
           
 

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

 COUPEVILLE, WA 
January 23, 2020 

 
10:00:  Roll Call  
 
Election of Chair and Vice-Chair 
 
Approval of Minutes  
  
Public Hearings: 
 
COA 152-19: Stig Carlson representing Boys and Girls Clubs of Snohomish Co; vacant parcel south and 
west of 704 S. Main St, Coupeville; New Boys and Girls Club Building.   
 
EBY-19-056: Penn Cove Shellfish LLC; leased area within Penn Cove; addition of six rafts to total of 48 
rafts within Penn Cove.    
  

 
 



Historic Preservation Commission – Draft Minutes 

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

December 12, 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 Landing National Historical Reserve Manager Kristen Griffin, Recording Secretary 
Claudia Golden. 
 
CALL TO ORDER 
Chair Carlson called the meeting to order at 10:05 a.m.   
 
APPROVAL OF AGENDA 
The agenda for the regular Historic Preservation Commission meeting of December 12, 2019, 
was approved with an amendment to remove the hearing for COA 152-19. 
 
APPROVAL OF MINUTES 
The minutes for the regular Historic Preservation Commission meeting of November 14, 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. No conflicts were disclosed. 
 
Chair Carlson opened the hearing for COA 103-19: Barbara & Von Summers: 12 NW Front 
Street, Coupeville: revisions to approved modifications to a historic commercial building 
(Coupeville Cash Store). 
 
Planning Director Dennison provided handouts including minutes of the August 22, 2019, 
meeting at which the original proposal was reviewed, revised elevations, and a revised staff 
recommendation.  He then described the proposed revisions and provided staff's analysis of 
compliance with the applicable standards and guidelines. Staff found the proposal consistent 
with applicable guidelines subject to three conditions. 
 
Chair Carlson opened the floor for Commissions questions for staff.  Hearing none he opened the 
floor for public comment. 
 
Applicant Barbara Summers addressed the Commission. She assured the Commission that the 
transom above the door will be retained and offered to work with the Preservation Coordinator, 
Jason Benson, on potential restoration of the storefront windows, the retention of 
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original/historical windows, and other windows being affected by internal changes. She 
confirmed that there is a small existing window present on the side elevation that is not shown on 
the draft. 

Chair Carlson asked for further public comment.  Hearing none, Chair Carlson closed the public 
comment portion of the hearing and opened the floor for commissioner discussion or a motion.  
 
Reserve Manager Griffin concurred with staff’s analysis and recommendations. 
 
Motion 
Commissioner Lovelady moved to recommend granting a Certificate of Appropriateness subject 
to the following conditions.  

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. Muntins shall have relief elements external to the window (above rather than between the 
panes). 

3. Propane tanks and other exterior mechanical equipment shall be screened from the street.   

4. The applicant shall work with reserve staff to determine whether windows are historic 
and to ensure their appropriate treatment 

5. The transom above the entry doors shall be retained. 
 
Motion was seconded by Commissioner Clay.  Motion passed unanimously 
 
Chair Carlson opened the hearing for EBY-19-047: Westgate Homes representing John 
Zitnick:18959 SR 20, Coupeville: new guest cottage. 
 
Senior Planner Michelle Pezley described the elements of the proposal, the site 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 would not have a 
detrimental effect on the character of the site or the Reserve and that it was consistent with 
applicable standards and guidelines with no conditions. 
 
Chair Carlson opened the floor for Commissions questions for staff, hearing none he opened the 
floor to public comment. 
 
Applicant Jill Zitnick clarified that the guest cottage is intended for family rather than rental. 
 
Chair Carlson asked for further public comment.  Hearing none, Chair Carlson closed the public 
comment portion of the hearing and opened the floor for commissioner discussion or a motion.  
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Motion 
Commissioner Lovelady moved to recommend granting a Certificate of Appropriateness for 
application EBY 19-047 as proposed. 

Motion was seconded by Commissioner Clay.  Motion passed unanimously 
 
Chair Carlson opened the hearing for EBY-19-050: Sahara Bauer & Beau Bartel: 550 
Wanamaker Rd., Coupeville: new guest cottage. 
 
Senior Planner Michelle Pezley described the elements of the proposal, the site context, and 
surrounding development, and provided staff's analysis of compliance with the Ebey's Landing 
National Historical Reserve Design Guidelines. Senior Planning Pezley referred to an updated 
site plan provided to the commissioners and noted certain clarifications to the proposal. Staff 
found the proposal would not have a detrimental effect on the character of the Reserve and that it 
was consistent with applicable standards and guidelines with one condition. 
 
Chair Carlson opened the floor for Commissions questions for staff.  Questions were asked and 
answered.   
 
Chair Carlson opened the floor to public comment.  Hearing none, Chair Carlson closed the 
public comment portion of the hearing and opened the floor for commissioner discussion or a 
motion. 
 
Motion 
Commissioner Lovelady moved to recommend granting a Certificate of Appropriateness for 
application EBY-19-050 with staff’s recommended condition: 

1. The roof shall be a dark non-reflective color. 

Motion was seconded by Commissioner Baxter.  Motion passed unanimously 
 
ADJOURNMENT 
The meeting was adjourned by Chair Carlson at 10:55 a.m. 
 
