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  Planning and Urban Design 
   Landmarks Commission Staff Report 
 

 
701 North 7th Street, Room 423       Phone: (913) 573-5750  
Kansas City, Kansas 66101                              Fax: (913) 573-5796  
Email: planninginfo@wycokck.org                  www.wycokck.org/planning 

 
 
To:   Kansas City, Kansas Landmarks Commission 
          
From:   Planning and Urban Design Staff  
  
Date:   November 7, 2022 
   
Re:   CA2022-009 
 
GENERAL INFORMATION 
 
Applicant:  
Jose-Angel Martinez 
 
Status of Applicant: 
Architect 
10201 Oakridge Drive 
Overland Park, KS 
66212 
 
Requested Action:  
Certificate of appropriateness for addition/alteration, 
demolition and environs review. 
 
Date of Application:  
07/26/2022  
 
Purpose:  
To approve a Certificate of Appropriateness for 
replacing the soffits, applying acrylic stucco coat over 
the current siding made up of CMU block, cement 
stucco, and corrugated sheet metal to create a 
uniform appearance, replacing the windows, shifting 
    the front door, adding an awning to the street facing 
façade,      and demolishing part of the building. 

mailto:planninginfo@wycokck.org
http://www.wycokck.org/planning
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 Property Location:  1035 Minnesota Avenue 
 
Historic Property Name: Kansas Auto Radiator & Top Shop 
 
Commission District: Commissioner At-Large: District 33 Tom Burroughs 
    District 2: Commissioner: Shannon Reid 
 
Historic Status: Property is located within the environs of the Granada 

Theater, which is listed on the Local, State, and National 
Registers.  

 
Existing Zoning:  C-3 Commercial 
 
Adjacent Zoning:  North: C-3 Commercial 
    South: R1-B Residential 
    East:  C-3 Commercial 
    West:  C-3 Commercial 
 
Adjacent Uses:  North: Vacant Commercial 
    South: Vacant Residential 
        
    East:  Parking 

West: Parking 
 
Total Tract Size: 0.2587 Acres 
 
Master Plan Designation: The Downtown Master Plan designates the property as Urban 

Residential. Urban Residential allows for Higher density 
residential, 12 units per acre or greater, in an urban format 
(typically attached units – townhomes/stacked flats). Detached 
patio homes/zero lot line or single-family homes may be 
acceptable based upon density, design and location. Live/work 
units with commercial/retail/office on the first floor and 
residential above are allowed at the corners of blocks and if 
they do not deter from the residential character of the 
neighborhood. Institutions including schools and churches 
would be allowed within the urban residential land use 
designation. 

 
Major Street Plan: The Major Street Plan designates Minnesota Avenue as a  

 Class B Thouroughfare. 
 
Advertisement:   The Wyandotte Echo – October 13, 2022 

Letters to Property Owners – October 18, 2022 
  

Public Hearing:  November 7, 2022 
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Public Support: None to date.  
 
Public Opposition:  None to date. 
 
PROPOSAL 
 
Detailed Outline of Requested Action: The applicant, Eva Figueroa, is requesting a 
Certificate of Appropriateness at 1035 Minnesota Avenue for alterations, additions and 
demolition to the property. The applicant has proposed the following Scope of Work: 
 
Siding Work 

• Replacing siding on the North façade from a mixture of CMU block, stucco, and 
corrugated sheet metal to uniform stucco; 

 
Windows 

• Moving the west window on the North façade 6 feet to the East; 
 
Doors 

• The front door (on the North façade) will be relocated from the center of the wall to 
West side of the North façade; 
 

Porch/Deck 
• An awning will be added over the door and window of the North façade;  

 
Other 

• It is proposed to demolish part of the building, a former side entrance, off the East 
façade; 

• A permanent sign on top of the building will be demolished; and, 
• A parapet will be built on the north elevation to match the parapet on the west 

elevation, and to screen mechanical equipment on the roof. 
 

1035 Minnesota is a non-contributing property in the environ of the Granada Theater 
Historic Landmark. The contributing, historic, or notable architectural features that may be 
affected by the proposed scope of work include the historic setting of the theater.  
 
Background of Historic Property: The subject structure was built in 1925. The subject 
property is located within The Granada Theater Historic Landmark environs. The Granada 
Theater Historic Landmark was listed on the National Register on 12/23/2004, the State 
Register on 11/06/2004 and the Local Register on 07/31/1986.  
 
