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EBEY’S LANDING HISTORIC PRESERVATION COMMISSION 
ISLAND COUNTY COMMISSIONERS’ HEARING ROOM 

November 14, 2019 
 
 
COMMISSION MEMBERS PRESENT/ROLL CALL   
Chair Stig Carlson, Commissioners Katherine Baxter, Bob Clay, Kristi Lovelady, and Darrell 
Nance.  
 
STAFF PRESENT   
Coupeville Planning Director Owen Dennison, Island County Senior Planner Michelle Pezley, 
Ebey’s Reserve Preservation Coordinator Jason Benson, Ebey’s Landing National Historical 
Reserve Manager Kristen Griffin, Recording Secretary Claudia Golden. 
 
CALL TO ORDER 
Chair Carlson called the meeting to order at 10:02 a.m.   
 
APPROVAL OF AGENDA 
The agenda for the regular Historic Preservation Commission meeting of November 14, 2019, 
was approved as submitted. 
 
APPROVAL OF MINUTES 
The minutes for the regular Historic Preservation Commission meeting of October 24, 2019, 
were approved as submitted.      
 
PUBLIC HEARING 
Chair Carlson provided a description of the role of the Commission, its legal basis and process, 
and the standards and guidelines on which its decisions are based.  He asked commissioners to 
declare any conflicts of interest or bias regarding the applications on the agenda and to disclose 
any ex parte communications or site visits.  Commissioner Lovelady stated that she drove by the 
sites.  No conflicts were disclosed. 
 
Chair Carlson opened the hearing for COA 119-19; Dan Miranda/Viewridge Investments, LLC; 
205 NE Third St., Coupeville; new four-unit residential building. 
 
Planning Director Dennison described the proposal, its context, and surrounding development, 
and provided staff's analysis of compliance with the Ebey's Landing National Historical Reserve 
Design Guidelines. Staff found the proposal consistent with applicable guidelines subject to four 
conditions and one recommendation. 
 
Chair Carlson opened the floor for Commissioner questions of staff.  Questions were asked and 
answered regarding staff’s understanding of the parking and tree preservation components of the 
proposal. 
 
Chair Carlson opened the floor to public comment. 
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Applicant Dan Miranda addressed the Commission.  He expressed concern regarding the staff 
recommended condition to install trees along the access drive.  Mr. Miranda stated that the 
neighbor to the west, the intended beneficiary of the screening, had expressed a support for 
removing trees on the site to open views.  He was concerned that trees at this location would 
further block the neighbors’ view.  He stated that a minimum clearance for vegetative overhang 
above the travel lanes was required for emergency and delivery vehicles.  Mr. Miranda suggested 
alternative vegetative screening using tall shrubbery, such as Pacific wax myrtle.  He offered to 
work with Town staff on a landscaping proposal for this area.  Mr. Miranda identified a location 
on the site where additional parking could be located.    

Chair Carlson asked for further public comment.  Hearing none, Chair Carlson closed the public 
comment portion of the hearing and opened commissioner discussion.  
 
Hearing none, he asked for a motion. 
 
Motion 
Commissioner Clay moved to recommend granting a Certificate of Appropriateness subject to 
the following conditions and one recommendation.  

Conditions: 

1. No parking areas shall be established within the 20-foot street setback.  Apart from 
driveways providing access to garages, parking areas shall be screened from the street 
and adjacent properties with plantings or similar measures. 

2. The five-foot landscape strip between the access drive and the west property line shall be 
landscaped to create a visual buffer between the multi-family development and the 
adjacent single-family use. 

3. Pedestrian facilities shall connect each unit to the street.  If the pedestrian way is located 
within the shared drive, the path should be clearly differentiated from the vehicle surface.   

4. Exterior mechanical equipment and combined trash/recycling enclosures shall be located 
within a side or rear yard and screened from off-site views. 

Recommendation:   

1. Use dark accent and trim colors to deemphasize the building’s mass and form. 

Motion was seconded by Commissioner Lovelady.  Motion passed unanimously 
 
Chair Carlson opened the hearing for COA 136-19; Matthew Swett for owners Peter and Clair 
Milnes; 701 Madrona Way., Coupeville; Modifications to a historic house and accessory building 
(Black/Lindsey House). 
 
Planning Director Dennison described the elements of the proposal, the site context, and 
surrounding development, and provided staff's analysis of compliance with the Secretary of the 
Interior’s Standards and the Ebey's Landing National Historical Reserve Design Guidelines.  
Staff found the proposal would not have a detrimental effect on the character of the buildings or 
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the Reserve and that it was consistent with applicable standards and guidelines subject to six 
conditions.  
 
Chair Carlson opened the floor for Commissions questions for staff.   
 
Commissioner Lovelady noted that the second floor of the outbuilding is intended for living 
space.  She asked if single-paned historic windows, if that is what the windows are, can be 
retrofit with double-paned glass for energy efficiency or is it necessary to preserve the single-
pane format.   
 
Responding, Preservation Coordinator Benson thanked the owners for the opportunity to meet 
with them on-site and inspect the existing materials.  He noted that the prior owners had received 
an Ebey’s Forever grant, which included the windows.  He understood that the windows still had 
certain deficiencies.  He stated that the historical record indicates the outbuilding was 
constructed sometime after 1940.  Preservation Coordinator Benson described options to provide 
better window insulation.  Commissioner Lovelady clarified her hope that, given the range of 
replacement options that would look similar to historic windows, the owners would be provided 
some latitude in restoration or replacement of the windows to make the space livable.   
 
