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CITY OF MERCER ISLAND 
COMMUNITY PLANNING & DEVELOPMENT 
9611 SE 36TH STREET | MERCER ISLAND, WA 98040 
PHONE: 206.275.7605 | www.mercergov.org 

Pre-Application Meeting (PRE21-023) 
An Intake Screening is required in addition to a Pre-Application Meeting. A Pre-Application Meeting does not replace the 

required Intake Screening. This meeting is to provide guidance and information include prior to formal submittal. 

Summary: 

Site Location:  6610 East Mercer Way 
Lot Size: 50,094sf Zoning: R-15 (Single Family) 

Brief Project 
Description: 

Subdivision of 1.15 acre lot into 2 lots 
and demolish the existing house and 
driveway.  

Documents 
Provided: 

Survey, project narrative and 
questions, plan set, pre-app 
application, and arborist report.  

Applicant Information: 
Name: Email: Phone: 

John Anderson johna@paceengrs.com 425.449.2511 
Second Pre-application 
Meeting Required: Not Applicable Click for explanation if necessary 

Applicant Questions:  

1. Existing conditions and multiple ownerships along the private road access to East Mercer Way 
will make improvements very difficult. What improvements if any will be required by the City.  
a. Please see Fire and Planning comments below.  

2. The existing 5/8-inch domestic water service crosses two private yards according to the City’s 
GIS mapping. The exact location of the service line is not known. The developer would prefer to 
install new water meters and service lines within the existing access road easement and avoid 
trenching through private yards. There appears to be room near the northwest corner of 
property address 6464 to set two water meters along the existing pavement edge. Water 
service lines would be extended approximately 550 feet within the private road easement to 
serve the short plat lots. Is the proposed water service design described above acceptable to 
the City?  
a. Senior Development Engineer, Ruji Ding, response: The concept of the placements of the 

water supply lines, water meters and water service lines are acceptable. However, the city 
public works will determine the actual locations of the water meters and water service lines 
after the building permits are submitted. For submittal, show the water main on the survey 
and easement limits.  

b. Water service can be done during site development or building permit.  
3. The existing 36-inch CMP storm pipe along the north property line is a non-fish bearing piped 

stream. Are there any setbacks from the easement, or other conditions that need to be 
considered for the house sites?  

http://www.mercergov.org/
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a. City Planner, Lauren Anderson, response: please see Planning comments below about critical 
areas under section #2. The piped watercourse is regulated and has setbacks. In regards to 
the easement, per MICC 19.02.020(H)(2) “no structure shall be constructed on or over any 
easement for water, sewer, storm drainage, utilities, trail or other public purposes unless 
it is permitted within the language of the easement or is mutually agreed in writing 
between the grantee and grantor of the easement.”  

4. Are new connections to the existing 36-inch CMP storm pipe allowed?  
a. Senior Development Engineer, Ruji Ding, response:  Since the 36” CMP is a piped water 

course, the drainage from the new development should avoid connecting to the piped 
watercourse. The drainage appears it can connect to Lake Washington. [refer to Planning 
comments]  

b. City Planner, Lauren Anderson, response: Connecting storm drainage to the piped 
watercourse requires compliance with MICC 19.07.120(D). This requires using reasonable 
methods to avoid and, if avoidance is not possible, minimize impacts to critical areas and 
buffers to the greatest extent feasible consistent with mitigation sequencing [MICC 
19.07.100]. Compliance shall be documented by a qualified professional with a critical 
areas study. This comment also applies to connecting to the sewer stub within the 
watercourse setback. See Planning comments below for more information.  

5. Are new side sewer connections to the main along the north property line allowed?  
a. Senior Development Engineer, Ruji Ding, response: There are at least two sewer stub outs 

from the city sewer main, so no new connection to the city sewer main is allowed for the new 
developments. Avoid impacts to the critical area (piped watercourse and setback). Video the 
stubs to verify condition – recommended to do early in process.  

6. Can design for the 14 replacement trees be shown on the short plat landscape plans?  
a. City Arborist, John Kenney, response: I do encourage you to create a replanting plan. At least 

half of the replacement trees need to be native to the Pacific Northwest. For the trees shown 
not to fit onsite with a 10' minimum spacing from each other, building pad and utilities. A fee 
in lieu of $494.50/tree not able to be replaced will be required. 

