
 
 

BOCA GRANDE HISTORIC PRESERVATION BOARD 
BOCA GRANDE COMMUNITY CENTER, WOMAN’S CLUB ROOM 

131 FIRST STREET WEST, BOCA GRANDE, FL 33921 
WEDNESDAY, FEBRUARY 10, 2016 

10:00 AM 
 

AGENDA 
 

For public review, the meeting agenda and backup materials for the cases are available at the 
Johann Fust Community Library, 1040 West 10th Street, Boca Grande, starting February 3, 2016 
and at www.leegov.com/dcd/events. 
 

1. Call to Order/Roll Call/Review of Affidavit of Publication 
 

2. Election of Officers 
 

3. Approval of Minutes – January 6, 2016 
 

4. Special Certificate of Appropriateness (COA) Public Hearings: 
 

A. COA2016-00010 Gasparilla Inn Hotel, 500 Palm Ave Boca Grande, FL 33921 
Request to rehab the existing hotel (contributing property). 

 
Note:  Zoning relief for each of the projects below is being considered pursuant to Land 
Development Code Section 22-174.  A summary of the zoning relief requests is 
available for informational purposes in the backup materials. 
 
B. COA2015-00138 Rodriguez Residence, 200 Banyan St Boca Grande, FL 33921 

Request to install new privacy walls. (non-contributing property). 
C. COA2016-00009 Hurlburt Residence 1141 11th St W Boca Grande, FL 33921  

Request to enclose a porch on an accessory building (contributing property). 
  

5. Items by the Public; Committee Members; Staff 
 

6. Adjournment – Next Meeting Date: To Be Determined 
 

A verbatim record of the proceeding will be necessary to appeal a decision made at this hearing. 
 
Persons with disabilities who need an accommodation to participate in the Local Planning 
Agency meeting should contact Janet Miller, 1500 Monroe Street, Fort Myers, FL 33901 (239-
533-8583 or jmiller@leegov.com).   To ensure availability of services, please request 
accommodation as soon as possible but preferably five or more business days prior to the 
event.  Persons using a TDD may contact Janet Miller through the Florida Relay Service, 711. 
 
To receive agendas by e-mail, contact jmiller@leegov.com. 

http://www.leegov.com/dcd/events
mailto:jmiller@leegov.com
mailto:jmiller@leegov.com
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MINUTES REPORT 

BOCA GRANDE HISTORIC PRESERVATION BOARD 

WOMAN’S CLUB ROOM, BOCA GRANDE COMMUNITY CENTER 

131 FIRST STREET WEST, BOCA GRANDE, FL 33921 

JANUARY 6, 2016 

10:00 A.M. 

 

MEMBERS PRESENT:     STAFF PRESENT: 

Bill Caldwell III, Vice Chair     Peter Blackwell, Planner, Planning 

Paul Eddy        Corris McIntosh, Assistant Cty. Attorney 

Rebecca Paterson      Janet Miller, Recording Secretary 

Dana Robinette      Gloria Sajgo, Principal Planner, Planning 

Tim Seibert, Chair      Bob Stewart, Building Official 

Guerrino Savio 

William Winterer 

 

Agenda Item 1 - Call to Order – 10:00 a.m./Review of Affidavit of Publication 

Mr. Seibert, Chair, called the meeting to order.  He introduced and welcomed the newest Board 

member, Guerrino Savio. 

 

The Board took a roll call.  Guerrino Savio, Rebecca Paterson, Tim Seibert, Bill Caldwell, Paul Eddy, 

Dana Robinette, and William Winterer were present. 

 

Ms. Miller, Recording Secretary, noted she had gotten a response from the Attorney’s office stating the 

ad for this meeting was legally sufficient. 

 

Agenda Item 2 – Approval of 10/21/15 Minutes 

 

Mr. Caldwell made a motion to approve the 10/21/15 meeting minutes, seconded by Ms. 

Paterson.  The motion was called and passed 6-0.       

 

Agenda Item 3 – Public Hearing on Special Certificates of Appropriateness (COA) Cases 

 

Ms. Sajgo announced that she had received correspondence from the applicants for the Sherman 

Project (COA2015-00103), and the Gasparilla Inn Beach Club (COA2015-00179) and that both 

applicants have asked for continuances.  Therefore, the only case being heard at today’s proceeding is 

the Cowan project (COA2015-00183). 

 

A. COA2015-00183 Cowan, 920 Palm Avenue, Boca Grande, FL 33921 

 

(NOTE:  For the audio recording of this meeting, go to:  

http://www.leegov.com/dcd/committees/committeesearch. Once the page pulls up, click on the blue 

hyperlink that says “Boca Grande Historic Preservation Board (BGHPB).”  Contact Janet Miller at 

239-533-8583 or jmiller@leegov.com if you need assistance.) 

 

Ms. Sajgo noted that two other County staff members were present (Corris McIntosh, Assistant County 

Attorney and Bob Stewart, Building Official).   She reviewed the staff report.   

 

Mr. Seibert opened this item for public comment. 

http://www.leegov.com/dcd/committees/committeesearch
mailto:jmiller@leegov.com
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Mr. Steve Hartsell from Pavese Law Firm stated he was representing Rory and Holly Cowan.  He 

noted that Holly Cowan, Brian Herrington (General Contractor with Skylar Construction), and Tim 

Krebs (Architect) were also in attendance.  He stated the following: 

 

 He acknowledged that all parties understood completely that mistakes were made, as outlined 

in the staff report, and that the rehabilitation did not proceed as intended.  However; it was 

never the Cowan’s goal to demolish the property and it was not requested in their application. 

 

 He referred the Board to the binder provided to them, which was the applicant’s materials for 

this case.  He directed them to Exhibit 11, which outlines plan changes proposed by Tim Krebs.  

Those plans show replacement of structurally deficient materials with code compliant 

construction. 

 

 When the structural deficiencies were identified, Mr. Herrington (Contractor) should have 

stopped working, obtained the plan changes in Exhibit 11 from Tim Krebs, and submitted those 

to the Building Department.  This would have also given Planning staff and the Boca Grande 

Historic Preservation Board an opportunity to review those changes.  This did not happen and 

Mr. and Mrs. Cowan as well as their construction team are genuinely apologetic. 

 

 That being the case, they are still hopeful that it is possible to rectify the mistake and continue 

with their project in order to provide the Boca Grande community with a high quality 

rehabilitation project, which was anticipated in December, 2014 when the Board originally 

approved this project. 

 

 The plan changes shown in Exhibit 11 have been submitted to the Building Department and 

they require that the Boca Grande Historic Preservation Board review the changes to determine 

if the changes proposed are consistent with what the Board originally approved in COA2014-

00156. 

 

 The plans in Exhibit 11 show where the structurally deficient materials were discovered and 

where they are now proposed to be replaced by code compliant construction.  Mr. Hartsell 

noted that the home being proposed today remains identical to what was previously approved 

as having historic character in the original Certificate of Appropriateness.  He requested that 

the Board find the proposed plan changes consistent with that Certificate of Appropriateness.   

 

Ms. Holly Cowan gave background information on herself and her husband and explained why she and 

her husband chose this property as their home and why they intended to rehabilitate the property 

instead of asking to demolish it.  It never occurred to her or her husband nor was it brought to their 

attention that work being done was exceeding their permits.    Mrs. Cowan admitted that she had 

spoken to Mr. Herrington and the two subcontractors and found out that the structures were too derelict 

to save, but she had assumed the necessary next steps would be undertaken.  This assumption proved 

wrong and she apologized.  She and her husband were eager to move forward.  She hoped they would 

be given a chance to reconstruct their house as it was originally approved. 
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Mr. Herrington (Contractor) reviewed his background and credentials.  He gave an explanation as to 

what happened with the Cowen project and that the problems encountered were worse than expected.  

It was the opinion of both subcontractors that no parts of the structures could be salvaged and used to 

provide safe code compliant buildings.  He noted the letters from the subcontractors were part of the 

Board’s packet.  At that point, he, as the contractor, moved forward with what he thought were the 

right steps to deliver a product that would be code compliant and safe.  Mr. Herrington stated he 

regretted not contacting the Building Department or the Historic Preservation Board and he apologized 

for not asking their opinion or advice. 

 

Mr. Tim Krebs (Architect) provided his background information and reviewed his credentials.  He 

reviewed the problems encountered with the footings and why they could not be repaired.  In addition, 

above the unstable footings were walls constructed of clay tile, which is an antiquated material.  He 

noted there was no prescriptive method in the building code to use the clay walls because they cannot 

calculate structurally the properties of that to withstand the wind loads of 160 miles per hour (ultimate 

wind speed/wind load).  Above the walls were existing roof members that were undersized and 

deteriorated from many years of roof leaks.  To comply with code, there were no options.  However, he 

noted they had reconstructed the building in exactly the same mass, character, size, and shape that was 

approved by the Board.  Although the Secretary of Interior’s Standards recommends reconstruction be 

avoided, it does not say it is prohibited when required.  In his opinion, as an architect, certified general 

contractor, and Florida special inspector, he agreed with the decisions made by the contractor.  He 

further agreed with the findings and statements of the subcontractors (Leo Pfliger and Bill Woods) 

whose letters were included as part of the packet.  He noted that the Boca Grande Design Guidelines 

assumes that alterations must take place to make the building useful and practical and to comply with 

code requirements for life, safety, conservation of energy and accessibility.   

