
HPC26-04: An application for a 
Certificate of Appropriateness (COA) 
from Alicia Guillen for already 
completed front and rear façade 
painting at 720 Main Street, located 
in the Downtown Conservation 
Overlay District. 

HISTORIC PRESERVATION COMMISSION 
REGULAR MEETING 

July 8, 2026 at 6:00pm 

APPLICANT/REPRESENTATIVE: 

Alicia Guillen, Corner Mexican 

PROPERTY OWNER: 

Lulu’s Properties 

LEGAL DESCRIPTION: 

GRANDVIEW TOWN OF LOT 19 
BLK 7 

ZONING DISTRICT: 

C-3, Downtown Commercial
District

OTHER INFORMATION: 

The front of the building was 
painted by the tenant to match 
next door, 718 Main Street. The 
rear was painted to match décor. 
The rear color is shown on Page 6. 

ATTACHMENTS: 

A - Public Hearing Script 
B - Certificate of Appropriateness 
Application, Paint Sample (rear), 
Fee Receipt 
C – Survey 

STAFF: 

Emily Spittler, AICP I City Planner 
Community Development 
(816) 316-4822
espittler@grandview.org

Summary: The purpose of this report is to request the Historic Preservation Commission to 
hold a public hearing in accordance with the enclosed script (Attachment A) and to consider 
a request for a Certificate of Appropriateness (COA) for the completed painting. 

720 Main Street, Official Survey Photograph, 2018 

Enclosure 2
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SIGNIFICANCE: 

This property is contained within Grandview’s Downtown Conservation Overlay District. 720 Main Street 
has compromised integrity and is contained within the Original Town of Grandview incorporation (1912). 
Per the 2018 survey, 720 Main Street has compromised integrity due to nonoriginal windows and stucco 
applied to the outside of the building. The survey states the property has poor historic integrity.  

STANDARDS FOR REVIEW; CONSERVATION DISTRICTS AND NON-CONTRIBUTING PROPERTIES: 

In considering an application for a certificate of appropriateness for a property that has been designated as 
part of a conservation district or has been classified as a "non-contributing" property in an historic district, 
the HPC shall use the following guidelines, in addition to any design guidelines in the ordinance designating 
the conservation district: 

(a) New construction or additions to buildings shall be to a height roughly equal to the average height of
existing buildings on the streetscape. New construction that greatly varies in height from other buildings in
the immediate vicinity shall be considered inappropriate.

(b) The scale, massing, and orientation of proposed buildings or additions to existing buildings shall be
compatible with older buildings in the immediate vicinity.

(c) The emphasis of horizontality or verticality shall be compatible with the character of buildings in the
immediate area.

(d) New construction or alterations must follow the existing setback pattern for residential dwellings or
structures and shall maintain the same entry height as neighboring buildings.

(e) The sense of entry of primary entrance locations shall be compatible with existing patterns in the
streetscape.

(f) Roof forms of new buildings and alterations should duplicate the existing or traditional roof shapes,
pitches and materials found in the area.

APPLICABLE DESIGN GUIDELINES: 

Painted Masonry: 

Recommended: 
1. Inspecting painted masonry surfaces to

evaluate the overall condition of the
masonry and to determine whether
repainting or masonry repair is necessary.

2. Removing loose or deteriorated paint only to
the next sound layer using the gentlest
method possible (hand scraping) prior to
repainting.

3. Applying a compatible paint coating
following proper surface preparation.

Avoid:  
1. Removing paint from painted masonry. Some

older masonry buildings have been painted to
halt deterioration. For example, if the “skin” of a
brick was lost, exposing the softer inner brick,
painting may have been the only method to halt
deterioration.

2. Removing paint that firmly adheres to and, thus,
protects masonry surfaces. Many methods of
paint removal harm the masonry (i.e.,
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Repainting with colors that are appropriate 
to the building and surrounding buildings. 

sandblasting, the application of caustic solutions, 
and high pressure water blasting). 

3. Radically changing the type of paint or coating or
its color. Failing to follow the manufacturer’s
product and application instructions. Using new
paint colors that are inappropriate to the
building or surrounding buildings.

Color: 
Recommended: 

1. Using paint colors based on a building’s
historical appearance. Contrasting colors may
be appropriate for storefronts dating to the
late nineteenth and early twentieth centuries.
If the original color treatment cannot be
determined, the color palette should
complement the traditional character of the
buildings in the downtown. Many paint
companies have a line of historic exterior paint
colors that provide an appropriate range of
colors for Grandview’s downtown. Earth tones
are very compatible with the downtown
buildings. Generally, medium to dark colors in
earth tones should be used on the main part of
the building, with compatible lighter or darker
colors for details. The color of the cornice
should offset the color of the sky. The color
combination should tie all the building’s
elements together — cornices, decorations,
signs, and storefront. Only two colors for detail
in addition to the color of the body of the
building should be used.

2. A building should be visually consistent on all
sides and use a consistent color palette
throughout the upper and lower portions of
the building’s façade. The building color should
be complimentary with adjoining buildings.

