Town of Coupeville
4 NE Seventh
Coupeville, Washington 98239
360-678-4461
www.townofcoupeville.org

MEMORANDUM
DATE:

November 4, 2022

TO:

Coupeville Town Council and Planning Commission Members

FM:

Donna Keeler, Planning Director

RE:

Draft 2045 Comprehensive Plan Update

Attached please find a report summarizing the results of the survey from the public workshop held on
October 18th, along with comments received to date on the Draft Comprehensive Plan. Based on the
public input received to date on the Draft Plan and alternative map scenarios, staff would like to offer
the following background information and suggestions for moving forward with the Draft Plan:
Background
To support the preparation of the Comprehensive Plan Update, BERK Consulting conducted a
Residential Lands Capacity Analysis (attached) to assess the Town’s supply of available land for
residential development and ability to meet forecasted population growth. BERK relied on the most
recent forecasts available issued in 2017 from OFM and the Island County 2016 Comprehensive Plan,
along with past population trends.
The attached study finalized by BERK in September of 2022 describes the analysis and methodology
used. Major findings and recommendations including the following:
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Coupeville’s current population (2021) is estimated at 1,950.
projected 2045 population is between 2,160 - 2,252 people depending on the projection
method used. BERK recommends planning for a projected population of 2,175.
Coupeville’s overall percentage share of population in Island County from 1990 - 2021 is
approximately 2.3%
Based on an average household size of 2.04 people, the additional 225 people would require
approximately 111 new housing units.
Coupeville has remaining capacity to accommodate approximately 244 housing units or 495
new residents within town limits under current zoning if sewer is made available everywhere in
Town
Without extending sewer, Coupeville’s housing capacity is reduced to 173 units or 351 new
residents under current zoning.

Although the study conducted by BERK determined the Town has enough vacant land and capacity to
accommodate projected growth, the Draft Comprehensive Plan provides alternatives for consideration
to increase housing capacity in different areas of Town to allow for more diverse housing types. As
land and home prices increase, more essential workers such as teachers, emergency service providers
and health care workers are being shut out of the market. If the Town wants to have a healthy, thriving
diverse community, it is critical to provide homes for residents of all income levels.
Staff is in agreement that increasing zoned development capacity alone will not solve the housing
crisis. Building “middle housing” such as duplexes, ADU’s and cottages may help, but we are already
seeing these types of units as unreachable for many. For example, a 1,150 square foot cottage in
Krueger Commons recently sold for $543,000. Many communities across Whidbey Island and beyond
are experiencing similar challenges, and their experience shows that a variety of housing policy,
program, and financial solutions are needed to address the challenge. The adoption of an updated
Comprehensive Plan will only be a first step towards promoting more affordable housing options.
Staff Suggestions
1. Proceed with strategic, limited future land use map changes with the adoption of this
comprehensive plan. Staff’s suggestion (attached) is a hybrid of Alternative 1 presented in the
Draft Plan, including very modest changes. These would set in motion options to increase
housing capacity in a manner and location consistent with the Town’s vision sooner rather than
later.
2. Develop a Housing Needs Assessment and Action Plan, potentially with a grant from the
Department of Commerce. The Plan would provide the data necessary to determine what is
needed for different income levels in Coupeville and include a variety of potential targeted
strategies for ensuring middle housing and lower income housing remains affordable in the
long run. This includes include an array of recommended approaches to help address
Coupeville’s housing needs and may include:
a. Partnering with religious organizations, land trusts, and other non-profits to build
affordable housing; private development incentives to provide affordable housing; and
creating regulations to ensure rents within designated affordable housing units remain
affordable.
b. Exploring inclusionary versus incentive-based affordable housing approaches in one or
more residential zones. An inclusionary approach would require a certain amount of
affordable housing set at specific affordability levels provided it is accompanied by a
modest capacity increase.
c. Further analyze the option of offering strategic density discounts to small detached
homes or duplexes (counting each dwelling unit as one-half dwelling unit for the
purpose of density calculations if the home or unit is under a certain size threshold, such
as 1,200 square feet).
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d. Consider other strategic capacity related land use and zoning changes that fit the
Town’s vision, goals, and policies. This could include adjustments to minimize lot sizes
for one or more zones or other future land use map changes.
Such strategies above should be thoroughly vetted, with clear implications on the relative
benefits and drawbacks of each option presented to community members and decision-makers.
The Housing Needs Assessment and Action Plan should be completed by early 2024, prior to
the next required update to the Comprehensive Plan in 2025. With this information, along with
updated projections from the State, the Town can consider and potentially incorporate further
changes to the Future Land Use Designation Map and development regulations to meet the
Town’s housing goals and needs.
3. Maintain Rural Reserve Zoning on Parker Road for properties without sewer in order to limit
proliferation of septic systems. Future rezones to Residential Low Density would only be
allowed when the Town’s sewer line is extended to serve those properties.
4. Add a countywide map to the introduction section showing the City of Oak Harbor and Langley
and their urban growth areas. Include an explanation on why Coupeville is not required to have
a UGA, and as a result, new growth in Coupeville can only happen in the existing town limits.
5. Land Use
a. Under Goal LU-1, consider adding a new policy addressing zoning within the most
intense OLF noise zone. These areas should not be zoned higher than LDR. Plus, add the
most up-to-date map of noise zones for the entire town for reference.
b. Under Goal LU-1, either add a new policy or amend policy LU 1-3 to acknowledge the
forecasted population growth for the planning period. Emphasize that this was forecast
done using the best methods and information available to be based on historic patterns.
c. Consider other updates in the Land Use and Utilities Elements to clarify the expected
sequencing of events for sewer development and when rezoning is allowed from RR to
LDR or MDR.
d. Add a policy supporting agricultural areas and farms outside of Town within Ebey’s
Reserve.
6. Housing
a. Re-emphasize the need for a Housing Needs Assessment and Action Plan. This would
allow the Town to study the options for direct affordable housing support such as
sales/property tax options under state law, surplus public land options, and other
strategies mentioned above.
b. Should we add policies to encourage heat pumps and switching away from fossil fuel
and wood heating as primary heating fuels? Perhaps add a new housing policy H-4.5 to
mention renewable energy production like solar panels, which will bolster similar
policies in Land Use and Utilities
c. Consider a policy addressing existing mobile home parks, which provide much needed
affordable housing and which are at risk of displacement across the region
d. Consider adding policies supporting increased tenant protections for renters
7. Historic Preservation & Community Design
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a. Bolster the importance of this Element in the context of the Comprehensive Plan.
b. Add a land acknowledgement and provide more reference to Indigenous culture and
influence throughout the plan. Seek input from Indigenous community members.
c. Continue coordinating with Ebey’s Reserve Staff on this element. Strengthen or add
policies to encourage preservation of key historic properties and contributing
structures.
8. Parks, Recreation and Open Space
a. Consider adding a new policy about specific areas desired for future public Town parks
or community spaces that should be studied such as the east end of Parker Road.
b. Emphasize the need for a Parks and Recreation Plan.
c. Comments were received regarding jet skis. Should a policy be considered?
9. Natural Systems
a. Numerous comments were received regarding the deer population. Would it be
appropriate to add a policy addressing the deer population? A few residents suggested
revising the Town’s fence regulations along with deer management strategies.
b. Consider incorporating polices and possibly a goal to establish Coupeville as a green
community, also known as a biophilic community. A green community is generally one
with abundant nature and natural systems that are visible and accessible. Not only does
it encompass physical attributes and conditions such as parks, walkable environments
and wildlife, but the spirit of a place and commitment and concern about nature. A
growing body of evidence illustrates tremendous benefits of planning and designing
communities with nature as a leading consideration. Benefits range from mental and
physical health, to climate resiliency and public safety.
10. Utilities
a. Consider clarifying Utility policies on properties with septic and private wells hooking up
to public sewer and water: i.e. when it is required, why it is required, and who pays for
it.
11. Transportation. Consider the following polices:
a. Conduct a study in collaboration with WSDOT and Island County, the feasibility and
benefits of safety improvements at SR 20, particularly at the intersection with NW
Broadway.
b. Add a policy about redesign options for Front Street.
c. Add Town support for extending the Class 1 paved Kettles Trail in both directions to
eventually have a connected trail system along the entire length of the island.
d. Add specific policy language encouraging of active transportation (walking, cycling).
Perhaps consider an active transportation plan, or at a minimum a list of projects.
e. Continue Lobbying/advocating to the state for sustainable ferry service.
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Coupeville Comprehensive Plan Update
Town Workshop #2 Report

October 2022

Overview

To share the first draft of the and gather community feedback, this in-person “Workshop #2” was
conducted at the Coupeville Recreation Hall the evening of October 18, 2022. About 140 people
participated in-person and virtually.
This event followed over a year of prior community outreach including a community visioning survey
(with 255 responses), stakeholder interviews in late 2021, an online “Workshop #1” in January 2022,
and seven public meetings with the Town Council and/or Planning Commission.
The event was advertised with a 6:00 PM start. Staff from consulting firm MAKERS led a presentation
starting with project background information, including the basics of comprehensive planning in
Washington state, project schedule, summary of community feedback and priorities heard to-date,
and summarizing the key draft goals and policies in the first draft of the plan.

