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EXHIBIT 1 
CITY OF MILL CREEK 

DEPARTMENT OF COMMUNITY DEVELOPMENT 
 

STAFF REPORT 
TO THE CITY OF MILL CREEK HEARING EXAMINER 

 
  PART I - SUMMARY INFORMATION 
 
HEARING DATE:  May 23, 2019 
 
NAME OF PROJECT: The Farm by Vintage, LP, Binding Site Plan 
  File No. PL2018-0004 
 
DEVELOPER/ 
PROPERTY OWNER: Ryan Patterson 
    The Farm by Vintage, LP 

369 San Miguel Drive, Suite 135 
Newport Beach, CA  92660 

 
LOCATION:  The site is located at 4008 132nd Street SE (on the south side of 

132nd Street SE) in Mill Creek, Washington 98012. See Exhibit 1a 
– Vicinity Map. 

 
REQUESTED 
ACTION: 

The Binding Site Plan application proposes 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 25 live/work units).  A total of 354 residential 
apartment units are within the development.   

 
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.  A wetland 
buffer reduction is proposed.  The reduction is offset with on- and 
off-site mitigation that results in a regional benefit.  Access to the 
proposed development will be from 132nd Street SE via 39th 
Avenue SE, 133rd Street SE, and 41st Avenue SE.  See Exhibit 1b 
– Binding Site Plan. 
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COMPREHENSIVE 
PLAN DESIGNATION: Town/Village Center 
 
ZONING DISTRICT: East Gateway Urban Village (EGUV)  
 
LEGAL DESCRIPTION: See Exhibit 1c - Legal Description. 
 
SITE TAX PARCEL  
NUMBERS:    28053300200300 (Parcel A) and 28053300200200 (Parcel B) 
 
OFF-SITE  
MITIGATION SITE 
PARCEL NUMBERS: 28053300206900 (Parcel C); 28053300206800 (Parcel D); and 

28053300300200 (Parcel E).   
 

PART II - STATUTORY REQUIREMENTS 
 
SEPA COMPLIANCE: 
 
The proposed project was deemed complete on April 13, 2018, and is subject to the provisions of 
the State Environmental Policy Act (SEPA) and Chapter 17.48 of the Mill Creek Municipal Code 
(MCMC).  The City’s SEPA Official has determined that the proposal does not have a probable 
significant adverse impact on the environment.  Therefore, an Environmental Impact Statement 
(EIS) was not required. 
 
A Mitigated Determination of Non-Significance (MDNS) and Notice of Property Development 
Impact Mitigation were issued for the proposal on April 19, 2019.  See Exhibit 30 – SEPA and 
MDNS Issuance dated 4-19-19 (and Notice of Property Development Impact Mitigation).  The 
MDNS contains conditions to mitigate impacts on specific elements of the environment that may 
be affected by the proposal, including, transportation, recreation, and schools. No appeal was filed 
and one comment was received see Exhibit 32 – SEPA Comment from Karen Walter, 
Muckleshoot Indian Tribe Fisheries Division dated 5-3-19 and Exhibit 36 - City Response to 
Muckleshoot Indian Tribe Fisheries dated 5-9-19. 

The MDNS is included in the project file and the required mitigation measures have been 
incorporated in the Conditions of Approval.    
 
INTERJURISDICTIONAL COORDINATION: 
 
The City has adopted separate interlocal agreements with Everett School District regarding the 
joint review, comment, and imposition of appropriate mitigation and conditions on proposed 
development.  This application has been reviewed by Everett School District and Fire District No. 
7.  Their requirements are discussed later in this report and are included in the recommended 
Conditions of Approval. 
 
132nd Street SE is a state highway (SR 96) and traffic operations including any turn movement 
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restrictions or channelization (striping) changes are under the jurisdiction of the Washington State 
Department of Transportation (WSDOT).  The City is effectively responsible for everything 
behind the curb on 132nd Street, including location of any new access points.  
 
PUBLIC NOTICE: 
 
Pursuant to Section 14.07.030 MCMC, notice of the public hearing was mailed to property owners 
of record within 500 feet of the proposed project on May 10, 2019, and posted on the proposed 
development site on May 10, 2019.  See Exhibit 35 - Affidavits of Publication, Posting and 
Mailing for Public Hearing and Exhibit 36 - Public Comments.  Notice of public hearing was 
published in the Everett Herald on May 10, 2019.  All legal requirements for public notice have 
been satisfied.  
 
PUBLIC COMMENTS: 
 
The City has received many public comments on this proposal.  A copy of the public comments 
received to date are provided as part of this staff report and are separated into three batches based 
on when the City received the comments; see Exhibit 20 – Technical Review Committee Letter 
dated May 25, 2018 and Public Comments, Exhibit 26 - Development Agreement Public 
Comments from October 19, 2018 to March 20, 2019, and Exhibit 36 - Public Hearing 
Comments.  For purposes of this staff report, below is a summarized list of the key concerns 
expressed in the comments. 
 

 Negative impacts to schools and traffic which are already bad and how does the developer 
off-site the impacts 

 The concerns of affordable housing units and the type of tenants that will reside in the 
development and the associated potential for increased crime rates and activities  

 The appearance of the development and types of uses that will locate here 
 The height of the proposed building’s and the impact on adjacent single family homes to 

the south 
 The need for additional Senior Center parking on this site 
 The concern about protecting the wetlands and how this will be ensured 
 In support of preserving the 58 acres to south and having public access 
 Specific requests for certain uses and stores 

 
The City staff has personally responded to the majority of the comments, but in order to address 
the wide variety of comments and concerns regarding the proposal, the City coordinated with other 
City departments and outside agencies to prepared the responses contained in Exhibit 28 - 
Frequently Asked Questions which has been updated throughout the project’s review process.  
This document has been and is available on the City’s website.   
 
 

PART III - BACKGROUND INFORMATION 
 
EXISTING SITE CHARACTERISTICS: 
 
The subject site is approximately 17 acres in size and was historically used as a farm for raising 
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livestock (beefalo).  Historically the site has been referred to as the Old Buffalo Farm.  There are 
two gravel driveways accessing the site, one from 132nd Street SE (SR 96) and one from 41st 
Avenue SE.  In addition, the 132nd Street SE and 39th Avenue SE signalized intersection 
improvements are located on the western portion of the site’s frontage.  Vegetation on site 
primarily consists of blackberries, grasses and trees.  A wetland (Wetland A) is located on the 
western portion of the site.  Structures on the site consist of various outbuildings and the remains 
of a collapsed house.  On the eastern portion of the site there is a large stock pile of dirt and the 
temporary stormwater detention pond constructed for the Vintage at Mill Creek development.  See 
Exhibit 7 - the Existing Conditions Survey (Sheets TO-01 and TO-02).   
 
SURROUNDING ZONING AND LAND USES: 
 

 The properties to the north (across SR 96) are located in unincorporated Snohomish County 
and are zoned: 1) R-9,600 - developed with the Spring Haven subdivision, 2) General 
Commercial - developed as Buffalo Square retail center, and 3) PRD-7,200 - developed 
with an elementary school (Penny Creek Elementary). 

 
 The property to the south is located in the City of Mill Creek and is zoned Low Density 

Residential; the property is developed with single-family homes (Creekside West, 
Creekside Place, and Westfield Park). 
 

 The property to the west is located in the City of Mill Creek and is zoned Low Density 
Residential; the property contains a wetland mitigation site, owned by Snohomish County. 

 
 The property to the east is located in the City of Mill Creek and is zoned EGUV; the 

property is developed with The Vintage at Mill Creek (a mixed-use development). 
 
 

PART IV – PROJECT ANALYSIS 
 

DEVELOPMENT REVIEW PROCESS: 
 
The proposal is being processed in conformance with the provisions contained in Title 14 
(Development Code Administration), Title 16 (Subdivisions and Plats), Title 17 (Zoning), and 
Title 18 (Environment) of the Mill Creek Municipal Code (MCMC).   
 
In accordance with MCMC Chapter 17.19, East Gateway Urban Village (EGUV), development in 
this district requires approval of a detailed master development plan that includes: 
 

 Development Agreement  
 Binding Site Plan  
 Consistency Assessment 

 
Development Agreement: 
The City Council reviewed and approved the Development Agreement (Ordinance No. 2019-1493) 
following a public hearing on March 12, 2019.  See Exhibit 33 - Recorded Development 
Agreement (Snohomish County Recording Number 201904170566) and Exhibit 26 – 
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Development Agreement Public Comments from October 19, 2018 to March 20, 2019.  Listed 
below is a summary of the terms of the Development Agreement: 
 

 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. 

 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 
tenant improvements for a basic office set-up (carpet, walls electrical, paint, and plumbing 
fixtures). The City would be responsible for additional tenant improvements based on the 
municipal use selected by the City. 

 Developer has purchased approximately 58 acres (former Pacific Topsoils site) and is 
restoring the site per the City’s standards. This site is necessary to allow the reduced 
wetland buffer adjacent to the development. 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. A 
small parking area will be provided by the developer. The five-year period will allow the 
City to partner with other private and public entities to create a long-term vision for the site 
and assess the maintenance costs associated with the property. The City can decline the 
dedication within the five-year period. If the City declines the dedication, the developer 
can disallow public access. 

 If the City accepts the dedication of the Off-Site Mitigation Site, the Developer is required 
to provide a mid-block crossing analysis to determine if a mid-block crossing is warranted 
to provide safe access to the off-site mitigation site.  The analysis is required to be provided 
to the City within 90 days of the transfer to the City.   

 The private parking lot west of Building F will be designed to allow the area to be utilized 
as a public gathering area for markets, festivals, concerts and the like. In addition, a public 
restroom and a water fountain will be constructed in one of the commercial buildings near 
the public gathering area.   

 
Binding Site Plan: 
Below is a summary of the project’s consistency with the Master Development Plan 
requirements contained in MCMC, Chapter 16.12; Planned Area Development and Titles 17, 
Zoning and 18, Environment. 
 