Chair Carlson asked if the siding condition would only apply to historic siding.  Preservation 
Coordinator Benson stated that the siding may not be original but is historic and matches siding 
on other historic buildings in the Reserve.  He said that portions of the south façade are 
deteriorated.  He understood that matching siding was available.  
 
Chair Carlson clarified that if the addition is recent, he didn’t see the necessity in evaluating 
every board.  He didn’t know if recent siding was considered part of the historic fabric.  Reserve 
Manager Griffin referred to Secretary of the Interior’s Standard 4, which states that most 
properties change over time and those changes that have acquired historic significance in their 
own right shall be retained and preserved.  This was the standard to consider. 
 
Chair Carlson opened the floor to public comment. 
 
Co-owner Claire Milnes offered to respond to any questions the Commission may have.  Chair 
Carlson asked if the owners had concerns about the conditions of approval recommended by staff 
and if any of the conditions would represent an obstacle to accomplishing their project.  Ms. 
Milnes stated that they had no significant issues with the conditions.  They had worked with the 
architect to locate a good match for existing siding.  She noted that some of the siding had been 
replaced by a previous owner and the same profile was not used.  She believed that the proposal 
would be an improvement over previous replacements.  Ms. Milnes stated that they are 
concerned about the second story windows in the barn.  She did not believe they were useful or 
salvageable as they wouldn’t open and would be a safety hazard if they cannot be used for 
emergency egress.  They would like to replace them with a wood or wood clad product.  She was 
willing to working with the Preservation Coordinator.   
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Reserve Staff Manager Kristen Griffin commented that the project shows great investment in a 
historic property that is important to this part of the historic district.  Due to the care and thought 
that had gone into it, the planned work would be a net gain for the Reserve.   
 
Ms. Milnes responded saying that they considered it a privilege to live in a historic house in 
Coupeville and understood they are just temporary custodians.  They want to invest in the home 
to ensure it will be around for future generations.  She stated that it is, however, extremely 
expensive to make these improvements.   
 
Commissioner Baxter complimented the owners on the sensitive design and asked about plans 
for the deck.  Ms. Milnes stated the deck will have a smaller footprint to create more useable 
yard area as an outdoor extension of the interior living space.  She noted that they have hired a 
professional landscaper to better integrate the house and the yard.  
 
Chair Carlson seconded the comments from Reserve Manager Griffin and Commissioner Baxter 
and thanked the owners for their investments in the property and the community. 
 
Chair Carlson closed the public hearing and asked for a motion or further discussion. 
 
Motion 
Commissioner Nance moved to recommend granting a Certificate of Appropriateness for 
application COA 136-19 subject to the six conditions in the staff report.   

1. Prior to removal of any siding, the applicant shall obtain concurrence from the Historic 
Preservation Coordinator on the need for replacement of individual boards.  
Alternatively, the applicant can provide an evaluation of the condition of existing siding 
from a qualified contractor with expertise in historic preservation and follow the 
contractor’s recommendations for restoration and replacement.   

2. Prior to replacement of the second story windows on the accessory building, the applicant 
shall obtain concurrence from the Historic Preservation Coordinator that restoration is 
physically or financially infeasible.  Alternatively, the applicant can provide an 
evaluation of the condition of existing windows by a qualified contractor with expertise 
in historic preservation and follow the contractor’s recommendations for restoration or 
replacement. 

3. New or replacement windows shall be wood or clad wood.   

4. Replacement siding shall match existing in form and material. 

5. At any time ground disturbing activities are occurring, an inadvertent discovery plan shall 
be maintained on the site. 

6. If used, muntins shall have relief elements external to the window or door (above rather 
than between panes. 

Motion was seconded by Commissioner Clay.  Motion passed unanimously 
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ADJOURNMENT 
The Meeting was adjourned by Chair Carlson at 11:07 a.m. 
 
 
 
Respectfully submitted 
 
 
 
_____________________________  _____________________________ 
Claudia Golden, Recording Secretary  Owen Dennison, Planning Director 
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Ebey’s Landing National Historical Reserve  
 

Staff Report & Findings 
Zitnick New guest cottage 

EBY-19-047 
 

 
Level B (Elevated)       
     
Level C (HPC CAO Decision)   
   
Level D (HPC Recommendation)    
   
Jurisdiction:   Town of Coupeville       Island County  
 

I – PROJECT SUMMARY 
 

Westgate Homes, representing Jill and John Zitnick, request a Certificate of 
Appropriateness to build a new Manufactured Home (MFH) or guest cottage, also 
known as a second residence.  There is an existing home and accessory structures on 
the property.  Historic Preservation Commission approved the COA for the existing 
manufactured home at the February 2014 meeting.  The new guest cottage will be near 
the existing main home, clustering the development on the property.  The clear zone for 
the OLF overlaps the property, which limits where development maybe placed on the 
property.  The site is located at 18959 State Route 20, Coupeville. The property is within 
Design Review Area 1.  The proposed home will be visible from the public right-of-way, 
a State Highway. 