 
 
Respectfully submitted 
 
 
 
_____________________________  _____________________________ 
Claudia Golden, Recording Secretary  Owen Dennison, Planning Director 



  

1 
 

 

      

 

Ebey’s Landing National Historical Reserve  

Certificate of Appropriateness 
Stig Carlson Architecture for the Coupeville Boys and Girls Club 

New Institutional Building 
COA 152-19 

 

Level A or B (HPC review requested)  

Level C  X

Jurisdiction: Town of Coupeville 

 

I – PROJECT SUMMARY 

On behalf of the Coupeville Boys and Girls Club, Stig Carlson Architecture requests a Certificate of 
Appropriateness for a proposal to construct a 6,000 square foot, institutional building and associated 
site improvements.  The site is a vacant 3.75-acre parcel east of S Main Street.  The parcel is about 
50 feet north of the south town limits and within Review Area 1.   

The development context of the site is varied.  Two historic resources are in the immediate vicinity 
of the site.  The Franzen House at 704 S Main Street has common boundaries with the site on two 
sides.  The Bearss/Barrett House is adjacent across S Main Street.  Several other historic resources, 
the A. B. Coates House, the James Wanamaker/Martin House, and the Will Jenne/Bennett House, 
front on S Main Street north of the site.  The parcel south of the site is vacant except for a storage 
container.  Olympic View manufactured home park is adjacent across S Main Street.  North of 
Olympic View and about 325 feet from the site is the high school.  On the west side of S Main Street 
north of the site are a number of single-family residences.  To the west and south are cultivated 
fields. 

The proposed structure will be oriented east-west with the short side facing the street.  The majority 
of the roof will be comprised of two shed roof sections, descending to the south and north, with the 
longer, broader section facing the entry to the town on the south.  The south eave will extend 
significantly past the building wall.  Both sections are proposed as standing seam metal.  The entry 
vestibule at the north east corner will have a street-facing door, floor to ceiling glazing in an 
aluminum framework, and a flat roof extending to provide weather protection over the doorway.  
Aluminum windows of various formats are proposed on all sides.  On the north and west sides, a 
portion of the windows extend nearly to ground level.  Windows appear to be designed to maximize 
natural light within the building.  Siding will be primarily board and batten with areas of lap siding to 
articulate the longer wall expanses on the north and south sides.  Accent textural wood facing appears 
to be proposed in a small area beside the entry door. 
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The site plan shows a parking area between the building and the Franzen House to the north.  About 
50 feet of vegetative buffer area would remain between the parking area and the north property line 
to screen the building and parking area from the historic residence.  As evident in the application 
materials, there are currently several low, deciduous trees within this area at a density insufficient to 
provide a significant visual screen.  The building will be set back 28 feet from the street.  The site 
plan indicates the location of a future gym building and an expanded parking area.  These future 
elements are not considered to be part of the current application.   
 
II – PERMIT DATA 

Building or Land Use Permit Type  Conditional use permit  

Application Number COA 152-19 

Application Date November 18, 2019 

Applicant/Owner  Stig Carlson Architecture for the Boys and 
Girls Clubs of Snohomish County, Coupeville 
Chapter 

 
III – SITE DATA 

Address 706 South Main Street  

Location Town of Coupeville 

Parcel Number(s) R13104-300-3800 

Size of parcel(s) 3.75 acres 

Historic Structure? Yes  No X 

Proximity to Historic Structures? Yes X No  

Zoning Designation Low Density Residential 

Critical Areas/Overlays? Yes  No X 

Shoreline Jurisdiction? Yes  No X 

NPS Easements? Yes  No X 

Heritage Farm Plan? No  

 
IV – STAFF CONTACTS 

Title Name Phone E-mail 

Town Planner Owen Dennison 360-678-4461 Ext 3 planner@townofcoupeville.org 

 
V. DISCUSSION  

The Reserve Committee held a project pre-application meeting  with the applicant on November 13.  
The primary topic of discussion was the floor to ceiling windows on the south façade.  The 
application submitted on November 18 provided a low panel at the base of the window.  The Reserve 
Committee reviewed the proposal again on November 20 and recommended granting of a certificate 
of appropriateness subject to two conditions: 1) increase the height of the bottom of the taller 
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windows on the south and west facades; and 2) increase the building setback from S Main Street to 
be no less than the street setback for the Franzen House.   
 
More generally, staff’s review has focused on the visual impact of the building on the adjacent 
Franzen House, the proposed building’s prominence on the streetscape at a primary gateway to the 
town, and preservation of views across the prairie.   
 
The Franzen House was not included in the 1973 National Register nomination as post-1900 
developments were not considered.  It was included in the 1983 inventory as a contributing resource.  
Due to alterations to the Franzen House in the late 1980s or early 1990s that resulted in a loss of 
integrity, the house was not identified as significant in the 1995 inventory update and was not 
included in the 1997 amendments to the original National Register nomination.  In 2008 through 
2010, the house was rehabilitated sufficiently that it was added to the Central Whidbey Island 
Historic District in 2010 and subsequently added to the National Register.  The house was on its 
current one-third acre lot at the time it was added to the Central Whidbey Island Historic District.   
 
The statement of significance in the National Register nomination, includes the following. 

“. . . Criteria A, broad patterns of history, is relevant as the house exhibits what people desired and 
wanted to live in, in this stable and solid farming community at the turn of the century; the 
architectural style of residence, criterion C, also reveals to us what people were attracted to, these 
‘spec homes’ of their time, perhaps . . . 