City Ordinance Requirements:  Code of Ordinances §27-80 – §27-169 
 
 
 
 
 
 



CA2022-009 November 7, 2022 4 

RELATED ENFORCEMENT AND ACTION ITEMS 
 
Building, Zoning, or Code Enforcement Complaints: 
 

1. 2021- CMP-21-1151- Enforcement Complaint - closed 
2. 2019- 19201-00110- Structural - completed 
3. 2016- 16220-00434- Graffiti - completed 
4. 2015- 15220-00636- Graffiti - completed 
5. 2015- 15220-00588- Graffiti - completed 
6. 2014- 14220-00344- Graffiti - completed 
7. 2010-10220-01476- Graffiti - completed 
8. 2010- 10220-01347- Graffiti - completed 
9. 2010- 10220-00815- Graffiti - completed 
10.  2010- 10220-00166- Graffiti - completed 
11.  2009- 09200-00366- Code- Environment - completed 
12.  2000- 002000-00000-02930- Code- Environment- completed 
13.  2000-00200-00000-00887- Code Environment- completed  

 
SCOPE OF WORK 
 
1. Identify the architectural features that will be altered or removed.  

Architectural features that will be altered are the fenestration pattern of the North 
Façade, the siding of the north façade, some windows, and the removal of part of the 
building off the East façade. 
 

2. Identify any architectural or historic features on the property (but not 
incorporated into the primary structure) that will be altered or removed.  
No applicable historic features will be altered or removed. 

 
3. List all other exterior renovations and identify the alterations or demolitions 

proposed. Any relevant current and proposed dimensions must be provided.  
For a comprehensive list of qualifying exterior work, see the Detailed Outline of 
Requested Action in the “Proposal” section in this report. 

  
FACTORS TO BE CONSIDERED 
  
Per Section 27-149(d), one of the following criteria must be met for the named Certificate 
of Appropriateness to be granted. 
 
1. The changes proposed are not visible from any public street, alley, park or 

other public place. 
 
The proposed changes are visible from Minnesota Avenue and Waterway Drive. 
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2. Such changes are not detrimental to the historic, cultural or architectural 
character of the district, site, building, structure or object, or of other 
improvements thereon. 
 
The changes are in accord with the Secretary of the Interior’s Standards for 
Rehabilitation and the Guidelines for Rehabilitating Historic Buildings, as listed 
below. Staff contends that the proposed work satisfies the Rehabilitation Standards 
and Guidelines and that the changes will not be detrimental to the historic, cultural 
or architectural character of the Granada Theater Historic Landmark. 
 

3. That such changes are in accord with the Secretary of the Interior's 
Standards for Rehabilitation and Guidelines for Rehabilitating Historic 
Buildings: 
 
A. 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.  
Historically the building has been used for many different businesses, it is 
thought that the first business was a car dealership, but it has also been a 
restaurant, a retail store, and a financial institution. The proposed use will 
continue as a commercial business (I.E. a restaurant).  

 
B. 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. 
Historical aspects of the building are proposed to be removed however, these 
aspects are not character defining for the Granada Theater, whose environs 
are the primary concern of this Certificate of Appropriateness.  
 

C. 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.  
The addition of more stucco to the façade of the building will create a false 
sense of historical development as stucco was not the original material of the 
building in the late 1920’s. The current siding is a mixture of vertical wooden 
sheets, CMU block, sheet metal and brick on the sides of the building. 
According to an image on KHRI taken in 1993 the building used to have a glass 
storefront with large single pane windows that were likely to have been the 
original design. The existing brick on the East and West facades on the building 
appear to be the original material used there. Due to this, unless the North 
façade is to be renovated to match what historical evidence alludes to being 
original, it is acceptable to replace non-historic siding with non-historic stucco, 
as the current siding also creates a false sense of historical development. 

 
D. Most properties change over time; those changes that have acquired 

historic significance in their own right shall be retained and preserved.  
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Archival and building evidence suggests that the space built off the east 
elevation is not part of the original construction. The period of significance for 
the Granada Theater is 1929-1955, and since the construction is thought to 
have occurred around 1961, it is not considered to be significant to the environs 
of the Theater. 
 

E. Distinctive features, finishes, and construction techniques or examples of 
craftsmanship that characterize a property shall be preserved.   
The barrel roof with the central cupula are unique features of the building and 
should be preserved. The current fenestration on the north facade is not 
original to the building, which used to be a glass storefront.  

 
F. 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. 
No deteriorated historic features fall under the scope of this project, as most 
features have been removed previously or lost to time. 
 

G. 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.  
The applicant’s scope of work does not indicate that there will be any chemical 
or physical treatments to the building that would cause damage to historic 
materials. If so, then use the Secretary of the Interior Guidelines for the 
Treatment of Historic Properties https://www.nps.gov/tps/standards/treatment-
guidelines-2017.pdf.  
 

H. Significant archeological resources affected by a project shall be 
protected and preserved. If such resources must be disturbed, mitigation 
measures shall be undertaken. 
No archeological resources have hereunto been discovered. If in the course of 
work allowed under these environs review archeological resources are 
discovered, applicants must contact the Planning and Urban Design Staff to 
arrange specific preservation and mitigation measures. Contact the Planning 
and Urban Design Department at 913-573-5750 and /or  
planninginfo@wycokck.org for assistance. If archeological resources are found 
refer to the National Park Service National Register Bulletin 36 for more 
information https://www.nps.gov/subjects/nationalregister/upload/NRB36-
Complete.pdf.  
 

