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CHAPTER 12.44. STREET VACATIONS 

12.44.010. Purpose. 

The purpose of this Chapter 12.44 is to establish procedures and criteria the city will use to review and 
decide upon the vacation of public streets, alleys, sidewalks, trails and any other public grants, dedications and 
easements relating to street, pedestrian, or travel purposes within the city. This chapter is intended to be 
consistent with, implement and supplement RCW Chapter 35.79, entitled Streets—Vacation.  

( Ord. No. 1003 , § 1(Exh. A), 7-12-2021) 

12.44.020. Applicability. 

This chapter applies to every request for vacation of public streets, alleys, sidewalks, trails and any other 
public grants, dedications and easements relating to street, pedestrian, or travel purposes within the city, and shall 
not apply to vacation or termination of other types of public property.  

( Ord. No. 1003 , § 1(Exh. A), 7-12-2021) 

12.44.030. Definitions. 

For the purpose of this chapter, the following terms, phrases, words, and abbreviations shall have the 
meanings given herein, unless otherwise expressly stated. Words not otherwise defined shall have their common 
and ordinary meaning:  

A. Owner means the owners of fee title, mortgagors, and/or contract vendees of any interest in real 
estate.  

B. Petition means a complete and sufficient petition meeting the requirements of this chapter and 
applicable state law.  

C. Petitioner means any party who has filed a petition for vacation with the city clerk.  

D. Public right-of-way or public ROW means public streets, alleys, sidewalks, trails and any other public 
grants, dedications and easements relating to street, pedestrian, or travel purposes within the city.  

E. Subject property means the public street, alley, sidewalk, trail, and/or any other public property or 
easement, or portion thereof, sought to be vacated.  

( Ord. No. 1003 , § 1(Exh. A), 7-12-2021) 

12.44.040. Initiation of proceedings. 

A vacation may be initiated in two ways:  

A. A resolution of the city council.  

B. A petition of the owners of more than two-thirds of the property abutting or underlying the subject 
property as may be applicable.  

( Ord. No. 1003 , § 1(Exh. A), 7-12-2021) 



 

 

{SXM2504510.DOCX;1/05708.000005/ }  
    Created: 2021-10-18 16:22:42 [EST] 

(Supp. No. 1) 

 
Page 2 of 8 

12.44.050. Petition by owners. 

The owners of an interest in real estate abutting upon or underlying public ROW may petition the city council 
for vacation thereof in accordance with requirements of this chapter.  

A. The petitioner shall apply for a vacation by submitting the following to the city clerk:  

1. A vacation petition with supporting affidavits on forms provided by the city.  

2. A diagram of the location and a survey of the subject property and immediate area of the 
proposed vacation including the abutting and/or underlying properties, all prepared by a licensed 
surveyor registered in the State of Washington.  

3. A legal description of the subject property prepared by a licensed surveyor registered in the State 
of Washington.  

4. For each abutting and underlying property and petitioner, a title report indicating the extent and 
type of ownership and providing a legal description of the petitioner's property.  

5. The vacation fees as established by this chapter and city ordinance.  

6. Any additional information or material the city determines is reasonably necessary for the city 
council to understand, consider and evaluate the requested vacation.  

B. The petition shall be filed with the city clerk and shall be signed by owners of more than two-thirds of 
the property abutting the subject property (based on front footage) or underlying the subject property 
(based on square footage).  

C. The city clerk shall determine the petition's compliance with this chapter. For the purpose of 
determining the sufficiency of signatures of owners of private property on a petition or a consent to 
vacate determined by the city council, the following rules shall govern as applicable:  

1. The signature of an owner of property shall be as set forth in the King County assessor records 
and confirmed by a title report.  

2. In the case of a property subject to a contract of purchase, the signature of the contract grantor 
and grantee shall be required.  

3. In the case of property ownership by corporation or similar entity, the signature of the officer 
authorized by the bylaws and resolution of the board of directors evidenced by an excerpt of the 
bylaws and copy of the resolution, each duly certified by the secretary of the corporation, and 
granting such authority.  

4. In the case of property owned or controlled by an estate, guardian or conservator of a decedent 
or incompetent, the signature of the duly qualified administrator, executor or guardian 
accompanied by a duly certified copy of his/her judicial appointment or designation.  

( Ord. No. 1003 , § 1(Exh. A), 7-12-2021) 

12.44.060. Resolution by council. 

The city council may initiate vacation procedures of public ROW by resolution, which shall contain a legal 
description and a survey of the subject property, and such other information as the city council may determine 
appropriate.  

( Ord. No. 1003 , § 1(Exh. A), 7-12-2021) 
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12.44.070. Appraisals. 

Determinations of fair market value of the subject property shall be made by MAI appraisal of the subject 
property at the direction of the city manager or designee. Petitioners shall pay the cost of all such appraisals as 
established in MMC 12.44.080. Such appraisals shall take into account the full value of the released rights and of 
any rights retained by the city for future use(s) which would restrict the private use of the vacated property.  

( Ord. No. 1003 , § 1(Exh. A), 7-12-2021) 

12.44.080. Petition fees and costs; compensation. 

A. The petition, properly signed, shall be filed with the city clerk and accompanied by payment of the 
application fee and the estimated appraisal cost, which amounts shall be paid into the general fund of the 
city to defray the costs and expenses incurred by the city to: appraise the subject property, determine the 
sufficiency of the petition, evaluate and investigate the petition, and report the facts, circumstances and 
conclusions concerning the petition to the city council. Fees and costs shall not be returned or refunded to 
the petitioners regardless of the city council's action on the petition.  

B. The amount of the fees and costs due upon filing shall be as follows:  

1. The minimum application fee established by the city's then current fee schedule.  

2. An appraisal fee deposit of $2,500.00, which may be adjusted by the city manager up to the amount of 
the MAI appraisal bid or estimate submitted to the city.  

C. In the event that the application fee and/or the appraisal costs set forth in subsection (B) of this section is 
insufficient to reimburse the city for all of the city's costs and expenses incurred in relation to the petition, 
the balance shall be paid by the petitioner immediately upon receipt of the city's invoice.  

D. In the event the vacation is granted by the city council, the petitioner shall immediately pay upon receipt of 
an invoice the amount required by the city council as compensation for the area being vacated as provided in 
MMC 12.44.180. A vacation ordinance shall not be effective until such time as the petitioner pays all sums 
due to the city, including all compensation due to the city for the vacation and all costs and expenses of the 
city in processing the petition. The city shall not record an approved vacation ordinance until such time as all 
such compensation, fees, costs and reimbursements are paid in full. If any portion of such amount remains 
unpaid for 30 days after submittal of a final invoice to the petitioner, the city council shall rescind and vacate 
the approved vacation ordinance.  

E. In the event that the city council initiates a vacation, fees shall not be required unless council directs 
otherwise.  

( Ord. No. 1003 , § 1(Exh. A), 7-12-2021) 

12.44.090. Date of public hearing. 

Upon determining the application for vacation is complete, or upon passage of a resolution by the city 
council seeking vacation, the council shall, by resolution, fix a time when the city will hold a public hearing on the 
proposed vacation. The hearing will be not more than 60 days nor less than 20 days after the date of passage of 
the resolution scheduling the public hearing.  

( Ord. No. 1003 , § 1(Exh. A), 7-12-2021) 
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12.44.100. Notice of public hearing. 

A. Upon the passage of the council resolution fixing the date and time for a public hearing, the city clerk shall 
give 20 days' notice of the pendency of the petition.  

B. The hearing notice shall contain the following information: a statement that a petition has been filed to 
vacate the subject property; the date, time and place fixed for the hearing of the petition; that interested 
persons may appear at the hearing and be heard for or against the petition; and that interested persons may 
submit written comment to the city clerk prior to or at the hearing.  

C. The city clerk shall post and distribute the hearing notice as follows:  

1. A copy shall be posted in three conspicuous public places in the city.  

2. A copy shall be posted in a conspicuous place on the subject property or at a nearby location that can 
be viewed by the public.  

3. A copy shall be posted on the city's website.  

4. A copy shall be published in the official newspaper of the city.  

5. A copy shall be mailed to each owner of property within 300 feet of the subject property, including all 
the petitioners, at a local address if a resident of the city, or otherwise to the last address showing on 
the records of the King County assessor.  

( Ord. No. 1003 , § 1(Exh. A), 7-12-2021) 

12.44.110. Protest. 

If 50 percent of the abutting property owners file written objection to a city council-initiated vacation with 
the city clerk prior to the time of the hearing, the city council shall be prohibited from proceeding with the 
vacation.  

( Ord. No. 1003 , § 1(Exh. A), 7-12-2021) 

12.44.120. Staff report. 

A. The planning manager and/or public works director or their designee(s) shall prepare a staff report which 
shall identify and address the requirements of this section, the vacation criteria in MMC 12.44.140, and all 
other pertinent issues raised by or resulting from the vacation. The staff report shall be presented to the city 
council at the public hearing and as otherwise requested, appropriate or necessary, and may be 
supplemented as needed.  

B. In preparing the staff report, the manager and/or director shall solicit comments and input from each of the 
city's departments, and may solicit comments and input from other governmental agencies and entities, 
from utility providers having an interest or jurisdiction concerning utilities within the boundaries of the city, 
and from nearby or affected city residents.  

C. The staff report shall minimally contain the following information:  

1. All application materials submitted by the petitioner.  

2. All comments regarding the vacation received by the city prior to distribution of the staff report.  

3. Maps, diagrams and other information pertinent to and helpful for the city council's review, 
understanding and decision.  
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4. An analysis and evaluation of the proposed vacation relative to the following: the provisions of this 
chapter; applicable provisions of the MMC and Medina Comprehensive Plan, specifically including 
zoning and land use regulations; prior and pending vacations in the vicinity; and pertinent state laws 
and regulations.  

5. A recent appraisal of the subject property in accordance with MMC 12.44.070.  

6. A recommendation of the appropriate city council action regarding the petition.  

D. Not less than five days prior to the hearing, the city clerk shall distribute the staff report to the city council 
and staff, each petitioner, and anyone submitting comments to the city regarding the petition or making a 
written request for a copy of the staff report.  

( Ord. No. 1003 , § 1(Exh. A), 7-12-2021) 

12.44.130. Hearing. 

A. At the day and time appointed for the hearing of the petition or city council resolution, or at such other day 
and time as the same may be continued or adjourned to by the city council, the matter shall be considered 
and persons desiring to speak for or against the vacation shall be heard in accordance with the council's 
usual rules.  

B. The city council may deliberate on the merits of the petition in accordance with its usual rules, may adjourn 
from time to time and may recess to executive session as needed, may require additional information and 
evaluation from any petitioner or city staff, and may continue and resume the hearing as appropriate. At the 
conclusion of the city council's deliberations, the city council shall decide the petition in accordance with 
MMC 12.44.170.  

( Ord. No. 1003 , § 1(Exh. A), 7-12-2021) 

12.44.140. Vacation criteria. 

A. In determining whether to vacate the subject property, the city council shall consider, but shall not be 
limited to, the following criteria:  

1. Whether a change of use or vacation of the subject property will provide a benefit to the city as 
determined by the council, including but not limited to any of the following examples: reduction of 
unnecessary ROW; preservation of streetscape character; expanding the city's property tax roll; 
addressing neighborhood requests related to traffic impacts; better accommodation of pedestrians, 
bicyclists, motorists and/or emergency responders; reservation of an easement will accommodate the 
city's current or projected needs.  

2. Whether the subject property is no longer required for public use or public access.  

3. Whether the substitution of a new and different public way would be more or less useful to the city 
and/or the public.  

4. Whether conditions may or could change in the future, creating or providing a greater or different 
public use or need than presently exists.  

