EBEY’S LANDING HISTORIC PRESERVATION COMMISSION
COUPEVILLE, WA
January 28, 2021
10:00: Roll Call
Election of Chair and Vice Chair
Approval of Minutes:
November Minutes
December Minutes
Public Hearings:
COA-20-030: Jim Sykora; S6415-00-09006-1, Construction of a new single family residence on the
corner of NE 9th Street and NE Haller Street.
COA-20-037: Barbara Summers; R13233-410-3750, Construction of a two-story new building and
modifications to the existing historic structure at 12 NW Front Street.
COA 050-19 (Amendment): Mitch Aparicio; R13233-018-4160, Installation of a storage cooler and fence
at 103 S. Main Street, Penn Cove Brewery.
EBY-20-061: Matthew Heinz; R13111-248-4630, construct a new addition and porch to an existing
single-family residence.
EBY-20-066: Mark Lawrence and Jacqueline Davison; R13232-173-0200, demolition of existing (nonhistoric) single-family residence, and construction of future residence.
EBY-20-070: Irene Echenique; R13114-204-3780, construction of a new accessory structure with a
garage/shop on the ground floor and an accessory dwelling unit on the second floor.
EBY-20-072: Jack Hampton for applicant, Charles Heller; S8050-00-13003-0, construction of a new
manufactured residence.

EBY-20-075: Jack Hampton for applicants Bruce and Linda Eckholm; R13219-237-3790, removing an
existing single-family residence and building a new residence with the same footprint.
The Historic Preservation Commission will hear testimony from interested persons via telephone or
video. Join meeting using the Starleaf app: https://meet.starleaf.com/4839493101/app.
The phone number is +1-669-800-5335, meeting ID: 483 949 3101

EBEY’S LANDING HISTORIC PRESERVATION COMMISSION ISLAND COUNTY
COMMISSIONERS’ HEARING ROOM
November 12, 2020
CALL TO ORDER
Chair Clay called the meeting to order at 10:04 a.m.
COMMISSION MEMBERS PRESENT
Commission Chair Bob Clay, Katherine Baxter, Marshal Bronson, Darrell Nance.
STAFF PRESENT
Coupeville Acting Planning Director Donna Keeler, Island County Associate Planner Grant
Johnson, Island County Associate Planner Reilly Rosbotham, Island County Associate Planner
Liz Dickman, Ebey’s Landing National Historical Reserve Preservation Coordinator Jason
Benson. Recording Secretary Claudia Golden.
APPROVAL OF AGENDA
The agenda for the meeting of the Historic Preservation Commission meeting of 11/12/2020.
Motion passed unanimously.
APPROVAL OF MINUTES
The approval of the minutes for the regular Historic Preservation Commission meeting of
10/22/2020. Motion passed unanimously.
PUBLIC HEARINGS
Chair Clay 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 Bronson visited all sites.
• Chair Clay visited 2 of the sites.
• Commissioner Nance 3 of 4 sites
1) EBY-20-050: MLR Development Group, LLC; R13222-215-0660, construct a single-family
residence.

Associate Planner Liz Dickman described the elements of the proposed new single-family
residence and site context, and provided staff's analysis of compliance with Ebey's Landing
National Historical Reserve Design Guidelines and the Secretary of the Interior’s Standards
for Rehabilitation, with the following two conditions:
•
•

Composite roofing shall be darker colored.
Applicant must use plantings to screen residence from Monroe Landing Rd
according to the submitted landscape plan

QUESTIONS OF STAFF
Chair Clay opened the floor for questions to Staff.
Hearing none, he opened the floor to public comment.
PUBLIC COMMENT
Chair Clay opened the floor for public comment,
Applicant Colin Smith; MLR Group agrees with conditions.
Commission asked for and received clarification of the tree removal on site. Land clearing
should not continue until future application. Forested view should be preserved.
DISCUSSION
Chair Clay opened the floor to Commission discussion.
Hearing none, Chair Clay asked for a motion.
MOTION
Commissioner Bronson moved to adopt findings and conclusions and approve EBY 20-050, as
presented, with recommended conditions. Motion seconded. Motion passed unanimously.
2) EBY-20-054: Jon Roberts for the applicant; R03224-021-3680, construct a new residential
garage for a future residence.

Associate Planner Reilly Rosbotham, described the elements of the proposed new residential
garage and site context, and provided staff's analysis of compliance with Ebey's Landing
National Historical Reserve Design Guidelines and the Secretary of the Interior’s Standards
for Rehabilitation, with the following condition:
•

The proposed garage will be a dark, earth-tone color.

QUESTIONS OF STAFF
Chair Clay opened the floor for questions to Staff.
Jason Benson clarified Charlie Mitchell house is no longer a contributing structure. Only the
Barn, they are on two separate parcels.
Commission asked for and received clarification of location of barn and grading.
PUBLIC COMMENT
Chair Clay opened the floor for public comment.
Applicant Jon Roberts had nothing to add
Commission asked for and received clarification of the roofing material and color.
DISCUSSION
Chair Clay opened the floor to Commission discussion.
Commission commented on the location of the flag pole. Commission asked for and received
clarification on location of solar panels and types of fruit trees.
Chair Clay asked for a motion.

MOTION
Commissioner Bronson moved to adopt findings and conclusions and approve EBY 20-054, as
presented, with recommended condition, including dark color composite roofing materials.
Motion seconded. Motion passed unanimously.
3) EBY-20-059: Penn Cove Cottage Company LLC for the applicant, R13230-178-2640, construct
a stand-alone garage.

Associate Planner Grant Johnson described the elements of the proposed stand-alone garage and
site context, and provided staff's analysis of compliance with Ebey's Landing National Historical Reserve
Design Guidelines, and the Secretary of the Interior’s Standards for Rehabilitation with the following
condition:

•

If Applicant chooses to install metal roofing, it shall be non-reflective and dark
colored.

QUESTIONS OF STAFF
Chair Clay opened the floor for questions to Staff.
The Commission noted the existing building is an important structure on Reserve, and the
importance of protecting the environment around that, with regard to screening, and preservation
of that vegetation, should be added as a condition for approval.
PUBLIC COMMENT
Chair Clay opened the floor for public comment,
Applicants Wehrman, will maintain the orchard. Commission added there is value in landscape
history of the orchard and its maintenance. Commission asked for and received clarification of
any future structures on site.
DISCUSSION
Chair Clay opened the floor to Commission discussion.
Hearing none, Chair Clay asked for a motion.
MOTION
Commissioner Bronson moved to adopt findings and conclusions and adopt COA 20-028 subject to the
following condition; to maintain the orchard. Motion seconded. Motion passed unanimously.

4) EBY-20-060: Dylan & Dina Guay for the applicant; 168 Jacobs Rd, Coupeville, construct a
1702 sf new single-family residence with associated clearing.
Associate Planner Reilly Rosbotham described the elements of the proposed new single-family
residence and clearing, the site context, and provided staff's analysis of compliance with Ebey's
Landing National Historical Reserve Design Guidelines, and the Secretary of the Interior’s
Standards for Rehabilitation.

QUESTIONS OF STAFF
Chair Clay opened the floor for questions to Staff.
Commission ask for and received clarification of the use of the Guideline for identifying the
front door.
PUBLIC COMMENT
Chair Clay opened the floor for public comment,
Applicant Guay, spoke to the Commissions condition to identify the front door, and intends to
add a concrete walkway with landscaping.
Commission asked for and received clarification with regard to the natural buffer of the property.
DISCUSSION
Chair Clay opened the floor to Commission discussion.
Commission finds applicants landscape plan for the front entrance addresses the need to identify
the front door.
Chair Clay asked for a motion.
MOTION
Commissioner Baxter moved to adopt findings and conclusions and approve EBY 20-060, as
presented, with the condition a concrete sidewalk be constructed to the front door. Motion
seconded. Motion passed unanimously.
Chair Clay reminded the Commission that the December 10, 2020 HPC meeting will be training.
Reserve Coordinator Jason Benson will distribute the Agenda, for that training.
ADJOURNMENT
The meeting was adjourned at 11:01 a.m.

Respectfully submitted

_____________________________

_____________________________

Claudia Golden, Recording Secretary

Donna Keeler, Acting Planning Director

EBEY’S LANDING HISTORIC PRESERVATION COMMISSION ISLAND COUNTY
COMMISSIONERS’ HEARING ROOM
December 10, 2020
TRAINING
CALL TO ORDER
Chair Clay called the meeting to order at 10:02 a.m.
COMMISSION MEMBERS PRESENT
Commission Chair Bob Clay, Marshal Bronson, Darrell Nance, Kathy Baxter, Appointees Shelia
Saul, Wilbur Bishop.
STAFF PRESENT
Coupeville Planning Director Donna Keeler, Island County Associate Planner Grant Johnson and
Island County Assistant Planer Reilly Rosbotham, Ebey’s Landing National Historical Reserve
Manager Kristen Griffin, Ebey’s Landing National Historical Reserve Preservation Coordinator
Jason Benson. Recording Secretary Claudia Golden.
APPROVAL OF AGENDA
The approval of the agenda for the meeting of the Historic Preservation Commission meeting of
12/10/2020. Motion passed unanimously.
APPROVAL OF MINUTES
The minutes for the regular Historic Preservation Commission meeting of 11/12/2020 were not
provided to the Commission. Chair Clay asked that the Recording Secretary email them to the
Commission, and they will be approved on the January 28, 2021 meeting.
PUBLIC HEARINGS
None.
TRAINING
Ebey’s Landing National Historical Reserve Manager Kristen Griffin spoke to core Reserve
concepts. Commission discussion ensued.
No Action Taken.
ADJOURNMENT
The meeting was adjourned at 11:51 a.m.

Respectfully submitted

_____________________________

_____________________________

Claudia Golden, Recording Secretary

Donna Keeler, Planning Director

Ebcy's Landing National Historical Rcsen·e

Certificate of Appropriateness
106 NE Ninth Street
COA 20-030
Level A or B (HPC review requested)
Level C
Jurisdiction:

Town of Coupeville

I - PROJECT SUMMARY

Jim Sykora, on behalf of Jacob and Lisa Keating, requests a Certificate of Appropriateness to
construct a new single-family residence and detached accessory building at 106 NE Ninth Street.
The site is located in Review Area I and is within 100 feet ofthe Jacob Straub/ Warder House at 202
NE Ninth Street and the First Methodist Parsonage/Jefferds Rental House at I04 NE Ninth Street.
Other contributing historic properties within view of the site include, at a minimum, the Jefferds
rental house at 203 NE Ninth Street, the Hesselgrave Rental House/Bagby Rental House at 205 NE
Ninth Street, the lves House/Jefferds Rental House at 803 NE Haller Street, the Stark House/Jefferds
Rental House at 80 I NE Haller Street, and the Tomas Griffith House/Brooks House at I 0 I NE Ninth
Street. The lot is just under 5,000 square feet, comprising half of each oftwo lots ofThomas
Coupe's 1887 Plat of Coupeville, located at the northwest corner ofNE Ninth Street and NE Haller
Street.
The proposed 2,681 sq. ft. residence is two stories plus a daylight basement. The primary fayade will
face NE Ninth Street and will have a two-story main volume of29 linear feet on NE Ninth Street and
40 linear feet on NE Haller Street. . The proposal also includes a detached I ,224 accessory structure
behind the residence to house a garage and bonus room. Covered porches with trim posts and
baluster railings are proposed on the front (south), east and south facades.
According to the applicant the proposed structure is designed with a somewhat narrow, south facing
elevation similar to the south elevation of the First Methodist Parsonage next door. The roofline with
opposing gables is intended to be similar in style to the Jacob Straub residence across NE Haller
Street. Exterior materials include horizontal hardi-plank siding, composition roofing, vinyl vertical
hung windows with divided top panes, trim and headers. The front of the building facing NE Ninth
Street is approximately I0 feet from the front setback line. Garage access will be from NE Haller
Street. The height ofthe two-story+ single family residence is just under the height restriction of28
feet.
COA-20-030

I - PERMIT DATA
Building or Land Use Permit Type

Building permit

Application Number

COA 20-030

Application Date

September 18, 2020

Applicant/Owner

Jim Sykora for Jacob and Lisa Keating

III - SITE DATA
Address

106 NE Ninth Street

Location

Town of Coupevill e

Parcel Number(s)

S64!5-00-09006-I

Size of parcel(s)

4,992 square feet (0. 11 acres)

Historic Structure?

Yes

Proximity to Historic Structures?

Yes

No

X

X

No

Residential Medium Density (RM 9,600)

Zoning Designation
Critical Areas/Overlays?

Yes

No

X

Shoreline Jurisdiction?

Yes

No

X

NPS Easements?

Yes

No

X

Heritage Farm Plan?

No

IV - STAFF CONTACTS
Title
Planning Director

Name
Donna Keeler

Phone
360-678-446!

E-mail
X} 03

planner@townofcoupeville.org

V. DISCUSSION
The proposal is for the construction of a 2,681 sq. ft. single fami ly residence and a detached 1,224 sq.
ft. accessory building on a vacant parcel. It should be noted originally the applicants submitted an
application with a garage attached to the residence. After staff and the Historic Reserve Committee
(HR C) raised concerns over the scale and mass of the proposed structure, the applicant submitted
new (revised) drawings separating the garage from the main residence, dramatically reducing the
overall massing and scale.fi·om the original proposal. The revised drawings were reviewed by the
Historic Reserve Committee (HRC) on December 12, 2020 and there were no objections to bringing
the proposal forward to the HPC.

VI. SECRETARY OF THE INTERIOR'S STANDARDS
The Secretary of the Interior' s Standards do not apply to this proposal for new construction .
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VII. DESIGN GUIDELINES
Staff has identified the following design guidelines as particularly relevant to the proposal. The
Commission may determine other guidelines to be similarly or more relevant.
CHAPTER 4.5 - SITE DEVELOPMENT
4.4.1. Pre-Construction: 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 m eeting
the property owner 's needs~ Consider the setting of the lot and its surroundings when making
siting decisiom~ Collectively, landforms and f eatures (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, and significant open spaces- 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.
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: Like other single family homes on NE Ninth Street, the proposed structure is oriented
in the same fashion as the First Methodist Parsonage and proposed street setbacks are similar to
other buildings in the vicinity. By separating the main structure from the garage, stepping the
accesso1y building down on the rear, using materials similar to other residences in the area, and
providing a side y ard space on the west side, the overall appearance and scale is in consonance with
numerous surrounding residences. Neighborhood residences ofsimilar size or larger can be f ound at
5 NE 91" Street, 101 NE Front Street, 201 NE Front Street. The residence directly across the street at
NE <J" and Haller is approximately 2,070 square f eet.

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
1. The mass of larger buildings should be broken up into separate parts to give the appearance
COA-20-030
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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 staff's view, the characler of the proposed building is de.fined by its south f acing
elevation, roojline with opposing gable, porches, vertical windows and horizontal siding intended to
be similar in scheme to the Jacob Strauss House. The detached garage structure provides relief by
reducing the overall massing and scale ofeach structure.

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: Although stylistically different and more contemporary from surrounding historic
buildings, exteriorfabric materials were selected to be in keeping with the character of the area. The
proposed structure is designed with a somewhat narrow.front on NE 9'11 Street intended to be similar
in elevation to the First Methodist Parsonage. Buildings in the immediate vicinity vary in scale.
Residences immediately to the east and west of the site, both designated historic buildings, and to
northwesl appear to have smaller masses. Other buildings in the vicinity appear to have similar
volumes and have roof planes and other modulations that reduce the appearance of massing similar
10 the proposal.

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.
Staff analysis: Hardi-plank siding will be compatible ~-vith other buildings in the vicinity.
Composition roo.fing, double hung appearing vertical windows and trim, appears to be typical on
other buildings in the vicinity of the site. The applicant has not determined a .final color for the
exterior siding but indicated it would be an earth tone color with contrasting trim color.

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 fonn or shape
throughout the Reserve are not permitted in Review Area 1.
Staff analysis: In staff's view, the primGJy residence and access01y structure will be compatible in
siding materials. Roofing will also be consistent with surrounding development. By agreeing to
separate the garage from the main residence, staff and HRC are under the opinion that the proposal
is appropriate in scale, size andform.for the area.

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.
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Staff analysis: The exterior materials andfabric are intended to acknowledge and rei1?force the
characteristics of the existing development pattern in the neighborhood. Form and massing are
discussed above.

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: Horizontal-oriented cement fiber siding (Hardi-plank) is proposed. .

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: Adequate room has been provided on all sides of the proposed single family residence
to dedicate landscaping areas. The dedicated parking area is at the rear of the building with access
.from NE Haller Street.

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 ofscale, massing, materials, and co/01:

1. In Review Area 2, and for totally screened development in Review Area 1, greater
flexibility in design and materials is pennitted, as long as the building does not negatively
impact the historic character of the Reserve. Use historic features as inspiration for in fill
design, not as a template.
Staff analysis: The site is in Review Area 1. Although larger in scale and size of many historic homes
in the area, the proposed residence is similar in scale and mass to many other residences in the area
discussed above. The site is a highly visible corner lot on collector arterial. By applying thefeel and
look of a 1 'lS st01y building and integrating the second floor into the roof structure, the design is in
keeping with the neighborhood and less conspicuous.

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.
Staff analysis: Gable roofs are typical in the immediate vicinity of the site. The roofline has
opposing gables (facing both south and east) similar in style to surrounding residences. The overall
height of the south facing gable is proposed to be under the Town 's height limit of 28 feet.
Proportionally vertical oriented windows, as proposed, are generally encouraged for compatibility
with historic development. By separating the buildings, avoiding massively tall walls, incorporating
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the secondfloor into the roofstructure and mimicking rooflines similar to surrounding development,
with conditions, staff is under the opinion the proposal meets this guideline.

3. Building shapes should be compatible to historic residential structures in the Reserve.
Staff analysis: J11e building shape is compatible with historic structures, in particular the Jacob
Straub/ Warder House and the First Methodist Parsonage House where design elements were
borrowed from.

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.
Staff analysis: A gable opposing roof line is proposed. Other gable roofed forms in the vicinity
appear to enclose half-story upperfloor similar to the proposal and residential development in the
Reserve in general.

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 fa9ade, with 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.
Staff analysis: The main far;ade is oriented toNE Ninth Street. Front, side and back covered
porches are proposed including an entry with steps to the fron t door.

9. Reflect the mass, scale, and height of adjacent structures.
Staff analysis: The building height does not appear to be appreciably different from other homes in
the vicinity and meets the Town 's height requirement. From the front, the residence will be similar
in scale and massing to other residential buildings along NE N inth Street. However, the appearance
~f massing along NE Haller Street may appear greater than other homes in the vicinity due to the
scale relative to the site area.

l 0. 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.
Staff analysis: Footprints of buildings within 200 feet ~{the site range from 616 square feet to 2,436
squarefeet with an average ~f 1,601 squarefeet. The proposed living area footprint of the building,
excluding the porch areas and the accessory structure is approximately 2,681 squarefeet, which is
slightly larger than the average footprint within 200 feet.

11. To avoid overwhelming smaller neighboring buildings, divide a wide facade to look like
smaller building masses.
Staff analysis: It is staff's impression that by separating the garage structure from the main house
and including a recommendation requiring landscaping on the west side of the main structure in
addition to the east and north sides, the proposal will not visually overwhelm the adjacent historic
buildings or the NE Haller streetscape.
COA-20-030
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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.
Staff analysis: The window types are generally similar to nearby buildings and appear to be
proportional adding architectural interest to wall planes. Staff is recommending a condition ~f
approval requiring a minimum of one additional window and landscaping on the west far; ade of the
main structure to prevent the appearance of a semi-blank facade which currently only has three
windows on the top level and one window on the bottom level.

13 . Wood windows are preferred on buildings.
Staff analysis: The application notes that vinyl windows are proposed. Wood windows are not
required.

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., oneover-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.
Staff ana~ysis: Multi-pane vertical windows are proposed. The appearance of hung
windows, as proposed, is consistent with surrounding development.