After the presentation, about 15 minutes of question-and-answers were held with the audience. The
event concluded with a general open house format where attendees could review posters with
information about the draft plan and talk to Coupeville staff and consultants. Attendees were invited
to provide sticky notes on the posters with their comments, fill out a two-page paper survey
(submitted that night or delivered by October 28), and email comments to Town staff.
The event was advertised via a postcard mailed to all Coupeville property owners, the Town
newsletter and website, and emails sent by Town staff to individuals and organizations.
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How the Feedback Will Be Used

The feedback from the event will be incorporated into the next draft of the Coupeville 2024-2045
Comprehensive Plan, either through added or revised policies and updated maps, new graphics, and
new sidebars or definitions with supplemental information. Comments generally focused on the Land
Use Element and the alternative Future Land Use Designation Maps, with little feedback on the other
elements (Housing; Historic Preservation & Community Design; Economic Stability; Parks, Recreation &
Open Space; Natural Systems; Transportation; Capital Facilities; and Utilities).

Question and Answer Session

Some clarifying questions were asked after the event presentation concluded. Paraphrased questions
and comments:
•
•
•
•
•
•
•

More information on the Coast Salish cultures and heritage, including a land
acknowledgement at future meetings, is needed
The Big Rock natural feature needs to be mentioned
There seems to be limited commercial space for new businesses to open or expand
How does transportation concurrency work and who pays for improvements?
Do the water utility plans show we have enough capacity for growth in Coupeville? Is there
enough water to keep the farms outside Coupeville viable?
Military jet noise affects property values.
There is no guarantee of affordable housing, nonprofit housing providers are needed in
Coupeville to provide subsidized housing
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Survey Results

A paper 7-question survey was provided as one of several methods for feedback. Attendees were
invited to fill it out at the workshop or return the survey to Town staff by October 28. Staff received 32
survey responses, which represents about one-fifth of the workshop attendees.

Questions 1-4: Demographics

The first four questions asked for basic demographic information of survey respondents. There is some
evidence that survey respondents are a different type of people than the population at large.
Question1: Residency. Most respondents live in Coupeville. Notably, 29% of respondents do not live
in Coupeville full time, including 13% who say they permanently live outside Coupeville.

Question 2: Housing tenure. The respondents were more likely to be homeowners than the Town’s
population of homeowners. 94% of respondents are homeowners, while only 64% of homes in in
Coupeville are owner occupied. Homeowners are overrepresented and renters are underrepresented.
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Question 3: Age. The vast majority of survey takers, 82% (26 out of 32 respondents), report being age
61 years and older. The respondents are generally older than the town population, where 46% of
respondents are 65 and older (the different age marks are due to slightly different categories being
used between data sources).
Notably, there were no survey respondents 20 or younger and only one survey respondent reported
being in the 21-30 years age group (these younger age groups are approximately one-quarter of the
town population). This age distribution of survey takers seems roughly similar to all workshop
attendees.

Question 4: Employment. The vast majority of survey takers, 83%, report being retired. This is
consistent with the age response since people tend to retire around the age of 65. However, this
means retirees are overrepresented in the survey responses and working people are
underrepresented compared to the Town population.
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Question 5: Likes

An open-ended question asked: What Components of the Draft Comprehensive Plan do you like the

most? Most importantly, why do you like them?

A summary is below and the full transcribed answers are available in Appendix A.
•
•
•
•
•
•
•
•

Multiple comments said they like the vision statement, and hope the plan can live up to it
People greatly enjoy Coupeville’s rural, small-town character and hope the plan can help
maintain that quality of the community
One person said the land use proposals because don’t go far enough to promote affordable
housing, especially for young people
A couple people mentioned the need to grow Coupeville’s tax base so that more services can
be provided to the community
Like the attention given to sustainability and resilience
Some people they like the lower-density map proposals
Several people said the general proposed changes seem reasonable and are urgently needed
to provide worker housing for people employed in Coupeville
Administrative map and land use designation cleanups make sense

Question 6: Dislikes

An open-ended question asked: What components of the draft Comprehensive plan do you dislike or

have questions about? Most importantly, why do you dislike them?

A summary is below and the full transcribed answers are available in Appendix B.
•
•
•
•
•

Some concern that the vision statement is not adequately integrated into all of the elements
Some people are skeptical that the plan does not guarantee creation of affordable housing,
and several written comments were opposed to density increases
Several people request more information about environmental issues, such as how increased
housing density relates to climate change
Several people asked about water capacity
More mention is needed of the town’s dependence on public sector jobs (hospital, schools,
military)
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Question 7: Vision Scoring

The final survey question asked: Please review the draft plan, goals, and maps. After review, on a scale

of 1 to 5 (5 being best), please rate how well you think the draft Comprehensive Plan responds to each
these parts of the Town’s Draft Vision Statement. Please share WHY you chose that rating.

The following list shows the components of the Vision Statement which were asked about. The
number corresponds to the results chart below.

Q7.1 - Preserves and protects the Town’s historical and cultural heritage
Q7.2 - Cherishes and enhances the Town’s natural habitat
Q7.3 - Enhances walkability within the Town
Q7.4 - Supports and enhances great parks, trails, and the waterfront
Q7.5 - Expands the diversity of housing choices within the Town
Q7.6 - Expands homegrown economic opportunities
Q7.7 - Implements responsible climate change actions
About half of respondents were dissatisfied with how the draft Comprehensive Plan responds to all of
the vision statement components. Some of these respondents did not provide any specific comments
on how they would like it to be improved
Respondents were most satisfied (though still fairly low scoring) with how the draft plan addresses
component Q7.4 (parks, average score of 2.47) least satisfied with how the plan addresses component
Q7.2 (natural habitat, average score of 2.04).
Respondents’ written comments about why they choose these scores are listed in appendix C.
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Poster Comments

A summary of the poster sticky note comments and images are below. See full a full transcription of
poster comments in Appendix D.
•
•
•
•
•
•
•
•
•
•
•
•

Limit the number of Land Use map changes to help preserve Coupeville’s current form
Concerns or opposition to Land Use map alternatives 1 and 2 (many comments simply saying
“no” without explanation as to why)
If High Density areas are added on the Land Use map, they should be distributed to help
mixed-incomes residents integrate into the community
More information needed on water supply, sewer capacity, and road/transit capacity to
support Land Use map changes
Climate change and the environment need to be considered in the Land Use element
Confusion on the term “civic” being associated with religiously owned properties
Interest in smaller homes such as accessory dwelling units (ADU) and cottages, along with
ensuring that new homes are not used as vacation rentals
Historic Preservation & Community Design is one of the most important elements and should
be emphasized more, including more about the influence and contribution of Native
American cultures
More information or policies are needed on local wildlife, including the deer population
More parks are desired, especially on the east end of town
Review of the draft plan is needed by more stakeholders such as human/social service
providers and the Trust Board of Ebey’s Landing National Historical Reserve
More space for commercial business and variety of employment opportunities is needed

Figure 1 - Comments on the current land use map, which was provided for reference
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Figure 2 - Comments on the Alternative 1 land use map

Figure 3 - Comments on the Alternative 2 land use map
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Figure 4 - Comments on the Alternative 3 land use map

Figure 5 - Comments on a Land Use element poster
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Figure 6 - Comments on Housing Element posters

Figure 7 - Comments on a Historic Preservation & Community Design Element poster

Figure 8 - Comment on a Transportation element poster
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Figure 9 - Comments on a Parks, Recreation & Open Space element poster
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Appendix A – Draft Plan “Likes”

An open-ended workshop survey question asked: What Components of the Draft Comprehensive Plan
do you like the most? Most importantly, why do you like them?
The full transcribed answers are listed below.
1. If I must choose, it would be map – alternative #1. I agree completely with Sharon Gauthier’s
letter to the Coupeville Town dated October 17, 2022
2. I liked the vision statement. It is carefully thought out and covers all the values I believe are
necessary to carry our community forward. I also think it supports the purpose of the Reserve.
If the elements in the document were to be based on this statement, the Comprehensive Plan
would cover what most residents want. The vision statement spells out the “what” of our
vision. The Elements should address the “how” by stating how we are going to realize our
vision.
3. As a former planning commission person who worked on the last comp plan, I like the idea of
controlling growth. Now with climate refugees moving here – we need to be careful not to
over extend our H2O and other Utilities. It’s quality of life that we love in Coupeville.
4. We appreciate the attention given to sustainability & resilience there is attention paid to multimodal transportation, energy conservation, maintenance of parks and open space, etc. that is
appreciated. Also, the acknowledgement of the importance of concurrency.
5. The plan for worker Housing & Low-cost housing. We are in a housing affordability crisis. It is
important that teachers, nurses, fire fighters, police live in the communities they serve.
Barista’s janitors, farmworkers, waitress/waiters, have no affordable place to live.
6. Overall, the proposed changes seem incredibly reasonable. I really appreciate the
thoroughness and thoughtfulness that went into this review
7. The plan is a modest change from current status – no big changes, except for defining density
areas. The vision of Coupeville is nicely stated. I approve of cleaning up the various one-off
zoning agreements/MOUs, so agreements are consistently recorded. I though how you
handled the Jet noise concern was enough to pacify the noise haters, especially the decision
to limit medium density on Parker Rd. because of encroaching flight loud intervals.
8. One, the plan reflects what is currently built. Two, it is in-line with the growth management
act. Three, it is “most importantly” designating areas for higher density to support more
affordable housing for working force. The work that has gone into this plan is outstanding.
9. Cleaning up MOU’s – Building up high density in areas where it exists
10. The Vision Statement
11. The Vision Statement
12. Affordable housing – we moved to Oak Harbor from Coupeville because we could buy a house
for $100,000 less than in Coupeville. Increase the Density
13. I appreciate the thoughts ant effort to move our town forward. I think that the only way to
reduce the cost of houses is to build more (smaller) but it increases the pressure on Town and
services. I don’t know.
14. Maintaining historic aspects, quiet, safe, walkable. Lower density proposals. Thank you for
listening and changing certain aspects Thank you for not falling into the angry questions
towards the end of your presentations. Your Meeting – your agenda!
15. We love Coupeville! We think the town has to have greater household density to support: A)
middle income employees – county hospital, city, etc. B) to maintain public school student
populations or lose a great community school district and C) to maintain and grow the Tax
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base that will maintain community facilities, roadways, etc. the city needs the ability to grow
within existing boundaries.
16. The addition of “encouraging” ADU’s and Junior ADU’s in town. Will allow aging in place.
17. I will use the first person & let other speak for themselves. Scaling back the overall plan shows
some recognition that I do not want Coupeville to change its rural small-town character.
Scaling back shows you recognize the plan is not really for implementation. Scaling back
shows you recognize I do want our town to have affordable housing but not gentrification.
The plan shows a hint of recognition that Leavenworth, Anacortes, Kirkland & Roslyn are not
models of what we want in Coupeville.
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Appendix B – Draft Plan “Dislikes”

