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Binding Site Plan Public Hearing

May 23, 2019




Exhibits
 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

Sod
#39 — Public Comments L

The Farm at Mill Creek Binding Site Plan



Public Hearing Procedures

* Open Public Hearing

» City testimony/presentation
* Application testimony

* Public testimony

* Applicant rebuttal

« City rebuttal

* Close public hearing




Proposal Under Consideration

* 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. %l}l(EléeSl(
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Proposal Under Consideration

Site improvements will include
landscaping, parking lot improvements
& stormwater facilities.

M111 Creek
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Noticing Requirements

State Environmental Policy Act Compliance
eAddressed impacts and mitigation
eMDNS issued April 19, 2019 — No appeal. One
comment received Exhibit 32 and City response
Exhibit 36

Public Hearing Notice

ePosted on property May 10, 2019

eMailed to parties of record and properties within
500’ of site May 10, 2019

ePublished in Everett Herald May 10, 2019 _
eNotice requirementsmet ~ anor £y
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Comprehensive Plan
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Land Use Plan

Land Use Designations

Unincorporated Parcels

Low Density Residential

Medium Density Residential

High Density Residential

Mixed Use/High Density Residential
Open Space - Private

Open Space - Public

City Limits

Municipal Urban Growth Area

d B0

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

W%E
S

Ord. 2012-747
Effective 10-19-12

Community Business
Neighborhood Business
Town/Village Center
Business Park

Office Park

Public & Quasi Public
Planned Neighborhood Park
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Zoning

Zoning Map

Council Ord. 2015-802
Effective December 18, 2015
ity Limits [[__] pcB Pianned Community Business
i Unincorporated Parcels - CB Community Business
[""] DR Low Density Residential NB Neighborhood Business
["] PRD 7200 Planned Residential Devek [eprs Park
[7] MDR Medium Density Residential [ oF office Park

[[] HOR High Density Residential [ eGuv East Gateway Urban Village
] MUMDR Mixed Use/High Density Residential

The City of Mill Creek Municipal Code o o A
is available online at www.cityolmilicreek com \r‘|| I.[_( rfgk

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

=

)
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EGUV Zone District

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]

Mill Creek




Development Agreement
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Development Agreement

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.

MillCreek

WASHINGTON
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Development Agreement Highlights

9.1-Occupancy and Sale City is requiring that 75% of the
9.2-Certificate of Occupancy 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.




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.




Development Agreement Highlights

11.2.4-35% Avenue Mid-Block * If the City accepts dedication of
Crossing Analysis. Off-Site Mitigation Site
Developer will provide mid-
block crossing analysis to see if
one is warranted

13-Plazas, Public Gathering Areas | * Private parking lot west of

and Public Access 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




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

M111 Creek
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Aerial of EGUV Zone Developments
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1 — Primrose, Retail Building, Mill Creek Meadows Apt., The Towns at
Mill Creek and Buffalo Park ﬁ
2 - Advent Lutheran Church

3 — The Gateway Building

4 — Upper Cuts Hair Salon and Private Residence

5 - Vintage Senior Housing & Commercial at Mill Creek AL —
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Existing Conditions
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35t & 134th Singlefamily homes* = -7~

* Trees, shrubs and grasses

* Dilapidated buildings to be removed

e Two gravel access drives

* Vintage at Mill Creek stockpile and stormwater pond



Existing Conditions




Existing Conditions

Single-family homes

* Signal at 39t /SR 96
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Existing Conditions

Westfield Park
: ___!}!eigh borhood

L

Existing Vintage at Mill Creek
stormwater pond to be removed
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Existing Conditions
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The Farm at Mill Creek

- | 17 acres-12.5 to be divided intc
: ... 5lots and developed with:

el Sy Sl e o

| = | 14 buildings
ok i 3 mixed-use (5 story)
at 6 commercial
S 1 parking garage
4 garages
354 residential units
25 live/work units
1,197 parking stalls
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BULDING A2 6075SF. BUILDING E 25389 S.F. |:’ RETAIL . ONELEVEL P u b I | C O p e N S p a Ce S
BULDING A3 3650SF. BUILDING F 16,600 S.F. MIXED-USE RETAIL W/
—| RESIDENTIAL ABOVE
BULDINGA4  3160SF. TOTAL 49,562 S.F
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Critical Areas

132nd S1 SE

5230 5T 5 (pr-a6) f FROECTEITE | \Wetland A (Cat. Il) on-site requires 200’ buffer.

] Z Proposing to treat Wetland A Buffer reduction of 106,099 sf as
] H 4':_ s TN | “wetland as buffer” as if it were a direct wetland impact.

% Buffer reduction requested averages 54’ to as little as 5’
3 <1 pursuant to MCMC 18.06.930H, which allows City to reduce

. g5 AV HLGE

buffer on case by case basis if the following criteria are met:
1. Protect function and value of wetland; or

Jicaind - 2. To protect significant habitat; or
THOMAS
LAKE / 3. To protect lands adjacent to wetlands from erosion or
= other hazards.

