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Land Use Application #1288415 - 9xx Main St
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Project Contact


Company Name: Kelli Homes
Name: Arne Gaenz Email: arne@kellihomes.com
Address: 1020 Bell St Phone #: (425) 478-6057


Edmonds WA 98020


Project Type Activity Type Scope of Work
New New Development Activity Project Approval


Project Name: 9xx Main St


Description of Work: Reasonable Economic Use - Request To build a single-family residence on this
parcel.


Project Details


Development Type
Land Use
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Land Use Application #1288415 - 9xx Main St
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Wetland A Rating Unit


WETLAND RATING MAP
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TAX PARCEL NO. 00434206702500.Rev #:


Drawn By:
L. Emenhiser


Acre Job: 22036


Date: 12.09.2022


!"#$


!"#$%&"'!"()* +&
",


-*
($"


./0
**


+!"#$


!"#$%&"'!"()* +&
",


-*
($"


./0
**


+


!"#$!"#$%&"'!"()* +&
",


-*
($"


./0
**


+Figure 1 of 4
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RATING ANSWERS FOR WETLAND A


S1.3 Dense, uncut, woody plants > 1/2 of the area of the unit.


S4.1 Dense, uncut, rigid plants cover < 90% of the area of the wetland.


S2.1 & S5.1 Greater than 10 percent of the area within 150' of the uphill side of 
Wetland A is in land use that generates pollutants and excess runoff (~53%).


H1.1 & H1.4 The wetland contains forested vegetation. The forested class has 
3 out of 5 strata that each cover 20% within the forested polygon; and 
moderate interspersion.


H1.2 The wetland contains saturated only and permanently flowing stream 
hydroperiods. 


SCALE 1" = 100'
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Pollution generating areas (typ.)
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1KM POLYGON MAP (UNDISTURBED & ACCESIBLE HABITAT)
KELLI HOMES - MAIN STREET


EDMONDS, WA
TAX PARCEL NO. 00434206702500.


APPROX. SCALE 1" = 1,000'


1,0000 2,000


This map was used to derive answers
for questions H2.1, H2.2, and H2.3. SUBJECT WETLANDS


LEGEND


ONE KILOMETER POLYGON LINE


MODERATE, AND LOW INTENSITY LAND USE


Note: Land use definitions are derived from H2.0 Table 3 of the
Wetland Rating System for Western WA: 2014 Update


RELATIVELY UNDISTURBED LAND


HIGH INTENSITY LAND USE


1 KILOMETER


PREPARED BY:
Acre Environmental Consulting, LLC


PO Box 55248
Shoreline, WA 98155


Phone: (206) 450-7746
Email: louis@acreenvironmental.com


PREPARED FOR:
Kelli Homes, LLC
1020 Bell Street


Edmonds, WA 98020







S3.1 The subject wetland does not drain directly (within 1 mile) of any water listed on the 303(d) list.


S3.2 The subject wetland is located in a basin or sub-basin with an aquatic resource listed on the 303(d) list.
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S3.3 Based on the Department of Ecology's Washington State Water Quality Atlas, no TMDL's 
are in development or approved for the basin in which the wetland rating units are found.


P
R


E
PA


R
E


D
 B


Y:
A


cr
e 


E
nv


iro
nm


en
ta


l C
on


su
lti


ng
, L


LC
P


O
 B


ox
 5


52
48


S
ho


re
lin


e,
 W


A 
98


15
5


P
ho


ne
: (


20
6)


 4
50


-7
74


6
E


m
ai


l: 
lo


ui
s@


ac
re


en
vi


ro
nm


en
ta


l.c
om


P
R


E
PA


R
E


D
 F


O
R


:
K


el
li 


H
om


es
, L


LC
10


20
 B


el
l S


tre
et


E
dm


on
ds


, W
A 


98
02


0


SITE







1/7


Hearing Examiner Mecting


Re: Critical Areas Variance: ReasonableEconomic Use


We are roquesting a variance available under theRcasonable Economic Use provisions
established in sections23.40.005 and23.40.210of the ECDC.


