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     DEPARTMENT OF COMMUNITY DEVELOPMENT SERVICES 

 
Planning Division 

 
m e m o r a n d u m 

 
 

TO:   The Urbana Historic Preservation Commission 
 
FROM:  Rebecca Bird, Planner I 
 
DATE:  November 24, 2010 
 
SUBJECT: HP-2010-COA-06: Request for a Certificate of Appropriateness to replace the 

existing roof shingles, construct a porte cochere and replace the existing door at 
the west entrance at 209 S Broadway Avenue (Urbana-Lincoln Hotel), Xiao Jin 
Yuan, applicant. 

 
 
Introduction and Background 
 
On November 9, 2010, Xiao Jin Yuan submitted an application for a Certificate of Appropriateness 
(COA) to replace the existing roof shingles, construct a porte cochere and replace the existing door at 
the west entrance at 209 S Broadway Avenue (historically called the Urbana-Lincoln Hotel). The 
proposed work to the roof would involve the original 1923 portion of the structure as well as later 
addition. The proposed porte cochere and replacement door would not include work on the original 1923 
portion of the structure but would be limited to later additions.  
 
On February 15, 2010, Brian Adams submitted an application to designate the Urbana-Lincoln Hotel as 
a local historic landmark. On April 7, 2010, the Historic Preservation Commission,  made a preliminary 
determination that the property qualified for designation under criteria a, b, c, d, and e of Section XII-
5.C of the Urbana Zoning Ordinance. At the Historic Preservation Commission meeting on May 5, 
2010, the Commission held a public hearing on the application. At the close of the public hearing, the 
Historic Preservation Commission voted four ayes and zero nays to recommend to the Urbana City 
Council that the Urbana-Lincoln Hotel be designated as a local historic landmark. 
 
The case was forwarded to the Urbana City Council on June 7, 2919. City staff requested that the City 
Council continue the case due to ongoing negotiations for purchase of the hotel. The case was continued 
to the July 12, 2010 Committee of the Whole meeting, where a further continuation was granted. 
 
In late October, the property was sold to Xiao Jin Yuan and Ching Mui Wong. On November 1, 2010, 
the City Council approved Ordinance No. 2010-10-100, a redevelopment agreement with between the 
City and the property owner. In this agreement, the new owner agrees to invest in the property and 
reopen the Urbana-Lincoln Hotel, and the City agrees to pay for specific property improvements and 
other incentives. Additionally, under the agreement, the new owners agreed to submit a Registered 
Preference form indicating owner support for the landmark designation. On November 3, 2010, the new 
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owners, submitted a Registered Preference form in support of the nomination (attached). The application 
will be considered by the Urbana City Council Committee of the Whole at their December 13, 2010 
meeting and is expected to be forwarded with a recommendation for approval to the December 20, 2010 
City Council meeting. 
 
Section XII-5.A of the Urbana Zoning Ordinance requires a Certificate of Appropriateness (COA) for 
properties with a pending landmark designation application for activities that would require a COA if 
the property were designated. Although the Urbana-Lincoln Hotel has not yet been officially designated 
a landmark, a Certificate of Appropriateness must be granted before building permits can be issued. The 
redevelopment agreement between the property owner and the City specifies that the original 1923 
portion of the hotel will be considered as a “Contributing” structure and the 1982 portion of the property 
will be considered as a “Noncontributing” structure as defined in Section XII-2 of the Urbana Zoning 
Ordinance. The agreement further stipulates that the City agrees not to withhold approval of a COA for 
any proposed reroofing of the hotel that uses asphalt shingles selected by the owner in consultation with 
City staff.  
 

Section 4.3.  Historic Landmark Designation.  Upon the submittal by the Developer of a 
completed Registered Preference form which indicates the Developer’s agreement that the Hotel 
Facility be designated as a historic landmark as provided in Section 3.1 of this Agreement, the 
Corporate Authorities of the City shall consider the designation of the Hotel Facility as an 
historic landmark under and pursuant to Section XII-5 of the Urbana Zoning Ordinance, with 
the 1923 portion of the Hotel Facility to be considered as a “Contributing” structure and the 
1982 portion of the property to be considered as a “Noncontributing” structure as defined in 
Section XII-2 of the Urbana Zoning Ordinance for the purposes of the review of any alteration, 
relocation, construction, removal or demolition of the exterior architectural appearance of the 
Hotel Facility under Section XII-6 of the Urbana Zoning Ordinance.  Pursuant to such 
designation, the City shall waive all building permit fees for the Project.  Further, the City 
agrees not to withhold approval of a Certificate of Appropriateness for any proposed reroofing 
of the Hotel Facility that uses asphalt shingles selected by the Developer in consultation with the 
Department of Community Development Services of the City. 
 
