EBEY’S LANDING HISTORIC PRESERVATION COMMISSION
COUPEVILLE, WA
April 22, 2021
10:00: Roll Call
Approval of Minutes
Public Hearings:
COA-21-002: Meghan and Kris Iverson, R13104-493-4210, 301 S. Main Street; Coupeville
(Continuation from March 25, 2021); Installation of a shed within 100 feet of a contributing structure.
COA-21-018: Wright Construction and Design, S6415-00-25007-0, 404 NE Sixth Street, Coupeville;
Construction of a single family residence and attached garage.
COA-21-019: Marc Aparicio, Penn Cove Brewery, R13233-018-4160, 103 S. Main Street, Coupeville;
Construction of an addition to a commercial structure.

The Historic Preservation Commission will hear testimony from interested persons via telephone or
video. Join meeting using the Starleaf app: https://meet.starleaf.com/4722452153/app.
The phone number is +1-669-800-5335, meeting ID: 472 245 2153

EBEY’S LANDING HISTORIC PRESERVATION COMMISSION ISLAND COUNTY
COMMISSIONERS’ HEARING ROOM
March 25, 2021
CALL TO ORDER
Chair Clay called the meeting to order at 10:01 a.m.
COMMISSION MEMBERS PRESENT
Commission Chair Bob Clay, Commissioners Katherine Baxter, Marshal Bronson, Darrell
Nance, Wilbur Bishop and Sheila Saul.
STAFF PRESENT
Town of Coupeville Planning Director Donna Keeler, Town of Coupeville Assistant Planner
Jewell Hamilton, Island County Assistant Planner Liz Dickman, Ebey’s Landing National
Historical Reserve Preservation Coordinator Jason Benson, Recording Secretary Claudia Golden.
APPROVAL OF AGENDA
A Motion was made to approve the March 25, 2021 Agenda as revised to include the addition of
a third discussion item to the agenda re: Proposed Ordinance. Motion passed unanimously.
APPROVAL OF MINUTES
A Motion was made to approve the minutes with one correction, for the regular Historic
Preservation Commission meeting of 02/25/2021. 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 both sites
• Commissioner Nance visited both sites.
• Commissioner Baxter visited the Main St. property
• Commissioner Saul visited both sites
1) COA-21-008: Ted Clifton, Coupe’s Village, LLC; 107 S. Main St., Coupeville, 580 Sq.
Ft. addition to Building F (Penn Cove veterinary Clinic).
Planning Director Donna Keeler described the elements of the proposed addition 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
following conditions:
1. Exterior lighting shall be consistent with the fixtures on the existing building in design and
color and downward directed.
2. Shrubs and trees removed for the expansion shall be replaced on a minimum 1:1 ratio and
replanted and be maintained in perpetuity within 15 feet of the subject building.

QUESTIONS OF STAFF
Chair Clay opened the floor for questions to Staff.
Commission asked for and received clarification with regard to handicap access.
PUBLIC COMMENT
Chair Clay opened the floor for public comment. Hearing none.
DISCUSSION
Chair Clay opened the floor for discussion. Hearing none.
MOTION
Commissioner moved to adopt findings and conclusions and approve COA 21-008, as presented.
Motion seconded. Motion passed unanimously.
2) COA 21-002: Meghan and Kris Iverson, 301 S. Main Street, Coupeville, installation of a
shed within 100 feet of contributing structure.
Planning Director Donna Keeler described the elements of the proposed shed 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:
1. Within 30 days of the date of this meeting, applicant shall relocate the shed to a more
appropriate location in coordination with staff from the Reserve.
QUESTIONS OF STAFF
Chair Clay opened the floor for questions to Staff.
The Commission asked for and received clarification with regard to appropriateness of structure,
location, context of house at current location, special valuation with regard to this project, color
of structure be in keeping with the house.
MOTION
Commissioner moved to table COA 21-002, until next meeting Motion passed 4 aye, 1 nay.
ITEM #3 DISCUSSION
The Commission asked for and received clarification with regard to any new ordinance being
drafted, that would have any impact on HPC operations. No action taken.
Commission proposed adding discussion time after last motion, prior to adjournment, be added
to the Agenda, all in agreement.
ADJOURNMENT
The meeting was adjourned at 11:00 a.m.

Respectfully submitted

_____________________________

_____________________________

Claudia Golden, Recording Secretary

Donna Keeler, Acting Planning Director
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Ebey’s Landing National Historical Reserve

Certificate of Appropriateness
301 S. Main Street
COA 21-002
Level A or B (HPC review requested)

X

Level C
Jurisdiction:

Town of Coupeville

I – PROJECT SUMMARY AND BACKGROUND
Owners Meghan and Kris Iverson request a Certificate of Appropriateness for a proposal to approve
an existing 6 ft. by 12 ft. wooden shed at 301 S. Main Street. Located between the house and garage,
the shed is setback approximately 100 feet from the public right of way, in a prominent location with
views from South Main Street.
Specific design elements include:


Vertical wood siding from locally sourced and milled douglas fir



Wooden barn-style doors on the west and north elevations



Sloped, shed style dark corrugated metal roof



Above-ground concrete pavers (no continuous concrete foundation)



