

MEMORANDUM 
 
 
TO:  Design Review Board 
FROM: Christi Schmidt, Senior Planner 
DATE:  February 4, 2020 
SUBJECT: February 20, DESIGN REVIEW BOARD MEETING – THE FARM GARAGES 
 
 
 
Background Information 
On January 16, 2020 the Design Review Board reviewed the proposed Building elevations, 
colors, and materials for the freestanding commercial Buildings A1, A2, A3, A4, B, C and the 
four residential garages Buildings E1-E4.  The Design Review Board approved with conditions 
Buildings A1, A2, A3, A4, B, C and then made a motion conditioning Buildings E1-E4 
requiring: 
 
 The southern building elevations for E1-E4 shall be revised to include a vertical element 


that meets the façade modulation/break-up of every 36 feet of lineal building length.  The 
vertical element shall be in a complimentary color with adjacent buildings.  The revised 
elevations shall be submitted back to the Design Review Board for review and approval.  


 
The applicant submitted revised elevations and materials for the four residential parking garages 
and staff will be presenting these to the Design Review Board for review (see Attachment 5 – 
Revised Building Elevations and Material Boards). 
 
If you are unable to attend the meeting, please contact Sherrie at (425) 921-5717 or at 
sherrier@cityofmillcreek.com.  We look forward to meeting with you next Thursday evening. 
 
Attachment: Attachment 5 – Revised Building Elevations and Material Board 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
G:\ELECTRONIC PERMITS - All Depts\Planning\2019\DRB\PL2019-0027 The Farm Buildings A1, A2, A3, A4, B and C and 
Garages\Feb Meeting 2020\Feb 20 2020 Memo Garages The Farm.docx  
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CITY OF MILL CREEK 
DESIGN REVIEW BOARD 


APPLICATION PL2020-0002 
 


 
PART I - SUMMARY INFORMATION 


 
 
NAME OF PROJECT: Crestview Village Phase II 
 Roadway Buffer Landscaping and Streetscape 
 
APPLICANT: Robert Fitzmaurice 
 Crestview II, LLC 
 15 Lake Bellevue Drive #102 
 Bellevue, Washington  98005 
 
LOCATION: The project is located at 2318 132nd Street Southeast 
 
PROPOSAL: Review of the proposed roadway buffer landscaping and streetscape 
 
ZONING AND 
COMPREHENSIVE 
PLAN DESIGNATION: MDR Medium Density Residential 
 
 


PART II – DESIGN REVIEW BOARD AUTHORITY 


Mill Creek Municipal Code (MCMC) Section 17.34.020 states that the Design Review Board shall 
review, “all streetscape landscaping and monument signs for detached and attached single-family 
residential, multifamily residential, industrial, and commercial developments.” This project was 
reviewed in accordance with MCMC Chapter 17.34.040.H Landscaping Design. 


 
PART III – BACKGROUND 


 
On December 3, 2019, the Hearing Examiner approved the Preliminary Plat known as Crestview 
Village Phase II.  The proposed plat subdivides 3.2 acres into 25 lots for single-family residential 
development.  The proposal includes a public internal access road, stormwater infrastructure, open 
space, and frontage improvements along 132nd Street SE.  Access to the site will be provided via 23rd 
Lane SE, which provides access to the existing adjacent Crestview Village Phase I residential 
development.  As required by the MCMC, a 50-foot roadway buffer was required along 132nd Street 
Southeast.  As a Condition of Approval for the Preliminary Plat, the applicant was required to prepare 
a landscape plan for the streetscape and the roadway buffer and have the landscape plan reviewed and 
approved by the Design Review Board.   
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PART IV – PROJECT DESCRIPTION AND ANALYSIS 
 
Roadway Buffer 
The City’s Comprehensive Plan Streetscape Element establishes general policies and design guidelines 
intended to guide the treatment of roadway buffers, provide a visual buffer between development and 
the street, and create a comfortable street space for vehicles and pedestrians. 
 