Section 5.3.  Historic Landmark Designation.    Provided an historic landmark designation has 
been made by the City in accordance with Section XII-5 of the Urbana Zoning Ordinance, the 
Developer shall comply with all applicable provisions of such Section XII-6 of the Zoning 
Ordinance in connection applications for Certificates of Appropriateness and shall not apply to 
rescind such designation during the term of this Agreement as provided in Section 9.13 hereof. 

 
Section XII-6.A of the Zoning Ordinance requires that a COA be granted for any alteration that affects 
an exterior architectural feature of any locally-designated landmark unless the alteration is designated in 
Tables XII-1 and XII-2 under “No Review”. The petitioner is requesting permission for three projects: 
1) to replace the existing roof cladding for both the original building and the 1982 addition, 2) to 
construct a porte cochere at the main entrance, and 3) to replace the existing door at the main entrance. 
Although these projects would affect both contributing and noncontributing portions of the hotel, and 
parts could be reviewed administratively, City staff is requesting that the Historic Preservation 
Commission review the entire project to maintain consistency.  
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The HPC makes the final decision on the Certificate of Appropriateness. If the Commission denies the 
Certificate, the petitioner may apply to the Historic Preservation Commission for a Certificate of 
Economic Hardship or appeal the Commission’s decision to the Urbana City Council.  
 
Description of the Landmark 
 
The Urbana-Lincoln Hotel was nominated a historic landmark because (1) it is significant as part of 
Urbana’s architectural, civic, cultural, economic, and social heritage, (2) it is a notable work of 
prominent architect Joseph Royer, (3) it is representative of the distinguishing characteristics of the 
Tudor Revival architectural style, and (4) is an established and familiar visual feature in the community 
owing to its prominence in downtown Urbana.  
 
A group of prominent Urbana citizens formed a corporation in 1921 to build a new hotel in downtown 
Urbana. In 1922, the northeast corner of Broadway Avenue and Green Street was chosen as the location 
and prominent local architect Joseph Royer designed a Tudor Revival hotel for the site. Royer, a 
graduate of the University of Illinois at Urbana-Champaign, designed many important buildings in 
Urbana, such as the County Courthouse, Urbana High School, the Urbana Free Library, the former 
Urbana Post Office, and at least five more downtown buildings. Construction on the hotel began in 1922 
and the new hotel, the Urbana-Lincoln Hotel, opened to the public in early 1924. In 1964, Lincoln 
Square Mall, one of America’s earliest downtown enclosed shopping malls, was built adjacent to the 
hotel, enclosing the main entrance on the south façade. The hotel was bought by James Jumer in 1976. 
In 1982, an addition was built on the north side of the original hotel. The addition included a ballroom, a 
swimming pool, conference rooms and 69 guest rooms. The mall and hotel were listed on the National 
Register of Historic Places in 2006 as having national significance. 
 
Description of the Proposed Changes 
 
Replace Roof Shingles 
 
A material test has determined that the existing roofing material on the original portion of the hotel is 
Transite mineral fiber concrete shingles (in this case asbestos mineral fiber). (Brochure of Transite 
attached in Exhibit E.) This roof material was popularly used in 1923 and is most likely original. The 
1982 addition on the north side of the hotel is clad with standard three-tab asphalt shingles. (See photos 
below.) Both of the roofs are failing due to leaks, mold, and missing tiles, in multiple areas. On both 
portions, enough of the roof is failing that full replacement is warranted. 
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Roof on 1923 Portion of Hotel 

     
View of Transite shingle roof 

 Roof on 1982 Portion of Hotel         

    
  
 
Although the existing roof shingles on the 1923 structure now appear a medium-dark gray, they 
originally were a combination of light pinks and grays, as is visible on the side of the roof dormers 
pictured above. Based on a close examination of the Transite roof shingles, the original colors were 
believed to be much brighter but darkened over the years due to soot and dirt. The widths of the existing 
Transite shingles were varied considerably, no doubt to create a pleasing rustic effect, but the exposure 
is constant at approximately 7 inches.  
 