General Project Description:  
The proposed mixed-use development and land uses are principal uses in the EGUV zone district.  
The site design includes a new spine road, public and private plazas and open spaces, and is 
consistent with the MCMC Chapter 17.19.  A meandering sidewalk is proposed within the roadway 
buffer and a 20-foot wide perimeter buffer along the southern property line with a public trail.  In 
addition, a pedestrian connection from the walkway along the southern perimeter to the existing 
pedestrian pathway in the Plat of Creekside Place and Creekside West as shown on the site plan is 
proposed to be installed.  The proposed site design has been reviewed for consistency with the Site 
Design Objectives of MCMC Chapter 17.34.  As illustrated in the development regulations matrix 
included later in the staff report, staff has determined that the development is consistent with City 
requirements. 
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Critical Areas: 
An Existing Conditions Report (referred to as Critical Areas Study), dated December 21, 2018, 
and a Site Development and Conceptual Mitigation Plan, revised January 24, 2019, has been 
submitted and reviewed by the City, see Exhibit 12 - Existing Conditions Report dated 
December 21, 2018 and Exhibit 13 - Site Development and Conceptual Mitigation Plan 
revised January 24, 2019.   
 
One wetland (Wetland A) was identified on the western portion of the site.  Wetland A is part of a 
large wetland complex that continues off site to the west and flows to the south into Penny Creek 
and its associated wetland complex and eventually south to Thomas Lake.  Beaver activity within 
Penny Creek has led to inundation across most of the wetland complex.  Wetland A is classified 
as a Category II wetland per Mill Creek Municipal Code (MCMC) Section 18.06.930 and requires 
a 200-foot buffer.  The applicant is proposing a reduced buffer width that averages approximately 
54 feet but is as little as five feet in some areas.  
 
The applicant is proposing to treat the reduction of the Wetland A buffer as “wetland as buffer” 
and will therefore, mitigate for the reduced buffer as if it were direct wetland impact.  
Approximately 12.6 acres of the 17.43 acre project site will be developed, with the remaining 
approximately 5 acres retained as a Native Growth Protection Area within Tract 999. 
 
To compensate for the “conversion” of 106,099 square feet of wetland to buffer, the applicant is 
proposing both on- and off-site mitigation, including the preservation of a 58-acre site (Off-Site 
Mitigation Site) located south of the project site. The applicant is proposing 250,000 square feet 
of habitat and vegetative enhancements at the Off-Site Mitigation Site, as well as creating 5,500 
linear feet of trail with interpretative signage.  211,008 square feet of habitat and vegetative 
enhancements are also proposed at the onsite portion of Wetland A.   
 
The proposed buffer reduction has been requested pursuant to MCMC Section 18.06.930.H.  This 
section of the code allows the City to reduce the buffer on a case by case basis if the following 
criteria are met:  
 

The director shall have the authority to reduce the width of the standard buffer on a case-
by-case basis if all of the following criteria are met: 

1. The buffer is adjacent to a critical area that is being significantly restored through a 
city-approved mitigation plan that has regional benefit to critical area functions as 
determined by the director. 

2. A critical area report has been submitted to the city that demonstrates the reduced buffer 
will protect the functions and value of the critical area being restored. 

3. The reduced buffer shall be clearly described in any applicable SEPA, MDNS or EIS 
document and shall be subject to review and comment by the public agencies with 
jurisdiction.  

 
The City’s wetland consultant, ESA, and the Department of Ecology have reviewed the 
development plans, including the Critical Areas Report and Conceptual Mitigation Plan, and has 
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determined that the proposal as conditioned is consistent with the City’s environmental regulations, 
including the criteria contained within MCMC 18.06.0930.H.  See Exhibit 25 - City Critical 
Areas Compliance Letter and Exhibit 24 - Department of Ecology Regional Benefit Approval 
Letter.  As a Condition of Approval the developer is required to submit a final critical areas report 
for review and approval. 
 
Proposed Mitigation Summary 
 

On-site Mitigation: 
Habitat & Vegetative Enhancement of 3.1 acres 

Preservation of 4.86 acres 
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Off-Site Mitigation: 
Habitat & Vegetative Enhancement of 5.8 acres 

Preservation of 58 acres 
Construction of Trails System of over 5,500 lineal feet 

 
 
Through enhancement and preservation the proposed mitigation plan will provide an increase of 
38.54 acres of habitat function area.  In addition, Off-Site Mitigation site will offer trails open to 
the public in accordance with the Development Agreement and the City will have the opportunity 
to accept the area as a public park after the five-year monitoring period has been completed.   
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Site Access and Circulation: 
Two access points are proposed to enter the site.  The main access will be from the 132nd Street SE 
and 39th Avenue SE signalized intersection via a new public road into the site, 39th Avenue SE.  
39th Avenue SE (84.5 feet wide at the north end, tapering to 70 feet wide right-of-way) is proposed 
to run south and turn east into a new public road, 133rd Street SE (89 foot wide right-of-way) which 
will connect to 41st Avenue SE and the developed site to the east, Vintage at Mill Creek.  The 
developer is proposing to construct the remaining half (20 feet) of the public right-of-way 
improvements for 41st Avenue SE, as shown on the Exhibit 1b - Binding Site Plan, Exhibit 10 - 
Road and Storm Drainage Plans (Sheets 15-27) and Exhibit 9 - Clearing and Grading Plans 
(Sheets 5-10 and 10-14).  41st Avenue SE will be the second public access road into the site (right-
in and right-out only).  These three public roads will be constructed and dedicated to the City 
consistent with MCMC Chapter 16.16, the EGUV Engineering Study dated December 2012 and 
the Developer Agreement.   
 
In addition, there will also be a several private parking lots throughout the site and a 26-foot wide 
private drive aisle (Road A) is located south of 133rd Street SE for traffic circulation and fire access.  
As proposed, vehicle access through the site will have turning radii large enough to accommodate 
large truck and emergency vehicles.  See the Preliminary Road Profiles and Sections included in 
the project file and discuss below under the Fire District No. 7 Improvements section. 
 
Roadway Improvements: 
In accordance with Development Agreement and City requirements, the developer is proposing 
and will be required as Conditions of Approval to construct the following roadway and intersection 
improvements to carry the new traffic generated by the development, see Exhibit 23 - Traffic 
Impact Analysis and Memorandums, dated 8-30-18, and resided 10-16 and 24, 2018, and 3-
6-19. 

A. Construction of 132nd Street SE (SR 96) Improvements.  The developer shall construct all 
frontage improvements along 132nd Street SE (SR 96) required by the Washington State 
Department of Transportation and the EGUV Engineering Study dated December 2012, 
including, but not limited to the intersection improvements for the 39th Avenue SE/132nd 
Street SE intersection.  The design, construction, and operation of the SR 96 improvements are 
subject to the review and approval of the Washington State Department of Transportation. 

 
B. Dedication of Public Road Right-of-Ways.  The developer shall dedicate or cause to be 

dedicated to the City the remaining width of the portion of 41st Avenue SE, full width of 39th 
Avenue SE, and 133rd Street SE.  Developer's dedication shall comply with all terms and 
provisions for roadway alignment as shown on the Binding Site Plan and the requirements of 
MCMC Chapter 16.14.   Dedication shall be completed either by (i) showing the dedication on 
the face of the Final BSP for the project; or (ii) by separate dedication deed approved and 
accepted by City before the  Final BSP is released for recording.  
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C. Construction of Public Roads - 41st Avenue SE, 39th Avenue SE, and 133rd Street SE.  The 
developer shall construct the remaining half of the public right-of-way improvements for 41st 
Avenue SE, as described in the Development Agreement and as shown on the Binding Site 
Plan and Preliminary Clearing and Grading Plans.  In addition, the Developer shall construct 
the full 72-foot width of the public right-of-way for Road B (133rd Street SE).  Road 
construction shall include:  (i) full width of the street and sidewalk cross section; (ii) on-street 
parking as approved by City; (iii) street and pedestrian lighting; (iv) stormwater and drainage 
facilities; (v) street trees with electrical outlets and landscaping; and (vi) signage and striping.   

 
D. 132nd Street SE (SR 96)/39th Avenue SE Intersection Modifications. The south leg of the 

132nd Street SE (SR 96)/39th Avenue SE signalized intersection will be constructed with the 
project. The traffic signal and channelization will be modified to accommodate this 
improvement. This includes the addition of the south leg of the intersection, as well as 
construction of an eastbound right-turn lane at the intersection. This will reduce congestion 
created by eastbound vehicles turning into the south leg of the intersection. 

 
E. Signal Modifications at the Seattle Hill Road/132nd Street SE Intersection. With WSDOT 

approval, the developer is proposing to modify the intersection phasing and southbound 
channelization according to the Traffic Impact Analysis contained in the project file. 

 
Stormwater Facilities: 
The flow control and water quality treatment for the proposed development will be accomplished 
with a detention vault facility designed accordingly to the City of Mill Creek requirements, and 
Department of Ecology 2014 Western Washington Stormwater Management Manual (DOE 
Manual) and Appendix 1 of the City’s Phase 2 NPDES permit.  An analysis for the implementation 
of Low Impact Development (LID) facilities was also done as part of Exhibit 14 - Drainage 
Report Revised 3-8-19, and it was determined that this site is not well suited (low infiltration rate) 
to Low Impact Development practices due to the soils type, which consists of an Alderwood 
gravelly sandy loam over a glacial till, see Exhibit 8 - Geotechnical Report dated March 14, 
2018 and Exhibit 29 - Perteet Drainage, Grading and Transportation Compliance memos 1-
13-19 and 5-8-19. 
 
During construction, site runoff will be routed to a temporary on-site stormwater detention pond 
on the western property boundary.  Once this temporary pond is constructed, the existing temporary 
stormwater pond located on the eastern portion of the site that is used by The Vintage at Mill Creek 
development will be routed to the new temporary pond. The existing site is vegetated with grasses, 
trees, wetland and wetland plants along with several dilapidated buildings, but is required to be 
modeled as a forested condition for stormwater treatment and flow control.  Consequently, the 
developed discharge rate will be less than the existing flows with no adverse downstream impacts.  
In addition, the existing stormwater runoff is not treated, after development stormwater will be 
treated improving downstream water quality. 
 
At build-out, the site will have the stormwater detention vault located under the private parking lot 
west of Building F.  The detention vault will discharge stormwater to a biofiltration system (i.e., 
modular wetland) for enhanced treatment.  The modular wetland will discharge flow into a level 
spreader located along the western developed property boundary and discharge along the edge of 
the wetland buffer (applicant may change location of trench into wetland upland area), where 
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stormwater will sheet flow into the wetland and downstream wetland system south of the property 
through the Off-Site Mitigation Site and enters Penny Creek and eventually into Thomas Lake.  
See Exhibit 14 - Drainage Report, Revised 3-8-19.  
 
As a Condition of Approval the developer will be required to submit detailed maintenance 
procedures to the City for review prior to civil plan approval.  The developer will be also required 
to submit a final drainage report during the Clearing and Grading permit phase, where the final 
drainage design and details will be addressed. 
 