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.
Staff analysis: The garage is proposed to be located on the back of the building and offstreet
parking will also be behind the building, recessed from the street. Garage doors are proposed to be
vertical with top panes intended to compliment the panes on the windows on both structures. By
orienting the garage on the east elevation and on the lower portion of the lot, the impact of the
garage doors is minimized from NE Ninth Street.
CHAPTER 4.11.3- PAINTING AND COLORS
Guiding Principle: Paint serves both to protect wood from the weather and to add a
decorative element to the building and the streetscape. Proper maintenance ofpainted
surfaces is important to preserving houses and their architecturalfeatures.

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 ofthe 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.
COA-20-030
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I. 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.
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 ca lled 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 visibi lity and
alter the historic viewsheds.
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.
6. On a historic building, a color scheme that reflects the hist01ic style is preferred, although
some new color selections can be compatible. It is recommended that a color expett be
consulted when using more than three colors, and that sample areas be painted to see how
the combinations work. Base or background colors should be muted. Reserve the use of
bright colors to accent building features only. Contrasting accent colors may be used to
highlight entries.
7. Elsewhere in the Reserve, use colors (usually dark colors) that blend with or complement
the surroundings.
Staff ana(ysis: The Design Guidelines do not dictate paint colors. However the proposed
earth tone house body color and the contrasting trim appear to be cons istent with the intent
of the guidelines. The color of the garage doors is not indicated and should be consistent
with the color palette of the house and garage structure.

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.

I. Screen light fixtures so that the light source is not visible off-site.
2. Reduce horizontal light glare and vetticall ight trespass from a development site onto
adjacent parcels.
7. Avoid bright lighting on outdoor surfaces ofbui ldings.
Staff analysis: Recessed and fixture lights are indicated for the exterior on three sides of the single
family residence east elevation of the garage. Th e typ e of light fixtures and number qf overall
exterior lights is not clear. While not among the Design Guidelines, the minimization of exterior
lighting is an area of emphasis within the Reserve to avoid light pollution and loss ofdark nig ht
COA-20-030
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skies. Staff recommends a condition of approval to screen exterior light fixtures so that the light
source is not visible off-site and light does not spill onto other properties. Light fixtures should only
be located over doors and steps and where demonstrated necessary for safety. Light fixtures
intended to illuminate the side of the building should not be permitted.
CHAPTER 4.1 1 -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.

4.11.1 Residential
2. Minimize the impact of individual garage entrances where they face the street by limiting the
curb cut width and visually separating the garage entrance from the street with landscaped
areas. Emphasize pedestrian entrances in order to minimize the garage entrances.
[Also, 4.3.1 .11 -Design a garage or carport addition so that it does not dominate the main
facade. Placing the garage so that it is inconspicuous from the street is preferred. In any case,
the garage or ca1port should be set back.from the street-facingfacade so that the ent1y or front
porch is the dominantfe ature.]
[Also, 4.3 .1.12 -Design garage doors to minimize visual impact by matching the color of the
garage door to the color of the garage siding in order to make it as unobtrusive as poss ible.
Also minimize the visual impacts of the driveway. ]
Staff analysis: The garage will be located below and somewhat recessed behind the residence and
will be inconspicuous from NE Ninth Street, although visible from NE Haller Street. Siding materials
and colors will match the primmy residence. Staff is recommending a condition of approval
requiring the garage doors to be painted an earth tone color to make them unobtrusive as possible.
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 fi·om 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 propane tanks, heat pump, or other common exterior utilities are addressed in the
application. As these elements are often afterthoughts in new development, staffrecommends a
condition ofapproval to ensure such facilities, if incorporated, are located and screened to be
unobtrusive.
VIII. MOTION

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 20-030 to be
consistent with the Ebey's Landing National Historic Reserve Design Guidelines subject to cettain
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conditions, I move to recommend approval of a Certificate of Appropriateness with the following
conditions:
Conditions:
I . To minimize visual impact of the garage, garage door colors shall be a matching or similar
earth tone color of the siding of the buildings.
2. The west elevation of the primary structure shall contain a minimum oftwo windows on the
main floor in addition to the three proposed windows on the top floor. Landscaping shall also
be installed and maintained on the west side ofthe structure.
3. Exterior mechanical equipment shall be located in an interior yard not adjacent to a street and
screened from view from public streets.
4 . Screen exterior light fixtures so that the light source is not visible off-site and light does not
spill onto other prope1ties.
5. Light fixtures shall only be located over doors and steps and where demonstrated necessary
for safety. Light fixtures intended to illuminate the side of the building shall not be
permitted.

IX. 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 20-030:
I . An application was submitted for a Certificate of Appropriateness on September 18, 2020, to
construct a new single-family home and detached accessory structure at I 06 NE N inth Street.
2. The site is within Review Area I of Ebey's Landing National Historical Reserve, which
requires action on a Certificate of Appropriateness by the Historic Preservation Commission.
3. The site is adjacent to two contributing hi sto1ic buildings within the Central Whidbey Island
Historic District, which is li sted on the Federal Registe r of Historic Places, and w ith in Ebey· s
Landing National Historical Reserve. At least five other listed historic buildings are within
one block ofthe site.
4. 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
February 28, 2021, and all wishing to be heard were heard.
5. After review of the proposed application and consideration of public conunent and stafr s
recommendation, the Historic Prese1vation Commission finds the application substantially
incons istent with the applicable design guide lines within Ebey's Landing National Historical
Rese1ve.

IX. APPEAL PROCESS
A decision to approve, conditionally approve, or deny a Certificate of Appropriateness may be
appealed as an administrative determinatio n, together with the associated permit, in conf01mance
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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Agent Authorization Form
I, Jacob and usa Keating
• the owner(s) of the subject property, understand that by
completing this form I hereby authorize Jim Sykor.a from Sykora Home DesiQn
to act as my agent. I
understand that said agent will be authorized to submit applications on my behalf. I also understand
that once an application has been submitted that all future correspondence will be directed to said
agent.
C4t'F#IUH/.1

Stateofw::~
County of
~
(f
I certify that I know or have satisfactory evidence that

7/iC~& Kl!IJ1?11r_
K'GWI..¥9 signed
this Instrument and ~knowledged It to be (bis/herj free and
voluntary act for the uses and purposes mentioned In this
instrument.
6
L
Dated

J WI!

2) Usa Kea!lng
Property Owner Name(s) (print)

iA A

1----

'9::/f

SIJnature(s)

..-..lililllotarv

~-J~

c-.•

?. '-c

Pu~:c 4(~
1?:/4·1/<f HuN K/IIJ

Name

L

iR*!SiidlnJZ at

.os

Att;J.~s

,_.._~....~Pi-..i'!!i~jij.-iiJiililll't.,fy appointment expires t:IC7

CP~~

State of Weshfnatotr
County of-ftl!!l!! L tS

/
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)

4£.,4v

I certify that I know or have satisfactory evidence that

2) Usa Keating

1.

Property Owner Name(s) (print)

/l

J.--Slsnature(s)

9/'8':/bzo
Date

_.).~:£tU~~~fL./r:I.:?Ll._«'~~~....... signed
this instrument and acknowledged it to be ·{hi$/he free and
voluntary act for the uses and purposes me.r itioned in this
instrument.
Dated
7.b 'J.-0

5e/'1 J:,

A=
. .,.,//-

Signature of
Notary Public--4~~-r~~..::
~:;:.....;:;...__
- _

~ ftl;/i Ph!
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Residing at
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,4l?,'f~Y
..
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Certificate of Appropriateness Application
Rei/MdJanuoty 2011

Page4of4

Design Narrative
Project: Keating Residence XXXX NE 9th Street, Coupeville WA 98239

RE: Narrative to describe the proposed project compliance with the Ebey's Reserve Design
Guidelines.

To whom it may concern,
The following narrative describes the design goals and approach taken with the subject project to
comply with the Ebey Reserve Design Guidelines. It is the express interest of the project owners to
comply with the ENHR Design Manual and the project designer has given detailed attention to the
building design to harmonize with the historical setting of the project.
Design Goal : To achieve an exterior design that respects the historical character of the surrounding
historical buildings in scale, size, massing, fenestration, building materials and exterior colors.
Design Features:

•

•

•
•

•
•

•

Proportion and Scale: The proposed structure is designed with a more narrow, south facing
elevation similar to the south elevation of the First Methodist Parsonage. The overall height of
the south facing gable is also similar and still incompliance with the City of Coupeville height
restriction. The roofline with opposing gables (gables facing both south and east) is similar in
style to the Jacob Straub residence directly across Haller Street. Using the fee l of a 11/2 story
structure by somewhat building the second floor into the roof structure also is in keeping with
the surrounding buildings. The overall design avoids massively tall walls with bland siding
configurations that are void of character.
Complementary exterior finishes: The proposed structure has a similar siding scheme as the
Jacob Straub residence with horizontal siding installed at a 5" exposure and utilizing a frieze
board at the gables along with vertical corner boards of contrasting color.
Complementary window pattern and proportion: The proposed structure has more vertical
oriented windows with divided panes similar in fashion to the surround historical structures.
Complementary architectural details: The proposed structure uses details like the simple
baluster railing design, modestly trimmed porch posts, and window trim details to be
compatible with the surround historical structures.
The intent of the exterior color selection will be to provide an earth tone house body with a
contrasting trim color, similar to both historical structures in proximity.
The use of a front porch at the south elevation clearly expresses the location of the front entry
from the street. Continuing the covered porch around the east side of the building serves to
break up the building fa~ade and provides some balance to the east elevation. The steps at the
front entry further enhance and define the entry from the street.
The intent of orienting the garage on the east elevation and on the lower portion of the lot was
an effort to minimize the impact of garage doors facing 9th street.
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PNRO

Westin Bulding, Roan 1920
2001 Sixth Aveooe
Seattle, Washington 98121

f6!1M!s
~ - NATIONAL INVENTORY
~ ? :;:z~
HISTORICAL RESERVE
NAME(S) Of STRUCTURE

Pi-rat Methodist Parsons

DATE OF
CONSTRUe

e/Jefferds Rental Bouse

SITE ADDRESS (STREET & NO.)

c. 1880
ADDITION($)

104 Northeast 9th S1:.

SlATE

y

on
OWN£~/ ADMIN

ADDRESS

tan Jefferos

DA_NGER OF DEMOLITION?

paroeiiS6415-00-09005

IP. 0. Box 148

(SPECIFY THREAT)

98239
DESCRIPTION AND BACKGROUND HISTORY INCLUDING CONSTRUCTION OATE(S),
PHYSICAL DIMENSIONS. MATERIALS, MAJOR ALTERATIONS, IMPORTANt
BUILOERS, ARCHITECTS. ENGINEERS, ETC.

CURRENT USE

OVES
il§NO
OUNKNOWN

ORIGINAL USE

Residence/Rental
~idence
Vernacukr Farmhouse. Wood frame set on post and block
foundation; rectangle (16'x22'); llrst:ories; wood shingle siding; asp'halt-shinglad gabla -roof; off-center entrance on
SO\Ltb .facade; center chi~~~ney. Erterior features include 1/1 double-bung sash with plain surrounda; multi-pane fiJted
sash with plain surrounds; l -story hip roof bay with 4/4 doubler-hung sash; boxed cornice; plain .frieze board; corner
boards; pedimented portico supported by chamfered posts on south facade; shed roo£ por~h with chamfered posts on ~eat
facade.

Constructed c. 1880. this structure was originally located at the &ite of the high school at Px:airte Center. I t s e rved as
the parsonage when the Methodist Chuteh was located at Prattie Center. The house was sold by the church in 1885 and
remained a private residence until 1912 when it was sold to the school dietr~ct. lt was ~ed as housing for teachers f or
many years. In the 1950's. the house was sold to Mr. Stark vbo moved :lt tQ it& present 1ocat:1on in Coupeville. It is
currently a rental hof:~ ~

('\'l'i: C>ne. umhr;b\ln...~ ~deh~ ..

YES. UNLIMITED
UNKNOWN

PUBLIC
ACCESSIBILITY
LOCATED IN AN
HISTORtC DISTRICT?

II EXISTING

SURVEYS

NO

II CONDITION

Cent. Whid. lsl. Hist. Dist.

SIGNIFfCANCE This property Is 8lgnlflcant under NatJonaf Register criterion A. for Ita association with religion, bellefa, and culturaf traditions Important to
membets of the Reserve community, and Is repmsentatJve of the period d community dewlopment from 18'71 to 1910.
This property Is also slgnfflcant under National Register atelfon C, beofwse t embodies the dlstJ!lCth'e characterfstfcs of arcNrectural expresafons and methods
of construction that represent the period of community development In the Reserve, from 1871 untl 1910. It retains Integrity of location, setting, matertars, dGslgn.
workmanship. feeling and assocfallon.
"'1Cf
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NATIONAL
HISTORICAL RESERVE

PNRO
INVENTORY

National Pal1c Service.
Pacific Northwest Region
CtA.tral Resowces Division

Westin 8uildilg, Room 1920
2001 Sixth Avenue
Seattle, Washington 981~

DATE OF

NAME(S) OF STRUCTURE

!j CONSTRUCT IOnli=:=::=:=:=======F=!:::=:=!::d::=~:::h:d:d!::=::bd

JAc.ob s traul> House:lWar4er House

1 c.l890

SITE ADDRESS (STREET & NOJ

ADDITION(S)
CITY/VICINITY

oves

OWNER/ADMIN ADDRESS

Rh~o
OUNKNOWI'l

(SPECIFY THREAT)

OESCRPTION AND BAOJ<GROUND HISTORY INCLUDING CONSTRUGTION I>ATE(S),
PHYSlCAL OtMEN81QNS, MATERIALS, MAJOR ALTERATIONS, IMPORTANT
BUILDERS.ARCHITECTS, .ENGINEERS, ETC.

CURRENT USE

ORIGINAL USE

Residence
Residence
Vexnac:ular l'arahouse. Wood frame set on concrete/concrete block
foundat.i oo; L-shape (30' x 24'); l 1/2-storles; shiplap sid:ln& with stone faeing on ~O'Iirer south facade; wood-ab.i:ngled
gable roof with extended eaves; entran.ce in corner of ell on south fa:c:ade; co-rbelled inte:rior chinney. Extedor ·felitures ·
include single pane fixed sash; 1/1 doubl&-hung sash; alU'IDinura sliding windows; plain cornice and f'd.ez.e board; corne-r
boards; shed roof porch with metal post on south facade; 2nd story sliding slass dQOrs opening onto deck ou east facade .
Notable landscape features include lar&e maple trees; flowe~ gardena in Yatd .

e:====::=====:=======:==============f

Jacob Straub, a local blacksudth, built this house c .1890. Be. also constructed several structures on Front Street in
Coupeville. This structure has been extensively rema<teled over the last few years. Tb.e hip-roofed porch which
extended across the south facade bas been removed, the original. windows replaced., and new porches added. The structure
no longer retains int~rity of dffs~"ign, materials and workmanship. ·

I'M';:

o,e

~al7cH1~ .,cJaaa•~

.

PUBLIC
ACCESSIBILITY
LOCATED IN AN
HISTORIC DISTRICT?

TATE
dUNTY

OLOCAL
DOTt-IER

CONDITION

SIGNIFICANCE

This property is significant under National Register criterion c, because it embodies th& distinctive
characteristics of architectural expressions and methods of construction that represent the period of
community deve.lopment in the Reserve, from 1.871. until 1.910. It retains integrity of location, setting,
materials, design, workmanship, feeling and association.
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NEIGHBORS GARAGE STRUCTURE
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LOT SIZE : 0.11 AC.
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DESIGN. DRAWINGS NOTED AS PRELIMINARY, SCHEMATIC, AND/ OR CONCEPT CONTAIN INFORMATION THAT IS
CONCEPTUAL AND SUBJECT TO CHANGE. THE DESIGNER MAKES NO CLAIM FOR ACCURACY OF CONCEPTUAL
INFORMATION OR OF INFORMATION SUPPLIED BY OTHERS.
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J. SYKORA, CPBD

SMOKE DETECTOR. EVERY DWELLING UNIT SHALL HAVE A SMOKE DETECTOR LOCATED
IN EVERY BEDROOM AND AT A POINT CENTRALLY LOCATED IN THE CORRIDOR OR AREA
GIVING ACCESS TO EACH SEPARATE SLEEPING AREA. IN NEW CONSTRUCTION,
REQUIRED SMOKE DETECTORS SHALL RECEIVE THEIR PRIMARY POWER FROM THE
BUILDING WIRING AND SHALL BE EQUIPPED WITH A BATTERY BACKUP. SMOKE
DETECTOR AND CO DETECTOR ARE REQUIRED ON EACH LEVEL OF THE STRUCTURE.

DRAFTED BY:

SCALE

1/4" = 1' U.N.O.
SHELF AND HANGING ROD.

DATE

7

F.A.U. ON 18" HIGH PLATFORM. TOP OF PLATFORM TO BE 1 1/8" T & G PLYWOOD.
EXPOSED FACE AND SIDES TO HAVE 1 LAYER 5/8" TYPE "X" GYP. BD. NO FURNACE SHALL
BE INSTALLED IN ANY CONFINED SPACE WITH ACCESS ONLY THROUGH A BEDROOM,
BATHROOM, OR CLOSET. PROVIDE AT LEAST 30" OF WORKING SPACE IN FRONT OF
FURNACE.

8

ALL BUILDING WATER SUPPLY SYSTEMS IN WHICH QUICK ACTING VALVES ARE
INSTALLED, SHALL BE PROVIDED WITH DEVICES TO ABSORB HIGH PRESSURES
RESULTING FROM THE QUICK CLOSING OF THESE VALVES. DRAIN OUT, NO TRAPPING,
END OF PIPE LESS THAN 2 FEET ABOVE GROUND, POINTING DOWN. TANKS SHALL BE
STRAPPED WITHIN UPPER 1/3 AND LOWER 1/3 TO PREVENT OVERTURNING IN AN
EARTHQUAKE.

9

PROVIDE DRYER VENT TO EXTERIOR. PROVIDE RECESSED HOT & COLDSHUTOFF
CONTROL VALVES & WASTE AT WASHER. EXHAUST DUCTS SHALL NOT EXCEED A TOTAL
COMBINED HORIZONTAL AND VERTICAL LENGTH OF 25 FEET. THE MAXIMUM LENGTH OF
THE DUCT SHALL BE REDUCED 2.5 FEET FOR EACH 45-DEGREE BEND AND 5 FEET FOR
EACH 90- DEGREE BEND. A MINIMUM 4-INCH DIAMETER EXHAUST DUCT OF
SMOOTHBORE, NONCOMBUSTIBLE MATERIALS REQUIRED WITH BACK-DRAFT DAMPER.

LINE OF DECK ABOVE

40'-0"
35'-0"

1'-10"

9'-0"

1'-4"

9'-0"

9080

10

11

22" x 30" MIN. ATTIC ACCESS TO BE ACCESSIBLE WITH UNOBSTRUCTED HEADROOM.
FRAME OUT ACESS HOLE TO DEPTH OF INSULATION WITH NOT LESS THAN 1/2"
PLYWOOD. ACCESS COVER IN GARAGES TO BE HINGED AND SHALL BE WEATHERSTRIPPED OR SEALED TIGHT.

12

GUARDRAIL 36" ABOVE FINISHED FLOOR. STAIR HANDRAIL 36" ABOVE STAIR NOSING.
INTERMEDIATE RAIL SPACING SHALL NOT
ALLOW A 4" DIAMETER SPHERE TO PASS THROUGH PER I.R.C. SECTION 312.2.

13

PRE-MANUFACTURED, ZERO CLEARANCE GAS FIREPLACE. CONSULT WITH OWNER FOR
TRIM PACKAGE. CONTRACTOR SHALL ASSUME ALL OPTIONS. REFER TO
MANUFACTURER'S SPECS FOR MINIMUM REQUIREMENTS OF NON-COMBUSTABLE
SURROUND & HEARTH MATERIAL.

14

GARAGE FLOOR SUFACES SHALL BE MIN. 4" CONCRETE. SLOPE CONCRETE FLOOR MIN
1/8" PER 12" TOWARDS MAIN VEHICLE ENTRY DOORWAY OR TOWARDS FLOOR DRAIN.

