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City Council Workshop Agenda 

Monday, June 07, 2021, 4:30 PM 

REMOTE MEETING PARTICIPATION 

 

NOTE: The City welcomes public meeting citizen participation. TTY Relay Service: 711. In compliance with the 
ADA, if you need special assistance to participate in a meeting, contact the City Clerk’s office at (360) 834-6864, 
72 hours prior to the meeting to  enable the City to make reasonable accommodations to ensure accessibility (28 
CFR 35.102-35.104 ADA Title 1.). 

 
How to join meeting: 
OPTION 1 - 
    1. Go to www.zoom.us  
          •Download the app 
          •Or, click “Join A Meeting” and paste Meeting ID – 973 3468 5504 
    2. Or, from any device click https://zoom.us/j/97334685504  
    3. Follow the prompts and wait for host to start meeting 

OPTION 2 - Join by phone (audio only): 
    1. Dial 877-853-5257 
    2. Enter meeting ID #973 3468 5504, and then ## 

For Public Comment: 
    1. Click the raise hand icon in the app 
          •By phone, hit *9 to “raise your hand”  
    2. Or, email to publiccomments@cityofcamas.us (400 word limit) 

Emails received one hour before the meeting are emailed to Council in advance. During public 
comment, the clerk will read each submitter’s name, subject, and date/time received. Emails received 
up to one hour after the meeting are emailed to Council and attached to the meeting minutes. 

SPECIAL MEETING 

CALL TO ORDER 

ROLL CALL 

PUBLIC COMMENTS 

WORKSHOP TOPICS 

1. Camas Housing Action Plan 
Presenters: Sarah Fox, Senior Planner and Mosaic Community Planning 

Time Estimate: 30 minutes 

2. Property Purchase for Access to Lacamas Reservoir 
Presenter: Sam Adams, Utilities Manager 
 
Time Estimate: 10 minutes 
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3. Lacamas Park Trail Bridge 
Presenter:  Trang Lam, Parks and Recreation Director 

Time Estimate:  15 minutes 

4. Draft Resolution No. 21-003 Camas Assistance Program (CAP) Presentation 
Presenter: Cathy Huber Nickerson, Finance Director 

Time Estimate: 20 minutes 

5. Cooperative Purchasing Contracts (Sourcewell) Presentation 
Presenter: Cathy Huber Nickerson, Finance Director 
 
Time Estimate: 15 minutes 

6. Staff Miscellaneous Updates 
Presenter: Jamal Fox, City Administrator 
 
Time Estimate: 10 minutes 

COUNCIL COMMENTS AND REPORTS 

PUBLIC COMMENTS 

ADJOURNMENT 
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Staff Report 
June 7, 2021   City Council Workshop 

 

Camas Housing Action Plan 

Presenters:  Sarah Fox, Senior Planner and Mosaic Community Planning 

 

Phone Email 

360.513.2729 sfox@cityofcamas.us 
 

BACKGROUND 

The City of Camas is creating a Housing Action Plan (HAP) to encourage housing diversity and 

affordability for people of all incomes. The goal of this plan is to further goals and policies of 

Camas 2035, the city’s comprehensive plan, to achieve a greater variety of housing types and 

costs to better meet the needs and desires of individuals and families. Funding for the project 

comes through a grant from the Washington State Department of Commerce.   

The Housing Action Plan will:  

 Rely on thorough data and an inclusive public participation process to understand current 

and future housing needs. 

 Assess existing housing resources and policies and identify ways to build on or improve 

them.  

 Outline strategies the City of Camas plans to take to meet the community’s housing needs 

over the next ten years and beyond.  

 Further the city’s Comprehensive Plan housing goals and be adopted by City Council.  

A public hearing before Planning Commission was held on April 20 and continued to May 18. 

The Commission forwarded a recommendation of approval. Attached to this report are two files 

(Draft HAP Chapters 1-6 and Chapter 7) with the red-lined corrections that were included in 

their recommendation. 

Public Engagement Activities & Results 

PUBLIC MEETINGS 

[Note: Recordings of all 

meetings are available 

on the city’s website.] 

Council Workshops 2/19/19; 6/3/19; 6/17/19; 7/1/19; 12/7/20; 06/07/21 

Planning Commission 6/16/19; 10/20/20; 2/17/21; 4/20/21; 5/18/21 

Open House (via Zoom) 9/16/20; 9/17/20; 3/18/21  

Focus Group Meeting 3/16/21  
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Along with public meetings before Planning Commission and City Council, meetings were held 

with a stakeholder group, Discovery High School students, and at open houses. The project 

website had 2.4k visitors.    

ONLINE SURVEY  
An online survey was available at www.letstalkcamashousing.us from mid-August to mid-

November 2020 and received 307 responses. Demographic information for survey participants 

shows that:  

 Most participants live in Camas (95%) and more than one-third (36%) work in Camas.  

 Most participants own their homes (88%) and 9% are renters. The remaining 3% live with 

family or friends.  

 The household income breakdown of survey participants is 31% with incomes under 

$100,000, 29% with incomes from $100,000 to $149,000 and 40% with incomes over 

$150,000. 

 The racial and ethnic makeup of survey participants was 75% white, 5% Hispanic, 5% Asian 

or Pacific Islander, 2% Native American, 1% Black, and 1% Arab or Middle Eastern.  About 

12% of respondents selected “other” or declined to share their race/ethnicity.  

 Participants come from throughout the city. The largest number of participants (59 people) 

live on or near NE Everett Street. 

OPEN HOUSE WORKSHOPS  
Two open houses open to the general public were held via Zoom on September 16 and 17, 

2020. Eighteen people joined one of the meetings to discuss topics including: (1) need for 

variety in housing prices and types; (2) housing types needed in Camas; and (3) residential 

development opportunities and barriers. 

The open houses and complete discussion notes are viewable at 

https://letstalkcamashousing.us/community-meeting-march.  

STAKEHOLDER FOCUS GROUPS AND INTERVIEWS 
Targeted stakeholders representing a variety of viewpoints were invited to participate in a series 

of focus groups or interviews during September and October 2020. Twenty-nine people 

participated, including professionals in the fields of housing and homeless services, education, 

government, transportation, and urban planning and 9 high school students who joined a focus 

group during one of their classes.  

Stakeholders discussed housing needs, affordability, development challenges, and potential 

ways to support a greater variety of housing types and price points. 
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Existing Conditions Review & Housing Needs Analysis (Chapters 1 – 6) 

The draft HAP was broken into a two-part pdf for easier navigation during the meetings, and to 

focus on the changes. The first pdf contains the draft Existing Conditions & Housing Needs 

Analysis within Chapters 1 through 6. The key findings from the Existing Conditions Review & 

Housing Needs Analysis were presented to the Planning Commission at their meeting on 

February 17. The meeting is recorded and available on the city’s website.  

Draft Housing Strategies (Chapter 7) 

The second pdf contains the draft strategies for enhancing housing diversity and affordability.  

The strategies were workshopped with City staff on January 14 and Planning Commission on 

February 17. The team revised initial strategies based on staff and Planning Commission input 

and presented the revised strategies to focus group participants and the public in virtual 

meetings held on March 16 and 18. The public virtual meeting and discussion notes are 

viewable at https://letstalkcamashousing.us/community-meeting-sept. At the public hearing on 

April 20 that was continued to May 18, the Commission rearranged the strategies by priority and 

provided other recommended edits that are captured in their decision in the next section.  

Draft Housing Action Plan 

The Planning Commission unanimously recommended approval of the Draft Housing Action 

Plan, Chapters 1 to 7 as attached to this report, which included the following amended 

strategies:  

Strategy 1:  Expand housing opportunity in mixed use and downtown commercial districts 

Strategy 2: Explore density modifications in R zones Consider targeted rezones during 

comprehensive plan updates 

Strategy 3:  Diversify allowed housing types and update related lot and dimensional standards 

Strategy 4:  Update lot and dimensional standards that limit density and housing types  

Strategy 54: Focus on key areas with residential development or redevelopment potential. 

Expand more mixed use areas throughout the city. 

Strategy 6:  Cultivate an inclusionary housing policy  

Strategy 75: Continue community conversations around housing and housing for all  

Strategy 86: Communicate available affordable housing resources 

Strategy 97: Build partnerships to develop and preserve affordable housing for individuals, 

families, and seniors. Explore expansion of MFTE program.  

Strategy 108: Explore funding source and cost reduction options for affordable housing 

Strategy 11:  Consider opportunities for supporting affordable homeownership 
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Recommendation 

That City Council schedule a public hearing on the draft Housing Action Plan for June 21. 

EQUITY CONSIDERATIONS   FINDING 

What are the desired results and 

outcomes for this agenda item? 

Continued support from council on the path of this 

project, and ultimately, adoption of the plan. 

What’s the data? What does the data 

tell us? 

Data is available on the website and will be shared 

throughout the project. LetsTalkCamasHousing.us  

How have communities been engaged? 

Are there opportunities to expand 

engagement? 

Invitations to join the open houses and take the survey 

were broadly sent on social media, CSD parent 

newsletter, city newsletter, newspaper advertisements, 

yard signs, and to Vancouver Housing Authority 

residents in Camas.  

As the project progresses, we will utilize other 

strategies to hear from groups that have not 

responded to the outreach efforts to date.  

Who will benefit from, or be burdened 

by this agenda item? 

The Camas Housing Action Plan will benefit our 

community by creating a future where more housing 

choices (size, type, price) will be available.  

What are the strategies to mitigate any 

unintended consequences? 

The city can amend development regulations at any 

time that we become aware of an unintended 

consequence.  

Does this agenda item have a 

differential impact on underserved 

populations, people living with 

disabilities, and/or communities of 

color? Please provide available data to 

illustrate this impact. 

The goal of the initiative is to increase the availability of 

housing types, sizes, and costs. Greater housing variety 

and affordability has the potential to better serve 

residents with disabilities and communities of color. 

Will this agenda item improve ADA 

accessibilities for people with 

disabilities? 

The goal of the initiative is to increase the availability of 

housing types, sizes, and costs. This will include housing 

for the disabled and seniors in our city. 
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EQUITY CONSIDERATIONS   FINDING 

What potential hurdles exists in 

implementing this proposal (include 

both operational and political)? 

We anticipate that a proposal to change development 

or zoning regulations will be met with an equal level of 

support and opposition. 

How will you ensure accountabilities, 

communicate, and evaluate results? 

We will continually update the website 

(letstalkcamashousing.us), utilize social media, and 

present draft policy recommendations at PC and Council 

workshops. All of the feedback received throughout the 

project will be incorporated in the draft Camas Housing 

Action Plan.  

How does this item support a 

comprehensive plan goal, policy or 

other adopted resolution? 

Neighborhood LU-3.1 “Create vibrant, stable, and livable 

neighborhoods with a variety of housing choices that 

meet all stages in the life cycle and range of 

affordability.” 

Citywide Housing H-1, “Maintain the strength, vitality, 

and stability of all neighborhoods and promote the 

development of a variety of housing choices that meet 

the needs of all members of the community.” 

H-1.7, “Require all new housing developments to 

provide a range of housing types and sizes that are 

evaluated through the land use approval process and 

stipulated on the final plat.” 

H-3, “Encourage and support a variety of housing 

opportunities for those with special needs, particularly 

those with challenges relating to age, health, or 

disability.” 

BUDGET IMPACT:    The city was awarded a $100,000 grant from the 

Department of Commerce.  
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rendered by the Planning Commission at the 

conclusion of the public hearing on May 18, 2021. 

Amendments are shown in red text.
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The City of Camas created this Housing Action Plan (HAP) to encourage housing 

diversity, affordability, and access to opportunity for people of all incomes. The 

goal of the plan is to help the community achieve a greater variety of housing 

types and costs to better meet the needs and desires of individuals and families.  

Additional objectives of the Plan include:   

❖ Relying on thorough data and an inclusive public participation process to 

understand current and future housing needs. 

❖ Assessing existing housing resources and policies and identify ways to build 

on or improve them.  

❖ Outlining 

housing needs over the next ten years and beyond.  

❖ Furthering 

City Council.  

Camas received a grant to support this project from 

the Washington State Department of Commerce 

under the Urban Residential Building Capacity 

Grant Program established by House Bill 1923. In 

2019, the Washington State Legislature passed HB 

1923 to encourage all cities under the Growth 

Management Act (GMA) to adopt actions to 

increase residential building capacity and prioritize 

affordable, inclusive neighborhoods. Developing a 

Housing Action Plan was one option through which 

cities could receive grant funds under HB 1923.1  

This document outlines the process and findings of 

community 

outreach through virtual meetings, a survey, and an 

interactive project website. It culminates with 

strategy recommendations for expanding housing 

diversity and affordability in Camas. Major 

components include: 

❖ Community Engagement Overview 

❖ Demographic Trends Analysis 

❖ Housing Supply Analysis 

❖ Housing Need Estimates & Gaps 

❖ Recommended Housing Strategies 

❖ Implementation Plan 

 

1 

https://deptofcommerce.box.com/shared/static/5r9951piax26mz19hez4j5d1gobi6l08.pdf 

Figure 1: Camas HAP Project Phases 
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Following adoption of the HAP by Camas City Council, the City will work to 

implement strategies included in the Plan over the next several years.  

Definitions 

Affordable Housing  

The definition used throughout this analysis is congruent with the U.S 

Depart

gross income. For rental housing, the 30% amount would be inclusive of any 

tenant-paid utility costs. For homeowners, the 30% amount would include the 

mortgage payment, property taxes, homeowners insurance, and any 

 

Comprehensive Plan 

Comprehensive plans  are the centerpiece of local planning efforts. A 

comprehensive plan articulates a series of goals, objectives, policies, actions, and 

standards that are intended to guide the day-to-day decisions of elected officials 

and local government staff. 

Growth Management Act (GMA) 

The Washington State Legislature enacted the Growth Management Act (GMA) 

in 1990, following a lengthy process led by the Growth Strategies Commission. It 

was motivated by several factors, including rapid suburban development and 

traffic congestion and the decrease of farmland and open space. The passage of 

HB 2929 set forth 13 statewide goals, numerous new policies and requirements, 

and new planning and revenue authorities for counties and cities.  

HB 2929 required counties with high growth rates, which includes Clark County, 

to plan. A city must follow the lead of the county in which it is located and must 

plan under the rules of the GMA. GMA-planning counties and cities are required 

to develop and adopt comprehensive plans, followed by zoning and other 

development regulations to implement those plans. The GMA also calls for 

communities to review and, if necessary, revise their plans and regulations every 

eight years to ensure they remain up to date. 

Clark County is required to plan for the population projected to grow in the 

County over the next 20 years. The county and the cities are to work together to 

distribute growth forecasts across all cities, unincorporated growth areas, and 

rural areas, with an emphasis on accommodating growth within urban areas to 

preserve rural and natural resource lands. 

HUD Area Median Family Income (HAMFI or MFI) 

To determine household income limits for eligibility in federal affordable housing 

programs, the U.S. Department of Housing and Urban Development calculates 
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median family income by household size for counties and metropolitan areas 

throughout the United States. The median family income for a given geography 

and household size is the midpoint of the income distribution for similarly-sized 

households within that geography.  

Camas falls within the Portland-Vancouver-

Hillsboro, OR-WA metropolitan area. As of 2021, HUD estimated the MFI for that 

area at $96,900.  

Protected Classes 

Title VIII of the Civil Rights Act of 1968 prohibits housing discrimination based on 

race, color, national origin or ancestry, sex, or religion. The 1988 Fair Housing 

Amendments Act added familial status and mental and physical handicap as 

 

The Washington State Law Against Discrimination includes four protected 

classes in addition to those protected at the federal level. They include marital 

status, sexual orientation and gender identity, source of income, and veteran/ 

military status.  

Zoning 

 establishes separate districts (zones) for different types of land use, 

such as commercial, residential, and industrial. These areas are shown on the 

 Zoning Map. Within each zone, standards are adopted to regulate the size, 

use, and location of sites and buildings. Requirements for protecting critical areas, 

standards for landscaping and parking, and subdividing land are also addressed. 

Zoning regulations adopted by the City are contained within Title 18 of the Camas 

Municipal Code. 

Commercial Zones are intended to provide services and employment 

primarily to residents. Commercial zones may also include residential 

development such as apartments as part of a mixed-use project. An example 

of a commercial site that includes residential development can be found at 

the Grass Valley Master Plan project on NW 20th Avenue. 

Industrial Zones provide for a wide range of industrial and manufacturing 

uses. Types of activities in this zone include assembly, manufacturing, 

fabrication, processing, bulk handling and storage, research facilities, 

associated warehousing, and heavy trucking. 

Light Industrial/Business Park Zones provide for uses, such as offices related 

to industrial usage, research and development, limited commercial, and 

associated warehousing uses. Development standards require a campus-like 

setting with generous landscaping and setbacks from roadways. 

Multifamily Zones are intended to provide for dwellings, such as row houses, 

condominiums, and apartments. It is desirable for these zones to be adjacent 
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to parks and transportation systems (e.g., bus stops). The maximum number 

of units that are allowed per acre in a multifamily zone is 18 units per acre. 

Only 5% of the city is zoned for multifamily uses. 

Single-Family Residential Zones are intended for dwellings that are typically 

a single dwelling or a duplex (attached dwelling). Approximately 48% of the 

city is zoned for single-family use. The city also allows for an Accessory 

Dwelling Unit (ADU) on single family lots that are not otherwise prohibited by 

restrictive HOA covenants. 

Data Sources 
Decennial Census  

Data collected by the Decennial Census for 2010 and 2000 is used in this 

Assessment (older Census data is only used in conjunction with more recent data 

in order to illustrate trends). The Decennial Census data is used by the U.S. Census 

Bureau to create several different datasets: 

2010 and 2000 Census Summary File 1 (SF 1)  This dataset contains what is 

household that participated in the Census and is not based on a 

representative sample of the population. Though this dataset is very broad in 

terms of coverage of the total population, it is limited in the depth of the 

information collected. Basic characteristics such as age, sex, and race are 

collected, but not more detailed information such as disability status, 

occupation, and income. The statistics are available for a variety of 

geographic levels with most tables obtainable down to the census tract or 

block group level. 

2000 Census Summary File 3 (SF 3)  Containing sample data from 

approximately one in every six U.S. households, this dataset is compiled from 

comprehensive and highly detailed dataset contains information on such 

topics as ancestry, level of education, occupation, commute time to work, and 

home value. The SF 3 dataset was discontinued for the 2010 Census, but many 

of the variables from SF 3 are included in the American Community Survey. 

American Community Survey (ACS) 

The American Community Survey is an ongoing statistical survey that samples a 

small percentage of the U.S. population every year, thus providing communities 

with more current population and housing data throughout the 10 years between 

censuses. This approach trades the accuracy of the Decennial Census Data for 

the relative immediacy of continuously polled data from every year. ACS data is 

compiled from an annual sample of approximately 3 million addresses rather than 

susceptible to sampling errors. This data is released in two different formats: 

single-year estimates and multi-year estimates. 
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ACS Multi-Year Estimates  More current than Census 2010 data, this dataset 

is one of the most frequently used. Because sampling error is reduced when 

estimates are collected over a longer period of time, 5-year estimates will be 

more accurate (but less recent) than 1-year estimates. The 2014-2018 ACS 5-

year estimates are used most often in this HAP. 

Comprehensive Housing Affordability Strategy (CHAS) 

Community Survey (ACS) that is largely not available through standard Census 

products. The special dataset provides counts of the number of households with 

a variety of housing needs, in a range of income brackets, and for different 

household types of particular interest to planners and policy makers. The most 

recent available CHAS data is based on 2013-2017 American Community Survey 

5-year estimates.  

City of Camas Building Permits 

The City of Camas provided monthly residential building permit data from 2017 

through 2020. Permit data included development type (single or multifamily) and 

unit square footage. Mosaic Community Planning analyzed building permit data 

for comparisons to 2010 and 2015 permit data included in Camas 2035. 

Washington Center for Real Estate Research 

The Washington Center for Real Estate Research provides housing data for local 

governments in Washington, including those developing Housing Action Plans 

under HB 1923, through its Housing Market Data Toolkit. The toolkit includes a 

compilation of relevant Census data, information about local for-sale and rental 

markets, housing permit and completion data, and a housing affordability index. 

The toolkit is publicly available at https://wcrer.be.uw.edu/housing-market-data-

toolkit/. 
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Chapter 2:              

Community Input 
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Camas residents and 

employees have a wide 

range of unique housing 

needs and preferences. To 

be successful, the Housing 

Action Plan must be 

grounded in a thorough 

understanding of local 

housing needs, as well as 

ideas for the future. 

Implementation 

of the Plan 

depends on 

local support built, 

in part, through an 

inclusive and open community engagement process.   

s goals for engaging the public during the HAP include:  

❖ Inform residents about the Housing Action Plan, the planning process, and 

local housing affordability needs.  

❖ Understand local housing issues, needs, and preferences, specifically those 

related to affordability and development opportunities and barriers. 

❖ Be inclusive of a range of perspectives, including people who are particularly 

impacted by housing affordability, communities at risk of displacement, other 

vulnerable populations, and groups who have historically been left out of 

community planning processes.  

❖ Be transparent to openly reflect the variety of viewpoints within the 

Housing Action Plan.  

❖ Build support for zoning and housing policies that address affordability and 

other issues identified by the community.     

The community engagement process for the Housing Action Plan used a variety 

of virtual engagement tools in place of traditional face to face engagement 

methods. To gather input from the public, the project team conducted two virtual 

public meetings, seven focus groups, and maintained a website for resident 

engagement, including a public survey. 

In total, over 300 people participated in developing the Housing Action Plan. 

About 50 people joined a community meeting or focus group and 307 took the 

survey. This section summarizes feedback received through each of these 

methods.  
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Community Meetings  

Two virtual public meetings were held in September. Each meeting began with a 

presentation by the project team that included an overview of the HAP and a few 

data points about housing in Camas. The team then asked participants for their 

opinions on  housing needs and current supply through in-meeting 

Zoom polls and small group discussions.  

Table 1: Zoom Poll Discussion Summary  Does Camas Need Greater Variety in Housing 
Types and Prices? 

STRONGLY AGREE NEITHER AGREE NOR DISAGREE 

• Most new housing in Camas is not affordable for 
half of the population.  

• Housing should be built with a focus on active 
transportation, such as biking and walking, and on 
mitigating climate change. 

• With two teenage boys, I would love to have kids 
be able to move back as adults. However, there are 
not a lot of affordable or starter homes.  

• I was trying to help a young man who was 
homeless find housing but could not find anything. 
I do not feel like Camas has a good foothold in 
caring for the aging or a diverse population, 
including people of different ethnic backgrounds, 
colors, and gender identities. Camas does feel like 
it is a Caucasian space. I do not know that that 
helps us embrace a holistic view of what we could 
be.  

• all town with 
some density. With a community like Camas where 
a lot of the population is by Vancouver, it is easy to 
patronize businesses there rather than downtown, 
so we lose vitality to businesses there. 
Development of downtown interests me most.  

• I am still learning and have no idea what we have. I 
thought we have a pretty diverse community, but 
everything can improve. 

• I am indifferent. What does the housing mixture 
look like? What are the services to provide for 
residents? How can new residents be supported? 
People are being priced out.  

SOMEWHAT AGREE SOMEWHAT OR STRONGLY DISAGREE 

• I am still getting grounded on these issues, so I 
would like to know the socioeconomic spread in 
Camas and whether the housing needs are meeting 
the needs of those who live here. Are people 
working here having to commute because they 
cannot afford housing? Is it safe to bike on our 
roads? 

• There are lots of big houses in Camas and not 
many small housing types.  

• Long-time residents say they cannot afford houses 
here.  

• Retiring in Camas is questionable related to 
affordability and modest housing sizes.  

• We need more options for starter and mid-range 
homes. 

• There does need to be a greater variety of housing 
in Clark County as a whole.  

• More variety is necessary to include peo
  

• On the west side, if you look at the variety of 
development, there is quite a lot. Not as much 
strictly in the City of Camas, but in the area in 
general.  

• How would residential growth affect current 
homeowners, schools, and growth in the city?  

• I am concerned about increased density. Let us not 
be Portland with no parking. Impact fees do not 
reflect the actual price of supporting new 
residents. We need to pay-as-we-go and not use 
more bond measures to support development. 
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Figure 2: Comments on Housing Variety 

Housing Types Most Needed in Camas  

Discussion Question: What particular types of housing do you feel like are 

most needed in Camas (e.g. housing for students, singles, elderly, homeless, 

disabled, etc.)? What does housing for that population look like (apartments, 

single-family homes, townhomes, ADUs, etc.)? 

Housing types should address the needs of minorities and homeless families 

-

affordable housing types might include condos, manufactured housing and 

mobile parks, and tiny homes  housing types that might allow the owner to 

accumulate equity quickly. However, additional regulations may be needed to 

allow these housing types in the city. Other suggestions include mixed use 

housing to provide walkability, access to transportation and access to nature. 

Some participants also posited that denser development would make service 

 

of housing for the range of incomes in Camas, including low-income housing, as 

 

Families moving to Camas may be in search of good schools and greater 

Camas is still a small town asking 

big city questions

prevalence of large, single-

without experiencing a loss of community. 

Specific housing types identified by participants include:  

some conservative 
residents, affordable housing may 

be seen as a threat to maintaining a 
particular character within their 

 

like to preserve the 
hometown feeling and 

 

e energy 
efficient, affordable housing. 

People are being priced out of 
Camas. That is also connected to 

a larger issue of planning and 
 

ahead of trends and 
build in affordable 

housing for the 
 

ng market 
is not bad for current 
residents. It makes a 
higher entry point for 

 

Camas is not 
remotely 

affordable on a 

 

up in Camas want 

to be able to 

continue to afford 

to  

unaccompanied homeless youth 
in Camas who are often forgotten. 
A youth home/shelter is needed 

to keep them from falling through 
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Starter Homes 

As kids move out, they often cannot return as adults 

because they cannot afford Camas.  

Potential needs are housing for kids coming back after 

school and family retiring here.  

Accessory Dwelling Units (ADUs) 

ADUs, cluster homes could help meet need.  

From a real estate perspective, 99% of clients coming to 

Camas are families. Some ask for an ADU to bring a parent. 

 priority.  

There are 20 ADUs in the entire city and not very many 

permit applications coming in.  

Accessible Housing 

 

e.g., no stairs.  

Apartments and Condominiums 

Part of a vital downtown is going to be more residential 

units, apartments, or condos on those blocks.  

Camas is getting more expensive. Multifamily units are 

$100k/unit up north and $150k/unit here. Unfortunately, it is 

going to push people out.  

 Senior Housing 

For the elderly, we do not have much. No communities 

serving seniors.  

 

  

This Photo by Unknown Author is licensed 

under CC BY-SA 
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Development Opportunities 

Discussion Question: Are there development opportunities for housing types 

needed in Camas? What opportunities could Camas leverage to encourage 

development of housing to meet local needs? (E.g. infrastructure or amenities 

that would support or add value to new residential development; policy or 

incentive programs that would incentivize new development types, etc.) 

Table 2: Community Meeting Discussion Summary  Development Opportunities and 
Challenges  

Development Barriers 

Discussion Questions: Are there barriers to housing development in Camas? 

What barriers exist to production of needed housing types?  What keeps the 

market from meeting these housing needs? 

• Regulations, statutes, and policies. 

• State laws that Camas officials must abide by and do not have control over. 

• Permits and fees for single family development that are different than those 

for multifamily development. 

• The GMA (Growth Management Act) is designed to encourage more dense 

building. If a city does not have much land, prices will go up. 

OPPORTUNITIES 

• Use tax credits to construct multi-family housing 

•  

• Provide community amenities, such as good restaurants and other businesses that may be perceived as 
cool/edgy. 

• Increase the job base in the area to attract people. With good transportation, you may get young 
professionals who will want starter homes. 

• Continue to revitalize the downtown business district, making it easier to access. It is difficult to get 
downtown on a bike - roads or trails, dedicated bike path from the lake area to downtown would be good. 

CHALLENGES 

• Without apparent room for new housing, then one option would be to redevelop existing areas/knock down 
existing structures. However, I am doubtful that would be well-received. 

• Most HOAs do not allow ADUs on lots. 

• It is hard to park in downtown right now. It is not clear where housing would fit downtown or out 192nd. 

• Construction is occurring downtown but I do not see sites where housing could go. 

• Building is really expensive. The price of supplies is through the roof.  

• Incentives and subsidies do not work. The cost does not pencil out.  
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• Available land is being used up. 

