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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:  Marcus Ricci, AICP, Planner II 
 
DATE:  July 29, 2021 
 
SUBJECT: HP-2021-COA-03: A request by Icon Hospitality, LLC, represented by Joseph Prior, for 

a Certificate of Appropriateness to renovate the exterior of the Urbana-Lincoln Hotel at 
210 South Race Street, including the repair and restoration of exterior architectural 
features. 

 

Introduction   
On behalf of Icon Hospitality, LLC, Joseph Prior has submitted an application for a Certificate of 
Appropriateness (COA) to repair and restore the Urbana-Lincoln Hotel, an Urbana historic landmark located 
at 210 South Race Street (Exhibit A – Location Map). The COA is requested to implement a redevelopment 
project that would return the vacant building to its historic use as a downtown hotel: the “Hotel Royer.” 
Renovation activities include repairing the roof, masonry and half-timbering; repairing or replacing windows 
and doors; replacing or adding lighting; adding a sign, landscaping and a pergola; and repairing the parking 
lots (Exhibit B – Application). No additions or demolitions are proposed. 
 
The Historic Preservation Commission (HPC) makes the final decision on the COA, subject to any appeal. 
Based on an analysis of the COA criteria, staff recommends that the Commission grant a COA in this case 
with conditions. 

Background 
On December 22, 2010, the Urbana City Council designated the Urbana-Lincoln Hotel as a local landmark 
(Ordinance No. 2010-06-046).1 Section XII-6 of the Urbana Zoning Ordinance requires a COA for any 
alteration that affects the exterior architectural appearance of locally-designated landmarks. Table XII-1 
specifies that making roof repairs, exterior repairs, or site changes requires a COA – either HPC- or 
Administratively-reviewed – while some activities are exempt from review (Exhibit C – Ordinance Excerpt).  

History and Architecture 

In 1922, the northeast corner of Broadway Avenue and Green Street was chosen by a group of prominent 
Urbana citizens as the location for a new downtown hotel. Famous 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. The hotel was bought by James Jumer in 1976. In 1982, a four-and-a-
                                                 
1 It was then-addressed as 209 South Broadway Avenue. On September 8, 2006, the Urbana-Lincoln Hotel & Lincoln Square Mall 
(300 South Broadway Avenue, approximately 13.9 acres), was added as a Landmark to the National Register of Historic Places. On 
August 27, 2019, the Downtown Urbana Historic District – including the area on which the Hotel and Mall are located – was added 
to the National Register as a Historic District. These national designations do not affect the historic preservation standards the 
Urbana Historic Preservation Commission is required to uphold for Local Landmarks. 
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half-story addition was built on the north side of the original hotel that included a ballroom, a swimming pool, 
conference rooms, and nearly 70 guest rooms. In 2011 – after the 2010 Landmark case – a porte-cochere was 
added to the west entrance. A sign below the mural was approved in 2011 but was never installed.2 
 
The Urbana-Lincoln Hotel is in the Tudor Revival style, with 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 side-gabled roof with dormers, a medieval tower-like projection on the southeast façade, and 
medieval architectural details. It was built on an angle with its main entrance facing southeast, an irregular 
floor plan, a projecting center pavilion, and two large corner blocks.  
 
The 1964 mall enclosure shifted the primary entrance from the southeast – now inside the mall – to the west 
elevation off the parking lot at Elm and Race Streets. The 1982 addition – now covering most of the 1923 
hotel’s north, northeast and northwest facades – attempted to replicate the 1923 hotel’s Tudor Revival style. 
The proposed renovations would restore the 1923 hotel’s original architectural details, while distinguishing it 
from the 1982 addition and 2011 porte-cochere through subtleties of trim detail and color. 

Description of the Proposed Changes 

As shown on the attached plans (Exhibit D – Exterior Renovation), the project would include the following 
features, which are classified by the level of review required by the Zoning Ordinance. For convenience of 
review, the activities are identified by whether they are proposed for the original 1923 hotel, for the 1983 
addition, and/or the 2011 porte-cochere. The building’s original massing, composition, fenestration pattern, 
and character-defining exterior ornament would be retained and repaired where necessary. No additions or 
demolition are proposed as part of the rehabilitation. Most of the plan sheets have a “Demolition” drawing 
and a “Construction” drawing, to clearly show existing and proposed features. 
 
As noted in the application, the plans have been reviewed and approved by the National Park Service for 
compliance with the Secretary of the Interior’s Standards for Rehabilitation (Exhibit E – National Park Service 
Review; Exhibit F – Secretary’s Standards for Rehabilitation). Most of the conditions noted were for interior 
renovations. Condition #7 required proposed shiplap siding for the porte-cochere to be stained or painted 
dark to match the historic architecture. The applicant plans to submit an amendment to the reviewers to 
change the proposed shiplap siding to the stacked-stone cladding in the current COA application.  
 
The commission may wish to consider relying on National Park Service future review and approval of 
construction materials – shingles, windows, lighting fixtures – rather than requiring subsequent review by the 
HPC Chair and Zoning Administrator (for minor works) or by the commission itself (for major works). 
 
1. Exempt Undertakings 
Exempt Undertakings require no COA. They are presented in the staff report to provide a complete account 
of the work being proposed. They should not be considered by the HPC when making a final decision on 
whether or not to issue a COA. Proposed exempt activities are noted with a cyan “X” in Exhibit C. 
 
Building ordinary maintenance 
Architectural features, repair of existing: Architectural features will be retained when possible, and repaired 
when necessary. This includes the 1923 hotel’s west elevation fire escape. The applicant will submit samples 
of replacement masonry units and information on exterior cleaning methods for review by staff and the HPC 
Chair prior to installation. 
 
 

                                                 
2 HP-2010-COA-06 Lincoln Hotel Roof; HP-2011-COA-02 Lincoln Hotel Sign. 
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Painting previously-painted surfaces:  
• Stained and soiled areas of masonry will be cleaned where necessary, using the gentlest means possible.  
• The 1923 hotel’s exterior walls will be painted in a slightly darker tan color to replace the existing 

white color (Exhibit D – Sheet 7). The half-timbering and detailing will be repainted a dark brown to 
match the existing color.  

• The 1982 addition will be repainted a cream color to distinguish it from the 1923 hotel, and the half-
timbering will be painted tan. 

 
Site ordinary maintenance 
Access drives: The existing parking lots and concrete sidewalks north and west of the hotel will be retained 
and repaired where necessary. 
 
Site changes and new construction 
Landscape planting beds and gardens: New landscaping will be installed. 
 
2. Minor Works 
Minor works do not require HPC approval for a COA; they are reviewed administratively. They are presented 
in the staff report to provide a complete account of the work being proposed. They should not be considered 
by the HPC when making a final decision on whether or not to issue a COA. Proposed minor works are noted 
with a chartreuse “X” in Exhibit C. 
 
Building ordinary maintenance 
Masonry repointing with compatible mortar: On both the 1923 and 1982 structures, damaged masonry, 
including chimneys, will be repaired in kind. Stone or brick deteriorated beyond repair will be replaced in kind, 
salvaging as much as possible. The applicant will submit samples of replacement masonry units and mockups 
of tuckpointing for review by staff and the HPC Chair prior to installation. 
 
Roof Cladding, using Like Materials: Portions of the asphalt-shingled roof and EPDM roof on all structures 
are deteriorated and will be replaced in kind. A COA was approved administratively for this repair work on 
June 25, 2021.3 The applicant will submit samples of asphalt shingles for review by staff and the HPC Chair 
prior to installation. 
 
All other exterior building maintenance and repairs:  

• Portions of the stucco exterior on both the 1923 and 1983 structures may need to be repaired in kind.  
• The original painted half-timbering and decorative wood detailing on the upper levels of the 1923 

hotel and on much of the 1982 addition will be retained, and repaired in kind where necessary.  
• Select portions of the half-timbering on the walls and entrance of the 1982 addition and in the front 

gable of the 2011 porte-cochere will be replaced with new simplified half-timbering to distinguish 
those sections from the original building (Exhibit D – Sheets A2.50-.53).  

• Gutters will be repaired, and replaced in kind where necessary.  
• Existing rooftop mechanical equipment will be retained, or replaced with new equipment.  
• Existing skylights will be retained, and repaired where necessary. 

 
Building changes and new construction 
Architectural features and details: The masonry knee walls will be removed from the existing openings of the 
2011 porte-cochere. 

                                                 
3 Ethylene propylene diene monomer (EPDM), an extremely durable synthetic rubber used for roofing membranes, especially for 
flat and low-sloped roofs. HP-2021-COA-02 Hotel Royer Roof. 
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Doors:  

• On the 1923 hotel, existing entrances and doors will be retained.  
• On the 1982 addition, existing entrances will be retained; new glazed doors will be installed. 

 
3. Major Works 
Major works require review by the HPC. The final decision regarding a COA for the project must be made 
based upon whether or not the proposal meets the requirements for Major works. Proposed major works are 
noted with a red “X” in Exhibit C. 
 
Building changes and new construction 
Siding:  

• On the 1982 addition: 
o the brick wall north of the west entrance will be painted with a stucco finish to match the 

stucco on the 1923 hotel. 
o the brick along the base of the north entrance enclosure will be replaced with stacked-stone 

cladding. 
o new PTACs will be installed in existing locations, with louvers flush to the wall and painted to 

match the surrounding wall. New compatible wood screens will be installed under the window 
openings to conceal PTAC units. 