Metal hardware



Lighting fixtures: None

The Sergeant Clark house was originally constructed by Thomas Richards in 1892 near the south
west corner of Fort Casey Road and the old State Highway. In 1908, the house was purchased by
Sergeant Thomas Clark, a soldier stationed at Fort Casey. The home was occupied by members of
the Clark family until 1941. In 1947 ownership of the house passed to Fred Burchell who lived there
until his death in 1969. The house sat vacant for ten years following the death of Mr. Burchell and
deteriorated rapidly from neglect and vandalism. In 1979 Leonard and Linda Madsen purchased the
home and moved it to its current location on S. Main Street. The Madsen’s completed the restoration
of the house in 1986 and soon after sold the house to Brian Neunaber who kept it until the current
owners purchased the house in 2010. The current owners continue to maintain the historic structure
and have benefited from two special valuations for the structure, one as recent as October of 2020.
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Zoned medium density residential (RM 9600), the Sergeant Clark house is in a predominantly
commercial area on South Main Street and is flanked by the Island Transit Park-n-Ride to the north
and a vacant parcel to the south. The subject house sits on a .85-acre site and is set back about 80
feet from S. Main Street right-of-way. The west (front) façade is visible from S. Main Street. Views
of the north and west facades are significantly obscured by vegetation and public views are limited
from the east side due to existing farm fields.
The design of the Sergeant Clark House, which has two stories and an attic, is essentially rectangular
with an intersecting side wing extending to the west. The main part of the house has a gabled hip
roof, while the wing has a plain gable. A large porch and upstairs verandah extend from the wings
across the west façade. In the rear, there is a one-story extension. The roof is composed wood
shingles that were recently replaced to replicate the roofing in historic photographs. Additional
details are attached hereto, including photographs.
Since the purchase of the property in 2010, the current owners have done significant improvements
to the historic building, including replacement of roof shingles, necessary exterior and interior repairs
and painting. As a consequence, the owners applied for and were granted two special valuations, one
as recent as 2020.
II. –PERMIT BACKGROUND AND RECOMMENDATION FOR ELEVATION TO LEVEL
FOR HPC REVIEW
The In January of this year it was brought to the Town’s attention that a shed had been installed on
the subject property without issuance of a COA. After contacting the owners about the unpermitted
structure, an application for a COA was submitted on January 25, 2021 for the subject shed and a
fence. Pursuant to Section 16.13 accessory structures and fences under six feet in height are
considered “Level A” (fences) and “Level B” (accessory structures).
On February 2, 2021 the Reserve Committee reviewed the portion of the application pertaining to the
accessory structure and found it to be out of compliance with the Ebey’s Landing National Historical
Reserve Design Guidelines. While this small accessory structure utilizes potentially compatible
materials and is located adjacent to a non-historic building (garage) to lessen the effect of the shed
roof, the Reserve Committee is under the opinion the shed is sited in an inappropriate area that
visually competes with the historic Sergeant House. Notably, the new shed is only 14 feet from the
historic building visible from South Main Street.
The Reserve Committee determined that if the property owners had applied for a COA before
constructing the shed, there would have been an opportunity for staff from the Reserve to work with
the property owners to site the structure behind the historic house or garage. If the current location
was found to be the best location due to security or other reasons, staff would have very likely
recommended using different materials and/or painting the structure the same color as the house and
garage to lessen the effect of the new construction when viewing the historic property from the
public right-of-way.
Given the above and the fact that the property owners have benefited from two special valuation
determinations, the Reserve Committee recommended elevating application to the HPC for Level C
review.
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III – PERMIT DATA
Building or Land Use Permit Type

COA

Application Number

COA 21-002

Application Date

January 25, 2021

Applicant/Owner

Meghan and Kristofer Iverson

IV – SITE DATA
Address

301 S. Main Street

Location

Town of Coupeville

Parcel Number(s)

R13104-493-4210

Size of parcel(s)

.85 ac

Historic Structure?

Yes

X

No

Proximity to Historic Structures?

Yes

X

No

RM 9,600 (residential zone)

Zoning Designation
Critical Areas/Overlays?

Yes

No

X

Shoreline Jurisdiction?

Yes

No

X

NPS Easements?

Yes

No

X

Heritage Farm Plan?

No

V – STAFF CONTACTS
Department
Town Planning

Name

Phone

E-mail

Owen Dennison

360-678-4461 Ext 3

planner@townofcoupeville.org

VI. SECRETARY OF THE INTERIOR’S STANDARDS
The Secretary of the Interior’s Standards apply to the extent the proposal may affect the Sergeant
Clark House’s integrity of setting. According to the National Park Service guidance, “setting” is the
physical environment of a historic property that illustrates the character of place. Setting is the
relationship of buildings to each other, setbacks, fence patterns, views, driveways and walkways, and
street trees and other landscaping that together establish the character of a district or neighborhood
or, as in this case, the context for the historic building. Design of adjacent buildings should be
compatible with and should not detract or pull attention from the historic building.
The Secretary of the Interior’s guidance includes the following recommended and not recommended
approaches to preserving a historic district or neighborhood setting.
Recommended
 Identifying, retaining, and preserving building and landscape features which are important in
defining the historic character of the setting.


Retaining the historic relationship between buildings and landscape features of the setting.
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Not recommended
 Introducing new construction into historic districts that is visually incompatible or that
destroys historic relationships within the setting.


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

Staff analysis: In the opinion of the Reserve Committee, the current appearance and location of the
shed is incompatible with and will detract from the Sergeant Clark House. In the current location
the structure pulls attention away from the primary building. In staff’s view, the setting of the
Sergeant Captain House, along with its prominence and character, is diminished.
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 4.6 - 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
into its site.

4.6.1. Architectural Character
Design Guidelines
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: While staff has determined that the new building is stylistically distinct from the
historic structure, the visual characteristics that distinguish the new construction from the old are
not subtle enough, given its current location, to enable the new building to blend in with the historic
property.

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: In staff’s opinion, the design and color of the building is incompatible with the
primary historic structure and as such, draws attention to itself. As there is a wide range of styles
and forms in the Reserve, the shed may be potentially compatible in a different setting.

