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       CITY OF MILL CREEK 
DESIGN REVIEW BOARD 

APPLICATION PL2019-0009 
 

PART I - SUMMARY INFORMATION 
 
NAME OF PROJECT: The Farm at Mill Creek 
 
APPLICANT: Chris Olson, AIA 
 olsonprojects 
 502 West Riverside, Suite 200 
 Spokane, WA  99201 
  
LOCATION: The project is located in the East Gateway Urban Village on the south side 

of 132nd Street SE at 41st Avenue SE (Attachment 1 – Vicinity Map). 
 
PROPOSAL: Landscaping and Streetscape   
 
ZONING: East Gateway Urban Village (EGUV) 
 
COMPREHENSIVE 
PLAN DESIGNATION: East Gateway Urban Village and Town/Village Center 
 
PROPOSAL: Review of landscaping in the roadway buffer, perimeter, interior and 

streetscape.  In addition, streetscape and trail furniture is also being 
reviewed. 

 
 

PART II – DESIGN REVIEW BOARD AUTHORITY 
 

Mill Creek Municipal Code (MCMC) Section 17.34.020 states that the Design Review Board shall 
review all landscape plans for attached single-family residential and multifamily residential 
developments as well as all streetscape landscaping and furniture. This project was reviewed in 
accordance with the MCMC Chapter 17.34.040.H Landscaping Design, the East Gateway Urban 
Village (EGUV) Design Guidelines, and the Hearing Examiner Decision for the Binding Site Plan. 
 
 

PART III – BACKGROUND 
 

Background 
The applicant brought the streetscape and landscape plan to the Design Review Board for informal 
review on February 21, 2019 and July 18, 2019.  A copy of the DRB Minutes summarizing the DRB and 
staff comments from the informal reviews are attached for your reference (Attachment 2 – DRB 
Minutes dated February 21, 2019 and DRB and Staff Comments dated July 18, 2019).  Staff utilized 
these comments in review of this proposal. 
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Proposal 
On June 3, 2019, the applicant received approval from the Hearing Examiner to subdivide approximately 
17 acres into five lots for the construction of a mixed-use development.  Fourteen (14) buildings are 
proposed.  Six of the buildings are one-story and are for commercial use.  Three of the buildings have 
commercial use on the ground floor with four stories of residential use above.  In addition to the primary 
structures, four single story garage buildings are proposed adjacent to the existing single-family homes 
along the southern property boundary and one five-story parking garage is proposed to be used for 
residential parking.  There is approximately 100,000 square feet of commercial use (including the 
commercial space within the 25 live/work units).  A total of 354 residential apartment units are within 
the development.  See Attachment 3 – Preliminary Binding Site Plan, to see how the buildings are 
located and interact with the streetscape.    
 

 
 
The development includes associated parking, stormwater facilities, public plazas and open spaces with 
landscaping and walking paths that connect to the existing trails on adjacent properties.  Access to the 
proposed development will be from 132nd Street SE via 39th Avenue SE, 133rd Street SE, and 41st 
Avenue SE. 
 
In order to simplify the review process, the applicant is proposing to divide the proposal into several 
meetings for the Design Review Board review.  The proposed tentative schedule is as follows: 
 

June:  Building D and the Parking Garage - Building elevations and materials (conceptual 
landscape plan and signage for reference only). 
July Informal Review:  Full landscape plan, streetscape and entry monument signage 
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August:  Full landscape plan, streetscape and entry monument signage 
September:  Buildings E and F - Building elevations and materials  
October:  Buildings A1-A4, B, C 
 

The applicant has responded to and addressed DRB and staff comments. 
 
 

PART IV – PROJECT DESCRIPTION AND ANALYSIS 
 
The project review and analysis is broken into the following sections: Roadway Buffer Landscaping, 
Interior Landscaping, Perimeter Landscaping, and Streetscape Landscaping and Furniture.  Following 
is a description of each section and an analysis of how the proposed landscaping either meets the 
requirements of the MCMC and the Design Guidelines or proposed conditions to ensure that it meets 
the requirements.  An enlarged Plant Legend is attached for your reference as Attachment 4 – Plant 
Legend.  Please refer to Attachment 5 – Color Concept Landscape and Streetscape Plan, 
Attachment 6 – Detailed Landscape Plan and Attachment 7 – Streetscape and Landscape 
Elevations for planting details on the project layout and the quantities of hardscape elements.  The 
applicant has selected a rural and rustic farm theme for the entry signage, plant palette and hardscape 
elements to honor the site’s historic use as a buffalo farm. 
 