• Large houses are more profitable to build. 

• Demand drives housing development. Housing  attached or detached  must 

accommodate families since people move to Camas for schools. People do 

not move to Camas for the local jobs. In fact, most residents commute. People 

leave places like Portland and move to Camas for the natural setting and a 

quality of life. 

• Preferences of residents who want to live in the suburbs. 

• Choices made by the city on what housing to build, not what the demand is, 

are what matter. Participants argue that many people want to move to a good 

school district with affordable housing. The question, they ask, is whether the 

city wants to develop with more dense housing, more affordability, and with 

active transportation requirements.  

Focus Groups and Interviews  

Stakeholders participated in seven focus groups during October and November. 

Participants included professionals in the fields of housing and homeless services, 

education, government, transportation, and urban planning, as well as high school 

students. Several questions were posed in the focus groups and responses are 

summarized below.  

Why are people moving to Camas? 

Focus group participants describe the city as a great place to live for schools and 

safe neighborhoods. Residents enjoy the proximity to Portland and Portland 

International Airport (PDX). Camas also offers more affordability and lower taxes 

-town 

atmosphere  resembling the feel of the old mill town  and its charming 

downtown provide rich and beloved character. Other features enjoyed by 

residents include trails and sports. Residents enjoy Camas for the quality of life 

available in the city. 

What types of housing does Camas need more of? 

Participants want housing that reflects a variety of stages of life, including 

housing for college students and single adults. They express a desire for entry 

level homes, ranging from 1,500 to 2,000 square feet or sold for less than 

$200,000. Stakeholders also want housing that enables seniors to age in place. 

or condos, particularly in downtown. Some participants desire more unique 

housing products, and developments serving low-income residents through the 

local housing authority. 
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Is housing affordability a problem in Camas? Are there 
other barriers to living in Camas? 

-family, leaving 

limited housing choices for low income residents of a range of incomes, including 

lower income households. Participants acknowledge that negative perceptions 

about affordable housing may have racial or anti-poverty undertones. But 

participants suggest re-framing affordable housing, so that it is located 

downtown, is attractive and offers housing for professionals such as teachers. 

Other barriers to living in Camas include limited housing for people who want to 

downsize, limited housing turnover, lack of public transit, few local jobs and 

increasing taxes for longtime residents and retirees. 

What are the challenges to the development of new 
housing? 

One challenge may be the remaining land in the city, some of which may have 

steep slopes and wetlands. The cost of available land, including impact fees, may 

also present a challenge to development. Other challenges to having a variety of 

housing types may include the limited history of this product type in the city 

(which might make developers cautious about embarking on new housing types), 

limited encouragement by the city to try new housing products (e.g. building 

affordable housing. People also report that developers are not given enough 

rules: that downtown zoning is too non-specific and that there should be a plan 

for downtown. Other indirect issues include limited bus service, the need for 

parking structures downtown. Although the city has a tax abatement program 

focused on 80% AMI, the program may not be as widely known as it could be, 

with some participants stating that the city offers no incentives for affordable 

housing. Some report that residential uses should be better balanced with 

commercial and industrial demands to drive down housing costs.  

What are some policies or programs that Camas could 
enact to support a variety of housing types and price 
points? 

Address perceptions about multi-family or affordable housing. 

Participants believe that, for one, the city must deal with the perceptions of 

current residents about multi-family or affordable housing. Where affordable 

housing stigma is very strong, the city should consider housing design, and 

should take into account how people will be welcomed in the city, or what 

messages they will receive if they need affordable housing. Residents desire some 

housing for families with lower incomes, e.g. families earning less than 80% AMI. 

Participants suggest new development from the Vancouver Housing Authority, 

inclusionary zoning, and funding for housing rehabilitation as a means to provide 

housing for families with lower incomes.   
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Try new strategies. To improve the variety of housing types in the city, 

participants suggest that the city address the preponderance of single-family 

housing, which is located even in medium density zoning districts. The city should 

identify new developers who are building higher densities in other locales, such 

as Vancouver, or inquire with developers about why they do not provide a variety 

of housing types (e.g. location, access to transit/bike paths/trails, etc.). There 

should be additional ADU development, with their use restricted for short-term 

rentals. Finally, the city could try out policies such as transfer of development 

rights, or reducing impact fees to encourage missing housing types, such as entry 

 

Address parking. Participants note that a city-funded parking structure might 

make developers more interested in building higher density in the city. Some even 

suggest a parking assessment fund with designated fees per parking space.  

Consider workforce housing. One downtown business, Fuel Medical Group, 

has younger employees and might be interested in creating housing for their 

workers. Workforce housing might reduce commute times and transportation 

costs for residents and could incentivize a range of industries in the city, allowing 

for a variety of workers from different educational and economic backgrounds to 

work and live in the city.  

Address concerns about loss of character. Additional concerns address 

in focus groups include concerns that sprawl will have the effect of destroying 

natural habitats. Participants noted that there appeared to be no consequences 

for tree removal, nor were developers required to plant indigenous trees. While 

some participants like changes in the city, they acknowledge that there are 

genuine fears that the city will lose its small-town character and natural landscape 

with too much growth. 

Housing Survey 

A public survey was available on the 

Talk Camas Housing website 

(letstalkcamashousing.us) from August 

13, 2020 to November 12, 2020 and 

received 307 responses. The 19-question 

survey focuse

housing affordability and access, housing 

types and costs, and future housing 

development in Camas. This section 

shares key findings, with complete survey 

results available in an appendix to this 

Plan.  
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Table 3: Camas Housing Survey Participant Demographics 

Participants Living 
and Working in 
Camas 

• 95% of survey respondents live in Camas. 

• 36% of respondents work in Camas. 

• Respondents live in all areas of the city. The largest number of 
respondents (59) live closest to NE Everett Street. 

Tenure and 
Homeownership 

• 88% of respondents own their home. 

• 9% of respondents are renters. 

• 2% of respondents live with family or friends, while another 2% 
provide housing to more than their immediate family. 

 

Age • Nearly 58% of respondents are between 40 and 60 years old.  

• 21% were between 20 and 40 years old. Another 21% were over 60. 

Income • Just under one-third of respondent households earned between 
$100,000 and $149,000 annually (29%).  

• 40% of respondent households earn more than $150,000 per year, 
while 31% earn less than $100,000. 

Race and Ethnicity • 
followed by respondents who were Hispanic (5.2%), Asian/Pacific 
Islander (4.5%), Native American (1.7%), Black (1%) and Arab or 
Middle Eastern (0.7%) 

Representative 
Responses About 
who to Engage in the 
Conversation about 
Housing Diversity 

•  

•  

•  

•  

•  

 

Housing Options in Camas 

• 

available housing options.  

• Cost is the leading factor that limits housing choices (identified by 49% of 

residents), followed by a lack of desired amenities such as outdoor space and 

availability, accessibility, or qualification factors limit their housing choices.  
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Housing Supply in Camas 

• One-third of respondents (32%) lack of affordable 

housing is a serious issue in Camas, while .  Looking at 

responses to this prompt by income shows that respondents with lower 

household incomes are more likely to see affordable housing as an issue in 

Camas.  

For participants with household incomes under $75,000, 62% either 

f affordable housing is a 

serious issue in Camas

 

In contrast, participants with household incomes over $150,000 were less 

likely to see lack of affordable housing as a serious issue in Camas. About 42% 

45% 

  

• About one-half of participants 

young families can find appropriate housing they can afford.  

• About one-half of participants (53%) 

seniors can find appropriate housing they can afford. 

• Forty percent of participants (40%)  strongly 

 ag people who 

work in Camas can find appropriate housing in Camas. 

Figure 3: Housing Survey Responses to Housing Affordability 
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• One-third of participants (32%) Camas needs greater 

variety in terms of housing  

• Two- Camas should be 

cautious about any new residential development activity to preserve the 

character of the community. 

• Forty-

there is enough housing at appropriate sizes and costs to meet the needs of 

residents for the next 20 years

propriately sized/priced housing. 

Figure 4: Housing Survey Responses to Future Housing Development  

Housing Needs in Camas  

• Participants note that the biggest shortage of for-sale housing occurs in the 

$250,000 to $349,000 price range. 

• The biggest shortage of rental housing occurs in the $800 to $999 price 

range. 

• Residents primarily feel that over the next 20 years, new housing would be 

most appropriate in older neighborhoods and vacant/underdeveloped 

commercial and industrial properties, followed by mixed-use developments. 

• Most Camas residents (57%) have not considered adding an accessory 

dwelling unit (ADU) to their property, compared to 34% who have. 

• Of those residents who gave their reasons for wanting an ADU, over one-third 

said they would use it to provide a residence for relatives and friends. 20 
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percent would provide a residence for a caregiver, and another 19 percent 

would earn extra income by renting out the space. 

• When asked what type of assistance would be helpful to meet housing 

more affordable for-sale units

One-third of residents said that first-time homebuyer down payment 

assistance and more affordable rental units would also help with housing 

affordability. 

• The greatest barrier to obtaining housing in Camas was a lack of affordable 

housing. However, one-third of the respondents stated that none of the issues 

listed were barriers to obtaining housing. 

Figure 5: Housing Survey Responses about Types of Housing Assistance 
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Figure 6: Representative Comments about Housing Concerns in Camas  

 

 

Project Website 

Throughout the HAP planning process, the project team maintained an 

interactive website at LetsTalkCamasHousing.us. The site provided background 

information on the project, a schedule of upcoming meetings or other key dates, 

videos and discussion notes from public meetings, and presentations and drafts 

of the HAP. The site also offered opportunities for visitors to leave questions to 

be answered by the project team, share their vision for housing in Camas, and 

view and shared by others.  

Throughout the course of the project, the site received about 2,200 visits from 

about 1,230 people. About 150 people downloaded the HAP Draft Existing 

Conditions and Housing Needs document and 100 downloaded the Draft 

Preliminary Housing Strategies or the complete draft of the HAP.  

The figure on the following page shares ideas received 

interactive board in response to a question asking what housing types or 

approaches will best meet .  
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  Figure 7: Comments Received on LetsTalkCamasHousing.us   

57

Item 1.



 

22 DRAFT HOUSING ACTION PLAN | City of Camas 

 

 

 

 

 

 

 

 

 

 

This page intentionally left blank.  

58

Item 1.



 

City of Camas | DRAFT HOUSING ACTION PLAN 23 

 

 

  

Chapter 3:              

Demographic Trends 
 

59

Item 1.



 

24 DRAFT HOUSING ACTION PLAN | City of Camas 

Population Growth 
As of April 2020, the City of Camas had a population of 25,140, representing a 

29.9% increase from its 2010 population of 19,355. This growth rate was 

During the same time period, 

the c by 17.4%, from 425,363 to 499,200. Camas 

experienced an average annual population growth rate of 2.99% from 2010 to 

2020, higher than that of both Clark County (1.74%) and the state of Washington 

(1.39%) (see Figure 6). 

Figure 8: Average Annual Population Growth Rate, City of Camas, Clark 
County, and State of Washington, 2010-2020                    

 

have made up an 

population made up 

5.0% of Clark County residents in 2020, an increase from the 2010 share of 4.6%. 

-year period 

 

The State of Washington Office of Financial Management projects that Clark 

grow to 643,522 by 2040, an increase of 28.9% from its 

2020 population (see Table 4).  
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estimates an average annual population 
growth in the city of Camas of 2.46% from 2015 to 2035. 
growth is based on anticipated countywide population growth, which is then 
allocated to each city within Clark County. Extending  
projection out through 2040 using this rate yields an estimated population of 
36,912 in 2040 for Camas. Because this growth rate was adopted by the City in 
Camas 2035 and was prepared in coordination with Clark County forecasts, this 
estimate is used in the housing need projections in Chapter 5. 

Table 4: Projected Population Change, City of Camas and Clark County, 
2020-2040 

YEAR 2020 2025 2030 2035 2040 

City of Camas with average annual 
growth rate of 2.46% applied to 2015 
population of 22,843 (from City of 
Camas 2016 Comprehensive Plan) 

25,140 28,471 31,284 34,098 36,912 

Clark County (
projections from Washington State 
Office of Financial Management) 

499,200 540,344 576,879 611,968 643,552 

Source: Washington State, Office of Financial Management (2020), Mosaic Community 
Planning Calculations 

Demographic Overview 

Age 

Composition of the population by age group varies throughout the region. Camas 

has slightly higher percentages of residents aged 19 and under and ages 40 to 59 

compared to Clark County and the Portland-Vancouver-Hillsboro metropolitan 

area. At the same time, residents aged 20 to 39 and aged 60 and over comprise 

 than they do that of the county and 

region (see Figure 9). Based on stakeholder interviews, these differences may be 

indicative of both push and pull factors for different age groups in Camas, 

including the high quality of schools in the city-- a draw for families with children-

- and a lack of housing options available to meet the needs of younger adults and 

elderly residents, among other factors. 
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Figure 9: Percent of Population by Age Group, City of Camas, Clark County, 
and Portland-Vancouver-Hillsboro MSA, 2014-2018 

population growth from 2010 to 2018 was due to increases in the numbers of 

residents aged 40 and over (see Figure 10). Residents in these age categories 

about 40.9% to 49.2%. 

making up 59.2% of all residents in 2010 and just 50.9% in 2018. All age groups 
under 40 years old except residents aged 15 to 19 made up a smaller share of the 
population in 2018 than they did in 2010. The numbers of children aged 14 and 
under and residents aged 20 to 29 living in the city dropped slightly, while the 
numbers of residents aged 30 to 39 increased slightly. 
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Figure 10: Population by Age Group, City of Camas, 2006-2010 and 2014-
2018 

 

Race and Ethnicity 

residents, Hispanic residents (of any race) and residents of two or more races are 

the next most common races and ethnicities, comprising 7.6%, 4.7%, and 4.5% of 

Portland-Vancouver-Hillsboro metropolitan area, while Hispanic and Black 

residents comprise a lower percentage of the population in Camas than in the 

county and region (see Figure 11). 
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Figure 11: Percent of Population by Race and Ethnicity, City of Camas, Clark 
County, and Portland-Vancouver-Hillsboro OR-WA Metro Area, 2014-2018 

 

lower percent

During that time, the city experienced an increase in Asian residents (16.5% of 

population growth), residents of two or more races (11.6% of population growth), 

Hispanic residents (8.7% of population growth), and Native American residents 

(2.0% of population growth). The populations of Black residents, Native Hawaiian 

and other Pacific Islander residents, and residents of other races declined during 

the time period (see Figure 12). 
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Figure 12: Population by Race and Ethnicity, City of Camas, 2006-2010 and 
2014-2018 

 

The majority of Camas residents (89.0%) speak only English at home, while 

smaller percentages speak other Indo-European languages (5.5%), Asian/Pacific 

island languages (3.9%), Spanish (1.5%), and other languages (0.2%). Residents of 

Camas are less likely to speak languages other than English at home (11.0%) than 

those living in Clark County and the Portland-Vancouver-Hillsboro MSA, where 

14.8% and 18.2% of residents speak a language other than English, respectively 

(see Figure 13). 
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Figure 13: Percent of Population by Language Spoken at Home (Population 
5 Years and Over), City of Camas, Clark County, and Portland-Vancouver-

Hillsboro OR-WA Metro Area, 2014-2018 

 

An estimated 90 households in Camas have limited English proficiency (1.1% of all 

households in Camas). An estimated 54 of these households with limited English 

proficiency (0.7% of all households) speak other Indo-European languages, and 

an estimated 36 of the households speak Asian and Pacific island languages (0.5% 

of all households). The percentage of households with limited English proficiency 

in Camas (1.1%) is close to one third of that in Clark County (2.9%) and the 

Portland-Vancouver-Hillsboro metropolitan area (3.2%). 

66

Item 1.



 

City of Camas | DRAFT HOUSING ACTION PLAN 31 

Figure 14: Percent Limited English-Speaking Households, City of Camas, 
Clark County, and Portland-Vancouver-Hillsboro OR-WA Metro Area, 2014-

2018 

 

Income 

Households in the city of Camas tend to be in higher income categories than 

those in Clark County and the Portland-Vancouver-Hillsboro metropolitan area 

(see Figure 15). More than half (54.2%) of Camas households earn $100,000 or 

more per year, while just 13.9% earn $35,000 or less. Relative to Camas, the 

county and region are both home to a higher proportion of households earning 

at all income levels $99,999 and below per year and have lower percentages of 

households earning $100,000 to $149,999, and $150,000 or more. Stakeholders 

in focus groups and community meetings noted that high rents and home prices 

make finding housing in Camas particularly challenging for residents with lower 

incomes. 
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Figure 15: Population by Income Group, City of Camas, Clark County, and 
Portland-Vancouver-Hillsboro OR-WA Metro Area, 2014-2018 

 

Because higher percentages of Camas households fall in the upper income 

than those of both Clark County and the Portland-Vancouver-Hillsboro 

metropolitan area ($71,636 and $70724, respectively, see Figure 16). 

68

Item 1.



 

City of Camas | DRAFT HOUSING ACTION PLAN 33 

Figure 16: Median Household Income, City of Camas, Clark County, and 
Portland-Vancouver-Hillsboro OR-WA Metro Area, 2014-2018 

 

An estimated 66.9% of all households in Camas have incomes greater than the 

HUD Area Median Family Income (HAMFI), while 33.1% of households have 

incomes below HAMFI (see Figure 17). Renter households in the city tend to have 

lower incomes than owner households, indicating that they are more likely to 

experience housing cost burdens. An estimated 25.3% of renter households have 

incomes at or below 50% HAMFI, and 31.4% have incomes between 50% and 80% 

HAMFI. In contrast, just 6.0% of owner households have incomes at or below 50% 

HAMFI, and 10.0% have incomes between 50% and 80% HAMFI. 
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Figure 17: Percentages of Owner and Rental Households by Percent HUD 
Area Median Family Income, City of Camas, 2013-2017 

 

Most households in Camas own their homes (75.2%), while a lower percentage 

are renters (24.8%) (see Figure 18). Renters outnumber owners in the lower 

income categories, while homeowners are more likely to fall in the higher income 

categories and, in particular, to earn more than 100% HAMFI. About seven times 

as many owner households as renter households earn 100% HAMFI (4,440 and 

635 households, respectively). Renter households earning less than 30% HAMFI, 

between 30% and 50% HAMFI, and between 50% and 80% HAMFI (225, 250, and 

590 households, respectively) outnumber owners in those categories (120, 220, 

and 570 households, respectively). 
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Figure 18: Numbers of Owner and Rental Households by Percent of HUD 
Area Median Family Income, City of Camas, 2013-2017 

 

into consideration differences in household size to reflect differences in living 

expenses by household size. Figure 19 shows the differences in income limits by 

family size for households to be classified as earning less than 30%, 50%, and 80% 

HAMFI in Clark County. Notably, households with more members may earn 

significantly more than smaller households and still be classified in the same 

income categories. For example, a family of six may earn up to $53,450 and be 

categorized as earning below 50% HAMFI, while a family of two would need to 

earn below $36,850 to be in that category. Similarly, a one-person household with 

an income of $50,000 would be considered just below 80% HAMFI, while a five-

person household at that income level would fall just above 50% HAMFI. These 

income categories show that households at a wide range of income levels earn 

below 30% and up to 50% or 80% HAMFI. 
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Figure 19: Income Limits by Household Size for Selected Percentages of 
HUD Area Median Family Income, Clark County, 2020 

 

Economic Conditions and Trends 

Current Workforce and Employment Trends 

An estimated 9,348 total jobs were located in the city of Camas as of 2018. Jobs 

in the sectors of manufacturing, finance and insurance, educational services, and 

professional, scientific, and technical services make up most of these jobs (72.6%, 

or an estimated 6,792 jobs). In addition to those top sectors, the accommodation 

and food services, wholesale trade, retail trade, and healthcare and social 

assistance sectors each provide between 300 and 500 jobs in the city (see Figure 

20). Of the 9,348 jobs located in Camas, an estimated 8,969 (95.9

primary jobs,2 indicating that some individuals working in the city hold multiple 

jobs. 

 

2 A primary job is the highest paying job for an individual worker for the year. The count 
of primary jobs is the same as the count of workers. 
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Figure 20: Number of Jobs by NAICS Industry Sector (All Jobs), City of 
Camas, 2018 

The top employers in 2020 were Fisher Investments (1,725 employees), 

Wafertech (1,000), and the Camas School District (800 employees). Fisher 

Investments, a professional services investment firm, comprises 20.2% of the 

city  jobs and represents the fastest growing sector of employment in the city 

(see Figure 21). 

Figure 21: Principal Employers, City of Camas, 2020 

EMPLOYER EMPLOYEES PERCENT OF TOTAL CITY 
EMPLOYMENT 

Fisher Investments 1,725 20.2% 

Wafertech 1,000 11.7% 

Camas School District 800 9.4% 

Linear Technology (Analog) 340 4.0% 

Sigma Design 273 3.2% 

City of Camas 226 2.6% 

Georgia Pacific 150 1.8% 

Fuel Medical 150 1.8% 

Plexys 91 1.1% 

Bodycote 50 0.6% 

Total 4,805 56.3% 

Data Source: Washington Employment Security Department, Columbian Newspaper 
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While manufacturing jobs made up a high proportion of all jobs in 2018 and prior 

become more diversified. In 2018, jobs in finance and insurance, educational 

services, wholesale trade, and professional, scientific, and technical services made 

up increasing proportions of jobs in the city (see Figure 22).   

Figure 22: Jobs Located in the City of Camas by NAICS Industry Sector, 
2002, 2010, and 2018 (All Jobs) 

 

While manufacturing jobs have represented the largest share of jobs based in 

are employed in a more diverse array of industry 

sectors (see Figure 23). As manufacturing jobs declined as a proportion of jobs 

located in the city from 2002 to 2018, healthcare and social assistance and 

ources of 

employment. During that time period, healthcare and social assistance, finance 

and insurance, and management of companies and enterprises saw the greatest 

increases as shares of jobs held by Camas residents (3.2, 1.5, and 1.3 percentage 

point increases, respectively), while manufacturing and transportation and 

warehousing saw the greatest declines (5.6and 1.3 percentage point declines, 

respectively). Other industry sectors have remained relatively constant as shares 

of total jobs held by Camas residents, each increasing or declining as shares of 

jobs held by residents by less than 1 percentage point. 
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The differences in industry sectors of jobs located in the city and jobs held by the 

workers and residents to access employment. 

Figure 23: Jobs Held by Camas Residents by NAICS Industry Sector, 2002, 
2010, and 2018 (All Jobs) 

 

As these shifts in industry sectors have occurred, the city has seen an increase in 

the numbers of jobs with higher wages, while the numbers of jobs with low and 

very-low wages have remained relatively constant (see Figure 24). Longitudinal 

Employer-Household Dynamics (LEHD) statistics track jobs in the wage 

categories of $1,250 per month and below ($15,000 per year and below); $1,251 

to $3,333 per month ($15,001 to $39,996 per year); and $3,333 per month and 

above ($39,996 per year and above). Although not an exact indicator of living 

wages, the percentage of jobs that pay $3,333 and above can be used to 

approximate the potential for households to be able afford to support their 

families based on typical expenses, family size, composition, and location. For 

example, in Clark County, a household with two working adults and two children 

is estimated to require $73,017 per year in income before taxes to afford basic 
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expenses such as housing, food, childcare, medical care, transportation, taxes, 

and other expenses.3  

In this way, if two workers in a household with that composition earn $39,996 per 

year and above, the household would typically be able to afford estimated basic 

expenses in Clark County. However, in the case of some other household 

compositions for example, a household with two adults in which only one is 

working, or with two working adults and three or more children the working 

individuals would need to have incomes significantly more than $39,996 per year, 

making the wage categories less useful in some cases. Still, these categories 

provide a useful benchmark for examining changes in employee wages and ability 

to afford basic expenses over time. 

From 2010 to 2018, Camas gained an estimated 2,814 jobs with wages of $3,333 

per month and above, a 78.2% increase.  The city also gained an estimated 6 jobs 

with wages between $1,251 and $3,333 and 1 job with wages of $1,250 per month 

and below.  

Relative to Clark County and the Portland-Vancouver-Hillsboro metropolitan 

area, Camas has a higher percentage of jobs that pay more than $3,333 per 

month and lower percentages of jobs that pay less than $3,333 per month (see 

Figure 25). Still, an estimated 31.4% of jobs located in the city pay less than $3,333 

per month, indicating that many employees working in Camas may have difficulty 

meeting basic needs or affording housing in the city. Notably, the median 

household income in Camas is $106,513, and just 13.9% of residents earn $35,000 

or less. The higher proportion of low-wage jobs located in the city relative to the 

low proportion of residents with lower incomes indicates that many Camas 

residents work at higher-paying jobs based outside of the city, while residents 

working lower-wage jobs often must commute into the city.   

 

3 MIT Living Wage Calculator. (2020). Living Wage Calculation for Clark County, 
Washington. Retrieved from: https://livingwage.mit.edu/counties/53011 
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Figure 24: Number of Jobs by Wage Level (All Jobs), City of Camas, 2010 
and 2018 
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Figure 25: Percent of Jobs by Wage (All Jobs), City of Camas, Clark County, 
and Portland-Vancouver-Hillsboro OR-WA Metro Area, 2018 

 

Jobs-Housing Balance 

As of 2018, an estimated 8,969 primary jobs and 8,538 housing units were located 

in Camas, a ratio of 1.05 jobs per housing unit. In Clark County as a whole, there 

were an estimated 149,193 jobs and 184,794 housing units, a jobs-housing ratio of 

.81.  

The jobs-housing ratios in Camas and the Portland-Vancouver-Hillsboro 

metropolitan area (a jobs-housing ratio of 1.11) are significantly higher than the 

 

Given similar unemployment and labor force participation rates among the 

jurisdictions, the lower jobs-housing ratio in Clark County indicates that residents 

living further from job centers in and around the city of Portland are more likely 

to commute outside of their jurisdictions for work or to work from home for 

employers located outside of the county. 
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Figure 26: Jobs  Housing Ratio, City of Camas, Clark County, and Portland-
Vancouver-Hillsboro OR-WA Metro Area, 2018 (Primary Jobs)  

 

Geographic Distribution of Jobs 

Jobs in the region are clustered in the city of Portland and in some of its 

surrounding suburbs (see Figure 27). In Clark County, jobs tend to be clustered 

in the southern portion of the county in and around Vancouver, which lies about 

14 miles west of Camas (see Figure 28). Jobs in the city of Camas itself are 

western portions of the city (see Figure 29). 

79

Item 1.



 

44 DRAFT HOUSING ACTION PLAN | City of Camas 

Figure 27: Locations of Jobs in Portland-Vancouver-Hillsboro OR-WA MSA, 
2017 (All Jobs) 

 

Data Source: Census OnTheMap, 2017. City of Camas 

Figure 28: Locations of Jobs in Clark County, 2017 (All Jobs) 
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Figure 29: Locations of Jobs, City of Camas, 2017 (All Jobs) 

 

Data Source: Census OnTheMap, 2017 

Commuting Patterns 

While an estimated 9,348 jobs are located within the city of Camas, just 1,463 are 

held by residents who both live and work in the city (15.7 of jobs in Camas). An 

estimated 7,885 jobs (84.3% of jobs in the city) are held by workers who are 

employed in Camas but live outside of the city. At the same time, an estimated 

9,241 of the 10,704 jobs held by Camas residents (86.3% of jobs held by residents) 

are located outside of the city (see Figure 30).  

Residents and stakeholders who participated in this planning process also noted 

that Camas residents tend to be employed outside of the city or state, with some 

emphasizing a need to attract additional high-wage jobs to the city. Participants 

more often noted schools, amenities, and other quality of life factors as reasons 

that residents move to Camas than jobs located within the city. Stakeholders also 

emphasized a lack of affordable housing as a primary reason that individuals 

employed in Camas may have to find housing outside of the city. 
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Figure 30: Commuting Patterns of Resident and Non-Resident Workers, 
City of Camas, 2018 (All Jobs) 

 

84.7% of all workers commute 50 miles or less to their jobs, and 80.8% commute 

less than 25 miles. At the same time, an estimated 15.3% of all workers commute 

more than 50 miles to their jobs, and 19.1% commute more than 25 miles. 

