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Staff Report & Findings 
New Open Carport w/ Solar 

  EBY-21-082 
 
 
Level B (Elevated)       
     
Level C (HPC CAO Decision)   
   
Level C (HPC Recommendation)    
   
Jurisdiction:   Town of Coupeville         Island County  
 

I  PROJECT SUMMARY 
 

Eric Froines, request a Certificate of Appropriateness to build a new open carport structure with 
solar panels to store farm equipment. The structure will have a dark metal roof. The site is a 
partly covered property in design review area 1. The site is located on Scenic Heights Rd. The 
property contains the historic structure of the McWilliams Bungalow.   
 

II  PERMIT DATA 
 

Building or Land Use Permit Type  New single family residence  
Permit Number EBY-21-082 
Application Date November 30, 2021 
Applicant/Owner  Eric Froines 
Agent N/A 
 
III  SITE DATA 

 
Address 935 View Ridge Dr.  
Location Oak Harbor 
Parcel Number(s) R13222-114-3380 

X 

X 
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Size of parcel(s) 9.76 acres 
Zoning Rural  
Historic Structure? Yes X No  
Proximity to Historic Structures? Yes X No  
Allowable Density  1 dwelling per 5 acres  
Critical Areas/Overlays? Yes  No X 
Shoreline Jurisdiction? Yes  No X 
NPS Easements? Yes  No X 
Heritage Farm Plan? N/A 

 
IV  STAFF CONTACTS 

 
Department Name Phone E-mail 
ICPCD Chloe Bonsen 

 
360-678-7822 
 

c.bonsen@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.  

 
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 open 
carport is stylistically distinct from historic structures and reflects similar surrounding 
development features.   

 
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:  Construction materials are a combination of wood, cement, and metal. 
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4.  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 gabled rooflines and other characteristics are compatible with the surrounding 
agricultural structures.  

 
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:  All colors are dark enough to recede into the landscape. Primary materials include 
metal and wood. 

 
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. 

 
2. New buildings should reflect the architectural character of surrounding buildings in the 

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

 
Finding:  The new structure is similar in size, scale, materials, and rooflines to neighboring 
structures. 
 

3. Building shapes should be compatible to 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. 
 
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. 

 
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 proposal does have a shed roof that does not meet this guideline, 
however do to the screened location, use of the structure, and flexibility with agricultural 
structures we find that this structure does not need to meet this guidelines.     

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

Finding:  The structure s size is similar in scale and massing.    
 
4.5.1 - Pre-Construction: Permit Coordination and Site Planning 
Guiding Principles: 
natural and historic character (particularly the sense of open space) while meeting the property 

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 

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

VI  DISCUSSION   
 

After the review of the guidelines staff recommends approval the Certificate of 
Appropriateness. 
 

VII  RECOMMENDED MOTION:   
 
Based upon the staff report, evidence presented, comments made at the public meeting, and 
finding the application no. EBY-21-082 to be consistent with the ELNHR Design Guidelines, I 
move to approve the Certificate of Appropriateness as presented and adopt the Findings of Fact 
as set forth below as presented in the application. 
 

IX  FINDINGS OF FACT 
 

Based on the analysis presented above, HPC approved the following findings of fact with 
respect to Application No. EBY-21-082: 
 

1. The applicants submitted an application for a Certificate of Appropriateness on 
November 30, 2021 to place an open carport at 935 View Ridge Dr., Oak Harbor. 
 

2. 
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 
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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 

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: 

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 

 

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 

from the Planning Department. 
 
 
THE HISTORIC PRESERVATION COMMISSION RECOMMENDED APPROVAL OF THIS 
CERTIFICATE OF APPROPRIATENESS, APPROVED THIS ____ DAY OF___________, 2022.   
 