An open-ended workshop survey question asked: What components of the draft Comprehensive plan
do you dislike or have questions about? Most importantly, why do you dislike them?
The full transcribed answers are listed below.
1. Unfortunately, many of the elements do not reflect the basic tenets of the vision statement. I
believe it is the purpose of the vision statement to act as a guide when writing each of the
elements. Therefore, each element would speak to all aspects named in the vision statement.
There is little evidence of support of economic opportunity, additional parks or green space,
improving walkability, or preservation of natural habitat. There is even less support of
addressing climate change.
2. Comments Attached
3. Not enough regard for water shortages in Coupeville. Really not enough reality in home prices
in regard to affordable & low-income housing in Coupeville. A small house down the street
from me is $625,000!!! Can we encourage builders that share our values for quality and
affordability?
4. The highest omission is the acknowledgement and opportunities mixed to educate the public
about the pre-colonial inhabitants and their culture. Does it not seem at least ironic, myopic
and really, with repeat, absurd? We have a lot to learn from them about right relations. �
5. No plan for travel about for people with disabilities. Lack of plan to mitigate climate change.
6. I would like to see zoning increased over the current proposed amounts. As a young person it
is incredibly hard to find affordable housing and good work opportunities. I have lived in this
town for 25 years and love it. Without young people living here going forward the tax base will
dry up and we will be unable to maintain and preserve the things that make this town special
in the future.
7. I don’t understand why the church was lumped into the “civic” category. It is NOT the same as
parking lots or public spaces. We are concerned that it may complicate our request to re-zone
to high density residential, so we can partner with a developer to create affordable/workforce
housing unit on our lands.
8. One, Question of H2O usage? You stated you’ve planned for future H2O usage; however, it is
not stated that you’ve also considered growth in the county that would be taking H2O from
the aquafer. Two, hopefully you don’t let those who have “megaphones” deter you. Especially
when they do not live in Coupeville.
9. Feel there is connections to developers
10. The Details of most components are in direct opposition to the vision statement
11. Removal of low-density, density increases, ½ unit credits
12. Mostly all of it. To use climate change for a reason to employ larger density housing seems to
be based on population who works here should be. If they….
13. As long as we have the Reserve in effect, we will not be able to generate paying jobs that will
allow our children to move here. We are dependent upon gov’t jobs of one sort or another to
provide employment (Schools, Medical, Military, etc.)
14. The focus on increasing housing density in the hope of obtaining affordable housing – but
there are no real regulations that will result in affordable housing or smaller housing. There is
nothing that addresses where we are going to get drinking water for all the new residences –
the well fields are already stressed.
15. Don’t like for many reasons. Changing densities zoning before there is a legitimate,
designated, design size, sustainable plan, & not money only driven objective, is unacceptable.
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16. The first meeting I attended the consultants made a comment that don’t be concerned about
water & traffic that will be addressed after the plan is approved. Affordable homes for lowincome to be built, we all know who will buy these homes and a good amount will be used as
rentals. If you truly want low-income to have homes then I suggest you look at habitat for
humanity & see how they make sure that their homes stay with those with low-incomes.
17. I am not fond of the plan in general. While changes have been made on the surface to reflect
the overwhelming community reaction, poorly thought-out high-density plans, which do not
reflect the true nature of this community, could be approved under this proposal. Within these
guidelines high density development could be approved, enriching developers, and
increasing gentrification over time without addressing affordability issues at all. I am very
concerned about the way the plan approaches diversity and affordability issues. The
community is not ready to put these specifics in the plan at this time. There should be a
defined process so that the city could address higher density proposals that focus on
spreading affordable housing throughout the community and seeks ways to keep prices from
sky-rocketing as soon s these units are resold. Other communities are finding ways to do this.
We need to take the time to find out what works and only then implement a plan
18. Increasing density – not effective manner to provide affordable housing. Affordability
covenants should be considered if higher density is Allowed by variance if increased density
via allowing 12-1600 square foot units as 0.5 in medium density zoning is approve, this
doubles density in most areas of town. A better option would be to adjust permit fees based
on square footage with escalations over 2000 square feet. This would encourage max buildout
of available property.
19. If this plan cannot guarantee “affordable” housing can be affordable then stop work and
research models that have succeeded!! Change your definition of small – 1600 sq. ft. is not
small -do not sneak in more housing by calling any unit ½ of a unit. There is no other town in
WA with the unique rural & historical character of Coupeville. I do not want Coupeville’s
history and rural character subsumed by gentrification, traffic & the challenges of fragile water
& ecosystems. Say you cannot guarantee affordable housing is a cynical view of planning.
Affordable housing should be the main/only goal of expansion. Let Coupeville be a truly
visionary town that can be a model where other towns (Langley) have failed. Don’t move
forward. Stop, take your time to plan for a vision not a sad inevitability of suburban sprawl.
20. High Density – Doesn’t lead to affordable housing, degrades historic town, intensifies utility
demands, leads to congestion. Not needed to meet projected growth.
21. 1) Coupeville is a rural town. This plan could doom Coupeville as a rural community and
become urbanized. 2) Do Not change any current zoning. i.e. units/acres, assigning ½ unit to
small house double capacity – not good for C.V. 3) no subsidized housing! (i.e. section 8) 4) no
3 story apt buildings. Not appropriate for C.V.- eyesore. 5) prohibit unlimited density –
residential lots within commercial zone. 6) too much habitat will be destroyed. Expand
population in the county – not within Coupeville. 7) opposes climate change initiatives by
promoting growth.
22. I asked your young city planner if doing nothing is an option – he said no. which leads me to
believe that significant decisions have already been made. I’d also like to know who is drawing
the high-density option?
23. None – stop this plan. Allows too many dwellings on one lot. allows 3 story buildings. Raises
density levels. No limit on density in downtown areas. Changes zoning. No real sustainability.
Lies about saving plants, wildlife! Does not match vision statement. Creates traffic nightmare!
Too much congestion now! Town infrastructure can not support more people! Builders and
land owners get rich and we the people pay for it! So wrong for so many reasons! More parks –
less building!
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Appendix C – Workshop Survey Question #7 Written Comments
Respondents’ written comments about why they choose certain scores.

Table A – Q7.1 through Q7.4

The score for each comment is shown after it in parentheses, with 1 to 5 (5 being best).
Q7.1 (Score)
Q7.4
Preserves and
Q7.2
Supports and
protects the Town’s
Cherishes & embraces Q7.3
enhances great parks,
historical & cultural
the Town’s natural
Enhances walkability
trails, and the
#
heritage
habitat
within the Town
waterfront
1. Tell us how you plan
Tell us how you plan
Tell us how you plan
Tell us how you plan
to make this happen
to make this happen
to make this happen
to make this happen
(1)
(1)
(1)
(1)
2.
But with attached
comment about NE 3rd
St. (5)
3. Town does not
Must discuss deer
Okay as is (4)
See port Townsend for
promote ICM. There
(birth control?)
ideas regarding native
could be drawings &
population. Can a
names & trails (3)
text about the first
program be initiated
settlers – the
that rounds up deer IX
indigenous people –
per year and take
i.e. wharf kiosk.
them to the Olympic
Connect it with the
peninsula? (2)
Island County
Museum exhibit (2)
4. Mentions “Indigenous We have some lovely
This is one of the best A few name changes
history” but other
parks/open spaces but aspects of the town: it honoring the Lower
than at the IC museum a weak tree ordinance was gratifying to see
Skagit people would
where is that
& emphasis on
its embrace during
enhance this further
geologic
history
(i.e.
and
after
covid.
#1
(5)
acknowledged? � (3)
big rock park?) (4)
wellness builder (5)
5. Has a mixed density
Town must ensure
Do need more
Do need more
usage. Original homes setbacks, etc so
pathways. (5)
pathways. (4)
small and moderate
vegetation can grow.
(4)
(4)
6. More growth -> (1)
Growth? (1)
Already exists. (1)
? (no score)
7. No comments
8. No comments
9. This plan gives lip
Stop turning empty
No concrete mention
Didn’t read policies
service active goals,
land into mid density
of expanding paths (1) (no score)
funding for & limiting
(1)
disruptive growth near
historic buildings. (1)
10. It is the identity of the
Is good now (4)
Is good now (4)
town why people live
here (4)
MAKERS architecture and urban design
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Table A – Q7.1 through Q7.4

#
11.

12.

13.
14.

15.

16.
17.

18.

