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L. INTRODUCTION

Camp Casey (a.k.a. Casey Conference Center), located on Whidbey island near
Coupeville, is owned and operated by Seattle Pacific University (SPU), a private,
four year university of liberal arts and professional studies. Camp Casey is used
currently by non-profit tax-exempt organizations whose purposes and/or
activities are in harmony with the mission of SPU, as well as by SPU students,
faculty, staff and alumni for retreats and recreational and professional
gatherings. With the expanded facilities described in this Master Plan, Camp
Casey may aiso be used by for-profit organizations and the general public.

The Camp Casey Master Plan has been prepared to meet the Island County
application requirements for designation of the property as an Existing Master
Planned Resort. ICC 17.03.040 defines an Existing Master Planned Resort as
follows: ' '

Existing Master Planned Resort: A resort that was in existence on July 1,
1990 and that met the definition of Existing Master Planned Resort at that
time. The resort is developed in whole or part, as a significantly self
contained and integrated development that includes short-term visitor
accommodations associated with a range of indoor and ouldoor
recreational faciliies within the property boundaries in a setting of
significant natural amenities. An existing resort may include other
permanent residential uses, conference facilities, and commercial
activities supporting the resort, but only if these uses are integrated into.
and consistent with the on-site recreational nature of the resort. o

As indicated by information contained in this Master Plan, Camp Casey clearly
meets Island County’s definition of an Existing Master Planned Resort.

ICC 17.03.180 Y provides that Existing Master Planned Resorts may be
designated through Island County’s Type 1V decision process, provided that the
future development and specific uses have been approved through the adoption
of a Master Plan. This Master Plan provides the required information regarding .
future development and specific uses. it also meets the requirements for a Site
Plan set forth in Chapter 16.15 ICC, as modified by the Island County Planning
Director to recognize the long-term, conceptual nature of the Master Plan. More
specific Site Plan information will be provided with applications for each phase of
proposed development.

The Master Plan identifies the uses and facilities that currently exist and those
that are proposed to be developed to meet the recreational, educational and
community services needs required by Camp Casey for the next 15-20 years. It



also describes how features of historical and environmentat significance located
on the site will be conserved and enhanced.

The Master Plan encompasses approximately 82.54 acres of property owned
and managed by Seattle Pacific University for Camp Casey’s operations. This
property includes approximately 73.28 acres on the west side of Engle Road and
9.26 acres on the east side of Engle Road, as shown by Figure 1. The
Assessor’s tax account numbers and legal descriptions of the parcels to be
‘included in the Master Planned Resort designated boundaries are provided in
Appendix A. All of these parcels currently are zoned Rural.

The Master Planned Resort boundaries do not include the Fort Casey inn, which
is owned and operated by Seattle Pagcific University as a for-profit country inn. It
also does not include additional University-owned parcels north of the Master
Planned Resort and two Crockett Lake parcels that consist entirely of open
water and wetlands. Existing Island County development regulations that are
-applicable to these properties will not change as the result of the desngnatlon of
Camp Casey as a Master Planned Resort.
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. VISION AND GOALS
A. Master Plan Vision Statement

Camp Casey is, and will continue to be, a unique conference center and resort
that leaves the rush of the city behind. Established in the 1890’s as the northern
portion of Fort Casey, it has been owned and operated by Seatile Pacific
University since 1956. For several generations it has served as a special place
to relax, play, learn, and seek spiritual guidance in historic buildings and
recreational facilities located in a beautiful natural setting. The natural beauty
and historical importance of the site contributes substantially to the unique
environment of Island County and the Ebey’s Landing Historicai Reserve.

