
EBEY’S LANDING HISTORIC PRESERVATION COMMISSION   

 

ISLAND COUNTY COMMISSIONERS’ HEARING ROOM, COUPEVILLE, WA 

On June 22, 2017 at 10:00 A. M. 

 

Roll Call  

 

Approval of Minutes  

 

Public Hearings: 

 

COA 037-17: Mark & Gwendalyn Papenhausen, 1105 NE Leach Street, Coupeville, New single-family 

residence. 

 

COA 046-17: Stuurmans Enterprises, Inc., 402 NW Wilkes Street, Coupeville, New single-family 

residence. 
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Ebey’s Landing National Historical Reserve  

Certificate of Appropriateness 
Papenhausen 
COA 037-17 

 

Level A or B (HPC review requested)  

Level C (Decision) X 

Level C (Recommendation)  

Jurisdiction: Town of Coupeville X Island County  

 

I – PROJECT SUMMARY 

Dan Miranda, representing owners Mark and Gwendalyn Papenhausen, request a Certificate of 
Appropriateness for a proposal to construct a new single-family residence and detached accessory 
building at 1103 NE Leach Street.  The site is located in Review Area 2, but the proposed residence 
will be within 100 feet of the Newcomb barn, a contributing historic structure (2006 Inventory Page 
127).  

 
II – PERMIT DATA 

Building or Land Use Permit Type  Building permit  

Application Number COA 037-17 

Application Date Original submittal April 24, 2017, with 
revisions submitted June 2, 2017 

Applicant/Owner  Dan Miranda for Mark & Gwendalyn 
Papenhausen 

 
III – SITE DATA 

Address 1103 NE Leach Street 

Location Town of Coupeville 

Parcel Number(s) R13234-442-1660 

Size of parcel(s) 0.5 acres 
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Historic Structure? Yes  No X 

Proximity to Historic Structures? Yes X No  

Zoning Designation Low Density Residential 

Critical Areas/Overlays? Yes  No X 

Shoreline Jurisdiction? Yes  No X 

NPS Easements? Yes  No X 

Heritage Farm Plan? No  

 
IV – STAFF CONTACTS 

Department Name Phone E-mail 

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

 
V. DISCUSSION  

The site is near the end of NE Leach Street, a dead-end road that terminates near Penn Cove.  The 
property is has an unusual shape that results in a building footprint approximately 150 east of the 
roadway.  Staff initially thought some flexibility in the application was the Design Guidelines may be 
possible given limitations on views of the house from NE Leach Street due to topography, existing 
vegetation, and the distance from the roadway.  However, it became apparent that the building would 
sit on the high point of the surrounding terrain resulting in high visibility from NE Parker Road. 
 
There are several unusual features to the proposed residence relative to more typical new residential 
development.  The front door faces east, away from the street.  This allows the door to be located 
adjacent to the garage, which east of the residence to preserve territorial views of downtown 
Coupeville and Penn Cove.  Due to the setback from the street required by the shape of the lot, the 
house will not address or be particularly visible from NE Leach Street.  Second, a continuous shed 
roof will extend from front to back, rather than the more typical hipped or gabled roof that 
characterizes most single-family development in the town and in the vicinity of the site.  Secondary 
roof surfaces over the entry (east side) and over a portion of the deck (west side) have the reverse 
angle of the primary roof surface, which, in staff’s view, draws more attention to the profile of the 
roofline. 
 
The owner’s representative has met with staff on several occasions to reconcile aspects of the 
proposed design with several staff concerns regarding consistency with the design guidelines.  To 
address staff’s issues the applicant modified the original proposal to substitute a hipped roof on the 
garage from its original shed roof, modified irregularly shaped windows on the south elevation to 
rectangles, and removed stone columns from the two-story northwest and southwest building corners.  
While the changes made the proposal less conspicuous in the context of local architectural 
vernacular, the visibility of the roof profile from NE Parker Road has made findings of compliance 
difficult for staff. 
 
VI. SECRETARY OF THE INTERIOR’S STANDARDS 

The Secretary of the Interior’s Standards do not apply to this proposal for new construction. 
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VI. DESIGN GUIDELINES 

Staff has identified the following design guidelines as particularly relevant to the proposal.  The 
Commission may determine other guidelines to be similarly or more relevant. 
 