The score for each comment is shown after it in parentheses, with 1 to 5 (5 being best).
Q7.1 (Score)
Q7.4
Preserves and
Q7.2
Supports and
protects the Town’s
Cherishes & embraces Q7.3
enhances great parks,
historical & cultural
the Town’s natural
Enhances walkability
trails, and the
heritage
habitat
within the Town
waterfront
Keeping commercial
Open spaces near
Parks and sidewalks
Keeping all parks and
areas small rather
town & water (5)
hooray! Many
open areas. These are
than many areas of
improvements lately.
vital. (5)
commercial. (5)
Love it (5)
What does this mean? This question makes
Maintain what we
More deer? (no score) no sense to me. We
have. (no score)
already have a town
that is walkable. (no
score)
Not addressed. (1)
Mentioned but no
Need to be high
specifics. (1)
priority. (1)
While this section is
While this section is
While this section is
While this section is
highlighted, no
highlighted, no
highlighted, no
highlighted, no
determination of
determination of
determination of
determination of
density has been
density has been
density has been
density has been
made or emphasized
made or emphasized
made or emphasized
made or emphasized
(3)
(3)
(3)
(3)
I’m not sure how the
Seems to acknowledge This is one of my
Maintains but I did not
plan does this;
this, but did not see
biggest concerns –
see enhancement. (3)
depending on the
anything in plan to
linear development
“vision” of the
enhance habitat. (2)
along main roads
developers who
never encourage
implement it, any plan
walkability –
could preserve or
community squares &
destroy. (2)
pocket parks with
features & seating do.
(2)
Totally degrades
Lip service only fluff!
I see no new park
Town.
acquisition plans, no
new trails. (1)
Does not equate to
Destroys habitat. Vine We have this already.
Increase of
our vision statement.
st. parcel should be
(1)
housing/population
Destroys habitat.
protected. Like DNR
does not improve
Congestion. (1)
property next to
parks, trails,
equestrian center. (1)
waterfront. (1)
Not if it’s high density
How? (no score)
spot zoning (3/?)
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Table B – Q7.5 through Q7.7

#
1.
2.
3.
4.

5.

6.
7.
8.
9.
10.
11.
12.

The score for each comment is shown after it in parentheses, with 1 to 5 (5 being best).
Q7.5
Q7.6
Q7.7
Expand the diversity of
Expands homegrown
Implements responsible
housing choices within Town
economic opportunities
climate change actions
Unknown (no score)
I do not see that on any of the
maps (no score)
Tell us how you plan to make
Tell us how you plan to make
Tell us how you plan to make
this happen (4)
this happen (1)
this happen (1)
But with attached comments
about ADU regs (5)
A difficult task. Density seems
Main St. and Front St. seem to
The elementary school idling at
to be one way for ToC to
be thriving. Too bad the sat.
pickup time is very harmful to
influence that. No increase in
market has diminished recently the children and the climate at
Town Boundaries (4)
(4)
large. Perhaps staggered
release times and no idling
signs would help. People need
to be retrained! (2)
Unfortunately give that housing We’re a tourist town in a
The town is way behind in this
is largely market driven and we farming area & I think
area! Where are the EV
are both a retirement & now
Coupeville does a pretty good
recharging stations, accessible,
firstly climate refugee driven
job given those limitations. (4)
no idling signs, heat & smoke
aren’t tough. (4)
relief centers, solar
infrastructure, etc? where’s the
climate action plan? (2)
Allow higher densitity housing
(1)
This is a good part of the plan.
Blank (4)
Not sure if total aquifer is taken
(5)
into account. (3)
Climate is affected by increased
people (no score)
You expand SMALL units not
You KILL economic
You noted plant symbols, but
ALL choices (1)
opprotunities with this plan (1) really didn’t make policy
suggestions (1)
Plant Trees, etc. (1)
Gives our children a place to
work and stay (4)
Keep mobile homes out of
residential areas in town – you
can call them modular now and
they are in the trailer mobile
home parks in town). Please
don’t put any more in existing
neighborhoods. Thank you. (3)
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13. Depends on what you mean by
diversity. Not in favor of high
density. (no score)
14.
15. While this section is
highlighted, no determination
of density has been made or
emphasized (3)
16. This is there – but
unfortunately depends on
developers & stable
support/NGO support of lowincome options – likely to lead
to gentrification & loss of
historic / nature / aesthetic. (3)
17. Listing minimum densities for
zoning takes away property
owner’s rights. (1)
18. Total overkill on this idea! (1)

Good idea but zoning doesn’t
encourage it. (1)
I just do not see this. In fact,
there is a proposal to “86”
density max in commercial
zones. (1)
Maybe. (3)

19. Prohibit any section 8
subsidized of any subsidized
housing (1)

Only when a new apt building
has mixed use. 1st floor
commerce. (1)

20. Perhaps. (no score)

Perhaps. Are you suggesting
more businesses will open? (no
score)

MAKERS architecture and urban design
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Now you’re on the right path.
Water on this should be #1
concern when you talk about
growth. (no score)
Don’t see it. Is it addressed?
Did I miss it? (no score)
Green Building is Encouraged
but not required. (4)
Maybe. (3)

Does nothing to lead to
sustainability.
Subjective. Not clear “how”.
More people + more
garbage/exhaust/sewage/cong
estion! (1)
Not that I could see. (no score).
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Appendix D – Transcription of Poster Comments

Historic Preservation & Community Design
Element

Comment
Important to add native american influence & contributions
THIS IS THE MOST IMPORTANT ELEMENT
New construction needs to seriously consider water use of
aquafer that is dependant on rain (which is controlled by
climate change) also, city water use has definate effect on
farmland. Farmers need to have representation on some of
these committes or at least need to comtibute their
needs/difficulties re: H2O i.e. not only aquafer but waters flows
that come at awkward times from city overflow of rain water which is then affects planting & at other times crop need.

Housing Element
Comment

This can only be done by thinking outside the box
Subsidies are not guarenteed - so then what?
None of this will do anything to lower housing costs. It just
makes developers richer.
How about mother-in-law additions to current homes?

Economic Stability Element

Comment
I would never encourage children to move to coupeville because
of the lack of employment opprotunities
What RCW prohibits commercial properties from becoming high
end condo housing?
Need to support more small retail in town
Need commercial space for this

Transportation Element
Comment

in regard to
Entire element
Entire element
Entire element

in regard to
Owner household
paragraph
Entire element
Entire element
Entire element

in regard to
Entire element

Entire element
Entire element
Goal ES-1

in regard to

We've heard that 95% of coupeville workers commute from
away -> what % of residents commute out of coupeville? This
impacts traffic and transit.
MAKERS architecture and urban design
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Parks, Recreation & Open Space Element

Comment
Can you address the issue of wildlife & density like deer?
Perhaps addressing fencing ordinances to let people protect
themselves from the deer
Parks east of Town
What about too many deer?
Please offer opprotunities for non-profit human services
agencies to review and comment on the draft
There are many "age-friendly" designs for community
More Please!

Notepad

in regard to

PR-1

Policy to ensure indoor and
outdoor… & Policy to
increase opprotunities for
physical…

Comment
The goal of year-round tourism is not appropriate for coupeville.
Give the local residents a chance to have their town and
gathering places back.

in regard to
ES Tourism

rather than increase density with 1/2 house incentive. Restrict
size of houses.
The commission reports go on so long - mayber let people talk
before the reports
presenters need better microphones portable also need
PowerPoint light pointers
Observation: older Coupe's do not accept change and many
were very rude. Disappointing.
Water: wwtp to ag land already treated reuse / do not put in
cove.

Density Discount

MAKERS architecture and urban design
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Reference Map

Comment
Give more power to the HPC re: design (Veto the Veto's)
<3
Keep the density as is. Worry about preservation not developers
Keep!
Keep current map
Keep current map
Keep 28 ft. height limit
We <3 this one
IF change is necessary do it SLOWLY.

in regard to
Entire map
Entire map
Entire map
Entire map
Entire map
Entire map
Entire map
Entire map
Entire map

Alternative 1 Map

Comment
No Density along highway
Yes
Agree w/ updating some descriptions
Yes! This impacts the environment and climate change the least!

in regard to
Entire map
Entire map
Entire map
Entire map

Fully support
Trailer Park
Yes
We don't need to icrease density to meet UGA requirements.

Parker Rd. area
Parker Rd. area
Parker Rd. area
Entire map

Alt 1 No Change
Can professional operate a business out of their homes?

Entire map
General Q

Move Alt 2 (2B & 2E) to Alt 1 map
Roads and Water should be #1
Is there enough commercial space for new or expanding
business?
Deer Control
Current Map isn't bad - Don't make it worse
If you must!
Yes on alt 1 - No/minimal change!

2B & 2E
Entire map
Entire map
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Alternative 2 Map

Comment
Jet noise zone 120 dbl
Trailer Park
Totally reject this map?
Yes - Infilling but provide infrastructure through development
fees
No
2A - Still private land. Do they know what is proposed for their
lots? Must have a policy for affordable housing. No trailers or
"Immobile" mobile homes

in regard to
RR Zone
Parker Rd.
Entire Map
Entire Map

2A - Keep low densty. Small affordable low-income housing units
(policy to keep price down?). Does it have sewer and water? No
roads, no bus. Keep rural nature. Keep some of this as trust? Or
Park. Is this wet zone? Environmental Statement.

2A

Church properties should not be considered civic properties
Seperation of church and state - church should not be civic
No! this impacts impacts the environment and Climate Change.
Too much increases. More traffic on already filled Parker Rd.
Also, as a community we need to spread medium density
around.

Church Properties
Church Properties
Entire Map?
Entire Map?

