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TOWN OF COUPEVILLE 

DESIGN REVIEW BOARD MEETING 
Tuesday, October 21, 2008 

9:00A.M. 
  
  
BOARD MEMBERS PRESENT:  Chairperson Millie Fonda, Boardmembers Carol Thrailkill, Chuck 
Poust, Jill Usher, Lynda Richards, Stig Carlson, and Randy Williams. 
  
STAFF PRESENT:  
Town Planner Larry Kwarsick, Utility Clerk, Nanc Garner 
  
CALL TO ORDER 
The Meeting was called to order by Chairperson Fonda at 9:00 a.m. 
  
APPROVAL OF MINUTES 
The minutes of September 16, 2008 were approved as presented. 
  
PUBLIC HEARING 
 

1. DRB 08-11 – Ebey’s Station – South Main Street – Applicants are RSDT Development and 
Island Transit. 

 
Planner Kwarsick stated this is a public hearing which deals with the design of the project that is now 
known as Prairie Station as the name changed due to historical significance.  This site plan is a 
collaborative effort.  The properties of prairie corner are zoned commercial with two properties owned 
by RSDT and Island Transit owning the third piece of property.  The Design Review Board meeting is 
not dealing with land use issues or environmental impact.  Presented today is the site design and the 
design of the initial structure designed RSDT. 
 
This project originally started by Island Transit submittal of a Conditional Use Permit and RSDT 
planning the development of their properties.  Planner Kwarsick went through the benefits resulting 
from the collaborative effort which allows for rearrangement of the parcel boundaries so that the 
commercial development could meet the design standard for location of buildings.  The buildings are 
now located up against South Main Street and Coupe’s Village making the buildings more pedestrian 
friendly, out of site from SR20 and away from the historic site of Sgt. Clark’s Home.   The project will 
have single joint access to the property with continuous sidewalk along South Main Street and a transit 
stop.  There has been one information meeting with the Design Review Board and Planner Kwarsick has 
met with Ebey’s Reserve Committee to work on some of the details of the application.  One of the 
modification is a new pedestrian plan with a predominate pedestrian entrance that would extend through 
the parking lot and sidewalks and to the north reaches of the park and ride lot itself.  This would provide 
east/west pedestrian corridors to South Main Street.  Another concern was the appearance of the 
buildings from South Main Street.  Planner Kwarsick explained the applicants are jointly requesting 
Design Review Board approval of a mixed-use site plan and RSDT Development is requesting approval 
of the design of Building A, one of the four proposed buildings.  In addition, the applicants are 
requesting approval of the project sign. 
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Project Manager Tim Goodman, from Island Transit presented an exhibit of the site plan, including a 
detailed landscape and buffer plan.  Planner Kwarsick wanted to emphasize the relocation of the 
north/south trail.  This would provide a natural looking buffer along that east boundary and moving the 
trail would better provide Island Transit to densify that area of the berm and a better job of screening the 
cars from visual access from SR 20.   
 
Dave Tipton, Project Owner, spoke to the Board explaining that his main focus is to maintain the 
integrity of historic Coupeville and not build something out of the ordinary.  He hoped the Board would 
see that in the proposed building design and that it will be a professional office park with medical 
practices. He is currently negotiating with the first 2 buildings and plans should be developed in the next 
couple of weeks.   
 