• On the 2011 porte-cochere, the brick cladding will be replaced with stone lintels and stacked-stone 
cladding.  

 
Signs and interpretive displays (permanent): On the 1982 addition, the existing mural will be replaced with a 
minimal-backlit channel letter sign (Sheets A0.00 & A2.50). 
 
Windows:  

• On the 1923 hotel, existing window openings will be retained, and existing non-historic (replacement) 
windows will be retained and repaired, and replaced where necessary. No decision required. 

• On the 1982 addition, windows will be retained and repaired as needed, and replaced where necessary. 
Two windows will be added in the north face of the north entrance enclosure, matching existing 
windows (Exhibit D – Sheet A2.52 South Elevation Construction4). 

 
All other new construction and changes to buildings: 

• On the 1923 hotel, lighting sconces will be added to complement the existing structure.  
• On the 1982 addition, the existing sconces along the first story of the west and north facades will be 

replaced with new sconces. 
 
Site changes and new construction 
Accessory buildings (greater than 100 sf. ft. in area): On the west side of the 1983 addition, a new wood pergola 
will be installed over the patio, with new wood trellis and lattice screens. The existing patio and its brick piers 
and metal railings will be retained. 

Discussion 
As shown in the attached plans and elevations, described in the application, and detailed above, significant 
changes requiring Historic Preservation Commission approval are few, and are relatively insubstantial 
considering the magnitude of the renovation: 

                                                 
4 Sheet is labeled “South Elevation” instead of “North Elevation.” 
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• On the 1923 hotel: adding lighting sconces. 
• On the 1982 addition: 

o stucco-finishing the brick wall north of the west entrance to match the 1923 hotel. 
o replacing the brick along the base of the north entrance enclosure with stacked-stone cladding. 
o installing wood screens under the window openings to conceal PTAC units. 
o adding two windows in the projecting north entrance enclosure. 
o replacing lighting sconces. 
o adding a wood pergola with wood trellis and lattice screen over the existing pool patio 

• On the 2011 porte-cochere: replacing the brick cladding with stone lintels and stacked-stone cladding. 
 
Staff received one public comment generally in favor of the proposed renovations (Exhibit H). This comment 
supported the wood trim simplification (minor work) and restoring the wood trim where it had been removed, 
and was opposed to replacing the existing brick on the 2011 porte-cochere and 1982 addition with stacked-
stone cladding (major work). Other issues raised were outside the purview of the application. 

Requirements for a Certificate of Appropriateness 

According to Section XII-6.C of the Urbana Zoning Ordinance, the Historic Preservation Commission should 
consider the following criteria in making its determination to approve or deny a Certificate of Appropriateness:    

1. Maintain the significant original qualities and character of the buildings, structures, sites or objects 
including, if significant, its appurtenances.  Removing or altering any historic or distinctive architectural 
features should be avoided whenever possible. 

Staff Analysis: All of the original qualities and character of the 1923 hotel will be maintained. Staff 
recommend conscientious selection of lighting sconces for the 1982 addition, to match or complement 
the proposed lighting for the 1923. None of the proposed siding changes or window additions affect 
historic or distinctive architectural features. 

2. Retain and preserve the historic character of a property. Avoid removing or substituting distinctive 
materials or altering features, spaces, and spatial relationships that characterize a property. 

Staff Analysis: The proposed changes will not negatively affect the historic character of the property, or 
alter features, spaces, or spatial relationships that define the property. None of the siding changes remove 
distinctive materials. 

3. Recognize each property as a physical record of its time, place, and use. Do not undertake changes that 
create a false sense of historical development, such as adding conjectural features or elements from other 
historic properties. 

Staff Analysis: The primary goal of the redevelopment project is to restore the original character of the 
1923 hotel, and to repair the 1982 addition in a way that complements the 1923 hotel, rather than trying 
to imitate it. No new features are proposed except for lighting sconces and two windows (on the 1982 
addition). The lighting should complement the 1923 Tudor Revival style, and the windows should match 
similarly-placed windows as much as possible. 

4. Retain and preserve changes to a property that have acquired historic significance in their own right. 

Staff Analysis: No changes are proposed to any characteristics or features that have acquired historic 
significances in their own right, including changing the cladding on the 1982 addition’s entrance and on 
the 2011 porte-cochere, or painting the brick on the 1982 addition’s wall to match the 1923 stucco. 
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5. Preserve distinctive materials, features, finishes, and construction techniques or examples of craftsmanship 
that characterize a property. 

Staff Analysis: The 1923 hotel’s original stucco and wood half-timbering and detail trim will be restored. 
The 1982 addition’s half-timbering and detail trim would be retained in many areas and simplified in 
others, to help distinguish the building’s sections. Cladding will be maintained on the 1923 hotel, while 
some areas of cladding on the 1982 and 2011 sections would be changed to stacked-stone. 

6. Deteriorated historic features. Repair rather than replace deteriorated historic features. Where the severity 
of deterioration requires replacement of a distinctive feature, the new feature would match the old in 
design, color, texture, and, where possible, materials. Replacement of missing features must be 
substantiated by documentary and physical evidence. 

Staff Analysis: All of the existing historic architectural features of the 1923 hotel will be retained or 
repaired, including the stucco, half-timbering and wood detail, as well as most of those same features in 
the 1982 addition.   

7. Treatment methods. Use the gentlest means possible when using chemical or physical treatments. Do not 
use treatments that cause damage to historic materials. 

Staff Analysis:  The gentlest means possible will be used for cleaning the exterior, in compliance with 
National Park Service Preservation Brief #1: Assessing Cleaning and Water-Repellent Treatments for 
Historic Masonry Buildings (Sheet A2.51, General Notes #13-16.) 

8. Archaeology. Protect and preserve archeological resources in place. If such resources must be disturbed, 
mitigation measures should be undertaken. 

Staff Analysis: There is no evidence of archeological resources on the site. 

9. New construction. With new additions, exterior alterations, or related new construction, do not destroy 
historic materials, features, and spatial relationships that characterize the property. 

Staff Analysis: Proposed additions and modifications are limited to the new wood pergola with new wood 
trellis and lattice screen at the existing pool patio (Sheet A2.50, Keynote 7) and would not destroy the 
property’s character-defining historic materials, features or spatial relationships. 

 
Overall, staff believes that this proposal meets the requirements for a Certificate of Appropriateness, and 
recommends conditions ensuring new materials and appurtenances complement the landmark’s character. 
The review and approval by the National Park Service reinforces the confidence that the proposed renovations 
will be in character with the historical integrity of the Urbana-Lincoln Hotel. In addition to meeting the 
necessary requirements for a COA, this proposal would restore the character-defining elements that make the 
Urbana-Lincoln Hotel one of the City of Urbana’s best-known historic landmarks: the stucco-and-timber 
Tudor Revival construction style; the steep and complicated roof complex of gables, dormers and towers; and 
the connection between the historic and newer buildings that acknowledges and respects the differences in 
time of construction: a struggle to complement, not imitate.  The restoration of this vacant building into the 
“Hotel Royer” would allow the Urbana-Lincoln Hotel to become, once again, an anchor – and a destination 
– in Downtown Urbana. 

Options 
The Historic Preservation Commission has the following options in this case: 

1. Grant the requested Certificate of Appropriateness. 



7 
 

2. Grant the requested Certificate of Appropriateness, subject to certain conditions.  

3. Deny the requested Certificate of Appropriateness. If the Commission finds the application is 
inconsistent with the criteria and denies the application, the Commission should provide the reasons 
for denial and may recommend to the applicant ways to comply with the criteria.   

 
Should the Historic Preservation Commission deny this application, the petitioner has three options: (1) in 
case of a denial accompanied by a recommendation, amend the application, (2) apply for a Certificate of 
Economic Hardship with evidence that denial of this application is financially infeasible, or (3) appeal to City 
Council within 15 days of the notice (Articles XII-6.D through XII-6.E of the Urbana Zoning Ordinance).  

Staff Recommendation 
Based on the findings outlined herein, and without the benefit of considering additional evidence that may be 
presented at the public hearing, City staff recommends that the Historic Preservation Commission 
APPROVE a Certificate of Appropriateness to allow the work described herein, with the following 
conditions: 
 

1. That construction be in general conformance with the attached Application and Exterior 
Renovations; 
 
2. That the applicant provide model information for the following, to be reviewed and approved by 
the Historic Preservation Commission prior to installation:  

a) new windows for 1982 north entrance enclosure 

b) new lighting sconces 

3. That additional Certificates of Appropriateness be obtained prior to undertaking any Minor or 
Major Works not contained in the attached Application and Exterior Renovations; and,  
 
4. That any modifications needed to the Exterior Renovations regarding the Major Works approved 
in this Certificate of Appropriateness due to conditions discovered during construction activities may 
be reviewed and approved by the Historic Preservation Commission Chair and the Zoning 
Administrator or their Designee, prior to their commencement, and reflected by administratively 
amending the Certificate of Appropriateness. 