 

Ms. Robinette stated she did not believe anyone was questioning the fact that the building had to be 

demolished.  Once a Certificate of Appropriateness is issued, an applicant can apply for relief in order 

to deal with some specific problem with a proposed project, but that step was missed. 

 

Mr. Caldwell stated he was a general contractor and he reviewed the process that takes place regarding 

inspections.  He asked how the Building Department let this project get this far and asked why the 

project was stopped at this point rather than during the first inspection.  To him, the final product can 

be exactly what was on the plan previously. 

 

Mr. Krebs stated he wanted to defend the Building Department.  With some of the footing inspections, 

the County could have stopped it immediately, but he appreciated that the Building Department was 

willing to work with them without a hassle. He was surprised to receive a call from Ms. Sajgo.  Mr. 

Krebs noted that when he informed Ms. Sajgo over the phone that they had no options, she replied that 

there are always options.  The project could have been stopped earlier, but if they did that, they would 

have had to come back to the County repeatedly every time they found a new problem.  If the historic 

process becomes too complicated, he feared people would avoid it.  He cherished the idea of being 

able to work on these historic houses, but there was a gap here in understanding the prior construction 

techniques. 

 

Ms. Robinette asked if Mr. Krebs understood that once there is no historical building left, it no longer 

comes under what was previously passed. 
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Mr. Krebs stated they already had two thirds of the building inspected and approved so he did not 

understand at what point it no longer became historical.  He stated that Bob Stewart can only issue this 

permit if Planning signs off on it.  He can only issue it for the plan changes if the building remains 

historic.  It would be dire for this project if the Board deemed the project to no longer be historical.  

For the two thirds of the building currently sitting on site that was reconstructed, did that remain 

historic as it was reconstructed during the rehabilitation process? 

 

Mr. Eddy stated this was a failure to communicate.  Unfortunately, the end result was everything 

getting demolished.  He felt many of these problems could have been solved if it had come to the 

Board earlier. 

 

Mr. Krebs noted that he and Mr. Hartsell had met with Ms. Sajgo regarding this issue, but were told 

that she would not sign off on it without it going to the Boca Grande Historic Preservation Board. 

 

Mr. Seibert stated that the current structure does not meet FEMA requirements because it is no longer a 

historical house.  The Secretary of Interior’s Standards for Rehabilitation would no longer apply to this 

house since it is no longer historical. 

 

Mr. Hartsell referred the Board to Exhibit 3 of the applicant’s materials, which is a two page rendering 

showing the buildings that were approved in 2014.  He felt that the staff report was written with a very 

strong recommendation that essentially states the property owners should tear down the existing 

construction and start over.  He felt there were perceptions in the staff report that these were not 

mistakes, but an intentional plan, which could not be further from the truth.  He reviewed the first five 

Secretary of Interior’s Standards outlined in the staff report and reviewed how the current project still 

complies with those five standards.  He argued that replacing the inadequate materials with code 

compliant construction did not destroy the historic character of the property as it was originally 

approved in that Special Certificate of Appropriateness.  He also reviewed Standards 6-9. 

 

Mr. Seibert stated the bottom line was that the house was gone and they are building a new house in its 

place.  He did not see how they would get around the FEMA regulations. 

 

Mr. McIntosh, from the Lee County Attorney’s office, stated the decision before the Board today is 

whether or not this particular building maintains their historic designation. In making that 

determination is where FEMA comes in and whether they would qualify for the exemption.  However, 

it is not within this Board’s scope to determine whether or not they get that exemption.  This Board is 

only determining whether or not the historic designation stays in place. 

 

Mr. Hartsell felt it important to note that if the Board does not find this to be a historic structure, the 

result of that determination will be to tear the building down and start over, so this is not a minor 

decision.  He argued that the historic character of this existing structure is still consistent with what the 

Board originally approved. 

 

Mr. Seibert opened this item for public comment.  The list of public speakers below is in the order that 

the speakers addressed the Board. 

 

1. Richard Coin (in support)   5. Corson Ellis (in support)   

2. Beth Currier (in support)   6. Frank McCain (in support) 

3. Bill Ark (phonetic spelling) (in support) 7. Jackie O’Dowd (in support) 

4. Mary Kountze (in support)   8. Nancy Sodel (in support)  
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9. Unknown Speaker (in support)   11. Skip  McCain (opposed) 

10. Archie Hager (opposed)    12. Louis Hamilton (in support) 

 

Mr. Stewart, Building Official, noted that with regard to the FEMA issue there is no exemption that 

has been granted.  The commonly referred to 50% rule applies to buildings that are not in compliance 

with today’s flood regulations.  The 50% rule does not apply to historical structures as long as they 

retain their historic designation after the work is done.  Regarding comments/questions raised by Mr. 

Caldwell, he noted that not all of the work on this project was seen by the building inspector.  One of 

the questions raised was how this project could progress this far without the Building Inspector looking 

at it, but the truth is they never saw it.  The last inspection performed on-site was in August of 2015.  

At that time, the structure in question was still in place.  The rest of the work took place after that 

inspection and the inspector was never called back.  The Building Department will know how to 

proceed depending on the Boca Grande Historic Preservation Board’s determination. 

 

Mr. Caldwell asked for confirmation that if they get to keep the historic status they can proceed with 

the project.  If it is decided that they lose the historic status, they will need to tear the building down 

and start over. 

 

Mr. Stewart stated there are other options such as seeking variances.  He noted that the Board’s 

decision needs to be explained and defended in light of the standards.  It has to withstand scrutiny and 

should be based on the science. 

 

Ms. Sajgo noted there were two structures on the site and that the guest house is an ancillary non-

historic building.  She encouraged the Board not to take action on the guest house because it is beyond 

the purview of the Board’s authority.  The main discussion today has been on the main house, which 

was a historic house.  The Board’s determination will be on the historic house. 

 

Mr. McIntosh stated that when the Board is making their determination they should not focus on 

anyone’s intentions.  They should look at the Land Development Code, which does not include the 

builder or owner’s intentions or why it happened.  The bottom line is a demolition took place.  The 

decision is not based on whether they intended to do it or whether it was malicious. 

 

Mr. Hartsell disagreed with staff’s comment that there were two separate properties and that the guest 

house is not part of this contributing property.  He noted that in the 2014 determination the Board 

found this to be a contributing structure and that it had historic character.  There was no distinction that 

it only applied to the main house and not the guest house.  He stated that what Ms. Sajgo was referring 

to were zoning determinations that will follow as a result of what the Board determines today.  He felt 

the finding the Board made in 2014 continues to be accurate and referred to his earlier comments when 

he reviewed the five standards outlined in the staff report. 

 

Mr. Caldwell stated that given the choice between requiring the ownership to tear the construction 

down and begin a new project versus re-designating this project as historic and allowing construction 

to continue, especially since the neighborhood is overwhelmingly in support of the project, that letting 

them proceed would be the better option.  He did not believe it would be setting a precedent.  He did 

not believe anyone would opt to go through this inquisition to save on not having to come up to the 

current flood plain level.  Even though mistakes were made, as a board member, he was in favor of 

letting the project move forward. 
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Mr. Savio stated his first question is how staff and the Board would have reacted to the proposition of 

applying for a demolition of the house in order to build a new house according to code.  Since their 

main goal is to preserve the historic character of Boca Grande, the Board most likely would have had 

difficulty in allowing the applicant to destroy the structure to build a new one since the goal is to 

maintain the character of the neighborhood.  He agreed that serious mistakes were made by not 

following the right process.  However, he did not believe it was done with intention.  Even though 

mistakes were made, he did not agree with simply stating that the house no longer exists because once 

the new house is completed, the historical character of the neighborhood would remain the same.  If 

the house is not allowed to proceed and taken down, there will not be any bricks, character, or 

anything. 

 

Ms. Paterson felt it was important for everyone to understand that the Board’s mission is not to 

determine the intentions or character of the applicant.   Although many friends and neighbors attended 

in support of the applicant, the Board’s mission is to decide whether what is in place now, based on a 

lot of criteria, is still a contributing structure.  In her opinion, the structure is no longer historic. 

 

Mr. Eddy agreed with Ms. Paterson’s comments and stated it was not the Board’s intent to be mean 

spirited.  The Board’s intent is to preserve what is going on in Boca Grande.  To him, the lack of 

communication has been the issue and things might have been solved much easier had communication 

flowed a little easier and more frequently.  However, the law is the law and there are FEMA 

regulations that cannot be refuted.  The Boca Grande Historic Preservation Board has an important 

mission and they would have to do their job.  He complimented staff stating they have done a 

tremendous job with this situation. 

 

Ms. Paterson referred to comments made that if the Board takes the “contributing” status off this 

property that the structure would have to be torn down and she did not believe that was the case. 