City biologist compliance letter Exhibit 25
St Department of Ecology Regional Benefit letter Exhibit 24




Critical Areas On-Site

R R S

. LRI
RN

O R RREH KB AR ALK

CiEmaEa mw " = meowC-—| * 3.1acres
----- et L enhancement
* 4.86 acres NGPA

-, PROPOSED TRAIL COtHECTION To
FF-SITE HITISATIH AREA

LT TTLCATTTITLY.

|/
\

e

' I45THSTSE ,
T PROPGSED COMECTICN 10 rmcrcatn N EX. RESIDENTIAL
_____ T | [ cotMECTIoN ™

MITIGATION OVERVIEN PLAN - PROJECT SITE
SRAPHIC SCALE HoRTH

D On-Site Mitigation

30 60 1

LN LECEND MTeATION LEonD restricted to
T s perLae ; WETLAHE-AS-BUFFER ENHANCEMENT® 108172 SF 24 Ac
_______ e BIZG v N enhancement and ... . <%
FosT ::1-:; ::T:_MS‘ EESIORATION o TEHPORARY CONSTRICTIEN RELATED SAESE Ol Ac = Mlll Cre ek
[] EXISTING TREES TOTAL ON-SITE MITIGATION: 138216 SF 31 4c no publlc acce SS WASHINGTON

EGUV & The Farm




Crltlcal Area Off Site Mitigation
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Traffic Impacts

* 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)




Site Access & Improvements

SR 96/39t" Avenue SE signalized
intersection with new south leg &
east bound right turn lane




Off-Site Roadway Improvements

;_'

Improve westbound bus Modify sighal phasing &

stop on NW corner of SR southbound

96/44t with bus pad & channelization per
SDOT SR 96/SHR

shelter
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Stormwater
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« Stormwater from the balance of the developed area will be detained in a pond prior
to enhanced treatment in @ 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
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Water and Sewer

Connect to existing 16” water and 18” sewer main and looped throughout the site
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Open Space Plan
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*Exceeds MCMC 17.22.060
requirement by 145 SF
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OPEN SPACE: REQUIRED: 88,500 SF ) Exhibit 16 OPEN SPACE
(354 DWELLING UNITS x 250 SF/DU) ;‘.\ /,'; FUBLIC OPEN SPACE
PROPOSED: 88,645 SF COMPLIES MCMC 17.19.110 el
(SEE_SEPARATE OPEN SPACE EXHIEIT) MCMC 17.22.060 or D PRVATE OPEN SPAGE
TRACTS: 999 NATIVE GROWTH PROTECTION AREA: 4.86 ACRES (211,520 SF)

0.19 ACRES (8247 SF)
0.49 ACRES (21,455 SF)

998 ROADWAY BUFFER:
997 ROADWAY BUFFER:
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Landscape Plan
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Parking

PARKING SUMMARY FOR COMMERCIAL SPACE

BUILDING | BUILDING | COMMERCIAL PARKING SPACES RATIO PARKING SPACES | COMMERCIAL PARKING | PARKING RATIO 1
LOT#| AREA |BULDING ogromuer [ * Use | (USE AREA- |REQUIRED PER MCMC 17.27.020|  REQURED | SPACES PROPOSED |  FOR LOT Pro posa I exceed S COd e requireme nts
1 53,094 SF 8 4272 SF | RESTAURANT 4272 SF 70 SPACES u: :fg élr M EACESS 23 3 5.4/1000 1 197 tota I .
C 105136 | DwewE | 10513 SF 1 SPACE/%0 SF 3% N 34/1000 4 *
2 WBOIZSF . a 10024 SF ﬂrs;::lm soes sp | 2D SMOES b L"S&'é’ g e 3 3 £.1/1000 ° 414 comme rcia I
SHOPS 4936 SF | SPACE/2%0 SF 20 0 4.1/1000
o eoms | B 5070 5 1 SPACE/250 S 2 2 4.1/1000 ° 783 reside ntia I
A3 3,742 5F WINERY 3,742 SF | SPACE/250 SF 15 15 4.0/1000
A 3277 SF WINERY 3277 5F | SPACE/250 SF 4 14 4.3/1000
3 118,428 5F F 51,797 SF :II:FD:EFIIS 15,590 SF 1 SPACE/200 SF 78 T8 5.0,/1000
LEASHG 0 5F | SPACE/400 5F 0 0 0/1000 .
T T e | s T 5 e Provides 51 extra stalls, 33 extra on-
;Tojgls 1,286 SF | SPACE/250 5F 6 6 +.7/1000
s mamw @ mmw SM | ass socxo s o o sorwo street stalls are for Senior Center.
FHASE 1 OVERFLOW 1] 5
ToTAL _ 95,764 5F° 363 4 5.0/1000

1. A PARKING MAMAGCEMENT PLAN BECULATES THE USE AND MAMACEMENT OF PARKING PER THE APPROVED BINDING SITE PLAN.
2. 12,500 SF OF COMMERCIAL SPACE IS INCLUDED FOR 25 LIVE WORK UNITS (S00 SF/UNIT). PARKING FOR THESE IS ACCOUNTED FOR WITHIN THE RESIDENTIAL TABLE