7. Are there any codes restricting a pool on Lot 1 between the new house and waterfront?  
a. See Planning’s comments below about hardscape and shoreline setbacks. Please also refer to 

the swimming pool standards in MICC 19.02.070.  
8. Do the front, rear, side and shoreline setbacks on the preliminary short plat drawing meet R15 

zoning requirements?  
a. City Planner, Lauren Anderson, response: Lot 1 yard setback locations appear to be correct. 

The setback locations of Lot 2 may be incorrect and will depend on how the lot will gain 
primary access. If Lot 2 gains primary access from the north, the front yard would be from 
the northern property line. Please see Planning comments about required yard setbacks 
below.  
It is unclear how the minimum side yard setbacks were calculated, as they appear to be 
larger than required – please refer to the Planning comments below about yard setbacks and 
MICC 19.02.020(C). The minimum side yard setback is based on lot width. For a 90 foot wide 
lot (i.e. Lot 2), the sum of the side yards’ width shall be at least 15 feet and the minimum side 
yard is 5 feet. Please note this is for determining the short plat building pad only. When 
submitting a future building permit the variable side yard setback standards would apply 
and the minimum side yard setback will be based on proposed building height.  

b. Feel free to send me an updated plan that shows the proposed access easement location, 
turnaround, driveway, and building footprint. The turnaround easement will need language 

https://mercerisland.municipal.codes/MICC/19.07.100
https://mercerisland.municipal.codes/MICC/19.07.100
https://mercerisland.municipal.codes/MICC/19.02.070
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that clearly states it is for fire access only and no parking is allowed. With this additional 
information Planning can confirm setbacks and net lot area for Lot 2.  

9. What constitutes a “basement” and how does it relate to the gross floor area calculation?  
a. City Planner, Lauren Anderson, response: The MICC does not define “basement.” Please refer 

to Title 19 Appendix B basement floor area exclusion calculation. The Mercer Island 
Development Code excludes that portion of the basement floor area from the Gross Floor 
Area which is below the existing or finished grade, whichever is lower. An attached garage 
can be included in the basement exclusion calculation per Administrative Interpretation #07-
01.  

10. Lot 1 property area is more than two (2) times larger than the minimum R15 lot area. Are there 
any provisions that would allow increasing the maximum hard surface and gross floor areas to 
reflect the increased lot size?  
a. City Planner, Lauren Anderson, response:  

i. There are gross floor area (GFA) allowances for: 1) smaller lots (7,500sf or less) or 2) if 
an ADU is proposed the total gross floor area shall not exceed 4,500 square feet or 45 
percent of the lot area, whichever is less. These provisions would not apply to Lot 1.   

ii. Lot coverage: There are allowed adjustments for a single story single-family dwelling 
with wheelchair access or a flag lot. Please refer to MICC 19.02.020(F)(3)(e).  

iii. In addition, please refer to the city’s large lot standards in MICC 19.02.020(I). A large 
lot in the R-15 zone is 30,000sf or larger. There are 3 options: 1) design for future 
subdivision, 2) subdivide, or 3) limit subdivision with a notice on title, covenant, etc. 
Please note in the submittal which large lot standard option the project will use.  

11. What are the emergency access requirements for the short plat?  
a. See Fire comments below.  

12. What permits are required and approximate timing for the permits?  
a. See Planning comments below about the land use application process.  

13. Are there any development/permit issues the City has concerns about?  
a. See all reviewers notes below. Land Use Planning concerns have been bolded.   

 
 

Review Comments: 

Fire Comments:  

Fire Contact: Jeromy.Hicks@mercerisland.gov or 206-275-7966.  
 
I have included some basic notes regarding the Fire Review and evaluation processes.  Please see the 
below information.  There are several hyperlinks that may be used to help guide you through this process.   
 
All this information is consolidated in our “Developer Manual”.  ** I can provide this via email since pick 
up is not an option at this time.   
 
Specific questions are answered below starting at section 6. 
 

1.  Fire access: 

https://mercerisland.municipal.codes/MICC/B
https://mercerisland.municipal.codes/MICC/19.02.020(I)
mailto:Jeromy.Hicks@mercerisland.gov
https://www.mercerisland.gov/sites/default/files/fileattachments/community_planning_amp_development/page/24371/fireapparatusaccess.pdf
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a.  Access roads (defined under IFC 202) under 500’ are required to be 20’ in width.  For 
access roads over 500’ they are required to be 26’. IFC 503.2.1, D103.1, MICC 17.07.020) 

b. Minimum driveway widths (for planning purposes) are outline in MICC 19.09.040  
c. Grade shall not exceed 10%.  Grades over 10% but under 20% (max) may be evaluated 

for code alternative requests.  (IFC 503.2.7) 
d. Length shall not exceed 150’ from furthest portion of the building as one would walk.  