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.
COA 21-002
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Staff analysis: The proposed shed appears to meet this guideline and would be potentially
acceptable in a different, less conspicuous location.
4.6.7 New Accessory Structures (Including Garages and Sheds)
Guiding Principle: Accessory structures should be designed to be compatible with the primary
building and setting.
Design Guidelines – Historic Sites
2.
New accessory structures should be designed to be compatible with the historic context
and setting and the structure should be secondary to the main historic building.
Staff analysis: As discussed above, the Reserve Committee could not make a determination that
the proposed structure, in the proposed location is compatible with the historic context and
setting. The size and scale however, clearly appears secondary to the main historic structure.
3.
Place accessory structures in the rear yard or at the rear of the side yard, so they are
minimally visible from the street.
Staff analysis: The accessory structure is located 14 feet from the primary historic building in line
with the garage. The shed is neither in the rear yard, at the rear of the side yard, or behind an
existing building out of view. Therefore, the shed does not comply with this guideline.
5.
New accessory structures, when visible from public view, should have design and
materials compatible with the primary structure. Stock or kit outbuildings, fabric buildings, cargo
containers and carports are inappropriate when visible from public view.
Staff analysis: The proposal does not meet this guideline due to its high visibility from public view.
The design and materials are potentially compatible if the building was in a less visible location,
as stated above.
VIII. RECOMMENDED MOTION
Based on the record developed to date including application materials, staff report, evidence
presented and comments made at the public meeting, I find application COA 21-002 to be
inconsistent with various Ebey’s Landing National Historic Reserve Design Guidelines and the
Secretary of Interior Standards, I move to recommend denying a Certificate of Appropriateness or
granting conditional approval subject to the following:
1. Within 30 days of the date of this meeting, applicant shall relocate the shed to a more appropriate
location in coordination with staff from the Reserve.
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 21-002:
1. An application was submitted for a Certificate of Appropriateness on January 25, 2021, for
approval of an “after the fact” 6 ft. by 12 ft. shed adjacent to a historic resource at 301 S.
Main Street.
2. The site is within Review Area 1 of Ebey’s Landing National Historical Reserve and within
COA 21-002
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100 feet of a historic resource.
3. The Historic Review Committee considered the application on February 2, 2021 and
recommended elevating the proposal to “Level C” for review by the HPC.
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
March 25, 2021.
5. After review of the proposed application and consideration of public comment and staff’s
recommendation, the Historic Preservation Commission finds the application inconsistent
with the applicable Ebey’s Landing National Historical Reserve Design Guidelines and
concluded the shed should be removed and/or relocated to a more appropriate location.
X. 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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Appendix C: Iverson Tool & Garden Shed Justification of Placement
Present Shed Position
The following are our thoughts about the positioning of the shed:
•

•
•

•
•
•
•
•
•
•

The historic house is a “fishbowl” with public access on the west (main street), the north (the
park and ride walkway), the south (National Forest Service parcel and farmland access
easement) and the east (the community pond).
In its present location, there are no angles in which the shed blocks a view of the historic house
The shed is screened from the road by natural vegetation including hedgerows, native trees, and
hosts a “round about” between the road and the shed containing a large Hawthorn and a young
English walnut. It is winter now and the natural screening is at its lowest point for the year.
The shed is positioned with the smallest dimensions facing the main street visibility blocked by
the garage or the historic house from most other angles.
It does not block a view to the prairie beyond the house - it extends from the garage only as far
out as existing obstructions – the garage staircase, and the base of a large tree
The shed supports approved uses of the property – home maintenance, gardening, and orchard
activity for the commercial cider business.
The historic house and garage have a history of burglaries and break-ins likely related to its
proximity to transit and the park and ride next door. Both structures are actively monitored.
The detached garage is a contemporary structure built soon after the house moved (1980s)
This structure does not modify present structures or require a change to the landscaping.
It is a smaller and submissive structure to the present structures.

Precedent in the Reserve
A brief walk through the neighborhood identified numerous auxiliary structures in the front or streetside of properties that may not be in conformance with the guidelines as strictly interpreted.

Examples in town
Example 1: This Island County Transit Park and Ride (201 S. Main St) auxiliary structure is just 22’ from
the north side of the historic Sergeant Clark house and located near the front of the property.
To comply with the Reserve design guidelines, this structure would need to be located in the back or
back-side of the property and it may need to be relocated about 100’ to the east.

Example 2: Cascade Custom Homes & Design (35 NW Birch St. Coupeville) and the adjacent business
have multiple auxiliary structures on the front and side of the property directly street side.

Example 3:
The Island Count Historical Museum (908 NW Alexander St, Coupeville) has multiple auxiliary structures
in the front of the building and directly street-side.

Example 4: the Coupeville School District has a new Farm to School program with an auxiliary shed in the
field that is visible from the street.

Examples around the immediate neighborhood
Example 5: The property located at 22289 SR20, Coupeville contains three auxiliary structures in the
front of the houses including one that appears recent with a sloped metal roof right at the street side.

Example 6: The property at 140 S Ebey Rd Coupeville, a recent Ebey’s Forever Grant recipient, hosts a
derelict auxiliary building in the front of the property.

Example 7: the property located at 225 S. Ebey Rd Coupeville, a historic farm, contains an unmaintained
auxiliary building in front of the house directly off Ebey’s Road.

Example 8: the property located at 209 S Ebey Rd Coupeville, has an auxiliary garage structure directly
off the street and in front of the house entrance.

These are just a few nearby examples in the neighborhood of the Sergeant Clark House – more can be
found in the broader community within the boundaries of the Reserve.

Historical examples
There are numerous historical examples of auxiliary buildings near the side or front of properties in the
Reserve.
It is our belief that auxiliary structures that support the approved uses of a property are a delightful
feature of the Reserve and there are numerous examples (such as the blockhouses) that today some
might find very unpleasant but are also viewed as having high historical value.

Sgt. Clark House and Garage, shed view from street.

Sgt. Clark House and Garage, shed view from street.

Sgt. Clark House and Garage, shed view from street.