Workers with lower wages are slightly more likely than higher-wage workers to 

commute more than 50 miles for their jobs (16.7% of workers with monthly wages 

up to $3,333, and 14.4% of workers with wages $3,333 and above). Lower-wage 

workers are also slightly more likely to commute less than 10 miles to work (50.0% 

of workers with monthly wages up to $1,250, 46.9% of workers with monthly 

wages of $1,251 to $3,333, and 44.8% of workers with wages $3,333 and above). 
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Figure 31: Distance Traveled to Work by Wage, City of Camas Residents  
(for Primary Jobs), 2018 

 

Employment Projections 

Total non-farm employment in the Southwest Washington region is projected to 

grow from 208,000 to 233,900 from 2018 to 2028, an increase of 25,900 jobs. 

Education and health services (40,400 jobs), government (37,900 jobs), 

professional and business services (25,700 jobs), and retail trade (24,800 jobs) 

are projected to continue providing the most jobs in the region, while the sectors 

projected to add the most jobs by 2028 include education and health services 

(6,600 jobs), leisure and hospitality (4,100 jobs), government (3,900 jobs), and 

professional and business services (3,500 jobs). The information, leisure and 

hospitality, and education and health services sectors are projected to have the 

fastest average annual growth rates during the time period (2.3%, 2.1%, and 2.0%, 

respectively). The manufacturing, retail trade, and wholesale trade sectors are 

projected to have the slowest average annual growth rates (0.19%, 0.38%, and 

0.71%, respectively). 
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Figure 32: Projected Employment, Southwest Washington Region, 2018, 
2023, and 2028 

 

Occupations projected to have the highest employment in the region in 2028 

include office and administrative support (30,587 jobs), sales and related 

occupations (26,130 jobs), construction and extraction (21,143 jobs), and 

transportation and material moving (20,744 jobs) (see Figure 33). The most 

common occupations reflect the industry sectors with the highest projected 

employment, including education and health services (education, training, and 

library, healthcare support, and healthcare practitioners and technical 

occupations), professional and business services (office and administrative 

support, sales and related occupations, business and financial operations, and 

management), retail trade (retail sales), and leisure and hospitality (food 

preparation and serving related occupations, and food and beverage serving). 
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Figure 33: Projected Employment for Top Occupations*, 
Southwest Washington Region, 2028 
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In 2018, the City of Camas had approximately 8,330 total housing units and was 

composed of 7,972 households. Between 2000 and 2018, Camas housing units 

and households increased 75%, with the number of households growing slightly 

faster than the number of housing units. Over this period, Camas also grew at 

faster rate than Clark County. From 2000 to 2018, the county increased its 

housing units by 34%, while the number of households increased by 35%. 

Table 5: Total Units and Households, Camas and Clark County, WA 

 2000 2010 2014-2018 2000-2018 

PERCENT 
CHANGE 

 TOTAL 
UNITS 

HOUSE 
HOLDS 

TOTAL 
UNITS 

HOUSE 
HOLDS 

TOTAL 
UNITS 

HOUSE 
HOLDS 

TOTAL 
UNITS 

HOUSE 
HOLDS 

City of 
Camas 

4,736 4,480 7,072 6,273 8,330 7,972 75.9% 77.9% 

Clark County 134,030 127,208 167,413 155,042 179,523 171,522 33.9% 34.8% 

Data Source: U.S. Census Bureau, Tables H003, H004, H1 and 2014-2018 5-Year American 
Community Survey Table B25001, B25003 

An accounting of the various types of housing units in Camas finds that 89% of 

-unit structures, according to 2014-2018 

American Community Survey data. In actual units, the number of single-unit 

structures in the city increased from 4,039 to 7,415, a gain of 3,376 single-unit 

structures.4 Over the same period (2000-2018), duplexes, triplexes and 

city gained 205 duplex, triplex or quadraplex units. 

Multifamily structures with 5 or more units comprised 8% of all housing units in 

2000 and 5% as of 2014-2018 estimates. ACS estimates report that the city had 

a net increase of only 13 units in structures containing 5 units or more. However, 

more current date provided by the City of Camas (examined later in this chapter) 

indicates additional multifamily development not included in ACS estimates.  

The 2014-2018 ACS data estimates 85 mobile homes within Camas, unchanged 

from 2000. City staff, however, note a much smaller number (about 10) through 

2013, when remaining mobile homes were cleared from park land.   

 

 

 

4 Housing units broken down by structure type are indicated for the year 2000 in 
estimates provided by the Washington Office of Financial Management 
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Table 6: Total Housing Units by Structure Type in Camas 

YEAR TOTAL HOUSING 
UNITS 

1-UNIT 2 TO 4 
UNIT 

5+ UNIT MOBILE 
HOMES 

SPECIALS 

2000 4,736 4,039 246 366 85 0 

2014-2018 8,330 7,415 451 379 85 0 

Group Quarters for the State, Counties -2018 5-Year ACS Estimates, 
Table DP04 

Figure 34: Percentage of Housing Units in Camas by Structure Type 

 

As single-unit structures increased over the 18-year period, so too did the number 

of Camas residents who lived in single-unit structures. While the city nearly 

doubled in population, growth trends indicate that single-unit structures 

continued to be in demand for a growing number of households. By 2018, 92% of 

Camas residents lived in single-unit housing, up from 90% in 2000. It follows then 

that multifamily units, which lost supply over the 18-year period also experienced 

a decrease in the share of residents living in multifamily structures with 5 or more 

units (-2% points). 
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Table 7: Population in Housing Units by Structure Type, 2000 

YEAR TOTAL 
HOUSEHOLD 
POPULATION 

1-UNIT 2 TO 4 
UNIT 

5+ UNIT MOBILE 
HOMES 

SPECIALS 

2000 12,462 11,239 445 597 181 0 

2014-2018 22,554 20,769 975 634 176 0- 

Group Quarters for the -2018 5-Year ACS Estimates, 
Table B25033 

Figure 35: Percentage of Households living in Camas by Structure Type 

 

Housing Tenure 

In 2018, approximately 77% of Camas households owned their homes, compared 

to 23% who rented. Homeownership rates in Camas exceed the homeownership 

rates of both Clark County (67%) and the Portland-Vancouver-Hillsboro MSA 

(62%), as shown in Table 6. Trends in homeownership over time indicate that 

Camas has sustained significantly higher homeownership rates than the county 

and MSA, at least since 2012 (see Figure 37). 
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Figure 36: Share of Owners and Renters in Camas, 2018 

 

Table 8: Tenure by Households in Camas and the Region, 2014-2018 

 HOUSEHOLDS % OWNERS % RENTERS 

City of Camas 7,672 77.2% 22.8% 

Clark County 171,522 66.5% 33.5% 

Portland-Vancouver-Hillsboro MSA 925,631 61.9% 38.1% 

Data Source: U.S. Census Bureau, Table B25003 

Over the period shown below, the highest rates of homeownership in Camas 

occurred in 2012, when approximately 80% of residents were homeowners. 

Estimates indicate that 2018 showed the second highest homeownership rate for 

s homeownership rates dipped slightly between 

2013-2017, but never fell below 73%. Camas renters made up slightly more than 

one-  Table 6. By comparison, one 

third of Clark County residents (34%) are renters, as are nearly 40% of residents 

in the wider MSA. 
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Figure 37: Camas Homeownership Rate, 2012-2018 

 

Data Source: 5-Year ACS Estimates from 2008-2012 through 2014-2018, Table B25003 

-unit structures, described earlier, indicates that a 

-unit structures. In 2018, 50% 

of Camas renters lived in detached, single-unit structures, up from 45% in 2010 

(see Figure 38 and Figure 39). Eight percent of renters lived in attached, single-

renters (24%) lived in duplexes, triplexes and quadraplexes in 2018 (+1% point). 

The share of renters living in structures with 20+ units has remained at 5% since 

the beginning of the decade, however, the percentage of residents living in 

structures with 5-19 units decreased from 13% to 11% over this period. 

Camas stands apart from Clark County and the MSA, which both experienced 

slower growth (+2% points in the county) or no growth (+0% points in the MSA) 

in the percentage of renters living in single unit detached housing. While Camas 

had fewer renters living in townhomes and rowhouses during this period (-4% 

points), as did Clark County (-1% point), the MSA showed an increase in 

households living in this housing type (+1% point). Between 2010 and 2018, both 

Clark County and the MSA had fewer renters living in duplexes, triplexes and 

quadraplexes and multifamily structures with 5-19 units (-1% point), but more 

renters living in structures with 20+ units (+1% point). Fewer people in Camas 

rented mobile homes over this period (-1.2% points), which Clark County and the 

MSA either showed slight increases in mobile home renters (+0.2% in Clark 

County) or remained essentially the same (-0.06% in the MSA). 
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Figure 38: Renter Occupied Housing Units by Structure Type, 2010 

 

Figure 39: Renter Occupied Housing Units by Structure Type, 2014-2018 

 

Data Source: 5-Year ACS Estimates from 2006-2010 through 2014-2018, Table B25032. 
Structure types which are not labeled above had a share of less than 3%. 

Unlike renters, Camas homeowners predominantly lived in single-family detached 

units (95%). Homeowners living in townhomes and rowhouses made up 4% of all 

homeowners. However, both the share of homeowners living in structures with 

5-19 units and 20+ units declined over this period, even though both housing 

types began the decade representing less than 1% of all owner-occupied homes. 

Camas homeowners also owned duplexes, triplexes, quadraplexes at a rate of 
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less than 1%. These factors may indicate homeowner preference for a specific 

housing type (single-family detached), however, as shares of other housing types 

decrease, homeowners may have fewer multifamily options. Limited options for 

the purchase of homes in multi-unit structures could affect homeownership rates 

for single individuals, young adults, couples without children, small families, 

empty nesters, our other family or non-family households seeking middle-housing 

units for homeownership.  

Figure 40: Occupied Owner Housing Units by Structure Type, 2010 

 

Figure 41: Occupied Owner Housing Units by Structure Type, 2014-2018 

 

Data Source: 2006-2010 and 2014-2018 5-Year American Community Survey, Table B25032. 
Structure types which are not labeled above had a share of less than 1%. 
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Household Size 

In 2018, the average household in Camas contained 2.83 individuals. The average 

Camas family had 3.21 members. Both households and family sizes in Camas are 

larger than those in Clark County and the Portland-Vancouver-Hillsboro MSA, as 

shown in Table 7. Since 2010, however, average household size and average 

family size in Camas have decreased. Average household size decreased from 

2.92 persons in 2010 to 2.83 in 2018; average family size decreased from 3.33 

persons to 3.21. In contrast, both households and family sizes in Clark County and 

the MSA grew larger over this period. 

Table 9: Household Size in Camas, 2014-2018 

 AVERAGE HOUSEHOLD 
SIZE 

AVERAGE FAMILY SIZE 

2006-2010 2014-2018 2006-2010 2014-2018 

City of Camas 2.92 2.83 3.33 3.21 

Clark County 2.65 2.69 3.14 3.17 

Portland-Vancouver-Hillsboro MSA 2.51 2.57 3.10 3.12 

Data Source: U.S. Census Bureau, Table B25003 

As -

occupied households are two-person households (2,006 households), followed 

by three-person households (1,251) and four-person households (1,189). Renter 

households tend to be smaller than owner households, with the greatest shares 

of renter households containing one-person (498 households) or two people 

(485 households). However, 45% of renter households have 3 or more members, 

again indicating the high rates of family rentals in the city. 
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Figure 42: Household Size by Housing Tenure, 2014-2018 

 

Data Source: 2014-2018 5-Year ACS Estimates, Table B25009 

Unit Size 

Owner-occupied housing units in Camas tend to be large units, with 

approximately 54% of owner-occupied units having 4 or more bedrooms. Fully 

90% of owner-occupied homes have at least three bedrooms. Of the remaining 

10% of owner-occupied units, 9% of owner-occupied units have two-bedrooms, 

while less than 1% are studios or have one bedroom. Conversely, renter-occupied 

units in Camas tend to be smaller than owner-occupied units. Renter units are 

largely two-bedroom units (37%) or three-bedroom units (35%). Four-bedroom 

-bedroom 

units make up the smallest share at 13%. 

-occupied unit size is, on average, larger than that of Clark County 

or the greater MSA. In the county and region, owner units are most likely to be 

three-bedroom units, with three-bedroom units comprising 54% and 50% of 

owner-occupied housing in those jurisdictions, respectively. One-third (34%) of 
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homeowners in Clark County live in units with four or more bedrooms, as do 

nearly one-third of owner households (32%) in the MSA. Only 1.4% of owner units 

in Clark County and 2.6% in the MSA are studios or one-bedroom.  Rental trends 

in the county and MSA share some similarities with Camas: two-bedroom units 

are the most common rental housing type in all three jurisdictions. In Camas, four-

bedroom rental units make up a larger share of rental units than one-bedroom 

units (15% vs. 13%). This trend is reversed in the county and MSA, where one-

bedroom units make up larger shares of rental housing than four-bedroom rental 

units (20% one-bedroom to 8% four-bedroom in the county; 32% one-bedroom 

to 6% four-bedroom in the MSA). 

Figure 43: Number of Bedrooms 
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Data Source: 2014-2018 5-Year American Community Survey, Table B25042 

Housing Age and Condition 

Housing in Camas tends to be of newer stock than housing in Clark County and 

the larger MSA. In the 1990s, Camas experienced a sharp increase in housing 

s housing was 

built after 1990, representing a significantly higher percentage of housing units 

than in Clark County (50.8% built since 1990) or in the Portland-Vancouver-

Hillsboro MSA (38.5% built since 1990). American Community Survey estimates 

used in Figure 44 and Table 10 are based on survey data collected from 2014 

through 2018, meaning that estimates of very-recently-constructed housing (i.e., 

the 2010 to 2018 category) do not reflect all construction since 2010. The 

constructed housing in Camas.  

Newer housing stock may indicate that overall, the housing stock in Camas is in 

better condition than in surrounding areas where housing supply is older. It 

should be noted, however, that around 10% of Camas housing stock (10.7%) was 

built before 1940, a share that is more than double the amount of housing in Clark 

County built before 1940. 
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Figure 44: Camas Housing Units by Year Structure Built 

 

Table 10: Housing Units by Year Structure Built, 2014-2018 

 

CAMAS CLARK COUNTY PORTLAND  
VANCOUVER  

HILLSBORO MSA 

Before 1940 10.70% 4.40% 12.30% 

1940 to 1950 3.30% 3.20% 4.60% 

1950 to 1960 7.00% 4.90% 7.10% 

1960 to 1970 3.30% 6.80% 8.60% 

1970 to 1980 5.00% 17.50% 17.50% 

1980 to 1990 5.10% 12.30% 11.40% 

1990 to 1999 28.20% 25.10% 18.70% 

2000 to 2009 28.50% 18.90% 14.80% 

2010 to 2018 9.00% 6.80% 5.00% 

Data Source: 2014-2018 5-Year American Community Survey, Table B25034 

While age of housing provides a general narrative about the housing conditions, 

other physical features related to housing condition are captured by the US 

Census Bureau. For example, the American Community Survey captures those 

households that lack complete kitchen or plumbing facilities. According to these 

estimates, approximately 14 homes (0.2%) in Camas lack complete kitchen 

9.0%

28.5%

28.2%

5.1%

5.0%

3.3%

7.0%

3.3%

10.7%

2010 to 2018

2000 to 2009

1990 to 1999

1980 to 1989

1970 to 1979

1960 to 1969

1950 to 1959

1940 to 1949

Before 1940

99

Item 1.



 

64 DRAFT HOUSING ACTION PLAN | City of Camas 

facilities, such as cooking facilities, a refrigerator, or a sink with piped water. An 

estimated 31 homes (0.4%) lack complete plumbing facilities, meaning that they 

lack hot and cold piped water, a flush toilet, or a bathtub or shower. While ACS 

data provides these estimates, they are subject to sampling error and the actual 

number of homes in Camas with a lack of complete kitchen or plumbing facilities 

may be lower. Overall, the data indicates that homes without complete kitchen 

or plumbing facilities make up very small percentages stock, and 

lower shares than they do throughout the MSA. 

Table 11: Housing Lacking Complete Kitchen or Plumbing Facilities, 2014-
2018 

 TOTAL 
HOUSING 

UNITS 

LACKING COMPLETE 
KITCHEN FACILITIES 

LACKING COMPLETE 
PLUMBING FACILITIES 

NUMBER SHARE NUMBER SHARE 

Camas, WA 8,330 14 0.2% 31 0.4% 

Clark County, WA 179,523 3,172 1.8% 806 0.4% 

Portland  Vancouver  
Hillsboro MSA 

979,612 17,404 1.8% 7,598 0.8% 

Data Source: 2014-2018 5-Year American Community Survey, Table B25051 and B25047 

Vacancy Rates 

Vacancy rates are 

vacancy rates for units for purchase in Camas was 2.1%. Clark County and the 

MSA had even tighter homebuying markets, with approximately 1% vacancy in 

both areas. Rental vacancy rates almost universally hovered at 3% for Camas, 

Clark County and the MSA. Low vacancy rates, such as those seen across the 

region, tend to indicate a limited housing supply, higher housing prices, and loss 

of affordable units (or, in some cases, high risk of gentrification). 

Vacancy rates in Camas, Clark County and the MSA between 2010 and 2018 are 

shown in Figure 45 Camas did not 

rates observed as the US emerged from the Great Recession (1.4% in 2012 and 

1.3% in 2014). Rental vacancies in Camas varied widely over this period. In 2012, 

for example, rental vacancies reached 9.7% at the same the owner-occupied unit 

market had recovered; rental vacancies of 2.5% nearly matched the low vacancy 

rate in for-sale units. Clark County and the MSA experienced less variation in 

rental vacancy rates over the period. Both owner-occupied and renter vacancy 

rates in these jurisdictions have declined over time, with only a small uptick in all 

renter vacancies by 2018. 
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Table 12: For Sale and Rental Vacancy Rates in Camas, 2014-2018 

 OWNER HOUSING UNITS RENTAL HOUSING UNITS 

AVAILABLE 
(VACANT) 

TOTAL VACANCY 
RATE 

AVAILABLE 
(VACANT) 

TOTAL VACANCY 
RATE 

City of Camas 129 6,153 2.1% 57 1,819 3.1% 

Clark County 1,102 114,096 1.0% 1,790 57,426 3.1% 

Portland-Vancouver-
Hillsboro MSA 

6,111 573,334 1.1% 11,870 352,297 3.4% 

Data Source: 2014  2018 5-Year American Community Survey, Tables DP04 and B25004. 
 

Figure 45: Vacancy Rate 
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Data Source: 2006-2010 and 2014-2018 5-Year American Community Survey, Table B25004 

To assist jurisdictions completing Housing Action Plans, the Washington Center 

for Real Estate Research (WCRER) at the University of Washington made a 

variety of data available to jurisdictions, including data about the local rental 

market. The table below shares vacancy rates for market-rate rental properties 

by number of bedrooms in Camas based on a survey of 20+ unit multifamily 

complexes prepared by WCRER in September 2020. Overall, the rental vacancy 

rate was low at about 1.6% for the 7 complexes (with a total of 570 units) included 

in the survey. One-bedroom units were more likely to have availability (4.2% 

vacant) while larger units (2 and 3 bedrooms) had considerably more constrained 

availability, including no vacant 3-bedroom units.  

Low rental vacancy rates were common for the 25 communities surveyed by 

WCRER, with averages ranging from as low as 0.2% to as high as 6.9%. Most 

communities (21 out of 25) had average rental vacancy rates under 2%. 

Table 13: Rental Vacancy in Properties with 20+ Units in Camas, September 
2020 

 1-BEDROOM 2-BEDROOM 3-BEDROOM 

# OF 
UNITS 

VACANCY 
RATE 

# OF 
UNITS 

VACANCY 
RATE 

# OF 
UNITS 

VACANCY 
RATE 

City of Camas 168 4.2% 330 0.6% 72 0.0% 

Data Source: Washington Center for Real Estate Research survey of multifamily properties 
with 20+ units, Conducted in September 2020, Retrieved from 
https://wcrer.be.uw.edu/housing-market-data-toolkit/ 
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Housing Production 

production from 2010 to 2015. In 2010, Camas permitted 23 units under 1,999 

square feet, 44 units between 2,000 and 3,000 sq. ft. and 73 units over 3,001 sq. 

ft. By 2015, the city had permitted 37 more mid-range units (2,000 to 3,000 sq. 

ft.) than in 2010, and 48 more units over 3,001 sq. ft. In contrast, smaller housing 

units (1,999 sq. ft. or less) decline over this period, with 9 fewer units permitted 

than in 2010. Production trends in Camas indicate a continued preference for 

sq. ft. could pose difficulties for a range of family and non-family types 

appropriately sized or appropriately priced housing in Camas. 

Figure 46: Housing Production in Camas, 2010 and 2015 

 

Data Source: Camas 2035 Comprehensive Plan 

In 2020, Camas permitted 338 new single-family residences, about 56% above 

the 216 units permitted in 2015.5 The majority of these units were over 3,000 

square feet (52.4%) and 45.6% were between 2,000 and 3,000 square feet. Only 

seven units (2.1%) were under 2,000 square feet. These trends indicate a 

 

housing supply under 2,000 square feet poses difficulties for a range of family 

and non-family households seeking appropriately sized or appropriately priced 

housing in Camas. 

supply of rental housing in large, multifamily developments increased 

significantly in recent years

 

5 City of Camas permit data provided by month for 2020. 
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multifamily housing, including townhomes and apartments. In 2020 alone, two 

new multifamily developments were completed, adding nearly 300 apartments 

to th

smaller housing units, particularly 1-bedroom and 2-bedroom rental units.  

Table 14: Multifamily Apartment and Townhouse Developments in Camas, 
2020 

DEVELOPMENT NAME TYPE YEAR 
BUILT 

NUMBER 
OF UNITS 

7th Avenue Townhomes, 710 NW 7th Avenue Townhomes 2015 10 

Camas House Apartments, 1102-1138 E. 1st Avenue Apartments 1979 16 

Camas Ridge, 1420 NW 28th Avenue Apartments 2011 51 

Clara Apartments, 608 NE Birch Street Apartments 2020 32 

Crown Villa, 1529 Division Street Apartments 1986 19 

First Avenue Apartments, 1410 E. 1st Avenue Apartments 1972 11 

Grandview Place, 19420 SE 20th Street Apartments 2009 154 

Hill Crest Apartments, 1222 NW Couch Street Apartments 1971 5 

Kielo at Grass Valley, 5988 NW 38th Avenue Apartments 2020 276 

Lloyd Apartments, 1022-1050 E. 1st Avenue Apartments 1954 8 

Logan Place Village, 1346 NW 25th Avenue Townhomes 2014 26 

Parker Village, 20th Avenue & NW Brady Road Townhomes 2018 60 

Parklands at Camas Meadows, NW Longbow Lane Townhomes  24 

River Place Apartments, 1718 SE 11th Avenue Apartments 1998 20 

River View Apartments, 3003 NE 3rd Avenue Apartments 1995 60 

Russell Street Townhouses, 1820 SE Seventh Ave Townhomes 1996 9 

Stoneleaf Townhomes, 5843 NW 26th Avenue Townhomes 2015 12 

Terrace at River Oaks, 3009 NE 3rd Avenue Apartments 2018 120 

Third Avenue Apartments, 2615 NE 3rd Avenue Apartments 2000 42 

Data Source: Mosaic Community Planning research via apartment listing services; City of 
-01, 

CPA20-02, and CPA20-03  
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Housing Costs 

Housing cost and affordability are another important area for examination, given 

 variables 

that may indicate less affordability for both rentals and for-sale housing. Looking 

affordability by observing housing affordability at the county level. The HAI gives 

a general measurement of the likelihood that middle income families can afford 

the mortgage on a median priced home. A score of 100 indicates the middle 

family can afford median home prices, and scores above 100 show increasing 

levels of affordability.6 In Table 15 

have been greater than 100 for the past four years, indicating that overall median 

income earning families experience housing affordability. First time homebuyers 

in Clark County, on the other hand, received scores below 100, indicating that 

tight markets and housing affordability directly affect first time homebuyers in 

the county in ways that may not be experienced by existing or long-time 

homeowners. 

Table 15: Housing Affordability Index for Camas and Clark County, 2017 to 
2020 

 Q2 2017 Q2 2018 Q2 2019 Q2 2020 

Clark County 123.3 109.1 114.5 125.7 

Clark County, First 
Time Buyers 

73.2 65.8 81.3 94.5 

Washington State 123.7 105.4 98.4 106.2 

Washington State, 
First Time Buyers 

71.2 61.2 69.9 81.2 

-
7  http://wcrer.be.uw.edu/archived-reports/ 

Scaling down to Camas, the affordability picture becomes starker. Figure 47 and 

Figure 48 indicates that Clark County home values are significantly less than 

values in Camas. Zillow data identifies median home values in the 65th percentile 

range, also called the top tier, and the 35th percentile range or bottom tier.  In 

 

6 State of 

http://realestate.washington.edu/wp-content/uploads/2013/10/2011Q4-HAI.pdf 

7 Washi
Snapshot, 2017-
http://wcrer.be.uw.edu/archived-reports/ 
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from $215,056 to $450,519. Bottom tier median housing values were $41,884 

higher in Camas than in Clark County, while top tier median values were $123,007 

doubled at the bottom tier - $406,456 - and had reached $744,922 at the top 

tier. 2020 figures indicate that bottom tier values were now $71,107 greater and 

top tier values were $179,764 greater than those across Clark County. Due to 

these differences in home value shown over time, the HAI may be an insufficient 

tool to interpret affordability in the city of Camas. However, the HAI does offer 

some instruction. Where Clark County offers limited affordability for first-time 

homebuyers, these pressures may be extreme for first time homebuyers in 

d supply of smaller 

starter homes. 

Figure 47: Bottom and Top Tier Home Values in Camas, 2010-2020 
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Figure 48: Existing Single Family Homes Prices in Clark County, 2010 - 2020 

 

- Bottom and Top Tier Time Series, 2010  
https://www.zillow.com/research/data/ 

M

Table 16 below shows Census estimates of median home value in Camas. In 2018, 

the median home value in Camas was $403,800, compared to $296,800 in Clark 

County and $342,900 in the MSA. 78% of Camas residents had a mortgage in 

2018, perhaps attributed to the lower age of the housing stock. Homeowners with 

a mortgage paid $2,184 per month in housing costs, compared to their neighbors 

in Clark County whose median costs were $1,699 (a difference of $485). 

Homeowners in the MSA spent $1,832 on monthly housing costs, or $352 less 

than in Camas.  

Clark County and the MSA also have larger shares of homeowners without a 

mortgage  27% in the county and 28% in the MSA, compared to 22% in Camas. 

All households without mortgages show median monthly costs that are within 

$100 ($535 in Clark County, $603 in the MSA, and $630 in Camas), indicating that 

other monthly owner costs (e.g., utilities, insurance, etc.) are relatively similar 

across the region and that housing value.  

 

 

$173,172
$158,183

$197,781

$250,183

$296,556

$335,349

$327,512
$305,490

$364,314

$442,922

$511,003

$565,158

0

100,000

200,000

300,000

400,000

500,000

600,000

2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020

Bottom Tier Top Tier

107

Item 1.

https://www.zillow.com/research/data/


 

72 DRAFT HOUSING ACTION PLAN | City of Camas 

Table 16: Median Home Value and Monthly Owner Costs in Camas, 2018 

Data Source: 2014-2018 5-Year American Community Survey, Table DP04 

Figure 49: Median Monthly Costs for Homeowners with a Mortgage, 2014-
2018 

 

Data Source: 2014-2018 5-Year American Community Survey, Table DP04 

Rental Housing Costs 

Interestingly, renter costs in Camas are more similar to renter costs in Clark 

County and the MSA than owner costs. The median rent in Camas is $1,217, only 

$24 more than in the MSA and $37 more than in Clark County. Figure 50 shows 

increased by $159 over the 5-year period. Clark County and the MSA showed 

median rent increases between $217 and $225 over this period. Despite the rising 

rental costs, median rents in Camas are nearly $1,000 less than monthly owner 

costs in the city. This factor alone may cause households with lower incomes to 
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OWNER-
OCCUPIED 

UNITS 

MEDIAN 
HOME VALUE 

WITH A MORTGAGE WITHOUT A MORTGAGE 

SHARE 
OF 

TOTAL 

MEDIAN 
MONTHLY 
OWNER 
COSTS 

SHARE 
OF 

TOTAL 

MEDIAN 
MONTHLY 
OWNER 
COSTS 

Camas, WA 6,153 $403,800 78% $2,184 22% $630 

Clark County, WA 114,096 $296,800 73% $1,699 27% $535 

Portland  Vancouver  
Hillsboro MSA 

573,334 $342,900 72% $1,832 28% $603 
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remain renters in Camas or to purchase homes outside of the city where owner 

costs may be more affordable. 