Under the Secretary of the Interior’s Standards for Rehabilitiation, the first preservation treatment is to 
repair rather than replace, but when repair is not possible, to replace with like materials and design. In 
this case repairing an asbestos shingle roof is not possible or advisable. Furthermore, City staff has 
extensively researched fiber cement roof cladding, and this type of shingle is no longer manufactured. 
Although fiber cement shingles were manufactured again in the 1990’s and early 2000’s, a design flaw 
led to widespread material failures, and the resulting lawsuits put the manufacturers out of business. 
Although many concrete roofing materials are now on the market, there are no thin shingles made 
appearing like the existing asbestos fiber concrete roof shingles.  
 
 

Close up of Transite shingles Close up of shingles on dormers 

Close up of asphalt shingles on 1982 addition Close up of failing shingles  
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In terms of suitable replacement roof cladding, City staff consulted John Sandor, a preservation architect 
with the U.S. National Park Service’s Technical Preservation Services. Mr. Sandor  reviews historic tax 
credit rehabilitation projects  and provides assistance to the users of the program and the general public 
on technical aspects of preservation. He is not only an expert on interpreting the Secretary of the 
Interior’s Standards for Rehabilitation but also on historic roofing materials. According to Mr. Sandor, 
the most appropriate replacement material would be a basic asphalt shingle installed with a similar 
exposure. He believes the most salient characteristics of the roof, as viewed from the ground, are its fine 
texture, relatively uniform color, and thin shingle profile. Using slate or a slate-like product would not 
match the delicate texture of the existing roof. 
 
Based on this research, City staff recommends that an asphalt shingle roofing material employing a 
similar thickness and shingle exposure. Staff will present sample materials at the December 1 Historic 
Preservation meeting. 
 
Construct a Porte Cochere over the Main Entrance 
 
The original entrance of the hotel was on the southeast facade. When Lincoln Square Mall was built in 
1964, the original entrance was enclosed by the mall. Following James Jumer’s acquisition of the hotel 
in 1976, a new main entrance with a porte cochere was constructed on the west side of the hotel. (See 
photo below.) The porte cochere was removed in 2005 due to damage by a sign company’s boom truck. 
The petitioner is requesting permission to construct a new porte cochere. 
 

        
 
 
The petitioner is proposing a canopy structure with a steeply gabled roof over the main entrance. (See 
drawing below and additional images with the application in Exhibit B.) The proposed canopy would 
have a 14-foot clearance to allow buses to pull up to the front door. The canopy would technically be a 
free-standing structure, due to building code restrictions on connecting it to the existing building.  
 

View of the west elevation during the Jumer’s Castle Lodge period

Porte Cochere 
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The architect working on this project has researched the history of the Urbana-Lincoln Hotel and is 
proposing to incorporate detailing from the original 1923 entrance into the porte cochere. The front-
facing gable end of the canopy would include the decorative half-timbering from a similarly-sized gable 
end adjacent to the original main entrance. (See annotated photo below.) The brick columns for the 
structure have openings with stone sills intended to mimic the window openings on either side of the 
original entrance. The one-story structure behind the proposed porte cochere would remain as is, 
although the petitioner is proposing to replace the wood shingle roof with a standing seam metal roof 
which is inspired by the standing seam metal roof that was originally on either side of the front entrance. 
 
 
 
 

 
 
 
 
 
 
 

Proposed Porte Cochere, from south                    Proposed Porte Cochere, from north 

Original Royer Entrance, circa 1940s  

Decorative half-timbering to be used on 
porte cochere 

Standing seam metal roof to be used at 
new entrance  

Window openings to inspire openings in 
porte cochere columns  
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Replace Existing Front Door 
 
The existing front entrance has a swinging double door. The petitioner is proposing to replace these 
doors with a single sliding glass door to better accommodate guests wheeling and/or carrying luggage. 
The sliding door will be mostly glass, but will have some framing. The petitioner is expected to present 
further information on this proposal at the December 1 Historic Preservation Commission meeting. 
 
 

 
 
 
 
Discussion 
 
Requirements for a Certificate of Appropriateness 
 
According to Section XII-6.C of the Urbana Zoning Ordinance, the Preservation Commission shall 
consider the following criteria in making its determination for 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. 

 
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 
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in design, color, texture, and, where possible, materials. 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.  