15

TEMPERED GLASS

16

20 MIN. FIRE RATED DOOR.

5'-0"

1'-10"
14'-5 1/2"

MECHANICAL FAN. BATHROOM, LAUNDRY ROOMS AND POWDER ROOMS SHALL BE
PROVIDED WITH A MECHANICAL FAN CONNECTED TO THE OUTSIDE CAPABLE OF 50
C.F.M. AND SHALL NOT TERMINATE CLOSER THAN 3 FEET TO ANY OPENABLE WINDOW
OR OPENING INTO THE BUILDING. MINIMUM DUCT SIZE IS 4 INCHES. DRYER, KITCHEN,
AND BATH FANS TO BE SEPERATELY VENTED TO THE OUTSIDE. INSTALL DUCTWORK
PRIOR TO INSULATION FOR FRAMING INSPECTION. EXHAUST FANS TO BE
CONSTRUCTED OF SMOOTHBORE, NONCOMBUSTIBLE MATERIALS. APPROVED FLEX
CONNECTORS NOT EXCEEDING 6 FEET IN LENGTH MAY BE USED IN CONNECTION WITH
DOMESTIC DRYER EXHAUST.

9'-3 1/2"

11'-3"

9080

STAIRS UP TO DECK

5'-0"

6'-1"

14'-0"
9'-0"

5'-4 1/2"

134 SQ FT

2868

REF.

2868

2868
2868

HALL

3068

4'-0"

3068

WET BAR

29'-0"

13 SQ FT

CLOSET

4068

W33-3050

BEDROOM #1

29'-0"

24'-9 1/2"

30'-0"

MUSIC ROOM

94 SQ FT

167 SQ FT

22'-1"

11'-4"

11'-9"

9'-7"

GUEST BATH

2'-1"

12'-0"

9'-0"

LINEN

63 SQ FT
2868

623 SQ FT

11'-8"

111 SQ FT

15'-0"

2. ALL HEADER MATERIAL TO BE 4 x 10 D.F. # 2

U.N.O.

3. VERIFY HEADER HEIGHTS WITH SUPER.
4. ALL EXTERIOR WALLS ARE 2 x 6 - 16" O.C. STUDS, UNLESS NOTED OTHERWISE.

UP

12'-0 1/2"

11'-9"

8'-2"

1. ALL DIMENSIONS ARE TO FACE OF STUD UNLESS NOTED OTHERWISE.

UTILITY

329 SQ FT
5'-4 1/2"

13 SQ FT

4068

W15-3050

167 SQ FT

CLOSET

BEDROOM #2

LINE OF DECK ABOVE

3068
13'-10 1/2"

MEDIA

2'-1"

17'-0"

GARAGE

GENERAL NOTES

5. ALL INTERIOR WALLS ARE 2 x 4 - 16" O.C. STUDS, UNLESS NOTED OTHERWISE.

67 SQ FT

6'-1"

6. PROVIDE BACKING IN ALL BATHROOMS FOR TOWEL BARS, TOILET PAPER
DISPENSERS, MEDICINE CABINETS, ETC. COORDINATE WITH OWNER FOR
LOCATIONS.

5'-5 1/2"

14'-0"

3'-0 1/2"

HOT TUB

OUTDOOR
SHOWER

2468

STAIRS

3'-6"

UP

HOT TUB EQUIP.

4'-0"

3068

14'-11"

FRAMING NOTES

7'-11 1/2"

PROJECT / CLIENT INFO

19'-6"
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WHOLE HOUSE FANS SHALL HAVE A MANUAL CONTROL AND AUTOMATIC CONTROL, SUCH
AS A CLOCK TIMER WITH A ZONE RATING OF 1.5 OR LESS.

FILE:

6

1. REFER TO SHEET A4 FOR FOUNDATION NOTES AND DETAILS.
2. COORDINATE W/ MECH. & ELEC. FOR LOCATIONS & SIZES OF FOUNDATION/SLAB/JOISTS
BLOCKOUTS.

23'-0"

18'-9 1/2"

19'-6"

6'-5 1/2"

3. FLOOR JOIST OR ROOF TRUSS/RAFTER LAYOUT SHOWN HERE IS FOR SCHEMATIC
DESIGN ONLY. MANUFACTURER SHALLPROVIDE AND SUBMIT ENGINEERED DESIGN TO
THE BUILDING DEPARTMENT FOR APPROVAL PRIOR TO THE FABRICATIONAND
INSTALLATION.

40'-0"
82'-6"
LIVING AREA

BASEMENT FLOOR PLAN

14'-9"

4. ALL TRUSS TO TRUSS & TRUSS TO BEAM CONNECTORS TO BE DESIGNED BY MANUF.

1100 SQ FT
5. FLOOR SHEATHING TO BE 3/4" CDX OR OSB STURDI-FLOOR T&G, GLUE AND NAIL W/ RING SHANK
8d's @ 6" EDGES & 12" IN THEFIELD. FACE GRAIN PERPENDICULAR TO SUPPORTS. ROOF
SHEATHING TO BE 7/16" OSB OR EQUAL.

6. PROVIDE SOLID BLOCKING IN THE JOIST CAVITY BENEATH ALL POST LOCATIONS AND
BETWEEN UPPER AND LOWER STUDS AT FLOOR TO FLOOR HOLDOWN LOCATIONS.
7. PROVIDE BLOCKING BETWEEN I-JOISTS AT INTERIOR BEARING LOCATIONS WHERE
THERE IS A LOAD BEARING WALL ABOVE.
8. ALL CONNECTIONS TO BE SIMPSON OR EQUAL.

7-21-20

6-9-20

PLAN AREAS
BASEMENT FLOOR

PLAN AREAS
990 SQ.FT.
1,383 SQ.FT.

MAIN FLOOR
UPPER FLOOR

5-22-20

733 SQ.FT.

11-25-19

PLAN AREAS

BASEMENT FLOOR

1,055 SQ.FT.

BASEMENT FLOOR

MAIN FLOOR

1,458 SQ.FT.

MAIN FLOOR

UPPER FLOOR

861 SQ.FT.

PLAN AREAS
970 SQ.FT.
1,389 SQ.FT.

UPPER FLOOR

10-22-19

789 SQ.FT.

BASEMENT FLOOR

970 SQ.FT.
1,394 SQ.FT.

MAIN FLOOR
UPPER FLOOR

11-2-20

9. INSTALL HURRICANE TIES AT ALL TRUSS OR RAFTER TOP PLATE CONNECTIONS AS WELL
AS FROM TRUSS OR RAFTER TO BEAM CONNECTIONS.

PLAN AREAS

764 SQ.FT.

PLAN AREAS

BASEMENT FLOOR

1,025 SQ.FT.

BASEMENT FLOOR

1,057 SQ.FT.

MAIN FLOOR

1,062 SQ.FT.

MAIN FLOOR

1,043 SQ.FT.

UPPER FLOOR

1,251 SQ.FT.

UPPER FLOOR

COUPEVILLE, WA

EGRESS WINDOWS SHALL HAVE AN OPENABLE SECTION FOR EMERGENCY EGRESS 5.7
SQUARE FEET MIN. MINIMUM NET CLEAR OPENABLE SECTION TO BE 20" WIDE AND 24"
HIGH. SILL HEIGHT MAXIMUM 44" OFF FLOOR.

106 NE 9TH ST

5

581 SQ.FT.

THE INFORMATION, PLANS, DESIGNS, NOTES AND ARRANGEMENTS SHOWN ON THIS DRAWING ARE CONFIDENTIAL
AND MAY NOT BE REPRODUCED IN WHOLE OR IN PART WITHOUT THE EXPRESS WRITTEN PERMISSION OF SYKORA
DESIGN. DRAWINGS NOTED AS PRELIMINARY, SCHEMATIC, AND/ OR CONCEPT CONTAIN INFORMATION THAT IS
CONCEPTUAL AND SUBJECT TO CHANGE. THE DESIGNER MAKES NO CLAIM FOR ACCURACY OF CONCEPTUAL
INFORMATION OR OF INFORMATION SUPPLIED BY OTHERS.

CABINET - OWNER / CONTRACTOR TO VERIFY.

JAKE AND LISA KEATING

4

BUILDER INFO:

BUILT IN SHELVES.

82'-6"
23'-0"

1-2 0-21

3

OWNER APPROVAL
TOTAL LIVING AREA:

3,106 SQ.FT.

TOTAL LIVING AREA:

3,374 SQ.FT.

TOTAL LIVING AREA:

3,148 SQ.FT.

TOTAL LIVING AREA:

3,128 SQ.FT.

TOTAL LIVING AREA:

3,338 SQ.FT.

TOTAL LIVING AREA:

2,681 SQ.FT.
INITIAL:

GARAGE
FRONT PORCH

712 SQ.FT.
60 SQ.FT.

GARAGE
FRONT PORCH

600 SQ.FT.
61 SQ.FT.

GARAGE
FRONT PORCH

600 SQ.FT.
73 SQ.FT.

GARAGE
FRONT PORCH

600 SQ.FT.
68 SQ.FT.

GARAGE
FRONT PORCH

606 SQ.FT.
50 SQ.FT.

BONUS ROOM

534 SQ.FT.

GARAGE

690 SQ.FT.

SIDE PORCH

306 SQ.FT.

SIDE PORCH

173 SQ.FT.

SIDE PORCH

177 SQ.FT.

SIDE PORCH

177 SQ.FT.

SIDE PORCH

209 SQ.FT.

FRONT PORCH

MAIN DECK (262 COVERED)

319 SQ.FT.

UTILITY STORAGE

243 SQ.FT.

COVERED DECK

TBD SQ.FT.

COVERED DECK

TBD SQ.FT.

COVERED DECK

TBD SQ.FT.

SIDE PORCH

200 SQ.FT.

238 SQ.FT.

MAIN DECK

360 SQ.FT.

UPPER BALCONY

72 SQ.FT.

DECK / UPPER BALCONY

318 / 81 SQ.FT.

DECK

246 SQ.FT.

DECK

249 SQ.FT.

DECK

UPPER BALCONY
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60 SQ.FT.

56 SQ.FT.
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J. SYKORA, CPBD

SMOKE DETECTOR. EVERY DWELLING UNIT SHALL HAVE A SMOKE DETECTOR LOCATED
IN EVERY BEDROOM AND AT A POINT CENTRALLY LOCATED IN THE CORRIDOR OR AREA
GIVING ACCESS TO EACH SEPARATE SLEEPING AREA. IN NEW CONSTRUCTION,
REQUIRED SMOKE DETECTORS SHALL RECEIVE THEIR PRIMARY POWER FROM THE
BUILDING WIRING AND SHALL BE EQUIPPED WITH A BATTERY BACKUP. SMOKE
DETECTOR AND CO DETECTOR ARE REQUIRED ON EACH LEVEL OF THE STRUCTURE.

DRAFTED BY:

SCALE

1/4" = 1' U.N.O.
SHELF AND HANGING ROD.

DATE

7

F.A.U. ON 18" HIGH PLATFORM. TOP OF PLATFORM TO BE 1 1/8" T & G PLYWOOD.
EXPOSED FACE AND SIDES TO HAVE 1 LAYER 5/8" TYPE "X" GYP. BD. NO FURNACE SHALL
BE INSTALLED IN ANY CONFINED SPACE WITH ACCESS ONLY THROUGH A BEDROOM,
BATHROOM, OR CLOSET. PROVIDE AT LEAST 30" OF WORKING SPACE IN FRONT OF
FURNACE.

8

ALL BUILDING WATER SUPPLY SYSTEMS IN WHICH QUICK ACTING VALVES ARE
INSTALLED, SHALL BE PROVIDED WITH DEVICES TO ABSORB HIGH PRESSURES
RESULTING FROM THE QUICK CLOSING OF THESE VALVES. DRAIN OUT, NO TRAPPING,
END OF PIPE LESS THAN 2 FEET ABOVE GROUND, POINTING DOWN. TANKS SHALL BE
STRAPPED WITHIN UPPER 1/3 AND LOWER 1/3 TO PREVENT OVERTURNING IN AN
EARTHQUAKE.

9

PROVIDE DRYER VENT TO EXTERIOR. PROVIDE RECESSED HOT & COLDSHUTOFF
CONTROL VALVES & WASTE AT WASHER. EXHAUST DUCTS SHALL NOT EXCEED A TOTAL
COMBINED HORIZONTAL AND VERTICAL LENGTH OF 25 FEET. THE MAXIMUM LENGTH OF
THE DUCT SHALL BE REDUCED 2.5 FEET FOR EACH 45-DEGREE BEND AND 5 FEET FOR
EACH 90- DEGREE BEND. A MINIMUM 4-INCH DIAMETER EXHAUST DUCT OF
SMOOTHBORE, NONCOMBUSTIBLE MATERIALS REQUIRED WITH BACK-DRAFT DAMPER.

49'-0"
9'-0"

35'-0"

5'-0"

5'-0"

5'-0"

40'-0"

9'-4"

2'-6"

REFER.
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1'-9"
2'-5"

12'-0"

ENTRY

11'-2"

R
E
BU
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O
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O
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R
FI

W32-2646

W29-2646

W26-2646

DRYER

GAS CONNECTION
FOR FIRE PIT

WASHER

DN

3'-7"

4'-0"

G
IN
N

STAIRS
52 SQ FT

3'-0"
W01-2040

6'-0"

W13-2640
16'-3 5/8"

23'-0"

6'-6"

2'-6"

13'-0"

GARAGE FLOOR SUFACES SHALL BE MIN. 4" CONCRETE. SLOPE CONCRETE FLOOR MIN
1/8" PER 12" TOWARDS MAIN VEHICLE ENTRY DOORWAY OR TOWARDS FLOOR DRAIN.

15

TEMPERED GLASS

16

20 MIN. FIRE RATED DOOR.

1. ALL DIMENSIONS ARE TO FACE OF STUD UNLESS NOTED OTHERWISE.
2. ALL HEADER MATERIAL TO BE 4 x 10 D.F. # 2

U.N.O.

3. VERIFY HEADER HEIGHTS WITH SUPER.
4. ALL EXTERIOR WALLS ARE 2 x 6 - 16" O.C. STUDS, UNLESS NOTED OTHERWISE.

3'-0"

14'-0"

UP

17'-0"

3'-7"

51 SQ FT

2'-0"

PANTRY

W

DN

14

GENERAL NOTES
2'-0"

W21-2040

113 SQ FT

23'-1 1/2"

64 SQ FT

13

PRE-MANUFACTURED, ZERO CLEARANCE GAS FIREPLACE. CONSULT WITH OWNER FOR
TRIM PACKAGE. CONTRACTOR SHALL ASSUME ALL OPTIONS. REFER TO
MANUFACTURER'S SPECS FOR MINIMUM REQUIREMENTS OF NON-COMBUSTABLE
SURROUND & HEARTH MATERIAL.

LAUNDRY

9'-0"

STAIRS

7'-0"

3'-1"

2868

449 SQ FT

29'-0"

2'-6"

4'-0"

2668

GREAT ROOM

17'-11 1/2"

WALL HEIGHT = 6' - 0"

4'-0"

GUARDRAIL 36" ABOVE FINISHED FLOOR. STAIR HANDRAIL 36" ABOVE STAIR NOSING.
INTERMEDIATE RAIL SPACING SHALL NOT
ALLOW A 4" DIAMETER SPHERE TO PASS THROUGH PER I.R.C. SECTION 312.2.

5'-0"

PET SHOWER

5'-6"

13'-9 1/2"

12
DN

75 SQ FT

2'-2"

2'-8"

LINE OF LOFT ABOVE

6068

7'-8 1/2"

COAT CLOSET

11'-5"

2'-6"

4'-1"
3'-0"

4'-0"

3'-0"

W07-2650

ISLAND

1'-0"

0'-3"
2'-6"

W12-2650

7'-0"

1'-4"
6'-0"

8'-11 1/2"

LAUNDRY
CHUTE

LINEN

DINING
145 SQ FT

11

3068

161 SQ FT

COVERED DECK

470 SQ FT

1'-8 1/2"

64 SQ FT

KITCHEN

VAULTED CEILING

7'-0"

BATH

DN

BONUS ROOM

5'-0"

8'-0"

29'-0"

RIDGE HEIGHT = 13' - 3"

20'-9 1/2"

34'-0"

WALL HEIGHT = 6' - 0"

26'-0"

2660

13'-0 1/2"

WALL
OVEN &
MICRO

13'-6"

2'-6"

0'-3"

15'-0"

22'-1"

11'-9 1/2"

GAS RANGE

VAULTED CEILING

POWDER
41 SQ FT

RANGE HOOD

VAULTED CEILING

W28-2650

2'-6"

W25-2650

22" x 30" MIN. ATTIC ACCESS TO BE ACCESSIBLE WITH UNOBSTRUCTED HEADROOM.
FRAME OUT ACESS HOLE TO DEPTH OF INSULATION WITH NOT LESS THAN 1/2"
PLYWOOD. ACCESS COVER IN GARAGES TO BE HINGED AND SHALL BE WEATHERSTRIPPED OR SEALED TIGHT.

2'-0"

2'-6"

4'-0"

W23-2650

10

MECHANICAL FAN. BATHROOM, LAUNDRY ROOMS AND POWDER ROOMS SHALL BE
PROVIDED WITH A MECHANICAL FAN CONNECTED TO THE OUTSIDE CAPABLE OF 50
C.F.M. AND SHALL NOT TERMINATE CLOSER THAN 3 FEET TO ANY OPENABLE WINDOW
OR OPENING INTO THE BUILDING. MINIMUM DUCT SIZE IS 4 INCHES. DRYER, KITCHEN,
AND BATH FANS TO BE SEPERATELY VENTED TO THE OUTSIDE. INSTALL DUCTWORK
PRIOR TO INSULATION FOR FRAMING INSPECTION. EXHAUST FANS TO BE
CONSTRUCTED OF SMOOTHBORE, NONCOMBUSTIBLE MATERIALS. APPROVED FLEX
CONNECTORS NOT EXCEEDING 6 FEET IN LENGTH MAY BE USED IN CONNECTION WITH
DOMESTIC DRYER EXHAUST.

4'-3"

W05-2036

DW

W18-2650

2'-0"

W10-2630

6068

23'-0"

7'-9"

6'-10"

6'-0"

3068

3'-2"

LINE OF GARAGE BELOW

5. ALL INTERIOR WALLS ARE 2 x 4 - 16" O.C. STUDS, UNLESS NOTED OTHERWISE.
6. PROVIDE BACKING IN ALL BATHROOMS FOR TOWEL BARS, TOILET PAPER
DISPENSERS, MEDICINE CABINETS, ETC. COORDINATE WITH OWNER FOR
LOCATIONS.

FRAMING NOTES

21'-2 3/8"
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WHOLE HOUSE FANS SHALL HAVE A MANUAL CONTROL AND AUTOMATIC CONTROL, SUCH
AS A CLOCK TIMER WITH A ZONE RATING OF 1.5 OR LESS.

FILE:

6

1. REFER TO SHEET A4 FOR FOUNDATION NOTES AND DETAILS.

40'-0"

82'-6"

2. COORDINATE W/ MECH. & ELEC. FOR LOCATIONS & SIZES OF FOUNDATION/SLAB/JOISTS
BLOCKOUTS.

MAIN FLOOR PLAN

3. FLOOR JOIST OR ROOF TRUSS/RAFTER LAYOUT SHOWN HERE IS FOR SCHEMATIC
DESIGN ONLY. MANUFACTURER SHALLPROVIDE AND SUBMIT ENGINEERED DESIGN TO
THE BUILDING DEPARTMENT FOR APPROVAL PRIOR TO THE FABRICATIONAND
INSTALLATION.
4. ALL TRUSS TO TRUSS & TRUSS TO BEAM CONNECTORS TO BE DESIGNED BY MANUF.
5. FLOOR SHEATHING TO BE 3/4" CDX OR OSB STURDI-FLOOR T&G, GLUE AND NAIL W/ RING SHANK
8d's @ 6" EDGES & 12" IN THEFIELD. FACE GRAIN PERPENDICULAR TO SUPPORTS. ROOF
SHEATHING TO BE 7/16" OSB OR EQUAL.

6. PROVIDE SOLID BLOCKING IN THE JOIST CAVITY BENEATH ALL POST LOCATIONS AND
BETWEEN UPPER AND LOWER STUDS AT FLOOR TO FLOOR HOLDOWN LOCATIONS.
7. PROVIDE BLOCKING BETWEEN I-JOISTS AT INTERIOR BEARING LOCATIONS WHERE
THERE IS A LOAD BEARING WALL ABOVE.
8. ALL CONNECTIONS TO BE SIMPSON OR EQUAL.