Site Grading: 
The site slopes from the east to the west with a 10% maximum slope with a grade change of 
approximately 20 feet on the developable portions of the site.  Significant grading will occur on 
the site and all vegetation within the developable areas of the site is proposed to be removed.  
 
The applicant currently has a large stockpile of dirt on the eastern property boundary of 
approximately 13,000 cubic yards of fill (that was permitted to store the material generated by the 
Vintage at Mill Creek development), which will be distributed throughout the site.  Proposed 
grading quantities total approximately 20,000 cubic yards of cut, and 89,000 cubic yards of fill.  
To address the grade change the applicant is proposing a 1 foot to 14 foot high retaining wall along 
the wetland buffer on the western property boundary and a 1 foot to 10 foot high rockery retaining 
wall along the southern boundary.  Six-foot high wooden residential fences are currently located 
along the southern boundary and may be damaged during construction.  As a mitigation measure 
and a Condition of Approval, staff is recommending that the fencing be replaced if damaged and/or 
as necessary, if acceptable to the adjacent property owners and be installed on the top of the new 
retaining wall to provide additional privacy. 
 
Grading is required for the construction of the site improvements; consisting of and not limited to 
the stormwater vault, retaining walls, public and private roads, parking garage, all structures or 
utilities proposed in the Binding Site Plan, or within proposed perimeter landscape buffers.  
Grading shall not take place until the City has approved and issued the Clearing and Grading plans, 
see Exhibit 29 - Perteet Drainage, Grading and Transportation Compliance memos 1-13-19 
and 5-8-19. 
 
Utilities:  
Water and sewer service will be provided by Silver Lake Water and Wastewater District.  
Extension of sewer beyond the project property lines will be required. The District’s 
comprehensive plan has identified the need to extend the water and sewer off-site to 132nd Street 
SE and 41st Avenue SE (right-of-ways).  A 12-inch water main route and 8-inch sewer line are 
proposed to connect to the existing 16-inch water main and 18-inch sanitary sewer main both at 
132nd Street SE and 41st Avenue SE.  The water line is proposed to be looped throughout the site 
along 39th Avenue SE, 133rd Street SE, private Drives A and B and then connect to the line to the 
south of the site in the Plat of Creekside Place, see Exhibit 11 -Water and Sanitary Sewer Plans 
(Sheets 1-9).  The costs of sanitary sewer improvements on the project site as well as extending 
the water system shall be under the terms and conditions of a Developer Extension Agreement 
with the District, see Exhibit 11 – Letter of Water and Sewer Availability.   
 
As a condition of approval the developer shall be responsible for all fees and obtaining the required 
permits and agreements necessary to provide on and off-site sewer improvements and to extend 
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the water and sewer service to the subject site. 
 
Design Review Board Review Required: 
As required by City Code and included as a Condition of Approval, the building elevations and 
materials and the proposed landscaping along with the monument sign design are required to 
comply with the Design Standards contained in MCMC Chapter 17.34 and the EGUV Design 
Guidelines.  The applicant is required to submit the building elevations, landscaping, and 
monument sign design to the City’s Design Review Board for review for consistency with MCMC 
Chapter 17.34. 
 
Landscaping: 
 
SR 96 Roadway Landscaping 
A 35-foot wide landscaped Roadway Buffer tract is required along the 132nd Street SE (SR 96) 
frontage.  The existing Crimson King Norway Maple street trees are located under the power lines 
and have been repeatedly topped and will be required to be removed and replaced as a Condition 
of Approval.  As a Condition of Approval staff is recommending a minimum of a six-foot wide 
concrete meandering sidewalk be installed within the 35-foot roadway buffer and the street trees 
shall be consistent with the Vintage at Mill Creek.  See Exhibit 17 – Landscape Plan (Sheets L1, 
L1.0 and L1.10-L1.14). 
 
Perimeter Buffer 
A 20-foot landscape buffer is required along the southern property line (adjacent to the Creekside 
Place, Creekside West, and Westfield Park neighborhoods).  Along this southern boundary a 
rockery wall is proposed (1-10’ high) with a fence on top of the rockery.  The rockery will sit 
above the existing grade of the single-family homes.  The perimeter buffer will be enhanced with 
additional landscaping for screening.  A public access easement is required to be recorded on the 
face of the Binding Site Plan to allow for public use of the trail in the 20-foot perimeter buffer and 
maintenance will be provided by the property owner.  A section showing the view from the 
adjacent neighborhoods to the south.  See Exhibit 31 - Neighborhood Cross Section at 134th 
Place SE and 39th Drive SE. 
 
Internal Site Landscaping and Amenities 
As required by MCMC Section 17.34.040, the interior portions of the site, including the private 
open spaces, plazas and parking areas are proposed to be landscaped as shown on the Preliminary 
Landscape Plan (Sheets L1, L1.0 and L1.10-L1.14) and designed in accordance with the 
Development Agreement.  The large private parking lot west of Building F is to be designed as a 
festival gathering area for private or community use with the approval and coordination of the 
owner in accordance with the Development Agreement.  In addition, a public restroom and water 
fountain are to be provide on the exterior of one of the one-story commercial buildings around the 
perimeter of the parking lot west of Building F for use by the public. 
 
MCMC Section 17.34.040.H.2 states that, “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.”  As a Condition of Approval, wheel 
stops or another suitable mechanism will be required to protect the landscaping from vehicles. 
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Streetscape Landscaping 
As required by the EGUV Design Guidelines, the new public roadways (39th Avenue SE, 133rd 
Street SE, and the west half of the 41th Avenue SE) will be landscaped and include street trees, 
pots, garbage cans, electrical conduits and street furnishings, etc. as outlined in the approved 
Development Agreement.  
 
Parking Requirements: 
 
Per MCMC Section 17.27.020, the two tables below illustrate the parking required and proposed 
for commercial and residential uses in the development.  The developer is proposing to utilize the 
on-street parking on public streets provision of the EGUV Design Guidelines, Parking Areas, page 
22, item 2.  A total of 1,197 stalls are proposed: of these 414 are for commercial uses and 783 are 
for residential uses.  The proposed parking exceeds parking requirements for the project by 51 
stalls.  Because of the parking demand associated with the Mill Creek branch of the Northshore 
Senior Center (Senior Center) located east of the subject site at Vintage at Mill Creek, 33 of the 
extra on-street stalls are to be allocated to the Senior Center along 133rd Street SE.  The developer 
owns both sites and the shared parking is consistent with the City’s EGUV regulations and Design 
Guidelines.   
 
Commercial parking is provided with 414 surface stalls and residential parking (783 stalls) is 
distributed throughout the site with 630 stalls in the parking garage by Building F, 115 stalls in 
underground parking (under Building E), 20 stalls in the four one-story garages, and 18 surface 
stalls, see Exhibit 21 - Parking Management Plan for a visual allocation of parking stalls. 
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Parking Management Plan 
As required by the Development Agreement, the developer has proposed a Parking Management 
Plan (see Exhibit 21).  Commercial parking stalls are to be signed for “Retail Use Only” and staff 
parking will be signed “Staff Parking Only.”  In addition, the load and unload areas will be 
designed.   
 
Residential and guest parking is primarily located in the five-story, private, secured, parking garage 
located by Building F.  In addition, Building E has below grade and tuck under parking for 
residents and guests.  Every resident who elects to bring a car onto the site is required to register 
their vehicle and receive a parking permit.  See Exhibit 21 Parking Management Plan for details 
on parking regulations and enforcement.  Public transportation is available along the sites frontage 
on 132nd Street SE and the site is located on a regularly served bus line, see discussion under 
Community Transit.  . 
 
Reciprocal Parking Covenant 
The developer is also required to grant a reciprocal parking covenant for the parking serving the 
commercially designated stalls to other commercially developed properties within the EGUV.  The 
requirement is included in the Conditions of Approval. 
 
Fire District No. 7 and Improvements 
Fire District No. 7 has reviewed the proposed site plan and has determined that fire access and 
vehicle turn around requirements have been met and Fire District No. 7 has requested Conditions 
of Approval and issued a compliance letter dated January 15, 2019.  See Exhibit 27. 
 
SEPA Impacts And Mitigation: 
 
City Park Facilities: 
To mitigate the project’s impacts on park and recreation facilities, public neighborhood and 
community park facilities must be provided, or in-lieu fees must be paid to the City to provide 
public park facilities.  The City has established level of service standards/guidelines for 
neighborhood and community parks in the Comprehensive Plan.  The amount of mitigation 
required is determined based upon the anticipated impact of a development on the City’s park 
system. Mitigation fees to offset impacts to parks and recreation facilities are calculated in 
accordance with Resolution 2013-503.   
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Neighborhood Parks 
Pursuant to the MDNS issued for the project, the developer is required to contribute $1,177.32 
per renter-occupied (multifamily unit) x 354 units = $416,771.28 to offset impacts to 
neighborhood parks for the development of North Pointe neighborhood park. Pursuant to 
Chapter 17.48 MCMC, the developer shall pay neighborhood park mitigation fees in the 
amount of $416,771.28 prior to issuance of first residential building permit.   
 
Community Parks 
Pursuant to the MDNS issued for the project, the developer is required to pay $714.78 per 
renter-occupied (multifamily unit) x 354 units = $253,032.12 to offset impacts to community 
parks.  Pursuant to Chapter 17.48 MCMC, the Developer shall pay community park mitigation 
fees in the amount of $253,032.12 prior to issuance of first residential building permit.   

 
City Transportation: 
Public roadway improvements are required in accordance with the Development Agreement, as 
well as MCMC Chapters 16.14 and 16.16.  Traffic mitigation is required by the City for PM peak 
hour trips generated by this development in accordance with City Ordinance No. 2011 – 735.  
Exhibit 23 - Traffic Impact Analysis and Mitigation Summary, see Traffic Impact Analysis 
and Memorandums, dated 8-30-18 and revised 10-16 and 24, 2018, 3-6-19. 
 
According to the analysis prepared by Transpo Group, the project is anticipated to generate 6,112 
gross daily trips at the site access driveways with 392 during the morning peak commute hour 
and 565 during the evening peak commute hour. When accounting for the trips between EGUV 
land uses and pass-by trips of the retail use, the new trips associated with the project total 3,620 
daily, 238 AM peak hour, and 332 PM peak hour trips.  
 