Table 17: Median Renter Costs in Camas, 2018 

 TOTAL RENTER-OCCUPIED 
UNITS 

MEDIAN RENT 

Camas, WA 1,819 $1,217 

Clark County, WA 57,426 $1,180 

Portland  Vancouver  Hillsboro 
MSA 

352,297 $1,193 

Data Source: 2014-2018 5-Year American Community Survey, Table DP04 

Figure 50: Median Monthly Renter Costs, 2014-2018 

 

The Washington Center for Real Estate Research  (WCRER ) rental market 
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average 2-bedroom rented for $1,442, and the average 3-bedroom for $1,789.   
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Table 18: Average Rental Rates in Properties with 20+ Units in Camas, 
September 2020 

 1-BEDROOM 2-BEDROOM 3-BEDROOM 

# OF 
UNITS 

AVERAGE 
RENT 

# OF 
UNITS 

AVERAGE 
RENT 

# OF 
UNITS 

AVERAGE 
RENT 

City of Camas 168 $1,299 330 $1,442 72 $1,789 

Data Source: Washington Center for Real Estate Research survey of multifamily properties 
with 20+ units, Conducted in September 2020, Retrieved from 
https://wcrer.be.uw.edu/housing-market-data-toolkit/ 

Special Needs Housing 

The most recent census data on special housing in Camas 

indicates that in 2010, there were two types of facilities that 

non-

in nursing homes, skilled nursing facilities or other non-

institutional special housing. Comparatively, there are 3,178 

special housing residents in Clark County. Camas serves 2.4% of 

Data 

Source: 2010 Decennial Census, Table PCT20 

Table 20 indicates the number and type of special housing available in the county, 

which includes state prisons, local jails, group homes, emergency and transitional 

shelters, and residential treatment centers. 

Table 19: Special Housing Inventory in Camas, 2010 

INSTITUTIONALIZED 
POPULATION 

FACILITY TYPE 

62 Nursing facilities/Skilled-nursing facilities 

16 Other noninstitutional facilities 

Data Source: 2010 Decennial Census, Table PCT20 

Table 20: Special Housing Inventory in Clark County, 2010 

INSTITUTIONALIZED 
POPULATION 

FACILITY TYPE 

219 State prisons 

727 Local jails and other municipal confinement facilities 

110

Item 1.



 

City of Camas | DRAFT HOUSING ACTION PLAN 75 

4 Group homes for juveniles (non-correctional) 

695 Nursing facilities/Skilled-nursing facilities 

14 Hospitals with patients who have no usual home elsewhere 

370 Emergency and transitional shelters (with sleeping facilities) 
for people experiencing homelessness 

667 Group homes intended for adults 

36 Residential treatment centers for adults 

381  

65 Other noninstitutional facilities 

Data Source: 2010 Decennial Census, Table PCT20 

Subsidized Housing 

Camas also provides a small number of subsidized units for individuals earning 

low to moderate incomes in the city. Camas, which falls into the Portland-

Vancouver-Hillsboro MSA, has an area median income of $74,700.8 Therefore, 

subsidized housing serves households earning no more than 80% AMI, or 

$59,750, with many subsidized households typically earning low incomes (30 - 

50% AMI) or very low incomes (30% AMI or less). 

HUD data indicates that Camas census tracts 

contain 92 subsidized units as of 2018: 67 housing choice vouchers and 25 

project-based section 8 units. Both subsidized housing types are offered by the 

Vancouver Housing Authority (VHAUSA). VHAUSA manages 19 senior units at 

the Crown Villa Apartments, which were built in 1986. VHAUSA also offers 

project-based section 8 at its Camas Ridge development, which is a mixed-use 

located in the city of Camas. The ci

housing units in Camas. 

The distribution of vouchers and section 8 units is shown in the maps below. 

Vouchers and Project-based Section 8 units are predominantly found in census 

tracts with higher renter rates, such as downtown Camas and in western Camas 

 

8 
2020. https://www.huduser.gov/portal/datasets/il/il2017/2017summary.odn 
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along the Vancouver border. Since these tracts may be shared with adjacent 

cities, the numbers of subsidized units may be smaller than identified below.  

Figure 51: Percentage of Renters in Camas, 2014-2018 
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Figure 52: Housing Choice Vouchers in Camas, 2018 

 

Figure 53: Project Based Section 8 Units in Camas, 2018 
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Chapter 5:              

Housing Needs 
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This chapter of the Housing Action Plan examines housing needs from two 

perspectives: first, existing housing needs by Camas households who face one or 

more housing problems such as affordability or overcrowding; and second, 

projected need for new housing units generated by population growth over the 

next 20 years.  

Existing Housing Needs  

Housing cost and condition are key components of housing need. Housing 

barriers may exist in a jurisdiction when some groups have greater difficulty 

accessing housing in good condition and that they can afford. To assess 

affordability and other types of housing needs, the U.S. Department of Housing 

and Urban Development (HUD) defines four housing problems:  

1. A household is cost burdened if monthly housing costs (including mortgage 

payments, property taxes, insurance, and utilities for owners and rent and 

utilities for renters) exceed 30% of monthly income.  

2. A household is overcrowded if there is more than one person per room, not 

including kitchen or bathrooms.  

3. A housing unit lacks complete kitchen facilities if it lacks one or more of the 

following: cooking facilities, a refrigerator, or a sink with piped water.  

4. A housing unit lacks complete plumbing facilities if it lacks one or more of the 

following: hot and cold piped water, a flush toilet, or a bathtub or shower.  

HUD also defines four severe housing problems, including a severe cost burden 

(more than 50% of monthly housing income is spent on housing costs), severe 

overcrowding (more than 1.5 people per room, not including kitchens or 

bathrooms), lack of complete kitchen facilities (as described above), and lack of 

complete plumbing facilities (also as described above).  

To assess housing need, HUD receives a special tabulation of data from the U. S. 

through standard Census products. This data, known as Comprehensive Housing 

Affordability Strategy (CHAS) data, counts the number of households that fit 

certain combinations of HUD-specified criteria, such as housing needs by race 

and ethnicity. 

Of the four types of housing problems, Table 17 illustrates that cost burdens affect 

far more households than any of the others. Over 40% of Camas renters spend 

more than 30% of their income on housing expenses, while about 14% spend more 

than 50% of their household income on these expenses. Other housing needs 

impact significantly fewer renters, less than 1% combined. Renters are about twice 

as likely to face a housing problem as homeowners, with 42.3% of renters having 

one or more housing needs compared to 21.0% of owners.  
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For homeowners, cost burdens and severe cost burdens are again the most 

common housing needs. About one-in-five owners in Camas spends more than 

30% of their income on housing. A smaller share (6.4%) spends more than 50%. 

Overcrowding and a lack of complete plumbing or kitchen facilities are 

uncommon but impact around 75 homeowners (or about 1.3% of all Camas 

homeowners).  

Overall, this data indicates that affordability is the key housing need for many in 

Camas, impacting nearly 2,000 households (1,135 owners and 785 renters).  

Table 21: Estimated Housing Needs by Type in Camas, 2017 

Note: Households with a severe cost burden are a subset of households with a cost burden. Severely 
overcrowded households are a subset of overcrowded households. The number of total needs (i.e., sum of 
cost burdens, overcrowding, and lack of facilities) is greater than the total number of households with needs 
because some households have more than one of the housing problems.  

Data Source: 2013-2017 Comprehensive Housing Affordability Strategy data, Tables 1, 3, 8, and 10, Retrieved 
from https://www.huduser.gov/portal/datasets/cp.html  

To better understand how housing costs impact Camas households, Table 18 

segments housing need by income level. This data shows that lower income 

households are heavily impacted by a lack of affordability. Of those with incomes 

under 30% of the median family income (MFI), four-out-of-five face difficulty 

finding suitable housing, including 90% of homeowners.  

Affordability difficulties persist for the next two income levels (31-50% MFI and 

51-80% MFI) as well, where more than one-half of households spend over 30% of 

income on housing.  

At moderate and middle incomes (81-100% MFI and 101-120% MFI), housing needs 

are reduced for renters but remain high (around 38-48%) for homeowners. These 

figures suggest that while rental options are more limited, there are units available 

to moderate/middle income households and higher. Homeownership 

HOUSING NEED 

OWNERS RENTERS TOTAL 

HOUSE-
HOLDS 

SHARE OF 
TOTAL 

HOUSE-
HOLDS 

SHARE OF 
TOTAL 

HOUSE-
HOLDS 

SHARE OF 
TOTAL 

Cost burden 1,135 19.9% 785 41.8% 1,920 25.3% 

Severe cost burden 365 6.4% 270 14.4% 635 8.4% 

Overcrowding 74 1.3% 14 0.7% 88 1.2% 

Severe overcrowding 4 0.1% 10 0.5% 14 0.2% 

Lacking complete facilities 15 0.3% 0 0.0% 15 0.2% 

Total households with needs 1,200 21.0% 795 42.3% 1,995 26.3% 

Total households 5,710 100.0% 795 100.0% 7,590 100.0% 
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opportunities, however, are more restricted even for households earning above 

housing supply data 

related to home sales prices and permit data related to housing size.  

Table 22: Estimated Housing Needs by Income Group in Camas, 2017 

Note: Area Median Family Income MFI
Development (HUD) by household size. For the Portland-Vancouver-Hillsboro metro area (which includes 
Camas), the median income in 2017 was $74,700. For a four-person household, 30% AMI = $24,600, 50% AMI = 
$37,350, 80% AMI = $59,750, 120% AMI = $89,640, and 140% AMI = $104,580.  

Data Source: 2013-2017 Comprehensive Housing Affordability Strategy data, Table 11, Retrieved from 
https://www.huduser.gov/portal/datasets/cp.html  

A key question in housing affordability and equity is the prevalence of housing 

issues by householder race and ethnicity. Table 20 on the following page shows 

housing need rates by race and ethnicity in Camas.  

For homeowners, this data shows that about one-fifth of white householders in 

Camas have a housing need, but that three other groups are more likely to have 

difficulty affording their homes. More than 90% of Native American or Alaska 

Native homeowners have a housing need, as do 41.4% of Hispanic or Latino 

homeowners and 36.0% of other or multiple race homeowners.  

On the rental side, about two-out-of-five white and two-out-of-five other or 

multiple race households have a housing need. Only one group is more likely to 

face difficulty affording a place to rent  Asian or Pacific Islander households, of 

whom 88.2% have a housing problem. Notably, CHAS data counted no Black or 

African American households in Camas with a housing need, however, data 

indicates only a small number of Black households overall (60 total). 

As some focus group participants discussed, prohibitively high housing costs are 

often more likely to impact households of color, meaning that elevated costs in 

HOUSEHOLD 
INCOME 

OWNER HOUSEHOLDS RENTER HOUSEHOLDS TOTAL HOUSEHOLDS 

WITH 
NEEDS 

TOTAL SHARE 
WITH 

NEEDS 

WITH 
NEEDS 

TOTAL SHARE 
WITH 

NEEDS 

WITH 
NEEDS 

TOTAL SHARE 
WITH 

NEEDS 

0-30% MFI 110 120 91.7% 170 225 75.6% 280 345 81.2% 

31-50% MFI 115 220 52.3% 215 255 84.3% 330 475 69.5% 

51-80% MFI 365 575 63.5% 335 590 56.8% 700 1,165 60.1% 

81-100% MFI 175 360 48.6% 20 180 11.1% 195 540 36.1% 

101-120% MFI 165 430 38.4% 30 185 16.2% 195 615 31.7% 

120-140% MFI 95 405 23.5% 0 70 0.0% 95 475 20.0% 

Over 140% MFI 175 3,600 4.9% 25 380 6.6% 200 3,980 5.0% 
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indicates that, particularly related to homeownership, racial and ethnic minority 

households, specifically Hispanics or Latinos and Native Americans or Alaska 

Natives, are more likely to spend more of their income to live in Camas than do 

white households.  

Table 23: Estimated Housing Needs by Race and Ethnicity in Camas, 2017 

Data Source: 2013-2017 Comprehensive Housing Affordability Strategy data, Table 1, Retrieved from 
https://www.huduser.gov/portal/datasets/cp.html  

Housing Need Projections 

This section focuses on housing need over the next 20 years based on population 

growth forecasts for the city of Camas. While the previous data discussed 

existing needs related to affordability and other housing issues, here we turn to 

the need for development of new housing units through 2040.  

Table 24 estimates the need for new housing units in Camas over the next 20 

years, based on current population estimates from the Washington Office of 

Financial Management and projected population growth rates from 

Comprehensive Plan, Camas 2035. 

is forecast to grow by 11,772 residents over the next 20 years, reaching about 

36,912 residents by 2040. Assuming an average household size of about 2.7 

people, this projected population growth translates to an additional 4,360 

households by 2040. Finally, assuming a vacancy rate of 5% indicates projected 

need for 4,589 new housing units in Camas over the next 20 years, or an average 

of 229 housing units per year.    

HOUSEHOLDER 
RACE AND 
ETHNICITY 

OWNER HOUSEHOLDS RENTER HOUSEHOLDS TOTAL HOUSEHOLDS 

WITH 
NEEDS 

TOTAL SHARE 
WITH 

NEEDS 

WITH 
NEEDS 

TOTAL SHARE 
WITH 

NEEDS 

WITH 
NEEDS 

TOTAL SHARE 
WITH 

NEEDS 

Non-Hispanic or 
Non-Latino  

         

White 1,010 4,900 20.6% 690 1,650 41.8% 1,700 6,550 26.0% 

Black or African 
American 

0 60 0.0% 0 0 0.0% 0 60 0.0% 

Asian or Pacific 
Islander 

44 434 10.1% 30 34 88.2% 74 468 15.8% 

Native American 
or Alaska Native 

39 43 90.7% 0 10 0.0% 39 53 73.6% 

Other or 
Multiple Races 

45 125 36.0% 25 55 45.5% 70 180 38.9% 

Hispanic or 
Latino 

60 145 41.4% 40 130 30.8% 100 275 36.4% 
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Table 24: Projected 20-Year Housing Need in City of Camas 

Comprehensive Housing Affordability Strategy (CHAS) data provides a 

breakdown of households in Camas and Clark County by income level that can 

be used to segment projected future housing needs. Figure 18 in Chapter 3 

identified income levels for Camas households, which are presented again on the 

following page with a comparison to Clark County. As shown, Camas has 

proportionally fewer lower- and moderate-income households than Clark County. 

About one-third of Camas households have incomes under the median family 

income compared to about one-half of Clark County households with incomes 

under the median.  

  

  

2020 Population Estimate1  25,140 residents 

2040 Population Projection2 36,912 residents 

Projected Population Growth (2020-2040) 11,772 residents 

Average Household Size3  2.7 people per household 

Projected Household Growth (2020-2040) 4,360 households 

Vacancy Rate Assumption4 5% 

Projected Housing Units Needed (2020-2040) 4,589 housing units 

Average Annual Housing Unit Production Needed 229 housing units 

1. From State of Washington Office of Financial Management April 1, 2020 Population 
Estimates. 

2. Projected growth rates based on population forecasts from Camas 2035, adopted 
June 2016. 

3. Average household size in Clark County from 2015-2019 5-Year American Community 
Survey estimates. Average household size in Camas was 2.81 as of 2015-2019 5-Year 
ACS data, which represented a steady decline from 2.98 as of 2010-2014 5-Year ACS 
data. It is assumed that household size in Camas will continue to decline over the 20-
year planning period to reach an average similar to that of the county.  

4. From  Guidance for Developing a 
Housing Needs Assessment  Public Review Draft, March 2020. The Department of 
Commerce considers a 5% vacancy rate to be the point where there is sufficient 
housing stock to allow space for people to move while maintaining a healthy level of 
competition in the market. 
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Figure 54: Share of Household by Income Level in Camas and Clark County, 2013-2017 

 

Development (HUD) by household size. For the Portland-Vancouver-Hillsboro metro area (which includes 
Camas), the median income in 2017 was $74,700. For a four-person household, 30% AMI = $24,600, 50% AMI = 
$37,350, 80% AMI = $59,750, 120% AMI = $89,640, and 140% AMI = $104,580.  

Data Source: 2013-2017 Comprehensive Housing Affordability Strategy data, From 
https://www.huduser.gov/portal/datasets/cp.html  
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Table 25 segments projected future housing needs by household income level 

and tenure. Income level assumptions for projected future housing need are 

based on CHAS data for the city and county (shown in Figure 54) and assume 

that future housing development in Camas will allow for additional affordability 

for low- and moderate-income households beyond what is currently available. 

Segmentation by tenure is based on homeownership rates in Camas and Clark 

County by income level (also from CHAS data displayed in Figure 54).  

As shown, the majority of projected future housing need in Camas (60% or 2,753 

units) will be for units affordable to households with incomes at or above the area 

median family income. About 40% of projected future housing need will be for 

units affordable to households with low or moderate incomes, including a mix of 

rental and for-sale housing.     

Table 25: Projected Future Housing Need by Income Level and Tenure 

HOUSEHOLD INCOME BAND 

(MFI = MEDIAN FAMILY 
INCOME) 

ASSUMED 
SHARE OF 
HOUSING 

NEED 

20-YEAR HOUSING NEED 

TOTAL OWNER RENTER 

Extremely Low Income 
(30% MFI or under) 

7% 321 112 209 

Very Low Income                  
(>30%-50% MFI) 

8% 367 165 202 

Low Income                  
(>50%-80% MFI) 

16% 734 367 367 

Moderate Income                  
(>80%-100% MFI) 

9% 413 268 145 

Above Median Income                  
(>100% MFI) 

60% 2,753 2,340 413 

Total 100% 4,589 3,254 1,335 

Data Source: Mosaic 20-Year Future Housing Need Projections; 2013-2017 Comprehensive 
Housing Affordability Strategy data, From https://www.huduser.gov/portal/datasets/cp.html 

To accommodate the variety of new households anticipated, as well as to better 

serve existing households with difficultly affording their homes, Camas will need 

housing options diverse in type, tenure, and cost. The next section assesses the 

 supply of vacant buildable land available to meet future housing need using 

Vacant Buildable Lands Model.  
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Vacant Buildable Land  

To assist the county and cities plan for population and job growth, Clark County 

maintains a Vacant Buildable Lands Model (VBLM) that analyzes potential 

capacity for residential, commercial, and industrial land development within 

urban growth areas. The VBLM identifies vacant and underutilized parcels and 

classifies them regarding suitability for development. Environmentally 

constrained land (including wetlands, land in the 100-year floodplain, slopes 

greater than 15 percent, designated shorelines, and other environmentally 

sensitive areas) are excluded. The residential model also excludes tax exempt 

parcels, lots under 5,000 square feet, and easements and right of ways.9 

The VBLM applies planning assumptions to the inventory of vacant and 

underutilized land to estimate the potential for additional housing and 

employment. For residential land, the model assumes a deduction for 

infrastructure and for vacant, underutilized, and constrained land not expected 

to ever be developed to arrive at net developable acres. 

net developable residential acreage to estimate 

the potential capacity for new housing units. For Camas, the model assumes 6 

housing units will be developed per net developable acre.  

Figure 55 displays the VBLM for Camas, indicating areas of the city where vacant 

or underutilized residential land may support additional housing units. This model 

is currently under refinement by the City of Camas. City staff indicate that one 

area identified as having capacity for about 440 additional housing (along NW 

Forest Home Road) is not suitable for development due to topographical issues 

not captured in the VBLM. 

The VBLM estimates that Camas has capacity for an additional 3,731 housing units 

(see Figure 55) in its urban growth area (UGA). The majority of this capacity is in 

single-family zoning districts (3,163 units or 84.8%), including 8.3% in low-density 

single-family districts (308 units), 52.3% in medium-density single-family districts 

(1,950 units), and 24.3% in high-density single-family districts (905 units). The 

VBLM estimates that vacant land zoned for multifamily housing has capacity for 

about 568 additional housing units.  

projected future housing needs through 2040 indicate need for an 

additional 4,589 units. Comparing this figure to the 

estimate of about 3,731 to 4,171 units indicates that Camas may need to develop 

approaches to enhance residential capacity to best meet needs over the next 20 

years. Strategies may include increasing average density above the 6 units/acre 

assumed by the VBLM or re-zoning commercial land for residential use, 

particularly for multifamily development. Both approaches are in keeping with 

recent development activity in Camas.   

 

9 
from https://gis.clark.wa.gov//vblm/assets/VBLM.pdf.   
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Figure 55: City of Camas Housing Development Capacity on Vacant Buildable Land 

Data Source: Clark County Vacant Buildable Land Model, From 
https://clarkcountywa.maps.arcgis.com/apps/opsdashboard/index.html#/782db6feb53d43ba8167036c1a0ab81b 
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Figure 56: Housing Development Capacity by Zoning District in the Camas Urban Growth Area 

 

Note: Does not include housing capacity along NW Forest Home Road reported in the VBLM due to topography issues that preclude development there, as 
identified by City of Camas staff.  

Data Source: Clark County Vacant Buildable Land Model, From 
https://clarkcountywa.maps.arcgis.com/apps/opsdashboard/index.html#/782db6feb53d43ba8167036c1a0ab81b
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Housing Policy Review 
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Comprehensive land use planning, as embodied in the Camas 2035 

Comprehensive Plan, is a critical process by which communities address myriad 

public policy issues such as housing, transportation, health, recreation, 

environmental protection, commercial and retail services, and land values, and 

address how the interconnection and complexity of these issues can ultimately 

shape its very character  

through, who lives in it, what kinds of jobs and businesses exist in it, how well the 

natural environment survives, and whether the community is an attractive one or 
10 Likewise, state and local policy decisions regarding land use and 

zoning have a direct and profound impact on housing development approaches, 

all. Local zoning codes determine where housing can be built, the type of housing 

that is allowed, and the amount and density of housing that can be provided. 

Zoning also can directly or indirectly affect the cost of developing housing, 

making it harder or easier to accommodate affordable housing.  

Although comprehensive plans and zoning and land use codes play an important 

role in regulating the health and safety of the structural environment, overly 

restrictive codes can negatively impact housing affordability and the diversity of 

housing options within a jurisdiction. Conversely, these same regulatory tools can 

also be wielded to increase affordability and housing choice.  

This chapter will review the various policies, plans, ordinances, and programs that 

influence housing development in Camas and evaluate the effectiveness of this 

overall housing policy framework in achieving the 

expressed in the Camas 2035 Comprehensive Plan. To evaluate how well the 

policy framework is working, the using 

element will be compared with data and development trends originally presented 

in Chapter 4.  

Housing Goals 

Before the Camas 2035 Comprehensive Plan was adopted by the City in 2016, 

the community was engaged in a robust visioning process involving multiple 

vision summits, a public forum, resident surveys, and other opportunities for 

public participation. In developing the vision, residents were asked to project out 

20 years into the future imagining Camas as they would wish it to be in 2035. 

While the entirety of the Camas 2035 plan is united under an overarching vision 

statement, housing element casts this specific 

future neighborhoods and housing: 

 

10 John M. Levy. Contemporary Urban Planning, Eighth Edition. Upper Saddle River, NJ: 

Pearson Prentice Hall, 2009. 
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The housing element goes on to identify housing needs and present an analysis 

of  From there, the plan establishes a set of three 

housing goals designed to guide the City toward a future with a housing supply 

adequate for residents of all ages and income levels. Specifically, the three 

housing goals are these: 

Citywide Housing Goal: Maintain the strength, vitality, and stability of all 

neighborhoods and promote the development of a variety of housing 

choices that meet the needs of all members of the community. 

Affordable Housing Goal: Create a diversified housing stock that meets 

the needs of all economic segments of the community through new 

developments, preservation, and collaborative partnerships. 

Senior and Special Needs Housing Goal: Encourage and support a 

variety of housing opportunities for those with special needs, particularly 

those with challenges relating to age, health, or disability. 

Each of these three goals is accompanied in the Camas 2035 housing element by 

a list of policies intended to effectuate the related goal. As these three goals 

represent the  adopted 

as City policy within the scope of the comprehensive plan, they set an important 

standard against which to measure actual trends in housing development. Is the 

helping the Camas community realize its 

vision? This is the question considered in the following sections of this chapter.  

Housing Policy Framework 

Housing development in Camas is shaped by a framework of interconnected 

state and local policies that, while not always formally linked together, frequently 

interact with one another. At a local level, these policies are primarily functions of 

the zoning code, design requirements, and housing and building codes, in 

conjunction with the comprehensive plan. 

Growth Management Act (RCW 36.70A) imposes specific housing planning 

regulations on counties (including Clark County) that meet certain growth 

 

In the year 2035, residents of Camas continue to appreciate 

their safe, diverse, and welcoming community. Those raised in 

Camas will return for family-wage jobs and to ultimately retire 

here. Camas is a well-planned and connected city where 

residents enjoy pedestrian and bicycle paths between 

neighborhoods and to downtown. There is a wide variety and 

range of housing for all ages and income levels. 
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management 

counties. Within these counties, the Growth Management Act governs local 

comprehensive planning processes and establishes policy goals that encourage 

local governments to plan proactively for housing affordability and to promote a 

diverse mixture of housing types and sizes to accommodate the varied needs of 

residents. A further set of state-level housing planning expectations are 

contained in draft guidance issued by the Washington Department of Commerce 

for communities that choose to develop Housing Action Plans.  

Considering the totality of this framework that guides housing planning and 

development in Camas, 12 specific housing policy items are reviewed here for 

their impact on housing within the City. These twelve items are primarily derived 

responsive to state planning 

requirements as well. In many cases, the local policies composing this framework 

are in substantial alignment with the recommended actions enumerated in the 

Growth Management Act 

Developing a Housing Action Plan and likely represent affirmative steps toward 

achieving the Camas 2035 housing goals.  Other policies reviewed as part of the 

framework are more likely to act as barriers to increasing construction of 

additional affordable and market rate housing in a greater variety of housing 

types and at prices that are accessible to a greater range of incomes. These policy 

items present opportunities for 

housing goals.    

Policies Supportive of the Housing Goals 

Multifamily Zones: In the multifamily (MF) zones, apartments as well as 

duplex/two-family homes, townhomes/rowhouses, single family detached 

homes, and designated manufactured homes are permitted by right when 

complying with lot and design guidelines. This allows for more housing variety 

within the MF zones. It is important that these uses are permitted by right, rather 

than having to go through the costlier and less predictable conditional use review 

process. In expensive housing markets like Camas, attached housing and 

multifamily housing is a key element to providing affordable rental or ownership 

housing because higher density increases the economical use of land and spreads 

out building infrastructure costs among the number of dwelling units. The 

multifamily zones require a minimum 6 units per acre (u/a), in line with the goal 

set by the Comprehensive Plan for residential uses. The maximum density is set 

as 10 u/a in the MF-10 zones, 18 u/a in the MF-18 zone, and 24 u/a in the MF-C 

overlay.  

The permitted uses and lot standards including minimum lot areas (3,000 sq. ft. 

for MF-10, 2,100 sq. ft. for MF-18, and none for the MF-C overlay), lot dimensions, 

setbacks, and lot coverage are reasonable for accommodating greater housing 

supply and density. However, density may be limited by other design criteria 

including maximum height allowances of 3 stories/35 feet in MF-10, 4 stories/50 

ft. in MF-18, and 1 story/18 ft. in the MF-C overlay. Additionally, a relatively small 

share of (about 13%) is currently zoned for 
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multifamily development, and a portion of that was recently acquired by the City 

for use as park space.  

Multifamily Tax Exemption (MFTE): A multifamily tax exemption is a waiver of 

property taxes to encourage and incentivize affordable housing production and 

State law 

(RCW 84.14) allows qualifying cities to grant developers of certain residential and 

mixed-use projects a property tax exemption (for eight or twelve years) on the 

value of new residential improvements, rehabilitation, or conversion of residential 

buildings in the designated areas. A 12-year exemption is allowed for projects that 

incorporate a minimum percentage (typically 20%) of income-restricted units. 

Camas adopted its MFTE program in December 2014, and currently designates 

three targeted areas: the Downtown District, the Northwest 6th Avenue Corridor 

District, and the Northeast 3rd Avenue District. The ordinance provides that to 

be eligible for 12-year tax abatements, applicants must commit to renting or 

selling at least 20% of units as affordable housing to low- and moderate-income 

households. Projects intended exclusively for owner occupancy may meet this 

standard through housing affordable to moderate-income households. As of 

January 2021, one property, the Clara Apartments at SW 6th Avenue, has 

qualified for the program. 2021 will be the first year the 30-unit development 

(with 6 affordable units) qualifies for the tax exemption. 