(IFC 503.2.1) 
e. Surface shall be able to withstand and imposed load of 75,000 pounds and be 

constructed of asphalt.  (If grade exceeds 15% this shall be brushed concrete) (IFC 
D102.1, MICC 19.09.040) 

f. Fire access roads, private access roads, driveways in excess of 150’ shall have provisions 
for fire apparatus turn-around as listed/illustrated in Appendix D of the IFC. 

2. Fire Flow (Hydrants) 
a. A hydrant capable of flowing the required fire flow as outline in the International Fire 

Code Appendix B shall be located within 300’ of the furthest portion of the building 
(600’) for a building with an approved sprinkler system. (IFC Appendix B) 

3. Sprinklers 
a. All new construction and alterations over 50% valuation are required to install a 

minimum of a NFPA 13d fire sprinkler system.  
b. Decreased fire flow, access, grade, or building size may required the installation of a 

NFPA 13r of 13 sprinkler system. 
c. Water meter sizing is required for the install of a fire sprinkler system.   

4. Fire Alarm Systems  
a. NFPA 72 Monitored Fire Alarm systems may be required as part of mitigation for 

deficiencies as listed above or may be proposed as a code alternative.   
5. Fire code alternatives 

a. These may be considered upon application of a building permit.  The building designer 
must propose such alternative and it must show how the alternative is equal to or above 
the required code.  

b. Fire Code alternatives are not considered as a replacement for the fire code.  The 
individual building applicant must show that the adopted prescriptive code may not be 
followed as a result of extenuating circumstances.   

6. Plat Map Wording Requirement: 
a. Please provide the following statement on all Plat Map submittals: 

"All buildings are subject to meeting the current fire code requirements at the 
time of permit submittal.  Access shall be provided as outlined in the 
International Fire Code Appendix D as adopted and/or amended and MICC 
19.09.40.  Fire plan reviews will be conducted at the time of building permit 
submittal and may require additional fire protection systems and/or fire 
prevention measures for permit approval.” 

 
 

For additional information please refer to this helpful webpage: 
http://www.mercergov.org/Page.asp?NavID=2614  
 

https://mercerisland.municipal.codes/MICC/19.09.040
https://www.mercerisland.gov/cpd/page/fire-permits-and-prevention-information
https://www.mercerisland.gov/cpd/page/fire-permits-and-prevention-information
https://www.mercerisland.gov/sites/default/files/fileattachments/community_planning_amp_development/page/24351/household_fire_alarm_standard_-_2018_version.pdf
http://www.mercergov.org/files/CodeAlternateInformationSheet.pdf
https://www.mercerisland.gov/cpd/page/fire-permits-and-prevention-information
https://www.mercerisland.gov/cpd/page/fire-permits-and-prevention-information
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Tree Comments: 

Tree Contact: John.Kenney@mercerisland.gov or 206-275-7713.  
1. Tree retention, protection and replacement will be required. 
2. Tree protection of retained trees will be required.  
3. Sequential (phased) tree removal may be required (only remove trees necessary at each step of the 
review process). 
4. Per MI19.10.060. a. A minimum of 30 percent of trees with a diameter of 10 inches or greater, or 
that otherwise meet the definition of large tree, shall be retained over a rolling five-year period. Since 
this is still considered one lot please fill out the required form to help design the building pad location. 
https://www.mercerisland.gov/sites/default/files/fileattachments/community_planning_amp_develop
ment/page/21988/mercerislandtreeinventory.pdf  
5. Show building pad location with tree protection areas shown even if this means modifying the 
building pads per MI19.09.090.a 
  
For shoreline development, please provide the following:  
6. Please illustrate existing trees (type, diameter, driplines) located near the proposed development.  
7. Please refer to the shoreline planting requirements in MICC 19.13.050(K)(4) and Planning’s 
comments below.   
8. Please provide a tree protection plan for all development that will impact regulated trees. 
 
