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PRELIMINARY LOT LINE REVISION APPROVAL 

NOTICE OF DECISION 

October 31, 2016 

Project Number: SUB16-004 

Description: The proposal is a request for preliminary approval of a lot line revision between 
three existing residential lots and a portion of unplatted land. 

Applicant: Jim Dearth 
Ripple Design Studio, Inc. 
1303 Stone Way N 
Seattle WA 98103 

Owner: Run Yong USA 

Site Addresses: 8375 and 8383 E Mercer Way, Mercer Island, WA 98040 
Identified by King County Tax Parcel Numbers 0321100145 and 0321100140 

Zoning District: R-8.4 and R-9.6

Exhibits: 1. Preliminary Lot Line Revision plan set prepared by Edwin J. Green, P.L.S. of
Terrane, dated September 16, 2016.

2. Project application form dated May 10, 2016
3. Letter from Patrick Mullaney, Foster Pepper PLLC dated September 28, 2016

I. FINDINGS OF FACT

Lot Line Revisions are listed in Mercer Island City Code (“MICC”) 19.15.010 as ministerial actions to be 
reviewed under the criteria in MICC 19.08. The Revised Code of Washington (“RCW”) provides the 
legislative framework for the processing of land divisions. The following is an analysis of the criteria for 
approval.  

1. MICC 19.08.020(E)(1): Short Subdivisions and Lot Line Revisions. Public notice of an application for
a short subdivision or a lot line revision shall be made in accordance with the procedures set forth
in MICC 19.15.020.

CITY OF MERCER ISLAND 
9611 SE 36th Street • Mercer Island, WA  98040-3732 
(206) 275-7605 • FAX (206) 275-7726
www.mercergov.org
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MICC 19.15.020(7): A notice of application is not required for the following actions; provided, the 
action is either categorically exempt from SEPA or an environmental review of the action in 
accordance with SEPA has been completed: […] b. Lot line revision 

Staff Analysis: This project is categorically exempt from SEPA under WAC 197-11-800(6)(f), Land 
use decisions.  A notice of application was not required because lot line revisions are specifically 
listed as a decision type not requiring notice if the project is categorically exempt from SEPA. 
Therefore, noticing procedures were correctly followed and this criterion is met. 

2. MICC 19.15.020(E)(1) and 19.15.020(F)(1), there is no public hearing requirement for a lot line 
revision. Notice of Decision is required to be published in the Development Services Group (DSG) 
Bulletin, per 19.15.020(H)(2). Per 19.15.020(H)(2), a Notice of Decision is required to be published 
in the City’s Weekly Permit Bulletin.  

Staff Analysis:  Lot line revisions are ministerial decisions and therefore do not require public notice 
under 19.15.020(E)(1) nor a public hearing under 19.15.020(F)(1). The Notice of Decision will be 
published in the City’s Weekly Permit Bulletin, consistent with 19.15.020(H)(2). 

3. MICC 19.08.030(E): The area, width, and depth of each residential lot shall conform to the 
requirements for the zone in which the lot is located. Any lot which is located in two or more 
zones shall conform to the zoning requirements determined by the criteria set out in MICC 
19.01.040(G)(2). 

MICC 19.01.040(G)(2): Where a boundary between zones divides a lot into two or more pieces, 
the entire lot shall be deemed to be located in the first zone on the following list in which any part 
of the lot is located: R-15, R-12, R-9.6, R-8.4, MF-2L, MF-3, MF-2, P, PBZ, C-O, TC, and B. The 
location of the zone boundary shall be determined by use of the scale appearing on the zone map 
unless the location of the boundary is indicated by dimensions. 

Staff Analysis: There is a boundary between the R-9.6 and R-8.4 zones which divides the two 
existing parcels within the proposed lot line revision. Pursuant to section MICC 19.01.040(G)(2), 
each resulting parcel in the lot line revision shall be determined to be located in the R-9.6 zone. 

