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• Staff Report with attachments (Exhibit 1)
• Contents of Project File (Exhibits 2-35)

New Exhibits:
#36 - City Response to Muckleshoot Tribes
#37 – Amendment to Exhibit 1 Staff 
Report, page 5, second bullet
#38 - PowerPoint Presentation
#39 – Public Comments

Exhibits



• Open Public Hearing

• City testimony/presentation

• Application testimony

• Public testimony

• Applicant rebuttal 

• City rebuttal 

• Close public hearing

Public Hearing Procedures
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• Proposal is a Binding Site Plan to 
construct subdivide 17 acres into 5 lots 
with 14 buildings for a mixed-use 
development.

• Approx. 100,000 square feet of 
commercial space (including 25 
live/work units). 

• 354 residential apartment units.
• 1,197 parking stalls.

Proposal Under Consideration
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• Site improvements will include 
landscaping, parking lot improvements 
& stormwater facilities.

Proposal Under Consideration
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State Environmental Policy Act Compliance
•Addressed impacts and mitigation
•MDNS issued April 19, 2019 – No appeal. One 
comment received Exhibit 32 and City response 
Exhibit 36

Public Hearing Notice
•Posted on property May 10, 2019
•Mailed to parties of record and properties within 
500’ of site May 10, 2019
•Published in Everett Herald May 10, 2019
•Notice requirements met

Noticing Requirements
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Vicinity Map

N

Site 17 acres

Off‐Site 
Mitigation 
Site 58 acres



Comprehensive Plan Designation:  
Town Village/Center
The parcel is approximately 17 acres

Comprehensive Plan



MCMC 17.19: EGUV:
• East Gateway Planned Urban Village
allows ground floor commercial uses with multi-
family units above as principle uses

• The max. height shall be 4 stories not to 
exceed 50 feet, except for mixed-use residential 
buildings, which shall be a max. of five stories 
and 60 feet

• The max. height shall be 3 stories and 35 feet 
for buildings built adjacent to the single-family 
homes in the adjacent LDR zoning district

Zoning



Development in the EGUV Zone requires 
approval of a detailed master development 
plan that includes:
1. Development Agreement (DA) [approved 3-

26-19 by City Council and recorded 4-17-19]

2. Binding Site Plan

3. Consistency Assessment [Reviewed as a part 
of the BSP]

EGUV Zone District
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Development Agreement



The Farm at Mill Creek Binding Site Plan 12

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

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

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

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

9.6 Municipal Space Allowance • See Exhibit 37
• Developer is providing the City a 50‐year 

lease for not less than 500 rentable square 
feet of ground floor commercial space at 
no cost, except the payment of utilities. 

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

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

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

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

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

• If the City declines the dedication, 
the developer can disallow public 
access. 
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Development Agreement Highlights

11.2.4‐35th Avenue Mid‐Block 
Crossing Analysis.

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

13‐Plazas, Public Gathering Areas 
and Public Access

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

• Area to be used only with 
authorization by owner 
consistent with City Code
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Binding Site Plan
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Existing Conditions
• The site was historically used as a farm
• The eastern portion of the site is currently 

developed with a stockpile of soil generated 
from The Vintage at Mill Creek & temporary 
stormwater pond

• The balance of the site to the west includes a 
wetland, dilapidated and abandoned structures 
and vegetation comprised of native and 
invasive plant species.

• The site generally slopes from east to west 
with grade change of approx. 20 feet
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Aerial of EGUV Zone Developments

N

1 – Primrose, Retail Building, Mill Creek Meadows Apt., The Towns at 
Mill Creek and Buffalo Park
2 ‐ Advent Lutheran Church
3 – The Gateway Building
4 – Upper Cuts Hair Salon and Private Residence
5 ‐ Vintage Senior Housing & Commercial at Mill Creek
6 ‐ The Farm at Mill Creek – Under Review




Creekside 
Place

Westfield 
Place

Spring 
Haven

Thomas Lake 
Shopping 
Center

Archbishop MHS
Penny Creek 
Elementary

Buffalo 
Square

41st39th
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Existing Conditions

Stockpile
Vintage at 
Mill Creek

Vintage 
Pond

Wetland A

39th Signal

Single‐family homes
Existing trail connects 
35th & 134th

SR 96 41st

400 feet

428 feet

• Trees, shrubs and grasses
• Dilapidated buildings to be removed
• Two gravel access drives
• Vintage at Mill Creek stockpile and stormwater pond



Existing Conditions

SR 527 SR 96 

Site

Vintage at Mill Creek

41st Avenue SE
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Existing Conditions

Signal at 39th/SR 96

Existing structures to 
be removed

Single‐family homes 
to the southCenter of property
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Westfield Park 
Neighborhood

South perimeter trail to be extended

Existing Vintage at Mill Creek 
stormwater pond to be removed

Existing Conditions
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Existing Conditions

Looking south on 41st Ave SE Looking north on 41st Ave SE

Looking east on 133rd Street SE
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The Farm at Mill Creek

Vintage at 
Mill Creek

The Farm

14 buildings
3 mixed‐use (5 story)
6 commercial
1 parking garage
4 garages

354 residential units
25 live/work units
1,197 parking stalls
Festival Area
Public open spaces
2.5 new public roads

17 acres‐12.5 to be divided into
5 lots and developed with:
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Critical Areas

17 acres

58 
acres

Wetland A (Cat. II) on‐site requires 200’ buffer.   