Planner Kwarsick offered to go over with the Board the list of 17 conditions.  Boardmember Poust asked 
if the transit buses would drive into the park and ride complex and Mr. Kwarsick explained that buses 
would not enter but would use the pullout located on South Main Street.  Boardmember Poust asked if 
there was a southbound pullout and there is one located by the school property.  It could be moved 
further south at a later date.  He asked what the incentive was for people to park in the back of the lot as 
opposed to parking closer to the bus drop-off and Mr. Goodman explained that commuters will 
continued to park and walk as they do now.  Planner Kwarsick explained that the park and ride lot itself 
will be identified with paint colors for parking stalls and some surface texture change.  Chair Fonda 
asked about the lighting and Mr. Goodman responded that there will be site lighting so that the light will 
be projected downward.  There will be a timer clock to turn lights on and off as needed. RSDT will use 
the same style of lighting that Island Transit uses to be consistent.  Chair Fonda asked about low impact 
water control and the asphalt lot affecting reusable water and Mr. Goodman responded that the goal is 
not to have a large retaining pond and will instead use some rain gardens and push the water to the 
nearby bioswale.   She asked if it would be cheaper to add pervious features and Mr. Goodman 
responded it would be more expensive and require more maintenance.  Planner Kwarsick stated the goal 
is to collect the treated surface water to be reused by agriculture as opposed to not treating it at Penn 
Cove.  We want the water and National Parks Service is looking at the restoration of historic surface 
water impoundment and the topography of the prairie area of historic collection ponds.  Boardmember 
Williams wanted to address the bigger question of traffic on South Main Street.  There is a lot of traffic 
from the ferry, schools, market, Coupe’s Village and Country Store and 90% of the traffic on South 
Main Street is heading to Highway 20 and there is no left hand turn lane to the Country Store.  He stated 
there is a bottle neck of traffic at this area.  Planner Kwarsick responded that the purpose of this meeting 
is not to discuss the environmental impact of the project.  He explained that the two way left hand turn 
lane will be extended.  Mr. Goodman responded that there is a traffic report and that the park and ride 
traffic will have minimal affect to the current daily flow since commuters come in early and leave late.  
The Island Transit entrance was placed as far south as possible to help with the traffic flow.  Mr. Tipton 
stated the parking lot will be constructed all at once and that building A & B will be built in the near 
future.  There will be some natural ground cover in the interim and final landscaping once the entire 
project is completed.  Boardmember Carlson asked about the elevation of Building A and agreed with 
Planner Kwarsick that the back of the building looked like the front and pushing the building towards 
the front of the street doesn’t really contribute to the street appearance.  Boardmember Carlson 
suggested adding another building entrance to make it more pedestrian friendly, adding awnings to make 
the entrance softer and/or pop outs to the back of the building facing South Main Street.  Planner 
Kwarsick asked if the east elevation is the primary entrance way and did it have a gable roof similar to 
other buildings across South Main Street.  Boardmember Williams asked about adding a pedestrian 
entrance to both sides of the building as it has been the requirement for other commercial buildings in 
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the past.  Planner Kwarsick wanted the record to show that for a previous commercial project, 
Coupeville Physical Therapy owner Brian Montana, did not get put ‘through the mill’ when presenting 
his project requiring two entrances. 
 
Chair Fonda opened the meeting for public comment. Ted Clifton, managing partner for Coupe’s 
Village, explained why there were two pedestrian entrances to Brian Montana’s exercise room.  He said 
there is a huge difference between a medical building and a sports center in the way it is designed.  One 
entrance is critical with the shortest path possible and should face the parking lot.  He said there was 
good reason why this project only needs one entrance as opposed to Brian Montana’s building.   Mr. 
Clifton also commented that the façade of the building from the street side should be more presentable.  
He would rather see the buses go into the park and ride lot as opposed to going out on the street as he 
feels this would help solve some of the pedestrian and traffic problems.  Boardmember Thrailkill asked 
about the drop off in grade between the sidewalk and the building and the stairway.  The entrance will 
be on grade with the parking lot and below South Main Street grade.  Planner Kwarsick asked if there 
were any additional comments relative to design changes to the building itself and not functional needs 
of the building.  Mr. Goodman responded to the presence of the front of the building and said that 
dormers are in keeping with the prairie scheme and it will come out west towards South Main Street to 
break up the façade and the building dynamics.  The interior can possibly be changed adding a false 
window, etc., to add dramatic appeal to the west side of the building and dress up the appearance.  They 
could incorporate small changes to the project, if necessary. 
 
Jennifer Meyer, 301 South Main Street lives on a residential lot next to the project would prefer if the 
driveway for the commercial building be relocated to the north side.  She does not want the interior 
driveway next to her bedroom window which faces the lot.  Ms. Meyer would also like to request that 
any mechanical for the building be placed at the far north side of the building. 
 
Brian Turken, 301 South Main Street lives in the historic Sgt. Clark House.  His concern is that the 
landscaping for the project will block the view of the prairie and farm land from South Main Street and 
that there will be more traffic congestion from the project.  He would also like to see a different 
placement of the driveway to reduce the noise, traffic and fumes that will result on that side of the 
residential property.  Mr. Turken was concerned that building entrances could be changed in the future 
without public input and worries about losing the view.  He would like to see a driveway connect 
through Coupe’s Village to the Park and Ride to help take traffic off of South Main Street.    
 
Dr. Russell Johnson, dermatologist,  who will occupy one of the medical offices spoke about the 
entrance issue.  He said medical buildings should have private entrances and not expose patients to 
public view.  This development allows him to move out of his current antiquated office space into a 
large building for his patients and 35 employees and help to expand his practice. 
  
Boardmember Williams commented that there is no way to please everyone on any development.  He 
did feel for the inhabitants of the residential house adjacent to the project and thinks a hedge along the 
property line would help mitigate the noise and privacy issues and thinks building A & B will block the 
view of the farmland no matter what was built there. 
 
