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REPORT TO HISTORIC PRESERVATION COMMISSION

FROM: Bruce A. Knight, Planning Director

DATE: August 27, 1999

SUBJECT: Case No. HPC 98-017: Application for Landmark Designation for
305 West University Avenue - The Parkview

A. Introduction: The Historic Preservation Commission is requested to consider the
nomination of the property at 305 West University Avenue for designation as a Landmark. The
Commission is requested to make a determination on the extent to which the application meets
the designation criteria from Section 37-491 of the Zoning Ordinance.

B. Recommended Action: Staff recommends Alternative 1. Staff feels the application meets
three of the criteria for designation and is therefore eligible for designation as a Landmark:

C. Background:

Applicant: Kevin Phillips, President, Parkview Building Corporation
Owner: Parkview Building Corporation
Location: 305 West University Avenue

a. Description of Property: Built in 1925, the property is a 3-story apartment building
containing six units, 2 per floor. A raised basement adds to the height and stature of the building.
The building is symmetrical in design on the exterior. Interior layout of the building is basically
symmetrical, but with some minor variations among the units.

The building is of brick construction with concrete used for windowsills, horizontal detailing,
framing around the main entry door, and along the castlations on the roofline. The roof is flat.
The castlated parapet on the front facade is one of the distinguishing features of the building.

Semi-octagonal bays rise the entire height of the building. Except for the front bays, most
windows on the building are double-hung with a 6-over-i divided light windowpane
configuration. Windows in the center of the building (which light the stairwell) are also 6-over-i
configuration, but have divided light transoms. Windows in the front bays are a combination of
casement and double-hung windows with 8 divided lights. Originally, the windows in the bays
were casements. Some have been replaced with double-hung or awning type windows.

b. Comprehensive Plan and In-Town Neighborhood Plan: The Comprehensive Plan recognizes
historic preservation as a tool for achieving healthy neighborhoods and commercial areas. The
Plan encourages the preservation of buildings that have historical and architectural significance
as a means of promoting visual environments of high aesthetic quality and variety. The In-Town
Neighborhood Plan supports the creation of historic districts which "reinforce Neighborhood
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Plan objectives relative to the conservation and preservation of significant structures within the
area".

The Parkview has both historic and architectural significance to the community and contributes
to the aesthetic quality of the West Side Park environment and the surrounding neighborhood.
The designation of this property would therefore be consistent with the Comprehensive Plan and
the In-town Neighborhood Plan.

D. Alternatives:

Determine this application meets at least one criterion for designation, make findings to this
effect, and nominate the property for Landmark designation.

2. Determine that additional information is required in order to make a finding on at least one
criteria for designation, identify the information, and continue the case until the next regular
scheduled meeting of the Commission.

3. Determine this application does not meet any criteria for designation, make findings to this
effect on all criteria, and deny the application.

E. Discussion of Alternatives: Alternative 1 should be chosen if the Commission determines
that the application meets at least one of the criteria listed in the Zoning Ordinance, Section

37-491 - Criteria for Designation of Landmarks and can be nominated, this alternative is
chosen, the Commission should make a finding on each applicable criteria and include reasons
for the finding (or adopt the findings attached to this report) and nominate the property for
designation.

The applicant states the property meets the following criteria from Section 37-49 1 of the Zoning

Ordinance as follows:

(b) The property is associated with an important person or event in national, state or local
histoiy.

The applicant states that two of the original residents (Albert Eisner and Robert Zuppke) of the
building have significance in local history.

(1) Albert Eisner founded the local Eisner Grocery chain. The chain eventually merged with
Jewel Foods. While this connection would likely support this criterion, Staff feels that the
application could benefit with additional research and supporting arguments on the
significance of the Eisner Grocery chain in Champaign.

(2) Robert Zuppke was the Coach of the Illini football team at the time a major fundraising
effort was undertaken for the construction of the current football stadium. Memorial
Stadium, named in honor of the Illini who lost their lives during World War I, was dedicated
in 1924. Coach Zuppke coached for 28 years at the University of Illinois and took the team
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to three national championships. The Stadium was renamed Zuppke Field in 1966 in his
honor. Coach Zuppke is a well-known figure at University of Illinois and therefore
Champaign history.