The following consists of ourresponsesto theelementsset forth as Al-7, together with elements
B throughG.


A Applicationof thistitlewoulddenyallReasonableEconomícUseofthesubjectparcel.


A strict application of thesuggestedsetback from ShellCreek, together with adesignatedwet
land arcaand its 60 recommended buffer would, without thegranting of areasonablecoonomic
use variance, deny all use of the subjectparcel. So to avoid a constitutionally prohibited
"taking," a variance would benecessary.


Al. Theeconomicimpactoftheregulationsonthepropertyowner:


The acquisition costs of the property would not berecoveredwithout the economic


The holding costs, ie., anmualproperty taxes, would not be recoverable without the


The value of the immediate family estatewould no longerhave the additional vaue


development of saidproperty.


economicdevelopment of saidproperty.


derived from theexistence of aresidential property in theEdmonds Bowl area. Add to that the
proposed singie family residencethat would alsobecomepart of the estate'sincreasedvalue.


A secondarycconomic impact would be to thenexstfamily generation that would inherit
the property and enjoy a free and clear location in which to set up ahousehold. That possibility
would also be lost.
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A2 Extenttowhichtheregulationbasinterferedwithexpectationsheldattimeof
purchaseofthe propety.


When the kids had all graduated from college andhadmoved out in 1988- 1990, we
thought it might be time to downsize our residentialrequirements. In 1991 the property on Main
Streetbecameavailable. Having lived on Shell Crek since1978, we liked the location of the
Main Street parcel as it was close, but not actually on the samecreek. We made an offer on the
property and it wasaccepted. We began thinking about the new houseand started the sketch and
budgeting processes.


Time sped by quickly as ourdecisionsbarely kept up with our changing situation and
perceived needs involving a new living arrangement. At a certain point we becameaware that a
new "Critical Areas Ordinance hadbeenadoptedby the city in 2004, and directly affected our
property on Main Street. Not only affected by the new buffer and set back requirements, but
outright deniedanyhere-to-foreuseof the property.Even fora single familyresidence.


"They can't đo that," we said. The U. S. SupremeCourtagreed: "No governmental
takings" theydecreed.


Later, talking with the City planning staff, they pointed out that therewas asomewhat
complicatod back door approach to a building permit processcalled a "Rcasonable Economic
Use variance" request. And finally we arehere today with thatrequest.


A3. Howtheregulationisservingthepublicinterestbyçounteringtheadversepublic
impact oftheproposal:


Even though the city has traditionally used its streamsand creeksas an extension of its
storm drainage sysem, we shall endeavorto not add to the problem. By adhering to the current
regulations as closely as we possibly can, we can limit any adverse impacts normally associated
with residential development. These efforts arespelled out in the details in ourresponsesto the
seven elements that need to beaddressedas part of the analysis for the granting of therequested
variance.


A side note: The term Public nterest" wouldseemto bedebatable.Some of the
"Public is calling for less trafic, fewercars,etc.But the ity stillrequirestwo offstreetparking
spaces (thus encouraging cars?) but when the city relaxes orrenmovesthis requirement đuring the
developmet of a muti-family residence(see 3 AveN. andEdmondsStrectasarecent
cxample) resulting in NO off-stroct parking, the Public" isoutraged! Go figure...
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A4, Size,location,andphysicalattributesof theproperty.


Thesubjectproperty is locatedon thenorthside of MainStreetbetween 9 Ave N. and
an unopened 10" Ave. At 60x 110feet,encompassing6600squarefeet, it isapproximately
acrossthe street from theWadeJamesTheater. It is south of the upperreaches of Shell Creek
and contains some delineated wet land area.


A5.Regulationsineffectattimeofpurchase:


The only regulations in effect in 1991were thestandardRS6 zoningrequirenments,i.e.:
setbacks (ront, side,and rearyards), building height, lotcoverage, two-car off street parking ec.