 

Ms. Sajgo stated there were options.  The applicant would need to submit an application.  However, 

this would not be done today.  Today, staff was recommending the Board deny the amendment to the 

Certificate of Appropriateness.  The applicant would need to come in with a different proposal, meet 

with staff, and put forth a proposal that would meet the regulations.  How it would meet the regulations 

and so forth is beyond today’s discussion. 

 

Mr. Hartsell stated the changes before the Board today is simply code compliant construction for 

deteriorated materials.  The new construction is based on the historic character of that 

structure/property at 920 Palm Avenue that the Board found to be contributing.  The Board is deciding 

whether the proposed plan changes are still historic.  If this is denied, he claimed that it would mean 

tearing the structure down. 

 

Ms. Paterson stated that if we are starting from the ground up, it is no longer historic.  This house 

would not get approved in a different location without the required setbacks or elevations.  No one 

could duplicate that house in this district as is, yet the applicants want to duplicate it on this property. 

 

Mr. Hartsell stated that although the materials are different the historic character stays the same. 

 

After further discussion, it was decided that the public portion of the meeting should be closed and that 

a discussion should take place amongst the Board only. 
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Mr. Caldwell stated that part of the Board’s job allows the amendment to a Certificate of 

Appropriateness.  He made a motion to amend the Certificate of Appropriateness as submitted by 

the applicant, seconded by Mr. Winterer. 

 

Mr. Savio asked for more clarification on the issue of whether this building would have to be torn 

down if the Board removed the “contributing” status.  In other words, would they be allowed to apply 

for a variance or would the new structure have to abide by the setbacks and therefore be demolished? 

 

Ms. Sajgo stated they would have to submit the plans and they would be reviewed as a new house.  She 

could not say one way or the other what would be decided because many people in the County work 

with her on these projects.  What was submitted so far was for this project to continue as a historic 

project.  It was never submitted as new construction. 

 

Mr. Krebs stated he would not be able to submit drawings that do not comply with setbacks and FEMA 

regulations for new construction.  There must be proper elevation and proper setbacks.  They would 

have to apply for relief of zoning requirements.  He stated the house would be gone if the decision is to 

remove the contributing status because the Building Official cannot approve the plan changes. 

 

Mr. McIntosh reminded the Board that they should not be considering the impact of their decision on 

making a ruling.  The decision needs to be based on whether what is before them today meets the 

requisite criteria and whether or not that building, as it is proposed, maintains its historic designation.  

It is very clear what the Board must abide by when making their decision.  It should not be decided by 

other factors. 

 

Mr. Winterer withdrew his second. 

 

Mr. Savio seconded the motion.  The motion was called and failed 5-2.  Mr. Savio (in favor), Ms. 

Paterson (opposed), Mr. Caldwell (in favor), Mr. Seibert (opposed), Mr. Eddy (opposed), Ms. 

Robinette (opposed), and Mr. Winterer (opposed). 

 

Mr. Eddy made a motion to accept the staff recommendation, seconded by Ms. Paterson.  The 

motion passed 5-2.  Ms. Paterson (in favor), Mr. Seibert (in favor), Mr. Eddy (in favor), Ms. 

Robinette (in favor), Mr. Winterer (in favor), Mr. Caldwell (opposed), and Mr. Savio (opposed). 

 

Mr. Hartsell asked for the specific findings; therefore, Mr.  Seibert read the following: 

 

 Deny the request under COA2015-00183 for amendment of COA2014-00156 to allow the plan 

changes the applicant is proposing under RES2015-00402 for the renovation and addition to the 

main house. 

 

 Take no action on the request under COA2015-00183 for an amendment of COA2014-00156 to 

allow the changes the applicant is proposing under RES2015-00674 for the interior/exterior 

remodel of detached guest house. 

 

 Make a finding that the subject property has been designated under Chapter 22 of the LDC and on 

the basis of staff analysis the project proposed under COA2015-00183 is not in compliance with 

the Secretary of the Interior’s Standards for Rehabilitation and with Chapter 22 of the LDC. 
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 On the basis of staff analysis, direct staff to initiate the process to change the status of the property 

from contributing to non-contributing. 

 

 On the basis of staff analysis, make a determination that the historic building no longer exists and 

the property will not continue to be historic after the work described under COA2015-00183 is 

completed and as a result the project should be considered a substantial improvement and not an 

exception from substantial improvement under Florida Building Code Chapter 12 Historic 

Buildings Section 1201 General 1201.3 Flood Hazard Areas. 

 

 Recommend that the Zoning Director rescind administratively approved (HD) ADD2014-00227.   

 

For the record, Mr. Hartsell submitted letters from the public in support of the project. 

 

Agenda Item 4 – Items by the Public; Committee Members; Staff 

   

Public - None 

 

Committee Members 

 

 Boca Grande Guidelines 

 

Ms. Paterson stated she had been speaking with Ms. Miller regarding the Boca Grande Design 

Guidelines booklets.  She had thought copies were kept at the Boca Grande Community Center and 

discovered they no longer were.  She also thought the Johann Fust Library would have copies, but they 

only have one for the public to view.  Ms. Paterson stated she was told by Ms. Miller that the County 

has this booklet on-line and that it would be helpful if the public were informed of that link.  She felt 

that many of the public speakers might not have been knowledgeable of the guidelines.  If they were 

able to review them on-line, they might realize the Board’s mission and why decisions from this Board 

cannot be based on emotions or people’s intentions. 

 

Mr. Caldwell felt that was up for interpretation because he personally was fully aware of the guidelines 

and he felt it was still in the Board’s purview to approve this proposal. 

 

Ms. Sajgo stated staff could send out an e-mail to the interested parties list informing them of the link 

so they can access the guidelines on-line. 

 

Information on Non-Contributing Houses 

 

Ms. Paterson mentioned that she had been showing an agent a non-contributing house in the district.  

The agent stated that they had contacted the Community Development Office and spoke to Nettie 

Richardson to see if a non-contributing house could be torn down.  She was told by Ms. Richardson 

that they needed to contact Ms. Sajgo to get approval. 

 

Ms. Sajgo stated the demolition would have to come to the Boca Grande Historic Preservation Board.  

Also, non-contributing structures are sometimes not in compliance but might be legally non-

conforming.  The person might be better off keeping them as opposed to tearing them down and trying 

to meet the modern code.  The agent should have been told that we needed a meeting so the agent 

could do their due diligence.   
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Representation by the County Attorney’s Office 

 

Mr. Seibert stated he was very grateful that a representative from the Attorney’s office was in 

attendance at today’s meeting.  He noted there would be some contentious cases coming up in the near 

future, so he hoped a representative would be present at those meetings as well.  Their presence is very 

appreciated. 

 

Staff - None 

 

Agenda Item 5 – Adjournment – Next Meeting Date 

 

The next meeting is scheduled for Wednesday, February 10, 2016. 

 

Mr. Eddy made a motion to adjourn, seconded by Ms. Paterson.  The meeting adjourned at 12:45 

p.m.  
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Moving applications only: Provide reason for the proposed move, and a description of the new location and 
settings. 

ADDITIONAL SUBMITTAL ITEMS FOR ARCHAEOLOGICAL SITES 

Full plans and specifications indicating areas of work that might affect the surface and subsutface of the 
archaeological site or sites. 

Proposed mitigation measures. 

Archaeological surveys, if required by the Historic Preservation Board, including disturbance of human 
burials. 
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BOCA GRANDE HISTORIC PRESERVATION BOARD 
STAFF REPORT 

TYPE OF CASE: Special Certificate of Appropriateness 
CASE NUMBER: COA 2016-0001 0 
PROJECT NAME: Gasparilla Inn Hotel 
ADDRESS: 500 Palm Ave., Boca Grande FI 33921 
HEARING DATE: February 10, 2016 

SUMMARY 
The proposed project entails the replacement of the siding on the Gasparilla Inn Hotel and is part of the 
ongoing rehabilitation and maintenance of the building, which is a contributing property in the Boca 
Grande Historic District HD90-05-01. The STRAP number is 14-43-20-00-00002.0000, and the 
address is 500 Palm Ave. Staff analyzed the subject proposal for compliance with the Secretary of the 
Interior's Standards for Rehabilitation and for compliance with Chapter 22 (Historic Preservation) of the 
Land Development Code (LDC). 

STAFF ANALYSIS 
Background: In addition to being a contributing resource in the locally designated Boca Grande Historic 
District, The Gasparilla Inn was listed on the National Register of Historic Places in March 2008. The 
National Register listing states: 

The Gasparilla Inn . . . is locally significant under Criterion A in the area of Recreation and 
Culture and for the association of the hotel and its recreational facilities with the development of 
recreation and tourism in Florida and the town of Boca Grande beginning in 191 1. The Inn itself 
is also significant under Criterion C in the area of Architecture as a large wood frame hotel 
building that was expanded between 191 1 and 1948. Originally constructed as a 20-room 
Frame Vernacular style building, the owners decided to enlarge the hotel and make it a world- 
class resort. In 1912 they hired Tampa architect Francis J. Kennard, the designer of the 
Belleview-Biltmore Hotel (N. R. listed 19 79) near Clearwater, Florida, to draw plans for the hotel 
expansion which was completed between 1912 and 1915. The Gasparilla Inn is an excellent 
surviving example of an early Florida winter resort hotel and is the largest historic wood frame 
hotel in Florida after the Belleview-Biltmore. 