 
Attachments:  Exhibit A: Location Map 
   Exhibit B: Application 
   Exhibit C: Historic Preservation Ordinance Excerpt 
   Exhibit D: Exterior Renovations 
   Exhibit E: National Park Service Review 
   Exhibit F: Secretary of Interior’s Standards for Rehabilitation 
   Exhibit G: Photos 
   Exhibit H: Public Comments 
 
cc:  Joseph Prior, Marquis Ventures, Applicant 
 Haaris Pervaiz, Icon Hospitality, LLC, Owner 



Exhibit A: Location MapExhibit A: Location Map

Case:         HP-2021-COA-03
Subject:     Certificate of Appropriateness
Location:    210 South Race Street
Applicant:  Icon Hospitality, LLC   SUBJECT PROPERTYSUBJECT PROPERTY
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Although there is no fee to file an application for Certificate of Appropriateness, the Applicant 
is responsible for paying the cost of legal publication fees.  Estimated costs for these fees 
usually run between $75.00 and $225.00.  The applicant will be billed separately by the News-
Gazette.

DO NOT WRITE IN THIS SPACE - FOR OFFICE USE ONLY 

Date Application Received  June 21, 2021   Case No.    HP-2021-COA-03

PLEASE PRINT OR TYPE THE FOLLOWING INFORMATION 

1. APPLICANT CONTACT INFORMATION
Name of Applicant(s): Phone: 

Address (street/city/state/zip code):

Email Address:

Property interest of Applicant(s) (Owner, Contract Buyer, etc.):

2. OWNER INFORMATION
Name of Owner(s): Phone: 

Address (street/city/state/zip code):

Email Address:

3. PROPERTY INFORMATION
Location of Subject Site:

PIN # of Location:

Lot Size:

Current Zoning Designation:

Current Land Use (vacant, residence, grocery, factory, etc:

Legal Description (If additional space is needed, please submit on separate sheet of paper):

Application for Certificate of 
Appropriateness 

HISTORIC 
PRESERVATION 
COMMISSION 

Exhibit B: Application



Application for Certificate of Appropriateness – Revised February 2020 Page 2

4. CONSULTANT INFORMATION
Name of Architect(s): Phone: 

Address (street/city/state/zip code):

Email Address:

Name of Engineers(s): Phone: 

Address (street/city/state/zip code):

Email Address:

Name of Surveyor(s): Phone: 

Address (street/city/state/zip code):

Email Address:

Name of Professional Site Planner(s): Phone: 

Address (street/city/state/zip code):

Email Address:

Name of Attorney(s): Phone: 

Address (street/city/state/zip code):

Email Address:

Historic Designation (Check One) -  Landmark       District 

PROPOSED WORK FOR WHICH CERTIFICATE OF APPROPRIATENESS IS BEING 
REQUESTED 
1. Describe and/or illustrate fully the proposed work to be done:  (Plans associated with

building permit applications can be referenced.  If approval of an addition or detached
accessory building is requested, submit a site plan showing the measurements of the lot, the
existing buildings and proposed changes and the front, back and side yard setbacks.  If
approval of a demolition is being requested, submit a site plan of the property and the
structure(s) to be demolished.)

2. Describe how the proposed work will change, destroy, or affect any external feature of the
structure or site:

Exhibit B: Application
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3. How will the proposed work affect the preservation, protection, perpetuation and economic
use of the structure or district?

4. Attach a statement indicating how the proposed work meets each applicable criterion
provided in “EXHIBIT A”, which is attached to this application form.

5. State any additional information which you feel the Zoning Administrator or the Historic
Preservation Commission should consider in issuing a Certificate of Appropriateness for the
proposed work:

NOTE:  If additional space is needed to accurately answer any question, please attach extra 
pages to the application. By submitting this application, you are granting permission for City 
staff to post on the property a temporary yard sign announcing the public hearing to be held 
for your request.

 CERTIFICATION BY THE APPLICANT 
I certify all the information contained in this application form or any attachment(s), 
document(s) or plan(s) submitted herewith are true to the best of my knowledge and belief, 
and that I am either the property owner or authorized to make this application on the owner’s 
behalf. 

Applicant’s Signature Date 

PLEASE RETURN THIS FORM ONCE COMPLETED TO: 
City of Urbana Community Development Services Department, Planning Division 
400 South Vine Street, Urbana, IL  61801
Phone:  (217) 384-2440  
Fax:  (217) 384-2367 

Exhibit B: Application

Haaris Pervaiz
6/8/21



1. Describe and/or fully illustrate the proposed work to be done:

Existing Condition 

The Urbana-Lincoln Hotel, located at 300 South Broadway Avenue in downtown Urbana, IL, was 
constructed in 1923 from designs by noted local architect Joseph Royer. In 1964, an adjoining shopping 
mall was erected in 1964 from plans by architect and planner Victor Gruen, with large surface parking lots 
surrounding the building. A large, compatible four-and one-half story addition was constructed on the north 
side of the hotel in 1983. The complex is situated on a large rectangular lot bounded on the north by East 
Elm Street, on the east by South Vine Street, on the south by East Illinois Street, and on the west by South 
Race Street. Although most of the properties on this block were demolished for the development of the mall 
and subsequent surface parking lots, five properties are located on the perimeter of the block: The federal 
Post Office (1914, 1935, 1958) at the corner of Broadway and Elm streets; the First United Methodist 
Church (1927) on Race Street by the mall’s west entry; the Howard Apartment Building (c. 1927) just south 
of the church on Race Street; and the Allied Finance Company Building (1959) and Federal Courthouse 
(1994) facing Vine Street. The Urbana-Lincoln Hotel/Lincoln Square Mall was individually listed in the 
National Register of Historic Places in 2006. The Urbana-Lincoln Hotel was designed a local landmark in 
2010.  

The first story of the four-and-one-half story brick and stucco Tudor-Revival style hotel is surrounded on 
three sides by the one- and two-story mall and 1983 addition. Originally, the hotel was built on the northwest 
corner of Broadway and Green Streets on an angle. It has an irregular plan with a projecting center pavilion 
with two large corner blocks. A tall rear dining pavilion projects northwest from the main block. The hotel 
rises four-and-one-half stories over a basement and is designed in the Tudor Revival style with dark brick 
exterior walls, stone detailing, half-timbering at the upper levels, and a steeply pitched roof with dormers. 
After the mall was connected to the hotel, the hotel’s main entrance was moved to its west elevation off of 
the corner parking lot and the historic main entrance was rebuilt to serve as a raised loggia that opens into 
the food court within the interior of the mall. The four-and-one-half story 1983 addition features stucco 
exterior walls with half-timbering and a gabled roof with projecting dormers. A projecting one-story 
entrance pavilion extends from the center of the addition’s north elevation, and a one-story enclosed 
corridor with similar exterior detailing extends along the west elevation of the historic hotel building, 
connecting to the current main hotel entrance. A large gabled port-cochere constructed c. 2005 extends 
from this entrance.  

Proposed Exterior Rehabilitation 

The building’s original massing, composition, fenestration pattern, and character-defining exterior 
ornament will be retained and repaired where necessary. No new additions are proposed as part of the 
rehabilitation. 

Exterior Masonry and Half-Timbering 

Exhibit B: Application



1923 Building 

Exterior masonry will be retained, repaired, replaced, and repointed as necessary. Stained or soiled areas 
will be selectively cleaned where necessary. The gentlest means necessary will be employed to carry out 
the cleaning program.  

Damaged masonry will be repaired, and brick and stone will be salvaged in any areas that require rebuilding. 
Any stone or brick that is deteriorated beyond repair will be replaced in kind.  

The original painted half-timbering and decorative wood detailing on the upper levels of the historic hotel 
building will be retained. The applied wood beams and detailing in these areas will be repaired where 
necessary and re-painted a dark brown to match the existing color. The painted brick field and stucco areas 
behind the beams will be repainted in a slightly darker tan color to replace the existing non-historic white.  

Mockups of any tuckpointing, replacement masonry units, and exterior cleaning will be provided to HPC 
for review before work begins. 

The existing fire-escape on the west elevation of the 1923 building will be retained, repaired, and repainted. 

The c.2005 port-cochere at the main west entrance to the 1923 building will be retained and the existing 
brick cladding replaced with stacked stone cladding. Masonry knee walls at existing openings will be 
removed. The existing half-timbering in the front gable will be removed and replaced with new simplified 
half-timbering. The non-historic brick wall adjacent to the west entrance will be modified with a new 
painted stucco finish to match the historic stucco on the 1923 building.  

1983 Addition 

Exterior masonry will be retained, repaired, replaced, and repointed as necessary. Stained or soiled areas 
will be selectively cleaned where necessary. The gentlest means necessary will be employed to carry out 
the cleaning program.  

Damaged masonry will be repaired, and brick and stone will be salvaged in any areas that require rebuilding. 
Any stone or brick that is deteriorated beyond repair will be replaced in kind.  

The existing painted half-timbering and decorative wood detailing on the non-historic 1983 addition will 
be largely retained. On all elevations, as shown in the drawing set, the applicant proposes to remove select 
portions of the half timbering and install new half timbering in certain areas to simplify the design. New 
compatible wood screens will be installed under the window openings to conceal PTAC units. The stucco 
walls will be repaired as needed and repainted in a cream color. Wood trim and framing on all elevations 
will be painted tan, as shown in the attached rendering.  

On the west side of the 1983 addition, the existing patio with brick piers and metal railings will be retained 
and a new wood pergola will be installed over the patio.   

At the projecting one-story entrance on the north elevation of the 1983 addition, the existing half-timbering 
in the front gable will be removed and replaced with new simplified half-timbering. The brick along the 
base of the projecting entrance will be replaced with new stacked stone cladding.  