 
By:   

Bob Clay, Chair 
 
Chairperson, Historic Preservation Commission 
 
Attested by: 
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____________________________ 
Chloe Bonsen, Assistant Planner 
For Mary Engle, Director, Island County Planning 
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Staff Report & Findings 
New Single Family Residence 

  EBY-22-002 
 
 
Level B (Elevated)       
     
Level C (HPC CAO Decision)   
   
Level C (HPC Recommendation)    
   
Jurisdiction:   Town of Coupeville         Island County  
 

I  PROJECT SUMMARY 
 

Mark & Veronica Muschinske, request a Certificate of Appropriateness to build a new single-
family residence and additional detached building for storage. The new residence will be 

 and . The exterior colors are 
purposed to be dark browns, with a dark brown non-reflective metal roof.  
 
The site is located in in design review area 1. The site is located on Engle Rd. In front of the 
house is the Sherman Hog House property.   
 

II  PERMIT DATA 
 

Building or Land Use Permit Type  New single family residence  
Permit Number EBY-22-002 
Application Date January 06, 2022 
Applicant/Owner  Mark & Veronica Muschinske 
Agent N/A 
 
III  SITE DATA 

 

X 

X 
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Address 753  Engle Rd 
Location Coupeville 
Parcel Number(s) R13109-071-3830 
Size of parcel(s) 0.96 acres 
Zoning Rural  
Historic Structure? Yes  No X 
Proximity to Historic Structures? Yes  No X 
Allowable Density  1 dwelling per 5 acres  
Critical Areas/Overlays? Yes  No X 
Shoreline Jurisdiction? Yes  No X 
NPS Easements? Yes  No X 
Heritage Farm Plan? N/A 

 
IV  STAFF CONTACTS 

 
Department Name Phone E-mail 
ICPCD Chloe Bonsen 

 
360-678-7822 
 

c.bonsen@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 proposed home is roughly 4615 square feet and will have a gravel driveway, 
and additional building located in back behind the house. The home 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. 

 
Finding:  The applicants did not propose a false historic structure.  The proposed single 
family house is stylistically distinct from historic structures and reflects similar surrounding 
development features.   
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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:  Construction materials are a combination of wood, cement, fiberglass, and metal. 

 
4.  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 gabled rooflines and other characteristics are compatible with the surrounding 
homes.  

 
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:  All colors are dark enough to recede into the landscape. Primary materials include 
vinyl, metal, wood, and composition. 

  
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 propose a driveway within the side yard going back behind the 
house, working with the applicants landscaping is proposed front, rear and north side yards. 

 
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 
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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. 

 
2. New buildings should reflect the architectural character of surrounding buildings in the 

following ways: 
 

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

 
Finding:  The new home is similar in size, scale, materials, and rooflines to neighboring 
homes. 
 

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

Finding:  The applicants propose a single family residence. The gable roofline is compatible 
to the surrounding residential structures within the Reserve.         

 
4. Vary design in groups of buildings. Denser developments are encouraged to include details 

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

Finding:  The applicants propose the house to have a gable roof. 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. 

 
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.     
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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. 

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

Finding:  The house size is similar in size to the neighboring properties.    
 
10. Building footprints should be no larger than the average footprint size of all buildings 

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

 
Finding:  The footprint sizes of the surrounding properties vary in sizes.  The applicants 
propose a house that is similar square footage of the surrounding homes. 

 
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-
primary facades. 

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

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

 
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. 

 
4.5.1 - Pre-Construction: Permit Coordination and Site Planning 
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 
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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 

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. 

 
Findings: With the added landscaping, we feel that the property can serve as a good transition 
from the very open parcel to the forested property around it. This transition will help protect 
public views of the scenic vistas while allowing for the applicant to have their single family 
residence. 
 
6. Retain historic view-sheds 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. 

 
Findings: With the added landscaping, we feel that the property can serve as a good transition 
from the very open parcel to the forested property around it. This transition will help protect 
public views of the scenic vistas while allowing for the applicant to have their single family 
residence. 
 
8. Maintain vegetative buffers, especially along scenic roadways, and hedgerows to screen new 

development and enhance wildlife corridors. Retain existing vegetation along ridgelines. 