Chair Fonda closed the public hearing. Planner Kwarsick discussed issues needing consideration due to 
two zones of use – residential and commercial.  One was the mechanical equipment placement and 
access on the lot due to noise, ADA parking along the south boundary and lighting along the residential 
side of the property.  Mr. Goodman responded that there could be native plants added along that area of 
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the property or a dense barrier hedge.   Boardmember Carlson suggested that the handicap spaces be 
shifted so that lighting would not reflect on the Sgt. Clark House.  Boardmember Usher asked if there 
would be 40 feet between the Sgt. Clark House property line and driveway.   Planner Kwarsick restated 
the issues that were brought out at today’s meeting; lighting and privacy barrier, ADA parking, the west 
façade of the building and the pop outs that Mr. Goodman could add some color to.  He added that he 
could modify the conditions and the Design Review Board could approve the proposed site and building 
design as presented based on the additions.   
 
BOARD ACTION 
A motion was made by Boardmember Thrailkill, second by Boardmember Carlson to approve DRB 08-
11 – Ebey’s Station-South Main Street based on the Findings of Fact and Conclusions of Law 1 through 
8 and Recommendation 1 through 17 with the condition that the following four items be added to the 
recommendations: 1.  noise mitigation, 2.  relocation of ADA parking stalls, 3. addition of a barrier 
hedge and 4.  west side building façade (color of pop outs and roofing changes) and building A with a 
color presentation that will be presented to the Board at its next meeting or at a special session to be 
scheduled. 
Finding of Fact and Conclusions of Law: 
1.  The Town received an application for a collaborative mixed use site plan and the first four new 

professional office buildings in the Town Commercial District.  A Notice of Completeness was 
issued to the applicant on September 23, 2008; 

2.  A Notice of Application was sent to neighboring property owners and affected agencies on 
September 11, 2008, with a 14-day comment period; 

3.  A State Environmental Policy Act (SEPA) Threshold decision was issued on September 26, 2008.  
No permits or construction activity shall be permitted until the expiration of the appeal period; 

4.  In accordance with Section 16.12.080(A)(e) of the Coupeville Town Code, the Board will consider 
proposals for new construction at a public hearing.  After due and proper notice, this hearing was 
scheduled for October 21, 2008 at the regular meeting of the Board; 

5.  The proposal will generally be in harmony with the Comprehensive Plan; 
6.  The proposed location and the plan for entrances and exits will not create hazards on public streets in 

conformance with the attached site plan; 
7.  A Design Review Board decision to approve this application with conditions is based upon its 

consistency with the Secretary of the Interior Standards for Rehabilitation of Historic Properties, the 
general guidelines for construction within the Historic Restoration Overlay Zone, and the 
community design standards in the Development Regulations; and  

8.  After review of the proposed applications, the Design Review Board finds that the application is 
consistent with the appropriate review standards for new construction within the Historic Restoration 
Overlay District.  The site and architectural design are consistent with the standards for commercial 
buildings, with respect to design continuity, building and vehicular access, building materials and 
colors, height and bulk and building facades, and with the Secretary of the Interior Standards for 
additions to historic districts. 

 
Recommendation: 
1.  The project shall be built in substantial conformance to the approved site plan.  Minor modifications 

may be administratively approved by the Town Planner. 
2.  The design of future buildings, B,C, and D must be approved by the Design Review Board in a public 

hearing.  These future buildings should present some differentiation in architecture as well as roof 
style and height. 
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3.  Detailed project engineering plans shall be presented to Town staff for review and approval prior to 
the commencement of site disturbing activities. 

4.  In lieu of the onsite restriction of project generated surface water flows to predevelopment rates 
consistent with the Town standards, the applicants shall be financially responsible for the design and 
construction of an offsite surface water impoundment, conveyance and bioswale treatment on 
Assessor’s Parcel #R32908-023-0420 under the terms and conditions of the agreement between the 
Town of Coupeville, the National Park Service, and the Ebey’s Landing National Historical Reserve. 
This conditions is binding upon the applicants individually and/or in partnership with one another.  
Project impoundment plans shall be submitted to NPS and the Reserve for review. 

5.  The applicant will incorporate some low impact development surface water controls into the project 
design but is not obligated to restrict surface water flows or tear surface water onsite.  Use of native 
drought resistant plant species in all landscaped areas where feasible is required. 

6.  Any changes in building use in the future that results in an increased parking demand may not be 
authorized unless additional parking is provided or the size of unconstructed buildings is reduced. 