No! 2c blocks view of historic queen anne Re: split zoned parcels
on N. Main St.
No! re: MOA/Commercial to Civic
No! Med -> Commercial on S. Main
No! re: MOA/Commercial to Civic
How Close to sewer & H2O are we?
Preventing cottages from beoming "cheap" vacation homes
Change from low-medium density gives major profit to
landowners
No! MOA -> Medium
Not consistent with surrounding area

2C

Methodist Church Q's. If med -> civic, will that make it more
difficult to get our end goal? Vs. med -> high?
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Change from Low to Med
2A

2E
2C
2E
?
Entire Map
Entire Map
2E
Property on Vine &
Madrona
Methodist Church
Properties
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Alternative 3 Map

Comment
No
no!
Totally reject this!
No!
Yes!
Yes in my backyard
What about all the concerns for the environment & climate
change??? No!
Low (Parker Rd.)
Any high density need to be spread around - so people become
part of the community - not isolated with only high density
Trailer Park (Parker Rd.)
No No (Parker Rd.)
Noise maps are not accurate!
Currently access would be off of a hilly section of Parker Rd. Unsafe

MAKERS architecture and urban design
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in regard to
3H
3E & 3B
Entire map
Entire map
Entire map
Entire map
3A
3A
Entire Map
3A
3A
3A
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Memorandum
Date: September 15, 2022
To:

Donna Keeler, Planning Director – Town of Coupeville
Molly Hughes, Mayor

From: Jessie Hartmann, Senior Associate – BERK Consulting
Lisa Grueter, Principal – BERK Consulting
RE:

Town of Coupeville Population Forecast and Land Capacity Analysis – Methodology and Findings

Introduction
To support preparation of the Town of Coupeville’s Comprehensive Plan Update, BERK Consulting
prepared a residential Land Capacity Analysis (LCA) to assess the Town’s supply of land available for
residential development and ability to meet its forecasted population growth. This memorandum
describes the analysis methodology, documents key assumptions, and presents BERK’s findings regarding
2045 population projections, available capacity, and long-term planning implications for the Town of
Coupeville.

Key Findings and Implications






1

Coupeville’s projected 2045 population is between 2,160 – 2,252 depending on the projection
method used, an increase of 210-302 people over the 2021 population of 1,950. BERK
recommends planning for a projected population of 2,175 for consistency with Island County’s
2016 Buildable Lands Analysis and recent population trends. This is 225 more people than the
current population and would require approximately 111 new housing units. 1
Coupeville has remaining capacity to accommodate approximately 244 housing units or 495
new residents within town limits under current zoning if utility services are available. This is enough
capacity to accommodate projected 2045 population under any of the population projections
methods used.
Without additional investment or incentives to extend the Town’s sewer service in eastern
Coupeville, remaining capacity is less likely to accommodate future population growth. About
one quarter of the vacant or redevelopable parcels are located in eastern Coupeville outside the
Town’s current sewer service area. This means they are less likely to redevelop during the planning
period because of the added cost to developers. If these parcels are considered undevelopable,
housing capacity is reduced to 173 units or 351 new residents.

Assumes an average household size of 2.04 per the US Census 2016-2020 American Community Survey (Table S1101).
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Data Collection
BERK collaborated with the Town of Coupeville and MAKERS to acquire and process data from the Town,
Island County, and Washington State Office of Financial Management (OFM), including the following:
 OFM
 Island County historical population (1970-2021)
 Island County long-range population forecasts (2017 GMA projections)
 Town of Coupeville historical population (1990-2021)
 Island County
 Property size (acreage)
 Assessed property value (land and improvements)
 Current land use classification from Assessor records
 Ebey’s Contributing Structures
 Town of Coupeville
 Town of Coupeville zoning classification
 Town boundary
 Designated historic properties
 Vacant parcels and planned projects
 Current sewer service area
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Population Forecast
This section addresses the methods to establish 2045 population projections for Coupeville. The analysis
considers countywide population projections published by OFM, the analysis used to support Island
County 2036 (the County’s 2016 Comprehensive Plan Update), and past population trends in the county
and Town of Coupeville.

Countywide Population Projection
OFM updates county and state long-range population forecasts every five years to support Growth
Management Act (GMA) planning. The most recent GMA forecasts out to 2040 with supplemental
projections to 2050 were issued in 2017. 2 Historical April 1 population estimates for Island County from
1970-2021 and low, medium, and high forecasts through 2050 are shown in Exhibit 1. 3 OFM considers
the medium projection the most likely (RCW 43.62.035) because it is based on assumptions that have
been validated with past and current information. The high and low projections represent the range of
uncertainty to be considered when using these projections for planning purposes.
Exhibit 1. Island County Population, Historical (1970-2021) and Projected (2022-2050)

Note: Historical estimates in census years are a count while intercensal years are estimates.
Sources: OFM Historical April 1 Intercensal Estimates of Population, last revised November 30, 2021; OFM GMA Population
Projections for Counties 2010-2040 with 2050 Supplemental, December 2017; BERK, 2022.

Counties must select a population projection that falls within this range to determine their GMA planning
projection. Island County used OFM’s 2012 medium forecast as a base for the County’s 2016

2 The 2017 supplemental county projections extend the OFM GMA projections from 2040 to 2050. These projections are
meant to provide some informational data for counties that need to establish their population growth targets beyond 2040.
The 2050 projections are not the official OFM GMA population projections mandated by state statutes. They only provide a
scenario of what the population for each county would look like if the GMA 2040 demographic assumptions were extended
ten years.
3 OFM’s historical intercensal population estimates are estimates that are bracketed on both sides by decennial census or
state-certified special census counts. As such, they yield a more consistent series than postcensal estimates which only reference
the prior census point.
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Comprehensive Plan Update and adjusted it down slightly based on an examination of demographic
characteristics, economic conditions, and past growth trends. The County estimated a 2036 population
projection of 87,917 people but the actual population has grown faster than anticipated since the
County’s analysis. OFM estimated a 2021 population of 87,100, about 800 less than what the County
projected by 2036.
Since countywide growth is occurring faster than was projected in the 2016 Island County Comprehensive
Plan Update, this analysis uses OFM’s 2017 GMA medium forecast as a base for determining the Town
of Coupeville’s population projections. OFM’s 2017 medium series projections more closely match recent
trends in the county (as compared to the 2012 medium series used by Island County). A summary of
OFM’s 2017 medium series population projections and 2050 supplemental projections for Island County
is presented in Exhibit 2 (see also the graph in Exhibit 1). While the 2017 medium series projections
were low compared to April 1 population estimates from 2018-2021, the projections were consistently
closer to historical estimates than either the low or high series projections (especially in 2020 and 2021;
see Exhibit 3). For purposes of this analysis, the projected 2045 population for Island County is thus
96,470 people.
Exhibit 2. OFM Population Projections for Island County (2025-2050)
Island County

Census
2020

Projections
2025

2030

2035

2040

2045

2050

Low

86,857

75,077

74,641

73,921

73,240

72,531

71,822

Medium

86,857

87,297

89,848

92,133

94,461

96,470

98,967

High

86,857

104,278

112,194

119,859

127,581

131,083

134,582

Note: Historical estimates in census years are a count while intercensal years are estimates.
Sources: OFM Historical April 1 Intercensal Estimates of Population, last revised November 30, 2021; OFM GMA Population
Projections for Counties 2010-2040 with 2050 Supplemental, December 2017; BERK, 2022.

Exhibit 3. Historical April 1 Population Estimates (2018-2021) vs. OFM’s 2017 GMA Low, Medium, and High
Series Population Projections

Historical Estimate

2018

2019

2020

2021

2018

2019

2020

2021

85,072

85,847

86,857

87,100

85,072

85,847

86,857

87,100

GMA Projections

Projected Population

Difference Between Projected and Historical

Low

80,134

77,477

74,822

74,807

-4,938

-8,370

-12,035

-12,293

Medium

83,283

83,698

84,044

84,910

-1,789

-2,149

-2,813

-2,190

High

87,076

91,363

95,644

97,308

2,004

5,516

8,787

10,208

Note: Historical estimates in census years are a count while intercensal years are estimates.
Sources: OFM Historical April 1 Intercensal Estimates of Population, last revised November 30, 2021; OFM GMA Population
Projections for Counties 2010-2040 with 2050 Supplemental, December 2017; BERK, 2022.
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Coupeville’s Portion of Growth
This analysis compares three methods for determining what portion of the County’s projected population
is likely to occur in Coupeville:
 Method 1: Use Coupeville’s average percent share of countywide population from 1990-2021
(data years available from OFM) to calculate the projected population in Coupeville.
 Method 2: Use Coupeville’s current (2021) percent share of countywide population to calculate the
projected population in Coupeville.
 Method 3: Mimic the analysis used in Island County 2036 which considers the anticipated percent
share of population by Planning Area and urban vs. rural split within each Planning Area.
Each of these options is described below and is followed by a comparison and BERK’s recommended
approach.