  
 
 

 
EBY-22-002  P a g e  7 
- 
 

 
Findings: With the added landscaping, we feel that the property can serve as a good transition 
from the very open parcel to the forested property around it. The vegetation will also help serve 
as buffering of the new construction. 
 
Chapter 4.7 -Painting and Colors 
Design Guidelines 
 
1. Although permits are not required for painting, owners are strongly encouraged to use the 

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

 
3. For buildings in Review Area 1, on the prairies and in woodlands, color is very important. In 

most cases, darker earth tones found in the surrounding landscape are called for to help 
to 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 colo
alter the historic view-sheds. 

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

the surroundings. 
 

Finding:  As mentioned in the guidelines, color is a personal choice.  The applicants proposes 
the buildings to dark brown / wood colors. 

 
Chapter 4.11.4  Sustainability and Energy Conservation 
Design Guidelines 
 
2. Elsewhere in the Reserve, install solar heating systems and photovoltaic panels in a manner 

that is compatible with the form of the building, preferably so that they do not project above 
the ridge of the roof. 

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

the surroundings. 
 

Finding:  As mentioned in the guidelines, color is a personal choice.  The applicant proposes 
the buildings to be dark brown / wood colors. 

 
VI  DISCUSSION   
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Due to the location of the property and what has been permitted in the area, after the review 
of the guidelines staff recommends approval the Certificate of Appropriateness. 
 

VII  RECOMMENDED MOTION:   
 
Based upon the staff report, evidence presented, comments made at the public meeting, and 
finding the application no. EBY-22-002 to be consistent with the ELNHR Design Guidelines, I 
move to approve the Certificate of Appropriateness as presented and adopt the Findings of Fact 
as set forth below as presented in the application. 
 

IX  FINDINGS OF FACT 
 

Based on the analysis presented above, HPC approved the following findings of fact with 
respect to Application No. EBY-22-002: 
 

1. The applicants submitted an application for a Certificate of Appropriateness on January 
6th, 2022 to place a new single family house at 753 Engle Rd., Coupeville. 
 

2. This site is within Revi
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 C
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 

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: 

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 

ion on the proposal.  
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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 Count
from the Planning Department. 
 
THE HISTORIC PRESERVATION COMMISSION RECOMMENDED APPROVAL OF THIS 
CERTIFICATE OF APPROPRIATENESS, APPROVED THIS ____ DAY OF___________, 2022.   
 
By:   

Bob Clay, Chair 
 
Chairperson, Historic Preservation Commission 
 
Attested by: 
 
 
____________________________ 
Chloe Bonsen, Assistant Planner 
For Mary Engle, Director, Island County Planning 
 
 

  
 









 

Undeveloped land to the south of 739 Engle Road 



 

Developed land to the north of 739 Engle Road 



Taylor Metal Products Roof 
Cool Kynar 500 Parchment SR-58

Trim Paint To match Milgard 
exterior window color/ Behr 
Marquee Mesa Taupe PPU5-14/ 
Behr Mink Haze MQ2-32

Siding Paint Behr Marquee 
Mocha Latte

Exterior Fiberglass Window 
Milgard

Proposed external color choices to be same or similar but will remain in brown tones









North 

West East

South

739 Engle Road
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Staff Report & Findings 
Addition & Exterior Remodel 

  EBY-22-006 
 

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

I  PROJECT SUMMARY 
 

Scott Reid, request a Certificate of Appropriateness to add an addition to a single-family 
residence with an exterior remodel. The will remain a brown hue, with 432 sq. ft. addition, new 
entry, new concrete driveway, and extended gravel driveway.  
 
The site is a partly covered property in dense forested area within design review area 1. The site 
is located on Cathedral Drive. One parcel west of the Sherman Hog House Property.   
 