A-6.Purchasepriceofproperty:


Having decidedto "downsize" our livingrequirement,wenoteda "For Sale sign on the
property in 1991. Talking to theRealtor thathad the listing, itappearedthat the lot was up for
sale by the heirs of the former owner. Hearing that tbeywanted a quick saleand closing at a
reasonable price, we offered $20,000cashand it wasaccepted.The sellerswere happy with a
quick turn aroundandwe werehappy with theprice. It was agoodinvestment.


:


We watched as the county raised the value of the property annually, along with the yearty
property taxes. We consideredtheseas “holding costs." To đate theanmual holding costs have
amountedto over$10,000– halfof the original cost ofacquisition!Theaccompanyingchart of
county valuation over the last few yearsshows the "Market Value" asdetermined by the county
appraiser, currently at over $250,000.


It remainsagood ivestment.
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TABLE ONE:


103EATTSONKEY PO BOX 234,EDMOSNDS,WA98020
Caited StateslOtaer


PropertyValues*
TaX Year


2022
S233,600


Tax Yebr
2021


212300


Tox Year
C 2020
S195,60C|


Tax Year
2019


S171,000|


ToxYoar
2018


S142,600,
valee Type
Taxable alueRegular
Exeaption AgountRegular
MaketTatal
Assessedaue
iarkerLacd


Mariker Iprotetent
PersonalProparty


S142,606
S142,600;
SI49,600,


S21),30)S253,600!
S253,600;
S233,600


S212,300|
"S212300|


S195,600
S195,600
S195,600


S171600
S171,000}
S171,006-


Active Exemptions
No ExenpionsFound


*78%increase in four years!


After a little research into the record for the single family building permits issued during the
previous eighteenmonths, we found some items of interest. Shown below are some of the permit
averages as compared to our proposal:


TABLE TWO:


OurProposal
1348Sq. Ft


1+1


Categosy
Two storyresidential[notinchudinggarages]
Number ofparkingspacesprovided
Overall impervioussurfacearea[house foot print / driveway /
walk/etc.]
Impervious surface lot coverage


Averages
3100Sq.Ft.
2.4


2650 Sq. Ft.


33%


985 Sq. Ft


15%


It is obvious that our proposal is considerablylessthan theaverage of permit requestsissued in
the last eighteen months. Showing onceagain that the resulting reductions and compromises on
our scaled back proposal respects the creek and wet land area to a very reasonabledegree.
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A7..Cumılative çnyirgnmentalimpactsoftheproposeddevelopment:


Theenvironmentalimpacts of theproposeddevelopmentshouldbe minimal, if any.


The 100 foot bufter betwecn the proposed development and Shell Creek should be
maintainable.


ThedesignatedClass II wet land will bemaintainedasis.


The60 foot buffer fortheClass I wetlandareawillcontaintheproposedđevelopment
ofa single family residence. With agentle, carefül andrespectfül developmentprocess, together
with any restrictive oversite requirements(noise, dust, ctc.) imposed by the hearing examiner,
the final results should beacceptable to all govenment agenciesand to the property owners.


A lot coverageof359%(in thiscase:35% of6600 Sqft =2310 Sqft.) is the current allowable by
code. We propose to reduce that allowablecoverageto about 8 %- 11%or approximately +/-
750 Sqft. This is less than a third of the allowablecoverage.By proposing a sketch plan
consisting of a single carport open on threesidesand minimum floor area(no formal dining area,
no "media room," no main floor mastersuite, no family room, etc.) we cankeep the total
footprint to anarcaof t-750 Sqft.


It shouldbenotedthataportion ofthenorth hatf oftheMainStreetroacway is within the 60
foot bnyfjerarea.


B. No otherreasonableuseof the property..haslessimpactonthecriticalarea:


ECDC 16.20.101 Uses: Single Family Zones


Permited PrimaryUses:
Single family residences,churches, primary schools, public facilities, parks, open space,
community parks.


