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DATE: January 29, 2025 

 

TO:  Historic Preservation Board 

 

FROM: Michele Janiszewski, AICP, Senior Planner 

 

RE: Tab 1 - Certificate of Appropriateness; 423 N Tremain Street (Location); 

Roof, Siding, and Windows (Proposed Work); Jennifer Banta and Sara T. 

Rhodes (Owners); Eco Construction Group, LLC (Applicant). 
    

Property Information: 

Address: 423 N Tremain Street Current Use: Residential 

Zoning District: Residential Professional Land Use: Residential Professional 

 

Structure Information: 

Date of Construction: 1900 Style: Frame Vernacular 

Siding: Vinyl Stories: One 

Roof Type: Cross Gables Chimneys: Two 

Roof Material: Metal Shingles Porch: One, Closed 

 

Background on Architectural Style: 

The subject residence was constructed in the Frame Vernacular style. This style of buildings were 

first constructed by lay or self-taught carpenters to provide basic shelter without attention to 

architectural style. The buildings reflect locally available building materials, the skills and regional 

background of the builder and environmental conditions. Vernacular buildings were widely 

constructed in Mount Dora from the l 880s through the 1930s. 

 

This style of architecture is characterized with horizontal wood siding (less common, wood 

shingles, board and Batten); gable roof with wood shingles during 19th Century, metal during late 

19th century, and composition and asbestos shingles beginning in 1920s; and simple detailing 

including jig-sawn woodwork on porches, around eaves, corbeling on chimneys. 

 

Requested Action: 

The Applicant is seeking to: 

1. Remove and replace the metal shingle roof with a Victorian metal shingle roof. 

2. Remove and replace the 15 windows with vinyl windows. The Applicant indicated that the 

grid lines will be replicated.  

3. Remove and replace the vinyl siding and with smooth, fiber cement lap siding.  
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Guidance from Land Development Code (LDC) 

LDC Section 3.4.6 (2)(b), states that  it is also the intent to promote visually compatible, 

contemporary designs that are harmonious with the exterior architectural and landscape features 

of adjacent, neighboring or visually related buildings, structures, sites and streetscapes. Visual 

compatibility will be defined in terms of the following criteria: 

1. Height. The height of proposed buildings or modifications will be visually compatible in 

comparison or relation to the height of existing structures and buildings. 

No change.  

2. Front facade proportion. The front facade of each building or structure will be visually 

compatible with and in direct relationship to the width of the building and to the height of 

the front elevation of other adjacent or adjoining buildings within a historic preservation 

review area. 

No change.  

3. Proportion of openings (windows and doors). The openings of any building within a 

historic preservation review area will be visually compatible with the openings exemplified 

by the prevailing historic architectural styles within the historic preservation review area. 

The relationship of the width of windows and doors to the height of windows and doors 

among buildings within the historic preservation review area will be visually compatible. 

No change.  

4. Rhythm of solids to voids—Front facades. The relationship of solids to voids in the front 

facade of a building or structure will be visually compatible with the front facades of 

historic buildings or structures within the historic preservation review area. 

No change.  

5. Rhythm of buildings on streets. The relationship of building(s) to open space between it or 

them and adjoining building(s) will be visually compatible with the relationship between 

historic sites, buildings, structures within a historic preservation review area. 

No change.  

6. Rhythm of entrance and/or porch projections. The relationship of entrances and porch 

projections to the sidewalks of a building will be visually compatible with the prevalent 

architectural styles of entrances and porch projections on historic sites, buildings and 

structures within a historic preservation review area. 

No change.  

7. Relationship to materials and texture. The relationship of materials and texture of the 

facade of a building will be visually compatible with the predominant materials used in the 

historic sites, buildings and structures within a historic preservation review area. 

Fiber cement is a common material throughout the historic review area. Metal 

shingles are consistent with the original material of the house.  
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8. Roof shapes. The roof shape of a building or structure will be visually compatible with the 

roof shape(s) of a historic site, building or structure within a historic preservation review 

area. 

No change.  

9. Walls of continuity. Appearances of a building or structure such as walls, wrought-iron 

fences, evergreen landscape masses, or building facades, will form cohesive walls of 

enclosure along a street to insure visual compatibility of the building to historic buildings, 

structures or sites to which it is visually related. 

No change.  