The City’s established transportation mitigation impact fee is $3,000 per weekday PM peak hour 
trip.  Therefore, based on the development’s 332 estimated new weekday PM peak hour off-site 
trips, the payment of traffic mitigation fees in the amount of $1,098,000 is required.  These monies 
will be used for transportation improvements that the City has identified in the Transportation 
Improvement Plan (TIP).  In accordance with Development Agreement and City requirements, the 
following measures shall be implemented to mitigate the potential impacts of the new traffic 
generated by the development and are Conditions of Approval.  See Exhibit 29 - Perteet 
Drainage, Grading and Transportation Compliance memos 1-13-19 and 5-8-19. 
 
Payment of traffic impact mitigation fees in the amount of $1,098,000 to the City is required prior 
to the issuance of the first building permit.   

 
Community Transit: 
Community Transit has two bus routes (109 and 412) that serve this site, as well as a Park and Pool 
facility at the nearby Advent Lutheran Church which is at 80% capacity.  Demand for transit 
services is growing in this area and provides a viable alternative to single occupancy vehicle trips.  
Community Transit identifies 128th Street SE and 132nd Street SE as a Transit Emphasis Route in 
their Long Range Plan.  Based on the impacts identified in the correspondence from Community 
Transit in Exhibit 22 - Community Transit Technical Review Letter, the following mitigation 
measures to offset impacts to public transit are included as Conditions of Approval.  
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The developer shall relocate the existing bus stop, which is located west of the 39th Street 
SE/132nd Street SE on the south side of the 132nd Street SE roadway. The relocated stop will be 
improved with a 70 foot bus zone within the right turn pocket at the southeast corner of 39th 
Avenue SE and 132nd Street SE with a Type 4 bus shelter. This request is consistent with the lane 
geometry included in East Gateway Urban Village Preliminary Engineering Design Study to off-
set impacts to Community Transit.  The developer shall enter into a Developer Agreement with 
Community Transit. 
 
In addition, the developer shall improve the westbound bus stop on the northwest corner of 132nd 
Street SE and 44th Avenue SE with a bus shelter.  The bus pad and shelter standards by Community 
shall be utilized. 
 
Everett School District Mitigation: 
The City of Mill Creek and the Everett School District have executed an Interlocal Agreement for 
mitigation of development impacts on district facilities.  Mitigation fees are calculated per the 
Interlocal Agreement between the City and the Everett School District. 
 
As a Condition of Approval the developer shall enter into a voluntary mitigation agreement with 
the Everett School District and pay mitigation fees for $1,677 per two or more bedroom units.  
Assuming 227 two or more bedroom units, $380,679.00 will be required.  Proof of payment of 
mitigation fees is required prior to issuance of the first residential building permit.  

 
 

CONSISTENCY WITH DEVELOPMENT REGULATIONS: 
 
The proposed development has been reviewed by staff for consistency with the applicable 
development regulations in the Mill Creek Municipal Code (MCMC) and the following matrix 
identifies the applicable development regulations and staff’s analysis regarding compliance: 
 
Code Section  Staff Analysis 
16.16.005 Public improvements. 
A.  No plat, Binding Site Plan, short plat, or 
other development approval shall be granted 
without, as a condition of approval, making 
appropriate provisions for public 
improvements as elsewhere permitted or 
required by this code or state law. 

As a Condition of Approval the developer is 
required to install all on site and intersection 
public improvements associated with this 
project. 

17.19.020 Detailed master development 
plan required. 
Development in this district requires 
approval of a detailed master development 
plan that shall include a Binding Site Plan 
and a development agreement between the 
owner and the city setting forth conditions 
for development. The detailed master 
development plan may be for all or a portion 
of the site and shall be substantially 

The Development Agreement for this proposal 
was approved by City Council Ordinance 2019-
1493.  The Binding Site Plan application 
constitutes the detailed Master Development Plan, 
which is currently under consideration by the 
Hearing Examiner. 
 



 

   
The Farm at Mill Creek, PL2018-0004  Page 17 of 41 

consistent with the East Gateway Urban 
Village illustrative development plan. The 
detailed master development plan shall be 
reviewed in accordance with the Binding Site 
Plan provisions of MCMC Title 16. All 
development and uses shall thereafter occur 
in accordance with the approved detailed 
master development plan. 
17.19.030 Detailed master plan elements. 
The detailed master development plan shall 
contain, at a minimum, the following 
elements: 

A. A Binding Site Plan that includes the 
specific location of various features as 
detailed in MCMC 17.19.030.A.1-10. 

B. An evaluation of consistency with the 
adopted urban village design guidelines. 

C. Development agreement in accordance 
with RCW 36.70B.170. 
 

 The proposed Binding Site Plan includes the 
specific location of features as required by 
MCMC 17.19.030.A.1-10.   

 This staff report includes a description of the 
development’s consistency with the 
applicable EGUV Guidelines. 

 The City Council adopted Ordinance 2019-
1493 approving the Development Agreement 
for the proposed Binding Site Plan. 

17.19.050 Project design 
A. The design, layout and distribution of uses 
and site elements such as buildings, 
roadways, landscaping, parking areas, open 
space, public areas, pedestrian facilities and 
streetscapes shall comply with the approved 
detailed master development plan and 
adopted design guidelines. 
B. Buildings proposed for sites adjacent to 
the central spine street shall be designed to 
accommodate ground floor nonresidential 
uses.  

The proposed preliminary Binding Site Plan 
layout has been designed to be consistent with 
these requirements.  All buildings adjacent to the 
spine road have ground floor commercial uses.  
This staff report includes a description of how 
the development meets the applicable EGUV 
Design Guidelines.  As Conditioned the proposal 
and associated improvements will be consistent 
with these design requirements. 

17.19.070 Maximum height. 
The maximum height shall be four stories not 
to exceed 50 feet, except for mixed-use 
residential buildings, which shall be a 
maximum of five stories and 60 feet; 
provided, that the maximum height shall be 
three stories and 35 feet for buildings built 
adjacent to the single-family homes in the 
adjacent LDR zoning district. 

The proposed tallest mixed-use buildings 
(Buildings D, E and F) and the parking garage 
are five stories high with a maximum height of 
60 feet and the four single-story garages on the 
southern property boundary are to be a 
maximum height of 35 feet and are proposed to 
be 12 feet high.  All are consistent with the 
height requirements. 

17.19.085 Streetscape and roadway 
Streetscape design and roadway 
buffer/cutting preserve tracts adjacent to 
arterial and collector streets shall be provided 
in accordance with the comprehensive plan, 
streetscape element. Roadway buffer/cutting 

The proposed Binding Site Plan provides a 35-
foot wide commercial landscaped roadway 
buffer tract along SR 96. Thus, the proposal is 
consistent with this requirement. 
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preserves to be provided range from 35 feet 
from the right-of-way for nonresidential uses 
to 50 feet for residential uses adjacent to 
arterial streets.  
17.22.060 Required open space. 
On-site open space and recreational facilities 
are required in an amount adequate to meet 
the recreational, health, environmental and 
safety needs of the residents, occupants, 
guests and visitors of the development. That 
determination shall be made in accordance 
with the following standards and criteria: 
A. The amount of open space and type of 
recreational facilities shall meet the specific 
needs of the residents, guests and visitors. 
B. The amount of open space and 
recreational facilities should be proportional 
to the density of the development (i.e., as 
density increases and/or as lots become 
smaller, there is a greater need for common 
open space available to all of the residents, 
guests and visitors to the development). In 
multifamily developments without individual 
yards, total common open space should be 
equivalent to 250 square feet per dwelling 
unit. Single-family developments located 
more than one-quarter of a mile from a 
public park shall provide mini-parks and/or 
open space proportional to serve the density 
of the development and the need of the local 
residents. 
C. The amount of open space and 
recreational facilities should meet the 
purpose and intent of the zone district in 
which the development is located. 
D. The open space and recreational facilities 
should be readily accessible to all dwelling 
units in the development. 
E. The open space and recreational facilities 
shall be appropriately screened from parking 
areas. 
F. The length of the open space area shall be 
no more than twice the width. 
G. The open space area may be located in 
any required setback area, except street 
setbacks, so long as the uses thereof are 
compatible and permissible. 

The proposal is consistent with this requirement.   
The code requires that the project provide a total 
of 88,500 square feet of open space (250 square 
feet for each of the 354 units), and the applicant 
is exceeding the requirement by providing 
88,645 square feet.  See the preliminary Binding 
Site Plan and Open Space plan in the project file. 
 
The proposed plazas along the public roadways 
and adjacent to the commercial buildings will 
provide seating and amenities for gathering 
areas.   
 
In addition, the applicant will have private 
recreation and gathering areas/facilities for the 
residents in or adjacent to the residential 
buildings. 
 
The proposed plazas and open spaces are 
consistent with the City’s design criteria and are 
subject to review by the Design Review Board. 
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H. The open space shall not have more than 
five percent grade. 
 
17.22.110 Undergrounding of utilities. 
A. For any private development that includes 
new construction typically associated with a 
Binding Site Plan, plat, short plat, or a 
conditional use permit subject to the 
provisions of the development code, the 
developer shall place underground all new 
and existing wiring and related facilities for 
all utilities, including but not limited to 
electrical, cable television and 
communication, unless otherwise provided in 
this section. 

As a Condition of Approval all utilities will be 
constructed underground consistent with this 
requirement. 

17.22.120 Comprehensive plan – 
Concurrency and consistency required. 
All new developments within the city shall 
be consistent with the provisions of the 
comprehensive plan, including but not 
limited to the following: 
A. All developments within the city shall be 
consistent with the land use plan map as 
adopted in the land use element of the 
comprehensive plan. 
B. All developments within the city shall be 
consistent with the applicable goals and 
policies of the comprehensive plan. 
C. Developments shall not cause a reduction 
in the level of service for transportation 
and/or neighborhood park facilities below the 
minimum standards established within the 
comprehensive plan and capital facilities 
plan, unless improvements or strategies to 
accommodate the impacts of the 
development are made concurrent with the 
development.  
 

The preliminary Binding Site Plan has been 
designed to be consistent with the City’s 
Development Regulations contained in Titles 14-
18, which are consistent with the City’s 
Comprehensive Plan.  Therefore, this project is 
consistent with this code provision.  The 
development will not cause a reduction in the 
level of service for transportation and/or park 
facilities. 

17.27.020 Off-street parking and 
requirements. 
A. Applicability. Off-street parking as 
required by this title shall be provided when 
any of the following circumstances exist: 
1. A new principal building is constructed. 
 
C. Residential Requirements. 
5. Multiple Residential Dwelling. 

The proposed parking ratios exceed the code 
requirements and the applicant is providing 33 
extra on-street stalls for use by the Senior Center 
located in Vintage at Mill Creek.  
 

