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) HER IMPACT
DEVELOPMENT
<Ml INC.

July 8, 1982

Dear Friend:

- Santa Fe is a beautiful area rich with community culture and history.
Residents should be proud to have participated in the planning of
this report. Potential investors should be eager to be a part of
the revitalization of the Santa Fe Neighborhood.

There is already progress. Through the City of Kansas City, Mis-
souri you are seeing new curbs, sidewalks, more lighting and needed -
- general public improvements. :

The Community Development Corporation of Kansas City and the Baptist
Ministers union Association, in partnership with the neighborhood
are planning a shopping center on the "0ld St. Joseph Hospital site".

Many single family homes and apartment buildings are being renovated
with private and public funds as joint ventures.

New homes are being built where vacant lots once stood. The young
people are moving back and our older citizens are staying.

We should all Took forward to the complete rehabilitation of this
historic neighborhood and should all take responsibility that these
plans are implemented.
Sincerely,

Alan D. Wheat
ADW/WP/bjh

- DEDICATED TO MAXIMUM ECONOMIC GROWTH FOR THE INNER CITY
(A Not For Profit Organization)
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OVERVIEW

The Santa Fe Neighborhood of Kansas City, Missouri is an intact urban
neighborhood developed as a cohesive and prestigious early twentieth century
community. Over the years, since the area was originally settled in 1835,
this inner city neighborhood has experienced significant transitions -- and
yet, Santa Fe has always maintained its identity and character as a neighbor-
hood. 1Its unspoiled vernacular architecture and the continuity of its original
plan make it a valuable urban neighborhood and have contributed to its enduring
qualities and values as a rejuvenating area. A keen awareness of neighborhood
identity shared by each successive generation of Santa Fe residents has made
possible the continued life of this vital Kansas City community.

The Santa Fe Neighborhood Survey and Planning Project represents a multi-
faceted, comprehensive plan for the revitalization of a minority community.
The project is a unified community effort: it is administered by a minority
not-for-profit organization located within the Santa Fe boundaries; it coor-
dinates smoothly with current and planned activities of federal agencies and
local government; it pulls together a consortium of public and private moneys,
organizations, and individuals for the purpose of neighborhood betterment.

The primary goals of the project are to stabilize and protect the exist-
ing minority community and to strengthen the sense of neighborhood pride. Due
to the distinctive character of the Santa Fe area, which gives impetus to its
preservation, proposed objectives and activities to meet these goals are based
upon restoration and revitalization. Emphasis is to be given to the following
areas:

Historic Preservation -- to identify, recognize, and preserve
or restore the area's architectural and historic/cultural
resources.

Residential and Commercial Rehabilitation -- to rejuvenate

the area through restoration and adaptive reuse of residential
and commercial properties with maximum improvement and minimum
displacement.

Economic Development -- to evaluate the marketability and com-
mercial potential of the area for planning future developmental
ventures.

HISTORY

The Kansas City, Missouri neighborhood known as Santa Fe has a distinctive
history that spans more than one hundred years. The 120-acre parcel of land
that comprises Santa Fe Place was originally the southeastern portion of a farm
settled in 1835 by Jones Lockridge, a pioneer from Kentucky. Shortly after
staking out his claim, Lockridge died in 1868 and the 520-acre farm was passed
on to his son, Thomas J. Lockridge. The latter deeded the property to two of
his children, Charles and Nannie, in the 1860's.

Nannie married real estate developer, Victor B. Bell, late in the Nine-
teenth Century and they soon decided to convert the farmland into a residential
development. The area was oficially plotted in 1897 and recognized as "Santa
Fe Place Addition," named for the Santa Fe Trail which once crossed the proper-
ty. Beginning in Independence, Missouri the Santa Fe Trail led southward to
Santa Fe, New Mexico.

Santa Fe Place was plotted in blocks for residences. The land was owned
by Victor and Nannie Bell (Lockridge) and August R. Meyer. The area constitu-
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ted the land that now lies between Twenty-Seventh to Thirtieth Streets and
Prospect to Indiana Avenue. The construction of homes began in 1902. Prior to
the enactment of city zoning laws in 1923, the developers established a home-
owner's covenant to ensure fine quality housing and a uniform setback from the
curbing of all construction in the neighborhood. By 1915, Santa Fe Place had
established a reputation as a fashionable and exclusive district.

Because the building of expensive homes was assured by legal agreements,
Santa Fe Place continued to prosper and was recognized as "the place to live
for the wealthy and the powerful." However, in the 1920's the Country Club
District developed by the J. C. Nichols Company in the southwest section of the
city began to attract many of the original homeowners of Santa Fe Place.
Several years later the Great Depression of the 1930's had a profound effect,
as many of the families in the area began allowing their houses to deteriorate.

After World War I, there had been a movement of Black people south toward
the Santa Fe area. Twenty-seventh Street stood as a de facto barrier to this
movement. However, wealthy Blacks who were attracted by the prestige of the
Santa Fe Place development began to attempt to buy property in Santa Fe. In
July, 1931, residents of Santa Fe Place banded together to prevent Black people
from establishing residences in the district. A covenant, signed by several
hundred homeowners and entered into the ledger of the County Recorder of Deeds,
decreed that no real estate in Santa Fe Place could be "sold, given, rented to,
or occupied by Black people for a period of 30 years."

Not until May 3, 1948, when the United States Supreme Court held that,

"If a Negro is able to buy or rent a piece of property and
occupies it, the courts may not be used to evict him from
it...that no arm of the state can be used to help carry out
such discriminatory acts which are based purely on race and
color,"”

was property sold to Black people in Santa Fe Place.

The Dr. D. M. Miller family was the first Black family to reside in Santa
Fe moving to 2944 Victor in June of 1948, Dr. Miller bore the brunt of the
ensuing lawsuit filed by white homeowners in Santa Fe.

Regardless of the U. S. Supreme Court holding, Miller and the Whites who
sold him property were taken to court. Their cases were initially heard in
City and Circuit Courts and finally taken on appeal to the Missouri Supreme
Court. The Court refused to re-hear or to transfer to the Circuit Court of
Appeals the Kansas City Santa Fe Place cases involving restrictive covenants
on real estate. Before these cases were finally dismissed by the Missouri
Supreme Court they were heard seven times in City, Circuit and State Courts.
Now able to and free from legal encumbrances Black families began to move, in
substantial numbers, into Santa Fe Place.

In the early Fifties, Santa Fe underwent a rejuvenation of sorts with pros-
perous Black homeowners refurbishing the fine residential character of the
neighborhood. Many homes were restored to their original character and at least
the exterior of most homes in the area were preserved. The neighborhood reflect-
ed once more an ambiance of dignity and beauty.

In order to insure that the new homeowners understood the history and char-
acter of Santa Fe, block clubs and the Santa Fe Community Council was formed.
The first block club which was on Victor was headed by Mrs. Clara Miller. Mrs.
Miller initiated a practice durino the Christmas holidays of 1951 that has be-
come a tradition. During the holidays the Victor Block Club members have
decorated and lighted Christmas trees displayed in their front yeards. This
symbol of unity and pride is reflective of the spirit that is Santa Fe.
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In the Fifties and early Sixties the numerous commercial enterprises in
the area continued to prosper. On the streets bounding Santa Fe there were
large chain supermarkets, small businesses and restaurants.

Not until the civil unrest of the late 1960's did Santa Fe suffer any
major setbacks to its commercial fabric. After the riots, storeowners, for
the most part, opted to relocate elsewhere. Without the conveniences of
neighborhood shopping areas, some residents also began to leave the area due
to this and other considerations.

This trend has reversed itself in the late Seventies and early Eighties.
Santa Fe is again experiencing a period of commercial revitalization and
residential preservation.

Santa Fe Place has always maintained its identity and character as a
neighborhood. Conscientious planning and construction in the first quarter
of this century ensured the homogeneity of buildings and streetscaping from
the start. These features made the development a sought-after neighborhood
and it has remained attractive to later generations. The mansions along Benton
Boulevard are notable examples of high style architecture, but Santa Fe Place,
as well as the greater Santa Fe neighborhood, is best characterized by th? many
pattern houses typical of the sort that constitute the bulk of single-family
housing throughout the United States. A keen awareness of neighborhood idenT
tity and respect for the built environment shared by each successive generation
of Santa Fe Place residents, have made possible the continued life and preser-
vation of this vital and attractive Kansas City neighborhood. It is interest-
ing to note, too that over the years, figures of local and national acclaim --
cartoonist, movie producer entrepreneur, Walt Disney; baseball player, Satchel
Paige; and keyboard jazz musician, Earl Grant -- have lived and worked in this
community and are themselves a part of its historic fabric.

SURVEY

A comprehensive architectural survey of the Santa Fe Neighborhood, appro-
ximately 1,025 structures, was conducted by the Historic Kansas City Foundation.
Historians conducted the survey with the guidance of the Survey Committee, a
volunteer group composed of a representative from the Landmarks Commission, an
architect, two art historians, and an interested board member. This inventory
was completed in two parts: the nearly 500 structures in Santa Fe Place were
surveyed during the summer of 1979 in compliance with the Foundation's Survey
and Planning Grant from the State Historic Preservation Office. The remaining
buildings of the greater Santa Fe Neighborhood were surveyed in the late fall
of 1980 as part of the special Department of Interior Preservation Planning
Grant for the area.

The boundaries of the Santa Fe Neighborhood are as follows: East 27th
Street to the north; Linwood Boulevard to the south; Indiana Avenue to the east;:
and Prospect Avenue to the west. Every structure was photographed, researched
(water and building permits, Kansas City Directories and social registers, and
local trade magazines were consulted for information about the date of construc-
tion, architect, builder, owner, alterations) and was subject to a stylistic
analysis. A sample completed form follows this text.

The completed survey provides a record of the city's built and natural
environment and is thereby useful as a planning and educational tool. Landmark
buildings and districts and those areas with potential for restoration or
redevelopment are identified. Through an analysis of survey results, the
growth patterns and architectural character of the Santa Fe neighborhood are
revealed.
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A statistical profile derived from the architectural inventory of Santa
Fe Place substantiates and clarifies the socio-economic development and history
of the area. Santa Fe Place, as the nucleus of the entire Santa Fe community,
reflects the general patterns and character of the neighborhood. Santa Fe
Place was developed primarily between 1900 and 1925. An urban residential
neighborhood, the area is largely comprised of developer-built single-family
residences. The majority of these homes are 2-1/2 story pattern housing
stock with some 1-1/2 and 1 story dwellings. Housing construction peaked
twice: in 1907-1910 and in 1921. Between these two peaks, in 1915-1920, four
and six unit apartment houses were constructed. By 1925, there were 411
single-family residences and 240 apartment units in Santa Fe Place. A second,
smaller apartment boom occurred in the 1960s. Two apartment houses, of
twelve and thirty units respectively, constituted the most significant con-
struction in the neighborhood since 1925. While the number of single-family
residences barely increased the number of apartment units climbed to 288.

Prospect and 27th Street are the principal traffic arteries. Their com-
mercial development was in step with the general growth of the neighborhood,
1913-28, and later, 1965-76.

