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May 22, 2025 
 
 
 
Mercer Island Beach Club 
c/o Gardner Morelli 
8326 Avalon Drive, Mercer Island, WA 98040 
Via: Email  

RE:  Shoreline Substantial Development Permit - SHL25-007, Shoreline Conditional Use 
Permit - SHL25-008, and SEPA Review - SEP25-007 Mercer Island Beach Club Marina 
Reconfiguration and Replacement Project, Review Letter 1 

Dear Gardner Morelli, 

The City of Mercer Island Community Planning and Development Department has 
completed a review for compliance with the zoning code, Title 19 of the Mercer Island City 
Code (MICC) for the above Shoreline Substantial Development Permit, Shoreline 
Conditional Use Permit, and SEPA Review applications for the Mercer Island Beach Club.  

Documents reviewed: 

• Ecological No Net Loss Assessment Report and Critical Areas Study (Northwest 
Environmental Consulting, LLC [March 2025]) (NNLR) 

• Joint Aquatic Resources Permit Application Form for Mercer Island Beach Club 
Marina Reconfiguration Project, signed March 28-31, 2025 (JARPA) 

• City of Mercer Island SEPA Environmental Checklist for Mercer Island Beach Club 
Marina Reconfiguration, submitted April 4, 2024 (SEPA Checklist) 

• Project Plan Set prepared by Waterfront Construction, dated December 22, 2021 
(Plan Set) 

• Mercer Island Beach Club Marina – Criteria Compliance Narrative, author and date 
unknown (Compliance Narrative) 

The following issues must be addressed in your resubmission:  

Planning:  

1. Please review and prepare responses to the public comment received from the WA 
Department of Ecology dated May 20, 2025 (attached). 
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2. Please review and prepare responses to the public comment received from the 
Snoqualmie Indian Tribe dated May 14, 2025 (attached). 

3. Please review and prepare a response to the third-party peer review completed by 
Facet (attached). 

4. Please review and prepare responses to the public comments received on May 10, 
2025 from Patricia Bostrom (attached). 

5. Please review and prepare responses to the public comments received on May 11, 
2025 from Mike and Tina Hartley (attached). 

6. Please review and prepare responses to the public comments received on May 6, 
2025 from Mark and Marian Sinkey (attached). 

7. Provide a diagram showing the calculations of both existing and proposed lot 
coverage and hardscape within the two shoreline areas (0-25’ and 25-50’ landward 
from the OHWM).  

8. The applicant shall provide a navigation study to ensure the proposed marina does 
not interfere with the public use and enjoyment of the water or create a hazard to 
navigation. 

9. Are there alternative designs that could avoid or reduce the marina’s expansion 
farther into the lake? 

10. Ecology is of the opinion that the additional overwater coverage from proposed 
development would be a substantial adverse impact. Are there designs that could 
avoid or further reduce this impact? 

11. Ecology is of the opinion that the existing wave attenuator is a legal nonconforming 
use, and the proposed design would “expand the existing wave 
attenuator/breakwater and make it double as moorage”, which may require a 
shoreline variance. Please provide an analysis of the design, size and configuration of 
the overwater structure related to the demand analysis, navigation, wave attenuation 
properties and other relevant factors.   

12. Are there alternative designs that could eliminate floating platforms? 

13. The applicant shall provide an analysis of the wake reflection as it relates to the 
proposed log boom and possible impacts to adjacent properties. Has the project 
designer considered possible negative impacts to adjacent properties caused by 
wave reflection? 

14. The applicant shall provide a plan to monitor and remove debris that may collect and 
rest adjacent to the proposed log boom. The plan must ensure the debris is removed 
and not simply relocated or pushed to a different location. 

15. The applicant shall demonstrate the necessity of the concrete retaining wall . Could 
the shoreline be softened using natural materials? 
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16.  The applicant shall demonstrate the necessity of extending the swim dock over 100-
feet waterward from the OHWM.  

17. Ecology is of the opinion that the proposed development does not appear to achieve 
no net loss of ecological functions, with the primary adverse impact being expansion 
of overwater coverage. The applicant shall provide additional mitigation measures to 
offset the impacts of the proposed development. 