In addition, a Parking Management Plan has 
been provided per the Development Agreement 
and is required per the Conditions of Approval. 
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i. One-bedroom dwelling units shall have 
one and one-half spaces per dwelling unit. 
ii. Two or more bedroom dwelling units 
shall have two and one-half spaces per 
dwelling unit. 
iii. Approximately 25 percent of the 
required parking is intended to provide for 
guest parking, shall be provided outside of 
individual parking garages, shall not be 
reserved for any individual unit, and may 
be covered or uncovered. The guest 
parking shall only be for the use of tenants 
and their invited guests. 
iv. The applicant shall prepare and submit 
a parking management plan to the city for 
review and approval. Said parking 
management plan shall be in place prior to 
the occupancy of the first residential unit 
and shall: 

(A) Prohibit the storage of recreational 
vehicles and general storage within 
designated open, carport and garage 
parking spaces. 
(B) Include a mechanism to clearly 
inform residents of the parking 
restrictions and consequences. 
(C) Provide contingency measures 
such as permit parking for addressing 
parking problems should they arise. 

D. Nonresidential Uses. 
1. Retail stores except as specified below, 
convenience stores, department stores, drug 
stores, and grocery stores shall have one 
space per 250 square feet. 

As part of the Binding Site Plan review process 
in MCMC 16.12, the applicant will be required 
to submit Covenants, Conditions and 
Restrictions for the City’s review that 
incorporate RV and large parking restrictions 
and require compliance with the Parking 
Management Plan.  
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17.34.040 A.1. Site Design. The following 
design elements shall be applied to all 
projects: 
1. Site Design Layout. 

a. Sites shall be developed in a 
coordinated manner to complement the 
natural topography and drainage, and 
adjacent structures through building 
placement, architecture and size/mass. 

b. Whenever possible, buildings on the 
same site shall be designed to enhance safe 
and convenient pedestrian access between 
buildings including plazas, courtyards, 
pocket parks, and other pedestrian use areas 
connected by clearly marked walkways. 

c. Where appropriate, sites shall 
incorporate transit-compatible designs. 
“Transit compatibility” means designs that 
are pedestrian oriented, provide safe and 
convenient access to transit facilities, and 
foster efficient transit service. 

d. Where appropriate, sites shall be 
designed to provide vehicular and pedestrian 
connections to adjacent sites. 

e. Private open space shall be 
incorporated into attached single-family and 
multifamily residential projects in 
accordance with MCMC 17.22.060. 

f. The use of LID best management 
practices is encouraged whenever site and 
soil conditions make it feasible. LID best 
management practices include, but are not 
limited to, minimizing impervious surfaces, 
designing on-site LID stormwater 
management facilities, and retaining native 
vegetation. 

 
17.34.040 A.2. Site Design  
The following design elements shall be 
applied to all projects: 
2. Parking Lot Design and Screening. 

a. Project design shall avoid the 
appearance of domination by automobiles. 
Positive methods to achieve this concept 
include: 
i. Orienting buildings to fronting streets and 
placing parking at the rear and/or sides; 

The proposed preliminary Binding Site Plan 
layout has been designed to be consistent with 
these requirements. 
 Orienting buildings toward the street. 
 Screening parking areas from the public 

road. 
 Providing private and public open space 

areas. 
 Connecting walkways to surrounding 

neighborhoods to provide access to and 
through the site. 

 Shared stormwater vault with adjacent 
property owner to the east to maximize land 
use on the subject site. 

 As previously discussed in this staff report, 
site and soil conditions are not feasible for 
LID.   

 A pedestrian connection from the walkway 
along the southern perimeter to the existing 
pedestrian pathway in the Plat of Creekside 
Place and Creekside West as shown on the site 
plan is proposed to be installed. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

The proposed preliminary Binding Site Plan 
layout has been designed to be consistent with 
these requirements.  Buildings are oriented 
toward the street (SR 96 and the spine road) with 
parking areas in secured garages and/or screened 
from the public road.  Streetscape furnishings 
and plazas along the public roads will be 
provided.  The proposed layout is consistent with 
the Site Design requirements and is subject to 
DRB review. 
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ii. Designing the required parking area into 
smaller, discrete, connected lots rather than 
large, single-use lots; 
iii. Designing parking areas to be partially 
screened from view from adjacent streets and 
building occupants. Screening can be 
accomplished through a number of methods 
including: 
(A) Orienting buildings away from parking 
areas; 
(B) Placing buildings between streets and 
parking lots; 
(C) Using extensive landscape screening, 
berms, and architecturally treated walls that 
also allow visibility to provide adequate 
safety and surveillance of the parking areas. 

iv. The use of LID best 
management practices in parking lots is 
encouraged whenever site and soil conditions 
make it feasible. Such BMPs include, but are 
not limited to, permeable surfacing materials, 
and integrating LID stormwater management 
facilities into the required landscaping. 
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17.34.040 A.3. Site Design. The following 
design elements shall be applied to all 
projects: 
3. Tree Preservation. 

a. Project design shall maximize the 
preservation of existing significant tree 
stands and significant individual trees, 
especially on slopes, street frontages, and on 
the perimeter of the site. 

b. Project design shall incorporate 
existing natural vegetation into the site 
design wherever possible. 

c. Trees that are to be preserved shall be 
subject to the standards established in 
MCMC 15.10.045 and penalties established 
in MCMC 15.10.075. 

 
17.34.040 A.4. Site Design.  
The following design elements shall be 
applied to all projects: 
4. Storm Drainage. 

a. Open stormwater facilities (i.e., ponds 
and bioswales) visible from public areas 
shall be designed as site amenities and shall 
provide a natural appearance through layout, 
design, and landscape treatment. If fencing is 
determined to be necessary by the city, it 
shall be installed in accordance with MCMC 
17.22.040 and public works policies, and be 
obscured with landscaping. 

b. Stormwater facilities (whether open 
facilities or vaults) shall be located outside 
roadway buffers/cutting preserves unless 
there is no other feasible alternative and the 
facilities do not compromise the purpose and 
function of the roadway buffer/cutting 
preserve. In such cases, the facility may only 
be located in the outer portion of the 
roadway buffer/cutting preserve. 

c. Where located under areas to be 
landscaped, underground stormwater vaults 
shall have a minimum soil cover of three 
feet. The soil shall be of sufficient quality to 
properly support vegetation. 

d. Stormwater bioretention, biofiltration, 
and bioinfiltration swales that are integrated 
into interior landscape areas within parking 

The proposed preliminary Binding Site Plan 
layout has been designed to be consistent with 
these requirements.  As discussed in the Grading 
section due to the grade change on-site, all trees 
within the developable area of the site are 
proposed to be removed.  The Native Growth 
Projection Areas on and off-site are designated 
for preserving existing vegetation. 
 
 
 
 
 
 
 
 
 
 
The proposed preliminary Binding Site Plan 
layout has been designed to be consistent with 
these requirements by:   
 Designing a stormwater pond to be a shared 

facility with Vintage at Mill Creek.  This 
stormwater facility will incorporate the 
existing volume in the temporary pond 
located on the eastern portion of the site. 

 The proposed stormwater vault will be 
located under the private parking lot west of 
Building F and outfall through an infiltration 
trench on the western property boundary into 
the wetland buffer to hydrate Wetland A. 
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lots, and that meet area and landscaping 
requirements may be counted toward the 
interior parking lot landscape requirements. 

 
17.34.040 A.5. Site Design  
The following design elements shall be 
applied to all projects: 
5. Vehicular Entrances. 

a. Vehicular entrances shall be designed 
to welcome residents, customers, and 
visitors. Gated entrances on public right-of-
way are prohibited. Gated entrances on 
private roads are strongly discouraged. 

b. At the primary vehicle access point(s) 
to a site, signage identifying the address 
should be clearly visible from the street and 
the entrance shall be highlighted with 
elements such as: 

i. Freestanding development 
identification sign; 

ii. Ornamental entrance features; 
iii. Water feature(s); 
iv. Identifying architectural features 

such as arbors or trellises; 
v. Functional, accent lighting; 
vi. Artwork; 
vii. Landscape treatment with 

seasonal color (such as annuals or flowering 
trees), including planter boxes or pots; 

viii. Decorative or textured 
pavement. 

 
 
 
 
 
The proposed preliminary Binding Site Plan 
layout has been designed to be consistent with 
these requirements by: 
 Providing a sign easement for a future sign at 

the 39th Avenue SE intersection for the 
project. 

 Installing and maintaining landscaping and 
street furnishing along the public roadways 
(39th Avenue SE, 133rd Street SE and the 
west side of 41st Avenue SE). 

 Installing entry artwork, trellis and 
landscaping to highlight the signage and 
along the public streetscapes. 

 Decorative and textured concrete. 
 Pots and landscape (raised and flush) beds. 
 Providing a public restroom and water 

fountain around the perimeter of the parking 
lot west of Building F. 

 

17.34.040 A.6.  Site Design, Cont’d. The 
following design elements shall be applied to 
all projects: 
6. Sidewalks, Trails, and Pedestrian 
Walkways. 

a. A comprehensive system of pedestrian 
walkways shall link together all site 
entrances, building entries, parking facilities, 
and common outdoor spaces with the 
sidewalk system in the public right-of-way. 

b. Sidewalks and trails shall be 
meandering and continuous between 
developments, and shall also conform to 
ADA and building code requirements for 
pedestrian safety, where appropriate. 

The proposed preliminary Binding Site Plan 
layout has been designed to be consistent with 
these requirements by: 
 Connecting walkways to the public roadways 

to provide access to and through the site and 
to the adjacent sites when they are 
developed. 

 Providing walkways which will be ADA 
compliant and lit where appropriate. 

 Installing pedestrian furnishings such as 
benches and trash receptacles along the 
perimeter trail and streetscape and as 
required by the Development Agreement. 
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c. Pedestrian walkways shall incorporate 
pedestrian-scale lighting, bollard lighting, 
landscaping, accent lighting, and directional 
signage into the design of the walkways. 

d. Site furnishings adjacent to 
sidewalks/paths such as pedestrian kiosks, 
benches, newspaper stands, decorative 
banners, and trash receptacles, bus shelters, 
hanging flower baskets, and planting pots 
shall be made of durable, weather-resistant, 
vandal-resistant materials. 