Three of the four churches in Santa Fe Place were erected in the mid-
1920s, after residential construction had stabilized; these churches occupy
corner lots on Benton Boulevard and are dominant features in the neighborhood.
The fourth church was built during the 1960s. There was no significant
building in Santa Fe Place between 1925 and the mid-1960s. The construction
of large scale apartment houses in the late 1960s parallels the increasing
subdivision of single-family residences into multi-unit dwellings.

Santa Fe Place is significant as an example of early city planning. The
original rectangular plat of 1897 remains unaltered and Victor and Lockridge,
two streets located in this area, are still unique to Santa Fe Place not
appearing elsewhere in the city. The character of the original residential
development has been maintained with very few alterations, absent structures
and non-contributing additions. Almost all new construction has abided by the
30 foot setback from the curb -- a requirement of the early homeowner's cove-
nant. The architectural cohesiveness and "neighborhood feeling" of Santa Fe
Place is unique within Kansas City's greater metropolitan area.

SANTA FE AND THE NATIONAL REGISTER OF HISTORIC PLACES

The National Register is the official list of the Nation's cultural re-
sources worthy of preservation. 1In addition to the obvious prestige offered
by the listing, it also provides certain protection and tax advantages. It
provides protection by requiring comment from the Advisory Council on Historic
Preservation on the effect of federally assisted projects on these cultural
resources. It also makes owners who rehabilitate certified historic properties
eligible for Federal tax benefits.

The National Historic Preservation Act of 1966 expanded the previous
legislative mandate passed in 1935 which only considered resources of national
significance. The 1966 Act established the National Register and enabled pro-
perties of State and local significance to also be recognized. The National
Register is administered through the Department of Interior.

Since creation of the National Register in 1966, additional administrative
and legislative actions have added meaning to the listing. Executive Order
11593 was implemented in 1971 which required Federal agencies to seek comment
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from the Advisory Council on Historic Preservation. It also mandated Federal
agencies to inventory and nominate to the National Register the cultural pro-
perties under their jurisdiction which appeared to qualify.

The Tax Reform Act of 1976 (PL 94-455) and modifications made in 1978,
created tax incentives for rehabilitation of certified historic properties for
commercial use. Section 212 of the 1981 tax legislation passed by Congress in
the summer of 1981 replaces the previous incentives with a 25 percent Invest-
ment Tax Credit for rehabilitation of historic structures.

Criteria to judge the qualification of places to the National Register
are explicit. Places of significance in American history, archeology, archi-
tecture, and culture can be nominated in the form of sites, districts, build-
ings, structures and objects that possess integrity of location, design
setting, feeling and workmanship.

Nominations must:

a. be associated with events that have made a significant
contribution to the broad patterns of our history; or

b. be associated with the lives of persons significant in
our past; or

c. embody the distinctive characteristics of a type,
priod, or method of construction, or that represent a
significant and distinguishable entity whose components
may lack individual distinction; or

d. have yielded, or may be likely to yield, information in
prehistory or history.

Generally, sites must have achieved significance no sooner than 50 years
prior to nomination. However, in certain unique circumstances, sites which
have achieved significance within the past 50 years can be included in a dist-
rict or if of exceptional importance, be considered on their individual merit.

The Santa Fe Neighborhood Has been nominated to the National Register of
Historic Places. The nomination is pending.

Statement of Eligibility

The Santa Fe Neighborhood is eligible for nomination as a historic dist-
rict to the National Register of Historic Places for primarily two reasons:
First, the Santa Fe Neighborhood has withstood the transition from a white to
a black community without sacrificing the original planning of Santa Fe Place
and the architectural cohesiveness of the area as a whole that constitute its
"neighborhood feeling." Further, despite the restrictive covenant of 1948,
Santa Fe Place was spared the racial incidents that plagued other transitional
neighborhoods, maintaining within its own radius and the neighborhood at large,
a stable social and physical identity that makes it a desirable place to live.

Secondly, as one of Kansas City's early neighborhoods, Santa Fe Place is
significant because the 1897 plat has not been altered, retaining its original

configuration. The recutangular plat is unique within the greater metropolitan

area containing within itself two streets, Victor and Lockridge, that do not
appear elsewhere in the city. In addition, the original residential develop-
ment of Santa Fe Place maintains most of its initial character with very few
absent structures and non-conforming intrusions.

This entire area through which the Santa Fe and Oregon Trails forged a
path, is recognized as a community unto itself with Santa Fe Place as the
nucleus.
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The photographs and descriptions listed in this chapter are representa-
tive of the various architectural styles and types found in the Santa Fe
Neighborhood. These fall into basically three categories:

a) Individualistic: Easily recognizable within the context of
similar building and/or a good example to illustrate a par-
ticular architectural style. 1Isolated examples include
Queen Anne, Eclectic, Modified Prairie, Colonial Revival,
Georgian Revival, Half Timber, Spanish Colonial Revival,
and Late Gothic Revival. These structures are located with-
in Santa Fe Place along Benton Boulevard and principal
residential streets.

b) Pattern Book: Standardized designs with variations primarily
in choice of materials or stylistic accents. The largest
number of structures in the Santa Fe Neighborhood can be
identified with one of the following: Cottage, Shirtwaist,
Modified Shirtwaist, Bungalow, and Bungaloid.

c) Vernacular: A mode of building based on local or regional
forms and materials; not necessarily concerned with design
or style subleties. The popular apartment style Vernacular
Classical Revival, and brick commercial structures of the
early 20th Century are a part of this group. Shirtwaist and
Modified Shirtwaist can also be part of this category.

Charles R. Lockridge Residence
2941 Prospect Avenue
Queen Anne, 1890

The earliest recorded structure in Santa Fe Place, this was originally
the residence of Charles R. Lockridge, grandson of the pioneer farmer and
landowner, Jones Lockridge. Characterized by a variety of plan, massing and
texture, this structure is a local interpretation of the Victorian Queen Anne
style. 1In 1926, the three story brick Hotel Byron was built flush with the
west facade of the house in an attempt to expand and incorporate it into a
commercial business facility.
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Joseph H. Foresman Residence

2732 Benton Boulevard

Sanneman, Abt & Van Trump, archit.
Eclectic, 1910

Similar to 2649 Lockridge, this artfully composed residence, by a promi-
nent local firm, beautifully illustrates the meaning of "eclecticism" in
architectural design. Differing styles are well integrated with one another
yet are still recognizable. Traces of the Italianate style are visible in
the box cornice and modeled, grouped brackets supporting the wide eaves of
the how hip roof. Eastern Stick style elements appear in the assymetrical
massing of the structure, decorative "stickwork" in the steep gable ends and
extensive verandah. The Queen Anne mode is evident in the textured contract
of wall surfaces, leaded glass windows, molded chimneys, and classical
detailing.

Frank S. Rea Residence

2810 Benton Boulevard

Frank S. Rea, architect
Modified Prairie Style, c. 1913

A partner in the prominent local firm of Smith, Rea and Lovitt, Frank S.
Rea designed this house as his personal residence. Notice the influence of
the Prairie School in the two story box like construction, strong horizontal
orientation, and large square windows tucked under the broad eaves of the low
hip roof. Although stuccoed exterior walls are typical, the alternating
banks of natural cut stone are a regional variation. There are many Modified
Prairie Style houses in the Santa Fe Neighborhood built between 1910 and 1925,
all of which share these basic design features.
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J. C. Zeigler Residence
2831 Benton Boulevard
Colonial Revival Style, c. 1923

This residence is a rare and picturesque example of the Colonial Revival
Style in the Santa Fe Neighborhood. 1In contract to the Colonial prototype,
certain architectural features are exaggerated and out of proportion with the
rest of the house. Note for example, the way in which the size of the portico
is further emphasized by its assymetrical disposition on the facade. Various
Colonial details such as the Eighteenth Century swan's neck pediment and
classical double decker porch are typically seen in conjunction with the con-
temporary surfacing of the stuccoed exterior.

2900-04 Benton Boulevard
Shepard & Farrar, architects
Dowley & Edwards, builders
Georgian Revival Style, 1910

This beautifully proportioned residence is the work of a well known
Kansas City architectural team. Exact symmetry characterizes the facade of
this rectangular brick house; exterior chimneys balance either end. Classical
detailing is evidenced in the dentiled cornice of the gable roof, and shallow
entrance portico with its segmental pediment and supporting Doric columns.
Fenestration of the first two floors is accented by a flat arch lintel with a
pronounced key stone, while delicate tracery embellishes dormer sashes.
Graceful Palladian windows punctuate the gable ends.
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Clyde F. Mack Residence
3221 Vietor
Half Timber, 1908

This charming house was constructed by a noteable Kansas City architect
as his own private residence. Half timbering describes a stylistic technique
used in France and England whereby interior and exterior wood frame members
were left exposed and the spaces between them filled with stucco or brick. In
20th Century America half timbering serves as a purely decorative veneer.
Other characteristics of this style include the massive sculptured exterior
brick chimney, high peaked gable roof, and leaded glass windows.

kL

William M. Meyers Residence
3929 Vietor

G. Dwehla, architect

Spanish Colonial Revival, 1926

The Spanish Colonial Revival style was especially popular in Kansas City
during the early 20th Century. Salient design characteristics well illustra-
ted in this modest residence are: the low pitched hip red tile roof accented
by decorative carved modillions, arched windows crowned with richly carved
stucco ornament, and an arcaded side porch with a crenellated parapet. 1In a
neighborhood of predominantly pattern design homes, this residence is differ-
ent and special. The Linwood Plaza Apartments located on the 3200 block- of
Linwood Blvd. illustrate a variant of this design style.
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Pleasant Green Baptist Church
2910 E. 30th Street

H. C. Ecklund, architect
Godfrey Swenson, builder

Late Gothic Revival, 1924

Harmonious massing and a simple silhouette are among the design elements
that distinguish this lovely church as Late Gothic Revival. Details of mold-
ing and carved ornament enframing doorways, windows and parapets are heavy
and sculptured. Long low lines are counter-balanced by vertical accents,
Gothic architectural vocabulary is utilized throughout. Regional variations
restrict the customary polychromy to the red brick veneer banded by stone
trim, but color is offered by the striking stained glass windows. This is a
building of unique and ornamental workmanship significant as a monument and
focal point for the residential neighborhood. A limestone variant of this
style is located at 3115 Linwood Blvd.

A.M.E. Zion Church

2844 Prospect Avenue
Rudolf Markgraf, architect
Eclectic, 1906-07

Built at the turn of the century to serve the developing Santa Fe com-
munity, this church was and still is an important gathering place for the
area. Designed by a gifted local architect, the ediface is constructed of
native limestone, a popular building material in the 1920s. Of particular
interest is the silhouette of undulating exterior planes and fine attention
to detail -- most notably in the incised Art Nouveau tiles surrounding the
principal entrance. This church and the similarly styled Park Avenue
Evangelical Church, also designed by Markgraf, are unique within the context
of Kansas City's ecclesiastical structures.
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2709-11 Benton Boulevard
Vernacular Classical Revival, 1916

A popular vernacular style, this type of apartment is nicknamed "Kansas
City Porch" because of the triple porticos on either side of the main facade.
The cubic mass of the building is punctuated by four brick piers surmounted
by truncated battered columns and a crowning entablature. Classical ornament
embellishes the cornice, and is evident in the segmental pediment crowning
the entryway, the turned balusters of the porch railing, and abundant dentil
molding. Many other buildings like this, and a variant style with a straight
front, are fine examples of the 20th Century apartments buffering high quality
homes in the Santa Fe Neighborhood.