The home rests on its original location, and its setting has not been compromised.  Fruit trees, shed, 
and backdrop of Ebey’s Prairie to the southwest is still intact.  The feeling and association remain 
strong on this property.  The design has only marginally been modified, and the workmanship and 
materials remain true to the original appearance with the removal of the non-historic materials.  
This vernacular farmhouse contributes to our understanding of the history of central Whidbey 
Island’s settlement and development patterns . . .” 

 
VI. SECRETARY OF THE INTERIOR’S STANDARDS 

The Secretary of the Interior’s Standards apply to the extent the proposal may affect the Franzen 
House’s integrity of setting.  According to the National Park Service guidance, “setting” is the 
physical environment of a historic property that illustrates the character of place.  Setting  is the 
relationship of buildings to each other, setbacks, fence patterns, views, driveways and walkways, and 
street trees and other landscaping that together establish the character of a district or neighborhood 
or, as in this case, the context for the historic building.  Construction on the adjacent lots should be 
sensitive to how the historic resource will be viewed within the streetscape.  Design of adjacent 
buildings should be compatible with and should not detract from the historic building. 
 
The Secretary of the Interior’s guidance includes the following recommended and not recommended 
approaches to preserving a historic district or neighborhood setting. 
 
Recommended 

 Identifying, retaining, and preserving building and landscape features which are important in 
defining the historic character of the setting. 

 Retaining the historic relationship between buildings and landscape features of the setting.  

Not recommended 
 Introducing new construction into historic districts that is visually incompatible or that 

destroys historic relationships within the setting.  
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 Introducing a new building or landscape feature that is out of scale or otherwise inappropriate 
to the setting's historic character, e.g., replacing picket fencing with chain link fencing. 

 
Staff analysis:  In the original proposal, the building and parking were located fairly close to the 
Franzen House to maximize the amount of consolidated open space on the site and continuity with 
the adjacent agricultural lands.  Clustering development in prairie settings and maintaining open 
vistas have been topics of discussion during prior project reviews, particularly for larger parcels 
outside the town.  In such cases, the preference has been to locate the development in a corner of the 
property and as close to existing development as possible.  For the Boys and Girls Club proposal, 
staff recommended adjusting the site plan to separate the improvements on the subject site farther 
from the Franzen House to better preserve the historic resource’s integrity of setting.  The revised 
site plan provided with the application generally centers the building on the frontage, about 100 feet 
from the common property line with the Franzen House site, with the parking area on the north side 
of the building.  The current site plan limits the visual impact of the scale of the proposed building on 
the Franzen House and provides an area for enhanced screening between the buildings.  The setback 
from the south property line provides a transition from the agricultural area to the south. 
 
The current agricultural open space that surrounds the Franzen House on the south and west 
appears to contribute to the historic character of the setting.  However, staff does not find a 
reasonable or legal basis for denial of all development on the Boys and Girls Club property to 
preserve the Franzen House’s integrity of setting.  Due to its functional needs, the Boys and Girls 
Club building will have a significantly larger scale than a single-family residence.  The central issue, 
then, is whether the proposed building and site layout may be determined visually compatible with 
the Franzen House and its relationship to its setting.   

In staff’s view, the applicant has submitted a design that minimizes changes to how the Franzen 
House will be perceived in its context.  These include a relatively low building height; broad, sloping 
roof planes; and design elements, including material changes, that break up the wall expanses.  With 
adequate screening north of the parking area, the separation of the building and parking area from 
the north property line appears acceptable.  The visual prominence of the building within the S Main 
Street streetscape will be affected by its setback from the street.  According to the zoning regulations, 
a minimum 25-foot setback is required.  The site plan shows a 28-foot front setback.  According to 
staff’s measurements using the Island County parcel viewer application, the main mass of the 
Franzen House is set back about 30 feet from the front property line.  Staff recommends a condition 
that the Boys and Girls Club building be set back no less than the main mass of the Franzen House to 
maintain the visibility and prominence of the historic resource.  

The site plan shows a gymnasium building that is not included in the current proposal.  In staff’s 
view, consideration of the gym in the context of the current proposal is not necessary or appropriate.  
However, granting of a certificate of appropriateness for the building under consideration, as well as 
the elements of the site plan directly applicable to the subject building, is not a prejudgment of the 
appropriateness of the future gym.  The gym will be reviewed according to its separate and 
cumulative impacts on the context at the time it is proposed. 
 
VII. DESIGN GUIDELINES 

Staff has identified the following design guidelines as particularly relevant to the proposal. 
 
CHAPTER 4.5 – SITE DEVELOPMENT 
Guiding Principles: Maintaining a sense of the Reserve’s history requires that new buildings 
relate harmoniously with older buildings and with the overall setting.  New construction in the 
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Reserve should be compatible in siting, design, scale, massing, materials, and color with the 
character of the surrounding area. 
 
4.5.1 – Preconstruction: Permit Coordination and Site Planning 
Guiding Principles:  Careful initial planning of a building site is vital to preserving the Reserve’s 
natural and historic character (particularly the sense of open space) while meeting the owner’s 
needs.  Consider the setting of the lot and its surroundings when making siting decisions.  
Collectively, landforms and features (hills, valleys, streams, wooded hilltops and ridgelines, and 
open fields) help define the context of historic resources and provide the Reserve’s character. 