At the one-story corridor on the west elevation, which connects the 1983 addition to the west entrance of 
the 1923 building, the existing half-timbering will be retained and repainted to match the existing.  

Exhibit B: Application



Windows and Entrances 

1923 Building 

The existing entrance locations and existing doors on all sides of the 1923 building will be retained. 

Existing window openings will be retained throughout the 1923 building and existing non-historic 
windows will be retained and repaired as needed. Existing through-wall P-Tac unit locations will be 
retained, and new units installed, with louvers flush to the wall and painted to match the surrounding wall. 

1983 Addition 

The existing entrance locations in the 1983 addition will be retained and new glazed entrances installed, 
as shown in the attached elevation drawings.  

The existing windows throughout the 1983 addition will be retained and repaired as needed. Two new 
window openings will be added to the north face of the projecting north entrance enclosure, flanking the 
main north entrance.   

Roofing 

1923 Building 

Existing asphalt roofing will be retained and repaired/replaced in kind where necessary. The flat roofs 
throughout will be repaired and replaced as necessary with new roofing. The existing masonry chimneys 
will be retained and repaired as needed. Gutters will be repaired and replaced in kind as needed. 

Existing rooftop mechanical equipment will be retained or replaced with new equipment. The existing 
skylights will be retained and repaired as needed.  

1983 Addition 

Existing asphalt roofing will be retained and repaired, with deteriorated areas replaced in kind. Gutters 
will be repaired and replaced in kind as needed.  

Exterior Lighting/Signage 

1923 Building 

Lighting sconces to be added to complement the existing structure. 

1983 Addition 

On the non-historic 1983 addition, the existing sconces along the first story of the west and north facades 
will be removed and replaced with new sconces.  

At the center of the west elevation, between the third and fourth stories, a new minimal backlit channel 
letter sign will be installed for the hotel brand, as shown in the attached elevation drawing and rendering. 

Site Work/Landscaping 
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The existing parking lots and concrete sidewalks north and west of the Urbana-Lincoln Hotel will be 
retained and repaired as necessary. New landscaping will be installed.  

2. Describe how the proposed work will change, destroy, or affect any external feature of the
structure or site:

The proposed rehabilitation will not change, destroy, or affect any external feature of the historic 1923 
building. Alterations to the exterior of the historic building are limited to masonry repairs, repair of the 
existing half-timbering, limited roof repairs, and limited replacement of mechanicals units. Existing 
PTAC units will be replaced, and new louvers installed within the existing openings and painted to match 
the surrounding wall.   

The exterior of the non-historic 1983 addition will be updated with simplified half-timbering and a new 
trellis will be added to the west side. The two non-historic port-cocheres will be updated with stone 
cladding.    

3. How will the proposed work affect the preservation, protection, perpetuation, and economic
use of the structure?

The proposed work will rehabilitate the currently vacant building and bring it back to useful service for its 
historic use as a hotel.  

4. Attach a statement indicating how the proposed work meets the applicable criterion
provided in “EXHIBIT A,” which is attached to this application form.

Exhibit A statement is attached. 

5. State any additional information which you feel the Zoning Administrator or the Historic
Preservation Commission should consider in issuing a Certificate of Appropriateness for
the proposed work.

The applicant is also pursuing state and federal historic rehabilitation tax credits for the project and the 
proposed plans have been reviewed and approved by the National Park Service with minor conditions.  
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Exhibit “A” 
(Please respond to the Criteria a through h, indicated by the underlined text) 

Review Criteria for Certificate of Appropriateness. 

In making a determination whether to issue or deny a Certificate of Appropriateness, if the proposed 
activities cannot be considered “minor works” as identified in Table XII-1 and Table XII-2, the Historic 
Preservation Commission shall consider, among other things, the effect of the proposed alteration, 
relocation, construction, removal or demolition upon the exterior architectural features and upon the 
historic value, characteristics and significance of the landmark or of the historic district.  

The criteria to be used by the Preservation Commission in making its determination shall include, but not 
be limited to:  

1. The maintenance of the significant original qualities or character of the buildings, structures, sites
or objects including, if significant, its appurtenances. The removal or alteration of any historic or
distinctive architectural features should be avoided whenever possible.

In this proposed project, the Urbana-Lincoln Hotel will be rehabilitated for continued use as a
hotel. The proposed rehabilitation project will preserve the building’s character-defining historic
exterior features. The historic building’s original massing, composition, fenestration pattern, and
character-defining exterior ornament will be retained and repaired where necessary. The project
is pursuing state and federal historic rehabilitation tax credits, and the proposed project has
received a conditional HPCA Part 2 approval from the National Park Service.

The existing entrance locations on all sides will be retained; the existing doors will be retained at
the original main entrance opening into the mall and new doors will be installed at the non-
historic west and north entrances. The existing non-historic port-cochere at the main west
entrance will be retained and upgraded with new finishes and signage.

Existing window openings will be retained and existing non-historic windows will be retained and
repaired. Existing through-wall P-Tac unit locations will be retained and new units installed, with
louvers flush to the wall and painted to match the surrounding wall.

The building’s existing roofline will be retained and damaged roofing will be repaired or replaced
where necessary. Existing rooftop mechanical units will be replaced with new equipment where
necessary and will be held back so that new units are not visible from the street.

The existing fire escape near the south end of the west elevation will be retained and repainted.

2. The compatibility of proposed new additions and new construction to the original architecture or
the landmark or styles within the historic district shall be evaluated against the following general
guidelines:

Not applicable – no new additions are proposed as part of the rehabilitation project.
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Exhibit “A” Continued 
(Please feel free to respond to the Criteria a through j, if they are applicable) 

The Secretary of the Interior’s “Standards for Historic Preservation Projects”, as revised from time to 
time, as follows:  

a) Every reasonable effort shall be made to use a property for its originally intended purpose, or to
provide a compatible use for a property that requires minimal alteration of the building, structure,
site or object and its environment.

Under the current proposed rehabilitation, the historic hotel will continue to serve as a hotel,
with minimal alterations proposed to the exterior of the building.

b) The distinguishing historic qualities or character of a building, structure, site or object and its
environment shall not be destroyed. The removal or alteration of any historic material or
distinctive architectural features should be avoided when possible.

The building’s original massing, composition, fenestration pattern, and character-defining exterior
ornament will be retained and repaired where necessary.  Exterior masonry will be retained and
repaired. Historic half-timbering on the 1923 building will be retained and missing/deteriorated
elements will be replaced in kind.

The existing entrance locations on all sides will be retained; the existing doors will be retained at
the original main entrance opening into the mall and new doors will be installed at the non-historic
west and north entrances. The existing non-historic port-cochere at the main west entrance will be
retained and upgraded with new finishes and signage.

Existing window openings will be retained and existing non-historic windows will be retained and
repaired. Existing through-wall P-Tac unit locations will be retained and new units installed, with
louvers flush to the wall and painted to match the surrounding wall.

The building’s existing roofline will be retained and damaged roofing will be repaired or replaced
in-kind where necessary. Existing rooftop mechanical units will be repaired and deteriorated units
replaced with new equipment.

The existing fire escape near the south end of the west elevation will be retained and repainted.

c) All buildings, structures, sites and objects shall be recognized as products of their own time.
Alterations that have no historical basis and which seek to create an earlier appearance shall be
discouraged.

Alterations to the exterior of the historic building are minimal and respect the historic
appearance of the building based on historic documentation.

d) Changes that may have taken place in the course of time are evidence of the history and
development of a building, structure, site or object and its environment. These changes may have
acquired significance in their own right, and this significance shall be recognized and respected.
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The National Register nomination for the Urbana-Lincoln Hotel/Lincoln Square Mall, prepared in 
2006, lists the period of significance as 1923, the year of construction for the hotel, and 1964, the 
year of construction for the mall. Exterior alterations to the hotel building, most notably the 1983 
additions and the c. 2005 port cochere, were constructed after the end of the period of 
significance, are less than 50 years old, and are not historic alterations.   

e) Distinctive stylistic features or examples of skilled craftsmanship that characterize a building,
structure, site or object shall be treated with sensitivity.

The distinctive Tudor-Revival-style exterior features of the building, including the brick exterior
walls, stone detailing, half-timbering at the upper levels, and steeply pitched roofs with dormers,
will be retained and repaired as part of the proposed rehabilitation. Historic entrances will be
retained where they exist.

f) Deteriorated architectural features shall be repaired rather than replaced, wherever feasible. In the
event replacement is necessary, the new material should match the material being replaced in
composition, design, color, texture and other visual qualities. Repair or replacement of missing
architectural features should be based on accurate duplications of features, substantiated by
historic, physical or pictorial evidence rather than on conjectural designs or the availability of
different architectural elements from other buildings, structures, sites or objects.

The proposed rehabilitation will repair historic exterior architectural features wherever feasible.
Materials that are deteriorated beyond repair will be replaced in-kind.

g) The surface cleaning of buildings, structures, sites or objects shall be undertaken utilizing the
gentlest means possible. Sandblasting and other cleaning methods that may damage the historic
building materials shall not be undertaken.

Masonry cleaning of the building will be undertaken utilizing the gentlest means possible, in
compliance with National Park Service Preservation Brief #1: Assessing Cleaning and Water-
Repellent Treatments for Historic Masonry Buildings. Mockups and specifications for any masonry
cleaning will be submitted for review before work begins.

h) Every reasonable effort shall be made to protect and preserve archeological resources affected by
or adjacent to any project.