The Comprehensive Plan Policies state that landscaping of the roadway buffers can include one or 
more of the following forms Native Growth, Natural Plantings or Formal Plantings depending on the 
intended use of the site.  The proposed landscape plan most closely fits the definition of Natural 
Plantings. 
 


Natural Plantings: Includes the retention of suitable existing vegetation (healthy, non-invasive) 
supplemented with areas of new vegetation selected to complement the existing vegetation, including 
trees, shrubs, groundcover and sod.  The use of native plants is encouraged to achieve a more informal 
planting scheme.  Minor changes to existing topography may be made to achieve a naturalized planting 
scheme, while avoiding impacts to the driplines of existing significant trees.   


 
The roadway buffer is proposed to be planted primarily with native and naturalized plants, with a 
combination of trees, shrubs, and groundcover.  Two of the trees proposed in the roadway buffer are 
Excelsa Red Cedar and Bloodgood Japanese Maple, which because of their lower mature height are both 
an excellent selection for locations under power lines.  Additional trees proposed:  Shore Pine and 
Armstrong Maple; shrubs proposed:  Japanese Holly, Pink RockRose, Hansa Japanese Rose, Crimson 
Pygmy Barberry, Kelsey Redtwig Dogwood, Dwarf Mugo Pine and Pacific Wax Myrtle; groundcover 
proposed:  Mediterranean White Heath and Kinnikinnick. 
 
Tot Lot Landscaping 
The Tot Lot, which is located on top of the stormwater vault, is primarily proposed to be an open lawn 
area with a play structure and shrubs proposed around the perimeter.  Shrubs proposed include Pacific 
Wax Myrtle, Compact Oregon Grape, Sword Fern, Hansa Japanese Rose, and Evergreen Huckleberry, 
Groundcover includes:  Mediterranean White Heath on the south and eastern perimeter and Low 
Oregon Grape and Kinnikinnick on the beds along the internal road.  Several multi-trunk Vine Maple 
are also proposed in the perimeter beds. 
 
Streetscape 
The streetscape consists of a planter strip planted with lawn and street trees.  The street tree species 
proposed is Pacific Sunset Maple.  The Pacific Sunset Maple is on the City’s Approved Street Tree list.  
As required by the City Standards, root barrier is required for all trees planted within five feet of a 
paved surface; thus, it will be required for all street trees planted in the planter strip to help alleviate 
future issues with surface roots and potential damage to infrastructure.  In addition, a Condition of 
Approval has been added requiring the applicant to prepare the planter strip by amending the soil and 
using a planting hole for the street trees that is three times the width of the root ball.  The applicant is 
required to retain the duff layer of topsoil when clearing the site for development and this topsoil could 
be reused to amend the soil in the planter strip and ensure a good planting bed for the street trees. 
 
In addition to the street trees, the applicant is proposing to plant Armstrong Maple along the rear 
property boundary of lots 9 through 14.   
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It is staff’s opinion that the proposed landscape plan is consistent with the City’s Comprehensive Plan 
Policies. 
 
Following is an analysis of the proposed landscape plan with respect to the regulations contained in the 
MCMC Chapter 17.34. 
 
Mill Creek Municipal Code (MCMC) Section 17.34.040.H - Landscaping Design 
a. Project landscaping shall provide unity of 
design through repetition of plants and 
coordination with adjacent developments. 


The roadway buffer is similar to and coordinates 
with the roadway buffer in Phase I.  The 
proposed plan is consistent with this Code 
requirement. 


b. Landscape materials should be hardy species 
that are adaptable to local conditions, easily 
maintained, and drought tolerant. Use of native 
plants and the retention of existing vegetation are 
strongly encouraged. 


The proposed plant palette consists of plant 
species that are native and native adapted, 
drought tolerant once established, and relatively 
low maintenance.  There is no existing 
vegetation to retain. 


d. Landscaped areas shall be irrigated by 
mechanical sprinkler systems. 


Irrigation is proposed. 