Roadway Buffer Landscaping 
 
MCMC Section 17.34.040.H.1.a contains regulations regarding Landscaping Design.  This Code 
section requires that, “Project landscaping shall provide unity of design through repetition of plants 
and coordination with adjacent developments.”  In addition, The EGUV Design Guidelines state, that 
“Street entries shall feature special landscape features, such as formal plantings, artwork, lighting, and 
signage, etc. to define entryways into the East Gateway Urban Village.”  Trees and other plantings 
with special qualities (e.g., spring flowers and/or good fall color) are strongly encouraged to unify the 
East Gateway Urban Village and create a unique character.   

MCMC Section 17.34.040.H.1.b also states that, “Landscape materials should be hardy species that are 
adaptable to local conditions, easily maintained, and drought tolerant. Use of native plants and the 
retention of existing vegetation are strongly encouraged.”   

The proposed plant palette consists of a mixture of deciduous and evergreen trees and shrubs with an 
emphasis on adaptive native and drought tolerant species; thus, meeting the Code requirement.  The 
proposed design of hardscape elements and plant palette has been selected to provide a farm feel and 
rustic appearance for this project.   

The applicant is proposing to use a variety of trees along the 132nd Street Roadway Buffer in front of 
the proposed development, one of the species selected, the Osakazuki Japanese Maple, was also used 
in the Roadway Buffer in the Vintage at Mill Creek, which is located to the east of this site.  The 
continuation of the Osakazuki Japanese Maple, as the street tree will provide a unity of design and 
identity for the East Gateway frontage along 132nd Street Southeast.  In addition, the applicant is 
proposing a raised 48” round fiberglass planter with a corten metal finish within that planting circle 
between Buildings C and B to be planted with ornamentals and herbs to be consistent with other raised 
round planters throughout the site.   
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Staff concludes that the proposed roadway buffer plan is consistent with code. 
 
Interior Landscaping 
 
Please refer to the sections above for the City’s code requirements.  The proposed plant palette for the 
interior landscaping consists of a mixture of deciduous and evergreen trees and shrubs with an 
emphasis on native adaptive and drought tolerant species; thus, meeting the Code requirement.  The 
proposed landscape plan does an excellent job of screening and enhancing the buildings, defining 
pathways, and screening utilities.   

A nice variety of plant species are proposed including many specimen plants with unique features and 
landscape focal gardens.  A great deal of attention to detail was given to mixing the deciduous and 
evergreen species to provide year round interest even between the parking garage and Building F.  
Hardscape, which includes pedestrian lighting along walkways, fire pit, play areas, benches, tables and 
planters/pots, have been distributed appropriately throughout the site.  Furthermore, the applicant and 
staff have coordinated with the contractor to salvage several of the old concrete fence posts used to pen 
in the buffalo to be retained and used in the landscaping throughout the site.   

MCMC 17.34.040.H.2.c. states, “Where parking lot design results in head-in parking adjacent to 
landscape areas, the landscape areas shall be protected by wheel stops or another method adequate to 
prevent damage by overhanging vehicles.”  The purpose of this provision is to protect the landscaping 
as well as ensure that walkways are available for pedestrians and not blocked by overhanging vehicles.  
The applicant has compiled with this requirement.   
 
Recommended Condition of Approval:   

 Staff is recommending a Condition of Approval that several of the old concrete fence posts be 
placed in a public area with a plaque including a dated photo of the old farm and buffalo with 
text describing what the posts where used for.  One potential location could be in the area 
labeled Retail Core Plaza with Specialty Landscape Feature on Attachment 5 (Sheet L1.12) and 
Attachment 6 (Sheet L2.06). 

 
Perimeter Landscaping 
 
The EGUV Design Guidelines require, that “A minimum 20-foot landscaped buffer shall be provided 
along the perimeter of the East Gateway Urban Village.  Where possible and practical, the buffer shall 
include a meandering pedestrian pathway with landscaping.”  The trail is required to have a minimum 
width of six feet and include pedestrian lighting and amenities such as benches and directional signage. 

MCMC 17.34.040.2.a states “Required perimeter setback areas and parking lot landscape islands shall 
be densely landscaped with a combination of trees, shrubs, and groundcover to provide 90 percent 
coverage within three years of planting.”  A great deal of attention was given to the perimeter 
landscaping to minimize the impact on the surrounding neighborhoods.  An excellent selection of plant 
species are proposed with a majority being evergreen. 

The applicant has proposed a 20-foot setback around the perimeter of the project to be planted with a 
combination of deciduous and evergreen trees and shrubs, a 6-foot pedestrian path with lighting (not 
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shown) and benches.  A directional signage detail is not shown or the locations of where the signs will 
be placed.  On the southern boundary adjacent to the Creekside Place subdivision, a 6 foot cedar fence 
is proposed on top of the rockery wall. Design of the 20-foot perimeter landscape buffer area is 
generally compliant with code. 
 