The standards for lot area, width, and depth are contained in MICC 19.02.020. The standards for 
the R-9.6 zone are an area of 9,600 square feet, lot width of at least 75 feet, and lot depth of at 
least 80 feet. Lot dimensions for the proposed lots are summarized as follows: 

 Area Width Depth 

R-9.6 Standard 9,600 square feet 75 feet 80 feet 

Parcel A 15,159 square feet 108.50 feet 145.00 feet (approx.) 

Parcel B 12,934 square feet 101.50 feet 164.00 feet (approx.) 

Parcel C 25,832 square feet 213.55 feet 124.06 feet 

 

All of the proposed parcels meets the area, width, and depth standards of the R-9.6 zone. 
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4. RCW 58.17.040(6): The provisions of RCW 58.17 pertaining to subdivisions do not apply when: A 
division made for the purpose of alteration by adjusting boundary lines, between platted or 
unplatted lots or both, which does not create any additional lot, tract, parcel, site, or division nor 
create any lot, tract, parcel, site, or division which contains insufficient area and dimension to 
meet minimum requirements for width and area for a building site; 

Staff Analysis:  The proposed lot line adjustment proposed to alter the existing lot lines of three 
platted lots and a portion of unplatted land in order to create three reconfigured lots. No 
additional units of land are being created. As demonstrated above, the proposed lots meet the 
minimum dimensional standards for the zone in which the site is located. 

II. CONCLUSIONS OF LAW 

Based on the above Findings of Facts, the following Conclusions of Law have been made:   

1. The proposed lot line revision is consistent with applicable regulations. 

2. The proposal meets the minimum lot area, width, and depth of each residential lot for the zone in 
which the lots are located.  

3. All notations and corrections shall be made to the proposed lot line revision map, Exhibit 1, as 
required by Chapter 58.09 RCW, Chapter 332-130 WAC, and per MICC 19.08.050(C), prior to final 
approval and recording of the final lot line revision map. Please be advised that all signatures on the 
final mylar must be signed with permanent ink and notarized and sealed by a notary public.  

4. Pursuant to MICC 19.08.020(F)(5)(b), in order for the lot line revision to become final, the applicant 
must submit and record final lot line revision drawings prepared in conformance with the standards in 
MICC 19.08. The City may grant a single one-year extension, if the applicant submits the request in 
writing before the expiration of the preliminary approval.   

 

III. DECISION 

Based upon the above noted Findings of Fact and Conclusions of Law, lot line revision application SUB16-
004, as depicted in Exhibit 1, is hereby preliminarily APPROVED,  provided the mylars for the final lot line 
revision shall be corrected to incorporate the following regulatory requirements. This decision is final, 
unless appealed in writing consistent with adopted appeal procedures. MICC 19.15.020(J), and all other 
applicable appeal regulations. 

 

IV. REGULATORY REQUIREMENTS 

The following regulatory requirements shall be binding on the “Applicant,” which shall include owner or 
owners of the property, heirs, assigns, and successors. 

1. The final lot line revision shall be designed substantially in conformance with Exhibit 1, and as required 
to be amended to comply with these regulatory requirements. 
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2. Sheet 3 of 4 shall be corrected to remove “wetland buffer” area from the calculation of net area, in 
order to remain consistent with MICC 19.02.020(A)(2). 

3. The final lot line revision map shall meet the requirements set out in Chapter 58.09 RCW, Chapter 
332-130 WAC, MICC Title 19, and all necessary corrections made prior to signing by the City of Mercer 
Island for approval, and prior to recording with King County. 

4. The proposed and future development of this property shall comply with current zoning regulations or 
as amended at the time of development. 

5. The Professional Land Surveyor or Professional Engineer shall sign and date each page. 

6. Written verification from the surveyor that all property corners have been set shall be submitted prior 
to recording of the final lot line revision. 

7. Certification by Washington registered civil engineer or land surveyor to the effect that the lot line 
revision represents a survey made by that person and that the monuments shown thereon exist as 
located and that all dimensional and geodetic details are correct. 

8. The approved lot line revision shall be recorded with King County before issuance of any building 
permits. Any development of this site shall be done in accordance with all relevant Mercer Island 
regulations in effect at the time a complete building permit is submitted. 