 
 


PART V - FINDINGS, CONCLUSIONS, AND RECOMMENDATION 
 
Having viewed the property and reviewed the application, City staff finds that as conditioned the 
proposed Landscape Plan is consistent with the design guidelines set forth in MCMC Section 
17.34.040.H.  Based on these findings and conclusions, staff recommends approval subject to the 
following conditions, as well as any conditions that may be added by the Design Review Board.  
 


1. The landscaping shall be as portrayed on the materials submitted with the application, except as 
modified below and by the conditions imposed by the Design Review Board. 
 


2. Revise the landscape plan as follows: 


 Add a note regarding the requirement for root barrier when the tree is within five feet of 
a paved surface; i.e., all street trees. 


 Add a note regarding amending the soil in the planter strip to ensure a good planting bed 
for the street trees. 


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


installation shall be provided to the City prior to installation of the landscaping, pursuant to 
MCMC Section 16.16.040. 
 


4. Irrigation shall be provided for the landscaping, per MCMC Section 17.34.040.H.1.d. The 
irrigation system will require a building permit. The permit is an over-the-counter plumbing 
permit, no plans required, with an inspection of the system’s backflow prevention. 


 
ATTACHMENTS: 
 Attachment 1: Proposed Landscape Plan 







1
3
2
N


D
 
S


T
 
S


E


23RD


LN SE


1
3
3
R


D
 
P


L
 
S


E


TRACT 999TRACT


998


VERIFY SCALE


ww
w.


 pa
ce


en
gr


s.c
om


172
4 W


 Ma
rine


 Vie
w D


rive
, Su


ite 1
40


Ev
er


ett
, W


A 
98


20
1


p. 
42


5.4
86


.65
33


 | f
. 4


25
.48


6.6
59


3
....


....
....


....
....


....
....


....
....


....
....


....
....


..
Ci


vil
 | S


tru
ctu


ra
l | 


Pl
an


nin
g |


 S
ur


ve
y


An
 E


ng
ine


er
ing


 S
er


vic
es


 C
om


pa
ny


An
 E


ng
ine


er
ing


 S
er


vic
es


 C
om


pa
ny


An
 E


ng
ine


er
ing


 S
er


vic
es


 C
om


pa
ny


NW 1/4 OF SEC. 32, TWN 28 N., RNG. 5 E., W.M.


C
R


E
S


T
V


I
E


W
 
I
I


2
3
1
8
 
1
3
2
N


D
 
S


T
 
S


E


M
I
L


L
 
C


R
E


E
K


,
 
W


A
 
9
8
0
1
2


C
R


E
S


T
V


I
E


W
 
I
I
,
 
L


L
C


1
5
 
L


A
K


E
 
B


E
L


L
E


V
U


E
 
D


R
I
V


E
 
#
1
0
2


B
E


L
L


E
V


U
E


,
 
W


A
 
9
8
0
0
5


(
4
2
5
)
8
6
9
-
1
3
0
0


L
A


N
D


S
C


A
P


E
 
C


O
V


E
R


 


L0.0


VICINITY MAP


CRESTVIEW II


2318 132ND ST SE, MILL CREEK, WA 98012


ADDRESS:


HORIZONTAL DATUM:


VERTICAL DATUM:


SITE:


OWNER/APPLICANT:


LANDSCAPE ARCHITECT:


LANDSCAPE PLAN DRB SET


SITE MAP


SURVEYOR:


LEGAL DESCRIPTION:


Know what's below.
before you dig.Call


R


An Engineering Services Company www. paceengrs.com


1724 W Marine View Drive, Suite 140
Everett, WA 98201
p. 425.486.6533 | f . 425.486.6593
......................................................
Civil | Structural | Planning | Survey


N


O


.


8


3


3


E


8


XP


.


2


/


/


3


2


2


0


S


1


T


A


T


E


O


F


WA


S


H


G


I


O


N


T


N


L


I
C


E


N


E


S


D


L


A


N


D


S
C


A
P


E


A


R


C


H


I


T


E


C


T


V


.