Camp Casey serves a diverse user group, consisting primarily of non-profit
organizations and Seattle Pacific University’s faculty, staff, students, alumni and
retirees. Facilities currently are, and will continue to be, used primarily by small
and medium sized groups, such as participants of sports camps, religious and
music retreats, environmental education classes, and arts and crafts workshops.
With the completion of new facilities, for-profit groups and individuals and
families that are not associated with Seattle Pacific University may be invited to -
share in the use of Camp Casey. Although group housing and related support
facilities will continue to serve the maijority of Casey's users, new retreat
housing, cabins and common facilities will be constructed to provide
substantially increased and improved accommodations for short-term stays by
adults and families, including SPU faculty, staff, alumni and retirees. With these
new adult and family accommodations; greater use wiil be made of the Casey
~ facilities during the off-peak spring, fall and winter months. With the additional
revenue that will be provided by the use of the new facilities, the existing
buildings, utilities and grounds will be xmproved and maintained at a higher level -
than is possible currently. '

Through comprehensive master planning and related environmental analysis,
Seattle Pacific University has taken significant measures to manage and direct
the expansion of Camp Casey in an environmentally sensitive manner. Future
expansion and improvements to existing buildings will be: guided by an approved
master plan, including development standards designed to preserve and protect
Casey’s significant natural and man-made environment. Fort Casey’s historic
buildings and parade ground will remain intact, as will most forest areas and all
beach, bluff and wetland areas. Future development and operations will
emphasize environmental sustainability, including energy and water
- conservation. It is Seattle Pacific University’s intent to continue to serve as an
enlightened, long-term environmental steward of Camp Casey.
















Retreat Buildings: Six new refreat buildings with an average size of
approximately 8,000 to 10,000 square feet will be constructed. Two of the
buildings will be constructed on in-fill sites near the existing Alumni and Facuity
Houses and four will be constructed in the forested area east of the existing
campground. It is currently planned that each building will include eight town-
house style living units, with an average of 800 to 1,000 square feet per unit,
plus approximately 1,000 square feet of common space to be used for smail
retreats and seminars, as well as informal socializing. An average of
approximately 500 square feet of support space (e.g. laundry, shops and
storage) will be provided in each building or may be consolidated in one or more
buildings. The total number of housing units will not exceed 48, unless additional
units are approved through a conditional use process. (The average occupancy
of each unit is expected to be approximately four persons, who would resultin a
total of 192 individuals.) The building heights will vary, but will not exceed three
stories.. The infill retreat buildings will be designed in a Viciorian style
consistent with the pre-World War |-era officers’ housing. The retreat buiidings
constructed in the forest will be designed in a more rustic contemporary lodge
style, in keeping with the forest environment. The design of these and all of the
other proposed buildings described below will be subject to review by the
Historical Review Committee that has been established for the Ebey’s Landing
National Historical Reserve, as provided by 17.04 ICC.

Cabins; Up to 40 small cabins will be constructed, primarily in the existing
campground area. (The average occupancy is expected to be approximately
* three persons and would result in a total capacity of 120 individuals.) The
cabins will consist of both studio and one-bedroom units, with an average size of
approximately 350 to 500 square feet. They will be rustic one-story structures
sited between existing trees that have .a chest-high diameter of 24 inches or
greater. It is currently planned that the cabins will be winterized and include a
small bathroom and kitchen area. However, some more rustic cabins or yurts
without bathrooms and kitchens might be constructed. To minimize tree
‘removal, some cabins might be combined as duplex units.

- Campground Relocation: Up to 25 replacement campsites will be provided in
the forested area west of the existing campground and south of the
bunker/amphitheater. To minimize the impact on the forest, only walk-in
campsites will be provided and ali campsites wili be setback a minimum of 100
feet from the top of the bluff. The existing campground bathhouse will be
replaced in a location closer to the replacement campsites.

Educational Center/Chapel. An educational center is proposed as an expansion
of Casey Conference Center's existing educational and meeting facilities. This
one-story building with a potential basement will have a maximum size of 8,000
to 14,000 square feet. Its uses will include a divisible multi-use room seating
- approximately 275 to 300 individuals, several offices, a small conference room,
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restrooms and stbrage. The multi-purpose room would also serve as a chapel
for Camp Casey. A small convenience store and coffee shop and a basement
level dining hall and kitchen may also be included.