CHAPTER 4.6 - NEW CONSTRUCTION 

Guiding Principles: New development should respect the Reserve's rural character. A successful 
new building will have compatible scale, massing, size, materials, and color that allow it to blend 
in to its site. 

4.6.1. Architectural Character 

2. New buildings should be similar in general character but they should also have subtle 
differences in design to distinguish them from historic structures.  Contemporary designs 
which reflect the scale, materials, and color of surrounding development are appropriate.  
False historic structures are not appropriate.  New buildings should be stylistically distinct 
from historic structures. 

Staff analysis:  The proposed residence is clearly distinct from historic structures and generally 
reflects the scale and materials of surrounding development.  The degree of difference between the 
proposal and historic residential structures may be an issue.  
 

3. Building materials should be similar to materials of the surrounding neighborhood or use 
other characteristics such as scale, form, architectural detailing, etc. to establish 
compatibility. 

Staff analysis:  Primary surface materials include cement fiber lap siding, metal roof, and wire cable 
railing.  Lap and shingle siding is typical siding along Leach Street.  Most homes in the vicinity have 
composition roofing, although there are many examples of metal roofing in the Town and the 
Reserve.  Cable railing for decks is common and typically preferred to other railing types to 
minimize the visual prominence.   
 

4. Buildings in wooded areas that are substantially and permanently screened from the road 
by trees may have greater flexibility in massing, scale, and materials.   

Staff analysis:  Due to topography, distance from NE Leach Street, the lot shape, and existing 
vegetation, visibility of the house from NE Leach Street will be minimal.  However, the house is 
anticipated to be clearly visible from NE Parker Road due to its location on a topographic 
prominence.  
 

5.  Buildings should be designed to be compatible with their surroundings in material, scale, 
mass, size and form. Those that seek to stand out from the surroundings are discouraged. 
Use simplified interpretations of architectural features that are common to historic 
buildings in the Reserve. Buildings or structures that are inconsistent with form or shape 
throughout the Reserve are not permitted in Review Area 1. 

Staff analysis:  In staff’s view, the residence will be compatible with regard to material, scale, mass, 
and size.  However, the anomalous roof design, together with its prominent location will cause the 
building to stand out from the more conventional residential designs typical in vicinity and more 
generally in the Town.  
 

6. New buildings shall acknowledge and reinforce the characteristics of the existing 
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development pattern within the neighborhood or setting. Modular, prefabricated, and 
manufactured buildings may be placed in the Reserve if they conform to the Guidelines. It 
is recommended that a purchaser check the Guidelines and the available options before 
purchasing the building or materials. 

Staff analysis:  In staff’s view, the roof design does not clearly acknowledge and reinforce the 
character of the existing development pattern within the town.  
 

7. Wood is preferred as the primary exterior material, but fiber cement products may also be 
used. Metal in dark, non-reflective colors may be used in small amounts. Minimize the 
exterior use of bare concrete, aluminum or vinyl siding, stucco, or synthetic materials. 
Concrete blocks may be used only as a foundation material. Stone may be used in small 
amounts if it has a historically appropriate appearance. 

Staff analysis:  Stone is proposed only around the entry, which will not be visible from a public 
street, due to its location on the opposite side of the house from the street, and will likely be 
minimally visible from any off-site location.  In staff’s view, the proposal complies with the guideline.  
 
4.6.4 - New Residential Construction 

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

1. In Review Area 2, and for totally screened development in Review Area 1, greater 
flexibility in design and materials is permitted, as long as the building does not negatively 
impact the historic character of the Reserve. Use historic features as inspiration for infill 
design, not as a template. 

Staff analysis:  The site is in Review Area 2, which allows greater flexibility in design.  A 
determination as to whether allowing this design at this location will impact the historic character of 
the reserve is somewhat subjective and should be considered in the context of all applicable 
guidelines and their intent as generally described in the Guiding Principles.   
 