5. Whether existing property access will be restricted or denied as a result of the vacation.  

6. Whether objections to the petition or proposed vacation are made by (i) owners of private property 
(exclusive of petitioners) abutting or in proximity to the subject property, (ii) governmental agencies, 
(iii) private users of the subject property, and/or (iv) members of the general public.  
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( Ord. No. 1003 , § 1(Exh. A), 7-12-2021) 

12.44.150. Right to condition a vacation and reserve public uses or easements. 

Ordinances vacating all or any portion of the subject property may contain and require:  

A. Conditions on the allowed use(s) that the city council determines to be in the public interest.  

B. Provisions reserving, retaining or requiring conveyance of easements for any public use or purpose, 
including without limitation construction, repair and maintenance of existing and future public utilities 
and services.  

( Ord. No. 1003 , § 1(Exh. A), 7-12-2021) 

12.44.160. Limitations on waterfront streets. 

A. The city council shall not vacate public ROW governed by this chapter if any portion of the subject property 
abuts a body of fresh or salt water, unless:  

1. The vacation is sought to enable the city to acquire the subject property for port purposes, beach or 
waterfront access purposes, boat moorage or launching sites, park, public view, recreation, or 
educational purposes, or other public uses; or  

2. The city council, by resolution, declares that the subject property is not presently being used as a 
street, alley or public easement and that the subject property is not suitable for any of the following 
purposes: port, beach or water access, boat moorage, launching sites, park, public view, recreation, or 
education; or  

3. The vacation is sought to enable the city to implement a plan, adopted by resolution or ordinance, that 
provides comparable or improved public access to the same shoreline area to which the subject 
property abuts, had the subject property included in the plan not been vacated.  

B. Before adopting a resolution vacating the subject property under subjection (A)(2) of this section, the city 
shall:  

1. Compile an inventory of all rights-of-way within the city that abut the same body of water that is 
abutted by the subject property;  

2. Conduct a study to determine if the subject property is suitable for use by the city for any of the 
following purposes: port, boat moorage, launching sites, beach or water access, park, public view, 
recreation, or education; and  

3. Make a finding that the subject property is not suitable for any of the purposes listed under subsection 
(B)(2) of this section, and the vacation is in the public interest.  

C. No vacation under this section shall be effective until the fair market value has been paid for the subject 
property and any other applicable provisions of this chapter have been met.  

D. Moneys received from the vacation may be used by the city only for acquiring additional beach or water 
access, acquiring additional public view sites to a body of water, or acquiring additional moorage or 
launching sites.  

( Ord. No. 1003 , § 1(Exh. A), 7-12-2021) 
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12.44.170. City council decision. 

The city council may grant or deny the petition in whole or in part and with or without conditions, 
reservations or requirements as the city council determines appropriate. Following the public hearing and 
conclusion of its deliberations, the city council shall either:  

A. Adopt an ordinance granting the vacation; or  

B. Adopt an ordinance denying the vacation; or  

C. Adopt a resolution of intent to vacate stating that the city council will, by ordinance, grant the vacation 
if the applicant meets specified conditions within 90 days, unless otherwise specified in the resolution.  

12.44.180. Compensation for vacation. 

A. Ordinances vacating any public ROW shall not be adopted by the city council until the owners of the property 
abutting the subject property shall compensate the city in the amount required by this subsection.  

B. Monetary compensation to be paid to the city in an amount of up to one-half of the appraised value for the 
subject property; provided, that compensation may be required in an amount of up to the full appraised 
value of the subject property if any of the following applies to the street, alley, or public easement:  

1. The subject property has been part of a dedicated public right-of-way for 25 years or more; or  

2. The subject property or portions thereof were acquired at public expense; or  

3. The subject property abuts a body of water as outlined in MMC 12.44.160 

C. In lieu of payment for monetary compensation, the petitioners may grant or dedicate to the city for street or 
other purposes, real property useful for that purpose where the property to be acquired by such exchange 
has a fair market value of at least equal to the amount of cash compensation that would otherwise be 
required.  

1. The city shall not be obligated to accept such an exchange and the decision of the city manager on the 
acceptability of the alternative property offered shall be final.  

D. Where a vacation was initiated by city council resolution, abutting property owners may not be required to 
make payment to the city for such vacation where:  

1. The street, alley or public easement was not acquired at city expense;  

2. The city determines the street, alley or public easement is not needed for public travel either now or in 
the foreseeable future;  

3. The city's maintenance or upkeep of the subject property is unrelated to any use of the street, alley, or 
public easement for public travel.  

E. Where a vacation is applied for by or on behalf of another governmental agency or jurisdiction, the city 
council may waive any compensation required by this Code and may also waive filing fees, if the council 
deems such a waiver to be in the public's interest and advantage.  

1. A vacation of property in which compensation has been waived on behalf of a governmental agency or 
jurisdiction shall be accompanied by a covenant providing the city shall be compensated by the fair 
market value of the interest conveyed or vacated at the time of any future sale or lease of the subject 
property by said other governmental agency.  

( Ord. No. 1003 , § 1(Exh. A), 7-12-2021) 
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12.44.190. Title to vacated public ROW. 

Title to any vacated portion of the subject property shall pass in accordance with Washington State statutory 
and common law governing title to vacated rights-of-way.  

( Ord. No. 1003 , § 1(Exh. A), 7-12-2021) 

 



CITY OF MEDINA 
501 EVERGREEN POINT ROAD | PO BOX 144 | MEDINA WA 98039-0144 

TELEPHONE 425-233-6400 | www.medina-wa.gov 

 

STAFF ANALYSIS AND RECOMMENDATION 
LIANG STREET VACATION 

Prepared by: Stephanie Keyser, AICP, Planning Manager 
Date: November 3, 2021 

 

Summary of Recommendation:  Preliminarily approved, subject to conditions.  
 
PART 1 – GENERAL INFORMATION 
 
LOCATION:   442 Upland Road 
 
ADJACENT TAX PARCEL NUMBER: 383550-2385 
 

PROPERTY OWNERS:  Kenneth and Laura Liang 

 

APPLICANT:  Jim Dearth of Ripple Design Studio (agent) 

 
LEGAL DESCRIPTION OF AREA REQUESTED TO BE VACATED: 
 

A PORTION OF HARMON AVE PER PLAT OF KENWOOD PARK AS RECORDED IN BOOK 8 OF PLATS ON PAGE 
26, IN KING COUNTY WASHINGTON, DESCRIBED AS FOLLOWS; ALL THAT PORTION OF SAID HARMON AVE 
LYING IN FRONT OF LOTS 4 AND 5, BLOCK 15 OF SAID KENWOOD PARK; EXCEPT THE SOUTHWESTERLY 15 
FEET ADJOINING LOT 5; EXCEPT THAT PORTION OF HARMON AVE VACATED UNDER THE CITY OF MEDINA 
ORDINANCE NO. 804, RECORDED NOVEMBER 2, 2007, UNDER RECORDING NO. 20071102000049. 

 
PETITION: Vacate 510 square feet of right-of-way abutting Liang property  
 
ZONING: Single Family Residence (R-16) 
 
COMPREHENSIVE PLAN DESIGNATION: Single Family Residential 
 
CRITICAL AREAS: Steep slope 
 
ENVIRONMENTAL (SEPA) REVIEW: Exempt per WAC 197-11-800(2)(i) 
 
EXHIBITS:   
1. Staff Report  
2. Street Vacation Petition, received August 23, 2021 
3. Survey and Legal Description, received August 23, 2021 
4. Title Report and Map, dated August 18, 2021 
5. Payment form for Appraisal, received August 23, 2021 
6. Appraisal from Sherwood Appraisals, September 23, 2021 
7. Legal Notices 

a. Notice of Hearing, dated September 16, 2021 
8. Resolution 419, passed September 13, 2021 
9. Simple Street Vacation Map, received October 21, 2021 
10. Liang response to Sherwood Appraisals, received via email October 25, 2021 



Exhibit 1 

Liang Street Vacation Petition 
Staff Analysis & Recommendation 

 
PART 2 – SITE CHARACTERISTICS 
EXISTING CONDITIONS: The property is currently being redeveloped with a new single-family 
residence and related site improvements.   
 
SURROUNDING ZONING: 
 

Direction Zoning Present Use 

North R-16 District Residential 

South R-16 District Residential 

East R-20 District Residential 

West R-16 District Residential 

 
ACCESS:  Ingress and egress is from Upland Road.  
 
PART 3 – STAFF ANALYSIS 
 
GENERAL: 
 
1. Kenneth and Laura Liang are the owners and taxpayers of record of the properties identified 

as 442 Upland Road (tax parcel nos. 383550-2385) according to the title report (Exhibit 4) and 
the King County Assessor.   

2. The owners are requesting to vacate 510 square feet of right-of-way adjacent to the south-
west corner of their property. 

LIANG PROPERTY BACKGROUND: 

3. In 2019 a redevelopment project for 442 Upland Road was submitted to the City (Building 
Permit B-19-087; Construction Activity Permit CAP-19-014; Grading and Drainage Permit 
ENG-GD-19-030; and Tree Activity Permit TREE-19-081). During zoning review, it was 
discovered that the subject property was composed of two separate parcels (383550-2260 
and 383550-2385). Medina’s zoning code is based upon individual parcels which determine 
how setbacks are measured and structural and impervious surface calculations are 
determined. As such, a building cannot be built across parcel lines even if both parcels are 
under the same ownership.  

4. To correct this, the applicant submitted a Lot Line Adjustment (P-LLA-20-001) to combine the 
two parcels that made up 442 Upland into one 39,290 square foot lot. The City issued a 
preliminary decision approving the Lot Line Adjustment on March 19, 2020. 

5. On May 21, 2020, the Lot Line Adjustment was recorded by King County and the applicant 
provided the City with a copy of the document as required by the code (MMC 16.73.140).  

6. In August 2020, the City was notified that the owners had purchased 438 Upland Road, which 
was the adjacent lot south of 442. The scope of work would be revised to include this new 
parcel; thus building permit B-19-087 became void. 

7. The applicant submitted a second Lot Line Adjustment (P-LLA-20-003) to combine the new 
442 Upland (39,290 square feet) with 438 Upland (20,190 square feet); a new building permit 



Exhibit 1 

Liang Street Vacation Petition 
Staff Analysis & Recommendation 

(B-20-059) was also submitted. The City issued a preliminary decision approving the second 
Lot Line Adjustment on December 4, 2020, to create a new 59,480 square foot lot.  

8. On June 10, 2021, the Lot Line Adjustment was record by King County and the applicant 
provided the City with a copy of the document as required by the code (MMC 16.73.140).  

DEVELOPMENT STANDARDS RELATING TO VACATION PETITION: 

9. 442 Upland Road is zoned R-16 and the minimum net lot area in the R-16 zoning district is 
16,000 square feet pursuant to Table 16.22.020. At 59,480 square feet, this parcel exceeds 
the minimum square footage requirement for this zoning district.  

a. If the petition to vacate the 510 square feet is approved, this would result in 442 Upland 
Road being increased to a total size of 59,990 square feet. The additional square 
footage would not allow a fourth lot to be created, for which 64,000 square feet would 
be needed. If, in the future, the current owners or future owners decided to demolish 
the house currently being constructed, they could then subdivide the combined 
property into a maximum of three lots.  

10. Table 16.22.030 sets forth the minimum setbacks by lot size.  Lots exceeding 20,000 square 
feet in area are required to have front and rear property line setbacks of 30 feet and side 
property line setbacks of the greater of 10 feet or 15 percent of the lot width, not to exceed 20 
feet.  The average width is utilized to establish the side yard setbacks: 276 feet at the widest 
point, 242 feet at the narrowest point along Overlake Drive East for an average width of 259 
feet (276 + 242 = 518/ 2 = 259). Utilizing the average width, the property has a required side 
yard setback of 20 feet (259 * 15% = 38.85; 20 < 38.85). 
 

a. If the petition to vacate the 510 square feet is approved, the setback dimensions 
themselves will not change, however the front setback will be straightened out. Figure 
1 is taken from the site plan of the approved building permit (B-20-059). The red line 
is the front yard setback that parallels the front property line, following that jog to the 
east along the southwestern portion of the lot. Figure 2 highlights the area of the 
petition request as well as what the front setback line would be if the petition is granted. 
Again, there is no change in the dimension, just the location.   