Staff has referenced oniy the association with Robert Zuppke in the Finding of Fact (Attachment
B) as this association has been developed to a greater extent than the importance of Albert Eisner
within the application.

(e) The property is identifiable as an established andfamiiar visual feature in the community
owing to its unique location or physical characteristics.

Overlooking West Side Park, the Parkview has always had a prominent location. Its architecture
also makes the building stand out to both users of the Park and those that pass by on University
Avenue and State Street.

CO The property is one ofthefew remaining examples of a particular architectural style or
use, or is an example, which clearly represents a major architectural style, and has
undergone little or no alteration since its construction.

The applicant considers the building to be Gothic Revival in style based on the castellated front
parapet, prominent full height semi-octagonal bays, and arched main entry. Staff feels that the
building is an eclectic mix of revival styles. Being a mix of styles rather than a pure style does
not necessarily reduce the significance of the property. The castellations are not a common
feature in any one-revival style however; the casement windows and flattened arch entrance are
more common in Tudor Revival style. The combination of architectural elements on this
property suggests that the building should simply be classified as an 'eclectic revival style'.

The period of construction of the Parkview coincides with the time period when prominent
residences were built in one of a variety of revival styles. English, French, Spanish, and Italian
revival styles were popular styles for homes of the wealthy in the period following World War I.
Known as period houses, the recreation of these styles is known to be a distinctive architectural
development that was basically an American trend It is likely that the architect of the Parkview
incorporated the attractive elements of various revival styles to create a multi-family residence of
quality and prominence for its owners.

Alternative 2 should be chosen if the Commission needs further information before making a
final decision. If this alternative is chosen, the Commission should identify the information
needed and continue the case to the next scheduled meeting of the Commission.

Alternative 3 should be chosen if the Commission feels the application does not meet any of the
criteria for designation. If this alternative is chosen, the Commission should make findings to
this effect on all criteria, include reasons for the findings, and deny the application for
nomination.

Poppeliers, Chambers, and Schwartz, 1983. What Style is it? A guide to American Architecture, John Wiley &
Sons, New York
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F. Budget and Staffing Impact: If the property is designated as a Landmark, staff time will be
required to review any applications for exterior alterations.

Prepared by:

Christine Newbold
Planner II

CN:mlm

Attachment: A - Proposed Findings
B - Application for Landmark Designation - 305 West University Avenue

g:\histpres\hpc\prelim\99O 17
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HISTORIC PRESERVATION COMMISSION

PROPOSED FINDING OF FACT - LANDMARK
305 West University Avenue (The Parkview)

FINDINGS OF FACT ON CRITERIA (b) (d) and (1) OF SECTION 37-491 OF THE
ZONING ORDINANCE:

(b) The property is associated with an important person or event in national, state or local
histoiy. Robert Zuppke was the Coach of the Illini football team at the time a major fundraising
effort was undertaken for the construction of the current football stadium. Memorial Stadium,
named in honor of Illini who lost their lives during the World War I, was dedicated in 1924.
Coach Zuppke coached for 28 years at the University of Illinois and took the team to 3 national
championships. The Stadium was renamed Zuppke Field in 1966 in his honor. Coach Zuppke is
a well-known figure at University of Illinois and therefore Champaign history.

(e) The property is ident?fiable as an established andfamiliar visualftature in the community
owing to its unique location or physical characteristics. Overlooking West Side Park, the
Parkview was built in its current location because if the prominence of the location. Its
architecture contributes to the prominence of the building and attracts the attention of both users
of the Park and those that pass by on University Avenue and State Street.