II  PERMIT DATA 
 

Building or Land Use Permit Type  Addition  
Permit Number EBY-22-006 
Application Date January 18, 2022 
Applicant/Owner  Scott Reid 
Agent N/A 
 
III  SITE DATA 

 
Address 698 Cathedral Dr. 
Location Coupeville 

X 

X 
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Parcel Number(s) R13109-129-1020 
Size of parcel(s) 0.34 acres 
Zoning Rural  
Historic Structure? Yes  No X 
Proximity to Historic Structures? Yes  No X 
Allowable Density  1 dwelling per 5 acres  
Critical Areas/Overlays? Yes  X 

(White-top 
aster) 

No X 

Shoreline Jurisdiction? Yes  No X 
NPS Easements? Yes  No X 
Heritage Farm Plan? N/A 

 
IV  STAFF CONTACTS 

 
Department Name Phone E-mail 
ICPCD Chloe Bonsen 

 
360-678-7822 
 

c.bonsen@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 addition and remodel will not have a large impact on the area, additional 
vegetation will be added to help with overall impact of the change. 

 
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 single 
family house is stylistically distinct from historic structures and reflects similar surrounding 
development features.   
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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:  Construction materials are a combination of wood, cement, glass, and vinyl. 

 
4.  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 gabled rooflines and other characteristics are compatible with the surrounding 
homes.  

 
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:  All colors are dark enough to recede into the landscape. Construction materials are 
a combination of wood, cement, glass, and vinyl. 
  

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 propose a driveway within the side yard to a recessed new garage. 
There currently is vegetative screening between the home, proposed addition and driveway. 

 
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. 
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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. 

 
2. New buildings should reflect the architectural character of surrounding buildings in the 

following ways: 
 

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

 
Finding:  The new addition to the home is similar in size, scale, materials, and rooflines to 
neighboring homes. 
 

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

Finding:  The applicants proposal will not alter the overall building shape. The gable roofline 
is compatible to the surrounding residential structures within the Reserve.         

 
4. Vary design in groups of buildings. Denser developments are encouraged to include details 

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

Finding:  The applicants propose the house to have a gable roof. 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. 

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

Finding:  The house size is similar in size to the neighboring properties.    
 
10. Building footprints should be no larger than the average footprint size of all buildings 

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

 
Finding:  The footprint sizes of the surrounding properties vary in sizes.  The applicants 
propose a house that is similar square footage of the surrounding homes. 

 
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-
primary facades. 

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

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

 
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. 

 
4.5.1 - Pre-Construction: Permit Coordination and Site Planning 
Guiding Principles: 
natural and historic character (particularly the sense of open space) while meeting the property 

 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 

 
 
New development should be designed to be consistent with the character of the area and to 

 such as building 
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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 

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 view-sheds 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. 
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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. Photos of color choices are depicted in 
this section to illustrate appropriate colors. 

 
3. For buildings in Review Area 1, on the prairies and in woodlands, color is very important. In 

most cases, darker earth tones found in the surrounding landscape are called for to help 

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 

alter the historic view-sheds. 
 
7. Elsewhere in the Reserve, use colors (usually dark colors) that blend with or complement 

the surroundings. 
 

Finding:  As mentioned in the guidelines, color is a personal choice.  The applicants propose 
the building to be darkly colored. 

 
VI  DISCUSSION   
 

After the review of the guidelines staff recommends approval the Certificate of 
Appropriateness. 
 

VII  RECOMMENDED MOTION:   
 
Based upon the staff report, evidence presented, comments made at the public meeting, and 
finding the application no. EBY-22-006 to be consistent with the ELNHR Design Guidelines, I 
move to approve the Certificate of Appropriateness as presented and adopt the Findings of Fact 
as set forth below as presented in the application. 
 

IX  FINDINGS OF FACT 
 

Based on the analysis presented above, HPC approved the following findings of fact with 
respect to Application No. EBY-22-006: 
 

1. The applicants submitted an application for a Certificate of Appropriateness on January 
18, 2022 to place a new single family house at 698 Cathedral Dr., Coupeville. 
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2. 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 
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 acces
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: 

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 

 

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 

copies are available 
from the Planning Department. 
 