Exhibit 1 

Liang Street Vacation Petition 
Staff Analysis & Recommendation 

 

Figure 1. Existing. Approved site plan from building permit (B-20-059). The black line is the front property line, and the red 
line is the existing front yard setback 

 

Figure 2. Request. The petition request is highlighted in yellow with the new property line in green and the new location of 
the front yard setback is shown in purple. 
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Liang Street Vacation Petition 
Staff Analysis & Recommendation 

11. Table 16.23.020(A) sets forth structural coverage standards for lots zoned R-16. Under the 
current code, this parcel would have a maximum structural coverage of 21% of the lot. 
However, this project was vested prior to the most recent amendment to the bulk regulations 
on June 14, 2021. Thus, the maximum structural coverage for this lot is 25% or 14,870 square 
feet. The approved building plans have the structural coverage at 20.2% of the lot, or 12,040 
square feet.   

a. If the petition to vacate the 510 square feet is approved, the new maximum structural 
coverage for this lot would be 14,997.5 square feet. What is currently being built is 
under the maximum for this parcel and the new maximum structural allowance would 
have little to no impact on the project. Once this project is completed, any future 
construction projects would be subject to the current zoning code of 21% structural 
coverage. If the vacation petition is approved, that would be 12,598 square feet 
(59,990 x .21 = 12,597.9).   

12. Table 16.23.020(A) sets forth impervious surface coverage standards for lots zoned R-16.  
The maximum impervious surface for this lot is 55% or 32,713 square feet. The current project 
is utilizing 26.49% or 15,760 square feet of impervious surface.  

a. If the petition to vacate the 510 square feet is approved, the new maximum impervious 
surface would be 32,995 square feet. Again, this increase would have little to no impact 
on the current project as what has been permitted is well under the maximum 
threshold.  

APPRAISAL  

13. MMC 12.44.070 requires the City to obtain an appraisal on the right-of-way which is the 
subject property of a vacation petition.  Jeffrey A. Sherwood of Sherwood Appraisals 
performed the appraisal at the city’s request (Exhibit 6) and determined the fair market value 
of the 510 square feet to be $127,500 as of September 23, 2021.  

14. Staff forwarded the appraisal to the applicant for review. On October 25, 2021, the City 
received an objection to the appraisal from the applicant (Exhibit 10).  

PUBLIC AND AGENCY COMMENTS 

15. Staff sent the vacation petition to the Police and Public Works Department and neither had 
comments or concerns on the proposal. 

16. As of the date of this staff report, there have been no public comments.   

STATE ENVIRONMENTAL POLICY ACT:  

17. A street vacation petition is exempt from environmental (SEPA) review and threshold 
determination pursuant to WAC 197-11-800(2)(i). 

TREES 

18. There are no trees on the 510 square feet of right-of-way that is part of the vacation petition. 
A tree is located on the southwest corner of 442 Upland Road and that tree has been identified 
as being retained on the tree activity permit (TREE-19-081). Figure 3 uses the Simple Street 
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Vacation Map (Exhibit 9) to identify the requested area for vacation and the location of the 
tree.  

 

Figure 3. Simple Street Vacation Map (Exhibit 9) on top a parcel image from King County Accessor’s iMap (accessed 
November 3, 2021) showing the location of the tree and the 510 square feet of the vacation request.  

UTILITIES  

19. There are no utility easements in the 510 square feet of right-of-way that is the subject 
property.  

STREET VACATION PETITION 

20. Pursuant to MMC 12.44 and RCW Chapter 35.79, a street vacation petition may be brought 
by the owners of more than two-thirds of the property abutting the subject property and the 
City Council may initiate the vacation procedure by adopting a resolution setting the public 
hearing on the vacation no more than 60 days and no less than 20 days after the passage of 
the resolution. 

21. Ken and Laura Liang are the owners of more than two-thirds of the 510 square feet of right-
of-way that is the subject property for their street vacation request. 

22. On September 13, 2021, Medina City Council adopted Resolution 419 (Exhibit 8) setting the 
date of the public hearing on the Liang vacation petition for November 8, 2021.  
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23. MMC 12.44.140 sets forth six criteria that the City Council shall consider, but not be limited 
to, when determining whether to grant the vacation request. Each criteria is state below follow 
by comment of the applicant and Staff.  

a. Whether a change of use or vacation of the subject property will provide a benefit to 
the city as determined by the council, including but not limited to any of the following 
examples: reduction of unnecessary ROW; preservation of streetscape character; 
expanding the city’s property tax roll; addressing neighborhood requests related to 
traffic impacts; better accommodation of pedestrians, bicyclists, motorists and/or 
emergency responders; reservation of an easement will accommodate the city’s 
current or projected needs. 

APPLICANT RESPONSE: The benefit provided will be multi-fold. A reduction of 
unnecessary ROW (both adjacent lots have smaller ROW), the entirety of the 442 
property will have a consistent ROW as does each lot on this street, and this will 
expand the city’s property tax roll.  

STAFF ANALYSIS: If granted, the benefit to the City would be the added tax roll value. 

b. Whether the subject property is no longer required for public use or public access. 

APPLICANT RESPONSE: With the recent vacation of the adjacent property to the 
south (426 87th/Upland) the requested portion of the 438 property became less 
accessible and useful as public property, and does not currently provide public access. 

STAFF ANALYSIS: The location of the subject property is such that the public access 
it provides is solely for the abutting parcel.  

c. Whether the substitution of a new and different public way would be more or less useful 
to the city and/or the public. 

APPLICANT RESPONSE: The vacated portion of Upland Drive will be more useful 
due to the consistency of the right of way. 

STAFF ANALYSIS: The public way would be narrowed but would mirror prior street 
vacations.  

d. Whether conditions may or could change in the future, creating or providing a greater 
or different public use or need than presently exists. 

APPLICANT RESPONSE: This requested vacation will align with other properties 
along this road so any future changes to the ROW will likely affect all properties with 
no additional detriment due to this vacation. 

STAFF ANALYSIS: It is unlikely that conditions will change in the future to create a 
greater or different public use than the present use as an access to a single-family 
property. 

e. Whether existing property access will be restricted or denied as a result of the 
vacation. 
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APPLICANT RESPONSE: The vacated portion of Upland Drive will not restrict or deny 
access to any properties. 

STAFF ANALYSIS: The subject property will not restrict or deny property access if the 
petition is granted.  

f. Whether objections to the petition or proposed vacation are made by (i) owners of 
private property (exclusive of petitioners) abutting or in proximity to the subject 
property, (ii) governmental agencies, (iii) private users of the subject property, and/or 
(iv) members of the general public.   

APPLICANT RESPONSE: No objections have been made to our knowledge. Recent 
street vacation(s) in the immediate vicinity suggest that there is general support by 
neighboring properties. 

STAFF ANALYSIS: The City has received no written objection to this vacation as of 
the date of this staff report.  

COMPENSATION FOR VACATION 

24. MMC 12.44.180(B) and RCW 35.79 require monetary compensation to be paid to the City in 
an amount of up to one-half of the appraised value for the subject property, with compensation 
required in an amount up to the full appraised value of the subject property if any of the 
following applies to the right-of-way: 

1. The subject property has been part of a dedicated public right-of-way for 25 years or 
more; or 
 

2. The subject property or portions thereof were acquired at public expense; or 
 

3. The subject property abuts a body of water as outlined in MMC 12.44.160. 
 
25.   The subject property meets the first criterion as it has been part of the City’s public right-of-

way for 25 years or more. Thus, compensation may be required up to the full appraised value 
of the subject property. 

PART 4 – CONCLUSION 
 
A. Pursuant to MMC 12.44.170 and RCW Chapter 35.79, the City Council has the authority to 

grant or deny the petition in whole or in part and with or without conditions, reservations or 
requirements as the Council deems appropriate.  
 

B. Notices for this requested vacation and public hearing has been provided as required. On 
September 16, 2021, notice was posted on the subject property, mailed to surrounding 
property owners within 300 feet, posted on the three public notice boards, posted on the City’s 
website, and published in the Seattle Times newspaper, more than 15 days prior to the date 
of the hearing (Exhibit 7a). 
 

C. Pursuant to MMC 12.44.140, the City Council shall consider, but not be limited to the following 
criteria. The staff conclusions as to the applicability of those criteria follow. 
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1.  Whether a change of use or vacation of the subject property will provide a benefit to the 
city as determined by the council, including but not limited to any of the following examples: 
reduction of unnecessary ROW; preservation of streetscape character; expanding the 
city’s property tax roll; addressing neighborhood requests related to traffic impacts; better 
accommodation of pedestrians, bicyclists, motorists and/or emergency responders; 
reservation of an easement will accommodate the city’s current or projected needs. 
 
CONCLUSION: The subject property would add to the City’s property tax roll, would make 
the right-of-way a uniform width along Upland Road, and would result in compensation to 
the City for the right-of-way. 

 
2.  Whether the subject property is no longer required for public use or public access 

 
CONCLUSION: The subject property currently provides single-family residential ingress 
and egress to the properties along Upland Road and would serve the same function in the 
future. 
 

3.  Whether the substitution of a new and different public way would be more or less useful 
to the city and/or the public 
 
CONCLUSION: The vacation would likely not cause the need for or result in a new or 
different public way. 

 
4.  Whether conditions may or could change in the future, creating or providing a greater or 

different public use or need than presently exists 
  
 CONCLUSION: It is unlikely that the single-family residential use along Upland Road will 

foreseeably change in the future. Thus, it is unlikely that conditions will change in a manner 
that will create a greater or different use or need than presently exists.  

 
5. Whether existing property access will be restricted or denied as a result of the vacation. 
 
 CONCLUSION: Property access would not be restricted or denied as a result of the 

vacation.  
 
6.  Whether objections to the petition or proposed vacation are made by (i) owners of private 

property (exclusive of petitioners) abutting or in proximity to the subject property, (ii) 
governmental agencies, (iii) private users of the subject property, and/or (iv) members of 
the general public. 

 
 CONCLUSION: As of the date of this staff report, no objections have been filed.  

 
 
PART 5 – STAFF RECOMMENDATION 
 
Staff recommends approval of the petition to vacate 510 square feet of right-of-way adjacent to 
442 Upland Road, Medina, Washington as described in the vacation petition, subject to the 
following conditions: 
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1. In the event the vacation is granted by the City Council, the petitioner shall immediately pay 
to the City upon receipt of an invoice the amount required by the Council as compensation for 
the vacated consistent with the appraisal thereof. 

2. A vacation ordinance shall not be effective until such time as the petitioner pays all sums due 
to the City, including all compensation due to the City for the vacation and all costs and 
expenses of the City in processing the petition. The City shall not authorize recording an 
approved vacation ordinance until such time as all such compensation, fees, costs and 
reimbursements are paid in full. 

3. If any portion of such amount remains unpaid for 30 days after submittal of a final invoice to 
the petitioner, the City Council shall rescind and vacate the approved vacation ordinance. 

 
 
 
__________________________________   Date: ______________________ 
Stephanie Keyser, AICP 
Planning Manager 
 

 

11/03/2021 



     Rev. 07/2021 
 

 

This checklist contains the minimum submission requirements for a street vacation petition that are due at the 
time of submittal. Please note that not all items listed may apply to your submittal. 
     

 
STREET VACATION PETITION REQUIREMENTS  

 
 Street Vacation Petition 

 
A diagram of the location and a survey of the subject property and immediate area of the proposed 
vacation including the abutting and/or underlying properties, all prepared by a licensed surveyor 
registered in the state of Washington. 

 A legal description of the subject property prepared by a licensed surveyor registered in the state of 
Washington. 