To the best of the applicant’s knowledge, no archeological resources have been identified on the
property.

i) Contemporary design for alterations and additions to existing properties shall not be discouraged
when such alterations and additions do not destroy significant historical, architectural or cultural
material and such design is compatible with the size, scale, color, material and character of the
property, neighborhood or environment.

No additions are proposed for the historic building. The alterations to the non-historic 1983
addition and non-historic c.2005 port-cochere are compatible with the size, scale, color, material,
and character of the property and do not destroy significant historical, architectural, or cultural
materials.
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j) Wherever possible, new additions or alterations to buildings or structures shall be done in such
manner that if such additions or alterations were to be removed in the future, the essential form
and integrity of the building or structure would remain unimpaired.

All exterior work proposed as part of the rehabilitation will not affect the essential form and
integrity of the historic structure.
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Section XII-6.  Certificates of Appropriateness & Economic Hardship

A. Certificate of Appropriateness Required. No person shall make or cause to make any undertaking
without the City having first issued a Certificate of Appropriateness approving such work;
however, undertakings designated in Tables XII-1 and XII-2 under “No Review” may be made
without an application for a Certificate of Appropriateness. Furthermore, the Community
Development Services Department shall not issue any building or demolition permit allowing work
which could not otherwise take place until a Certificate of Appropriateness has been issued.

B. Certificate of Appropriateness process.

1. Determining level of review. Applications for Certificates of Appropriateness shall be made by
forms supplied by the Community Development Services Department. The application shall
be regarded as complete when so marked by the Secretary. Following receipt of a complete
application for any work qualifying as an undertaking, the Zoning Administrator and Chair of
the Historic Preservation Commission shall determine according to Tables XII-1 and XII-2
whether the application is an exempt undertaking and requires no review, requires
administrative review, or requires Historic Preservation Commission review.

In cases where applications include multiple activities, those determined to be Minor Work
may be reviewed administratively and Major Work activities reviewed by the Historic
Preservation Commission.

2. No review. When both the Zoning Administrator and Chair determine that the proposed
undertaking(s) are exempt from review then the Zoning Administrator shall end the review
process and so notify the applicant and Building Safety Manager in writing within 10 working
days following receipt of the complete application.

3. Minor and Major Work. Except for applications determined to be exempt undertakings
requiring no review, as provided in Section XII-6.B.1, the Zoning Administrator and Chair
shall determine whether the proposed undertaking(s) constitutes Minor Work or Major Work
as defined under Section XII-2 and Tables XII-1 and XII-2 of this Article. When both the
Zoning Administrator and Chair determine that the activity constitutes Minor Work then the
project shall be reviewed administratively.

4. Administrative review. When both the Zoning Administrator and Chair determine that the
proposed undertaking(s) constitutes Minor Work, then the application shall be reviewed
administratively following the criteria specified in Section XII-6.C of this Article. For Minor
Work, within ten working days of receipt of a complete application, written notice shall be
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made that said application is either approved, approved with conditions, or denied. Approval 
or approval with conditions shall require agreement of both the Zoning Administrator and 
Chair that the application conforms to the specified criteria. In the case of denial by both the 
Zoning Administrator and Chair, the reasons for denial shall be cited. If one but not both the 
Zoning Administrator or Chair determines that the application does not conform to the 
specified criteria, the Secretary shall forward the application to the Historic Preservation 
Commission for review.

5. Historic Preservation Commission review.

a) Public hearing. The Historic Preservation Commission shall hold a public hearing within
50 calendar days of the Secretary having received a complete application. Notice of the
public hearing shall conform with the procedures specified in Section XI-10.

b) Review criteria. Following input provided at the public hearing, the Historic Preservation
Commission shall determine whether the application conforms to the criteria specified in
Section XII-6.C of this Article.

c) Commission action. Following input, the Commission shall vote on a motion to approve,
approve with conditions, or deny the application based on the application’s conformance
with the review criteria. Any conditions imposed for approval must relate to the specified
review criteria. In denying a Certificate of Appropriateness, the Commission shall provide
reasons for denial and should recommend ways to bring the application into
conformance. The Commission is the final decision-making body for Certificates of
Appropriateness, unless the decision is appealed in accordance with Section XII-6.E of
this Article.

d) Within ten working days of the Commission’s final action on the application, the Secretary
shall notify the applicant(s) and Building Safety Manager of the issuance of a Certificate
of Appropriateness.

C. Review Criteria for Certificates of Appropriateness

In making a determination whether to issue or deny a Certificate of Appropriateness, the
Preservation Commission shall consider the following criteria:

1. Maintain the significant original qualities and character of the buildings, structures, sites or
objects including, if significant, its appurtenances.  Removing or altering any historic or
distinctive architectural features should be avoided whenever possible.

2. Retain and preserve the historic character of a property. Avoid removing or substituting
distinctive materials or altering features, spaces, and spatial relationships that characterize a
property.

3. Recognize each property as a physical record of its time, place, and use. Do not undertake
changes that create a false sense of historical development, such as adding conjectural
features or elements from other historic properties.

4. Retain and preserve changes to a property that have acquired historic significance in their
own right.

5. Preserve distinctive materials, features, finishes, and construction techniques or examples of
craftsmanship that characterize a property.

6. Deteriorated historic features. Repair rather than replace deteriorated historic features.
Where the severity of deterioration requires replacement of a distinctive feature, the new
feature will match the old in design, color, texture, and, where possible, materials.
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Replacement of missing features must be substantiated by documentary and physical 
evidence. 

7. Treatment methods. Use the gentlest means possible when using chemical or physical
treatments. Do not use treatments that cause damage to historic materials.

8. Archaeology. Protect and preserve archeological resources in place. If such resources must
be disturbed, mitigation measures should be undertaken.

9. New construction. With new additions, exterior alterations, or related new construction, do not
destroy historic materials, features, and spatial relationships that characterize the property.
Undertake new additions and adjacent or related new construction in such a manner that, if
removed in the future, the essential form and integrity of the historic property and its
environment would be unimpaired. Differentiate new work from the old. To protect the
integrity of the property and its environment, new additions and new construction shall be
compatible with the original architecture of the landmark or styles within the historic district
and in terms of the following guidelines:

a) Height:  The height of the proposed building or structure or additions or alterations should
be compatible with surrounding buildings or structures.

b) Proportions of structure’s front façade:  The proportion between the width and height of
the proposed building or structure should be compatible with nearby buildings or
structures.

c) Proportions of openings into the facility:  The proportions and relationships between
doors and windows should be compatible with existing buildings and structures.

d) Relationship of building masses and spaces:  The relationship of a building or structure to
the open space between it and adjoining buildings or structures should be compatible.

e) Roof shapes:  The design of the roof should be compatible with that of adjoining buildings
and structures.

f) Appurtenances:  Use of appurtenances should be sensitive to the individual building or
structure, its occupants and their needs.

g) Scale of building or structure:  The scale of the building or structure should be compatible
with that of surrounding buildings or structures.

h) Directional expression of front elevation:  Street façades should blend in with other
buildings and structures with regard to directional expression when adjacent buildings or
structures have a dominant horizontal or vertical expression.

10. Demolition. In granting a Certificate of Appropriateness to undertake demolition, the
Commission shall find that at least one of the following conditions exists:

a) The demolition would be limited to a nonsignificant portion of a building or a
nonsignificant accessory structure, and provided that the demolition will not adversely
affect those parts of a building or buildings which are significant as determined by the
Commission; or

b) The demolition request is for a noncontributing building and the demolition will not
adversely affect the character of the district; or

c) The Building Official of the City of Urbana certifies that the demolition is required for
public safety because of an unsafe or dangerous situation.
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TABLE XII-1: LEVEL OF REVIEW FOR CONTRIBUTING PROPERTIES

Exempt
Undertakings

COA Required

Minor Works
(Administrative

Review)

Major Works
(HPC review)

Description of undertaking
Building ordinary maintenance made in kind and using 
like materials:

Architectural features, repair of existing X
Masonry repointing with compatible mortar X

Painting previously painted surfaces, regardless of 
paint colors

X

Roof cladding, with like materials X
All other exterior building maintenance and repairs X

Site ordinary maintenance made in kind and using like 
materials:

Access drives X
Outdoor storage, replacement of existing X
Steps (not attached to buildings) X
Structural landscape features X
Walkways X
All other repairs of site improvements X

Building changes and new construction, including: 
Access ramps/lifts - erection, alteration, removal X
Architectural features and details X
Awnings X
Building additions X
Construction of new buildings (other than accessory) X
Decorative glass (colored, leaded, or beveled) X
Doors (except storm doors) X
Gutters and downspouts (integral and attached) X
Mailboxes X
Painting of unpainted material, such as masonry,
copper, and wood

X

Porches, decks, and attached steps (including 
enclosing)

X

Roofs, including roof lines and materials X
Satellite dishes X
Shutters X
Siding, removal of non-original synthetic siding X
Siding (other) X
Signs and interpretative displays (permanent) X
Storm doors and storm windows X
Windows (except storm windows and window screens) X
Window screens X
All other new construction and changes to buildings X
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Exempt 
Undertakings

COA Required

Minor Works
(Administrative

Review)