2623 E. 27th Street
Cottage, 1908

This two story cottage is one of many pattern houses developed in the
Santa Fe Neighborhood during the first decade of the 20th Century. Its
square shape is camouflaged by a shingled gambrel roof and a broad open front
porch provides a heightened sense of spaciousness. Classical Doric columns
and a pedimented entrance portico enliven the facade. The use of natural
materials, as in the stone porch balustrade, add warmth and texture.
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3003 E. 32nd
Kansas City Shirtwaist, c. 1910

A popular residential style throughout the city, the Shirtwaist is a
vernacular design derived from the Bungalow and larger Bungaloid house.
Although subject to a number of pattern variations, common style elements in-
clude: 2% stories; limestone or brick veneer on the first floor with wood
shingles or clapboard covering the top 1% stories. This "contrast" resembles
a lady's shirtwaist dress -- hence the name! The main roof is usually a bell-
cast hip or gable often with decorative accents supplied by a gable-within-a-
gable, or a dormer inset with a Palladian window. A smaller roof supported by
piers shelters the front porch. The rectangular composition is broken by a
bay and oriel, and roof dormers. Colonial Revival motifs commonly decorate
the facade and leaded glass is used extensively.

2945 Lockridge
Modified Kansas City Shirtwaist,

c. 1907

Identical in floorplan and composition to the Shirtwaist house, this
style differs only in its choice of materials. Brick or limestone are used
exclusively for exterior surfacing without any differentiation between the
first floor and upper story and a half.
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2900 Block East 28th Street
Bungalow Row Streetscape, c. 1920

Economical, modest in scale and easy to construct, the Bungalow has
always been a popular housing type. Sheltered by gable roofs, these small
single story examples successfully combine wood shingles, stick style carved
brackets and exposed rafters, and classical battered piers into a single
homey medley. Designed from pattern books and often built by contractors,
Bungalows like Shirtwaist houses employ a variety of roof styles, surface
materials and decorative accents. Usually constructed as part of large
developments, Bungalows are an important part of the American urban scene.

3032 wWalrond
Bungaloid, c. 1914

A number of homes in the Santa Fe Neighborhood are referred to as
Bungaloid because they look like Bungalows while having 1% or two full
stories. As in the Bungalow and Shirtwaist, brick or limestone porches com-
plement the wood clapboard and shingles that sheath the exterior wall sur-
faces. Gable roofs with decorative bargeboard trim most often cover the main
body of the house, the front porch and roof dormers.

'h-n:,:j I:
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2700 Prospect Avenue
Edgar C. Faris, architect
Commercial, 1909

A fine example of commercial architecture in the Santa Fe Neighborhood,
this rectangular brick mass is enlivened by ornamental stone detailing. A
parapet wall conceals the flat tar and gravel roof; plate glass display
windows give access into the building. The majority of commercial structures
in this area, although not this elaborate, share similar design characteris-
tics showing a preference for patterned brick in place of smooth stone detail-

ing.
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NOTE: all plates/maps at
back of text.

SURVEY AND ANALYSIS

Land Use

The study identifies six categories of land use presently found within
the Project Area:

1l Single-family residential
25 Multi-family residential
3% Commercial
45 Civic/Educational/Religious
5% Recreational
6. Vacant

(Plate 1)

The Project Area is predominantly residential, particularly Santa Fe
Place Addition, which is comprised mainly of single-family with some multi-
family dwellings. Several of the latter are actually single-family dwellings
converted to multi-family. These are not detrimental to the residential
fabric of the area as they have maintained their original character. The
great majority of the original residences have remained single-family, creat-
ing the strong family neighborhood that is the essence of Santa Fe.

Commercial development occurs at the intersections of 27th Street and
Indiana, 31st Street and Indiana, Linwood Boulevard and Indiana, and inter-
mittently along 3lst Street from Prospect Avenue to Indiana. Many of these
have been vacated and in several instances are classified by the City as
dangerous buildings. 1In 1978, 5.6 acres of commercial property were vacant,
primarily along Prospect Avenue. These vacant properties have a profoundly
negative impact upon the area.

Along 31lst Street, the commercial buildings are isolated and intrusive
in an area that is otherwise residential in character. Perimeter commercial
development along the boundary streets of Prospect Avenue, Indiana, and 27th
Street is less objectionable than commercial development on the primarily
residential interior streets.

The many churches in Santa Fe play a significant role in the community.
Located throughout the Project Area, primarily along the boulevards and at
major intersections, they provide a sense of physical and social stability
for the area residents.

Two public schools, the D. A. Holmes Elementary, at 30th Street and
Benton Boulevard, and the Central Junior High School complex adjacent to the
southeast corner of the Project Area, both add positive and supportive
aesthetic dimensions to the neighborhood.

Three civic facilities -- a fire station, post office, and social secu-
rity office -- are clustered along Indiana between 31lst Street and Linwood
Boulevard.

Recreational development within the Project Area is minimal, but the
Leon Jordan Park at Benton Boulevard and 31lst Street provides a positive
aesthetic impact. Central Park, located directly east of the Project Area,
provides a large open park with a swimming pool and various recreational faci-
lities for the use of area residents.

Vacant areas occur too frequently within the Project Area. Many vacated
commerical structures have fallen into disrepair and, in many instances, have
been demolished. The results are vacant areas that are poorly maintained,
unscreened, and have become the repository of abandoned junk, particularly
along Prospect Avenue and 31lst Street. These vacant areas are the single
most negative physical aspect of the area (Plate 4).
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Zoning
Eight classifications of zoning exist within the Project Area:
1: Cl Neighborhood Retail
s €2 Local Retail
e R2a 2-Family Residential (low density)
4. R2b 2-Family Residential
Ss R3a Low Apartment (low density)
6. R4 Low Apartment
il R5 High Apartment
8 CP2 Local Planned Retial
(Plate 2)

Most of the area is residentially zoned: 2-family or low apartment.
Supporting this residential area is commercial zoning that is either local or
neighborhood in character.

The commercial zoning occurring along the perimeter streets of the Pro-
ject Area, particularly along Prospect Avenue, a major thoroughfare, does not
conflict with the general ambiance of the residential neighborhood. However,
the C2 zoning along 31st Street that allows incompatible uses such as auto
repairing, is incongrous in the midst of adjacent R2b (2-family) and R4 (low
apartment) residential zoning that occurs on the adjacent intersection streets.

In addition, numerous vacant lots next to these businesses are used for
storage of abandoned vehicles and junk -- an extremely deteriorative impact on
the neighborhood.

Visual Analysis of Streetscape

Streetscape is a term describing the relationship between buildings and
the spaces and forms between the buildings. This includes the buildings mass-
ing, facade, composition, and materials, as well as land forms, surface tex-
tures, trees, and other plant material as they interact with one another
(Plate 4).

Sense of Entry

One major environmental problem that occurs in the Project Area is the
lack of sense-of-entry sequences -- those sequences that include anticipation,
arrival and departure. However, there are partially defined entrance portal
opportunities that occur at three locations: the two intersections of Linwood
Boulevard as Benton Boulevard makes its jog, and at the intersection of 27th
Street and Benton Boulevard. These important places require visual strengthen-
ing to define their positions as major portals.

The Boulevard Experience

The Santa Fe neighborhood is fortunate to contain two segments of the
Kansas City, Missouri park and boulevard system. Both Benton and Linwood
Boulevards serve as symbols of quality within the eastside neighborhoods.
Linwood serves as an important edge at the Project Area's southern boundary
and Benton Boulevard (after it makes its jog from the south at Linwood) serves
as the spine of the neighborhood. It is Benton Boulevard that spawned the
initial platting of the Santa Fe Place Addition, and it is the confluence of
this gracious channel with the streets of this subdivision that create the
special ambiance of the area. Benton Boulevard, a wide tree-lined route
edged with landmark structures, is a comfortable route to travel since it
isn't a "through" north-south street. (Benton has four major jogs with abrupt
changes in direction in its total length.) This boulevard displays rows of
thick trees that provide a sense of enclosure and act as a unifying element
within the neighborhood.
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Terminated Views

As previously mentioned, Santa Fe Place Addition established streets of
greater length in the east-west direction than those of its environs. These
streets, Lockridge, 28th Street, Victor, and 29th Street, are terminated by
Prospect Avenue on the west and Indiana on the east. These terminations
create a series of views framed by the residential structures on these streets.
The Metropolitan A.M.E. Zion Church is the most dramatic example of a termin-
ated view as one looks west on Victor.

Conversely, the streets in the north-south direction, south of the origi-
nal plat, are terminated by 30th Street, the southern edge of the original
plat. These streets all have framed views looking north of residences that
occur along 30th Street (Plate 4).

As Benton Boulevard jogs to the east, the intersection formed by Linwood,
Benton and South Benton contains a terminated view looking south on Benton
Boulevard. This view is terminated by the brick apartment buildings that
project into the typical setback distance established along Benton Boulevard
south and on this intersection. A similar situation occurs looking north at
the intersection of Benton Boulevard, Linwood, and Walrond.

There are no apparent panoramic views outside the Project Area due to
its relatively flat topography.

The most pleasant views are experienced while traveling along the boule-
vards, particularly Benton, where the views are enclosed within a framework
of trees.

Street Enclosure

A residential street of desirable character typically contains an enclo-
sure of the street-space with rhythmically placed structures and elements
such as terraces, walls, and street and yard trees. When this rhythm is
broken by a structure that has been demolished or by a building site that has
been unimproved, a negative impact results within the streetscape.

Fortunately, there is a good sense of enclosure on the majority of the
streets within the Project Area. Santa Fe Place Addition, with its wide
streets and evenly spaced structures, establishes positive street enclosures
even when a house has been removed. The remainder of the Project Area con-
tains regularly-spaced housing and provides a good sense of street enclosure.

Most of the original apartment buildings within the Project Area still
exist and many have been substantially rehabilitated. Their presence in
regard to the street enclosure is significant. The colonnaded "Kansas City
Porch Style" apartment buildings are particularly important, especially where
many of them are in a row setting up a strong pattern of shadows that drama-
tically edge the streets.

Trees play a major role in Santa Fe by creating street enclosure. Their
size and fullness provide excellent enclosure along most of Benton and Linwood
Boulevards. New trees have been planted along Prospect Avenue, Linwood
Boulevard, 31lst Street and Indiana, but they have little effect on the street-
scape because they are small and spaced too far apart.

Unsightly vacant lots intrude upon the area. These open spaces are
visually disturbing because they break the established pattern of street en-
closure. It is not the vacancy that is the greatest problem, but the lack of
landscape development (trees, screens, fences, berms, walls) on the street
side and within the unbroken open spaces of the lot that causes the visual
disturbance.

The most negative street enclosure aspect of the Project Area is Prospect
Avenue, between 29th and Linwood Boulevard where great numbers of vacant
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properties exist because buildings have been demolished. This lack of street
enclosure is particularly detrimental to the area because it gives no con-
tainment to the western edge of the Project Area. Most of the other boundary
streets, particularly Linwood Boulevard, are enclosed with a strong pattern
of structures.