 For each abutting and underlying property and petitioner, a title report indicating the extent and type of 
ownership and providing a legal description of the petitioner’s property. 

 Payment for appraisal form signed 

 

Mailing labels – Word doc formatted to Avery address labels 
  Mailing labels containing the names of property owners and their mailing addresses for all properties     
within 300 feet. 

  Vicinity map showing the site with the 300’ or three (3) parcels depth minimum buffer of property 
owners who will be notified of the petition.  

 
DEVELOPMENT  
SERVICES 
 

501 EVERGREEN POINT ROAD MEDINA, WA 98039 
PHONE: 425-233-6414/6400 
 

 
STREET VACATION  

 PETITION CHECKLIST 
 

X

X

X

X

X

X

X
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Complete this form for the following: 
• When applying for a street vacation pursuant to RCW Chapter 35.79 and MMC 12.44 

 

General Information 
Applicant Name: 
 

Email: 

Contact Phone: 
 

Alternative Phone: 

Mailing Address: 
 

City:                                          State:             Zip: 

Applicant’s Interest in Property: 
 

                  Owner                    Agent                   Purchaser                   Other: 
 

Property Owner’s Name (If other than Applicant): 
 

Email: 

Contact Phone: 
 

Alternative Phone: 

Mailing Address: 
 

City:                                          State:             Zip: 

Subject Property Address: 

Legal Description: 
 
 
 
Tax Parcel Number: 
 

Size of subject property to be vacated (in square feet): 

Zoning District:  
     

                  R-16                    R-20                   R-30                   SR-30                  Public                  NA (Neighborhood Auto) 
Does the subject property abut any body of water?  
 

 YES        NO  
 
If yes, please describe: 
 

Certification 
 
I certify under the penalty of perjury that I am the owner of the above property or the duly authorized agent of the owner(s) acting on behalf 
of the owner(s) and that all information furnished in support of this application is true and correct. 
 
Property Owner’s Signature ________________________________                Date ____________ 
 
Applicant’s Signature ____________________________________                Date ____________ 
 
 
 
 
 
 
 
 
 
 

 
DEVELOPMENT  
SERVICES 
 

501 EVERGREEN POINT ROAD MEDINA, WA 98039 
PHONE: 425-233-6414/6400 
 

STREET VACATION 
PETITION  

JIM DEARTH

206.913.2333

4303 STONE WAY N SEATTLE WA 98103

PROJECTS@RIPPLEDESIGNSTUDIO.COM

442 UPLAND DR

KEN LIANG

X

kenliangman@gmail.com

818.817.1922

MEDINA WA 98039

442 UPLAND DR

SEE ATTACHED

383550-2385 510 SF

X

X

6 AUGUST 2021
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COMPLETE LEGAL DESCRIPTION

ADJUSTED PARCEL M

LOTS 1, 2, 36 AND 37, BLOCK 15, KENWOOD PARK, ACCORDING TO THE PLAT THEREOF,
RECORDED IN VOLUME 8 OF PLATS, PAGE 26, IN KING COUNTY, WASHINGTON.

TOGETHER WITH PARCEL A, CITY OF MEDINA, BOUNDARY LINE ADJUSTMENT NUMBER
2006-01, RECORDED UNDER RECORDING NUMBER 20070201900008, IN KING COUNTY,
WASHINGTON, BEING A PORTION OF LOTS 19, 20 AND 21, BLOCK 12, OF SAID PLAT OF
KENWOOD PARK;

TOGETHER WITH VACATED "E" STREET AND PORTION OF VACATED UPLAND ROAD AS
WOULD ATTACH BY OPERATION OF LAW;

TOGETHER WITH LOTS 3, 4, 5, 33, 34 AND 35, BLOCK 15, OF SAID PLAT OF KENWOOD PARK;

EXCEPT THE SOUTHWESTERLY 15 FEET OF LOTS 5 AND 33;

TOGETHER WITH ALL OF VACATED HARMON AVENUE (87TH AVENUE NORTHWEST) AS
SHOWN ON SAID PLAT LYING IN FRONT OF SAID LOT 3;

TOGETHER WITH ADJOINING PROPERTY VACATED UNDER THE CITY OF MEDINA ORDINANCE
804 RECORDED NOVEMBER 2, 2007 UNDER RECORDING NO. 20071102000047.

skeyser
Text Box
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Vacation Criteria 

The following is a list of criteria that council shall consider when determining whether to vacate the subject property. Please respond 
to each item by providing as much detailed information as possible to support your request.  Attach more pages if necessary. 

 
1. Whether a change in use or vacation of the subject property will provide a benefit to the city as determined by the council, 

including but not limited to any of the following examples: reduction of unnecessary ROW; preservation of streetscape 
character; expanding the city’s property tax roll; addressing neighborhood requests related to traffic impacts; better 
accommodation of pedestrians, bicyclists, motorists and/or emergency responders; reservation of an easement will 
accommodate the city’s current or projected need. 

 
 
 
 
 

 
2.  Whether the subject property is no longer required for public use or public access. 
 
 
 
 
 

 
3. Whether the substitution of a new and different public way would be more or less useful to the city and/or the public.  

 
 
 
 
 

 
4. Whether conditions may or could change in the future, creating or providing a greater or different public use or need than presently 

exists.  
 
 
 
 
 

 
5. Whether existing property access will be restricted or denied as a result of the vacation. 

 
 
 
 
 

 
6. Whether objections to the petition or proposed vacation are made by (i) owners of private property (exclusive of petitioners) 

abutting or in proximity to the subject property, (ii) governmental agencies, (iii) private users of the subject property, and/or 
(iv) members of the general public.  
 
 
 
 

 

THE BENEFIT PROVIDED WILL BE MULTI-FOLD; A REDUCTION IN UNNECESSARY R.O.W. (BOTH ADJACENT LOTS HAVE SMALLER ROW),
THE ENTIRETY OF THE 442 PROPERTY WILL HAVE A CONSISTENT R.O.W. AS DOES EACH LOT ON THIS STREET, AND THIS WILL EXPAND THE CITY'S
PROPERTY TAX ROLL.

WITH THE RECENT VACATION OF THE ADJACENT PROPERTY TO THE SOUTH (426 87TH/UPLAND), THE REQUESTED PORTION OF THE 438
PROPERTY BECAME LESS ACCESSIBLE AND USEFUL AS PUBLIC PROPERTY, AND DOES NOT CURRENTLY PROVIDE PUBLIC ACCESS.

THE VACATED PORTION OF UPLAND DRIVE WILL BE MORE USEFUL DUE TO THE CONSISTENCY OF THE RIGHT OF WAY.

THE VACATED PORTION OF UPLAND DRIVE WILL NOT RESTRICT OR DENY ACCESS TO ANY PROPERTIES.

THIS REQUESTED VACATION WILL ALIGN WITH OTHER PROPERTIES ALONG THIS ROAD SO ANY FUTURE  CHANGES TO THE R.O.W. WILL LIKELY
AFFECT ALL PROPERTIES WITH NO ADDITIONAL DETRIMENT DUE TO THIS VACATION.

NO OBJECTIONS HAVE BEEN MADE TO OUR KNOWLEDGE.  RECENT STREET VACATION(S) IN THE IMMEDIATELY VICINITY SUGGEST THAT THERE
IS GENERAL SUPPORT BY NEIGHBORING PROPERTIES.
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PETITION NO. ____________ 

CITY OF MEDINA, WASHINGTON 
PETITION TO VACATE STREET OR ALLEY 

 
To the City Council of the City of Medina, Washington. 
 
We, the owners of two-thirds of the real property abutting the public street, alley, sidewalk, trail and any other 
public grant, dedication and easement related to street, pedestrian, or travel purposes within the city, legally 
described on Page 1 of this Street Vacation Petition, petition the City Council of the City of Media to vacate 
this public street, alley, sidewalk, trail and any other public grant, dedication and easement related to street, 
pedestrian, or travel purposes within the city, pursuant to RCW Chapter 35.79 and MMC 12.44. 

 
 

 

Property 
Owner #1 

 

 
Name ________________________________________________________________ 
 
Address _____________________________________________________________ 
 
Legal Description _____________________________________________________ 
 
Signature ____________________________ Date ___________________________ 

              
 
Property 
Owner #2 
 

 
Name ________________________________________________________________ 
 
Address _____________________________________________________________ 
 
Legal Description _____________________________________________________ 
 
Signature ____________________________ Date ___________________________ 
              

 
Property 
Owner #3 
 

 
Name ________________________________________________________________ 
 
Address _____________________________________________________________ 
 
Legal Description _____________________________________________________ 
 
Signature ____________________________ Date ___________________________ 
              

 
Property 
Owner #4 
 

 
Name ________________________________________________________________ 
 
Address _____________________________________________________________ 
 
Legal Description _____________________________________________________ 
 
Signature ____________________________ Date ___________________________ 
              

 
 

442 UPLAND DR, MEDINA, WA 98039

KEN LIANG - LIANG LIVING TRUST

SEE ATTACHED
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ALEXANDER + JOY STEWART 

PO BOX 63 

MEDINA, WA 98039 

 POLLY + WHERRY LAU 

1661 HARBOR AVE SW #600 

SEATTLE, WA 98126 

TRENTON DYKES 

426 UPLAND RD  

MEDINA, WA 98039 

 

ROBERT RICHMOND 

500 86TH AVE NE 

MEDINA, WA 98039 

 STUART + CLAUDIA LERWICK 

518 UPLAND ROAD 

MEDINA, WA 98039 

PETER + TREMPER VAN SANT 

8637 NE 6TH ST 

MEDINA, WA 98039 

 

STEVEN CHESTNUT 

8612 NE 5TH ST 

MEDINA, WA 98039 

 JIANG CHANGHUA + YAN YULAN 

8629 NE 6TH ST 

MEDINA, WA 98039 

 

JEFF + CATHERINE JOHNSON 

8622 NE 5TH ST 

MEDINA, WA 98039 

 LOUIS LUNDQUIST 

8621 NE 6TH ST 

MEDINA, WA 98039 

 

KIRK ALAN JOHNSON 

4301 FOREST AVE SE 

MERCER ISLAND, WA 98040 

 LHAM + FOROUTA MORSHEDZADEH 

515 OVERLAKE DRIVE E 

MEDINA, WA 98039 

 

MEDINA OVERLAKE 1 LLC 

PO BOX 4206 

BELLEVUE, WA 98009 

CYNTHIA GILLISON + ERIC GOLDSBOROUGH 

525 OVERLAKE DRIVE E 

MEDINA, WA 98039 

 

BRUCE RANSOM 

435 UPLAND RD 

MEDINA, WA 98039 

 

BRUCE + DENISE NEU 

484 OVERLAKE DRIVE E 

MEDINA, WA 98039 

MING SONG 

531 OVERLAKE DRIVE E 

MEDINA, WA 98039 

 

NASER ATAEE 

439 UPLAND ROAD  

MEDINA, WA 98039 

 

JKH FAMILY TRUST 

494 OVERLAKE DRIVE E 

MEDINA, WA 98039 

 SUSAN SULLIVAN 

1645 RAMBLING LANE  

MEDINA, WA 98039 

 

JAY + SUMATHY PATHY 

8457 NE 5TH ST 

MEDINA, WA 98039 

 

PEACE LAND LLC 

520 OVERLAKE DRIVE E 

MEDINA, WA 98039 

 JASON JOSEPH WEBER 

446 OVERLAKE DR E 

MEDINA, WA 98039 

 

JAMES + KAREN HAAK 

8605 NE 5TH ST 

MEDINA, WA 98039 

 

PEYMAN KHODABAKHSH         

PO BOX 833 

BELLEVUE, WA 98009 

. 