7.  In lieu of a direct pedestrian connection directly into Buildings A and B from the South Main 
sidewalk, a defined project pedestrian “entrance” between buildings A and B has been included in a 
revised project site plan.  This entrance shall serve all buildings and provide a continuous walkway 
to the north end of the Island Transit Park and Ride lot.  This pedestrian connection must be 
constructed in association with the initial site development although the pedestrian connection may 
be initial be constructed consistent with the Town’s nonmotorized pedestrian ways until future 
buildings are constructed. 

8.  The Park and Ride lot site plan must be amended to identify an area for interpretive signing and a 
informational “Reserve” kiosk.  The details shall be developed and coordinated with Mark Preiss, 
Reserve Manager and presented to the Town for approval prior to the issuance of a building 
permit/commencement of site development. 

9.  The Park and Ride lot site plan must be amended to identify an area for public trailhead parking in 
support of the Town of Coupeville, the National Park Service, and the Ebey’s Landing National 
Historical Reserve promotion of nonmotorized tail connections with the Ebey’s Landing National 
Historical Reserve and presented to the Town for approval prior to the issuance of a building 
permit/commencement of site development. 

10.  The entire parking lot and project area for the RSDP development shall be constructed and 
landscaped consistent with the approved site plan and in conjunction with the construction of 
Building A.  The footprint area of unconstructed buildings shall include a maintained vegetative 
cover which shall be completed in association with the construction of Building A and the associated 
project parking lot. 

11.  Other than the directory sign, signage for the Park and Ride lot, and signage identifying the 
northerly pedestrian access, no other signage shall be visible from South Main Street.  All interior 
commercial signage shall be minimized, be uniform in size and appearance, and be coordinated with 
the project architecture. 

12.  The Park and Ride lot shall be constructed and landscaped consistent with the approved site plan 
except as amended as follows. 

 a.  Since the Town intends to pursue the construction of a nonmotorized trail from the site on 
the NPS parcel, the trail shown within the landscaped area along the east boundary can be 
deleted to provide space for the additional plantings and the berm itself increased width and 
height. 

 b.  The landscaping plan presented shall be augmented to increase the density of plant 
material and screening rather than spacing of trees as depicted on site plan.  It can be a mix of 
trees and plantings (native plant hedgerow). 
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13.  All Park and Ride lot signage shall be uniform in color, size and appearance and be coordinated 
with the entire project architecture but certainly allow for standardized public signs that are 
currently recognizable by the public. 

14.  All exterior lighting used to illuminate signs, parking lots, pedestrian ways, and/or buildings for 
security purposes shall be designed to reduce glare impacts to adjacent properties and public rights-
of-ways, to use energy efficiently, and to reduce nighttime “light pollution”.  The number of 
operational parking lot lights for the RSDT development shall be reduced during nonbusiness 
hours.  All lighting shall be programmable to reduce unnecessary lighting during nighttime periods. 

15.  All exterior lighting proposed to illuminate signs, shall be pointed downward and shielded from 
direct observation from the air, adjacent properties, and public rights-of-ways. 

16.  Any sign light fixture intended shall be “full cutoff” fixtures as defined by the Illuminating 
Engineering Society of North America. 

17.  Prior to installation of project signage a complete signage plan must be presented for DRB approval.  
Any additional incidental signage must be approved prior to installation. 

The motion passed 7-0. 
 
  
NEW BUSINESS 
  
2. SGN 08-08 – Penn Cove Architects 
Mr. Kwarsick explained that the applicant proposes a modification to the existing approved wooden 
freestanding sign at 1 NE 4th Street by the addition of a new two-sided suspended sign for Penn Cove 
Architects.  The sign allowance is 50 sq. ft. and it meets the town standard for size, placement and color.  
The applicant will need to complete a certificate of occupation application.  The applicant, 
Boardmember Randy Williams, recused himself while the board considered the application for the 
Williams House owned by Frank Meyer. 
 
BOARD ACTION 
A motion was made by Boardmember Thrailkill, second by Boardmember Usher to approve SGN 08-08 
Penn Cove Architects based on the following Findings 1 through 3 and Recommendations 1 through 7 
as presented. 
Findings: 
1.  The applicant submitted a complete application and review fee on September 18, 2008 in accordance 

with CTC 16.28.050(C); 
2.  As a primary sign, the proposed sign at 1 NE 4th Street is reviewable by the Design Review Board at 

a public meeting; 
3.  The proposal is consistent with all primary sign standards contained at CTC 16.28.040(A), including 

those related to size, placement, color, material, lighting and design. 
Recommendation: 
 
1.  All exterior lighting used to illuminate signs, shall be designed to reduce glare impacts to adjacent 

properties and public rights-of-ways, to use energy efficiently and to reduce nighttime “light 
pollution”. 