Patterns and Textures

A variety of patterns and textures has evolved over the past seventy-five
years in both the structures and the other visual elements found within the
Project Area. Brick, stone and wood siding are the predominant residential
building materials, and brick is used most frequently on the commercial build-
ings. It is repeated use of these materials that establishes a unity of char-
acter in the neighborhood.

Other patterns and textures are created by the mature trees bordering
both Benton and Linwood Boulevards. This greenery provides a rhythmic edge
along these streets and is reinforced at the intersections of 31lst Street and
Benton Boulevard by Leon Jordan Park. Trees soften the streetscape by filter-
ing the natural light, as well as establishing enclosure above the sidewalks
and streets.

An architectural pattern is created by the brick apartment buildings
with colonnaded porches found frequently through the area ("Kansas City Porch
Style" -- Plate 4). It is the repetitive use of these colonnaded porches
that establishes the rhythmic pattern of identifiable reference points. The
regularity of this pattern is particularly noticeable along Benton Boulevard
where a majority of these buildings are located. The interplay between the
colonnaded porches and the rows of trees along this street develops a pleasant
visual experience.

As previously mentioned, Santa Fe Place Addition contains residences that
share repetitive physical characteristics and have similar street setbacks
creating a pattern with these relationships along both sides of the streets.

The continuity of these various patterns and textures is extremely impor-
tant in establishing the physical character of the neighborhood that is Santa
Fe.

Sidewalks, Curbing and Streetlighting

In one view of neighborhood conservation, the spirit of the block is
closely related to the condition of the area from the curb line back to the
structure (in that order of importance). A poor curbing and sidewalk condi-
tion is often the first noticeable symptom of a downward trend. Conversely, a
restored system of curbs and sidewalks has a positive effect on private main-
tenance and rehabilitation. This positive impact is exemplified by the areas
along Prospect Avenue, Linwood Boulevard and Indiana where sidewalk and curb
repairs have been completed creating a richer pedestrian experience that
helps define the Project Area. Remaining deteriorated sidewalks and curbs
need to be repaired to complete the positive step taken towards neighborhood
identity and conservation.

Approximately one-third of the Project Area will have new streetlights
installed. Some areas of Prospect Avenue have already received new street-
lights, and the improvement has had a positive effect upon the streetscape.
Maintenance

Good maintenance contributes greatly to the quality of the neighborhood.
One of the distinguishing characteristics of Santa Fe is the amount of care
that has been devoted to the majority of the homes and yards. However, the
existing Project Area is quite uneven in this respect. Many structures are
badly in need of renovation including facade restoration, reroofing, painting
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and gutter replacement, etc. Many of the problem properties are owned by
absentee landlords or by residents on fixed incomes -- making maintenance a
continuous concern.

Exterior repairs of single family residences have been accomplished
through the Rehab Loan Program. Continued programs of home improvements must
be encouraged.

Graphics

Signs occur throughout the area even on residential streets with informa-
tion regarding businesses in homes. (Strict zoning control might eliminate
some of these signs and businesses.) These signs are placed and supported in
a variety of ways at varying heights, and use many different type faces.
Furthermore, many are in need of repair and are difficult to read. Most of
them are unattractive particularly the "home-made" variety. These signs are
deleterious to the character of the neighborhood. Every effort should be
made to discourage the use of any sign on the residential streets and to
create a coordinated system of graphics for use by those residents who must
have them for their home businesses. In addition, a district marker system
should be created that clearly distinguishes the area from its environs. The
various "portal" locations (to be discussed later) would be the primary loca-
tions for these markers.

Visual Analysis of Structures

During various walking and driving tours, the consultants surveyed and
analyzed each structure in regard to its aesthetic value. (A condition appra-
isal was also given as to apparent blight or abandonment of structures.) This
analysis produced four categories:

il Background Contributor

a typical building that contributes to the neighborhood texture and

character, but without particular historic, architectural or environ-

mental significance within the Project Area.
25 Key Landmark

a building of extraordinary historic, architectural or environmental

significance within the Project Area.
3 Landmark

a building of historic, architectural or environmental significance

within the Project Area.
4. Non-Contributor

a building that is visually incompatible within the architectural or

environmental context of the Project Area.
Background Contributor

The majority of the 1,025 structures included within the Project Area are
developer-built single family residences that fall into the background contri-
butor category. Santa Fe Place Addition is primarily comprised of 2%-story
pattern housing with some l%-story housing that characteristically have full
width porches and deep front yards. The styles of these typical residential
structures fall mostly into two categories: Shirtwaist and Bungalow, built
between 1900 and 1925 when construction in this area was at its peak. Multi-
family structures are predominantly "Kansas City Porch" style -- four or six-
plex brick units with individual colonnaded porches -- a typical style for
this period in Kansas City. A total of 411 single family residences and 240
apartment units had been completed by 1925. Although many of these residen-
tial structures have had minor alterations not in keeping with their original
character, the overall cohesive appearance of the neighborhood is still intact.
Form, scale, and materials create a sense of consistency throughout the resi-
dential areas.
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Many of the commercial buildings located primarily at the intersections
of the perimeter streets fall into the background contributor category. They
are typical two and three-story commercial structures displaying interesting
qualities and textures of brickwork. It is fortunate that many of these
buildings of similar appearance are clustered together, for they enclose the
intersections and establish the character of the area.

Key Landmarks and Landmarks

Placed intermittently among the other buildings, but primarily relating
to the boulevards, are a number of distinguished structures. They are of
special significance within the neighborhood because of their history, size,
location, design or special features. These landmark buildings, also built
during the major construction period of 1900 to 1925, exhibit a variety of
styles that include Colonial Revival, Spanish Colonial Revival, Late Gothic
Revival, Georgian Revival, Eclectic, and Vernacular Classical Revival. Many
of these landmarks are residential structures but there are also a number of
notable churches and even a few commercial buildings.

Three buildings have been identified by the Consultants as possessing
special qualities that distinguish them from the other landmarks. These
buildings, which have been designated as Key Landmarks, are as follows.

i Charles R. Lockridge Residence

2941 Prospect Avenue

1890

This earliest recorded structure in Santa Fe Place, originally the

residence of Charles R. Lockridge, grandson of the pioneer farmer

and landowner, John Lockridge, is a regional interpretation of the

Victorian Queen Anne style. 1In 1926, the three-story Hotel Byron

was added to the front of the house to incorporate it into the

facility. This building is included as a key landmark because of

its historic significance, rather than for its particular aesthetic

contribution.

o Joseph H. Foresman Residence

2732 Benton Boulevard

Sanneman, Abt, & VanTrump, Architects

1910

This beautiful residence is a fine example of "eclectic" design in

which differing styles are integrated with one another, yet each

is recognizable. "Italianate," "Eastern Stick" and "Queen Anne"

are all evident in this residence which is so prominently located

on Benton Boulevard. The Consultants selected this building as

the most aesthetically significant in the Project Area.

85 Metropolitan A.M.E. Zion Church

(Prospect Avenue Congregational Church)

2844 Prospect Avenue

Rudolf Markgraf, Architect

1906-07

This small scale, yet robust, church is particularly noteworthy

for its unique forms and craggy texture. The building's rough

native limestone was utilized to create a wide variety of masonry

features including stone arches, pilasters, undulating parapets,

and corbelled minarets. Composed of simple geometric forms in

plan, the church gives an appearance of complexity. The building

has particular importance as it terminates the view west on Victor.

It was selected as a Landmark because of a robust and unique
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aesthetic quality that was primarily created with simple, inex-

pensive materials. A similar church by the same architect is

located near the Project Area.

Most of the landmark structures, particularly the churches, are located
along Benton Boulevard. Their presence creates aesthetically pleasing visual
experiences that strengthen the character of the boulevard. Two distinguished
churches occur at the two very prominent intersections of Benton Boulevard
as it makes its jog at Linwood Boulevard (Plate 3). These are The Church of
the Risen Christ and The Jamison Temple C.M.E. Church. Two other Key Land-
marks, The Lockridge Mansion and the Metropolitan A.M.E. Zion Church are
located on Prospect Avenue. The churches, displaying a variety of styles,
strong architectural forms, and well maintained landscaped grounds are quite
dominant within the area. They assist in reinforcing the boulevards as well
as establishing the edge of the Project Area on both Linwood Boulevard and
Prospect Avenue.

Two similar commercial buildings, each located on northwest corners of
Benton Boulevard at the intersections of 27th and 31lst Streets, are not of
great architectural significance. They were selected as Landmarks, however,
because their Spanish Colonial Revival features are unique in the area and
they serve as identifiable reference points along the spine of the neighbor-
hood.

Non-Contributors

There are also a number of structures that are incompatible and discor-
dant with the overall character of the area. Generally, they are incompatible
because of non-conforming irregular height and massing, variation from the
established setbacks, and unsympathetic use of material and styles. Some of
these problems could be corrected through simple remodelings. Several of the
non-contributing structures are fast-food chain franchises that have an
obvious negative impact on this historic neighborhood.

There are various examples of new housing, both individual and multi-
family residences, that have been designed without consideration for compati-
bility with the neighborhood. Two examples that have a negative impact on the
neighborhood, and particularly to Benton Boulevard, are the Section Eight
multi-family housing units at

Fortunately, the total number of discordant non-contributors is small and
the majority of them are not lcoated within the strongest residential sections
of Santa Fe Place Addition. The most serious aesthetic problems occur along
Prospect Avenue and 31lst Street where incompatible commercial structures and
unscreened vacant lots created by the demolition of derelict structures
greatly detract from the cohesive character of the Project Area.

RECOMMENDATIONS

Streetscape
Reinforcement of Benton Boulevard

As indicated in the Survey/Analysis phase, Benton Boulevard is the most
significant aspect of the Santa Fe Neighborhood -- its physical features and
its historic reference contribute greatly to the ambiance of this neighborhood.
Benton continues today to serve as the central feature from which the rest of
the neighborhood derives its energy. We feel that strengthening the physical
aspects of Benton will continue to help the neighborhood regenerate. It is
for this reason that we have concentrated our recommendations on the continu-
ous enhancement of the Benton spine. A number of problem/opportunity areas
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occur along Benton Boulevard that deserve special attention. The following
specific recommendations have been made regarding these points.

Portals

Sense-of-entry experiences require a certain delineation to make one
aware of the various sequences of arrival, passage through, and departure from
the Project Area. The most dramatic arrival and departure opportunities occur
at two points where Benton Boulevard emerges into the site -- at 27th Street
and at Linwood Boulevard.

The Survey/Analysis phase indicated that the intersection of Benton and
Linwood Boulevards, where Benton makes its jog to the south, is also an impor-
tant portal opportunity. However, the creation of just two portals, one on
either end of the straight run of Benton, would be the more dramatic exper-
ience (Plate 6).

These two portal entrance intersections should be physically delineated
by markers that incorporate landscaped development and graphics to identify
the entrance into the Santa Fe Neighborhood. In particular, these markers
would establish Benton Boulevard as the major promenade into, through and out
of the neighborhood. Every effort should be made to create portal markers
that are reminiscent of the neighborhood's character and located in such a way
as to serve with the greatest impact.

One possible design solution would be to utilize columns such as those
found in the "Kansas City Porch Style" apartments, or perhaps the four large
entrance columns from the St. Joseph Hospital demolition could be reclaimed
and used to create this portal effect.