 
II – PERMIT DATA 

 

Building or Land Use Permit Type  New MFH (guest cottage)  

Permit Number GST-19-30 and 19-1655 

Application Date October 30, 2019  

Applicant/Owner  Jill and John Zitnick 

Agent Westgate Homes 

 
III – SITE DATA 

 

Address 18959 State Route 20 

Location Coupeville 

X 

 
 

 X 
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Parcel Number(s) R13101-146-0490 

Size of parcel(s) 6.87 acres 

Zoning Rural  

Historic Structure ? Yes  No X 

Proximity to Historic Structures ? Yes  No X 

Allowable Density  1 dwelling per 5 acres  

Critical Areas/Overlays  ? Yes  No X 

Shoreline Jurisdiction ? Yes  No X 

NPS Easements ? Yes  No X 

Heritage Farm Plan ? N/A 

 
IV – STAFF CONTACTS 

 

Department Name Phone E-mail 

ICPCD Michelle Pezley 
 

360-678-7817 
 

m.pezley@islandcountywa.gov 
 

 
V – APPLICABLE DESIGN GUIDELINES 

 
4.5 – Site Development 
4.5.1 – Pre-Construction: Permit Coordination and Site Planning 
Design Guideline – Rural Settings 
 

1. Site development should be designed to reflect the natural conditions of the site, 
including topography and existing vegetation. Consider the prominence of your 
building site and evaluate how new construction will affect the view of existing 
open land from the public right(s)-of-way. Every effort should be made to avoid 
locating new construction in the middle of fields, on hill and ridge tops, or where it 
would be silhouetted against the sky. 

 
2. Plan the site layout (including buildings, roads and other elements) to preserve 

scenic vistas, historical patterns of development, natural and historic landscape 
features (such as hills, trees, ponds, hedgerows, woodlands, or open fields), and 
visual relationships. 

3. Reflect, rather than obscure, natural topography. For instance, buildings should 

be designed to “step up” hillsides to accommodate significant changes in 

elevation. Where neighboring buildings have responded to similar topographic 

conditions in their sites in a consistent way, consider similar treatment for the 

new structure. Minimize the visual and environmental impact of development on 

hillsides by designing buildings and other elements to fit natural slopes rather 

than re-grading the slope. Plan to set buildings back from the edge of bluffs to 

protect views from scenic areas below. (Also refer to specific code requirements 

regulating the location of structures in proximity to steep or unstable slopes.) 

4. Retain the historic relationship between buildings and landscape features of the 

setting. For example, preserve the relationship between an agricultural field and 
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adjacent historic buildings, historic roads, or landscape features. 

5. When there is significant contrast in land use type or intensity, retain open space, 

trees, native vegetation, or other natural features such as buffers between the 

existing uses and proposed uses. 

6. Retain historic viewsheds to and from historic buildings and structures. 

7. Protect public views to and along the shoreline, other scenic vistas (including 

natural features), and views of historic properties seen from public roads and 

public lands. Maintain scenic vistas and views of historic properties as seen from 

public roads. 

8. Maintain vegetative buffers, especially along scenic roadways, and hedgerows to 

screen new development and enhance wildlife corridors. Retain existing 

vegetation along ridgelines. 

 
Finding:  The applicant proposed the siting of the new MFH or guest cottage near the 
existing MHF. The applicant meets the requirements listed above. 
 
4.6.1 - Architectural Character 
Design Guidelines 
1. The mass of larger buildings should be broken up into separate parts to give the 

appearance of a group of buildings rather than one large building. Use trees and 
other vegetation to soften their appearance. Design buildings to be generally 
horizontal in form in order to be less conspicuous.  

 
Finding:  The applicant proposed to build a guest cottage on an existing lot. The 
proposed guest cottage will have gable rooflines.   
 
2. New buildings should be similar in general character but they should also have 

subtle differences in design to distinguish them from historic structures. 
Contemporary designs which reflect the scale, materials, and color of surrounding 
development are appropriate. False historic structures are not appropriate. New 
buildings should be stylistically distinct from historic structures. 

 
Finding:  The applicant did not proposes a false historic structure.  The guest cottage is 
stylistically distinct from historic structures.  The applicant proposes a simple stylistic 
home with similar design features that already exist in the Reserve and on the property.   
 
3.  Building materials should be similar to materials of the surrounding neighborhood or 

use other characteristics such as scale, form, architectural detailing, etc. to establish 
compatibility. 

 
Finding:  Majority of the surrounding properties are vacant with the exception of the 
property to the north.  The applicant proposes a one-story guest cottage that will be 
similar in style of the existing MFH.  The applicant proposes colors and materials that 
will help blend the building to the natural environment.  The style, scale, colors, and 
architectural detail of this home conforms to the neighborhood.     
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4.  Buildings in wooded areas that are substantially and permanently screened from the 

road by trees may have greater flexibility in massing, scale, and materials. 
5.  Buildings should be designed to be compatible with their surroundings in material, 

scale, mass, size and form.  Those that seek to stand out from the surroundings are 
discouraged. Use simplified interpretations of architectural features that are common 
to historic buildings in the Reserve.  Buildings or structures that are inconsistent with 
form or shape throughout the Reserve are not permitted in Review Area 1. 

 
Finding: The existing lot is currently in residential landscaping. The guest cottage visible 
from the public right-of-way and will be smaller in scale and but similar form to the 
structure on site.  The applicant propose a second home that is smaller in size to the 
homes in the vicinity.    
 
6.  New buildings shall acknowledge and reinforce the characteristics of the existing 

development pattern within the neighborhood or setting. Modular, prefabricated, and 
manufactured buildings may be placed in the Reserve if they conform to the 
Guidelines. It is recommended that a purchaser check the Guidelines and the 
available options before purchasing the building or materials. 

7.  Wood is preferred as the primary exterior material, but fiber cement products may 
also be used. Metal in dark, non-reflective colors may be used in small amounts. 
Minimize the exterior use of bare concrete, aluminum or vinyl siding, stucco, or 
synthetic materials.  Concrete blocks may be used only as a foundation material. 
Stone may be used in small amounts if it has a historically appropriate appearance. 