PermittedSecondaryUses:
Fosterhomes, homeoccupation, individual room rental (without kitchens), fallout
shelters, 300 Sqft greenhouses,stables, commuter parking for 10 or more spaces,
B &Bs.
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A single family residencewould obviously have the least impact of any permitted use,
with the possibleexceptions of fallout shelteror openspace. Ofcourse "open space" has no
possible "economic use" value, and ifa parcel isdesignatedthus, it would have to bebarricaded
to keep the citizensy from damming up the small waterways and protect the natural growth from
being trampled and any treesfirombeing cut down tou3eas "forts" by the younger citizens. All
other usesand the accompanying traffic generatedwould undeniably have greater impact on the
subject property.


C. Theproposcdimpact... istheminimumnccCssaryto allow forReAsOnableEconomicUse of
thepropety.


This element indicates anassumedimpact, but it should be held to a minimum. That is
exactly what we areproposing.


Respectingthe 100 foot buffer to ShellCreek,maintaining the Class II wet land area,
and carefully developing a single family residence that has the least impact of all
economical uses permitted in a residential zone.


D. Theingbility of theapplicanttoderiveReasonableFconomicUse ofthepropertyisnotthe
resuit ofactionsbytheapplicantaftertheđateof theordinançecodifiedinthetitle:


Since thepurchaseof the property in 1991, therehavebeenno actions by the property
owner to affect the statusquo of the property. Theparcel hasremaineduntouched since
purchased.


E. Theproposaldoesnotposeanunreasonablethreattothepubliçhealth,safety,orwelfare:


A singie family residence,absentany unlawful activitics therein, does not pose a thrcat to
the public health, safety, or welfare on or off the site.


E Theproposalminimizesnet1lossof criticalareafunctionsandvaluesconsistentwith thebest
availablescience:


Again, this elementseemsto indicate anexpected "net loss of critical area functions."
However, this proposal, consistent with the best available science,has minimized any ecological
impacts to be the least possible. Sceattached drawings, sketches, and notes provided by
credentialcd profcssionals.
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G. The proposal is consistent with other applicable regulations andstandards:


All other applicable building codes, planning regulations, fire codes, and required
inspections shall be complied with prior to and đuring thecourse ofdevelopment.


Additional comments:


O Since Shell Creekdoes notencroachupon the subjectparcel, we are left with setback buffers
oniy to bediscussedandagreedto duringthe REU. process.Typically a "Buffer Planting
Schedule isroquestcdto "protect the creck itself.
But, if the existingcentury old growth is left asis, with noclearing ofexistingvogctation, the
buffer would becompleteandmatureon đayone.No interiminspections.No replating of failed
landscaping. Our part of the Shell Creekwatershed would bepreservedas natural and
undisturbed.


O Roofand driveway storm runoff would behandledby the "Infiltrator" systemthat we
introduced to the city andwasadoptedby theengineeringdepartment in 2004. Witha large
storage capacity for stormsurgesand pervious side walls to slowly disperse the storm water into
the surrounding soils, this has proven to be asuccessfulmethod of managing the occasional
northwest rains.


O A well designedsingie family rcsidenceonthe property, along with a new countyappraisal,
will add ananmıal source of income to the city's taxbase, typically incrcasing year over year.
fthe city were topurchasethe property, theannual tax income would drop to zeroand stay
there.
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G. The proposal is consistent with other applicable regulations andstandards:


All other applicable building codes, planning regulations, fire codes,and required
inspections shall be complied with prior to and during thecourse ofdevelopment.


Additional comments:


d Since Shell Creekdoesnotencroachuponthesubjectparcel, we are left with setbackbuffers
oniy to bediscussedandagreedto during the R E. U.process.Typically a "Buffer Planting
Schedule is roqucstod to "protect" the creck itsclf.
But, ifthe eristing century old growth is left asis, with no cdeaing of existingvegctation, the
buffer would be completeandmatureon dayone. No interiminspections.No replanting of failed
landscaping. Our part of the Shell Creekwatershed would bepreservedas natural and
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O Roofand drivewaystorm unoff would behandiledby theInfiltrator systemthat we
introducod to the city andwasadoptedby the engineeringđepartment in 2004. With a large
storagecapacity for stormsurgesandpervious side walls to slowiy disperse the storm water into
the surrounding soils, this has proven to be asuccessfiulmethod of managing the occasional
northwest rains.