Sgt. Clark House and Garage, shed view from street.
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Ebey’s Landing National Historical Reserve
Certificate of Appropriateness
404 NE 6th Street, Coupeville, WA
COA 21-018
Level A or B (HPC review requested)
Level C
Jurisdiction:

X
Town of Coupeville

I – PROJECT SUMMARY
Ron Wright, on behalf of Steve and Kelli King, requests a Certificate of Appropriateness for the
construction of a new 1,754 sq. ft. single family residence and attached 530 sq. ft. garage at 404
NE 6th Street in Coupeville. The subject site is currently an empty parcel, approximately 9600
square feet in size, located in Review Area 1 in the Town’s RM-9600 zone. There are no historic
structures within one hundred feet of the subject parcel. The nearest historic resource, the
Charles Angel House, is approximately 130 feet from the site at 605 NE Gould Street. Pursuant
to CTC 16.13, new construction within Review Area 1 requires a Certificate of Appropriateness
review by the Historic Preservation Commission (HPC).
The proposed residence will be a single story with an attached garage. The primary façade will
face NE Sixth Street and will have a single-story main volume of 45 linear feet facing NE Sixth
Street. The street facing side of the house will have a gable and valley roof with dark colored,
composite shingles, and pale colored (off-white), fiber cement horizontal lap siding and white
trim. The windows on the primary front facing elevation with be double hung Anderson
fiberglass series with black framing and white trim. The attached garage is proposed to have a
metal door, painted in a tan color, with windows across the top. The front door will be Craftsman
style with six panel windows at the top. The small front porch will be tan trex type decking with
no railing.
The east and west elevations will have the same siding as the front (south) elevation with a mix
of window styles (sliding glass and double hung). The west elevation is also proposed to have
two sliding glass doors that open onto small decks with the same trex material as the front. The
rear (north) elevation will also have the same siding material as the front and sides and have a
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broken gable roof line revealing three recessed facades, one with a door to the back yard and the
others with double hung windows and sliding windows as character defining features.
The applicant proposes to preserve existing trees and shrubs on the southwest corner of the lot.
The remaining areas will be landscaped with shrubs, grasses, other plants and flower beds on all
sides of the proposed structure.
II – PERMIT DATA
Building or Land Use Permit Type

Building permit

Application Number

COA 021-018

Application Date

March 16, 2021

Applicant/Owner

Ron Wright, Wright Design and
Construction

III – SITE DATA
Address

404 NE 6th St, Coupeville, WA

Location

Town of Coupeville

Parcel Number(s)

S6415-00-25007-0

Size of parcel(s)

9600’sq

Historic Structure?

Yes

No

X

Proximity to Historic Structures?

Yes

No

X*

Zoning Designation

RM-9600

Critical Areas/Overlays?

Yes

No

X

Shoreline Jurisdiction?

Yes

No

X

NPS Easements?

Yes

No

X

Heritage Farm Plan?

No

*The Charles Angel House located at 605 NE Gould Street, approximately 130 aerial feet
away.
IV – STAFF CONTACTS
Title
Planning
Director