7-21-20

6-9-20

PLAN AREAS
BASEMENT FLOOR

PLAN AREAS
990 SQ.FT.
1,383 SQ.FT.

MAIN FLOOR
UPPER FLOOR

5-22-20

733 SQ.FT.

11-25-19

PLAN AREAS

BASEMENT FLOOR

1,055 SQ.FT.

BASEMENT FLOOR

MAIN FLOOR

1,458 SQ.FT.

MAIN FLOOR

UPPER FLOOR

861 SQ.FT.

PLAN AREAS
970 SQ.FT.
1,389 SQ.FT.

UPPER FLOOR

10-22-19

789 SQ.FT.

BASEMENT FLOOR

970 SQ.FT.
1,394 SQ.FT.

MAIN FLOOR
UPPER FLOOR

11-2-20

9. INSTALL HURRICANE TIES AT ALL TRUSS OR RAFTER TOP PLATE CONNECTIONS AS WELL
AS FROM TRUSS OR RAFTER TO BEAM CONNECTIONS.

PLAN AREAS

764 SQ.FT.

PLAN AREAS

BASEMENT FLOOR

1,025 SQ.FT.

BASEMENT FLOOR

1,057 SQ.FT.

MAIN FLOOR

1,062 SQ.FT.

MAIN FLOOR

1,043 SQ.FT.

UPPER FLOOR

1,251 SQ.FT.

UPPER FLOOR

COUPEVILLE, WA

EGRESS WINDOWS SHALL HAVE AN OPENABLE SECTION FOR EMERGENCY EGRESS 5.7
SQUARE FEET MIN. MINIMUM NET CLEAR OPENABLE SECTION TO BE 20" WIDE AND 24"
HIGH. SILL HEIGHT MAXIMUM 44" OFF FLOOR.

106 NE 9TH ST

5

THE INFORMATION, PLANS, DESIGNS, NOTES AND ARRANGEMENTS SHOWN ON THIS DRAWING ARE CONFIDENTIAL
AND MAY NOT BE REPRODUCED IN WHOLE OR IN PART WITHOUT THE EXPRESS WRITTEN PERMISSION OF SYKORA
DESIGN. DRAWINGS NOTED AS PRELIMINARY, SCHEMATIC, AND/ OR CONCEPT CONTAIN INFORMATION THAT IS
CONCEPTUAL AND SUBJECT TO CHANGE. THE DESIGNER MAKES NO CLAIM FOR ACCURACY OF CONCEPTUAL
INFORMATION OR OF INFORMATION SUPPLIED BY OTHERS.

CABINET - OWNER / CONTRACTOR TO VERIFY.

JAKE AND LISA KEATING
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BUILDER INFO:

BUILT IN SHELVES.

PROJECT / CLIENT INFO

10'-6"

1-2 0-21

3

581 SQ.FT.
OWNER APPROVAL

TOTAL LIVING AREA:

GARAGE
FRONT PORCH

3,106 SQ.FT.
712 SQ.FT.
60 SQ.FT.

TOTAL LIVING AREA:

GARAGE
FRONT PORCH

3,374 SQ.FT.
600 SQ.FT.
61 SQ.FT.

TOTAL LIVING AREA:

GARAGE
FRONT PORCH

3,148 SQ.FT.
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TOTAL LIVING AREA:
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SMOKE DETECTOR. EVERY DWELLING UNIT SHALL HAVE A SMOKE DETECTOR LOCATED
IN EVERY BEDROOM AND AT A POINT CENTRALLY LOCATED IN THE CORRIDOR OR AREA
GIVING ACCESS TO EACH SEPARATE SLEEPING AREA. IN NEW CONSTRUCTION,
REQUIRED SMOKE DETECTORS SHALL RECEIVE THEIR PRIMARY POWER FROM THE
BUILDING WIRING AND SHALL BE EQUIPPED WITH A BATTERY BACKUP. SMOKE
DETECTOR AND CO DETECTOR ARE REQUIRED ON EACH LEVEL OF THE STRUCTURE.

DRAFTED BY:

SCALE

1/4" = 1' U.N.O.
SHELF AND HANGING ROD.

DATE

10'-9"

CABINET - OWNER / CONTRACTOR TO VERIFY.

5

EGRESS WINDOWS SHALL HAVE AN OPENABLE SECTION FOR EMERGENCY EGRESS 5.7
SQUARE FEET MIN. MINIMUM NET CLEAR OPENABLE SECTION TO BE 20" WIDE AND 24"
HIGH. SILL HEIGHT MAXIMUM 44" OFF FLOOR.

6

WHOLE HOUSE FANS SHALL HAVE A MANUAL CONTROL AND AUTOMATIC CONTROL, SUCH
AS A CLOCK TIMER WITH A ZONE RATING OF 1.5 OR LESS.

7

F.A.U. ON 18" HIGH PLATFORM. TOP OF PLATFORM TO BE 1 1/8" T & G PLYWOOD.
EXPOSED FACE AND SIDES TO HAVE 1 LAYER 5/8" TYPE "X" GYP. BD. NO FURNACE SHALL
BE INSTALLED IN ANY CONFINED SPACE WITH ACCESS ONLY THROUGH A BEDROOM,
BATHROOM, OR CLOSET. PROVIDE AT LEAST 30" OF WORKING SPACE IN FRONT OF
FURNACE.

8

ALL BUILDING WATER SUPPLY SYSTEMS IN WHICH QUICK ACTING VALVES ARE
INSTALLED, SHALL BE PROVIDED WITH DEVICES TO ABSORB HIGH PRESSURES
RESULTING FROM THE QUICK CLOSING OF THESE VALVES. DRAIN OUT, NO TRAPPING,
END OF PIPE LESS THAN 2 FEET ABOVE GROUND, POINTING DOWN. TANKS SHALL BE
STRAPPED WITHIN UPPER 1/3 AND LOWER 1/3 TO PREVENT OVERTURNING IN AN
EARTHQUAKE.

9

PROVIDE DRYER VENT TO EXTERIOR. PROVIDE RECESSED HOT & COLDSHUTOFF
CONTROL VALVES & WASTE AT WASHER. EXHAUST DUCTS SHALL NOT EXCEED A TOTAL
COMBINED HORIZONTAL AND VERTICAL LENGTH OF 25 FEET. THE MAXIMUM LENGTH OF
THE DUCT SHALL BE REDUCED 2.5 FEET FOR EACH 45-DEGREE BEND AND 5 FEET FOR
EACH 90- DEGREE BEND. A MINIMUM 4-INCH DIAMETER EXHAUST DUCT OF
SMOOTHBORE, NONCOMBUSTIBLE MATERIALS REQUIRED WITH BACK-DRAFT DAMPER.

14'-0"

BALCONY

5'-0"

4

3'-9"

6'-6"

3'-9"

10

MECHANICAL FAN. BATHROOM, LAUNDRY ROOMS AND POWDER ROOMS SHALL BE
PROVIDED WITH A MECHANICAL FAN CONNECTED TO THE OUTSIDE CAPABLE OF 50
C.F.M. AND SHALL NOT TERMINATE CLOSER THAN 3 FEET TO ANY OPENABLE WINDOW
OR OPENING INTO THE BUILDING. MINIMUM DUCT SIZE IS 4 INCHES. DRYER, KITCHEN,
AND BATH FANS TO BE SEPERATELY VENTED TO THE OUTSIDE. INSTALL DUCTWORK
PRIOR TO INSULATION FOR FRAMING INSPECTION. EXHAUST FANS TO BE
CONSTRUCTED OF SMOOTHBORE, NONCOMBUSTIBLE MATERIALS. APPROVED FLEX
CONNECTORS NOT EXCEEDING 6 FEET IN LENGTH MAY BE USED IN CONNECTION WITH
DOMESTIC DRYER EXHAUST.

11

22" x 30" MIN. ATTIC ACCESS TO BE ACCESSIBLE WITH UNOBSTRUCTED HEADROOM.
FRAME OUT ACESS HOLE TO DEPTH OF INSULATION WITH NOT LESS THAN 1/2"
PLYWOOD. ACCESS COVER IN GARAGES TO BE HINGED AND SHALL BE WEATHERSTRIPPED OR SEALED TIGHT.

12

GUARDRAIL 36" ABOVE FINISHED FLOOR. STAIR HANDRAIL 36" ABOVE STAIR NOSING.
INTERMEDIATE RAIL SPACING SHALL NOT
ALLOW A 4" DIAMETER SPHERE TO PASS THROUGH PER I.R.C. SECTION 312.2.

13

PRE-MANUFACTURED, ZERO CLEARANCE GAS FIREPLACE. CONSULT WITH OWNER FOR
TRIM PACKAGE. CONTRACTOR SHALL ASSUME ALL OPTIONS. REFER TO
MANUFACTURER'S SPECS FOR MINIMUM REQUIREMENTS OF NON-COMBUSTABLE
SURROUND & HEARTH MATERIAL.

14

GARAGE FLOOR SUFACES SHALL BE MIN. 4" CONCRETE. SLOPE CONCRETE FLOOR MIN
1/8" PER 12" TOWARDS MAIN VEHICLE ENTRY DOORWAY OR TOWARDS FLOOR DRAIN.

15

TEMPERED GLASS

16

20 MIN. FIRE RATED DOOR.

56 SQ FT

W22-2036 W24-2036

W31-2036 W11-2036 W09-2036
2868

FILE:

10'-3"

BUILT IN SHELVES.
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35'-0"

1-2 0-21

3

16'-0"
3068

W20-2640

MASTER BATH
3'-0"

115 SQ FT

3'-7"
12'-1"

5'-4"

2'-0"

2. ALL HEADER MATERIAL TO BE 4 x 10 D.F. # 2

W19-2036

STAIRS

6. PROVIDE BACKING IN ALL BATHROOMS FOR TOWEL BARS, TOILET PAPER
DISPENSERS, MEDICINE CABINETS, ETC. COORDINATE WITH OWNER FOR
LOCATIONS.

3'-0"

W08-2640

W27-2036

15'-5"

3. VERIFY HEADER HEIGHTS WITH SUPER.

5. ALL INTERIOR WALLS ARE 2 x 4 - 16" O.C. STUDS, UNLESS NOTED OTHERWISE.

53 SQ FT

DN

U.N.O.

4. ALL EXTERIOR WALLS ARE 2 x 6 - 16" O.C. STUDS, UNLESS NOTED OTHERWISE.

3'-6"

3'-7"

1. ALL DIMENSIONS ARE TO FACE OF STUD UNLESS NOTED OTHERWISE.

2'-0"

31 SQ FT

LAUNDRY
CHUTE

4'-6"

22 SQ FT

6'-0 1/2"
SHOWER

84 SQ FT

3'-0"

BATH

CLOSET

GENERAL NOTES
13'-0"

2868

2868
2868

W14-2036

4'-8 1/2"

FRAMING NOTES

W30-2036

14'-3"

1. REFER TO SHEET A4 FOR FOUNDATION NOTES AND DETAILS.

10'-4"

2. COORDINATE W/ MECH. & ELEC. FOR LOCATIONS & SIZES OF FOUNDATION/SLAB/JOISTS
BLOCKOUTS.

40'-0"

UPPER FLOOR PLAN

3. FLOOR JOIST OR ROOF TRUSS/RAFTER LAYOUT SHOWN HERE IS FOR SCHEMATIC
DESIGN ONLY. MANUFACTURER SHALLPROVIDE AND SUBMIT ENGINEERED DESIGN TO
THE BUILDING DEPARTMENT FOR APPROVAL PRIOR TO THE FABRICATIONAND
INSTALLATION.
4. ALL TRUSS TO TRUSS & TRUSS TO BEAM CONNECTORS TO BE DESIGNED BY MANUF.
5. FLOOR SHEATHING TO BE 3/4" CDX OR OSB STURDI-FLOOR T&G, GLUE AND NAIL W/ RING SHANK
8d's @ 6" EDGES & 12" IN THEFIELD. FACE GRAIN PERPENDICULAR TO SUPPORTS. ROOF
SHEATHING TO BE 7/16" OSB OR EQUAL.

6. PROVIDE SOLID BLOCKING IN THE JOIST CAVITY BENEATH ALL POST LOCATIONS AND
BETWEEN UPPER AND LOWER STUDS AT FLOOR TO FLOOR HOLDOWN LOCATIONS.
7. PROVIDE BLOCKING BETWEEN I-JOISTS AT INTERIOR BEARING LOCATIONS WHERE
THERE IS A LOAD BEARING WALL ABOVE.
8. ALL CONNECTIONS TO BE SIMPSON OR EQUAL.

7-21-20

6-9-20

PLAN AREAS
BASEMENT FLOOR

PLAN AREAS
990 SQ.FT.
1,383 SQ.FT.

MAIN FLOOR
UPPER FLOOR

5-22-20

733 SQ.FT.

11-25-19

PLAN AREAS

BASEMENT FLOOR

1,055 SQ.FT.

BASEMENT FLOOR

MAIN FLOOR

1,458 SQ.FT.

MAIN FLOOR

UPPER FLOOR

861 SQ.FT.

PLAN AREAS
970 SQ.FT.
1,389 SQ.FT.

UPPER FLOOR

10-22-19

789 SQ.FT.

BASEMENT FLOOR

970 SQ.FT.
1,394 SQ.FT.

MAIN FLOOR
UPPER FLOOR

11-2-20

9. INSTALL HURRICANE TIES AT ALL TRUSS OR RAFTER TOP PLATE CONNECTIONS AS WELL
AS FROM TRUSS OR RAFTER TO BEAM CONNECTIONS.

PLAN AREAS

764 SQ.FT.

PLAN AREAS

BASEMENT FLOOR

1,025 SQ.FT.

BASEMENT FLOOR

1,057 SQ.FT.

MAIN FLOOR

1,062 SQ.FT.

MAIN FLOOR

1,043 SQ.FT.

UPPER FLOOR

1,251 SQ.FT.

UPPER FLOOR

COUPEVILLE, WA

131 SQ FT

106 NE 9TH ST

LANDING

THE INFORMATION, PLANS, DESIGNS, NOTES AND ARRANGEMENTS SHOWN ON THIS DRAWING ARE CONFIDENTIAL
AND MAY NOT BE REPRODUCED IN WHOLE OR IN PART WITHOUT THE EXPRESS WRITTEN PERMISSION OF SYKORA
DESIGN. DRAWINGS NOTED AS PRELIMINARY, SCHEMATIC, AND/ OR CONCEPT CONTAIN INFORMATION THAT IS
CONCEPTUAL AND SUBJECT TO CHANGE. THE DESIGNER MAKES NO CLAIM FOR ACCURACY OF CONCEPTUAL
INFORMATION OR OF INFORMATION SUPPLIED BY OTHERS.

5'-0"

LINEN

PROJECT / CLIENT INFO

432 SQ FT

LINEN

29'-0"

OPEN BELOW

JAKE AND LISA KEATING

3068
OPEN RAILING

W06-2640

197 SQ FT

W02-2640

29'-0"

W03-2640

MASTER
BEDROOM

14'-11 1/2"

BUILDER INFO:

12'-0"

W04-2640

15'-0"

3'-6"

581 SQ.FT.
OWNER APPROVAL

TOTAL LIVING AREA:

3,106 SQ.FT.

TOTAL LIVING AREA:

3,374 SQ.FT.

TOTAL LIVING AREA:

3,148 SQ.FT.

TOTAL LIVING AREA:

3,128 SQ.FT.

TOTAL LIVING AREA:

3,338 SQ.FT.

TOTAL LIVING AREA:

2,681 SQ.FT.
INITIAL:

GARAGE
FRONT PORCH

712 SQ.FT.
60 SQ.FT.

GARAGE
FRONT PORCH

600 SQ.FT.
61 SQ.FT.

GARAGE
FRONT PORCH

600 SQ.FT.
73 SQ.FT.

GARAGE
FRONT PORCH

600 SQ.FT.
68 SQ.FT.

GARAGE
FRONT PORCH

606 SQ.FT.
50 SQ.FT.

BONUS ROOM

534 SQ.FT.

GARAGE

690 SQ.FT.

SIDE PORCH

306 SQ.FT.

SIDE PORCH

173 SQ.FT.

SIDE PORCH

177 SQ.FT.

SIDE PORCH

177 SQ.FT.

SIDE PORCH

209 SQ.FT.

FRONT PORCH

MAIN DECK (262 COVERED)

319 SQ.FT.

UTILITY STORAGE

243 SQ.FT.

COVERED DECK

TBD SQ.FT.

COVERED DECK

TBD SQ.FT.

COVERED DECK

TBD SQ.FT.

SIDE PORCH

200 SQ.FT.

238 SQ.FT.

MAIN DECK

360 SQ.FT.

UPPER BALCONY

72 SQ.FT.

DECK / UPPER BALCONY

318 / 81 SQ.FT.

DECK

246 SQ.FT.

DECK

249 SQ.FT.

DECK

UPPER BALCONY
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SCALE

1/4" = 1' U.N.O.

HEIGHT RESTRICTION

DATE

12

BUILDING HT.

12

8

1-2 0-21

8
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COMPOSITION ROOFING
FRIEZE BOARD
PLATE HT.

28'-0"

SLOPING CEILING
IN SOME AREAS

12
HARDI-PLANK SIDING
@ 5" EXPOSURE

3
COMPOSITION ROOFING

71.0' +/- PLATE HT.
PLATE HT.
HARDI-PLANK SIDING
@ 5" EXPOSURE

28'-0"

12 5/8" FLOOR SYSTEM

7'-6"

26'-8"

8'-1 1/8"

WINDOW HEADERS
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69.0' PLATE HT.

8'-1 1/8"

COMPOSITION ROOFING

TRIM BAND

WINDOW HEADERS

MAIN FLOOR
12 5/8" FLOOR SYSTEM
2'-0"

PLATE HT.

WINDOW TRIMS - TYP.

6'-8"

EX. GRADE HIGHPOINT 59.0'
2'-0"

WINDOW TRIMS - TYP.
12 5/8" FLOOR SYSTEM

9'-1 1/8"

TRIM BAND

FILE:

HARDI-PLANK SIDING
@ 5" EXPOSURE

9'-1 1/8"

AVG. OF EXISTING GRADE

4'-10 3/16"
51.0' +/- BASEMENT FLOOR

SCALE: 1/4" = 1'

PROJECT / CLIENT INFO

BALUSTER RAILING
HARDI-PLANK SIDING
@ 5" EXPOSURE
WINDOW TRIMS - TYP.
FRIEZE BOARD
HEIGHT RESTRICTION

HEIGHT RESTRICTION

12
8

8
FRIEZE BOARD

TRIMMED POST
COMPOSITION ROOFING
3" CORNER TRIMS - TYP.
TRIM BAND

PLATE HT.
BUILDING HT.

8'-1 1/8"

SCALE: 1/4" = 1'

SOUTH ELEVATION

COMPOSITION ROOFING

12

EAST ELEV

SLOPING CEILING
IN SOME AREAS

12
12

WINDOW TRIMS - TYP.

12

8

12
3

3

8

COMPOSITION ROOFING

28'-0"

PLATE HT.

HARDI-PLANK SIDING
@ 5" EXPOSURE

28'-0"

70.0' +/- PLATE HT.

12 5/8" FLOOR SYSTEM

WINDOW HEADERS

PLATE HT. 69.0'

WINDOW HEADERS

61.0'

BALUSTER RAILING

26'-8"

8'-1 1/8"
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HARDI-PLANK SIDING
@ 5" EXPOSURE

6'-8"

8'-1 1/8"

TRIMMED POST

BALUSTER RAILING

12
3

MAIN FLOOR

MAIN FLOOR

COMPOSITION ROOFING
12 5/8" FLOOR SYSTEM

2'-0"

2'-0"

PLATE HT.

51.0' +/- BASEMENT FLOOR

2'-0"

AVG. OF EXISTING GRADE

MAIN
BASE

ELEV.

5'-1 1/8"

3'-1 1/8"

9'-1 1/8"

2'-0"

9'-1 1/8"

CEDAR SCREEN

3'-1 1/8"

5'-1 1/8"

2'-0"

59.0' EX. GRADE HIGHPOINT
2'-0"

EX. GRADE HIGHPOINT 59.0'

EX. GRADE LOW POINT 55.0'

61.0'

12 5/8" FLOOR SYSTEM

PLATE HT.