 
Finding:  The applicant proposes a one story house.  The applicant proposes lapped 
cement siding, which is an acceptable siding material.  The applicant also proposes 
asphalt shingle roof.    
 
8.  Front and side yards should be largely dedicated to landscaping. Expanses of 

concrete and parking areas toward the front of the site are not allowed. 
 
Finding:  The applicant is required to use the existing driveway access off State Route 
20.  No additional clearing is proposed.  The applicant meets this guideline.   

 
4.6.4 - New Residential Construction 

Guiding Principles: Much of the Town of Coupeville has a relatively dense 
development pattern and some areas contain a significant number of historic 
buildings. New construction, particularly in Review Area 1, should continue the 
historical pattern of development with buildings that are compatible with their 
neighbors in terms of scale, massing, materials, and color. 

Design Guidelines 
1. In Review Area 2, and for totally screened development in Review Area 1, 

greater flexibility in design and materials is permitted, as long as the building 
does not negatively impact the historic character of the Reserve. Use historic 
features as inspiration for infill design, not as a template. 
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Finding:  As mentioned above, the existing lot is mostly residential landscaping.  
Conformity to the guidelines are expected and met as outlined in the report.    
  
2. New buildings should reflect the architectural character of surrounding buildings in 

the following ways: 
a. Similar proportions, scale, and roofline; 
b. Complementary architectural style and exterior finish materials; 
c. Complementary patterns and proportions of windows; 
d. Similar entry configuration and relationship to the street; 
e. Complementary architectural details or features without imitating historic 

features. 
 
Finding:  The new building will be similar to the existing homes in the area and onsite.  

 
3. Building shapes should be compatible to historic residential structures in the 

Reserve. 
 
Finding:  The front door will be visible from the driveway and State Route 20.  The gable 
roofline is compatible to the surrounding residential structures within the Reserve.         
 
4. Vary design in groups of buildings. Denser developments are encouraged to include 

details that create a sense of human scale and break down the bulk of large 
buildings. 

 
Finding:  The applicant proposes the home to have gable rooflines.  The home size is 
smaller than to the neighboring property to the north and existing home.    
 
5. Smaller accessory structures are encouraged in order to reduce the mass of the 
primary building. These structures should be consistent with the proportion of the main 
building and site and should be compatible with the main building in design, materials, 
and color. 
 
Finding:  NA 
 
6. Use gable and hipped roofs as primary roof forms. Avoid massing and building 

shapes that are inconsistent with those found in the Reserve. Avoid flat roofs except 
on small additions. 

 
Finding:  The applicant proposes a gable roofline for the guest cottage.   
 
7. Front porches should be used to emphasize the front entry. When there is no front 

porch or when a front porch is not a prominent feature of the new house design, the 
front door must be oriented facing the street. 

8. Orient the main facade, and the primary entrance of a new building, facing the 
street. Enhance the primary entrance with stairs, a porch, stoop, or other design 
features appropriate to the architectural style of the building. 
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Finding:  The applicant proposes a front door that will be visible from SR 20 and the 
driveway.   
 
9.  Reflect the mass, scale, and height of adjacent structures. 
 
Finding:  The applicant proposes a structure that is similar in scale and height to 
adjacent structures.  The neighboring property contains a one-story house.  
 
10. Building footprints should be no larger than the average footprint size of all buildings 

located within 200 feet of the site or those that are on parcels contiguous to the 
common boundary and in the same zone and of similar lot size. Accessory 
structures (e.g., sheds and garages) may be excluded from this calculation). 

 
Finding:  The applicant proposes a home that is smaller than the house to the north.  
 
11. To avoid overwhelming smaller neighboring buildings, divide a wide facade to look 

like smaller building masses. 
 
Finding:  The applicant proposes a single story gable roofline that will be visible from the 
right-of-way. 
 
12. Use similar window types and proportions as those found on nearby buildings. To 

the extent possible, multiple windows on a single wall plane should be spaced and 
aligned with other windows and doors on the same wall plane. Single grouped 
windows on a wall plane should relate to other architectural features such as roof 
forms, doors, or facade projections. The ratio of window-to-wall shall be similar to 
that on historic residences’ primary facades. 

13. Wood windows are preferred on buildings. 
14. Acceptable window patterns for single- or double-hung windows include one- over-

one, two-over-two, or four-over- four lights. Multi-paned sashes over single-paned 
sashes are also appropriate. Artificial muntins may be used, provided they are the 
wider contoured grids as opposed to the narrow flat grids. Single-paned sashes 
without muntins (e.g., one-over-one light) are always appropriate and are preferred 
over the use of artificial grids, particularly if window sections are divided by mullions 
of two inches or more. 

 
Finding:   The applicant proposes vinyl windows, although not the preferred window 
material, vinyl windows are not prohibited. The windows are aligned where appropriate 
and are similarly placed to the surrounding houses.   
 
15. Do not locate garages, parking lots, or carports in front of the building. Screen 

surface parking lots with appropriate vegetation. Provide parking at the rear of the 
lot, when feasible, and screen parking from adjacent properties. 

 
Finding:  NA   
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16. Vary design on units or groups of units. Varied details are encouraged to ensure that 
denser types of housing include details that create a sense of human scale and 
break down the bulk of larger buildings. 