 
THE HISTORIC PRESERVATION COMMISSION RECOMMENDED APPROVAL OF THIS 
CERTIFICATE OF APPROPRIATENESS, APPROVED THIS ____ DAY OF___________, 2022.   
 
 
By:   

Bob Clay, Chair 
 
Chairperson, Historic Preservation Commission 
 
Attested by: 
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____________________________ 
Chloe Bonsen, Assistant Planner 
For Mary Engle, Director, Island County Planning 
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Staff Report & Findings 
New Single Family Residence 

  EBY-22-016 
 
 
Level B (Elevated)       
     
Level C (HPC CAO Decision)   
   
Level C (HPC Recommendation)    
   
Jurisdiction:   Town of Coupeville        Island County  
 

I  PROJECT SUMMARY 
Stephen Kitch, request a Certificate of Appropriateness to build a new single-family residence. 
The residence 800 sq. ft. home with a 600 x 12 ft. road leading to the residence. Due to the 
location on Madrona way there were special attention taken to the removal of trees, however 
no Madronas will be removed. The house is proposed 50ft above the road and will be screened 
by the existing trees and elevation. The exterior colors are purposed to blend in with the 
landscape. 
 
The site is covered property in design review area 1. The site is located on Madrona Way. The 
parcel is located across the street from the Smith Cottage.   
 

II  PERMIT DATA 
 

Building or Land Use Permit Type  New single family residence  
Permit Number EBY-22-016 
Application Date February 24th, 2022 
Applicant/Owner  Stephen Kitch 
Agent N/A 
 
III  SITE DATA 

 

X 

X 
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Address N/A  
Location Coupeville 
Parcel Number(s) R13231-196-4880 
Size of parcel(s) 4.78 acres 
Zoning Rural  
Historic Structure? Yes  No X 
Proximity to Historic Structures? Yes  No X 
Allowable Density  1 dwelling per 5 acres  
Critical Areas/Overlays? Yes   No X 
Shoreline Jurisdiction? Yes X No  
NPS Easements? Yes  No X 
Heritage Farm Plan? N/A 

 
IV  STAFF CONTACTS 

 
Department Name Phone E-mail 
ICPCD Chloe Bonsen 

 
360-678-7822 
 

c.bonsen@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 proposed home is 800 square feet and will have a gravel driveway, and deck. 
The home 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. 

 
Finding:  The applicants did not propose a false historic structure.  The proposed single 
family house is stylistically distinct from historic structures and reflects similar surrounding 
development features.   
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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:  Construction materials are a combination of wood, hardy plank, and vinyl. 

 
4.  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 gabled rooflines and other characteristics are compatible with the surrounding 
homes.  

 
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:  All colors are dark enough to recede into the landscape. Primary materials include 
vinyl, metal, wood, and composition. 

  
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 
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historic character of the Reserve. Use historic features as inspiration for infill design, not as 
a template. 

 
2. New buildings should reflect the architectural character of surrounding buildings in the 

following ways: 
 

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

 
Finding:  The new home is similar in size, scale, materials, and rooflines to neighboring 
homes. 
 

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

Finding: The gable roofline is compatible to the surrounding residential structures within the 
Reserve.         

 
4. Vary design in groups of buildings. Denser developments are encouraged to include details 

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

Finding:  The applicants propose the house to have a gable roof. 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. 

 
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. 

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

Finding:  The house size is similar in size to the neighboring properties.    
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10. Building footprints should be no larger than the average footprint size of all buildings 
located within 200 feet of the site or those that are on parcels contiguous to the common 
boundary and in the same zone and of similar lot size. Accessory structures (e.g., sheds and 
garages) may be excluded from this calculation). 

 
Finding:  The footprint sizes of the surrounding properties vary in sizes.  The applicants 
propose a house that is similar square footage of the surrounding homes. 

 
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-
primary facades. 

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

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

 
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. 