New development should be designed to be consistent with the character of the area and to retain 
the distinctive features of the setting. Elements of an area’s character— such as building mass, 
height, scale, roof shape, roof pitch, building materials, and proportions between doors and 
windows—should be maintained. 

Distinctive features of an area—such as proximity to the street, views to historic structures, water 
and/or landscapes—shall be preserved. 
 
Design Guidelines – Town Setting 

4. Plan the site layout to respect historic patterns.  Plan to orient buildings in a manner similar 
to that found historically. 

Staff analysis:  The building is oriented to the street.  The guideline appears to be met. 
 

5. The alignment of buildings along a street establishes a visual pattern or rhythm, a rhythm that 
is an important feature of the town. New development or redevelopment should be designed 
in the same scale and proportion as this predominant pattern, with particular attention paid to 
setbacks and building orientation. 

Staff analysis:  According to the Island County Assessor’s parcel viewer application, the setbacks of 
buildings along S Main Street in the vicinity of the site vary between from about 30 feet to about 60 
feet from the right-of-way.  As proposed, the building will be 28 feet from the edge of the right-of-
way.  Staff recommends a condition to ensure that the setback for the Boys and Girls Club building is 
no less than the setback for the main volume of the Franzen House, which appears to be about 30 
feet from the right-of-way.  Any setback within the range of 30 to 60 feet from the right-of-way will 
match the existing setback pattern.  The building orientation will match existing buildings in the 
vicinity.   
 
Except for the buildings at the middle/high school campus, all buildings in the vicinity are single-
family structures or their accessory structures and therefore are of a significantly smaller scale than 
the proposed building.  The Franzen House is particularly small at 920 square feet of interior floor 
area.  From the standpoint of compatibility with the existing development pattern, the perceived 
scale of the Boys and Girls Club building will be mitigated by the size of the lot, distance from other 
buildings along the street, and the building design. 
 
CHAPTER 4.6 - NEW CONSTRUCTION 
Guiding Principles: New development should respect the Reserve's rural character. A successful 
new building will have compatible scale, massing, size, materials, and color that allow it to blend 
in to its site. 
 
4.6.1 - Architectural Character 
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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. 

Staff analysis:  In plan view, the proposed building is generally a rectangle.  The front façade is 
broken up with changes in surface plane, roofline, and the entry vestibule.  The south façade is 
articulated with windows and surface plane modulation emphasized with material changes.  The 
significant extension of eaves past the south façade may have the effect of reducing the appearance 
of massing to some degree by limiting the visibility of the vertical portion of the façade.  The north 
façade, which faces the Franzen House, is articulated with various surface modulations, materials, 
volumes, windows, and doors.  The west façade, which faces the agricultural fields outside of the 
town, is fairly simple, broken up only by rooflines, doors, and windows.   
 
Excluding an existing storage container on the property to the south, this will be the first building 
encountered on the west side of S Main Street when entering town from the prairie.  In staff’s view, 
the extended roof plane on the south side minimizes the abruptness of the transition from the 
agricultural open space to the more intensive development in the town.  There is a high hedgerow 
along the south property line that provides a natural visual buffer on this side.  As the site is a 
transitional area from the prairie, staff does not recommend trees on the south side to soften the 
appearance of the building.  North of the building, there is some vegetative screening.  Staff 
recommends a condition of approval to increase the number of trees or similar landscape elements to 
augment the visual separation between the Franzen House and the Boys and Girls Club building and 
parking area. 

 
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. 

Staff analysis:  The proposed building will be non-historic in character.  The overall form is 
reminiscent of agricultural buildings, which is emphasized by the board and batten siding.  The 
rafter tails on the north and south sides provide a historic reference.  Windows, doors, and the flat-
roofed entry vestibule establish the building as clearly non-historic.   

The visual context for the site is inconsistent.  The west side of S Main Street is characterized by 
single-family residences north to the School District’s gymnasium at the corner of Terry Road and S 
Main Street.  Properties fronting on the east side of S Main Street include a seven-acre manufactured 
home park, several single-family residences, and the ten-acre high school and middle school site.  
Scale and materials vary significantly among these land uses.  Development in the immediate vicinity 
of the site is residential.  Wood or wood-appearance siding is typical and roofs are generally 
composition or metal.  Single-family residential scale predominates.   
 
The proposed design is consistent with surrounding development in terms of roofing and other 
surface materials.  The scale, shed roof, entry vestibule, and some of the windows would contrast 
with existing development in the immediate vicinity of the site.  The scale may be mitigated, to some 
extent, by the size of the parcel and separation from existing development. 
 

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. 
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Staff analysis:  As discussed, building materials will be similar to materials found on buildings in the 
surrounding neighborhood.  The glazed entry vestibule is a feature not found on surrounding 
residential uses but similar features are on the School District properties to the north.  Building 
form, particularly the roof design, will contrast with residential buildings in the vicinity, which have 
gabled or hipped roofs. 

 
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. 

Staff analysis:  The proposed design is generally consistent with surrounding development in terms 
of exterior materials.  As discussed, massing and form are clearly not residential and therefore differ 
from the general form and scale of surrounding residential development.  While the building may 
stand out from its surroundings due to the scale, form, and use of the property, the design appears 
intended to minimize the building’s prominence without disguising its institutional use.  The design 
is, arguably, a contemporary interpretation of historic agricultural building forms found elsewhere 
in the Reserve. 