 
Finding:  The neighborhood consists of similar designs and sizes of homes.  The 
proposed guest cottage will complement the existing human scale of the neighborhood 
and site. 
 
Chapter 4.7 -Painting and Colors 
Design Guidelines 
1. Although permits are not required for painting, owners are strongly encouraged to 

use the following guidelines in making paint color choices. Photos of color choices 
are depicted in this section to illustrate appropriate colors. 

3. For buildings in Review Area 1, on the prairies and in woodlands, color is very 
important. In most cases, darker earth tones found in the surrounding landscape are 
called for to help make new construction “recede” into the landscape. White or 
lighter colors are appropriate for historic buildings. Colors that blend with dark tones 
in the landscape help buildings recede rather than stand out. The more visible a 
building is from public viewpoints, the more important color selection is. Bright or 
light colors increase a building’s visibility and alter the historic viewsheds. 

7. Elsewhere in the Reserve, use colors (usually dark colors) that blend with or 
complement the surroundings. 

 
Finding:  As mentioned in the guidelines, color is a personal choice.  The applicant 
proposes the home to match the existing home in colors.     
 

VI – PUBLIC COMMENTS 
 
Notice of the hearing was published in the November 27, 2019 Whidbey News Times.  
The public comment period for this Certificate of Appropriateness was from 
November 27, 2019 to December 11, 2019. No public comments were received for 
this application. 
 
VII – DISCUSSION   
 

 
Westgate Homes, representing Jill and John Zitnick, request a Certificate of 
Appropriateness to build a new Manufactured Home (MFH) or guest cottage, also 
known as a second single-family residence (SFR).  There is an existing home and 
accessory structures on the property.  Historic Preservation Commission approved the 
COA for the existing manufactured home at the February 2014 meeting.  The new guest 
cottage will be near the existing main home, clustering the development on the property.  
The clear zone for the OLF overlaps the property, which limits where development 
maybe placed on the property.  The site is located at 18959 State Route 20, Coupeville. 
The property is within Design Review Area 1.  The proposed home will be visible from 
the public right-of-way, a State Highway. 
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After review of the guidelines, staff recommends approval of the Certificate of 
Appropriateness with a condition of approval.   

 
 
IX– RECOMMENDED MOTION 
 

Based upon the staff report, evidence presented, comments made at the public 
meeting, and finding the application no. EBY-19-047 to be consistent with the ELNHR 
Design Guidelines, I move to approve the Certificate of Appropriateness as presented 
and adopt the Findings of Fact as set forth below. 
 
 
X – FINDINGS OF FACT 

 
Based on the analysis presented above, staff proposes the following findings of fact with 
respect to Application No. EBY-19-047 
 

1. The applicant submitted an application for a Certificate of Appropriateness on 
October 30, 2019 to place a new guest cottage at 18959 State Route 20, 
Coupeville . 

2. This site is within Review Area 1 of Ebey’s Landing National Historical Reserve 
and is classified as new construction which requires approval of a Level C 
Certificate of Appropriateness.  In accordance with Section 17.04A.110 of the 
Island County Code, the Historic Preservation Commission reviewed the new 
structure within Ebey’s Landing National Historical Reserve. 

3. After review of the proposed application, the Historic Preservation Commission 
finds that the application is consistent with the appropriate Design Guidelines for 
new construction and accessory structures with Ebey’s Landing National 
Historical Reserve. The architectural design is consistent with the standards for 
New Construction with respect to design continuity, building, and building access, 
building materials, colors, height, bulk, and building facades, with a condition. 
 
 

IX - APPEAL PROCESS 
 

The HPC decision regarding a Certificate of Appropriateness may be appealed in 
conformance with the administrative appeal procedures set forth in Island County Code 
16.19.190 OR CTC. Specifically, the following appeal procedures apply: 

c. If appealed, Level C Certificates are to be appealed consistent with Type III 
decisions pursuant to Section 16.19.190B ICC. 

All appeals of the HPC decision regarding a Certificate of Appropriateness shall be 
consolidated with any appeal of the underlying or companion land use or building permit 
application. Such appeals shall be heard at a single simultaneous hearing before the 
Hearing Examiner or BOCC to consider the Director’s or HPC decision or 
recommendation on the proposal.  

Should you wish to appeal this decision, please familiarize yourself with the above note 
code requirements pertaining to type of appeal process applicable to this decision.  The 
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exact language of Section 16.19 ICC can be found on the County’s website; hard copies 
are available from the Planning Department. 
 
 
 
THE CERTIFICATE OF APPROPRIATENESS IS APPROVED THIS ____ DAY 
OF___________, 2019.   
 
By:   
 
_____________________________________ 
Chairperson, Historic Preservation Commission 
 
Attest by: 
 
____________________________ 
Michelle Pezley, Senior Planner 
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Ebey’s Landing National Historical Reserve  
 

Staff Report & Findings 
Bauer/Bartel New guest cottage 

EBY-19-050 
 

 
Level B (Elevated)       
     
Level C (HPC CAO Decision)   
   
Level D (HPC Recommendation)    
   
Jurisdiction:   Town of Coupeville       Island County  
 

I – PROJECT SUMMARY 
 

Sahara Bauer and Beau Bartel request a Certificate of Appropriateness to build a new 
guest cottage or a second single-family residence (SFR).  There is an existing house 
and barn on the site.  The new house will be near the existing barn, clustering the 
development on the property.  The site is located at 550 Wanamaker Road, Coupeville. 
The property is within Design Review Area 1.  The proposed house will not be viewed 
from Wanamaker Road, a County Collector. 