For additional information please refer to this helpful webpage:  
https://www.mercerisland.gov/cpd/page/tree-permits  
  

Civil Engineering Comments: 

Civil Contact: Ruji.Ding@mercerisland.gov or 206-275-7703.  
1. Please refer to MICC Title 15 for our Water, Sewers, and Public Utilities code. 
2. Drainage: The site is in a LID infeasible area and has shallow ground water table. The drainage 

design needs to meet the current city drainage code. 

For more information on Stormwater Permits please visit here: 
https://www.mercerisland.gov/cpd/page/stormwater-permits  
  

Building Comments:  

Building Contact: gareth.reece@mercerisland.gov or 206-275-7710.  
1. A wet season waiver would be required to work during October 1-April 1st within a potential 

landslide hazard area. Please refer to MICC 19.07.160(F)(2).  
2. The Geotech Report will need to provide a statement of risk consistent with 19.07.160(B)(3).  

For additional information please refer to this helpful webpage: 
https://www.mercerisland.gov/cpd/page/codes-design-criteria-research 

Planning Comments: 

Planning Contact: Lauren.Anderson@mercerisland.gov or 206-275-7704.  
1. “Standard” zoning constraints: 

mailto:John.Kenney@mercerisland.gov
https://www.mercerisland.gov/sites/default/files/fileattachments/community_planning_amp_development/page/21988/mercerislandtreeinventory.pdf
https://www.mercerisland.gov/sites/default/files/fileattachments/community_planning_amp_development/page/21988/mercerislandtreeinventory.pdf
https://mercerisland.municipal.codes/MICC/19.13.050(K)(4)
https://www.mercerisland.gov/cpd/page/tree-permits
mailto:Ruji.Ding@mercerisland.gov
http://www.codepublishing.com/WA/MercerIsland/#!/MercerIsland15/MercerIsland15.html
https://www.mercerisland.gov/cpd/page/stormwater-permits
http://www.mercergov.org/Page.asp?NavID=2660
http://www.mercergov.org/Page.asp?NavID=2660
mailto:gareth.reece@mercerisland.gov
https://www.mercerisland.gov/cpd/page/codes-design-criteria-research
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a. Required Yard Setbacks: 
Yard: An open, unoccupied space, unobstructed from the ground to the sky, except where 
specifically provided by this code, on the lot on which a building is situated, required to be 
kept open by the yard requirements prescribed herein. Except as otherwise specified, the 
edge of the yard is measured from a fixed point or line on the lot, such as the edge of 
an easement, that affords or could be capable of affording vehicular access or from a 
property line. Determination of front, rear, and side yards is established in 
MICC 19.02.020(C)(2). 
Front yard: 20-feet 

1. For waterfront lots (Lot 1) the yard opposite the waterfront shall be the front yard, 
the shoreline shall be the rear yard and the remaining are side yard setbacks.  

2. For Lot 2, the front yard shall be determined using the following sequential 
approach, in descending order of preference, until a front yard is established: 
(a) The yard abutting an improved street from which the lot gains primary access. 
(b) The yard abutting the primary entrance to a building. 
(c) The orientation of buildings on the surrounding lots and the means of access to 
the lot. 
The plans provided did not illustrate how the lots were going to be accessed (i.e. an 
access easement on Lot 2 for access to Lot 1) and the proposed driveway locations, 
thus staff was unable to confirm setbacks for Lot 2.  

Rear yard: 25-feet 
Side Yard: Variable. Please see MICC 19.02.020(C)(1)(c)(iii) 

1. If the building height along the side yard is above 25 feet from the finished grade 
to the top of the exterior wall façade the minimum side yard is 10 feet 

2. If the building height along the side yard is above 15 feet (non-gabled roof) and 18 
feet (gabled roof) above the existing or finished grade (whichever is less) to the 
top of the exterior wall façade will have a minimum side yard of 7.5 feet.  

ii. For the full code, please refer to MICC 19.02.020 (C)(1)(c) 
b. Height limits / downslope height limit 

i. Maximum height: 30 feet above the average building elevation (ABE) to the highest 
point of the roof  

ii. at the furthest downhill extent of the proposed building to the top of the exterior wall 
façade supporting the roof framing, rafters, trusses, etc. 