Mixed Use Zones: The MX and DC (Downtown Commercial) districts provide 

opportunity for higher density residential uses in close proximity to commercial 

services, retail, offices and transit in a more compact design and efficient use of 

land. Currently, there are two MX districts which were added during the 2016 

Comprehensive Plan update, though as of January 2021 neither had yet resulted 

in new housing units. Single family detached, supportive housing for persons with 

disabilities, duplex/2-family, and designated manufactured homes are permitted 

by right. Multifamily and rowhouses/ townhomes are conditional uses. The 

minimum lot size in the MX district is 1,800 sq. ft.; maximum density permitted is 

24 units per acre; and there is no maximum height restriction. In the DC district, 

residential uses may be permitted outright if part of a mixed-use building and 

where the residential units are not located on the ground level; otherwise 

residential uses require conditional use approval. The zoning code does not 

prescribe minimum lot area or maximum density for residential uses or maximum 

building heights in the DC district, but developments are subject to review in 

accordance with the adopted Downtown Design Manual. 

Planned Residential Developments (PRD) and Flexible Development: The 

zoning code establishes some development categories that allow more flexibility 

and efficiency in site design, uses, and density placement. A developer may seek 

PRD approval, on a minimum 10 acre parcel, in both the R and MF zones, and is a 

way to include more diversity of housing types and lot sizes in the typically large-

lot, single-family detached zones of the city while maintaining and protecting 

open space for recreation and environmentally sensitive areas. In Camas, an 

approved PRD must include both single family detached lots (with a minimum 

4,000 sq. ft.) and a multifamily component, which may contain either attached 

or detached single-family units on lots smaller than 4,000 sq. ft. or may contain 

a mix of duplexes, rowhouses, apartments, and designated manufacturing homes. 
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However, 50-75% of dwellings must be single-family detached units. City council 

may grant up to a 20% density bonus above the maximum allowed in the 

underlying zoning district. A flexible development approval is an alternative to 

the PRD. In a Flexible Development, the density of residential development may 

be increased in accordance with the Density Transfer Standards of the 

underlying zone, or, if in a multifamily zone, then standards may reflect those of 

the MF-18 zone (the highest density MF zone). Building heights may be increased 

by one story above the underlying zoning standard. 

Short Plats: Camas has adopted a short plat process for subdivision development 

of a parcel up to nine lots, the maximum allowed under the Growth Management 

Act. Short plats may be administratively approved making for a more streamlined 

permit process instead of needing to go through a lengthier public and city 

council subdivision review process. This also can provide costs savings to the 

developer which ideally are passed to the homebuyer. The guidance encourages 

jurisdictions couple the short plat process other development regulations like 

cottage housing, small lot development, flexible development regulations, or zero 

lot line development to have the most impact on housing supply and housing 

diversity planning goals. 

Lot Size Averaging: The dimensional and density standards in the R and MF 

zones include lot size averaging, along with a minimum and maximum lot size 

and minimum and maximum density allowance. Lot size averaging can be applied 

to infill development, short plats, and larger subdivisions and is not limited to 

Planned Residential (PRD) or cluster developments. This can allow for greater 

diversity of lot sizes and housing types within new housing developments as 

individual lots located within a development may be smaller than typically 

permitted, provided the average of all lots does not exceed the maximum allowed 

density. This also can lead to more efficiency in accommodating critical areas and 

unusually shaped parcels, the potential for more units, and may make the smaller 

lots a more affordable option within the development. It also decreases the 

likelihood of the developer having to seek costly variances for lots that deviate 

slightly from the minimum lot size requirement or to go through the additional 

review procedures typical of Planned Residential Developments (PRDs). 

Accessory Dwelling Units: An accessory dwelling unit (ADU), attached or 

right in any zone that permits residential uses. The property owner must occupy 

either the principal or accessory dwelling and the accessory dwelling must not 

exceed 40% of the area of the primary dwelling's living area. The City will not 

impose a separate water system development charge for connection of 

accessory dwelling units to the city water system. There are some design 

requirements to protect the residential character and neighboring property 

owners, but the ADU ordinance is quite generous when compared to other 

jurisdictions and offers an alternative and low-impact form of affordable housing. 

ADUs may be helpful in providing new and more affordable housing options in 

neighborhoods that are already built out or where the planning goal is to maintain 

single-family character but more density. ADUs may address the housing needs 

of seniors, small families, and a range of incomes, including middle and low-

income households. 
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Manufactured Housing: 

with pitched roofs and exterior siding similar in appearance to conventional site-

built IBC single-family residences and installed on a permanent foundation) are 

an alternative, typically more affordable housing product and are permitted by 

right on individual lots in all residential R and MF zones. The zoning code also 

makes provision for the siting of typical manufactured homes in manufactured 

home parks, dwellings built on a permanent chassis with or without a permanent 

foundation and complying with the National Manufactured Home Construction 

and Safety Standards Act of 1974, as a conditional use in the MF zones. As of 

March 2021, Camas permits , in 

compliance with state laws (WA State Engrossed Substitute Senate Bill 5383, 

July 28, 2019). However, the City of Camas has only one manufactured home park 

and new manufactured home parks are only allowed as a conditional use in MF 

zones.  

Housing for Persons with Disabilities: The zoning code regulations protect 

housing for persons with disabilities who require group living arrangements 

and/or onsite supportive services. Adult family homes, residential care facilities, 

supported living arrangements, and housing for the disabled are expressly 

permitted uses in all single-family Residential and MF districts. Adult family 

specific definition in the zoning code) also are permitted uses in the mixed-use 

MX and downtown DC districts. The code does not impose spacing or dispersions 

requirements or additional zoning permits to site these types of supportive 

housing for persons with disabilities. 

Policies that May Impede Housing Goals 

Exclusionary zoning standards in the single-family R zones: Exclusionary zoning 

is understood to mean zoning regulations which impose unreasonable residential 

design regulations that are not congruent with the actual standards necessary to 

protect the health and safety of current average household sizes and prevent 

overcrowding. Zoning policies that impose barriers to housing development by 

making developable land and construction costlier than they are inherently can 

take different forms and may include: high minimum lot sizes, low density 

allowances, wide street frontages, large setbacks, low maximum building heights, 

restrictions against infill development, restrictions on the types of housing that 

may be constructed in certain residential zones, arbitrary or antiquated historic 

preservation standards, minimum off-street parking requirements, restrictions 

against residential conversions to multi-unit buildings, lengthy permitting 

lots and some housing type diversity in some PRDs, multifamily, and mixed use 

zones, the vast majority of land is devoted to single-family detached dwellings, 

with development controls related to minimum lot sizes, density, setbacks, lot 

coverage, height restrictions, historical preservation, etc. that limit housing 

diversity, density, and socioeconomic integration within many desirable 

exclusionary to the point of artificially limiting the affordable housing inventory 

and directly contributing to higher housing and rental costs. The allowed uses in 

133

Item 1.



 

98 DRAFT HOUSING ACTION PLAN | City of Camas 

the single-family R zones are too restrictive. (Only single family detached housing 

and ADUs are permitted by right; duplex/2-family units are a conditional use; or 

duplex/2-family and apartments as part of an approved PRD.) The conditional 

use permit process for duplex/two-family units in the R zones adds artificial cost 

pes and still excludes on the majority of residential land 

designations other small to modest-scale housing types that bridge the gap 

between detached single family homes and urban-scaled multifamily 

development like triplexes, townhouses, detached garden homes, cottage 

housing, courtyard apartments, and other small-scale apartment buildings. 

Large minimum lot sizes and low density for majority of residential acreage: 

use is designated for single family detached units with 4,913 acres of land in the 

city having a single-family zoning designation and single family uses comprising 

48% of the land designations. Minimum lot sizes and maximum densities for the 

R zones range from 15,000 sq. ft. lots and 2.9 units per acre (u/a) in the low-

density R-15 zone to 6,000 sq. ft. lots and 7.2 u/a in the high density R-6 zone. 

The medium density single family zones, which comprise the greatest share of 

the R zone acreage, include the R-12 district with a minimum lot size of 9,600 sq. 

ft. (12,000 sq. ft. average lot area) and maximum density of 3.6 u/a; the R-10 

district with a minimum lot size of 8,000 sq. ft. (10,000 sq. ft. average lot area) 

and 4.3 u/a; and the R.7.5 district with a minimum lot size of 6,000 sq. ft. (7,500 

sq. ft. average lot area) 

overall average residential density of 6 u/a. Only the R-6 zone, which comprises 

less than 10% of the single-family land designation acreage, allows for the 6 u/a 

goal. Densities higher than 6 u/a are permitted (but not required) in the 

multifamily MF zones, which set minimum densities at 6 u/a. The zoning code 

does not mandate a required minimum livable floor space for dwelling units in 

the R zones, but the Land Development ordinance (Municipal Code 17.19.030) 

does provide a building envelope standard for single-family residential zones, 

capable of siting a forty-foot by forty-foot square dwelling within the building 

-story home. 

Limited multifamily zoned land: 

estimates that there are about 95 acres of developable multifamily-zoned land in 

the Camas UGA, making up about 13.6% of all developable residential land. 

However, the City recently acquired about 100 acres of multifamily-zoned land in 

the North Shore for use as park space. While much of this land would not be 

buildable due to environmental constraints, the VBLM indicates about 24 acres 

of potentially buildable multifamily land in that area. This acquisition thus reduces 

the availability of developable multifamily-zoned land in Camas to about 70 acres 

in locations throughout the city.    

 While not directly related to housing development, a zoning 

rightfully can live within a jurisdiction. Unreasonably restrictive definitions may 

limit the housing supply for nontraditional families and for persons with 
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two persons with functional disabilities, or not more than five unrelated persons. 

While this definition is consistent with state law and is not the most restrictive 

compared to other Washington jurisdictions, it neglects functionally equivalent 

relationships by adoption, foster care, or other legal guardianship connections, 

which is problematic under due process scrutiny. More progressive zoning and 

housekeeping uni

and/or leave maximum occupancy per dwelling as a matter of safety regulated 

by the building code rather than the zoning regulations. 

Progress Toward Housing Goals  

ng policy framework been successful in advancing the 

housing goals? Are the current policies working? To answer these questions, this 

section will revisit the three housing goals from the Camas 2035 Comprehensive 

Plan in the context of an analysis of actual housing development activity to 

determine whether progress is being made toward 

future vision for housing in the city. 

In the analysis of on 

units by structure type indicat comprised 

of detached single-unit structures increased from 85% in 2000 to 89% as of the 

2014-2018 American Community Survey estimates. Duplexes, triplexes, and 

quadplexes as a group held a steady 5% share of the c

this same period. The share of housing units in multifamily structures of five or 

more units decreased from 8% to 5% and the share of mobile homes decreased 

from 2% to 1%. 

In raw numbers, the data on housing by structure type reveals that the number 

of duplexes, triplexes, and quadplexes did increase significantly between the 

2000 Census count and the 2014-2018 ACS estimates, from 246 to 451 units (an 

t

stock composed of these units remained an even 5%. The number of multifamily 

housing units in 5+ unit striuctures was virtually unchanged (See Table 6 and 

Figure 34).  
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Figure 57: Percent Increase by Housing Type: 2000 to 2018 

84% 83% 4% 0% 

    
Single-Unit 2 to 4 Unit 5+ Unit Mobile Home 

and Group Quarters for the State, Counties -2018 5-Year ACS 
Estimates, Table DP04 

While Census Bureau estimates do not reveal substantial additional multifamily 

development, very-recently-constructed units do include a mix of apartment and 

townhome developments, including Clara Apartments (32 units), Kielo at Grass 

Valley (276 units), Parker Village (60 units), and Terrace at River Oaks (120 units) 

(See Table 14). 2020 Census data and future American Community Survey 5-Year 

Estimates would expected to include these additional multifamily units as new 

data is released.  

Another indicator, this one predating the development of the Camas 2035 plan, 

tracks local residential building permit data by square footage. Comparing the 

2010 and 2015 permit data, the number of smaller dwellings (under 2,000 square 

feet) constructed in Camas declined from 23 to 14, a 39% drop (see Chapter 4, 

Figure 46). By 2020, only 4 units smaller than 2,000 square feet were permitted, 

making up just 2.1% of total permits. Between 2010 and 2015, new housing 

construction increased markedly for larger-sized homes. For those between 

2,000 and 3,000 square feet, production increased by 84%; production of homes 

greater than 3,001 square feet increased by 66% between 2010 and 2015. 

Continuing to monitor the trends within this data will be a helpful metric for 

ev into the future.  

The data points considered in this section 

policy framework may not be sufficient to incentivize housing development of 

the type and scale that will achieve 

housing goals established by the Camas 2035 plan are grounded to a large 

degree in This variety is expected 

to help the city meet the housing needs of a diverse community, including 

households facing affordability challenges and those with special needs who may 

require alternatives to the predominantly single-family detached dwellings that 

exist today.  

Using variety as a gauge, the data reviewed here presents one positive finding: 

the component of the -, 3-, and 4-unit 

structures has grown at generally the same pace as the housing stock as a whole. 
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market segment is experiencing growth and 

not being outpaced by the addition single-family structures is significant. The 

policies and plans underpinning this factor should be preserved or enhanced 

where possible for the city to continue gaining ground.  

Other than that bright spot, the remaining indicators generally point to a loss of 

variety among larger-scale multifamily structures containing 5 or more units and 

in smaller units of less than 1,999 square feet. While neither of these categories 

declined in absolute terms, both lost share within the overall housing stock, 

outpaced by more rapid construction of single-family structures and larger-sized 

dwellings.  
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This chapter describes recommended strategies and implementation activities to 

expand housing supply, diversity, and affordability in Camas. Each strategy 

serves to advance one or more of the HAP goals outlined below. 

Housing Action Plan Goals 

ing Action Plan responds to key housing needs and gaps identified 

through community engagement, analysis of current and future housing needs, 

demographic and housing market trends, and availability of vacant buildable land. 

Based on the findings outlined in Chapters 2 through 6, the planning team 

identified four overarching Housing Action Plan goals: 

❖ Develop Housing to Accommodate Growth. Projections based on anticipated 

population growth indicate the need for about 4,590 additional housing units 

Model identifies capacity for an additional 3,730 housing units in Camas based 

accommodate projected growth.  

❖ Diversify the Housing Mix. Since 2010, development in Camas has trended 

toward larger, single-family homes. In 2020, 98% of units permitted were 

single-family homes over 2,000 square feet; most were over 3,000 square 

feet. Community input, demographic data, and housing need estimates 

indicate a need for more diverse housing options, including smaller homes 

and multifamily housing. A greater variety of housing types can better serve 

young families, small households, seniors, people with disabilities, and people 

with a greater variety of incomes.  

❖ Increase Housing Affordability. Most recent estimates show that for about 

42% of renters and 20% of owners in Camas, housing is unaffordable. Young 

families, seniors, and people who work in Camas may have particular difficulty 

affording housing there. To an extent, diversifying the housing mix can assist 

in addressing affordability by offering smaller, less expensive housing types. 

To meet needs of lower-income households of all incomes, including lower- 

and moderate-income residents, however, more proactive approaches to 

encourage subsidized housing will be needed. 

❖ Preserve Existing Affordable Housing. In addition to increasing the 

availability of affordable housing, Camas should adopt strategies to preserve 

its existing affordable housing and prevent displacement of residents. 

Community members noted particular concern for preservation of existing 

affordable housing, particularly smaller single-family properties, in older 

neighborhoods near downtown.  

Table 26 outlines housing strategies recommended for Camas, with each 

explored further in the next section.  
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Table 26: Housing Action Plan Strategies 

STRATEGY 

GOALS 

DEVELOP 
HOUSING 

DIVERSIFY 
HOUSING MIX 

INCREASE 
HOUSING 

AFFORDABILITY 

PRESERVE 
AFFORDABLE 

HOUSING 

Strategy 1:  Expand housing opportunity in mixed 
use and downtown commercial districts     

Strategy 2: Explore density modifications in R 
zones Consider making targeted rezones during 
Comprehensive Plan updates 

    

Strategy 3:  Diversify allowed housing types and 
update related lot and dimensional standards     

Strategy 4:  Update lot and dimensional standards 
that limit density and housing types      

Strategy 54: Focus on key areas with residential 
development or redevelopment potential. Expand 
more mixed-use areas throughout the city. 

    

Strategy 6:  Cultivate an inclusionary housing 
policy  

    

Strategy 75: Continue community conversations 
around housing and housing for all      

Strategy 86: Communicate available affordable 
housing resources 

    

Strategy 97: Build partnerships to develop and 
preserve affordable housing for individuals, 
families, and seniors. Explore expansion of the 
MFTE program. 

    

Strategy 108: Explore funding source and cost 
reduction options for affordable housing     

Strategy 11:  Consider opportunities for supporting 
affordable homeownership 

    
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Housing Action Plan Strategies 

Upzoning Strategies 

Upzoning refers to zoning code modifications that allow denser land uses in 

existing zoning districts to increase the buildable capacity of land. This is distinct 

from, but related to rezoning, which can achieve the same effect by changing the 

zoning classification of land to one that carries higher density standards. 

Upzoning can be achieved in a variety of ways, including increasing the minimum 

and/or maximum density allowed in a district, reducing or eliminating minimum 

lot sizes, reducing setback requirements, raising building height maximums, and 

allowing denser uses such as multifamily in single-family zones. The Washington 

Department of Commerce describes upzoning as a regulatory tool with particular 

utility in communities with a deficit of development capacity relative to ongoing 

population growth, minimal activity in areas desired for development or 

redevelopment, or a lack of residential development near public infrastructure. 1 

In isolation, upzoning can lead to increased property values and the intrinsic 

luxury development and displacement that can accompany it; however, as one of 

a variety of tools applied together, upzoning can be effective in leveraging a 

greater housing supply from development activity that is or would have occurred 

anyway.    

The Case for Upzoning in Camas 

Camas is growing steadily, and development sites are in demand. By making 

incremental increases to the minimum density required or otherwise small 

changes to allow options for greater density and different housing types, the City 

will increase its housing supply and diversity with only minimal modifications to 

the established character of residential zones. The increased supply will be 

beyond the infrastructure and public amenities Camas already offers. Higher 

estments.  

Application of the upzoning recommendations described here may be made 

across-the-board for the entire city by changing the standards for existing zoning 

districts so that all property in a particular zoning district is subject to an 

amended set of standards. Alternatively, the City could approach upzoning by 

outright rezoning certain areas, perhaps large tracts of vacant land and/or nodes 

of a more urban character, to a higher density zoning classification. Under the 

former approach, the upzoning will affect more property owners but is achieved 

through a less administratively rigorous process (amending zoning district 

 

1 Washington State Department of Commerce. (June 2020). Guidance for Developing a Housing 
Action Plan-Public Review Draft. www.commerce.wa.gov/serving-communities/growth-
management/growth-management-topics/planning-for-housing/. 
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standards) compared to the latter approach which, while more targeted, 

introduces the complexities of rezoning.  

The greatest and most immediate impact will be achieved by applying upzoning 

recommendations to vacant land, areas that are harder to develop, or large lots 

that could accommodate being subdivided. Rezoning or amending zoning 

standards for established or built-out neighborhoods may not have an immediate 

effect on housing supply but can incrementally lead to some moderate 

densification over time as lots are redeveloped. While unlikely to significantly 

radual tool 

should not be overlooked. As the city is increasingly built out, redevelopment of 

sites will likely become more common and upzoning established neighborhoods 

creates an outlet to keep development pressure from overheating the market.  

Best Practices for Implementing Upzoning Policies 

The Washington State Department of Commerce produced a draft guidebook in 

2020 containing strategies to help Washington communities promote housing 

diversity and affordability through their Housing Action Plans.2 Several of the 

strategies described in that guidance relate to upzoning and related tools. The 

best practices and considerations below are adapted from the Department of 

Commerce  

• Increasing residential density makes more efficient use of existing public 

infrastructure; therefore, prime candidates for upzoning are neighborhoods 

rich in amenities such as parks and greenspace, public transportation access, 

commercial and retail nodes, and other place-based investments.  

• The best opportunities for significant impact lie in the application of upzoning 

to vacant tracts of land which will have the direct effect of increasing the 

number of housing units produced when the property is developed thereby 

accommodating population growth within denser, more compact areas.  

• Upzoning may increase property value and encourage development of 

parcels that otherwise would not have been profitable to build out. For this 

reason, upzoning may create an indirect incentive that can potentially be tied 

into affordability requirements, such as those that may be imposed under an 

inclusionary housing policy. Upzoning should therefore be considered in 

tandem with any program of affordability requirements.   

• The City should be clear with residents about the intent behind any upzoning 

strategies it intends to implement and should carefully communicate the need 

for the change and how it will benefit the city and its strategic goals. It may 

be helpful to highlight for the public standards that are not changing (e.g. 

design standards, height limits, open space requirements) and how those 

standards will continue to ensure compatibility of denser housing 

development within the existing community.  

 

2   Ibid. 
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some unique and nuanced opportunities to support housing density and 

diversity. Through some modest changes to the authorized uses in these zones, 

-density and most 

flexible land use conditions, can potentially be made more attractive for 

developers looking to add various housing types into their developments.   

The City includes 3+ unit attached single-family uses (such as rowhouses or 

townhomes) in the same classification as apartments in the use table for these 

two zones. By breaking this out and regulating it separately from apartment and 

other multifamily uses, greater flexibility is added to both the DC and MX districts. 

In the MX district, multifamily and rowhouse-type development is currently a 

conditional use; Camas can allow rowhouses by right while keeping apartment 

development a conditional us, give

development here. Similarly, in the DC district, the City can retain some modified 

conditions on apartment uses while opening up opportunity for 2- and 3-family 

dwelling types by allowing them as of right.  

On

multifamily residential uses must be part of a mixed use building that contains no 

ground-level residential units in order to be permitted by right. In a commercial-

focused area, the focus on ground-level retail is an important one, but the City 

may consider relaxing the requirement such that ground floor residential on side 

streets is allowed.  

Planning Commission considers this strategy a priority.  

 

Rowhouses 
(from Sightline Missing Middle Homes Photo Library,  
https://www.flickr.com/people/sightline_middle_housing/) 

Strategy 1: Expand Housing Opportunity in Mixed Use and 
Downtown Commercial Districts 
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Table 27: Proposed Changes to Authorized Uses in DC and MX Zones  

RESIDENTIAL USES CURRENT USES  PROPOSED USES  

DC MX DC MX 

Adult family home, residential care 
facility, supported living arrangement, 
or housing for the disabled 

P P P P 

Apartments C/P* C  C 

Assisted living P P P P 

Designated manufactured homes X P X P 

Duplex or two-family dwelling C/P* P P P 

Residential attached housing for three 
or more units, e.g. rowhouses 
(currently grouped into the 

category) 

-- -- P P 

Single-family dwelling (detached) X P X P 

Cottage housing 
(new use designation) 

-- -- X P 

* Residential uses may be outright permitted if part of a mixed use building, where residential 
use is not located on the ground level; otherwise it shall be a conditional use. 

Residential uses may be outright permitted if part of a mixed use building, where residential 
use is not located on the ground level along the primary street frontage; otherwise it shall be a 
conditional use. 

  

 

 

authorize a 

minimum net density of six dwelling units per acre (u/a) in all residential zones, 

where the residential development capacity will increase within the city. 

Currently, Camas sets its Comprehensive Plan goal for an average residential 

density of 6 u/a, but most of the designated residential land is currently zoned 

for a lower minimum to maximum density (dwelling units/net acre) range 

-

family R designations. The city does not require new single-family developments 

to meet a minimum density, however there is a minimum unit requirement of 6 

u/a in multifamily zones.  

The table that follows includes all the residential zoning districts in the city and 

the current range of unit per acres. The highlighted zones represent the greatest 

percentage of 

Strategy 2: Explore Density Modifications in the R Zones 
Consider Making Targeted Rezones during Comprehensive Plan 
Updates 
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and do not achieve a 6 u/a minimum or average. In addition, the R-10, R-7.5, and 

R-6 zones have a greater share of vacant undeveloped land and underdeveloped 

lands compared to all other residential zones.  

To achieve desired residential densities, the City of Camas can consider 

opportunities to selectively rezone parcels in strategic locations (urban nodes, 

vacant land) to a higher density zoning district during Comprehensive Plan 

updates. Ideally, rezones would reflect that the built density in the area is higher 

than the current zoning classification. Rezones could also focus on areas that are 

prefers this approach to upzoning.   

In developing this HAP, the City of Camas also considered an alternative 

approach to upzoning that would amend density levels within residential zones. 

standards, 

it would require a separate legislative process, which is outside of the scope of 

the Housing Action Plan. This approach was not supported by the Planning 

Commission. 

Table 28: Minimum and Maximum Densities and Residential Land in 
Camas  Residential Zoning Districts 

ZONING DISTRICT CURRENT DENSITY RESIDENTIAL LAND 

MIN MAX ACRES % OF TOTAL 

R-15 2-3 u/a* 2.9 u/a 716.3 15% 

R-12 3-4 u/a* 3.6 u/a 925.4 19% 

R-10 4-5 u/a* 4.3 u/a 989.3 20% 

R-7.5 5-6 u/a* 5.8 u/a 1,534.3 31% 

R-6 6-7 u/a* 7.2 u/a 191.1 4% 

MF-18 6 u/a 18 u/a 312.2 6% 

MF-10 6 u/a 10 u/a 245.9 5% 

MF-C 6 u/a 24 u/a 0.0 0% 

* In these zones, minimum density is not mandatory. Maximum density is mandatory in 
all zones. The current requirement is to achieve an average lot size for the new 
development.  

Note: Zoning districts highlighted in yellow 
land area that is designated for residential uses (70% overall).   
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in other jurisdictions for providing greater housing choice and affordability: tiny 

homes, cottage developments, stacked flat condominiums, courtyard 

apartments, and cluster developments.  These housing types could be added to 

the permitted use tables and permitted by right in any residential zone where 

they would comply with the density and dimensional standards.  

In addition to allowing cottage housing by right in residential zones, the City 

should consider allowing duplexes and 3+ unit attached housing types (such as 

triplexes, rowhouses, and townhomes) by right in any residential zone. If these 

types meet the density, dimensional, and any other design standards applicable 

to the zoning district, they should be allowed without a conditional use permit in 

 

Note that these housing types are typically prohibited within existing platted 

subdivisions and by homeowner associations. Meaning that if supported, then a 

further analysis on the potential effectiveness of this strategy would include a 

review of available vacant parcels and vacant infill lots that are unencumbered 

by an HOA. 

  

Strategy 3: Diversify Allowed Housing Types and Update 
Related Lot and Dimensional Standards 

 

Cottage Clusters in Shoreline (L) and Kirkland, WA (R) 

Duplex and Triplex Housing  
(from Sightline Missing Middle Homes Photo Library, https://www.flickr.com/people/sightline_middle_housing/) 
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Changing from conditional use to permitted use can translate to substantial 

building cost savings and more predictability for developers. Currently, planning 

fees for a residential conditional use permit start at $3,360 + $103 per unit, in 

addition to all the development and impact fee calculations.  

Table 29: Proposed Changes to Authorized Uses in Residential and Multifamily 
Zones  

RESIDENTIAL USES CURRENT USES  PROPOSED USES  

R MF R MF 

Adult family home, residential care 
facility, supported living arrangement, 
or housing for the disabled 

P P P P 

Apartments P* P P* P 

Assisted living C P C P 

Designated manufactured homes P P P P 

Duplex or two-family dwelling C P P P 

Manufactured home X X X X 

Manufactured home park X C X C 

Nursing, rest, convalescent, retirement 
home 

C P C P 

Residential attached housing for three 
or more units (e.g., rowhouses) 

X/P* P P P 

Single-family dwelling (detached) P P P P 

Cottage housing X P** P P 

*Permitted in the R zones as part of a planned development only. 

**Cottage housing is currently permitted as a zoning overlay in MF zones. 

Recent state legislative updates require tiny homes and recreational vehicles to 

be permitted uses in manufactured home parks and allow local jurisdictions more 

flexibility to authorize them in other zones. This year Camas amended the 

development code to allow tiny homes within manufactured home parks, 

however they may consider including permitting provisions for tiny homes 

outside a 5-acre manufactured home community. Low-cost, low-impact tiny 

require a minimum 5-acre parcel like MHPs or large minimum lot sizes, and could 

be incorporated into the traditionally single-family R zones and the MF zones. 