Neighborhood Center -- Park

One major problem/opportunity area is at the intersection of 31st Street
and Benton Boulevard. The southeast corner contains the Leon Jordan Park.

The northeast corner, which is currently occupied by a service station, is
probably the least desirable point along Benton in the Project Area. Immed-
iately to the north of the service station is the very pleasant D. A. Holmes
School and grounds.

The service station be eliminated and the park-like experience similar
to the Leon Jordan Park be extended diagonally across the street to include
the service station site and the D. A. Holmes School grounds. This would
create a major park experience at the center of the Benton spine. A new foun-
tain should be created on the site of the service station in order to define
the area as the public nucleus of the neighborhood, (perhaps a project of the
"City of Fountains"). This proposal converts the most negative aspect of
Benton into the most positive (Plate 6).

Landmark "Highlighting"

The many landmarks that contribute so greatly to the Benton Boulevard
experience deserve special attention in any long-range planning for this
neighborhood. Special sensitivity should be utilized in restoration efforts
for these landmark structures. Particular attention should be given to con-
serving as much of the original structure as possible, including the choice of
architectural details, materials, paint colors, and roofing. In addition, the
grounds surrounding many of these structures need trees, foundation plantings,
restoration or retaining walls, and fencing.

The most significant landmark, classified as a Key Landmark, is the resi-
dence on the southwest corner of Lockridge and Benton Boulevard, referred to
as the Foresman Residence. This residence, described earlier, is the neighbor-
hood's most aesthetically significant structure and deserves special attention
regarding its restoration and use. It seems appropriate that this structure
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be utilized by neighborhood organizations, and that it be graphically identi-
fied as a landmark to denote its importance as a neighborhood symbol.

In addition to the many individual landmark residences and the school
and churches that line Benton Boulevard, the groupings of "Kansas City Porch
Style" apartments have a particularly strong impact on the street enclosure.
The buildings located on the east side of Benton Boulevard between 27th
= Street and Lockridge are particularly significant. Some of these are current-

ly being rehabilitated and the results are generally appropriate. However,

there are a few items such as the use of wrought iron railings in lieu of the

wooden railings that detract from the original design. Also, paint colors

are being used that are not in keeping with the original design. All rehabi-

litation needs to be carefully scrutinized and coordinated with specific

guidelines (approved by a coordinating design consultant) to maintain a con-
b sistent pattern of conservation.

Located at a number of other locations along Benton Boulevard are other
"Kansas City Porch Style" apartments set in similar groupings of three to
seven units. Although these apartments are not as strongly significant as
the landmark grouping between 27th Street and Lockridge, the repetition of
these elements serves as a unifying symbol of the neighborhood. They also
should be rehabilitated to their original character following prescribed guide-
lines.

Located at the northeast corner of 31lst Street and Benton Boulevard are
two commercial structures that the Consultants have classified as landmarks.
— These similar tiled-roofed brick buildings (reminiscent of the Neo-Spanish

Style) serve as important identifiable symbols of the neighborhood.

These two landmark structures, in particular, should be restored to main-
tain their original character. In addition, a compatible infill structure
should be placed between these two buildings to unify and strengthen the
corner experience. The commercial structures east of the corner building
should be demolished and replaced with either infill residential or landscape
development.

Private Streets

As indicated in the Survey/Analysis phase, Lockridge, 28th Street,
Victor, and 29th Street are terminated on the west by Prospect Avenue and
on the east by Indiana.

To make these desirable residential streets even more desirable, private
streets should be created on these four streets between Benton Boulevard and
Prospect Avenue. This could be accomplished either by creating one-way
streets to the west with no entry from Prospect, or by establishing gates at
the Prospect intersections of these four streets to prohibit access from

- Prospect. In so doing, this would alleviate traffic flow from Prospect and
enable residents to enter their streets from the more pleasant experience
created by Benton Boulevard. This would physically and symbolically emphasize
Benton as the major residential thoroughfare through the site (Plate 6).

The closure at the west end of these streets could be in the form of an
attractive gate or wall with compatible landscaping or it could simply be a
change of paving material used in conjunction with curbs or bollards. The
resulting landscape enclosures on these streets could strengthen the termin-
ated views as well as provide a strong edge to the portion of Prospect Avenue
affected. These closures would serve as graphic symbols identifying the
- neighborhood.

Consideration was also given to the recommendation for creating private
streets of those four streets to the east of Benton, between Benton Boulevard
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and Indiana. This was not pursued because the residential character of
Indiana is already compatible with the Santa Fe Neighborhood while the appear-
ance of Prospect Avenue is not.

Edge Definition and Street Enclosure

Strong physical edges for the site must be stabilized and reinforced to
provide a positive identity and image for the Santa Fe Neighborhood. Linwood
Boulevard presently provides a good southern edge because the majority of the
streetscape is still quite strong -- most of the original structures remain
and many substantial trees line both sides of this boulevard.

While missing structures or unimproved vacant lots do occur, the prefer-
able restoration to re-establish a strong street enclosure would be the con-
struction of compatible infill housing. If this is not feasible, landscape
features including screen walls of masonry or shrubbery, or other plant
materials could be developed to provide visual enclosure of the boulevard.
Unfortunately, many of the large street trees have died from disease. New
trees should be replanted at appropriate intervals to restore the rhythmn and
sense of enclosure that once existed along this boulevard.

Both Indiana and 27th Street serve as strong east and north edges of the
physical site and require only minor modifications to their physical appear-
ance. The same solution of infill residential structures or landscape develop-
ment for the detracting vacant lots would also improve these two streets.

Additional landscape elements that dramatically enclose the Project Area
should be implemented at important intersections of the boundary streets,
particularly at Linwood and Indiana, 27th Street and Indiana, and Prospect and
27th Street.

An important opportunity for additional edge definition appears on the
old St. Joseph Hospital site, which is currently being cleared.

A landscaped park should be created on the portion of the old St. Joseph
Hospital site that borders Linwood Boulevard. This major edge definition
would not only reinforce the boulevard experience of Linwood, but also would
heighten it at a critical point -- the place where Linwood intersects
Prospect Avenue and enters into the Project Area. The commercial properties
that line Linwood near Prospect should be screened with landscape elements to
provide boulevard continuity beyond this park.

The most critical need of edge definition occurs along Prospect Avenue --
particularly at the southwestern corner of the Project Area. It is along
this major arterial route that most of the vacant lots and deteriorated
structures exist (Plate 4). This edge provides little "containment" for Santa
Fe and tends to allow the fine residential neighborhood to "leak out" into the
more deteriorated neighborhoods to the west. The many undesirable vacant lots
on Prospect provide the ideal opportunity to create a new and strong edge
condition (Plate 6, 7).

In conjunction with the park development along Linwood Boulevard at
Prospect Avenue, a commercial revitalization development is recommended for
Prospect between 30th Street and Linwood.

North of 30th Street, compatible infill residential structures and land-
scape screening treatment are recommended for the completion of the street-
scape enclosure. These landscape features would be in conjunction with the
proposed closure of the four east-west streets in the Santa Fe Place Addition.
Landscape Screening and Open Space Development

Parking Lot Screening

There are various parking areas in the Project Area (particularly related
to the churches) that are detrimental to the sense of street enclosure. It is
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not the fact that they are parking lots, but rather that they are not screened
from the streets with appropriate landscape treatment. A good example of a
properly screened parking area occurs at the southeast corner of Benton and
Linwood Boulevards, directly east of the Jamison C.M.E. Church. Two land-
scaped elements at this location contribute to the successful screening of
this parking lot -- a simple hedge that surrounds the lot and terracing that
places the cars a few feet above the street line. These two landscape ele-
ments screen the lot and the automobiles from the street and create a good
sense of enclosure for this corner.

A typically bad example of unscreened parking occurs on the northwest
corner of 30th Street and Benton Boulevard. This lot, serving the Pleasant
Green Baptist Church directly east, is an unattractive, undefined aspect of
Benton. Landscaped screening for this lot should continue the streen enclo-
sure of Benton. This should be the first implemented screening of a parking
lot; it could serve as a model for the entire neighborhood.

Another parking area needing appropriate screening and development is
the lot at the northwest corner of Linwood Boulevard and Montgall. Here, in
addition to plant material screening, a berm should be created to correspond
to the typical grade situation to the east thus screening the automobiles from
the street. This improvement would also strengthen the boulevard enclosure
and extend the park from Prospect Avenue eastward (Plate 7). The two lots
associated with the Metropolitan Missionary Baptist Church, one to the east
and the other across 31lst Street to the south, are also examples of unscreened
church parking lots that have a detrimental impact upon the neighborhood.

Design standards should be established for all landscape elements, in-
cluding plant materials, walls, and berms that maintain compatibility with the
general historic character of the neighborhood.

Central Park, directly east of the Project Area between 31lst Street and
Linwood, is very attractive and enhances the neighborhood. Adjacent to the
park within the site (directly east of Indiana and south of 31lst Street), a
vacant lot containing a blighted (and partially occupied) building exists. If
this building could be razed and the present offices relocated, the Central
Park development should be extended to include this site at the corner of 31lst
Street and Indiana. This would provide additional open space as well as a
positive edge condition for the eastern boundary of the Project Area. This
area, in conjunction with the Central High and Central Junior High complex to
the southeast, would create a totally landscaped corner experience for the
Santa Fe Neighborhood.

Graphics

A cohesive system of graphics needs to be implemented for the entire Pro-
ject Area. This would include the control of all signs in both the commercial
and residential areas including such aspects as size, color, type styles,
lighting and methods of display or attachment.

It is most important that the sign markers that occur in conjunction with
the two portal intersections at either end of Benton Boulevard and those that
identify the Key Landmarks, should set the design standard for this entire
system of graphics.

Commercial Revitalization

Response to Marketing Survey

The Market Study conducted by the DeSenne Group Inc. has indicated the
residents' desire for additional convenience shopping opportunities for the
Santa Fe Neighborhood. The survey results indicate that residents shop in the
area for essential goods when those goods are available, but that in most
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instances they must drive an average of two to five miles to purchase goods
and services not found in the Project Area. Proximity is very important, and
the survey indicated that residents do patronize neighborhood businesses.
Stores that were frequently mentioned as being desired were pharmacy, cloth-
ing, variety/department, and grocery. The high number of retired/fixed in-
come households in the neighborhood supports the need for neighborhood shop-
ping.

As mentioned earlier, clusters of commercial development occur at
various points throughout the Project Area, for the most part on the bordering
streets of Indiana, 27th Street, and Prospect Avenue. These commercial group-
ings are small, fit into their environment, and aid in defining the edges of
the Project Area. A particularly notable group of these commercial buildings
is located at the intersection of 27th and Indiana: four similar brick build-
ings define the corners and provide a good sense of street enclosure.

Another commercial grouping occurs on the northeast corner at 31lst Street and
Benton Boulevard. As mentioned previously, the recommendation is to retain
only the corner structure and demolish the adjacent blighted structures to the
east, thus returning 31lst Street to residential usage.

Location of Commercial Center

The southwest corner of Santa Fe should be the specific area devoted to
commercial revitalization. This site includes the property along Prospect
Avenue from 30th Street to Linwood Boulevard as well as the old St. Joseph
Hospital site just east of Wabash (Plates 5, 6, 7). This particular site was
selected for five reasons.