OA well designedsingie family rcsidenceontheproperty, along with anew countyappraisal,
will addarnanmualsource of income to the city's taxbase, typically incrcasing year over year.
Ifthe city were topurchasethe property, theannual tax income would đrop to zero and stay
there.
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ReasonableEconomicUseYarianceRequestSummary


D To avoid a“governmental taking," we would ask for aReasonableEconomicUseVariance
to be granted as outlined in the preceding request and our responses to the seven elements
mentioned.


A base zero height cals shouldbeestablished.To keeptheproposedsingle family
residenceup out of thedesignatedwet landarea, this "basezero height point should be located
at the soutwest propertycorner. This point ispermanentlymarkedwith asurvey pin in the city
sidewalk and easily noted by officials during the height check verification process. The proposed
height of the new structure would be 25 feet or lessabovethereference poit thusmarked.


To City Staff:
Thank you for yourtimeinreviewingthisrequestandforanyconstructivecommentsyoumay
wish to add to theconversation. After a final review of ourproposaltogetherwith any
amendments, we shall scheduleameeting with the city's hearingexaminer.


Property Owner:
Ken Mattson Date


Agent:
DateAme Ganze
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Supplemental Name: Applicant Certification - Planning


The applicant, and his/her/its heirs, and assigns, in consideration on the processing of the application agrees to release, indemnify,
defend and hold the City of Edmonds harmless from any and all damages, including reasonable attorney’s fees, arising from any
action or infraction based in whole or part upon false, misleading, inaccurate or incomplete information furnished by the applicant,
his/her/its agents or employees. The property affected by the application is in the exclusive ownership of the applicant or that the
application has been submitted with the consent of all owners of the affected property.


I certify, under the penalty of perjury under the laws of the State of Washington, that the information and exhibits herewith submitted
are true and correct to the best of my knowledge and that I am authorized to file this application on behalf of the owner of the subject
property.


I do so certify.


Jurisdiction:Edmonds
Project Name: 9xx Main St
Application ID: 1288415







Supplemental Name: Land Use Application


If this is a new parcel or lot that does not yet have an address or a County tax account number, please describe the property and its location
(otherwise, you may skip this question):


CITY OF EDMONDS BLK 067 D-00 - ALL LOTS 25 & 26


Please describe the project and/or proposed use(s) you are seeking approval for with this application (you can upload a more detailed
file/letter later in the application, as necessary):


See uploaded supporting files


Check the boxes indicating all of the related approvals you are seeking for this project (including this application). NOTE THAT A SEPARATE APPLICATION IS
REQUIRED FOR EACH APPROVAL.


Reasonable Use Exception


Jurisdiction:Edmonds
Project Name: 9xx Main St
Application ID: 1288415





		PLN2023-0013+Application+3.24.2023_1.43.50_PM+3442075
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		22036 Gaenz Map v2023

		Kelli Homes Main Wet A Rating 

		22036 Figure 1 Wetland Rating Map

		22036 Figure 2 1Km habitat map

		22036 Figure 3 303(d) waters

		22036 Figure 4 TMDL's For basin



		PLN2023-0013+Project_Narrative+3.24.2023_1.42.48_PM+3442066

		PLN2023-0013+Site_Plan+3.24.2023_1.43.27_PM+3442070

		PLN2023-0013+Supplementals_Applicant_Certification_-_Planning+3.24.2023_1.43.53_PM+3442076