9. The applicant has one year to submit a final lot line revision meeting all requirements of the 
Conditions of Approval.  A lot line revision that has not been recorded within one year after its 
preliminary approval shall expire, becoming null and void.  The city may grant a single one-year 
extension if the applicant submits the request in writing before the expiration of the preliminary 
approval.  

10. The applicant’s engineer/surveyor must submit to the City final drawings of the proposed lot line 
revision together with a current plat certificate prepared by a title company (the certificate shall have 
been issued not more than thirty (30) days before filing of the final lot line revision).  After a thorough 
review of the drawings, your engineer/surveyor will be notified of any necessary corrections.  Per 
MICC 19.08.050(C), one (1) copy of the final lot line revision photographic mylars and one (1) paper 
copy as well as any additional documents to be recorded shall be submitted to the City of Mercer 
Island Development Services Group.  When all signatures have been obtained, the final lot line 
revision map must then be delivered by the applicant to King County for recording. 

11. Please be advised that all signatures on the final mylar must be signed with permanent ink and 
notarized and sealed by a notary public. Final approval (recording of the mylar) does not convey real 
property. Conveyance of real property in accordance with the intent of the approved lot line revision 
map must be accomplished through an appropriate means of conveyance such as new deeds. 

Approved this 31st day of October, 2016. 

 

 

___________________________________ 
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Robin Proebsting 
Senior Planner 
Development Services Group 
City of Mercer Island 
 

 

Parties of record have the right to appeal this decision. If you desire to file an appeal, you must submit the 
appropriate form, available from the Development Services Group, and file it with the City Clerk within 
fourteen (14) days from the date this decision is signed.  Upon receipt of a timely complete appeal 
application and appeal fee, an appeal hearing will be scheduled. To reverse, modify or remand this 
decision, the appeal hearing body must find that there has been substantial error, the proceedings were 
materially affected by irregularities in procedure, the decision was unsupported by material and 
substantial evidence in view of the entire record, or the decision is in conflict with the city’s applicable 
decision criteria.    

Please note that the City will provide notice of this decision to the King County Department of Assessment, 
as required by State Law (RCW 36.70B.130).  Pursuant to RCW 84.41.030(1), affected property owners 
may request a change in valuation for property tax purposes notwithstanding any program of revaluation 
by contacting the King County Department of Assessment at (206) 296-7300.   
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 City of Mercer Island 
9611 SE 36th Street  x  Mercer Island, WA  98040-3732 
PHONE (206) 275-7605  x  FAX (206) 275-7726 
www.mercergov.org  x  www.mybuildingpermit.com 

Development Application 

CITY USE ONLY 
PERMIT # RECEIPT # FEE 

   

DATE RECEIVED 

BY 

    
STREET ADDRESS/LOCATION ZONE 

COUNTY ASSESSOR PARCEL  #’S PARCEL SIZE (SQ. FT.) 

 

PROPERTY OWNER ADDRESS CELL/OFFICE: 

E-MAIL:  

PROJECT CONTACT NAME  ADDRESS CELL/OFFICE: 

E-MAIL: 

TENANT NAME ADDRESS CELL PHONE: 

E-MAIL: 
 

DECLARATION: I HEREBY STATE THAT I AM THE OWNER OF THE SUBJECT PROPERTY OR I HAVE BEEN AUTHORIZED BY THE OWNER(S) OF THE SUBJECT 

PROPERTY TO REPRESENT THIS APPLICATION, AND THAT THE INFORMATION FURNISHED BY ME IS TRUE AND CORRECT TO THE BEST OF MY 

KNOWLEDGE. 
 
