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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: February 23, 2011 

 

SUBJECT: Review and comment on the effects of a special use permit application on a local 

landmark, the Urbana-Lincoln Hotel, 209 S Broadway Avenue  

 

 

Introduction  
 

According to the Urbana Zoning Ordinance, Section XII-3, F.11, one of the powers and duties of the 

Historic Preservation Commission is as follows: 

 

“To review and comment upon submitted applications for zoning amendments, special 

use permits, conditional use permits, Mixed Office Residential District provisions, or 

zoning variances for properties contiguous to or separated only by public right-of-way 

from designated landmarks and historic districts. The Zoning Administrator should send 

notification of such applications to the Preservation Commission for comment prior to the 

hearing by the Plan Commission, the Board of Zoning Appeals, or the City Council.” 

 

In this case, the Historic Preservation Commission is asked to review and comment on a proposal by the 

Urbana-Champaign Independent Media Center at 202 S Broadway Avenue to construct a new radio 

transmission tower, and any effects it may have on a local landmark located immediately to the west.  

The subject property is separated only by a public right-of-way from The Urbana-Lincoln Hotel, at 209 

S Broadway Avenue.   

 

 

Background 
 

The Urbana-Champaign Independent Media Center (UCIMC), WRFU-LP 104.5 FM submitted an 

application (attached) on January 28, 2011 for a Special Use Permit to construct a 100-foot radio 

transmission tower at their facility at 202 S Broadway Avenue, Urbana, Illinois. Currently, the UCIMC 

has a roof-mounted radio antenna with a height above ground level of 65 feet. They are requesting 

permission to construct a permanent freestanding radio transmission tower with a height of 100 feet on 

the south side of their building, adjacent to the north-east portion of Lincoln Square Village. (See 

attached application for site plan.) According to the applicant, listeners in areas to the north and west of 

downtown have problems receiving WRFU-LP 104.5 FM. The proposed tower would allow listeners in 
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those areas to more consistently receive the signal. If approved, the existing roof-mounted antenna 

would be removed.   

 

The proposed radio transmission tower would be a self-supporting lattice style tower. It would be six 

feet seven inches wide at the base and one foot six inches wide at the top. As it is self-supporting, it will 

not require guy wires. See attached application for tower plans.  

 

The review process for the proposal includes three public meetings: 

 

 On March 2, 2011, the Historic Preservation Commission will review the proposal under its 

authority as stated above. 

 

 On March 10, 2011, the Plan Commission will hold a public hearing and make a 

recommendation to the City Council for final action. 

 

 On March 21, 2011, the City Council will consider the application and take final action. 

 

The Historic Preservation Commission (HPC) should review the proposal for 202 S Broadway Avenue 

and provide comments to the Plan Commission to consider in their review of the application.  

 

 

The Urbana-Lincoln Hotel, 209 S Broadway Avenue  

 

The Urbana Historic Preservation Commission recommended the Urbana-Lincoln Hotel for designation 

as a local landmark on May 5, 2010. On December 20, 2011, the Urbana City Council designated the 

property as a historic landmark by Ordinance No. 2010-06-046  based on the recommendation and 

findings of the Historic Preservation Commission, including that the application met the following 

criteria set forth in Section XII-5.C of the Urbana Zoning Ordinance:   

 

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

ethnic, political or social heritage of the nation, state, or community.  

 

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

 

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

for the study of a period, style, craftsmanship, method of construction or use of indigenous 

materials and which retains a high degree of integrity. 

 

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

influenced an area. 

 

e) Identifiable as an established and familiar visual feature in the community owing to its unique 

location or physical characteristics. 

 

Section 3 of the Ordinance states that the original 1924 Joseph Royer-designed building is classified as a 

contributing portion of the landmark and that the remainder of the property including the 1982 addition 

on the north is classified a non-contributing portion of the landmark. 
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Special Use Permit 
 

A special use is any use of a lot, structure, or building which by its nature, intensity, or potential impact 

upon an area cannot be considered as a principal or accessory use within a use district, but when subject 

to special conditions and standards specified in a special use permit may be compatible with other uses 

in the same or adjacent districts. Before a special use permit is granted, an application must undergo site 

plan review by the Plan Commission and be approved by the City Council.  

 

The subject property is situated within the B-4, Central Business Zoning District. Pursuant to the Urbana 

Zoning Ordinance, Table V-1, a “radio or television tower and station” is permitted as a special use in 

the B-4 Zoning District. Additionally, Section XIII-1.R of the Urbana Zoning Ordinance requires 

Special Use Permit approval for antennas with towers in B-4 zoning districts.    