1. Two major arterials, Prospect Avenue and Linwood Boulevard,

directly support this site. Prospect, in particular, which
has always functioned as a commercial street, (with a focus
of activity at 31st and Prospect) would be greatly enhanced
by this proposed commercial revitalization.

29 Prospect Avenue (in this area) provides no physical contain-
ment for the neighborhood and is a poor boundary edge defi-
nition. The many abandoned buildings and vacant properties
provide the oppdértunity to strengthen the edge condition for
this commercial revitalization.

35 A residual benefit of developing a commercial center at this

location is the complete stabilization of the southwest quad-
rant of the Project Area. The proposed 31lst and Benton
Neighborhood Park, and the Santa Fe Mini-Plan, in conjunction
with this commercial revitalization, would create an entirely
rejuvenated quadrant.

4. The location of this commercial center on a perimeter street

will not only strengthen the edge, but also will provide a
clear delineation between the commercial and the residential
core of the neighborhood by separating the two.

54 Another reason for the location chosen is the reinforcement
of the entry experience into the Project Area from the west
on both Linwood Boulevard and 31st Street

Proposed Commercial Center

The commercial center should be developed within the existing fabric of
the original commercial character along Prospect Avenue. The historic char-
acteristics of the existing commercial buildings should be maintained and
referred to in the design of infill buildings. With the revitalization of the
intersection of 31st Street and Prospect Avenue and its two adjacent blocks
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a new "shopping place" will be created.

Recommendations are not directed toward usage considerations but rather
to the physical or visual aspects of the development. The commercial center
should take the form of a strip development incorporating new and rehabilita-
ted structures between 30th Street and Linwood Boulevard, including the old
St. Joseph Hospital site. The new buildings in this commercial center should
be compatible with the existing buildings in two very important ways:

i I They should maintain the same scale and characteristics of

the original buildings, and
2s they should re-establish the strong street enclosure of

Prospect Avenue by maintaining the original set-back.

Parking to serve these businesses must be located either

behind the buildings or screened from the street to in-

sure positive street enclosure. Of particular importance

is the reinforcement of the enclosure for all four cor-

ners of 31lst and Prospect, the recommended focus of the

commercial center.

This should be achieved by careful planning of the streetscape and include
the following considerations.

il Rehabilitation of Existing Structures

The majority of the existing commercial structures within this area
establish the historic character of the neighborhood. Their uniqueness
cannot be duplicated with new buildings, and therefore, they must be
maintained with particular attention given to facade restoration. Many
notable historic features should be enhanced and restored during the pro-
cess of rehabilitation: ornamental "tapestry" brick-work, brick corbel-
ing, ornamental pilasters and column capitals. Furthermore, these
features could be incorporated into the design of new infill buildings.
Other prevalent features include limestone sills, lintels, stringcourses,
and copings.

Two corner commercial buildings that anchor the east side of the
intersection of 31lst Street and Prospect Avenue exemplify many of these
notable historic features and also display decorative brick pilasters,
free standing wooden columns and ornate capitals.

Appropriate restoration would include retaining original masonry
and mortar without applying paint or other incompatible surface materials.
It is most important that original window "voids" be maintained. Brick
will need tuck pointing, and mortar joints should be duplicated in terms
of color, joint width, tooling, color and texture. Careful selection and
placement of signs is a most important aspect of the rehabilitation of
these older buildings.

2. Infill with New Structures

The new infill structures must be compatible with the existing.
Their design should extract from the original buildings the most impor-
tant features: scale, proportion, and materials (primarily the brick
with varied textures and the limestone decorative elements mentioned pre-
viously). The utilization of these elements will insure design continu-
ity.

35 Screening of Parking Lots

The most negative aspect of the current physical situation along
Prospect Avenue is the abundance of vacant open space between 30th Street
and Linwood Boulevard. Because the need does not exist to infill all
vacant space with new buildings, many of these open spaces will have to
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be used for parking or not utilized at all. It is extremely critical

that these parking lots and un-utilized spaces be screened from the

street to provide street enclosure. This screening will be described

in Item 4.

4. Street Enclosure Design Elements

A very strong architectural design element should be used both to
screen the parking and un-utilized areas and to "tie" the entire strip
commercial center together.

The motif, brick or wood columns found in the "Kansas City Porch
Style" apartment building, will be incorporated into a colonnaded screen
wall. A system of arcades should be used in the design of the infill
buildings. These would create a consistent pattern and serve as unifying
elements with the colonnaded screen walls fronting the parking lots and
other open areas (Plates 6, 7).

Special care must be taken to insure that the size, spacing, and
proportions of these columns imitate the rhythm established by these
elements within the existing streetscape. The inclusion of hardy street
trees, properly spaced and sized, will reinforce the cohesiveness of the
street enclosure and introduce a design element that is dynamic (moves in
the breeze, modulates to sunlight, and changes with the seasons).

Street trees should be planted at an even spacing to enhance the
street enclosure (i.e. thirty feet on center, maximum). There should be
a direct relationship between the colonnaded screen wall spacing, the
arcade column spacing, and the tree spacing. In addition, trees should
be planted behind parking lot screen walls to further define the street
enclosure and shield the view of the parking lots.

The development and implementation of this commercial center will greatly
improve the entire neighborhood for several ‘reasons: 1) it will provide area
residents the convenience of goods and services close to their homes; 2) it
will improve and greatly enhance a presently blighted and unimproved area of
the site; 3) it will provide the much needed edge of containment along
Prospect Avenue.

If this development is implemented, it would be one of the very few com-
mercial centers to exhibit the desirable combination of new and restored
development within the urban part of the city, rather than the incompatible
atmosphere of a suburban shopping center. A design solution that reflects an
urban ambiance should be strived for.

Zoning Revisions

Intrusive commercial businesses operating along 31lst Street have the
tendency to break the cohesive character of the neighborhood. The present C2
zoning (local retail) allows this isolated and non-conforming commercial area
to exist within an area that is predominantly residential. The Santa Fe Mini-
Plan, as planned through the Kansas City, Missouri Office of Housing and
Community Development, proposes a zoning change from C2 (local retail) to R4
(low apartment) along the north side of 31st Street from Benton Boulevard to
Prospect Avenue. We urge that this rezoning be implemented. Furthermore,
we urge that it be extended to the east. It is important that all commercial
development, existing or new, be concentrated in several planned locations to
strengthen its viability. These locations should be separated from the resi-
dential areas and a zoning change could enforce such a separation.

31lst Street east of Benton Boulevard to Indiana should be rezoned from C2
(local retail) to R4 (low apartment). This change from commercial to residen-
tial zoning, along both sides of the street, would eliminate future commercial
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development and encourage existing businesses to relocate to the newly desig-
nated commercial center along Prospect Avenue.
Residential Rehabilitation

Sympathetic rehabilitation in a neighborhood that has retained so much of
its original character is of utmost importance. The majority of the existing
residential structures are in good condition, particularly those located
within Santa Fe Place Addition. Conservation of these buildings should employ
corrective maintenance and rehabilitation following prescribed recommendations.
Many of the single-family residences have already received funding for exter-
ior improvements made available through the Rehab Loan Program. A number of
the multi-family structures have been substantially rehabilitated with funding
provided by the Section 8 Substantial Rehabilitation Program. Although these
repairs have generally improved the structures' appearance, basic aesthetic
guidelines were overlooked during their rehabilitation. These incompatible
exterior repairs include the use of wrought iron stair and porch railings,
asbestos shingle siding, chainlink fencing and inappropriate choice of paint
colors.

Criteria for a coordinated residential improvement effort should include
recommendations for the control of facade materials, paint colors, porch treat-
ment, lighting, awnings, yard fencing and screening, landscaping, and addi-
tions to the structure.

Historic Kansas City Foundation has compiled a comprehensive list of
recommendations to be used as guidelines for the rehabilitation of single
family and multi-family residences. A mechanism should be established whereby
owners could obtain professional assistance in planning their improvements.
Interior improvements should also comply with the same basic guidelines in
order to maintain the structures' original character.

Every effort has been made to formulate recommendations that would rein-
force the positive aspects of this historic community. Many desirable ele-
ments presently exist, such as the boulevards (most particularly Benton), and
the strong residential fabric of Santa Fe Place Addition. A small section of
the Project Area, the southwest quadrant, needs extensive improvement.

An action plan should be implemented that initially incorporates highly
visible elements to symbolize the revitalization efforts occurring within
Santa Fe. Although rehabilitation of area apartments and houses has been
effective in transmitting this feeling, it is critical to incorporate symbolic
cityscape objects that would serve to clearly demarcate the Santa Fe Neighbor-
hood from its surrounding environs. For instance, the two portal markers
suggested in our recommendations would symbolize the neighborhood's vitality
(perhaps these markers could be implemented by the Kansas City Department of
Parks and Recreation). The residents must be assured that comprehensive
planning and subsequent activity are improving their neighborhood.

The recommended commercial Prospect Avenue could serve three functions:
to enhance and strengthen the boundary edge; to serve as a large-scale symbol
for the neighborhood identity; and most importantly, to provide much needed
services and viability for Santa Fe. Moreover, it is not only the establish-
ment of new and rehabilitated buildings in the commercial center that is
important, but also the extension of this center to the north in order to
provide the greatly needed street enclosure. This proposed commercial center
would be a unique development in the inner city of Kansas City, Missouri, one
that would serve as a model for subsequent improvements in other neighborhoods.

The dynamics for responsible conservation are strong within the Santa Fe
community as evidenced by the number of active neighborhood organizations. We
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strongly urge that these proposed plans and recommendations be coordinated
through a variety of sources that include the various neighborhood organiza-
tions, the Kansas City, Missouri City Council, the Kansas City, Missouri
Board of Parks and Recreation Commissioners, Impact Development, Inc., and
the Kansas City, Missouri Office of Housing and Community Development.
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The Santa Fe Residential Market Survey, conducted to evaluate shopper
perception and behavior of those who live and shop in the area, is intended
to be an extension of and supplement to previous and current studies being
done in Santa Fe. The primary objective of the combined studies is to deter-
mine the marketability of the area for the purpose of planning future commer-
cial development and revitalization.

Specific objectives for this particular market study are as follows:

To verify previously determined population and income
projections/estimates.

To compare preferences of shoppers from two defined areas
to evaluate the existence of a secondary market.

To determine where area residents usually go to shop for
or to purchase different types of products, goods,
services.

To determine what commercial activities might be most
successful in the area.

To obtain information necessary for accomplishing the above objectives,
The DeSenne Group, Inc., in conjunction with the Black Economic Union and
Impact Development, surveyed residents and businessmen from two areas in
Santa Fe. The two areas, defined in accordance with census tracts by the
Office of Housing and Community Development are: The Primary Trade Area (PTA),
composed of tracts 38, 40, 54, and 56.01; and The Secondary Trade Area (STA),
composed. of sbracks 39,-37,.55,.56.02; 42, 52, 36,02, 57, 53; 41, 57, and 36.01.
The PTA boundaries are 27th Street on the north, 35th Street on the south,
Indiana on the east, and Woodland on the west. The STA boundaries are 23rd
Street on the north, 39th Street on the south, Jackson Ave. on the east, and
Troost on the west.i

The specific streets and house numbers located within the confines of the
PTA and the STA were identified from ward maps in conjunction with the census
map. Following this procedure. a list of names, addresses, and telephone
numbers of those in the PTA and STA was prepared from the Kansas City Street
Address and Telephone Directory, November 1980. Individuals to participate
in the survey were selected randomly from the list.

