
 
 
 
 
 
 
 
  
 
 
TO:  HISTORIC PRESERVATION BOARD 
   
FROM: KYLE WILKES, SENIOR PLANNER 
 
DATE:  SEPTEMBER 11, 2024 
 
RE: CERTIFICATE OF APPROPRIATENESS 2024-COA-09, GARAGE 

DEMOLITION AND REPLACEMENT AND REPAIRS (RE-SIDING OF 
RESIDENTIAL STRUCTURE) AT 1198 E WASHINGTON AVE (AK 1427177) 

  
PROPOSED PROJECT:  

Dane Nichols on behalf of HD Nichols Properties, LLC, the owner of 1198 E Washington 

Avenue, is requesting Historic Preservation Board approval to alter the exterior of the 

existing residential unit and demolish and replace the existing garage structure with a larger 

footprint and exterior materials consistent with the residential dwelling unit, within the 

Washington Avenue Historic District.  The application for a Certificate of Appropriateness 

(see attached for complete submittal) indicates the following requests: 

The applicant is requesting permission to replace the existing house siding with Hardie 

board-style siding; demolition of the existing garage with a replacement garage with a larger 

floor area/footprint that includes siding that matches the proposed siding for the residential 

dwelling unit. 

Any proposed work in the historic district that is visible from the street must be reviewed 

and approved by the Historic Preservation Board.  There is an open building permit (Permit 

# 23-00488) for this property. The subject property is located one lot to the west of 

Morningside Drive (Eustis High School) and Washington Avenue, on the south side of 

Washington Avenue. The site is considered a non-contributing structure with a Traditional 

Minimal architectural style which has been altered previously (see Florida Master Site File). 

The proposed garage is fourteen (14) feet by thirty (30) feet in dimensions and a height of 

one story, consistent with that of the existing residential structure. 

The proposed shed would be located: 

5 feet from the southern side property line 

5 feet from the side (western) property line 

Approximately 105 feet from Washington Ave at the rear of the property and the end of the 

driveway on the east side of the home. 

 



 
 

PROPERTY INFORMATION: 

Owner:  HD Nichols Properties, LLC 
Site Acreage:  0.23 acres 
Date Built:  1949 
Future Land Use:  Suburban Residential (SR) 
Design District:  Suburban Neighborhood 
 

Location of 1198 E Washington Avenue 
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 



 
 

CRITERIA FOR EVALUATION: EUSTIS CODE OF ORDINANCES CHAPTER 46: 

Section 46-227 

(l) In considering an application for a certificate of appropriateness for alteration, new 

construction, demolition, or relocation, the board shall be guided by the following 

general standards:  

(1) The effect of the proposed work on the landmark, landmark site, or property 

within a historic district upon which such work is to be done;  

The Washington Avenue Historic District includes myriad architectural styles 

as well as non-contributing structures, (see Ordinance Number 1997-33), a 

majority of which are Frame Vernacular.  The subject property is a Non-

Contributing Structure and has been altered previously (see Master Site File 

enclosed). 

(2) The relationship between such work and other structures on the landmark site or 

other property in the historic district;  

The proposed garage is shown to have features consistent with those of the 

existing single-family home on the property. The color is not shown on the 

provided elevations and samples.  The garage should be of a matching or 

significantly similar shade so as to blend with the proposed re-siding of the 

residential structure.   

The dual-gabled roof is consistent with that of the residential structure, and 

the is consistent with that of the residential structure.  

The proposed garage as it faces Washington Avenue and east toward Eustis 

High School does have facing features that would make it consistent and 

compatible with the residential structure, including vertically oriented 

windows and doors. 

 

 

 

 

 

 

 

 

Proposed garage/game room elevations provided by applicant 



 
 

 

(3) The extent to which the historic, architectural, or archaeological significance, 

architectural style, design, arrangement, texture, and materials of the landmark or 

the property will be affected;  

The proposed color of the garage and siding has not been provided. The 

“paneling” on the proposed garage and home is both horizontal. Overall, the 

elements of the garage replacement and proposed residential siding are 

consistent with the existing architectural character.  The color of the garage 

will need to be consistent with the existing structure and its new, proposed 

siding. 

 

 

 

 

 

 

 

 

 

Proposed horizontal Hardie Board siding 

(4) Whether the plans may be carried out by the applicant within a reasonable period 

of time.  