Requirements for a Special Use Permit 

 

According to Section VII-4 of the Urbana Zoning Ordinance, an application for a Special Use Permit 

shall demonstrate the following: 

 

1. That the proposed use is conducive to the public convenience at that location; 

2. That the proposed use is designed, located, and proposed to be operated so that it will not be 

unreasonably injurious or detrimental to the district in which it shall be located, or otherwise 

injurious to the public welfare; and 

3. That the proposed use conforms to the applicable regulations and standards of, and preserves the 

essential character of, the district in which it shall be located, except where such regulations and 

standards are modified by Section VII-7. 

 
Consideration 

 

The Plan Commission will determine whether the reasons set forth in the application, and the evidence 

adduced during the public hearing, justify the granting of the special use permit, and whether the 

proposed use will be in harmony with the general purpose and intent of the Zoning Ordinance, and will 

not be unreasonably injurious or detrimental to the district in which it shall be located, or otherwise 

injurious or detrimental to the public welfare. 

 

In addition, the Plan Commission shall make a recommendation to the City Council for or against the 

proposed special use, and may also recommend such additional conditions and requirements on the 

operation of the proposed use as are appropriate or necessary for the public health, safety, and welfare, 

and to carry out the purposes of the Ordinance, including but not limited to the following: 

 

1. Regulate the location, extent, and intensity of such use; 

2. Require adherence to an approve site plan 

3. Require landscaping and the screening of such use by means of fences, walls, or vegetation; 

4. Stipulate a required minimum lot size, minimum yards, and maximum height of buildings 

and structures; 

5. Regulate vehicular access and volume, and the design and location of parking and loading 

areas and structures; 

6. Require conformance to health, safety, and sanitation requirements as necessary; 
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7. Regulate signs and outdoor lighting; 

8. Any other conditions deemed necessary to effect the purposes of this Ordinance. 

 

The Plan Commission may also consider any comments from the Historic Preservation Commission 

regarding the application.  

 

Discussion 
 

The proposed tower would be located on the least visible side of the building, between the building and 

the northeast portion of Lincoln Square Village. At ground level, views of the tower will be blocked by 

adjacent structures to the north, east, and south. The only view of the base of the tower from ground 

level will be from the west where the base of the tower will be visible to people using the north entrance 

to Lincoln Square Village. 

 

Although the proposed 100-foot tower not be very visible at ground level, it would be visible above the 

skyline, as is their current roof-mounted antenna. The Champaign County Courthouse clock tower is 135 

feet. The Urbana-Lincoln Hotel and the bell tower at the First United Methodist Church at 304 S Race 

Street are both approximately 70 feet in height. Tiernan’s Block/Masonic Temple at 115 West Main 

Street and County Plaza at 102 E Main Street are approximately 60 feet in height. The UCIMC’s 

existing radio transmission tower, located on the roof of their building, is 65 feet in height. While the 

tower would be taller than most of the surrounding structures, its narrow width should prevent it from 

creating much of a visual impact. (Photos attached with skyline views.) 

 

Another point to consider is that the proposed free-standing tower would replace the existing roof-

mounted tower. Although the proposed tower is taller, it is free-standing and not roof-mounted. A free-

standing tower would be preferable for the old Post Office building.  

 

Although the proposed tower would be closer to the non-contributing portion of the landmark than to the 

contributing portion, it would be visible from a number of windows on the northeast elevation of the 

hotel. These include some windows in the conference center, which is a non-contributing portion of the 

building, and some in guest rooms, which are part of the contributing portion. (See attached photos for 

more detail.) 

 

HPC Review 
 

The Historic Preservation Commission is asked to review and comment upon the proposed project as it 

may affect the adjacent Urbana-Lincoln Hotel. The HPC should specify any effects of the proposal on 

the landmark, and make any suggestions for reducing those impacts. The purpose of the commentary 

will be to provide any additional information that would contribute to the Plan Commission and City 

Council review processes.  

 
Exhibits: A. Location Map & Aerial 

  B. Application with proposed site plan and tower plans 

C. Site Photos 
 

cc:   Mike Lehman, rebelmike@earthlink.net 

Ricardo Diaz, xpenn.diaz@gmail.com 
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Exhibit C. Site Photos 

1. North Elevation of Urbana-Lincoln Hotel 

 

Nearly entirely 1980s addition 

 

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



2. Urbana-Champaign Independent Media Center, 202 N Broadway Ave 

 

Front (west) façade, with existing roof-mounted radio transmission antenna visible 

3. South elevation, proposed location of radio transmission tower 

 

 

Existing radio transmission antenna 

Proposed location 



 

View from north entrance of Lincoln Square 

4. Northwest Portion of Urbana-Lincoln Hotel 

 

Windows in Urbana-Lincoln Hotel with views of proposed tower 

Proposed location 



5. Skyline Views 

 

View from Main Street would be mainly obscured by other structures 

 

View from Cunningham and University Avenues, could be visible but only just 

 

View from Elm and Vine Streets, will be visible 