Major Works
(HPC review)

Site changes and new construction, including:
Accessory buildings (less than 100 sq. ft. in area) X
Accessory buildings (greater than 100 sq. ft. in area) X
Access drives X
Air conditioner condenser units X
Fences X
Landscape planting beds and gardens X
Mechanical and electrical service equipment X
Parking lots X
Patios X
Signs (permanent) X
Signs (temporary) X
Walkways X
Walls and screens (as landscape features) X
All other site modifications X

Demolition, removal, and relocation of buildings and 
other structures:

Accessory structures (less than 100 sq. ft. in area) X
Accessory structures (greater than 100 sq. ft. in area) X
Fences (nonhistoric) X
Fences (historic) X
All other demolition, removal, and relocation X
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MATCH EXISTING

6. PATCH AND REPAIR ANY DAMAGE TO THE EXTERIOR
WALLS TO MATCH EXISTING CONSTRUCTION. PREPARE
FOR NEW PAINTED FINISH.

7. UNLESS OTHERWISE NOTED ALL TRIM AND STUCCO ARE
EXISTING TO REMAIN.

8. REMOVE ANY EXISTING SPLIT SYSTEMS TO BE REPLACED
BY NEW PTACS IN EXISTING OPENINGS. VERIFY
LOCATIONS IN FIELD.

9. PATCH EXISTING HOLES IN EXISTING BRICK VENEER WITH
NEW TYPE N MORTAR (TYPICAL).

10. CHIMNEYS TO BE TUCKPOINTED (TYPICAL).

11. ALL UTILITY PIPING TO BE PREPARED AND PAINTED
(TYPICAL).

12. ALL RAILINGS TO BE PREPARED AND PAINTED  (TYPICAL).

13. CLEAN EXISTING BRICK WITH WATER AND MILD
DETERGENT PER BIA TECHNICAL NOTES - CLEANING
BRICKWORK,CURRENT EDITION.

14. CLEAN EXISTING CAST STONE WITH WATER AND MILD
DETERGENT PER CSI TECHNICAL BULLETIN #39 -
CLEANING, CURRENT EDITION

15. CLEAN EXISTING CONCRETE WITH WATER AND MILD
DETERGENT PER ACI CLEANING AND PREPARING
CONCRETE BEFORE REPAIR, CURRENT EDITION. REPAIR
AND SEAL CONCRETE.

16. CLEAN EXISTING CONCRETE MASONRY WITH WATER AND
MILD DETERGENT PER NCMA TEK 8-4A - CLEANING
CONCRETE MASONRY, CURRENT EDITION.
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SOUTH ELEVATION DEMOLITION
SCALE: 1/8" = 1'-0"1

SCALE: 1/8" = 1'-0"

0 2 10 20 [FT]

SOUTH ELEVATION CONSTRUCTION
SCALE: 1/8" = 1'-0"2

SCALE: 1/8" = 1'-0"

0 2 10 20 [FT]

DEMO EXISTING TRIM AS INDICATED (TYPICAL)1

DEMOLITION SHEET KEYNOTES

NEW TRIM AS INDICATED. PAINT EXPT-021

CONSTRUCTION SHEET KEYNOTES

DEMO PORTION OF EXISTING WALL FOR NEW WINDOW OPENING2

REMOVE EXISTING SIGNAGE3

DEMO EXISTING EXTERIOR SCONCES (TYPICAL)4

DEMO EXISTING DOORS FOR NEW5

INSTALL NEW EXTERIOR SCONCES (TYPICAL)2

PROVIDE NEW PAINTED WOOD SCREENS AT PTAC UNITS3

PROVIDE NEW PAINTED WOOD TRELLIS AND LATTICE SCREEN
AT EXISTING POOL PATIO5

INSTALL NEW GLAZED DOORS6

NEW STACKED STONE CLADDING AND FAUX STONE TOP CAP AT
MEETING ROOM ENTRY4

1

6
DEMO ANY REMAINING EXISTING WOOD PTAC SCREENS6

5

2

35
4

DEMO EXISTING SIGNAGE LIGHTING7

NEW WINDOWS TO MATCH EXISTING7

1

3

5

1

7

4

6

6 27

GENERAL CONSTRUCTION SHEET NOTES

1. REPLACE ALL ROTTED AND DAMAGED TRIM, FASCIAS,
SOFFITS, AND SHUTTERS WHICH IS TO REMAIN WITH NEW
TO MATCH EXISTING SPECIES AND SIZE TYPICAL.

2. CLEAN, REPAIR, AND RESEAL AT ALL EXISTING WINDOWS

3. EXISTING TRIM AT 1923 BUILDING TO BE REPAIRED AND
REFINISHED TO MATCH EXISTING.

4. ALL EXISTING STUCCO TO BE PREPARED AND PAINTED
EXPT-01

5. REPAIR ANY DAMAGED OR MISSING GUTTER SYSTEMS TO
MATCH EXISTING

6. PATCH AND REPAIR ANY DAMAGE TO THE EXTERIOR
WALLS TO MATCH EXISTING CONSTRUCTION. PREPARE
FOR NEW PAINTED FINISH.

7. UNLESS OTHERWISE NOTED ALL TRIM AND STUCCO ARE
EXISTING TO REMAIN.

8. REMOVE ANY EXISTING SPLIT SYSTEMS TO BE REPLACED
BY NEW PTACS IN EXISTING OPENINGS. VERIFY
LOCATIONS IN FIELD.

9. PATCH EXISTING HOLES IN EXISTING BRICK VENEER WITH
NEW TYPE N MORTAR (TYPICAL).

10. CHIMNEYS TO BE TUCKPOINTED (TYPICAL).

11. ALL UTILITY PIPING TO BE PREPARED AND PAINTED
(TYPICAL).

12. ALL RAILINGS TO BE PREPARED AND PAINTED  (TYPICAL).

13. CLEAN EXISTING BRICK WITH WATER AND MILD
DETERGENT PER BIA TECHNICAL NOTES - CLEANING
BRICKWORK,CURRENT EDITION.

14. CLEAN EXISTING CAST STONE WITH WATER AND MILD
DETERGENT PER CSI TECHNICAL BULLETIN #39 -
CLEANING, CURRENT EDITION

15. CLEAN EXISTING CONCRETE WITH WATER AND MILD
DETERGENT PER ACI CLEANING AND PREPARING
CONCRETE BEFORE REPAIR, CURRENT EDITION. REPAIR
AND SEAL CONCRETE.

16. CLEAN EXISTING CONCRETE MASONRY WITH WATER AND
MILD DETERGENT PER NCMA TEK 8-4A - CLEANING
CONCRETE MASONRY, CURRENT EDITION.
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EAST ELEVATION CONSTRUCTION
SCALE: 1/8" = 1'-0"2

SCALE: 1/8" = 1'-0"

0 2 10 20 [FT]

EAST ELEVATION DEMOLITION
SCALE: 1/8" = 1'-0"1

SCALE: 1/8" = 1'-0"

0 2 10 20 [FT]

SOUTH ELEVATION PORTE COCHERE DEMOLITION
SCALE: 1/8" = 1'-0"3

SCALE: 1/8" = 1'-0"

0 2 10 20 [FT]

SOUTH ELEVATION PORTE COCHERE CONSTRUCTION
SCALE: 1/8" = 1'-0"4

SCALE: 1/8" = 1'-0"

0 2 10 20 [FT]

NORTH ELEVATION PORTE COCHERE DEMOLITION
SCALE: 1/8" = 1'-0"5

SCALE: 1/8" = 1'-0"

0 2 10 20 [FT]

NORTH ELEVATION PORTE COCHERE DEMOLITION
SCALE: 1/8" = 1'-0"6

SCALE: 1/8" = 1'-0"

0 2 10 20 [FT]

ENTRY ELEVATION 
SCALE: 1/8" = 1'-0"7

SCALE: 1/8" = 1'-0"

0 2 10 20 [FT]

DEMO EXISTING TRIM AS INDICATED (TYPICAL)1

DEMOLITION SHEET KEYNOTES

NEW TRIM AS INDICATED. PAINT EXPT-021

CONSTRUCTION SHEET KEYNOTES

REMOVE EXISTING SIGNAGE3

PROVIDE NEW PAINTED WOOD SCREENS AT PTAC UNITS2

NEW STACKED STONE CLADDING AND FAUX STONE TOP CAP AT
MEETING ROOM ENTRY3

DEMO EXISTING  MASONRY KNEE WALL AT PORTE COCHERE2

NEW STACKED STONE CLADDING  AT EXISTING PORTE COCHERE4

NEW FAUX STONE LINTEL5

PROVIDE NEW PAINTED STUCCO FINISH AT EXISTING BRICK
WALL AT ENTRY6

1

22

3

5

3

4

5

7

5

6

NEW FAUX COLUMN WITH STACKED STONE CLADDING7

4

GENERAL CONSTRUCTION SHEET NOTES

1. REPLACE ALL ROTTED AND DAMAGED TRIM, FASCIAS,
SOFFITS, AND SHUTTERS WHICH IS TO REMAIN WITH NEW
TO MATCH EXISTING SPECIES AND SIZE TYPICAL.