The basic questionnaire form used to survey participants consists of 10
questions designed by 0.H.C.D. These questions were used in a short form to
survey some participants by telephone. The same questions were modified
slightly and expanded in longer forms to survey other participants by mail and
by personal interview.

Telephone. One hundred (100) persons were contacted by
telephone, requesting their participation in the survey.
Thirty-five from the PTA and sixty-five from the STA
were called; however, a total of only 48 elected to
respond to the questions, 14 from the PTA and 34 from
the STA, for a participation rate of 40% and 52% respec-
tively.

Direct Mail. Five hundred (500) were contacted by mail

for the survey, and a total of 121 (24%) completed and
returned their questionnaire forms. The forms were
mailed to 180 households in the PTA; of these, 55 were
returned for a participation rate of 30.55 or 31%. For
the STA, 320 forms were mailed, of which 66 were

returned for a participation rate of 20.62 or 21%.3
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Church. To compensate for the low return from the direct
mail survey and to obtain a larger sample for the study,
additional "direct mail" questionnaire forms were distri-
buted in churches in the Santa Fe area. Of these, 113
were completed and returned.

Personal Interview. The longest questionnaire form was
used to survey 50 individuals in person. The personal
interview allows for the time and one-to-one contact
needed to pose additional "probing" questions and to re-
ceive in-depth responses. Further, this format elicits
fewer "no response" answers given than any other format.
Business. A different questionnaire was designed by The
DeSenne Group, Inc. to survey area businessmen. The
intent was to obtain similar and/or additional informa-
tion that could be used in conjunction with the other
survey findings in evaluating the commercial potential

of Santa Fe. Twenty-six (26) personal interviews were
conducted with Santa Fe businessmen.

The total survey population is thus 332 residents/shoppers and 26 busi-
nessmen. The study findings based upon information obtained from these
individuals are presented in the narrative and statistical reports that
follow. The narrative is essentially a summary that presents information
accumulated from all participants. However, where appropriate and/or as
needed, the percentages, trends, etc., of respondents from the PTA and the
STA are specifically identified as well as those which pertain only to the
personal and business interviews. The statistical report is composed of
charts that present the raw data obtained. Because different questionnaire
forms were used, the statistical section is further divided into correspond-
ing categories: telephone, direct mail, church, personal interviews, and
business interviews.

The majority (70%) of all individuals who participated in the survey
indicate that they currently shop in the Santa Fe area, and there is only a
slight difference, approximately 10% more in the PTA, between the two trade
areas. Almost one-third of those interviewed indicate that they have shopped
in the area for fewer than five years. Even though some shoppers indicate
giving support to area businesses for several years and even though more than
one-third shop in Santa Fe as often as once a week, the respondents reveal
that they generally do less shopping in the area now than in the past (40%
less, 28% more). 1In this respect, there is very little difference between
those who live in the PTA and those who live in the STA.

The reasons given for shopping less frequently or for not shopping in
Santa Fe at all are quite consistent among respondents from both trade
areas. The one mentioned with by far the greatest degree of frequency is a
"lack of variety or lack of stores". Other reasons most often given are
"noncompetitive prices" and "lack of quality". It is not surprising that
these answers correspond directly with what the participants indicate they
dislike most about the area, or that these problems/complaints seem to have
a significant impact on shopper behavior. For example, some of the persons
interviewed indicate that they used to shop weekly in Santa Fe for 16-20
years, but that they no longer do so since many of the businesses there have
closed or since they can find better variety and better prices elsewhere.
However, it should be noted that some respondents give "no particular reason"
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for not shopping in Santa Fe, while a few others mention they have moved, so
that shopping there is simply no longer convenient.

For those who continue to shop in Santa Fe, proximity seems to be the
number one reason for doing so, with well over half (63%) of all participants
indicating "convenient location" as what they like most about the area. Other
answers given less frequently but still in significant numbers (over one-
fifth) are "adequate parking" and "neighborhood atmosphere".

Despite these advantages attributed to the shopping opportunities still
available in Santa Fe, there are numerous disadvantages emphasized by
respondents from both trade areas regarding available shopping, pricing, and
quality in general. Participants also indicate that they dislike the deter-
iorated condition of the area, the loiterers, the crime and vandalism, and
the resulting "insecurity".

If one considers the respondents' "likes" and "dislikes" collectively,
certain patterns of shopper behavior and perception are more readily under-
stood. For example, the vast majority of those who shop in Santa Fe indicate
that they do so primarily for groceries or for "odds and ends". Since these
items generally represent daily essentials, it is logical to assume that the
proximity which allows one to make a needed purchase quickly and conveniently
may take priority over other considerations, and this may partially explain
why shoppers continue to buy groceries in the area despite their complaints
about prices and quality. However, for other purchases, such as department
store items and clothing, or for various forms of entertainment, the respon-
dents indicate that they go "elsewhere" or outside the Santa Fe area to shop.
Since these items generally represent a less urgent need and often a higher
cost, it is logical to assume that proximity or convenience no longer takes
priority and that one is more inclined to travel farther from the immediate
neighborhood for comparative shopping. This, in conjunction with "lack of
stores", may explain why shoppers from both areas are willing to travel
several miles to shop downtown or at shopping centers such as Blue Ridge Mall
or The Landing.

Concerning the lack of shopping opportunities available in Santa Fe and
the Kinds of stores the survey participants would like to see located in the
area, there are very few differences in the answers given and their frequency
of mention by respondents from both trade areas. The stores most desirable,
as indicated by more than 50% from both the PTA and the STA, are: pharmacy,
department or variety, clothing, and grovery. Other kinds of desirable stores
mentioned less often but still with significant frequency (over 30%) are:
hardware, movie theatre, laundry, garden/nursery, recreation, and thrift.

Stores mentioned infrequently by less than 20% of the respondents, for
which there is apparently little need or desire, are: sports, printing, toy,
music, office supplies, hobby, car/boat, photograph, beauty/barber, and anti-
ques. The respondents by and large disapprove of liquor stores. The liquor
store is the single response mentioned the least as being desirable (4%) and
the most as being undesirable (40%).

Whether or not area residents will be willing to or can actually afford
to support the kinds of stores they would most like to see located in Santa
Fe must be evaluated in light of various factors that influence shopper beha-
vior. Some of the negative factors are, of course, the previously mentioned
disadvantages or "dislikes" respondents indicate about Santa Fe. Additionally,
those who were interviewed indicate they have heard somthing "bad" about the
area much more recently than they have heard something "good", and the negative
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comments heard as recently as "today" or "yesterday" generally pertain to
crime. _

That this significantly affects the participants' attitude toward and
potential support of Santa Fe is indicated by the 62% of those interviewed
who do not go to the area for such leisure activities as walking or browsing.
The number one reason given is that the area is "unsafe"; the number two
reason is that there is "nothing to do."

On the positive side, however, respondents are apparently excited about
and supportive of plans for revitalizing the area. Without exception, those
interviewed mentioned some aspect of rehabilitation as what they recall hear-
ing that is "good", even though they may have heard the positive comments as
long as a year ago or even longer. That the bulk of participants what to see
improvements in Santa Fe; that they are disappointed to hear about "businesses
leaving and project funds being out," that they enjoy the atmosphere and con-
venience of neighborhood shopping -- all indicate a willingness to support
Santa Fe redevelopment.

In this respect, the findings of this survey coincide with conclusions
drawn from other studies that emphasize the importance of comprehensive
development, including programs for crime prevention as well as for housing
rehabilitation, in order to make Santa Fe a more attractive and safer place in
which to live and shop. If this is accomplished, commercial activity should
follow. The extent of commercial activity that can reasonably be anticipated,
regardless of how "physically" attractive the area becomes or how "willing"
residents are to support local business ventures, cannot be evaluated separ-
ately from the primary factor influencing shopper behavior: income.

Regarding income, all participants indicate with the greatest frequency
(37%) that the overall household income for last year was under $10,000, and
this percentage is somewhat higher in the PTA than in the STA, 48% and 35%
respectively. Twenty-two percent indicate an overall income between $10,000
and $17,000; 11% between $17,000 and $25,000; there is very little difference
between the two trade areas in these last three categories of income level.

Though approximately one-fifth of the respondents elected not to answer
the question at all, the findings of this survey are significant and consis-
tent enough to suggest that estimates, which appear in previously prepared
reports, of approximately $6,000-$7,000 as the 1980 per capita income and of
approximately $15,500 as the median income level per household are too high.
This conclusion is supported by material published by the City of Kansas City
in the Revised Three Year Community Development Block Grant Program and
Annual Program -- Year VII. In the section describing the Santa Fe Target
Revitalization Area, page 25, the median income, according to a 1979 survey,
is given as $9,776, which better corresponds with the findings of this survey.

If the per capita and/or household incomes are indeed lower than previous
estimates indicate, then it is further suggested that the estimated buying
powers of over $51 million for the PTA and over $208 million for the STA are
also too high. (These figures, based on data from the Black Economic Union
of Greater Kansas City, Mo., also appear in the 1981 Tomlin report). It
should be noted, however, that a survey of the nature conducted does not
allow for the control measures needed to verify the accuracy of responses
given in confidence and that additional information to support these sugges-
tions may be desirable.

It is questionable, though, whether or not such additional information
is urgently needed since the relatively low incomes indicated by respondents
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correlate with and are substantiated by other data obtained. For example, of
the participants who were interviewed, 31% indicate they spend less than
$50.00 per month in Santa Fe, while only 14% indicate they spend over $200.00
per month. This level of spending is only partially explained by the lack of
shopping opportunities available in the area.

In spite of the finding that Santa Fe residents are obviously spending
money "elsewhere" since participants indicate traveling several miles to shop
for certain items, their lack of responsiveness to particular questions
suggests that low levels of income inhibit the purchasing of goods and ser-
vices, especially non-essentials, regardless of the availability of these in
terms of proximity or otherwise. When asked where they usually go for enter-
tainment, eating out, or for movies, participants gave "no answer" or "don't
go" or some other nonapplicable response with a frequency much higher than
that given to any other question in the survey, including the one regarding
income.

Over half (58%) of all respondents indicate they do not go outside the
home for entertainment; 57% indicate they do not go out to eat, and 62% in-
dicate they do not go to movies. The percentages for these three categories
are only slightly higher in the PTA than in the STA by 3% to 13%. One may
interpret this as correlative with the slightly higher percentage of those in
the PTA whose household incomes are under $10,000, which suggests that they
generally have less disposable income for non-essentials than those in the
STA. However, the difference in numbers is not significant enough to conclude
that there is a better market in the STA for non-essential goods and services.
The findings of this survey suggest that even if facilities offering non-
essentials were to be provided within the Santa Fe boundaries, these might
not receive ample support from community residents in either trade area.

On the other hand, it seems that there is a substantial market for more
essential goods and services; that at present this retail potential is being
captured outside the area; and further, that appropriate facilities offering
essentials, if located in Santa Fe, are likely to draw adequate support from
community residents in both trade areas.