 
6.  New buildings shall acknowledge e 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 . . . 

Staff analysis:  The existing development pattern includes dense residential development in the 
manufactured home park, single-family uses, and, more peripheral to the immediate context, 
institutional uses with large, massed buildings.  The characteristics of the buildings differ among the 
three uses.  The subject building is proposed and designed for a use different from the surrounding 
uses but having some commonality with the School District facilities.  While the proposed materials 
generally reinforce the characteristics of the existing development pattern in the vicinity of the site, 
the form, driven by the use, will differentiate it from other buildings in the vicinity.  To the extent that 
the characteristics of the setting are eclectic, the proposal will reinforce the character.  

 
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. 

Staff analysis:  An aluminum and glass storefront is proposed for the entry vestibule.  The metal 
framing on this portion of the structure is interpreted to constitute a small amount.  While the board 
and batten and lap siding is assumed to be wood or fiber cement product, this is not explicit in the 
application.  Staff recommends conditions of approval that board and batten and lap siding shall be 
wood or cement fiber and that metal elements, including the metal roof, be dark, neutral colors with 
a non-reflective finish.    

 
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. 

Staff analysis:  Parking is proposed to be located in the north side yard.  Apart from a driveway and 
pedestrian walkway, the front yard will be reserved for landscaping. 
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4.6.3 – Special Site Conditions and Corner Lots 
 
Design Guidelines 

1. The siting of buildings should respond to specific site conditions and opportunities - such as 
unusually shaped lots, location at prominent intersections (corner lots), unusual topography, 
significant vegetation, and views or other natural features - but still be in keeping with 
historical patterns of development. 

2. The location and massing of buildings should preserve public or private views of historic 
buildings from public right- of-ways. 

Staff analysis:  The site and building design is sensitive to the site in a transitional area from town to 
agricultural area.  The design preserves views from and of the Franzen House and of the adjacent 
prairie to a great extent.   
 
4.6.6 - New Governmental, Institutional, or Historic Limited Commercial Zone, Including 
Expansions of Existing Buildings within the Reserve 
Guiding Principles: Government and institutional buildings are often larger than surrounding 
buildings, but they should be made to relate to their surroundings through the use of 
appropriate design, materials, scale and form. They should not give a false historic appearance. 

Design Guidelines 
1. New development should acknowledge and reinforce the desirable characteristics of existing 

development along the street. Elements to be considered include: massing, size and scale; 
height; materials; architectural detail and features; treatment of facades; windows and doors; 
setbacks and placement of buildings; pedestrian circulation, connectivity, and parking. Design is 
to be compatible with the setting. 

Staff analysis:  As discussed under Architectural Character, development along the street is a 
combination of single-family, manufactured home park, and institutional uses.  Due to differences 
between the uses, there is a range within the neighborhood of all elements of character listed in the 
guideline.  Uses closest to the site are residential, which have different requirements for mass and 
scale, windows and doors, and parking than a community center type of use like the Boys and Girls 
Club.  The use will not—and likely should not—appear to be a residential use.  The design may be 
considered compatible with the setting if it does not significantly change the neighborhood 
character.   

In its discussion of the project, the Review Committee identified the tall windows on the south and 
west façades as inconsistent with the setting.  Staff recommends a condition that the bottom of the tall 
windows on these façades to be raised to match those on the portion of the south façade faced in lap 
siding.   
 

2. Where there is no consistent architectural pattern, new building designs may focus on a specific 
element (s) of the surrounding area to complement and reinforce. In some cases, the new 
development will help establish an appropriate design character to guide future development. 

Staff analysis:  The architectural patterns in the immediate vicinity of the site are residential, which 
includes historic and contemporary site-built, single-family residences and manufactured homes, all 
of which are substantially different in scale and function from the proposed use.  Rather than 
designing to reflect other buildings within the development context, the applicant has proposed a 
design to limit the conspicuousness of the building while still communicating its intended use and 
accommodating its functional needs.  
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3. New developments, whose mass and scale may negatively impact adjacent residential areas are 
not compatible unless mitigated through careful site planning and architectural design.  Possible 
mitigation techniques include: 
a. Preserve open space on the edge of the site to further separate the building from less 

intensive uses; 
b.  Step down the mass of the building along the edge of the site; 
c. Limit the length of, or articulate, building facades to reflect adjacent residential patterns; 

and 
d.  Use appropriate landscaping and buffers. 
e. Select materials and colors that will keep the new development unobtrusive. 

Staff analysis:  The impact of a larger structure on the adjacent residential uses is an important 
element of determining compatibility.  The proposal preserves open space on the edge of the site 
adjacent to the Franzen House; the mass of the building is stepped (sloped) down toward the north 
and south site boundaries; the building is oriented with its short edge toward the street and 
articulations are provided on all sides visible from a public street; and, with recommended 
conditions of approval, the landscaped buffer will be enhanced along the common boundary with the 
Franzen House.  The applicant has expressed receptiveness to direction on the paint color, and the 
exterior materials on the majority of the structure will be consistent with surrounding development.  
While the proposed building is not likely to be inconspicuous, it is not anticipated to have a 
significant detrimental effect on the Franzen House and other surrounding residential uses. 