If the Historic Preservation Board approves the COA, the applicant intends to 
move forward quickly to continue this work.  

(n) In considering an application for a certificate of appropriateness for new construction, 
the board shall consider the following additional guidelines: 

(1) Height. The height of any proposed alteration or construction shall be compatible 
with the style and character of the landmark and with surrounding structures in a 
historic district. 

The applicant has indicated that the proposed height of the existing residential 
structure, which is consistent with the requirements of the Future Land Use 
Designation, Design District and Lot Typology. 



 
 

(2) Proportions of windows and doors. The proportions and relationships between 
doors and windows shall be compatible with the architectural style and character of 
the landmark and with surrounding structures in a historic district. 

The proposed garage will have garage and entry doors – as well as vertically-

oriented windows facing east toward Eustis High School, that are compatible 

proportionately and in character with the existing residential structure and 

those in the surrounding district. 

(3) Relationship of building masses, setbacks, and spaces. The relationship of a 
structure within a historic district to the open space between it and adjoining 
structures shall be compatible. 

The proposed increase in garage building mass is compatible with the 
surrounding neighborhood and it is consistent with the required setbacks. 

(4) Roof shape. The design of the roof shall be compatible with the architectural style 
and character of the landmark and surrounding structures in a historic district. 

No roof modification is proposed. The existing roof above the current 
screened breezeway will remain once the breezeway is enclosed with stucco. 

(5) Landscaping. Landscaping shall be compatible with the architectural character 
and appearance of the landmark and of surrounding structures and landscapes in 
an historic district. 

While the applicant has not provided a landscape plan, there has been no 
information or indication provided regarding landscaping modifications. 

(6) Scale. The scale of the structure after alteration, construction or partial demolition 
shall be compatible with its architectural style and character and with surrounding 
structures in an historic district. 

The proposed replacement will have an increased square footage from 360 
square feet to 717 square feet, which is compatible with the architectural style 
and character of the surrounding district and consistent with the Future Land 
Use, Design District and Lot Type land development regulations. 

(7) Directional expression. Facades in historic districts shall blend with other 
structures with regard to directional expression. Structures in a historic district shall 
be compatible with the dominant horizontal or vertical expression of surrounding 
structures. The directional expression of a landmark after alteration, construction, or 
partial demolition shall be compatible with its original architectural style and 
character. 

The proposed replacement garage and game room with have a vertical and 
horizontal expression which is consistent with the existing residential 
structure, compatible with the architectural style and character.  Additionally, 
the proposed horizontal siding for residential structure and the garage will be 
both horizontal in nature. 



 
 

(8) Architectural details. Architectural details, including materials and textures, shall 
be treated so as to make a landmark compatible with its original architectural style 
and character and to preserve and enhance the architectural style or character of a 
landmark or historic district. The board will give recommendations as to appropriate 
colors for any landmark or historic district. 

The proposed work would be utilizing Hardie Board style material for both the 
proposed replacement garage “paneling” and residential structure siding, 
which would provide complementary and harmonious materials with the 
architectural style and character. Color for the proposed shed shall be 
consistent or compatible with the existing home. 

(9) Impact on archaeological sites. New construction shall be undertaken in such a 
manner as to preserve the integrity of archaeological sites and landmark sites. 

Not applicable. 

RECOMMENDATION: 

Based on the analysis above, the criteria for evaluation provided in this memorandum, and 

the provided information from the applicant, staff recommends approval as the physical 

presence of the garage – and architectural consistency of materials for the proposed 

residential structure re-siding – is consistent with the character of the site and surrounding 

area. 

 

ATTACHMENTS:   

Additional Images of Subject Property 

COA Application 

Existing and Proposed Floor Plan 

Historic Structural Form – Florida Master Site File for Subject Property 

 

c: Property Owner/ Applicant 

 Historic Preservation Board Members 

 File: 2024-COA-09 

  



 
 

ADDITIONAL IMAGES OF SUBJECT PROPERTY 
 

Google Street View August 2022 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 



 
 

 
ABUTTING PROPERTIES 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 

CERTIFICATE OF APPROPRIATENESS APPLICATION 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 

 
EXISTING AND PROPOSED FLOOR PLAN 

 

 
 
 



 
 

 
 

HISTORICAL STRUCTURE FORM –  
FLORIDA MASTER SITE FILE FOR SUBJECT PROPERTY 

 



 
 

 
 