c. Lot Coverage:  
i. Based on lot slope  

ii. Calculated by totaling the following:  
1. All drivable surfaces (driveway, parking pad, turn-arounds, etc. regardless the 

material type; e.g. pervious driveway counts towards lot coverage)  
2. Roof line (includes eaves and covered decks) 

iii. Allowed a maximum of 9% of the lot area can be hardscape  
1. Hardscape includes, but is not limited to, the following: patios, uncovered steps, 

walkways, decks, retaining walls, rockeries, artificial turf, etc. Please refer to the 
definition of “hardscape” in 19.16.  

d. Lot area, width, and depth standards:  
i. R-15: The net lot area shall be at least 15,000 square feet. Lot width shall be at least 90 

feet and lot depth shall be at least 80 feet. The proposed lot width of Lot 2 is 88 feet, 
which is below the required 90 foot minimum – please adjust.  

https://mercerisland.municipal.codes/MICC/19.16.010__42a1761cc597a578a0910cfcfa280de2
https://mercerisland.municipal.codes/MICC/19.02.020(C)(2)
http://www.codepublishing.com/WA/MercerIsland/#!/MercerIsland19/MercerIsland1902.html
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ii. Net lot area: The area contained within the established boundaries of a lot, less any 
area used for public or private vehicular access easements, excluding that portion of 
the easement used for a driveway access to the encumbered lot. 
For example, the net lot area of a lot encumbered by a private vehicle access easement 
with an area of 1,000 square feet and of which 400 square feet of the vehicle access 
easement is used for a driveway to a home on the encumbered lot is the area within 
the established boundaries of the lot less 600 square feet. 

e. Gross Floor Area: 12,000sf or 40% of the lot area, whichever is less. Please refer to 19.16 
definition of gross floor area and MICC 19.02.020(D).   

2. Critical area constraints:  
a. Piped watercourse [Attachment D]: mapped piped watercourse  

i. Please refer to MICC 19.13.010(D) relationship with other Mercer Island Codes and 
Ordinances. Certain critical areas code in 19.07 is excluded from the SMP and cannot 
be used. Watercourse buffer reduction is excluded, however piped watercourse 
setback reduction under MICC 19.07.180(C)(6)(c) and (d) is allowed within the shoreline 
jurisdiction.  

ii. The standard piped watercourse setback is 45 feet and is measured from the centerline 
of the piped watercourse.  

iii. The 45 foot setback can be reduced to 15 feet with daylighting and a restoration plan. 
The setback can be reduced to 10 feet when daylighting is determined by qualified 
professional(s) to result in one or more of the following outcomes: 
1. Increased risk of landslide or other potential hazard that cannot be mitigated; 
2. Increased risk of environmental damage (e.g., erosion, diminished water quality) 

that cannot be mitigated; 
3. The inability of a legally established existing lot to meet the vehicular access 

requirements of this title; or 
4. The inability of a legally established existing lot to meet the building pad standards 

in MICC 19.09.090. 
iv. Adding utilities within the piped watercourse setback and/or connecting directly into 

the piped watercourse requires compliance with “mitigation sequencing” under MICC 
19.07.100:  
1. The applicant shall consider reasonable, affirmative steps and make best efforts to 

avoid critical area impacts. However, avoidance shall not be construed to mean 
mandatory withdrawal or denial of the development proposal or activity if the 
proposal or activity is an allowed, permitted, or conditional use in this title. In 
determining the extent to which the proposal should be redesigned to avoid the 
impact, the code official may consider the purpose, effectiveness, engineering 
feasibility, commercial availability of technology, best management practices, 
safety and cost of the proposal and identified changes to the proposal. 
Development proposals should seek to avoid, minimize and mitigate overall 
impacts based on the functions and values of all of the relevant critical areas and 
based on the recommendations of a critical area study. 

b. Geologically hazardous areas [Attachment A]:  
i. Mapped potential slide and seismic 

ii. Compliance with MICC 19.07.160 is required for any alterations to geologically 
hazardous areas.  