 
4.5.1 - Pre-Construction: Permit Coordination and Site Planning 
Guiding Principles: 
natural and historic character (particularly the sense of open space) while meeting the property 

urroundings 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 

 
 
New development should be designed to be consistent with the character of the area and to 

 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. 
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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 

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 view-sheds 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. 
 
Chapter 4.7 -Painting and Colors 
Design Guidelines 
 



  
 
 

 
EBY-22-016  P a g e  7 

1. Although permits are not required for painting, owners are strongly encouraged to use the 
following guidelines in making paint color choices. Photos of color choices are depicted in 
this section to illustrate appropriate colors. 

 
3. For buildings in Review Area 1, on the prairies and in woodlands, color is very important. In 

most cases, darker earth tones found in the surrounding landscape are called for to help 

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 

alter the historic view-sheds. 
 
7. Elsewhere in the Reserve, use colors (usually dark colors) that blend with or complement 

the surroundings. 
 

Finding:  As mentioned in the guidelines, color is a personal choice.  The applicants proposes 
the building to be blend-able with surrounding tones. 

 
 

VI  DISCUSSION   
 

While the front entry is somewhat non-traditional, the home is designed keeping in mind 
feasibility and constraints regarding the different reserve and drain fields located on the 
property.  
 
After the review of the guidelines staff recommends approval the Certificate of 
Appropriateness. 
 

VII  RECOMMENDED MOTION:   
 
Based upon the staff report, evidence presented, comments made at the public meeting, and 
finding the application no. EBY-21-076 to be consistent with the ELNHR Design Guidelines, I 
move to approve the Certificate of Appropriateness as presented and adopt the Findings of Fact 
as set forth below as presented in the application. 
 

IX  FINDINGS OF FACT 
 

Based on the analysis presented above, HPC approved the following findings of fact with 
respect to Application No. EBY-22-016: 
 

1. The applicants submitted an application for a Certificate of Appropriateness on February 
24th, 2022 to place a new single family house on Madrona Way, Coupeville. 
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2. 
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 

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 

l 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: 

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 

 

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 

from the Planning Department. 
 
THE HISTORIC PRESERVATION COMMISSION RECOMMENDED APPROVAL OF THIS 
CERTIFICATE OF APPROPRIATENESS, APPROVED THIS ____ DAY OF___________, 2022.   
 
By:   

Bob Clay, Chair 
 
Chairperson, Historic Preservation Commission 
 
Attested by: 
 
____________________________ 
Chloe Bonsen, Assistant Planner 
For Mary Engle, Director, Island County Planning 



























  
 
 

 
EBY-22-016  P a g e  1 

      
 

 
 

Staff Report & Findings 
New Single Family Residence 

  EBY-22-017 
 
 
Level B (Elevated)       
     
Level C (HPC CAO Decision)   
   
Level C (HPC Recommendation)    
   
Jurisdiction:   Town of Coupeville         Island County  
 

I  PROJECT SUMMARY 
Habitat for Humanity, request a Certificate of Appropriateness to build a new single-family 
residence. The residence 3 bedroom and 1 bathroom house. The exterior colors are Urban Dusk 
with white trim. 
 
The site is in design review area 1. The site will be located on Walker Ave. The parcel is located 
in the Penn Cove Plat. 
 

II  PERMIT DATA 
 

Building or Land Use Permit Type  New single family residence  
Permit Number EBY-22-017 
Application Date February 25th, 2022 
Applicant/Owner  Habitat for Humanity 
Agent N/A 
 
III  SITE DATA 

 
Address N/A  
Location Oak Harbor 
Parcel Number(s) S7730-04-00006-0 

X 

X 
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Size of parcel(s) 0.33 acres 
Zoning Rural Residential 
Historic Structure? Yes  No X 
Proximity to Historic Structures? Yes  No X 
Allowable Density  2 dwelling per 0.5 acres  
Critical Areas/Overlays? Yes   No X 
Shoreline Jurisdiction? Yes  No X 
NPS Easements? Yes  No X 
Heritage Farm Plan? N/A 

 
IV  STAFF CONTACTS 

 
Department Name Phone E-mail 
ICPCD Chloe Bonsen 

 
360-678-7822 
 

c.bonsen@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 proposed home is a 3 bedroom residence with an exposed aggregate drive. The 
home 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. 