- Wasfewater Reclamation/Reuse Plant Building. A 1,200 to 1,500 square foot
‘building will be constructed to house a wastewater reclamation/reuse plant and a
related shop area. Its proposed iocation is within the edge of the forested area
next to the lawn northwest of the existing Office Building. Most of this lawn area
and a tennis court will be converted to a holding pond for recycled wastewater,
which will be used primarily for irrigation of the sports fields and other lawn
areas. :

-Changes_lo Existing Buildings: A 1,200 to 1,500 square foot addition to the
existing Sea Lab building will be constructed to provide a total of approximately
2,240 to 2,540 square feet.  Mess Hall B will be expanded by approximately
1,100 to 1,500 square feet to increase its capacity from 125 to 225 persons and
add restrooms. Restrooms will also be added to Mess Hall A. The Equipment
Shed (which is on the verge of collapsing) will require demolition and eventual
replacement. Most existing buildings will require either major or minor
improvements and repairs. Significant changes in the use of existing buildings
are not anticipated, except for the possible conversion of the North Commons
Building to a shop and storage facility and the possible renovation of some
existing barracks buildings to provide additional semi-private quarters. Any
revisions to existing buildings that would result in significant changes to their
_exterior appearance will be subject to the historical review provisions of 17.04
ICC. As provided by 17.04.080 E, the “Secretary of the Interior's Standards for
- Rehabilitation and Guidelines for Rehabilitating Historic Buildings” should be
“used as review guidelines. o

Table 5 provides a summary of the proposed changes to building space when
each building is classified by its primary use. For new buildings, the maximum in
the range of building sizes has been assumed for this summary.
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Table §: Existing and Proposed Camp Casey Buildings
Classified by Primary Uses

Primary Use Existing New Total
Classifications Buildings Buildings Buildings
) Gross Square Gross Square | (Existing + New)
.Feet Feet Gross Square

{See Tahle 2) {See Table 4) Feet
Group Housing 45,860 0 45,960
Retreat Housing 21,380 80,000 81,380
Cabins 4,200 20,000 - 24,200
Staff Housing 6,518 0 6,518
Classrooms and Meeting Spaces 9,831 0 9,831
Teaching Laboratories 1,040 1,500 2,540
Recreation 6,400 . D 6,400
Cafeterias 7,500 1,600 9,000
Offices 1,250 0 1,250
Shops/Utilities 2,220 1,500 3,720
Storage 3,093 [ 0 3,993
Bathhouses 2,387 0 2,387
Multi-use 21,540 14,000 35,540
Totals 134,219 98,500 232,719

Note: Buildings have been categorized by their primary uses, as shown on Table 2. Many existing and
proposed buildings will contain a combination of these uses. For examples, the Retreat Housing will -

include meeting spaces as well as housing, and the Education/Chapel building will include meeting

‘'spaces, offices and dining facilities.
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D. Utility and Services

Utilities and services needed to support the new buildings will be phased to
reflect the building program. However, major improvements to Camp Casey's
utilities and services are anticipated to be required prior to any substantial
development. As required by RCW 36.70A.360(2), those utilities and services
provided on site will be limited to meeting the needs of Camp Casey, except that
existing commitments to provide utility services to the adjacent Fort Casey Inn
are expected to be honored. As required by RCW 36.70A.360(2), all costs
associated with service extensions and capacity increases directly attributable to
the Camp Casey’s development and operations will be borne by the owner,
Seattle Pacific University. The following is a description of the proposed utility
and service improvements, as are depicted in Figure 6.