 
Roofing 
 
The proposed changes in roofing material would alter a significant original quality of the building and 
remove historic building material. As the roof has failed in multiple locations, a full replacement is 
necessary. The existing shingles are no longer available. City staff has researched replacement materials 
and found that there is no product that would exactly replicate the current shingles. A preservation 
architect with Technical Preservation Services Division of the National Park Service has recommended 
that the most visually compatible material would likely be asphalt roofing using an exposure similar to 
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the existing roof. Research by City staff finds that the GAF Slateline series has an exposure more similar 
to the existing exposure than other asphalt shingle choices. The Victorian Red color appears to best 
approximate the warm pink-red-gray colors of the original shingles. Staff will present a sample of these 
shingles along with two others at the Historic Preservation Commission meeting.  
 
Porte Cochere 
 
The proposed porte cochere would not affect the original 1923 Royer-designed building. The proposed 
details and proportions of the structure are inspired by and complement the original building as much as 
possible. The canopy would be free-standing and would not destroy any historic materials, features, or 
spatial relationships that characterize the property. The plans are compatible with the original structure 
in terms of height, proportions, roof shapes, and scale, yet do not try to create a false sense of time. 
 
Replacement Door 
 
Replacing the existing entrance door with a single automatic sliding door would not affect the original 
building. The proposed door would fit within the existing door opening, thereby ensuring compatibility 
in terms of proportions and scale.      
 
 
Options 
 
This application requests approval for three distinct projects: 1) replace the existing roof shingles, 2) 
construct a porte cochere over the main entrance, and 3) replace the existing door at the main entrance. 
The Historic Preservation Commission should address each project separately. 
 
For each request, the Historic Preservation Commission has the following options in this case: 
 

1. Grant the requested Certificate of Appropriateness. 
 
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 choose to deny one or more requests, the petitioner would 
have three options: (1) to amend the application for a Certificate of Appropriateness, (2) to apply for a 
Certificate of Economic Hardship with evidence that denial of this application is financially infeasible, 
or (3) to appeal to City Council within 15 days (Article XII-6.E of the Urbana Zoning Ordinance).  
 
 

Staff Recommendation 
 
Based on the findings outlined herein as well as the provisions for the roof in the redevelopment 
agreement, 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 replacement of the existing roof shingles, construction of a porte 
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cochere over the main entrance, and replacement of the existing door at the main entrance with the 
following conditions: 
 

1. The work will be done in general conformance to that described herein and as approved by the 
Historic Preservation Commission at the public hearing. 

2. As much of the decorative copper cresting be re-used as possible. 
3. Any changes to the proposal must be reviewed by the Zoning Administrator, in consultation with 

the chair of the Historic Preservation Commission.. 
 
Attachments:  Exhibit A: Location & Aerial Map 
  Exhibit B: Application & Porte Cochere drawings 

Exhibit C: Photographs 
Exhibit D: Registered Preference 
Exhibit E: Asbestos Shingles Brochure 
 

CC:  Gordon Skinner, Building Safety Manager 
 Xiao Jin Yuan, owner, xjyuan@charter.net 
 Guy Hampel, architect, g.hampel@comcast.net 



Prepared 11/16/2010 by Community Development Services - rlb

Lincoln
Square

Mall

Post
Office

Library

S 
R

ac
e 

St
Main St

Busey
Bank

County
Court
House

Elm St.

Illinois St.

S 
Br

oa
dw

ay
 A

ve

Green St.

200 0 200 400 600100
Feet

HPC Case: 2010-COA-06
Subject:     Certificate of Appropriateness Application to
                   replace the roof shingles, construct a porte cochere
                  and replace the door at the west entrance.
Location:   209 S Broadway Ave, Urbana
Petitioner:   Xiao Jin Yuan 

F

Location & Aerial Map 

Subject Property

EXHIBIT A



 



EXHIBIT B



EXHIBIT B



EXHIBIT B



EXHIBIT B



EXHIBIT B



EXHIBIT B



EXHIBIT B



EXHIBIT B



-

-

1

24

6

10

14

7

8

14

EXHIBIT B



EXHIBIT B



EXHIBIT B



EXHIBIT B



Exhibit C: Photos of Urbana-Lincoln Hotel, 209 S Broadway Avenue 
 
1. Current West Elevation 
 

 
 

 
 

EXHIBIT C



   
 
 

      
Main entrance, detail                                            Main entrance, detail 
 
 
 
 
 
 
2. North & Northeast Elevations 
  

  
Conference Hall, North 1982 Addition 
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