2. CLEAN, REPAIR, AND RESEAL AT ALL EXISTING WINDOWS

3. EXISTING TRIM AT 1923 BUILDING TO BE REPAIRED AND
REFINISHED TO MATCH EXISTING.

4. ALL EXISTING STUCCO TO BE PREPARED AND PAINTED
EXPT-01

5. REPAIR ANY DAMAGED OR MISSING GUTTER SYSTEMS TO
MATCH EXISTING

6. PATCH AND REPAIR ANY DAMAGE TO THE EXTERIOR
WALLS TO MATCH EXISTING CONSTRUCTION. PREPARE
FOR NEW PAINTED FINISH.

7. UNLESS OTHERWISE NOTED ALL TRIM AND STUCCO ARE
EXISTING TO REMAIN.

8. REMOVE ANY EXISTING SPLIT SYSTEMS TO BE REPLACED
BY NEW PTACS IN EXISTING OPENINGS. VERIFY
LOCATIONS IN FIELD.

9. PATCH EXISTING HOLES IN EXISTING BRICK VENEER WITH
NEW TYPE N MORTAR (TYPICAL).

10. CHIMNEYS TO BE TUCKPOINTED (TYPICAL).

11. ALL UTILITY PIPING TO BE PREPARED AND PAINTED
(TYPICAL).

12. ALL RAILINGS TO BE PREPARED AND PAINTED  (TYPICAL).

13. CLEAN EXISTING BRICK WITH WATER AND MILD
DETERGENT PER BIA TECHNICAL NOTES - CLEANING
BRICKWORK,CURRENT EDITION.

14. CLEAN EXISTING CAST STONE WITH WATER AND MILD
DETERGENT PER CSI TECHNICAL BULLETIN #39 -
CLEANING, CURRENT EDITION

15. CLEAN EXISTING CONCRETE WITH WATER AND MILD
DETERGENT PER ACI CLEANING AND PREPARING
CONCRETE BEFORE REPAIR, CURRENT EDITION. REPAIR
AND SEAL CONCRETE.

16. CLEAN EXISTING CONCRETE MASONRY WITH WATER AND
MILD DETERGENT PER NCMA TEK 8-4A - CLEANING
CONCRETE MASONRY, CURRENT EDITION.
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HOTEL ROYER
URBANA, IL
TAPESTRY COLLECTION BY HILTON 

PAINT

PAINT

STONE AT PORTE COCHERE

EXTERIOR ELEVATIONS

GREENERY - LATTICE ELEMENT



1923 BUILDING
SCALE: 1/8" = 1'-0"2 1923 BUILDING

SCALE: 1/8" = 1'-0"1

1923 BUILDING
SCALE: 1/8" = 1'-0"4 1923 BUILDING

SCALE: 1/8" = 1'-0"3

THOROUGHLY CLEAN, PRIME AND PAINT EXISTING FIRE ESCAPE1

GENERAL CONSTRUCTION SHEET NOTES

1. REPLACE ALL ROTTED AND DAMAGED TRIM, FASCIAS,
SOFFITS, AND SHUTTERS WHICH IS TO REMAIN WITH NEW
TO MATCH EXISTING SPECIES AND SIZE TYPICAL.

2. CLEAN, REPAIR, AND RESEAL AT ALL EXISTING WINDOWS

3. EXISTING TRIM AT 1923 BUILDING TO BE REPAIRED AND
REFINISHED TO MATCH EXISTING.

4. ALL EXISTING STUCCO TO BE PREPARED AND PAINTED
EXPT-01

5. REPAIR ANY DAMAGED OR MISSING GUTTER SYSTEMS TO
MATCH EXISTING

6. PATCH AND REPAIR ANY DAMAGE TO THE EXTERIOR
WALLS TO MATCH EXISTING CONSTRUCTION. PREPARE
FOR NEW PAINTED FINISH.

7. UNLESS OTHERWISE NOTED ALL TRIM AND STUCCO ARE
EXISTING TO REMAIN.

8. REMOVE ANY EXISTING SPLIT SYSTEMS TO BE REPLACED
BY NEW PTACS IN EXISTING OPENINGS. VERIFY
LOCATIONS IN FIELD.

9. PATCH EXISTING HOLES IN EXISTING BRICK VENEER WITH
NEW TYPE N MORTAR (TYPICAL).

10. CHIMNEYS TO BE TUCKPOINTED (TYPICAL).

11. ALL UTILITY PIPING TO BE PREPARED AND PAINTED
(TYPICAL).

12. ALL RAILINGS TO BE PREPARED AND PAINTED  (TYPICAL).

13. CLEAN EXISTING BRICK WITH WATER AND MILD
DETERGENT PER BIA TECHNICAL NOTES - CLEANING
BRICKWORK,CURRENT EDITION.

14. CLEAN EXISTING CAST STONE WITH WATER AND MILD
DETERGENT PER CSI TECHNICAL BULLETIN #39 -
CLEANING, CURRENT EDITION

15. CLEAN EXISTING CONCRETE WITH WATER AND MILD
DETERGENT PER ACI CLEANING AND PREPARING
CONCRETE BEFORE REPAIR, CURRENT EDITION. REPAIR
AND SEAL CONCRETE.

16. CLEAN EXISTING CONCRETE MASONRY WITH WATER AND
MILD DETERGENT PER NCMA TEK 8-4A - CLEANING
CONCRETE MASONRY, CURRENT EDITION.

CONSTRUCTION SHEET KEYNOTES

REPLACE MISSING PTAC SCREENS ON THIS FACADE WITH NEW
TO MATCH EXISTING2

1

2

2

EXTERIOR
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Rehabilitation Standards and Guidelines—Technical Preservation Services, National Park Service

https://www.nps.gov/tps/standards/rehabilitation.htm[7/25/2021 10:58:40 AM]

Home > The Standards > Rehabiliation Standards and Guidelines

Rehabilitation Standards and
Guidelines

The Secretary of the Interior's Standards for
Rehabilitation, codified as 36 CFR 67, are
regulatory for the Historic Preservation Tax
Incentives program. The Guidelines for
Rehabilitating Historic Buildings and the Guidelines
on Sustainability for Rehabilitating Historic
Buildings, which assist in applying the Standards,
are advisory.

Applying the Standards for Rehabilitation

Guidelines for Rehabilitating 
Historic Buildings

Guidelines on Sustainability

Guidelines on Flood Adaptation for Rehabilitating
Historic Buildings

Other Standards and Guidelines:

Four Treatment Standards: Preservation,
Rehabilitation, Restoration, and Reconstruction

Guidelines for the Treatment 
of Historic Properties

History of the Standards

Secretary's Standards for Rehabilitation
The following Standards for Rehabilitation are the criteria used to determine if a rehabilitation project qualifies
as a certified rehabilitation. The intent of the Standards is to assist the long-term preservation of a property’s
significance through the preservation of historic materials and features. The Standards pertain to historic
buildings of all materials, construction types, sizes, and occupancy and encompass the exterior and the
interior of historic buildings. The Standards also encompass related landscape features and the building’s site
and environment, as well as attached, adjacent, or related new construction. To be certified, a rehabilitation
project must be determined by the Secretary to be consistent with the historic character of the structure(s)
and, where applicable, the district in which it is located. The following Standards are to be applied to specific
rehabilitation projects in a reasonable manner, taking into consideration economic and technical feasibility.

1. A property shall be used for its historic purpose or be placed in a new use that requires minimal change to

the defining characteristics of the building and its site and environment.

2. The historic character of a property shall be retained and preserved. The removal of historic materials or

alteration of features and spaces that characterize a property shall be avoided.

3. Each property shall be recognized as a physical record of its time, place, and use. Changes that create a

false sense of historical development, such as adding conjectural features or architectural elements from

other buildings, shall not be undertaken.

4. Most properties change over time; those changes that have acquired historic significance in their own right

shall be retained and preserved.

5. Distinctive features, finishes, and construction techniques or examples of craftsmanship that characterize a

historic property shall be preserved.

6. Deteriorated historic features shall be repaired rather than replaced. Where the severity of deterioration

requires replacement of a distinctive feature, the new feature shall match the old in design, color, texture,

and other visual qualities and, where possible, materials. Replacement of missing features shall be

substantiated by documentary, physical, or pictorial evidence.

7. Chemical or physical treatments, such as sandblasting, that cause damage to historic materials shall not

be used. The surface cleaning of structures, if appropriate, shall be undertaken using the gentlest means

possible.

8. Significant archeological resources affected by a project shall be protected and preserved. If such

resources must be disturbed, mitigation measures shall be undertaken.

9. New additions, exterior alterations, or related new construction shall not destroy historic materials that

characterize the property. The new work shall be differentiated from the old and shall be compatible with

the massing, size, scale, and architectural features to protect the historic integrity of the property and its

environment.

10. New additions and adjacent or related new construction shall be undertaken in such a manner that if

removed in the future, the essential form and integrity of the historic property and its environment would

be unimpaired.

Guidelines for Rehabilitating Historic Buildings
The Guidelines assist in applying the Standards to rehabilitation projects in general; consequently, they are
not meant to give case-specific advice or address exceptions or rare instances. For example, they cannot tell a
building owner which features of an historic building are important in defining the historic character and must
be preserved or which features could be altered, if necessary, for the new use. Careful case-by-case decision-
making is best accomplished by seeking assistance from qualified historic preservation professionals in the
planning stage of the project. Such professionals include architects, architectural historians, historians,
archeologists, and others who are skilled in the preservation, rehabilitation, and restoration of the historic
properties. These Guidelines are also available in PDF format.