AVG. OF EXISTING GRADE

COUPEVILLE, WA

ELEV. 11.00'

SOUTH ELEVATION - GARAGE

SCALE: 1/4" = 1'

106 NE 9TH ST

BASE FLOOD ELEV. 12.80'

SOUTH ELEVATION
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Fbe) 's Landing National Historical Resene

Certificate of Appropriateness
12 NW Front Street
COA 20-037
Level A orB (HPC review requested)
Level C
Jurisdiction:

Town of Coupeville

I- PROJECT SUMMARY AND BACKGROUND
Barbara Summers requests a Certificate of Appropriateness for a proposal to construct a new I, 134
square foot building adjacent to, and on the same parcel as, the 1886 Coupeville Cash Store, a
designated historic resource, at 12 NW Front Street. The proposal includes modifications to the
approved design under COA I 03-19 of the existing historic structure to accommodate the new
building.

Existing Building:
The Coupeville Cash Store is significant under National Register criterion C because it embodies the
distinctive characteristics of architectural expressions and methods of construction that represent the
period of community development in the Reserve from 1873 to 1910. The property is also
significant under National Register criterion A for its association with commercial enterprises that
established a stable economic foundation for the community from the period of early settlement in
the 1850s through 1945. It retains integrity of location, setting, materials, design, workmanship,
feeling, and association.
The building has been modified since its original construction. According to historic photos and
anecdotal information, access to the second floor was originally from within the building. The
exterior stairs, windows, and doors on the east side and the windows and doors on the upper floor of
the west facade were later additions, as was the front canopy. The north side originally had four
windows and a door, which opened to a narrow balcony that extended over a portion of the width of
the fa9ade at the second story. According to the property's permit record, only the attic window on
the north fa9ade is original and will be restored. The three lower windows on the north side were
added after 1980. A photo comparison indicates the second floor windows on the south fa9ade are
also replacements with proportions different from the originals.
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The proposal approved by the Historic Preservation Commission on December 12, 2019 modified
views of the building from all sides with the least change on the primary fayade facing NW Front
Street. . Modifications approved by the HPC include the following :
•
•
•
•
•
•
•
•
•
•
•
•

Removal of the non-historic decorative eyebrow on the front fa9ade;
Replacement of the street-level deck west of the building with expanded stairs to the
lower floor;
Repair or replacement in-kind of the canopy;
Relocation of electric meters from the west fa9ade to the east fayade;
Relocation of propane tanks;
Removal of existing Juliet balconies on the west and north fa9ades;
Addition, removal, and replacement of doors on the north and east faryades;
Relocation, replacement, and addition of windows on the east, west, and north fa9ades;
Reconstruction of a former balcony on the upper floor of the north fayade;
Repair of the stairs and decking on the west side of the building;
Repair or replacement of deteriorated siding; and
Addition, extension, modification, and repair of exterior decks and access stairs on the
east fayade. The fence along the public sidewalk east of the building will be replaced
with stair access to the upper floor. Stair access will be set back from the front faryade.

Proposed New Building:
The applicant proposes to construct a I, 134 square foot, two-story building intended to tie in with
and compliment the uses in the existing historic building. The two buildings will be approximately 8
ft. apart. According to the applicant, given the proximity to the historic building, the goal is to have a
consistent design between the two structures. The new building is proposed to be approximately 21
ft. wide and 27ft. deep, not including a 6ft. deck on the north elevation. The building and deck will
be constructed landward of the existing seawall/bulkhead.
The new building, from the top of the finished main floor to the pitch of the roof, is approximately 21
ft. compared to the existing historic building at 30ft. 5 inches. Both buildings will have the same
roof pitch at 8/12. The applicant made the decision to forego an upper floor in order not to compete
with the historic building. The total height of the new building from the top of the foundation to the
roof pitch is approximately 31 ft. In order to comply with flood elevation, the finished floor of the
lower level of the new building will sit about 2' higher than the existing historic building. For thi s
reason, the lower level ceiling height in the new building will be reduced compared to the existing
building.
Building Details:
•

Complimentary store fronts. The street level spaces will be designed for and be used as
restaurant I gallery/ retail spaces.

•

Fold up windows on the front fa9ade (that will have the appearance of double hung windows
when closed), are a predominant feature of the front elevation of the new building.

•

The entry space will be located between the two buildings with a custom matching window
on the east side to showcase the interior.

•

Space below will be used as a residential unit.

•

Materials and other features include:
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o

Simpson Nantucket Series solid wood doors to match 12 NW Front Street east and
west elevation doors.

o

DH wood windows with specialty fold-up feature on north and south elevations.
Window on east elevation will be custom made to match the Cash Store, including
rope and pulley system but with glass required by building code. Windows will be
trimmed.

o

Wood, stairs, decks and railings.

o

Composition roofing. Matching front facrade and gable roofline.

o

Bucketed cornice on roofline similar to Cash Store.

o

Cedar custom milled horizontal siding to match siding on the Cash Store building.

The south and north facing elevations are the most prominent faces of the building. The south
elevation will have four fold up windows appearing as double hung when closed on the main floor.
Horizontal siding will extend up to a false front facrade similar to the facrade o n the Cash store
without the circular feature at the top. A rectangular "Salty Vons" sign is proposed and will undergo
an administrative sign review process before installation.
The prominent features on the north elevation includes a gable roof, a wooden deck with railings on
the upper level connecting to the adjoining historic building, and proportionally spaced windows on
both levels. A matching wooden deck/walkway with railings is proposed on the lower level o utside
the windows to achieve symmetry from the water side.
The west elevation is not proposed to have architectural features due to building code restrictions.
Should the Town's Building Official allow openings, staff is recommending a condition of approval
requiring windows to this side of the building. The east elevation will be the least visible face of the
building and will serve as the entry way. A matching window will be placed near the street side to
provide views into interior from the entryway.
While there would be approximately 8 ft. between the buildings to comply with setbacks
requirements to support wall openings, the walkway between the buildings would be continuous
between the buildings with entrances to the new building, the back commercial space of the
existing building and the lower residential units (via stairway). In addition to the walkway
providing access and egress for the two commercial spaces and lower residential units, it would
also access the proposed deck on the north elevation of the new building.

Design Modifications to Existing Historic Structure:
According to the applicant, the street level tenant space in the Coupeville Cash Store was
originally a single, approximately I ,800 sf commercial space. The space was split north-south
around 201 0 creating two narrow and deep spaces with a vestibule behind the entrance doors.
The proposed plan approved under COA-l 03-19 restores the storefront unit to extend the full
width of building; splitting the commercial tenant space east-west instead of north-south.
While most changes to 12 NW Front Street are interior to the building, the applicant requests the
following modifications from the approved design to accommodate the new building:
•

A ramp along the west side of the building in the current location ofthe stairway to the
lower level. (The stairway to the lower level will be next to the ramp on the west side.)

COA-20-037
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•

•

Replacement of one of the existing windows with an entrance door and added windows in
line with upper windows for symmetry and to create visibility for the back commercial
space.
Relocation of propane tanks to west side of building tucked away from public view.

II - PERMIT DATA
Building or Land Use Permit Type

Shoreline Substantial Development Permit,
Building Permit, Sign Permit

Application Number

COA 20-037

Application Date

December 21, 2020
Revisions submitted January 4, 202 I and
January 2 1, 202 1

Applicant/Owner

Barbara Summers

III - SITE DATA
Address

12 NW Front Street

Location

Town of Coupevi lle

Parcel Number(s)

R 13233-4 I 0-3750

Size of parcel(s)

4,531 square feet

Historic Structure?

Yes

X

No

Proximity to Historic Structures?

Yes

X

No

Zoning Designation

Public/Quasi-Public

Critical Areas/Overlays?

Yes

X

No

Shoreline Jurisdiction?

Yes

X

No

NPS Easements?

Yes

Heritage Farm Plan?

No

X

No

IV -STAFF CONTACT
Title
Planning
Director

Name
Donna Keeler

Phone

E-mail

360-678-446 1 Ext
3

planner(a'townofcoupeville.org

V. SECRETARY OF THE INTERIOR'S STANDARDS
As the proposal involves a contributing resource, the Secretary of the Interior's Standards for
Rehabilitation app ly.
I. A property shall be used for its historic purpose or be placed in a new use that requires minimal
changes to the defining characteristics of the building and its site and envi ronment.
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Staff analysis: According to available information, the historic use of the property was commercial
on the street level and residential and/or office use on the second floor. The lower level has been
usedfor a variety ofendeavors including blacksmith shop, restaurant and living space. The area of
the parcel proposed for the new building has been vacant with exception to a ramp to the original
blacksmith shop and later to a stairway to a deck on the lower level.
2. The historic character of a property shall be retained and preserved. The removal of historic
materials or alteration of features and spaces that characterize a property shall be avoided.

Staff analysis: The character ofthe existing historic building has been altered since it was
constructed although not to the extent that the historic significance has been lost. The features on
the front facade of the proposed new building are intended to compliment the front fa(:ade of the
Cash Store which are being retained with exception to an eyebrow feature, which was evidently
added in the late 1990s.
The original character defining features of the east and west facades of the existing building were the
broad, unbroken expanses of wall. This original character of the east and west fa(:ades has been
significantly altered over the years with the doors, windows, stairs and decking that currently
characterize the.fa(:ade. The new building shares similar characteristics of the existing historic
structure reminiscent to the changes made over the years with doors, windows and stairs. The only
exception is the proposed west fa(:ade which is proposed to have a bare flat expanse similar to early
version of the Cash Store, however, no longer necessarily a desirable feature. As discussed above,
the applicant will add window openings if permitted under the building code.
Overall, the proposed window types and locations appear to be consistent in proportion, location,
and general appearance with the acijoining building. By keeping the proposed new structure height
at 21.feet, ensures the new building will not compete with the primary historic structure on the site.
3. Each property shall be recognized as a physical record of its time, place and use. Changes that
create a false sense of historical development, such as adding conjectural features or architectural
elements from other buildings, shall not be undertaken.

Staff analysis: The proposed 1, 134 square foot building is not intended to look like a historic
structure but be integrated and be consistent with the design language of the existing building. This
will be particularly evident when the windows on the south fa(:ade arefolded open on warm days.
Staff does not view the proposal as creating false history or as particularly conjectural.
4. Most properties change over time; those changes that have acquired historic significance in their
own right shall be retained and preserved.

Staff analysis: In staff's opinion, the proposal will not adversely impact the changes that have
acquired historic significance by neighboring historic structures, including the Cash Store.
5. Distinctive features, finishes and construction techniques or examples of craftsmanship that
characterize a historic property shall be preserved.

Staff analysis: Distinctive features on the Cash Store will be preserved. Under COA-l 03 -19 staff's
primary concern was .for preservation of the siding to the greatest extent possible. The applicant has
been working with Town and Reserve staff on identifying siding boards that need be replaced due to
deterioration with the goal ofpreserving as much as possible. The proposed cedar sidingfor the new
building is intended to match the existing siding on the Cash Store to the closest extent possible.
Where new siding is required on the existing building, it will be custom-milled to exactly match
original siding and applied over original siding and sheathing.
COA-20-037
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6. Deteriorated historic features shall be repaired rather than replaced. Where the severity of
deterioration requires replacement of a distinctive feature, the new feature shall match the old in
design, color, texture and other visual qualities and, where possible, materials. Replacement of
missing features shall be substantiated by documentary, physical or pictorial evidence.

Staff analysis: Not applicable.
7. Chemical or physical treatments, such as sandblasting, that cause damage to historic materials
shall not be used. The surface cleaning of structures, if appropriate, shall be undertaken using the
gentlest means possible.

Stajfanalysis: Not applicable.
8. Significant archaeological resources affected by a project shall be protected and preserved. If
such resources must be disturbed, mitigation measures shall be undertaken.

Staff analysis: An Archaeological Assessment was prepared for the subject property on September 4,
2019. A condition ofapproval will be included in the Substantial Shoreline Development Permit
addressing discovery protocols should archeological materials be found during construction.
9. New additions, exterior alterations, or related new construction shall not destroy historic
materials that characterize the property. The new works shall be differentiated from the old and
shall be compatible with the massing, size, scale and architectural features to protect the historic
integrity of the property and its environment.

Staff analysis: In staff's view, the proposed new structure will not alter the existing historic fabric of
the property and contains an appropriate scale and size to maintain the integrity ofNW Front Street.
I 0. New additions and adjacent or related new construction shall be undertaken in such a manner that
if removed in the future, the essential form and integrity ofthe historic property and its
environment would be unimpaired.

Staff analysis: In staff's view, none ofthe proposed improvements will preclude future removal and
restoration ofthe essential form and integrity of the existing building.
VI. DESIGN GUIDELINES
Staff has identified the following design guide Iines as particularly relevant to the proposal. The
Commission may determine other guidelines to be similarly or more relevant.

CHAPTER 4.1- ORDINARY REPAIR, MAINTENANCE, REPLACEMENT IN KIND,
AND MINOR CHANGES- ALL BUILDINGS
4. 1.3. Replacement-in-Kind and Minor Changes- All Buildings

Siding (Cladding)
1. Building exteriors should be constructed of durable materials appropriate to the character
of the Reserve. Wood siding is strongly preferred for Replacement-in- Kind, repair, and
alterations to historic buildings. If wood is not possible, an appropriate synthetic material
can be used. Various synthetic materials have been developed to substitute for wood
siding.
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Staff analysis: Proposed cedar siding on the new building will be milled to match the siding ofthe
existing building. Replacement siding boards on the Cash Store will also match existing in design
and materials.

CHAPTER 4.2 -ALTERATIONS TO ALL BUILDINGS
Guiding Principles: With respect to commercial buildings, the Front Street area of the Town has
great authenticity and a large concentration of historic buildings. Changes to these buildings must
be made with great care to retain their unique character and their character-definingfeatures.
When working on these buildings, make restoration of the historic facade and its features a
priority.
4.2.1 . Alterations to All Buildings
I. Historic building materials and craftsmanship add textural qualities, as well as visual continuity
and character, to public views and should be preserved. Wood siding is the dominant building
material and the character and finish should be preserved.
Staff analysis: Cedar custom milled will be used.
7. Retain the size and proportions ofthe original window openings. Do not significantly increase
the amount of glass on a primary fa9ade. Do not use metal awnings on the main fayade.
Staff analysis: Windows proposed for the new building will match the windows in proportion, size
and design of the Cash Store. Most of the windows on the existing building were installed in recent
decades as new or replacement windows.
4.4.1. Pre-Construction: Permit Coordination and Site Planning
Guiding Principles: Careful initial planning ofa building site is vital to preserving the
Reserve's natural and historic character (particularly the sense of open space) while meeting
the property owner's needs. Consider the setting of the lot and its surroundings when making
siting decisions. Collectively, landforms andfeatures (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, roofpitch, 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, and significant open spaces- 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.
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.
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Staff analysis: The orientation and design ofthe proposed new structure is consistent with the
pattern ofdevelopment on NW Front Street. Similarly, the new building conforms to the scale and
proportion ofthe predominant pattern ofthe area.

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
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 staff's view, the character of the proposed building is defined by its south facing
elevation, front far;ade, windows roojline and connection to the existing historic structure.

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 design can be interpreted as both contemporary and historic Afoature that
comes to question is the false far;ade on the south elevation, designed to be similar and to tie in with
the existing Cash Store building. As the two buildings are connected, in staff's opinion, the far;ade is
appropriate along with overall proposed design, scale and materials.

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.
Staff analysis: The proposed building is purposely designed to be similar to the existing historic
structures on NW Front Street, in particular the Coupeville Cash Store. Similar materials include
cedar horizontal siding, gable roof, vertical windows and trim. Comprising of I , I 34 square feet on
two levels, the structure will be similar in scale, and in some cases smaller, than other buildings.

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: ln staffs view, the proposed structure will be compatible with surrounding buildings.
As discussed above, the building is purposely designed not to compete with the existing building, but
fit in.

6. New buildings shall acknowledge and reinforce the characteristics of the existing
development pattern within the neighborhood or setting. Modular, prefabricated, and
COA-20-037
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manufactured buildings may be placed in the Reserve ifthey conform to the Guidelines. It
is recommended that a purchaser check the Guidelines and the available options before
purchasing the building or materials.
Staff analysis: The exterior materials and fabric are intended to acknowledge and reinforce the
characteristics of the existing development pattern on Front Street.
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: Horizontally oriented milled cedar siding is proposed.

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.
I. 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.
7. Avoid bright lighting on outdoor surfaces of buildings.
Staff analysis. The applicant has not determined what type of lighting will be integrated into the new
building. Staff is recommending a condition ofapproval requiring the applicant to submit a lighting
plan for review and approval by Town staffand the Historic Preservation Coordinator prior to
construction.

CHAPTER 4.11.3 - PAINTING AND COLORS
Guiding Principle: Paint serves both to protect wood from the weather and to add a
decorative element to the building and the streetscape. Proper maintenance ofpainted
surfaces is important to preserving houses and their architecturalfeatures.
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.
I . 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.
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3. For buildings in Review Area I, on the prairies and in woodlands, color is very important.
ln 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 view sheds.
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.
6. On a historic building, a color scheme that reflects the historic style is preferred, although
some new color selections can be compatible. It is recommended that a color expert be
consulted when using more than three colors, and that sample areas be painted to see how
the combinations work. Base or background colors should be muted. Reserve the use of
bright colors to accent building features only. Contrasting accent colors may be used to
highlight entries.
7. Elsewhere in the Reserve, use colors (usually dark colors) that blend with or complement
the surroundings.

Staff analysis: The Design Guidelines do not dictate paint colors. Given the prominent
location of the new building, the selected color for the new building should to be
appropriate for the style and context. Staff is recommending a condition of approval
requiring the applicant to coordinate with the Historic Preservation Coordinator on
building colors prior to construction.
CHAPTER 4.11.3 - MECHANICAL EQUIPMENT AND SERVICE AREAS
Guiding Principles: Utilities and mechanical equipment should be located so that they do not draw
attention to themselves and are as unobtrusive as possible.
I. 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: Staff is recommending a condition ofapproval requiring electric meters, garbage and
recycling containers, and fuel tanks to be screened from street view.
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 20-037 to be
consistent with the Ebey's Landing National Historic Reserve Design Guidelines and the Secretary of
Interior Standards for Rehabilitation, I move to recommend granting a Certificate of Appropriateness
subject to the following conditions:
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I. Exterior mechanical equipment, garbage and recycling containers, propane tanks and electric
meters shall be located in an unobtrusive location adequately screened from the street.
2. A lighting plan shall be submitted to the Town and the Historic Preservation Coordinator for
review and approval prior to construction.
3. Paint colors shall be reviewed and approved by the Historic Preservation Coordinator prior to
obtaining a building permit.
4. Landscaping shall be incorporated along the west elevation to reduce the effect of the bare
wall. Native shrubs are preferable and shall be maintained in perpetuity.
5. If compliant under the International Building Code, a minimum of two window openings will
be added to the west elevation.
6. Applicant shall obtain all necessary permits required for the structure prior to construction.

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 20-037:
I. An application was submitted for a Certificate of Appropriateness on December 21, 2020 to
construct a new I , 134 square foot build and make alterations to the Coupeville Cash Store, a
contributing resource within Ebey's Landing National Historical Reserve and the Central
Whidbey Island Historic District.
2. Alterations of historic structure require a Certificate of Appropriateness by the Historic
Preservation Commission to determine compliance with the Secretary of the Interior's
Standards for Rehabilitation in addition to the Ebey's Landing National Historical Reserve
Design Guidelines. New commercial building in Review Area I also require a Certificate of
Appropriateness from the HPC.
3. The Historic Reserve Committee discussed the application on January 5, 2021 and did not
have any concerns moving the project forward to the HPC.
4. Supplemental, clarifying materials requested by Town staff were submitted on January 22,
2020.
5. In accordance with Chapter 16.13 ofthe Coupeville Town Code, the Historic Preservation
Commission reviewed the application, as revised, in an open and duly advertised public
meeting on January 28, 2021, and all wishing to be heard were heard.
6. After review ofthe proposed application and consideration of public comment and staffs
recommendation, the Historic Preservation Commission finds the application consistent with
the applicable Secretary of the Interior's Standards for Rehabilitation and design guidelines
within Ebey's Landing National Historical Reserve subject to one condition.

