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CITY OF MILL CREEK 
DESIGN REVIEW BOARD 


APPLICATION PL2020-0014 
 


 
PART I - SUMMARY INFORMATION 


 
NAME OF PROJECT: McDonald’s Restaurant and Play Place 
 
APPLICANT: Jason Green 
 Navix Engineering 
 11325 SE 6th Street, Suite 150 


Seattle, Washington 98119 
   
LOCATION: The project is located at 16320 164th Street SE Street, Mill Creek, 


Washington. 
 
PROPOSAL: Proposed building elevations and landscaping 
 
ZONING: CB – Community Business 
 
 


PART II – DESIGN REVIEW BOARD AUTHORITY 
 
Building Elevations, Materials, Colors, and Landscaping Requirements: 
In accordance with Mill Creek Municipal Code (MCMC) Section 17.34.020, the Design Review Board 
(DRB) shall review building elevations, materials, colors, and landscaping for commercial and industrial 
developments.  Design guidelines for commercial, business park/industrial buildings are set forth in 
MCMC Section 17.34.040.B and the design guidelines for landscaping are contained in MCMC Section 
17.34.040.H.   
 
Wall Signs: 
The wall signs shown on the proposed building are conceptual and will ultimately be reviewed by staff 
administratively pursuant to MCMC Section 17.26.010. 
 
 


PART III – BACKGROUND AND PROJECT DESCRIPTION 
 
The applicant submitted a request for a Minor Modification to the Mill Creek Plaza Binding Site Plan, 
which was approved by the City on December 10, 2020. The applicant is proposing the demolition of 
the existing 5,549 square foot McDonalds Restaurant and Play Place, 50-stall paved parking lot, 
associated utilities and single-lane drive-thru, which was built in 1981. The construction of a new 
approximately 4,450 square foot McDonalds Restaurant and Play Place, 27-stall asphalt paved parking 
lot, dual-lane drive-thru, and associated underground utilities will occur on the 0.8 acre site.  As part of 
the proposal, the applicant will be removing 851 square feet of roadway buffer and replacing with 1,246 
square feet of roadway buffer. 
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. 
 
See excerpts below from Attachment 1 – Full Site Plan Set and Attachment 2 - Existing Site Photo’s 
showing the existing site layout and the proposed new site layout. 
 
Existing Site Layout 
 


     
    
Proposed Site Layout 
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PART IV – PROJECT ANALYSIS 
 
Below is an analysis and summary of the consistency of the proposal with the City’s Design Guidelines: 
 
Building Elevation Criteria 
The Code requires that buildings incorporate modulation to reduce the overall bulk and mass of buildings 
and to avoid blank walls.  In addition, building design shall incorporate traditional building materials 
such as masonry, stone, stucco, heavy timbers, brick, and other natural appearing materials.  Building 
colors should accent, blend with, or complement surroundings. Bright or brilliant colors should be 
reserved for trim and accents. The City’s building design objectives call for a consistent visual identity 
to be applied to all sides of buildings visible to the general public and for all building sides to have an 
equivalent level of quality of materials, detailing, and window placement. 
 
In addition, the Code requires outdoor mechanical equipment to be screened from view, including ground 
level and rooftop mechanical and communication equipment. The method of screening shall be 
architecturally integrated with the building with respect to materials, color, shape, and size. 
 
Proposal – Building Elevations, Materials and Colors and Outdoor Mechanical Equipment 
 
The proposed building elevations and exterior materials and colors add a variety of materials, textures, 
and colors to the new building. The concept is to modernize the restaurant to current corporate standards.  
Colors proposed are grey, black, brown, and yellow as an accent color with white canopies in material 
types comprised of concrete, metal and wood, which will meet the City’s design criteria.  See 
Attachment 1 – Full Site Plan, Sheet for a depiction of the proposed exteriors.   Materials proposed 
include: 
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Proposed materials will be arranged in horizontal bands of varying width and vertical patterns to help 
break up the building bulk and create prominent entry points. Windows and doors will be covered with 
white canopies to prevent roof run off dripping onto customers/employees, see Attachment 1 – Full 
Plat Set (Sheets A2.0-A2.2) for a full view of the elevations and details.  The canopies are proposed to 
be lighted with LED lights to reduce glare and improve visibility for customers and provide safe access 
to pedestrians.  The rooftop mechanical equipment is screened as shown in the elevations above to meet 
code.   
 