The Guidelines on Sustainability for Rehabilitating Historic Buildings stress the inherent sustainability of
historic buildings and offer specific guidance on “recommended” rehabilitation treatments and “not
recommended” treatments, which could negatively impact a building’s historic character. These Guidelines are
also available as an interactive web feature.

Hot TopicsAbout The Standards Tax Incentives How To Preserve Sustainability Historic Surplus Property Education & Training
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Exhibit G – Site Photos

Figure 1. 1923 hotel: Exempt & Minor – trim & stucco repair 
Figure 2. 2011 Porte: Major – stone cladding; Minor – kneewall removal 

Figure 1. 1982 addition: Major – wall to be stuccoed. Figure 2. (left) 1982 addition: Major & Minor; (rear) 1923 hotel: Minor; (right) 2011 Porte: Major & Minor 



Figure 5. 1982 addition: Major – pergola, trellis, lattice screens, sign, wood 
screens, sconces; Minor - trim Figure 6. 1982 addition: Major - wood screens, sconces; Minor - trim 

Figure 7. 1982 addition: Major - pergola, trellis, lattice screens, sconces Figure 8. 1982 addition: Major – windows, stone cladding, wood screens, sconces; Minor - trim 
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From: Dennis Roberts
To: Alice Novak; Kim Smith; David L. Hays; Rene Pollock; Gina Pagliuso; Trent Shepard
Cc: Ricci, Marcus; Andel, Teri
Subject: Evaluation of Royer Hotel elevations
Date: Wednesday, July 21, 2021 10:49:47 AM

*** Email From An External Source ***

Dear Members of the Urbana Historic Preservation Commission,

As a members of the Urbana Historic Preservation Commission who will be meeting
August 4th to review the proposed plans and elevation drawings for the renovation of
the Royer Hotel as a Hilton Tapestry brand hotel, I would like to offer my comments
and suggestions. Unfortunately I have another commitment that evening and will not
be able to attend the HPC session to make these comments in person. 

Like many in the community I have had concerns regarding the future of the Urbana
Landmark Hotel and its restoration.  I appreciate the recent release of images of the
design elevations now available to the public. I am encouraged that the hotel will
basically retain its traditional Tudor Revival character. Of these details, based on the
elevation drawings provided by Zimmerman Weintraub Associates, I would make the
following comments:

1. Retain the half-timbered look in the Jumer wing.
My first comment is “Thank you” for retaining the half timbering on the exterior of the
Jumer area addition. The simplification of the decorative timber work is a stylistic
improvement. “Thank you” also for replacing the timbered elements on the South
façade of the Jumer addition, which had been removed by the previous owner, and
which became a glaring disharmony to the appearance of the hotel.

 The width of the timbering boards should match the width of the original half
timbering used on the original Royer section.
Please consider carefully the color of these board elements. The light brown/golden
color of the faux half timbering shown on the Jumer addition and the port cochére
does not match the original Royer building and I think this is an unnecessary
diversion from a harmony of the building as a united whole. The HPC should request
that the half timbering details match the original Royer section. I am interested in
knowing what the materials will be that are to be used to rebuild the timbering
elements.
I find the following information on the 21st Century take on Tudor Revival Style useful:
“In modern structures, . . . a half-timbered appearance is obtained by applied decorative features
over the "real" structure, typically wood stud framing or concrete block masonry.  A combination of
boards and stucco is applied to obtain the desired appearance. . . . To minimize maintenance, the
"boards" are now commonly made of uPVC faux wood, plastic or fiber reinforced cement
siding with a dark brown or wood effect
finish.  (https://en.wikipedia.org/wiki/Tudor_Revival_architecture)
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2. Retain the red brick façade areas—Do not replace existing red brick with faux
stone.  [A2.50-Construction]
The tan colored stone work proposed in the remodel of the port cochére and entrance
on the West elevation and to the Convention Center entrance on the North elevation,
which replaces the existing red brick, is an unnecessary change and ought to be
reconsidered. It is a change which detracts rather than adds to the cohesive
appearance of the hotel and is—to be honest—reminiscent of the McMansion
architecture seen in today’s pseudo-upscale residential neighborhoods. Retain the
red brick—it is more authentic, it already exists, and is one of the hallmarks of the
Tudor style.

3. Retain the Palladian windows on the West façade in the swimming pool area.
[A2.50]
The Palladian windows in the Jumer addition are a significant architectural element of
interest on the West façade, and I am pleased to see these are retained and not
replaced by some modern window wall or sliding glass doors. These large arched
windows mirror the Palladian windows seen directly across Race Street on the
Urbana Free Library, also a Royer-designed building (built in 1918).
 The trellis work shielding the narrow patio should be a covered by live vines, not a

faux-plastic vine as shown in the materials detail. Another approach to shade the
patio and screen the pool windows would be potted ornamental trees. Tinted glass or
stained glass panes in these windows could provide softened light and privacy, and
be in keeping with the Tudor style. I also hope the builders retain the ornamental iron
railing that exists on this patio.

4. South façade elevation—Restoration of Tudor elements. [A2.51]
(Note: I believe the labels on the design elevations for “North” and “South” elevations
have been mis-labeled; their labels ought to be switched. The Convention Center
entrance is actually on the North façade elevation, but is labeled as the South
elevation, and visa-versa.)
I am encouraged to see that the Tudor Revival style elements that were removed by
the previous owner from the South façade of the Jumer addition will be restored in a
style to match the restoration planned for the North façade. When these were stripped
away they radically degraded the appearance of the South façade. Their replacement
brings balance and harmony back to the hotel, in keeping with a renovation that
respects the historic style.

5. Simplification of Tudor elements on North elevation (mislabeled as the South
elevation),  [A2.52] & [A2.53]
I support the proposed design changes to the Jumer addition’s North and East
façades by removing much of the German or “Bavarian” versions of the Tudor style,
making them simpler and less ornate.

IN ADDITION:

6. Trees in the parking area.  [A1.00]
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The over-all Site Plan for the Royer Hotel’s parking configuration is not significantly
changed from the current lay-out except for one feature: no trees are indicated in
landscaped islands in the parking area. I believe these are required by city ordinance
(see below). Trees moderate heat in paved areas and provide both shade and
beautification. Trees have existed in this parking lot for many years, and the City
needs to require tree islands and landscaping in the parking lot as indicated by city
zoning ordinance.

[Urbana Zoning Ordinance (2018)  Article VII. Parking and Access  p. 99

Section VIII-3. Design and Specifications of Off-Street Parking

A. Design and Construction Requirements

. . .

F. Shade Trees Shade trees are required for surface parking lots with more than 20
parking spaces used for the following: Residential land uses; Commercial land uses;
Employee or customer parking for industrial land uses.

Shade trees shall be planted in the parking lot according to the following requirements
(see Figure VIII-5):

1. One tree, as listed in Table VIII-5, shall be planted for every nine parking spaces
provided on a lot. Trees may be planted at intervals of less than nine spaces to achieve a
more even spacing along the row. Where this ratio results in a fraction, the fraction shall
always be rounded upward to the next highest number (e.g. 11.1 trees = 12 trees to be
planted.)

2. Tree plantings shall begin within 20 feet of the ends of adjoining parking rows.

3. Trees shall have a minimum planting size of two inches caliper. Acceptable tree
species are shown in Table VIII-5. The minimum planting area for trees shall be eight feet
by six feet and the maximum distance between trees shall be 90 feet. Trees shall be
located behind bumper stops or integral curbing, no closer than three feet and no farther
than eight feet from the face of the bumper stop or the curb. Existing trees may satisfy the
tree planting requirement if approved by the City Arborist.

4. The Zoning Administrator, upon the City Arborist’s recommendation, may approve
alternate tree species or alternate tree planting plans which differ from these
requirements but which substantially conform with the intent of this Section VIII-3.F.

5. All trees and shrubs shall be maintained as living vegetation and promptly replaced
within 90 days when any such vegetation dies.]

- - - - - - 
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Thank you for adding my suggestions to the discussion.
Dennis Roberts
East Urbana resident

- - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - -
ADDENDUM:
Tudor Revival combines Renaissance and Gothic design elements to create a style
that is best known for signature details such as half-timbering, steeply pitched roofs,
and asymmetrical design.

Key Characteristics of Tudor Revival

· Range in scope from modest cottages to suburban houses to sprawling
manor-like homes

·  One to two stories, often with an overhanging second story

·  Use of natural materials

·  Stone, brick, or stucco exteriors

· Half-timbered exterior walls with wooden beams often stained or painted dark
brown to mimic the naturally aged darkened oak wood used in the Tudor era

·  Asymmetrical forms

· Multiple gables and eaves which with irregular floor plans give the house a
look of having been assembled and remodeled over time

·  Tall, multi-pane windows, often leaded glass with diamond-shaped panes

· Use of arches including signature Tudor pointed arches on doorways and
windows

·  Parapets

·  Steeply pitched roofs

·  Cross gables

·  Shingled roofs

·  Large-scale stone or brick chimneys that sometimes include multiple flues

· Original Tudor Revival interiors often include grand entry halls, sweeping
wooden staircases, large fireplaces, wood-paneled walls, dark wood beams, door
and wall frames, wide plank oak flooring, and wall treatments designed to mimic
aged plaster

Taken from:
https://www.thespruce.com/tudor-revival-architecture-5116832
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