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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Application #Cc;:,A- 'ZO-O~

Ebey's Landing National Historical Reserve

Certificate of Appropriateness Application
REVIEWED TO THE EBEY' S LANDING HISTORICAL RESERVE DESIGN GUIDELINES BY ISLAND
COUNTY (Island County Code 17.04A) AND THE TOWN OF COUPEVILLE (Coupeville Town Code
Chapter 16.13) IN COOPERATION WITH THE TRUST BOARD OF EBEY'S LANDING NATIONAL
HISTORICAL RESERVE AND THE HISTORIC PRESERVATION COMMISSION

I, the undersigned, do hereby respectfully make application for your review of my request
concerning the property described below:

1. Applicant(s) (main contact person): Salty Vons, LLC owned by Barbara J. and Von P.
Summers
Address: PO Box 549, Coupeville, WA 98239
Phone: (503) 539-1641 E-mail: saltyvons@gmail.com
2. Property Owner(s): SAME AS APPLICANT

3. Address of Subject Property: 12-14 Front Street, Coupeville, WA 98239

4. Assessor's Parcel Number: Property ID: 28767, Geographic ID: R13233-410-3750

5. Zone:HLC

Present Use of Property (check all that apply):
Residential
Commercial

X
X

Agricultural
Institutional

Other
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DESCRIPTION OF PROPOSED WORK: (See Attached)

Existing & Proposed Materials: (See Attached)

Does the proposed project involve a Historic Building?
Is the property within 100 feet of a historic building?
Is there a Conservation Easement on the property?

Yes
Yes
No

Applicant's Acknowledgement
I certify by my signature below that the information in this application is accurate and
complete. Planning staff has permission to copy materials, including architectural drawings,
necessary for the review of my application.

Date: December 19, 2020: ·

FOR STAFF USE ONLY
Review Authority - based upon the application description and project location within the Reserve

Staff:

Level A

HRC:

LevelS

HPC decision :

Level C

HPC recommendation:

Level D

Land Use

Construction _ __

ADDITIONAL NOTES: See Attached

From NW (2015)

mo m
--.... , ----

,-.-- J,' t\ ~~ ;·:~::
From SW (1983)

REFERENCES
Cook "Penn's Cove." p. 96.
Cook. "National Register Nomination." p. 3.
Island County Assessor.

<.. _l

-'

NAME(S) OF STRUCTURE:

Coupeville Cash Store

LANDSCAPE AREA

3-Coupeville

SITE ADDRESS:

PARCEL#

12 Northwest Front Street

RI3233-41 0-3750

OWNER/ADMIN ADDRESS:

CITY/STATE

Mildred Fonda

P.O. Box 1254 Coupeville, WA 98239

PHYSICAL DESCRIPTION INCLUDING FORM, STYLE, MATERIALS, MAJOR ALTERATIONS:

False front commercial with Italianate elements. Wood frame set on log pilings; rectangular plan; 3 bays wide; 2-stories; shiplap siding; asphalt shingle gable roof whit parapet; center recessed entrance on south facade with plate glass double door. Exterior features include commercial storefront with large fixed plate glass windows that have been significantly enlarged and altered; 2/2 double hung sash with molded
cornice and plain surrounds; sliding sash on west facade; bracketed cornice broken by a semi-circular bump in center; plain frieze board;
cornerboards; Aat roof awning spanning south facade supported by cables; iron Juliet balcon ies on the north and west facades; lower story
entrance on west facade with wood deck.

CONTRIBUTING

X

NON-CONTRIBUTING

CONSTRUCTION DATE:

1886
ADDITION(S):

ORIGINAL USE:

Commercial
CURRENT USE:

Commercial
CONDITION:

OUTBUILDINGS & LANDSCAPE FEATURES (SPECIFY CONTRIBUTING):

EXCELLENT _ _

GooD_x__
FAIR _ _
DETERIORATED _ _
PROPERTY HISTORY:

RUINS _ _

J.J Straub build this building in 1886 on land leased from John Robertso n. Suaub used the lower portion of the building as a wagon shop.
The Merchants, Blowers and Kineths leased the building in 1889 and operated the Coupeville Cash Store. 1h e building continued ro operate OTHER SURVEYS:
as a grocery store under a variety of owners until 1952 when it became the Coupeville Pharmacy. 1he building was sold in 1959 and used as a 1937 (HABS) _ _
antique store. Extensive alterations have been made to the interior of the build ing but the exterior primary facade remains essentially in tact.
1983 _x_
1995 X
LANDSCAPE PAGE CROSS
SIGNIFICANCE:

1his property is significa nt under National Register criterion C, because it embodies the distinctive characteristics of architectural expressions R EFERENCE LA 29
_ O_R_:_ D_A_T_E_: - - - - J
and methods of construction that represent the period of community development in the Reserve from 1871-1910. The property is also sig- 1-S-U_R_V_EY
nificant under National Register criterion A, for its association with commercial enterprises which established a stable econo mic foundation
.
.
A. Simpkins July 1• 20 15
for the community from the period of early settlement in the 1850s through 1945. It retains integrity of location, setting, materials, design,
workmanship, feeling and associatio n.
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Certificate of Appropriateness Application

DESCRIPTION OF PROPOSED WORK: Construct a new building on the vacant adjoining lot to 12 Front
Street as an integrated development. Total frontage 65.14 Feet. Existing building and east side set back
approximately 35 feet. Propose 8' 2" feet between buildings to allow 5'1" set back between imaginary
property line and 12 Front Street and 3' 1" set back to the new building at 14 Front Street. The proposed
building is approximately 21' wide and 27' deep not including 6' deck on the north side . The building
and deck is to be located south of the existing seawall. The new building is from the top of the f inished
main floor to the pitch of the roof is approximately 21' compared to the existing historic building at
30' 5". Both buildings will have the same roof pitch at 8/12. The decision to forego an upper f loor was
made in order to not compete with the historic building. The total height of the new building from t he
top of the foundation to the roof pitch is approximately 31'. In order to comply with flood elevation, the
finished floor of the lower level of the new building will sit about 2' higher than the existing historic
building. For this reason, the lower level ceiling height in the new building will be reduced compared to
the existing building.

Total square feet in the new building is 1,134 square feet.
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12 Front Street

12 Front Street Cut-Away

I"'EST ELEVATION

Existing & Proposed Materials:
While the proposed structure is new, given the proximity to a historic building and the aim to have it be
of consistent design, the following table summarizes proposed materials.
Doors

Windows

Deck/Railing
Stairs/Ramp

Simpson Nantucket Series Solid Wood Doors to
match 12 Front Street East and West Elevation
doors
DH Wood Windows with specialty fold-up feature
on north and south elevations. See window
detail below (foldupwindows.com). Window on
East side will be custom made to match 12 Front
Street, including rope and pulley system but with
code glass instead of single pane safety glass
designed for the historic building.
Wood - Fire Resistant per Code
Wood - Fire Resistant per Code

Siding
Roofing
Fence

Cedar custom milled by Cedar Country to match
12 Front original siding
Composition
Not Applicable

W indow Detail:

Historic
Because our FoldUp+ln DH "' window looks
exactly like a double hung window when
closed, it can often be used to help expand
the use of landmark properties while
satisfying the requirements of historic
commissions. If you are considering the
adaptive reuse of a historic property and
would like to optimize the use of your
windows. consider Foldup "'.

n

ADDITIONAL NOTES:

The economic challenges over the past year combined with the "discovered" structural impairments of
12 Front Street resulted in tenant turnover and building redesign. The Lower Loft Eatery terminated its
business in April 2020 and Far From Normal closed December 31, 2020. Significant structural issues
discovered during the remodel of 12 Front included cut floor joists and roof trusses and significant
settling of the building. While disappointing and financially challenging, the ci rcumstances created the
opportunity to re-evaluate the building uses to improve the economic viability and restore the
combined storefront of the building. (In about 2005, the storefront was divided into two spaces with a
vestibule inside the front entry doors to access the separated spaces.)

The new plan:
•

Combines the storefront spaces and eliminates the vestibule.

•

Divides the main level east west and sites a commercial space on the north end of the bu ilding.
The entry to the north-end commercial space is on the west side at mid-building with window s
added to make the store interior visible.

•

The new building street level with fold-up windows is designed to be a restaurant but is also
viable standard storefront or gallery space. The entry to this space is designed to be between
the build ings with a window along the east side to showcase interior. The side entrance and
rear deck were designed to draw the public back to the new north commercial space in the
historic building.

•

Provides for 4 residential rentals; all with full kitchens and in-un it washers and dryers. Two of
the units are designed as studios. One unit (the old Lower Loft space) is a one-bedroom unit
and the upper water-front unit with the Cat-Walk is a two-bedroom unit. We anticipate ma king
these available as short-term vacation rentals but may also consider long-term leases.
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Coupeville Cash Store
Design History
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Design at Purchase
Current Design
Proposed Design
Major Drivers for Design Changes
Impact on Design

Design At Purchase

SOUTH ELEVATION

EAST ELEVATION

NORTH ELEVATION
11&' • 1'-e-

Current Design

Proposed Design

MAJOR DRIVERS FOR DESIGN CHANGES

•

Far From Normal at December 31, leaving one tenant, Sea Bre' s Yarn, that needed to be moved
out temporarily to address structural issues. (The Lower Loft Eatery had terminated its lease in
March 2020 due to COVID 19). These economic events created both the opportunity to restore
interior space and to plan for tenant uses that could improve the long-term economic viability of
the historic building.

•

Discovery of major needed structural repairs, including replacement of cut and removed floor
joists (between street and upper level) and cut and removed roof trusses.

•

Desire to construct a new building on the vacant portion of the lot, also accessed from the side,
to draw the public to the back commercial tenant.

•

Need to create economically viable tenant spaces given the significant cost to restore the
building.

IMPACT ON DESIGN

Changes to 12 Front Street, Coupeville Cash Store
The street level tenant space was originally a single, approximately 1,800 sf commercial space . The
space had been split north-south around 2010 creating two narrow and deep spaces with a vestibule
behind the entrance doors. The proposed plan restores the storefront unit to extend the full width of
building; splitting the commercial tenant space east-west instead of north-south. Sea Bre's will be
moving back into the front space upon its completion.
While most changes to 12 Front Street are interior to the building, some of those necessitated changes
to the exterior of the building. Those primarily being:
•

A ramp along the west side of the building in the current location of the stairway to the lower
level. (The stairway to the lower level will be next to the ramp on the west side.)

•

Replacement of one of the existing windows with an entrance door and added windows in line
with upper windows for symmetry and to create visibility for the back commercial space.

•

Relocation of propane tanks to west side of building tucked away from public view.

The above changes are not dependent on approval or construction of new building on the vacation
portion of the lot.
Changes to lot
In addition, propose to construction new building, as shown above, on the vacant area of the lot. While
there would be 8'2" between the buildings to comply with setbacks requirements to support wall
openings, the walkway between the buildings would be continuous between the buildings with
entrances to the new building, the back commercial space of the existing building and the lower
residential units (via stairway). In addition to the walkway providing access and egress for the two
commercial spaces and lower residential units, it would also access the proposed deck on the north
elevation of the new building.

Ebey’s Landing National Historical Reserve
Certificate of Appropriateness
Penn Cove Brewing Co.
103 S. Main Street, Coupeville, WA
COA 050-19 (Revision)
Level A or B (HPC review requested)
Level C
Jurisdiction:

X
Town of Coupeville

I – PROJECT SUMMARY and BACKGROUND
Mitch Aparicio requests a revision to COA-050-19 approved on May 23, 2019 to modify the subject
commercial business site to install a. 8 ft. cedar screening fence and a 26 ft. x 14 ft. x 8 ft. cold
storage unit structure attached to the north side of the existing garage. The cold storage will be
accessed from inside the garage only and the doors will not be visible from the exterior. The cedar
fence is proposed to screen the west and north sides of the cold storage unit, including views from S.
Main Street. The applicant is proposing to either paint or stain the fence.
The site in question is located in Review Area 1 in the Town Commercial Zoning District. Pursuant
to CTC 16.13, retaining walls and fences over six feet high and alterations to existing non-residential
buildings require Certificate of Appropriateness review by the Historic Preservation Commission
(HPC).
In 2019 the HPC approved COA-050-19 to modify the site and buildings at 103 S. Main Street to
convert one of the buildings into a micro-brewery associated with an existing restaurant. Exterior
modifications included changing double doors on the front (west side) of the building to a singledoor, adding three roll-up garage doors to the north wall facing the north building, and moving
parking spaces to create an outdoor service area in between the two buildings.
The 2019 proposal included construction of an architectural wall (façade) connecting the streetfacing facades of the two buildings. Due to the Covid-19 Pandemic, the architectural wall (façade)
has not been installed, however the applicant has expressed his intent to construct it this year. HPC
members may have noticed temporary canopy structures covering the service area which the Town is
permitting on a temporary basis for six months to allow the business to stay open during the
Pandemic.
COA-059-19 Revision
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II – PERMIT DATA
Building or Land Use Permit Type

Building permit

Application Number

COA 050-19 (Revision)

Application Date

December 16, 2020

Applicant/Owner

Mitch Aparicio

III – SITE DATA
Address

103 S. Main Street, Coupeville, WA

Location

Town of Coupeville

Parcel Number(s)

R13233-018-4160

Size of parcel(s)

Approximately .35 acres

Historic Structure?

Yes

No

X

Proximity to Historic Structures?

Yes

No

X

Zoning Designation

Town Commercial

Critical Areas/Overlays?

Yes

No

X

Shoreline Jurisdiction?

Yes

No

X

NPS Easements?

Yes

No

X

Heritage Farm Plan?

No

IV – STAFF CONTACTS
Title
Planning
Director

Name
Donna Keeler

Phone
360-678-4461 Ext 103

E-mail
planner@townofcoupeville.org

V. DISCUSSION
The proposal is for the installation of a 26 ft. x 14 ft. x 7 ft. walk-in cold storage unit and an eight
foot high cedar screening fence at the rear of the property adjacent (attached to) the garage. The
screening fence will be installed on the west and north sides of the cold storage unit visible from S.
Main Street. The application was discussed by the Historic Reserve Committee (HRC) on January 5,
2021. There were no objections to bringing the proposal forward to the HPC.
VI. SECRETARY OF THE INTERIOR’S STANDARDS
The Secretary of the Interior’s Standards do not apply to this proposal.
DESIGN GUIDELINES
Staff has identified the following design guidelines as particularly relevant to the proposal.
CHAPTER 4.3 – ADDITIONS TO ALL BUILDINGS
COA-059-19 Revision
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4.3.1. Additions to All Buildings
Guiding Principle: For both historic and non-historic buildings, additions should be in keeping with
both the character of the building itself and the surrounding neighborhood or setting. Older additions
that have taken on significance of their own should be considered for preservations.
Design Guidelines
1. Before beginning any work on any building, identify the building’s characteristics and its
characteristic features. Even on a non-historic building, it is better to retain distinctive features
of the building.
Staff analysis: The two existing buildings share the character defining features of overall form,
orientation, strong gables, and vertically-oriented wood siding. The proposed cold storage addition
does not include similar character defining features, thus the need for screening. The proposed cedar
fence, with vertically oriented wood siding is not only proposed to screen the cold storage unit but
ties in with the vernacular of the existing building on the commercial site.
CHAPTER 4.10 – FENCES
Guiding Principles: Historically, many Coupeville homes had picket fences. While these are less
common today, wood is still the most appropriate fencing material for retaining the historic character
of the town.
Staff analysis: The Design Guidelines are focused on property fencing and not necessarily fencing
for screening. With that said, the proposed cedar screening fence is consistent with the guiding
principles with the use of wood materials.
CHAPTER 4.11 – PARKING AND DRIVEWAYS
4.11.3 Mechanical Equipment and Service Areas
Guiding Principles: Utilities and mechanical equipment should be located so that they do not draw
attention to themselves and are as otherwise unobtrusive as possible. Accessory structures should be
designed to be compatible with the primary building and setting.
1. Place mechanical and electrical equipment, other utility equipment, and service areas in
unobtrusive locations. Screen them from view with solid screening elements, planting, appropriate
fencing, or part of the building. They should preferably be installed on secondary facades, not facing
the street.
Staff analysis: The proposed cold storage unit and fence are proposed to be located at the rear of the
site, behind the buildings. The cedar screen fence will ensure the cold storage unit is unobtrusive and
not visible from S. Main Street.
2. Use compatible colors to help make equipment less visible.
Staff analysis: The cedar wood screening fence is proposed to be stained or painted in earth tone or
natural colors compatible with the existing buildings.
CHAPTER 16.12.060 – TOWN OF COUPEVILLE MUNICIPAL CODE
LANDSCAPING, RECREATION SPACE AND EXTERIOR APPEARANCE STANDARDS
2. Fences should be constructed of wood finished with natural color, stone or masonry.
COA-059-19 Revision
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Staff analysis: The proposed fence will be constructed of cedar wood. Staff recommends a
condition of approval requiring the fence to be stained a natural cedar or painted an earth tone
color similar to the existing buildings (as proposed) and maintained to prevent the cedar fence from
turning grey.
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 to COA 050-19
(Revision) to be consistent with the Ebey’s Landing National Historic Reserve Design Guidelines, I
move to recommend granting a Certificate of Appropriateness subject to the following conditions and
recommendation:
Conditions:
1. The fence shall be stained a natural cedar wood color or painted a color similar to the existing
buildings and shall be maintained such to prevent the fence from turning grey.
2. No section of the cold storage unit will be visible above the fence top from S. Main Street.
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 050-19 (Revision):
1. An application was submitted for a revision to a Certificate of Appropriateness on December
16, 2020 to install a cold storage unit and cedar screening fence at 103 S Main Street.
2. The site is within Review Area 1 of Ebey’s Landing National Historical Reserve and is
classified as an alteration of a non-residential structure requiring action on a Certificate of
Appropriateness by the Historic Preservation Commission.
3. 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
February 28, 2021, and all wishing to be heard were heard.
4. In accordance with Guidelines in Chapter 4.11 compatible colors should be used to help
make the screening fence unobtrusive.
5. 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.

COA-059-19 Revision
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Notes
Penn Cove Brewery
103 S. Main Street

S Main Street

Proposed Cold Storage

Penn Cove Brewing Co. - Cold Storage Amendment
Proposed Amendment
to approved COA
050-19 May 23, 2019.

EXISTING

Add 26’ x 14’ Cold
Storage to existing
garage.
Cold Storage room will
butt up against the
existing garage.
Cold storage will only
be accessed from
inside the existing
garage. No doors or
garage doors will be
installed on the
exterior.

PROPOSED

Add 8’ high cedar
fencing for screening
around cold storage
cooler.
B

A

Fence style can be
either A or B and be
painted or stained,
whichever is allowed /
recommended by the
TOC.
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Ebey’s Landing National Historical Reserve
Findings of Fact
Heinz additions to SFR
EBY-20-061
Level B (Elevated)
X

Level C (HPC CAO Decision)
Level C (HPC Recommendation)
Jurisdiction: Town of Coupeville

Island County

X

I – PROJECT SUMMARY
Matthew Heinz, the property owners, requests a Certificate of Appropriateness to expand
the kitchen and construct additions on the existing single-family residence (SFR). The
property is located at 618 Keystone Hill Rd, Coupeville.
The applicant proposes to expand the kitchen/dining room towards the west, add a
bathroom in this space as well and add a covered back porch west of the new addition.
The new roof will extend from the new addition above the existing roof, continuing the
roofline and siding will match the existing SFR. The property is within Design Review Area
1. Keystone Hill Rd. is a local road.
The guidelines state that a ground level addition towards the rear or side of the building is
preferred, which is what is proposed. The additions are compatible in massing and scale to
the existing residence and are in conformance with the guidelines.