Ebey’s Reserve is a historic district but has also been recognized as a nationally significant “cultural 
landscape”.  As such, it is intended to represent a sweep of history up to and including the present 
day, rather than a more limited focus on a “snapshot in time” of a bygone era.  The existence of the 
Reserve is not intended to halt, but to thoughtfully incorporate, changes in the development, design, 
and culture of the community.  This means that allowances should be made to accommodate the 
architectural expression of evolving tastes, preferences, and lifestyles.  However, this allowance must 
be balanced so that new development does not eclipse or dilute the importance and visual 
prominence of the existing historical landscape.  Buildings distinctive for their break from more 
traditional or common styles should not be more noticeable than either their older or more 
contemporary neighbors.  Since designs that are new and different tend to be more eye-catching, 
greater sensitivity for context is necessary when considering such designs.  Where distinctly different 
designs have few or no antecedents in the community, locations are preferred where their visibility is 
not emphasized by the physical setting and where there are not contrasting designs in the immediate 
vicinity to highlight the distinctions.   
 

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

Staff analysis:  Surrounding residential development is characterized by gable and hip roofs.  The 
proposed shed roof is a departure from this pattern.  Except for the entry configuration and 
relationship to the street, which is dictated in part by the shape of the lot and topographic change 
between the street grade and building site, the proposal is generally consistent with the character of 
surrounding development.   
 

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

Staff analysis:  The roof design results in a somewhat different building shape than historic 
residential structures in the Reserve.   
 

6. Use gable and hipped roofs as primary roof forms. Avoid massing and building shapes that 
are inconsistent with those found in the Reserve. Avoid flat roofs except on small 
additions. 

Staff analysis:  The roof is sloped rather than flat, but is not gabled or hipped.   
 

7. Front porches should be used to emphasize the front entry.  When there is no front porch or 
when a front porch is not a prominent feature of the new house design, the front door must 
be oriented facing the street. 

8. Orient the main façade, with the primary entrance of a new building, facing the street.  
Enhance the primary entrance with stairs, a porch, stoop, or other design features 
appropriate to the architectural style of the building. 

Staff analysis:  The house has a projecting roof over the entryway, but not a traditional porch.  The 
front door is on the façade opposite from the street.  As noted, the house will be about 150 feet from 
NE Leach Street, offset from the entry drive due to the shape of the lot, and at a higher elevation than 
the street.  It appears that the first floor of the façade facing the street will either not be visible or 
will only be marginally visible from the street.  In staff’s view, the circumstances of the site constitute 
grounds for an exception to Guidelines 7 and 8. 
 

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

Staff analysis:  The height, mass, and scale appears to be consistent with adjacent structures.   
 

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

Staff analysis:  The proposal appears to be consistent with the guideline.   
 

12. Use similar window types and proportions as those found on nearby buildings. To the 
extent possible, multiple windows on a single wall plane should be spaced and aligned 
with other windows and doors on the same wall plane. Single grouped windows on a wall 
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plane should relate to other architectural features such as roof forms, doors, or facade 
projections. The ratio of window-to-wall shall be similar to that on historic residences’ 
primary facades. 

Staff analysis:  There are a variety of window types and proportions in the vicinity of the site, 
including square, horizontal, vertical, picture windows, and glazed doors, as well as a variety in 
window to wall ratios.  The proposed residence features a number of window proportions and types.  
Windows generally relate to each other in terms of placement.  Residences in the vicinity provide 
comparable examples of window to wall ratios for each of the facades. 
 

13. Wood windows are preferred on buildings. 

Staff analysis:  Vinyl windows appear to be proposed throughout the building. 
 

15. Do not locate garages, parking lots, or carports in front of the building.  Screen surface 
parking lots with appropriate vegetation.  Provide parking at the rear of the lot, when 
feasible, and screen parking from adjacent properties. 

Staff analysis:  The proposal is consistent with the guideline. 
 
4.6.7 New Accessory Structures (including Garages and Sheds) 
 
Guiding Principle: Accessory structures should be designed to be compatible with the primary 
building and the setting. 

Design Guidelines—Garage and Carport Additions 
 

1. The exterior of garages should use the same material, or a compatible material, as the 
house.  Use colors that make the garage as inconspicuous as possible and/or match the 
house.   