2.  All exterior lighting proposed to illuminate signs, shall be pointed downward and shielded from 
direct observation from the air, adjacent properties, and public rights-of ways. 

3.  Any sign light fixture intended shall be “full cutoff” fixtures as defined by the Illuminating 
Engineering Society of North America. 
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4.  Any additional incidental signage (per the following definition) must be approved prior to 
installation. 

 “Incidental sign” means a permanent sign meeting definition of an “on-premises” sign, 
nonelectrical and nonilluminated of a noncommercial nature, which is permanently affixed on a 
plane parallel to the wall, on walls or windows located entirely on private property (address, 
hours of operation, historic register, directions, help wanted, public telephone, restores, etc.).  
Such signs are not included in the number of primary signs so long as the individual incidental 
signs do not exceed two square feet in surface area. 

5.  The applicant (Penn Cove Architects) must have an approved occupancy permit. 
6.  The sign must remain outside of the sight distance triangle. 
7.  The applicant must return a signed copy of the approval letter acknowledging and accepting the 
conditions of approval. 
The motion passed 7-0. 
 
3. SGN 08-09 – Whidbey Examiner – 6 NW Coveland Street 
Planner Kwarsick stated that he met with Justin Burnett, Staff Writer for the Whidbey Examiner but that 
this item will not be discussed today. 
 
4. SGN 08-10 – Fabric Chicks – 101 B – NW Coveland Street 
Planner Kwarsick explained that this sign is for a new business at this location.  The applicants have 
submitted an application to install two flush mounted signs for Fabric Chicks. 
 
BOARD ACTION 
A motion was made by Boardmember Usher, second by Boardmember Poust to approve SGN 08-10 
Fabric Chicks – 101 B - NW Coveland Street based on the following Findings 1 through 3 and 
Recommendations 1 through 3 as presented. 
Findings: 
1.  The applicant submitted a revised application on October 16, 2008, in support of a request to install a 
flush mounted sign at 101 NW Coveland Street, Suite B, 
2.  The proposed slush mounted signs are reviewable by the Design Review Board, in conformance with 
CTC 16.28.050(A)(1); 
3.  The proposal can be conditioned to be consistent with all primary sign standards contained in CTC 
16.28.040(A), including those related to size, placement, height, colors and materials. 
Recommendation: 
1.  All exterior lighting used to illuminate signs, shall be designed to reduce glare impacts to adjacent 
properties and public rights-of-way, to use energy efficiently, and to reduce nighttime “light pollution”. 
2.  All exterior lighting proposed to illuminate signs, shall be pointed downward and shielded from 
direct observation from the air, adjacent properties, and public rights-of-way. 
3.  Any sign light fixture intended shall be “full cutoff” fixtures as defined by the Illuminating 
Engineering Society of North America. 
The motion passed 7-0. 
 
INFORMAL DISCUSSION 
5.  BSP 08-01 – Informal Meeting – Phase II – Cobblestone Cottages 
Planner Kwarsick explained that the applicants have requested an informal review of the second phase 
of Cobble Stone Cottages.  The first phase of the project was reviewed and approved by the DRB in 
2001.  The applicant, Ted Clifton, explained to the board that it would be condo living for senior citizens 
and was available to answer any questions.  Planner Kwarsick stated this is an informal review process 
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and that at a future date the DRB will conduct a public hearing and make a recommendation to the Town 
Council.  Planner Kwarsick asked how would the 4 units be owned and Mr. Clifton responded that the 
paperwork needed to be recorded and the units will be 4 distinct condo properties.  Each units will 
average 1500 sq. ft. in size.  The Historic Review Committee was concerned about the proposed garage 
next to the historic property.  Mr. Clifton responded that a 12 X 20 storage garage was necessary 
maintenance equipment, etc., since the units will only have single car garages as well as overflow 
parking.  The driveway was completed sometime back and that the fire marshal preferred the loop 
driveway as opposed to a cul-de-sac driveway.  Planner Kwarsick stated this property is high density 
residential.  Boardmember Carlson asked if the structures will each have their own solar panels and Mr. 
Clifton responded that they will and that the roofs have to face south to gain from the solar usage.  
Planner Kwarsick explained that the project will be completed in phases and 2 units will be built at once. 
Mr. Clifton will be submitting a formal application for this project soon.     
 
AUDIENCE INPUT 
 
ADJOURN – The meeting was adjourned at 10:55 
 
 