Name
Donna Keeler

Phone

E-mail

360-678-4461 Ext
3

planner@townofcoupeville.org

V. DISCUSSION
The proposal is for a 1,754 sq. foot newly constructed one-story single-family home and attached
530 sq. ft. garage (total 2,284 sq. ft.) on a vacant lot in Review Area 1. The application was
Page | 2
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discussed by the Historic Reserve Committee (HRC) on April 6, 2021. There were no objections
to bringing the proposal forward to the HPC as conditioned.
VI. SECRETARY OF THE INTERIOR’S STANDARDS
The Secretary of the Interior’s Standards apply to the extent the proposal may affect the
Reserve’s integrity of setting. According to the National Park Service guidance, “setting” is the
physical environment of a historic property that illustrates the character of place. Setting is the
relationship of buildings to each other, setbacks, fence patterns, views, driveways and walkways,
and street trees and other landscaping that together establish the character of a district or
neighborhood or, as in this case, the context for the historic building. Design of adjacent
buildings should be compatible with and should not detract or pull attention from the historic
building. The Secretary of the Interior’s guidance includes the following recommended and not
recommended approaches to preserving a historic district or neighborhood setting.
Recommended
 Identifying, retaining, and preserving building and landscape features which are important in
defining the historic character of the setting.
 Retaining the historic relationship between buildings and landscape features of the setting.
Not recommended
 Introducing new construction into historic districts that is visually incompatible or that destroys
historic relationships within the setting.
 Introducing a new building or landscape feature that is out of scale or otherwise inappropriate
to the setting's historic character, e.g., replacing picket fencing with chain link fencing.
Staff analysis: In the opinion of the Reserve Committee, the proposal includes materials and a
general form that appear to comply with the ELNHR Design Guidelines and Secretary of Interior
Standards. The only issue of concern is the garage located at the front of the structure, which is
generally discouraged in such a visible location. However, given this is a modest home on a
small lot, placing parking in the rear would dramatically limit the practical use of the property.
Staff is under the opinion that with a condition that the garage door be as unobtrusive as
possible, and painted to blend in with the house, it will draw less attention from NE Sixth Street.
VII. CONSISTENCY ANALYSIS
Staff has identified the following design guidelines as particularly relevant to the proposal.
CHAPTER 4.5 – SITE DEVELOPMENT
Guiding Principles: Maintaining a sense of the Reserve’s history requires that new buildings
relate harmoniously with older buildings and with the overall setting. New construction in the
Reserve should be compatible in siting, design, scale, massing materials, and color with the
character of the surrounding area.
4.5.1 Permit Coordination and Site Planning
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Guiding Principles: Careful initial planning of a building site is vital to preserving the
Reserve’s natural and historic character while meeting the property owner’s needs. Consider
the setting of the lot and its surroundings when making siting decisions….”
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 proportion
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 4.5.1
3. Develop the site plan in response to specific site characteristics, including natural features and
location within the community.
Staff Analysis: The existing vacant parcel is relatively flat with a few shrubs and trees. Existing
trees located at the southwest corner of the parcel will be preserved. Landscaping features,
including shrubs, ornamental grasses and flower beds are proposed on all sides of the new
single family home. The proposed structure meets setback requirements, and is consistent with
the placement of neighboring residences.
5. The alignment of buildings along a street emphasizes 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 and proportion as this predominant pattern, with particular attention paid to setbacks
and building orientation.
Staff Analysis: The proposed structure is proposed to be 30 feet setback from the front property
line from NE Sixth Street and will be slightly farther setback than the neighboring residence to
the east. The structures located on the parcel immediately to the west are oriented toward NE
Clapp Street, however they are in general alignment with the pattern in the neighborhood. The
new one-story residence is proposed to be proportionally similar to neighboring structures and
will be oriented toward NE 6th Street, consistent with the predominant pattern. In staff’s view,
the proposal meets this guideline.
4. Plan the site layout to respect historic patterns. Plan to orient buildings in a manner similar to
that found historically.
Staff analysis: The historic pattern in the subject neighborhood appears to have been
established in the early to mid-1900’. There are homes within 200 feet the property (on NE 6 th
Street) that, according to data provided by the County Assessor, were built as early as the
1920’s. The pattern established during this time period likely played a role in determining the
setback standards in the Town’s current zoning ordinance. Due to smaller block sizes typical of
many neighborhoods in Coupeville, many parcels are on “corner lots” which explains the
tendency for some buildings to be oriented toward side streets. In general, staff is under the
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opinion that the layout and orientation of the proposed residence is consistent with the historic
patterns of the street and neighborhood.
Design Guidelines 4.5.1 Residential Neighborhoods
5.
Protect public views to and along the shoreline and scenic vistas (including natural
features) as seen from public roads and other public lands. Maintain scenic vistas and views of
historic properties as seen from public roads.
Staff analysis: The proposed development does not appear to obstruct any scenic vistas or views
of historic properties.
6.
Maintain vegetative buffers, especially along scenic roadways, and hedgerows to screen
new development and enhance wildlife corridors. Plan to retain existing vegetation along
ridgelines when feasible.
Staff analysis: The proposal includes maintaining existing vegetation features on the southwest
corner of the property and landscaping on all sides. In staff’s opinion, the proposal is consistent
with these guidelines.
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 into its site.
Design Guidelines 4.6.1 Architectural Character
2.
New buildings should be similar in general character but they should also have subtle
differences in design to distinguish them from historic structures. Contemporary designs which
reflect the scale, materials, and color of surrounding development are appropriate. False historic
structures are not appropriate. New buildings should be stylistically distinct from historic
structures.
Staff analysis: The proposed residential building is proposed to be more contemporary in design,
distinguishable from historical homes, reflective of the scale, materials and color pallet of the
neighborhood. The color pallet in the neighborhood includes earth tones, such as grey,
brown/beige and off-white. The proposed colors will be particularly consistent with the single
family residence to the east which is painted off-white with wood shingles. In staff’s opinion, the
proposed exterior materials, including composite shingle roofing, and fiber cement horizontal
lap siding and off-white muted colors are consistent with the guidelines.
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: Building materials in the surrounding neighborhood are predominantly wood
siding, composite shingle roofing, and a mix of window types. In staff’s opinion, the proposed
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materials for siding (fiber cement horizontal lap siding will give the appearance of wood) and
roofing appear similar to those of neighboring houses.
5.
Buildings should be designed to be compatible with their surroundings in material, scale,
mass, size and form. Those that seek to stand out from the surroundings are discouraged. Use
simplified interpretations of architectural features that are common to historic buildings in the
Reserve. Buildings or structures that are inconsistent with form or shape throughout the Reserve
are not permitted in Review Area 1.
Staff analysis: The simplistic lines and scale of the proposed structure with a front door and
porch as the predominant features from NE Sixth Street, appear to blend in with the
surroundings in form and shape, mass, scale and 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.
Staff analysis: The proposed siding will be fiber cement, consistent with guidelines.
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: In general, garages located at the front of the property are discouraged due to the
high visibility of the location. The proposal as it stands may meet required guidelines if it is
conditioned that the garage be receded or located to another elevation, or that the garage door
be as inconspicuous as possible, painted in a matte finish the same color as the house.
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 4.6.4 New Residential Construction
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: In staff’s view, the proposal meets the guidelines in that it is similar in
proportions, roofline and scale to its contemporary neighbors. The architectural details and
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exterior finish materials of this proposal are complimentary to existing contemporary structures.
On the West elevation the pattern and proportion of proposed windows does not appear to fulfill
the Guideline, however the West elevation is not prominently visible from the street and, in
staff’s view, does not threaten to diminish the setting of the Reserve. Nevertheless, staff is
recommending that the applicant use a consistent style of windows throughout.
3.

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

Staff analysis: In staff’s view, the proposal is consistent with the shape and design of residential
structures in the neighborhood.
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: The proposal includes the use of gable roof lines as the primary roof form. In
staff’s opinion, the proposed residential structure 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.
Staff analysis: The proposed structure has a front porch serving as a prominent feature
emphasizing the front entry. The garage door is also oriented towards the street, however
slightly recessed. In order to draw attention away from the garage door, staff is recommending a
condition of approval requiring the garage door to be painted the same color as the primary
residence.
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.
Staff analysis: The main façade and the primary entry door are oriented toward the front of the
street. A front porch with steps and the front door are the predominant features seen from NE
Sixth Street. In order for these not to compete with the garage door, staff is recommending a
condition to paint the garage door to blend in with the house color pallet.
9.

Reflect the mass, scale, and height of adjacent structures.