Avoid: 
1. Painting wall surfaces and architectural details

that have never been painted. Painting brick
buildings that have not been previously
painted.

2. Using large areas of bright primary or pastel
colors. Using more than three colors.

3. Painting different sides or portions of the
building different colors. Painting a building a
glaringly different color and hue than that of
adjoining buildings.

ZONING ORDINANCE: 
Section 31-28(F)(1): Activity Requiring Certificate of Appropriateness. A certificate of appropriateness 
shall be required before the following actions affecting the significance of any landmark or any structure 
within a historic district or conservation district may be undertaken: 
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(c): Actions effecting the exterior architectural appearance of a building, structure, or object or any 
landscape features, including walls, brick streets, and curbs that were defined in the ordinance 
designating any landmark or property within an historic district or conservation district including: 
(ii): Construction, alteration, or demolition, in whole or in part, not requiring a permit, but affecting an 
exterior architectural feature(s), that is defined in the ordinance designating the landmark or historic or 
conservation district. 

STAFF RECOMMENDATION: 
Staff recommends the Commission continue the Certificate of Appropriateness for the already completed 
paint at 720 Main Street. Staff believes that the front paint color, light beige, satisfies the design guidelines 
by matching adjacent facades and is a similar color to other buildings in the district. The rear, a dark green, 
does not align with the third item to avoid from the design guidelines - Painting different sides or portions 
of the building different colors. Painting a building a glaringly different color and hue than that of adjoining 
buildings. Staff believes that painting the rear of the building the same color as front, a light beige, would 
better satisfy the design requirements. 

IMAGES: 
Aerial: Property located in the teal outlined rectangle below. 
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Picture taken by Staff, June 3rd 2026, building front façade: 

No paint sample was provided for the front of the building. The front very closely matches the adjoining 
painted portion of 718 Main Street. 
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Picture taken by Staff, June 3rd 2026, building front façade: 

Color Used, Rear, PPG Blarney Stone: 
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Attachment A 

Grandview Historic Preservation Public Hearing Script 
Certificate of Appropriateness 

To protect the rights of all parties involved and in order to create an opportunity for everyone to 
speak their opinions in an orderly fashion, the Historic Preservation Commission follows specific 
fact finding procedure.  Your attention to this procedure is appreciated.   

We would like to formally open the hearing regarding Case Number HPC26-04.  Have any Historic 
Preservation Commissioners had any outside contacts regarding this case?  If so, please indicate 
who you have spoken with and explain the nature of the conversation.  

Do any Historic Preservation Commissioners have a conflict of interest in this case? 

Staff, please give a brief background and facts concerning this case? 

Is there anyone in the audience who would like to comment or ask questions concerning this case? 
You may have five (5) minutes to comment or ask questions.  Please clearly state your name and 
address and sign in before commenting. 

If there are no further comments, we will ask the Commission Staff to provide its recommendations 
regarding this case. Staff? 

Does any member of the public wish to rebut any statements made in the Staff report? 

Does the Commission have any further questions from staff? 

If not, the public hearing is now closed.   

The Chair will entertain a motion at this time. 

A motion to (repeat motion) based on (repeat factors) has been made and seconded.  Is there 
any discussion? 

Staff, please call the roll.  Motion (carries or fails). 

Sample Motion: 
I move that we (approve/continue/deny) a Certificate of Appropriateness (with or without 
conditions) for case HPC26-04 at 720 Main Street, located within the Downtown Conservation 
Overlay Zone.  



Attachment B







1. Survey number: JA-AS-088-262 2. Survey Name: Town of Grandview, Resurvey

3. County: JACKSON 4. Address (Street No.): 720 Street (name): Main Street 

5. City: Grandview Vicinity 6. Lat / Long: 7. Township/Range/Section:
T: R: S:

8. Historic name (if known): 9. Present/other name (if known):

10. Ownership:
  Private Public 

11a. Historic use (if known): 
Commerce/Trade-General Store 

11b. Current use: 
Commerce/Trade-Restaurant 

HISTORICAL INFORMATION 
12. Construction date:

ca. 1912

15. Architect: 18. Previously surveyed?
Cite survey name in box 22 cont. (page 3)

13. Significant date/period 16. Builder/contractor: 19. On National Register?
individual district 

Cite nomination name in box 22 cont. (page 3) 

14. Area(s) of significance: 17. Original or significant owner: 20. National Register eligible?
individually eligible
district potential C NC 

  not eligible not determined 

21. History and significance on continuation page. 22. Sources of information on continuation page.

ARCHITECTURAL INFORMATION 

23. Category of property:

 building site structure object 

30. Roof material:
Not visible

37. Windows:
historic   replacement 

Pane arrangement Fixed-sash display 

24. Vernacular or property type:
One-Part Commercial Block

31. Chimney placement:
N/A

38 Acreage (rural) 
Visible from public road? 

25. Style: 32. Structural system: 39. Changes (describe in box 41 cont.):
Addition(s) Date(s): 
Altered Date(s): Post-2003 
Moved Date(s): 
Other Date(s): 