It is important to note that the Belleview-Biltmore Hotel was closed in 2009 and its fate continues to be 
uncertain. Currently, the Gasparilla Inn is the largest historic wood frame hotel in Florida that is still in 
use. 

The Gasparilla Inn Hotel has an ongoing rehabilitation and maintenance plan. On March 13, 2013 the 
Board approved COA 2013-0001 1 for the rehabilitation of the rooms on the third story of the north wing 
and for the replacement of windows in the guest rooms. (Attachment COA2013-00011 approved plans 
and staff report.) 

Proposal: The current proposal is to remove the existing vinyl siding and replace it with HardiePlank lap 
siding. HardiePlank siding is a fiber cement siding made of composite material including sand, cement 
and cellulose fibers. It is a non-combustible material requiring little maintenance once it is installed. 
The current siding on the Gasparilla Inn is synthetic vinyl siding and not the original wood siding. The 
proposal calls for replacing one type of synthetic siding (vinyl siding) with another synthetic siding 
(HardiePlank siding). No historic materials will be affected. 
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The Secretary of the Interior's Standards for Rehabilitation 

In evaluating the Secretary of the Interior's Standards also refer to the discussion above. 

1. A property shall be used for its historic purpose or be placed in a new use that requires 
minimal change to the defining characteristics of the building and its site and environment. 
The proposed replacement of vinyl siding with HardiePlank siding will allow the Inn to be continued to 
be used as a hotel. The proposed replacement of one synthetic siding with another more durable 
synthetic siding does not change the defining characteristics of the building and its site and 
environment. 

2. The historic character of a propertv shall be retained and preserved. The removal of historic 
materials or alteration of features and spaces that characterize a propertv shall be avoided. 
The character of the property is being retained and preserved. The proposed replacement of one 
synthetic siding with another more durable synthetic siding does not include the removal of historic 
material or alteration of features and spaces that characterize the property. 

3. Each property shall be recognized as a physical record of its time, place and use. Changes 
that create a false sense of historical development, such as adding coniectural features or 
architectural elements from other buildings, shall not be undertaken, NIA 

4. Most properties change over time; those changes that have acquired historic significance in 
their own right shall be retained and preserved. NIA 

5. Distinctive features, finishes and construction techniques or examples of craftsmanship that 
characterize a historic propettv shall be preserved. NIA 

6 Deteriorated historic features shall be repaired rather than replaced. Where the severitv of 
deterioration requires replacement of a distinctive feature, the new feature shall match the old in 
design, color texture, and other visual qualities and, where possible, materials. Replacement of 
missing features shall be substantiated by documentary, physical or pictorial evidence. 
The original wood siding is no longer present on the Gasparilla Inn hotel. Instead the building features 
vinyl siding which has deteriorated. The proposed replacement of the existing vinyl siding with 
HardiePIank siding will more closely resemble the visual quality of the original horizontal wood siding. 

7. Chemical or physical treatments, such as sandblasting, that cause damage to historic 
materials shall not be used. The surface cleaning of structures, i f  appropriate, shall be 
undertaken using the gentlest means possible. NIA 

8. Significant archaeological resources affected bv a proiect shall be protected and preserved. 
If such resources must be disturbed, mitigation measures shall be undertaken. NIA 

9. New additions, exterior alterations, or related new construction shall not destrov historic 
materials that characterize the property. The new work shall be differentiated from the old and 
shall be compatible with the massing, size, scale and architectural features to protect the 
historic integrity of the propertv and its environment. NIA 
10. New additions and adjacent or related new construction shall be undertaken in such a 
manner that if removed in  the future, the essential form and integrity of the historic propertv and 
its environment would be unimpaired. NIA 

STAFF RECOMMENDATION 
Staff recommends that the Historic Preservation Board: 

Approve the project as presented by the applicant 
Make a finding that the subject property has been designated under Chapter 22 of the LDC and 
on the basis of staff analysis, the proposed project is in compliance with the Secretary of the 
Interior Standards for Rehabilitation and with Chapter 22 of the LDC. 
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BOCA GRANDE HISTORIC PRESERVATION BOARD 
STAFF REPORT 

TYPE OF CASE: Special Certificate of Appropriateness 

CASE NUMBER: COA 2013 00011-4aspatilla Inn Rehab 500 Palm Ave. Boca Grande F133921 

HEARING DATE: Maroh 13,2013 

SUMMARY 
The proposal is part of the ongoing rehabilitation and maintenance of the Gaspatilla Ina, which is a 
contributing property in the Boca Grande Historic District WD 90-05-01. ~taffanal~zed the project for 
compliance with the Secretary of the Interior's Standards for Rehabilitation. The STRAP number is 14 
43 2b 00 00002.0000; the ad&ss is 500 Palm Ave. in Boca Grande. 

STAFF ANALYSIS 
Backmound: 
In addition to being a contributing resource in the locally designated Boca Grande Historic District, The 
Gasparilla Inn was listed on the National Register of Historic Places in March 2008. The National - 
~ e a s t e r  listing states: 

The Gasparilla Inn ... is locally significant under Criterion A in the area of Recreation and 
Culture andfor the association of the hotel and its recreational facilities with the development of 
recreation and tourism in Florida and the town of Boca Grande beginning in 1911. The inn 
itselfis also significant under Criterion C in the area ofArchitecture as a large woodfiame 
hotel building that was expanded between I911 and 1948. Originally constructed as a 20-room 
Frame Vernacular style building, the owners decided to enlarge the hotel and make it a world- 
class resort. In 1912 they hired Tampa architect Francis J. Kennard, the designer of the 
Belleview-Biltmore Hotel (N R. listed 1979) near Clearwater, Florida, to draw plans for the 
hotel expansion which was completed between 1912 and 1915. The Gasparilla Inn is an 
excellent surviving example of an early Florida winter resort hotel and is the largest historic 
woodfiame hotel in Florida after the Belleview-Biltmore. 

It is important to note that the Belleview-Biltmore Hotel was closed in 2009 and its fate continues to be 
uncertain. (See httu://www.s~iritsofie~eviewb'~tmore.com). This fact makes the Gasparilla Inn the 
largest historic wood frame hotel in Florida that is still in use. 

According to the National Register listing: "The Gasparilla Inn & Club is a member of Historic Hotels 
ofAmerica (HXA) and the National Trust for Historic Preservation (NTHP)). As a member The 
Gasparilla Inn & Club is one of the more than 200 significantproperties in the U S, recognized by the 
NTHP for preserving and maintaining their historic integrity, unique architecture andambiance. 
Member hotels musr be at least 50 years old, and either listed in, or eligible for listing in the National 
Register of Historic Places, or recognized locally as having historic signzficance. " 

The Prouosal: 
The proposal calls for the implementation of two rehabilitation projects: the rehabilitation of rooms on 
the 3'' story of the north wing and the replacement of windows in guest rooms. 

The rehabilitation of rooms on the 316 stow of the north winq: The 31d story of the north wing was 
originally set aside as sleeping quarters for hotel employees. Subsequently these sleeping areas were 
vacated and the resulting empty spaces used for storage. In 2006 the partition walls were removed 
leaving only the original structural framing in place. 
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The existing floor plan of the 3rd story of the north wing shows 6 bedrooms, 2 bathrooms, and 2 storage 
areas. The proposal calls for consolidating and re-configuring the area in the 3rd story of the north wing 
to accommodate 4 guest suites each with its private bath. There would be no visible changes to the 
exterior of the building. The original windows would be replaced with new windows custom made to 
match the original window openings. (See discussion below) 

The replacement of windows in guest rooms: The proposal calls for the replacement of windows in the 
guest rooms and the 3rd story of the north wing. Except for 3 casement windows, all the windows are 
611 double hung windows. The proposal calls for the replacement of a total of 229 windows: 56 on the 
first floor, 104 on the second floor and 69 on the third floor. It should be emphasized that the proposal 
is for the replacement of windows in the guest rooms and that windows in the common areas will remain 
and continue to be maintained. The common areas include the main lobby, the shops, the restaurant, 
offices, stairways, Pelican Room and the southern entrance. 

All windows will be replaced with the same type of window as the existing window. The replacement 
windows will be custom made windows and will be built to fit into the existing window openings - no 
existing interior or exterior window trim will be removed; the original wood trim materials will be 
preserved. The muntins of the replacement windows will be placed between the glass panes. The 
replacement window will be produced with clear impact glass so there will be no tint to change the 
appearance of the building. The fiames will match the color of the existing windows which is important 
because the new windows will not contrast in color with the remaining windows. Additionally the 
replacement windows are guaranteed not to crack or yellow. 

As the aerial view of the Gasparilla Inn illustrates, the building is located by itself on a large, open tract 
of land. As a result the windows - especially on the upper floors - are quite exposed to the elements and 
subject to wind and other weather damage. Additionally, because the building is a hotel, the windows 
are subjected to heavy use by a constant stream of guests. 