Staff analysis:  The material will match the house.  
 

2. Design a garage or carport addition so that it does not dominate the main façade of the 
house.  Placement on the side or in the rear is preferred.  This will help reduce the 
perceived mass of the overall development.  When the garage must be attached, the 
percentage of building front allocated to it should be minimized.  Side loading garages are 
preferred.   

Staff analysis:  The garage will be located behind the house. 
 
 
Design Guidelines—Accessory Residential—Buildings and Structures 
 

2. In general, an accessory structure should be unobtrusive and not compete visually with the 
house. While the roofline does not have to match the house, it is best that it not vary 
significantly. Basic rectangular forms - hip, gable or shed roofs - are appropriate. 
Outbuildings must be set back from the rear of the primary building face a minimum of ten 
feet. They must be set back from the side and rear yard a minimum of five feet. 

Staff analysis:  The garage will be about seven feet from the house.  A roof structure will connect the 
buildings to provide weather protection.  Both the garage and the house are two-story buildings.  As 
a result of the location of each relative to site topography, the top of the garage will be slightly 
higher than the top of the house.  As originally proposed, the garage had two shed roofs.  The upper 
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story sloped to the east and the lower story over one of the garage bays sloped west toward the 
house.  In staff’s view, the two shed roofs made the garage particularly prominent.  In an effort to 
achieve greater compliance with the design guidelines, the garage roof was modified to a hip roof, as 
currently proposed.  Although it does not match the current roof proposal for the house, staff 
believes it is more consistent with the intent and letter of the guidelines.  
 

4. An accessory structure should remain subordinate in terms of mass, scale and height to the 
primary structure. 

Staff analysis:   The garage is subordinate in mass and scale but, as noted, is higher than the house.  
Except for views from the north and south, this inconsistency appears to be mitigated by the context 
of the house and the location of the accessory building at the rear of the house.   
 
 
VII. RECOMMENDED MOTION 

Based on the record developed to date including application materials, staff report, evidence 
presented and comments made at the public meeting, conditions of approval, and finding application 
COA 037-17 to be consistent with the Ebey’s Landing National Historic Reserve Design Guidelines, 
I move to recommend granting a Certificate of Appropriateness subject to the following conditions.   
 

1. The roofs on the principal and accessory structures shall be redesigned as hip or gable roof. 
2. The house and the garage shall be separated by at least ten feet. 

 
VII. FINDINGS OF FACT AND CONCLUSIONS OF LAW 

Based on the analysis presented above, staff proposes the following findings of fact with respect to 
Application No. COA 105-16: 

1. An application was submitted for a Certificate of Appropriateness on April 24, 2017, 
construct a new single-family home and accessory building at 1103 NE Leach Street.  The 
application was revised with a modified design on June 2, 2017.  

2. The site is within Review Area 2 of Ebey’s Landing National Historical Reserve.  The 
proposed building is within 100 feet of the barn on the former Newcomb property.  The barn 
is a listed contributing resource to the Reserve, which requires action on a Certificate of 
Appropriateness by the Historic Preservation Commission.   

3. In accordance with Chapter 16.13 of the Coupeville Town Code, the Historic Preservation 
Commission reviewed the application in an open and duly advertised public meeting on June 
22, 2017, and all wishing to be heard were heard.  

4. After review of the proposed application and consideration of public comment and staff’s 
recommendation, the Historic Preservation Commission finds the application consistent with 
the applicable Secretary of the Interior’s Standards for Rehabilitation and design guidelines 
within Ebey’s Landing National Historical Reserve subject to conditions. 

 
IX. APPEAL PROCESS 

A decision to approve, conditionally approve, or deny a Certificate of Appropriateness may be 
appealed in conformance with the administrative appeal procedures set forth in Coupeville Town 
Code Sections 16.06.060 and 16.13.080.  Specifically, the following appeal procedures apply: 
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Appeals to the Town Council. Appeals shall be filed with the town clerk-treasurer within 
fifteen (15) days following the date of the decision on the matter being appealed. The appeal 
shall contain the following information:  

1. The decision being appealed; 

2. The name and address of the appellant and his or her interest(s) in the matter; 

3. The specific reason(s) why the appellant believes the decision to be incorrect. The 
appellant shall bear the burden of proving the decision was incorrect;  

4. The desired outcome or change to the decision; 

5. The appeal fee. 

Judicial Appeal. 