 
17.34.040 A.8. Site Design. The following 
design elements shall be applied to all 
projects: 
8. Screening of Utilities and Service Areas. 

a. On-site service facilities, such as 
loading docks, dumpsters, etc., shall be 
located in areas least visible from the right-
of-way, public spaces and main parking 
areas. Service areas shall be screened from 
view using landscaping or screen walls. 

b. Where possible, all utility areas, 
meters, and vaults shall be screened by a 
combination of masonry, wood, and/or 
planting areas. Where possible, building 
mounted utilities shall be placed within 
utility rooms or enclosures. 

c. All screening shall reflect building 
architecture of the adjacent building and be 
compatible with adjacent project designs. 
This shall include consideration of 
proportion, color, texture, and materials. 
Ground level outdoor enclosures shall be 
composed of materials similar to the main 
structure. 

 
 
 
 
 
 
 
 
 
 
 
 
As a Condition of Approval the project service 
areas, utilities and dumpsters will be coordinated 
with the building colors and materials, consistent 
with these standards.  The developer is 
proposing to locate the majority of the trash 
enclosures in the secured garages.  Several trash 
enclosures are proposed along the private drive 
aisles for commercial uses. 

 
Consistency With EGUV Design Guidelines: 
 
The developer has designed the Binding Site Plan to be consistent with the EGUV Design 
Guidelines.  The Design Review Board (DRB) requirements will be addressed during the DRB 
process.  Listed below are those features that specifically address the requirements of the Binding 
Site Plan relative to the EGUV Design Guidelines:  
 

 Dedication of the Spine Road to provide future access to adjacent properties and provide 
connectivity throughout EGUV. 

 Directional and non-glare lighting provided to minimize impacts to the adjoining uses. 
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 Multi-level buildings with commercial, office or residential uses shall create a clearly-
defined street edge and provide upper story activities that overlook the street and plazas. 

 Buildings or portions of buildings located directly adjacent to the surrounding single-
family homes in the Low Density Residential zone district shall be a maximum of three 
stories (35 feet) consistent with the EGUV zone district. 

 Plazas shall be designed as integral public spaces along the Spine Road and other primary 
streets. 

 There shall be pedestrian linkages leading to and from the plazas to natural features and 
other pedestrian paths. 

 The minimum number of parking spaces provided shall be as established in MCMC 
Section 17.27.020. Shared parking between land uses is encouraged where it can be 
demonstrated that parking demands of uses offset each other. 

 On-street parking on public streets within the East Gateway Urban Village may be 
credited toward required parking. 

 A private secured five-story parking structure is proposed for residential parking. 
 End aisle planters shall be a minimum six feet wide including curb.  
 All parking lots must contain five-foot wide clearly marked (with paint or special paving 

material) pedestrian connections from parking areas to the sidewalk adjacent to the 
building entrance. A sidewalk or entrance area of at least 200 square feet raised six inches 
above the parking lot must be provided at the building entrance to provide for pedestrian 
safety and separation. 

 Landscaped 35-foot roadway buffer tract with a minimum of a 6-foot wide paved 
sidewalk to be provided along SR 96. 

 A 20-foot perimeter landscape buffer along the southern perimeter containing a minimum 
of a 6-foot wide paved (concrete) trail and associated amenities. 

 Fencing and/or vegetative screening is provided around the perimeter of the site adjacent 
to the single-family homes. 

 Consistency with LEED or equivalent, the applicant has exceeded this requirement. 
 

Development in EGUV is required to be designed consistent with Leadership in Energy and 
Environmental Design (LEED) standards. Thus, the developer is required to demonstrate the 
measures proposed to make the project more sustainable than would result from typical 
construction and site development practices.  The developer has submitted a LEED Compliance 
Narrative (Exhibit 4) and has identified that the project elements proposed will exceed the 
minimum 40 point requirement by 2, with a total of 42 LEED points for the development.  Meeting 
this requirement is included in the Conditions of Approval. 
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PART V—STAFF RECOMMENDATION 
 
STAFF RECOMMENDATION: 
 
Staff recommends approval of the Binding Site Plan subject to the following suggested Conditions 
of Approval: 
 
Binding Site Plan: 
 

1. Development shall occur as portrayed on the Binding Site Plan map.   
 

2. All utility, stormwater, drainage, maintenance, and landscaping buffers/easements, 
together with attendant restrictions and conditions, and dedication of the spine road shall 
be portrayed on the face of the site plan or recorded on a separate page along with the 
Binding Site Plan.   

 
3. The final Binding Site Plan shall be recorded with the Snohomish County Auditor and a 

copy provided to the City prior to issuance of the first Certificate of Occupancy. 
 

4. The Developer may assign its rights and obligations under this development approval 
upon prior written notice to the City identifying the new entity and evidencing the 
transfer of obligations to the new entity. 

 
5. The terms and conditions contained within the Developer Agreement as recorded under 

Snohomish County Recording Number 201904170566 shall apply to the Binding Site 
Plan and the Recording Number shall be noted on the face of the Binding Site Plan.   

 
6. Certificates of Occupancy.  In addition to the requirements of the MCMC and the 

enforcement provisions set forth in the Development Agreement, the City may withhold 
certificates of occupancy for all or any part of the Project until all building permit 
requirements and Project Conditions of Approval have been met to the City's satisfaction. 
 

7. A reciprocal parking convent to The Vintage at Mill Creek and all the lots in the project 
shall be provided on the face of the Binding Site Plan. 
 

Landscaping/Building Design: 
 

8. The Director of Public Works and Development Services or designee shall determine the 
trees to be retained based upon the existing trees’ compatibility with future improvements 
to be constructed in the vicinity. This determination shall be made in the field prior to the 
commencement of clearing and grading activities.   

 
9. Trees to be retained shall be shown on the Clearing and Grading Plans.  Barrier fencing 

shall be placed by the developer around the driplines of the trees to be retained prior to 
commencing clearing and grading, and shall be maintained until construction is completed. 
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10. In accordance with MCMC Section 15.10.075.B, where trees designated to be retained are 
damaged, destroyed or removed during the construction of the proposed improvements, a 
penalty in the amount of $1,000 may be assessed for each tree, and each tree shall be 
replaced at a 3:1 ratio. 
 

11. All private landscaped areas are to be maintained by the owner/property management and 
shall be shown on the face of the Binding Site Plan.   
 

12. In the 35-foot roadway buffer, the existing street trees shall be removed and the existing 
sidewalk shall be removed and replaced with a 6-foot wide concrete meandering sidewalk 
along the SR 96 frontage.  Proposed street trees shall be consistent with the street trees 
installed on the frontage of The Vintage at Mill Creek, located to the east of the site. 

 
13. The 20-foot perimeter landscape buffer shall contain a rockery wall, 6-foot wide paved 

(concrete) trail and pedestrian amenities along with perimeter landscaping. The landscape 
plans shall include a mix of evergreen and deciduous trees to be planted around the 
perimeter of the site to enhance any retained vegetation and to provide a visual buffer 
between the existing residential uses and the proposed residential buildings.  A fence will 
be installed on top of the wall for safety and privacy. 
 

14. The Developer will install wheel stops or another form of vehicle stop at the end of all 
parking stalls that abut a landscape area or walkway to prevent damage to landscaping and 
to allow full use of pedestrian walkways, pursuant to MCMC Section 17.34.040.H.2.c. 

 
15. The buildings, signage, lighting, streetscape landscaping & furnishings, and pedestrian 

amenities, along with all site landscaping shall be designed in accordance with the 
Development Agreement, Section 17.34.040, MCMC, the EGUV Design Guidelines and 
reviewed and approved by the City’s Design Review Board prior to installation.  
Landscaping may be installed in phases but must be in place prior to the issuance of a 
Certificate of Occupancy for buildings adjacent to said landscaping.   

 
16. Trash cans and recycling enclosures shall be depicted on the site plan for the mixed-use 

buildings, and the trash/recycling enclosures shall have solid doors to fully screen the trash 
containers per MCMC Section 17.34.040.8.a-c.  Trash enclosure building materials and 
color are subject to review and approval of the Design Review Board.   

 
17. Street furniture shall be provided along 132nd Street SE, 39th Avenue SE, 133rd Street SE, 

and 41st Avenue SE and shown on the landscape and streetscape plans.  Street furniture 
shall include, but not be limited to bicycle racks, planters/pots, benches, and trash cans.   
 

18. The developer shall provide a secured performance bond for the approved landscape plan 
equal to 125 percent of the cost of labor and materials, in accordance with MCMC Section 
16.16.040, posted prior to the issuance of the first building permit. 

 
19. Once the developer has fulfilled the obligations of the landscape performance bond, the 

applicant shall enter into a two-year maintenance bond equal in value to not less than 15 
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percent of the original bond amount for the approved and installed landscaping in 
accordance with MCMC Section 16.16.090.  
 

LEED Neighborhood Design Standards: 
 

20. The Binding Site Plan, construction (civil) plans and buildings permits shall be reviewed 
for consistency with the 2009 LEED Neighborhood Design requirements.  Civil Plans will 
not be issued until the City determines that the development meets the LEED 
Neighborhood Design Standards. 

 
Protection of Critical Areas: 

21. The wetland and its associated buffer shall be placed in a separate tract and shall be 
designated as a Native Growth Protection Area (NGPA) on the face of the Binding Site 
Plan, and shall be recorded on all documents of title for all affected lots or land areas, 
pursuant to MCMC Section 18.06.830.  Tract restrictions shall include: 

 
A.  An assurance that native vegetation will be preserved for the purpose of preventing 

harm to property and the environment, including, but not limited to, controlling surface 
water runoff and erosion, maintaining slope stability, buffering, and protecting plants, 
fish, and animal habitat; and 

 
B. The right of the City to enforce the terms of the restrictions. 

 
22. Prior to commencing construction activity, the edge of the wetland buffer (western edge of 

proposed site improvements) shall be clearly staked, flagged and protected with fencing.  
Site clearing shall not commence until the applicant has submitted written notice to the 
Public Works and Development Services Department that the buffer requirements of 
MCMC Sections 18.06.810 and 18.06.930 (E) have been met. 
 

23. Prior to issuance of a Certificate of Occupancy, the boundary at the edge of the NGPA tract 
being created shall be identified with permanent signs or markers every 100 feet to clearly 
indicate the location of the NGPA buffers, pursuant to MCMC Section 18.06.810. 
 

24. Pursuant to MCMC Section 15.10.045.A, barrier fencing shall be placed around the drip 
lines of the trees to be retained prior to commencing clearing and grading, and be 
maintained until construction is completed. 
 