 
II – PERMIT DATA 

 

Building or Land Use Permit Type  New SFR (guest cottage)  

Permit Number EBY-19-050 

Application Date November 18, 2019  

Applicant/Owner  Sahara Bauer and Beau Bartel 

Agent na 

 
III – SITE DATA 

 

Address 550 Wanamaker Road 

Location Coupeville 

Parcel Number(s) R13114-262-3640 

Size of parcel(s) 9.59 acres 

Zoning Rural  

Historic Structure ? Yes  No X 

X 

 
 

 X 
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Proximity to Historic Structures ? Yes  No X 

Allowable Density  1 dwelling per 5 acres  

Critical Areas/Overlays  ? Yes  No X 

Shoreline Jurisdiction ? Yes  No X 

NPS Easements ? Yes  No X 

Heritage Farm Plan ? N/A 

 
IV – STAFF CONTACTS 

 

Department Name Phone E-mail 

ICPCD Michelle Pezley 
 

360-678-7817 
 

m.pezley@islandcountywa.gov 
 

 
V – APPLICABLE DESIGN GUIDELINES 

 
4.5 – Site Development 
4.5.1 – Pre-Construction: Permit Coordination and Site Planning 
Design Guideline – Rural Settings 
 

1. Site development should be designed to reflect the natural conditions of the site, 
including topography and existing vegetation. Consider the prominence of your 
building site and evaluate how new construction will affect the view of existing 
open land from the public right(s)-of-way. Every effort should be made to avoid 
locating new construction in the middle of fields, on hill and ridge tops, or where it 
would be silhouetted against the sky. 

 
2. Plan the site layout (including buildings, roads and other elements) to preserve 

scenic vistas, historical patterns of development, natural and historic landscape 
features (such as hills, trees, ponds, hedgerows, woodlands, or open fields), and 
visual relationships. 

3. Reflect, rather than obscure, natural topography. For instance, buildings should 

be designed to “step up” hillsides to accommodate significant changes in 

elevation. Where neighboring buildings have responded to similar topographic 

conditions in their sites in a consistent way, consider similar treatment for the 

new structure. Minimize the visual and environmental impact of development on 

hillsides by designing buildings and other elements to fit natural slopes rather 

than re-grading the slope. Plan to set buildings back from the edge of bluffs to 

protect views from scenic areas below. (Also refer to specific code requirements 

regulating the location of structures in proximity to steep or unstable slopes.) 

4. Retain the historic relationship between buildings and landscape features of the 

setting. For example, preserve the relationship between an agricultural field and 

adjacent historic buildings, historic roads, or landscape features. 

5. When there is significant contrast in land use type or intensity, retain open space, 

trees, native vegetation, or other natural features such as buffers between the 

existing uses and proposed uses. 
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6. Retain historic viewsheds to and from historic buildings and structures. 

7. Protect public views to and along the shoreline, other scenic vistas (including 

natural features), and views of historic properties seen from public roads and 

public lands. Maintain scenic vistas and views of historic properties as seen from 

public roads. 

8. Maintain vegetative buffers, especially along scenic roadways, and hedgerows to 

screen new development and enhance wildlife corridors. Retain existing 

vegetation along ridgelines. 

 
Finding:  The applicants propose the siting of the new SFR or guest cottage near the 
existing barn on the property away from the main SFR. The applicants meet the 
requirements listed above. 
 
4.6.1 - Architectural Character 
Design Guidelines 
1. The mass of larger buildings should be broken up into separate parts to give the 

appearance of a group of buildings rather than one large building. Use trees and 
other vegetation to soften their appearance. Design buildings to be generally 
horizontal in form in order to be less conspicuous.  

 
Finding:  The applicants propose to build a guest cottage on an existing lot. The 
proposed guest cottage will have gable rooflines.   
 
2. New buildings should be similar in general character but they should also have 

subtle differences in design to distinguish them from historic structures. 
Contemporary designs which reflect the scale, materials, and color of surrounding 
development are appropriate. False historic structures are not appropriate. New 
buildings should be stylistically distinct from historic structures. 

 
Finding:  The applicants did not propose a false historic structure.  The guest cottage is 
stylistically distinct from historic structures.  The applicants propose a simple stylistic 
home with similar design features that already exist in the Reserve.   
 
3.  Building materials should be similar to materials of the surrounding neighborhood or 

use other characteristics such as scale, form, architectural detailing, etc. to establish 
compatibility. 

 
Finding:  Most of the surrounding properties are built out with single family homes. The 
properties adjacent to the subject property has similar style of gable roof lines.  The 
applicants propose a one-story guest cottage.  The applicants proposed colors and 
materials that will help blend the building to the natural environment.  The style, scale, 
colors, and architectural detail of this house conforms to the neighborhood.     
 
4.  Buildings in wooded areas that are substantially and permanently screened from the 

road by trees may have greater flexibility in massing, scale, and materials. 
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5.  Buildings should be designed to be compatible with their surroundings in material, 
scale, mass, size and form.  Those that seek to stand out from the surroundings are 
discouraged. Use simplified interpretations of architectural features that are common 
to historic buildings in the Reserve.  Buildings or structures that are inconsistent with 
form or shape throughout the Reserve are not permitted in Review Area 1. 

 
Finding: The existing lot is currently forested with the central part of the lot cleared. The 
guest cottage will be screened from the public right-of-way and provide will be smaller in 
scale and but similar form of the surrounding properties.  The applicants propose a 
second home that is smaller in size to the homes in the vicinity.    
 