Staff analysis: The Table below includes the square footage of neighboring structures. While
many structures are two-stories in the immediate vicinity, the proposal is for a single-story
structure. In staff’s opinion, the proposed mass, scale and height is consistent with adjacent
structures.
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
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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: According to data provided by the County Assessor, the average footprint size of
all buildings within 200 feet, excluding accessory structures, is 1,307 square feet. The average
square footage and building footprint of the proposal is 1,707.5 square feet (See table below).
Due to being one level, the building footprint for the proposal is the same as the square footage
(1,754 feet). Based on these calculations, the building footprint for the proposed residence is
larger than the average footprint size (1,306) and within the range of the average square footage
(1,707.5) of buildings located within 200 feet. Should the applicant revise the design to build a
two level house, the building footprint would be approximately 854 square feet, well below the
average. Although the proposal exceeds the average building footprint within 200 feet, it falls
below the average square footage of the average house size within 200 feet. On balance, staff is
of the opinion the proposal complies with the intent of the guideline.
Address

Building Footprint

Square Footage

Notes

605 NE
Clapp
606 NE
Gould St
406 NE Sixth
St
502 NE Sixth
St
501 NE Sixth
St
403 NE Sixth
401 NE Sixth

495.0

990 (Two Story)

Adjacent parcel to the west

1,760

1,760

Adjacent parcel to the north

837

1,502 (Two Story)

Adjacent parcel to the east

1,500

1,500

1,458

2,664 (Two story)

Parcel across NE Gould at NE
Sixth St
Parcel across NE Sixth

1,595
1,833.5

2,431 (two story)
1,833

305 NE Sixth

974

974

TOTAL

10,453 / 8 =1,306.6
Average Building
Footprint

13,660 / 8 = 1,707.5
Average Square
Footage

Parcel across NE Sixth
Parcel directly across the
street
Parcel across NE Sixth near
NE Clapp St
Proposed:
1,707 Sq. ft

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 façade projections. The ratio of
window-to-wall shall be similar to that on historic residences’ primary facades.
Staff analysis: As discussed above, the style of windows on nearby buildings is varied. In
general, both the style and ratio of window to wall is consistent with other buildings on the street
and meets this guideline. Nevertheless, staff is concerned about the mix of window types
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proposed and is recommending a condition of approval requiring windows to be double hung in
order to maintain consistency throughout all elevations. Additionally, as the drawings do not
show trim around the windows, staff is recommending a condition requiring all windows to be
trimmed.
14.
Acceptable window patterns for single or double-hung windows include one over-one,
two-over-two, or four-over four lights. Multi-paned sashes over single-paned sashes are also
appropriate. Artificial muntins may be used, provided they are the wider contoured grids as
opposed to the narrow flat grids. Single-paned sashes without muntins (e.g., one-over-one light)
are always appropriate and are preferred over the use of artificial grids, particularly if window
sections are divided by mullions of two inches or more.
Staff analysis: In staff’s view, the proposed double hung windows are consistent with ELNHR
guidelines. See comments above in regard to other window styles and recommended conditions
of approval.
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 located at the front of the structure. This is generally discouraged
in such a highly visible location, however, with the combination of the lot size and configuration,
staff recognizes that it may not be possible to locate parking in the rear with a one-story
building. This guideline may be satisfied with a condition that if the garage cannot be relocated,
the garage should be recessed behind the primary entrance elevation and painted with a matte
finish in a color and shade which matches the house to reduce its visual impact.
CHAPTER 4.7 – PAINTING AND COLORS
Guiding Principles: Paint serves both to protect wood from the weather and to add a
decorative element to the building and the streetscape. Proper maintenance of painted
surfaces is important to preserving houses and their architectural features.
Choosing the right colors is one of the most effective ways to protect our heritage landscape.
Color dramatically affects the perceived scale of a building and how 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 building in Coupeville, but old photographs show that most buildings
were white or light in color, sometimes with darker trim. Coupeville’s New England roots led
to buildings of generally simple design with simple paint schemes.
Design Guidelines:
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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Staff Analysis: In staff’s view, the color pallet selected for this project is consistent with the
guidelines. The building will be pale off white with white wood trim. The windows will be
framed in black with white trim and the roof will be dark.
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 view
sheds.
Staff Analysis: While the proposal does not involve a historic structure, in staff’s opinion the
proposed light muted colors will not detract from the neighborhood and is consistent with the
guidelines.
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.
Staff Analysis: In staff’s opinion, the color pallet selected for this project is consistent with the
guidelines.
VIII. RECOMMENDED MOTION
Based on the record developed to date including application materials, staff report, evidence
presented and comments made at the public meeting, staff finds application COA 21-018 to be
inconsistent with certain Ebey’s Landing National Historic Reserve Design Guidelines and the
Secretary of Interior Standards, and moves to recommend granting conditional approval subject
to the following:
1. The garage shall be recessed (setback) a minimum of three feet from the front entry (south)
elevation and the garage door shall be painted in a matte finish the same color and shade as the
main structure.
2. All windows will be proportional on all elevations, double hung and trimmed.
Non-Binding Recommendation:
1. Add a minimum of one additional window on the western elevation and relocate windows (on
same) to be proportional.
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 21-018:
1. An application was submitted for a Certificate of Appropriateness on March 16, 2021, to
construct a new 1,754 square foot single family residence on a vacant lot in a RM9600
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zone.
2. The site is within Review Area 1 of Ebey’s Landing National Historical Reserve and is
classified as construction of a new residential structure, which requires action on a
Certificate of Appropriateness by the Historic Preservation Commission.
3. The site is located in a residential neighborhood and is not within 100 feet of a historic
structure.
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 April 22, 2021, and all wishing to be heard were heard.
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.
X. 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.

Page | 11
018

COA 21-

ICGeoMap

Legend
Parcels
Roads
Highway
Collector and Arterial
Local
Private

AerialPhoto_2020
Red: Band_1
Green: Band_2
Blue: Band_3

1.2m Resolution Metadata

3,734
622.3

1: 2,490
415.1

WGS_1984_Web_Mercator_Auxiliary_Sphere
© Latitude Geographics Group Ltd.