(f) The property is one ofthefew remaining examples of a particular architectural style or
use, or is an example, which clearly represents a major architectural style, and has undergone
little or no alteration since its construction. The castellated front parapet, prominent full height
semi-octagonal bays, arched main entry, and use of multi-paned casement and double hung
windows suggest an eclectic mix of revival styles. The building has undergone very little
alteration since its construction. The only changes to the building have been the replacement of
some casement windows with double-hung or awning style windows.
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APPLICATION
FOR

LANDMARK DESIGNATION

PLEASE PROVIDE THE FOLLOWING INFORMATION (please print or
type):

1. Common street address of Property being nominated:
3o' / -r:b

2. Legal description of property being nominated:
i, ( 1L,L t- . I i--,L (TA

C2i. 4.\ (LLC 4.o -

3. Property Index Number:
(from tax assessor's roil)

4. Name of Property Owner:
(from tax assessor's roil)

5. Address of Property Owner:
(from tax assessor's roll)

Designation
CaseNo.:__________

k m1tL-, 7(1J4k

o5 '-1 er'-\ ____
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6. Attach a map showing the boundaries and location of the property.

7. Attach photographs and slides showing the important features of the property or
structure.

8. Indicate which of the following criteria apply to the property or structure (check
all that apply):

[ The property or structure has significant value as part of the historical,
cultural, artistic, social ethnic, or other heritage of the nation, state or
community

I1 The property or structure is associated with an important person or event in
national, state or local history.

Li The property or structure is representative of the distinguishing characteristics
of an architectural type inherently raluable for the study of a period style,
craftsmanship, method of construction or use of indigenous materials.

Li The property or structure is the notable work of a master builder, designer,
architect or artist whose individual genius has influenced an era.

The property or structure is identifiable as an established and fi4miliar visual
feature in the community owing to its unique location or physical
characteristics.

The property or structure is one of the few remaining examples of a particular
architectural style or use, or an example which clearly represents a major
architectural style, and has undergone little or no alteration since its
construction.

9. Attach a general statement describing the property and its historical significance
and the reasons why it should be designated as a historic landmark. Include a
statement describing bow the property meets the criteria listed above in #8. At
the end of these statements, please list your sources of information, including
bibliographic references.
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PLEASE NOTE: Additional detailed information and photographs to support this
nomination may be required if the Historic Preservation Commission finds that the
property merits consideration.

10. Please provide the following applicant information.

APPLICANTS NAME: PHONE(day): ..%1 -

ADDRESS: 3 i Z/, ' 3 CITY: Ci, pici /L

_________________________ZIP CODE

APPLICANT
SIGNATURE: DATE: 45
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I3uilcling historic lDreservation Nomination

The Porkview uiUing Corporotion woc formed on October 3,924 in orer to construct the cuent

owner-occupie oportment buiUing. N0 o forrn of property ownership uncommon in Chompoign, the Co-op

form of property ownerchip wos once much more prevolent, on is ctiH very common in lorge citiec. n o co-op,

the entire builing is owne by the corporotion, whose s reholers ore comprice of the owner-occupontc of

the builing. Much more common tooy is the conominium form of ownership, but the co-op style reolisticolly

ref lectc the foct thot the owner-occuponts shore in the life of the buiUing. Only 9 of the ol co-op

oportment builingc built before \W H ore cull co-ops. During the oct h0lf of this century, moct

oportmentc hove been conctructe for troncient rentol occuponcy, but th5 builing reflects onother opprooch

to urbon life, where flotc ore oime ot permenont owner occupontc. An unucuol feoture of the Porkview,

though not entirely unigue, is thot the originol owner occupontc forme the Porkview Corporotion before

the lon woc purchose or the builing wos built, rother thon its hoving been built by on investor on sol off

to the owners who come to comprise the oor ofter the builing is done.

At the first meeting of the oor, on October 6, 1924,the stockholers ogree to purchose Lot 3 of

block 3 of ornhom, Clork, on hite's oition to Urbono, now o port of the City of Chompoign,

om Josephine Cresop emsen. The boor further occepte o controct om the 0lenn North

Compony on the North-Roffin Construction Compony for the construction of the oportment buiUing.