6.  New buildings shall acknowledge and reinforce the characteristics of the existing 

development pattern within the neighborhood or setting. Modular, prefabricated, and 
manufactured buildings may be placed in the Reserve if they conform to the 
Guidelines. It is recommended that a purchaser check the Guidelines and the 
available options before purchasing the building or materials. 

7.  Wood is preferred as the primary exterior material, but fiber cement products may 
also be used. Metal in dark, non-reflective colors may be used in small amounts. 
Minimize the exterior use of bare concrete, aluminum or vinyl siding, stucco, or 
synthetic materials.  Concrete blocks may be used only as a foundation material. 
Stone may be used in small amounts if it has a historically appropriate appearance. 

 
Finding:  The applicants are proposing a one-story house.  The applicants propose 
lapped cement siding, which is an acceptable siding material.  The applicants also 
propose a metal roof.  The metal roof shall be in a dark, non-reflective color.  
(Condition).  
 
8.  Front and side yards should be largely dedicated to landscaping. Expanses of 

concrete and parking areas toward the front of the site are not allowed. 
 
Finding:  The applicants are required to use the existing driveway access off of 
Wanamaker Road.  No additional clearing is proposed.  The applicants meet this 
guideline.   

 
4.6.4 - New Residential Construction 

Guiding Principles: Much of the Town of Coupeville has a relatively dense 
development pattern and some areas contain a significant number of historic 
buildings. New construction, particularly in Review Area 1, should continue the 
historical pattern of development with buildings that are compatible with their 
neighbors in terms of scale, massing, materials, and color. 

Design Guidelines 
1. In Review Area 2, and for totally screened development in Review Area 1, 

greater flexibility in design and materials is permitted, as long as the building 
does not negatively impact the historic character of the Reserve. Use historic 
features as inspiration for infill design, not as a template. 

 
Finding:  As mentioned above, the existing lot is mostly forested.  The applicants 
proposed a weathered copper color the roof, however, it is not consistent with the 



  

EBY-19-050  5 

surrounding properties.  Furthermore, the guidelines do require metal roofs to be a dark 
and non-reflective color and copper is not a dark color. (see condition)  Copper would 
be allowed as a trim. 
  
2. New buildings should reflect the architectural character of surrounding buildings in 

the following ways: 
a. Similar proportions, scale, and roofline; 
b. Complementary architectural style and exterior finish materials; 
c. Complementary patterns and proportions of windows; 
d. Similar entry configuration and relationship to the street; 
e. Complementary architectural details or features without imitating historic 

features. 
 
Finding:  The new building will be similar to the existing homes in the area. 

 
3. Building shapes should be compatible to historic residential structures in the 

Reserve. 
 
Finding:  The proposed guest cottage will be completely screen from the public right-of-
way.  The applicants propose the front door towards the south elevation.  The gable 
roofline is compatible to the surrounding residential structures within the Reserve.         
 
4. Vary design in groups of buildings. Denser developments are encouraged to include 

details that create a sense of human scale and break down the bulk of large 
buildings. 

 
Finding:  The applicants propose the house to have gable rooflines.  The house size is 
smaller than to the neighboring properties.    
 
5. Smaller accessory structures are encouraged in order to reduce the mass of the 
primary building. These structures should be consistent with the proportion of the main 
building and site and should be compatible with the main building in design, materials, 
and color. 
 
Finding:  NA 
 
6. Use gable and hipped roofs as primary roof forms. Avoid massing and building 

shapes that are inconsistent with those found in the Reserve. Avoid flat roofs except 
on small additions. 

 
Finding:  The applicants propose a gable roofline for the guest cottage.   
 
7. Front porches should be used to emphasize the front entry. When there is no front 

porch or when a front porch is not a prominent feature of the new house design, the 
front door must be oriented facing the street. 

8. Orient the main facade, and the primary entrance of a new building, facing the 
street. Enhance the primary entrance with stairs, a porch, stoop, or other design 
features appropriate to the architectural style of the building. 
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Finding:  The applicants propose the front door to the south elevation and will not be 
seen from the right-of-way.  
 
9.  Reflect the mass, scale, and height of adjacent structures. 
 
Finding:  The applicants propose a structure that is similar in scale and height to 
adjacent structures.  The neighboring properties are one-story and one and a half story 
houses.  
 
10. Building footprints should be no larger than the average footprint size of all buildings 

located within 200 feet of the site or those that are on parcels contiguous to the 
common boundary and in the same zone and of similar lot size. Accessory 
structures (e.g., sheds and garages) may be excluded from this calculation). 

 
Finding:  The footprint sizes of the surrounding properties vary in sizes.  The applicants 
propose a house that is smaller to the square footage of the homes in the 
neighborhood.  
 
11. To avoid overwhelming smaller neighboring buildings, divide a wide facade to look 

like smaller building masses. 
 
Finding:  The applicants propose a single story gable roofline that will not be visible from 
the right-of-way. 
 
12. Use similar window types and proportions as those found on nearby buildings. To 

the extent possible, multiple windows on a single wall plane should be spaced and 
aligned with other windows and doors on the same wall plane. Single grouped 
windows on a wall plane should relate to other architectural features such as roof 
forms, doors, or facade projections. The ratio of window-to-wall shall be similar to 
that on historic residences’ primary facades. 