PARKING SUMMARY FOR RESIDENTIAL LIVING SPACE

* Parking Management Plan

PARKING SPACES 1 1 1
PARKING
o |ome | wamwe | e L s Vo Al | soes| 4106 provides for permits, signage, &
17.22.020 ( €) FROPOSED L.
— a i - enforcement, Exhibit 21
2 BED 2 24,124 5F 2.5 SPACES/UNIT 60
3 BED 0 0 2.5 SPACES/UNIT 0 1]
5 3 1 BED 0 11,236 & 1.5 SPACES/UNIT 30 30
2 BED ® 48291 §F 2.5 SPACES//UNIT 120 120 . .
3 BED 45 56,232 SF 25 SPACES/UNT 120 120 [ ]
3 ¥ 1 BED 7% 53,389 &F 1.5 SPACES,/UNIT m 1 ReCIprocaI parklng covenant for
2 BED 92 93101 5F 2.5 SPACES/UnIT 230 230
3 BED 40 46,069 SF 2.5 SPACES/UnT 100 100 EG UV
TOTAL 354" 336.813 SF 783 783

. A PARKING MANACEMENT FLAN RECULATES THE USE AND MANACEMENT OF PARKING FER THE APPROVED EINDING SITE PLAN,

INCLUDES 630 STALLS M RESIDENTIAL PARKMNG GARAGE, 115 STALLS I UNDERGROUND PARKING, 20 STALLS [N SURFACE GARAGES, AND 18 SURFACE STALLS.
25 UVE WORK UINITS ARE FROPOSED AMD INCLUDED WITHIN THE UNIT COUMT.

FARKING MANAGEMENT PLAN.

.
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EGUV Consistency Review

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

M111 Creek

WASHINGTON



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 132" Street SE, one bus pocket

Everett School District:
$380,679.00



Staff Recommendation

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.

M111 Creek
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Public Hearing Procedures

* Open Public Hearing

» City testimony/presentation
* Application testimony

* Public testimony

* Applicant rebuttal

« City rebuttal

* Close public hearing




Additional Background
Information Signs




Existing Condition
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Modular Wetland

MmO D UL AR
ETLANDS
Maintenance Guidelines for
Modular Wetland System - Linear
Maintenance Sum mary
A biofiltration treatment facility reforred to as a “modular wetland” will provide enhanced
o Remove Trash from Screening Device — average maintenance interval is 6 to 12 months.
= (5 minute average service time). water quality treatment for developed area subject to treatment requirements. It will consist
o Remove Sediment o Sepedalion Crambier average mainisnance mterval 1592 1o 26 morthe: of a pretreatment chamber to remove sediment followed by a larger chamber containing
= (10 minute average service lime).
o Replace Cartridge Filler Media — average maintenance interval 12 1o 24 months. biofiltration media. The modular wetland will provide treatment to stormwater after axiting
" ECELONR T SAUNEE MR O 0. the detention facility. A generic Modular Wetland detail can be found in Appendix 5-B. Site-
o Replace Drain Down Filter Media — average maintenance interval is 12 to 24 months. . . . . . .
= (5 minute average service s, spacific details will be provided with construction documents.
o Tnm Vegetation — average maintenance interval is 6 to 12 months.
. (Service time variss). The water quality systam will be designed/sized by Modular Wetlands to provide enhancad
B treatment per Ganeral Use Lavel Designation approval by the Department of Ecology (see
e e Appendix 5-B for Modular wetland design sheat). As a treatment facility located downstream of
i fond s the detention facility, the Modular Wetland will be sized to treat the 2-year releasa rate from

the detention system.

Access to drain

Inflow Pipe down filter

{optional)

Pre-Treatment
Chamber

Biafiltration Chamber

Discharge
Chamber

www.modularwetlands.com



Downstream Flow
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Critical Areas

PROJECT SITE

IS32ND ST SE@Y-'?&) J 132nd S1 SE

I

MITIGATION

i =

& o Wetland as Buffer -- Enhancement...............ccocoeeee. 106,172 sf (2.4 ac)
& o Wetland A -- Buffer Enhancement: ........................... 28,179 sf (0.6 ac)

o Temporary Construction Impacts — Restoration............. 4,465 sf (0.1 ac)
138,816 sf (3.1 ac)

HISE

%
1 \3 e Project Site Habitat Enhancement & Restoration:

¢ Mitigation Site Habitat & Trail Enhancement & Restoration:

FPENNT
CREEK THOMAS o Vegetative/Habitat Enhancement: ............................. 250,600 sf (5.8 ac)
LAKE o Trail System —including Boardwalks .................... approximately 5,500 If
250,600 sf (5.8 ac)

N

CITY OF ™
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Binding Site Plan

b T .'
_H?‘ _ﬂ_.l'l_llr‘}:‘.ﬂ‘._ T e L

]

e ——

e

o WEATFELD Y

. "R T N e ST RS ETAN
SBE magT i e

q ® i B & gt ™ o
Y Y T v L I L I



Entry Landscaping
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Landscaping
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Parking Management Plan

Exhibit 21 PARKING MANAGEMENT NARRATIVE
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