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January 29, 2009 
 
City of Lawrence Board of Zoning Appeals 
Planning & Development Services 
P.O. Box 707 
6 E 6th Street 
Lawrence, KS 66044 
 
Dear Commissioners: 
 
The Lawrence Historic Resources Commission (HRC) supports the variance requests made by 
the applicant for the reduction of front and side yard set backs for proposed infill development 
to be located at 700 Connecticut Street.  
 
Attached to this letter please find the summary of the discussion that was held at the Historic 
Resources Commission meeting on December 18, 2008. The subject property is located in the 
environs of the North Rhode Island Street Historic District, National Register of Historic Places 
and the historic East Lawrence Neighborhood. The HRC is of the opinion that the reduction in 
setbacks may allow for an infill project that will be cohesive with the fabric of the neighborhood 
while not encroaching, damaging, or destroying the environs of the listed property.  
 
This review by the HRC did not look at the factors required for a zoning variance, but rather 
only the issues of the impact of the development on historic properties. 
 
 
Sincerely, 
 
 
 
Jody Meyer, Chair 
Lawrence Historic Resources Commission 
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LAWRENCE HISTORIC RESOURCES COMMISSION 
ITEM NO. 4: DR-11-116-08 
S TAFF REPORT 
 
A. SUMMARY 
 
DR-11-116-08 700 Connecticut Street; New Construction; Certified Local Government 
Review. The property is located in the environs of the North Rhode Island Street Historic District, 
National Register of Historic Places. Submitted by Paul Werner Architects for Lance Burr, the 
property owner of record. 
 
B. PROJECT DESCRIPTION 
 
The applicant is proposing to complete the commercial strip along the east side of Connecticut 
Street to the corner of 7th Street. The applicant would like to pull the new structure up to the 
property line of the adjacent structure to the south.   
 

 
Northwest elevation of 700 Connecticut Street. 

 
C. STANDARD FOR REVIEW 
 
For Certified Local Government Review of projects within the environs of listed properties, the 
Historic Resources Commission has typically used the Standards and Guidelines for Evaluating the 
Effect of Projects on Environs to evaluate the proposed project.  Therefore, the following standards 
apply to the proposed project: 
 

1.  The character of a historic property’s environs should be retained and preserved.  The removal or 
alteration of distinctive buildings, structures, landscape features, spatial relationships, etc. that 
characterize the environs should be avoided. 

 
2.  The environs of a property should be used as it has historically been used or allow the inclusion of 
new uses that require minimal change to the environs’ distinctive materials, features, and spatial 
relationships.  
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3.  The environs of each property will be recognized as a physical record of its time, place, and use. 
Changes to the environs that have acquired historic significance in their own right should be retained 
and preserved. 

 
4.  Demolition of character-defining buildings, structures, landscape features, etc. in a historic 
property’s environs should be avoided.  When the severity of deterioration requires removal within 
the environs, compatible reconstruction shall occur. 

 
5.  Archeological resources will be protected and preserved in place.  If such resources must be 
disturbed, mitigation measures shall be undertaken. 

 
6.  New additions, exterior alterations, infill construction, or related new construction should not 
destroy character-defining features or spatial relationships that characterize the environs of a 
property.  The new work shall be compatible with the historic materials, character-defining features, 
size, scale and proportion, and massing of the environs. 

 
7.  Moved historic properties that have not retained or acquired historic significance in their new 
environs shall be considered as artifacts without environs.   
   

D.  STAFF ANALYSIS 
 
The property located at 700 Connecticut Street is currently vacant. The 1889 Sanborn Fire 
Insurance Maps indicate the Windsor Hotel had been constructed but was not open for 
business. The Windsor Hotel was a three story structure with a large wrap around porch and a 
two story kitchen addition. It was built by John T. Place who had been in the hotel business in 
Lawrence since the late 1860’s according to Lawrence Douglas County Kansas, An Informal 
History.  Place reportedly moved his first hotel from Franklin to Lawrence and placed it at the 
corner of 9th and New Hampshire. It was called the Place House. He sold the Place House to 
H.C. Patterson when he built the Windsor. 
 
The Windsor House (Hotel) is shown on the 1897 Sanborn maps in the same 1889 
configuration. 
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700 Connecticut Street. 

By 1905, the Sanborn notations identify the structure as the Santa Fe Hotel with electric and 
kerosene lights and stoves for heat. There are still 2 dwellings to the south of the hotel, but beyond 
is the Griffin Ice Company and the Lawrence Transfer Company. Dwellings fill the remainder of the 
block on the east and west side. The lot to the north across 7th street is undeveloped. By 1912, the 
Hotel is identified as the Darland Hotel on the Sanborn maps. The rest of the block is similar to the 
1905 map, but the ice house building is no longer identified as the Griffin Ice Company but merely 
as “shed.”  There is little change from 1912 to 1918. The hotel is still identified as the Darland but 
the ice house shed is now a wagon shed and is included with the Lawrence Transfer and Storage 
Company. The remainder of the block continues to be residential and the lot to the north continues 
to be undeveloped.  
 
