieve in terms of 
occupancy which will be necessary for their hotel to succeed, and having a brand affiliation is necessary 
to reach this baseline. From the new owner’s perspective, designation as a local landmark will hinder the 
hotel’s financial viability.  
 
In addition to needing hotel brand affiliation for reservations and marketing, the new owner indicates 
that brand affiliation is necessary to get local banks to finance renovations. According to the attached 
letter from Devang Patel, Global Hotel Management, dated April 30, 2008: 
 

“An additional obstacle to surmount is that local lenders are not interested in financing the hotel project 
unless it has national brand affiliation. It is a principle of the company to finance each project with local 
lenders that give ‘hometown service’ instead of with large national lenders that treat the project as a 
‘small fish.’ ” 

 
For these reasons, the property owner has submitted a registered preference form opposing designation 
as a local landmark and asks the Historic Preservation Commission to deny the nomination.  
 
The above information has bearing on the Urbana-Lincoln Hotel’s 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. If designating 
the property as a local landmark would prohibit the new property owners from obtaining private 
financing through brand affiliation, then designation could be viewed as countering existing City 
policies for downtown revitalization.    
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Several financial incentives for preservation are in fact available for designated historic properties, and 
City staff has discussed these with the new property owner. For instance, being listed in the National 
Register of Historic Places makes the Historic Lincoln Hotel eligible for a 20% Federal tax credit on the 
cost of rehabilitation. This incentive is currently available, regardless of any local landmark designation. 
Additionally, the City of Urbana will waive fees for building, plumbing, electrical, and mechanical 
permits for local historic landmarks. For commercial properties undergoing renovation, this could 
amount to thousands of dollars in savings. Other than incentives specifically for historic properties, the 
Urbana-Lincoln Hotel is located within a TIF District and should be able to take advantage of TIF-
eligible expenses under a development agreement with the City of Urbana. It is assumed, however, that 
these financial incentives will not be useful if the hotel cannot achieve private financing and brand 
affiliation.  
 
Another issue for consideration is whether or not this historic building is threatened. Global Hotel 
Management, which has purchased and rehabilitated a number of hotels, say they have no plans to 
demolish the building, and that they want to “…return this wonderful hotel to its once prominent 
standing by modernizing the interior and remodeling the exterior with an attention to the original 
English Tudor motif and modern hotel design elements.” In terms of exterior changes, a company 
representative has indicated they plan to carry out maintenance and repairs, such as replacing the roof 
and a missing porte-cochere, and have an interest in better coordinating the exterior’s Tudor Revival and 
German Bavarian design themes. City staff does not find that these proposed changes would threaten 
this historic resource.  
 
 
Summary of Findings 
 
The recommended statement 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 22, 2008 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 and known as the Urbana-Lincoln Hotel was 
constructed in 1923 in the Tudor Revival architectural style. 

 
4. 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. 

 
 

5. The Urbana-Lincoln Hotel is associated with important people in national, state, and local history.  
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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.   

 
6. 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.  

 
7. 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. 

 
8. 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.   
 
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 recommendation to City Council in Case No. HP 2008-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 report summarizing 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 19, 2008 meeting. 
 
 
 
 
 
Staff Recommendation 
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The Historic Preservation Commission determined on April 2, 2008 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 attached memorandum 
dated March 27, 2008, 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. However, evidence 
submitted by the current owner indicates that designation now as a local landmark will substantially 
hinder its potential for revitalization as a fully functional tourist hotel in downtown Urbana. Given the 
importance of the property to the vitality of downtown and the economic development of the City as a 
whole, staff recommends that the landmark designation be denied until such time as loss of this historic 
resource is immediately threatened and/or designation no longer hinders the economic viability of the 
property. 
 
 
 
cc: Nick Stokes, Senior Vice President, Marine Bank Springfield 
 Mike Gillespie, Marine Bank Springfield 
 Fred Rotermund, Vice President, Global Hotel Management 
 Devang Patel, President, Global Hotel Management 

Jay Bhaghavan, owner of record 
 Brian Adams, applicant 
 
Attachments:  
 March 27, 2008 Staff Memorandum to the Historic Preservation Commission 
 Application 
 Minutes of April 2, 2008 HPC Meeting   

Property Owner Registered Preference Form, including April 30, 2008 letter from Davang Patel, Global 
Hotel Management, Normal, IL 







Exhibit C: Photographs of the Urbana-Lincoln Hotel, 209 S. Broadway Ave 
 
1. West Façade 

 

Part of original 1923 hotel 
Part of 1980s addition 

Main entrance to the hotel. 
   
 

 
Another view of west façade  



 
2. North Façade  

 
North façade, nearly entirely 1980s addition 
 

 

Part of original 1923 hotel 

Another view of north façade, with some of the 1923 building visible



3. East Façade  

 
East façade, 1964 Lincoln Square Mall entrance with original 1923 hotel visible above 
 

 
Close up of original 1923 building, east façade  
 
 
 



4. South Façade 

 

Original main entrance to hotel 
below 

South façade, 1923 hotel, visible above 1964 Lincoln Square Mall addition 
 

         
Another view of south façade                         Another view of south facade 
 
 

































Urbana-Lincoln Hotel as it appeared shortly after opening in the 1920’s.  Southeast façade. 

1923 Sanborn Map showing plan view of the Urbana-Lincoln Hotel 



Urbana Lincoln Hotel: Original entrance, southeast façade (now within Lincoln Square 
Village) 



Urbana Lincoln Hotel: Southeast façade (detail) 

Urbana Lincoln Hotel: South facade 





Urbana Lincoln Hotel: Current west entrance 

Urbana Lincoln Hotel: Current west entrance (detail) 
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