Camas could also consider relaxing the restriction on manufactured homes only 

being allowed in approved manufactured home parks, especially as an affordable 

way to site an ADU. 
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Where alternative housing types are authorized, the City also may consider 

reducing the off-street parking requirements as lower-income, generation Z, 

senior, and non-traditional single-family development households have been 

shown to have lower rates of car ownership. A parking study by a certified 

transportation planner or engineer may demonstrate that fewer off-street 

parking spaces are needed than currently required.  

districts of medium density in which individual lots may be no larger than three 

thousand five hundred square feet and single-family residences may be no larger 

th 3 Lots this size are allowed under 

the current multifamily and mixed-use districts, but not in any medium-density 

single-family district. Providing such an option can make more feasible the 

development of more housing stock and more affordable housing types like small 

lot detached homes, zero lot line developments, cottage homes, 

townhomes/rowhouses, duplexes, triplexes, and other similar housing types 

compatible in scale and impact with single-family detached housing. As Camas 

allows new housing types, the City should update corresponding lot and 

dimension standards to ensure consistency.  

In addition to updating lot and dimensional standards, the City should also 

consider updating its design standards manual to codify residential design 

requirements. This approach would allow for an administrative approval process 

for residential designs. 

 

 

Density is limited in the R districts not only by maximum density allowances but 

also by the minimum lot size requirements, lot dimension standards, set back 

requirements, lot coverage standards, and permitted by right uses. The 

Comprehensive Plan identifies the R-12, R-10, and R-

-family districts, with minimum and maximum lot sizes ranging 

from 9,600 18,000 sq. ft. in the R-12 district; 8,000 14,000 sq. ft. in the R-10 

district; and 6,000 12,000 sq. ft. in the R-7.5 district. However, these lot 

dimension standards may change when the City explores density modifications 

as described in Strategy 2. If Camas revises any minimum or maximum density 

requirements, the City should update corresponding lot and dimension standards 

to ensure consistency.  

districts of medium density in which individual lots may be no larger than three 

thousand five hundred square feet and single-family residences may be no larger 

 

3 RCW 36.70A.600(1)(m) 

Strategy 4: Update Lot and Dimensional Standards in R Zones and 
Codify Residential Design Standards 
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4 Lots this size are allowed under 

the current multifamily and mixed-use districts, but not in any medium-density 

single-family district. Providing such an option can make more feasible the 

development of more housing stock and more affordable housing types like small 

lot detached homes, zero lot line developments, cottage homes, 

townhomes/rowhouses, duplexes, triplexes, and other similar housing types 

compatible in scale and impact with single-family detached housing. 

In addition to updating lot and dimensional standards, the City should also 

consider updating its design standards manual to codify residential design 

requirements. This approach would allow for an administrative approval process 

for residential designs. 

Rezoning and Focused Planning Efforts 

 

 

 

Rezoning to a higher density would provide more flexibility and allow for greater 

housing diversity citywide, in particular it would support downtown housing. 

However, as Figure 55 (in Chapter 5 of the Housing Action Plan) shows, much of 

-vacant land 

north of Lacamas Lake. To achieve a desired mix of housing types, the City should 

evaluate key areas with residential development or redevelopment potential and 

consider possible rezoning opportunities, including possible rezoning to allow 

more mixed-use areas and more multifamily development by right.  

Looking at the North Shore area as an example, the area includes many of the 

unity is limited in 

these environmentally sensitive areas. To preserve this land, the City recently 

acquired about 100 acres in that area, including some residentially-zoned land, 

for use as park space. While this land will not be available for residential 

development, there are a few smaller, adjacent parcels with housing potential. 

Additionally, nearby land currently zoned as a business park may have potential 

for some housing development. The City should evaluate these areas and 

consider how updated Residential Zoning District densities residential zoning 

designations and permitted uses outlined in Strategies 2 and 3 will impact 

housing potential or if rezoning certain sites would better allow the city to attract 

desired housing types.      

 

4 RCW 36.70A.600(1)(m) 

Strategy 54: Focus on Key Areas with Residential Development or 
Redevelopment Potential. Expand More Mixed-Use Areas 
throughout the City. 
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The City should take a similar approach for other development or redevelopment 

areas in Camas to identify potential planning or rezoning efforts that would best 

encourage development of housing to meet current and future needs. 

Inclusionary Housing 

Inclusionary housing refers to a range of policies used to support the creation of 

affordable housing for lower-income families. Many inclusionary housing policies 

utilize zoning as a tool to require or encourage developers to sell or rent a certain 

proportion of new residential units (often 10 to 15 percent) to lower-income 

residents. This use of zoning to support the development of new affordable 

housing is known as inclusionary zoning. Many inclusionary housing programs 

offer incentives to developers in return for the development of affordable units, 

such as the right to build at higher densities or reduced parking requirements. 

Policies may also provide developers with alternatives to developing affordable 

housing into projects, such as paying an in-lieu fee or providing units off-site in a 

different project.  

Inclusionary Housing in the United States5 

(2021) identifies a total of 1,019 inclusionary housing programs in 734 jurisdictions 

in 31 states and the District of Columbia, as of the end of 2019. Of these programs, 

685 (67%) are traditional inclusionary housing programs and 334 (33%) are 

linkage or impact fee programs. 

As the need to support housing affordability continues to grow, inclusionary 

housing is a tool that Camas can use to support the production of affordable units 

in new development while continuing to provide flexibility to developers. 

 

 

Analysis of housing needs in the city and discussions with residents and 

stakeholders indicate that housing affordability is a pressing issue in Camas. 

While upzoning tools focus on housing supply and variety, on their own they do 

not ensure that new units created will be priced so that they are affordable to 

residents at income levels that are below the median (e.g., 80% of area median 

income, 60% of area median income). 

Without mandating the inclusion of these units, it is possible that new policies 

could support the production of new units and a variety of housing types without 

 

5 Wang, R. and Balachandran, S. (2021). Grounded Solutions Network. Inclusionary 
Housing in the United States: Prevalence, Practices, and Production in Local Jurisdictions 
as of 2019. Retrieved from: https://groundedsolutions.org/tools-for-success/resource-
library/inclusionary-housing-united-states 

Strategy 6: Cultivate an Inclusionary Housing Policy in Camas 
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addressing the goal of housing affordability for a wider range of incomes. For 

example, if the City increased minimum net density in residential zones without 

requiring inclusion of affordable units, developers could meet density 

requirements through the development of luxury units affordable only to 

residents with incomes of 120% of the area median and above. While increasing 

minimum density and adding smaller housing types, such as cottages, to 

permitted use tables for residential zones could help increase affordability 

because some units may be smaller, and therefore more affordable, these 

regulations do not guarantee that new units of these types will be affordable to 

residents with lower incomes. 

An inclusionary housing policy would allow the City to ensure that new 

developments over a certain size contain a percentage of units affordable to 

residents with lower incomes, or that developers take alternative measures to 

support the development of affordable units, such as contributing to an 

affordable housing fund. One affordable housing incentive currently offered in 

the City of Camas  the Multifamily Tax Exemption (MFTE) program  could be 

expanded as part of comprehensive inclusionary housing policy.  

Best Practices for Inclusionary Housing Policies 

As Camas considers developing an inclusionary housing policy, the City can draw 

on best practices from policies in other locations. The following best practices 

are based on a review of inclusionary housing policies throughout the nation and 

are intended to provide background information as Camas explores options for 

a local policy. Strategies to improve the productivity and financial feasibility of 

inclusionary housing policies include: 

❖ Explore making affordability requirements mandatory. Most existing 

inclusionary housing policies are mandatory. Mandatory programs are 

overrepresented among programs that produce the most affordable units, 

while voluntary programs are overrepresented among programs that have 

produced no units.6 

The Camas Planning Commission recommended that the city explore the 

feasibility of applying a mandatory regulation only to larger developments 

(above a certain number of units) and/or only within specific districts rather 

than applying a mandatory regulation to all new development.   

❖ Tie affordability requirements to zoning or other incentives. Policies may 

utilize incentives to encourage developers to provide units on-site in new 

developments rather than opting for alternatives such as paying in-lieu fees. 

Incentives might include reducing parking requirements, providing density 

bonuses, or other zoning-related strategies to improve the financial feasibility 

of projects.  

 

6 Reyes, S. and Wang, R. Inclusionary Housing: Secrets to Success. Shelterforce. 
Retrieved from: https://shelterforce.org/2021/03/10/inclusionary-housing-secrets-to-
success/ 
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❖ Maximize predictability and flexibility of compliance for developers. In 

addition to providing the incentives described above, this might include 

developing alternatives to developing units on-site, such as the ability to 

provide affordable units off-site or to pay an in-lieu fee to an affordable 

housing fund for each affordable unit not developed. Providing alternatives 

also helps to avoid concerns associated with negative impacts on housing 

supply. However, the City should ensure that it has adequate capacity to 

manage alternatives such as in-lieu fees and that such fees would be set 

sufficiently high to support the development of new affordable units in other 

locations across the city. 

❖ Require long-term affordability. Requiring long-term or permanent 

affordability supports the continued growth of affordable housing stock, 

minimizing the loss of units as affordability terms expire. 

❖ Incorporate strategies to advance racial equity. These may include ensuring 

income limits and unit sizes for affordable units match those of renter 

households of color, and ensuring that people of color and equity-oriented 

organizations play leadership roles in planning and decision-making, among 

other strategies.7  

Several key questions the City of Camas should consider as it develops an 

inclusionary housing policy, along with sample programs from other cities in 

Washington, are included in an appendix. 

 

 

  

 

7 Grounded Solutions Network. (2021). Advancing Racial Equity in Inclusionary Housing 
Programs: A Guide for Policy and Practice. Retrieved from: 
https://groundedsolutions.org/tools-for-success/resource-library/racial-equity-
inclusionary-housing 

Park East 
(photo from Park East Facebook page) 

30 Bellevue 
(photo from imaginehousing.org/) 

Properties with Affordable Units in Bellevue, WA  

Hyde Square 
(photo from https://hydesquare.com/ 
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Communicating Housing as a Priority 

Community input shows a variety of viewpoints among City of Camas residents, 

from those that see greater housing diversity and affordability as a crucial goal 

to those that see no need for additional residential development, particularly 

apartment or affordable housing development, in the city. In implementing this 

Housing Action Plan, the City of Camas should also work to communicate its 

housing planning priorities and build understanding around the benefits of 

housing that meets the needs of all residents.  

 

 

The City of Camas should develop community conversations that last beyond 

this project. To date, the Housing Action Plan engaged thousands of Camas 

residents through the project website, social media, and readership in the 

newspaper and school bulletins. However, continued communication is needed.  

The 

Plan, including to:  

• Promote development of a variety of housing choices that meet the needs of 

all members of the community;  

• Create a diversified housing stock that meets the needs of all economic 

segments of the community through new development, preservation, and 

collaborative partnerships; and  

• Encourage and support a variety of housing opportunities for those with 

special needs.  

To achieve these goals and implement strategies outlined in this HAP, efforts to 

build understanding around housing diversity and affordability will be important. 

The City should foster inclusive community conversations that connect housing 

to other issues, such as economic vitality, jobs, schools, and transportation. The 

connections between community values and housing. These conversations could 

 topic of 

housing is viewed wholistically.  

During the public engagement process, for example, Camas residents describe 

the city as a great place to live, with good schools, safe neighborhoods, and 

access to Portland and the airport -town atmosphere and its 

charming downtown provide rich and beloved character. Other features enjoyed 

natural landscape, its trails, and its sports activities. 

Residents want housing that reflects a variety of stages of life, including for 

college students and single adults. They express a desire for entry level homes 

and housing that enables seniors to age in place. There is some interest in 

Strategy 75: Continue Community Conversations around Housing 
and Housing for All 
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apartments or condos, particularly in downtown, and some residents desire more 

unique housing products and developments serving a greater range of incomes, 

including low- and moderate-income residents.  

The City can build on these ideas in future public engagement, including those 

related to HAP implementation or other planning efforts.   

To communicate that housing affordability is important to the City of Camas and 

to inform residents about the availability of housing resources, Camas should 

information about the current supply of affordable housing in the city, including 

Camas Ridge and Crown Villa Apartments, with links to the Vancouver Housing 

Authority. It could also provide information about first time homebuyer 

assistance available through the Washington State Housing Finance 

ce program, Proud Ground (when 

assistance is available in Clark County), and others. Camas could also consider 

hosting a home buyer education even through the Washington State Housing 

Finance Commission or other partner and advertising it on this page.  

    

 

 

 

 

  

Strategy 86: Communicate Housing Resources and Opportunities 

Housing Websites from 
Tigard, Oregon; Pierce 
County, Washington; 
and Redmond, 
Washington 
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In addition to information for households, the City should also advertise resources 

and any other potential incentives. developed through the inclusionary housing 

policy recommended in Strategy 6.  

Developing Partnerships 

Nationally, the Low Income Housing Tax Credit (LIHTC) program is the primary 

source of subsidy for development of new affordable housing. The LIHTC 

program makes available an indirect federal subsidy for investors in affordable 

rental housing, ultimately offsetting a portion of the development cost. As a 

condition of the LIHTC subsidy received, the resulting housing must meet certain 

affordability conditions. The Internal Revenue Service allocates LIHTCs annually 

mpetitive 

basis to project applicants within the state. 

At present there are no LIHTC developments in Camas. However, the City of 

Camas should build capacity to build connections with LIHTC developers and the 

Washington State Housing Finance Commission (WSHFC). The City could 

proactively to promote any city sites with scoring advantages to prospective 

developers. If the City inventoried available parcels and identified those that 

would be high scorers under the QAP, the City could directly, or through a real 

estate broker, market these sites to LIHTC developers. This reduces the time and 

commitment to bringing in LIHTC housing. In doing this, the City could also focus 

on attracting LIHTC developers for senior properties, if desired.   

Similarly, the City should continue to develop its relationship with the Vancouver 

Housing Authority to identify roles Camas can play in creating new affordable 

housing in the city and preserving existing VHA-owned or managed units. 

Within this strategy (and in combination with Strategy Strategies 6 and 8), Camas 

could also explore the possibility of expanding its Multifamily Tax Exemption 

program. The City should continue to communicateion that program to 

developers. regarding its current Multifamily Tax Exemption program. If the City 

opts to expand the MFTE program or develop additional inclusionary incentives 

(as suggested in Strategy 6), those should be communicated to developers as 

well.  

 

Strategy 97: Build Partnerships to Develop and Preserve 
Affordable Housing for Individuals, Families, and Seniors. 
Explore Expansion of the MFTE Program. 
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Developing Funding Resources 

Periodically, state and/or the federal governments create opportunities for cities 

and counties to support affordable housing development and retention. This 

strategy encourages the city to pursue and implement a funding source or 

combination of sources, as it/they become available.  

Possible funding sources may include proceeds from an affordable housing sales 

tax, loans or grants from the Washington State Housing Trust Fund, or Clark 

Partnership programs. CDBG funds, for example, may be used to support 

infrastructure development associated with affordable housing development or 

improve living conditions in existing low- and moderate-income neighborhoods.  

Additionally, if Camas adopts an inclusionary housing policy with an in-lieu fee 

option, those fees can serve as source of funding for the activities listed above.  

Exploring potential funding options may better support opportunities for 

affordable housing, such as:  

• Incenting desired developments (such as affordable housing, senior housing, 

accessible housing, or other types identified by the City);  

• Providing down payment assistance to first time buyers; and  

• Helping income-eligible or senior homeowners make needed housing repairs to 

remain in their homes.  

In addition to exploring funding sources for affordable housing, the City of Camas 

could also explore reflect 

the size of residential structures. The current impact fee system charges the same 

rate for any single-family residence, regardless of size. For example, a 4,000 

square foot single-family home would have the same impact fee as a 1,000 square 

foot home. Restructuring the impact fee system to a tiered approach based on 

size has the potential to reduce costs and enhance affordability of smaller, single-

family properties. The City could also consider opportunities to reduce costs for 

existing low- and moderate-income and/or senior homeowners. 

The Camas Planning Commission identified a concern related to this strategy 

regarding the potential amount of staff time that would be needed to identify 

and manage outside funding sources. The Planning Commission was supportive 

of analyzing the potential benefits of restructuring impact fees.  

 

Strategy 108: Explore Funding Source and Cost Reduction 
Options for Affordable Housing 
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Supporting Affordable Homeownership 

Other partnerships the City of Camas could develop include with agencies 

dedicated to affordable homeownership. Proud Ground, for example, is a 

Community Land Trust that operates in Clark County, WA and Clackamas, 

Lincoln, Multnomah, and Washington Counties, OR. Under their model, residents 

own their homes, but Proud Ground retains ownership of the land, ensuring long-

term affordability for future homebuyers. If the City enacts an inclusionary 

housing policy, there may be opportunities for partnership with a land trust 

related to affordable for-sale housing built under that policy. Another option is to 

use in-lieu fees generated through an inclusionary policy to provide down 

payment assistance to eligible buyers; if done using a community land trust 

model, this approach would preserve that housing as affordable for-sale units in 

perpetuity. This strategy could also work to preserve affordable housing in 

neighborhoods around downtown where there is concern that smaller, often 

single-story single-family homes may face redevelopment pressure.  

Another possible partner includes Evergreen Habitat for Humanity, which focuses 

on building clusters of affordable units on available property. As Camas amends 

its zoning districts to better accommodate a variety of housing types and sizes, 

such developments may be an option. The City could also consider using City-

owned residential land for an affordable for-sale development, if a suitable site is 

available. 

In addition to support for first-time homebuyers, the City could consider 

opportunities to reduce costs for existing low- and moderate-income and/or 

senior homeowners.  

The Camas Planning Commission was not supportive of the portion of this 

strategy related to partnership with a community land trust and/or affordable 

for-sale builder due to concerns that this approach would require a dedicated 

staff position and development of a program to implement.  

Additional Strategies Considered 

In addition to the eight strategies listed above which were supported by the 

Planning Commission, the City of Camas also considered strategies related to 

inclusionary housing and affordable homeownership opportunities. These were 

not supported by the Planning Commission, but are presented below for 

reference. 

Strategy 11: Consider Opportunities for Supporting Affordable 
Homeownership 
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Inclusionary Housing 

Inclusionary housing refers to a range of policies used to support the creation of 

affordable housing for a range of incomes, including lower- and moderate-

income families. Many inclusionary housing policies utilize zoning as a tool to 

require or encourage developers to sell or rent a certain proportion of new 

residential units (often 10 to 15 percent) to residents under certain income levels. 

This use of zoning to support the development of new affordable housing is 

known as inclusionary zoning. Many inclusionary housing programs offer 

incentives to developers in return for the development of affordable units, such 

as the right to build at higher densities or reduced parking requirements. Policies 

may also provide developers with alternatives to developing affordable housing 

into projects, such as paying an in-lieu fee or providing units off-site in a different 

project.  

Inclusionary Housing in the United States8 

(2021) identifies a total of 1,019 inclusionary housing programs in 734 jurisdictions 

in 31 states and the District of Columbia, as of the end of 2019. Of these programs, 

685 (67%) are traditional inclusionary housing programs and 334 (33%) are 

linkage or impact fee programs. 

As the need to support housing affordability continues to grow, inclusionary 

housing is a tool that Camas can use to support the production of affordable units 

in new development while continuing to provide flexibility to developers. 

 

 

Analysis of housing needs in the city and discussions with residents and 

stakeholders indicate that housing affordability is a pressing issue in Camas. 

While upzoning tools focus on housing supply and variety, on their own they do 

not ensure that new units created will be priced so that they are affordable to 

residents at income levels that are below the median (e.g., 80% of area median 

income, 60% of area median income). 

Without mandating the inclusion of these units, it is possible that new policies 

could support the production of new units and a variety of housing types without 

addressing the goal of housing affordability for a wider range of incomes. For 

example, if the City increased minimum net density in residential zones without 

requiring inclusion of affordable units, developers could meet density 

requirements through the development of luxury units affordable only to 

 

8 Wang, R. and Balachandran, S. (2021). Grounded Solutions Network. Inclusionary 
Housing in the United States: Prevalence, Practices, and Production in Local Jurisdictions 
as of 2019. Retrieved from: https://groundedsolutions.org/tools-for-success/resource-
library/inclusionary-housing-united-states 

Strategy: Cultivate an Inclusionary Housing Policy in Camas 
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residents with incomes of 120% of the area median and above. While increasing 

minimum density and adding smaller housing types, such as cottages, to 

permitted use tables for residential zones could help increase affordability 

because some units may be smaller, and therefore more affordable, these 

regulations do not guarantee that new units of these types will be affordable to 

residents with lower incomes. 

An inclusionary housing policy would allow the City to ensure that new 

developments over a certain size contain a percentage of units affordable to 

residents with lower incomes, or that developers take alternative measures to 

support the development of affordable units, such as contributing to an 

affordable housing fund. One affordable housing incentive currently offered in 

the City of Camas  the Multifamily Tax Exemption (MFTE) program  could be 

expanded as part of comprehensive inclusionary housing policy.  

Best Practices for Inclusionary Housing Policies 

As Camas considers developing an inclusionary housing policy, the City can draw 

on best practices from policies in other locations. The following best practices 

are based on a review of inclusionary housing policies throughout the nation and 

are intended to provide background information as Camas explores options for 

a local policy. Strategies to improve the productivity and financial feasibility of 

inclusionary housing policies include: 

❖ Explore making affordability requirements mandatory. Most existing 

inclusionary housing policies are mandatory. Mandatory programs are 

overrepresented among programs that produce the most affordable units, 

while voluntary programs are overrepresented among programs that have 

produced no units.9 

The Camas Planning Commission recommended that the city explore the 

feasibility of applying a mandatory regulation only to larger developments 

(above a certain number of units) and/or only within specific districts rather 

than applying a mandatory regulation to all new development.   

❖ Tie affordability requirements to zoning or other incentives. Policies may 

utilize incentives to encourage developers to provide units on-site in new 

developments rather than opting for alternatives such as paying in-lieu fees. 

Incentives might include reducing parking requirements, providing density 

bonuses, or other zoning-related strategies to improve the financial feasibility 

of projects.  

❖ Maximize predictability and flexibility of compliance for developers. In 

addition to providing the incentives described above, this might include 

developing alternatives to developing units on-site, such as the ability to 

provide affordable units off-site or to pay an in-lieu fee to an affordable 

 

9 Reyes, S. and Wang, R. Inclusionary Housing: Secrets to Success. Shelterforce. 
Retrieved from: https://shelterforce.org/2021/03/10/inclusionary-housing-secrets-to-
success/ 
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housing fund for each affordable unit not developed. Providing alternatives 

also helps to avoid concerns associated with negative impacts on housing 

supply. However, the City should ensure that it has adequate capacity to 

manage alternatives such as in-lieu fees and that such fees would be set 

sufficiently high to support the development of new affordable units in other 

locations across the city. 

❖ Require long-term affordability. Requiring long-term or permanent 

affordability supports the continued growth of affordable housing stock, 

minimizing the loss of units as affordability terms expire. 

❖ Incorporate strategies to advance racial equity. These may include ensuring 

income limits and unit sizes for affordable units match those of renter 

households of color, and ensuring that people of color and equity-oriented 

organizations play leadership roles in planning and decision-making, among 

other strategies.10  

Several key questions the City of Camas should consider as it develops an 

inclusionary housing policy, along with sample programs from other cities in 

Washington, are included in an appendix. 

 

 

  

 

10 Grounded Solutions Network. (2021). Advancing Racial Equity in Inclusionary Housing 
Programs: A Guide for Policy and Practice. Retrieved from: 
https://groundedsolutions.org/tools-for-success/resource-library/racial-equity-
inclusionary-housing 

Park East 
(photo from Park East Facebook page) 

30 Bellevue 
(photo from imaginehousing.org/) 

Properties with Affordable Units in Bellevue, WA  

Hyde Square 
(photo from https://hydesquare.com/ 
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Supporting Affordable Homeownership 

Other partnerships the City of Camas could develop include with agencies 

dedicated to affordable homeownership. Proud Ground, for example, is a 

Community Land Trust that operates in Clark County, WA and Clackamas, 

Lincoln, Multnomah, and Washington Counties, OR. Under their model, residents 

own their homes, but Proud Ground retains ownership of the land, ensuring long-

term affordability for future homebuyers. If the City enacts an inclusionary 

housing policy, there may be opportunities for partnership with a land trust 

related to affordable for-sale housing built under that policy. Another option is to 

use in-lieu fees generated through an inclusionary policy to provide down 

payment assistance to eligible buyers; if done using a community land trust 

model, this approach would preserve that housing as affordable for-sale units in 

perpetuity. This strategy could also work to preserve affordable housing in 

neighborhoods around downtown where there is concern that smaller, often 

single-story single-family homes may face redevelopment pressure.  

Another possible partner includes Evergreen Habitat for Humanity, which focuses 

on building clusters of affordable units on available property. As Camas amends 

its zoning districts to better accommodate a variety of housing types and sizes, 

such developments may be an option. The City could also consider using City-

owned residential land for an affordable for-sale development, if a suitable site is 

available. 

The Camas Planning Commission was not supportive of the portion of this 

strategy related to partnership with a community land trust and/or affordable 

for-sale builder due to concerns that this approach would require a dedicated 

staff position and development of a program to implement.  

 

  

 

 

 

 

Strategy: Consider Opportunities for Supporting Affordable 
Homeownership 
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Exhibit 1 
April 20, 2021 

To City of Camas Commissioners and Staff 

Subject: City’s New Housing Plan 

Unfortunately I am unable to make tonight’s meeting since I coach a boys soccer team here in town, I 

did feel the need to comment on this plan, please accept this document as public testimony. I 

understand the City is in the process of  creating a Housing Action Plan to support more housing 

diversity and affordability. The objective of this plan was to get public participation to understand 

current and future needs, the study included 300 participants, while we live in a City of 20,000 residents 

do you feel this was an accurate and thorough process by staff? What marketing or steps did staff take 

to get participants? I did not hear of the plan until after the public participation was closed, so I am 

worried that much of the public was not aware of this study. While I agree that diversity and 

affordability are valuable goals, I do not think these should be the primary goal of the City’s Housing 

Plan. More importantly you may encourage developers to develop high rises and apartments, but you 

can’t set the price tag of that house, nor their rent. That is at the discretion of the developer or landlord. 

Why aren’t we evaluating our current housing situations and trying to build a better community 

landscape, ie. Require a percent of development to be open space or parks, public areas like play fields 

or community firepits, how about community markets or subdivision farmers markets like NorthWest 

Crossings in Bend, OR. High Density Developments require parking, when cars park on both sides of a 

narrow road and kids have nowhere to play except in the streets it creates driving hazards that are 

dangerous. Lookout Ridge in Washougal is a prime example of high density gone wrong. The Lookout 

Ridge Apartment structure has zero parking, cars are parked across sidewalk paths, cars are parked 

down the street into neighboring community’s, this development is nowhere near a bus route and you 

cannot walk to a market? I was hoping that the City of Washougal would have seen the error of this 

development, yet they are looking at 3000sqft lots at NorthSide on 23rd St, the far edge of the City’s 

UGB. There are plenty of spaces closer to Washougal and Camas Downtown Core that would 

accommodate 3000sqft lots. I’d encourage the City to look at Infill and redevelopment inside the city 

core first before adding incentives to the developers building at the edge or periphery of our town.  

If the City wants to focus on affordability, I ask that you look at costs you have direct control over, like 

water and sewer rates, our city has some of the highest sewer and water rates in the county. Perhaps 

the city should be looking at sharing the cost of sewer and water extensions with our neighbor 

Washougal utilizing conditional use agreements. How about looking at outsourcing these services to 

Clark Regional WasteWater District or Clark Public Utilities. Has there ever been as study on these 

topics? 

I ask the Council to consider these comments before making a housing plan that has incentives for 

developers and not the residents of Camas. 

Ken Navidi 

322 NE Cedar St. Camas, WA 
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April 20, 2021

From: Community Development Email

Sent: Tuesday, April 20, 2021 1:21 PM

To: Sarah Fox

Subject: FW: High density housing plan 

Here's a comment received in the cdev inbox 
 
 

 
 
Madeline Sutherland (She/Her) 
Assistant Planner 
Desk 360-817-7237 
Cell 360-326-5524 
www.cityofcamas.us | msutherland@cityofcamas.us 

 
 
 

 

-----Original Message----- 
From: charity noble <charitynoble1@gmail.com>  
Sent: Tuesday, April 20, 2021 1:08 PM 
To: Community Development Email <communitydevelopment@cityofcamas.us> 
Subject: High density housing plan  
 
WARNING: This message originated outside the City of Camas Mail system. DO NOT CLICK on links or open attachments unless 
you recognize the sender and are expecting the content. If you are unsure, click the Phish Alert button to redirect the email for 
ITD review. 
 