1. Appeals of final decisions by the town council, for which all other appeals specifically 
authorized have been timely exhausted, shall be made to the Island County Superior Court 
within thirty (30) days of the date of the decision or action becomes final, unless another time 
period set by state law or local ordinance preempts this time frame.  

2. The cost of transcribing and preparing all records ordered certified by the court or desired 
by the appellant shall be borne by the appellant. The appellant shall post with the town clerk-
treasurer prior to the preparation of any records an advance fee deposit in the amount 
specified by the town clerk-treasurer. 
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Ebey’s Landing National Historical Reserve  

Certificate of Appropriateness 
Stuurmans 

COA 046-17 
 

Level A or B (HPC review requested)  

Level C (Decision) X 

Level C (Recommendation)  

Jurisdiction: Town of Coupeville X Island County  

 

I – PROJECT SUMMARY 

Cecil Stuurmans requests a Certificate of Appropriateness for a proposal to construct a new single-
family dwelling on 1.3 acre parcel.  The house will be visible from NW Wilkes Street on the east.  
The site is located in Review Area 1. 

 
II – PERMIT DATA 

Building or Land Use Permit Type  Building permit  

Application Number COA 046-17 

Application Date June 5, 2017 

Applicant/Owner  Cecil Stuurmans 

 
III – SITE DATA 

Address 402 NW Wilkes Street 

Location Town of Coupeville 

Parcel Number(s) S7302-03-00005-0 

Size of parcel(s) 1.3 acres 

Historic Structure? Yes  No X 

Proximity to Historic Structures? Yes  No X 
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Zoning Designation Memorandum of Agreement Area B 

Critical Areas/Overlays? Yes  No X 

Shoreline Jurisdiction? Yes  No X 

NPS Easements? Yes  No X 

Heritage Farm Plan? No  

 
IV – STAFF CONTACTS 

Department Name Phone E-mail 

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

 
V. DISCUSSION  

The applicant proposes to construct a one-story house with attached garage.  Materials include 
cement fiber lap siding, composition roofing, and vinyl windows.  The elevations provided by the 
applicant include a dormer, separate carriage door style garage doors, arched porch supports, turned 
porch posts, shutters, arched windows, stonework, gridded windows, and shingles under the front 
gable.  According to the applicant, of these features, only the shingles under the gable are proposed.  
The applicant constructed a home from the same plan in 2016, as shown in the photos included in the 
attachments.  The applicant stated that the current proposal will match the prior house rather than the 
drawn elevations included in the plan set.  Staff has reviewed the application on the basis of the 
applicant’s statements, i.e., in accordance with the photos rather than the elevations in the plan set. 
 
VI. SECRETARY OF THE INTERIOR’S STANDARDS 

The Secretary of the Interior’s Standards do not apply to this proposal for new construction. 
 
VI. DESIGN GUIDELINES 

Staff has identified the following design guidelines as particularly relevant to the proposal.  The 
Commission may determine other guidelines to be similarly or more relevant. 
 
CHAPTER 4.6 - NEW CONSTRUCTION 

Guiding Principles: New development should respect the Reserve's rural character. A successful 
new building will have compatible scale, massing, size, materials, and color that allow it to blend 
in to its site. 

4.6.1. Architectural Character 

2. New buildings should be similar in general character but they should also have subtle 
differences in design to distinguish them from historic structures.  Contemporary designs 
which reflect the scale, materials, and color of surrounding development are appropriate.  
False historic structures are not appropriate.  New buildings should be stylistically distinct 
from historic structures. 

Staff analysis:  The proposal is a contemporary design that reflects the scale and materials of 
surrounding development.  
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3. Building materials should be similar to materials of the surrounding neighborhood or use 
other characteristics such as scale, form, architectural detailing, etc. to establish 
compatibility. 

Staff analysis:  The proposal is compatible with the surrounding neighborhood in scale, form, 
detailing, and materials.   
 

