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 In March 2018 development application 
 On April 13, 2018 application deemed complete
 Applicant & City negotiated draft DA
 On 2-19-19 City Council Study Session on EGUV 


Zone and The Farm application
 On 2-20-19 Developer Open House
 On 2-26-19 City Council Study Session on DA
 3-12-19 City Council Study Session 
 3-13-19 Developer Second Open House
 Public notification per City and state law
 3-26-19 DA public hearing


Development Agreement Process







Development Agreement – The Farm at Mill Creek 3


• MCMC 17.19 Requires consideration 
of a Development Agreement (DA) for 
a pending application for Binding Site 
Plan


• Tonight is not a consideration of 
Binding Site Plan


• Binding Site Plan consideration at later 
date by Hearing Examiner


Purpose of Hearing
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 Posted on City’s website
 Mailed to properties within 500’ of the site
 Posted on property
 Advertised in Everett Herald


 All requirements have been met


Public Notice Requirements
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• Open public hearing
• Staff presentation/Council Questions
• Applicant testimony
• Public testimony
• Close public hearing testimony
• Council deliberation/discussion 
• Council votes to approve, modify or 


deny on the ordinance adopting the 
DA


Public Hearing Process







Development Agreement – The Farm at Mill Creek 6


City Council Packet Materials
Agenda Summary -


Draft Ordinance with Development Agreement 
attached as Exhibit A*


Preliminary Binding Site Plan
Memo From City Attorney regarding DA 
procedures and consideration of housing issues


 Staff presentation
Applicant testimony
Public testimony (verbal and written)


Public Hearing Record
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 EGUV Zone District Background and 
Requirements


Development Agreement


Staff Presentation
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On March 25, 2008, Council adopted the 
East Gateway Urban Village (EGUV) 
Comprehensive Plan amendments 
including:


 Illustrative Master Plan
 Implementing Development 
Regulations


EGUV Background
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EGUV Background 


Illustrative Master Plan - 2008
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The EGUV Zone District and related 
Development Regulations are intended to 
create a:
High quality, mixed-use neighborhood, 
with both commercial and multi-family 
uses organized around an internal road 
network (spine road).  


EGUV Background
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Development in the EGUV requires the 
approval of the following:


1.Development Agreement between 
Developer and City 


2. Binding Site Plan


3.Consistency review by Hearing 
Examiner


EGUV Background 
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Purpose of DA is to increase certainty 
and reduce risk for both the developer 
and City by addressing issues of interest 
to both parties that are not specifically 
addressed in the code.  Must be 
consistent with City regulations.


Development Agreement







Development Agreement – The Farm 13


Development Agreement Highlights
9.1-Occupancy and Sale
9.2-Certificate of Occupancy


• City is requiring that 75% of the 
commercial leasable area be completed 
and that the certificate of occupancy has 
been issued for this area prior to the City 
issuing any Certificate of Occupancy for 
residential units.


• This assures that the commercial areas 
are completed and are an initial part of 
the project. 


9.9-Off-Site Mitigation Site • Developer is providing the City a 50-year 
lease for a minimum of 500 square feet of 
municipal space at no cost, except the 
payment of utilities. 


• The developer is providing the same basic 
tenant improvements for basic office set-
up as was listed in Vintage at Mill Creek. 


• The City would be responsible for 
additional tenant improvements.
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Development Agreement Highlights


11.2-Off-Site Mitigation Site • Developer has purchased 
approximately 58 acres (former 
Pacific Topsoils site) and is restoring 
the site per the City’s standards. 


• The developer is offering to dedicate 
the site to the City at no cost once 
the five-year monitoring period is 
over. 


• Public access will be provided during 
the five years on trails being placed 
on the property by the developer. 


• If the City declines the dedication, 
the developer can disallow public 
access. 
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Provides Environmental 
Protection and Public Access
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• Off-Site Mitigation Site 58 acres


• Existing truck roads to be used as 
trails and parking area


City 
Property


The Farm at Mill Creek
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Development Agreement Highlights


11.2.4-35th Avenue Mid-Block 
Crossing Analysis.


• If the City accepts dedication of 
Off-Site Mitigation Site 
Developer will provide mid-
block crossing analysis to see if 
one is warranted


13-Plazas, Public Gathering Areas 
and Public Access


• Private parking lot west of 
Building F will be designed as 
public gathering area with 
design criteria


• Area to be used only with 
authorization by owner 
consistent with City Code
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The Farm at Mill Creek


Vintage at Mill Creek
The Farm


355 units
25 live/work units
1202 parking stalls
Festival Area
Public open spaces







Development Agreement – The Farm 19


Public Hearing Process


• Open public hearing
• Staff presentation/Council Questions
• Applicant testimony
• Public testimony
• Close public hearing testimony 
• Council deliberation/discussion
• Council votes to approve, modify, or deny the 


ordinance adopting the DA







Questions?
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Public Hearing Process


• Open public hearing
• Staff presentation
• Applicant testimony
• Public testimony
• Close public hearing
• Council deliberation/discussion
• Council votes to approve, modify, or deny the 


ordinance adopting the DA
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35th Avenue SE


Potential Mid-Block 
Crossing Analysis 
to be provided by 


Developer


Off-Site 
Mitigation 
Site


Exploration 
Park


Site
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• Off-Site Mitigation Site 58 acres


• Existing truck roads to be used as 
trails and parking area


City 
Property


The Farm at Mill Creek


Exploration 
Park


Potential mid-
block crossing 
locations TBD
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EGUV Background


Illustrative Master Plan - 2008
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• Increase certainty and reduce risk for 
both developer and the City by 
addressing issues of interest that are 
not addressed in the code.


• This is specifically required for 
developments in the EGUV zone.


Development Agreement Purpose
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On-Site Mitigation
restricted to 
enhancement and 
no public access
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Off-Site Mitigation Site
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FAQ – How many new apartments have been approved/developed in last five years 
along the128th/132nd Street Corridor?


Mill Creek- 180 units
Everett and Snohomish County- 230 to 450 units
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EGUV Background (cont’d)


Illustrative Master Plan - 2008