 

ALEXANDRA L + JEFFREY A TEPER 

432 OVERLAKE DRIVE E 

MEDINA, WA 98039 

 

RICHARD + KATHRYN DALZELL 

PO BOX 269 

MEDINA, WA 98039 

 ANTHONY FUTRELL 

NE 4TH ST 

MEDINA, WA 98039 

        

JERRY + MAUREEN HUNTER 

508 UPLAND RD 

MEDINA, WA 98039 

 

SAMEDY OUK 

8447 RIDGE ROAD 

MEDINA, WA 98039 
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ARNE M JOSEFSBERG 

402 UPLAND RD 

MEDINA, WA 98039 

 

JAMES P + CARMEN R NOBLITT 

8461 RIDGE ROAD 

MEDINA, WA 98039 

 

PETER J + MARTHA C WOODMAN 

401 UPLAND RD 

MEDINA, WA 98039 

 

  

   

   

 

KIRK JOHNSON 

515 UPLAND RD 

MEDINA, WA 98039 

 

MICHAEL JOHNSON 

414 UPLAND RD 

MEDINA, WA 98039 
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EXHIBIT A 

 

A PORTION OF HARMON AVE PER PLAT OF KENWOOD PARK AS RECORDED IN BOOK 8 OF PLATS ON 

PAGE 26, IN KING COUNTY WASHINGTON, DESCRIBED AS FOLLOWS;  

ALL THAT PORTION OF SAID HARMON AVE LYING IN FRONT OF LOTS 4 AND 5, BLOCK 15 OF SAID 

KENWOOD PARK; 

EXCEPT THE SOUTHWESTERLY 15 FEET ADJOINING LOT 5; 

EXCEPT THAT PORTION OF HARMON AVE VACATED UNDER THE CITY OF MEDINA ORDINANCE NO. 804, 

RECORDED NOVEMBER 2, 2007 UNDER RECORDING NO. 20071102000049. 

08/20/2021
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EXHIBIT B

JOB NO. 191875
DATE: 08/20/2021

VACATION
EXHIBIT

438 UPLAND RD
MEDINA, WA 98039
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Chicago Title

Commitment for Title Insurance

Title Officer: Eastside Title Unit
Email: CTIBellevueETU@ctt.com
Title No.: 0219164-ETU

Property Address: 442 87th Avenue NE Medina, WA 98039

Introducing LiveLOOK

LiveLOOK title document delivery system is designed to provide 24/7 real-time access
to all information related to a title insurance transaction.

Access title reports, exception documents, an easy-to-use summary page, and more,
at your fingertips and your convenience.

To view your new Chicago Title LiveLOOK report, Click Here

Effortless, Efficient, Compliant, and Accessible

https://livelook.fnf.com/Summary/bb76d0e9-1f42-4593-a0d4-ed552ede78ec
https://livelook.fnf.com/Summary/bb76d0e9-1f42-4593-a0d4-ed552ede78ec
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SUBDIVISION

Guarantee/Certificate Number:
Issued By:

0219164-ETU

Subdivision Guarantee/Certificate Printed: 08.18.21 @ 03:08 PM
Page 1 WA-CT-FNSE-02150.622475-SPS-1-21-0219164-ETU

CHICAGO TITLE INSURANCE COMPANY
a corporation, herein called the Company

GUARANTEES

Ripple Design Studio

herein called the Assured, against actual loss not exceeding the liability amount stated in Schedule A which the Assured
shall sustain by reason of any incorrectness in the assurances set forth in Schedule A.

LIABILITY EXCLUSIONS AND LIMITATIONS
1. No guarantee is given nor liability assumed with respect to the identity of any party named or referred to in Schedule A

or with respect to the validity, legal effect or priority of any matter shown therein.

2. The Company’s liability hereunder shall be limited to the amount of actual loss sustained by the Assured because of
reliance upon the assurance herein set forth, but in no event shall the Company’s liability exceed the liability amount
set forth in Schedule A.

Please note carefully the liability exclusions and limitations and the specific assurances afforded by this guarantee.  If you
wish additional liability, or assurances other than as contained herein, please contact the Company for further information
as to the availability and cost.

Chicago Title Company of Washington
11900 NE 1st St., Suite 110
Bellevue, WA 98005

Chicago Title Insurance Company
By:

Countersigned By:

Nathan Warwick
Authorized Officer or Agent

Randy Quirk, President
Attest:

Marjorie Nemzura, Secretary
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Subdivision Guarantee/Certificate Printed: 08.18.21 @ 03:08 PM
Page 2 WA-CT-FNSE-02150.622475-SPS-1-21-0219164-ETU

CHICAGO TITLE INSURANCE COMPANY GUARANTEE/CERTIFICATE NO. 0219164-ETU

ISSUING OFFICE:
Title Officer: Eastside Title Unit

Chicago Title Company of Washington
11900 NE 1st St., Suite 110

Bellevue, WA 98005
Main Phone: (425)646-9883

Email: CTIBellevueETU@ctt.com

SCHEDULE A

Liability Premium Tax
$1,000.00 $350.00 $35.35

Effective Date: August 12, 2021 at 08:00 AM

The assurances referred to on the face page are:

That, according to those public records which, under the recording laws, impart constructive notice of matter relative to
the following described property:

SEE EXHIBIT "A" ATTACHED HERETO AND MADE A PART HEREOF

Title to said real property is vested in:

Kenneth Liang and Laura Liang, Trustees of the Liang Family Trust, dated January 22, 2018

subject to the matters shown below under Exceptions, which Exceptions are not necessarily shown in the order of their
priority.

END OF SCHEDULE A

https://smartviewonline.net//root/Druid/CAD6BA2E-CA2B-434B-996E-BC3E36153902
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EXHIBIT "A"
Legal Description

Subdivision Guarantee/Certificate Printed: 08.18.21 @ 03:08 PM
Page 3 WA-CT-FNSE-02150.622475-SPS-1-21-0219164-ETU

For APN/Parcel ID(s): 383550-2385-05

ADJUSTED PARCEL M, CITY OF MEDINA LOT LINE ADJUSTMENT NO. P-LLA-20-003, RECORDED UNDER
RECORDING NO. 20210610900049, IN KING COUNTY, WASHINGTON, DESCRIBED AS FOLLOWS:

LOTS 1, 2, 36 AND 37 , BLOCK 15, KENWOOD PARK, ACCORDING TO THE PLAT THEREOF, RECORDED IN
VOLUME 8 OF PLATS, PAGE 26, IN KING COUNTY, WASHINGTON.

TOGETHER WITH PARCEL A, CITY OF MEDINA, BOUNDARY LINE ADJUSTMENT NUMBER 2006-01, RECORDED
UNDER RECORDING NUMBER 20070201900008, IN KING COUNTY, WASHINGTON, BEING A PORTION OF LOTS
19, 20 AND 21, BLOCK 12, OF SAID PLAT OF KENWOOD PARK;

TOGETHER WITH VACATED "E" STREET AND PORTION OF VACATED UPLAND ROAD AS WOULD ATTACH BY
OPERATION OF LAW;

TOGETHER WITH LOTS 3, 4, 5, 33, 34 AND 35, BLOCK 15, OF SAID PLAT OF KENWOOD PARK;

EXCEPT THE SOUTHWESTERLY 15 FEET OF LOTS 5 AND 33;

TOGETHER WITH ALL OF VACATED HARMON AVENUE (87TH AVENUE NORTHWEST) AS SHOWN ON SAID PLAT
LYING IN FRONT OF SAID LOT 3; TOGETHER WITH ADJOINING PROPERTY VACATED UNDER THE CITY OF
MEDINA ORDINANCE 804 RECORDED NOVEMBER 2, 2007 UNDER RECORDING NO. 20071102000047.

SITUATE IN THE COUNTY OF KING, STATE OF WASHINGTON.

https://smartviewonline.net//root/Druid/3A15D91F-8E9C-446C-AEE4-8E2DC980262F
https://smartviewonline.net//root/Druid/1A3C0EB5-A817-43AA-8D69-CCE6C56447B6
https://smartviewonline.net//root/Druid/510D79A7-DD31-4EFB-8D6E-9305D276F20D
https://smartviewonline.net//root/Druid/3A15D91F-8E9C-446C-AEE4-8E2DC980262F
https://smartviewonline.net//root/Druid/1F734D32-BE9B-4EC9-9859-F8D2130D44FA
https://smartviewonline.net//root/Druid/4A176A32-F74C-422D-9DA1-D8D028AE3B8C
https://smartviewonline.net//root/Druid/4A176A32-F74C-422D-9DA1-D8D028AE3B8C
https://smartviewonline.net//root/Druid/4A176A32-F74C-422D-9DA1-D8D028AE3B8C
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CHICAGO TITLE INSURANCE COMPANY GUARANTEE/CERTIFICATE NO. 0219164-ETU

SCHEDULE B

Subdivision Guarantee/Certificate Printed: 08.18.21 @ 03:09 PM
Page 4 WA-CT-FNSE-02150.622475-SPS-1-21-0219164-ETU

GENERAL EXCEPTIONS:

H. Reservations and exceptions in United States Patents or in Acts authorizing the issuance thereof.

SPECIAL EXCEPTIONS:

1. Covenants, conditions, restrictions, recitals, reservations, easements, easement provisions, dedications, building
setback lines, notes, statements, and other matters, if any, but omitting any covenants or restrictions, if any,
including but not limited to those based upon race, color, religion, sex, sexual orientation, familial status, marital
status, disability, handicap, national origin, ancestry, or source of income, as set forth in applicable state or federal
laws, except to the extent that said covenant or restriction is permitted by applicable law, as set forth on the Plat of
Kenwood Park, recorded in Volume 8 of Plats, Page 26:

Recording No: 89002

2. Covenants, conditions, restrictions, recitals, reservations, easements, easement provisions, dedications, building
setback lines, notes, statements, and other matters, if any, but omitting any covenants or restrictions, if any,
including but not limited to those based upon race, color, religion, sex, sexual orientation, familial status, marital
status, disability, handicap, national origin, ancestry, or source of income, as set forth in applicable state or federal
laws, except to the extent that said covenant or restriction is permitted by applicable law, as set forth on Survey:

Recording No: 9602219001

3. Notice of Charges by water, sewer and storm and surface water utilities and the terms and conditions thereof:

Recording Date: December 20, 1996
Recording No.: 9612200938

4. Covenants, conditions, restrictions, recitals, reservations, easements, easement provisions, dedications, building
setback lines, notes, statements, and other matters, if any, but omitting any covenants or restrictions, if any,
including but not limited to those based upon race, color, religion, sex, sexual orientation, familial status, marital
status, disability, handicap, national origin, ancestry, or source of income, as set forth in applicable state or federal
laws, except to the extent that said covenant or restriction is permitted by applicable law, as set forth on City of
Medina Lot Line Adjustment No. 2006-01:

Recording No: 20070201900008

5. Covenants, conditions, restrictions, recitals, reservations, easements, easement provisions, dedications, building
setback lines, notes, statements, and other matters, if any, but omitting any covenants or restrictions, if any,
including but not limited to those based upon race, color, religion, sex, sexual orientation, familial status, marital
status, disability, handicap, national origin, ancestry, or source of income, as set forth in applicable state or federal
laws, except to the extent that said covenant or restriction is permitted by applicable law, as set forth on Survey:

Recording No: 20200214900022

https://smartviewonline.net//root/Druid/1A3C0EB5-A817-43AA-8D69-CCE6C56447B6
https://smartviewonline.net//root/Druid/1A3C0EB5-A817-43AA-8D69-CCE6C56447B6
https://smartviewonline.net//root/Druid/F8DD99A0-ACAB-4800-BDF2-16A7CBF2DAE0
https://smartviewonline.net//root/Druid/9214FEEF-D291-43FC-991C-3D1482821E32
https://smartviewonline.net//root/Druid/3A15D91F-8E9C-446C-AEE4-8E2DC980262F
https://smartviewonline.net//root/Druid/2854E1F2-6C5D-4933-B7C9-5DBC30C9F293
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CHICAGO TITLE INSURANCE COMPANY GUARANTEE/CERTIFICATE NO. 0219164-ETU