Method 1: Average Percent Share of Countywide Population
OFM’s historical population estimates for Island County and Coupeville from 1990-2021 are shown in
Exhibit 8. Coupeville’s percent share of Island County population has remained relatively consistent,
ranging from 2.24% to 2.42%, with an average percent share from 1990-2021 of 2.33%. The highest
percent shares during this period occurred in the mid- to late-1990s (2.40-2.42%) while the lowest
generally occurred in the last 10 years (2.24-2.35%). The average percent share from 1990-2010 was
2.37% and from 2011-2021 was 2.27%. See Exhibit 5.
Exhibit 4. Island County vs. Coupeville Historical April 1 Population Estimates (1990-2021)
1990

1991

1992

1993

1994

1995

1996

1997

1998

1999

2000

2001

Island County

60,195

62,176

63,289

64,303

65,139

66,378

67,308

68,536

69,609

70,629

71,558

72,062

Coupeville

1,377

1,459

1,534

1,531

1,557

1,590

1,627

1,650

1,681

1,701

1,723

1,730

2.29%

2.35%

2.42%

2.38%

2.39%

2.40%

2.42%

2.41%

2.41%

2.41%

2.41%

2.40%

2002

2003

2004

2005

2006

2007

2008

2009

2010

2011

2012

2013

Island County

73,151

73,630

74,549

75,951

77,189

78,225

78,544

78,737

78,506

82,783

83,515

83,560

Coupeville

1,725

1,736

1,731

1,759

1,790

1,816

1,869

1,854

1,831

1,852

1,877

1,886

2.36%

2.36%

2.32%

2.32%

2.32%

2.32%

2.38%

2.35%

2.33%

2.24%

2.25%

2.26%

2014

2015

2016

2017

2018

2019

2020

2021

Island County

80,810

81,684

82,759

84,125

85,072

85,847

86,857

87,100

Coupeville

1,895

1,898

1,908

1,912

1,914

1,939

1,942

1,950

2.35%

2.32%

2.31%

2.27%

2.25%

2.26%

2.24%

2.24%

Percent Share

Percent Share

Percent Share

Note: Historical estimates in census years are a count while intercensal years are estimates.
Sources: OFM Historical April 1 Intercensal Estimates of Population (Island County), last revised November 30, 2021; OFM
Historical April 1 Intercensal Estimates of Population (Coupeville), 1990-2000 prepared March 2002; 2000-2010 last revised
June 23, 2016; 2021 last revised November 30, 2021; BERK, 2022.
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Exhibit 5. Coupeville Historical Population Estimates and Percent Share of Island County Population (19902021)

Note: Historical estimates in census years are a count while intercensal years are estimates.
Sources: OFM Historical April 1 Intercensal Estimates of Population (Island County), last revised November 30, 2021; OFM
Historical April 1 Intercensal Estimates of Population (Coupeville), 1990-2000 prepared March 2002; 2000-2010 last revised
June 23, 2016; 2021 last revised November 30, 2021; BERK, 2022.

Based on Coupeville’s average percent share of Island County population from 1990-2021 (2.33%) and
the OFM 2017 medium series population projection of 96,470 for Island County, Coupeville’s projected
2045 population is 2,252 under the method 1 approach.

Method 2: Current Percent Share of Countywide Population
Coupeville’s population accounted for 2.24% of Island County population in 2021 (the most current
population information available; see Exhibit 8). Based on the town’s current share of the county’s
population (2.24%) and the OFM 2017 medium series population projection of 96,470 for Island County,
Coupeville’s projected 2045 population is 2,160 under the method 2 approach.

Method 3: Island County 2036 Planning Areas and Urban vs. Rural Split
Island County divides the county into four distinct planning areas to account for regional geographic,
social, and economic characteristics – Camano Island, North Whidbey, Central Whidbey, and South
Whidbey. The County’s 2016 Comprehensive Plan Update divided the 2036 population projection into
regional components representing the four Planning Areas and then further subdivided those into urban
and rural allocations, with the urban component representing the expected Urban Growth Area (UGA)
growth. The Town of Coupeville UGA is within the Central Whidbey Planning Area and is considered the
urban portion of the Planning Area.
Per the County’s 2016 Comprehensive Plan Update, the share of countywide population living in each
Planning Area has remained relatively stable since 1970. As such, the County allocated population to
September 2022 Town of Coupeville | Comprehensive Plan Update – Land Capacity Analysis
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each of the Planning Areas based on a strict proportional allocation. The County assumes approximately
13% of countywide population will be in the Central Whidbey Planning Area by 2036 and that 15% of
that population growth is expected to occur within Coupeville. Exhibit 6 shows the projected population
for the county, Central Whidbey Planning Area, and Town of Coupeville under the same assumptions
extended out to 2045.
Exhibit 6. Coupeville Population Projections, Method 3 (2025-2045)
Current
2021

Projections
2025

2030

2035

2040

2045

Island County

87,100

87,297

89,848

92,133

94,461

96,470

Central Whidbey Planning Area
(13% of Countywide)

11,038*

11,349

11,680

11,977

12,280

12,541

1,950

1,997

2,046

2,091

2,136

2,175

Coupeville
(15% of Central Whidbey Growth)

*Based on the 2021 OFM medium series projection for Island County of 84,910. This is slightly lower than the historical
estimate of 87,100 but is used to avoid showing negative growth in the first few years of the planning period.
Sources: OFM Historical April 1 Intercensal Estimates of Population, last revised November 30, 2021; OFM GMA Population
Projections for Counties 2010-2040 with 2050 Supplemental, December 2017; Island County 2016 Comprehensive Plan
Update Appendix B, 2016; BERK, 2022.

Based on Island County’s anticipated percent share of population by Planning Area, the County’s
anticipated urban vs. rural split within the Centra Whidbey Planning Area, and the OFM 2017 medium
series population projection of 96,470 for Island County, Coupeville’s projected 2045 population is
2,175 under the method 3 approach.

Comparison of Methods 1-3 and Suggested Approach
Coupeville’s 2045 projected population ranges from 2,160 – 2,252 depending on the projection method
used, an increase of between 210-302 people over the current population of 1,950 (see Exhibit 7 and
Exhibit 8).
Exhibit 7. Comparison of Coupeville Population and Change in Population by Projection Method (2025-2045)
Current
2021

Projections
2025

2030

2035

2040

2045

Method 1
Average Percent Share
of Countywide Population

1,950

2,038
(88)

2,098
(148)

2,151
(201)

2,205
(255)

2,252
(302)

Method 2
Current Percent Share
of Countywide Population

1,950

1,954
(4)

2,012
(62)

2,063
(113)

2,115
(165)

2,160
(210)

Method 3
Island County 2036 Planning Areas
and Urban vs. Rural Split

1,950

1,997
(47)

2,046
(96)

2,091
(141)

2,136
(186)

2,175
(225)

Sources: OFM Historical April 1 Intercensal Estimates of Population, last revised November 30, 2021; OFM GMA Population
Projections for Counties 2010-2040 with 2050 Supplemental, December 2017; BERK, 2022.
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Exhibit 8. Coupeville Population, Historical (1990-2021) and Projected (2022-2045)

Note: Historical estimates in census years are a count while intercensal years are estimates.
Sources: OFM Historical April 1 Intercensal Estimates of Population, 1990-2000 prepared March 2002; 2000-2010 last
revised June 23, 2016; 2021 last revised November 30, 2021; OFM GMA Population Projections for Counties 2010-2040
with 2050 Supplemental, December 2017; Island County 2036 Appendix B: Population Growth Analysis & Accommodations,
2016; BERK, 2022.

BERK recommends planning for a projected population of 2,175 in Coupeville – or 225 more than
the current population – for consistency with County planning efforts and recent population trends in
Coupeville (method 3). As discussed above, the share of countywide population living in each Planning
Area has remained relatively stable since 1970 and is not anticipated to shift significantly over the
planning period. While projected population under method 3 is slightly higher than assuming the current
percent share of 2.24% will continue (method 2), method 3 results in a projection which is closer to trends
over the last 10 years. From 2011-2021, Coupeville’s percent share of countywide population has
ranged from a low of 2.24% to a high of 2.35% with an average percent share of 2.27%. Applying this
average to Island County’s projected 2045 population of 96,470 results in a projected population of
2,190 people in Coupeville.
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Capacity Analysis
This residential LCA began by establishing a baseline property inventory. Parcels were sorted by zoning
designation and classified as vacant, undevelopable, redevelopable, or developed based on the
Assessor’s current use data, Island County and Town land use records, and Town of Coupeville staff input.
BERK applied a market discount factor to the potential buildout of redevelopable parcels to account for
land that is unlikely to be used for housing development due to market conditions. BERK also applied
deductions to vacant and redevelopable parcels to account for critical areas and land needed for public
purposes (roads and infrastructure). This resulted in an estimate of remaining housing unit capacity within
the town, which was compared to the 2045 population estimate to determine if the town contains enough
land to accommodate projected housing growth.