As proposed staff believes that the building elevations and materials are in compliance with the design 
guidelines contained in the MCMC Chapter 17.34.  
 
LANDSCAPING OBJECTIVES: 
 
City Code, MCMC 17.34.040.H requires that project landscaping provide unity of design through 
repetition of plants and coordination with adjacent developments.  The Code requires landscape materials 
to be a hardy species adaptable to local conditions, easily maintained, and drought tolerant and irrigation 
is required.  Use of native plants and the retention of existing vegetation are strongly encouraged.  In 
addition, required perimeter setback areas are to be densely landscaped with a combination of trees, 
shrubs, and groundcover to provide 90 percent coverage within three years of planting.   
 
Proposed Landscape Plan: 
The applicant is proposing to modify the existing landscaping and enhance the existing plant palette by 
adding a vegetative barrier in the roadway buffer that is now primarily grass and at the entry into the 
site.  Staff has included existing site photos below for your reference.  The applicant has depicted on the 
landscape plan which existing landscaping is to be removed and what will be retained.  See excerpts 
below and Attachment 1 – Sheets C-1.1, L-1.0 and L-1.1. Landscape Plans and Plant Photos along 
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with Attachment 2 – Existing Site Photo’s to see the existing landscaping is to be retained and areas 
to be enhanced; (see excerpts below).   
 


    
 
The proposed plant palette consists of a variety of ornamental grasses, evergreen shrubs, flowering and 
evergreen trees and perennials in the required planting size and spacing requirements per code, see 
enlarged Planting Schedule below.  In addition, the applicant is proposing steel edging along the 
landscape beds to separate between grass and graveled areas as necessary to provide for easier 
maintenance. 
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The Code requires landscaped areas to be irrigated, per MCMC Section 17.34.040.H.1.d and maintained 
by the property owner.  The existing landscaping is irrigated and will be retained and maintained to water 
the enhanced (new) landscaping.  Staff finds the proposed landscaping plan meets code and will enhance 
the overall appearance of the site and intersection. 


 
 


PART V - FINDINGS, CONCLUSIONS, AND RECOMMENDATION 
 
Having viewed the property and reviewed the application, City staff finds that the proposed building 
elevations will be consistent with the design guidelines set forth in MCMC Section 17.34.040 and is 
recommending approval subject to the following conditions.  
 
1. The building elevations, materials, colors, and design shall be as portrayed in the application. 


The building materials and colors shall be as portrayed on the materials submitted with the 
application, except as may be modified by the 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 building permit, pursuant to 
MCMC Section 16.16.040. 
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3. The applicant is required to submit a building permit for all wall signage for review and approval 
prior to installation.    
 


4. Directional signage must comply with the City sign regulations contained in MCMC 17.26. 
 
 


 
ATTACHMENTS: 
Attachment 1 – Full Site Plan  
Attachment 2 – Existing Site Photo’s 
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Materials Legend


Drive-Thru Side Elevation


Non-Drive-Thru Side Elevation


Rear ElevationFront Elevation


A2.0 Colored Elevations
Proposed McDonald’s Restaurant #046-0131


16320 Bothell Evertt Hwy.
Mill Creek, WA
23 November 2020







Materials Legend


Drive-Thru Side Elevation


Rear Elevation


A2.1 Colored Trash Enclosure Elevations
Proposed McDonald’s Restaurant #046-0131


16320 Bothell Evertt Hwy.
Mill Creek, WA
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McDonald's USA, LLC


4240 E. Jurupa St., STE. 402
Ontario, CA 91761
Phone (909) 467-8907
Fax (909) 467-8917


A2.2 MATERIAL SAMPLES BOARD
Proposed McDonald's Restaurant


16320 Bothell Evertt Hwy
Mill Creek, WA
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