10. Scale of building. The size of a building, the building mass in relation to open spaces, 

windows, door openings, balconies and porches will be visually compatible with the 

building size and building mass of historic sites, buildings and structures within a historic 

preservation review area. 

No change.  

11. Directional expression of front elevation. A building will be visually compatible with the 

buildings, structures and sites in its directional character: vertical, horizontal or 

nondirectional. 

No change.  

Guidance from the Historic Design Guidelines: 

Roofs 

Pursuant to the Mount Dora Historic Design Guidelines, roofs are highly visible components of 

historic buildings and are an integral part of a building's overall design and often help define its 

architectural style. Roof shapes in Mount Dora include gable, hip, flat and gambrel. Historic 

roofing materials include standing seam metal, pressed metal shingle, composition shingle and 

barrel tile. 

Roofs perform an essential function in keeping a building weather tight. As a result, they are 

particularly subject to change. In Mount Dora, the most common original roofing materials were 

embossed or crimped sheet metal and sawn wood shingles. Virtually all original wood shingle 

roofs have been removed or covered over, often with ornamental sheet metal. Such historic 

changes to roofs have gained a significance in their own right and should be respected under 

Standard 4. 

Where existing roofing material is non-original and non-significant, there is greater flexibility. The 

existing roof may be retained, replaced in a historically accurate manner, or treated in a 

contemporary style in compliance with Standards 6 and 9. Even if existing surfacing is 

inappropriate, the replacement material must be compatible with the overall design of the building. 

 

Windows 

The placement, design, and materials of windows are often a significant part of the architectural 

character of a building. Common historic windows in Mount Dora are double-hung sash in a 1/1, 
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2/2, 3/1 or multi-light/1 pattern, wood or steel casement, and commercial show windows.  Non-

historic windows include awning, jalousie, and pivot types.  Awning and jalousie windows have 

been put to an unfortunate use as replacement windows or porch enclosures in many of Mount 

Dora’s historic Craftsman Bungalows. 

 

Distinctive windows are a significant part of the overall design of a building and should not be 

destroyed under Standard 6.  Careful repair is the preferred method.  If repair is not technically or 

economically feasible, new windows that match the original in size, general munin/mullion 

configuration, and reflective qualities may be substituted for missing or irreparable windows. 

 

If 50% or more of a window is deteriorated or missing, then wholesale replacement of windows is 

allowable.  But replacement windows must be selected with care.  Small differences between 

replacement and historic windows can make a big difference in appearance.  When choosing 

replacements the following features of the original windows should be used as criteria: 

 

• trim detail 

• size, shape of frame, sash 

• location of meeting rail 

• reveal or set-back of window from wall plane 

• separate planes of two sash 

• color, reflective qualities of glass 

• muntin, mullion profiles, and configuration 

 

If these criteria are fulfilled, the new windows need not be exact replicas of the originals.  The 

Standards further permit new windows to be constructed of non-historic materials such as 

aluminum or vinyl and to have a tint of up to 10%.  Of course, matching the original materials and 

visual qualities is always preferable. 

 

Recommendations: 

1. Identify, retain, and preserve roofs – and their functional and decorative features – that are 

important in defining the overall historic character of the building.  This includes the roof’s 

shape, such as hip, gambrel, and mansard; decorative features such as cupolas, cresting, 

chimneys and weathervanes; and roofing material such as slate, wood, clay tile, and metal, 

as well as its size, color, and patterning. 

2. Provide adequate roof drainage and insure that the roofing material provides a weather-

tight covering for the structure. 

3. Protect a leaking roof with plywood or tarp and building paper until it can be properly 

repaired. 

4. Replace deteriorated roof surfacing with matching materials or new materials, such as 

composition shingles or tabbed asphalt shingles, in dark shades that match the original in 

composition, size, shape, color, and texture. 

5. Repair a roof by reinforcing the historic materials which comprise roof features.  Repairs 

will also generally include the limited replacement in kind – or with compatible substitute 

material – of those extensively deteriorated or missing parts of features when there are 
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surviving prototypes such as cupola louvers, dentils, dormer roofing; or slates, tiles, or 

wood shingles on a main roof. 

6. Replace in kind an entire feature of the roof that is too deteriorated to repair – if the overall 

form and detailing are still evident – using the physical evidence as a model to reproduce 

the feature.  Examples can include a large section of roofing, or a dormer or chimney.  If 

using the same kind of material is not technically or economically feasible, then a 

compatible substitute material may be considered. 