 
Hello, 
 
I would like to submit my concerns for the housing plan that is being presented to you this evening, April 20th. 
 
I have concerns that this high density housing plan is not based on what camas residents need or want.  The initial housing 
survey was open for anyone to participate, in any city or state...this does not reflect a true picture of the housing needs/desires 
for camas. 
 
Many people move to camas to get away from high density cities. I’m concerned if we require developers to build a minimum of 
6 units/acre that will turn camas into an overpopulated town and cause many tax payers to consider moving. 
 
This plan was created by a company in Georgia, which doesn’t seem to make sense to me.  How could a Georgia resident know 
or understand the uniqueness and beauty of camas?   Why not hire a local company that might have better insight? 
 
Our schools, first responders, and infrastructure will be greatly impacted by the high density plan.   I understand that camas 
must keep within compliance of the GMA...but we’ve seen a lot of development in the last year or two, including the massive 
apartment building near 192nd. Doesn’t all this development count toward GMA requirements? 
 
I’m asking you to please not rush into approving a plan that I feel is not right for camas. 
 
Thank you, 
Charity Dubay 

Sent from my iPhone

170

Item 1.



1

 

From: Vince Wang <ruoniu_wang@hotmail.com>

Sent: Wednesday, March 10, 2021 2:10 PM

To: Sarah Fox; External link

Subject: Let's Talk Camas Housing: Sharing some resources about inclusionary zoning

Attachments: Shared Equity Housing One-Pager.pdf

 

 

 
Hi Sarah and Melissa, 
 
My name is Vince Wang and I am a resident in Camas. I learned from a recent article 
(https://www.camaspostrecord.com/news/2021/mar/04/no-place-to-call-home-camas-housing-study-shows-lack-of-
affordable-options/) that the city is exploring IZ policies. I happen to conduct a nationwide research study on inclusionary 
housing and would like to share some resources. Happy to chat more if there is any question or interest in knowing more 
on this front. 
 
Here is a Shelterforce article that touches some of the questions about IZ brought up by city commissioners: 
https://shelterforce.org/2021/03/10/inclusionary-housing-secrets-to-success/ 
 
Here is the link to the newly published study: https://groundedsolutions.org/tools-for-success/resource-library/inclusionary-
housing-united-statesAnd  
 
Here is the link to the mapping tool and database: https://inclusionaryhousing.org/map/More  
 
Broadly, I think the city could benefit from shared equity homeownership models to help lower-income, first-time 
homebuyers and help create inclusive and equitable communities. See the attached one-pager with some high-level 
information.  
 
You can reach me via email or by cell 352-727-3747. 
 
Best regards, 
Vince 
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Shared Equity Housing

95%
of shared equity homes are priced affordably 

(under 30% of monthly income) for  households 
earning 80 percent of AMI or below

Over

99%
of shared equity homes 

avoid foreclosure 
proceedings

Grounded Solutions Network, in partnership with the Lincoln Institute of Land Policy, has authored the most comprehensive 

study of shared equity housing programs conducted to date. Tracking Growth and Evaluating Performance of Shared Equity 

Homeownership Programs During Housing Market Fluctuations is based on data* collected from more than 4,000 housing

units across 20 states over three decades, highlighting how shared equity homeownership promotes sustainable wealth 

building opportunities and lasting affordability for lower-income households.

The median shared equity 
household accumulates 

$14,000
in earned equity. 

(compared to a median initial 
investment of $1,875)

6out of10

By the Numbers
 1985-2018

7out of10
shared equity 

homeowners are first-
time homebuyers

The share of minority households 
living in shared equity homes 

increased from

13% to 43%
(2013-2018)(1985-2000)

*Source: HomeKeeper National Data Hub

Exhibit 3
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total 2040 need! Yet it doesn’t exist for purposes of this draft Study. Nor does any other part of their property which is in the 
process of the issuance of a cleanup order. Why not make it clear the City of Camas would support a rezoning? At least on the 
lab property now being demolished?  
In case you haven’t seen it, our community has come together to ask the State of Washington to ensure a cleanup beyond heavy 
industrial standards. If nothing else, so that property could be available to meet housing mandates they are 
imposing. https://www.camaspostrecord.com/news/2021/apr/29/camas-residents-officials-weigh-in-on-paper-mill-cleanup-
plan/ 

 You seem intent on pushing state-mandated density further out, spreading it out, and reducing parking needs. Why don’t you 
speak to the obvious: Downtown and mill property can be a significant part of a 2040 solution. 
 
I find it classist and disrespectful to lower-income households, seniors, and others you “assume” won’t have a car. Are you 
suggesting they can’t find a better job that needs personal transportation? Are you suggesting their medical needs are limited to 
bus lines or expensive Uber drives for cancer treatment in Portland? Are you suggesting they can’t have the same options for 
education, and recreation as their fellow citizens with cars? Are you suggesting they can’t shop and dine where they would like? 
You are taking all this freedom away with your assumption. 
 The truth is many will have cars, and those cars will be parked further out in neighborhoods. Great to think of a senior having to 
negotiate groceries for several blocks. The truth is you are creating the Portland reality where Districts like Division and 
Hawthorne, with their high density units without parking, are impacting adjoining neighborhoods. I hear it from Portland folks 
loud and clear. 

 
I suggested an in-lieu fee to build efficient parking downtown and allow more units instead of costly on-site parking. All part of 
my suggestion to focus on Downtown. Not a word I could find this considered by this draft Study. 

 
I am glad you recognize that city fees make a difference, and a small unit shouldn’t pay the same fees as a 5,000 sq ft 
McMansion. We agree on that. 

 

You seem to have come in with an agenda to push inclusionary housing requirements. Great…make housing more expensive for 
everyone else. This in part to make up for the things you could have done if your goal was to actually make housing more 
affordable and accessible. Quite simply, if for purposes of discussion you could build 2,000 units in the greater downtown by 
2040, that’s 2,000 units that don’t have to be built via inclusionary requirements, among others, that either raise the price of 
housing or impact surrounding neighborhoods. 
 If you really want to build a walkable and accessible Camas, cramming more units in outlying residential areas is not the way. 
Building downtown is. This is our path to meet housing and climate change mandates coming from Olympia. 
 You are putting Camas on the way to becoming Portland. Pretending people don’t have cars in areas where they are needed, 
Pretending only wealthier people have cars, etc. You are perpetuating classism. Why don’t you ask some of the recent 
households that have moved from Portland why they left? 

 
Camas deserves better from this critically needed study. Our housing market is out of control.  
Frankly, I’m wondering why I bothered to participate? 
 
I will be sharing this via social media. 

 Randal Friedman 

From:

18 designation. That’s 11% of our 

 Randal Friedman <randalfriedman@gmail.com>  
Sent: Tuesday, May 4, 2021 3:16 PM 

To: Melissa Mailloux <melissa@mosaiccommunityplanning.com> 
Cc: Sarah Fox <SFox@cityofcamas.us> 
Subject: DRAFT HOUSING STUDY 

 
Melissa — I’m very disappointed in this draft.  
 
I took the time to participate in two focus groups. 
 
Nothing of the two main points I made is acknowledged even though both are quite valid. My primary point about Georgia 
Pacific’s property is even more relevant as I watch the 27 acre lab property demolished to the ground. Surrounded on three 
sides by residential, but still zoned Heavy Industry, it alone could support 500 units at an M-

Exhibit 4
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Sarah Fox

From: Sarah Fox

Sent: Tuesday, May 4, 2021 5:19 PM

To: 'Randal Friedman'

Cc: Melissa Mailloux

Subject: RE: DRAFT HOUSING STUDY

Attachments: Camas_HAP_-_Draft_HAP_Ver_7_Housing_Strategies.pdf

Randal,  
Your comments will be added to the record and provided to the Planning Commission.  
 
In reading your comments, I interpreted that an important aspect was misunderstood.  
 
The draft HAP provides a suite of strategies from a multitude of options to achieve the city’s goals. The plan will focus on lands 
within the city limits, not outside the city limits. Each strategy (if the HAP is approved) must in turn be further developed, 
analyzed, vetted and brought back to council for adoption. For example, a density standard or change to the zoning map, would 
be brought through the legislative process after the HAP is approved.  
 
It seems as if you may have missed that the downtown housing strategy is the first in priority (Version 7 attached). The second 
strategy in priority is focused on upzoning and rezoning targeted areas. One of the targeted areas could be the heavy 
industrial properties. In short, there is much more work ahead of us once the strategies of this plan are accepted by Council. 
The scope of the HAP does not include narrowing its focus to the block level, as that is work for the next phase.  
 
And finally, Camas has strategies for shared parking and reductions for mixed use buildings already in our code, and so this isn’t 
a new concept, but could be refined further based on the strategy. The rate of car ownership is a well-studied subject in 
relation to the total cost of housing. Meaning that if the goal is to provide housing for those whose income is below the median, 
then any additional factor that could lower their rent should be considered. Car ownership has been declining among certain 
populations, and has become a matter of choice for others. There is a body of research devoted to what they call “right sized 
parking”, which seeks to avoid overbuilding parking. The project team can provide more context and information on this aspect 
at upcoming meetings. 
 
 
 

 

 
Sarah Fox, AICP (She/Her) 
Senior Planner 
Desk 360-817-7269 

Cell 360-513-2729 

www.cityofcamas.us | sfox@cityofcamas.us
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From: Kevin Brady <Kevin.Brady@otak.com>

Sent: Thursday, May 6, 2021 7:13 AM

To: Sarah Fox

Subject: RE: Checking in

Sarah – 
 
I reviewed this document again, and believe the main ‘takeaway’ is a potential need to have more direct communication with 
actual affordable housing developers – see Developing Partnerships, Page 20 of the report.  I would suggest putting together a 
list of sites (preferably City-owned or with amenable owner) and providing a brief zoning/development summary and cost 
estimate related to a pro forma for each of these sites.  You could then reach out to affordable housing developers to see if they 
would be interested in providing feedback on the feasibility of developing, with the hope that they might actually do so ... 
 
Happy to chat more … 
 
 

 

Kevin Brady | Senior Planner  

Direct: 360.906.9423  | Mobile: 503-504-1951 

 

 

From: Sarah Fox <SFox@cityofcamas.us>  
Sent: Friday, April 30, 2021 3:49 PM 
To: Kevin Brady <Kevin.Brady@otak.com> 
Subject: RE: Checking in 
 

 
Kevin,  
Thank you for reaching out and discussing your thoughts on the first six chapters of the draft HAP. Attached is the draft Chapter 
7 – Housing Strategies. I would appreciate your feedback.  
 

 

 
Sarah Fox, AICP (She/Her) 
Senior Planner 
Desk 360-817-7269 

Cell 360-513-2729 

www.cityofcamas.us | sfox@cityofcamas.us 
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May 17, 2021 
 
Camas Planning Commission  
616 NE 4th Ave. 
Camas, WA 98607 
 
RE: Camas Housing Action Plan  
 

Dear Planning Commission and Community Development Staff; 

I am writing to you on behalf of the Building Industry Association of Clark County (BIA) to respond to the request 

for comment on the proposed Housing Action Plan for the City of Camas. The action plan aims to explore 

strategies for affordable housing options and increased density.  

Based on the proposed plan, we believe the majority of the strategies mentioned would be positive both for 

builders and the community of Camas. However, there were key points and suggestions that would 

disincentivize builders from building more affordable housing in Camas. The following strategies would hinder 

any efforts to build more housing, specifically affordable, middle-level housing in the City of Camas.  

1. Mandatory Inclusionary Housing Policy in Camas:  

Mandating a percentage of units built to be reserved as affordable units would hurt efforts to create more 

affordable housing options in the City of Camas. Providing incentives to builders such as reducing parking 

requirements, providing density bonuses, or other zoning-related strategies would be a better approach. Camas 

has the highest median household income in Clark County at $106,513 and such efforts would target those who 

make substantially less than the median income (60%-80% of median household income). Housing is considered 

affordable when 30% or less of household income is spent on housing. Based on this definition of affordable, 

those at the 60% level could afford a mortgage or rental payment of $1,598. We believe this is an achievable 

goal and mandating more stringent requirements would disincentivize building. The City of Camas needs to 

decide whether their intent is to create more affordable housing options for the community or if the goal is to 

create more low-income housing options.  

Developers have a choice in when and where they build, having requirements for affordable units based on the 

size of the development, or requiring contribution to an affordable housing fund, creates incentives for dodging 

these requirements (i.e. building right below a certain size to avoid requirements). We believe the best strategy 

is to allow the market to dictate what is built. The city could up-zone areas in the urban core to elicit more 

affordable high-rise rental units, while at the same time allowing diversified housing types to create 

opportunities for row houses, town homes, cottage housing, and tiny homes. This strategy is exciting because it 

allows for homeownership rather than depending on rental units to achieve affordability. As mentioned in the 

plan, this could take place as a part of infill, redevelopment, vacant land development, etc. ADUs would also be a 
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great solution, where allowed. We are in full support of diversifying housing types as outlined in strategy three. 

We assert that a wholistic approach to address housing affordability is the best path forward. 

2. Explore Funding Source Options for Affordable Housing:  

As mentioned by the Planning Commission, monitoring outside funding sources may take a large amount of staff 

time. In contrast, incentives like those mentioned above and within the study would be pragmatic and efficient 

in the use of staff time and resources.  

Moreover, the restructuring of impact fees based on the size of residential development would have the 

opposite effect desired. Average net profit for a builder in Clark County is 8%, well below the national average of 

8.89% (according to a NYU Stern database of 7,000 companies across all sectors). Calculating these variable 

impact fees would enhance complexity and take more of staff’s time.  

In addition, builders and developers are struggling because the cost of building materials has skyrocketed. For 

example, framing lumber has increased the cost of new home construction by $36,000 Any additional costs will 

invariably be passed onto the buyer, negating any efforts to make housing more affordable. Additionally, an 

inflated increase of fees will not only affect current projects, but also require builders to reconsider future 

developments in Camas. Any increase in cost makes surrounding areas (not in Camas) more attractive to buyers 

and developers. 

3. Explore Density Modifications in the R Zones: 

We are supportive of this strategy. However, we are concerned with the suggestion of up-zoning to a 6-unit 

minimum density across all single family residential zoning districts. Up-zoning would be better used in urban 

nodes, vacant land, and the urban core in general. Downtown Camas is ripe for redevelopment and efforts 

should be focused there. We are concerned that increasing minimum density may lead to a loss of character for 

many residential areas in Camas and could discourage people from moving to Camas because the character and 

small town feel would be lost. As previously stated, this strategy may lead homebuyers to other jurisdictions if 

implemented. We agree with the Planning Commission that selective rezoning would be preferable to up-

zoning. 

We applaud the efforts of the Planning Commission and staff in considering and creating the Housing Action 

Plan. Going forward, we hope to be a partner to create mutually beneficial solutions for builders, buyers, and 

the City of Camas. We appreciate staff reaching out to the BIA to get our input on this matter.   

Sincerely, 

 

Justin Wood 
Government Affairs Coordinator 
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From: Jihun Han <jihun@ccrealtors.com>

Sent: Tuesday, May 18, 2021 9:51 AM

To: Sarah Fox

Subject: Re: Camas Housing Action Plan

WARNING: This message originated outside the City of Camas Mail system. DO NOT CLICK on links or open attachments unless 
you recognize the sender and are expecting the content. If you are unsure, click the Phish Alert button to redirect the email for ITD 
review. 

 
Hi Sarah, 
 
My apologies for the delay in getting back to you. We had a virtual conference last week that took up most of my time. This 
looks spot on! Is there anything else you were looking for in regards to this? 
 
Jihun Han / Director of REALTOR® Advocacy  
jihun@ccrealtors.com 
  
Clark County Association of REALTORS®  
Direct: 503.501.1677 / Ext. 3102/ Fax: 360.695.8254  
1514 Broadway St. STE 102  
Vancouver, WA. 98663  
www.ccrealtors.com 
 

 
 
 

 
 
 

 

 
  

  
  

 

From: Sarah Fox <SFox@cityofcamas.us>
Date: Friday, May 7, 2021 at 11:48 AM
To: Jihun Han <jihun@ccrealtors.com>
Subject: Camas Housing Action Plan

This is the second of two emails. The draft HAP Chapters 1-6 were too large a file to send in one 
email.

Link to April meeting of the Planning Commission
Link to upcoming May meeting of the Planning Commission
Link to Let’s Talk Camas Housing website

 
  
  
  

 

 
Sarah Fox, AICP (She/Her) 
Senior Planner 
Desk 360-817-7269 
Cell 360-513-2729 

www.cityofcamas.us | sfox@cityofcamas.us
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From: Alan Peters <alanpeters@gmail.com>  
Sent: Tuesday, May 18, 2021 12:59 PM 
To: Community Development Email <communitydevelopment@cityofcamas.us> 
Subject: Housing Action Plan Comments 
 

WARNING: This message originated outside the City of Camas Mail system. DO NOT CLICK on links or open attachments unless 
you recognize the sender and are expecting the content. If you are unsure, click the Phish Alert button to redirect the email for ITD 
review. 

 
Dear Planning Commission,  
 
First, I’d like to acknowledge the work of the planning commission, staff, and the consultant team on the Housing Action Plan. I 
participated as a focus group member and know that the project team valued my input and that of other group members. The 
focus group represented a variety of viewpoints and the team did a great job of synthesizing our perspectives into a plan that 
reflects the diversity of our group and of the community as a whole.  
 
Second, I’d like to express my support for the Housing Action Plan. The plan’s goals and strategies will support the Camas 2035 
Comprehensive Plan’s vision of a diverse Camas, with a wide variety and range of housing for all ages and income levels. I am 
excited by the recommendations to expand housing opportunities in our downtown areas, to upzone the city’s residential zones, 
and to allow for a diversity of housing types throughout the city. My neighborhood on Prune Hill includes homes ranging from 
1,400 sq. ft. to 8,000 sq. ft. While all these homes are single-family, the assortment makes for an attractive streetscape and a 
diverse neighborhood of folks in different stages of life. If the plan is implemented, more of Camas may realize the benefits of a 
variety of housing types and densities present throughout our neighborhoods. If the plan is successful, more people will have 
access to the quality of life that Camas residents enjoy.  
 
I encourage the planning commission to vote to recommend that the city council adopt the Housing Action Plan. And yet the 
plan is only a starting point. There is much work to be done if we want to realize the Camas 2035 vision, including work by the 
community to further explore the plan’s strategies and implement them in the coming months and years.  
 
Finally, a word about the mill. Today it is still operating, but if it someday closes, it may continue to be a jobs center, it may turn 
into housing, it may become a public park. More likely it will be mixed-use. But currently, the mill site is not a viable option we 
can count on to accommodate anticipated growth over the next 14 years. Still, the plan does not preclude the use of the mill site 
for future housing development (strategies 1 and 5 support this possibility), but it does not hinge our housing future on the 
chance that the mill will close. There are many large tracts of vacant land in our urban growth boundary that will be developed 
before then, and these sites provide our best opportunities to accommodate our housing needs in the coming years. 
 
Alan Peters 
4050 NW 12th Ave, Camas, WA 
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From: Vince Wang <ruoniu_wang@hotmail.com>

Sent: Monday, May 24, 2021 9:59 PM

To: Sarah Fox

Cc: Melissa Mailloux

Subject: RE: Let's Talk Camas Housing: Sharing some resources about inclusionary zoning
 
Sarah and Melissa, 
 
Thanks for inviting me to the meeting last week. You both did an excellent job in presenting the plan and facilitating the 
meeting. And I think all the strategies you brought to the commissioners for consideration are on target in addressing 
community’s needs. I stayed for the most of the meeting; and I, sadness to say, left the meeting with much disappointment. I 
was going to put my comments below to the public channel. But now I am passing them to you, feeling this way may be more 

 
 

 
 

 

 

 
 

 
 

 
 

“polite.” I don’t know how much can be changed/challenged at this stage given decisions have already been made by the
commissioners. Feel free to share my comments with anyone you think should be aware of.

In essence, I question the validity of decisions made by the commissioners in meeting the due diligence.

I left the May 18 planning commission meeting with disappointment. When commissioners interpreted community's ask for
"diversity" and "affordability," what I heard is a narrow definition of those terms. Their intentionally leaving out of lower- 
/moderate-income residents when talking about affordability and not even say a word about race and ethnicity when talking 
about diversity is concerning. Also, I don't like the process of how the commissioners killed strategies 6 and 11. I observed 
that a couple commissioners essentially used their subjective opinions of "I feel this is wrong" to object demonstrated 
successful programs with long-term effect in at least some communities across the country. To be clear, I am not saying 
these strategies will surely be effective in our community. But the concerns brought up by a couple commissioners show 
plainly superficial and partial understanding of those strategies. And I don't see them bother to learn more about how these 
strategies could potentially benefit the community and directly help promote diversity and affordability - despite the fact
that our planner and consultant have put effort to investigate more upon their previous request and suggested them to think 
further during the meeting. The City has invested tremendous time and resources to come up a housing plan that – ideally 
and desirably – works for all, but fundamental issues are intentionally left out and potentially important strategies are 
stricken out by in my view some short-sighted commissioners who only prioritize "lower hanging fruits."

The City is becoming more diverse, and housing market dynamics caused by regional, national, and global forces have 
made the affordability issue more severe to existing residents (let alone those who want to move here) and to higher 
income levels (and unfortunately we know that this trend is ongoing and is very likely to stay). Without the real commitment
and dare to confronting these challenges, we are more likely to be headed in a more expensive, exclusive community.

Vince 
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STATE OF WASHINGTON 

DEPARTMENT OF COMMERCE 
1011 Plum Street SE    PO Box 42525    Olympia, Washington 98504-2525    (360) 725-4000 

www.commerce.wa.gov 
 
June 2, 2021  
 
 
 
Camas City Council  
c/o Sarah Fox, Senior Planner 
City of Camas  
616 NE Fourth Avenue 
Camas, Washington  98607 
 
Sent Via Electronic Mail 
 
RE:  Draft Housing Action Plan 
 
Dear council members: 
 
Thank you for the opportunity to comment on your proposed draft housing action plan (HAP).  We 
appreciate your coordination with our agency as you work to fulfill the HB 1923 grant contract to 
develop this plan. 
 
Camas has done a good job at completing all of the required items within the HB 1923 grant contract. 
The HAP if implemented as designed will help the city meet its housing needs by accommodating the 
future population demand with a greater diversity of housing options and greater affordability, while 
addressing displacement and preserving affordable housing.  We especially like and applaud city’s 
work on the following items: 

 The stakeholder focus groups and interviews, which in combination with the survey and other 
outreach, will help the city plan to address the specific needs and desires of Camas that may not 
have been evident in the data. 

 The buildable lands analysis review of Camas’ building capacity will be very helpful in 
informing the actions that will need to take place from the HAP to accommodate growth within 
the community. 

 The specificity of the actions recommended within the strategies will help the city quickly 
transition to taking actions that will increase housing capacity, diversify the housing options, 
and address housing affordability and displacement. 

 The prioritization of actions as recommended by the Planning Commission is a best practice 
that we recommend all cities incorporate into their HAPs.  A prioritized action list will help the 
city quickly take next steps in its upcoming work plan to address the city’s housing needs. 
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Camas City Council 
June 2, 2021 
Page 2 
 
As the city looks to adoption and implementation of this strong set of housing strategies, we have a 
few suggestions for strengthening your plan. 

 We recommend the city include a table of actions associated with each strategy to compile the 
recommendations in one place.  We recommend this table include additional information that 
will help the city to take the next steps to implement the actions, including level of effort or 
amount of resources needed to complete, agencies or partners involved, and/or considerations 
or action needed. 

 We recommend the city make a plan for how to monitor the goals within the HAP.  A 
monitoring plan would allow the city to measure its progress and evaluate which changes have 
been effective at meeting the goals, and which might need modifications to meet the intended 
purpose. 

 
Additionally, the Washington State legislature has funded additional grants to increase residential 
building capacity in the next biennium.  Please be on the lookout for future funding opportunities to 
implement actions with this HAP coming through Commerce in the late summer or early fall. 
 
Congratulations to the staff for the great work the draft housing action plan represents.  If you have any 
questions or need technical assistance, please feel free to contact me at 
steve.roberge@commerce.wa.gov or (360) 764-0112.  We extend our continued support to the City of 
Camas as you review this draft plan for adoption as intended direction for housing policy. 
 
Sincerely, 

 
Steve Roberge 
GMS Deputy Managing Director 
Growth Management Services 
 
cc: Sarah Fox, Senior Planner, City of Camas 
 Phil Bourquin, Community Development Director, City of Camas 

David Andersen, AICP, Managing Director, Growth Management Services 
Steve Roberge, Deputy Managing Director, Growth Management Services 
Anne Fritzel, AICP, Senior Housing Planner, Growth Management Services 
Laura Hodgson, Associate Housing Planner, Growth Management Services 
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Staff Report 
June 7, 2021 Council Workshop 

 

Property Purchase for Access to Lacamas Reservoir 

Presenter:  Sam Adams, Utilities Manager 

 

Phone Email 

360.817.7003 sadams@cityofcamas.us 
 

BACKGROUND:  The Lacamas Reservoir was constructed in 1979 and is located near Sierra Street 

and NW 41st Court. There is one vacant lot located next to the City’s access road to the reservoir. 

The owner of the lot recently had it surveyed which revealed a boundary line and access 

discrepancy. A portion of the City’s fence, waterline and existing access road are all located on the 

neighbor’s property. The City has confirmed the boundaries with our own surveyor. The owner 

has been accommodating and has offered to sell the City the property based on the Clark County 

assessed value in question to resolve the boundaries. In addition, the owner is asking for $2,600 

in reimbursement for fence damage the owner fixed, which turned out to be the City’s fence on 

their property. The total purchase will be $10,872 for property and fence reimbursement which 

will be paid out of the Water Utility Fund. To move the fencing, access road and waterline would 

cost substantially more than the amount offered, primarily as a result of the steep terrain and 

location of the City’s access.  

SUMMARY:  This is a Purchase and Sales Agreement between the City and Yazdidoust Farshad 

and Heydarinejad Leen for 517 square feet of property and reimbursement of expenses. 

EQUITY CONSIDERATIONS:   

What are the desired results and outcomes for this agenda item? 

 This specific agenda item is for information only, but staff has also placed the Purchase 

and Sales agreement on the June 7, 2021 Regular Meeting Consent Agenda for 

Councils consideration.  

What’s the data? What does the data tell us? N/A 

How have communities been engaged? Are there opportunities to expand engagement? N/A 

Who will benefit from, or be burdened by this agenda item? 

 The City and residents will benefit from this sale by avoiding any impacts to the 

Lacamas Reservoir caused by the need to shut down the system to move the waterline.  

What are the strategies to mitigate any unintended consequences? N/A 
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Does this agenda item have a differential impact on underserved populations, people living 

with disabilities, and/or communities of color? Please provide available data to illustrate this 

impact. N/A 

Will this agenda item improve ADA accessibilities for people with disabilities? No 

What potential hurdles exists in implementing this proposal (include both operational and 

political)? N/A 

How will you ensure accountabilities, communicate, and evaluate results? N/A 

How does this item support a comprehensive plan goal, policy or other adopted resolution?  

 Resolution of this boundary and access discrepancy will allow uninterrupted water 

service to continue for the City’s residents as envisioned in the adopted Water System 

Plan Update.  

BUDGET IMPACT:  This Purchase and Sales Agreement is for $10,872.  The Water Fund has 

budget available to complete this purchase. 

RECOMMENDATION:  This item is for Council information only.  Staff has placed this item 

on the June 7, 2021 Consent Agenda for Council consideration. 
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2. 

REAL ESTATE PURCHASE AND SALE AGREEMENT 
WITH EARNEST MONEY PROVISION 

Effective Date: ------' 2021 

Parties: Yazdidoust Farshad and Heydarinejad Leena, husband 
and wife, hereinafter referred to as "Seller"; 

and 

The City of Camas, a Washington municipal 
corporation, hereinafter referred to as "Purchaser". 

3. Pronertv Sold: Subject to the terms, conditions and considerations set forth herein, the 
Seller agrees to sell to the Purchaser and the Purchaser agrees to purchase from the Seller certain real 
property located in Clark County, Washington, which is a portion of Tax Parcel No. 110186510, 
legally described as follows: 

County of Clark. State of Washington 

See attached Exhibit "A" ("Premises"). 