 
5. Break up larger buildings visually into smaller units using architectural elements such as bays, 

height differences, or setbacks and varying materials. 

Staff analysis:  Variation in material, texture, plane, and roofline will break the building into smaller 
units.   

 
6. Have clearly-defined entries, including those for secondary uses such as offices. 

Staff analysis:  The building entry will be clearly defined by the storefront windows on the entry 
vestibule.   

 
7. All building facades are to be considered and designed appropriately, especially those exposed 

to public view. 

Staff analysis:  The north, south, and east facades visible from the street are designed for visual 
interest.  The rear (west) façade is less activated than the other façades but has windows and doors 
that will break up the facade.   

 
8. Use detailing and architectural features to distinguish the building and add interest to the facade. 

Building design should avoid large blank walls facing the street, especially near sidewalks. 
Where blank walls are unavoidable, they should be designed to increase a sense of pedestrian 
comfort and visual interest. Small setbacks, indentations, or other means of breaking up the wall 
surface (including contrasting textures, colors, or materials), may be used. 

Staff analysis:  As previously described, the design incorporates detailing and architectural features 
to distinguish the building.  With the possible exception of the west façade, there are no large, blank 
walls.   

 
9. Modulate or break up blank street-facing walls over 20 feet in width with recesses, columns, 

bands, or textural treatment. Wall surfaces may be effectively articulated with windows, or 
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contrasting finish materials. Elements in relief, such as blind window recesses, should be 
proportional to the scale of the facade. 

Staff analysis:  The street-facing façade is about 60 feet wide.  The northern third is articulated by 
variations in roof and surface plane.  The southern two-thirds is articulated by large windows and 
the roofline.  In staff’s view, no portion of the street-facing façade will read as a blank wall. 

 
10. Building facades appropriately punctuated by windows or other design treatments should be 

used to add vitality and interest to the public street. 

Staff analysis:  The design will add vitality to the streetscape.   
 
11. Approaches to add interest to the building facade include: 

a. Division of the facade into increments through the use of such architectural features as 
bay windows, recesses, porches, overhangs or canopies over entries, frieze and corner 
boards, and other devices which break-up or minimize scale; 

b.  Provision of strong vertical and horizontal reveals, offsets, and three- dimensional 
detail on building facades; 

c. Inclusion of roofline elements, such as gables, dormers, wood detailing, eave trim, or 
lattice work; 

d. Inclusion of variety in the sequence of repetitive building elements, especially 
doorways and windows at recurring intervals; 

e. Coordination of differing surface textures for compatibility; 
f. Provision of window treatments for architectural interest and human scale. Windows 

could be detailed with mullions, recesses, molded window caps, etc.; 
g. Application of complementary features around doorways and balconies; 
h. Provision of a clear and strong division between floors on multi- story buildings. 

Staff analysis:  As noted, staff does not perceive an issue with too little visual interest on the street-
facing façade.   

 
12. Within the Town, encourage pedestrian activity on the street with elements such as storefront 

windows, seating, doors facing the street and canopies appropriate for the setting and building 
design. 

Staff analysis:  This portion of S Main Street has neither pedestrian facilities nor significant 
pedestrian activity.  As the location is at the edge of the town, future casual pedestrian activity of the 
type typical in a pedestrian commercial area is not likely. 

 
13. Other exterior materials may be appropriate if they are detailed and finished to be compatible 

with the setting. Exterior materials that are not appropriate include: fiberglass, plastic or glossy 
vinyl siding, mirrored glass or other glass curtain walls, and unpainted/ untextured concrete 
block. 

Staff analysis:  Although the 14-foot by 16-foot entry vestibule is fully glazed on the north and east, it 
is not clear whether it constitutes a curtain wall.  The vestibule is one of the elements that set the 
design apart from the design of other buildings in the vicinity but identifies the facility as an 
institutional use.  Staff would appreciate the Commission’s discussion of the appropriateness of this 
element within the overall design of the building. 

 
14. Roofs should provide a variety of vertical dimensions. Large, flat-roofed buildings, particularly 

where visible from uphill locations, are discouraged.  Where flat roofs are appropriate, designs 
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should include simple architectural details such as cornices, and decorative facings to provide 
interest to the roof line. 

Staff analysis:  Clearly the roof design will provide visual interest.  Only the small section over the 
entry vestibule appears to be flat.  Staff does not believe additional elements are necessary to provide 
greater interest to the vestibule roofline.    

 
15. Rooftop design shall effectively screen mechanical equipment or incorporate mechanical 

equipment within the roof structure. 

Staff analysis:  No roof-mounted mechanical equipment appears to be proposed.  Staff recommends a 
condition of approval addressing screening of exterior mechanical equipment. 

 
16. For developments over one acre in size within the Town, the following open space features are 

required: 
a. A minimum of two percent of the site area for one or more outdoor gathering places, 

including comfortable seating in each open space area compatible with the setting; 
b. Approximately one-quarter of the open space to be provided should be landscaped; 
c.  Safe and visually-compatible pedestrian connections to walkways serving other portions 

of the site and, if appropriate, adjacent sites; 
d. Location of open spaces at or near high-use pedestrian locations. 

Staff analysis:  While the site is 3.75 acres, the guideline appears to be intended for application to a 
campus setting with multiple buildings rather than the current proposal with one building.  Safe 
pedestrian connections to off-site areas is an outstanding issue to be addressed through the greater 
project review process.  However, it is not clearly a design review issue.  
 