18. The proposed development shall be designed to eliminate excessive squeaking 
generated from the movement of docks. The applicant shall include design 
measures in the proposed development that will mitigate noise generated by the 
movement of docks. 

19. The applicant shall provide a parking plan that addresses parking demand during 
peak use. The applicant shall monitor off-site parking and require members or guests 
to park vehicles within the established parking areas on the subject property. 

20. An archeological review shall be completed for the proposed development, as this is 
an area the Snoqualmie Tribe considered culturally significant and has a high 
probability of having unknown archeological deposits. If any archaeological work is 
performed, the Snoqualmie Tribe request notification. An Inadvertent Discovery Plan 
(IDP) should not be used in lieu of archeological investigation. Cultural and 
archaeological resources are non-renewable and are best discovered prior to ground 
disturbance. 

Building: 

1. Comments related to construction codes are provided as courtesy for coordination 
between the owner and any land entitlement agencies. Review of the project for 
construction codes, including Washington State Building Code and Washington 
State Existing Building Code, will be performed under a required Building Permit 
Application. Applicable construction codes can be found in MICC 17.14.010 Section 
101. The vesting of construction codes is address in MICC 17.14.101 Section 105.3.4.   

2. This project will require a code analysis to be included in the building permit 
construction documents that documents conformance with applicable non-
structural code.  If this design relies or interacts with existing construction, there are 
three available compliance paths available in the Washington State Existing 
Building Code: 

o Chapter 5: Prescriptive Compliance 

o Chapter 6: Classification of Work 

o Chapter 13: Performance compliance 

3. In conventional building construction, Classification of Work is most commonly 
applied. 

4. This project creates or modifies an occupancy which is required to be categorized in 
WSBC Section 302. Means of egress required by WSBC 107.2.3 needs to be included 
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in the construction documents for the appropriate occupancy. Where features are 
required to be accessible, accessible means of egress must be provided per 1009.2 

5. Washington State Building Code 106.1 requires that construction documents be 
prepared by a registered design professional where required in the 
jurisdiction.  RCW 18.08.410 provides exceptions to the requirement for a registered 
architect, which do not clearly apply to this scope of work: 

a. https://app.leg.wa.gov/RCW/default.aspx?cite=18.08.410  

6. Unless otherwise demonstrated, a registered architect appears to be required for 
this project.   

7. Calculations and drawings herein are developed to demonstrate conformance with 
structural aspects of Washington State Building Code, and calculations incorporate 
and appropriate and more specific NAVFAC standard. 

Nonstructural conformance with construction codes, including the Washington 
State Building Code or possibly the Washington State Existing Building Code, will 
also be required.  In particular, accessibility of recreational boating facilities is 
regulated by WSBC 1111.4.9.  In general, recreational facilities including swimming 
and bathing are covered under WSBC 1111.3. Although the accessibility requirements 
of swimming and wading pools may not apply to this waterfront facility, they may 
be helpful in demonstrating compliance with the general requirement. 

Engineering:  

1. On Sheet 5 of 23, please clearly indicate the boundaries of the existing public sewer 
easement for the lake sewer line, and confirm that no new piling structures are 
proposed within this easement. 

2. On Sheet 5 of 23, please show the existing side sewer connection from the main 
sewer line, and confirm that there will be no conflicts between the existing side sewer 
serving the existing building and the proposed new marinas. 

Fire: 

1. On Sheet FP-01, please provide a note: "A Class I manual, dry standpipe shall be 
provided in accordance with NFPA 303, NFPA 14, and COMI Standards.” 

2. On Sheet FP-01, lease provide a note: "One 4A 40BC portable fire extinguisher shall 
be provided at each standpipe hose connection. Each portable extinguishers shall be 
located in a listed weatherproof enclosure.” 

The City’s processing of the Shoreline Substantial Development Permit and SEPA Review 
applications have been put on hold until these issues are resolved.  Pursuant to MICC 
19.15.110, all requested information must be submitted within 60 days or a request for 
extension requested.  The deadline for a complete response or request for extension is July 
21, 2025.   

If a complete response is not received or an extension response has not been received prior 

https://app.leg.wa.gov/RCW/default.aspx?cite=18.08.410
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to that date, the applications will expire and be canceled for inactivity.  No additional 
notification regarding this deadline or expiration of the application will be provided. 