https://mercerisland.municipal.codes/MICC/19.13.010
https://mercerisland.municipal.codes/MICC/19.07.180(C)(6)
https://mercerisland.municipal.codes/MICC/19.16.010__12d3120cbb801a167ee7dc687b3639f8
https://mercerisland.municipal.codes/MICC/19.16.010__12d3120cbb801a167ee7dc687b3639f8
https://mercerisland.municipal.codes/MICC/19.16.010__1f3212e53f0588b0bdac1ace223e9490
https://mercerisland.municipal.codes/MICC/19.16.010__1f3212e53f0588b0bdac1ace223e9490
https://mercerisland.municipal.codes/MICC/19.16.010__19698188b5c1e2268786cf1e2be98503
https://mercerisland.municipal.codes/MICC/19.16.010__19698188b5c1e2268786cf1e2be98503
https://mercerisland.municipal.codes/MICC/19.16.010__b4f9a553d67584da1330ba9189ffad49
https://mercerisland.municipal.codes/MICC/19.09.090
https://mercerisland.municipal.codes/MICC/19.07.100
https://mercerisland.municipal.codes/MICC/19.07.100
https://mercerisland.municipal.codes/MICC/19.07.160
https://mercerisland.municipal.codes/MICC/19.16.010__cbf539c663d2da08479dd477df222afe
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iii. A geotechnical engineer will need to be involved and provide a statement of risk per 
19.07.160(B)(3).  

iv. The geotechnical engineer will need to assess the proposed building pad location and 
site development.  

3. Private access roads and driveways:  
a. Shall comply with MICC 19.09.040 standards.  
b. The following are the minimum requirements for private access roads. To accommodate fire 

suppression and rescue activities, the Mercer Island fire chief may require that the widths 
of private access roads or driveways or the size of turnarounds be increased or that 
turnarounds be provided when not otherwise required by this section. 

c. Driveways serving one single-family dwelling shall be at least eight feet in width. 
d. All private access roads serving two single-family dwellings shall be at least 16 feet in width, 

with at least 12 feet of that width consisting of pavement and the balance consisting of well 
compacted shoulders. 

4. Building Pad MICC 19.09.090:  
a. New subdivisions shall designate a building pad for each lot. A building pad is that portion of 

a lot on which a building may be located based on criteria set forth under the development 
code. 

b. In general, the building pad shall not be located within required yard setback, critical 
areas/buffer/setbacks and shall be located to minimize impacts to trees, topography, and 
critical areas.  

c. The building pad may be located within geologically hazardous areas and associated buffers 
and setbacks when the following are met:  
 i. A qualified professional determines that the criteria of MICC 19.07.160(B)(2) and (3), 
Site Development, are satisfied; 
ii. Building pads are sited to minimize impacts to the extent feasible; and 
iii.  Building pads are not located in steep slopes or within 10 feet from the top of a steep 
slope, unless such slopes, as determined by a qualified professional, consist of soil types 
determined not to be landslide prone. 

d. No cross-section dimension of a building pad shall be less than 20 feet in width. 
5. The subdivision shall comply with MICC 19.09.100 preferred practices, which includes use of 

common access drives and utility corridors. 
6. Shoreline  

a. Shorelands: land within 200 feet landward from the OHWM.  
b. Setbacks from OHWM:  

i. 0-25 feet: 10% hardscape and lot coverage (no structures are allowed)  
ii. 25-50 feet: 30% hardscape and lot coverage  

c. Exempt from a Shoreline Substantial Development Permit: refer to WAC 173-27-040.  
d. Shoreline Planting requirement per MICC 19.13.050(K)(4):  

https://mercerisland.municipal.codes/MICC/19.09.040
https://mercerisland.municipal.codes/MICC/19.09.090
https://mercerisland.municipal.codes/MICC/19.16.010__12d3120cbb801a167ee7dc687b3639f8
https://mercerisland.municipal.codes/MICC/19.07.160(B)(2)
https://mercerisland.municipal.codes/MICC/19.07.160(B)(3)
https://mercerisland.municipal.codes/MICC/19.16.010__1b499ed0ced917389d281ca2d866d2a4
https://mercerisland.municipal.codes/MICC/19.16.010__b4f9a553d67584da1330ba9189ffad49
https://mercerisland.municipal.codes/MICC/19.16.010__c7fedd0d107e129be4fc1e8e5bab67be
https://mercerisland.municipal.codes/MICC/19.16.010__b4f9a553d67584da1330ba9189ffad49
https://mercerisland.municipal.codes/MICC/19.16.010__de2ddca187db8af86c611c4b26b201c7
https://mercerisland.municipal.codes/MICC/19.16.010__de2ddca187db8af86c611c4b26b201c7
https://mercerisland.municipal.codes/MICC/19.16.010__de2ddca187db8af86c611c4b26b201c7
https://mercerisland.municipal.codes/MICC/19.16.010__34778408e8d8920b5c8bbaf840c76fc7
https://mercerisland.municipal.codes/MICC/19.16.010__12d3120cbb801a167ee7dc687b3639f8
https://mercerisland.municipal.codes/MICC/19.09.100
https://mercerisland.municipal.codes/MICC/19.16.010__cc23d256f7b139618ff8516574d5cd74
https://apps.leg.wa.gov/wac/default.aspx?cite=173-27-040
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i. New development 
totaling 500 square 
feet or more of any 
combination of 
additional gross floor 
area, lot coverage or 
hardscape, including 
the primary structures 
and appurtenances, 
shall be required to 
provide native 
vegetation coverage 
over 50 percent of the 
20-foot vegetation 
area shown on Figure 
C. 