0n Jonuory 19, 925, ot the stochholers meeting "it oppeore thot Mr. Albert icner, Robt' C -

Zuppke, on Jesse A Miller h0 ecie to -

inivuolly oi o room to the reor of eoch of Dg
Fl Master

their oporments on the necescory founotion Livingsto Room
Bath

wolls were olreoy inctolle," The boor
-

ecie to o the some room to the Fer .,

oportments on the other sie of the builing, HJ-4U

OU "thot the metho of finoncing come be Fer '•

etermine ot o loter dote." Th5 begon the

life of one of Chomoign's most recogni2oble LgRoom Fl

co-operotive oportment builingc overlooking

vest Sie Pork, which in 925 wos olmost
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precicely in te geogropicol center of Compoign.

1e Luiling ic conctructe in o ctyle very common to urkon oportmentc, two cetc of lineor oportmentc tkree

unitc tell chore o common wo1i, in tic woy every room oc externol winowc. Ike reor of tke kuiling concictc

of tke externol roomc of tke unitc, wkick exten for come ictonce Lekin tke center of tke LiIing, creoting

o courtyor. Iogetker Wtk tke goroge to tke reor, tkic creotec o privote outoor cpoce for tke common uce

f tke recientc.

Ike occ-cection oLove ic Loce on one unit, octuolly oc tkic Luiling woc Luilt for 6 iniviuol ownerc on

eock owner koc olwoyc ko internol control of tkeir unit, tkere ore come minor ifferencec Letween unitc, Lut

tke Locic loyout ic cimilor. A common ecign element for urkon townkomec of tke ero ic o cunroom to tke

pont, eock oportment koc o 9x12 cunroom overlooking ect Side Pork, oc well oc o view of tke pork om

tke living room.

Ike Luiling ic Locicolly Gotkic Revivol of tke nglick Meievol cukcckool in form, witk tke roofline Leing

portly coctellote.Coctellotion woc more common in puklic Luilingc, Pt oc o óunit Lrick oportment Luiling

tke Porkview ic of cufficient P1k to woont tkic treotment. Ike cunroomc in tke pont ore cemi-octogonol

in ckope, tkereky mimicing tke poropetc common to tkic ctyle. kile tke wiPowc ore ll rectongulor in ckope,

tke ont oorjomL koc o orckP ckope common to tke ctyle, 0P ll wiPowc oP Porc (excepting tkoce

focing tke reor 0P tke courtyoP) kove concrete cillc. Ike wiPowc in tke poropet cunroomc ore noow

cocementc witk 4 x 2 ponec of glocc, wkile tkoce in tke rect of tke Luiling ore Pukle-kung witk 2 x 3 pone cplit

topc, oP cingle ponec on tke Lottom.

kile tke exterior of tke Luiling woc Gotkic Revivol, tke interior woc mPern 925 convenient. Ike unitc

iffer cligktly witk interior oor loyout oP etoilc, Lut eock woc originolly eguippP witk Lotkroomc feoturing

expocP ckromP piping, coming up tkrougk tke floor interior to tke LotktuLc in oPer to ovoi exterior wollc.

Ike Luiling woc cloccifiP oc fireproof, meoning tkot tke floorc ceporoting tke unitc ore of cukctontiol coct

conete, oP tke woll iviing tke unitc on eock floor ic olco tkick concrete. Ike LuiUing feoturP centrol

keoting, Lt eock unit originolly olco kP o functionol ornomentol fireploce.

Ike firct occuponcy of tke Luiling woc in Auguct of tke following yeor, 925, wken it woc complete enougk

for occuponcy, tkougk work continuP for o few montkc on etoilc.

Ike originol ownerc of tke Luiling were

At I: Jecce A. Miller
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Apt 2: AlLert isner, 5r, founer of te icner grocery ckin

At 3: li2oLet 5toltey, o Crictin 5cience proctioner

Apt 4: Rokert Zuppke, coock of tke igkting Ilini footLll teom in tke ys of Re

ronge, for wkom tke fiel itcelf, (Zuppke fiel) ic nome.

Apt 5: Darwin Kirky, pkysicion curgeon

Apt 6: Vernon T. eic, commerciol travel ogent.