The 1927 Sanborn map shows some alteration to the hotel building and it is identified as “The Old 
Folks Home UCMA, Inc.” There is only one dwelling to the south of the hotel and the next section of 
the block is identified as the Douglas County Repair Shop & Auto Storage. The remainder of the 
block is residential. By 1949 700 Connecticut is vacant with the Douglas County shops to the south 
and the remainder of the block residential. The lot to the north is still undeveloped. County research 
indicates that the structure to the north was constructed c. 1950 and the buildings to the south 
from 1952 to 1963. The remainder of the block is residential except for the church located to the 
west which was constructed c.1999. 
 
The history of the environs is important to review when new construction is proposed. This site, for 
example had a three story structure on site at least until 1927. In addition, the overall block area 
has remained residential while the lots directly to the south started a commercial/industrial activity 
as early as 1905. While this activity is present in 1905, the current commercial structures date to 
the 1950’s. 
 
The applicant has submitted drawings to begin discussion of infill new construction. This is a 
difficult site because the age of the residential area dates to the 1900’s while the existing 
commercial structures date to the 1950’s. The drawings that have been submitted represent this 
conflict. The Connecticut Street elevation appears to be too similar to the structures that were part 
of the downtown area. In contrast, commercial structures in neighborhoods were typically not as 
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elaborate or large. The north elevation (7th Street) appears to transform into a modern structure 
that does not have a pedestrian element. 
 
While new construction should be compatible in size, scale, material, and massing with the environs 
of the listed property, staff is of the opinion it should also be representative of its own time and 
place. Modern architecture can be compatible with historic areas if the design is sensitive to those 
elements that make the historic area unique. Items in this area that should be given special 
consideration are materials, setbacks, pedestrian scale, and massing. Because of the 1950’s 
development directly to the south, building to the lot line appears to logical for this site. 
 
 
 
 
 
 
E. STAFF RECOMMENDATION 
 

Staff recommends the applicant work with the Architectural Review Committee to refine the 
design of the new structure so it will not destroy character-defining features or spatial 
relationships that characterize the environs of a property and will be compatible with the 
historic materials, character-defining features, size, scale and proportion, and massing of 
the environs. This new design should return to the full Historic Resources Commission for 
review. 

 
 



ITEM NO. 4: DR-11-116-08 700 Connecticut Street; New Construction; Certified 
Local Government Review. The property is located in the environs of 
the North Rhode Island Street Historic District, National Register of 
Historic Places. Submitted by Paul Werner Architects for Lance Burr, 
the property owner of record. 

 

STAFF PRESENTATION 
Ms. Braddock Zollner presented the item. 
 
APPLICANT PRESENTATION 
Ms. Leticia Cole, Paul Werner Architects, stated the design was not complete.  She said 
the intent was to acquire the Historic Resources Commissions opinion of the project.  
Ms. Cole showed photos of the proposed project.  She said depending on the 
Commissions decision the project could be taken to the Board of Zoning Appeals.   
 

Ms. Braddock Zollner stated Staffs comments were based on the history of the property. 
 
Ms. Cole stated the proposal of the building was compatible with the structure that was 
currently there.  She said the general use of the building would be for retail, office 
space, and living space on the second floor. 
 
Commissioner Sizemore asked if the plan was to basically front Connecticut Street. 
 
Ms. Cole said the end of the building would be screened.  She said it was an “L” shaped 
building and parking spaces would be provided.  Ms. Cole stated she was looking for 
feedback from the  
Commission regarding the materials used and the massing.  She stated the building 
would mostly be made of brick and some stucco.  
 
Commissioner Meyer said the 7th Street design looked longer than the previous design 
the Commission had reviewed.  
 
Commissioner Marvin said her initial reaction as a non-architect was wandering why the 
difference in part of the building along the 7th street side.  She said it was a different 
look than the eastern side and it looked odd and she did not know what the point was.  
 
Ms. Cole stated the screening on the east elevation could make the 7th Street design 
look differently.  She said there would be an entrance to apartments upstairs. 
 
Commissioner Antle asked Staff if the Commission was to comment on the setback. 
 
Ms. Braddock Zollner stated the applicant would like a recommendation from the 
Commission on the setback.  
 
Ms. Cole stated the project would probably be heard by the Board of Zoning Appeals in 
February, 2009.   
 



 

PUBLIC COMMENT 
Dennis Brown, Lawrence Preservation Alliance, stated he agreed with Commissioner 
Marvin.  He said a number of years ago there was a hotel on the corner of 700 
Connecticut Street.  He said it was a prominent structure with wrap around porches.  
Mr. Brown stated he would like to see something prominent on the property again and 
not a long unaltered roof line along Connecticut Street.  
 