5.  Buildings should be designed to be compatible with their surroundings in material, scale, 
mass, size and form. Those that seek to stand out from the surroundings are discouraged. 
Use simplified interpretations of architectural features that are common to historic 
buildings in the Reserve. Buildings or structures that are inconsistent with form or shape 
throughout the Reserve are not permitted in Review Area 1. 

Staff analysis:  The proposal is compatible with surrounding development in material, scale, mass, 
size, and form.  With the clarification of intent provided by the applicant, it is not anticipated to stand 
out. 
 

6. New buildings shall acknowledge and reinforce the characteristics of the existing 
development pattern within the neighborhood or setting. Modular, prefabricated, and 
manufactured buildings may be placed in the Reserve if they conform to the Guidelines. It 
is recommended that a purchaser check the Guidelines and the available options before 
purchasing the building or materials. 

Staff analysis:  In staff’s view, the proposal will reinforce the characteristics of existing development 
within the neighborhood.  
 

7. Wood is preferred as the primary exterior material, but fiber cement products may also be 
used. Metal in dark, non-reflective colors may be used in small amounts. Minimize the 
exterior use of bare concrete, aluminum or vinyl siding, stucco, or synthetic materials. 
Concrete blocks may be used only as a foundation material. Stone may be used in small 
amounts if it has a historically appropriate appearance. 

Staff analysis:  According to the application, cement fiber lap siding is proposed.  The applicant’s 
clarifications indicate the stone facing shown on the elevations is not proposed. 
 

8. Front and side yards should be largely dedicated to landscaping.  Expanses of concrete and 
parking areas toward the front of the site are not allowed. 

Staff analysis:  The site plan has minimal information.  However, the driveway will be located 
between the building and the street.   
 
4.6.4 - New Residential Construction 

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

1. In Review Area 2, and for totally screened development in Review Area 1, greater 
flexibility in design and materials is permitted, as long as the building does not negatively 
impact the historic character of the Reserve. Use historic features as inspiration for infill 
design, not as a template. 
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Staff analysis:  The site is in Review Area 1, and does not appear to require flexibility in meeting the 
Design Guidelines. 
 

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

Staff analysis:  As the applicant has clarified the proposal, it will reflect the architectural character 
of surrounding buildings.  With regard to the elevations provided, arched windows are not 
prohibited but appear to have few or no antecedents in local architecture.  Arched windows would 
cause the building to stand out among other development in the vicinity and staff recommends a 
condition that all windows be rectangular.   
 

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

Staff analysis:  In staff’s view, the building shape is reasonably compatible with historic structures in 
the Reserve. 
 

6. Use gable and hipped roofs as primary roof forms. Avoid massing and building shapes that 
are inconsistent with those found in the Reserve. Avoid flat roofs except on small 
additions. 

Staff analysis:  A gabled roof is proposed.   
 

7. Front porches should be used to emphasize the front entry.  When there is no front porch or 
when a front porch is not a prominent feature of the new house design, the front door must 
be oriented facing the street. 

Staff analysis:  The proposed residence includes a front porch and the door is oriented to NW Wilkes 
Street.   
 

8. Orient the main façade, with the primary entrance of a new building, facing the street.  
Enhance the primary entrance with stairs, a porch, stoop, or other design features 
appropriate to the architectural style of the building. 

Staff analysis:  The main façade and primary entrance face the street. 
 

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

Staff analysis:  The height, mass, and scale appears to be consistent with adjacent structures.   
 

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

Staff analysis:  The footprint of the proposed house appears to be about 20 percent larger than the 
average footprint of surrounding development.  The building is one story rather than the more 
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typical two-story development in the vicinity.  Residences of comparably sized footprints are within 
500 feet of the site. 
 

12. Use similar window types and proportions as those found on nearby buildings. To the 
extent possible, multiple windows on a single wall plane should be spaced and aligned 
with other windows and doors on the same wall plane. Single grouped windows on a wall 
plane should relate to other architectural features such as roof forms, doors, or facade 
projections. The ratio of window-to-wall shall be similar to that on historic residences’ 
primary facades. 