0

207.53

415.1 Feet

This map is a user generated static output from an Internet mapping site and is for
reference only. Data layers that appear on this map may or may not be accurate,
current, or otherwise reliable.
DO NOT USE AS A LEGAL DOCUMENT. ACCURACY IS NOT GUARANTEED.

Notes

Streetscape Looking West on NE 6th

Neighboring House and Street View From NE 6th

Streetscape Looking East on NE 6th

Houses along NE 6th, looking West

Example of Exterior Treatments
Photo provided by applicant

L A N
D
I S

C

O U

N T

Y

Ebey’s Landing National Historical Reserve
Certificate of Appropriateness
Penn Cove Brewing Co.
103 S. Main Street, Coupeville, WA
COA 21-019
Level A or B (HPC review requested)
Level C
Jurisdiction:

X
Town of Coupeville

I – PROJECT SUMMARY and BACKGROUND
Marc Aparicio of Penn Cove Brewing Company requests a COA to modify the subject commercial
business site to construct a 26 ft. x 14 ft. x 8 ft. addition (approximately 364 square feet) to the north
side of the existing garage at 103 S. Main Street. The proposal is intended to replace the cedar fence
approved by the HPC on January 28, 2021 designed to screen a cold storage unit. With this change,
the cold storage will be located inside the addition and entered from the garage interior. The site in
question is located in Review Area 1 in the Town Commercial Zoning District. Pursuant to CTC
16.13, alterations to existing non-residential buildings require Certificate of Appropriateness review
by the Historic Preservation Commission (HPC).
In On May 23, 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
single-door, 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 street-facing facades of the two
buildings. Due to the Covid-19 Pandemic, the architectural wall (façade) has not been installed,
however the applicant has expressed the façade will be installed 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.
On January 28, 2021 the HPC approved a revision to COA-050-19 to install an eight foot (8’)
wooden fence around a cold storage unit, attached to the existing garage. Due to concerns raised by
the Building Official in regard to the structural integrity of the cold storage unit to handle the weight
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of possible snow loads, in lieu of a screening fence, the applicant proposes to construct an addition to
the existing garage to house the cold storage unit.
II – PERMIT DATA
Building or Land Use Permit Type

Building permit

Application Number

COA 21-019

Application Date

March 19, 2021

Applicant/Owner

Marc 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 0.35 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 construction of a 364 square foot, 26 ft. x 14 ft. x 8 ft., addition to the north
side of the existing commercial building (garage) to enclose a cold storage facility (walk-in cooler)
with access from the interior of the garage. The addition is proposed to have vertical clad siding to
match the existing garage wall and the building at 105 S Main St, along with matching composite
shingles on the roof. The roof will be the same gable style and pitch as the existing garage. There
will be no other windows or doors along the side of the building facing S. Main Street except for the
existing garage door. With the installation of the building façade approved under COA-050-19, the
subject addition will not be visible from the street.
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CONSISTENCY ANALYSIS
Staff has identified the following design guidelines as particularly relevant to the proposal.
CHAPTER 4.2 – ALTERATIONS TO ALL BUILDINGS
Guiding Principles: Ebey’s Reserve contains older building that are not currently considered historic
buildings. While “non-historic “, they are still part of the fabric of the Reserve. These buildings, as well
as newer buildings, may be located in close proximity to historic buildings. Changes should be
compatible with the neighborhoods and small town character. Major alterations of older non-historic
building should also follow the Guidelines for new buildings to be more compatible with any nearby
historic buildings.
Design Guidelines
1. 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 a predominant building
material and the character and finish should be preserved.
Staff Analysis: The new addition will have vertical clad wood siding to match the existing buildings. In
staff’s view, the proposed exterior fabric materials comply with this guideline. Although it will make a
greater temporary visual impact from the public right of way, staff is under the opinion that proposal
is preferable to the flat roof/fence screening proposal previously submitted, as it appears to fit better
into the built environment. Furthermore, once the front façade is installed, the new addition will not
be visible from S. Main Street.