75 yerc, tke recients of tke kuiUing kove turned over severol times, kt eguently resients live in tkese

ol Luilingc for very long perios. Ak0t ç years after Alkert Misner, Sr. move into tke LuiUing, ke

passe away, an ks apartment wac purckase Ly war M. egenLart, wko ka Legun kic career as

Lutcker for Mr. Micner. y tkic time Mr Megenkart ka ectaLlicke kic own grocery store at ti8 V.

Ckurck. AlLert kis wife Nellie raice tkeir family tkere, incluing tkeir augkter Melen. Melen maie

an move away, Lt returne to nurce ker fatker in kic age. Melen tll lives in apartment #2. I inclue

tk5 story, wkick is unremarkakle in etacke single-family komec, to emonctrate tkat co-op townkomec are

often treate muck more like family komes tkan outsiers woul otkerwise presume, often ctaying in tke family.

Ken Marianne Kellerkals, wko live in apartment #4, oLtaine tkeir apartment tkru tke estate of

Marianne s uncle, k0 ka purckace tke apartment in 978 om tke ectate of Coack Zuppke.

summary, tke Parkview uiling Corporation prouly places its Luiling Lefore tke Ckampaign Mictorical

Preservation Commission in nomination for Mictoric Lanmark 5tatus Lase upon tke following 3 iteria:

13 - Associates! with an important person or' even! in national, slale, or local history:

1wo of tke original owner-occupants of tke Parkview are percons wkoce names are instantly recogni7akle to

persons familiar witk local kistory, AlLert Micner ans! Rokert Zuppke.

Ike isner Crocery ckain, wkick later merges! witk Jewel Moos!s, was founs!es! in Ckampaign Ly Alkert

isner, k0 startes! k5 career as an ins!epens!ant Piggly-iggly anckicee. Me struck off on k5 own ans!

founs!es! k5 own store, wkick Lecame a ckai, isner s, wkick merges! muck later witk Jewel oos!s to Lecome

a major mis!western grocery store cLam.

Rokert Zuppke was tke Coack of tke Ilini footkall team wken ke accompanies! george Muff, k0 was tke
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UI athletic irector, on a crosc-country funraising effort, contacting alumni clubs acrocc tke Unite 5tates in

orer to fun Memorial 5taium, soliciting func 5om alumni cuck as Avery runage. During te eication

game on QctoLer 8, l92, wick eicate te stadium to tke 182 1llini k0 lost tkeir livec uring

U arol Re Crange score ic historic touckownc in tke firct 2 minutes of te game, earning im is

nickname as te Calloping kost, an ckowing off our new fiel on newsreels across tke country Coach Zuppke

took IllflO5 to 3 national Uampionsips, in 1919-1920, 1923-1924, an 1927-1928, in spite of ic opposition to

ccolarcips for footUll players. Coach Zuppke retire in 1941, following 28 years of coaching te Ilinois CootLall

1eam. Ike fiel wac rename Zuppke Uiel in kic konor in iqóó, at tke Da s Day Uootkall Came.

- lcJenTifialle as a familiar visual feature in the community owing to its unique location or physical characteristics:

Like two previously esignate Lilings, tke Mattis aU 1revitt komes, tke Parkview sits on vest 5ie Park.

Ike Parkview is at tke coutkeast corner f tke park on University Avenue, an its prominence is empkasi7e Ly

tke conversion of University om one way to two way traffic at 5tate, westLoun traffic is stoppe at tke ligkt

at State an sent 5outk to 5pringfiel Avenue.

- One of the few remaining examples of a particular architectural style or use, or is an example which clearly

represents a major architectural style, ansI has undergone little or no alteration since its construction: Only 9 of tke

prewar co-ops remain as co-operative apartment Luilings in Ckampaign (Avalon, CamLrige, Doson,
tke 43,

lrlge, 0lenn, awtkorne, Qxfor, Pemkroke an Parkvew) remain as co-op apartments. A

an apartment Luiling kuilt in tke Cotkic evival of tke nglisk Meieval sckool form, witk castellate parapets

an semi-octagonal cunroomkays, 'Parkview is an excellent example of its form, wkick is essentially unckange

since its construction in 1924.