Participants were much more responsive when asked where they generally
go to shop for essentials, such as clothing or drugstore items. Their
answers not only reveal that they travel several miles to shop (other than
for groceries), but also imply that the essentials represent, for the most
part, those purchases allowable within their income ranges.

Those participants from both trade areas who shop outside of Santa Fe
indicate the same patterns in terms of where they generally go when shopping
for particular items. If one compares the locations given by PTA respondents
with those given by STA respondents, it becomes evident that the answers re-
ceiving highest frequency of mention do not vary to any substantial degree
between the two groups.

The market for department store and clothing shopping is at present be-
ing captured predominantly by facilities located downtown and at Blue Ridge
Mall. These two locations are mentioned more frequently than any others.
Since the majority of respondents indicate department/variety and clothing
stores as being most needed or desirable in Santa Fe, and since the retail
sales potential is relatively substantial according to previous reports,
facilities located within the area boundaries offering these goods and ser-
vices are likely to be successful commerical ventures. The accumulative
survey findings suggest that a large portion of this particular market,
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currently captured outside the area, can potentially be captured within the
Santa Fe area.

The following statements reiterate briefly the important survey findings
as they pertain to the future commercial development/revitalization of Santa
Fe. There is no significant difference between the PTA and the STA regarding
income levels, shopper preferences, or spending havits, so it seems logical
to assume that any viable market which exists for one area also exists for
the other. At present, the potential market(s) seem to be restricted primar-
ily by low income levels, so that the commercial ventures most likely to
succeed are limited to the provision (or improvement) of facilities that
offer essential goods and services. However, it is apparent that the success
potential of even the most needed or desirable of such facilities is depen-
dent upon comprehensive rehabilitation of the entire neighborhood to make it
a safer and more attractive area. This, of course, is the case to an even
greater degree for any commercial activity intended to capture the market,
which is currently very small if not altogether absent, for non-essential
goods and services. Thus, if the plans for Santa Fe redevelopment are to
include a broad scope or range of commercial ventures, these should be made
and evaluated carefully, by all involved, with the realization that first and
foremost, the area must be made attractive enough not only to curb outmiga-
tion or dislocation of current residents but also to entice new residents to
move into Santa Fe. If this is accomplished to the extent that the area
becomes stabilized and relatively secure and that income levels are somewhat
higher for more of those who live in the community, commercial activity
should follow with an ever increasing potential for success.
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The City of Kansas City, Missouri has developed a neighborhood strategy
area plan for Santa Fe with the goal of redeveloping and revitalizing the
area. The goals of the redevelopment strategy, indicated below, were derived
from resident input and neighborhood surveys:

1. Housing for a wide variety of incomes, household sizes, and living
patterns; and especially the maintenance, protection, and expansion
of single family home ownership in the neighborhood.

2. A healthy and diverse commercial community which provides necessary
services while protecting the integrity of residential areas and
providing some jobs.

3. Maintenance and improvement of public transportation.

4. Park development to serve the neighborhood.

5. City improvements and services responsive to community needs.

6. Citizen involvement in social, economic and governmental processes;
and planning that is responsive to residents, land owners and busi-
ness persons.

7. Attraction of private sector financing for improvements to both
residential and commercial portions of the area.

The Santa Fe Neighborhood Strategy Area Plan involves provisions of
public improvements, housing rehabilitation, commercial revitalization,
historic preservation, and improved social services.

1) PUBLIC IMPROVEMENTS -- CURBS AND SIDEWALKS: Curb and sidewalk replace-
ment as necessary will be completed on both sides of Linwood between
Prospect and Benton, the north side of Linwood between Benton and Indiana,
the east side of Indiana within the project boundaries and the north side
of 27th Street within the project boundaries.

2) PUBLIC IMPROVEMENTS -- STREET LIGHTING: Leased lighting on Benton within
project boundaries will be replaced with leased sodium vapor lights with
new fixtures. All other leased lighting in the area would be replaced
with city owned sodium vaopr lights on 25 foot poles at 160 intervals,
closer intervals in commercial revitalization areas.

3) SINGLE FAMILY REHAB PROGRAMS (1-3 UNITS): The single family rehabilita-
tion programs will include the City's Rehab Loan Program, the Section 312
program and conventional financing. The City's Rehab Loan Program now
operating in northern Santa Fe, will gradually work south and be made
available for the rehabilitation of all one to three unit structures.

4) SECTION 8 SUBSTANTIAL REHABILITATION: The Section 8 Substantial Rehab
Program for multi-family units will be concentrated primarily along
Benton and Linwood where there are large numbers of suitable units.

5) SECTION 8 NEW CONSTRUCTION: Section 8 new construction is planned for
one cluster development and as infill on several scattered sites. The
cluster development most probably duplexes, would be constructed on the
block located between Montgall and Chustnut, 30th and 31lst Streets and
the north block faces of the 31lst Street immediately to the east and west
of the large block. Further clearance of deteriorated structures will be
necessary for the project. Additional Section 8 new large family homes
are planned for vacant lots located between Prospect and Benton, north of
30th Street.

6) OTHER HOUSING REHAB PROGRAM: Single family conversions, and multi-family
units not included in the Section 8 Substantial Rehab Program will be
rehabilitated through the Section 312 Program, conventional financing,
and FHA Insurance Programs.
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7) ENTRANCE MONUMENTS: To enhance neighborhood identity, an entrance monu-
ment will be constructed on the south side of 27th Street at the Benton
Boulevard intersection.

8) REDEVELOPMENT AREAS: The strip areas along 27th Street and Indiana
Avenue are in dilapidated condition and will be cleared or redeveloped
through a combination grounds inspection and code enforcement programs.
The programs would include the entire neighborhood and would be used to
get the owners of the properties to bring them up to standard.

9) COMMERCIAL REVITALIZATION: The Commercial Revitalization Program now
operating on Prospect will be expanded to 27th and Benton, 31lst and
Benton, 27th and Indiana, and 31lst and Indiana. Commercial revitaliza-
tion activities include new curbs, sidewalks, street furniture, street
lighting, as well as design assistance and low interest loans for busi-
ness improvements.

10) REZONING: To support the commercial revitalization program, strips of
land along Prospect, 31st Street, and 27th Street which are now zoned
commercial will be rezoned in part to medium density residential. This
would leave commercial zoning at major through street intersections.
Most of the areas proposed for rezoning now contain residential or public
uses. The exception is an area on the north side of 31lst Street between
Prospect and Benton. Most of this would be cleared for residential use.
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More and more people are rediscovering Kansas City's older neighborhoods
and finding out that an investment in an old house is an investment in the
future. Reinvestment in older homes is the fastest growing segment of the
residential real estate market. A renovated house that retains its original
stylistic features has a higher market value than one that has lost them.

Due to the increasing costs of new construction and transportation, many
are recognizing that it is more economical to renovate city houses in older
neighborhoods such as Santa Fe. There is a great deal of personal satisfac-
tion in recycling these homes, and preserving and reviving their craftsman-
ship and style often lacking in new construction.

The purpose of the rehabilitation guidelines that follow is to help save
the architectural features that give houses in Santa Fe their good looks and
marketability. These rehabilitation guidelines are not absolute standards to
be followed dogmatically; instead, they concentrate on particular approaches
to achieve appropriate rehabilitation of older homes.

These general standards can apply to any rehabilitation project and
should be considered before any "hands on" work takes place.

1L Retain distinctive features such as the size, mass, color,

and materials of houses, including roofs, porches, doors,
windows, and stairways that give a house and neighborhood
its distinguishing character.

2. The removal, alteration, or covering over of distinctive

architectural features or examples of skilled craftsman-
ship should be avoided when possible.

i Deteriorated architectural features should be repaired
rather than replaced to the extent feasible. 1In the event
replacement is necessary, the new material should match
the material being replaced in composition, design, color,
texture.
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The following guidelines are presented to assist in interpretation and
application of the General Standards. For each element of the house and site
are 1) recommended and not recommended actions, 2) important considerations,

3) problem areas and treatments.
BUILDING SITE

RECOMMENDED: Identify and retain plants, trees, fencing, walkways and
other elements that reflect the property's history and development. Providing
proper site and roof drainage to assure that water drains off of the building,
and water does not splash against building or foundation walls.

NOT RECOMMENDED: Making changes to the appearance of the site by removing
old plants, trees, fencing, walkways and other elements before evaluating their
importance in the property's history and development. Installing chain link
fencing in the front yard.

Water is the most common problem and comes in the form of:

Direct rain or snow penetrating the structure;
Condensation within the house;
Capillary action or "rising damp" within the structure.

Prevention of water damage is accomplished by:

Repelling water at all points of the building's exterior;
Draining water off and away from the building.
PROBLEM AREAS AND TREATMENTS

Water pressure against the exterior walls can erode your foundation.
Heaved basement flooring is also caused by hydraulic pressure. A settled foun-
dation is usually due to erosion from improper drainage, but may also be caused
by poor soil conditions, a high water table or location in a flood plain area.
Settlement is not a problem unless it is severe or continues over time.

= A

To correct the cause of basement and foundation problems, maintain and
repair drainage systems. Clean, flush and repair gutters and downspouts each
fall, prior to winter snow. Check to see if site grading slopes away from
the house. If it doesn't, regrade where needed. The importance of proper
site grading cannot be overemphasized.

Clogged underground tile may be augered to allow water to drain. If, how-
ever, a broken tile leaves constant water pools in the basement, it must be
either replaced or ignored in favor of splash blocks to drain water from down-
spouts away from the house.
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BUILDING EXTERIOR: MASONRY

RECOMMENDED: Retaining original masonry and mortar, whenever possible,
without the application of any surface treatment. Duplicating old morter in
composition, color, texture, width of joint and method of tooling.

NOT RECOMMENDED: Repointing with morter of high Portland cement content,
thus creating a bond that can often be stronger than the building material.
Sandblasting, including dry and wet grit and other abrasives, brick or stone
surfaces. Applying waterproof or water repellent coatings unless required to
solve a specific problem of deterioration that has been studied and identified.

Stonework is the dominant visual feature of many Santa Fe homes and those
throughout the Kansas City area. The generous use of limestone in particular,
gives older homes and their neighborhoods a feeling of solidarity and identity.

Repair and preserve stone or brickwork instead of covering it with some-
thing less pleasing that may cost more in the long run. Masonry requires a
minimum of upkeep if properly protected. The texture, color, and shape of
stone or brick, and even mortar joints contribute to a feeling of permanence
that today's "lightweight" houses cannot match. Again, consider how to

.preserve these features before making a major or minor repair.

Problem Areas and Treatments
Water is responsible for most masonry deterioration. If water is allowed

to continually soak joints or penetrate the surface, it can seep through the
damaged stonework to the house's interior. Evidence of water problems is often
clearly visible and takes these forms:
Water seepage;
Spalling, which occurs when moisture enters porous brick and
stone, then expands upon freezing, causing the surface of the

material to flake away;

Efflorescence, a condition where water transports salts pre-
sent in brick or stone, and mortar to the surface, where they
form a white crystalline substance;

Damage or stains on paint, plaster or wallpaper.
The most likely sources of water damage are:

Loose, cracked mortar joints;

Masonry cracks;

Leaking gutters, downspouts and flashing;

Ivy growth;

Rising damp; and

Defective caulking.
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