26. Plan shape:
Rectangular

33. Exterior wall cladding:
Stucco

27. No. of stories:
1

34. Foundation material:
Not visible

Endangered by: 

28. No. of bays (1st floor):
3

35. Basement type:
Unknown

40. No. of outbuildings (describe in box 40
cont.): 0 

29. Roof type:
Flat

36. Front porch type/placement:
Recessed; partial-width

41. Further description of building features and
associated resources on continuation page.

OTHER 

42. Current owner/address: 43. Form prepared by (name and org.):
Rosin Preservation, LLC Emily Lenhausen 
1712 Holmes 
Kansas City, MO 64108 
816-472-4950 emily@rosinpreservation.com

44. Survey date:

March 29, 2018 

45. Photographer:
Brad Finch, f-Stop Photography

FOR SHPO USE 

Date entered in inventory: Level of survey 
reconnaissance intensive 

Additional research needed? 
yes no 

National Register Status: 
listed in listed district 

Name: 

pending listing eligible (individually) 
eligible (district) not eligible 
not determined 

Other: 

Date(s): 

Attachment C

mailto:emily@rosinpreservation.com


 

"It is unclear whether this is one of the buildings that appear in a 1912 photo of Main Street, Grandview. This 
building appears on the 1916 Sanborn Fire Insurance Map with the listing, "Gro. & Meats." It appears in both 1928 
and c.1945 photos. Historic photos suggest this building may have had a false-front gabled roof during the late 
1910s and 1920s. Sources indicate Storey's grocery occupied the building during the late 1920s and 1930s, and 
was later occupied by a restaurant/bar in the 1940s. According to John Makin, Clark's barber shop occupied this 
building c.1930, when it then relocated the middle of the block. This lot is part of the Original Town of Grandview, 
Dec 1889 (Davis and Schwenk, 2003)." 
 
720 Main Street is within the Main Street Conservation District identified by the 2003 survey. This conservation 
district includes resources associated with Grandview's development as a railroad market town and regional trade 
center (Davis and Schwenk, 2003, 104). 
 
The replacement of original windows and application of non-historic stucco compromises the integrity of 720 Main 
Street and impairs its ability to convey its historic associations. This resource has poor integrity and is not eligible. 
The determination of its eligibility is unchanged from the 2003 survey. 

 

ADDITIONAL INFORMATION  
 

21. (cont.) History and significance. Expand box as necessary, or add continuation pages. 

"It is unclear whether this is one of the buildings that appear in a 1912 photo of Main Street, Grandview. This 
building appears on the 1916 Sanborn Fire Insurance Map with the listing, "Gro. & Meats." It appears in both 1928 
and c.1945 photos. Historic photos suggest this building may have had a false-front gabled roof during the late 
1910s and 1920s. Sources indicate Storey's grocery occupied the building during the late 1920s and 1930s, and 
was later occupied by a restaurant/bar in the 1940s. According to John Makin, Clark's barber shop occupied this 
building c.1930, when it then relocated the middle of the block. This lot is part of the Original Town of Grandview, 
Dec 1889 (Davis and Schwenk, 2003)." 
 
720 Main Street is within the Main Street Conservation District identified by the 2003 survey. This conservation 
district includes resources associated with Grandview's development as a railroad market town and regional trade 
center (Davis and Schwenk, 2003, 104). 
 
The replacement of original windows and application of non-historic stucco compromises the integrity of 720 Main 
Street and impairs its ability to convey its historic associations. This resource has poor integrity and is not eligible. 
The determination of its eligibility is unchanged from the 2003 survey. 
 
 
 
 

22. (cont.) Sources of information. Expand box as necessary, or add continuation pages. 

Davis, Kerry and Sally F. Schwenk, “The Town of Grand View,” Historic Preservation Services, LLC., 2003. 

Google Earth, 2018. 

40. (cont.) Description of environment and outbuildings. Expand box as necessary, or add continuation pages. 

"This building is situated on Main Street among early twentieth century brick commercial structures that share party 
walls and flush setbacks. Main Street is bounded by steep curbs, a narrow easement strip, and concrete sidewalks 
(Davis and Schwenk, 2003)." 

41. (cont.) Description of primary resource. Expand box as necessary, or add continuation pages. 

"A twin to its neighbor at 718 Main Street, this brick one-part commercial block has a rectangular footprint that is 
three symmetrical bays wide. Flanking the recessed entrance in the center bay are one-part display windows on 
brick bulkheads. A cloth awning covers the transom window opening. A band of alternately recessed soldier brick 
forms a decorative frieze at cornice level (Davis and Schwenk, 2003)." 
 
Stucco now covers the primary elevation. The dates of all other alterations are unknown, however pre-date the 
2003 survey. 

 


	HPC26-04 Staff Report 07082026.pdf
	HPC26-04 COA Script.pdf
	3110_001.pdf
	3088_001.pdf
	720 Main Street_Grandview_MO.pdf