CHAPTER 4.7 - PAINTING AND COLORS 
Guiding Principles: Paint serves both to protect wood from the weather and to add a decorative 
element to the building and the streetscape. Proper maintenance of painted surfaces is important 
to preserving houses and their architectural features. 
 
Choosing the right colors is one of the most effective ways to protect our heritage landscape. 
Color dramatically affects the perceived scale of a building and how well it blends into its 
surroundings. The varied landscapes of the Reserve call for varied approaches to color, and the 
recommended color palettes are tailored for various areas. There is little record of the original 
colors of the buildings in Coupeville, but old photographs show that most buildings were white 
or light in color, sometimes with darker trim. Coupeville’s New England roots led to buildings of 
generally simple design with simple paint schemes. 
 
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. 

2. While color choice is a personal decision of the property owner, consider how your building's 
colors will fit harmoniously into the neighborhood while expressing your individuality. 

4. Choose paint and material colors appropriate to the style and setting of the building. Apply 
colors to enhance the architectural features of the building and not conflict with adjacent 
buildings. Use colors to create a coordinated color scheme for a building. The choice of color 
for a building can greatly affect how well it fits in with the other buildings in the neighborhood. 
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7. Elsewhere in the Reserve, use colors (usually dark colors) that blend with or complement the 
surroundings. 

9. Limit the number of paint colors on a building. Where there is more than one module to a 
building, one set of colors should be used for the different facades. However, if an owner 
would like to distinguish the different building modules, they may alter the colors that are used 
for the trim. This way each module is distinguished but there is a general relative sense of 
continuity for the row. 

12. The use of bright, neon, fluorescent, or “Day Glo” colors - or of unusual patterns such as 
stripes, polka dots, or camouflage patterns - is prohibited. 

13. Avoid high gloss paint.  Use matte finishes.  

Staff analysis:  Two body colors are shown on the elevations.  The applicant has indicated that the 
red color is not integral to the concept and the owner may be receptive to other direction from the 
Commission.  In staff’s view, a neutral color would reduce the visual prominence of the building 
within the streetscape.  Staff recommends a recommendation to this effect.  
 
CHAPTER 4.9 - LIGHTING 
Guiding Principle: Provide adequate lighting for public safety and security without detracting 
from the historic small- town and rural character of the Reserve. 
 
4.9.1 Lighting 
Design Guidelines 
 

1. Screen light fixtures so that the light source is not visible off-site. 

2. Reduce horizontal light glare and vertical light trespass from a development site onto 
adjacent parcels. 

3  Lighting directed upwards above the horizontal plane (up-lighting) is prohibited, with the 
following exceptions: 
a. Up-lighting for government flags.  Government flags used for advertisement are 

discouraged. 
b. Low wattage holiday and special occasion accent lights. Flashing lights are prohibited. 

7. Avoid bright lighting on outdoor surfaces of buildings. 

10  Use downward directional lighting.  Except for intermittent security lighting on motion 
detectors, all lights more than seven feet above the ground shall be downward directional 
lighting. The fixture’s housing must be totally opaque. Clear or refractive lenses shall not 
extend below the housing. 

11. Avoid lighting large areas with a single source. Large areas may be lit with a number of 
low-intensity sources close to the area requiring illumination. Illumination of a large area 
with a remote single source of light shall be avoided. 

12 Excessive light throw is prohibited. Lighting shall not be cast beyond the premises and 
shall be limited to illumination of surfaces intended for pedestrians or vehicles. 
Illumination of landscaped areas shall be avoided unless lighting is part of the landscape 
area immediately around the building or the area is intended for recreational use. 
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Staff analysis:  No lighting is indicated on the application.  This site is somewhat sensitive for light 
effects on the prairie.  Staff recommends a condition to ensure that lighting is consistent with the 
guidelines. 
 
CHAPTER 4.11 - PARKING AND DRIVEWAYS 
Guiding Principle: Parking should be designed to reduce visual and other impacts and to be as 
unobtrusive as possible. Driveways should be designed and located to be as unobtrusive as possible 
and to enhance pedestrian safety. 
 
4.11.2 Nonresidential 

Design Guidelines 
1. Place parking lots beside or behind buildings whenever possible, locating them to 

minimize the visual impacts of parking and to enhance the pedestrian environment and 
streetscape. 

2. Parking areas must be screened, preferably with appropriate vegetation, so that the 
vehicles are not the dominant feature of the property. Parking lots shall be either fully or 
partially screened and shall conform to all other applicable landscape requirements for 
parking lots. 

3. Parking lots along streets which divide commercial and residential zoning districts, or on 
parcels that abut residential zones, must be largely contained behind nonresidential 
buildings. Driveways with parking on one side of the driveway may connect rear parking 
lots to the street. 

4. Developed parking areas in the front setback of non-residential buildings are not allowed 
unless all other attempts to meet code-mandated parking requirements are exhausted. 
When allowed, such parking areas must be buffered from the sidewalk, preferably with 
vegetation. Existing developments that do not meet current guidelines will not serve as a 
model for new development. 

Staff analysis:  Parking is proposed beside the building and outside the front setback.  Due to the size 
of the site, the setback from the Franzen House, and staff’s recommended condition of additional 
screening between the Boys and Girls Club and the Franzen House, staff does not have a concern 
with the proposed location of the parking area.  Staff recommends a condition of approval to install 
evergreen vegetative screening between the parking area and the street.   
 