13. Wood windows are preferred on buildings. 
14. Acceptable window patterns for single- or double-hung windows include one- over-

one, two-over-two, or four-over- four lights. Multi-paned sashes over single-paned 
sashes are also appropriate. Artificial muntins may be used, provided they are the 
wider contoured grids as opposed to the narrow flat grids. Single-paned sashes 
without muntins (e.g., one-over-one light) are always appropriate and are preferred 
over the use of artificial grids, particularly if window sections are divided by mullions 
of two inches or more. 

 
Finding:   The applicants propose vinyl windows, although not the preferred window 
material, vinyl windows are not prohibited. The windows are aligned where appropriate 
and are similarly placed to the surrounding houses.   
 
15. Do not locate garages, parking lots, or carports in front of the building. Screen 

surface parking lots with appropriate vegetation. Provide parking at the rear of the 
lot, when feasible, and screen parking from adjacent properties. 
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Finding:  NA   
 
16. Vary design on units or groups of units. Varied details are encouraged to ensure that 

denser types of housing include details that create a sense of human scale and 
break down the bulk of larger buildings. 

 
Finding:  The neighborhood consists of similar designs and sizes of homes.  The 
proposed guest cottage will complement the existing human scale of the neighborhood. 
 
Chapter 4.7 -Painting and Colors 
Design Guidelines 
1. Although permits are not required for painting, owners are strongly encouraged to 

use the following guidelines in making paint color choices. Photos of color choices 
are depicted in this section to illustrate appropriate colors. 

3. For buildings in Review Area 1, on the prairies and in woodlands, color is very 
important. In most cases, darker earth tones found in the surrounding landscape are 
called for to help make new construction “recede” into the landscape. White or 
lighter colors are appropriate for historic buildings. Colors that blend with dark tones 
in the landscape help buildings recede rather than stand out. The more visible a 
building is from public viewpoints, the more important color selection is. Bright or 
light colors increase a building’s visibility and alter the historic viewsheds. 

7. Elsewhere in the Reserve, use colors (usually dark colors) that blend with or 
complement the surroundings. 

 
Finding:  As mentioned in the guidelines, color is a personal choice.   
 

VI – PUBLIC COMMENTS 
 
Notice of the hearing was published in the November 27, 2019 Whidbey News Times.  
The public comment period for this Certificate of Appropriateness was from 
November 27, 2019 to December 11, 2019. No public comments were received for 
this application. 
 
VII – CONDITIONS OF APPROVAL 
 
The metal roof shall be in a dark, non-reflective color.  
 
 
VIII – DISCUSSION   
 

 
Sahara Bauer and Beau Bartel request a Certificate of Appropriateness to build a new 
guest cottage or a second single-family residence (SFR).  There is an existing house 
and barn on the site.  The new house will be near the existing barn, clustering the 
development on the property.  The site is located at 550 Wanamaker Road, Coupeville. 
The property is within Design Review Area 1.  The proposed house will not be viewed 
from Wanamaker Road, a County Collector. 
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After review of the guidelines, staff recommends approval of the Certificate of 
Appropriateness with a condition of approval.   

 
IX– RECOMMENDED MOTION 
 

Based upon the staff report, evidence presented, comments made at the public 
meeting, and finding the application no. EBY-19-050 to be consistent with the ELNHR 
Design Guidelines, I move to approve the Certificate of Appropriateness as presented 
with one condition of approval and adopt the Findings of Fact as set forth below. 
 
X – FINDINGS OF FACT 

 
Based on the analysis presented above, staff proposes the following findings of fact with 
respect to Application No. EBY-19-050 
 

1. The applicant submitted an application for a Certificate of Appropriateness on 
November 18, 2019 to place a new guest cottage at 550 Wanamaker Road, 
Coupeville. 

2. This site is within Review Area 1 of Ebey’s Landing National Historical Reserve 
and is classified as new construction which requires approval of a Level C 
Certificate of Appropriateness.  In accordance with Section 17.04A.110 of the 
Island County Code, the Historic Preservation Commission reviewed the new 
structure within Ebey’s Landing National Historical Reserve. 

3. After review of the proposed application, the Historic Preservation Commission 
finds that the application is consistent with the appropriate Design Guidelines for 
new construction and accessory structures with Ebey’s Landing National 
Historical Reserve. The architectural design is consistent with the standards for 
New Construction with respect to design continuity, building, and building access, 
building materials, colors, height, bulk, and building facades, with a condition. 
 

IX - APPEAL PROCESS 
 

The HPC decision regarding a Certificate of Appropriateness may be appealed in 
conformance with the administrative appeal procedures set forth in Island County Code 
16.19.190 OR CTC. Specifically, the following appeal procedures apply: 

c. If appealed, Level C Certificates are to be appealed consistent with Type III 
decisions pursuant to Section 16.19.190B ICC. 

All appeals of the HPC decision regarding a Certificate of Appropriateness shall be 
consolidated with any appeal of the underlying or companion land use or building permit 
application. Such appeals shall be heard at a single simultaneous hearing before the 
Hearing Examiner or BOCC to consider the Director’s or HPC decision or 
recommendation on the proposal.  

Should you wish to appeal this decision, please familiarize yourself with the above note 
code requirements pertaining to type of appeal process applicable to this decision.  The 
exact language of Section 16.19 ICC can be found on the County’s website; hard copies 
are available from the Planning Department. 
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THE CERTIFICATE OF APPROPRIATENESS IS APPROVED THIS ____ DAY 
OF___________, 2019.   
 
By:   
 
_____________________________________ 
Chairperson, Historic Preservation Commission 
 
Attest by: 
 
____________________________ 
Michelle Pezley, Senior Planner 