CHAPTER 4.3 – ADDITIONS TO ALL BUILDINGS
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 preservation.
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 existing buildings share the character defining features of overall form,
orientation, strong gables, and vertically-oriented wood siding. The proposed addition siding and
roof ties in with the vernacular of the existing buildings on the commercial site and will serve to
screen brewery equipment and facilities.
4. The overall design of an addition should be in keeping with the design of the primary
structure. Keep size of the addition small in relation to the main structure.
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Staff analysis: The proposed 364 Square foot addition will be designed to match the primary
structure and will be substantially smaller than the garage building, which is approximately 1,080
square feet. In staff’s view the proposal meets this guideline.
5. Recognize and respect the existing pattern along the street, such as building spacing,
setbacks, height, size and massing.
Staff analysis: The addition is located toward the rear of the property behind two larger buildings
and is not anticipated to have an adverse visual impact on the existing pattern of S. Main Street.
6. Pay attention to make the rooflines and roof pitch of the old and new sections compatible.
Gable and shed roofs are generally appropriate; flat roof are usually inappropriate except in
areas where they are already an established pattern.
Staff analysis: The gable style roofline will have the same pitch as the existing garage. As noted on
the attached drawings the gable “front” will face the north side of the parcel. The other side will be
attached to the garage.
7. Orient the new addition to the primary building.
Staff analysis: The three existing buildings are oriented toward the street. The addition will be
oriented to the north with a valley roofline from the front. In staff’s opinion, due to the size and scale
of the proposed addition, the orientation of the addition will not detract from the existing buildings.
10. Use building materials that are compatible with the original building and its surroundings.
Staff analysis: The proposed addition will have vertically oriented wood surfacing, and roofing
materials consistent with the existing buildings.
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.
Redevelopment of existing strip developments shall provide buffers between parking areas and the
street, improvements to interior parking lot landscaping, as well as façade improvements and frontage
buildings as necessary, to improve the visual character of the site.
Design Guidelines
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 building rather than one large building. Use trees and vegetation to soften their appearance. Design
buildings to be generally horizontal in from in order to be less conspicuous.
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Staff analysis: The modulated setback of the existing buildings with the approved façade is anticipated to
minimize the appearance of massing. The 364 square foot addition will be somewhat inconspicuous
given its location toward the rear and behind two larger buildings.
3. Building materials should be similar to materials of the surrounding neighborhood or use other
characteristic such as scale, form, architectural detailing, etc. to establish compatibility.
Staff analysis: Although surrounding buildings on the site and in Coupe’s Village vary in appearance,
they all share common architectural features and finishes. Building materials will be similar to existing
development in the vicinity.
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.
Building or structure that are inconsistent with form or shape throughout the Reserve are not
permitted in Review Area 1.
Staff analysis: The proposed addition appears compatible with surrounding development in materials,
scale, and mass. The addition will not be a significant change from the current circumstance.
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 exterior use of bare
concrete, aluminum or vinyl siding, stucco or synthetic materials. Concrete blocks may be used
only as a foundation material. Sone may be used in small amounts if it has a historically
appropriate appearance.
Staff analysis: wood is proposed as the primary material for the addition.
CHAPTER 4.7 – PAINTING AND COLORS
Guiding Principles: Paint serves both to protect wood from the weather and to add a decorative
element to the building and the streetscape. Proper maintenance of painted surfaces is important to
preserving houses and their architectural features.
Choosing the right colors is one of the most effective ways to protect our heritage landscape. Color
dramatically affects the perceived scale of a building and how 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 building in
Coupeville, but old photographs show that most buildings were white or light in color, sometimes with
darker trim. Coupeville’s New England roots led to buildings of generally simple design with simple
paint schemes.
Design Guidelines
4.7.2 While color choice is a personal decision of the property owner, consider how your building’s
colors will fit harmoniously into the neighborhood while expressing your individuality.
4.7.4. Choose paint and material colors appropriate to the style and setting of the building. Apply colors
to enhance the architectural features of the building and not conflict with adjacent buildings. Use colors to
create a coordinated color scheme for a building. The choice of color for a building can greatly affect how
well it fits in with the other buildings in the neighborhood.
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Staff Analysis: The applicant has indicated the addition will be painted in the same color palette as the
primary structures on the subject property. In staff’s view, the choice of colors on the existing building
and adjacent buildings are appropriate to the setting and meet the Guidelines.
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.
Design Guidelines
4.9.1 Lighting
1. Screen light fixtures so that the light source is not visible off-site.
2. Reduce horizontal light glare and vertical light trespass from a development site or adjacent parcels.
3. Lighting directed upwards above the horizontal plane (up-lighting) is prohibited, with the following
exceptions:
a. Up-lighting for government flags. Government flags used for advertisement are discouraged.
b. Low wattage holiday and special occasion accent lights. Flashing lights are prohibited.
6. Pedestrian-scaled lighting is discouraged in areas of pedestrian activity.
7. Avoid bright lighting on outdoor surfaces.
8. Colored lighting is prohibited except for temporary seasonal holiday lighting.
9. Flashing or moving lights are prohibited.
10. Use downward directional lighting. Except for intermittent security lighting on motions detectors, all
lights more than seven feet above the ground shall be downward directional lighting. The fixture’s
housing must be totally opaque. Clear or refractive lenses shall not extend below the housing.
11. Avoid lighting large areas with a single source. Large areas may be lit with a number of low-intensity
sources close to the area requiring illumination. Illumination of a large area with remote single source of
light shall be avoided.
12. Excessive light throw is prohibited. Lighting shall not be cast beyond the premises and shall be
limited to illumination of surfaces intended for pedestrian or vehicles. Illumination of landscaped areas
shall be avoided unless lighting is part of the landscape area immediately around the building or the area
is intended for recreational use.
Staff analysis: The applicant did not indicate if lighting fixtures will be incorporated on the addition. Staff
recommends a condition of approval ensuring lighting is consistent with the guidelines.

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.
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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 addition is intended to conceal and protect a cold storage unit used by the
Brewery.
2. Use compatible colors to help make equipment less visible.
Staff analysis: Exterior siding for the new addition is proposed to be stained or painted in similar or
matching colors to the existing buildings.
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 21-019 to be
consistent with the Ebey’s Landing National Historic Reserve Design Guidelines, staff recommends
granting a Certificate of Appropriateness subject to the following conditions:
Conditions:
1. The addition must be clad in vertical wood siding painted in an earth tone color that matches
or is compatible with the existing buildings at 103 and 105 S Main Street.
2. The architectural character must be in keeping with the existing buildings at 103, and 105 S.
Main St. with the same style of gabled roof and orientation as the existing buildings.
3. Exterior lighting, if proposed, shall be downward directed, fixtures opaque, and light sources
shall not be visible from any off-site location.
4. The façade originally approved with COA-50-019 shall be installed by October 1, 2021
5. Conditions of approval under COA-50-019 are required to be met, including landscaping
provisions. Any changes from previous approvals will need to be reviewed by the Historic
Preservation Commission.
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 21-019:
1. An application was submitted for a Certificate of Appropriateness on March 19, 2021 to
construct an addition to a commercial structure (garage) 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 April
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22, 2021, and all wishing to be heard were heard.
4. In accordance with Guidelines in Chapter 4.11 compatible materials and colors should be
used to help make the addition 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.
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Front Elevation with Approved Facade

Cold Storage Area, Garage Behind 105 S. Main

Garage Behind 105 S. Main, Entry to Cold Storage Area

Penn Brewery From S. Main Street