While the Inn has repaired existing windows for years, repairs are no longer feasible or practical. For 
instance: Some of the lower sashes do not open because they have broken counter balances and 
recovering the counterbalances would require cutting into the walls to access them. Some windows after 
years of repairs cannot be made fully operable or weather tight. Additionally, the exterior of the 
windows can only be cleaned using stairs and scaffolding which for the windows in the upper floors is a 
dangerous and time consuming task. Finally the Inn operates as a hotel and its guests expect that 
windows will meet their contemporary lifestyles needs - some of the existing windows do not meet 
these expectations. 

Staff believes this is a well thought out project allowing for the preservation of the building's character. 

The Secretary of the Interior's Standards for Rehabilitation 
In evaluating the Secretary of the Interior's Standards also refer to the discussion above. 

1. A pro-perty shall be used-for its historic purpose or be placed in a new use that requires minimal 
change to the defining characteristics o f  the building and its site and environment. 

The proposed rehabilitation of the rooms on the third floor will allow the continued use of that space as 
a residential space. The proposed replacement of the windows will allow the Inn to be continued to be 
used as a hotel. Both of these changes require minimal changes to the defining characteristics of the 
building, site and environment. 
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2. The historic character o f  aproperty shall be retained andpreserved. The removal o f  historic 
materials or alteration o f  features and spaces that characterize uproper@ shall be avoided. 

As noted above the character of the property is being retained and preserved. Windows in the guest 
rooms will be replaced with the same type of window as the existing window. The replacement 
windows will be custom made and will be built to fit into the existing window openings - no existing 
interior or exterior window trim will be removed; the original wood trim materials will be preserved. 
Windows in the common areas will remain and continue to be maintained. The common areas include 
the main lobby, the shops, the restaurant, offices, stairways, Pelican Room and the southern entrance. 

3. Each proper@ shall be recognized as a-physical record o f  its time, place and use. Changes that 
create a false sense o f  historical development, such as adding conjectural features or architectural 
elements-fiom other buildings, shall not be undertaken. N/A 

4. Most properties change over time; those chan~es that have acquired historic significance in their 
own right shall be retained and preserved. N/A 

5. Distinctive features, finishes and construction techniques or examples o f  craftsmanship that 
characterize a historicproperty shall be preserved. N/A 

6 Deteriorated historic features shall be repaired rather than replaced. Where the severity o f  
deterioration requires replacement o f  a distinctive-feature, the new feature shall match the old in 
design, color texture, and other visual qualities and, where possible, materials. Replacement o f  
missing-features shall be substantiated by documentary, physical or pictorial evidence. 

The proposal calls for removing the existing windows and replacing them with custom made windows 
that will match the design and visual qualities of the existing windows. 

7 Chemical or physical treatments, such as sandblasting, that cause damage to historic materials shall 
not be used. The surface cleaning o f  structures, i f  a-p~ropriate, shall be undertaken using the 
gentlest means possible. N/A 

8 Significant archaeological resources affected by a project shall be protected and preserved. I f  such 
resources must be disturbed, mitigation measures shall be undertaken. NIA 

9 New additions, exterior alterations, or related new construction shall not destro-y historic materials 
that characterize the property. The new work shall be differentiated-fiom the old and shall be 
compatible with the massing, size, scale and architectural features to protect the historic integrity o f  
the proper@ and its environment. N/A 

10. New additions and adjacent or related new construction shall be undertaken in such a manner that 
i f  removed in the-future, the essential form and integrity o f  the historicproperty and its environment 
would be unimpaired. NIA 

STAFF RECOMMENDATION 
Staff recommends that the Historic Preservation Board: 

Approve the project as presented by the applicant 
Make a finding that the proposed project has been designated under Chapter 22 of the LDC and 
on the basis of staff analysis, the proposed project that as approved is in compliance with the 
Secretary of the Interior Standards for Rehabilitation and Chapter 22 of the LDC. 
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S O U T H W E S T  F L O R I D A  

MEMORANDUM 

'ro: Applicant for a S p i a l  Ce~iiRoa~c O F  Approprialea&s 

F~vm: Gloria M.  Sajgo, AICP, Principal Planner 239 533 83 l l 

Subject: Ai>proved Special Cc~t i f i~ le  of Appmprieteness(C0A) 

The Boca Grande Historic P~wseservation Board apyrovcd your rcqucsl for Syccinl Certificate of 
Appropriateness (COA), please find the approved plans attached. 

Remember that to obtain approval for your Building Permit you wlll have to submit: 

Thc attachrul plans as approverl by the Historic Prfbervatlon Board 

Pletlse wntact me is you need assistance: Ciloria Sajgo, 533-831'1; 

711ank you. 



LEE COUNTY 
SPECIAL CERTIFICATE OF APPROPRIATENESS NO. COA2013-00011 

GASPARILLA INN REHAB 
500 PALM AVE BOCA GRANDE 33921 

i 

I a ContrlbuUng Non-Contrlbullng 

FMSF #: 

lndivldual Designatlon Not Historical 

YOU ARE HEREBY NOTIFIED that the Boca Grande Historic Preservation Board voted to: 

X Approve - 
- Approve with Condklons , 

- Deny 

- Continued 

Date of Decision: 03/13/2013' 

The proposed projwt has been designated under Chapter 22 of the Land Development Code and on the basis of 
staff analyis, the proposed pmjeol as approved is in compllanee wlth the Secretary of the Interior Standards for 
Rehabilltatlon and Chapter 22 of the Land Development Code. 

A copy of this notke, the Spadal Certificate of Appmprlateness (and other documents If appropriate as noted below) 
have been furnished to the following pmons: 

GASPARILLA INN INC 

Pam Hwckt Shawn Lamey 

ALL PHASE HOMES 

Environmental Sclenwa 

Bdb Stewart 

Property Owner -with 
1 

Direoto, Z@n@lvidon A w i t h  -without pian. 

Applicant d w i t h  -v4thout plans 
/ ,with -without plans 



Date: 0311 41201 3 

LEE COUNTY 
SPECIAL CERTIFICATE OF APPROPRIATENESS NO. COA2013-00011 

FMSF #: 

X Contributing - Non-Contributing Individual Designation Not Historical 

Designation No.: HD90-05-01 

Name of Project: GASPARILLA INN REHAB 

Location: 500 PALM AVE BOCA GRANDE 33921 

STRAP NO.: 14-43-20-00-00002.0000 

Name of Applicant: ALL PHASE HOMES 

Address: 2070 [LLlNOlS AVE 
ENGLEWOOD. FL 34224 

YOUR APPLICATION FOR A SPECIAL CERTIFICATE OF APPROPRIATENESS HAS BEEN 

X APPROVED Certified by: Gloria Sajgo 

Date Certified by Staff: 03/14/2013 

- APPROVED WITH CONDITIONS For the reason outlined below 

DENIED For the reason outlined below 

CONTINUED 

COMMENTS: 

NOTICE OF APPEAL RIGHTS 

Pursuant to LDC 5j 22-42, any owner of a building, structure or site affected by the operation of this chapter may appeal 
a decision of the Historic Preservation Board by filing a written notice of appeal within 15 days of the date of this 
decision. The notice of appeal must state the decision being appealed, the grounds for the appeal, and a summary of 
the relief sought. The notice must be filed with the Lee County Hearing Examiner and a copy provided to Historic 
Preservation Board staff, and must otherwise comply with LDC § 34-145(a), pertaining to appeals from administrative 
matters, and any county administrative codes adopted to implement the provisions of LDC Chapter 34. 
Notwithstanding the foregoing, except as may be required by F.S. § 163.3215, and then only pursuant to that statute, a 
third party does not have standing to appeal a decision rendered under the provisions of LDC Chapter 22. 
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HISTORIC PRESERVATION PROGRAM 
Lee County RE&&AR 5wa b t  
~ o u f b d ~ f % r i h  CERTIFICATEOFAPPROPRIATENESS 

Lee County Plannlng Dlvlslon, PO Box 398, Fort Myem, FL 33902 
Phone: (239) 633-8586 1 FAX: (239) 485-8844 

PSF N O . I ~ ? + ~ \ ~  - mlql COA No.1 I Deslgnatlon No.] #D qo 0 1 I 
NOTE: This applIcaNon Is only lor worh classified as "o~lnary mainfenancs and repair," or for any work that wlll 
nsuit, to the settsfection of the county sM, In the close msemblance in appeakw of ttm building, archhctw~l 
fsature, or landscape kature to its appearance when It was bulb or was llkaly to have been bullt, or to its 
appearance as it p m n t i y  exlsts so long as the pmposed appearanw Is eppmpIiate to the style and meterlals. 