25. In accordance with MCMC Section 15.10.075.B, where trees designated to be retained are 
damaged, destroyed or removed during the construction of the proposed improvements, a 
penalty in the amount of $1,000 may be assessed for each tree, and each tree shall be 
replaced at a 3:1 ratio. 
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Construction of Public Roads and Site Improvements: 
 

26. Construction activity that generates noise levels shall be limited to Monday through Friday, 
7 a.m. to 9 p.m., with weekend hours 8 a.m. to 9 p.m. as required by MCMC Section 
9.14.030. 
 

27. No non-attended idling of construction equipment shall be permitted and mufflers are 
required on all construction vehicles. 
 

28. A Clearing and Grading permit for all clearing, grading, roadway, stormwater, and erosion 
control work shall be approved by the Director of Public Works and Development Services 
prior to any clearing or grading work on the site. 
 

29. The developer shall construct all frontage improvements along 132nd Street SE (SR 96) 
required by the Washington State Department of Transportation and the EGUV 
Engineering Study dated December 2012, including, but not limited to the intersection 
improvements for the 39th Avenue SE/132nd Street SE intersection.  The design, 
construction, and operation of the SR 96 improvements are subject to the review and 
approval of the Washington State Department of Transportation. 
 

30. The developer shall dedicate or cause to be dedicated to the City the remaining width of 
the portion of 41st Avenue SE, full width of 39th Avenue SE, and 133rd Street SE.  
Developer's dedication shall comply with all terms and provisions for roadway alignment 
as shown on the Binding Site Plan and the requirements of MCMC Chapter 16.14.   
Dedication shall be completed either by (i) showing the dedication on the face of the Final 
BSP for the project; or (ii) by separate dedication deed approved and accepted by City 
before the  Final BSP is released for recording.  
 

31. Construction of Public Roads - 41st Avenue SE, 39th Avenue SE, and 133rd Street SE.  
The developer shall construct the remaining half of the public right-of-way improvements 
for 41st Avenue SE, as described in the Development Agreement and as shown on the 
Binding Site Plan and Preliminary Clearing and Grading Plans.  In addition, the Developer 
shall construct the full 84.5 to 70-foot width of the public right-of-way for 39th Avenue SE, 
and the full 89 foot width of 133rd Street SE.  Road construction shall include:  (i) full 
width of the street and sidewalk cross section; (ii) on-street parking as approved by City; 
(iii) street and pedestrian lighting; (iv) stormwater and drainage facilities; (v) street trees 
with electrical outlets and landscaping; and (vi) signage and striping.   
 

32. The developer shall construct the south leg of the 132nd Street SE (SR 96)/39th Avenue 
SE signalized intersection.  The traffic signal and channelization will be modified to 
accommodate this improvement. This includes the addition of the south leg of the 
intersection, as well as construction of an eastbound right-turn lane at the intersection. This 
will reduce congestion created by eastbound vehicles turning into the south leg of the 
intersection. 
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33. Signal Modifications at the Seattle Hill Road/132nd Street SE Intersection. With WSDOT 
approval, the developer shall modify the intersection phasing and southbound 
channelization according to the Traffic Impact Analysis. 

 
34. The Developer shall install a six-foot wide concrete trail with amenities within the 20-foot 

perimeter landscape buffer.  The location of the trail shall be field located by the Developer 
and approved by City staff prior to construction.  Amenities may include pedestrian lighting 
and small activity nodes with benches, and/or picnic tables, per the EGUV Design 
Guidelines. 
 

35. All public improvement work shall be adequately secured through a security device (such 
as a bond, assignment of funds, etc.) acceptable to the City prior to beginning construction 
in accordance with MCMC Chapters 16.16 and 16.20. 
 

36. A stormwater easement shall be shown on the face of the Binding Site Plan for the Vintage 
at Mill Creek.  Verification of an executed easement shall be provided to the City prior to 
approval of the Clearing and Grading permit.   
 

37. Provisions for temporary overflow parking for the Senior Center shall be provided on the 
site as feasible during construction and signed accordingly.   
 

38. The developer shall submit a geotechnical report to address the construction of 
improvements.  This includes, but is not limited to fill under the parking lots, building 
foundations, stormwater facilities, and retaining walls. 
 

Engineering and Site Work: 

39. A Clearing and Grading permit for all clearing, grading, roadway, stormwater, and erosion 
control work shall be approved by the Director of Public Works and Development Services 
prior to any clearing or grading work on the site. 
 

40. The applicant shall provide a pedestrian connection from the walkway along the southern 
perimeter to the existing pedestrian pathway in the Plat of Creekside Place and Creekside 
West as shown on the site plan. 
 

41. The developer shall submit stormwater plans and documentation to address all required 
drainage improvements.  The approved stormwater system shall include the following 
elements and conditions per MCMC Chapter 15.14 and the 2012 Department of Ecology 
Stormwater Management Manual for Western Washington as amended in 2014. 

 
A. Final drainage plans shall be submitted to the Director of Public Works and 

Development Services for review and approval.  
 

B. A Stormwater Pollution Prevention Plan (SWPPP) shall be prepared to address the 
required elements and all Best Management Practices that are expected to be used 
on site for erosion and sediment control. 
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C. The developer shall apply for an individual Construction Stormwater General 
Permit from the State Department of Ecology, and provide proof of the issued 
permit to the City prior to beginning construction. 

 
D. A final stormwater report signed and stamped by a licensed professional engineer 

shall be submitted to the Director of Public Works and Development Services for 
review and approval.  
 

E. The property owners shall be obligated to own, maintain and operate the stormwater 
system outside the public right-of-way to the satisfaction of the Director of Public 
Works and Development Services.   

 
F. Provisions shall be included with the Final Binding Site Plan for maintenance of 

the stormwater system outside the public right-of-way, including, but not limited 
to, adequate access to maintenance locations, provisions and easements that allow 
the City to inspect and maintain the system at its discretion, and adequate provisions 
to ensure uninterrupted function of the facilities for the proposed development. 

 
42. All new and existing utilities within the project shall be placed underground in accordance 

with MCMC Section 17.22.110.  The applicant shall be responsible for all costs associated 
with undergrounding the utilities.  Appropriate easements or right-of-way for all utilities 
shall be provided by the applicant and shown on the face of the Final Binding Site Plan.  

 
SEPA Mitigation Fees and Measures 
 

43. The developer shall pay mitigation to the City of Mill Creek in the amount of $1,098,000 
for impacts to the City roadway system.  Payment of traffic mitigation fees to the City is 
required prior to the issuance of the first building permit.   
 

44. Neighborhood Park:  In accordance with Resolution 2013-503 and Chapter 17.48 MCMC, 
the developer shall pay $416,771.28 ($1,177.32 per renter occupied unit x 354 units) to 
offset impacts to neighborhood parks prior to issuance of first residential building permit.   
 

45. Community Park:   In accordance with Resolution 2013-503 and Chapter 17.48 MCMC, 
the developer shall pay $253,032.12 ($714.78 per unit x 354 units) to offset impacts to 
community parks prior to issuance of first residential building permit.   
 

46. The developer shall enter into a voluntary mitigation agreement with the Everett School 
District and pay mitigation fees for $1,677 per two or more bedroom units.  Assuming 227 
or more bedroom units, $380,679.00 will be required.  Proof of payment of mitigation fees 
is required prior to the issuance of the first residential building permit.   
 

47. The developer is responsible for replacing the existing six-foot high wood residential 
fences, which are currently located along the southern boundary, if damaged during 
construction and/or as necessary and shall coordinate such replacement with the adjacent 
property owners.   
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48. The developer shall relocate the existing bus stop, which is located west of the 39th Street 
SE/132nd Street SE on the south side of the 132nd Street SE roadway. The relocated stop 
will be improved with a 70 foot bus zone within the right turn pocket at the southeast corner 
of 39th Avenue SE and 132nd Street SE with a Type 4 bus shelter. This request is consistent 
with the lane geometry included in East Gateway Urban Village Preliminary Engineering 
Design Study to off-set impacts to Community Transit.  The developer shall enter into a 
Developer Agreement with Community Transit. 

 
49. In addition, the developer shall improve the westbound bus stop on the northwest corner of 

132nd Street SE and 44th Avenue SE with a bus shelter.  The bus pad and shelter standards 
by Community shall be utilized. 

 
Utilities: 
 

50. The developer shall be responsible for all fees and obtaining the required permits and 
agreements necessary to provide on and off-site sewer improvements and to extend the 
water and sewer service to the subject site. 
 

51. All new and existing utilities within the project and along all roadway frontage areas shall 
be placed underground in accordance with MCMC Section 17.22.110.  The developer shall 
be responsible for all costs associated with undergrounding the utilities.  No new utility 
poles shall be installed in the project site.  Appropriate easements or right-of-way for all 
utilities shall be provided by the developer as shown on the face of the Final Binding Site 
Plan.   Said Utility Construction Plans shall be submitted to the appropriate service provider 
for review and approval prior to construction.  
 

52. All utilities shall be adequately sized for future built-out conditions of the entire EGUV 
area in accordance with the Engineering Study.  

 
Fire District Requirements:   

 
53. Aerial fire apparatus access roads must be provided as required by IFC Appendix D for 

buildings over 30’ in height. 
 

54. Approved fire apparatus access roads must to extend to within 150’ of all portions of the 
ground floor of each building. 
 

55. Approved fire apparatus access roads and an approved water supply must be in place prior 
to combustible building materials being brought on site. 
 

56. Fire Flow and fire hydrant placement is required by IFC Appendices B and C, and will be 
calculated using the final design areas and types of construction.  
 

57. Prior to building permit issuance, the Silver Lake Water and Sewer District shall provide a 
letter indicating capacity up to the level of required fire flow for each building. 
 

58. Ensure all hydrants required for this site are equipped with 4" STORTZ" adaptors.  
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59. Ensure all street name and no parking signs are posted prior to occupancy. 

 
60. Building addresses shall be clearly posted on each building. 

 
61. KNOX box(s) would be required to allow fire department access to all sprinkler systems, 

fire alarm systems, mechanical rooms, etc. Contact the Fire District for number type, size 
and specific location. 
 