Proposing to treat Wetland A Buffer reduction of 106,099 sf as 
“wetland as buffer” as if it were a direct wetland impact. 

Buffer reduction requested averages 54’ to as little as 5’ 
pursuant to MCMC 18.06.930H, which allows City to reduce 
buffer on case by case basis if the following criteria are met:  
1. Protect function and value of wetland; or
2. To protect significant habitat; or
3. To protect lands adjacent to wetlands from erosion or 

other hazards.

City biologist compliance letter Exhibit 25
Department of Ecology Regional Benefit letter Exhibit 24
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On-Site Mitigation
restricted to 
enhancement and 
no public access

• 3.1 acres 
enhancement

• 4.86 acres NGPA

Critical Areas On-Site
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• Off-Site Mitigation 
Site 58 acres

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

• After 5 year 
monitoring period 
offer dedication to 
City – per DA

Critical Areas Off-Site Mitigation

City 
Property

The Farm at Mill Creek



• Development will generate 3,620 gross daily trips, 238 AM 
and 332 PM peak hour trips, Exhibit 23. 
– Using EGUV “master” traffic study to manage and mitigate traffic 

impacts from development (6,112 gross daily trips, 392 AM and 565 
PM peak hour trips)

Traffic Impacts
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Site Access & Improvements
SR 96/39th Avenue SE signalized 
intersection with new south leg & 
east bound right turn lane

New public road 133rd Street SE

N
ew

 public road 39
th
New private road

41st Street half 
street improvements

New 70’ bus 
pocket & bus stop
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Off-Site Roadway Improvements

Site

Improve westbound bus 
stop on NW corner of SR 
96/44th with bus pad & 
shelter

Modify signal phasing & 
southbound 
channelization per 
WSDOT SR 96/SHR

N
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Stormwater

• Stormwater from the balance of the developed area will be detained in a pond prior 
to enhanced treatment in a modular wetland and discharged into the wetland buffer.

• Treated stormwater will discharge into the existing wetland buffer at rates matching 
(or less than) a fully forested condition.

• In compliance with City’s 2014 DOE WW Stormwater Manual, see Exhibit 29

Detention 
Vault
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Grading

Site

Lot 1

Bldg E

Lot 1

Condition to replace fence on top of rockery wall
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Water and Sewer

Connect to existing 12” Water Main

Connect to existing 16” water and 18” sewer main and looped throughout the site

Proposed 12’ water and 8’ sewer lines
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Open Space Plan

*Exceeds MCMC 17.22.060 
requirement by 145 SF
Excluding Off‐Site Mitigation Site



35

Landscape Plan

• 35’ Roadway 
Buffer

• Streetscape and 
plazas

• Around all 
buildings

• Perimeter 20’ 
Buffer and trail

*To be reviewed and approved by Design Review Board
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Parking

Proposal exceeds code requirements  
1,197 total:

• 414 commercial
• 783 residential

Provides 51 extra stalls, 33 extra on‐
street stalls are for Senior Center.

• Parking Management Plan 
provides for permits, signage, & 
enforcement, Exhibit 21

• Reciprocal parking covenant for 
EGUV
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Staff finds that the proposed project has been 
designed and is consistent with the design 
components of:

• MCMC 17.34, Design Review, Design Criteria
• EGUV Design Guidelines

• LEED Neighborhood Standards

EGUV Consistency Review
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SEPA Impacts & Mitigation

City Parks:
Neighborhood Parks ‐ $416,771.28
Community Parks ‐ $253,032.12

City Transportation:
$1,098,000.00 plus frontage and off‐site improvements

Community Transit:
Two bus shelters along 132nd Street SE, one bus pocket  

Everett School District:
$380,679.00



39

Staff finds that the proposed project is 
consistent with:

• The Land Use Map and Comprehensive Plan.
• Applicable Development Regulations.

• EGUV Design Guidelines.

Thus, staff is recommending approval of the 
Binding Site Plan as conditioned in the staff 
report, Exhibit 1.

Staff Recommendation



• Open Public Hearing

• City testimony/presentation

• Application testimony

• Public testimony

• Applicant rebuttal 

• City rebuttal 

• Close public hearing

Public Hearing Procedures



Additional Background 
Information Signs
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Existing Conditions
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Basin Map
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Modular Wetland 
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Stormwater – Downstream Flow 
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Critical Areas

17 acres

58 
acres
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Binding Site Plan



48

Entry Landscaping
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Landscaping
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Parking Management Plan
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Backup Information