In Contrlbutlng . ID Nan-Contributing 10 lndlvldual Deslgnatlon 10 Not Hlstorlcel I 
Name of project: R D D A ~ & u @ ~  F2&510m6 
~ooauon: 400 E?AhkYd 57-T 
STRAP No.: 14 43 W 01 0&702 bOR0 
Name ofnppllcant or Agent? R A N D ?  D, bV/u&d&td , ,&%+iiTt%T 
rA.9 ~ ~ ~ ~ M M I E o  w/Lh &I b ihs CeMcate ofAppmprlefsw w#l be son! lo the puty Me& ebweJ 

Address: /%7G D m r  P A + ~ ? ? E  LANE 
CIW, state, UP: F;31k7 /V1* &%&#i , bC 8 3Q3 1 
Phone Number: a89 - 78 9 7577 . Fax Number: 

EmaU Address: R 0 WIWI&&N i &  
Name of Hlstorlc Distrlct (If applicable): ed'A W P F ,  
Pmject Description: as A7 fw~~w760. 

dC rnaia3z7-y 

Change In Use: MNO 0 Yes 
If yes, explaln. 

Does this use raqulre a variance, speclal penlt, or special exception under the Zonlng Ordinance? No &is  
, ~ 

II yes, explain. -13 R a w  ~ B R  W&L, 7,/B- 
Has a development order or exemption been applied for prior to or concurrent wRh thls appllcatlon? No H e s  

If yes, explaln. CPAWM --DO143 

Ifyou wlsh to appeal thls daclslon, you may apply for a Speclal Certifkete of Appropriateness whhh 30 days of thls 
declslon. 731s wlll enable you to make your mquast to the Hlsbtlc Pmservation Board fbr thls work. You may obtein 
a Spacial Certificate of Approprk,teness fom, by contacting the historic preservetlon planner et the L e a  County 
DMslon of Pkmnlng. Sped& Ltalls descrlblng tho Speclal Certficate d Appmprlateness process are found In 
Chapter22, HIsMc Presendion, of the Lea County Land Developmenf Code (LDC). 

***'*FORSTAFFWSEONLYo**** 

Date Filed: l ~ a t e  Issued: I WPROVED I I3 DENIED* 

Certihd by: 
"Explanatmn attached - 

(Updated 05/2011) P:\WEBPegel..\RCA.doc 
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BOCA GRANDE HISTORIC PRESERVATION BOARD 
STAFF REPORT 

TYPE OF CASE: Special Certificate of Appropriateness 
CASE NUMBER: COA2015-00138 
PROJECT NAME: Rodriguez 
ADDRESS: 200 Banyan St, Boca Grande FI 33921 
HEARING DATE: February 10, 2016 

SUMMARY 
The proposed project entails the construction of a new perimeter wall on the subject property. 
The subject property is listed as a non-contributing property in the Boca Grande Historic District 
HD 90-05-01. The STRAP number is 14-43-20-01-00002.0080 and the address is 200 Banyan 
Street, Boca Grande. Staff analyzed the subject proposal for compliance with the design 
guidelines of the Boca Grande Historic District and for compliance with Chapter 22 (Historic 
Preservation) of the Land Development Code (LDC). 

STAFF ANALYSIS 
Background: 
On February 10, 201 0 the Boca Grande Historic Preservation Board (Board) approved COA2010- 
00012 for the construction of a new house on the subject site (Attachment, COA2010-00012 
approved plans and staff report) and on October 29, 2014 the Board approved COA2014-00143 
for minor exterior and interior revisions to the previous approval. 

Proposal: The proposal is for construction of a perimeter wall on the subject property. Except for 
a section of mesh fencing at the rear, the wall material will be concrete block with medium 
textured stucco finish. The specifics of the proposed perimeter fence are as follows: 

North wall: On the north (front) property line along Banyan St., the proposed 6-ft high fence wall 
will feature 6-ft 6-in high columns with pilasters and feature two designs: 
A wall, setback about 5-ft from the front property line, will extend approximately 50-ft northwest 
corner of the property eastward along Banyan St. The principal function of this wall segment is 
to provide privacy to the owners since Banyan St. is a public beach access. 
Extending east from the wall described above, the proposal calls for two wall segments flanking 
the central front entrance. Each segment will be setback roughly 10-ft from the front property 
line, extend for 15-ft along Banyan St. and then extend south turn south for approximately 12-ft. 
At Banyan St where the wall begins to extend south, instead of corners semicircular walls will be 
incorporated in the design to complement the existing semicircular driveway. Also along the 
north property line a 14-ft long sliding gate will be in front of the garage area. The proposed 
gate is roughly 5-ft high and made of Azek, a synthetic product. The gate will be supported by 
two 6-ft 6-in high columns with pilasters. The gate design incorporates two sections with curved 
tops reminiscent of two swinging wood gates that meet at the center. 

West wall: Near the northwest corner, the 6-ft high wall along Banyan St turns south for about 
6-ft and then steps down to a 3-ft 6-in high wall along the west side property line by the Gulf. 
Towards the south (rear) there will be a 6-ft 4-in long and 3-ft 4-in high double, swinging, 
pedestrian gate made of Azek. The gate will be supported by two 4-ft high columns with 
pilasters. This predominantly low fence wall defines the western property line while preserving 
the Gulf view from the ground floor. 

South wall: The 3-ft 6-in wall along the Gulf will turn east and extend for roughly 20-ft along the 
south (rear) property line and terminate at the wall screening the pool equipment. A 4-ft high 
chain link fence is proposed for the roughly 50-ft between the previously approved 5-ft high wall 
screening the pool equipment and the 8-ft high wall screening the AIC equipment. A proposed 
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6-ft high wall with gate will extend for roughly 8-ft from the AIC equipment wall to the east side 
wall. The gate will be a roughly 3-ft long;and 5-ft high with a single, swinging gate made of 
Azek. The gate will be supported by one 6-ft high column. 

East wall: On the east property line the proposed wall will be a continuous 6-ft high wall 
(without columns) near the property line. It will provide privacy from the adjoining property. 

Design Guidelines for the Boca Grande Historic District. 
In evaluating the project also refer to the discussion above. 

1.0 Streetscape 
1.1 Building heights should be similar to the range of heights already found in the district 
and on the particular block of the subject structure. NIA 
1.2 The pattern of spaces between buildings should be maintained. Additions to existing 
buildings should be set back from the front fagade so the visual quality of spacing is 
preserved. Maintain traditional pattern setbacks, entrances and alignment of facades. 
Maintain traditional yard spaces and sense of openness, especially at the front and sides 
of buildings. NIA 
1.3 Additions should attempt to maintain the overall sense of size of the building. NIA 
1.4 Buildings at the ends of a block should be similar in height to the buildings, or provide 
a visual transition to the next block. NIA 
1.5 The traditional alignment of horizontal and vertical elements of buildings along a block 
should be maintained. The alignment of first and second story windows should respect 
traditional patterns of the block. NIA 
1.6 Maintain the traditional proportions of glass in building facades. NIA 
1.7 Maintain the traditional alignment between rooflines, porch protrusions and entrances. 

2.0 Building Site 
2.1 Identify, retain and preserve features that are important in defining the overall historical 
character of the site, including driveways, walkways, lighting, fencing, signage, benches, 
fountains, terraces, water features, vegetation and potential archaeological features. NIA 
2.2 Maintain the traditional orientation patterns of building facades to the street or water. 
The front of the building should present a fa~ade that is parallel to the street on which it 
faces. NIA 
2.3 The vertical and horizontal proportions of building mass should be maintained. 
Additions should preserve or maintain the traditional symmetry of the buildings front 
fa~ade. NIA 

2.4 Maintain traditional setback patterns. Porches, decks, solid fences or other additions 
should be located to respect traditional patterns or visually preserve the traditional front 
setback. Additions or screened service areas should be located to the side or rear of the 
front setback. 
The proposed wall and fence is in keeping with similar walls already approved on properties along 
Banyan Street. 

2.5 Alleys, where part of the historical plat, should be used to provide access to the rear of 
properties for parking and service. Parking and access to parking should relate to alley 
systems, where present, and should be limited to the rear of structures where this pattern 
is traditional. NIA 
2.6 Accessory buildings such as garages or carports should be located according to the 
traditional development patterns of such buildings and should relate to the existing 
building on the site. Service areas and trash containers should be screened from view 
using fences, lattice screens or hedges. NIA 
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2.7 Decks should be an unobtrusive as possible. Railing should express a line and 
spacing similar to existing balustrades. The duplication of historic styles such as widow's 
walks should be encouraged only where this type of architecture was traditionally found. 
NIA 
2.8 Paving materials and patterns should respect traditional patterns on the block. NIA 
2.9 Landscaping should respect traditional planting patterns and maintain the alignment, 
spacing, and type where possible. NIA 

3.0 Additions to Existing Buildings 
3.1 Additions should be compatible with the size, scale, color, material and character of the 
building and its environment. Additions may include porches and bay windows as well as 
entire wings and rooms. 
The proposed wall is similar to the 6-ft high fence wall approved across the street from the subject 
property under COA2013-00102. The proposed wall is made of concrete block with a stucco 
finish and is compatible with the house which when completed will feature stucco walls. 

3.2 Additions should be positioned so they do not alter the historic rhythm of building 
fronts. 
The fence addition is in keeping with the rhythm with this western end of Banyan St. as a similar 
fence was approved across the street from the subject property. 

4.0 New Construction 
4.1 Contemporary styles should be harmonious in form, material, and scale with the 
character of the block or district. NIA 
There are other houses in the district with similar walls such as the house directly across Banyan 
Street from the subject property. The walls on that property were previously approved by 
COA2015-00119. 