62. No Parking/Fire Lane to be reviewed and coordinated with the Fire District and installed 
by the developer. 
 
 

Attachments:  

Exhibit 1a – Vicinity Map 

Exhibit 1b – Binding Site Plan 

Exhibit 1c - Legal Description 

Exhibit 1d – List of Project File Contents 
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EXHIBIT 1a 

 
VICINITY MAP 
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EXHIBIT 1b 
 

BINDING SITE PLAN 
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EXHIBIT 1c 
 

LEGAL DESCRIPTIONS 
 

Legal Description of Parcel A 
Section 33 Township 28 Range 05 Quarter NW - PAR 2 OF SNO CO BLA 00-101711 REC UND AFN 
200007140347 DAF - NW1/4 NE1/4 NW1/4 SD SEC 33  
 
EXC STRIP 20FT WIDE ON S SIDE C/L COM NW COR SD SEC 33 RUN THS89*50 40E 1997.80FT AS 
CONVYD TO SNO CO FOR RD BY DEED REC UND AFN 219641; 
 
EXC TH PTNS THOF CONVYD TO SNO CO FOR RD BY INST REC UND AFN 8310200114; 
 
EXC W 0.22FT THOF & EXC ADDL NWLY R/W TO CITY OFMILL CR PER SWD REC UND AFN 
201004190475.  
 
Parcel A Identification Number: 28053300200200 
 
 

Legal Description of Parcel B 
Section 33 Township 28 Range 05 Quarter NW - PAR 1 OF SNO CO BLA 00-101711 REC UND AFN 
200007140347 DAF - N1/2 NW1/4 NW1/4 SD SEC 33 & W 0.22FT W1/2 NW1/4 NE1/4 NW1/4 SD SEC 
33; 
 
EXC STRIP 20FT WIDEON S SIDE C/L COM NW COR SD SEC 33 RUN TH S89*50 40E 1997.80FT AS 
CONVYD TO SNO CO FOR RD BY DEED REC UND AFN 219641; 
  
EXC TH PTNS THOF CONVYD TO SNO CO FOR RD BY INST REC UND AF NOS 8310200114 
&9201230590 EXC TH PTN CONDMD FOR RD IN SNO CO SCC NO 98-2-08976-6;  
 
EXC ADDL NELY R/W TO CITY OF MILL CR PER SWD REC UND AFN 201004190474.  
 
Parcel B Identification Number : 28053300200300 
 
 

Legal Description of Parcel C 

Section 33 Township 28 Range 5 Quarter NW A PTN OF FOL DESC REAL PRTY SW1/4 NW1/4 SD 
SEC 33 TGW BEG AT SW COR NW1/4 SD SEC 33 TH N 1320FT TO TPB TH E 990FT TH N330FT TH 
W 990FT TH S 330FT TO TPB 
 
EXC ANY PTN THOF LY WHN THOMAS LK RD & EXC ANY PTN THOF CONVYD TO SNO CO BY 
DEEDS REC AFN 1730042 & 200012280181 40FT WIDE STRIP TH PTN SD REAL PRTY DAF COM 
AT NW COR SD REAL PRTY TH S88*19 22E(DEED EAST) ALG N LN THOF 279.23FT TH S04*16 23E 
43.17FT TH S02*59 48E 48.94FT TH S03*17 04E 65.87FT TH S01*29 54E 62.61FT TH S00*54 20E 
65.21FT TH S01*40 38W 25FT TAP TH IS 20FT NLY OF WHEN MEAS ATR/A TO N LN SW1/4 NW1/4 
SD SEC 33 TH N88*19 22W 49.11FT ALG A LN TH IS PLW & 20FT NLY OF SD N LN TO POB TH 
N01*23 38E 20FT TH N88*19 22W 40FT TH S01*23 38W 390.26FT TH N88*19 22W 202.21FT M/L TO 
E MGN35TH AVE SE TH S00*38 45W ALG SD E MGN 40.01FT TH S88*19 22E 241.69FT TAP TH 
BEARS S01*23 38W FR POB TH N01*23 38E 410.26FT M/L TO POB AKA 40FT WIDE STRIP OF CITY 
OF MILL CR SP 11-12 REC AFN201206075002 
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Legal Description of Parcel D 
Section 33 Township 28 Range 5 Quarter NW A PTN OF FOL DESC REAL PRTY SW1/4 NW1/4 SD 
SEC 33 TGW BEG SW COR NW1/4 SD SEC 33 TH N1320FT TO TPB TH E 990FT TH N 330FT TH W 
990FT TH S 330FT TO TPB 
 
EXC ANY PTN LY WHN THOMAS LK RD & EXC ANY PTN THOF CONVYD TO SNO CO BY DEEDS 
REC AFN 1730042 & 200012280181 DAF ALL OF SD REAL PRTY  
 
EXC FOL 3 PAR 1 TH PTN SD RAL PRTY LY NLY & WLY OF FDL BEG ATNW COR SD REAL PRTY 
TH S88*19 22E (DEED EAST) ALG N LN THOF 279.23FT TO POB TH S04*16 23E 43.17FT TH S02*59 
48E 48.94FT TH S03*17 04E 65.87FT TH S01*29 54E 62.61FT TH S00*54 20E 65.21FT TH S01*4038W 
25FT TAP THAT IS 20FT NLY OF WHEN MEASE AT R/A TO N LN SW1/4 NW1/4 SD SEC 33 TH 
N88*19 22W 49.11FT ALG A LN THAT IS PLW & 20FT NLY OF SD N LN TH N01*23 38E 20FT TH 
N88*19 22W 40FT TH S01*23 38W390.26FT TH N88*19 22W 202.21FT M/L TO E MGN 35TH AVE SE 
& TERM OF THIS LN DESC PAR 2 COM AT NW COR SD REAL PRTY TH S88*19 22E (DEED EAST) 
ALG N LN SD PAR 549.23FT TO POB TH CONT S88*19 22E (DEEDEAST) ALG SD N LN 320.25FT TH 
S01*40 38W 310FT TAP THAT IS 20FT NLY OF WHEN MEAS AT R/A TO N LN OF SW1/4 NW1/4 SD 
SEC 33 TH N88*19 22W 299.67FT ALG A LN THAT IS PLW & 20FT NLY OF SD N LN TH N01*4038E 
25FT TAP THAT BEARS S02*27 15E FR POB TH N02*27 15W 285.74FT TO POB PAR 3 TH PTN SD 
REAL PRTY DAF COM AT NW COR SD REAL PRTY TH S88*19 22E (DEED EAST) ALG N LN THOF 
279.23FT TH S04*16 23E43.17FT TH S02*59 48E 48.94FT TH S03*17 04E 65.87FT TH S01*29 54E 
62.61FT TH S00*54 20E 65.21FT TH S01*40 38W 25FT TAP THAT IS 20FT NLY OF WHEN MEAS AT 
R/A TO N LN SW1/4 NW1/4 SD SEC 33 TH N88*19 22W49.11FT ALG A LN THAT IS PLW & 20FT NLY 
OF SD N LN TO POB TH N01*23 38E 20FT TH N88*19 22W 40FT TH S01*23 38W 390.26FT TH 
N88*19 22W 202.21FT M/L TO E MGN 35TH AVE SE TH S00*38 45W ALG SD E MGN40.01FT TH 
S88*19 22E 241.69FT TAP THAT BEARS S01*23 38W FR POB TH N01*23 38E 410.26FT M/L TO POB 
AKA LOT 3 CITY OF MILL CR SP 11-12 REC AFN 201206075002 

 
 

Legal Description of Parcel E 
SEC 33 TWP 28 RGE 05. N1/2 NW1/4 SW1/4  
 
EXC ANY PTN LY WITH THOMAS LAKE RD & EXC RD R/W PER DEED REC AFN 1730042 & ADDL 
R/W TO SNO CO PER REC AFN 200012280181. 
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EXHIBIT 1d 
 

CONTENTS OF PROJECT FILE 

THE FARM AT MILL CREEK BINDING SITE PLAN (PL2018-0017) 

The following documents will be officially entered into the record at the Hearing 
Examiner Public Hearing on May 23, 2019.  The staff report was posted on the City of 
Mill Creek website on May 10, 2019.  All other documents are available for review in 
the project file at City Hall, 15728 Main Street, Mill Creek.   

 

  

1 Staff Report to the Hearing Examiner dated May 23, 2019. 
a) Vicinity Map 
b) Binding Site Plan 
c) Legal Description 
d) Contents of Project File 

2 Master Land Use Application and Owner’s Letter of Authorization, dated 3-
23-18 

3 Project Narrative, dated 3-23-18 

4 LEED Compliance Narrative 3-23-18 

5 Letter of Water and Sewer Availability dated 2-9-18 

6 Title Report dated 3-20-18  

7 Existing Conditions Survey (Sheets TO-01 and TO-02) 

8 Geotechnical Report dated 3-14-18 

9 Clearing and Grading Plans (Sheets 5-7 and 10-14) 

10 Road and Storm Drainage Plans (Sheets 15-27) dated 3-8-19 

11 Water and Sanitary Sewer Plans (Sheets 1-9) dated 3-8-19 

12 Existing Conditions Critical Areas Study dated 12-21-18 

13 Site Development and Conceptual Mitigation Plan, revised 1-24-19 

14 Drainage Report, revised 3-8-19 
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15 Tree Retention Plan dated 1-18-18 

16 Open Space Plan dated  

17 Preliminary Landscape Plan (Sheets L1, L1.0 and L1.10-L1.14) 

18 Completeness Letter, dated 4-13-18 

19 Notice of Development Application posted on-site, and Affidavit of 
Publishing, Posting and Mailing 

20 Technical Review Committee Letter and Public Comments dated 5-25-18 

21 Parking Management Plan dated 2-17-19 

22 Community Transit Comment email, dated 12-18-18 

23 Traffic Impact Analysis and Memorandums, dated 8-30-18, 10-16 and 24, 
2018, and 3-6-19 

24 Department of Ecology Regional Benefit Approval Letter dated 11-1-19 

25 City Critical Areas Compliance Letter dated 2-7-19 

26 Development Agreement Public Comments from 10-19-18 to 3-20-19 

27 Fire District Acceptance of Revisions Letter, dated 1-15-19 

28 Frequently Asked Questions dated 3-7-19 

29 Perteet Drainage, Grading and Transportation Compliance memos 1-13-19 
and 5-8-19 

30 SEPA and MDNS Issuance dated 4-19-19 

31 Neighborhood Cross Section at 134th Place SE and 39th Drive SE 

32 SEPA Comment from Karen Walter, Muckleshoot Indian Tribe Fisheries 
Division dated 5-3-19  

33 Recorded Development Agreement (Snohomish County Recording Number) 
Recorded on 4-17-19 

34 Public Hearing Notice  

35 Affidavit of Publishing, Posting and Mailing for Public Hearing Notice 

36 City Response to Muckleshoot Indian Tribe Fisheries dated 5-9-19 
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37 Public Comments 

38 Staff’s PowerPoint Presentation 

  

  

 Yellow Highlight Indicates Exhibits Submitted during the Public Hearing 
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