I. 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 

https://www.nps.gov/tps/standards/treatment-guidelines-2017.pdf
https://www.nps.gov/tps/standards/treatment-guidelines-2017.pdf
https://www.nps.gov/subjects/nationalregister/upload/NRB36-Complete.pdf
https://www.nps.gov/subjects/nationalregister/upload/NRB36-Complete.pdf
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massing, size, scale, and architectural features to protect the historic 
integrity of the property and its environment. 
The application includes the construction of a parapet that risks blocking the 
view of important architectural features, namely the barrel vault and cupula on 
the roof. Historically these features could be seen from public spaces, and that 
view should be preserved to retain the historic setting of the Granada Theater 
as much as possible in accordance with the Secretary of the Interior Standards. 

 
J. 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. 
The applications scope of work includes the demolition of a section of the 
building, a sign on the building, and the addition of a parapet on the north 
façade.  

 
STAFF COMMENTS AND SUGGESTIONS 
 
Planning and Urban Design Comments: 
 
This scope of work includes the demolition of an entryway on the east façade that is non-
significant, moving one (1) of the windows and the door on the north façade, building a 
parapet on the roof, adding an awning to the north façade, covering the siding in stucco, 
and demolishing a sign on the roof of the building. Moving the door and window as 
requested would result in more damage to an already damaged historic fenestration, it is 
preferred that the fenestration pattern seen in the 1993 photo on KHRI be rehabilitated 
according to the Secretary of the Interior standards for Rehabilitation of historic 
storefronts. The parapet, as currently described, would also screen historic features from 
view and should not be installed in accordance with the Secretary of the Interior 
Standards for the Treatment of Historic Properties. The demolition of the entryway on the 
east façade would help to return the building to its appearance during the period of 
significance of the Granada Theater.  
 
STAFF RECOMMENDATION 
 
Staff recommends that the Kansas City, Kansas Landmarks Commission make the 
findings contained within the staff report and recommends APPROVAL of CA2022-009 
subject to all comments and suggestions outlined in this staff report, subject to the 
following conditions: 
 
1. Large pane windows will be installed in the North façade restoring most of 

the glass storefront seen in the 1993 photograph. These panes will start 
approximately 30 inches from the ground, where a sill will be built, and 
extend to approximately 7 feet from the ground, and from the East side of the 
North façade to approximately two (2) feet from the relocated door; 

2.  The areas of the North façade will be covered in acrylic stucco; and, 
3.  A parapet will be constructed along the North façade to match in height the 

existing parapet along the West façade. 
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ATTACHMENTS LIST 
 
Aerial Imagery 
Land Use Map 
Historic District/Landmark Map 
Site Photos Provided by Staff, October 14, 2022 
Elevations Plans 
Window and Door Specifications 
Existing Plot Plan 
Proposed Plot Plan 
KHRI Historic Photo 
KHRI Profile: Property in Question 1035 Minnesota 

Link: https://khri.kansasgis.org/index.cfm?in=209-2820-01899.  
KHRI Profile: Historic Landmark Creating Environs for Property in Question 1019 
Minnesota (the Granada Theater) 

Link: https://khri.kansasgis.org/index.cfm?in=209-2820-01896.  
 
 

REVIEW OF INFORMATION AND SCHEDULE 
 
Action    Landmarks Commission     
Public Hearing 
Entitlement   November 7, 2022      
 
      
STAFF CONTACT:  Randy Greeves, Historic Preservationist 
    rlgreeves@wycokck.org  
 
MOTIONS 
 
I move the Kansas City, Kansas City Landmarks Commission APPROVE of Petition 
CA2022-009 as meeting all the requirements of the City Code and being in the interest of 
the public health, safety and welfare subject to such modifications as are necessary to 
resolve to the satisfaction of Urban Planning and Land Use Staff all comments contained 
in the Staff Report; and the following additional requirements of the Kansas City, Kansas 
City Landmarks Commission: 
 
 1._________________________________________________________; 
 
 2. _____________________________________________________; And 
 
 3. ________________________________________________________.” 
 

https://khri.kansasgis.org/index.cfm?in=209-2820-01899
https://khri.kansasgis.org/index.cfm?in=209-2820-01896
mailto:rlgreeves@wycokck.org
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OR 
 
I move the Kansas City, Kansas City Landmarks Commission DENY Petition CA2022-
009, as it is not in compliance with the City Code and as it will not promote the health, 
safety and welfare of the City of Kansas City, Kansas; and other such reasons that have 
been mentioned: 
 

1._________________________________________________________; 
 
 2. _____________________________________________________; And 
 
 3. ________________________________________________________. 
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ATTACHMENTS 
 
ATTACHMENTS NAME 

AERIAL IMAGERY 
 

 
 

Land Use Map 
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Historic District/Landmark Map 
 

 
 

Zoning 
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Site Photos 
 
 

Site Plan 
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KHRI Historic Photo 
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