SCHEDULE B
(continued)

Subdivision Guarantee/Certificate Printed: 08.18.21 @ 03:09 PM
Page 5 WA-CT-FNSE-02150.622475-SPS-1-21-0219164-ETU

6. Covenants, conditions, restrictions, recitals, reservations, easements, easement provisions, dedications, building
setback lines, notes, statements, and other matters, if any, but omitting any covenants or restrictions, if any,
including but not limited to those based upon race, color, religion, sex, sexual orientation, familial status, marital
status, disability, handicap, national origin, ancestry, or source of income, as set forth in applicable state or federal
laws, except to the extent that said covenant or restriction is permitted by applicable law, as set forth on Lot Line
Adjustment No. PL-LLA-20-001:

Recording No: 20200521900001

7. The Terms, Conditions and Reservations as disclosed in "Ordinance No. 993":

Recording Date: January 22, 2021
Recording No.: 20210122000722

8. Covenants, conditions, restrictions, recitals, reservations, easements, easement provisions, dedications, building
setback lines, notes, statements, and other matters, if any, but omitting any covenants or restrictions, if any,
including but not limited to those based upon race, color, religion, sex, sexual orientation, familial status, marital
status, disability, handicap, national origin, ancestry, or source of income, as set forth in applicable state or federal
laws, except to the extent that said covenant or restriction is permitted by applicable law, as set forth on City of
Medina Lot Line Adjustment No. P-LLA-20-003:

Recording No: 20210610900049

9. General and special taxes and charges, payable February 15, delinquent if first half unpaid on May 1, second half
delinquent if unpaid on November 1 of the tax year (amounts do not include interest and penalties):

Year: 2021
Tax Account No.: 383550-2385-05
Levy Code: 1836
Assessed Value-Land:    $7,670,000.00
Assessed Value-Improvements: $1,653,000.00

General and Special Taxes:
Billed: $82,263.12
Paid: $41,131.56
Unpaid: $41,131.56

10. The search did not disclose any open mortgages or deeds of trust of record, therefore the Company reserves the
right to require further evidence to confirm that the property is unencumbered, and further reserves the right to
make additional requirements or add additional items or exceptions upon receipt of the requested evidence.

11. Any unrecorded leaseholds, right of vendors and holders of security interests on personal property installed upon
the Land and rights of tenants to remove trade fixtures at the expiration of the terms.

NOTES:

https://smartviewonline.net//root/Druid/544BAB84-4930-43D7-88CE-21FDCB54063E
https://smartviewonline.net//root/Druid/78D1C573-DB88-41BC-B716-09A6EF1FD41E
https://smartviewonline.net//root/Druid/510D79A7-DD31-4EFB-8D6E-9305D276F20D
https://smartviewonline.net//root/Druid/57B55664-484C-4AE3-9B66-0F41FE07009A
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Note:  FOR INFORMATIONAL PURPOSES ONLY:

The following may be used as an abbreviated legal description on the documents to be recorded, per Amended
RCW 65.04.045.  Said abbreviated legal description is not a substitute for a complete legal description within the
body of the document:

ADJUSTED PARCEL M, CITY OF MEDINA LLA NO. P-LLA-20-003, REC NO. 20210610900049
Tax Account No.:  383550-2385-05

Note:  The Public Records indicate that the address of the improvement located on said Land is as follows:

442 87th Avenue NE
Medina, WA 98039

END OF SCHEDULE B

https://smartviewonline.net//root/Druid/57B55664-484C-4AE3-9B66-0F41FE07009A
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Page 4 of 4 Rev. 07/2021 
 

 
 

PAYMENT FOR APPRAISAL AGREEMENT 
 
 
 
 
City of Medina 
City Clerk 
501 Evergreen Point Road 
Medina, WA 98039 
 
 
To Whom It May Concern: 
 
I/we, the undersigned applicant(s), hereby agree to pay the full cost of an appraisal as provided for in MMC 
12.44.080. MMC 12.44.070 provides that the city manager or designee is authorized to obtain an appraisal 
from a qualified, independent appraiser as part of preparing the staff report of the vacation. 
 
I certify (or declare) under penalty of perjury under the laws of the State of Washington that the above answers 
are true and complete to the best of my knowledge. I understand that the lead agency is relying on them to 
make its decision. 
 
 
DATED at Medina, Washington, this ____________ day of ____________, 20_____. 
 
 
APPLICANT 
 
 
 
 
 
 
 
 
 
 
 
 

AUGUST23 21

JIM DEARTH
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Liang 

Street Vacation Petition  

p:/centralservices/forms/2008 

CITY OF MEDINA 

DECLARATION OF MAILING 
 
 
 

Stephanie Keyser does declare as follows: 

 
That s/he is   an employee  of the city of Medina and that on  

the 16th   day of September  2021 

s/he caused a true and correct legible copy of the following described documents 
to be mailed to all residences which are within 300 feet of the property in 
question described by its street address as follows: 
 
442 Upland Road 

 

 

 
Description of document: 
 
NOH – Street Vacation Petition 

 

 

 
A copy of the mailed item and the addresses to which it was mailed are attached 
hereto. 
 
Signed under the penalties of perjury of the laws of the state of Washington at 
Medina, Washington this: 
 

16 day of  September 20 21 

 
 
 

Signature of mailing employee 
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CITY OF MEDINA 
NOTICE OF VIRTUAL HEARING 

 

NOTICE IS HEREBY GIVEN that the Medina City Council will conduct a virtual public 
hearing on Monday, November 8, 2021, at 4:00 PM or as called as soon thereafter via 
MS Teams. The purpose of this hearing is to consider public testimony for and against 
amendments to the following: 
 
Street Vacation Petition: Request to vacate 510 square feet of right-of-way adjacent to 
442 Upland Road 
 
Applicant: Jim Dearth of Ripple Design Studio (agent) 
                  Ken and Laura Liang (owners) 
 
Address: 442 Upland Road 
 
YOU ARE INVITED to attend the virtual public hearing and provide oral and written public 
testimony regarding this issue. The Medina City Council has the discretion to limit testimony 
to relevant, non-repetitive comments and to set time limits. If you are unable to attend, 
written comments may be submitted to Aimee Kellerman, City Clerk, at 
akellerman@medina-wa.gov. Comments received by 2:00 PM on November 8, 2021, 
will be provided to the Council electronically for consideration prior to the meeting. 
Comments received after that deadline will be provided to the Council at the meeting.   
 
FOR INFORMATION ON HOW TO ATTEND THE REMOTE HEARING, INCLUDING THE 
DIRECT MEETING LINK AND TELEPHONE NUMBER, PLEASE SEE THE CITY’S 
WEBSITE FOR THE MEDINA CITY COUNCIL MEETING AGENDA WHICH WILL BE 
POSTED BY FRIDAY, NOVEMBER 5, 2021, BY 4:00 PM. PLEASE EITHER LOG IN OR 
CALL IN AT THE BEGINNING OF THE MEETING TO PARTICIPATE. IF YOU NEED 
SPECIAL ACCOMMODATIONS, PLEASE CONTACT AIMEE KELLERMAN.  

                                   
STATE ENVIRONMENTAL POLICY ACT: This proposal is exempt from SEPA review 
pursuant to WAC 197-11-800(2)(i) 

  
QUESTIONS:  City Hall remains closed to the public. However, the complete petition may 
be reviewed by emailing the staff contact below.   

 
STAFF CONTACT: Stephanie Keyser, Planning Manager, at (425) 233-6416 or 
skeyser@medina-wa.gov.  
 

 
      

           De                     __________________________________            ___________ 
Stephanie Keyser, AICP, Planning Manager                   Notice Issued 

 

 

WARNING! 
Posted notice is not to be removed, mutilated, or concealed in any way. 

9/16/2021 

mailto:akellerman@medina-wa.gov
mailto:skeyser@medina-wa.gov
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ALEXANDER + JOY STEWART 

PO BOX 63 

MEDINA, WA 98039 

 POLLY + WHERRY LAU 

1661 HARBOR AVE SW #600 

SEATTLE, WA 98126 

TRENTON DYKES 

426 UPLAND RD  

MEDINA, WA 98039 

 

ROBERT RICHMOND 

500 86TH AVE NE 

MEDINA, WA 98039 

 STUART + CLAUDIA LERWICK 

518 UPLAND ROAD 

MEDINA, WA 98039 

PETER + TREMPER VAN SANT 

8637 NE 6TH ST 

MEDINA, WA 98039 

 

STEVEN CHESTNUT 

8612 NE 5TH ST 

MEDINA, WA 98039 

 JIANG CHANGHUA + YAN YULAN 

8629 NE 6TH ST 

MEDINA, WA 98039 

 

JEFF + CATHERINE JOHNSON 

8622 NE 5TH ST 

MEDINA, WA 98039 

 LOUIS LUNDQUIST 

8621 NE 6TH ST 

MEDINA, WA 98039 

 

KIRK ALAN JOHNSON 

4301 FOREST AVE SE 

MERCER ISLAND, WA 98040 

 LHAM + FOROUTA MORSHEDZADEH 

515 OVERLAKE DRIVE E 

MEDINA, WA 98039 

 

MEDINA OVERLAKE 1 LLC 

PO BOX 4206 

BELLEVUE, WA 98009 

CYNTHIA GILLISON + ERIC GOLDSBOROUGH 

525 OVERLAKE DRIVE E 

MEDINA, WA 98039 

 

BRUCE RANSOM 

435 UPLAND RD 

MEDINA, WA 98039 

 

BRUCE + DENISE NEU 

484 OVERLAKE DRIVE E 

MEDINA, WA 98039 

MING SONG 

531 OVERLAKE DRIVE E 

MEDINA, WA 98039 

 

NASER ATAEE 

439 UPLAND ROAD  

MEDINA, WA 98039 

 

JKH FAMILY TRUST 

494 OVERLAKE DRIVE E 

MEDINA, WA 98039 

 SUSAN SULLIVAN 

1645 RAMBLING LANE  

MEDINA, WA 98039 

 

JAY + SUMATHY PATHY 

8457 NE 5TH ST 

MEDINA, WA 98039 

 

PEACE LAND LLC 

520 OVERLAKE DRIVE E 

MEDINA, WA 98039 

 JASON JOSEPH WEBER 

446 OVERLAKE DR E 

MEDINA, WA 98039 

 

JAMES + KAREN HAAK 

8605 NE 5TH ST 

MEDINA, WA 98039 

 

PEYMAN KHODABAKHSH         

PO BOX 833 

BELLEVUE, WA 98009 

. 

 

ALEXANDRA L + JEFFREY A TEPER 

432 OVERLAKE DRIVE E 

MEDINA, WA 98039 

 

RICHARD + KATHRYN DALZELL 

PO BOX 269 

MEDINA, WA 98039 

 ANTHONY FUTRELL 

NE 4TH ST 

MEDINA, WA 98039 

        

JERRY + MAUREEN HUNTER 

508 UPLAND RD 

MEDINA, WA 98039 

 

SAMEDY OUK 

8447 RIDGE ROAD 

MEDINA, WA 98039 
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ARNE M JOSEFSBERG 

402 UPLAND RD 

MEDINA, WA 98039 

 

JAMES P + CARMEN R NOBLITT 

8461 RIDGE ROAD 

MEDINA, WA 98039 

 

PETER J + MARTHA C WOODMAN 

401 UPLAND RD 

MEDINA, WA 98039 

 

  

   

   

 

KIRK JOHNSON 

515 UPLAND RD 

MEDINA, WA 98039 

 

MICHAEL JOHNSON 

414 UPLAND RD 

MEDINA, WA 98039 
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1

Stephanie Keyser

From: Legals <legals@seattletimes.com>

Sent: Tuesday, September 14, 2021 11:13 AM

To: Stephanie Keyser

Subject: RE: 14779 - 14880 - City of Medina Legal Ads

Attachments: 14880Proof.pdf; 14879Proof.pdf

Hi Stephanie, 

These are both scheduled to publish on 9/16. Proofs are attached.  