Purchaser and Seller authorize the insertion of any correction to the legal description. 

4. Purchase Price: The total purchase price for the Premises shall be Eight Thousand Two 
Hundred Seventy Two and N0/100 Dollars ($8,272.00). 

5. Earnest Money Deposit: Purchaser herewith deposits and delivers to Seller, and Seller 
hereby acknowledges receipt of the sum of Five Hundred and No/100 Dollars ($500.00) as earnest 
money deposit. The earnest money shall be held in escrow by Clark County Title for the benefit of 
the parties. 

6. Escrow and Closinl! Al!ent: Purchaser hereby authorizes Seller to establish an escrow 
with a title insurance company, or other mutually agreed closing agent, for the closing of the 
transaction contemplated herein, and to deliver to said escrow and closing agent an original of this 
Agreement, the earnest money deposit, escrow and closing instructions, and any and all other 
documentation necessary for closing. This Agreement shall be closed on or before June 9, 2021, 
which shall be the termination date. 

7. Title Insurance: Purchaser, at Purchaser's expense, may elect to be furnished with a 
standard form owner's policy of title insurance at closing. Closing agent shall apply for a preliminary 
commitment for such insurance with a title insurance company. The policy shall insure title to the 
Premises in Purchaser to the full extent of the purchase price, subject to no encumbrances, defects or 
liens except those specified in the printed policy form, and those which are set forth in this 
Agreement. If title cannot be made so insurable on or before the closing date called for herein, 
either party may terminate this Agreement by written notice to the other party. In such event, unless 
Purchaser elects to waive such defects or encumbrances, the earnest money deposit and any down 
payment proceeds shall be refunded to Purchaser, less title insurance company charges. 

8. Title and Conveyance: Title of Seller is to be free of encumbrances or defects except: 

8.1. Rights reserved in federal patents or state deeds; building or use restrictions general to 
the district, including governmental platting and subdivision requirements; reserved hydrocarbon and 
mineral rights; existing utility and other easements of record approved by Purchaser and not 
inconsistent with Purchaser's intended use; existing covenants, conditions, restrictions, deed 
exceptions and reservations of record as approved by Purchaser and not inconsistent with Purchaser's 
intended use; all of which shall not be deemed encumbrances or defects. 
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Real Estate Purchase and Sale Agreement Page 2 

8.2. Encumbrances to be discharged by Seller may be paid out of purchase price at the date 
of closing. Seller shall convey title to the Premises to Purchaser by Deed of Dedication, subject to 
those encumbrances, liens and defects noted and accepted in Paragraphs 7 and 8 of this Agreement, 
and subject to encumbrances and defects assumed, and accepted or approved by Purchaser as 
provided in Paragraphs 7 and 8 of this Agreement. 

9. Closing Costs: Purchaser shall be responsible for paying all closing costs. Seller shall 
pay all attorney fees incurred by Seller. 

10. Pro-rations and Adjustments at Closing: Taxes and assessments for 2021 shall be 
prorated as of the date of closing. 

11. Possession: Purchaser shall be entitled to possession of the Premises on the date of 
closing. From and after the effective date hereof until closing or earlier termination of this 
Agreement, Purchaser and its agents, employees and contractors shall be allowed access to the 
Premises prior to the closing for the purposes of conducting surveys, tests, inspections, studies and 
investigations on the Premises, and other investigations as Purchaser deems prudent. Seller shall 
cooperate fully and assist Purchaser in completing such surveys, tests, inspections, studies and 
investigations. Purchaser will, however, perform all surveys, tests, inspections, studies, and 
investigations at its own risk and expense. In addition, Purchaser will indemnify, defend and hold 
Seller harmless from any costs or claims for personal injury, property damage or 
materialman's/mechanic's liens resulting from Purchaser's entry onto the Premises to conduct such 
surveys, tests, inspections, studies and investigations. Should this transaction fail to close, Purchaser 
shall be responsible for leaving the Premises in a condition as close as reasonably possible to the 
condition in which Purchaser found it on the date of this Agreement. 

12. Conditions Precedent: The enforceability of this Agreement by the parties hereto and 
the obligations of the parties to close escrow are subject to the occurrence or waiver of each of the 
following conditions precedent on or before the date established for closing as hereinabove set forth: 

12.1 Approval of the condition of title to the Premises by Purchaser. 

12.2 That all representations and warranties are true on the date of closing. 

If any of the conditions are not satisfied or waived by the party who benefits from such conditions at 
or prior to closing, such party, without prejudice to any other rights or remedies herein provided, may 
withdraw from this transaction and be released from all liability hereunder by giving written notice to 
the other party and the escrow/closing agent. The parties' agreement to close this transaction 
constitutes their approval or waiver of all such conditions. 

13. Default: If Purchaser defaults in the performance of its obligations hereunder, Seller's 
sole remedy shall be to withdraw the earnest money deposit from escrow as liquidated damages for 
such default and to rescind this Agreement, after which this Agreement shall be terminated and 
Purchaser shall have no further rights or obligations. 

CL.6 
Initials 

If Seller defaults in the performance of his obligations hereunder, Purchaser may seek 
specific performance pursuant to the terms of this Agreement, damages, rescission, or any other 
remedy allowed by law. Notwithstanding the foregoing, if Seller is unable to convey title to the 
subject Premises in the condition required pursuant to this Agreement, the sole liability of Seller shall 
be to refund to Purchaser the earnest money deposit. 

f;l6-
Initials 

14. Attorney Fees and Costs: In the event litigation arises out of this Agreement, the losing 
party agrees to pay the prevailing party's attorney fees incidental to said litigation, together with all 
costs and expenses incurred in connection with such action, including costs of searching records to 
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Real Estate Purchase and Sale Agreement Page 3 

determine the condition of title, and whether or not incurred in trial court or on appeal, or in any 
proceedings under the federal Bankruptcy Code or state receivership statutes. 

15. Waiver: No act or omission of either party hereto shall at any time be construed to 
deprive such party of a right or remedy hereunder or otherwise be construed so as to at any future 
time stop such party from exercising such right or remedy. Failure of a party at any time to require 
performance of any provision of this Agreement shall not limit the right of that party to enforce the 
provision, nor shall any waiver by a party of any breach of any provision constitute a waiver of any 
succeeding breach of that provision, or waiver of that provision itself, or any other provision. 

16. Escrow or Closing Instruction: This Agreement shall serve as and/or be incorporated 
into Seller's and Purchaser's escrow or closing instructions for the closing of this transaction. Any 
inconsistencies between this Agreement and escrow or closing instructions provided by the parties 
shall be resolved in favor of this Agreement. 

17. Non-Merger: Provisions of this Agreement shall not be deemed to have merged into the 
closing documents, but shall survive the closing and continue in full force and effect. 

18. Closing and Termination: Purchaser shall have until the closing date to satisfy or 
waive all contingencies referenced in Section 12, above, unless terminated according to the 
provisions of this Agreement. The parties may by mutual agreement extend the closing date. Each 
party will deposit with the closing agent all instruments and monies necessary to complete the 
purchase and sale. 

19. Taxes and Assessments: After closing, Purchaser shall assume all real estate and 
personal property taxes and assessments which thereafter become due on the Premises. 

20. Notices: Notices or demands hereunder shall be in writing and may be mailed or 
delivered personally. If mailed, such notices shall be sent with postage prepaid, by certified mail, 
return receipt requested, and the date marked on the return receipt by United States Postal Service 
shall be deemed to be the date on which the party received the notice. Notices shall be mailed or 
delivered to the last known addressee or the parties. 

21. Seller's Warranties: Seller warrants the following: 

21.1 That it has no notice of any liens to be assessed against the Premises. 

21.2 That it has no notice from any governmental authority or agency of any violation of 
law or ordinance relating to the Premises. 

21.3 That it has no notice or knowledge of any material defect in the Premises which has 
not been disclosed to Purchaser in writing. 

21.4 To the best of Seller's actual knowledge, the Premises are free from all hazardous 
materials and that no hazardous materials have been used or placed on the Premises during the period 
of its ownership. 

For the purposes of this Section 21, knowledge means the knowledge of Yazdidoust Farshad 
and Heydarinejad Leena. 

22. Disclosure of Representation: It is understood that this Real Estate Purchaser and Sale 
Agreement has been prepared by Shawn R. MacPherson, attorney, for the benefit of The City of 
Camas, Purchaser. Seller has been represented by , attorney, on this 
transaction or has been advised to obtain independent legal counsel. 

23. Miscellaneous: 

23.l Gender and Number: As used in this Agreement, the masculine, feminine or 
neuter gender, and the singular or plural number, shall be deemed to include the others whenever the 
context so indicates. 

23.2 Interpretation/Construction: Paragraph headings have been included for the 
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convenience of the parties and shall not be considered a part of this Agreement for any purpose 
relating to construction or interpretation of the terms of this Agreement and shall in no way limit any 
of the provisions of this Agreement. 

23.3 Entire Agreement and Amendment: This Agreement constitutes the entire 
Agreement of the parties hereto, supersedes and replaces all prior or existing written and oral 
agreements between the parties, and may not be amended other than in writing, signed by all parties. 

23.4 Successors and Assigns: The terms and provisions of this Agreement shall be 
binding upon and shall inure to the benefit of the heirs, legal representatives and proper and 
permitted assigns and successors of the parties. 

23.5 Closinl! Ae.ent: For purposes of this Agreement, "closing agent" shall be defined 
as a person authorized to perform escrow or closing services who is designated by the parties hereto 
to perform such services. 

23 .6 Date of Closing: For purposes of this Agreement, "date of closing" shall be 
construed as the date upon which all appropriate documents are recorded and proceeds of this sale 
are available for disbursement to Seller. Funds held in reserve accounts pursuant to escrow or 
closing instructions shall be deemed, for purposes of this definition, as available for disbursement to 
Seller. 

23.7 Time of the Essence: Time is of the essence of this Agreement. 

23.8 Governing Law and Venue: This Agreement shall be governed by and 
interpreted in accordance with Washington law. Any action or litigation arising out of or in 
connection with this Agreement shall be conducted in Clark County, Washington. 

23.9 Personal Propertv: The City agrees to pay on or before June 9, 2021, the sum of 
Two Thousand Six Hundred and NO/I OOths Dollars ($2,600.00) to Seller as reimbursement for 
fencing repairs. 

23.10. Ratification by City Council: This Agreement shall be ratified and approved by 
the Camas City Council. The City agrees to present the Agreement before the Council on or before 
June 7, 2021. 

DATED this day of , 2021 . 

CITY OF CAMAS 

By: ~ O!. ~ 
Name: 6 ll6N L · B lf f.l T'2? IJ 
Title: M It 'd OR.. '"? R..o f'btl/l 

On the day of , 2021, the undersigned hereby approve and 
accept the sale set forth in the above Agreement and agree to carry out all the terms thereof on the 
part of the Seller. 

By: Yazdidoust Farshad By: Heydarinejad Leena 
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Staff Report 
June 7, 2021 Council Workshop Meeting 

 

Lacamas Park Trail Bridge 

Presenter:  Trang Lam, Parks and Recreation Director 

Time Estimate:  15 minutes 

 

Phone Email 

360.817.1234 name@cityofcamas.us 
 

BACKGROUND:  In the summer of 2020, concerns had been raised by some citizens and Council 

Members regarding people jumping from the trail bridge that crosses the Lacamas Lake – Round 

Lake canal at Lacamas Park. At the August 3, 2020 Council Workshop on this topic, Council 

discussed three mitigation options, but requested that the Parks and Recreation Commission (P&R 

Commission) review these options, and others as appropriate, and provide a recommendation to 

Council on next steps. 

SUMMARY:  At the April 28, 2021 P&R Commission meeting, Staff shared the initial three 

mitigation options that were discussed with Council in the prior year and solicited new ideas. The 

three options discussed with Council last year were: 

 Maintain status quo – No additional mitigation to be implemented at this location. 

 Post a general warning sign – For this option, Washington Cities Insurance Authority 

(WCIA) warned that posting signage may create a duty or perception of enforcement that 

might not otherwise exist; and the Police Department warned that the signage would likely 

generate calls to Police or other departments with complaints or request for enforcement.  

 Install fencing and/or other improvements – Considerations for this option included cost, 

aesthetics, safety, and timing. 

In addition to discussing the three options above in depth, the P&R Commission also discuss 

various other ideas such as education programs, life jackets, and redirecting swimmers to more 

appropriate swim locations. The P&R Commission is recommending the following to Council: 

 Warning and Education Signage – Create signage that provides a level of warning, but not 

enforcement, to help users be aware and cautious recreating around bodies of water, and 

educational information on being safe around and in bodies of water.   

Staff has explored this recommendation further and have found the following information for 

Council’s consideration: 
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 Clark County (County) Signage – The County currently has water safety information on 

their webpage, County’s Public Health publishes articles, and there is signage at popular 

swim areas. 

o County Public Work’s swim and water safety information can be found here - 

https://clark.wa.gov/public-works/swimming#water%20safety  

o County’s Swimming Safety brochure can be found here - 

https://clark.wa.gov/sites/default/files/dept/files/public-

works/Parks/swimsafetyenglish.pdf  

o May 24, 2021 County Public Health publication on swim safety this summer - 

https://clark.wa.gov/public-health/take-steps-stay-safe-while-swimming-and-

recreating-lakes-rivers-and-pools  

o County’s signage at popular swim areas: Example of signage below. The language 

on sign may vary depending on location and age of sign. 

 

Figure 1:  Example of Clark County Signage 

 

 Seattle Children’s Hospital, Drowning Prevention and Water Safety – Seattle Children’s 

Hospital is a partner with Washington State Drowning Prevention Network. Their key 

messages are - “Know the water. Know your limits. Wear a life jacket.” More water safety 
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information can be found on their webpage - https://www.seattlechildrens.org/health-

safety/keeping-kids-healthy/prevention/drowning-prevention/  

 Clark County Sheriff’s Marine Patrol branch – In addition to information on their webpage 

for boating safety, the Sheriff’s office works with county and city parks to provide free life 

jacket loaner stations near popular bodies of water. Heritage Park has been a location 

where the City has partnered with the Sheriff’s office to set up a life jacket loaner station. 

The Sheriff’s office plans to install a second life jacket loaner station at the city-owned boat 

launch off Leadbetter Road on Lacamas Lake’s north shore.  

During research for the additional information above, Staff has also learned through conversations 

with other jurisdictions that signage alone does not change behavior. Best practice has been to 

have temporary and/or permanent signage along with a robust educational campaign. This best 

practice aligns with the core intent of the P&R Commission’s recommendation. Staff 

recommends that we create a Pilot Project which would include temporary signage and an 

education campaign in Camas. If this approach is desired by Council, Staff would pursue scoping 

out the project and determining the best approach to implement sometime this summer. The 

Pilot Project would be evaluated in the Fall and strengthen for the following year. 

EQUITY CONSIDERATIONS:   

What are the desired results and outcomes for this agenda item? 

Presenting P&R Commission’s recommendation, some additional signage information 

that staff has research, and have Council confirm that the P&R Commission’s 

recommendation is satisfactory to allow Staff to continue exploring this path and 

implement. 

What’s the data? What does the data tell us? 

Many jurisdictions have similar concerns and have implemented various versions of 

signage and education. Per Staff’s research and conversations with other jurisdictions, 

signage alone does not change behavior. It should be coupled with an educational 

campaign.  

How have communities been engaged? Are there opportunities to expand engagement? 

Only Council and P&R Commission have been engaged in discussing this safety 

concern and mitigation options. No broader engagement has occurred. With the 

proposed Pilot Project, we can survey the community to determine efficacy and ask 

for ideas to strengthen the approach the following year. 

Who will benefit from, or be burdened by this agenda item? 

The entire community will benefit, particularly children and families that recreate near 

our bodies of water. 

195

Item 3.

https://www.seattlechildrens.org/health-safety/keeping-kids-healthy/prevention/drowning-prevention/
https://www.seattlechildrens.org/health-safety/keeping-kids-healthy/prevention/drowning-prevention/


What are the strategies to mitigate any unintended consequences? 

Staff still needs to fully develop and scope the Pilot Project and will be developing 

strategies to mitigate any unintended consequences as part of project planning. 

Does this agenda item have a differential impact on underserved populations, people living 

with disabilities, and/or communities of color? Please provide available data to illustrate this 

impact. 

No impacts are evident at this time, but if we discover any during our project planning 

phase, we will work on strategies to mitigate them.  

Will this agenda item improve ADA accessibilities for people with disabilities? 

No 

What potential hurdles exists in implementing this proposal (include both operational and 

political)? 

The City should consider WCIA’s comment on the possibility of creating perceived duty 

and/or enforcement, and the Police’s comment on additional calls the City may receive. 

The signage will be a minimal cost to the Pilot Project. The education campaign will 

require some graphic design, copy writing and on-going staff time (at least through 

the summer and fall) to implement the engagement with the community and measure 

effectiveness. P&R Department is concern that we do not have the staff capacity to 

fully implement the education campaign portion of the Pilot Project, and the City may 

not have capacity from the Police or other departments to respond to calls directly 

related to the new signage. 

How will you ensure accountabilities, communicate, and evaluate results? 

We propose to survey the community to determine efficacy and ask for ideas to 

strengthen the Pilot Project for the following year.  

How does this item support a comprehensive plan goal, policy or other adopted resolution? 

The Pilot Project support Goal 2 and Objective 2H in the 2014 Parks, Recreation and 

Open Space Comprehensive (PROS) Plan: 

Goal 2: Provide active and passive recreation opportunities to serve the 

community’s need. 

Objective 2H:  Encourage, support, and, where possible, initiate activities, to 

preserve, conserve or improve the shorelines of the Columbia and Washougal 

Rivers, Lacamas Creek, and Lacamas, and Fallen Leaf Lakes. 
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BUDGET IMPACT:  P&R Department’s budget will not be impacted. As noted above, the 

signage and graphics cost will be minimal; however the impact will be with staff capacity.  

RECOMMENDATION:  Staff recommends approving the Pilot Project. Staff to complete 

project planning and work with the P&R Commission to implement. 
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Staff Report 
June 7, 2021 Council Workshop 

 

Resolution 21-003 CAP Assistance Program Presentation 

Presenter:  Cathy Huber Nickerson, Finance Director 

 

Phone Email 

360.817.1537 chuber@cityofcamas.us 
 

BACKGROUND: This presentation is to review the resolution establishing the Camas Assistance 

Program and to ensure the program can include potential American Rescue Program Act Funding. 

SUMMARY:  This presentation will review the resolution which will establish the Camas Assistance 

Program and set up the nonprofit to help bring utility billing relief to families in the community 

who need assistance and to allow residents to contribute to utility bill relief efforts.  This resolution 

will replace Resolution 15-006 established an Emergency Utility Assistance Program which 

provided the Council authority to provide the assistance.  

 

EQUITY CONSIDERATIONS:   

What are the desired results and outcomes for this agenda item?  The intent of the 

presentation is to provide City Council an update of state requirements for utility assistance 

and provide options for their consideration. 

What’s the data? What does the data tell us? The data shows several residents are struggling 

since the COVID-19 pandemic started to pay their utility bill. Once the Governor’s emergency 

proclamations are expired, these residents are at risk of losing their water service.  

How have communities been engaged? Are there opportunities to expand engagement?  If 

the program is approved, senior citizen organizations, local charities, and the school district 

will be notified to engage those in need. The City would work with the Camas School District 

and the City community to inform about the donation opportunity. 

Who will benefit from, or be burdened by this agenda item? This agenda item is intended to 

benefit citizens who struggle to pay their utility bills and provide outlet to those who wish to 

donate utility bill assistance. 

What are the strategies to mitigate any unintended consequences? If the plan is successful, 

the City may require staffing to assist in implementing the plan in the future. 
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Does this agenda item have a differential impact on underserved populations, people living 

with disabilities, and/or communities of color? Please provide available data to illustrate this 

impact.  Yes, this agenda item helps low-income utility customers and senior citizens.  

Will this agenda item improve ADA accessibilities for people with disabilities?  N/A 

What potential hurdles exists in implementing this proposal (include both operational and 

political)? The City would need to work with legal counsel to develop an interlocal agreement 

with the Camas School District’s Family Community Resource Center and the City for 

providing utility assistance. 

How will you ensure accountabilities, communicate, and evaluate results? The Finance 

Department will provide annual updates of the program to City Council. 

How does this item support a comprehensive plan goal, policy, or other adopted resolution? 

This item meets the state law requirements as well as the Governor’s emergency proclamation 

on utility assistance. 

BUDGET IMPACT:  The cost of the program would depend upon the scope of the program. 

In 2014, Council looked at funding the program annually at $10,000. These funds would be 

built into the utility rate structure and is 0.05% of the City’s utilities annual operating revenue. 

Another component of the program will be based upon donations and potentially American 

Rescue Plan Act funding. 

As of May 19, 2021, here is where we are at with utility delinquent accounts by billing cycle. 

Running data by cycle does not account for overlapping customers. But it does provide 

context in assisting with the discussion: 

 

RECOMMENDATION:  Staff is looking for direction before placing the resolution on the June 

21, 2021 Regular Council Meeting Agenda for consideration. 

Service Period Disconnect Accounts Past Due 

Pre-Covid - 01/03/20 3/18/2020 5 $          865.96  

 01/04/20 - 03/03/20 5/20/2020 17 $      5,418.58  

 03/04/20 - 05/04/20 7/22/2020 29 $      6,975.85  

 05/05/20 - 07/02/20 9/16/2020 38 $      8,880.84  

 07/03/20 - 09/03/20 11/18/2020 49 $    11,653.29  

 09/04/20 - 11/04/20 1/20/2021 66 $    15,454.12  

 11/05/20 - 01/05/21 3/17/2021 111 $    27,159.57  

 01/06/21 - 03/02/21 5/19/2021 248 $    60,536.16  

Total $  136,944.37  
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RESOLUTION NO.21-003 

 

A RESOLUTION amending and replacing Resolution No. 15-006 

relating to establishment of an Emergency Utility Assistance Program; 

authorizing the Finance Director to establish administrative rules and 

procedures including a program for receipt of donations; and 

establishing an effective date. 

 

WHEREAS, it is in the interest of the City of Camas to assist in the provision of emergency 

utility services; and 

WHEREAS, the City of Camas has heretofore established a fund for the purpose of assisting 

low income customers, to prevent water shutoff; and 

WHEREAS, council has identified a need to establish a donation/supported program to assist 

low income families with their municipal utility bill. 

NOW, THEREFORE, BE IT RESOLVED BY THE COUNCIL OF THE CITY OF CAMAS 

AS FOLLOWS: 

I 

 

The City of Camas hereby adopts an Emergency Utility Assistance Program subject to the 

terms and conditions listed below: 

1.  Eligibility.  Upon satisfactory proof, emergency assistance may be issued to each 

household for which: 

 a.  A member of the household is billed by the City for water services; 

 b.  The household has been verified by the City or the City’s agent: 

  1.  To have an annual income that, when combined with the annual income of 

all household members, is below 125% of the federal poverty guideline; and 

  2.  To not receive subsidized housing assistance. 

 c.  The household has received notice from the City that payment or payment 

arrangements must be made to prevent disconnection; 
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 d.  The household is served with City water service at a residential, single-family 

account. 

 2.  Emergency Credit – Maximum.  Upon verification of eligibility, the household 

may receive an emergency credit of a maximum of two hundred fifty ($250.00) dollars of the 

delinquent bill for the service address; provided that the household may only receive such credit once 

in a twelve (12) calendar month period. 

 3.  Administrative Rules and Procedures. Pursuant to this section, the Finance 

Director shall establish administrative rules and procedures not inconsistent with this section to 

implement the emergency assistance program including, but not limited to, the establishment of a 

donation/supported program to assist low income families with their municipal utility bill.  

II 

 

 This Resolution shall amend and shall replace Resolution No. 15-006 effective as of June 30, 

2021.  

 

III 

  

ADOPTED by the Council of the City of Camas and approved by the Mayor this _____ day 

of _________________________, 2021.  

SIGNED:_________________________________ 
Mayor 

 
ATTEST:_________________________________ 

Clerk 
APPROVED as to form: 
 
 
_______________________________ 

   City Attorney 
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Staff Report 
June 7, 2021 Council Workshop 

 

Cooperative Purchasing Contracts (Sourcewell) Presentation 

Presenter:  Cathy Huber Nickerson, Finance Director 

 

Phone Email 

360.817.1537 chuber@cityofcamas.us 
 

BACKGROUND: This presentation is to discuss Cooperative Purchasing Contracts. The intention 

is to provide background and to discuss the Sourcewell Agreement. 

SUMMARY:  Cooperative Purchasing Contracts were formally known as piggyback contracts. It is 

where a smaller or similar size organization may want to have the same contract as an organization 

which has already issued a request for proposal (RFP), compared the bids and awarded the bid.  

This proves provides economies of scale by providing the larger organizations negotiated price 

to smaller organizations and also saves time and cost of issuing a RFP.  

Sorcewell is a service cooperative created by the Minnesota legislature as a local unit of 

government. It is governed by local elected municipal officers and school board members and all 

employees are government employees. The City has used Sourcewell for Public Works purchasing 

and this presentation is for broaden the agreement to all of the City. 

 

EQUITY CONSIDERATIONS:   

What are the desired results and outcomes for this agenda item?  The intent of the 

presentation is to provide City Council information regarding the cooperative purchasing 

agreements. 

What’s the data? What does the data tell us? In looking at comparable bids, it appears pricing 

from a Sourcewell vendor is the same pricing Camas would received. 

How have communities been engaged? Are there opportunities to expand engagement? n/a 

Who will benefit from, or be burdened by this agenda item? The intent is to ensure lower 

pricing which will in turn potentially saves the City taxpayer money. 

What are the strategies to mitigate any unintended consequences? If the pricing is not what 

the City wishes, the City can always issue a RFP. 

Does this agenda item have a differential impact on underserved populations, people living 

with disabilities, and/or communities of color? Please provide available data to illustrate this 
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impact.  The Sourcewell cooperative is intended to enable the pricing to be more transparent, 

accessible and understandable to all members of the cooperative. 

Will this agenda item improve ADA accessibilities for people with disabilities?  Yes, the 

systems should provide as much self-service and transparency to allow customers and 

employee to access data and process transactions remotely. 

What potential hurdles exists in implementing this proposal (include both operational and 

political)? n/a 

How will you ensure accountabilities, communicate, and evaluate results? Staff is still required 

to document the purchasing process and is subject to State of Washington audit requirements 

and City purchasing policies. 

How does this item support a comprehensive plan goal, policy or other adopted resolution? 

This item provides open and transparent purchasing process which is a goal of the City’s 

strategic plan and meets best financial practices.  

BUDGET IMPACT:  This agenda item is intended to provide a cost saving tool to the City as 

a whole. 

RECOMMENDATION:  Staff has placed the Sourcewell Agreement on Council Regular 

Meeting on June 7, 2021 (same night) for consideration. 

203

Item 5.



COOPERATIVE PURCHASING CONTRACTS
(SOURCEWELL AGREEMENT)

City of Camas
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WHY COOPERATIVE 
PURCHASING 
CONTRACT?

Allows local governments to benefit from economies 
of scale of larger organizations or governments

Better pricing (leverage national buying power)

Better terms

Time and cost saving from Request for Proposal 
process

Certainty of costs (peer pricing validation)

205

Item 5.



WHAT 
PERMITS 

THE CITY 
TO USE THIS 

PROCESS?

• RCW 39.34.030 – local government agencies may 

use another agency’s contract for purchases or 

public works, a process known as “piggybacking”. 
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WHAT 
DOES THE 
CITY DO?

• City would enter into a Sourcewell Ageement to 

participate in cooperative

• Sourcewell makes cooperative purchasing contracts 

available 

• City agrees it is responsible to its own procurement 

process to enter into a Sourcewell contract. 

• City agrees to adhere to the terms and conditions of 

the Sourcewell contract
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NEXT STEPS

Staff will place the 
Sourcewell Agreement 
on June 7, 2021 City 
Council Consent 
Agenda

01
Staff will present the 
City’s ten year revenue 
forecast and reserve 
fund status with ERP 
and ARPA impacts on 
June 21, 2021

02
ERP Funding Model will 
be presented at the 
July 6, 2021 City 
Council Workshop

03
Final Contract will be 
on the City Council 
Regular Meeting 
Agenda for 
consideration on July 
19, 2021

04
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