Best regards, 

Ryan Harriman 
Ryan Harriman, EMPA, AICP – Planning Manager 
City of Mercer Island Community Planning and Development  
ryan.harriman@mercerisland.gov  
(206) 275-7717 
 

Attachments:  
1. WA Department of Ecology dated May 20, 2025; 
2. Snoqualmie Indian Tribe dated May 14, 2025;  
3. Third-party peer review, Facet;  
4. Public comments from Patricia Bostrom; 
5. Public comments from Mike and Tina Hartley; and 
6. Public comments from Mark and Marian Sinkey  

 
Responding and Resubmitting: Click for More Detailed Instructions 

1. Reply to all review comments within the review letter. 

2. Update your drawings, and any necessary supplemental documents or forms. 

3. Upload updated drawings to the Mercer Island Permit Submittal Portal.   

Having Trouble?  Please Review the Following: 

Accessing, Reviewing, and Responding to MIePlan Comments 

              Troubleshooting MIePlan 

              MIePlan Overview 

Thank you for your participation in the MIePlan review process. 

mailto:ryan.harriman@mercerisland.gov
https://gcc02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.mercerisland.gov%2Fcpd%2Fpage%2Fresubmittal-process-and-requirements&data=05%7C01%7Cholly.mercier%40mercergov.org%7Cc2ba29f4c01f41e4e52208daf5f94bbb%7Cced2aa098b804de2b9dd7410b6965ed0%7C0%7C0%7C638092748325911216%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=hUJK5fJSyz4ZeVObbtMaJinNzCWjpqLnW2Os1QzdB2I%3D&reserved=0
https://gcc02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.mercerisland.gov%2Fcpd%2Fpage%2Fhow-upload-your-submittal&data=05%7C01%7Cholly.mercier%40mercergov.org%7Cc2ba29f4c01f41e4e52208daf5f94bbb%7Cced2aa098b804de2b9dd7410b6965ed0%7C0%7C0%7C638092748325911216%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=5tB%2FunfosBDepe805KMxF%2FDVS9iIziVA%2FPsvGnuY0Rg%3D&reserved=0
https://gcc02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.mercerisland.gov%2Fsites%2Fdefault%2Ffiles%2Ffileattachments%2Fcommunity_planning_amp_development%2Fpage%2F30846%2Fmieplancommentshowto.pdf&data=05%7C01%7Cholly.mercier%40mercergov.org%7Cc2ba29f4c01f41e4e52208daf5f94bbb%7Cced2aa098b804de2b9dd7410b6965ed0%7C0%7C0%7C638092748325911216%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=qVgvkopRmbyIb3Gi4BhTbx%2FKP%2F7HZrKixyLu1QDQyO8%3D&reserved=0
https://gcc02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.mercerisland.gov%2Fcpd%2Fpage%2Fplan-review-troubleshooting&data=05%7C01%7Cholly.mercier%40mercergov.org%7Cc2ba29f4c01f41e4e52208daf5f94bbb%7Cced2aa098b804de2b9dd7410b6965ed0%7C0%7C0%7C638092748326067439%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=Tgj%2BhcPAUlsWDJhcmc%2BINp2QOI9MzKo67JR9FOyyGeg%3D&reserved=0
https://gcc02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.mercerisland.gov%2Fcpd%2Fpage%2Felectronic-plan-review&data=05%7C01%7Cholly.mercier%40mercergov.org%7Cc2ba29f4c01f41e4e52208daf5f94bbb%7Cced2aa098b804de2b9dd7410b6965ed0%7C0%7C0%7C638092748326067439%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=xLNtteryCOXsWq8PgwFaSXTUDVjvJwl65xKoTAS8OBc%3D&reserved=0
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May 14, 2025 

Ryan Harriman 
Planning Manager 
City of Mercer Island, Community Planning and Development 
9611 SE 36th Street 
Mercer Island, WA 98040 

Mercer Island Beach Club Marina (SHL24-007/SEP24-002), 
Environmental Peer Review 
Facet Reference No: 2410.0634.01 