Staff analysis:  As clarified by the applicant, the proposal does not include the arched windows 
shown on the elevations, which would be inconsistent with surrounding development.  In staff’s view, 
the windows adequately relate to other architectural features on the building.  Façades visible from 
public streets will have the comparable window to wall ratios as historic residences. 
 

13. Wood windows are preferred on buildings. 

Staff analysis:  Vinyl windows appear to be proposed. 
 

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

Staff comment:  As clarified by the applicant, the small light, gridded windows shown in the 
elevations are not proposed.  Windows shown in the example are double- and triple-sets of hung 
windows, inoperable single pane windows, and windows with panes divided by mullions and 
transoms. 
 

15. Do not locate garages, parking lots, or carports in front of the building.  Screen surface 
parking lots with appropriate vegetation.  Provide parking at the rear of the lot, when 
feasible, and screen parking from adjacent properties. 

Staff analysis:  The garage is incorporated in the building façade and will not be the closest wall 
plane to the street.   
 
VII. RECOMMENDED MOTION 

Based on the record developed to date including application materials, staff report, evidence 
presented and comments made at the public meeting, conditions of approval, and finding application 
COA 037-17 to be consistent with the Ebey’s Landing National Historic Reserve Design Guidelines, 
I move to recommend granting a Certificate of Appropriateness subject to the following conditions.   
 

1. The windows shall be rectangular rather than arched. 
2. Garage doors shall be simpler in visual complexity than the carriage doors shown on the 

elevation.  The garage doors shown on the photos of the 2016 version of the model are 
appropriate. 

3. Stone facing shall not be used in the amount shown on the elevations, but may be used in 
limited amounts for detailing, such as for a base course. 

4. If used, muntins shall be external to the window, wide, and shall have relief. 
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VII. FINDINGS OF FACT AND CONCLUSIONS OF LAW 

Based on the analysis presented above, staff proposes the following findings of fact with respect to 
Application No. COA 105-16: 

1. An application was submitted for a Certificate of Appropriateness on June 5, 2017, to 
construct a new single-family home at 402 NW Wilkes Street.    

2. The site is within Review Area 1 of Ebey’s Landing National Historical Reserve and is new 
construction, which requires action on a Certificate of Appropriateness by the Historic 
Preservation Commission.   

3. In accordance with Chapter 16.13 of the Coupeville Town Code, the Historic Preservation 
Commission reviewed the application in an open and duly advertised public meeting on June 
22, 2017, and all wishing to be heard were heard.  

4. After review of the proposed application and consideration of public comment and staff’s 
recommendation, the Historic Preservation Commission finds the application consistent with 
the applicable Secretary of the Interior’s Standards for Rehabilitation and design guidelines 
within Ebey’s Landing National Historical Reserve subject to conditions. 

 
IX. APPEAL PROCESS 

A decision to approve, conditionally approve, or deny a Certificate of Appropriateness may be 
appealed in conformance with the administrative appeal procedures set forth in Coupeville Town 
Code Sections 16.06.060 and 16.13.080.  Specifically, the following appeal procedures apply: 

Appeals to the Town Council. Appeals shall be filed with the town clerk-treasurer within 
fifteen (15) days following the date of the decision on the matter being appealed. The appeal 
shall contain the following information:  

1. The decision being appealed; 

2. The name and address of the appellant and his or her interest(s) in the matter; 

3. The specific reason(s) why the appellant believes the decision to be incorrect. The 
appellant shall bear the burden of proving the decision was incorrect;  

4. The desired outcome or change to the decision; 

5. The appeal fee. 

Judicial Appeal. 

1. Appeals of final decisions by the town council, for which all other appeals specifically 
authorized have been timely exhausted, shall be made to the Island County Superior Court 
within thirty (30) days of the date of the decision or action becomes final, unless another time 
period set by state law or local ordinance preempts this time frame.  

2. The cost of transcribing and preparing all records ordered certified by the court or desired 
by the appellant shall be borne by the appellant. The appellant shall post with the town clerk-
treasurer prior to the preparation of any records an advance fee deposit in the amount 
specified by the town clerk-treasurer. 
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