II – PERMIT DATA
Building or Land Use Permit Type
Permit Number
Application Date
Applicant/Owner
Agent

EBY-20-061 Heinz additions

Additions to SFR
EBY-20-061
Complete on December 23, 2020
Matthew Heinz
N/A

Page 1

III – SITE DATA
Address
Location
Parcel Number(s)
Size of parcel(s)
Zoning
Historic Structure?
Proximity to Historic Structures?
Allowable Density
Critical Areas/Overlays?
Shoreline Jurisdiction?
NPS Easements?
Heritage Farm Plan?

618 Keystone Hill Rd
Coupeville
S7400-00-01002-0
9.57 acres
Rural
Yes
Yes
1 DU / 5 acres
Yes
Yes
Yes
N/A

No
No

X
X

No
No
No

X
X
X

IV – STAFF CONTACTS
Department
Name
ICPCD
Elizabeth
Dickman

Phone
360-678-7822

E-mail
e.dickman@islandcountywa.gov

V – APPLICABLE DESIGN GUIDELINES
Chapter 4.3 – Additions to all buildings
As needs change, building additions may be needed. Insensitive additions can potentially
alter the character of the neighborhood setting. If done with sensitivity to the Reserve’s
historic character, additions can be an asset and increase the usefulness and economic
value of properties.
4.3.1. Additions to All Buildings
Guiding Principles: For both historic and non-historic buildings, additions should be in
keeping with both the character of the building itself and the surrounding neighborhood or
setting. Older additions that have taken on significance of their own should be considered
for preservation.
Finding: The applicant proposes to add a 10’ x 24’ space (kitchen and bathroom) to the
west of the house and add a covered porch west of this addition. The addition will match
the existing structure.

EBY-20-061 Heinz additions
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Design Guidelines
3.
Do not imitate a historic style or period of architecture in designing a new addition to
a historic building. An addition should be designed and constructed to be recognized as a
product of its own time, distinguishable from and congruous with the historic building.
Finding: The house is not a historic building. The applicant proposes the additions to be
consistent with the style of the same time period as the house with the new materials.
4.
The overall design of an addition should be in keeping with the design of the
primary structure. Keep the size of the addition small in relation to the main structure.
Finding: The addition and covered porch combined will be smaller than the main
residence. The design is consistent with the primary structure.
5.
Recognize and respect the existing pattern along the street, such as building
spacing, setbacks, height, size, and massing.
Finding: The proposed additions respect of the existing pattern along the neighborhood in
regards to building spacing, setbacks, height, size, and massing.
6.
Pay careful attention to make the rooflines and roof pitch of the old and new
sections compatible. Gable or shed roofs are generally appropriate; flat roofs are usually
inappropriate except in areas where they are already an established pattern.
Finding: The applicant proposes to continue the gable roofline of the existing SFR. It
seems the new addition will actually make a taller roof in the back, extending over the
existing roof and making the roof pitch slightly flatter (more horizontal) than the current roof
and adding 18 feet of roofline above the addition and porch.
9.
Use windows visible from the public right-of-way that are compatible with those of
the original building. Also, use a consistent wall-to-window ratio.
Finding: The applicant proposes a similar window style and size as the windows in the
existing structure. All four of the vertical windows on the addition will be on the west side.
10.
Use building materials that are compatible with the original building and its
surroundings.
Finding: The applicant proposes to use the same materials as what the existing structure
is made of for the new additions. The windows will be single hung, clad with wood interior,
the stairs and deck will be composite, the siding will be wood grain, “ship lap” trim siding
and the roof will be corrugated metal.
13.
Locate fire exits, stairs, landings, and ramps at the rear or in inconspicuous side
locations.
Finding: The stair up to the covered porch addition will be in the rear of the SFR.

EBY-20-061 Heinz additions
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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.
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: The existing structure is white and though color was not mentioned in the
application the new additions will match the primary building, so they will also be white
siding.
VI – DISCUSSION
Matthew Heinz, the property owner, requests a Certificate of Appropriateness to construct
additions to the west of the existing single-family residence (SFR). The property is located
at 618 Keystone Hill Rd. in Coupeville.
The applicant proposes to change the roofline, siding, and window placement of the
existing home. The applicant proposes to expand the kitchen/dining room towards the
west, add a bathroom in this space as well and add a covered back porch west of the new
addition. The new roof will extend from the new addition above the existing roof,
continuing the roofline. The siding will match the existing SFR. The property is within
Design Review Area 1. Keystone Hill Road is a local road.
After review of the guidelines, Historic Preservation Commission finds that the new
addition meets the guidelines and approves the Certificate of Appropriateness as
proposed.
VII – FINDINGS OF FACT
Based on the analysis presented above, HPC proposes the following findings of fact with
respect to Application No. EBY-20-061:
1. The applicant submitted an application for a Certificate of Appropriateness on
completed on December 23, 2020 to construct an addition and covered porch on
the residence at 618 Keystone Hill Rd, Coupeville.
2. This site is within Review Area 1 of Ebey’s Landing National Historical Reserve and
the additional room and porch are classified as new construction which requires
EBY-20-061 Heinz additions
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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 addition within Ebey’s Landing National Historical Reserve.
3. After review of the proposed application, the HPC 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.
VIII – 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.

THE CERTIFICATE OF APPROPRIATENESS IS APPROVED THIS ____ DAY
OF___________, 2020.

By:
_____________________________________
Chairperson, Historic Preservation Commission
Attested by:

___________________________
Elizabeth Dickman, Assistant Planner

EBY-20-061 Heinz additions
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Ebey’s Landing National Historical Reserve
Findings of Fact
Lawrence Demolition and New SFR
EBY-20-066

Level B (Elevated)
Level C (HPC CAO Decision)

X

Level D (HPC Recommendation)
Jurisdiction: Town of Coupeville

Island County

X

I – PROJECT SUMMARY
Mark Lawrence and Jacqueline Davison, property owners, request a Certificate of
Appropriateness to demolish the existing single-family residence (SFR) and build a new
one a bit further from the beach. This new SFR will be a two-story 2,025 square-foot
house. The lot is predominantly covered with trees and grasses near the road, then there
is the existing SFR, bulkhead and beach. The property has direct access from Madrona
Way (collector), which runs west of the parcel
The property is within Design Review Area 1. The existing residence looks like it is falling
apart and probably uninhabitable; the bulkhead is in the process of being replaced as it
was damaged after the initial applications (Ebey’s LNHR COA and Shoreline Exemption)
were submitted. The adjacent parcels to the north and south are privately owned and
have single-family residences (SFR), and to the east is Penn Cove.

II – PERMIT DATA
Building or Land Use Permit Type
Permit Number
Application Date
Applicant/Owner
Agent

EBY-20-066 Lawrence

Demolition and new single family residence
EBY-20-066
December 14, 2020
Mark Lawrence
N/A

1

III – SITE DATA
Address
Location
Parcel Number(s)
Size of parcel(s)
Zoning
Historic Structure?
Proximity to Historic Structures?
Allowable Density
Critical Areas/Overlays?
Shoreline Jurisdiction?
NPS Easements?
Heritage Farm Plan?

1990 Madrona Way
Coupeville
R13232-173-0200
0.23 acres
Rural
Yes
No
X
Yes
No
X
1 dwelling per 5 acres
Yes: Steep slopes, Vicinity of cultural
resources
Yes
X
No
Yes
No
X
N/A

IV – STAFF CONTACTS
Department Name
ICPCD
Elizabeth
Dickman

Phone
360-678-7822

E-mail
e.dickman@islandcountywa.gov

V – APPLICABLE DESIGN GUIDELINES
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 two-story, 2,025 square foot house. The
ground floor will be built into the slope of the land and the number of floors replicates the
existing SFR. The applicant proposes the house to have a gable roof which also covers
an outside area above the garage.
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 proposed house is
stylistically distinct from historic structures though it does have similarities with the SFR
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that will be demolished. The applicants propose a fairly simple design 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: The proposed single-family residence will be made of vertical board and batten
siding, rock stairs and wooden doors. These materials, the scale and detailing are similar
to neighboring residences.
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 covered with trees in the western portion. The current
vegetation partially screens the existing SFR, and the setback from Madrona Way will
reduce any visual impact to the cultural landscape. As mentioned above, the house will
be compatible to the scale and form of the surrounding properties.
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 two-story house. The applicants propose canary
style vertical board and batten siding, which is a preferred siding material. The color will
be white with dark bronze for the trim. The applicants also propose a metal roof
(Condition – roof shall be dark and non-reflective).
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 not proposing to change the currently existing paved
driveway and the pervious parking will be to the side (south) of the proposed SFR.
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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 previously mentioned, the existing lot contains trees which will screen the
house from the public right-of-way, though not completely. The proposal will not
negatively affect the historic character of the Reserve, but will be complementary to the
surrounding neighborhood.
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 proposed 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 applicants propose a two-story single family house. 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 house size is similar in size 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: The applicants are not currently proposing any additional structures. The existing
shed will be demolished along with the existing SFR.
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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, which meets this guideline.
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.
Finding: The applicants propose the front door to face south, the garage doors will also
face south on the lower level. This would orient the front entrance slightly towards the
road but more towards the side where the proposed parking area will be located.
9. Reflect the mass, scale, and height of adjacent structures.
Finding: The applicants propose a structure that is a similar height to the current and
adjacent structures. The applicants propose a two-story house of 2,025 square feet in
size. The adjacent property to the north is 2,368 square foot two-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 footprint sizes of the surrounding properties vary. The applicants propose
a house that is a similar square footage to the nearby properties.
11. To avoid overwhelming smaller neighboring buildings, divide a wide facade to look
like smaller building masses.
Finding: The east elevation will be visible from Madrona Way. The applicants propose the
SFR have the continuous side face west, the east elevation will be broken up by the Lshape of the structure.
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- overone, two-over-two, or four-over- four lights. Multi-paned sashes over single-paned
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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 dark bronze vinyl true divided light (TDL) and doublehung windows, which are allowed. Although vinyl is not the preferred window material, it
is an acceptable window material. The windows are aligned where appropriate and are
similarly placed to the surrounding houses within the area.
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: The applicants propose the parking south of the house a little ways away from
Madrona Way.
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 majority of the adjacent properties are quite forested. The proposed house
will complement the existing human scale of the neighborhood.
4.5.1 - Pre-Construction: 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 property 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, and significant open spaces— shall be preserved.
Design Guidelines—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.

EBY-20-066 Lawrence

6

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.
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 meet the guidelines by placing the proposed SFR close to where
the SFR to-be-demolished is located though further from the shoreline, which will make it
safer and more in compliance with land use code. It will also be at the edge of the trees
that cover the western half of the property to reduce the visual change the structure will
have to the cultural landscape.
Chapter 4.7 -Painting and Colors
Design Guidelines
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.
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.
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Finding: As mentioned in the guidelines, color is a personal choice. The applicants
propose the building to be white with dark brown trim and light brown on the patio floor
and under the roof.

VI – DISCUSSION
Mark Lawrence and Jacqueline Davison, property owners, request a Certificate of
Appropriateness to build a two-story 2,025 square square-foot new single-family
residence. The lot is predominantly covered with trees and grasses, and there is an
existing single-family residence. The property has direct access from Madrona Way
(collector), which runs west of the parcel.
The property is within Design Review Area 1. The currently existing house and shed will
be demolished. The surrounding parcels are privately owned. The properties to the south,
and north have single family residences (SFR), and to the east is Penn Cove.
After the review of the guidelines, the application and discussion during the public
hearing, Historic Preservation commission approves the Certificate of Appropriateness
with one condition:
VII– CONDITION
1. The proposed metal roofing shall be non-reflective and dark colored.

IX – FINDINGS OF FACT
Based on the analysis presented above, HPC approved the following findings of fact with
respect to Application No. EBY-20-066:
1. The applicants submitted an application for a Certificate of Appropriateness on
November 30, 2020 to demolish the structures on the property and construct a
new single-family residence at 1990 Madrona Way, 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.
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X - 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:
1. 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 noted
code requirements pertaining to the 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.

THE CERTIFICATE OF APPROPRIATENESS IS APPROVED THIS ____ DAY
OF___________, 2020.

By:

Attest by:

____________________________
Elizabeth Dickman, Assistant Planner
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Ebey’s Landing National Historical Reserve
Findings of Fact
Echenique - New Accessory Garage with Guest Cottage, Design Review Area 1
EBY-20-070
Level B (Elevated)
X

Level C (HPC CAO Decision)
Level D (HPC Recommendation)
Jurisdiction: Town of Coupeville

Island County

X

I – PROJECT SUMMARY
Irene Echenique & Eric Daigneault, the property owners, request a Certificate of Appropriateness
to build a new two-story, 1,760 square foot accessory shop with a 1,000 square foot accessory
dwelling unit above.
The subject parcel is within Design Review Area 1. The parcel contains an existing single-family
residence and accessory structure. Other properties adjacent to the subject parcel are either
single-family residential or vacant, and are largely either forested or wetlands. The historic Fort
Casey Pump house is on the adjacent parcel to the east, and is about 550 feet away from the
proposed development. Access to the parcel is from Wanamaker Road, an existing right-of-way.
II – PERMIT DATA
Building or Land Use Permit Type
Permit Number
Application Date
Applicant/Owner
Agent

EBY-20-070 Echenique

New accessory structure and guest cottage
EBY-20-070
December 15, 2020
Irene Echenique & Eric Daigneault
N/A

1

III – SITE DATA
Address
Location
Parcel Number(s)
Size of parcel(s)
Zoning
Historic Structure?
Proximity to Historic Structures?
Allowable Density
Critical Areas/Overlays?
Shoreline Jurisdiction?
NPS Easements?
Heritage Farm Plan?

510 Wanamaker Road, Coupeville, WA 98239
Coupeville
R13114-204-3780
4.45 acres
Rural
Yes
No
X
Yes
No
X
1 dwelling unit / 5 acres
Yes
X
No
AICUZ Noise Zone 3
Yes
No
X
Yes
No
X
N/A

IV – STAFF CONTACTS
Department
ICPCD

Name
Reilly Rosbotham

Phone
360-678-7811

E-mail
r.rosbotham@islandcountywa.gov

V – APPLICABLE DESIGN GUIDELINES
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 two-story accessory shop & guest cottage with
2,760 square feet of gross floor area. The shape of the building is designed to look like a stable,
and the second story is notably smaller than the first story, breaking up the design of the
building. The building is generally horizontal in fomr.
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.
EBY-20-070 Echenique
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Finding: The applicants did not propose a false historic structure. The proposed accessory
structure is stylistically distinct from historic structures. The applicants propose a simple
design with design features that are similar in character to structures that already exist in the
Reserve. These design features include a gable roof style, stable-like design, window spacing,
vertical siding, and trim.
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: The neighboring properties are made up primarily of one to two-story single-family
residences with accessory structures. Neighboring residences typically have gable and hipped
roofs and are generally horizontal in form; most residences nearby have fiber cement or wood
siding, composition shingle roofing, and vinyl windows. The proposed single-family residence
will be two-story, have a gabled/shed roof, fiber cement siding, metal roofing, and vinyl
windows and is therefore similar in form and materials to existing residences in the
neighborhood. In order to establish compatibility with the surrounding neighborhood, staff
recommends that the metal roof be a dark, non-reflective color (CONDITION).
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.
Finding: The proposed structure will be partially screened from the road by trees. When
approaching from the south, the proposed shop will be visible from Wanamaker Road.
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 proposed residence does not seek to stand out from the surroundings and will be
similar in material, scale, mass, size, and form. The stable-like design of the proposed shop is
a simplified interpretation of existing stables and barns within the reserve.
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.
Finding: The proposed residence is not modular, prefabricated, or manufactured.
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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 proposed shop will have fiber-cement “Hardi Plank” lap siding and metal roofing,
which will be dark and non-reflective (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 proposed shop will use an existing driveway, and the project does not include any
expanses of concrete or parking areas.
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: The proposed development will only be partially screened from the public right-ofway. The proposed residence does not negatively impact the historic character of the reserve.
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: Surrounding buildings are typically one- to two-story residences, as well as accessory
buildings and garages. Surrounding buildings typically have gable and hipped roofs, a
generally horizontal form, with horizontal plank siding, composition shingle roofing, and vinylclad windows. The proposed structure has similar architectural style and complementary
materials. Some surrounding buildings are set back from property lines, and some are located
close to property lines. The proposed shop will be set back from the right-of-way to minimize
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visual impact. The architectural character of the proposed residence will be complimentary to
that of the surrounding buildings, and will not mimic historic features.
3. Building shapes should be compatible to historic residential structures in the Reserve.
Finding: The applicant proposes a small, horizontal combine shop & guest cottage, which will
be compatible with historic residential structures in 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 scope of proposed development only includes one 2,760 square foot building.
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: The existing residence on the subject property is one-story and relatively small, with
about 2,000 square feet of gross floor area. The proposed structure will be taller than the
existing residence, but will have a smaller footprint. The proposed structure will be set back
further from the road than the existing residence, increasing its consistency with the
proportion of the main building.
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 typical “stable” style roof, with a central gable and shed
style roofs on either side.
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.
Finding: The front door of the proposed shop faces the street. There is no front porch, but
there is a deck on the second level that emphasizes the entry to the accessory dwelling unit.
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.
Finding: The main façade of the property faces Wanamaker Way, the public right-of-way. The
front entrance includes a stairway to the second floor and a deck that allows access to the
second-floor accessory dwelling unit.
9. Reflect the mass, scale, and height of adjacent structures.
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Finding: The proposed structure is slightly taller than the existing residence on the parcel, but
has a smaller footprint. The scale of the proposed structure is similar to that of the existing
residence on the property.
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 average footprint sizes of the surrounding buildings within 200 feet of the subject
parcel is approximately 3,700 square feet. The proposed residence has a footprint of 1,760
square feet.
11. To avoid overwhelming smaller neighboring buildings, divide a wide facade to look like
smaller building masses.
Finding: The proposed residence will be smaller than buildings on neighboring properties.
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, twoover-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 proposed residence will have vinyl sliding windows; although not the preferred
window material, the vinyl windows are acceptable. The windows are aligned where
appropriate and are similarly spaced compared to the neighboring residences.
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: The proposed structure will have a dual function as a shop and an accessory dwelling
unit. On the southwest elevation, facing the right-of-way there is a garage door. Two other
garage doors are located on the northwest elevation, which face away from the right-of-way
and are not visible from Wanamaker Road.
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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 proposed accessory dwelling unit has a somewhat different design than the
existing residence on the property.
4.5.1 - Pre-Construction: 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 property
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, and significant open spaces— shall be preserved.
1.

2.
3.

4.
5.

Design Guidelines—Rural settings
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.
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.
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.)
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.
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 proposed structure will be set back approximately 250 feet from the public rightof-way, and will not stand out against the horizon. It will be partially screened from the public
right-of-way, and will not impact any scenic viewsheds. The applicants do not propose to
remove any vegetation within the scope of this proposal.
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.
2. 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.
3. Elsewhere in the Reserve, use colors (usually dark colors) that blend with or complement the
surroundings.
Finding: The applicants have not specified a color for the proposed structure. The structure
will be painted a dark, earth tone color so that it recedes into the landscape (CONDITION).
VI – DISCUSSION
Irene Echenique and Eric Daigneault, the property owners, request a Certificate of
Appropriateness to build a two-story 2,760 square-foot new shop with an accessory dwelling unit
above. The subject parcel is partially forested, and the applicant does not propose any clearing
within the scope of this proposal. The property has access from Wanamaker Road.
The subject parcel is within Design Review Area 1. The parcel contains an existing single-family
residence and accessory structure. Other properties adjacent to the subject parcel are either
single-family residential or vacant, and are largely either forested or wetlands. The historic Fort
Casey Pump house is on the adjacent parcel to the east, and is about 550 feet away from the
proposed development. Access to the parcel is from Wanamaker Road, an existing right-of-way.
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VII – RECOMMENDED MOTION
After the review of the guidelines, the application and discussion during the public hearing,
Historic Preservation commission approves the Certificate of Appropriateness with two
conditions.
VIII – CONDITION
1. The roof of the proposed structure will be a dark, non-reflective color.
2. The proposed structure will be painted a dark, earth-tone color.
IX – FINDINGS OF FACT
Based on the analysis presented above, HPC approved the following findings of fact with respect
to Application No. EBY-20-070:
1. The applicants submitted an application for a Certificate of Appropriateness on December
15, 2020 to place a new combined accessory structure and accessory dwelling unit at 510
Wanamaker Road.
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.
X - 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:
1. 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.
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Should you wish to appeal this decision, please familiarize yourself with the above noted code
requirements pertaining to the 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.
THE CERTIFICATE OF APPROPRIATENESS IS APPROVED THIS ____ DAY OF___________, 2021.
By:
_____________________________________
Chairperson, Historic Preservation Commission

Attest by:
____________________________
Reilly Rosbotham, Assistant Planner
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Ebey’s Landing National Historical Reserve
Findings of Fact
Heller – New Manufactured Residence, Design Review Area 1
EBY-20-072
Level B (Elevated)
X

Level C (HPC CAO Decision)
Level D (HPC Recommendation)
Jurisdiction: Town of Coupeville

Island County

X

I – PROJECT SUMMARY
Jack Hampton, for the property owner Charles Heller, is proposing to construct a new
manufactured residence towards the Northern portion of the property. The residence will be
painted gray with white trim. No major clearing is proposed.
The subject parcel is within Design Review Area 1. The parcel contains an existing single-family
residence and accessory structure. Other properties adjacent to the subject parcel are either
single-family residential or vacant, and are largely either forested or wetlands. The historic Fort
Casey Pump house is on the adjacent parcel to the east, and is about 550 feet away from the
proposed development. Access to the parcel is from Wanamaker Road, an existing right-of-way.
II – PERMIT DATA
Building or Land Use Permit Type
Permit Number
Application Date
Applicant/Owner
Agent

EBY-20-072 Heller

New manufactured residence
EBY-20-072
December 17, 2020
Charles Heller
Jack Hampton

1

III – SITE DATA
Address
Location
Parcel Number(s)
Size of parcel(s)
Zoning
Historic Structure?
Proximity to Historic Structures?
Allowable Density
Critical Areas/Overlays?
Shoreline Jurisdiction?
NPS Easements?
Heritage Farm Plan?