Dear Ryan, 

This letter presents our peer review of the proposed marina reconfiguration at the Mercer Island Beach 
Club located at 8326 Avalon Drive in Mercer Island, Washington (parcel #3124059003). I conducted a 
site inspection on April 24, 2025, to verify the reported conditions. The following documents were 
reviewed: 

• Ecological No Net Loss Assessment Report and Critical Areas Study (Northwest Environmental 
Consulting, LLC [March 2025]) (NNLR) 

• Joint Aquatic Resources Permit Application Form for Mercer Island Beach Club Marina 
Reconfiguration Project, signed March 28-31, 2025 (JARPA) 

• City of Mercer Island SEPA Environmental Checklist for Mercer Island Beach Club Marina 
Reconfiguration, submitted April 4, 2024 (SEPA Checklist) 

• Project Plan Set prepared by Waterfront Construction, dated December 22, 2021 (Plan Set) 

• Mercer Island Beach Club Marina – Criteria Compliance Narrative, author and date unknown 
(Compliance Narrative) 

Pr o j e c t  S u m m a r y  
The project applicant has applied for a shoreline substantial development permit, a shoreline 
conditional use permit, and SEPA review for the reconfiguration of the marina at the Mercer Island 
Beach Club. The project involves removing five of the existing docks and reconfiguring the marina to a 
single point access marina with a hybrid design consisting of fixed moorage slips along the shore and 
floating moorage slips on the lake side. The existing solid wooden docks and piles will be replaced with 
steel piles and steel grated decking. The project will also remove an existing log boom; remove 60 

https://www.facetnw.com/
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linear feet of rock and timber bulkhead; remove eight cubic yards of debris; and install 25 cubic yards 
of beach nourishment, two trees, and three shrubs. The bulkhead will be replaced with a pocket beach 
at the western end of the property. 

The Compliance Narrative documents compliance with WAC 173-27-160, Review Criteria for 
Conditional Use Permits and applicable provision of the Mercer Island Shoreline Master Program (MICC 
19.13). The NNLR concludes that temporary disturbances and elevated lake turbidity are possible during 
construction activities, but the long-term impacts of the project will improve ecological functions and 
prevent further habitat degradation, resulting in no net loss of ecological functions. 

Pe e r  R e v i e w  F i nd i n g s  
Facet agrees with the conclusions of the NNLR and the Compliance Narrative. The project proposal is 
well thought out and, upon successful implementation, should provide a net improvement of 
ecological function. While the overall square footage of the docks will increase, the use of grated 
decking with 42%-62% light transmission, will reduce net overwater shading and the associated cover 
preferred by juvenile salmonid predators. Replacement of old creosote piles with steel piles will 
improve water quality. The removal of the rock and timber bulkhead and creation of a pocket beach 
will improve shoreline processes, sediment transport, and nearshore habitat conditions for juvenile 
salmonids. The project application has demonstrated compliance with the Mercer Island SMP, with 
noted exceptions to MICC 19.13.050(L)5.c-d, which pertain to pile size and spacing. The pile spacing 
and size provisions may receive special authorization from the code official based on a demonstration 
of need. This is a structural engineering assessment beyond the scope of Facet’s review.  

The following inconsistencies in areas and quantities are noted between the JARPA, NNLR, and Plan 
Set: 

Table 1. Areas and Quantities of Project Activities by Submittal Document 

Activity JARPA Table 8e NNLR Plan Set 

Piles to be installed 
(quantity) 

106 93 93 

Piles to be installed (SF) 54.7 SF 59.5 SF 59.6 SF 

Piles to be removed (SF) 29.5 SF 111.5 SF N/A 

Decking to be installed (SF) 10,294 SF 10,202 SF 10,202 SF 

Decking to be removed (SF) 7,533 SF 7,529 SF 7,533 SF 
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R e c o m m e nd a t i o n s  
While not critical to the determination that the project will result in no net loss of ecological functions 
and comply with the Mercer Island SMP (with the noted exceptions above), the inconsistencies in Table 
1 should be rectified such that the areas and quantities of all project activities are consistent across all 
permitting documents.  

 
Please contact me if you have any questions or requests for additional information. 

Sincerely, 

 
Ryan Kahlo, PWS 
Senior Ecologist 
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