Recommended Condition of Approval:   

 Add the pedestrian lighting along the perimeter trail and adding a detail to the plans. 
 Increase the height of the cedar fence to 6.5 feet as permitted by code to provide maximum 

screening to the residential homes to the south of the site, per MCMC 17.22.040. 
 Provide a detail of directional signage text and the style and location on the plan.  Directional 

signage should be placed at appropriate walkway intersections and indicate with an arrow the 
way to go to each major roadway. 

 Replace River Birch with another tree species. 
 

Streetscape Landscaping and Furniture 
 
MCMC Section 17.34.040.H.1.k states, “Street trees within the public right-of-way shall be located in 
tree pits with grates or in a continuous planting strip. Street trees shall be a species listed on the latest 
edition of the city of Mill Creek “Approved Street Tree List.”   In addition, the Hearing Examiner 
Decision and Development Agreement requires tree wells to contain electrical outlet conduits and 
irrigation as well as a water fountain near Buildings A3 and A4.  The approved Civil Plans also stated 
that electrical outlet conduits and irrigation are being provided in the tree wells; however, this note 
should also be made on the landscape plans.  All the street trees proposed are acceptable street trees on 
the City’s Approved street tree list. 

MCMC Section 17.34.040.H.1.c requires that, “Deciduous trees shall be a minimum of one and one-
half to three-inch caliper at the time of planting and spaced 20 to 30 feet on center or as determined by 
the director...”  The proposed plan meets all sizing and spacing requirements. 

MCMC 17.34.040.H.h. states, “Project entrances should be enhanced through changes in paving 
materials such as brick pavers, textured and colored concrete, providing entry structures and unity in 
planting of trees and shrubs.”  The proposed plan goes a long way toward enhancing the most 
prominent intersection in the development and one of the most prominent in the East Gateway subarea 
as a whole (39th Avenue SE and 133rd Street SE).  Treatments proposed include 2 x 2 foot scored, 
colored concrete in a Charcoal Gray with a broom finish at the intersection corners creating a plaza like 
space, and striped crosswalks, also 4 x 4 foot saw cut scored grid, concrete in a contrasting color of 
Cool Gray with a broom finish.  

As a part of the Landscape Plan the DRB is also reviewing the street furniture (i.e. benches, bike racks, 
trash cans, tree grates, etc.), which are shown on Attachment 5.   

The applicant has provided a thoughtful and detailed landscaping and streetscape plan.  To address the 
grade change across the site the applicant is proposing a variety of flush and raised planting areas to 
provide visual interest throughout the site.  Attention has been paid to commercial entry ways and 
plazas, which are located at intersections and throughout the site with pedestrian connections to 
building entries and off-site walkways.   
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Recommended Condition of Approval:   
 Provide a note that electrical outlet conduits and irrigation are to being provided in the tree 

wells. 
 Decorative tree grates shall have breakaway system to accommodate growth of the tree 

trunk. 
 Benches shall be added on the sidewalk on the west and east sides of 39th Avenue SE south 

of Building B and A2 just north of the 2x2’ charcoal grey concrete adjacent to the 
landscape planter near the intersection, amend Sheet L2.02. 

 A detail of the garbage dumper’s shall be added consistent with MCMC 17.34.040. 
 Add pedestrian crossing on the west end of Building E on the south to connect to the 

sidewalk and perimeter trail to be consistent with the approved Civil Plans. 
 Label, provide detail/specification and the location of the exterior public water fountain for 

(humans and canines) between Building A3 and A4. 
 Add to plant legend the symbol used for the 48” round fiberglass planter with corten metal 

in the planting circle in the sidewalk along 132nd Street SE north and between Building C 
and B.  

 Replace River Birch with another tree species. 
 
Freestanding Sign Criteria 
 
In accordance with MCMC Section 17.26.020.E.7, each lot, tract, parcel or building in a commercial 
zone which has a minimum of 80 feet of frontage on an arterial street may have one freestanding sign 
not exceeding 16 square feet in area and having a maximum height of 42 inches.  MCMC Section 
17.34.040.G requires that freestanding monument signs be designed to be complementary to, and 
coordinated with, building colors and be in scale and proportion with building design, and further states 
that the sign should provide only the name and address of the building, building complex and/or building 
tenants.  A five-foot setback from the property line is required. 
 
The applicant proposes two monument project identification entry signs on the west and east sides of 
39th Avenue SE in the roadway buffer in front of Buildings B and A2.  The proposed entry signs are 
rustic in design to coordinate with project’s rural theme and provide a connection to the sites buffalo 
farm history.  Entry signage is proposed to be constructed of a concrete base with stacked rock pillars 
with a material that looks like wood for the sign face with lettering spelling out “The Farm at Mill 
Creek.”  It is unclear from the plans the intended size of the sign or the materials.  However, the Code 
requires that the sign height be measured from the ground elevation (17.26.020.E.) with a maximum 
height of 42 inches with an allowed sign area is 16 square feet.  
 