K.T. Walsh, East Lawrence Neighborhood Association, stated her first issue was with 
protocol.  She said the applicant had announced the project in August and the 
neighborhood was not contacted.  Ms. Walsh stated there would be more traffic and at 
one time the highway was to be expanded.  Ms. Walsh said she did not want the project 
to mimic the downtown area.  Ms. Walsh stated there was an oval enamel sign on the 
east side of the building that should be saved. 
 
Ms. Braddock Zollner stated the East Lawrence residents participated in a design 
charrette for the Eighth and Penn District that was very successful.  She said the 
community indicated at during that process that they would like to see modern infill 
structures.  
 
COMMISSION DISCUSSION 
Commissioner Meyer stated she was not opposed to another level of the building and 
modern design elements.  She said she did not want to see an extension of Fat Daddy’s 
Furniture Store. 
 
Commissioner Williams stated the aerial maps indicate Borders Book store at 7th and 
New Hampshire was close to the street.  He said safety was a primary concern with 
traffic.   
 
Commissioner Meyer asked if there would be more footage added to the building with 
the setback. 
 
Ms. Cole stated it was inappropriate to step the structure back from the neighboring 
buildings.  
 
Commissioner Veatch asked if there would be a distinction between the existing 
buildings and the new structure.  
 
Commissioner Williams stated there was a stop sign at 7th and Connecticut Streets.  He 
said the tax shop and Borders Book Store buildings both extend to the sidewalk. 
 
Commissioner Veatch asked Ms. Walsh what her view was on the 7th Street issue. 
 
Ms. Walsh stated the building should extend to the sidewalk.  
 
Ms. Braddock Zollner stated the body shop in the old coco cola building extended to the 
property line on the south side.   
 



Commissioner Veatch said the Commission supported the zero setback. 
 
Commissioner Sizemore said a third story structure that anchored the corner would be 
good.  
 
Commissioner Wiechert said different materials across the front of the structure would 
give it character. 
 
Commissioner Antle said a third story structure on the corner would be supported.  
 
Commissioner Veatch said the massing of the structure should vary.  
 
Ms. Cole stated the gable look on the store front could be removed.  She said a false 
front with vertical metal siding and stucco could be used.  
 
Commissioner Sizemore said the design guidelines for Eighth and Penn should be 
reviewed.  
 
Ms. Braddock Zollner stated the Sanborn Maps showed the area was commercially 
zoned.  She said the previous hotel was converted into a home for the elderly.  
 
Commissioner Antle said the finer design points should be reviewed with the 
neighborhood association.  
 
Ms. Braddock Zollner stated the applicant was looking for an idea of what the next step 
of the project would be.  She asked the Commission if the applicant would work with the 
Architectural Review Committee prior to the full Historic Resources Commission or work 
with the neighborhood association.  
 
Ms. Cole stated the applicant was looking for recommendations on the setback. 
 
Commissioner Sizemore said the applicant needed to discuss the issues with the 
neighborhood prior to the Architectural Review Committee.  
 

ACTION TAKEN 
Motioned by Commissioner Meyer, seconded by Commissioner Veatch, to recommend 
approval of the setback for 700 Connecticut Street, and direct the applicant to work with 
the neighborhood on the remaining issues.   

 
Motion carried unanimously, 7-0 
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December 19, 2008 

Paul Werner 
Paul Werner Architects 
545 Columbia Drive, Suite 1002 
Lawrence, KS 66049 

RE: DR-11-116-08; 700 Connecticut Street  

Dear Mr. Werner: 

The Lawrence Historic Resources Commission (HRC) at their meeting on December 18, 2008 received the 
above-referenced request.  After discussion of the proposed project, the HRC determined:  

1. Proposed infill construction for 700 Connecticut  “would not encroach upon, damage or destroy 
any historic property or the environs” if the project were to be constructed to the existing lot 
lines similar to the existing structures located to the south of the subject property; 

2. The will send a letter of support to the Board of Zoning Appeals for the setback variances; 
3. The applicant is encouraged to work with the neighborhood to identify compatible materials and 

design; 
4. The applicant will provide complete revised elevations with material notations to be reviewed and 

approved by the Historic Resources Commission; 
4.  Any changes to the approved project will be submitted to the Historic Resources Commission prior to the 

commencement of any related work. 
 
On behalf of the City of Lawrence and the Historic Resources Commission, I would like to thank you for your 
cooperation.  If I can be of further assistance, please do not hesitate to contact me (832-3151). 
 
 
 
Sincerely, 

 
 
Lynne Braddock Zollner 
Historic Resources Administrator   

 
C: Lance Burr 
 16 E. 13th Street 
 Lawrence, KS 66044 
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