___________________________________________________________ ______________________________ 
SIGNATURE DATE 
PROPOSED APPLICATION(S) AND CLEAR DESCRIPTION OF PROPOSAL:   

 
 
 

 (Please use additional paper if needed)  ATTACH RESPONSE TO DECISION CRITERIA IF APPLICABLE 
 

CHECK TYPE OF USE PERMIT(S) REQUESTED (3% Technology Fee is included in fees below):  

APPEALS  DEVIATIONS (Continued) SUBDIVISION SHORT PLAT 
� Building (+cost of file preparation) $837.39  � Setback Critical Areas $2,592.51 � Two Lots $4,320.85 
� Land use (+cost of verbatim transcript) $837.39 � Impervious Surface (5% Lot overage) $2,592.51 � Three Lots $5,185.02 
 � Shoreline $3,456.68 � Four Lots   $6,049.19 
CRITICAL AREAS � Wet Season Construction Moratorium $901.25 � Deviation of Acreage Limitations $864.17 
� Determination $2,591.48  � Short Plat Amendment $2,159.91 
� Reasonable Use Exception $5,185.02 ENVIRONMENTAL REVIEW (SEPA) � Final Short Plat Approval $864.17 
 � Checklist: Single Family Residential Use  $518.09  
DESIGN REVIEW � Checklist: Non-Single Family Residential Use $1,728.34 VARIANCES (Plus Hearing Examiner Fee) 
� Administrative Review (of sign & colors) $415.09 � Environmental Impact Statement $2,592.51 � Type 1* $3,456.68 
� Administrative Review  (Revision = 40% of Fee)   � Type 2** $1,913.74 
 (of other than sign & colors)  $692.16   

� Change to Final Design Approval $692.16 SHORELINE MANAGEMENT OTHER LAND USE 
� Design Commission Study Session $692.16 � Exemption $419.21 � Accessory Dwelling Unit (ADU)  $173.04 
 � Permit Revision $692.16 � Code Interpretation Request (+$139.05/hr over 6 hrs) $838.42 
DESIGN REVIEW & WIRELESS COMMUNICATIONS FACILITIES � Semi-Private Recreation Tract (modify) $692.16 � Comp Plan Amendment (CPA) $3,974.77 
� $0-5,000 $692.16 � Semi-Private Recreation Tract (new) $1,728.34 � Conditional Use Permit (CUP) $6,913.36 
� $5,001-25,000   $1,728.34 � Substantial Dev. Permit  $2,592.51 � Lot Line Revision  $2,592.51 
� $25,001-50,000   $2,592.51  � Lot Line Consolidation $864.17 
� $50,001-$100,00 $3,974.77 SUBDIVISION LONG PLAT � Noise Variance (+$139.05/hr over 3 hrs) $419.21 
� Over $100,001 Valuation $6,913.36 � 2-3 Lots $8,641.70 � Reclassification of Property (Rezone) $4,320.85 

 � 4-5 Lots $12,098.38 � Right-of-Way Encroachment Agreement 
DEVIATIONS � 6 or greater $15,555.06  (Requires Separate ROW Use Permit) $512.94 
� Changes to antenna requirements $1,728.34 � Subdivision Alteration to Existing Plat $4,320.85 � Zoning Code Text Amendment $3,974.77 
� Change to Open Space  $1,728.34 � Final Subdivision Review $3,456.68  
� Fence Height $864.17   

* Includes all variances of any type or purpose in all zones other than single family residential zone: B,C-O,PBZ,MF-2,MF2L,MF-2L, MF-3,TC,P) 
** Includes all variances of any type or purpose in single family residential zone: R-8.4,R-9.6,R-12,R-15) 
 

CITY USE ONLY  

8375 + 8383 E MERCER WAY MERCER ISLAND, WA 98040 r8.4

Total: 49,831 ft2 (8383: 32,316 ft2) (8375: 17,515 ft2)pin 0321100145 + 0321100140

run yong usa 8375 + 8383 E MERCER WAY

Jim Dearth; RIPPLE DESIGN STUDIO, INC 4303 STONE WAY N SEATTLE, WA 98103
206.913.2333

jim@rippledesignstudio.com

10 MAY 2016

lot line revision of three underlying parcels

✔

Exhibit 1
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CONTROL MAP
SCALE: 1" = 60'

CITY OF MERCER ISLAND APPROVALSDECLARATION

BASIS OF BEARINGS

SURVEY NOTES:

ORIGINAL LEGAL DESCRIPTION:

 

 

 

APPROVAL NOTE:

Exhibit 2
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NEW LEGAL DESCRIPTIONS:
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