The proposed sign colors coordinate with the building colors and the sign meets the 5-foot setback 
requirement.   
 
Recommended Condition of Approval:   

 Staff is recommending a Condition of Approval requiring an entry sign detail be added to be 
consistent with MCMC 17.26.020.E, and be 16 square feet and 42 inches high and setback five 
feet from the right-of-way. 
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PART V - FINDINGS, CONCLUSIONS, AND RECOMMENDATION 
 
Having viewed the property and reviewed the application, City staff finds that as conditioned the 
proposed landscaping is consistent with the design guidelines set forth in MCMC Section 17.34.040.H, 
the East Gateway Design Guidelines, and the Hearing Examiner decision.  Based on these findings and 
conclusions, staff recommends approval subject to the following conditions, as well as any conditions 
that may be added by the Design Review Board.  
 
1. The landscaping and streetscape shall be as portrayed and installed in the quantities of the 

materials submitted with the application, except as modified by the conditions imposed as 
follows, as well as any additional conditions imposed by the Design Review Board. 

 
2. A landscape performance bond in the amount of 125% of the proposed cost of materials and 

installation shall be provided to the City prior to issuance of the first building permit, pursuant to 
MCMC Section 16.16.040. 

 
3. Irrigation shall be provided for all landscaped areas including pots and raised planters, and the 

street trees planted in grates, per MCMC Section 17.34.040.H.1.d. 
 

4. The irrigation system will require a building permit. The permit is an over-the-counter 
plumbing permit, no plans required, with an inspection of the system’s backflow prevention. 
 

5. The freestanding monument sign shall be reduced to have a sign area no greater than 16 square 
feet and a maximum height no greater than 42 inches, per MCMC Section 17.26.020.E.7. 
 

6. A building permit is required to be submitted and obtained for the proposed freestanding sign 
prior to installation. 
 

7. A building permit is required to be submitted and obtained for all the proposed fencing prior to 
installation. 
 

8. Revise Attachment 5 and Attachment 6 as follows: 
 Provide a note that electrical outlet conduits and irrigation are to being provided in the tree 

wells. 
 Decorative tree grates shall have breakaway system to accommodate for growth of the tree 

trunk. 
 Several of the old concrete fence posts shall be placed in a public area along with a plaque 

with a dated photo of the old farm and buffalo with text describing what the posts where 
used for.  Discuss preferred placement with applicant; consider installing in area labeled 
Retail Core Plaza with Specialty Landscape Feature located east of Building A3 on the west 
side of 39th Avenue SE. 

 Benches shall be added on the sidewalk on the west and east sides of 39th Avenue SE, south 
of Building B and A2 just north of the 2x2’ charcoal grey concrete adjacent to the 
landscape planter near the intersection, amend Sheet L2.02. 

 A detail of the garbage dumper’s shall be added consistent with MCMC 17.34.040. 
 To ensure that benches are provided on all sections of the trail, a bench shall be added along 

the trail across from buildings T19 and T18. 
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 Add pedestrian crossing on Attachment 5 (Sheet L1.12) and Attachment 6 (Sheet L2.10), 
west of Building E to connect to the sidewalk and perimeter trail to be consistent with the 
approved Civil Plans. 

 Label, provide detail/specification and the location of the exterior public water fountain for 
(humans and canines) between Building A3 and A4. 

 Add to plant legend the symbol used for the 48” round fiberglass planter with corten metal 
in the planting circle in the sidewalk along 132nd Street SE north and between Building C 
and B.  

 Substitute River Birch with another tree. 
 Show pedestrian lighting along the perimeter trail and provide a detail. 
 Label and show 6.5 high cedar fence on top of the rockery wall on the southern property 

boundary to screen the residential homes to the south of the site. 
 Add a detail of directional signage text and the style and locations on the plan.  Directional 

signage should be placed at appropriate walkway intersections and indicate with an arrow 
the way to go to each major roadway. 

 
ATTACHMENTS: 
 
Attachment 1 – Vicinity Map  
Attachment 2 – DRB Minutes dated February 21, 2019 and staff and DRB comments from July 18, 2019. 
Attachment 3 – Preliminary Binding Site Plan 
Attachment 4 – Plant Legend 
Attachment 5 – Detailed Landscape Plan Sheets L2.01-L2.12 and L3.0 
Attachment 6 – Color Concept Landscape and Streetscape Plan Sheets L1.0 and L1.10-L1.14 
Attachment 7- Streetscape and Landscape Elevations 
 
 
 
 
 
G:\ELECTRONIC PERMITS - All Depts\Planning\2019\DRB\PL2019-0009 The Farm Landscaping and Streetscape\August 15 2019 DRB Formal 
Review\staff report.docx 
 

 