General Steps
Establish a baseline property inventory. Sort parcels by zoning designation and classify each as
vacant, undevelopable, redevelopable, or developed based on the Assessor’s parcel data, Island
County and Town land use records, and Town of Coupeville staff input. Remove undevelopable
parcels from the analysis (land which is tax exempt, historic properties, and parcels identified by the
Town as undevelopable during the planning period because of existing agreements).
Determine locally appropriate deductions to apply to the development potential of vacant and
redevelopable parcels to account for market conditions, critical areas, and land needed for public
purposes:
a. For redevelopable parcels, apply a market factor discount to account for potential market-based
impediments to development during the planning period (discount depends on the underlying
zoning and parcel size as discussed below).
b. For vacant and redevelopable parcels, deduct a critical area constraint factor of 39% based on
the overall percentage of acres in critical areas in Coupeville.
c. For vacant and redevelopable parcels, deduct 15% to account for land needed for public
purposes (roads and infrastructure).
Based on available zoning information, sort all parcels into four groups as follows: (a) parcels zoned
for single family home development (freestanding homes, townhomes, or other forms of individual lot
development); (b) parcels zoned for multifamily development (apartments, condominiums, mobile
home parks, and other forms of multi-unit per parcel development); (c) other residential zones
(parcels zoned Planned Unit Development or MOA Special Planning Area); and (d) non-residential
zones. Each of these groups should then be analyzed separately as described below to calculate
estimated housing and population capacity.
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(1) Baseline Property Inventory: Land Use and Buildable Land Classification
Town of Coupeville staff, BERK, and MAKERS combined Island County and Town land use records for all
parcels within the Town to establish a baseline property inventory. Based on the property records, Town
staff and BERK classified each property in the Town as either vacant, undevelopable, redevelopable, or
developed:
 Vacant land consists of properties assigned a land use classification code of greater than 90 but less
than 100 (considered undeveloped by the Assessor) or if the improvement value is less than $4,000. 4
Parcels with a mobile or manufactured home are not considered vacant regardless of the
improvement value.
 Undevelopable land includes properties which are tax exempt, historic properties, and parcels
identified by the Town as undevelopable during the planning period:
 Tax exempt properties include parks, schools, churches, and public facilities/land.
 Historic properties include those on the State or National Historic Register of Historic Places and
Ebey’s Contributing Structures. Parcels within Ebey's Landing National Historical Reserve
generally allow new construction in coordination with other regulations but are subject to the
Reserve’s Design Guidelines and review process (with more stringent review requirements and
standards in Review Area 1). It is possible some of the parcels in residential areas with Ebey’s
Contributing Structures may subdivide during the planning period, but existing site conditions
(including critical areas), improvement to land value ratios, and the Reserve’s Design Guidelines
limit opportunities to develop many of these at higher densities than what currently exists. For
the purposes of this analysis, these properties are assumed unlikely to redevelop and thus have
no additional development capacity.
 The Town identified specific parcels as undevelopable because of existing Memorandum of
Agreement (MOA), HOA, or Planned Unit Development (PUD) agreements. Parcels in the
agricultural or open space program (land use codes 81, 82, 83, 87, 94, and 95), water areas
(land use code 93), and land assessed at under $500 are also considered undevelopable.
 Redevelopable land represents properties that are currently under-utilized for development. This
category includes properties that could be further subdivided to allow additional residential
development, properties where the current use could be expanded without subdivision, and
properties that could be converted for residential development that is more intensive than the current
use. For purposes of this analysis, the development potential of non-vacant redevelopable parcels
varies based on whether the underlying zoning is considered a single family, multi-family, other
residential, or non-residential zone (see step 3 below for additional detail). In addition, the two
parcels currently in the forest land program in Coupeville (land use code 88) are considered
redevelopable because they are likely to be taken out of the program and redevelop within the
planning period based on conversations between the Town and current property owners.
 Developed properties do not meet any of the above criteria and are assumed to have no additional
development capacity for the purposes of this analysis.
The Washington State Department of Commerce’s (DOC) Urban Growth Area Guidebook defines vacant land as “land which
has no structure or has a building improvement value of less than $500.” Local governments have a degree of discretion in
terms of assumptions used for the land capacity analysis. According to the Island County Assessor’s office, an improvement
value of less than $4,000 generally represents a septic system, well, or other minimal improvement on the parcel and is not
likely a habitable structure.
4
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(2) Determine Locally Appropriate Deductions
To accurately assess development capacity, BERK worked with Town of Coupeville staff to establish
locally appropriate deductions to apply to the development potential of the town’s vacant and
redevelopable parcels. The following deductions account for land that is unlikely to be used for housing
development due to market conditions, land constrained by environmentally critical areas, and land that
will be needed for public purposes:
 Market Factor. For redevelopable parcels, apply a market discount factor to account for potential
market-based impediments to development during the planning period. This is a common approach
in land capacity analyses in Washington State per the Department of Commerce’s Urban Growth
Area Guidebook (2012) which recommends using a higher market factor for redevelopable land
than for vacant or undeveloped land. 5 This analysis varies the deduction for redevelopable parcels
based on the underlying zoning and parcel size as follows:
 Discount parcels in single family zones on a sliding scale to account for parcels which are
physically large enough to be subdivided but can't because of the placement of the existing
house on the parcel:
 75% reduction for parcels ≥2 and ≤2.5 times the minimum lot size
 50% reduction for parcels >2.5 and ≤3 times the minimum lot size
 25% reduction for parcels >3 and ≤3.5 times the minimum lot size
 0% reduction for parcels >3.5 times the minimum lot size
 Discount parcels in multi-family zones by 50%.
 Environmentally Critical Areas. For vacant and redevelopable parcels – after applying the market
discount factor – deduct a critical area constraint factor of 39% based on the overall percentage of
acres in critical areas in Coupeville. 6 Critical areas include wetlands and associated buffers; streams,
waterbodies, and associated buffers; flood hazard areas (designated floodways); SMP setback
minimums for residential development; and geologically hazardous areas (erosion hazard areas and
landslide hazard areas and any associated buffers).
 Roads and Infrastructure. For vacant and redevelopable parcels – after applying the market factor
and environmentally critical areas deductions – deduct 15% to account for land needed for public
purposes (roads and infrastructure).

The market factor deduction is applied only to redevelopable parcels, while the critical areas and public land deductions
are applied to both vacant and redevelopable parcels. This results in a higher deduction factor for redevelopable land than
vacant land.
6 While a parcel-by-parcel deduction of critical areas would be more precise, detailed spatial data on the location of
environmentally critical areas in Coupeville is not available at this time. This analysis uses the same flat percentage deduction
for critical areas as the County’s 2016 Buildable Lands Analysis for consistency. To determine this critical area constraint
factor, the County compiled all available critical area mapping information and merged these layers into a single layer to
determine the total quantity of constrained acreage in the Town. The County then compared the number of acres constrained
by critical areas to the total number of acres in Coupeville to calculate the percentage of land area within Coupeville that is
constrained by critical areas.
5
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(3) Calculate Housing and Population Capacity
After establishing a baseline property inventory and appropriate deductions, BERK calculated housing
and population capacity using the following steps:
 Apply residential density assumptions for each zone to estimate development potential (in housing
units) by zone.
 For redevelopable parcels, subtract existing dwellings and apply the appropriate market factor
deduction.
 Summarize combined development potential (sum of vacant and redevelopable) by zone and
apply the critical areas and public land deductions to estimate total net housing unit capacity by
zone. Add these together to determine the town’s total combined housing unit capacity.
 Apply the town’s average household size of 2.04 to estimate net population capacity. 7

Development Density Assumptions
It is necessary to set assumptions about future housing density (housing units per acre of land) to calculate
potential housing development capacity. BERK used the density assumptions by zone in Exhibit 9 based
on allowed uses and maximum density limits established in the Town’s land use code. Chapter 16.08 and
16.12.040 of the Coupeville Town Code (CTC) establish allowed uses and development standards for
residential zones in town limits (RR, LDR, RM-9600, RH, PUD, and MOA). Non-residential zones (HLC, TC,
and GC) are not included in this analysis – while multifamily residential development is generally allowed
in these commercial zones (either as mixed-use or pure residential depending on the location), most
parcels that are not currently tax exempt, historic, or undevelopable for other Town identified reasons
are currently developed with non-residential uses.
Exhibit 9. Residential Density Assumptions by Zone
Minimum Lot
Size (sqft)

Minimum Lot
Size (ac)

Maximum Density
(du/ac)

Residential Reserve (RR)

87,120

2

1 du / 2 ac

Low Density Residential (LDR)

21,780

0.5

2

Medium Density Residential (RM-9600)

9,600

0.22

4.5

Multi-Family
Residential

High Density Residential (RH)

4,000

0.09

10.9

Other
Residential

Planned Unit Development (PUD)

The Town considers all parcels zoned PUD unlikely to redevelop
during the planning period. See the discussion below.

Memorandum of Agreement (MOA)

Varies based on the Special Planning Area. Per Town of
Coupeville Staff, the undeveloped MOA areas have remaining
capacity for 38 units. See the discussion below.

Zone
Single Family
Residential

Sources: Coupeville Town Code, 2022; BERK, 2022.

7

US Census 5 Year ACS, 2016-2020 (Table S1101).
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Steps by Zoning Group
For the purposes of this analysis, BERK categorized residential zones in Coupeville into three groups:
single family, multi-family, and other residential zones. The three single family zones (RR, LDR, and RM9600) do not allow multi-family housing as a principal use while the RH multi-family zone does (CTC
Chapter 16.08). The other residential zones (PUD and MOA) are considered separately because of their
unique development requirements and agreements in place. The steps used to calculate capacity for each
group are detailed below.

Single Family Residential Zones (RR, LDR, RM-9600)
Consider parcels currently used for non-single family housing – such as multi-family housing,
residential condominium, etc. (land use codes 13-19) – and parcels currently used for non-residential
(land use codes 20-87 and 89) as developed. Consider parcels currently developed with a single
family home (land use code 11) that are less than twice the minimum lot size and parcels currently
developed with 2 to 4 households (land use code 12) that are less than 3.5 times the minimum lot size
as developed. 8
Calculate the development potential within each zone:
a. Vacant parcels: Divide the parcel acreage by the minimum lot size and round down to the nearest
whole number to determine potential build out of the parcel. If the parcel is less than the minimum
lot size, assume one additional dwelling unit can be built.
b. Redevelopable parcels: If non-vacant, divide the parcel acreage by the minimum lot size, round
down to the nearest whole number, and subtract one to account for the existing dwelling unit.
Identify all parcels that are 2 to 3.5 times the minimum lot size and apply the following market
deductions:
i. 75% reduction for parcels ≥2 and ≤2.5 times the minimum lot size
ii. 50% reduction for parcels >2.5 and ≤3 times the minimum lot size
iii. 25% reduction for parcels >3 and ≤3.5 times the minimum lot size
iv. 0% reduction for parcels >3.5 times the minimum lot size
c. Add all vacant and redevelopable land to determine the combined development potential in
number of dwelling units.
Determine the total net capacity in number of dwelling units within each zone:
a. Deduct 39% to account for critical areas.
b. Deduct 15% to account for land needed for public purposes.
Add the resulting total net capacity for each residential single family zoning designation together to
determine the total development potential for all single-family zones in Coupeville. The result of this
step will be the total combined capacity of all single-family zones in the town in number of dwelling
units.
The total net capacity by zone or the total combined capacity can be multiplied by Coupeville’s
average household size of 2.04 to determine population capacity in the single family zones.