Sewer: Camp Casey’s current wastewater treatment system is a septic system,
which includes several large communal septic tanks-and drain fields. While it is
adequate to meet existing needs, it does not have the capacity to meet the future
needs that will result from the development proposed in this Master Plan. Soil
conditions pose severe [imitations on the expansion of the seplic system.
Therefore, an on-site wastewater treatment plant will be necessary. The existing
septic system will be converted into a septic tank/effluent pumping (STEP) sewer
system where solids will be collected in the existing tanks and liquid pumped to
the treatment plant. The on-site wastewater reclamation/reuse plant will use
Membrane Bioreactor (MBR) treatment technology to provide treatment meeting
the Washington State standards for Class A reclaimed water. Class A reclaimed
water is permitted for use in public contact areas, wildlife, and fish contact with
no restrictions. The MBR treatment system is widely accepted as a reliable
technology for producing high quality reclaimed water and does not require
chemicals other than for disinfection. The reclamation plant will be enclosed in a
building providing odor control. Waste biomass from the system will be
pericdically removed by pump fruck for treatment at the Island County Septage
Treatment plant in Coupeville. The Class A recycled water will be put to
beneficial use at Camp Casey, including irrigating landscaping, lawns, and if
- allowed by relevant codes, use for flushing toilets and urinals, and will decrease
the demand for additional potable water from the Town of Coupeville. A pond
will be constructed to store recycled water for use by the irrigation system.
‘During the wet season, Camp Casey occupancy is typically iowest and reuse of
recycled water by irrigation is not feasible. The unused reclaimed water will be
discharged in the existing drain fields. The proposed locations of the treatment
plant building, pond, and irrigation area, as depicted on Figure 6, have been
sized for a system designed for the peak wastewater flow rates from the
proposed facilities.
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Water: Camp Casey currently obtains most of its water from the Town of
Coupeville. As recommended in the Town of Coupevilie’s Water System Plan,
conservation measures will be employed to reduce water usage at Camp Casey,
including replacing leaky pipes and replacing out-dated plumbing fixtures. The
proposed use of recycled wastewater for irrigation and, if allowed by relevant
codes, use for flushing toilets and urinals will substantially reduce the current
per capita use of water, especially during the summer months. '

Some additional water is expected to be required from the Town of Coupevifle to
meet future needs. Based on current per-capita water use at Casey during peak
periods, it is estimated that the increased amount of water required with the
occupancy of all of the new buildings proposed in the Master Plan would be
approximately 12,000 gallons per day during the peak summer months. This
would represent approximately 25 ERUs, based on the Town of Coupeville’s
formulas and standards in its current Water System Plan. However, the
projections of future ERU requirements should be modified based on actual use
data following the implementation of the proposed conservation measures and
occupancy of the first phase of development. From an engineering review of the
Water System Plan and related information, it is evident that the Town of
Coupeville has a well capacity that is more than adequate to meet Casey’s
projected needs, and the Town is committed to providing the additional water. It
is expected that some system improvements will be necessary, including water
~“main replacements and/or a fire-flow bypass around the pressure-reduction
valve (and possibly the water meter) serving Camp Casey’s existing water
system. An on-site water storage tank may also be necessary to reduce peak
demands on the Town's water supply. All on-site water system improvements

" will be funded by Seattle Pacific University. In addition, through a negotiated

agreement with the Town of Coupeville, Seattle Pacific University expects to
contribute to the cost of off-site system improvements that might be necessary to
provide Camp Casey with additional water. '

Storm Water: Storm water from the proposed new facilities will be cofiected and
treated utilizing Low Impact Development (LID) methods. Additional
impervious paving will be avoided in most instances. Storm flows will be
diverted to a series of biofiltration swales for on-site treatment and infiltration to
reduce run-off. Treatment and infiltration systems will be provided for the larger
parking and rooftop areas, thereby eliminating the need for detention ponds.

Storm water that is not infiltrated into the soil during periods of peak rainfall will
be discharged into Admiralty Inlet via a HDPE storm water outfall, designed and
constructed per Island County standards and Shoreline permit requirements.

Electricity: Electricity is provided to Camp Casey by Puget Sound Energy. No

major upgrades of Puget Sound Energy’s facilities are anticipated to be needed
to serve Camp Casey’s expansion.. However, an emergency generator will be
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