Thank you! 

Order 14879, $220.77 

Order 14880 $144.95 

 

Holly Botts 

Legal Advertising Representative 

p: (206) 652-6604 

e: hbotts@seattletimes.com 

 
 

From: Stephanie Keyser <skeyser@medina-wa.gov>  

Sent: Tuesday, September 14, 2021 8:25 AM 

To: Legals <legals@seattletimes.com> 

Subject: 14779 - 14880 - City of Medina Legal Ads 

 

Good Morning! 

 

Attached please find two legal ads for publication on Thursday, September 16th. 

 

Thanks! 

Stephanie  

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you 

recognize the sender and know the content is safe. 

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you 

recognize the sender and know the content is safe. 
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CITY OF MEDINA, WASHINGTON 
 

RESOLUTION NO. 419 
 

A RESOLUTION OF THE CITY COUNCIL OF MEDINA, 
WASHINGTON, SETTING A LEGISLATIVE HEARING ON THE 
NOVEMBER 8, 2021, CITY COUNCIL AGENDA TO CONSIDER 
A PETITION FOR THE VACATION OF 510 SQUARE FEET OF 
RIGHT-OF-WAY AT 442 UPLAND ROAD (AKA 442 87TH 
AVENUE N.E.), MEDINA, WASHINGTON, AND DIRECTING 
NOTIFICATIONS THEREOF, ALL IN ACCORDANCE WITH RCW 
CHAPTER 35.79 AND MEDINA MUNICIPAL CODE CHAPTER 
12.44. 

 
 WHEREAS, a street vacation petition (Petition) was submitted to the City of Medina on 
August 23, 2021, by Jim Dearth, of Ripple Design Studio, on behalf of Ken Liang, owner of and 
resident at 442 Upland Road (aka 442 87th Avenue N.E.), Medina, Washington (Property), seeking 
to vacate 510 square feet of Upland Road right-of-way (Subject ROW) immediately adjacent to 
and abutting the Property; and 
 
 WHEREAS, the Subject ROW to be vacated comprises a strip of land 10’ x 51’ in size 
abutting only the property of Ken Liang, and the Petition is therefore signed by more than two-
thirds of the owners abutting the portion of Upland Road for which the vacation is sought; and  

 
WHEREAS, the existing Property is legally described in attached Exhibit A and shown in 

the Vacation Exhibit attached as Exhibit B; and  
 

WHEREAS, Medina Municipal Code (MMC) Chapter 12.44 and RCW Chapter 35.79 
require that when a vacation petition has been filed with a city and is signed by more than two-
thirds of the owners abutting the ROW to be vacated, as is the Petition filed in this instance, the 
City Council shall by resolution set a hearing on the Petition for a date which is not more than 
sixty days nor less than twenty days after the date of passage of such resolution; and 

 
WHEREAS, upon passage of such resolution the City shall give 20 days’ notice of the 

pendency of the Petition and hearing as specified in MMC 12.44.100, which shall include posting 
a written notice thereof in three of the most conspicuous public places in the City, and posting 
such notice in a conspicuous place on the Subject ROW, and on the City website, and shall further 
publish the notice in the Seattle Times as the City’s official newspaper, and shall mail such notice 
to all property owners within 300 feet of the subject property; and 

 
WHEREAS, the Council’s meeting date of November 8, 2021 satisfies the statutory time 

limit requirements for the hearing and enables timely posting and publication thereof as required 
by law; and  

 
WHEREAS, the foregoing recitals are hereby adopted as the Council’s findings on this 

matter;  
 
NOW THEREFORE, THE CITY COUNCIL OF THE CITY OF MEDINA, WASHINGTON, 

RESOLVES AS FOLLOWS: 
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Section 1. Hearing Date and Time Scheduled. The hearing date and time for the Petition 
described above is hereby set for November 8, 2021, commencing at 4:00 p.m. or as soon 
thereafter as called by the Council from its meeting agenda. The hearing date and time may be 
continued from time to time as determined necessary or appropriate by the Council to complete 
the statutory review specified under MMC Chapter 12.44 and RCW Chapter 35.79 and enable 
the Council to make a fully informed legislative decision on and concerning the Petition. 

 
Section 2. Notice of Hearing. The City Clerk is directed to timely post and publish and 

mail notices of the Petition and hearing date/time/place in the form and places and manner 
specified herein and as required by MMC Chapter 12.44 and RCW Chapter 35.79, and to maintain 
a record of such actions.    

 
PASSED BY THE CITY COUNCIL OF THE CITY OF MEDINA ON SEPTEMBER 13, 2021 AND 
SIGNED IN AUTHENTICATION OF ITS PASSAGE ON SAID DATE. 
 

 
 
 
FILED WITH THE CITY CLERK: 09/14/2021 
PASSED BY THE COUNCIL: 09/13/2021 
RESOLUTION NO. 419 
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EXHIBIT A 

 

A PORTION OF HARMON AVE PER PLAT OF KENWOOD PARK AS RECORDED IN BOOK 8 OF PLATS ON 

PAGE 26, IN KING COUNTY WASHINGTON, DESCRIBED AS FOLLOWS;  

ALL THAT PORTION OF SAID HARMON AVE LYING IN FRONT OF LOTS 4 AND 5, BLOCK 15 OF SAID 

KENWOOD PARK; 

EXCEPT THE SOUTHWESTERLY 15 FEET ADJOINING LOT 5; 

EXCEPT THAT PORTION OF HARMON AVE VACATED UNDER THE CITY OF MEDINA ORDINANCE NO. 804, 

RECORDED NOVEMBER 2, 2007 UNDER RECORDING NO. 20071102000049. 

08/20/2021
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EXHIBIT B

JOB NO. 191875
DATE: 08/20/2021

VACATION
EXHIBIT

438 UPLAND RD
MEDINA, WA 98039
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510 FT2 REQUESTED
STREET VACATION

1,029 ft2 granted
street vacation
5 NOV 2022
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Stephanie Keyser

From: Ken Liang <kenliangman@gmail.com>

Sent: Monday, October 25, 2021 12:02 PM

To: Jessica Rossman; Harini Gokul; Jen Garone; Cynthia Adkins; Roger Frey; Bob Zook; Alex Morcos; 

Stephanie Keyser; Scott Missall

Cc: Ken Liang; Brad (RE Litigator) Thoreson; Jim Dearth; Jeffrey Almeter; Laura Liang

Subject: Owner/Applicant's Response and Objections to City of Medina Appraisal for 442/438 Upland Road 

Street Vacation

Attachments: Owner Response & Objection to Appraisal- 442438 Upland Road Street Vacation.pdf; Exhibit A- 

Diagram Comparing 442438 v 426 Street Vacation.pdf; Exhibits B--E of 442438 Upland Owner's 

Response.pdf

Ladies and Gentlemen, pursuant to City of Medina’s staff instructions to provide written response and objections for the 

above referenced matter, please find the following documents relating the above referenced matter.   

 

1. Response and Objection by Ken and Laura Liang to City of Medina’s Appraisal for 442/438 Upland Road 

 

2. Exhibit A: Diagram comparing 442/438 Upland Road street vacation to previously approved 426 Upland Road street 

vacation 

 

3. Exhibits B-E:   

 

 

 

 

Please let me know if did not receive the 3 attachments or have any questions.  My contact information is set forth 

below.  

 

 

Regards  

Ken 

_______________ 

 

Ken Liang 

Email: kenliangman@gmail.com 

Mobile: 818-817-1922 
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To:  City of Medina City Council 
City of Medina Staff (Stephanie Keyser) 

 
CC:  Brad P. Thoreson, Esq. (Buchalter) 

Scott Missall, Esq. (Medina City Attorney) 
 

From:  Ken and Laura Liang (Owner/Applicant) 
 
Date:  October 25, 2021 
 
Re: Formal Objection to City of Medina Appraisal for 442/438 Upland 

Road Street Vacation– 1,667% higher than identical next door 
contiguous ROW appraisal adopted by City in 11/2020 – 
Spite/Retaliatory Appraisal 

 
 

1.  Brief Summary of Specious Appraisal   
 
This is the Ken and Laura Liang’s (Owner/Applicant) response and formal objection to 
errant Sherwood Appraisal prepared for the City of Medina for the 510 sq ft area at 
442/438 Upland Road dated September 23, 2021. (the “Medina 442/438 Appraisal”) 
Remarkably, the Medina 442/438 Appraisal values the 510 sq ft at $127,500 
or $250 per square feet (PSF), or 1,667% higher than both an appraisal, and 
review appraisal, of an identical abutting right of way (“ROW”) at 426 Upland 
Road approved by the City less than 10 months ago on November 5, 2020.  
(See Exhibit B)  The 442/438 Appraisal is either a grand mistake or a spite appraisal, 
meant only to damage its only obvious purchaser, Owner/Applicant.  Stated simply, if the 
Medina 442/438 Appraisal is valid, every property in Medina has effectively increased 
from $10M to $167M in 10 months. 
 

2.  Appraisal not Obtained by Owner/Applicant because the City of Medina directed 
them to not do so 

 
Owner/Applicant was directed by the City of Medina staff to not submit an appraisal as 
part of the street vacation application process, and as a result, Owner/Applicant has not 
undertaken the same.  Owner/Applicant complied with the City of Medina’s directive to 
not submit their own appraisal as they had reviewed the King appraisal, and Barnes 
review appraisal, and concluded it would be a simple process, as an abutting strip located 
at 426 Upland Road had been appraised by Mr. King of King Appraisal and reviewed by 
well-regarded MAI Ken Barnes of McKee Appraisal representing the City of Medina, less 
than 10 months ago (November 5, 2020), who both agreed the range should be $15 to 
$30 PSF, using well established MAI appraisal standards and practices.  (See Exhibits 
A-D)  We understand that appraisers are currently in high demand and it takes 
approximately 2-6 months to engage a reputable appraiser in the Bellevue/Seattle area.  
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However, it would appear that if McKee & Associates and MAI Ken Barnes (City of Medina 
appraisers of the abutting ROW from November 2020) were retained by Owner/Applicant, 
Mr. Barnes would blow holes through the Sherwood appraisal, as not based on standard 
and accepted valuation methodology for ROW – in particular the City of Medina.  Mr. 
Barnes has attained the highest status for an appraiser with a MAI designation.  Mr. 
Sherwood has not.   
 
That would then leave to WHY and HOW questions for the City.  WHY staff accepted an 
appraisal so contrary to others completed in the recent past and the use of odd and 
outlandish appraisal methodology to arrive at a valuation that is almost 2,000% higher 
than comparable and, in particular, the abutting ROW valued late last year.  WHY the 
City Council is being asked by staff to adopt this appraisal so out of line, it literally cries 
for review?   
HOW does one square the 2020 abutting ROW valuation, which was appraised and 
reviewed, with one where the value for identical ROW has come back at $250 PSF, versus 
a well debated range of $15-30 PSF.   
 

3.  Helpful reference documents attached: We assume you have access to full 
documents referenced in Exhibits B-E) through the City’s staff as it is voluminous 
but we can provide if needed. 
 

a. Exhibit A: Diagram comparing 442/438 Upland Road street vacation and 
prior City approved (11/05/2020) street vacation on abutting strip located 
at 426 Upland Road 
 

b. Exhibit B: Portions of City of Medina approval of street vacation for 426 
Upland Road dated November 5, 2020 

 
c. Exhibit C: Portions of Appraisal of King Appraisal re 426 Upland Road street 

vacation  
 

d. Exhibit D: Portions of Appraisal Review by Ken Barnes at McKee & 
Associates re 426 Upland Road street vacation. 

 
e. Exhibit E: Portions of City of Medina approval of street vacation dated May 

14, 2007 re 438, 426 and 414 Upland Road.   
 