ii. New development 
totaling 1,000 square 
feet or more of any 
combination of 
additional gross floor area, lot coverage or hardscape, including the primary 
structures and appurtenances, shall be required to provide native vegetation 
coverage over 75 percent of the 20-foot vegetation area shown in Figure C.  

iii. The vegetation coverage shall consist of a variety of ground cover shrubs and trees 
indigenous to the central Puget Sound lowland ecoregion and suitable to the specific 
site conditions. Existing mature trees and shrubs, but excluding noxious weeds, may be 
included in the coverage requirement if located in the 20-foot vegetation area shown in 
Figure C. 

7. SEPA 
a. Refer to WAC 197-11-800 categorical exemptions.  
b. SEPA help: sepahelp@ecy.wa.gov or 360-407-6922 

8. Underlying Plat limits 
a. Refer to Attachment B 

9. Easements [Attachment C: Easement Map]:  
a. Private road service and utility easement off-site to the northwest of the subject property.  

i. Recording number 196302205546760 
ii. Refer to Attachment B: Gregory Addition Plat 1963  

b. 10 foot storm easement  
i. Recording #199606250590  

ii. Created in 1996 
c. Sewer easement  

i. Recording #5501889 
ii. Created in 1962 

d. 10 foot sewer easement  
i. Recording #5758769 

ii. Created in 1964  

https://apps.leg.wa.gov/WAC/default.aspx?cite=197-11-800
mailto:sepahelp@ecy.wa.gov
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e. Please refer to MICC 19.02.020(H)(1): “No structures shall be constructed on or over any 
vehicular access easement. A minimum five-foot yard setback from the edge of any 
easement that affords or could afford vehicular access to a property is required for all 
structures; provided, that improvements such as gates, fences, rockeries, retaining walls and 
landscaping may be installed within the five-foot yard setback so long as such improvements 
do not interfere with emergency vehicle access or sight distance for vehicles and 
pedestrians.” 

f. Please refer to MICC 19.02.020(H)(2): “no structure shall be constructed on or over any 
easement for water, sewer, storm drainage, utilities, trail or other public purposes unless 
it is permitted within the language of the easement or is mutually agreed in writing 
between the grantee and grantor of the easement.” 

10. General comments:  
a. Each side line of a lot shall be approximately perpendicular or radial to the center line of the 

street on which the lot fronts. 
b. A Site Development Permit (aka Plat Improvements) will be required prior to submitting for 

Final Short Plat. The Site Development will include installing the shared water, sewer and 
storm as well as access. Please see note #10(c)(vii)(1) about access.  
i. Please refer to the standards in MICC 19.08.040.  

ii. A Performance Bond or funds of 150% of the cost shall be deposited.  
iii. Any outside consultants retained by the city to evaluate any phase of plat design or 

construction shall be charged at actual cost, plus any additional administrative costs. 
Billings tendered to the owner(s) shall be payable within 30 days. 

iv. Construction may be limited to a specific seasonal time period and a short term soil and 
drainage control measures may be required. Refer to the Building comments above 
about wet season development restrictions.  

c. When submitting the Short Plat application please provide the following:  
i. Title Report   

ii. Development Application  
iii. Short Plat plan set: conceptual grading & utility plan, tree plan, short plat plan with  
iv. Arborist report  
v. Geotech Report  

vi. Transportation Concurrency Certificate application – required for subdivisions.  
vii. Plan set with:  

1. More details on the general building footprint, proposed access and driveway 
locations for both lots. How is Lot 1 going to gain access? The access easement to 
the north (recording #196302205546760) ends prior to reaching Lot 1. Will an 
access easement on the neighbor’s lot to the north at 6460 EMW be created? Will 
an access easement across Lot 2 to Lot 1 be created? If so, please note that this 
will impact the net lot area. Proposed access will need to comply with MICC 
19.09.040. The proposed access easement shall be noted on the short plat plan. In 
addition, refer to Planning comment #9e above about access easement 
restrictions.  