4.2 Align the fa~ade of the building with the historic setbacks of the block or district. NIA 
4.3 New buildings should appear similar in mass and scale with historic structures in the 
block or surrounding area. NIA 
4.4 Building and roof forms should match those used historically. NIA 
4.5 Use similar building materials to those used historically for all major surfaces. NIA 
The proposed walls are to be constructed of cast concrete covered with textured stucco. This 
material is typical of other houses within the area and conforms to the character of the community. 

4.6 Use window sizes and proportions similar to those used historically. To create larger 
surfaces of glass, consider combining several standard windows in a row. NIA 

5.0 Relocating Buildings in a Historic District 
5.1 Relocate the structure in a context similar to its historic location, if relocating a historic 
building. NIA 
5.2 Align the building within the historic patterns of setbacks and open space ratios. NIA 
5.3 Orient the building according to the traditional pattern of the block or district. NIA 

STAFF RECOMMENDATION 
Staff recommends that the Historic Preservation Board: 

Approve the project as presented by the applicant. 
Make a finding that the historic resource has been designated under Chapter 22 of the 
Land Development Code and on the basis of staff analysis, the proposed project is in 
compliance with Chapter 22, and the design guidelines of the Boca Grande Historic 
District. 
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Note: Zoning relief for this case is being considered pursuant to Land Development Code Section - 
22-174. A summary of the zoning relief request is provided for informational purposes only. The 
Lee County Zoning Section will make a determination after the Historic Preservation Board renders 
its decision. 
The applicant seeks zoning relief the RS-1 (Residential Single-family) zoning district from the Lee 
County Land Development Code as follows: 
1) Section 34-1744(b)(2)a.i. which requires all fencing located between a street right-of-way or 
easement and the minimum 25 foot street setback line not to exceed a height of 3 feet, TO ALLOW a 6 
foot high wall with 6 foot 6 inch high columns and a 5 foot high sliding gate along Banyan Street to 
range in setback from 4+ feet to lo+ feet from the street right-of-way (Banyan Street); and 
2) Section 34-1744(b)(2)a.i. which requires all fencing located between a street right-of-way or 
easement and the minimum 25 foot street setback line not to exceed a height of 3 feet, 
TO ALLOW a 6 foot high wall with 6 foot 6 inch high columns for 7+ feet then lowering to 3 feet 6 inch 
high wall for 13+ feet along the west property line from the street right-of-way (Banyan Street); and 
3) Section 34-1744(b)(2)a.i. which requires all fencing located between a street right-of-way or 
easement and the minimum 25 foot street setback line not to exceed a height of 3 feet, 
TO ALLOW a 6 foot high wall with 6 foot 6 inch high columns for 14k feet along the east property line 
from the street right-of-way (Banyan Street); and 
4) Section 34-1744(b)(2)a,ii, which allows a six foot high fence along the rear (south) property line, 
TO ALLOW an 8 foot high wall around the air conditioner condensers and generator. 
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Banyan S t  Elevation Beach Side Elevation 

Property Across Banyan St. 
NW Corner at Banyan S t  and with similar concrete wall. 
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LEE COUNTY 
SPECIAL CERTIFICATE OF APPROPRIATENESS NO. COA2010-00012 

ROBERT HOROAN TRUST RESIDENCE 
200 BANYAN ST BOCA GRANDE 33921 

8 Non-Contrlbuting Individual Designation Not Hlstorlcal 

YOU ARE HEREBY NOTIFIED that the Boca Grande Historic Preservation Board voted to: 

X Approve - 
- Approve with Conditions 

- Deny 

- Continued 

Date of Decision: 02/10/2010 

The proposed project has been designated under Chapter 22 of the Land Development Code and on the basis of 
staff analysis, the project is In wmpllance with Chapter 22, and the design guidelines of the Boca Grande Hlstorlc 
District. 

A copy of this notice, the Speclal Certificate of Appropriateness (and other documents if appropriate as noted below) 
have been furnished to the following persons: 

/ 
HORGANROBERTWTR 

Pam Houckl Shawn Lamey 

Bob Stewart 

THOMAS HINKLE, 

Property Owner w i t h  -7thout I/ Plans 

Director, Zoning Divislon w i t h o u t  plans 

Applicant 



Date: 0211 01201 0 

LEE COUNTY 
SPECIAL CERTIFICATE OF APPROPRIATENESS NO. COA2010-00012 

Contributing - X Non-Contributing Individual Designation Not Historical 

Designation No.: 

Name of Project: ROBERT HORGAN TRUST RESIDENCE 

Location: 200 BANYAN ST BOCA GRANDE 33921 

STRAP NO.: 14-43-20-01 -00002,0080 

Name of Applicant: THOMAS HINKLE 

Address: CIO RD WILLIAMSON 
18276 DEEP PASSAGE LANE 
FORT MYERS BEACH, FL 33931 

YOUR APPLICATION FOR A SPECIAL CERTIFICATE OF APPROPRIATENESS HAS BEEN 

X APPROVED Certified by: Gloria Sajgo 

Date Certified by Staff: 0211 01201 0 

APPROVED WITH CONDITIONS For the reason outlined below 

DENIED For the reason outlined below 

CONTINUED 

COMMENTS: 

NOTICE OF APPEAL RIGHTS 

Pursuant to LDC 5 22-42, any owner of a building, structure or site affected by the operation of this chapter may appeal 
a decision of the Historic Preservation Board by filing a written notice of appeal within 15 days of the date of this 
decision. The notice of appeal must state the decision being appealed, the grounds for the appeal, and a summary of 
the relief sought. The notice must be filed with the Lee County Hearing Examiner and a copy provided to Historic 
Preservation Board staff, and must otherwise comply with LDC 5 34-145(a), pertaining to appeals from administrative 
matters, and any county administrative codes adopted to implement the provisions of LDC Chapter 34. 
Notwithstanding the foregoing, except as may be required by F.S. 5 163.3215, and then only pursuant to that statute, a 
third party does not have standing to appeal a decision rendered under the provisions of LDC Chapter 22. 
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HISTORIC PRESERVATION PROGRAM 
SPECIAL 

LEE C8 TIF CERTIFICATE OF APPROPRIATENESS 
Lee County Planning Division, PO Box 398, Fort Myers, FL 33902 

Phone: (239) 533-8585 / FAX: (239) 485-8344 

1 &ontributing / ONon-Contributing 11 OIndividual Designation I ONot  Historical 

Name of Project: H0//dur 
Location: 

Strap No.: 

Name of Ap 

(* A11 correspo~idence with regards to the CeriiKte of Appropriateness w~l l  be sent to the party identified above) 

Address: //*2 z/~we c ( ' f  
City / State, Zip: 

Phone Number: Fax Number: 

E-mail: 

Name of Historic District, if applicable, 80 (* kt& & 
Check all that apply: ? UArchaeological Site OObject OLandscape Feature 

Project Description: (describe all work proposed): 

q Alteration Demolition N& Construction Reconstruction Rehabilitation q Relocation 

Narrative: 

Change in Use: n y e s  p n o  

If yes, explain: 

Does this use require a variance, special permit, or special exception under the Zoning Ordinance? Vyes  no 

If yes, explain: 

Has a development order or exemption been applied for prior to or concurrent with this application? yes no 

If yes, explain: 

. i c - % * - % +  FOR STAFF USE ONLY " " " " " 

Date Filed: Date Issued: 1-1 1 *DENIED 

Certified by: 

* Explanation Attached 
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BOCA GRANDE HISTORIC PRESERVATION BOARD 
STAFF REPORT 

TYPE OF CASE: Special Certificate of Appropriateness 
CASE NUMBER: COA 2016-00009 
PROJECT NAME: Hurlburt 
ADDRESS: 1141 1 lth St W, Boca Grande FI 33921 
HEARING DATE: February 10, 2016 

SUMMARY 
The proposed project entails the enclosure of a porch on an accessory dwelling unit of a contributing 
property in the Boca Grande Historic District HD 90-05-01. The STRAP number is 14-43-20-01- 
00037.0010 and the address is 1141 1 lth St W. Staff analyzed the subject proposal for compliance with 
the Secretary of the Interior's Standards for Rehabilitation and for compliance with Chapter 22 (Historic 
Preservation) of the Land Development Code (LDC). 

STAFF ANALYSIS 
The subject property is a narrow, rectangular shaped parcel (roughly 100-ft by 1404) at the northwest 
corner of I lth St W and Gasparilla Rd. in the Boca Grande Historic District. Fence walls (roughly 6ft 
high) buffer the property from these streets. The parcel includes three structures: the main house, a 
detached garage and the subject accessory dwelling unit. The main house is a frame vernacular house 
fronting on 1 lth St W. The detached garage is located near the property's northeast corner and has 
vehicular access from Gasparilla Rd. The subject accessory dwelling is located rear of the main house 
by the property's northwest corner. Walkways provide pedestrian access to the accessory dwelling 
from the garage and the main house. 