B


R


I
AN


W


A


Y


Sheet List Table


SHEET


NUMBER


SHEET TITLE


PROJECT ENGINEER:



http://www.paceengrs.com/

http://www.paceengrs.com/





MDR


(RESIDENCES)


LDR


(RESIDENCES)


LDR


(RESIDENCES)


(ZONING TYP)


MR


(COUNTY)


(SINGLE/MF


RESIDENCES)


m
m m


m m m m m


m
m


m
m
m


m
m
m


m
m
m


m


m m m


m
mm


mmmmm


m
m m


m
m m mm m


m
mm


m
m


mm


m


VERIFY SCALE


ww
w.


 pa
ce


en
gr


s.c
om


172
4 W


 Ma
rine


 Vie
w D


rive
, Su


ite 1
40


Ev
er


ett
, W


A 
98


20
1


p. 
42


5.4
86


.65
33


 | f
. 4


25
.48


6.6
59


3
....


....
....


....
....


....
....


....
....


....
....


....
....


..
Ci


vil
 | S


tru
ctu


ra
l | 


Pl
an


nin
g |


 S
ur


ve
y


An
 E


ng
ine


er
ing


 S
er


vic
es


 C
om


pa
ny


An
 E


ng
ine


er
ing


 S
er


vic
es


 C
om


pa
ny


An
 E


ng
ine


er
ing


 S
er


vic
es


 C
om


pa
ny


NW 1/4 OF SEC. 32, TWN 28 N., RNG. 5 E., W.M.


C
R


E
S


T
V


I
E


W
 
I
I


2
3
1
8
 
1
3
2
N


D
 
S


T
 
S


E


M
I
L


L
 
C


R
E


E
K


,
 
W


A
 
9
8
0
1
2


C
R


E
S


T
V


I
E


W
 
I
I
,
 
L


L
C


1
5
 
L


A
K


E
 
B


E
L


L
E


V
U


E
 
D


R
I
V


E
 
#
1
0
2


B
E


L
L


E
V


U
E


,
 
W


A
 
9
8
0
0
5


(
4
2
5
)
8
6
9
-
1
3
0
0


L
A


N
D


S
C


A
P


E
 
P


L
A


N


 


L1.0


N


O


.


8


3


3


E


8


XP


.


2


/


/


3


2


2


0


S


1


T


A


T


E


O


F


WA


S


H


G


I


O


N


T


N


L


I
C


E


N


E


S


D


L


A


N


D


S
C


A
P


E


A


R


C


H


I


T


E


C


T


V


.


B


R


I
AN


W


A


Y
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PLANTING, SEE DETAIL 2,


SHEET L1.1


OPEN SPACE AND RECREATIONAL


FACILITIES PER MCMC 17.22.060


SEE DETAIL 1, SHEET L1.1
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Root barrier required by all street trees - minimum 18" adjacent to sidewalk and 24" adjacent to street.
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CONIFER / MULTI TRUNK PLANTING DETAIL


·
·
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·


1


PLANTING PREPARATION


GENERAL PLANTING NOTES
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Text Box

Duff layer stored on site during construction may be used to amend the planter strip to ensure a good planting bed for the street trees.
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DECIDUOUS TREE PLANTING DETAIL
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SHRUB PLANTING DETAIL
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GROUNDCOVER / SHRUB SPACING
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GROUNDCOVER PLANTING DETAIL
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ROOT BARRIER
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Pacific Sunset Maple


Pink RockroseCreeping Oregon Grape (Native) Crimson Pygmy BarberryTall Oregon Grape (Native)


Japanese Holly Dwarf Red Twig Dogwood (Native) Kinnikinnick (Native)


Pacific Wax Myrtle (Native)Dwarf Mugo Pine


Shore Pine (Native) Excelsa Red Cedar


Armstrong Red Maple


Hansa Rugosa Rose Sword Fern (Native)


Evergreen Huckleberry (Native)


White Heath


Vine Maple (Native)Bloodgood Japanese Maple
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