2. All easements shown with the recording numbers noted.  
11. Impact fees: linked here.  
12. Vesting: Please see the standards in MICC 19.15.170. 
13. Application fees 

https://mercerisland.municipal.codes/MICC/19.08.040
https://www.mercerisland.gov/sites/default/files/fileattachments/community_planning_amp_development/page/9261/updated_tcc_form.pdf
https://www.mercerisland.gov/sites/default/files/fileattachments/community_planning_amp_development/page/22088/impactfeesresidential.pdf
https://mercerisland.municipal.codes/MICC/19.15.170
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a. Deposit due at time of application 
b. Review time is billed hourly against the deposit; additional fees may be requested if 

additional review time is required. 
c. When third-party technical review is required (e.g. geotechnical, watercourse etc.), this is 

billed separately, in addition to staff review time. 
14. Land Use Application Process and Estimated Timeline:  

a. Required land use approvals  
i. Short Plat application (In the future a final short plat application will be required) – type 

III land use review  
ii. Transportation Concurrency – type I land use review  

b. Summary of procedural steps for a type III land use review:  
i. Pre-App  

ii. Submit application electronically  
iii. Application Completeness Check  
iv. Public notice of application (sign, mailing, weekly bulletin notice, 30 day public 

comment period)  
v. Review begins  

vi. Review comments may be sent out if needed  
vii. Notice of Decision 

viii. Appeal period 
c. Fees:  

i. Please note that Land Use Applications are based on an hourly staff rate.  If additional 
staff time is required, additional fees will be requested at the hourly rate. Unused 
portions of the deposit will be refunded.  See the Land Use Approval Fee schedule for 
specific hours applied to each Land Use application deposit. 

d. How to apply:  
i. Submit your plans, forms and supplemental documents online at sftp.mercergov.org 

To log on: 
ii. Username - guest 

iii. Password - eplan 
Creating a Folder 

iv. Click on "Inbox" 
v. Create new folder for your project. 

vi. Name the folder with the following format: "PROJECT ADDRESS-LAND USE 
APPLICATION" (i.e. 9611 SE 36th St- LAND USE APPLICATION) 

vii. If an address has not yet been assigned, please use the parcel number. 
viii. Open the folder you just created by clicking on it. 

ix. Click "Upload files", then select your plan set, permit forms, and supplemental 
documents. 

x. If you need more detailed instructions on how to upload or create a folder use our 
submittal instructions. 

e. Timeline:  
i. Preliminary Short Plat review and decision (can submit 1 building permit, as there 

legally is 1 lot) 
ii. Apply for Site Development Permit,  

iii. Meet conditions of Preliminary Plat Approval  
iv. Complete Site Development/Plat Improvements per MICC 19.08.040 

https://www.mercerisland.gov/sites/default/files/fileattachments/community_planning_amp_development/page/22088/fee_schedule_-_land_use.pdf
https://www.mercerisland.gov/sites/default/files/fileattachments/community_planning_amp_development/page/1931/mieplansubmittalinstructions.pdf
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v. Submit for Final Short Plat review 
vi. Final Short Plat review and recording – provide recorded copy to the city for our 

records  
vii. Can submit for the second building permit  

f. Land use forms can be found here.  
g. Land use expiration of approvals: MICC 19.15.150 

 

 

For more information on Land Use and Planning please refer to this useful webpage: 
https://www.mercerisland.gov/cpd/page/land-use-application-forms-and-submittal-requirements 
 
Regards 
 
Lauren Anderson  
Planner 
Community Planning & Development 
City of Mercer Island 
 
Enclosed:  
Attachment A: Hazard Map  
Attachment B: Gregory Addition Plat Map 
Attachment C: Easement Map  

https://www.mercerisland.gov/cpd/page/land-use-application-forms-and-submittal-requirements
https://mercerisland.municipal.codes/MICC/19.15.150
https://www.mercerisland.gov/cpd/page/land-use-application-forms-and-submittal-requirements
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