The accessory dwelling is a frame vernacular building consisting of two adjoining side gable roofed 
wings featuring metal roofing and horizontal wood siding. The east wing is a single-story structure. 
The west wing, which is the subject of this proposal, is a two-story structure accessed by exterior stairs 
on the west side. On the first floor of the west wing (on the south elevation) features a single story, 
screened porch covered by a metal shed roof. 

Proposal: 
The proposal calls for removing the screened, shed roofed porch and, replacing it, within the existing 
footprint, with a new enclosed porch featuring a front facing, metal gable roof. The proposed porch will 
feature horizontal wood siding, matching the existing siding on the building and knee walls supporting 
ribbons of casement windows. The windows will wrap around the west, south and east elevations. The 
east elevation will include a single, fixed plate, glass door. 

The existing awning window on the second floor of the south elevation will be replaced with a smaller 
window to provide enough room to accommodate the higher roof ridge of the proposed gable roofed 
porch. The proposed window will be a 111 single hung window matching the existing window on the 
east elevation. This is a relatively small change on this elevation. The awning window that is being 
replaced is not an original window. 

The Secretary of the Interior's Standards for Rehabilitation 
In evaluating the Secrefary of fhe Inferior's Sfandards also refer to the discussion above. 

I A propertv shall be used for its historic purpose or be placed in a new use that requires 
minimal change to the defining characteristics of the building and its site and environment. 
The subject property will continue to be used as an accessory dwelling unit. The replacement of the 
existing screened, shed roofed porch with an enclosed, gable roofed porch is a minimal change that will 
not affect the defining characteristics of the building and its site and environment. 
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2. The historic character of a propertv shall be retained and preserved. The removal of historic 
materials or alteration of features and spaces that characterize a property shall be avoided. 
The character of the property shall be retained and preserved. The proposal will avoid the removal of 
historic materials or alterations of features and spaces that characterize the property. With the 
exception of the replacement of the window on the south elevation of the two-story wing, the existing 
interior space of the accessory dwelling unit will not be affected. 

3. Each propertv shall be recognized as a phvsical record of its time, place and use. Changes 
that create a false sense of historical development, such as adding coniectural features or 
architectural elements from other buildings, shall not be undertaken. NIA 

4. Most properties change over time; fhose changes that have acquired historic significance in 
their own right shall be retained and preserved. NIA 

5. Distinctive features, finishes and construction techniques or examples of crafismanship that 
characterize a historic property shall be preserved. 
As a frame vernacular house, the distinctive feature of the accessory dwelling unit is the simplicity of 
design. With the exception of the replacement of the window on the south elevation of the two-story 
wing, the interior space of the accessory dwelling unit will not be affected and distinctive simplicity of 
design will be preserved. 

6 Deteriorated historic features shall be repaired rather than replaced. Where the severity of 
deterioration requires replacement of a distinctive feature, the new feature shall match the old in 
design, color texture, and other visual qualities and, where possible, materials. Replacement of 
missing features shall be substantiated bv documentarv, physical or pictorial evidence. NIA 

7. Chemical or phvsical treatments, such as sandblasting, that cause damage to historic 
materials shall not be used. The surface cleaning of structures, i f  appropriate, shall be 
undertaken using the gentlest means possible. NIA 

8. Significant archaeological resources affected bv a proiect shall be protected and preserved. 
If such resources must be disturbed, mitigation measures shall be undertaken. NIA 

9. New additions, exterior alterations, or related new construcfion shall not destroy historic 
materials that characterize the propertv. The new work shall be differentiated from the old and 
shall be compatible with the massing, size, scale and architectural features to protect the 
historic inteqrity of the property and its environment. 
Replacing the existing screened, shed, roofed porch with an enclosed, gable roofed porch will not 
destroy the materials that characterize the property. The new porch will occupy the foot print of the 
existing porch and will be compatible with the massing, size, scale and architectural features of the 
existing accessory dwelling unit. 

'lo. New addifions and adiacent or related new consfruction shall be undertaken in such a 
manner that if removed in the future, the essential form and integrity of the historic propertv and 
its environment would be unimpaired. 
If the proposed enclosed gable roofed porch were to be removed in the future, the form and integrity of 
the accessory dwelling unit will be unimpaired. 

STAFF RECOMMENDATION 
Staff recommends that the Historic Preservation Board: 

Approve the project as presented by the applicant. 
Make a finding that the subject property has been designated as a historic resource under 
Chapter 22 of the LDC and on the basis of staff analysis, the proposed project is in compliance 
with the Secretary of the Interior Standards for Rehabilitation and with Chapter 22 of the LDC. 

S:\HISTORIC\SCA COA\2016\bghpb\2 10 2016\COA2016-00009 Hurlburt 1141 1 lth St Boca Grande\COA 2016 00009 Hurlburt 1141 1 lth St 
.docx 



Page 3 of 3 

COA2016-00009 Hurlburt 1141 llth St W Boca Grande, F133921 
N A :  Zoning relief for this case is being consideredpursuant to Land Development Code Section 22- 
174. A summary of the zoning relief request is provided for informationalpurposes only. The Lee 
County Zoning Section will make a determination after the Historic Preservation Board renders its 
decision 
The applicant seeks zoning relief in the RS-2 (Residential Single-Family) zoning district from 
the Lee County Land Development Code as follows: 
1) Section 34-695 from the required lot width of 100 feet, TO ALLOW a lot width of 97k 
feet. 
2) Section 34-695 and 34-2192 from the required 25 foot street setback (Gasparilla Road), 
TO ALLOW O k  feet for the existing garage. 
3) Section 34-1 174(b)(l) from the required 100 foot setback for an accessory structure 
(garage) in front of the principal structure (house), TO ALLOW O+ feet for the existing garage. 
4) Section 34-695 and 34-174(d)(2) from the required 10 foot side setback, TO ALLOW a 
6+ foot setback from the west property line for the existing guest house. 
5) Section 34-1744(b)(2)a.i. which requires all fencing located between a street right-of- 
way or easement and the minimum 25 foot street setback line not to exceed a height of 3 feet, 
TO ALLOW a 6 foot high wall from the street right-of-way ( I  lth Street); and 
6) Section 34-31 31 which prohibits a corner lot to be planted with 3 feet to 10 feet high 
structural or planting masses within the triangular space bounded by the two intersecting right- 
of-way lines and a straight line connecting the two points on the street right-of-way lines 25 
feet from their intersection, TO ALLOW the existing 6 foot high wall with existing plantings. 

S:WISTORIC\SCA COADO 16\bghpbD 10 2016\COA2016-00009 Hurlburt 1 141 1 1th St Boca Grande\COA 2016 00009 Hurlburt 1 141 11th St 
.docx 





$csisting Shed Roqf, 
k. 

Existing Structure with Porch Exist~ng Structure with Porch Existing Porch 

edP4u& 

1. M o v e  Pld9hed b o f  md Change t@ Gale  roof to m&k mslstirsg structure. 
2.1 nstall New l mpsct Casement H ~ n d w s  ( 6 @ 3 0 " ~ 4 8 ~ ~ d  ems ~sor(l@36%W~ In N u  walls (Per D W n q )  
3. Match em1sltfhq 12" Gypress Siding and Pdnt 26 m3dh stnrctum 

Proposed Porch with Gable Roof and New Casement Windows 
'~xsi t ing Porch with Shed Roof 

I l l  I /  



ITCypress 
Lap S I d h g Y  

Remove 3'x5 Wndw and Add 

Exsiting Floor Plan With 14'xI 0 Exsisting shed Roof 



ENT NUMBER 2013000218686 

LOTS 1 AN0 3 AND THE SOUTH 15  FEET OF LOTS 2 AND 4, BLOCK 37, RMSED PLAT OF BOCA GAANDE, 
ACCORDING TO THE W P  OR PlAT THEREOF, AS RECORDED IN PLAT BOOK 7, PAGES 1 AND 1A. OF M E  
PUBLIC RECORDS OF LEE COUNTY. FLORIDA. 

LESS AND EXCEPT THE EAST 3.0 FEET FOR ROAD RIGHT-OF-WAY PURPOSES. 

SURVEYORS' NOTATIONS: 
1. FLOOD ZONE: AE, EL=ll.O'AS SCALED FROM FLOOD INSURANCE RATE MAP. COMMUNITY NO. 
125124, MAP NO. 12071C, PANEL NO. 0019F, REVISED 08/28/08. 

2. ELNATIONS ARE BASED ON N.A.V.D. 1988. - -- 
3. BASE BENCHMARK: LEE COUNTY COASTAL CONSTRUCTION CONTROL MARKER 12-81-A13 N.G.S. 
PID AG 7795, PUBLISHED ELEVATION 3.90 FEET N.A.V.D. 88. 

4. ALL DISTANCES AND ELEVATIONS ARE EXPRESSED IN U.S. STANDARD FEET AND DECIMALS THEREOF. 

5. THE SUBJECT PARCEL LIES LANDWARD OF M E  LEE COUNlY COASTAL CONSTRUCTION CONTROL 
LINE. 

6. THE UNDERLINED PORTION OF THE DESCRIPTION WAS ADDED BY THE SIGNING SURVEYOR. 
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