Uor tke reasons liste akove, tke oar of tke Parkview uiling Corporation respectfully requests tkat tke

Uistoric Preservation Commission, an suksequently tke Plan Commission aU tke Ckampaign City Council

ecignate our kome at 305 ect University Avenue as an istoric Lanmark.

5incerely,

uiling CorporationPret,Parkview ----

Sourcec:
Pavkview incorpovafon papers an minuec vom fe ivct 25 eavc o meetings. interviews of recisIents <en Marianne

<ekerkaL, Ckampaign )rkana Cit Dictoriec, 1Q35, 1Q38, 1Q40, 1Q48, Ianigan-Peorcon Co., Cornsilk an Cha of
CLmpaign Count9, Ricar Morgon, 0nsI A Commemorative istor f Champaign County, lllfl0;5 1833.1083, &aker
Miller
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Supplementi to the nomk,ation of 305W. Universityae a Lanclmark uiIdllng in Champaign

Excerptet ancl summarized from A Field Guide to American Houes, 17y Virginia & Lee McAIesterariclWhaiti1eis
JtI b'y Foppeliers, Chaml7ers, & Schwartz.

OutIir itruiuat

The Gothic Revival style began in England in the mid 18th century, but really
only got a foothold in the United States in the 1830's. Writers such as Sir Walter
Scott whetted the public's appetite for things romantic, and the Gothic style,
with its ornamentation less formal and more fanciful than the Greek Revival
Style which proceeded it, fitted the bill nicely.

One subtype of the Gothic Revival Style, which amounts to about 5% of Gothic
Revival Homes, involves a design based on English Medieval Models, and
features flat roofs with cast ellated parapets.

Doors and windows often dispaly a distinctive decorative crown, this crown is
on the front door of the Parkview.

While the popularity of the Gothic Revival Styly waned in the latter part of the
19th Century, the influence of the style endured well into the 20th century,
especially in public and religious buildings.
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Detail IDliotos f the Fcjricview
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Supplementto the nomkiation of 305W. University as a Landmark uiking in Champaign

Excerptfrom an article Ly Jim Fay, l7hD.

The expression "Illiniwek" was first used in conjunction with the University of Illinois lyfootball coach oE'
Zuppke intheniicfl920's.Zupwasa philosopherand historian b'ytraining and inclination,ancl hewas
intrigued 1'ythe conceptthe lllini peoples hekl aEouttheir identity and aspirations. They spoke a dialect of
the Algoncuin language and used the term "llliniwek" to referto the complete human E'eing the strong,
agile human Lody; the unfettered human intellect; the indomitalle human spirit.

These clays itwoukI L'e easyto dismiss Zup's pointas so much sports hypethole, l7utthatwas notthe case.
Zup was notgiven to hyperbole. Although he won three national championships while at Illinois, he was
constantly under criticism for his reluctance or refusal to offer scholarships orto toutthe athletic
program. Zup thought aggressive recruiting or 'proselytizing" would kill the game,(1) and, for all intents and
purposes, his principles eventually cost him hisjol.

Zup had an extraordinarjfoothall mind and was instrumental in the clevelopmentof many of the standard
elements of modern footl'all such as the spiral pass and the huddle, which he showcased in the 192S
national championship game. ut he strongly E'elieved the essential element of football lie not in the
strategies orthe size or strength of the team, but in the character of the men on the team.

Zup's respectforthe game rubbed off on his players. When Red Grange graduated from Illinois, he had
serious doubts aboutthe propriety of a man receiving money to play foothall even after his college playing
days. A man whom he greatly admired finally persuaded him that being a professional football player need
not be an unseemly activityfora man. The man who persuaded him was a feisty end who had played forthe
lllini some years before, George Hallas.(2)

At any rate, although Zuppke was enormously admired on campus, few people took note of his observations
aboutthe concept of llliniwek. One man who did pursue the concept was the Assistant Pirector of anc1s,
Ray Pvorak.


	page 1
	page 2
	page 3
	page 4
	page 5
	page 6
	page 7
	page 8
	page 9
	page 10
	page 11
	page 12
	page 13
	page 14
	page 15
	page 16
	page 17
	page 18