		PLN2023-0013+Supplementals_Land_Use_Application+3.24.2023_1.43.49_PM+3442073



		lblApplicant: Applicant

		lblFirstName1: First Name

		lblApplicantCompanyName: Company Name

		txtApplicantFirstName: Arne

		lblLastName1: Last Name

		txtApplicantLastName: Gaenz

		txtApplicantCompanyName: Kelli Homes

		lblHouseNumber1: Number

		lblStreet1: Street

		lblApartment1: Apartment or Suite Number

		lblEmailAddress1: E-mail Address

		txtApplicantHouseNumber: 1020

		txtApplicantStreetNumber: Bell St

		txtApplicantApartmentorSuiteNumber: 

		txtApplicantEmailAddress: arne@kellihomes.com

		lblCity1: City

		lblState1: State

		lblZip1: Zip

		lblPhoneNumber1: Phone Number

		lblExtension1: Extension

		txtApplicantCity: Edmonds

		txtApplicantState: WA

		txtApplicantZIP: 98020

		txtApplicantPhoneNumber: (425) 478-6057

		txtApplicantPhoneNumberExtension: 

		lblCompanyName2: Company Name

		txtContractorCompanyName: 

		lblHouseNumber2: Number

		lblApartment2: Apartment or Suite Number

		txtContractorHouseNumber: 

		txtContractorApartmentorSuiteNumber: 

		lblCity2: City

		lblState2: State

		lblZip2: Zip

		lblPhoneNumber2: Phone Number

		lblExtension2: Extension

		txtContractorCity: 

		txtContractorState: 

		txtContractorZIP: 

		txtContractorPhoneNumber: 

		txtContractorPhoneNumberExtension: 

		lblStateLicence2: State License Number

		lblLicenseExp2: License Expiration Date

		lblUBI: UBI #

		lblEmailAddress2: E-mail Address

		txtContractorLicenseExpirationDate: 

		txtContractorUBI: 

		lblFloorNumber3: Floor Number

		lblSuite3: Suite or Room Number

		txtJobSiteFloorNumber: 1

		txtJobSiteSuiteNumber: 

		lblZip3: Zip Code

		lblCountyParcel3: County Parcel Number

		txtJobSiteZIP: 

		txtJobSiteCountyParcelNumber: 00434206702500

		lblTenantName3: Tenant Name

		txtJobSiteTenantName: 

		lblState4: State

		lblZip4: Zip

		txtOwnerState: WA

		txtOwnerZIP: 98020

		lblContractor: Contractor

		lblStreet2: Street

		txtContractorStreetNumber: 

		txtContractorStateLicenseNumber: 

		txtContractorEmailAddress: 

		lblJobSite: Project Location

		lblNumber3: Number

		lblStreet3: Street

		txtJobSiteHouseNumber: 0

		txtJobSiteStreetNumber: 

		lblCity: City

		txtJobSiteCity: 

		lblAssoPermitNumber3: Associated Building Permit Number

		txtJobSiteAssociatedBuildingPermitNumber: 

		lblAdditonalInfo3: Additional Information (i.e. equipment location or special instructions).

		txtJobSiteAdditionalInformation: 

		lblWorkSiteLocation: Work Location

		txtWorkSiteLocation:  

		lblPropertyOwner: Property Owner

		lblFirstName4: First Name

		lblLastName4: Last Name or Company Name

		txtOwnerFirstName: Ken & Sharon

		txtOwnerLastName: Mattson

		lblNumber4: Number

		lblStreet4: Street

		lblApartment4: Apartment or Suite Number

		txtOwnerHouseNumber: 

		txtOwnerStreetNumber: PO BOX 234

		txtOwnerApartmentorSuiteNumber: 

		lblCity4: City

		txtOwnerCity: EDMONDS

		lblCertStatement: Certification Statement - The applicant states:

		txtCertStatement: I certify that I am the owner of this property or the owner's authorized agent.  If acting as an authorized agent, I further certify that I have full power and authority to file this application and to perform, on behalf of the owner, all acts required to enable the jurisdiction to process and review such application.  I have furnished true and correct information.  I will comply with all provisions of law and ordinance governing this type of application.  If the scope of work requires a licensed contractor to perform the work, the information will be provided prior to permit issuance.

		lblDateSubmitted: Date Submitted:

		txtDateSubmitted: 3/24/2023

		lblSubmittedBy: Submitted By:

		txtSubmittedBy: Arne Gaenz