8 Parcels in single family zones currently developed with one single family home are unlikely to redevelop at a higher density
if the parcel is less than two times the minimum lot size as redevelopment at a higher density would require a variance or
change in zoning. In contrast, if a lot is at least twice the minimum lot size, it could be subdivided to form two or more lots
provided that the division does not result in a lot entirely constrained by critical areas. Parcels currently developed with two to
four units are unlikely to redevelop at a higher density if the parcel is less than 3.5 times the minimum lot size.
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Multi-Family Residential Zones (RH)
Consider parcels currently used for non-residential (land use codes 16, 20-87, and 89) as developed.
Calculate the development potential within each zone:
a. Vacant parcels: Multiply the parcel acreage by the maximum density in the RH zone
(1du/4,000sqft) and round down to the nearest whole number to determine potential build out of
the parcel. If the parcel is less than the minimum lot size (4,000sqft), assume one additional
dwelling unit can be built.
b. Redevelopable parcels: If the improvement value is less than half the land value, consider the
parcel redevelopable. 9 Multiply the parcel’s acreage by the maximum density in the RH zone
(1du/4,000sqft), round down to the nearest whole number, and subtract one to account for an
existing dwelling unit. 10 Deduct 50% to account for the redevelopment factor.
c. Add all vacant and redevelopable land to determine the combined development potential in
number of dwelling units.
Determine the total net capacity in number of dwelling units within each zone:
a. Deduct 39% to account for critical areas.
b. Deduct 15% to account for land needed for public purposes.
Add the resulting total net capacity for each residential multi-family zoning designation together to
determine the total development potential for all multi-family zones in Coupeville. The result of this
step will be the total combined capacity of all multi-family zones in the Town in number dwelling
units.
The total net capacity by zone or the total combined capacity can be multiplied by Coupeville’s
average household size of 2.04 to determine population capacity in the multi-family zones.

Other Residential Zones (PUD and MOA)
All parcels zoned PUD in Coupeville are considered unlikely to redevelop for the purposes of this
analysis and therefore have no additional residential capacity. These parcels were rezoned PUD when
a specific application was submitted. A Development Plan and Program was agreed upon by the
applicant and Town prior to development that used the underlying future land use to provide density and
use guidelines. All areas zoned PUD are currently developed with improvement values greater than the
land value or as open space per the development agreement.
Per Town of Coupeville Staff, the only two remaining areas in the MOA Special Planning Area with
capacity to develop are Areas B and F with a combined capacity for 38 dwelling units. Area F has a
current long plat application for 7 single family dwellings which reduces the remaining capacity to 31.
Per the requirements in the MOA, no more than 20 of the 31 remaining units can be developed as high
density. There is therefore remaining capacity for 38 units, including 20 high density units (which
could include cottage housing), 11 single family homes, and 7 single family units in permitting.
9 A common method to identify redevelopable properties is to examine assessed property values, specifically the ratio of
assessed improvement value to overall property value. If the improvements on a property account for a relatively small
proportion of the overall assessed value, this indicates a higher potential for redevelopment. For purposes of this land
capacity analysis, parcels zoned multi-family residential whose assessed improvement value accounts for 50% or less of the
total property value are classified as redevelopable.
10 In the RH zone, only one non-vacant, potentially redevelopable parcel has an improvement value that is less than half the
land value. This parcel is currently a single family residence and so one is subtracted from the potential buildout to account for
the existing dwelling unit.
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Residential Capacity
Exhibit 10 presents net housing unit capacity by zone after applying the density assumptions in Exhibit 9
to vacant and redevelopable properties, subtracting existing units on redevelopable properties, and
applying the appropriate market, critical area, and public land deductions. Net population capacity is
also listed, which is calculated by applying the average household size of 2.04 to the estimated net
housing unit capacity. 11 To avoid fractional households or persons, calculations in Exhibit 10 round values
down to the nearest whole number. Per Exhibit 10, Coupeville has capacity to accommodate
approximately 244 housing units or 495 new residents within town limits under current zoning. It is
important to note that this section of the analysis assumes adequate utilities will be available (or included
as part of a proposed development) for all vacant and redevelopable parcels at some point during the
planning period.
Exhibit 11 maps the locations of identified vacant parcels, vacant parcels with a lot size less than current
minimum lot size requirements, redevelopable parcels, and undeveloped MOA parcels included in the
analysis (a total of 213 parcels). A total of 196 parcels are considered vacant or redevelopable outside
of the MOA.
Exhibit 10. Residential Housing and Population Capacity
Development Potential
Vacant

Redevelopable

Combined
Development
Potential1

Residential Reserve (RR)

28

11

39

20

40

Low Density Residential (LDR)

49

128

177

91

185

Medium Density Residential (RM-9600)

70

107

177

91

185

7

2

9

4

8

Planned Unit Development (PUD)

—

—

—

—

—

Memorandum of Agreement (MOA)

384

—

38

38

77

192

248

440

244 Units

495 People

Zone

Net
Housing
Capacity2

Net
Population
Capacity3

Single Family Residential Zones

Multi-Family Residential Zones
High Density Residential (RH)
Other Residential Zones

Total

Note: Values are rounded down to the nearest whole number to avoid fractional households or persons.
1 Combined development potential = vacant + redevelopable development potential.
2 Total net housing capacity is the expected future housing capacity in each zone after applying the critical area constraint
factor of 39% and public lands deduction of 15%.
3 Net population capacity is based on an average household size of 2.04 in Coupeville per the 2016-2020 5 Year ACS.
4 Of the 38 vacant MOA units, 7 are currently in permitting. No additional critical area or public lands deductions are taken
from the remaining capacity of MOA parcels per Town staff calculations discussed above.
Source: US Census Bureau 5 Year ACS, 2016-2020 (Table S1101); Town of Coupeville, 2022; BERK, 2022.

11

US Census 2016-2020 American Community Survey (Table S1101).
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Exhibit 11. Residential Buildable Lands

Note: Per Town of Coupeville Staff, the undeveloped MOA areas have remaining capacity for 38 units, including 20 high density units, 11 single family homes, and 7 single
family units in permitting.
Sources: Island County, 2022; Town of Coupeville, 2022; BERK, 2022.
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Findings
As shown in Exhibit 10, Coupeville has capacity to accommodate approximately 495 new residents
within town limits under current zoning. The projected 2045 population ranges between 2,160 – 2,252
depending on the projection method used, an increase of between 210-302 people over the current
population of 1,950 (see Exhibit 7 and Exhibit 8). BERK recommends planning for a projected 2045
population of 2,175 (225 more than the current population). However, Coupeville has sufficient capacity
to accommodate the projected population within existing town boundaries under any of the population
projection methods used assuming utilities will be available for all vacant and redevelopable parcels at
some point during the planning period.
Vacant or redevelopable parcels are generally concentrated in eastern Coupeville. About one quarter
are outside the Town’s sewer service area and are instead on private septic systems (52 of the total 213
parcels; Exhibit 12). Per the Town’s Sewer Plan, any application for a subdivision of parcels in these
areas would trigger a review for the requirement for installation of a sewer collection system. This means
they are less likely to redevelop during the planning period because of the added cost to developers.
Without additional investments or incentives to extend sewer service, these parcels could be
considered undevelopable which would reduce the remaining housing capacity by 71 units (to 173
units or 351 new residents; Exhibit 13).
Exhibit 12. Areas Not Presently Served by Sewer Service Compared to Residential Buildable Lands

Note: Per Town of Coupeville Staff, the undeveloped MOA areas have remaining capacity for 38 units, including 20 high
density units, 11 single family homes, and 7 single family units in permitting.
Sources: Island County, 2022; Town of Coupeville, 2022; BERK, 2022.
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Exhibit 13. Comparison of Residential Housing and Population Capacity With and Without Sewer Service Area
Expansion
Net Housing Capacity

Net Population Capacity1

With Sewer
Expansion

Without Sewer
Expansion

With Sewer
Expansion

Without Sewer
Expansion

Residential Reserve (RR)

20

0

40

0

Low Density Residential (LDR)

91

40

185

81

Medium Density Residential (RM-9600)

91

91

185

185

4

4

8

8

Planned Unit Development (PUD)

—

—

—

—

Memorandum of Agreement (MOA)

38

38

77

77

244 Units

173 units

495 People

351 People

Zone
Single Family Residential Zones

Multi-family Residential Zones
High Density Residential (RH)
Other Residential Zones

Total

Note: Values are rounded down to the nearest whole number to avoid fractional households or persons.
1 Net population capacity is based on an average household size of 2.04 in Coupeville per the 2016-2020 5 Year ACS.
Source: US Census Bureau 5 Year ACS, 2016-2020 (Table S1101); Town of Coupeville, 2022; BERK, 2022.
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