4.  Valuation Impossibility - $15-30 PSF to $250 PSF in 10 months 
 
The Medina 442/438 Appraisal does not make any sense to us and does not, according 
to other appraisers, use appropriate valuation methodology for City property ancillary to 
abutting property which is to be vacated and sold.  The best examples are the most 
recent appraisal of Mr. King and the review appraisal prepared by Ken Barnes of McKee 
& Associates for Scott Missall, City Attorney for Medina, in November of 2020 on the right 
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of way next to the subject area.  Both concluded a value, based on a “before and after” 
valuation methodology.  The methodology made sense and came up with a range of $15-
30 PSF for the vacated property.  We suspect that if we pulled other like kind appraisals 
within the City of Medina, we would find identical methodologies used by MAI’s.  So, 
completely abandoning prior and appropriate methodologies, using an approach that 
ignores assessed value and other comp’s for vacated property, and making a first ever 
(novel) determination that all properties in Medina are “raw land” are incredible reaches 
that do not comply with acceptable MAI appraisal standards and practices.  We suggest 
the City of Medina re-engage Mr. Barnes to perform a review of the Sherwood appraisal 
to see if he can justify an increase in value of almost 1,700% in less than 10 months.  
 

5. November 5, 2020 City Council approval of 426 Upland Road Street Vacation 
 

On November 5, 2020, the Medina City council approved a street vacation at the property 
located at 426 Upland Road, Medina, the adjoining lot to the Owner/Applicant’s lot at 
442/438 Upland Road.  In the 426 Upland Road street vacation, the Medina City Council 
approved on November 5, 2020 a purchase price of $15,435 for 1,029 sq ft of land or 
$15 PSF. (See Exhibit B).  As indicated above, there were two appraisals done in the 
426 Upland Road street vacation.  The owner’s appraiser (King Appraisal) recommended 
a price of $15 PSF.  The appraiser engaged by the City of Medina (Ken Barnes of McKee 
& Associates) recommended a price of $30 PSF.  The Medina 442/438 Appraisal now 
concludes the price to be paid for 510 sq ft of land subject to the street vacation at 
442/438 Upland that adjoins the 426 Upland Road vacated property is $127,500 or $250 
PSF. An increase of 1,667% in 10 months or 2,000% annualized. (See Exhibits A-D): 

 
a. Can the City of Medina explain/justify how the price approved by the City of Medina 

for street vacation for two adjoining strips of land differ from $15 PSF to $250 PSF 
within a one-year period?  How can Owner/Applicant be charged 1,667% higher 
price 10 months later? Why is there such a difference in treatment given the 
identical (except size) connecting right of way 426 Upland Road and 442/438 
Upland Road? 
 

b. Can the City of Medina explain how Medina 442/438 Appraisal for land subject to 
a street vacation application so differ from a very detailed appraisal, and review 
appraisal, for the identical right of way being valued about 10 months apart. 
Sherwood does not even reference the November 5, 2020 street vacation of 426 
Upland Road as a comparable in his appraisal and provides no reason for not doing 
so.  Owner/Applicant’s prior inquiries to City of Medina staff for rationale did not 
yield any response other than Owner/Applicant can voice its concerns at the 
scheduled November 8, 2021 City Council meeting. This memo is written to comply 
with staff’s response. 
 

c. In prior street vacation proceedings on May 22, 2007 involving these two adjoining 
lots, the City of Medina did not distinguish between 438 and 426 Upland Road and 
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treated them exactly the same in terms of valuation along with 414 Upland Road 
(the property abutting 426 Upland Road to the south).  How can the City of Medina 
explain such a difference in treatment now? (See Exhibit E). 
 

d. Although we hope not intended, this situation seems to be retaliatory.  We are the 
obvious buyer for the vacated property and the City is aware of that fact.  There 
have been speed bumps with the City along the way and we hope a new very odd 
appraisal increasing the value by close to 1,700% IS NOT a way to make it difficult 
for us relative to the owner at 426 Upland or generally.  But having thoroughly 
reviewed the King and Barnes valuation work, and our attorney having spoken 
directly with Mr. Barnes of McKee & Associates, we feel very confident that the 
work of Mr. Sherwood is not appropriate or proper.  We simply do not understand 
why the City of Medina would adopt the Medina 442/438 Appraisal by Sherwood. 
 

e. If the very odd methodology used by Mr. Sherwood is going to become the new 
standard for City of Medina’s right of way vacation and valuation, we would 
appreciate confirmation of this fact and would like to know if any other MAI (Mr. 
Sherwood does not hold seem to hold such a designation) agrees with his 
approach and whether it is, in fact, legal. 
 

6.  Flawed Appraisal Methodology – Improvements Valued at -0- 
 
The Medina 442/438 Appraisal methodology seems to be flawed or inconsistent to other 
market type residential appraisals analyzing single family residences.  The Medina 
442/438 Appraisal uses a market analysis of single-family residences sold during the last 
12 months.  It has no reference to the 426 Upland Road street vacation and provides no 
explanation for its exclusion as a comp right next door and within the last 10 months. 
However, the Medina 442/438 Appraisal attributes 100% of the sales price in those single-
family residences sales to the land even though they were sold with houses on them.  It 
attributes a value of -0- to the houses located on such properties used for its comparable 
sales. The Medina 442/438 Appraisal takes the sale prices for those single-family 
residences and divides it by the square footage of the lot size and comes up with a PSF 
price that attributes 100% of the sale price to the land only.  Based on this methodology, 
the sale comps for house and land are skewed to higher value per sq ft of land because 
it attributed -0- value to the house and assumes the market does not attribute value to 
the house.  The Medina 442/438 Appraisal using this flawed technique creates a skewed 
range of value of $229.30 to $300.81 PSF for the land value for those single-family 
residences and a -0- value for houses on those properties.  This methodology does not 
seem to be rational given the disparity in treatment by the City of Medina towards the 
Owner/Applicant. 

 
a. The Medina 442/438 Appraisal refers to the sales prices of 442 Upland Road 

paid by Owner/Applicant at $5.7mm and 438 Upland Road at $4.47mm in 
2019 or $10.170mm in aggregate.  442 had a 4,080 sq ft house at the time 
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of purchase in 2019 and 438 had a 3,370 sq ft house in 2019.  However, 
the Medina 442/438 Appraisal refers to the sales price of the land of 442 
and 438 at $170.98 PSF by taking the combined purchase price of 
$10.170mm and dividing it by 1.37 acres. Each of the houses were fully 
habitable at the time of the purchase. Applying $250 PSF valuation used in 
the Medina 442/438 Appraisal to the whole lot at 442/438 Upland Road 
would result in a value of approx. $15mm after demolishing two multi-
million dollar houses. Owner/Applicant has never seen any residential 
appraisals adopt this methodology.    
 

b. The Medina 442/438 Appraisal attributes -0- value to the comparable 
houses and deems them to be at the end of their ‘effective’ life.  How was 
this determination made?  

 
7.  Contributory Value is the Standard and Accepted Appraisal Methodology 

 
The Medina 442/438 Appraisal does not consider the size of the strip of land being 
vacated relative the size of whole parcel or lot.  The Medina 442/438 Appraisal assumes 
there is no difference of the value of 510 sq ft of land relative to a 10,000 sq ft lot, 20,000 
sq ft lot, 30,000 sq ft lot or 60,000 sq ft lot in the case of 442/438 Upland Road. 

 
a. Prior appraisals by King and Barnes apply a before and after valuation 

technique, which is typical for this type of a valuation.  It evaluates the 
value of the property with the vacated strip and without the vacated strip. 
Please see expressly Ken Barnes (McKee & Associates appraisal in Exhibit 
D) assessment for the abutting strip in November of 2020 adopting 
“Contributory Value” methodology which is defined as considering the value 
of the component contributed to the value of the whole property. The larger 
the lot relative to the proposed vacated land, the less valuable vacated land 
is to that whole lot.   

 
b. For 426 Upland, the vacated land of 1,029 sq ft relative to a 31,880 sq ft 

lot represented approx. 3.0 %.  Here, the 510 sq ft strip relative to 1.37 
acres is approx. 0.8%. 

 
8.  Disparate Impact Between Two Neighbors 

 
The Medina 442/438 Appraisal methodology compared to the methodology applied on 
November 5, 2020 for 426 Upland Road seems inconsistent with no apparent rationale 
for the change from a public viewpoint.  It results in a very significant disparate, harmful 
and prejudicial treatment to Owner/Applicant relative to its neighbor in less than 12 
months even though both are similar situated from geographical and location stand point. 
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a. In prior street vacation proceeding with the City of Medina in 2007, 438 
Upland and 426 Upland were treated exactly the same (see Exhibit E). 
 

b. Was there a particular reason why the appraiser (McKee) used by the City 
of Medina in the 426 Upland street vacation in November 2020 case was 
not engaged here? 
 

c. Was the appraiser used in this case (Sherwood Appraisal) aware of the prior 
appraisal by McKee and methodology adopted by the City of Medina Council 
on November 5, 2020?  And what has the City done to evaluate the 
incredibly disparate outcomes in the two separate appraisals for connecting 
right of way – 1,667% difference in 10 months. We believe Mr. Barnes or 
Mr. King or countless other appraiser’s use by the City for ROW vacation 
could point out the errors in the Sherwood appraisal. 

 
d. Was there a reason or intent to change to an inapplicable and possibly 

‘illegal’ methodology? The disparate treatment resulting from the change in 
methodology between Owner/Applicant and the 426 Upland owner and 
property seems extreme to charge one owner 1,667% higher price within 
a 10 month period.  There should be a consistent valuation methodology 
application by the City of Medina in valuing land in Medina residential 
settings?  

 
e. Will City of Medina use this methodology if it was purchasing land in Medina 

if this was an eminent domain case or in future cases? 
 

9.  Equal Treatment 
 
Given the similarities between the 426 Upland Road street vacation on November 5, 2020 
to 442/438 Upland Road, it would seem rationale to follow the precedent and 
methodology adopted on November 5, 2020 and apply it in this similar situated case with 
some additional consideration for the market value change during the last year.  There 
does not seem to be a rational basis to treat such similar situations with such a different, 
harmful and prejudicial outcome to Owner/Applicant. Or, did owner of 426 Upland Road 
received a huge preferential treatment in November 2020 relative to Owner/Applicant?  
 
 
 
        Ken and Laura Liang 
 

skeyser
Text Box
Exhibit 10



10'-0"

20'-0"

5
1'-

0
"

14
7'
-0

"

7'-0"

510 FT2 REQUESTED
STREET VACATION;

442/438 appraisal
at $250/ft2

$127,500

1,029 ft2 granted
street vacation,

resolution 419
on 11/05/2020

at cost of $15/ft2

$15,435

granted street
vacation 05/22/2007,
ordinance 804;
at equal prorata
cost to all
property owners

O
V

E
R

L
A

K
E

 D
R

 E

U
P

L
A

N
D

 R
D

 /

8
7

T
H
 A

V
E

 N
E

4 4 2  /  4 3 8  U P L A N D
( 5 9 , 4 8 0  F T 2)

4 2 6  U P L A N D
( 3 1 , 8 8 0  F T 2)

4 1 4  U P L A N D

4 0 2  U P L A N D

EXHIBIT A

skeyser
Text Box
Exhibit 10



skeyser
Text Box
Exhibit 10



skeyser
Text Box
Exhibit 10



skeyser
Text Box
Exhibit 10



skeyser
Text Box
Exhibit 10



skeyser
Text Box
Exhibit 10



skeyser
Text Box
Exhibit 10



skeyser
Text Box
Exhibit 10



skeyser
Text Box
Exhibit 10



skeyser
Text Box
Exhibit 10



skeyser
Text Box
Exhibit 10



skeyser
Text Box
Exhibit 10



skeyser
Text Box
Exhibit 10