Douglas St, Oak Harbor, WA 98277
Oak Harbor
S8050-00-13003-0
0.43 acres
Rural Residential – Rolling Hills RAID
Yes
No
X
Yes
No
X
2 dwelling units / 1 acre
Yes
X
No
AICUZ Noise Zone 2
Yes
No
X
Yes
No
X
N/A

IV – STAFF CONTACTS
Department
ICPCD

Name
Reilly Rosbotham

Phone
360-678-7811

E-mail
r.rosbotham@islandcountywa.gov

V – APPLICABLE DESIGN GUIDELINES
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 one-story ~1280 square foot manufactured
residence. The residence is relatively small, and will be generally horizontal in form.
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.
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Finding: The applicants did not propose a false historic structure. The proposed accessory
structure is stylistically distinct from historic structures. The applicants propose a simple
design with design features that are similar in character to structures that already exist in the
Reserve. These design features include a gable roof style, window spacing, vertical siding, and
trim that reflect the scale, materials, and color of surrounding development. The nearest
historical structure is the Henry Arnold Grasser House, which is two stories and has a gable
roof, similarly spaced windows, and white trim.
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: The neighboring properties are made up primarily of one to two-story single-family
residences, including some manufactured residences. Neighboring residences typically have
gable roofs and are generally horizontal in form; most residences nearby have fiber cement
or wood siding, composition shingle roofing, and vinyl windows. The proposed single-family
residence will be two-story, have a gabled roof, wood siding, composition shingle roofing, and
vinyl windows and is therefore similar in form and materials to existing residences in 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.
Finding: The subject parcel is not in a wooded area, and will be visible from the public rightof-way on Douglas Street.
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 proposed residence does not seek to stand out from the surroundings and will be
similar in material, scale, mass, size, and form to existing structures. The gable roof, window
spacing, coloring, and trim are architectural features common to historic buildings in the
reserve, but the proposed structure does not seek to mimic historic buildings.
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.
Finding: The proposed residence is a manufactured building, however, it will conform to the
guidelines. There are several other manufactured buildings in the immediate vicinity, meaning
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that the proposed structure will reinforce the characteristics of the existing development
pattern.
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 proposed structure will have wood siding and vinyl windows. The proposed doors
will be metal. In order to establish consistency with the guidelines, staff recommends that the
metal doors be a dark, non-reflective color (RECOMMENDATION).
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 majority of the front and side yards will be dedicated to landscaping. There is a
proposed driveway along the west side of the property, and a gravel parking area partially in
front of and to the side of the residence, but they will not be located toward the front of the
site.
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: The proposed development will not be screened from the right-of-way on Douglas
Street.
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.
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Finding: Surrounding buildings are typically one- to two-story residences, including some
manufactured residences, as well as accessory buildings and garages. Surrounding buildings
typically have gable roofs, a generally horizontal form, with horizontal or vertical plank siding,
composition shingle roofing, and vinyl-clad windows. The proposed structure has similar
architectural style and complementary materials. Some surrounding buildings are set back
from the street, and some are located close to the street. The proposed residence will be set
back from the right-of-way to minimize visual impact. The architectural character of the
proposed residence will be complimentary to that of the surrounding buildings, and will not
mimic historic features.
3. Building shapes should be compatible to historic residential structures in the Reserve.
Finding: The applicant proposes a small, horizontal manufactured residence, which will be
compatible with historic residential structures in 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 scope of proposed development only includes one 1,280 square foot building.
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: The proposed residence does not include a garage, and no accessory structure is
included in the scope of this proposal.
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 style roof.
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.
Finding: The front door of the proposed residence faces the street. A small front porch is shown
on the site plan, but is not shown in the elevations. In order to establish consistency with the
guidelines, staff recommends a condition that the applicant construct the front porch shown
on the site plan (CONDITION).
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 main façade of the property faces Douglas Street, the public right-of-way. The
site plan shows a small stairway and front porch to the main entrance, which is not shown on
the elevations. In order to establish consistency with the guidelines, staff recommends a
condition that the applicant construct the front porch shown on the site plan (CONDITION).
9. Reflect the mass, scale, and height of adjacent structures.
Finding: The proposed structure is similar to the mass, scale, and height of adjacent structures.
Nearby structures are typically one to two stories, are oriented horizontally, and are relatively
small, which is consistent with the proposed residence.
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 average footprint sizes of the surrounding buildings within 200 feet of the subject
parcel is approximately 2,000square feet. The proposed residence has a footprint of 1,280
square feet.
11. To avoid overwhelming smaller neighboring buildings, divide a wide facade to look like
smaller building masses.
Finding: The proposed residence will be smaller than buildings on neighboring properties.
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, twoover-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 proposed residence will have vinyl sliding windows; although not the preferred
window material, the vinyl windows are acceptable. The windows are aligned where
appropriate and are similarly spaced compared to the neighboring residences.
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: There will be no garages, parking lots, or carports in front of the proposed residence.
No garages or carports are included in the scope of this proposal. Parking will be provided to
the side of the property, and there will be a small parking area for one vehicle in front of the
proposed residence.
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: There is only one unit proposed in the scope of this project.
4.5.1 - Pre-Construction: 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 property
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, and significant open spaces— shall be preserved.
Design Guidelines—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.)

EBY-20-072 Heller

7

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.
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 proposed structure will be set back approximately 125 feet from the public rightof-way, and will not stand out against the horizon. It will be visible from Douglas Street, but
it will not impact any scenic viewsheds. The applicants do not propose to remove any
vegetation within the scope of this proposal.
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.
2. 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.
3. Elsewhere in the Reserve, use colors (usually dark colors) that blend with or complement the
surroundings.
Finding: The applicants have proposed a gray color with white trim for the proposed
residence. The structure will be painted a dark, earth tone color so that it recedes into the
landscape (CONDITION).
VI – DISCUSSION
Irene Echenique and Eric Daigneault, the property owners, request a Certificate of
Appropriateness to build a two-story 2,760 square-foot new shop with an accessory dwelling unit
above. The subject parcel is partially forested, and the applicant does not propose any clearing
within the scope of this proposal. The property has access from Wanamaker Road.
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The subject parcel is within Design Review Area 1. The parcel contains an existing single-family
residence and accessory structure. Other properties adjacent to the subject parcel are either
single-family residential or vacant, and are largely either forested or wetlands. The historic Fort
Casey Pump house is on the adjacent parcel to the east, and is about 550 feet away from the
proposed development. Access to the parcel is from Wanamaker Road, an existing right-of-way.
VII – RECOMMENDED MOTION
After the review of the guidelines, the application and discussion during the public hearing,
Historic Preservation commission approves the Certificate of Appropriateness with two
conditions and one recommendation.
VIII – CONDITION
1. The proposed structure will include the front porch and stairs shown on the site plan.
2. The proposed structure will be painted a dark, earth-tone color.
IX – RECOMMENDATION
1. The proposed metal doors will be a dark, non-reflective color.
X – FINDINGS OF FACT
Based on the analysis presented above, HPC approved the following findings of fact with respect
to Application No. EBY-20-072:
1. The applicants submitted an application for a Certificate of Appropriateness on December
17, 2020 to place a new combined accessory structure and accessory dwelling unit on
Parcel # S8050-00-13003-0 on Douglas Street.
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.
XI - APPEAL PROCESS
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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:
1. 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 noted code
requirements pertaining to the 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.
THE CERTIFICATE OF APPROPRIATENESS IS APPROVED THIS ____ DAY OF___________, 2021.
By:
_____________________________________
Chairperson, Historic Preservation Commission

Attest by:
____________________________
Reilly Rosbotham, Assistant Planner
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Ebey’s Landing National Historical Reserve
Findings of Fact
Eckholm – Replace Single-Family Residence, Design Review Area 1
EBY-20-075
Level B (Elevated)
X

Level C (HPC CAO Decision)
Level D (HPC Recommendation)
Jurisdiction: Town of Coupeville

Island County

X

I – PROJECT SUMMARY
Jack Hampton, for the property owners Bruce and Linda Eckholm, is proposing to demolish an
existing residence and replace it with a new residence, including an attached garage and two
covered porches.
The subject parcel is within Design Review Area 1. The parcel contains an existing single-family
residence and accessory structure. Other properties adjacent to the subject parcel are largely
agricultural. The proposal is within 100 feet of the Historic Earlywine/Neinhuis Property, and is
adjacent to the Old Power Place, and Arnold Farm, both of which have historic structures. Access
to the parcel is from Zylstra Road, a public right-of-way.
II – PERMIT DATA
Building or Land Use Permit Type
Permit Number
Application Date
Applicant/Owner
Agent

EBY-20-075 Eckholm

New single-family residence
EBY-20-075
December 18, 2020
Bruce and Linda Eckholm
Jack Hampton
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III – SITE DATA
Address
Location
Parcel Number(s)
Size of parcel(s)
Zoning
Historic Structure?
Proximity to Historic Structures?
Allowable Density
Critical Areas/Overlays?
Shoreline Jurisdiction?
NPS Easements?
Heritage Farm Plan?

995 Zylstra Road
Coupeville
R13219-237-3790
2.5 acres
Rural Agriculture
Yes
No
Yes
X
No
Earlywine / Nienhuis Property
1 dwelling unit / 10 acres
Yes
No
Yes
No
Yes
No
N/A

X

X
X
X

IV – STAFF CONTACTS
Department
ICPCD

Name
Reilly Rosbotham

Phone
360-678-7811

E-mail
r.rosbotham@islandcountywa.gov

V – APPLICABLE DESIGN GUIDELINES
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 replace a one-story ~1,750 square foot residence with a
two-story residence with a footprint of about ~2,300 square feet. The proposed residence is
divided into a main living section and a garage which are visually distinct and give the
appearance of a group of buildings. The proposed residence is generally horizontal in form.
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.
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Finding: The applicants did not propose a false historic structure. The proposed structure is
stylistically distinct from historic structures. The applicants propose a simple design with
design features that are similar in character to structures that already exist in the Reserve.
These design features include a gable roof style, window spacing, vertical board and batten,
and trim that reflect the scale, materials, and color of surrounding development. The nearest
historical structures are on the Earlywine/Neinhuis Property, which has a vernacular cabin, a
Dutch barn, a Long barn & Shed. The cabin is one story and has a gable roof, wood shingle
and clapboard siding, and multi-pane and single-pane window sashes. The proposed structure
is stylistically distinct, but reflects the scale, materials, and color of the Earlywine/Neinhuis
Property structures.
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: The neighboring properties are made up primarily of one to two-story single-family
residences, accessory structures, and agricultural structures. Neighboring residences typically
have gable roofs and are generally horizontal in form; most residences nearby have fiber
cement or wood siding, either board and batten, shingle, or shiplap siding, composition or
wooden shingle roofing, and wooden or vinyl window frames. The proposed single-family
residence will be two-story, have a gabled roof, board and batten (cement & wood) siding,
metal & composition shingle roofing, and vinyl windows. The historic properties in the vicinity
of the proposed residence have a variety of materials and styles, and the proposed residence
utilizes similar materials and a style inspired by historic structures, but does not imitate the
nearby historic structures.
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.
Finding: The subject parcel is not in a wooded area, and will be visible from the public rightof-way on Zylstra Road.
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 proposed residence does not seek to stand out from the surroundings and will be
similar in material, scale, mass, size, and form to existing structures. The gable roof, window
spacing, board and batten siding, coloring, and trim are architectural features common to
historic buildings in the reserve, but the proposed structure does not seek to mimic historic
buildings.
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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.
Finding: The proposed residence is not a manufactured residence. The existing development
pattern is largely agricultural, with associated residential structures, and the proposed
residence will be replacing an existing residence.
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 proposed structure will have wood & cement board and batten siding, metal and
composition shingle roofing, wooden doors, and vinyl windows. In order to establish
consistency with the guidelines, staff recommends a condition that the metal roofing covering
the front patio be 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 proposed residence will utilize an existing gravel driveway, and the proposal
includes adding a concrete pad in front of the proposed attached garage, and will be large
enough to fit two vehicles. The side yard will be largely dedicated to landscaping.
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: The proposed development will not be screened from the right-of-way on Zylstra
Road. The proposed residence uses historic features (gable roof, board and batten siding) as
an inspiration.
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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: Surrounding buildings are typically one- to two-story residences, agricultural
structures, including barns, shops, a granary, and a storage building. Surrounding buildings
typically have gable roofs, a generally horizontal form, with several different varieties of siding
composition or wooden shingle roofing, and wooden or vinyl-clad windows. The proposed
structure utilizes some of the same materials and architectural styles of surrounding buildings
without imitating historic features. Surrounding properties typically have clusters of buildings
constructed relatively close to Zylstra Road. The proposed residence will follow this pattern,
and will be in the same location as the existing residence to be demolished. The proposed
residence generally has complementary patterns and proportions of windows to surrounding
structures, except for the north elevation, which does not have a window. Staff recommends
a condition that a window be added to the north elevation to better reflect the architectural
character of surrounding buildings (CONDITION).
3. Building shapes should be compatible to historic residential structures in the Reserve.
Finding: The applicant proposes a medium-size residence, which will be compatible with
historic residential structures in the Reserve. Surrounding historic residential structures are
one- to two-story, with an average footprint of about 1,700 square feet. The proposed
residence will be somewhat larger than this average, but will retain a similar, generally
horizontal shape, which will be broken up to appear smaller. Additionally, the proposed
residence will be generally horizontal in shape, similar to neighboring historic residential
structures.
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 scope of proposed development only includes one ~2,300 square foot building.
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: The proposed residence includes an attached garage, but no additional accessory
structures are proposed.
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.
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Finding: The applicants propose a gable style roof.
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.
Finding: The front door of the proposed residence faces the street. A covered front patio
emphasizing the front entrance is included in this proposal.
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.
Finding: The main façade of the property faces Zylstra Road, the public right-of-way. The
proposal includes a covered patio in front of the main entrance.
9. Reflect the mass, scale, and height of adjacent structures.
Finding: The proposed structure is similar to the mass, scale, and height of adjacent structures.
Nearby structures are typically one to two stories, are oriented horizontally, and are relatively
small, which is consistent with the proposed residence.
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 average footprint sizes of the surrounding buildings within 200 feet of the subject
parcel and on neighboring properties is approximately 2,500 square feet. This includes some
larger agricultural buildings, as well as some modestly sized residences.
11. To avoid overwhelming smaller neighboring buildings, divide a wide facade to look like
smaller building masses.
Finding: The proposed residence will be visually divided into a living area and the garage,
which makes the building appear less massive.
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.
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14. Acceptable window patterns for single- or double-hung windows include one- over-one, twoover-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 proposed residence will have vinyl sliding windows; although not the preferred
window material, the vinyl windows are acceptable. The windows are aligned where
appropriate and are similarly spaced compared to the neighboring residences, except on the
north side of the proposed residence, which has no windows. Staff recommends a condition
that the applicant add a window to the north elevation to bring the proposed residence into
conformance with the guidelines (CONDITION).
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: There will be an attached garage located to the side of the proposed residence. There
will be a concrete pad with space for two vehicles in front of the garage, facing the street.
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: There is only one unit proposed in the scope of this project.
4.5.1 - Pre-Construction: 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 property
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, and significant open spaces— shall be preserved.
Design Guidelines—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
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2.
3.

4.
5.
6.
7.
8.

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.
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.
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.)
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.
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.
Retain historic viewsheds to and from historic buildings and structures.
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.
Maintain vegetative buffers, especially along scenic roadways, and hedgerows to screen new
development and enhance wildlife corridors. Retain existing vegetation along ridgelines.
Finding: The proposed structure will be set back approximately 44 feet from the public rightof-way, and will be visible from Zylstra Road. It will be placed in the same location as the
existing residence on the property, retaining the historic relationship between buildings and
landscape features of the setting. On nearby properties with historic buildings, residences,
agricultural buildings, and accessory structures are typically clustered together near the rightof-way; this proposal will retain that pattern. The proposed residence will not impact public
views of any nearby historic properties. The proposed residence will partially block the view
towards a pond behind the residence, but because the proposal retains the historic
development pattern of the subject property and neighboring properties, and will be placed
in the same location as the existing residence, staff does not recommend altering the location
of the proposed residence.

Chapter 4.7 - Painting and Colors
Design Guidelines
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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. 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.
3. Elsewhere in the Reserve, use colors (usually dark colors) that blend with or complement the
surroundings.
Finding: The applicants have proposed a white color with black trim and black window trim
for the proposed residence. Paint colors are a personal choice; however, applicants are
strongly encouraged to use dark, earth tone colors for non-historic structures. Staff
recommends that the applicants change the proposed colors to be dark and earth-toned to
recede into the landscape (RECOMMENDATION).
VI – DISCUSSION
Irene Echenique and Eric Daigneault, the property owners, request a Certificate of
Appropriateness to build a two-story 2,760 square-foot new shop with an accessory dwelling unit
above. The subject parcel is partially forested, and the applicant does not propose any clearing
within the scope of this proposal. The property has access from Wanamaker Road.
The subject parcel is within Design Review Area 1. The parcel contains an existing single-family
residence and accessory structure. Other properties adjacent to the subject parcel are either
single-family residential or vacant, and are largely either forested or wetlands. The historic Fort
Casey Pump house is on the adjacent parcel to the east, and is about 550 feet away from the
proposed development. Access to the parcel is from Wanamaker Road, an existing right-of-way.
VII – RECOMMENDED MOTION
After the review of the guidelines, the application and discussion during the public hearing,
Historic Preservation commission approves the Certificate of Appropriateness with two
conditions and one recommendation.
VIII – CONDITIONS
1. The proposed structure will include a window on the North elevation.
2. The proposed metal roofing for the front patio will be a dark, earth-toned color.
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IX – RECOMMENDATION
1. The proposed structure will be painted a dark, earth-tone color.
X – FINDINGS OF FACT
Based on the analysis presented above, HPC approved the following findings of fact with respect
to Application No. EBY-20-072:
1. The applicants submitted an application for a Certificate of Appropriateness on December
17, 2020 to place a new combined accessory structure and accessory dwelling unit on
Parcel # S8050-00-13003-0 on Douglas Street.
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.
XI - 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:
1. 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 noted code
requirements pertaining to the 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.
THE CERTIFICATE OF APPROPRIATENESS IS APPROVED THIS ____ DAY OF___________, 2021.
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By:
_____________________________________
Chairperson, Historic Preservation Commission

Attest by:
____________________________
Reilly Rosbotham, Assistant Planner
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