CHAPTER 4.11.3 - MECHANICAL EQUIPMENT AND SERVICE AREAS 
Guiding Principle: Utilities and mechanical equipment should be located so that they do not 
draw attention to themselves and are as unobtrusive as possible. 
 

1. Place mechanical and electrical equipment, other utility equipment, and service areas 
(including propane tanks and trash/recycling containers) in unobtrusive locations. Screen 
them from view with solid screening elements, plantings, appropriate fencing, or part of 
the building. They should preferably be installed on secondary facades, not facing the 
street. 

Staff analysis:  No exterior utilities or trash/recycling area are noted in the application.  As these 
elements are often afterthoughts in new development, staff recommends a condition of approval to 
ensure such facilities, if incorporated, are located and screened to be unobtrusive. 



  

14 
 

 
VII. RECOMMENDED MOTION 

Based on the record developed to date, including application materials, staff report, evidence 
presented and comments made at the public meeting, and finding application COA 152-19, with 
conditions of approval, to be consistent with the Ebey’s Landing National Historic Reserve Design 
Guidelines and the Secretary of the Interior’s Standards for Rehabilitation, I move to grant a 
Certificate of Appropriateness subject to the following conditions and recommendations:   

Conditions: 
1. The building shall be set back from the S Main Street right-of-way no less than the setback of 

the main volume of the Franzen House but not more than 60 feet from the right-of-way. 

2. Siding shall be wood or fiber cement. 

3. No windows on the south or west façades shall have a bottom edge lower than the central 
windows on the south façade.   

4. The applicant shall submit a landscape plan showing, at a minimum, evergreen shrubs 
screening the parking area from the street and additional trees or alternative vegetation to 
more fully screen the Franzen House from the Boys and Girls Club building and parking 
area.  The landscape plan shall be implemented as approved. 

5. Exterior lighting, if proposed, shall be downward directed, fixtures shall be opaque, and light 
sources shall not be visible from any off-site location.  Up-lighting may be used for 
government flags. 

6. Exterior mechanical equipment and combined trash/recycling enclosures shall be screened 
from off-site views. 

7. Metal roofing shall be a dark, neutral color with a matte finish. 

Recommendation (nonbinding): 
1. Except where necessary for public safety, minimize new exterior lighting to limit new light 

sources on the edge of the prairie. 

2. Use dark, neutral paint colors with a matte finish.  
 
VIII. FINDINGS OF FACT AND CONCLUSIONS OF LAW 

Based on the analysis presented above, staff proposes the following findings of fact with respect to 
Application No. COA 152-19: 

1. An application was submitted for a Certificate of Appropriateness on November 18, 2019, to 
construct a new building and related site improvements to house a quasi-public use on a 3.75 
acre parcel at 706 S Main Street.  

2. New construction within Review Area 1 of Ebey’s Landing National Historical Reserve 
requires action on a Certificate of Appropriateness by the Historic Preservation Commission.   

3. The site is adjacent to the Franzen House at 704 S Main Street and the Bearss/Barrett House 
at 707 S Main Street, both of which are historic resources within Ebey’s Landing National 
Historical Reserve. 

4. The site plan identifies the footprint of a future 7,000 square foot gymnasium.  The future 
gym was not evaluated as part of the current application. 

5. In accordance with Chapter 16.13 of the Coupeville Town Code, the Historic Preservation 
Commission reviewed the application in an open and duly advertised public meeting on 
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December 12, 2019, and all wishing to be heard were heard.  

6. In accordance with Guideline 4.6.3.2, the location and massing of buildings should preserve 
views of historic buildings from the right-of-way. 

7. The Secretary of the Interior’s Guidelines for Rehabilitating Historic Buildings discourage 
introducing a new building that is out of scale or otherwise inappropriate to the setting’s 
historic character. 

8. In accordance with Guideline 4.6.1.7, wood is the preferred exterior material but fiber cement 
products may be used. 

9. In accordance with Guideline 4.6.6.1, new development should reinforce the desirable 
characteristics of the existing development along the street, including windows. 

10. In accordance with Guideline 4.6.6.3, new development of a mass and scale that may 
negatively impact adjacent residential areas should be mitigated.  Mitigation measures may 
include the use of landscaped buffers.  

11. In accordance with Chapter 4.9 of the Design Guidelines, exterior lighting must comply with 
certain requirements.  The application does not indicate whether exterior lighting will be 
proposed. 

12. In accordance with Guideline 4.11.2.2, parking areas should be screened from the street. 

13. In accordance with Guideline 4.11.3.1, mechanical equipment and trash/recycling containers 
should be in side or rear yards and screened. 

14. After review of the proposed application and consideration of public comment and staff’s 
recommendation, the Historic Preservation Commission finds the application consistent with 
the applicable Ebey’s Landing National Historical Reserve Design Guidelines subject to 
conditions. 

 
IX. APPEAL PROCESS 

A decision to approve, conditionally approve, or deny a Certificate of Appropriateness may be 
appealed as an administrative determination, together with the associated permit, in conformance 
with the appeal procedures set forth in Coupeville Town Code Chapter 2.52 and Sections 16.06.060 
and 16.13.080.   
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