 
Finding:  The applicants did not propose a false historic structure.  The proposed single 
family house is stylistically distinct from historic structures and reflects similar surrounding 
development features.   

 
3.  Building materials should be similar to materials of the surrounding neighborhood or use 

other characteristics such as scale, form, architectural detailing, etc. to establish 
compatibility. 
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Finding:  Construction materials are a combination of wood, hardy plank, and cedar. 

 
4.  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 gabled rooflines and other characteristics are compatible with the surrounding 
homes.  

 
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:  All colors are dark enough to recede into the landscape. Primary materials include 
hardy board, wood, and composite. 

  
4.6.4 - New Residential Construction 

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

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

in design and materials is permitted, as long as the building does not negatively impact the 
historic character of the Reserve. Use historic features as inspiration for infill design, not as 
a template. 
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2. New buildings should reflect the architectural character of surrounding buildings in the 
following ways: 

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

 
Finding:  The new home is similar in size, scale, materials, and rooflines to neighboring 
homes. 
 

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

Finding: The gable roofline is compatible to the surrounding residential structures within the 
Reserve.         

 
4. Vary design in groups of buildings. Denser developments are encouraged to include details 

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

Finding:  The applicants propose the house to have a gable roof. 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. 

 
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. 

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

Finding:  The house size is similar in size to the neighboring properties.    
 
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). 

 
Finding:  The footprint sizes of the surrounding properties vary in sizes.  The applicants 
propose a house that is similar square footage of the surrounding homes. 

 
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-
primary facades. 

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

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

 
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. 

 
4.5.1 - Pre-Construction: Permit Coordination and Site Planning 
Guiding Principles: Careful initial plann
natural and historic character (particularly the sense of open space) while meeting the property 

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 

 
 
New development should be designed to be consistent with the character of the area and to 

 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 



  
 
 

 
EBY-22-016  P a g e  6 

 
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 

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 view-sheds 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. 
 
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. 
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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 

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 

alter the historic view-sheds. 
 
7. Elsewhere in the Reserve, use colors (usually dark colors) that blend with or complement 

the surroundings. 
 

Finding:  As mentioned in the guidelines, color is a personal choice.  The applicants proposes 
the building to be blue / grey with white trim. 

 
VI  DISCUSSION   
 

While the front entry is somewhat non-traditional, the home is designed keeping in mind 
feasibility and constraints regarding the different reserve and drain fields located on the 
property.  
 
After the review of the guidelines staff recommends approval the Certificate of 
Appropriateness. 
 

VII  RECOMMENDED MOTION:   
 
Based upon the staff report, evidence presented, comments made at the public meeting, and 
finding the application no. EBY-21-076 to be consistent with the ELNHR Design Guidelines, I 
move to approve the Certificate of Appropriateness as presented and adopt the Findings of Fact 
as set forth below as presented in the application. 
 

IX  FINDINGS OF FACT 
 

Based on the analysis presented above, HPC approved the following findings of fact with 
respect to Application No. EBY-22-016: 
 

1. The applicants submitted an application for a Certificate of Appropriateness on February 
24th, 2022 to place a new single family house on Madrona Way, Coupeville. 
 

2. 
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 
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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 

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: 

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 

 

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 

from the Planning Department. 
 
THE HISTORIC PRESERVATION COMMISSION RECOMMENDED APPROVAL OF THIS 
CERTIFICATE OF APPROPRIATENESS, APPROVED THIS ____ DAY OF___________, 2022.   
 
 
By:   

Bob Clay, Chair 
 
Chairperson, Historic Preservation Commission 
 
Attested by: 
 
 
____________________________ 
Chloe Bonsen, Assistant Planner 
For Mary Engle, Director, Island County Planning 
 
