7. Retain and repair window openings, frames, sash, glass, lintels, sills, pediments, 

architraves, hardware, awnings, and shutters where they contribute to the architectural and 

historic character of the building. 

8. Replace missing or irreparable windows on significant elevations with new windows that 

match the original in material, size, general muntin, mullion proportion and 

configuration, and reflective qualities of the glass. 

9. Conduct an in-depth survey of the conditions of existing windows early in rehabilitation 

planning so that repair and upgrading methods and possible replacement options can be 

fully explored. 

10. Protect and maintain the wood and architectural metal which comprise the window frame, 

sash, muntin, and surrounds through appropriate surface treatments such as cleaning, rust 

removal, limited paint removal, and reapplication of protective coating systems. 

 

Avoid: 

1. Removing a major portion of the roof or roofing material that is repairable, then 

reconstructing it with new material in order to create a uniform or “improved” appearance. 

2. Stripping the roof of sound historic materials such as slate, clay tile, wood, and architectural 

metal. 

3. New materials, such as roll roofing, whose composition, size, shape, color, and texture alter 

the appearance of the building. 

4. Using a substitute material for the replacement part that does not convey the visual 

appearance of the surviving parts of the roof or that is physically or chemically 

incompatible. 

5. Introducing or changing the location or size of windows, and other openings that alter the 

architectural and historic character of a building. 

6. Changing the size or arrangement of window panes, muntins, and rails where they 

contribute to the architectural and historic character of the building. 

7. Replacing windows that contribute to the character of a building with those that are 

incompatible in size, configuration, and reflective qualities or which alter the setback 

relationship between window and wall. 

 

Findings of Fact:  

LDC Section 3.6.4 (2) (a), states that the Historic Preservation Board shall utilize the most recent 

U.S. Secretary of Interior's Standards for Historic Rehabilitation and Guidelines for Rehabilitation 

and the Mount Dora Historic Preservation Design Guidelines as the standards by which 

applications for certificate of appropriateness are to be evaluated. The Mount Dora Historic Design 

Guidelines are based on the U.S. Secretary of Interior's Standards for Historic Rehabilitation and 

Guidelines for Rehabilitation.  
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LDC Section 3.6.4 (2)(b), states it is also the intent to promote visually compatible, contemporary 

designs that are harmonious with the exterior architectural and landscape features of adjacent, 

neighboring or visually related buildings, structures, sites and streetscapes. 

Staff has reviewed the application for consistency with the U.S. Secretary of Interior's Standards 

for Historic Rehabilitation, Mount Dora Historic Preservation Design Guidelines, and the 

standards for visual compatibility established in LDC Section 3.6.4 (2)(b) (hereto referred to the 

‘Standards of Review’), and found: 

1. The request is consistent with the Mount Dora Historic Design Guidelines which 

recommend replacing deteriorated roof surfacing with matching materials or new 

materials, such as composition shingles or tabbed asphalt shingles, in dark shades that 

match the original in composition, size, shape, color, and texture; and 

2. The request is consistent with the Mount Dora Historic Design Guidelines which permit 

new windows to be constructed of non-historic materials such as aluminum or vinyl as long 

as the features of the original windows are replicated; and 

3. The Applicant indicated that the grid pattern will be replicated on the new windows (3 over 

1); and 

4. The request is promotes visual compatibility with the exterior architectural of adjacent, 

neighboring or visually related buildings, structures, sites and streetscapes as required by 

LDC Section 3.6.4 (2)(b). 

Therefore, based on these Findings of Fact, staff recommends Approval of the application, as 

presented.  

Board Action: 

The Historic Preservation Board may: 

1. Accept Staff’s Findings of Fact and Approve the application, as presented;  

2. Partially reject Staff’s Findings of Fact and Approve the application with conditions to 

ensure the application is consistent with the Standards of Review. Note: The motion 

should clearly state the Standards of Review which the conditions will address.   

3. Reject Staff’s Findings of Fact and Deny the application based on inconsistencies between 

the application and the Standards of Review. Note: The motion will need to include 

reasoning as to why the application is inconsistent with the Standards of Review.  

Attachments: 
Photos 

1989 Site Survey 

2008 Site Survey 

Application 
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Site Photos 
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**ORDER LEAD TIME IS 4-6 WEEKS**






















